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Appendix 1: Carpenters Estate Options Appraisal 
1 Introduction 
1.1 Through the process of developing the masterplan, a variety of different 

options for the Carpenters Estate have been developed and appraised in an 
iterative process leading to a preferred option. This paper summarises the 
main options and the factors in favour of the recommended preferred option. 

1.2 All options acknowledge and build on the current position. The state of repair 
and the extensive costs of refurbishment have prompted the council to decide 
to decant Dennison Point, Lund Point, James Riley Point and 28-74 and 80-
86 Doran Walk with a view to likely redevelopment. To date the Council has 
rehoused around half the households from Lund and Dennison Points and 
almost all those in James Riley Point. 

2 Assessment criteria 
1.2 The Council has consulted with residents at appropriate points in the process 

and always made clear that the preferred option would be determined based 
on the following three factors: 

• The Council’s broader vision & objectives for Stratford. This 
relates to how options for Carpenters would meet the Council’s vision 
and objectives for Stratford as set out in the Development Framework 
and derived from Council policies including the Council’s Sustainable 
Community Strategy, the Mayor’s Strategic Aims and the Newham 
Economic Development Strategy. A detailed appraisal of the main 
options considered against 19 key objectives is contained in the 
Sustainability Appraisal (Appendix 8). 

• Stakeholder and public consultation. The Consultation Report 
(Appendix 4) provides full details of the response of Carpenters 
residents to the various proposals.  

• Financial viability. The high level Delivery Plan (Exempt Appendix 3) 
contains full details of the results of initial financial appraisals of 
development options for Carpenters. While the appraisal figures 
themselves cannot be released on the basis that could prejudice 
negotiations with development partners, this options appraisal includes 
conclusions from the report while excluding the detailed figures. 

3 Process of options development and appraisal 
3.1 At least three different sets of options for Carpenters have been developed 

and tested as part of an iterative process to develop a preferred option. The 
options set out in Section 5 below concentrate on the main formal options that 
have been discussed with residents and/or appraised through the 
Sustainability Appraisal or Delivery Plan processes. 

3.2 In practice the options shown in Section 5 were not all developed or 
appraised at the same time. The first options developed were Options c and d 
which were consulted on as part of a public consultation exercise in summer 
2010, including a specific consultation at the Carpenters Fun Day on 24th July. 
Carpenters residents made clear their opposition to both of these options, and 
their support for keeping the community together and any new development 
being family-focussed housing. The Council took resident concerns on board 
as the more detailed masterplanning work progressed and developed further 
options that would address resident concerns while still achieving the wider 
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vision and objectives of the Council (options c, f, g, h and i). In addition, ‘do 
little’ and refurbishment options were added to the financial viability testing 
which followed the summer consultation to ensure a comprehensive set of 
options. Further consultation took place with Carpenters resident on the most 
financially viable of these options (f, g, h and i) with the resident steering 
group and at a drop-in session on 24th/25th November 2010 before selection 
of the preferred option. 

4 Carpenters consultation responses 
4.1 The ‘Stakeholder and Public Consultation’ column in the options appraisal in 

Section 5 includes figures from a number of consultations undertaken with 
Carpenters residents. The percentages refer to responses to the formal public 
consultation in summer 2010 to which over 140 Carpenters Residents 
responded. Other figures are from a questionnaire completed at a Carpenters 
Fun day on 24th July 2010 and the Carpeneters drop-in event  held on 24th & 
25th November. Both of these are less significant given the much smaller 
numbers responding. 
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c. M
ixed-use 

redevelopm
ent 

of the tow
er 

sites 

This option w
as included in the 

form
al public consultation 

docum
ent issued in sum

m
er 

2010. The option w
as referred to 

as ‘replacing the existing three 
tow

ers and som
e of the estate 

housing w
ith a m

ixture of hom
es, 

educational or com
m

unity 
facilities, offices and green 
space’. N

o detailed plans exist 
for this option. 

C
ould reprovide sim

ilar num
ber of 

hom
es depending on use m

ix but 
m

ainly flats so less likely to offer 
stable, balanced com

m
unity. 

N
et loss of social housing as new

 
build w

ould have m
ixed tenure. 

R
etains existing com

m
unity living 

in the houses. 

P
oor estate layout issue rem

ain 
although routes, links and open 
spaces im

proved. 

C
ontribution to econom

ic 
developm

ent objectives through 
m

ixed-use developm
ent. 

O
nly 18%

 of C
arpenters 

residents surveyed liked or 
strongly liked this option and 
77%

 strongly disliked it. 

E
xactly half of respondents 

w
ho are not C

arpenters 
residents supported this 
option. 

N
o detailed testing as 

rejected due to resident 
response, but likely to be 
less viable than residential 
developm

ent of tow
er 

sites (see options e &
 h 

below
) in current m

arket 
as viability testing 
suggests com

m
ercial and 

educational uses generate 
negative returns. 

R
ejected – P

oor financial 
viability and opposition 
from

 residents. 

d. M
ixed use 

redevelopm
ent 

of the m
ajority of 

the estate over 
tim

e 

This option w
as included in the 

form
al public consultation 

docum
ent issued in sum

m
er 

2010. The option w
as referred to 

as ‘redeveloping m
ore or all of 

the estate to provide sites for 
m

ore hom
es, educational or 

com
m

unity facilities, offices and 
a local park’ and ‘m

aking 
C

arpenters a core part of the 
tow

n centre’. N
o detailed plans 

exist for this option. 

C
ould provide additional hom

es 
depending on m

ix but 
replacem

ent of houses w
ith flats 

so less likely to offer stable, 
balanced com

m
unity. 

B
reaking up of existing 

com
m

unity. 

S
trong contribution to econom

ic 
developm

ent objectives through 
m

ixed-use developm
ent. 

H
igher quality environm

ent, better 
w

alking routes, reduced 
opportunities for crim

e, better 
local services. 

N
ew

 buildings w
ith higher 

sustainability levels. 

O
nly 14%

 of C
arpenters 

residents surveyed liked or 
strongly liked this option and 
80%

 strongly disliked it. A
ll of 

the 16 people responding to 
the fun day questionnaire 
supported the principle of 
‘preserving the com

m
unity’ 

w
hich this option w

ould not 
do. 

61%
 of respondents w

ho are 
not C

arpenters residents 
supported this option. 

N
o detailed testing as 

rejected due to poor 
perform

ance against other 
appraisal criteria but 
appraisals that w

ere 
undertaken of other 
options clearly 
dem

onstrate that in the 
current m

arket high 
density and m

ixed use 
schem

es are less 
financially viable than 
low

er denisty residential 
schem

es.  

R
ejected – V

ery strong 
opposition from

 residents, 
poor financial viability and 
m

ixed delivery against 
vision/objectives 
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g
. P

hased 
redevelopm

ent 
as residential 
neighbourhood 
w

ith m
ixed-use 

zone 

A
s option f but w

ith higher 
density m

ised use developm
ent 

incorporating com
m

erical, 
educational or other uses in the 
final phase of developm

ent 
nearest S

tratford S
tation (area 

N
orth of W

ilm
er Lea C

lose). 
R

efered to as O
ption 3 in the 

S
ustainability A

ppraisal R
eport 

and the D
elivery P

lan and 
consulted on as O

ption C
 in 

C
arpenters drop-in session 

24
th/25

th N
ovem

ber. 

S
im

ilar to option f w
ith m

arginally 
less contribution to stable and 
balanced com

m
unities (still 

around 900 additional hom
es but 

a low
er proportion of fam

ily 
hom

es) but stronger contribution 
to econom

ic developm
ent 

objectives and efficient use of 
land through m

ixed-use 
developm

ent close to transport 
hub. 

A
s for option f (this w

as 
presented as a variation on 
the sam

e option) 

G
enerates the sam

e 
positive financial return for 
the first phases but in 
current m

arket conditions 
w

ould generate a 
significant negative return 
in the final (m

ixed use) 
phase. W

ith that phase at 
least 10 years aw

ay, there 
is potential for significant 
im

provem
ent in the 

m
arket for com

m
ercial 

developm
ent in S

tratford 
w

hich could m
ake the final 

phase viable. 

A
cceptable option - 

stronger than option f in 
term

s of vision/objectives 
but only financially viable 
w

ith significant m
arket 

shift so accepted only as 
an alternative to be 
considered w

hen 
approaching the final 
phase of option f. 

h. Low
 density 

redevelopm
ent 

of tow
er sites 

and adjacent 
industrial areas 
(P

hase 1 of 
O

ptions f and g) 

The first phase of options f and g 
above involving dem

olition and 
redevelopm

ent of Lund P
oint, 

Jam
es R

iley P
oint, R

ow
se C

lose 
industrial area, C

arpenters A
rm

s 
P

ublic H
ouse and the TM

O
 

building, to be replaced w
ith a 

m
ixture of terraced houses, flats 

and m
aisonettes. N

o additional 
hom

es w
ould be dem

olished in 
this option other than those 
already identified for dem

olition. 
Tested w

ithin the D
elivery P

lan 
as P

hase 1 of the preferred 
option and consulted on as 
O

ption A
 in C

arpenters drop-in 
session 24

th/25
th N

ovem
ber. 

Loss of social rented hom
es. 

R
estricted ‘right to return’ for 

decanted tenants. 

B
ut does provide high proportion 

of fam
ily housing. 

C
arpenters rem

ains a ‘housing 
estate’ rather than a 
neighbourhood and poor estate 
layout issues rem

ain although 
routes &

 links im
proved a bit e.g. 

C
arpenters R

oad. 

P
oor contribution to environm

ent, 
crim

e reduction, local services or 
econom

ic regeneration. 

This option best m
eets the 

stated w
ishes of C

arpenters 
residents such as the desire 
to retain the low

 rise housing, 
keep the com

m
unty together 

and the principle (supported 
by 14 out of 16 respondents 
to the fun day questionnaire) 
of ‘fam

ily focused hom
es to 

replace tow
ers’. 

N
evertheless, at the 

N
ovem

ber drop in session 
only 10 out of 37 respondents 
‘liked’ or ‘strongly liked’ this 
option, although 22 out of the 
37 respondents rejected all 
options. 

A
m

ong those 12 people w
ho 

w
ere w

illing to support one or 
m

ore option presented at the 
drop-in, this w

as the m
ost 

popular option. 

G
enerates a m

odest 
positive financial return 
and rem

oves the ongoing 
liaibility surrounding the 
tow

ers. 

A
cceptable option – 

viable option that m
eets 

resident w
ishes best 

although still rejected by 
residents. W

eak 
contribution to 
vision/objectives. 
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6. Preferred option 
6.1 Phased redevelopment of the whole estate and adjacent industrial areas as a low-

medium rise residential neighbourhood (option f) is selected as the preferred 
option based on best meeting the three criteria with the potential to switch to mixed 
use development for the final phase (option g) should market conditions support 
this.  

6.2 The first phase of development (option h) should be embarked on as soon as 
possible as it would remove the ongoing liabilities arising from the three towers 
currently being decanted. The Council has insufficient funding available to pursue 
a ‘do little’ option. 

6.3 Should market conditions or other factors change, the Council could choose to 
stop at any phase of the development process (i.e. end on option h or i). 

6.4 No economically viable option has been identified that a majority of respondents 
from Carpenters have supported, indeed there has been a campaign to encourage 
residents to reject all options presented. 

6.5 The decant programme means that many residents of the three tower blocks have 
already moved out of the estate and others who know they will have to move soon 
are less interested in the future of the estate, so increasingly those responding to 
consultation exercises are those living in the low rise properties, many of whom 
are freeholders or leaseholders. These residents will gain least from 
redevelopment in terms of their personal housing circumstances (they will be 
offered like for like properties in the new development, albeit new for old), they will 
not benefit from the enhanced right to return created by greater redevelopment 
and they will suffer from significant upheaval and disruption. 

6.6 Nevertheless, the recommended preferred option offers a balance between 
achieving the Council’s broader vision and objectives for Stratford (including high 
quality homes, jobs, environmental quality, community facilities and walking and 
cycling routes) and resident concerns to keep the community together in a family-
oriented low-medium rise neighbourhood. 
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