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planning report GLA/3059d/02  

15 June 2020 

Stratford Centre and Morgan House 
in the London Borough of Newham 

planning application no. 18/03088/FUL 
  

Strategic planning application stage II referral  

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 
and 2007; Town & Country Planning (Mayor of London) Order 2008 

The proposal 

Demolition of existing structures including Morgan House and construction of a mixed-
use development comprising ground plus 42 and 21 storey PRS residential buildings 
including private and communal amenity areas, ground plus 17 storey hotel block, 
ground plus 10 storey office block, retail floorspace, new public square, car and cycle 
parking, basement, service yard, replacement market trader storage facilities, 
alterations to the existing Stratford Centre including the existing multi-storey car park, 
servicing and storage facilities, access and connectivity improvements. 

The applicant 

The applicant is FREP 3 (Stratford Limited) and the architect is AHMM. 

Key dates 

Pre-application meeting: 3 April 2018. 

Stage 1 reporting: 14 January 2019. 

Planning Committee: 11 September 2019. 

Strategic issues 

Principle of development: The proposed office, retail and residential uses (including 
flexible workspace) in this Opportunity Area and town centre are strongly supported. 

Housing: 39.2% affordable housing by habitable room (35% by unit), split 30% social 
rent/ 30% LAR/ 40% DMR is strongly supported, would all be genuinely affordable and 
meet the Fast Track Route, and improves upon the original 22.6% affordable housing 
offer. Grant funding has been explored and early and late stage reviews are secured. A 
significant increase in affordable family-sized housing has also been secured. 

Urban design: Design revisions have improved access to the public realm and podium 
space. Lift access to the podium is secured within the draft S106 agreement. A fire 
statement and further details on drinking water fountains and public toilets are secured. 

Transport: Contributions of £200,000 to a study and £500,000 to mitigate the impacts 
on Stratford Regional Station, highway improvements and a cycle hire docking station, 
are secured within the draft S106 agreement and a Section 278 agreement. The 
proposal is acceptable in strategic transport terms.  

Outstanding energy and urban greening matters have also been addressed. 

The Council’s decision 

In this instance Newham Council has resolved to grant permission. 

Recommendation 

That Newham Council be advised that the Mayor is content for it to determine the case 
itself, subject to any action that the Secretary of State may take, and does not 
therefore wish to direct refusal or direct that he is to be the local planning authority. 
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Context 

1 On 9 November 2019 the Mayor of London received documents from Newham 
Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses. The application was referred to the Mayor 
under the following categories of the Schedule to the 2008 Order: 

• Category 1A: Development which comprises or includes the provision of more 
than 150 houses, flats, or houses and flats. 

• Category 1B(c): Development which comprises or includes the erection of a 
building or buildings outside Central London and with a total floorspace of more 
than 15,000 square metres. 

• Category 1C(c): Development which comprises or includes the erection of a 
building more than 30 metres high and outside the City of London. 

2 On 14 January 2019 the Mayor considered planning report GLA/3059d/01, and 
subsequently advised Newham Council that the application did not comply with the 
London Plan, for the reasons set out in paragraph 105 of the above-mentioned report; 
but that the possible remedies set out that paragraph of that report could address these 
deficiencies. 

3 A copy of the above-mentioned report is attached. The essentials of the case 
with regard to the proposal, the site, case history, strategic planning issues and relevant 
policies and guidance are as set out therein, unless otherwise stated in this report. 
Since then, the application has been revised in response to the Mayor’s concerns (see 
below). On 11 September 2019 Newham Council decided that it was minded to grant 
planning permission for the revised application, and on 6 May 2020 it advised the Mayor 
of this decision. Under the provisions of Article 5 of the Town & Country Planning 
(Mayor of London) Order 2008 the Mayor may allow the draft decision to proceed 
unchanged, direct Newham Council under Article 6 to refuse the application or issue a 
direction to Newham Council under Article 7 that he is to act as the Local Planning 
Authority for the purposes of determining the application. The Mayor has until 20 May 
2020 to notify the Council of his decision and to issue any direction.   

4 The environmental information for the purposes of the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2017 has been taken into 
account in the consideration of this case. 

5 The decision on this case, and the reasons will be made available on the GLA’s 
website www.london.gov.uk.  

Update 

6 At the consultation stage, Newham Council was advised that the application did 
not comply with the London Plan and the draft London Plan, for the reasons set out 
below: 

• Principle of development: Mixed-use development is appropriate in this 
Opportunity Area and town centre location and the night-time economy offer is 
supported.  

http://www.london.gov.uk/
http://www.london.gov.uk/
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• Housing: 22.6% affordable housing by habitable rooms is not acceptable. 70% 
of affordable housing is proposed to be DMR and 30% to be LLR. DMR units 
should be genuinely affordable to accord with draft London Plan Policy H13. All 
units must be held in a 15-year covenant, with an appropriate clawback 
mechanism; this must be secured within any S106. 

• Heritage: The cumulative harm to heritage assets and their settings of the 
proposed development in the context of surrounding tall buildings would be less 
than substantial. 

• Urban design: Demonstrates the potential for securing a high quality sequence 
of public realm and block layouts, subject to addressing the issues raised on 
access, appearance and public realm. 

• Inclusive access: An external lift to the podium should be secured by condition, 
unless the podium is revised to become a smaller private space. 

• Climate change: The energy hierarchy has broadly been followed but the 
energy proposals should be reviewed. An Air Quality Positive approach should 
be demonstrated, and the Urban Greening Factor target for residential 
developments should be met. 

• Transport: The Transport Assessment underestimates impact on Stratford 
Regional Station and this development will exacerbate congestion where an 
integrated congestion relief scheme is being developed. Further work and 
clarification on the details of the proposals and the transport assessment and trip 
generation together with appropriate legal mechanisms and conditions are 
therefore required. 

7 Since consultation stage GLA officers have engaged in joint discussions with the 
applicant, the Council and TfL officers with a view to addressing the above matters. 
Furthermore, as part of the Council’s draft decision on the case, various planning 
conditions and obligations have been secured. An update against the issues raised at 
consultation stage is set out below. 

8 Since consultation stage the Mayor has published The London Plan Intend to 
Publish Version (December 2019), which is now a material consideration which must be 
taken into account on the basis explained within the NPPF. 

9 On 13 March 2020 the Secretary of State issued a set of Directions under 
Section 337 of the Greater London Authority Act 1999 (as amended) and, to the extent 
that they are relevant to this particular application, have been taken into account by the 
Mayor as a material consideration when considering this report and the officer’s 
recommendation. 

Principle of development 

10 At Stage 1 the applicant was requested to show that it had explored alternatives 
to the proposed change from the 13,387 sq.m. of office space in Morgan House and the 
replacement offer of 11,732 sq.m. of office space. The applicant has provided further 
information on the office space. The office space would be superior in quality to the 
existing office space and would provide a significant uplift in jobs on the site in 
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combination with the hotel. It is noted that the proposal provides a significant uplift in 
office space compared to the previously consented proposal and that re-introduction of 
office space has been well considered by the applicant for its contribution to the creation 
of a mixed-used development. As was noted at Stage 1, the office space would include 
flexible workspace, which is supported. Given this, and the employment and 
regenerative benefits of the proposed office space in the Olympic Legacy Opportunity 
Area and Stratford Metropolitan Town Centre, the provision of 11,732 sq.m. of office 
space is therefore supported. 
 

Housing 

11 Since Stage 1, the applicant made design changes to the proposal in April 2019, 
slightly reducing the number of units from 439 to 423 in order to increase the provision 
of family-sized housing. The revised housing provision is detailed in Table 1 below. 

 1 bedroom 2 bedroom 3 bedroom Total Total % 

Market rent 131 (-28) 99 (-45) 45 (-7) 275 (-80) 65% 

DMR 16 (+16) 39 (+39) 4 (-16) 59 14% 

LLR 0 0 (-17) 0 (-8) 0 (-25) 0% 

Social rent 0 0 44 44 10% 

LAR 0 45 0 45 11% 

Total 147 (-12) 183 (-17) 93 (+13) 423 (+16) 100% 

Table 1: Revised housing and affordable housing offer 

Affordable housing 

12 At Stage 1 the applicant proposed the provision of 22.6% affordable housing by 
habitable room (19% by unit), of which 30% would be London Living Rent and 70% 
would be Discount Market Rent (DMR) at 80% below market rent. This offer was 
considered unacceptable and did not accord with the 35% threshold for the Fast Track 
Route, as per Policy H5 of the Mayor’s intend to publish London Plan and the Mayor’s 
Affordable Housing and Viability SPG. The applicant was required to demonstrate that 
the DMR units would be genuinely affordable to households on incomes below £60,000 
as per the London Plan Annual Monitoring Report (AMR). The applicant was also asked 
to explore grant funding and advised that early and late stage reviews were required. 

13 The applicant subsequently increased the affordable housing offer to 39.2% by 
habitable room (35% by unit), with a mix of 30% social rent/ 30% London Affordable 
Rent (LAR)/ and 40% DMR. The applicant has also provided further information on the 
affordability of the DMR units, which are now genuinely affordable as detailed below. 
The applicant has explored grant funding but this would not viably increase the 
provision of affordable housing. As such the application meets the Fast Track Route 
and the revised affordable housing offer of 39.2% is strongly supported. 
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14 The applicant has relocated the proposed open market rent units to the North 
Tower, which allows the South Tower to be an entirely affordable block, which is 
supported as this would enable it to be managed separately by a Registered Provider. 
The draft S106 restricts the occupation of more than 50% of the open market rented 
housing until the affordable housing units have been constructed and completed. 

Build to Rent criteria 

15 At Stage 1 the applicant was advised that its scheme needed to comply with the 
criteria set out within the Mayor’s intend to publish London Plan Policy H11 in order to 
qualify as a Build to Rent development. The draft S106 agreement secures these 
criteria through a Residential Management Plan, which requires the development to: be 
held in a covenant for at least 15 years; be subject to a clawback mechanism in the 
event of this covenant being broken; and provide tenancies of at least three years. The 
development would not be under unified management but would have different 
management for the North and South Towers, with all the units in the South Tower 
managed by a Registered Provider (as this tower is now wholly affordable housing) and 
all units in the North Tower would be under single private management. These 
arrangements are secured in the draft S106 agreement and are acceptable.  

Affordability 

16 At Stage 1 it was stated that the Discount Market Rent units must be confirmed to 
be genuinely affordable, as well as any additional affordable housing units following the 
review of the applicant’s viability assessment and must be secured as such through a 
S106 agreement. The draft S106 agreement secures the gross income thresholds for 
the 59 DMR units at levels between 57% and 80% of open market rent, with estimated 
rent levels as detailed in Table 2 below. The annual housing costs would therefore be 
equivalent to 40% of net income, and so below the £60,000 income threshold set in the 
London Plan Annual Monitoring Report (AMR) 2018-19.  

Housing type 1 bed/2 
people 

2 bed/3 
people 

2 bed/4 
people 

3 bed/5 
people 

3 bed/6 
people 

Market rents1 £358 £464 £469 £564 £569 

DMR £285 £322 £322 £322 £322 

LAR (2020/21) 2 No units £168.67 £168.67 No units No units 

Table 2: Estimated monthly rent levels 
 
17 The LAR units would be let at levels set annually by the GLA and would be 
secured at this level in the S106 agreement. This equates to 50% of an equivalent 2-
bedroom market rent in the area based on the London Rents Map, or 36% of the 
indicative market rents for the development as detailed in Table 2 above. Eligibility for 
LAR units would be restricted based on local need and subject to nominations 
agreement. The social rent units are secured for eligible renters through a nominations 
agreement at target rent levels, which are considered to be affordable. As such, all of 
the affordable housing would be genuinely affordable. 

                                                 
1 Indicative rents based on Open Market Rents provided by the applicant’s viability consultant HEDC 
Limited. Includes service charges. 
2 London Affordable Rents are exclusive of service charges. 
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Review mechanisms 

18 Given that the application now meets the Fast Track Route as set out in the 
Mayor’s intend to publish London Plan Policy H5 and the Mayor’s Affordable Housing 
and Viability SPG, there is only a strategic requirement for an early stage review to be 
secured. However, the Council’s Local Plan Policy H2 requires that proposals that offer 
below 50% of the total units as affordable housing be accompanied by a detailed 
viability appraisal and that a late stage review is secured. As such, early and late stage 
reviews are secured in the draft S106 agreement, with the early stage review being 
triggered if an agreed level of progress on implementation is not made within two years 
of the permission being granted. The late stage review would be triggered on the 
disposal of 75% of the dwellings, with the contribution towards affordable housing 
capped at the equivalent of 50% affordable housing provision, in line with the Affordable 
Housing and Viability SPG. 

Housing choice 

19 At Stage 1, 18% of the affordable units were to be family sized units. The 
application now proposes that 30% of the low-cost rented housing would have three 
bedrooms, all of which would be social rented, and 32% of the overall affordable units 
would be family-sized housing representing a significant increase, which is strongly 
supported.  

Play space 

20 Given the increase in affordable housing provision, including new social rent and 
LAR housing, the applicant has increased the play space provision from 415 sq.m. to 
1,310 sq.m., an 895 sq.m. increase. Since Stage 1 the GLA has published a revised 
child yield calculator which now requires 1,990 sq.m. of play space. However, the 
development would meet all of the play space requirements for children aged 0-5 on 
site and would only fall slightly short of meeting the requirements for children aged 5-12. 
Furthermore, West Ham Lane Recreation Ground is within 400 metres walking distance 
of the site and can meet the remaining need. The site is also within 800 metres of West 
Ham Park and the Queen Elizabeth Olympic Park, both of which have large play 
spaces, including play space for children aged 12+ years. The Council has not 
requested any contribution towards additional offsite affordable play space. Given the 
need for a multi-purpose public square on this site and the importance of optimising 
development on this constrained town centre site, the proposed level of play space is 
acceptable in this instance. The provision of further details on the design of the play 
equipment is secured by an appropriately worded planning condition. 

Urban design 

Layout 

21 At Stage 1 the applicant was asked to explore an increased active frontage 
around the service entrance to the site. In response, the applicant confirmed that the 
ground floor of the office would include a large area of flexible retail space that would 
provide an active frontage at this part of the site. This satisfactorily addresses the 
Mayor’s Stage 1 concerns and is supported. 



 

 page 7 

22 The applicant was also asked at Stage 1 to demonstrate that the adjacent 
“Shoal” art installation would not negatively impact residential amenity given its 
proximity to the residential towers. The applicant subsequently confirmed all residential 
units would be at least 10 metres above ground level and hence there would not be any 
potential negative impacts from the “Shoal” on the amenity of future residents.  

Public realm 

23 The applicant was advised at Stage 1 its proposals would generate significant 
pedestrian movements, and that the proposed shopping parade connecting the new 
public square and Great Eastern Road was not supported as it would require 
pedestrians to pass indoors and then outdoors when moving between the two spaces. 
The applicant was therefore asked to make changes to the design of this connection, to 
create improved sightlines into the square and beyond to help to drive footfall into the 
public square and improve accessibility and wayfinding. Twenty-four hour public access 
to the square was also required to be secured by a S106 obligation, as was the 
provision of a public lift to the podium level. 

24 The applicant has now removed the proposed gates at the entrances of the route 
Great Eastern Road to the public square. This creates a clear visual marker from 
Stratford Regional Station to the entrance to the public square and removes 
unnecessary obstacles to pedestrian movement, which is supported. Further details, 
including access, as well as maintenance, cleaning, drainage, lighting, insurance, lift 
access and public drinking fountains associated with the public open space are secured 
in the draft S106 agreement. 

25 At Stage 1 the applicant was requested to reconsider the design and purpose of 
the podium space to the rear of the office and hotel buildings, to consider relocating the 
office and hotel, and to relocate or reconfigure parking and servicing arrangements 
beneath the podium to facilitate this. The applicant has since clarified that the buildings 
were arranged in consideration of their impact on the St. John’s Church Conservation 
Area and that any such relocation would be likely to result in further harm to the 
Conservation Area, which would not be supported. In addition, servicing arrangements 
to the existing shopping centre must remain in place for the duration of construction and 
the service yard must be retained in its current location as it is essential for the 
continued operation of the shopping centre. The applicant has nonetheless revised the 
design of the podium space to provide clear differentiation between public and private 
spaces.  

26 The proposed green screen to the market trader’s parking will provide an 
attractive screen to this area, which is currently dominated by car parking. The 
approach to the re-provision of the market trader’s storage units is supported and will 
provide a practical and well-designed space. The extensive consultation with the market 
traders is also noted and supported. 

27 The applicant has agreed to provide a drinking water fountain in line with the 
Mayor’s intend to publish London Plan Policy D8. The location, maintenance and 
management of the fountain is secured within the draft S106 agreement. 

 

 



 

 page 8 

Appearance 

28 At Stage 1, the applicant was encouraged to introduce greater distinction 
between the architecture of the 42-storey tower and the neighbouring Stratosphere 
Tower and Stratford Central, to create a more varied character and more distinctive 
appearance. The applicant has amended its proposals so that the towers would all be a 
similar contrasting tone which would create a distinctive cluster of towers and aid long 
distance wayfinding to Stratford. The revised proposed architecture is now supported. 

Public toilets 

29 The new Stratford Centre toilet block has been designed to comply with the 
Changing Places standards in line with the Mayor’s intend to publish London Plan 
Policy S6, which is strongly supported. The design and management of the public toilets 
are secured within the draft S106 agreement. 

Fire safety 

30 In accordance with the Mayor’s intend to publish London Plan Policy D12, the 
submission of a fire statement, produced by a third party suitably qualified assessor is 
proposed to be secured by condition. Provision of fire evacuation lifts in line with the 
Mayor’s intend to publish London Plan Policy D5 is secured by condition. 

Noise 

31 Additional information has confirmed that mechanical ventilation with heat 
recovery (MVHR) with boost function will be provided to allow for fresh air throughout 
the day without the need to open windows. This is supported and would avoid the risk of 
complaints arising from occupiers which might affect the 24 hour operation of the bus 
station opposite the site. 

32 A condition is proposed requiring the submission of a report that demonstrates 
that any proposed balconies, winter gardens, windows, doors, ventilation and cladding 
can achieve suitable noise levels in line with the Environment Statement, which is 
supported. 

Inclusive design 

33 The Council has secured 10% of the units to meet M4(3) and the remainder to 
meet M4(2) wheelchair accessible requirements within the draft S106 agreement. An 
appropriately worded condition is proposed to ensure that at least 10% of the hotel 
rooms would be wheelchair accessible. 

34 Further details on lift access to the podium is secured within the draft S106 
agreement, as detailed in the urban design section above, which is supported. 

Climate change 

Energy 

35 At Stage 1, the applicant was required to model additional energy efficiency 
measures and commit to higher carbon savings through energy efficiency. Further 
information was also required on cooling and overheating, district heating network 
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connection, photovoltaics (PV) and carbon savings. The remaining regulated CO2 
emissions were required to be met through a contribution to the borough’s offset fund. 

36 The applicant has modelled further energy efficiency measures and an 
appropriately worded condition is proposed that would require the applicant to 
undertake further energy modelling to demonstrate that it has maximised energy 
efficiency for the domestic and non-domestic aspects of the development. The applicant 
has provided further evidence of correspondence with the operator of the Queen 
Elizabeth Olympic Park district heating network and has provided drawings showing 
how the site will be connected to the network. The applicant has also provided drawings 
showing how the buildings on the site would be connected to the communal heat 
network. The application therefore meets London Plan Policy 5.6 and the Mayor’s 
intend to publish London Plan Policy SI3 on the heating hierarchy and connection to 
district heating networks. 

37 Further information has been provided to demonstrate how cooling demand will 
be managed in line with the cooling hierarchy. All dwellings will comply with the TM59 
criteria on overheating. The proposal therefore meets London Plan Policy 5.9 and the 
Mayor’s intend to publish London Plan Policy SI4 on cooling and overheating. 

38 The amount of PV has been increased and maximised and would now generate 
in the region of 60kWp. This meets the requirements of London Plan Policy 5.7 and the 
Mayor’s intend to publish London Plan Policy SI2 on energy efficiency and renewable 
energy.  

39 Overall the energy savings from the development compared to 2013 Building 
Regulations have increased marginally from 42% to 43% for the domestic element and 
from 22% to 32% for the non-domestic element. Although the non-domestic element still 
falls short of the target of 35%, the applicant has taken all reasonable measures to 
increase carbon savings from this element of the development and further 
improvements are secured by condition. The applicant will also pay a £596,300 carbon 
offset contribution to cover the shortfall from the domestic element, which is secured in 
the draft S106 agreement. An updated energy strategy upon completion of the 
development is also secured within the draft S106 agreement with a mechanism for 
capturing any additional carbon offset payment. 

Air quality 

40 The applicant has carried out an Air Quality Neutral Assessment and the air 
quality measures are in line with London Plan Policies 3.2, 5.3 and 7.14, the Mayor’s 
intend to publish London Plan Policy SI1 and the Sustainable Design and Construction 
SPG, which is supported. A condition on air quality management during construction is 
proposed.  

Flood risk and sustainable drainage 

41 At Stage 1 the applicant was required to provide further details on how SuDS 
measures at the top of the drainage hierarchy will be included in the development, and 
how greenfield runoff rate will be achieved. The applicant has since committed to 
achieving a greenfield runoff rate of 14.7 litres per second (1 in 100 year event). Further 
details on blue and green roofs have been provided and more detailed calculations for 
the attenuation tank have also been provided. The landscape plans provided show that 
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levels falling from the location of the SuDS to the street and so the development is not 
considered to be at risk from surface level flooding from the SuDS system. Revised 
drainage plans are proposed to be secured by condition. As such drainage matters are 
considered resolved in accordance with London Plan Policy 5.13 and the Mayor’s intend 
to publish London Plan Policy SI13. 

Urban greening 

42 The applicant has provided further information on the urban greening factor 
(UGF) of the development, which would be 0.1. Whilst this falls significantly short of the 
0.4 target for predominately residential developments, it is noted that the application 
incorporates a mix of uses and provides a large area of paved public realm to create a 
new public square, that will accommodate significant numbers of people, markets and 
events. As such, the level of greening that can be provided at ground level, which has 
the highest benefit, is limited and so urban greening is largely restricted to rooftop and 
podium spaces. The applicant has increased this provision further through a new green 
wall, which is supported. Plans provided by the applicant now demonstrate that the level 
of urban greening has been reasonably maximised to meet the UGF score of 0.1, and 
as such, the level of urban greening proposed is acceptable. 

Transport 

Trip generation and public transport impact 
 
43 At Stage 1, officers raised concerns that the impact of additional trips at Stratford 
Regional Station had been significantly underestimated as a result of the trip generation 
methodology used. Concerns were raised about the use of Stratford Metropolitan 
Masterplan trip rates from 2011, the deduction of existing trips from the vacant Morgan 
House, and an improbably high bus mode share compared to rail. The applicant was 
therefore required to engage with TfL and the Council about the most effective planning 
and financial mechanism for mitigating any impact identified from the development. 

44 The applicant has worked TfL to look at public transport capacity and operational 
impacts and carried out further work to examine the impacts of the development on 
public transport trip generation, which is now supported.  

45 The revised trip generation estimates now show a significant impact on Stratford 
Regional Station in the AM and PM peaks. Given that the station is experiencing 
congestion and operates with station management in the weekday PM peak, station 
capacity enhancements will be required to accommodate future growth and ensure the 
station is able to operate effectively and safely.  

46 The applicant has therefore agreed to contribute £200,000 before implementation 
towards a feasibility study into a strategic Outline Business Case by Network Rail for 
phased interventions at Stratford Regional Station. This can be used in conjunction with 
requests from other sites to identify improvements to internal circulation and access and 
the cumulative impact of increased demand across the station which will arise from this 
and other applications. 

47 The applicant has also agreed to a contribution of £500,000 before above ground 
works towards implementing measures to mitigate the impact of the additional trips 
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development on Stratford Regional Station. Officers consider this sum is reasonably 
related in scale and kind to the impact of additional trips.  

48 The total contribution of £700,000 is considered to be a reasonable contribution 
to mitigate the impact of this development on Stratford Regional Station and is secured 
by appropriate obligations in the draft S106 agreement. As such, the impact of the 
development on Stratford Regional Station is now acceptable. 

Access junctions and highway impact 

49 The applicant was required to make appropriate provision on the Great Eastern 
Road frontage and public realm for all users. Legible London signage was required to 
be provided or revised within and close to the development. It was also noted that the 
works and improvements associated with this development would require separate 
S278 and Traffic Management Act 2004 approvals.  

50 The detailed points regarding the building line and land ownerships and 
interfaces with the Stratford Gyratory scheme have been addressed with Newham 
Council as highway authority. The Council notes in its committee report that a wider 
public realm will be required to the south towards the service access and this will be 
secured through a S278 agreement between the applicant and the Council. 

51 Legible London signage is secured by appropriately worded condition as part of 
the hard and soft landscaping works.  

Car and cycle parking 

52 A condition is proposed securing a Car Parking Management Plan (CPMP). The 
CPMP would include a strategy to provide further blue badge parking should demand 
arise, which would likely be located within the Stratford Centre multi-storey car park. As 
such, the applicant has shown how the development would provide disabled car parking 
for 3% of the dwellings and the CPMP would show how a further 7% could be provided 
with such spaces in the future, in line with the Mayor’s intend to publish London Plan 
Policy T6.1. A condition secures 20% active and 80% passive electric vehicle charging 
points for the car parking spaces, which is acceptable. 

53 The development would be permit free and this is secured by an appropriately 
worded obligation in the draft S106 agreement, with a £2,000 monitoring fee. Three 
years of free membership of a car club are also secured within the draft S106 
agreement. 

54 At Stage 1 officers requested further clarity on how the majority of long stay cycle 
parking will be accessed, and on the level of short stay provision. Further details on how 
the cycle parking will be accessed, including stair and lift access routes have been 
provided through a Transport Addendum and a planning condition is proposed, which 
would require full details of the proposed short and long stay cycle parking for the 
development prior to above ground works. This is supported and also includes details of 
the types of stands, security measures and lighting for the cycle storage.  

55 Since Stage 1 the applicant has engaged in further discussions with TfL and the 
Council to identify a suitable location for safeguarding on Great Eastern Road for a 
cycle hire docking station. A docking station is to be delivered by S278 agreement and 
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is secured within the draft S106 agreement, to be located to the immediate south of the 
pedestrian crossing on Great Eastern Road, which is supported. 

Delivery and servicing, construction and demolition impact 

56 A Delivery and Servicing Management Plan is secured by condition. A 
Construction Environmental Management Plan, Construction Logistics Plan and 
Construction Management Plan are also secured by appropriately worded condition. 

Travel plan 

57 A Framework Travel Plan for the development is secured by condition.  

Response to consultation 

58 Newham Council carried out two consultations on the development, the first in 
November 2018 and the second in May 2019. For each of the two consultations the 
Council sent out a total of 3,135 consultation letters as well as notifications to local 
councillors, statutory and non-statutory organisations.  

59 The Council received 17 responses to the first consultation, comprising 9 
objections, 5 responses in support and 3 neutral observations. The Council received 10 
responses to the second consultation, comprising 5 objections, 3 responses in support 
and 1 neutral observations. The objections can be summarised as follows: 
 

• Density of development; 

• Redevelopment does not include the Stratford Centre; 

• Should be more affordable retail units; 

• Appearance and visual impact of the towers not supported; 

• Reduction of daylight and sunlight to surrounding buildings and proposed central 
square; 

• Wind conditions; 

• Potential for overlooking and impact on privacy of neighbours; 

• Potential for glare; 

• Impact on solar generation on neighbouring homes; 

• Overcrowding around the station; 

• Poor quality environment for children; 

• Lack of green space and insufficient trees; 

• Impact of air pollution; 

• Impact on public health; 

• Existing Morgan House building should be retained; 

• No method statement for demolition of Morgan House; 

• Impact of construction and demolition on noise, dust and congestion; 

• Further work on roads irresponsible given recently completed road works; 

• Congestion at Stratford station. 
 

60 The responses in support are summarised as: 
 

• Will bring much needed new jobs, housing and amenities; 

• Will help with the regeneration of the area; 

• Visually appealing development; 
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• Replacement of unsightly existing building; 

• Support but Stratford station should be upgraded/funded to increase capacity; 

• Improved connections between the station and town centre; 

• Improvements to public realm supported. 
 

61 The neutral observations can be summarised as: 
 

• Support for independent and healthy retailers needs to be provided; 

• Overcrowding should be avoided; 

• More trees should be planted on the site; 

• Clarification that this would replace permission reference 14/02289/FUL and this 
could now not be built. 
 

Statutory and non-statutory organisations  

62 Responses from statutory bodies and other organisations: 

• Cadent Gas – no objection but require informing when a decision is made 
regarding the application. 

• Greater London Archaeological Advisory Service (GLAAS) – no objection 
subject to a two-stage archaeological condition. The Council proposes to secure 
this condition. 

• Crossrail Limited – no comment. 

• Metropolitan Police Service – no objection, subject to a secured by design 
condition and associated informative, which are proposed to be secured. 

• Environment Agency – the proposed development falls in Flood Zone 2 and is 
classed as more vulnerable. Therefore, the Agency’s Flood Risk Standing Advice 
(FRSA) will apply. The Council proposes an appropriately worded condition 
requiring further detail on drainage. 

• Historic England – the 42 storey tower would cause some harm to the character 
of the Stratford St John's Conservation Area. The harm was assessed in the 
GLA’s Stage 1 report and the Council’s committee report and found to be less 
than substantial and outweighed by the public benefits of the proposal. This 
remains the view of GLA officers. 

• London Legacy Development Corporation – supports the development with 
comments. Concerns raised about underestimating the impacts of the 
development through the trip generation analysis and need for mitigation at 
Stratford Station. Comments on design of Great Eastern Road frontage and 
suggestion to remove 1st floor podium garden. These matters have been 
addressed or responded to through revisions to the proposal and in the Council’s 
committee report. 

• London Borough of Hackney – no objection. 

• London Borough of Waltham Forest – supports the application. Requested a 
contribution of £400,000 towards upgrading cycle and walking infrastructure on 
A112 link with Waltham Forest. The Council have rejected this contribution on 
the grounds that additions to Newham’s affordable housing, employment and 
skills contributions and contributions to Stratford Station take precedence. 

• London City Airport – no objection, subject to conditions on radar and further 
details on cranes before construction commences. These conditions are 
proposed to be secured. 
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• London Fire Brigade – the Commissioner is satisfied with the proposals. 

• London Underground Limited – no comment. 

• National Planning Casework Unit – no comment. 

• National Air Traffic Service (NATS) – the development does not conflict with 
NATS’ safeguarding criteria and does not raise a safeguarding objection. 

• Natural England – no objection subject to the Strategic Access Management 
and Monitoring Strategy (SAMMS) for Epping Forest contribution being paid. This 
secured within the draft S106 agreement. 

• Thames Water – no objection, subject a condition requiring that no units are 
occupied until water network upgrades have been made and a housing and 
infrastructure phasing plan has been agreed with Thames Water, and subject to 
informatives on the sewage network. These conditions and informatives are 
proposed to be secured. 

 
63 Issues raised by objectors have been considered in this report, the Mayor’s 
Stage 1 report, and the Council’s committee report of 11 September 2019. The 
Council’s Planning Committee granted the application for the reasons set out in 
paragraph 3 of this report.  

Section 106 agreement 

64 The draft S106 agreement includes the following provisions: 
 

• Provision of on-site affordable housing comprising 44 social rented units, 45 
London Affordable Rent units and 59 Discount Market Rent units (35% by unit), 
with genuinely affordable income thresholds secured for the Discount Market 
Rent units; 

• Early and late stage affordable housing review mechanisms; 

• Build to rent covenant; 

• Build to rent provisions; 

• Monitoring of affordable housing delivery to the London Development Database; 

• 10% accessible and adaptable dwellings; 

• New public toilets and a management plan; 

• A skills and training contribution of £4,826,738 million; 

• Local Labour via Workplace; 

• Local Supply Chains; 

• Carbon offset payment of £596,300, with the potential for this to increase based 
on a final energy strategy; 

• Connection to the Local District Heat Network; 

• Epping Forest SAMMS contribution of £6,653; 

• Travel Plan Monitoring Fee payable of £10,000 

• Car club arrangements; 

• Permit free agreement; 

• Provision ofcycle hire docking station; 

• A £200,000 Stratford Feasibility Study Contribution; 

• A £500,000 Stratford Station Mitigation Contribution; 

• Residential welcome packs; 

• Architect retention; 

• Public space access arrangements 

• New multi-storey car park barriers and payment machines; 
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• Market trader’s storage provision; 

• Payment of the Council’s professional and legal costs; 

• Monitoring fees of £70,000; 

• Development Management fee for environmental matters; 

• Development Management fee for financial viability review; and 

• Indexing of payments. 
 

Legal considerations 

65 Under the arrangements set out in Article 5 of the Town and Country Planning 
(Mayor of London) Order 2008 the Mayor has the power under Article 6 to direct the 
local planning authority to refuse permission for a planning application referred to him 
under Article 4 of the Order. The Mayor may also leave the decision to the local 
authority. In directing refusal the Mayor must have regard to the matters set out in 
Article 6(2) of the Order, including the principal purposes of the Greater London 
Authority, the effect on health and sustainable development, national policies and 
international obligations, regional planning guidance, and the use of the River Thames. 
The Mayor may direct refusal if he considers that to grant permission would be contrary 
to good strategic planning in Greater London. If he decides to direct refusal, the Mayor 
must set out his reasons, and the local planning authority must issue these with the 
refusal notice. If the Mayor decides to direct that he is to be the local planning authority, 
he must have regard to the matters set out in Article 7(3) and set out his reasons in the 
direction. 

Financial considerations 

66 Should the Mayor direct refusal, he would be the principal party at any 
subsequent appeal hearing or public inquiry. Government guidance emphasises that 
parties usually pay their own expenses arising from an appeal.  

67 Following an inquiry caused by a direction to refuse, costs may be awarded 
against the Mayor if he has either directed refusal unreasonably; handled a referral from 
a planning authority unreasonably; or behaved unreasonably during the appeal. A major 
factor in deciding whether the Mayor has acted unreasonably will be the extent to which 
he has taken account of established planning policy. 

68 Should the Mayor take over the application he would be responsible for holding a 
representation hearing and negotiating any planning obligation. He would also be 
responsible for determining any reserved matters applications (unless he directs the 
council to do so) and determining any approval of details (unless the council agrees to 
do so). 

Conclusion 

69 The strategic issues raised at consultation stage with respect to land-use, 
employment, housing, affordable housing, urban design, inclusive design, climate 
change and transport have been addressed, and having regard to the details of the 
application, the matters set out in the committee report and the Council’s draft decision, 
the application complies with the London Plan and the Mayor’s intend to publish London 
Plan, and there are no sound planning reasons for the Mayor to intervene in this case. 
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for further information, contact GLA Planning Unit: 
Debbie Jackson, Director, Built Environment 
020 7983 5800 email: debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email: john.finlayson@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2820 email: alison.flight@london.gov.uk 
Lyndon Fothergill, Team Leader – Development Management 
020 7983 4512 email: lyndon.fothergill@london.gov.uk 
Reece Harris, Senior Strategic Planner (Case officer) 
020 7983 5802 email: reece.harris@london.gov.uk 
 

 


