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Strategic Context
Planning Policy and Governance

Newham shares its development control powers with both the ODA and the LTGDC, however it retains plan 
making powers for across the area. In terms of local plan making, however, there is, in essence, a vacuum. 
Planning policy direction at a regional level is more up-to-date and more is in being developed by the GLA. 
Therefore we will:

Find ways of embedding the masterplan into planning policy in the short term and especially over 		 •	
the Olympics Legacy site and remaining segments of Stratford City. 
Work with and influence regional planning policy (such as the Olympic Legacy Strategic Planning •	
Guidance) to ensure that Newham’s vision is reflected at a regional level.
Establish the relative roles of areas of change within Newham and how development might be prioritized •	
and guided e.g. Royal Docks, Canning Town and others.

Governance Boundaries
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Development context

Around 6,000 homes (almost all flats) and around 170,000m2 of non-Olympics related commercial space has 
been built or is under construction since 2000. Stratford still has a significant consented development – some 
more certain than others – including 1,200 units on sites controlled by Westfield and around 257,000 sqm of 
office at Zone 2. Lots of sites are still at masterplanning/pre application stage. Most significant is the Legacy 
Masterplan Framework being prepared by the OPLC, which is currently promoting 10,000-12,000 homes, five 
education facilities and other social infrastructure and 230,000-255,000sqm of commercial space. Over 20 
masterplans and strategies have been prepared for the area in the recent past, many of which have not been 
delivered. Most notably these include several masterplans for Carpenters Estate. Newham owns a fairly large 
amount of land within the area. However, in many cases other parties have long leaseholds on Council owned 
land. In recent years the Council has been through two major procurement processes to deliver change on land 
it controls. Therefore we will

Understand which development will come forward, and determine whether we should support in its •	
current form, steer in a different direction or resist.
	Determine how best to use Newham’s land holding, if and when it will want to extract value, when and •	
where to partner, and if and when to use CPO powers to acquire land.
	Understand what can be achieved ready for the Olympic Games.•	

Development Proposals



4

Existing Masterplans
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Land Ownership
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Key points from physical analysis

The plan at the end of this document sets out an urban design analysis across the area, highlighting key oppor-
tunities and constraints. Key points came out of our study of the physical context of the area. These were that 
we need to:

Understand how we can create a coherent vision that can both describe and guide the future •	
development of such a place. The masterplan must ensure that it enhances important elements of 
Stratford’s past, addresses its present strengths and weaknesses, incorporates developments that are 
likely to be delivered and shapes its future. 
Understand how we can extend public transport accessibility, improve links and encourage walking and •	
cycling.
Understand how we can minimise negative impacts on the environment in both new and existing •	
developments
Create a strategy for opportunity sites where change is possible and desirable and where LBN might be able •	
to influence the development outcomes. 

Public consultation 

A summary of recent public consultation highlights some key concerns of consultees. Critically people are 
concerned about the provision of new job opportunities for local people; provision of affordable, family hous-
ing; addressing issues of crime; and harnessing the potential of the Olympic legacy. Further we understood 
from our review of consultation that we will need to:

Consult in a targeted way, taking care not over consult with an already thoroughly consulted community •	
and coordinate with other planned activities during the life of this project.
Second, we need to focus any consultation in areas in which significant change is being proposed, but at •	
the same time allow wider communities to have their say.
Further, given the frustration that is evident about a focus on Stratford, it is apparent that the masterplan •	
will need to demonstrate how the proposals that it makes benefit people across Newham, in terms of 
social, economic and physical links. 
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Stratford Strengths Stratford Weaknesses
Identified as key regeneration area at a •	
strategic policy level
	Public transport links some of the best •	
in the country
	Newham’s large amount of land •	
ownership
	Economic driver of the Olympics •	
	Rising profile of the area because of the •	
Olympics
	Ethnic diversity, multi cultural •	
	Young population•	
	HE and FE provision•	
	Fine land mark buildings•	
	Good current performance of town •	
centre (e.g. low vacancies) 
	Presence of street market•	
	Strong pedestrian flow through the •	
centre
	Increase in demand for housing •	
anecdotally increasing over the last six 
months
	Affordability of office accommodation•	
	Presence of some key occupiers (e.g. •	
Barclays, Nat West, ODA)
	Strong demand for small light •	
industrial units
	Rents for industrial recently sustained •	
by relocation from Olympic Park
	Improving hotel presence•	
Range of opportunity sites •	

	Complex planning process (and current policy vacuum)•	
	Newham’s productivity lower than London & UK•	
	Lower proportion of people employed in the ‘knowledge •	
economy’ and ‘creative industries’ 
	Low level of local enterprise •	
	High amount of benefit claimants and unemployment•	
	Low levels of earning (where compared with the rest of •	
London)
	High levels of deprivation•	
	High levels of crime and fear of crime•	
	High levels of population churn which can have negative •	
impacts on service provision and also potentially on levels 
of deprivation
	Retail performance is at the low – mid end of the market •	
and expenditure leaks away from Newham
	Low appetite for retail development in town centre•	
	Town centre currently serves local rather than strategic •	
role
	Limited specialist and independent offer•	
	Perceived oversupply of housing (particularly flats)•	
	Differential between price expectations of land buyers and •	
sellers 
	Over reliance on public sector occupiers for office stock•	
	Large amount of vacant stock (office)•	
	Office development challenging because of low rental •	
values 
	Industrial market only serves local market (and rental levels •	
low)
	Low quality of supporting facilities •	
	Constrained permeability•	
	Large blocks reduces adaptability of the urban form•	
	Poor public realm, lack of meeting places•	
	Poor strategic road access•	
	Lack of a sense of arrival•	
	High PTAL levels quickly fall away as you move away from •	
Stratford
	Roads and railways act as major barriers to movement•	
	Impression of a traffic dominated environment•	
	Poor safety for cyclists•	
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Stratford Opportunities Stratford Threats
	Rationalise planning governance•	
Develop clarity of vision for Stratford•	
Build on possible regeneration effects of the •	
Olympics / transport links / Westfield to create 
local jobs
	Opportunity to develop Stratford into a growth •	
and employment area of city wide significance
	Exploit inexpensive real estate to attract •	
businesses to the area
	Rapidly growing population•	
	Flexible business location which could •	
accommodate both small start ups and large 
companies (exploit affordability)
	Create temporary uses during Olympics•	
	Exploit further footfall generated by Westfield / •	
Stratford City
	Build on cultural offer (demand for rehearsal •	
space)
	Build on creative and cultural industries as •	
economic driver
	Explore an educational cluster around sports / •	
retail / health
	Encourage complementary offer to Stratford City•	
	Provision of larger employment space for existing •	
firms to move into
	Business tourism: hotel proposals at Stratford •	
City (and on the High Street)
	Olympic tourism•	
	Creation of a coherent character for Stratford•	
	Increases in projected young population (15 – •	
19) and 85+ suggesting requirement for family 
housing and housing suited to older people
	Creation of high quality public space•	
	Large number of opportunity sites for a range of •	
uses
	Links to Olympic Park (new facilities and open •	
space)
	LMF and Olympics to improve permeability•	
	Connection points to district heating•	
	Amount of development could create sufficient •	
critical mass for new community facilities
	Create an improved offer which encourages •	
aspirational people in the area to stay (rather 
than moving out when they can afford to)

	Lack of coordination between development •	
schemes – there is a need to rationalise this and 
ensure that it comes forward in a complementary 
fashion
Provision of social infrastructure needs to keep •	
up with amount of development
	Uncertain economic environment (potential of •	
double dip back into the recession)
	Future constraints on public sector funding•	
	Rapidly growing population•	
	Many decisions already made (e.g. Stratford City •	
/ planning permissions on High Street)
	Difficulty of alignment of different agencies with •	
a stake in the area 
	Leaseholds on Council land•	
	Competition from other sub regional centres •	
(West End, Romford, Canary Wharf )
	Competition between Stratford City and the rest •	
of the town centre
	Lack of clarity in terms of additional retail •	
capacity post Stratford City
	Lack of clarity on rail services to the international •	
station at Stratford
	Need to time the delivery of this plan with other •	
masterplans
People already over consulted and therefore may •	
be unwilling to engage
	Perception that all resources in Newham go to •	
Stratford
	Disparity between income and house prices •	
(particularly if the area is ‘gentrified’) could make 
it difficult for residents to stay in Stratford
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Urban Design Analysis
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