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Introduction 

This document summarises the site capacity testing 
that has provided the housing capacity figure which has 
informed the housing trajectory.  

It is divided into three sections: 

1. Site capacity testing (Reg 18) 

2. Site capacity review (Post Reg 18) 

3. Site capacity testing (Post Reg 18) 

Section 1 includes the sites that have been capacity 
tested by Maccreanor Lavington as part of the Newham 
Characterisation Study. 

Stratford Waterfront South and Carpenters Estate did not 
undergo capacity testing due to extensive masterplanning 
processes. 

Section 1 excludes the sites that were subject to further 
capacity testing following Regulation 18 consultation. Those 
sites are illustrated in Section 2. 

Section 2 includes all the sites that were subject to further 
capacity testing between Regulation 18 and Regulation 19. 
This capacity testing was done internally and followed the 
same methodology as the work undertaken by Maccreanor 
Lavington.

Section 3 illustrates the capacity testing of additional sites 
(including plots within existing draft site allocations). This 
capacity testing was done internally and followed the same 
methodology as the work undertaken by Maccreanor 
Lavington.

Site Capacity Testing

This document should be read in conjunction with the Site 
Allocation and Housing Trajectory Methodology (2025).

However it is worth noting that all the sites have been 
tested based on the following housing mix, which has 
been incorporated in to the GLA Indicative Site Capacity 
Calculator shown for each site in this document. 

Tab 2	 Housing mix and tenure

% All tenures

Studio 5%

1 bed 10%

2 bed 45%

3 bed 35%

4 bed 5%

Although the capacity testing has followed the same 
methodology through the plan making process, the visual 
representations for each site do differ slightly as they are 
representative of different design teams undertaking the 
study. 
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INFO 

Neighbourhood: N1 North Woolwich 

Degree of change: Transform 

Site Area: 0.59 ha 

Landownership: GLA & LBN

Planning History: 16/01376/FUL; 17/01444/FUL

PTAL:  2-3

Flood Risk: Zone 2-3

Tall Building Zone: TBZ7: King George V / Pier Parade (32m)

Heritage: Royal Docks Archaeological Priority Area (Tier 3)

1.1	   N1.SA2 Rymill Street  

1.1.1	 Key information

126 NEWHAM CHARACTERISATION STUDY

 • Existing use - Vacant brownfield site. GLA land 
functioned as a temporary school until very recently. 
School need met via new build at Silvertown so do 
not need to re-provide on-site. LBN land is vacant and 
horded, previously residential, demolished in war and 
then used for commercial. 

 • Designation - HSG29 Housing allocation for the GLA 
part of site under current plan. 

 • Character of surrounding site - Edge of North 
Woolwich local centre. Adjacent DLR station. North 
edge: DLR station and pedestrian right of way. East 
edge: 2-storey terraced homes, inter or post war. South 
edge (across Rymill Street): mix of 2-storey terraces 
(inter or post-war) and 4-storey uniquely designed 
block for the local centre, with two tall towers and 
related communal/parking spaces at rear of centre. 
West edge (across Dockland Street): Victorian/
Edwardian terraced homes. 

 • Open space, trees and biodiversity - Metropolitan park 
and access to nature deficiencies. Note proximity to 
airport limits biodiversity potential of green roofs. 
Potential to introduce street trees and a generous 
public realm servicing the new commercial parade on 
Rymill Street – consider SUDS. 

 • Other environmental constraints - Airport noise 
(57db) and DLR operational noise to be mitigated 
through design.AQMA, but area with low traffic. 
Design measures should consider an air quality 
positive approach, including Highways improvements 
to minimise car journeys in favour of supporting 
active travel and public transport use.

 • Heritage -  No listed/locally listed assets in setting. 
 • Public transport, walking and cycling and highway 

- DLR access at both East and West side of the site 
through walking route. Area is an LTN by design, low 
traffic, but could consider further cycling and walking 

improvements.Creation of suitable local centre public 
realm on Rymill Street, including consideration of 
how the landscape of the residential towers adjacent 
could be integrated/enhanced. Need to consider 
access relationships with the existing centre and with 
George V DLR station. And also potential to improve 
permeability through library car park at rear of Pier 
Parade to connect wider public realms.

 • Flood risk - one 3 throughout site - More vulnerable 
uses (including dwellings, drinking establishments 
and some community facilities) would need an 
exception test in zone 3a. Layout of site to consider 
this. Ground floor can be commercial along Rymill 
Street (see below). Incorporate sustainable urban 
drainage systems (SuDS) into the design of the 
development

RYMILL STREET

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

North Woolwich

Transform

0.59 ha

GLA & LBN

KEY INFORMATION:

SITE ASSESSMENT

Site constraints and opportunities 

 • Planning history:  • 16/01376/FUL  
17/01444/FUL
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1.1.2	 Constraints and Opportunity  

368

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N1.SA2 Rymill Street
Site address Rymill Street E16 2TX

Neighbourhood North Woolwich 

Site area 0.59 hectares

Public Transport 
Accessibility Level 

2 to 3

Flood Risk The site is shown to be at significant risk of flooding, the 
site is in Flood Zone 3 and Flood Zone 2, as well as at high 
risk if the Thames were to breach its bank and defences 
were to fail. There is also pluvial flood risk at the site in the 
0.1% AEP event.

Heritage 
Designations 

Royal Docks Archaeological Priority Area (Tier 3)

Natural 
environment 
Designations

In an area of deficiency of access to Regional, Metropolitan, 
District and Small Open Space and of under provision to 
publicly accessible open space by head of population in 
2038.

Air Quality Management Area 

Existing uses Vacant land and former temporary school. 

1.1.3	 Future potential

1.1.4	 Design assumptions

•	 Consideration of potential uses: Residential and town 
centre uses. Site is to be designated as an extension 
to North Woolwich Local Centre. For capacity testing, 
assume some non-residential frontages along Rymill 
Street. 

•	 Infrastructure uses: Green space to address local 
deficiencies in access. Health centre, minimum 1,200 
sqm, to address access deficiency / NHS identified need.

•	 Tall buildings: Within TBZ7: King George V / Pier Parade. 
Suitable for some tall element(s) 21- 32m to respond 
to the context. Consider legibility alongside emerging 
cluster of tall buildings to the south on Pier Road – on 
existing S04 North Woolwich site allocation. Investigate 
impact on Beckton radar sight line requirement 
traversing diagonally through site.

•	 Active frontages proposed on the central street 
connecting to King George V station.

•	 Proposed new access link to King George V DLR step 
access through north-south route across the site.
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1.1.5	 Design principles 1.1.6	 Urban Design Framework

•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Defining public-private space: Proposals should provide 
continuous enclosure to streets and public spaces 
by arranging buildings in perimeter blocks and using 
frontage to overlook the public realm, establishing 
legible and safe environments.

•	 Critical mass: Proposals should contribute to 
establishing a critical mass at destinations including 
public transport hubs and town centres, optimising 
capacity through a design-led approach to establish 
footfall that supports services and amenities.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain
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130 NEWHAM CHARACTERISATION STUDY

RYMILL STREET

KEY INFORMATION:

 • Storeys:

 • Residential GEA

 • Community & 
healthcare GEA:

 • Commercial GEA:

 • Open space:

 • Number of resi units: 
(scenario 1/2/3)

3-10

16927 m2

137/139/142 

1617 m2

961 m2

738 m2

Design assumptions:

 • Active frontages proposed on the central street 
connecting to King George V station

 • Proposed new access link from East side of the site

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 16,927 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 15,234 m2 Ground car floor parking factor 0.330
Residential NIA 10,664 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 8.0 39.0 8.9 8
1 bed 10% 50 13.0 50.0 13.9 13
2 bed 45% 70 44.0 70.0 44.6 44 market 65% 65%
3 bed 35% 86 28.0 86.0 28.2 28 affordable 35%
4 bed 5% 108 3.0 108.0 3.2 3

100% Total 96 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 1.0 39.0 0.0 0
1 bed 10% 50 2.0 50.0 2.6 2 100%
2 bed 45% 70 8.0 70.0 8.4 8
3 bed 35% 86 5.0 86.0 5.3 5
4 bed 5% 108 0.0 108.0 0.6 0

100% Total 15

Studio 5% 39 3.0 39.0 3.1 3
1 bed 10% 50 4.0 50.0 4.9 4
2 bed 45% 70 15.0 70.0 15.6 15
3 bed 35% 86 9.0 86.0 9.9 9
4 bed 5% 108 1.0 108.0 1.1 1

100% 100% Total 32

Indicative Site Capacity 143
Indicative capacity impact of accommodating car parking 7

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 2,426

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 6,932

Affordable (Intermediate) 12.25% 1,306

1.1.7	 Capacity Calculation

Tab 3	 Schedule 

N1.SA2  RYMILL STREET

Uses GEA (sqm)

Residential 16,927

Community and healthcare 1,617

Commercial 738 

Green Space 961
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INFO 

Neighbourhood: N3 Royal Albert North 

Degree of change: Transform 

Site Area: 29.8 ha 

Landownership: Varied

Planning History: 

•	 114/00618/OUT
•	 18/00251/REM

PTAL:  4 – 1a , 5 – 1a (2031)

Flood Risk: Zones 2-3

Tall Building Zone: TBZ9: Royal Albert North (32m)

Heritage: 

•	 The Connaught Tavern (Grade II)
•	 Dock manager’s office (Grade II) (Heritage at Risk 

Register) 
•	 Central buffet at Custom House (Grade II) (Heritage at 

Risk Register) 
•	 Compressor House (Locally listed)
•	 Hydraulic Accumulator Tower (Locally listed)
•	 Royal Docks archaeological priority area (Tier 3)

1.2	   N3.SA1 Royal Albert North 

1.2.1	 Key information

112 NEWHAM CHARACTERISATION STUDY

 • Existing use - Hotels to the western part of the site. 
Including the Moxy, Hilton and Travelodge. Office 
space is part of first phase of ABP development to 
east. This is largely vacant. A temporary energy 
centre and car park have also been completed as 
part of the permission. These occupy part of phase 
3 & phase 4 respectively. Site contains LBN offices 
and London Ambulance Training services. DLR 
crosses the site. Site contains London Design and 
Engineering UTC to the south-eastern corner. The 
land within the boundary of the Connaught North 
call for sites submission contains large-scale highway 
infrastructure and a range of existing uses, including, 
hotels (noted above), water sports centre, gym, Fox 
public house and various car parks. 

 • Designation - The existing site allocation is for 
business and education uses, building on the strengths 
of the University of East London and UTC. A link 
will be created from Beckton Park, bringing the park 
into the dock and enhancing access for local residents 
to new employment and training opportunities. 
Indicative building heights of 6 to 8 storeys and up 
to 14 at key locations. The site is within Employment 
Hub E10: Royal Albert and is within the Royal Docks 
Enterprise Zone.

 • Character of surrounding site - Water mains on/
adjacent and sewers on site; below ground utilities 
and lack of electricity reinforcement. UEL to the east. 
Opportunity to strengthen educational links. Adjacent 
Excel Phase 3 development boundary to the west. 
Docks and City Airport to the south. Beckton Park 
SINC to the north.

 • Open space, trees and biodiversity - Site is adjacent 
to SINCs (the Docks, Beckton Park and Railway Land 
within Connaught North boundary) – layout of 
development and public access should improve access 

to nature and avoid significant adverse impact on 
protected species and habitats. Biodiversity net gain 
should be achieved. Beckton Park is also designated 
Metropolitan Open Land, so development should 
not impact the park’s openness. Site should protect 
and enhance access to the water. Development in the 
water should be for water-related uses or to support 
enhancements of water-related uses. Layout of site 
should support achieving Urban Greening Factor 
of 0.4. The site is in an area deficient in access to 
small, local and metropolitan parks and nature – 
opportunity within layout to address this deficiency 
and to improve access to existing open space, in 
particular across Victoria Dock Road to Beckton Park 
to the north. There is protected linear open space 
(GS315) to the west of the site. The Connaught North 
boundary also contains greenspaces GS359 (landscape 
buffer) GS328 (amenity) and GS329 (Railway 
Land and SINC). The site also contains areas of 
unallocated green space. There should be no net loss 
of functionality of these spaces. No TPOs on the site. 

 • Flood risk - Flood defence maintenance (TE2100). 
Development should be set back 16m from tidal flood 
defences and 8m from river defences or river bank 
if no defences. Sequential approach to layout of site 
to take account of site being in Flood Zone 2 and 
3. Opportunities for green infrastructure to reduce 
flood risk and incorporate SuDS as part of the design/
optimisation of the site. Basement dwellings located 
in zone 2 would require exception test and would 
not be permitted in zone 3. More vulnerable uses 
(including dwellings, hotels, and essential transport 
infrastructure) would need an exception test in zone 
3a. Layout of site to consider this.

 • Other environmental constraints - Borough-wide air 
quality management zone. The site is above pollution 
limits on Royal Albert Way. Design measures should 
be used to minimise exposure and consider an air 

ROYAL ALBERT NORTH

KEY INFORMATION:

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

Royal Albert North 

Transform

229.8 ha

Varied

SITE ASSESSMENT

Site constraints and opportunities 

 • Planning history:  • 114/00618/OUT  
18/00251/REM
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1.2.2	 Constraints and Opportunity  

400

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

Sites 
• N3.SA1 Royal Albert North

Connaught Bridge to Gallions Reach 
Strategic Cycling Corridors; 

e.  supporting the implementation of Low
Traffic Neighbourhoods and new and 
improved modal filters. 

13.  retaining existing mature trees and maximising the
provision of new open space, green infrastructure 
and green links and the opportunities to increase 
biodiversity, including through new parks at N3.SA1 
Royal Albert North and through the use of street 
trees, particularly at Gallions Roundabout and 
along Royal Albert Way, whilst taking account of 
the London City Airport biodiversity guidance; 

14.  maximising opportunities to access the water,
including through the Capital Ring, new and
improved walking and cycling routes to the water
and by maintaining the provision of a continuous,
safe, accessible and high-quality walking and
cycling route along the dock;

15.  improving air quality and reducing exposure to
poor air quality, particularly along Connaught
Bridge, Royal Albert Way and Woolwich
Manor Way;

16.  mitigating the noise impacts of the airport through
appropriate design solutions, including considering
the location of uses;

17.  supporting improvements to the University of
East London campus, including protecting and
supporting enhancements to playing pitches.

N3.SA1 Royal Albert North
Site address Land North of Royal Albert Dock, Beckton London

Neighbourhood Royal Albert North

Site area 29.8 hectares
Public Transport 
Accessibility Level 

4 – 1a 
5 – 1a (2031)

Flood Risk The site is shown to be at significant risk of flooding, the site is in Flood Zone 3 and Flood 
Zone 2, as well as at high risk if the Thames were to breach its bank and defences were to 
fail. There is also significant pluvial flood risk in the 0.1% AEP event.

Utilities Overhead transmission line route

Heritage 
Designations 

The Connaught Tavern (Grade II)
Dock manager’s office (Grade II) (Heritage at Risk Register) 
Central buffet at Custom House (Grade II) (Heritage at Risk Register) 
Compressor House (Locally listed)
Hydraulic Accumulator Tower (Locally listed)
Royal Docks archaeological priority area (Tier 3)

Natural 
environment 
Designations

Ham Creek Wood (Pylon Walk) Site of Importance for Nature Conservation 
Adjacent to the Royal Docks Site of Importance for Nature Conservation. The site is 
separated from the Beckton parks Site of Importance for Nature Conservation by Royal 
Albert Way.

Open space at Victoria Dock Road Amenity Greenspace, Prince Regent Railsides, Lynx 
Way, Pylon Walk and Royal Albert Station Greenspace. In an area of deficiency of access 
to all types of park. 
Air Quality Management Area
Hazard Zone (London City Airport and Tate and Lyle)

Existing uses The site contains a cluster of hotel developments, a listed public house, water sports 
centre, restaurant and gym to the west of the site. Office space has been delivered as part 
of the first phase of 14/00618/OUT. London Design and Engineering University Technical 
College is located to the east of the site. The site also contains car parking, open space, a 
temporary energy centre and a variety of heritage buildings.

13 ﻿ SITES CAPACITY TESTING  London Borough of Newham ﻿



1.2.3	 Future potential  1.2.4	 Design assumptions (Connaught North) 

•	 Listed buildings and recently built blocks on site to be 
retained.

•	 Roads and blocks arranged to reflect Connaught North 
feasibility study.

•	 Building heights to be in line with TBZ9: Royal Albert 
North (32m).

The future potential considerations cover both sites: 
Connaught Road and Beckton within N3.SA1 Royal Albert 
North Site Allocation. 

•	 Consideration of the potential uses: 

•	 Residential. Suitability of placement of residential 
should carefully consider the proximity of London City 
Airport, and its implications for amenity and heights. 
Extant planning consent and City Airport height 
constraints should guide the quantity, height and 
placement of residential within the site boundary. 

•	 Opportunity for smaller flexible office and workshop 
style/light industrial/maker units for SMEs. Existing 
office spaces and hotels that have recently been 
delivered, likely to remain and should be incorporated 
into the site modelling. 

•	 Any existing community facilities within the site, 
including the Council Offices/Ambulance Training at 
Dockside building, Gym and Regatta centre, Fox public 
house and London Design and Engineering UTC should 
be retained and incorporated into the modelling. 

•	 Infrastructure requirements: Provision of open space 
given potential for number of homes and deficiency in 
wider area. Connaught North – Aspiration to realign 
Royal Albert Way and northern Connaught roundabout. 
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1.2.5	 Design Principles (Connaught North)

•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Critical mass: Proposals should contribute to 
establishing a critical mass at destinations including 
public transport hubs and town centres, optimising 
capacity through a design-led approach to establish 
footfall that supports services and amenities.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.2.6	 Urban Design Framework (Connaught North) 

Fig 1	  Connaught North site within N3.SA1 Royal Albert North site allocation 
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116 NEWHAM CHARACTERISATION STUDY

ROYAL ALBERT NORTH - CONNAUGHT NORTH

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Employment GEA:

 • Number of resi units: 
(scenario 1/2/3)

4-9

89423 m2

752/765/781

17255 m2

Design assumptions:

 • Listed buildings and recently built blocks on site to be 
retained

 • Building heights to be align with TBZ (max  9st)
 • Roads on the north rearranged to add more blocks to 

reflect Connaught North feasibility study

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary

Fig 2	 Connaught North site within N3.SA1 Royal Albert North site allocation 
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 89,423 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 80,481 m2 Ground car floor parking factor 0.330
Residential NIA 56,336 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 36.0 39.0 36.1 36
1 bed 10% 50 56.0 50.0 56.3 56
2 bed 45% 70 181.0 70.0 181.1 181 market 50% 50%
3 bed 35% 86 114.0 86.0 114.6 114 affordable 50%
4 bed 5% 108 13.0 108.0 13.0 13

100% Total 400 intermedia 35% 17.5%
rent 65% 32.5%

Studio 5% 39 12.0 39.0 0.0 0
1 bed 10% 50 19.0 50.0 19.7 19 100%
2 bed 45% 70 63.0 70.0 63.4 63
3 bed 35% 86 40.0 86.0 40.1 40
4 bed 5% 108 4.0 108.0 4.6 4

100% Total 126

Studio 5% 39 23.0 39.0 23.5 23
1 bed 10% 50 36.0 50.0 36.6 36
2 bed 45% 70 117.0 70.0 117.7 117
3 bed 35% 86 74.0 86.0 74.5 74
4 bed 5% 108 8.0 108.0 8.5 8

100% 100% Total 258

Indicative Site Capacity 784
Indicative capacity impact of accommodating car parking 24

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 50% 28,168

Affordable (Intermediate) 17.5% 9,859

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 32.5% 18,309

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.2.7	 Capacity Calculation - Royal Albert North - Connaught North 

Tab 4	 Schedule 
N3.SA1 ROYAL ALBERT NORTH 
CONNAUGHT NORTH

Uses GEA (sqm)

Residential 89,423

Employment* 17,255

* The employment floorspace capacity figures presented for sites proposing stacked 

industrial formats are indicative and subject to adjustment through detail design. 

These layouts are conceptual which are intended to illustrate potential development 

scenarios. Final employment floorspace delivery will depend on the actual format and 

feasibility of individual schemes.
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INFO 

Neighbourhood: N4 Canning Town 

Degree of change: Transform 

Site Area: 0.77 ha 

Landownership: Varied

Planning History: N/A

PTAL:  3-4

Flood Risk: Zone 2-3

Tall Building Zone: TBZ13: Canning Town (50m) 

Heritage: Tier 3 Archaeological Priority Zone. Site is in 
proximity of Church of St Luke.

1.3	   N4.SA2 Silvertown Way East   

1.3.1	 Key information

132 NEWHAM CHARACTERISATION STUDY

SILVERTOWN WAY EAST

KEY INFORMATION:

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

Canning Town and Custom 
House

Transform

0.77ha 

Varied

SITE ASSESSMENT

Site constraints and opportunities 

 • Existing use - A community facility - Peacocks Gym 
/ Peacock Film Studios. Concorde House – Cheque/
Cashiers. Royal Docks Metals; MNL construction and 
other small businesses

 • Designation - The existing allocation seeks mixed-
use comprising residential and business use fronting 
Caxton Street North opposite existing units, and 
public open space within the urban structure making 
green grid connections to Keir Hardie recreation 
ground and dealing with the amenity impacts of 
traffic. Connections to be made with Activity Street to 
the north-east, north to the town centre and north-
west to the station. Indicative building heights of 6-8 
storeys, stepping up to 13 storeys at the northern edge 
and down to adjoining existing housing. The site sits 
within Employment Hub E8: Canning Town.

 • Character of surrounding site - Silvertown Tunnel 
river crossing may have significant amenity 
implications. Site is adjacent to industrial uses on the 
other side of Caxton Street North, including a scrap 
metal uses and an MOT centre. Water mains on/
adjacent and sewers on site. May act as a constraint on 
development. Connectivity link (known as Activity 
street) planned to the north-east of the site, linking 
Canning Town town centre with Freemasons Road 
local centre. 

 • Open space, trees and biodiversity - Layout of 
development and public access should improve access 
to nature. Biodiversity net gain should be achieved. 
Layout of site should support achieving Urban 
Greening Factor of 0.4. The site is in an area deficient 
in access to district parks – opportunity within layout 
to address this deficiency and to improve access to 
existing open space, in particular across Kier Hardie 
recreation ground. No TPOs on the site

 • Other environmental constraints - Borough-wide air 

quality management zone. Given the site is with an 
air quality focus area, and Silvertown Way is above 
recommended pollution limits design measures 
should be used to minimise exposure and consider 
an air quality positive approach. Site is adjacent to 
industrial uses on the other side of Caxton Street 
North, including a scrap metal uses and an MOT 
centre. Design should consider how noise amenity 
impacts from these uses can be limited. Layout of site, 
including the location of noise sensitive uses, should 
respond to the LCY Full Use contour across the site. 
Layer identifies site as previously being contaminated.

 • Heritage -  Tier 3 Archaeological Priority Zone. Site is 
in proximity of Church of St Luke. Need to enhance 
the significance of this heritage asset’s setting and 
avoid substantial harm.

 • Public transport, walking and cycling and highway 
- Site falls within 1km Crossrail safeguarding – 
should be consulted on all works. Site has a PTAL 
rating of 4-3. Site sits within a traffic congestion 
zone and is in proximity of the A13 flyover. The 
site is identified in the adopted Local Plan as an 
opportunity for sustainable travel measures. Site falls 
within a Controlled Parking Zone and is adjacent the 
Silvertown Way key movement corridor. Connectivity 
improvements should be fostered along Caxton Street 
North and to neighbouring residential areas.

 • Flood risk - Sequential approach to layout of site to 
take account of the site being in Flood Zone 2 and 3. 
Opportunities for green infrastructure/open space to 
reduce flood risk, and incorporate SuDS as part of the 
design/optimisation of the site. Basement dwellings 
located in zone 2 would require exception test and 
would not be permitted in zone 3. More vulnerable 
uses (including dwellings) would need an exception 
test in zone 3a. Layout of site to consider this.

 • Planning history:  • N/A
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1.3.2	 Constraints and Opportunity  

412

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N4.SA2 Silvertown Way East
Site address Fen Street; Nelson Street; Caxton Street North; 

Huntingdon Street
Neighbourhood Canning Town

Site area 0.77 hectares
Public Transport 
Accessibility Level 

3 – 4 

Flood Risk The site is shown to be at significant risk of flooding, the 
site is in Flood Zone 3 and Flood Zone 2, as well as at high 
risk if the Thames were to breach its bank and defences 
were to fail. There is also significant pluvial flood risk in 
the 1% plus climate change and 0.1% AEP event.

Heritage 
Designations 

Archaeological Priority Zone (Canning Town / 
Newham Way)

In the vicinity of Church of St Luke (Grade II)
Natural 
environment 
Designations

Air quality Management Area 
Air Quality Focus Area.
In an area of deficiency of access to all types of park, 
apart from local parks and of under provision to publicly 
accessible open space by head of population now and 
in 2038.

Existing uses Industrial uses and community facility in the form of a 
gym and boxing club. 

1.3.3	 Future potential

1.3.4	 Design assumptions

•	 Consideration of potential uses: Residential. Site 
should provide modern light industrial floorspace 
on the ground floor, which should be neighbourly to 
surrounding residential uses. There should be no net 
loss of existing industrial capacity. The gym/boxing club 
floorspace should be re-provided within the masterplan. 
Likely positioned on the ground floor.

•	 Building heights to be in line with TBZ13: Canning Town 
(50m).

•	 Building heights to be in line with TBZ13: Canning Town. 
Opportunity for tall elements up to 50m alongside 
Silvertown Way for more prominent high street frontage 
and to reduce overshadowing to neighbouring sites to 
the north.

•	 Varied massing heights for a more pleasant urban space, 
stepping down towards the south of the site to integrate 
with low rise context. 
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1.3.5	 Design Principles

•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Defining public-private space: Proposals should provide 
continuous enclosure to streets and public spaces 
by arranging buildings in perimeter blocks and using 
frontage to overlook the public realm, establishing 
legible and safe environments.

•	 Mediating through scale: Proposals should step up 
or down in scale at their edges to meet the datum of 
the immediate context, using massing to sensitively 
integrate with the prevailing building height – 
transitioning from existing to new.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.3.6	 Urban Design Framework
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136 NEWHAM CHARACTERISATION STUDY

SILVERTOWN WAY EAST
 KEY INFORMATION:

 • Storeys:

 • Residential GEA

 • Community & 
healthcare GEA:

 • Employment GEA:

 • Open space:

 • Number of resi units: 
(scenario 1/2/3)

4-16

19622 m2

160/164/166

910 m2

731 m2

2545 m2

Design assumptions:

 • Taller towers proposed alongside Silvertown Way for 
more prominent high street frontage and to reduce 
overshadowing to neighbouring sites to the north

 • Varied massing heights for a more pleasant urban 
space

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 19,622 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 17,660 m2 Ground car floor parking factor 0.330
Residential NIA 12,362 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 10.0 39.0 10.3 10
1 bed 10% 50 16.0 50.0 16.1 16
2 bed 45% 70 51.0 70.0 51.7 51 market 65% 65%
3 bed 35% 86 32.0 86.0 32.7 32 affordable 35%
4 bed 5% 108 3.0 108.0 3.7 3

100% Total 112 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 1.0 39.0 0.0 0
1 bed 10% 50 3.0 50.0 3.0 3 100%
2 bed 45% 70 9.0 70.0 9.7 9
3 bed 35% 86 6.0 86.0 6.2 6
4 bed 5% 108 0.0 108.0 0.7 0

100% Total 18

Studio 5% 39 3.0 39.0 3.6 3
1 bed 10% 50 5.0 50.0 5.6 5
2 bed 45% 70 18.0 70.0 18.1 18
3 bed 35% 86 11.0 86.0 11.4 11
4 bed 5% 108 1.0 108.0 1.3 1

100% 100% Total 38

Indicative Site Capacity 168
Indicative capacity impact of accommodating car parking 9

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65.00% 8,035

Affordable (Intermediate) 12.25% 1,514

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 2,812

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.3.7	 Capacity Calculation

Tab 5	 Schedule 

N4.SA2  SILVERTOWN WAY EAST

Uses GEA (sqm)

Residential 19,622

Community and healthcare 910

Employment 2,545

Green Space 731
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INFO 

Neighbourhood: N4 Canning Town

Degree of change: Transform

Site Area: 

•	 0.36 ha (Option 1)
•	 0.66 ha (Option 2 )

Landownership: Redefine Hotels Portfolio , IV Limited

Planning History: N/A

PTAL: 4-6a, rising to 5-6a in 2031

Flood Risk: Zone 2-3 

Tall Building Zone: TBZ13: Canning Town (50m) 

Heritage: - Tier 3 Archaeological Priority Zone – Canning 
Town / Newham Way. The site is in proximity of:

• St Lukes listed church to the east

• Locally listed Amirs, 57 Hallsville Road to the north

1.4	 N4.SA3 Canning Town Holiday Inn - Option 1 & Option 2

1.4.1	 Key information

26 NEWHAM CHARACTERISATION STUDY

CANNING TOWN HOLIDAY INN

SITE ASSESSMENT

KEY INFORMATION:

Future potential

 • Existing use - Hotel and associated car parking.
 • Designation - Within Canning Town District Centre 

and Employment Hub E08.
 • Character of surrounding site - Adjacent S17, S16 to 

the south, S14 to the north; and the Caxton Street 
North development (Caxton Works). Car wash site 
to the south. In close proximity to a number of high 
density developments in Canning Town. Could offer a 
break in the surrounding density. Masterplanning of 
the site should respond to potential connectivity links 
between these sites. 

 • Open space, trees and biodiversity - Biodiversity 
net gain should be achieved. Layout of site should 
support achieving Urban Greening Factor of 0.4. The 
site is in an area deficient in access to district parks – 
opportunity within layout to address this deficiency 
and to improve and green Silvertown Way. No TPOs 
on the site. 

 • Flood risk - Sequential approach to layout of site to 
take account of majority of site being in Flood Zone 
2 and 3. Opportunities for green infrastructure/open 
space to reduce flood risk and incorporate SuDS as 
part of the design/optimisation of the site. Basement 
dwellings located in zone 2 would require exception 
test and would not be permitted in zone 3. More 
vulnerable uses (including dwellings) would need an 
exception test in zone 3a. Layout of site to consider this. 

 • Other environmental constraints - Borough-wide air 
quality management zone. Site is identified as an 
air quality focus zone, and there are pollution levels 
above recommended limits on Silvertown Way. Design 
measures should be used to minimise exposure to 
pollution sources (noise and air quality) and consider 
at a minimum an air quality neutral approach. Layout 
of site, including the location of noise sensitive uses, 

 • Consideration of potential uses - Residential. Should 
provide a main town centre use as an active frontage 
to the ground floor, aligned with district centre 
designation.

 • Indicative Phasing - Landowner indicates site could be 
brought forward in next 5-10 years.

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

 • Neighbourhood: Canning Town and 
Custom House

Transform

0.36ha

Redefine Hotels Portfolio 
IV Limited

Site constraints and opportunities 

NA

should respond to the LCY Full Use contour across 
the site. Layer identifies site as previously being 
contaminated.

 • Heritage - Tier 3 Archaeological Priority Zone 
– Canning Town / Newham Way.  The site is in 
proximity of:
 • St Lukes listed church to the east
 • Locally listed Amirs, 57 Hallsville Road to the 

north
 • Need to enhance the significance of these heritage 

assets and their setting and avoid substantial 
harm.

 • Public transport, walking and cycling and highway 
- Site sits within a Controlled Parking Zone and 
a congestion zone. Crossrail 1km safeguarding – 
Crossrail should be consulted on all works. PTAL of 
the site ranges from 4-6a, rising to 5-6a in 2031.Site is 
adjacent Silvertown Way, which is identified as a Key 
Movement Corridor. Site is identified as a Sustainable 
Travel Opportunity Area. Need to consider access and 
servicing of the site, noting the context of Silvertown 
Way, which is subject to high congestion and is a key 
movement corridor within the Borough.
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1.4.2	 Constraints and Opportunity  

416

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N4.SA3 Canning Town Holiday Inn
Site address Holiday Inn Express, 1 - 3 Silvertown Way, Canning Town, 

London, E16 1EA and Shirley Street Canning Town, London
Neighbourhood Canning Town

Site area 0.66 hectares
Public Transport 
Accessibility Level 

4 – 6a  
5 – 6a (2031)

Flood Risk The site is shown to be at significant risk of flooding, the 
site is in Flood Zone 3 and Flood Zone 2, as well as at high 
risk if the Thames were to breach its bank and defences 
were to fail. There is also significant pluvial flood risk in the 
0.1% AEP event. 

Heritage 
Designations 

Archaeological priority zone Tier 3 (Canning Town / 
Newham Way)

In the vicinity of:
Church of St Luke (Grade II)
Amirs, 57 Hallsville Road, Canning Town, London E16 1EE 
(Locally listed)
1930’s building (former PH) (Locally listed)
Chapel of St George and St Helena at former Dockland 
Settlement No. 1 (Grade II)
The Christian Care Centre, 5 Cooper Street, Canning Town, 
London E16 1QU, also known as ‘Mayflower Docklands 
Settlement’ (Locally listed)

N4.SA3 Canning Town Holiday Inn
Natural 
environment 
Designations

In an area of deficiency of access to all types of park, 
apart from local parks and of under provision to publicly 
accessible open space by head of population now and in 
2038. 
Air Quality Management Area
Air Quality Focus Area

Existing uses Hotel and associated car parking to the south-western 
half of the site. To the north-east are a range of 
employment uses.

416

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N4.SA3 Canning Town Holiday Inn
Site address Holiday Inn Express, 1 - 3 Silvertown Way, Canning Town, 

London, E16 1EA and Shirley Street Canning Town, London
Neighbourhood Canning Town

Site area 0.66 hectares
Public Transport 
Accessibility Level 

4 – 6a  
5 – 6a (2031)

Flood Risk The site is shown to be at significant risk of flooding, the 
site is in Flood Zone 3 and Flood Zone 2, as well as at high 
risk if the Thames were to breach its bank and defences 
were to fail. There is also significant pluvial flood risk in the 
0.1% AEP event. 

Heritage 
Designations 

Archaeological priority zone Tier 3 (Canning Town / 
Newham Way)

In the vicinity of:
Church of St Luke (Grade II)
Amirs, 57 Hallsville Road, Canning Town, London E16 1EE 
(Locally listed)
1930’s building (former PH) (Locally listed)
Chapel of St George and St Helena at former Dockland 
Settlement No. 1 (Grade II)
The Christian Care Centre, 5 Cooper Street, Canning Town, 
London E16 1QU, also known as ‘Mayflower Docklands 
Settlement’ (Locally listed)

N4.SA3 Canning Town Holiday Inn
Natural 
environment 
Designations

In an area of deficiency of access to all types of park, 
apart from local parks and of under provision to publicly 
accessible open space by head of population now and in 
2038. 
Air Quality Management Area
Air Quality Focus Area

Existing uses Hotel and associated car parking to the south-western 
half of the site. To the north-east are a range of 
employment uses.
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1.4.3	 Future potential 1.4.4	 Design assumptions (Option 1) 

1.4.5	 Design assumptions (Option 2) 

•	 Consideration of potential uses: Residential. Should 
provide a main town centre use as an active frontage 
to the ground floor, aligned with district centre 
designation.

•	 Open space on the south to be public area to improve 
connection with St Lukes Church.

•	 Community amenity area to be on the raised podium.

•	 Building to be serviced from route at the back.

•	 Building heights to be in line with TBZ13: Canning Town. 
Opportunity for tall elements up to 50m alongside 
Silvertown Way for a prominent frontage and to reduce 
overshadowing to the neighbouring site at North. 

•	 Open space on the south to be public area to improve 
connection with St Lukes Church.

•	 Community amenity area to be on the raised podium.

•	 Light industrial to be serviced from Brunel Street.

•	 Building heights to be in line with TBZ13: Canning Town. 
Opportunity for tall elements up to 50m alongside 
Silvertown Way for a prominent frontage and to reduce 
overshadowing to the neighbouring site at North.

25 ﻿ SITES CAPACITY TESTING  London Borough of Newham ﻿



1.4.6	 Design Principles - Option 1

•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Mediating through scale: Proposals should step up 
or down in scale at their edges to meet the datum of 
the immediate context, using massing to sensitively 
integrate with the prevailing building height – 
transitioning from existing to new.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

N

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

1.4.7	 Urban Design Framework
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30 NEWHAM CHARACTERISATION STUDY

CANNING TOWN HOLIDAY INN OPTION 1

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Commercial GEA:

 • Open space:

 • Number of resi units: 
(scenario 1/2/3)

08-16

16229 m2

131/133/136 
apartments

2212 m2

537 m2

Design assumptions:

 • Open space on the south to be public area to improve 
connection with St Lukes Church

 • Community amenity area to be on the raised podium
 • Building to be serviced from route at the back
 • Taller massings placed alongside Silvertown Way for 

a prominent frontage and to reduce overshadowing to 
the neighbouring site at North

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 16,229 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 14,606 m2 Ground car floor parking factor 0.330
Residential NIA 10,224 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 8.0 39.0 8.5 8
1 bed 10% 50 13.0 50.0 13.3 13
2 bed 45% 70 42.0 70.0 42.7 42 market 65% 65%
3 bed 35% 86 27.0 86.0 27.0 27 affordable 35%
4 bed 5% 108 3.0 108.0 3.1 3

100% Total 93 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 1.0 39.0 0.0 0
1 bed 10% 50 2.0 50.0 2.5 2 100%
2 bed 45% 70 8.0 70.0 8.1 8
3 bed 35% 86 5.0 86.0 5.1 5
4 bed 5% 108 0.0 108.0 0.6 0

100% Total 15

Studio 5% 39 2.0 39.0 3.0 2
1 bed 10% 50 4.0 50.0 4.7 4
2 bed 45% 70 14.0 70.0 15.0 14
3 bed 35% 86 9.0 86.0 9.5 9
4 bed 5% 108 1.0 108.0 1.1 1

100% 100% Total 30

Indicative Site Capacity 138
Indicative capacity impact of accommodating car parking 7

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 2,326

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 6,646

Affordable (Intermediate) 12.25% 1,252

1.4.8	 Capacity Calculation Option 1

Tab 6	 Schedule 
N4.SA3 CANNING TOWN HOLIDAY 
INN - OPTION 1 

Uses GEA (sqm)

Residential 16,229

Commercial 2,212

Green space 537
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•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Mediating through scale: Proposals should step up 
or down in scale at their edges to meet the datum of 
the immediate context, using massing to sensitively 
integrate with the prevailing building height – 
transitioning from existing to new.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

N

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

1.4.9	 Design Principles - Option 2 1.4.10	 Urban Design Framework
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34 NEWHAM CHARACTERISATION STUDY

CANNING TOWN HOLIDAY INN OPTION 2

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Commercial GEA:

 • Employment GEA:

 • Open space:

 • Number of resi units: 
(scenario 1/2/3)

6-16

26046 m2

215/218/222

2212 m2

2255 m2

941 m2

Design assumptions:

 • Open space on the south to be public area to improve 
connection with St Lukes Church

 • Community amenity area to be on the raised podium
 • Light industrial to be serviced from Brunel Street
 • Taller massings placed alongside Silvertown Way for 

a prominent frontage and to reduce overshadowing to 
the neighbouring site at North

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary

30 ﻿ SITES CAPACITY TESTING  London Borough of Newham ﻿



GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 26,046 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 23,441 m2 Ground car floor parking factor 0.330
Residential NIA 16,409 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 13.0 39.0 13.7 13
1 bed 10% 50 21.0 50.0 21.3 21
2 bed 45% 70 68.0 70.0 68.6 68 market 65% 65%
3 bed 35% 86 43.0 86.0 43.4 43 affordable 35%
4 bed 5% 108 4.0 108.0 4.9 4

100% Total 149 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 2.0 39.0 0.0 0
1 bed 10% 50 4.0 50.0 4.0 4 100%
2 bed 45% 70 12.0 70.0 12.9 12
3 bed 35% 86 8.0 86.0 8.2 8
4 bed 5% 108 0.0 108.0 0.9 0

100% Total 24

Studio 5% 39 4.0 39.0 4.8 4
1 bed 10% 50 7.0 50.0 7.5 7
2 bed 45% 70 23.0 70.0 24.0 23
3 bed 35% 86 15.0 86.0 15.2 15
4 bed 5% 108 1.0 108.0 1.7 1

100% 100% Total 50

Indicative Site Capacity 223
Indicative capacity impact of accommodating car parking 11

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 3,733

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 10,666

Affordable (Intermediate) 12.25% 2,010

1.4.11	 Capacity Calculation Option 2

Tab 7	 Schedule 
N4.SA3 CANNING TOWN HOLIDAY 
INN - OPTION 2

Uses GEA (sqm)

Residential 26,046

Commercial 2,212

Employment 2,255

Green space 941
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INFO 

Neighbourhood: N4 Canning Town 

Degree of change: Transform 

Site Area: 6.66 ha 

Landownership: TFL

Planning History: 20/01313/FUL

PTAL: 0-6a

Flood Risk: Zone 2-3

Tall Building Zone: TBZ13: Canning Town (60m)

Heritage: Thames Ironworks Archaeological Priority Area 
(Tier 2)

1.5	   N4.SA4 Limmo

1.5.1	 Key information

92 NEWHAM CHARACTERISATION STUDY

SITE ASSESSMENT

LIMMO

KEY INFORMATION:

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

Canning Town and 
Custom House

Transform

6.66 ha

TFL

 • Planning history: 20/01313/FUL

 • Other environmental constraints - Borough-wide 
air quality management zone. Silvertown Way area 
above NO2 limit levels. Design measures should be 
used to minimise exposure and consider an air quality 
positive approach. New park could help with air 
distribution across the site. Layout of site, including 
the location of noise sensitive uses, should respond 
to the LCY Full Use contour (db57) to the south of 
the site and the noise from the Jubilee line. This 
should influence where greenspace is placed to risk 
the canyoning effect in the context of the Brunel 
Street Works development. Layer identifies site as 
previously being contaminated.

 • Heritage - Tier 3 Archaeological Priority Zone.

 • Public transport, walking and cycling and highway 
- Need to consider Crossrail permanent structures 
location and safeguarding, rail routes and London 
Underground ZOI, Silvertown Tunnel safeguarding 
and A13 flyover, overhead and rail lines. Design 
should factor in these constraints. Traffic congestion 
zone and Controlled Parking Zone Sustainable 
Travel opportunity (as identified in INF2) Adjacent 
Key Movement Corridor to the north – Silvertown 
Way PTAL 0-6a – best connectivity near the station 
Design should improve connectivity to the station 
and town centre. Connectivity enhancements should 
also be incorporated in terms of the recreational 
footpath along the Lea, across the Lea to City 
Island and connectivity to S08, the lower part of 
the Lea and across S17 to Canning Town. See also 
infrastructure requirement below. Carefully consider 
station proximity and potentially look at options to 
re-configure bus station while still maintaining it in 
operation during and post development construction.
Note pre-app has suggested that the constraints from 
the tunnels and UK Power Network power lines will 
push the developable area over more to the north and 
west of the site.
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1.5.2	 Constraints and Opportunity  

420

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N4.SA4 Limmo
Site address Limmo Site, Lower Lea Crossing, Canning Town London

Neighbourhood Canning Town

Site area 6.66 hectares
Public Transport 
Accessibility Level 

0 – 6a

Flood Risk The site is shown to be at significant risk of flooding, the 
site is in Flood Zone 3 and Flood Zone 2, as well as at high 
risk if the Thames were to breach its bank and defences 
were to fail. There is also significant pluvial flood risk in the 
0.1% AEP event.

Utilities Existing on-site sewer
Overhead transmission line route.

Heritage 
Designations 

Thames Ironworks Archaeological Priority Area (Tier 2) 

In the vicinity of:
Royal Oak Public House (Grade II)
St Margarets RC Church, 79 Barking Road, Canning Town, 
London E16 4HB (Locally listed)
Former NatWest Bank, no.51-53 Barking Road (Locally listed)
Amirs, 57 Hallsville Road, Canning Town, London E16 1EE 
(Locally listed)
Canning Town Area of Townscape Value 

N4.SA4 Limmo
Natural 
environment 
Designations

Adjacent to the River Thames and tidal tributaries 
and Thames Wharf Sites of Importance for Nature 
Conservation
In an area of in an area of deficiency of access to district, 
local, small and pocket parks and of under provision to 
publicly accessible open space by head of population now 
and in 2038.

Air Quality Management Area 
Air Quality Focus Area.
Lee Valley Regional Park

Existing uses Site contains Canning Town Station and Bus Station, 
structures and buildings associated with the Elizabeth Line 
alongside vacant land and scrubland.

420

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N4.SA4 Limmo
Site address Limmo Site, Lower Lea Crossing, Canning Town London

Neighbourhood Canning Town

Site area 6.66 hectares
Public Transport 
Accessibility Level 

0 – 6a

Flood Risk The site is shown to be at significant risk of flooding, the 
site is in Flood Zone 3 and Flood Zone 2, as well as at high 
risk if the Thames were to breach its bank and defences 
were to fail. There is also significant pluvial flood risk in the 
0.1% AEP event.

Utilities Existing on-site sewer
Overhead transmission line route.

Heritage 
Designations 

Thames Ironworks Archaeological Priority Area (Tier 2) 

In the vicinity of:
Royal Oak Public House (Grade II)
St Margarets RC Church, 79 Barking Road, Canning Town, 
London E16 4HB (Locally listed)
Former NatWest Bank, no.51-53 Barking Road (Locally listed)
Amirs, 57 Hallsville Road, Canning Town, London E16 1EE 
(Locally listed)
Canning Town Area of Townscape Value 

N4.SA4 Limmo
Natural 
environment 
Designations

Adjacent to the River Thames and tidal tributaries 
and Thames Wharf Sites of Importance for Nature 
Conservation
In an area of in an area of deficiency of access to district, 
local, small and pocket parks and of under provision to 
publicly accessible open space by head of population now 
and in 2038.

Air Quality Management Area 
Air Quality Focus Area.
Lee Valley Regional Park

Existing uses Site contains Canning Town Station and Bus Station, 
structures and buildings associated with the Elizabeth Line 
alongside vacant land and scrubland.
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1.5.3	 Future potential 1.5.4	 Design assumptions

•	 Consideration of potential uses: Residential to the south 
of the site. Residential will need to be designed so as 
to limit the impacts from the busy road junctions to 
the south. Employment-led mixed use – light industrial 
use and residential to north. Buffer industrial building 
against SIL boundaries to the north and east.

•	 Infrastructure requirements: Bridge to Canning Town 
through Brunel Street Works. This would extend over 
the train tracks. Should provide 24 hour non-fare paying 
access to the town centre. Provision of open space 
given potential for number of homes and deficiency 
in wider area. Open space required on the peninsula 
and recreational footpath and cycleway contributing to 
Lea River Park – need also to re-provide functionality 
of existing greenspaces. Should be a 2ha park (i.e. 
equivalent to local scale park in London Plan). Location 
should be positioned so as to avoid noise canyoning 
effect from the Jubilee line. Need to re-provide the bus 
station. The site is an active bus station, in order for the 
development to co-locate with the bus station there 
will need to be careful consideration of how the site is 
developed as to not interrupt the operational capacity 
of the station. Masterplanning work should enable 
redesign of the bus station.

•	 New residential block to be added on top of the existing 
bus station on the northern part of the site.

•	 Crossrail buildings on site to be retained.

•	 Pedestrian bridge to be included to improve connection 
with Silvertown Way.

•	 Building heights to be in line with TBZ13: Canning Town 
(60m). Suitable for tall buildings between 6-19 storeys.
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•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals should establish a street 
hierarchy through appropriate building line, street 
width, scale, massing, façade articulation and mix of 
uses that combine to characterise the different role and 
function of each street or space that any given elevation 
is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Critical mass: Proposals should contribute to 
establishing a critical mass at destinations including 
public transport hubs and town centres, optimising 
capacity through a design-led approach to establish 
footfall that supports services and amenities.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.5.5	 Design Principles 1.5.6	 Urban Design Framework
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96 NEWHAM CHARACTERISATION STUDY

LIMMO

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Open space:

 • Number of resi units: 
(scenario 1/2/3)

6-19

79665 m2

22668 m2

669/681/695

Design assumptions:

 • New residential block to be added on top of the 
existing bus station on the northern part of the site

 • Crossrail buildings on site to be retained
 • Pedestrian bridge to be included to improve 

connection with Silvertown Way

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 79,665 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 71,699 m2 Ground car floor parking factor 0.330
Residential NIA 50,189 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 32.0 39.0 32.2 32
1 bed 10% 50 50.0 50.0 50.2 50
2 bed 45% 70 161.0 70.0 161.3 161 market 50% 50%
3 bed 35% 86 102.0 86.0 102.1 102 affordable 50%
4 bed 5% 108 11.0 108.0 11.6 11

100% Total 356 intermedia 35% 17.5%
rent 65% 32.5%

Studio 5% 39 11.0 39.0 0.0 0
1 bed 10% 50 17.0 50.0 17.6 17 100%
2 bed 45% 70 56.0 70.0 56.5 56
3 bed 35% 86 35.0 86.0 35.7 35
4 bed 5% 108 4.0 108.0 4.1 4

100% Total 112

Studio 5% 39 20.0 39.0 20.9 20
1 bed 10% 50 32.0 50.0 32.6 32
2 bed 45% 70 104.0 70.0 104.9 104
3 bed 35% 86 66.0 86.0 66.4 66
4 bed 5% 108 7.0 108.0 7.6 7

100% 100% Total 229

Indicative Site Capacity 697
Indicative capacity impact of accommodating car parking 21

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 50% 25,094

Affordable (Intermediate) 17.5% 8,783

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 32.5% 16,311

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.5.7	 Capacity Calculation

Tab 8	 Schedule 

N4.SA4  LIMMO

Uses GEA (sqm)

Residential 79,665

Green Space 22,668
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INFO 

Neighbourhood: N5 Custom House 

Degree of change: Transform 

Site Area: 1.36 ha 

Landownership: LBN

Planning History: N/A

PTAL: 2; predicted as PTAL 3 by 2031

Flood Risk: Zone 2-3(2031)

Tall Building Zone: N/A

Heritage: Canning Town / Newham Way Archaeological 
Priority Zone (Tier 3) 

1.6	  N5.SA3  Custom House Land between Russell Road and Maplin Road

1.6.1	 Key information

72 NEWHAM CHARACTERISATION STUDY

CUSTOM HOUSE PHASE 03

KEY INFORMATION:

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

 • Neighbourhood: Canning Town and 
Custom House

Transform

1.4ha

LBN

SITE ASSESSMENT

Site constraints and opportunities 

 • Existing use - Residential estate. Note the site contains 
a newsagents in the south-western corner.

 • Designation - Non-strategic housing allocation.
 • Character of surrounding site - Residential estate. 

Green spaces GS282 and GS269 to west and north 
respectively.Strategic Site Coolfin North (S06) to the 
south of the site.

 • Open space, trees and biodiversity - Design of 
allocation could help increase access to neighbouring 
greenspaces. Re-provide functionality of existing 
unallocated green spaces (any green areas within 
the public realm). SINC located to the north of the 
application boundary (GS269). Layout of development 
and public access should improve access to nature 
and avoid significant adverse impact on protected 
species and habitats. Biodiversity net gain should be 
achieved. Layout of site should support achieving 
Urban Greening Factor of 0.4. The site is in an area 
deficient in access to district and metropolitan parks 
and access to nature deficiency – opportunity within 
layout to address this deficiency and to improve 
access to existing open space, in particular to GS282, 
Ashburton Woodland and Canning Town recreation 
ground. No TPOs on the site. However, there are some 
existing non-TPO trees around the site and these 
should be protected where possible. The functionality 
of existing unallocated greenspaces and trees should 
be provided through the scheme.

 • Flood risk - Sequential approach to layout of site to 
take account of the site being in Flood Zone 2 and 
some parts being within Flood Zone 3 (to the east and 
west). Opportunities for green infrastructure/open 
space to reduce flood risk and incorporate SuDS as 
part of the design/optimisation of the site. Basement 
dwellings located in zone 2 would require exception 
test and would not be permitted in zone 3. More 

Future potential

 • Consideration of the potential uses -  Residential.
 • Infrastructure requirements - Open space. 
 • Indicative phasing - Some early work on feasibility, 

site to come forward as part of ‘Phase 3’ of Custom 
House programme. Longer term site. Need for decant 
may slow delivery.

vulnerable uses (including dwellings) would need an 
exception test in zone 3a. Layout of site to consider 
this. 

 • Other environmental constraints - Borough-wide 
air quality management zone. Some areas above 
recommended pollution limits adjacent Freemasons 
Road. Design measures should be used to minimise 
exposure and consider an air quality positive 
approach. 

 • Heritage: Tier 3 Archaeological Priority Zone.
 • Public transport, walking and cycling and highway - 

PTAL 2; predicted as PTAL 3 by 2031. Crossrail Stn 
1km Safeguarding – consult on works. Site sits within 
a Controlled Parking Zone. Adjacent Key Movement 
Corridors Freemasons Road and Burrard Road. Site 
should look to enhance connectivity along these 
routes and well as wayfinding across the site east-
west.

N/A
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1.6.2	 Constraints and Opportunity  

439

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N5.SA3 Custom House – Land between Russell Road and Maplin Road
Site address Russell Road; Burrard Road; Maplin Road; Chevron 

Close; Butchers Road; and Freemasons Road, E16 
Neighbourhood Custom House

Site area 1.36 hectares
Public Transport 
Accessibility Level 

2
3 (2031)

Flood Risk The site is shown to be at significant risk of flooding 
in Flood Zone 2 and 3 as well as being at minor - 
moderate pluvial flood risk in the 3.3%, 1%, and 0.1% 
AEP events. The site is also shown to be at significant 
flood risk if the River Thames were to breach its 
banks or defences were to fail.

Heritage 
Designations 

Canning Town / Newham Way Archaeological 
Priority Zone (Tier 3) 

Natural 
environment 
Designations

In an area of deficiency of access to all types of 
parks, except district and local parks. 
Air Quality Management Area
Adjacent to Ashburton Wood Site of Importance for 
Nature Conservation

Existing uses Residential and retail shop.

1.6.3	 Future potential 

1.6.4	 Design assumptions

•	 Consideration of the potential uses: Residential.

•	 Infrastructure requirements: Open space.

•	 Public open spaces to improve east-west connection 
and link to Ashburton Wood.

•	 Tall buildings: Not a tall building zone, suitable for mid-
rise buildings below 21m (3-6 storeys) to sensitively 
integrate with the scale of the context. 
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•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Defining public-private space: Proposals should provide 
continuous enclosure to streets and public spaces 
by arranging buildings in perimeter blocks and using 
frontage to overlook the public realm, establishing 
legible and safe environments.

•	 Mediating through scale: Proposals should step up 
or down in scale at their edges to meet the datum of 
the immediate context, using massing to sensitively 
integrate with the prevailing building height – 
transitioning from existing to new.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.6.5	 Design Principles 1.6.6	 Urban Design Framework
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76 NEWHAM CHARACTERISATION STUDY

CUSTOM HOUSE PHASE 03

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Open space:

 • Number of resi units: 
(scenario 1/2/3)

3-6

22416 m2

185/188/192 

949 m2

Design assumptions:

 • Public open spaces added to the site to improve east-
west connection and link to Ashburton Wood

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 22,416 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 20,174 m2 Ground car floor parking factor 0.330
Residential NIA 14,122 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 9.0 39.0 9.1 9
1 bed 10% 50 14.0 50.0 14.1 14
2 bed 45% 70 45.0 70.0 45.4 45 market 50% 50%
3 bed 35% 86 28.0 86.0 28.7 28 affordable 50%
4 bed 5% 108 3.0 108.0 3.3 3

100% Total 99 intermedia 35% 17.5%
rent 65% 32.5%

Studio 5% 39 3.0 39.0 0.0 0
1 bed 10% 50 4.0 50.0 4.9 4 100%
2 bed 45% 70 15.0 70.0 15.9 15
3 bed 35% 86 10.0 86.0 10.1 10
4 bed 5% 108 1.0 108.0 1.1 1

100% Total 30

Studio 5% 39 5.0 39.0 5.9 5
1 bed 10% 50 9.0 50.0 9.2 9
2 bed 45% 70 29.0 70.0 29.5 29
3 bed 35% 86 18.0 86.0 18.7 18
4 bed 5% 108 2.0 108.0 2.1 2

100% 100% Total 63

Indicative Site Capacity 192
Indicative capacity impact of accommodating car parking 6

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 50% 7,061

Affordable (Intermediate) 17.5% 2,471

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 32.5% 4,590

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.6.7	 Capacity Calculation

Tab 9	 Schedule 
N5.SA3  CUSTOM HOUSE LAND 
BETWEEN RUSSELL ROAD AND 
MAPLIN ROAD

Uses GEA (sqm)

Residential 22,416

Green Space 949
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INFO 

Neighbourhood: N5 Custom House  

Degree of change: Enhance

Site Area: 1.62 ha 

Landownership: LBN 

Planning History: N/A

PTAL: 1b-3 and projected to increase to 1b-4 by 2031

Flood Risk: Zone 2-3 

Tall Building Zone: N/A

Heritage: Canning Town/Newham Way Archaeological 
Priority Area (Tier 3)

In the vicinity of: Church of the Ascension (Locally-listed)

1.7	 N5.SA4 Royal Road 

1.7.1	 Key information

14 NEWHAM CHARACTERISATION STUDY

 • Existing use - Fenced off green open space 
 • Designation - Open Space – GS307; Community 

Facility Opportunity Area (Education) – Royal Road
 • Character of surrounding site - SAllotments to 

the south – acts as setback to Victoria Dock Road; 
Greenspace surrounding southern boundaries, SINC to 
the east; Residential to the north

 • Open space, trees and biodiversity - Some trees on 
the site, no TPOs; Site is entirely an open space – 
implication of losing greenspace; Layout of site should 
support achieving Urban Greening Factor of 0.4.

 • Flood risk: Flood Zone 3 - An exception test will be 
needed for residential and education facility as more 
vulnerable uses. Consideration of SuDs into design of 
development.

 • Other environmental constraints - BP Hazard Zone; 
Tate & Lyle Hazard Zone; AQMA; Design principles 
to ensure air quality neutral and to identify 
opportunities to improve air quality, especially given 
allocated school use.

 • Heritage- Archaeological Priority Area; In proximity 
of CHURCH OF THE ASCENSION Locally listed

 • Public transport, walking and cycling and highway - 
Crossrail 1km safeguarding; CPZ; 3-1b PTAL, 4-1b in 
2031

 • Tall buildings - LCY hazard zone
 • Consideration of the potential uses-  Mixed use with 

residential to enable the SEND provision and open 
space. The SEN school would have 105 places for 
pupils aged 5-19 (SEN schools do not have FEs)

 • Infrastructure requirements - The SEND specification 
will be used to develop the size depending on the 
SEND needs (approx. 4194sqm). The facilities, 
including the classroom designs, are normally 
different from mainstream places, such as the need 
for parking provision.

LAND AT ROYAL ROAD

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

Beckton

Enhance

1.62ha

LBN 

SITE ASSESSMENT

Site constraints and opportunities Future potential - design and uses 

KEY INFORMATION:

 • Planning history: N/A                                    
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NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N5.SA4 Royal Road
Site address Land at Royal Road, E16 3HS

Neighbourhood Beckton

Site area 1.62 hectares
Public Transport 
Accessibility Level 

1b to 3
1b to 4(2031)

Flood Risk The site is shown to be at significant risk of flooding, the 
site is in Flood Zones 2 and 3, as well as at high risk if the 
Thames were to breach its bank and defences were to fail 
during the 0.5% AEP 2115 epoch event.

Heritage 
Designations 

Canning Town/Newham Way Archaeological Priority Area 
(Tier 3)

In the vicinity of: 
Church of the Ascension (Locally-listed) 

Natural 
environment 
Designations

In an area of deficiency of access to all types of Parks, 
except District and Local Parks. 
Adjacent to Ham Creek Wood SINC
Air Quality Management Area 

Existing uses Fenced greenspace currently inaccessible to the public.

1.7.2	 Constraints and Opportunity  1.7.3	 Future potential 

1.7.4	 Design Assumptions

•	 Consideration of the potential uses: Mixed use with 
residential to enable the SEND provision and open 
space. The SEND school would have 105 places for 
pupils aged 5-19 (SEND schools do not have FEs) 

•	 Tall buildings: LCY hazard zone. Not a tall building zone, 
suitable for mid-rise buildings below 21m. 

•	 Infrastructure requirements: The SEND specification 
will be used to develop the size depending on the 
SEND needs (approx. 4194sqm). The facilities, including 
the classroom designs, are normally different from 
mainstream places, such as the need for disabled 
parking provision.

•	 Drop/off pick up space and disabled parking area in the 
triangle to the east of the school.

•	 Buildings to be served via Royal Road only.

•	 Not a tall building zone, suitable for mid-rise buildings 
below 21m (2-5 storeys). 
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•	 Connected street network: Proposal should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
pedestrian connection from Royal Rd to south and 
avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy. Residential buildings and parking and drop off 
school will be accessible from Royal Rd only.

•	 Positive public spaces: Open space between building 
and school should be well-overlooked and have sense 
of enclosure provided by surrounding building and 
landscape.

•	 Defining public-private space: Proposals should provide 
continuous enclosure to streets and public spaces by 
arranging residential blocks and school in perimeter.

•	 Mediating through scale: Proposal should step down 
in scale, using massing to sensitively integrate with the 
context (park and allotments).

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

N

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

P

1.7.5	 Design Principles 1.7.6	 Urban Design Framework
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18 NEWHAM CHARACTERISATION STUDY

LAND AT ROYAL ROAD

KEY INFORMATION:

 • Storeys:

 • Education GEA: 

 • Education external 
area

 • Open space:

 • Residential GEA:

 • Number of resi units: 
(scenario 1/2/3)

2-5

11832 m2

94/96/98 apartments

5000 m2

10262 m2 including 
parking and playspace

1482 m2

Design assumptions:

 • Drop/off pick up space and parking area in the 
triangle to the east of the school. 

 • Buildings to be served via Royal Road only

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 11,832 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 10,649 m2 Ground car floor parking factor 0.330
Residential NIA 7,454 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 4.0 39.0 4.8 4
1 bed 10% 50 7.0 50.0 7.5 7
2 bed 45% 70 23.0 70.0 24.0 23 market 50% 50%
3 bed 35% 86 15.0 86.0 15.2 15 affordable 50%
4 bed 5% 108 1.0 108.0 1.7 1

100% Total 50 intermedia 35% 17.5%
rent 65% 32.5%

Studio 5% 39 1.0 39.0 0.0 0
1 bed 10% 50 2.0 50.0 2.6 2 100%
2 bed 45% 70 8.0 70.0 8.4 8
3 bed 35% 86 5.0 86.0 5.3 5
4 bed 5% 108 0.0 108.0 0.6 0

100% Total 15

Studio 5% 39 3.0 39.0 3.1 3
1 bed 10% 50 4.0 50.0 4.8 4
2 bed 45% 70 15.0 70.0 15.6 15
3 bed 35% 86 9.0 86.0 9.9 9
4 bed 5% 108 1.0 108.0 1.1 1

100% 100% Total 32

Indicative Site Capacity 97
Indicative capacity impact of accommodating car parking 3

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 50% 3,727

Affordable (Intermediate) 17.5% 1,304

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 32.5% 2,423

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.7.7	 Capacity Calculation 

Tab 10	Schedule 

N5.SA4 ROYAL ROAD 

Uses GEA (sqm)

Residential 11,832

Education 5,000 

Education - external area (including 
parking & playspace) 

10,262 

Green space 1,482
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INFO 

Neighbourhood: N7 Three Mills

Degree of change: Transform

Site Area: 7 ha 

Landownership: Trustees of Anjuman-e-Islahul Musilemeen 
of (London) UK

Planning History: N/A

PTAL: 4-6

Flood Risk: Zone 1-2-3 

Tall Building Zone: TBZ16: Abbey Mills (40m)

Heritage: - Adjacent to Three Mills Conservation Area 
including listed Abbey Mills Pumping Station – layout and 
design of site to consider impact of these assets to the 
west of the site. Grade II listed Engine House at West Ham 
Pumping Station to north of site. Grade II Listed Northern 
Outfall Sewer Bridge Over Channelsea River and Grade II 
Listed Abbey Mills Pumping Station to west of the site. In 
Canning Town/Newham Way Archaeological Priority Zone.

1.8	 N7.SA1 Abbey Mills

1.8.1	 Key information

208 NEWHAM CHARACTERISATION STUDY

ABBEY MILLS

SITE ASSESSMENT

KEY INFORMATION:

 • Existing use - Vacant land/open space – open space 
is not protected except MOL to the north of the site. 
Abbey Mills Mosque within light industrial uses 
(temporary use which has expired). Site assessment 
work to explore provision of community use/facility 
on the site.

 • Designation - Existing site allocation states the 
site will be developed for a mix of residential and 
employment-generating uses and contribute to 
the creation of a new Local Centre in the station 
vicinity. This may include an element of community 
uses (including faith based) of a scale which is 
proportionate and which does not dominate the 
overall mix of uses in respect of land take, scale and 
traffic generation, located either within the local 
centre or so as to be well connected with the local 
centre and the station. Site access improvements will 
be required including a link to West Ham station 
and facilitation of a possible future link to S11. 
Indicative building heights of 8-12 storeys with lower 
development to west to maximise views of riverside 
and nearby heritage assets. 

 • Character of surrounding site - Adjacent to Three 
Mills Conservation Area including listed Abbey 
Mills Pumping Station – layout and design of site 
to consider impact of these assets to the west of the 
site. River to west of site – explore opportunities to 
enhance the waterways and create opportunities 
for access to and along the waterfront. Adjacent to 
proposed new local centre (and within 400m buffer) 
and West Ham station – south of the site is within 
licensing policy saturation so consideration of uses. 
Light industrial/residential use to north of site – 
Canning Road West Mixed Use Employment area. 
Crossrail safeguarding to east of the site. 

 • Open space, trees and biodiversity - Small strip of 

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

 • Neighbourhood: Three Mills 

Transform

7ha

TBC

Site constraints and opportunities 

NA

MOL (Greenway) at the north of the site which should 
be protected – access to the Greenway should be 
maintained and improved. This strip is also a SINC 
and the site is adjacent to the Abbey Creek SINC. 
Layout of development and public access should 
improve access to nature and avoid significant adverse 
impact on protected species and habitats. Biodiversity 
net gain should be achieved. Half of site (to south 
west) in district park deficiency – opportunity to 
create open space, particularly given current open 
space on site. Need to create link to Parcelforce 
site. No TPOs on the site but many trees on site as 
buffers to rail infrastructure. Within in Epping Forest 
Mitigation Zone (3-6.2km). Layout of site should help 
achieve 0.4 Urban Greening Factor. 

 • Flood risk - Site has TE2100 Flood Defence 
Safeguarding on part of site fronting river. Current 
policy requires development to be set back 16m from 
tidal flood defences and 8m from river defences (see 
‘Indicative TE2100 Flood Defence Buffering’ on the 
Policies Map); in instances where no formal defences 
are present, development will be set back 8m from 
the top of the river bank. Site is surrounded by Flood 
Zone 3 to the east and west. Critical Drainage Area to 
east – consider these flood risk and potential impact 
on site, particularly surface water. Very small strip of 
Flood Zone 3 at south of the site – take sequential test 
approach to layout. 

 • Other environmental constraints - Site highly 
contaminated – further discussion needed with 
environment team for any design principles. 
Consideration of any noise impacts from rail 
infrastructure on layout/design. Borough-wide air 
quality management zone. Design principles to ensure 
air quality neutral but explore opportunities to 
improve air quality. 
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1.8.2	 Constraints and Opportunity  

453

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N7.SA1 Abbey Mills 
Site address Land at Canning Road 

Neighbourhood Three Mills

Site area 7 hectares

Public Transport 
Accessibility Level 

4 – 6

Flood Risk The site is shown to be at risk of flooding during surface 
water flooding mainly during the 0.1% AEP and 1% AEP pus 
40% AEP events. The majority of the site is within Flood Zone 
1 and the east and west areas are affected by flooding (Flood 
Zone 3 and Flood Zone 2). Additionally, the site is risk if the 
Thames were to breach its bank and defences were to fail.

Utilities In proximity to Thames Water Sewage Pumping Station 
(within 20m) 
Underground cable route 

Heritage 
Designations 

Canning Town / Newham Way Archaeological Priority Area 
(Tier 3)

In the vicinity of:  
Three Mills Conservation Area 
Bromley by Bow Gasholders (Grade II)
Engine House at West Ham Pumping Station (Grade II) 
Abbey Mills Pumping Station (Grade II*)
Stores Building at Abbey Mills to West of Pumping Station 
(Grade II)
Offices (Former Superintendent’s House) at Abbey Mills 
(Grade II)
Gate Lodge at Abbey Mills (Grade II)
Gates and Gatepiers at Entrance to Abbey Mills Pumping 
Station (Grade II) 

N7.SA1 Abbey Mills 
Heritage 
Designations

Bases of Pair of Former Chimney Stacks at Abbey Mills to 
North West and South East of Pumping Station (Grade II)
 Ancillary Pump House To South East of Pumping Station 
(Grade II)
Nos 116 to 130 (even) Abbey Lane (Grade II)
C Station, with associated Valve House, Abbey Mills Pumping 
Station (Grade II)
The Ironmongers Stone in Leather Gardens to the East of 
Abbey Road (Grade II) 
Tide Mill (known as the House Mill) (Grade I)
Offices opposite Clock Mill (Custom House) (Grade II)
Clock Mill and 3 drying kilns (Grade I) 
Paved Roadway extending from west side of House Mill to 
wall and gate on east side of clock mill (Grade II)
The Still, 3 Mills Distillery (Locally Listed) 

Natural 
environment 
Designations 

Greenway Site of Importance for Nature Conservation and 
Metropolitan Open Land 

In an area of deficiency of access to all types of parks, except 
regional parks and of under provision to publicly accessible 
open space by head of population in 2038.
Adjacent to River Thames and Mill Meads Site of Importance 
for Nature Conservation 
Air Quality Management Area 

Source Protection Zone 1 

Lee Valley Regional Park

Existing uses Temporary community facility and vacant land with 
open space.
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1.8.3	 Future Potential 1.8.4	 Design assumptions

•	 Consideration of potential uses: Residential and 
community use floorspace (approx. 1,300sqm – current 
scale) – located near the station and as part of the new 
local centre.

•	 Infrastructure requirements: Open space. NHS have also 
identified a need of 1500sqm health centre near West 
Ham station so could be on this site or the Parcelforce 
site. Design view on best location. A link to West Ham 
station and facilitation of a possible future link to 
Parcelforce.

•	 Tall buildings: Within TBZ16: Abbey Mills (40m).

•	 Community building to be in the south of the site to 
improve connection with West Ham station.

•	 Pedestrian bridge / link to surrounding heritage assets.

•	 Building heights to be in line with TBZ16: Abbey Mills 
(40m). Suitable for tall buildings between 6-12 storeys 
to avoid impact on heritage assets. 
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•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals should establish a street 
hierarchy through appropriate building line, street 
width, scale, massing, façade articulation and mix of 
uses that combine to characterise the different role and 
function of each street or space that any given elevation 
is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Critical mass: Proposals should contribute to 
establishing a critical mass at destinations including 
public transport hubs and town centres, optimising 
capacity through a design-led approach to establish 
footfall that supports services and amenities.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

1.8.5	 Design Principles 1.8.6	 Urban Design Framework
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212 NEWHAM CHARACTERISATION STUDY

ABBEY MILLS

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Community & 
healthcare GEA:

 • Open space:

 • Number of resi units: 
(scenario 1/2/3)

6-12

68197 m2

570/582/593

5068 m2

29658 m2

Design assumptions:
 • Community building to be in the south of the site to 

improve connection with West Ham station
 • Pedestrian bridge / link to surrounding heritage assets

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 68,197 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 61,377 m2 Ground car floor parking factor 0.330
Residential NIA 42,964 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 35.0 39.0 35.8 35
1 bed 10% 50 55.0 50.0 55.9 55
2 bed 45% 70 179.0 70.0 179.5 179 market 65% 65%
3 bed 35% 86 113.0 86.0 113.7 113 affordable 35%
4 bed 5% 108 12.0 108.0 12.9 12

100% Total 394 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 6.0 39.0 0.0 0
1 bed 10% 50 10.0 50.0 10.5 10 100%
2 bed 45% 70 33.0 70.0 33.8 33
3 bed 35% 86 21.0 86.0 21.4 21
4 bed 5% 108 2.0 108.0 2.4 2

100% Total 66

Studio 5% 39 12.0 39.0 12.5 12
1 bed 10% 50 19.0 50.0 19.5 19
2 bed 45% 70 62.0 70.0 62.8 62
3 bed 35% 86 39.0 86.0 39.8 39
4 bed 5% 108 4.0 108.0 4.5 4

100% 100% Total 136

Indicative Site Capacity 596
Indicative capacity impact of accommodating car parking 29

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 27,927

Affordable (Intermediate) 12.25% 5,263

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 9,774

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.8.7	 Capacity Calculation

Tab 11	Schedule 

N7.SA1  ABBEY MILLS  

Uses GEA (sqm)

Residential 68,197

Community and healthcare 5,068

Green Space 29,658
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INFO 

Neighbourhood: N8 Stratford and Maryland

Degree of change: Transform 

Site Area: 0.63 ha 

Landownership: Single ownership 

Planning History: N/A

PTAL:  2-6

Flood Risk: Zone 2-3

Tall Building Zone: TBZ18: Stratford High Street (32-40m) 

Heritage: River Lea Archaeological Priority Area (Tier 3). 

In the vicinity of: 

•	 Stratford workshops (Locally listed)
•	 Stratford market Station (Locally listed)
•	 The Rex (Locally listed), 306 – 308 High Street (Locally 

listed)
•	 The Log Cabin (Grade II)
•	 Stratford St John’s Conservation Area

1.9	   N8.SA4 Stratford High Street Bingo Hall   

1.9.1	 Key information

138 NEWHAM CHARACTERISATION STUDY

 

 • Consideration of potential uses - Residential with light 
industrial uses. 

 • Existing use - Bingo Hall and car park. Car park not 
protected 

 • Designation - Currently site in LLDC but no 
designations. Outside of the metropolitan town centre 
boundary therefore wouldn’t support town centre 
uses in this location.  

 • Character of surrounding site - Adjacent to High 
Street. Workspaces on Burford Road. Stratford High 
Street DLR – opportunity to improve connectivity to 
this station. Offices, residential and retail and food 
and drink uses. TfL depot to south of the site. 

 • Open space, trees and biodiversity - Channelsea 
Path to the south of the site – designated wildlife 
corridor – opportunity to incorporate into site to 
improve biodiversity on site. Opportunity to increase 
green infrastructure and biodiversity on the site. If 
predominantly residential layout should achieve UGF 
of 0.4 and 0.2 for commercial 

 • Other environmental constraints - Design measures 
to minimise exposure to air quality and air quality 
positive approach given location in air quality focus 
area and borough-wide air quality management area.  

 • Heritage -  Site opposite Stratford Workshops and 
Stratford Market station which are locally listed. 
To the north is locally listed 306 – 308 High Street. 
Adjacent to the Grade II Listed The Log Cabin. Site 
opposite Stratford Workshops and Stratford Market 
station which are locally listed. To the north is locally 
listed 306 – 308 High Street. Adjacent to the Grade 
II Listed The Log Cabin. Need to consider impact on 
these heritage assets and also the Stratford St John’s 
Conservation Area and its listed buildings.  

 • Public transport, walking and cycling and highway 
- Mix of PTAL 2/5. Adjacent to Stratford High Street 
station.Improve access to the station and access to the 
Channelsea Path.

STRATFORD BINGO HALL

KEY INFORMATION:

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

Stratford and Maryland 

Transform

0.63ha

Single ownership 

SITE ASSESSMENT

Site constraints and opportunities 

Future potential - design

 • Planning history:  • N/A

 • Flood risk - Critical Drainage area runs to the north 
east of the site, along the railway tracks – consider 
impact of surface water on layout of site. Consider 
opportunity for SuDs. Majority of site flood zone 2 
and 3. Consider sequential approach to layout.

 • Neighbourhood vision -  Light industrial to support 
testing of innovation quarter in the Stratford Vision.
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1.9.2	 Constraints and Opportunity  

484

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N8.SA4 Stratford High Street Bingo Hall 
Site address 341 – 351 High Street 

Neighbourhood Stratford and Maryland 

Site area 0.63 hectares 
Public Transport 
Accessibility Level 

2 – 6 

Flood Risk The site is shown to be at significant risk of flooding in 
Flood Zone 3 and Flood Zone 2, as well as being at pluvial 
flood risk in the 0.1% AEP event and also being at risk if the 
Thames were to breach its bank and defences were to fail.

Heritage 
Designations 

River Lea Archaeological Priority Area (Tier 3)

In the vicinity of:
Stratford workshops (Locally listed)
Stratford market Station (Locally listed)
The Rex (Locally listed)
306 – 308 High Street (Locally listed)
The Log Cabin (Grade II)
Stratford St John’s Conservation Area

Natural 
environment 
Designations

Air Quality Management 
Air Quality Focus Area 

In an area of deficiency of access to all parks except 
metropolitan parks and of under provision to publicly 
accessible open space by head of population in 2038.

Source Protection Zone 3
Existing uses Bingo Hall and car park.

1.9.3	 Future potential

1.9.4	 Design assumptions

•	 Consideration of potential uses: Residential with light 
industrial uses.

•	 Tall buildings: within TBZ18: Stratford High Street. 

•	 Building heights to be in line with TBZ18: Stratford High 
Street. Suitable for buildings between 4-13 storeys to 
integrate with the context. 

•	 Light industrial to be serviced from Burford Road.

•	 Central open space to provide private amenity space.
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•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Defining public-private space: Proposals should provide 
continuous enclosure to streets and public spaces 
by arranging buildings in perimeter blocks and using 
frontage to overlook the public realm, establishing 
legible and safe environments.

•	 Defining public-private space: Proposals should provide 
continuous enclosure to streets and public spaces 
by arranging buildings in perimeter blocks and using 
frontage to overlook the public realm, establishing 
legible and safe environments.

•	 Mediating through scale: Proposals should step up 
or down in scale at their edges to meet the datum of 
the immediate context, using massing to sensitively 
integrate with the prevailing building height – 
transitioning from existing to new.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.9.5	 Design Principles 1.9.6	 Urban Design Framework
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142 NEWHAM CHARACTERISATION STUDY

STRATFORD BINGO HALL

KEY INFORMATION:

 • Storeys:

 • Residential GEA

 • Commercial GEA:

 • Number of resi units: 
(scenario 1/2/3)

4-13

18126 m2

147/149/153

1249 m2

Design assumptions:
 • Assumed to be included in TBZ
 • Light industrial to be serviced from Burford Road
 • Central open space to provide private amenity spacce

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 18,126 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 16,313 m2 Ground car floor parking factor 0.330
Residential NIA 11,419 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 9.0 39.0 9.5 9
1 bed 10% 50 14.0 50.0 14.8 14
2 bed 45% 70 47.0 70.0 47.7 47 market 65% 65%
3 bed 35% 86 30.0 86.0 30.2 30 affordable 35%
4 bed 5% 108 3.0 108.0 3.4 3

100% Total 103 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 1.0 39.0 0.0 0
1 bed 10% 50 2.0 50.0 2.8 2 100%
2 bed 45% 70 8.0 70.0 9.0 8
3 bed 35% 86 5.0 86.0 5.7 5
4 bed 5% 108 0.0 108.0 0.6 0

100% Total 15

Studio 5% 39 3.0 39.0 3.3 3
1 bed 10% 50 5.0 50.0 5.2 5
2 bed 45% 70 16.0 70.0 16.7 16
3 bed 35% 86 10.0 86.0 10.6 10
4 bed 5% 108 1.0 108.0 1.2 1

100% 100% Total 35

Indicative Site Capacity 153
Indicative capacity impact of accommodating car parking 8

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 2,598

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 7,423

Affordable (Intermediate) 12.25% 1,399

1.9.7	 Capacity Calculation

Tab 12	Schedule 
N8.SA4  STRATFORD HIGH STREET 
BINGO HALL

Uses GEA (sqm)

Residential 18,126

Commercial 1,249
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INFO 

Neighbourhood: N8 Stratford and Maryland

Degree of change: Transform

Site Area: 34.5 ha 

Landownership: Varied

Planning History: 

•	 Stratford City scheme
•	 22/00190/FUL
•	 21/00393/FUL
•	 19/00097/FUL
•	 21/00416/FUL

PTAL: 2-6

Flood Risk: Zone 2-3

Tall Building Zone: TBZ19: Stratford Central (60-100m)

Heritage: Part Stratford Railworks Archaeological Priority 
Area (Tier 2)

1.10	 N8.SA5 Stratford Town Centre West 

1.10.1	 Key information

232 NEWHAM CHARACTERISATION STUDY

STRATFORD TOWN CENTRE WEST

SITE ASSESSMENT

KEY INFORMATION:

 • Existing use - Vacant sites. IQL North has marketing 
suite. Being used as meanwhile uses for the local 
community. Community garden on site as a 
meanwhile use. IQL South has uses associated with 
construction of the other plots. Contains railway and 
sewer infrastructure.

 • Designation - Within the Stratford Metropolitan Town 
Centre. LLDC Local Plan Site Allocation. Majority 
built out/under construction. Remaining plots are: 
Development parcel 1 should provide a mix of uses, 
including residential, office and ground-floor local 
service retail providing a transition to the residential 
area to the north); Development parcel 2 should 
provide a large-scale town centre use with supporting 
elements, with a link bridge; Development parcel 4 
should provide employment uses including offices 
and residential with the localised retail functions on 
the ground floors. 

 • Character of surrounding site - Stratford International 
station and train tracks. Westfield Stratford City and 
town centre uses. Residential to the north. Olympic Park 
to the west.

 • Open space, trees and biodiversity - Current 
application for temporary community garden – if 
approved, re-provision could be incorporated into 
scheme. IQL North site contains unallocated green 
space. Design should look to re-provide functionality 
of this space. Site is adjacent to Metropolitan Open 
Land / Local Open Space designations to the west. 
Site is adjacent Local Open Space to the north. Site 
is adjacent pocket park to the south (also within 
LLDC site allocation SA3.1). Biodiversity net gain 
should be achieved. Layout of site should support 
achieving Urban Greening Factor of 0.4. The site is in 
an area deficient in access to local and district parks – 
opportunity within layout to address this deficiency 

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

 • Neighbourhood: Stratford and Maryland

Transform

34.5ha

Varied

Site constraints and opportunities 

 • Stratford City scheme
 • 22/00190/FUL
 • 21/00393/FUL
 • 19/00097/FUL
 • 21/00416/FUL

and to improve access to existing open space. No TPOs 
on the site. 

 • Flood risk - Part IQL South site is Flood Zone 2 – take 
sequential approach to site layout. Opportunities 
for green infrastructure/open space to reduce 
flood risk, and incorporate SuDS as part of the 
design/optimisation of the site. Layout to consider 
opportunities for sustainable drainage systems.  

 • Other environmental constraints - Consider noise 
implications of railway infrastructure. Contaminated 
land (Stratford Rail Works). Borough-wide air 
quality management zone. Site is within Air Quality 
Management Area and above pollution limits on one-
way system ring road. Given the potential number of 
residents design measures should be used to minimise 
exposure and consider an air quality positive 
approach. Layout of site, including the location of 
noise sensitive uses, should respond to potential noise 
receptors, including the rail tracks. Layer identifies 
site as previously being contaminated. 

 • Heritage - Intersects with London protected view. In 
proximity of: Cluster of Locally listed buildings from 
1 – 13 Windmill Lane; The Railway Tavern (Locally 
listed); Christian Redeem Church, Grove Crescent Road 
(Locally listed); The Theatre Royal, Salway Road E15 
(Grade II* listed); Need to enhance the significance 
of these heritage assets and their setting and avoid 
substantial harm.; Tier 2 Archaeological Priority Zone 
– Stratford Railworks (MSG site);

 • Public transport, walking and cycling and highway - 
Link bridge from MSG – see application for details of 
four pedestrian links (including three bridges) under 
current app. Other important connections include 
routes north-south (IQL north), along Westfield 
Avenue and to Aquatics centre (IQL south) and to 
Westfield and from Montfichet Road across to the 
Chobham Farm South site (MSG Sphere). See LLDC 
Local Plan site allocation for further detail. PTAL 6B.
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1.10.2	 Constraints and Opportunity  

487

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N8.SA5 Stratford Town Centre West 
Site address Land at Westfield Stratford City, north of Stratford 

International Station, Chobham Farm South, International 
Quarter and Cherry Park 

Neighbourhood Stratford and Maryland 

Site area 34.5 hectares 
Public Transport 
Accessibility Level 

2 – 6 

Flood Risk The site is shown to be at risk of flooding in Flood Zone 3 
and Flood Zone 2, as well as being at pluvial flood risk in 
the 1% and 0.1% AEP event. 

Heritage 
Designations 

Part Stratford Railworks Archaeological Priority Area
(Tier 2)

Natural 
environment 
Designations

Air Quality Management Area
Air Quality Focus Area

In an area of deficiency of access to all types of parks, 
except metropolitan parks and of under provision to 
publicly accessible open space by head of population 
in 2038. 
Open space along the railway corridor and small amount 
of Queen Elizabeth Olympic Park. 

Source Protection Zone 1
Existing uses Stratford International Station, Westfield shopping centre, 

Stratford City bus station, Stratford International bus 
station, coach and taxi provision, vacant land, office, retail 
and leisure uses.

1.10.3	 Future Potential

1.10.4	 Design Assumptions

•	 Consideration of potential uses: Residential, 
employment, other main town centre uses, particularly 
ground floor active frontages and open space.

•	 Infrastructure requirements: Consider need for 
connectivity enhancement to improve accessibility. 
Explore whether there is an opportunity for a 
community garden on IQL north.

•	 IQL South: consider capacity for plots S2, S3 and S10.

•	 Architecture shouldering the railway to deal with noise 
issues.

•	 Proposed connections in line with existing site 
allocation.
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•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Critical mass: Proposals should contribute to 
establishing a critical mass at destinations including 
public transport hubs and town centres, optimising 
capacity through a design-led approach to establish 
footfall that supports services and amenities.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

1.10.5	 Design Principles 1.10.6	 Urban Design Framework
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236 NEWHAM CHARACTERISATION STUDY

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Commercial GEA:

 • Employment GEA:

 • Open space:

 • Number of 
residential units 
(scenarios 1/2/3)

Design assumptions:

 • The design assumption relates to IQL 
South, but is tested for residential. 

 • As per pro-forma requirement, only 
plots S2, S3 and S10 have been tested.

 • Architecture shouldering the railway to 
deal with noise issues 

 • Connections consistent with existing 
site allocation

STRATFORD TOWN CENTRE WEST

4-29 7-29 7-29

MSG plot: IQL South: IQL North:

68183 m2 51158 m2 48027 m2

2403 m2 16200 m2 7933m2

7560 m2 0 m2 0 m2

1901 m2 0 m2 1927 m2

570/582/593 138/141/144 400/409/418

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 68,183 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 61,365 m2 Ground car floor parking factor 0.330
Residential NIA 42,955 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 35.0 39.0 35.8 35
1 bed 10% 50 55.0 50.0 55.8 55
2 bed 45% 70 179.0 70.0 179.5 179 market 65% 65%
3 bed 35% 86 113.0 86.0 113.6 113 affordable 35%
4 bed 5% 108 12.0 108.0 12.9 12

100% Total 394 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 6.0 39.0 0.0 0
1 bed 10% 50 10.0 50.0 10.5 10 100%
2 bed 45% 70 33.0 70.0 33.8 33
3 bed 35% 86 21.0 86.0 21.4 21
4 bed 5% 108 2.0 108.0 2.4 2

100% Total 66

Studio 5% 39 12.0 39.0 12.5 12
1 bed 10% 50 19.0 50.0 19.5 19
2 bed 45% 70 62.0 70.0 62.8 62
3 bed 35% 86 39.0 86.0 39.8 39
4 bed 5% 108 4.0 108.0 4.5 4

100% 100% Total 136

Indicative Site Capacity 596
Indicative capacity impact of accommodating car parking 29

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 9,772

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 27,921

Affordable (Intermediate) 12.25% 5,262

1.10.7	 Capacity Calculation

Tab 13	Schedule 
N8.SA5  STRATFORD TOWN CENTRE 
WEST - MSG PLOT

Uses GEA (sqm)

Residential 68,183 

Commercial 2,403

Employment 7,560

Green Space 1,901
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 51,158 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 46,042 m2 Ground car floor parking factor 0.330
Residential NIA 32,230 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 26.0 39.0 26.9 26
1 bed 10% 50 41.0 50.0 41.9 41
2 bed 45% 70 134.0 70.0 134.7 134 market 65% 65%
3 bed 35% 86 85.0 86.0 85.3 85 affordable 35%
4 bed 5% 108 9.0 108.0 9.7 9

100% Total 295 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 5.0 39.0 0.0 0
1 bed 10% 50 7.0 50.0 7.9 7 100%
2 bed 45% 70 25.0 70.0 25.4 25
3 bed 35% 86 16.0 86.0 16.1 16
4 bed 5% 108 1.0 108.0 1.8 1

100% Total 49

Studio 5% 39 9.0 39.0 9.4 9
1 bed 10% 50 14.0 50.0 14.7 14
2 bed 45% 70 47.0 70.0 47.1 47
3 bed 35% 86 29.0 86.0 29.8 29
4 bed 5% 108 3.0 108.0 3.4 3

100% 100% Total 102

Indicative Site Capacity 446
Indicative capacity impact of accommodating car parking 21

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 7,332

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 20,949

Affordable (Intermediate) 12.25% 3,948

1.10.8	 Capacity Calculation

Tab 14	Schedule 
N8.SA5  STRATFORD TOWN CENTRE 
WEST - IQL SOUTH

Uses GEA (sqm)

Residential 51,158

Commercial 16,200

Employment 0

Green Space 0
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 48,027 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 43,224 m2 Ground car floor parking factor 0.330
Residential NIA 30,257 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 25.0 39.0 25.2 25
1 bed 10% 50 39.0 50.0 39.3 39
2 bed 45% 70 126.0 70.0 126.4 126 market 65% 65%
3 bed 35% 86 80.0 86.0 80.0 80 affordable 35%
4 bed 5% 108 9.0 108.0 9.1 9

100% Total 279 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 4.0 39.0 0.0 0
1 bed 10% 50 7.0 50.0 7.4 7 100%
2 bed 45% 70 23.0 70.0 23.8 23
3 bed 35% 86 15.0 86.0 15.1 15
4 bed 5% 108 1.0 108.0 1.7 1

100% Total 46

Studio 5% 39 8.0 39.0 8.8 8
1 bed 10% 50 13.0 50.0 13.8 13
2 bed 45% 70 44.0 70.0 44.3 44
3 bed 35% 86 28.0 86.0 28.0 28
4 bed 5% 108 3.0 108.0 3.2 3

100% 100% Total 96

Indicative Site Capacity 421
Indicative capacity impact of accommodating car parking 21

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 6,883

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 19,667

Affordable (Intermediate) 12.25% 3,706

1.10.9	 Capacity Calculation

Tab 15	Schedule 
N8.SA5  STRATFORD TOWN CENTRE 
WEST - IQL NORTH

Uses GEA (sqm)

Residential 48,027

Commercial 7,933

Employment 0

Green Space 1,927
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INFO 

Neighbourhood:  N8 Stratford and Maryland  

Degree of change: Transform 

Site Area: 15.68 ha

Landownership: Varied 

Planning History: 

•	 11/90621/OUTODA

•	 21/00574/OUT

•	 15/00392/FUL

•	 14/00422/FUL

•	 20/00307/FUL

PTAL:  1 – 5; 1 – 6 (forecast by 2031)

Flood Risk: Zone 2-3

Tall Building Zone: TBZ18: Stratford High Street (50m) 

Heritage: River Lea Archaeological Priority Area (Tier 3). 

In the vicinity of: 

•	 Lockkeeper’s Cottage (Locally Listed)
•	 Sugar House Lane Conservation Area

1.11	   N8.SA9 Pudding Mill

1.11.1	 Key information

162 NEWHAM CHARACTERISATION STUDY

PUDDING MILL

KEY INFORMATION:
 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

Stratford and Maryland 

Transform

15.2692ha

Varied

 • 11/90621/OUTODA 
 • 21/00574/OUT
 • 15/00392/FUL
 • 14/00422/FUL
 • 20/00307/FUL

SITE ASSESSMENT

Site constraints and opportunities 

 • Existing use - Pudding Mill DLR. Light industrial 
uses, industrial units and waste recycling, Pudding 
Mill Substation, UKPN Bow Substation, Plug Tunnel 
Access, residential, car park, interim uses include 
temporary hotel (until 2024) and a sui generis theatre 
(until 2026) and LLDCC park depot. 

 • Designation - Existing LLDC allocation is for a 
new medium-density, mixed-use area, including 
a significant and diverse element of new and 
replacement business floorspace, including spaces 
suitable for small- and medium-sized businesses; a 
new Local Centre adjacent to Pudding Mill Lane DLR 
Station and Pudding Mill Lane; new homes including 
a significant element of family housing; new Local 
Open Space, playspace and public realm. Cumulatively 
across the Pudding Mill Site Allocation, 25 per cent 
non-residential floorspace should be achieved, with 
intensified industrial floorspace in the area to the 
west of Cooks Road and around the Crossrail portal. 
This is in line with the Pudding Mill SPD (adopted 
2017) which sets out the local policies around 
development in this area. Supporting development 
principles: 
 • Landowners will need to work together to bring 

forward comprehensive schemes that are capable of 
achieving the ambitions for development of the site 
allocation and delivering identified infrastructure 
needed for the site as a whole. 

 • Open Space/playspace needs to be provided 
alongside development and located within pockets 
across the site 

 • A new Local Centre should be brought forward 
adjacent to Pudding Mill Lane DLR Station 

 • Non-residential uses should be focused along a new 
central east-west street

 •  The form of development should allow for 
improved east-west connections through the site 

 • Provision should be made for key connections, 
including a new bus/cycle/ pedestrian connection 
from Stratford High Street to Marshgate Lane and 
a new pedestrian/cycle connection from Wrexham 
Road over the A12 and River Lea 

 • Where development is phased, introduction of 
appropriate interim uses is encouraged in accordance 
with Policy B.3 

 • Regard will need to be had to not prejudicing the 
operation of the safeguarded rail freight site to the 
west (for example by ensuring that noise sensitive 
uses are located away from the site). 

 • Designated LLDC industrial location (B1b6) to the 
south west of the site on Cooks Road and new local 
centre adjacent to Pudding Mill DLR station 

 • Character of surrounding site - Three Mills and Bow 
Back River; Greenway; Bows Good Yard railway site 
to the north across the DLR tracks; DLR station and 
tracks; Sugar House Lane conservation to south of 
High Street 

 • Open space, trees and biodiversity - Bow Back River 
is a SINC - layout of development and public access 
should improve access to nature and avoid significant 
adverse impact on protected species and habitats. 
Biodiversity net gain should be achieved. Site should 
protect and enhance access to the water. Layout of site 
should support achieving Urban Greening Factor of 
0.4. The site is in an area deficient in access to district 
and local park and should provide open space to 
contribute to addressing this deficiency. No TPOS on 
site. In Epping Forest Mitigation Zone 3 – 6.2km 

 • Flood risk - Site in Flood Zone 2 and 3. Basement 
dwellings located in zone 2 would require exception 
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1.11.2	 Constraints and Opportunity  

501

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N8.SA9 Pudding Mill 
Site address Land to the south of Queen Elizabeth Olympic Park, bounded by the 

River Lea to the west, City Mill river to the east, Bow Back Creek to 
the south and the DLR line to the north 

Neighbourhood Stratford and Maryland 

Site area 15.68 hectares 
Public Transport 
Accessibility Level 

1 – 5
1 – 6 (forecast by 2031) 

Flood Risk The site is shown to be at significant risk of flooding in Flood Zone 2 
and Flood Zone 3 as well as being at pluvial flood risk in the 0.1% AEP 
event and also being at risk if the Thames were to breach its bank and 
defences were to fail.

Utilities In proximity to Thames Water Sewage Pumping Station (within 20m)
Electrical Substation
Underground cable route 

Heritage 
Designations 

River Lea Archaeological Priority Area (Tier 3)

In the vicinity of:
Lockkeeper’s Cottage (Locally Listed)
Sugar House Lane Conservation Area

Natural 
environment 
Designations

Air Quality Management Area
Open space deficiency 
Adjacent to Site of Importance for Nature Conservation 

Existing uses Pudding Mill DLR Station, residential, industrial, employment, utilities 
infrastructure, vacant land and temporary leisure and hotel use. 

Waste management sites identified in the East London Waste Plan 
Evidence Base 2022 are located within the boundary of the allocation 
(Barbers Road Facility and Vulcans Wharf (City Oils Limited)).

1.11.3	 Future Potential

1.11.4	 Design Assumptions 

•	 Consideration of potential uses: Residential, 
employment uses, main town centre uses and social 
infrastructure including community facilities and health 
centre, open space. 

•	 Infrastructure requirements: Open space. Provide a 
health centre up to 2,000 sqm.

•	 Consolidated commercial uses alongside primary vehicle 
& pedestrian route - Pudding Mill lane adjacent to 
station.

•	 Improved East-West connections through the site.

•	 Safeguarded rail area boundaries to the North of the 
site assumed – please refer to UDF.

•	 21/00395/FUL and 21/0060/FUL plots modelled as per 
planning permissions.
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•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals should establish a street 
hierarchy through appropriate building line, street 
width, scale, massing, façade articulation and mix of 
uses that combine to characterise the different role and 
function of each street or space that any given elevation 
is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Defining public-private space: Proposals should provide 
continuous enclosure to streets and public spaces 
by arranging buildings in perimeter blocks and using 
frontage to overlook the public realm, establishing 
legible and safe environments.

•	 Critical mass: Proposals should contribute to 
establishing a critical mass at destinations including 
public transport hubs and town centres, optimising 
capacity through a design-led approach to establish 
footfall that supports services and amenities.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.11.5	 Design Principles 1.11.6	 Urban Design Framework

14/00422/FUL

UKPN Bow
Substation

15/00392/FUL
(phase 1)

21/00395/FUL
(phase 2)

21/0060/FUL
(phase 3)

20/00307/FUL

LDC industrial
location
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166 NEWHAM CHARACTERISATION STUDY

PUDDING MILL

KEY INFORMATION:
 • Storeys:

 • Residential GEA:

 • Community & 
healthcare GEA:

 • Commercial GEA:

 • Employment/
Industrial GEA:

 • Open space: 

 • No of resi units: 
(scenario 1/2/3)

5-15 8-15
Town centre Phase 1&2

99105 m2 46317 m2

832/850/866 386/393/400

3113 m2

11638 m2

9907 m236355 m2

NA

NA

4670 m2 901 m2

Design assumptions:
 • Assumed not testing on sites currently under 

development - please see UDF & plan.
 • Assumed requirement for approx.25% non-residential as 

per designation. Employment uses provided to support 
designation and align with outline planning consent.

 • Consolidated healthcare provision and community 
uses close to public transport.

 • Consolidated commercial uses alongside primary 
vehicle & pedestrian route - Pudding Mill lane 
adjacent to station.

 • Improved East-West connections through the site
 • Safeguarded rail area boundaries to the North of the 

site assumed – please refer to UDF.
 • 21/00395/FUL and 21/0060/FUL plots modelled as 

per planning permissions.

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 99,105 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 89,195 m2 Ground car floor parking factor 0.330
Residential NIA 62,436 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 40.0 39.0 40.0 40
1 bed 10% 50 62.0 50.0 62.4 62
2 bed 45% 70 200.0 70.0 200.7 200 market 50% 50%
3 bed 35% 86 127.0 86.0 127.1 127 affordable 50%
4 bed 5% 108 14.0 108.0 14.5 14

100% Total 443 intermedia 35% 17.5%
rent 65% 32.5%

Studio 5% 39 14.0 39.0 0.0 0
1 bed 10% 50 21.0 50.0 21.9 21 100%
2 bed 45% 70 70.0 70.0 70.2 70
3 bed 35% 86 44.0 86.0 44.5 44
4 bed 5% 108 5.0 108.0 5.1 5

100% Total 140

Studio 5% 39 26.0 39.0 26.0 26
1 bed 10% 50 40.0 50.0 40.6 40
2 bed 45% 70 130.0 70.0 130.4 130
3 bed 35% 86 82.0 86.0 82.6 82
4 bed 5% 108 9.0 108.0 9.4 9

100% 100% Total 287

Indicative Site Capacity 870
Indicative capacity impact of accommodating car parking 26

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 50% 31,218

Affordable (Intermediate) 17.5% 10,926

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 32.5% 20,292

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.11.7	 Capacity Calculation

Tab 16	Schedule 
N8.SA9  PUDDING MILL 
TOWN CENTRE

Uses GEA (sqm)

Residential 99,105

Community and healthcare 3,113

Commercial 11,638

Employment 36,355

Green Space 4,670

* The employment floorspace capacity figures presented for sites proposing stacked 

industrial formats are indicative and subject to adjustment through detail design. 

These layouts are conceptual which are intended to illustrate potential development 

scenarios. Final employment floorspace delivery will depend on the actual format and 

feasibility of individual schemes.
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 46,317 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 41,685 m2 Ground car floor parking factor 0.330
Residential NIA 29,180 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 24.0 39.0 24.3 24
1 bed 10% 50 37.0 50.0 37.9 37
2 bed 45% 70 121.0 70.0 121.9 121 market 65% 65%
3 bed 35% 86 77.0 86.0 77.2 77 affordable 35%
4 bed 5% 108 8.0 108.0 8.8 8

100% Total 267 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 4.0 39.0 0.0 0
1 bed 10% 50 7.0 50.0 7.1 7 100%
2 bed 45% 70 22.0 70.0 23.0 22
3 bed 35% 86 14.0 86.0 14.5 14
4 bed 5% 108 1.0 108.0 1.7 1

100% Total 44

Studio 5% 39 8.0 39.0 8.5 8
1 bed 10% 50 13.0 50.0 13.3 13
2 bed 45% 70 42.0 70.0 42.7 42
3 bed 35% 86 27.0 86.0 27.0 27
4 bed 5% 108 3.0 108.0 3.1 3

100% 100% Total 93

Indicative Site Capacity 404
Indicative capacity impact of accommodating car parking 20

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 6,638

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 18,967

Affordable (Intermediate) 12.25% 3,575

1.11.8	 Capacity Calculation

Tab 17	Schedule 
N8.SA9  PUDDING MILL 
PHASE 1 & 2

Uses GEA (sqm)

Residential 46,317

Community and healthcare 0

Commercial 0

Employment/Industrial 9,907

Green Space 901
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INFO 

Neighbourhood: N8 Stratford and Maryland

Degree of change: Transform 

Site Area: 1.35 ha 

Landownership: LCR, LLDC and Newham

Planning History: Zone 5, 12/00146

PTAL:  6

Flood Risk: minor

Tall Building Zone: TBZ20: Chobham Manor / East Village 
(32-50m) 

Heritage: Stratford Railways Archaeological Priority Area 
(Tier 2). In the vicinity of: The Eagle Public House (locally 
listed).

1.12	   N8.SA10 Chobham Farm North   

1.12.1	 Key information

150 NEWHAM CHARACTERISATION STUDY

CHOBHAM FARM

KEY INFORMATION:

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

Stratford and Maryland 

Transform

1.35ha 

LCR, LLDC and Newham

Zone 5, 12/00146

SITE ASSESSMENT

Site constraints and opportunities 

Future potential

 • Consideration of potential uses - Reconfiguration and 
reprovision of industrial floorspace with residential.

 • Existing use - Industrial uses and yard space 
 • Designation - Existing LLDC site allocation is for 

mixed-use development, including family housing, 
external private or shared amenity space and 
provision of a link through the site into the Chobham 
Farm public open space to the south of Henrietta 
Street. Minimise impacts on residential amenity from 
railway line to the west and adjoining community 
building to the north and on existing residential 
communities to the east • Provision of safe pedestrian 
crossing route over Henrietta Street between site 
and Chobham Farm site allocation development 
(SA2.1) • Improve public realm and street scene of 
Leyton Road through design of the development 
and improvements to the street • Provide a stepped 
transition in scale and massing in relation to East 
Village • The site allocation is expected to yield 
a minimum of 200 new homes (gross) with an 
affordable housing threshold of 50 per cent on public 
sector land in accordance with Policy H.2 • The 
amount and type of non-residential use should be 
determined by applying Policy B.1

 • Character of surrounding site - Leyton Road to west. 
Parkway Crescent – low rise housing. Open space and 
sports pitches to north and railway line to the west.

 • Open space, trees and biodiversity - No open space, 
trees and biodiversity on site given current use but 
opportunity to increase this and to provide a link 
from the site to the Chobham Farm public open space. 

 • Flood Risk - Critical Drainage and Flood Zone 2 to 
west of site on railway tracks. Layout to consider 
opportunity for SuDS.

 • Other environmental constraints - Contaminated land 
due to current use. Consider noise impacts of railway. 
Air quality management area – minimise exposure to 
poor air quality and identify opportunities to improve 
air quality 

 • Public transport, walking and cycling and highway - 
6/6a. Provision of safe pedestrian crossing route over 
Henrietta Street between site and Chobham Farm site 
allocation development (SA2.1) Improve public realm 
and street scene of Leyton Road through design of the 
development and improvements to the street.
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1.12.2	 Constraints and Opportunity  

505

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N8.SA10 Chobham Farm North 
Site address Land bounded by Liberty Bridge Road, Temple Mills, 

Leyton Road and the railway 
Neighbourhood Stratford and Maryland 

Site area 1.35 hectares 
Public Transport 
Accessibility Level 

6 

Flood Risk The site is shown to be at minor fluvial risk from the 
River Lea as well as being at pluvial flood risk in the 0.1% 
AEP event.

Heritage 
Designations 

Stratford Railways Archaeological Priority Area (Tier 2) 

In the vicinity of:
The Eagle Public House (locally listed) 

Natural 
environment 
Designations

In an area of deficiency of access to District, Local and 
Pocket Parks and of under provision to publicly accessible 
open space by head of population in 2038.

Air Quality Management Zone 

Source Protection Zone 3 

Existing uses Employment uses including yard space.

1.12.3	 Future Potential

1.12.4	 Design Assumptions 

•	 Consideration of potential uses: Reconfiguration and 
reprovision of industrial floorspace with residential.

•	 Tall buildings: within TBZ20: Chobham Manor/East 
Village. 

•	 Light industrial to be serviced from western route 
accessed from Temple Mills Lane.

•	 Building heights to be in line with TBZ20: Chobham 
Manor/East Village. Suitable for buildings between 
5-15 storeys to integrate with the context and avoid 
overshadowing gyspy and traveller pitches. Taller 
element proposed along Liberty Bridge road to face 
context buildings that are of similar height. 
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•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals should establish a street 
hierarchy through appropriate building line, street 
width, scale, massing, façade articulation and mix of 
uses that combine to characterise the different role and 
function of each street or space that any given elevation 
is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Mediating through scale: Step up or down in scale at 
site edges to meet the datum of the immediate context, 
using massing to sensitively integrate with the prevailing 
building height – transitioning from existing to new.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.12.5	 Design Principles 1.12.6	 Urban Design Framework
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154 NEWHAM CHARACTERISATION STUDY

CHOBHAM FARM

KEY INFORMATION:

 • Storeys:

 • Residential GEA

 • Employment GEA:

 • Number of resi units: 
(scenario 1/2/3)

5-15

24338 m2

200/205/209

4611 m2

Design assumptions:
 • Light industrial to be serviced from western route 

accessed from Temple Mills Lane.
 • Tower proposed along Liberty Bridge road to face 

context buildings that are of similar height

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 24,338 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 21,904 m2 Ground car floor parking factor 0.330
Residential NIA 15,333 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 12.0 39.0 12.8 12
1 bed 10% 50 19.0 50.0 19.9 19
2 bed 45% 70 64.0 70.0 64.1 64 market 65% 65%
3 bed 35% 86 40.0 86.0 40.6 40 affordable 35%
4 bed 5% 108 4.0 108.0 4.6 4

100% Total 139 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 2.0 39.0 0.0 0
1 bed 10% 50 3.0 50.0 3.8 3 100%
2 bed 45% 70 12.0 70.0 12.1 12
3 bed 35% 86 7.0 86.0 7.6 7
4 bed 5% 108 0.0 108.0 0.9 0

100% Total 22

Studio 5% 39 4.0 39.0 4.5 4
1 bed 10% 50 6.0 50.0 7.0 6
2 bed 45% 70 22.0 70.0 22.4 22
3 bed 35% 86 14.0 86.0 14.2 14
4 bed 5% 108 1.0 108.0 1.6 1

100% 100% Total 47

Indicative Site Capacity 208
Indicative capacity impact of accommodating car parking 10

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 3,488

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 9,966

Affordable (Intermediate) 12.25% 1,878

1.12.7	 Capacity Calculation

Tab 18	Schedule 

N8.SA10  CHOBAM FARM NORTH

Uses GEA (sqm)

Residential 24,338

Employment* 4,611

* The employment floorspace capacity figures presented for sites proposing stacked 

industrial formats are indicative and subject to adjustment through detail design. 

These layouts are conceptual which are intended to illustrate potential development 

scenarios. Final employment floorspace delivery will depend on the actual format and 

feasibility of individual schemes.
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INFO 

Neighbourhood: N9 West Ham 

Degree of change: Transform 

Site Area: 1.8 ha 

Landownership: The Secretaty of State, London 
Underground Limited

Planning History: 

•	 19/01933/PREAPP
•	 17/02586/FUL
•	 17/02702/PREAPP

PTAL: 2 to 6a

Flood Risk: Zone 2-3

Tall Building Zone: TBZ17: Plaistow Station (40/60m) 

Heritage: In the vicinity of:

•	 Plaistow Station (Locally-listed)
•	 The Railway Tavern (Locally-listed) 
•	 Willow Lodge Cottage (Grade II)

1.13	  N9.SA1 Plaistow North

1.13.1	 Key information

54 NEWHAM CHARACTERISATION STUDY

PLAISTOW NORTH

KEY INFORMATION:
 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

West Ham 

Transform

3.3 ha

19/01933/PREAPP
17/02586/FUL
17/02702/PREAPP

The Secretaty of State, 
London Underground 
Limited 

SITE ASSESSMENT

Site constraints and opportunities 

 • Existing use - Vacant site – former car showroom and 
servicing facility; Plaistow Station and tracks; Retail 
units. 

 • Designation - Strategic Site S29. Adjacent to 
Ashburton Terrace Local Mixed Use Area (LMUA6). 
Identified in Local Plan as a new local centre – centred 
on Plaistow Road. Plaistow Road is within Licensing 
Saturation Policy Zone. 

 • Character of surrounding site - Plaistow Station and 
tracks to the south. Residential blocks and terraces 
surrounding site to the north. Valetta Grove Amenity 
Area Green Space to the east. Greenway to the west. 
‘Plaistow Hub’ (Populo) is under construction and 
expecting completion in 2023.

 • Open space, trees and biodiversity - Adjacent to 
Valetta Grove Amenity Area Green Space (GS139). 
Near Railway Land Green Space (GS142). Site of 
Importance for Nature Conservation to the west 
adjacent to Railway Land Green Space. Within the 
Epping Forest Mitigation Zone (3-6.2km). Layout of 
development and public access should improve access 
to nature and avoid significant adverse impact on 
protected species and habitats. Biodiversity net gain 
should be achieved. Layout of site should help achieve 
0.4 Urban Greening Factor. 

 • Flood risk - Majority of site is a Critical Drainage Area. 
Western part of site in Flood Risk Zone 3 – small 
amount Flood Risk Zone 2. Consider flood risk, taking 
a sequential approach to layout, and potential impact 
on site, particularly surface water and the integration 
of SuDs. Basement dwellings located in zone 2 would 
require exception test and would not be permitted 
in zone 3. More vulnerable uses (including dwellings, 
drinking establishments and non-residential uses) 
would need an exception test in zone 3a. Layout of 
site to consider this.

Future potential

 • Tall buildings - Within LCY height constraint of 45m.
 • Consideration of potential uses - Mixed-use including 

residential and retail/community use for a new clearly 
defined local centre (17/00951/FUL is providing 
647sqm of retail and 182 housing units)

 • Infrastructure requirements - Plaistow Station: Need 
to address need for step-free access at Plaistow station. 
Greenway: Feasibility Study has shown that access to 
the Greenway via the northern side of the rail tracks 
is not possible, hence the proposal is now to build a 
bridge across the rail tracks that the northern part 
of the site with the southern small bit of land on 
Whitelegg Road to create access to the Greenway

 • Other environmental constraints - Air Quality 
Management Zone. Layer identifies north of the 
station to be contaminated. Residential to south of 
site also identified as being contaminated. Design 
principles to ensure air quality neutral but explore 
opportunities to improve air quality. Implication 
of noise from railway – need to be accounted for in 
design.

 • Heritage: Plaistow Station is locally listed. Grade II 
Listed Willow Cottage adjacent to site on Willow 
Grove. 

 • Public transport, walking and cycling and highway 
- PTAL4-6. CPZ. Plaistow Station & Plaistow Road. 
Crossrail Safeguarding , traffic congestion zone. Need 
enhanced access to Greenway and connecting it to 
open space.
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1.13.2	 Constraints and Opportunity  

511

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N9.SA1 Plaistow North
Site address Plaistow Road, London E15 3EU

Neighbourhood West Ham 

Site area 1.8 hectares
Public Transport 
Accessibility Level 

2 to 6a

Flood Risk The site is shown to be at significant risk of flooding in Flood Zone 2 
and Flood Zone 3, as well as being at pluvial flood risk in the 1% AEP 
+40% CC and the 0.1% AEP events and also being at risk if the Thames
were to breach its bank and defences were to fail.

Heritage 
Designations 

In the vicinity of:
Plaistow Station (Locally-listed)
The Railway Tavern (Locally-listed) 
Willow Lodge Cottage (Grade II)

Natural 
environment 
Designation

In an area of deficiency of access to all types of parks, except 
local parks. 

Adjacent to:
District Line Railsides Green Corridors and Greenway SINC

Air Quality Management Zone
Epping Forest Mitigation Zone – 6.2km

Existing uses Vacant site that was a former car showroom and servicing facility, as 
well as Plaistow Station railway tracks.

1.13.3	 Future potential 

1.13.4	 Design Assumptions

•	 Consideration of potential uses: Mixed-use including 
residential and retail/community use for a new clearly 
defined local centre. 

•	 Infrastructure requirements: Plaistow Station: Need to 
address need for step-free access at Plaistow station.

•	 Tall buildings: within TBZ17: Plaistow Station.

•	 Pedestrian bridge to be added to improve connection 
with Greenway.

•	 Buildings in line with TBZ17: Plaistow Station. Suitable 
for buildings between 7-19 storeys. Taller massings 
placed alongside Plaistow Rd for a prominent frontage 
and opportunity for active commercial frontage.
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•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Defining public-private space: Proposals should provide 
continuous enclosure to streets and public spaces 
by arranging buildings in perimeter blocks and using 
frontage to overlook the public realm, establishing 
legible and safe environments.

•	 Mediating through scale: Proposals should step up 
or down in scale at their edges to meet the datum of 
the immediate context, using massing to sensitively 
integrate with the prevailing building height – 
transitioning from existing to new.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.13.5	 Design Principles 1.13.6	 Urban Design Framework
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58 NEWHAM CHARACTERISATION STUDY

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Commercial GEA:

 • Open space:

 • Number of resi units: 
(scenario 1/2/3)

7-19

36858 m2

305/312/318 (of which 
40 are terrace houses)

1008 m2

3939 m2

PLAISTOW NORTH
Design assumptions:

 • Pedestrian bridge to be added to improve connection 
with Greenway

 • Taller massings placed alongside Plaistow Rd for 
a prominent frontage and opportunity for active 
commercial frontage

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 36,858 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 33,172 m2 Ground car floor parking factor 0.330
Residential NIA 23,221 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 14.0 39.0 14.9 14
1 bed 10% 50 23.0 50.0 23.2 23
2 bed 45% 70 74.0 70.0 74.6 74 market 50% 50%
3 bed 35% 86 47.0 86.0 47.3 47 affordable 50%
4 bed 5% 108 5.0 108.0 5.4 5

100% Total 163 intermedia 35% 17.5%
rent 65% 32.5%

Studio 5% 39 5.0 39.0 0.0 0
1 bed 10% 50 8.0 50.0 8.1 8 100%
2 bed 45% 70 26.0 70.0 26.1 26
3 bed 35% 86 16.0 86.0 16.5 16
4 bed 5% 108 1.0 108.0 1.9 1

100% Total 51

Studio 5% 39 9.0 39.0 9.7 9
1 bed 10% 50 15.0 50.0 15.1 15
2 bed 45% 70 48.0 70.0 48.5 48
3 bed 35% 86 30.0 86.0 30.7 30
4 bed 5% 108 3.0 108.0 3.5 3

100% 100% Total 105

Indicative Site Capacity 319
Indicative capacity impact of accommodating car parking 9

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 50% 11,610

Affordable (Intermediate) 17.5% 4,064

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 32.5% 7,547

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.13.7	 Capacity Calculation

Tab 19	Schedule 

N9.SA1 PLAISTOW NORTH

Uses GEA (sqm)

Residential 36,858

Commercial/Community 1,008

Green Space 3,939
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INFO 

Neighbourhood: N10 Plaistow

Degree of change: Enhance

Site Area: 0.38 ha 

Landownership: LBN 

Planning History: N/A

PTAL: 4

Flood Risk: N/A 

Tall Building Zone: N/A

Heritage: 

Archaeological Priority Area (Tier 2). 

In the vicinity of:

•	 Memorial Baptist Church (Grade II)
•	 Number 42 and attached railing, Balaam Street 
•	 (Grade II)

1.14	 N10.SA1 Balaam Leisure Centre 

1.14.1	 Key information

2 NEWHAM CHARACTERISATION STUDY

BALAAM LEISURE CENTRE

 • Existing use - vacant leisure centre
 • Designation - HSG23 – Balaam Leisure Centre for 

residential
 • Character of surrounding site - Wider area is mixed 

use, terraced, 2-4 storeys. Mix of post-war and 
Victorian. Two listed buildings adjacent. Adjacent to 
Abbey Arms Local Centre.

 • Open space, trees and biodiversity - District park 
deficiency. Within 6.2km of Epping Forest SAC. Some 
trees on the site, no TPOs.

 • Flood risk - No flood risk issues but layout should 
consider SuDS.

 • Other environmental constraints - Design measures 
should be used to ensure air quality neutral approach 
and minimise exposure, particularly given Barking 
Road exceeds air quality limits. Explore opportunities 
to improve air quality. 

 • Heritage - Adjacent grade II: Number 42 Balaam Street 
And Attached Railings to the north, and Memorial 
Baptist Church to the rear/southeast. APA tier 2. 
Archaeological Priority Area 

 • Public transport, walking and cycling and highway - 
PTAL 4, Greenway to the north and CPZ.

SITE ASSESSMENT

KEY INFORMATION:

Site constraints and opportunities Future potential - design 

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

 • Site Reference/Name: HSG23 Balaam Leisure 
Centre 
Plaistow

Enhance

0.38ha

LBN

 • Tall buildings - N/A
 • Consideration of potential uses - Residential

 • Planning history: N/A
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519

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N10.SA1 Balaam Leisure Centre
Site address 26 Balaam Street, London E13 8AQ

Neighbourhood Plaistow

Site area 0.38 hectares
Public Transport 
Accessibility Level 

4

Flood Risk This site is shown to be at minor surface water risk. 
Access and egress may be impacted in the 3.3%, 1% and 
0.1% AEP surface water events. This site is also at high risk 
of reservoir flooding during the ‘Wet Day’ event. This site 
is also at moderate risk of groundwater flooding.

Heritage 
Designations 

Archaeological Priority Area (Tier 2) 

In the vicinity of:
Memorial Baptist Church (Grade II)
Number 42 and attached railing, Balaam Street 
(Grade II)

Natural 
environment 
Designation

In an area of deficiency of access to all types of Parks, 
except Local Parks.

Air Quality Management Area 

Air Quality Focus Area 
Epping Forest Mitigation Zone – 6.2km

Existing uses Vacant leisure centre and car park.

1.14.2	 Constraints and Opportunity  1.14.3	 Future Potential

1.14.4	 Design assumptions

•	 Consideration of potential uses: Residential.

•	 Tall buildings: Not a tall building zone, suitable for a mid-
rise building below 21m. 

•	 Building to be setback from listed building to improve 
views from the main street.

•	 Open space in lieu of existing car park to provide private 
amenity areas.

•	 Not a tall building zone, suitable for a mid-rise building 
below 21m (4-5 storeys) to sensitively integrate with the 
context. 
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•	 Defining public-private space: Proposal should provide 
continuous enclosure and public space by arranging 
building using frontage to overlook the public realm to 
Balaam St, establishing legible and safe environments.

•	 Mediating through scale: Proposal should step down 
in scale from 5 to 4 storeys to meet the datum of 
the immediate context, using massing to sensitively 
integrate with the listed building nearby. Building should 
setback from Memorial Baptist Church to improve views 
from Balaam St and Whitwell Road.

•	 Layout, orientation and form: Proposal should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposal should improve existing 
habitats or create new habitats to achieve measurable 
gains for biodiversity, including meeting the Council’s 
Urban Greening Factor criteria. This includes retaining 
existing trees on Balaam St and converting existing car 
park into private green area / amenity space.

N
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Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

1.14.5	 Design Principles 1.14.6	 Urban Design Framework
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6 NEWHAM CHARACTERISATION STUDY

BALAAM LEISURE CENTRE

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Number of resi units: 
(scenario 1/2/3)

4-5

5892 m2

43/45/44

Design assumptions:

 • Building to be setback from listed building to improve 
views from the main street

 •  Open space in lieu of existing car park to provide 
private amenity areas

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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1.14.7	 Capacity Calculation 

GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 5,892 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 5,303 m2 Ground car floor parking factor 0.330
Residential NIA 3,712 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 2.0 39.0 2.4 2
1 bed 10% 50 3.0 50.0 3.7 3
2 bed 45% 70 11.0 70.0 11.9 11 market 50% 50%
3 bed 35% 86 7.0 86.0 7.6 7 affordable 50%
4 bed 5% 108 0.0 108.0 0.9 0

100% Total 23 intermedia 35% 17.5%
rent 65% 32.5%

Studio 5% 39 0.0 39.0 0.0 0
1 bed 10% 50 1.0 50.0 1.3 1 100%
2 bed 45% 70 4.0 70.0 4.2 4
3 bed 35% 86 2.0 86.0 2.6 2
4 bed 5% 108 0.0 108.0 0.3 0

100% Total 7

Studio 5% 39 1.0 39.0 1.5 1
1 bed 10% 50 2.0 50.0 2.4 2
2 bed 45% 70 7.0 70.0 7.8 7
3 bed 35% 86 4.0 86.0 4.9 4
4 bed 5% 108 0.0 108.0 0.6 0

100% 100% Total 14

Indicative Site Capacity 44
Indicative capacity impact of accommodating car parking 2

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 50% 1,856

Affordable (Intermediate) 17.5% 650

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.
- Assumes up to two-thirds of the ground floor can be used for car parking without reducing the number of homes delivered (with remaining space for active frontage, cycle parking etc). Alternatively, 
this could be accomodated in a basement, although this may have a larger viability impact
- The Tower type has not been included as a SketchUp model in the indicative site capacity toolkit. This type will be included following revisions to fire regulations.

Affordable (Rented) 32.5% 1,206

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

Tab 20	Schedule 

N10.SA1 BALAAM CENTRE

Uses GEA (sqm)

Residential 5,892

86 ﻿ SITES CAPACITY TESTING  London Borough of Newham ﻿



INFO 

Neighbourhood: N10 Plaistow

Degree of change: Enhance

Site Area: 1.6 ha 

Landownership: Newham 6th Form College

Planning History: 

•	  14/01812/FUL

•	 14/02236/FUL

PTAL: 2-4

Flood Risk: N/A

Tall Building Zone: N/A

Heritage: N/A

1.15	  N10.SA2 Newham 6th Form College

1.15.1	 Key information

42 NEWHAM CHARACTERISATION STUDY

NEWHAM 6TH FORM COLLEGE

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

Plaistow

Enhance

1.60ha

Newham 6th Form College

SITE ASSESSMENT

Site constraints and opportunities Future potential

 • Tall buildings - LCY Airport Height Constraint – 15m.
 • Consideration of potential uses - Education use with 

residential.
 • Infrastructure requirements - The masterplan 

submitted with the preapp proposed a total of 
30,381sqm for college infrastructure, and 24,400sqm 
for residential (339 units over 4-7 storeys for resi and 
new 9600sqm education building over 3-5 storeys). 

KEY INFORMATION:

 • Existing use - Education and ancillary land, including 
green verges designated GS221.

 • Designation - Community Facility – CF20 New VIc. 
Green Space – GS221 Education Land. Local Parks 
Deficiency

 • Character of surrounding site - The site is part of the 
original buildings complex – single story post-war 
school. Neighbourhood is low rise, a mix of terraces 
and 3-storey linear blocks of flats. Mature street trees 
all along Prince Regent Lane.

 • Open space, trees and biodiversity - Row of TPO trees 
along driveway, south edge of site. Opportunity to 
provide a better and more functional green space by 
including the main green space in the allocation. This 
would also allow for permeability through the site 
to Applewood Drive (west) to allow better access to 
Abbey Arms Local Centre. Adjacent to green Space 
– GS221. Layout of site should support achieving Urban 
Greening Factor of 0.4. Epping Forest Mitigation Zone – 6.2.

 • Flood risk - No flood risk considerations but 
consideration of layout for SuDS (linked to 
opportunity to increasing greening on site). 

 • Other environmental constraints - AQMA, but 
between 2 Focus Areas LAEI 2016 (Barking Road 
and Prince Regent Lane towards junction with A13). 
Design principles to ensure air quality neutral and 
to identify opportunities to improve air quality, 
especially given education use of wider site. 

 • Heritage - N/A.
 • Public transport, walking and cycling and highway - 

PTraffic Congestion Zone. PTAL4. Controlled Parking 
Zone. 

 • 14/01812/FUL
 • 14/02236/FUL
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1.15.2	 Constraints and Opportunity  

522

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N10.SA2 Newham Sixth Form College
Site address Prince Regent Lane, Plaistow E13 8SG

Neighbourhood Plaistow

Site area 1.6 hectares

Public Transport 
Accessibility Level 

2 to 4

Flood Risk The site is shown to be at significant risk of flooding 
in the surface water 1% AEP plus 40% climate change 
allowance event.

Heritage 
Designations 

N/A

Natural 
environment 
Designation

Open space designation: Newham Sixth Form College 
Playing Fields
In an area of deficiency of access to all types of parks, 
and of under provision to publicly accessible open 
space by head of population in 2038.
Air Quality Management Area 

Existing uses Education campus buildings, car park, and open space, 
including cricket pitch. 

1.15.3	 Future potential 

1.15.4	 Design assumptions

•	 Consideration of potential uses: Residential on the 
site with education floorpsace reprovided in the wider 
campus. 

•	 Infrastructure requirement: Open space.

•	 Tall buildings: Not a tall building zone. 

•	 Existing college building to be demolished

•	 Trees and protected green areas to the west of the site 
to be retained

•	 Not a tall building zone, suitable for mid-rise buildings 
below 21m (4-6 storeys). 
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•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Defining public-private space: Proposals should provide 
continuous enclosure to streets and public spaces 
by arranging buildings in perimeter blocks and using 
frontage to overlook the public realm, establishing 
legible and safe environments.

•	 Mediating through scale: Proposals should step up 
or down in scale at their edges to meet the datum of 
the immediate context, using massing to sensitively 
integrate with the prevailing building height – 
transitioning from existing to new.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.15.5	 Design Principles 1.15.6	 Urban Design Framework
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46 NEWHAM CHARACTERISATION STUDY

NEWHAM 6TH FORM COLLEGE

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Open space:

 • Number of resi units: 
(scenario 1/2/3)

4-6

23446 m2

2164 m2

194/197/201

Design assumptions:

 • Existing college building to be demolished
 • Trees and protected green areas to the west of the site 

to be retained 

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 23,446 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 21,101 m2 Ground car floor parking factor 0.330
Residential NIA 14,771 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 9.0 39.0 9.5 9
1 bed 10% 50 14.0 50.0 14.8 14
2 bed 45% 70 47.0 70.0 47.5 47 market 50% 50%
3 bed 35% 86 30.0 86.0 30.1 30 affordable 50%
4 bed 5% 108 3.0 108.0 3.4 3

100% Total 103 intermedia 35% 17.5%
rent 65% 32.5%

Studio 5% 39 3.0 39.0 0.0 0
1 bed 10% 50 5.0 50.0 5.2 5 100%
2 bed 45% 70 16.0 70.0 16.6 16
3 bed 35% 86 10.0 86.0 10.5 10
4 bed 5% 108 1.0 108.0 1.2 1

100% Total 32

Studio 5% 39 6.0 39.0 6.2 6
1 bed 10% 50 9.0 50.0 9.6 9
2 bed 45% 70 30.0 70.0 30.9 30
3 bed 35% 86 19.0 86.0 19.5 19
4 bed 5% 108 2.0 108.0 2.2 2

100% 100% Total 66

Indicative Site Capacity 201
Indicative capacity impact of accommodating car parking 6

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 50% 7,385

Affordable (Intermediate) 17.5% 2,585

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 32.5% 4,801

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.15.7	 Capacity Calculation

Tab 21	Schedule 
N10.SA2 NEWHAM 6TH FORM 
COLLEGE

Uses GEA (sqm)

Residential 23,446

Green space 2,164
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INFO 

Neighbourhood: N10 Plaistow

Degree of change: Enhance

Site Area: 0.44 ha 

Landownership: NHS

Planning History: N/A

PTAL: 3-5

Flood Risk: minor

Tall Building Zone: N/A

Heritage: Plaistow Archaeological Priority Area (Tier 2)

1.16	 N10.SA4 Balaam Street Health 

1.16.1	 Key information

202 NEWHAM CHARACTERISATION STUDY

BALAAM STREET SURGERY

SITE ASSESSMENT

KEY INFORMATION:

Future potential

 • Existing use - Medical centre.
 • Designation - Community Facility – Balaam Street 

Practice.
 • Character of surrounding site - Greenway to the south, 

Plaistow Park to the east, Christian Church to the north, 
semi-detached houses to the west.

 • Open space, trees and biodiversity - District Park 
Deficiency. Epping Forest Mitigation Zone – 6.2km 

 •  Several TPOs on site. Site should support achieving 
Urban Greening Factor of 0.4. Opportunity to increase 
green infrastructure on site.

 • Flood risk - No flood risk identified but if site 
being redeveloped opportunity for layout to better 
incorporate SuDS.

 • Other environmental constraints - Contaminated 
Land – Children’s Hospital since 1920’s – very low.

 • Heritage - Archaeological Priority Area – Plaistow Tier 
2.

 • Public transport, walking and cycling and highway - 
PTAL5.

 • Tall buildings - LCY Height Constraint – 15m.
 • Consideration of potential uses - Re-provision of medical 

centre and residential. 
 • Infrastructure requirements - Medical centre - 2187 m² of 

Healthcare.

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

 • Neighbourhood: Plaistow

Enhance

0.44ha

NHS

Site constraints and opportunities 

N/A
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1.16.2	 Constraints and Opportunity  

529

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N10.SA4 Balaam Street Health Complex 
Site address 113 Balaam Street, E13 8AF

Neighbourhood Plaistow

Site area 0.44 hectares
Public Transport 
Accessibility Level 

3 to 5

Flood Risk This site is shown to be at minor surface water risk. Access 
and egress may be impacted in the 3.3%, 1% and 0.1% AEP 
surface water events

Heritage 
Designations 

Plaistow Archaeological Priority Area (Tier 2)

Natural 
environment 
Designation

In an area of deficiency of access to all types of parks, 
except Local Parks and of under provision to publicly 
accessible open space by head of population in 2038.
Adjacent to the Greenway SINC
Several Tree Preservation Orders on-site
Air Quality Management Area
Air Quality Focus Area
Epping Forest Mitigation Zone – 6.2km 

Existing uses Health centre complex 

1.16.3	 Future Potential

1.16.4	 Design Assumptions

•	 Consideration of potential uses: Re-provision of medical 
centre and residential.

•	 Infrastructure requirements: Reprovision of medical 
centre.

•	 Tall buildings: Not a tall building zone. 

•	 Improve connections with Greenway.

•	 Healthcare use provided at podium level with residential 
on upper floors. 

•	 Not a tall building zone, suitable for mid-rise buildings 
below 21m (4-5 storeys).
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•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Mediating through scale: Step up or down in scale at 
site edges to meet the datum of the immediate context, 
using massing to sensitively integrate with the prevailing 
building height – transitioning from existing to new.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.16.5	 Design Principles 1.16.6	 Urban Design Framework
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206 NEWHAM CHARACTERISATION STUDY

BALAAM STREET SURGERY

KEY INFORMATION:

 • Storeys:

 • Residential GEA

 • Community & 
healthcare GEA:

 • Number of resi units: 
(scenario 1/2/3)

4-5

6816 m2

50/52/53

2040 m2

Design assumptions:
 • Connections with Greenway to be improved

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary

95 ﻿ SITES CAPACITY TESTING  London Borough of Newham ﻿



GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 6,816 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 6,134 m2 Ground car floor parking factor 0.330
Residential NIA 4,294 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 2.0 39.0 2.8 2
1 bed 10% 50 4.0 50.0 4.3 4
2 bed 45% 70 13.0 70.0 13.8 13 market 50% 50%
3 bed 35% 86 8.0 86.0 8.7 8 affordable 50%
4 bed 5% 108 0.0 108.0 1.0 0

100% Total 27 intermedia 35% 17.5%
rent 65% 32.5%

Studio 5% 39 0.0 39.0 0.0 0
1 bed 10% 50 1.0 50.0 1.5 1 100%
2 bed 45% 70 4.0 70.0 4.8 4
3 bed 35% 86 3.0 86.0 3.1 3
4 bed 5% 108 0.0 108.0 0.3 0

100% Total 8

Studio 5% 39 1.0 39.0 1.8 1
1 bed 10% 50 2.0 50.0 2.8 2
2 bed 45% 70 8.0 70.0 9.0 8
3 bed 35% 86 5.0 86.0 5.7 5
4 bed 5% 108 0.0 108.0 0.6 0

100% 100% Total 16

Indicative Site Capacity 51
Indicative capacity impact of accommodating car parking 2

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 50% 2,147

Affordable (Intermediate) 17.5% 751

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 32.5% 1,396

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.16.7	 Capacity Calculation

Tab 22	Schedule 
N10.SA4  BALAAM STREET HEALTH 
COMPLEX 

Uses GEA (sqm)

Residential 6,816

Community and healthcare 2,040
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INFO 

Neighbourhood:  N11 Beckton 

Degree of change: Enhance

Site Area: 1.0 ha 

Landownership: LBN

Planning History: 21/00575/PREAPP

PTAL:  3

Flood Risk: 3

Tall Building Zone: N/A

Heritage: Beckton Archaeological Priority Area (Tier 3) 

1.17	   N11.SA2 Cyprus 

1.17.1	 Key information

196 NEWHAM CHARACTERISATION STUDY

CYPRUS

SITE ASSESSMENT

KEY INFORMATION:

Future potential

 • Existing use - Fenced off green space. 
 • Designation - HSG24 – Cyprus 4 (residential).
 • Character of surrounding site - Surrounded by allotments 

to the north, and residential semi-detached houses to the 
east, south, and west. 

 • Open space, trees and biodiversity - Only front of 
site is protected green space (GS287 and GS357) – 
remaining open space has already been allocated 
for residential. Open spaces deficiency. Access 
to nature deficiency. Implications: Preapp said 
that development on protected green space is not 
acceptable in principle and is a planning constraint 
for the overall site. Existing green spaces should also 
be improved and enhanced as part of the masterplan 
proposals. Layout of site should support achieving 
Urban Greening Factor of 0.4.

 • Flood risk - Flood Zone 3 - An exception test is needed 
for resi in flood zones 3. Implications: The developer 
should engage an appropriately qualified flood risk 
assessor to respond to flooding and to incorporate 
sustainable urban drainage systems (SuDS) into the 
design of the development.  

 • Other environmental constraints - Air Quality 
Management Area. Contaminated Land (Beckton Gas 
Works). Implications: Design principles to ensure 
air quality neutral and to identify opportunities to 
improve air quality.

 • Heritage - Archaeological Priority Area. 
 • Public transport, walking and cycling and highway 

- Controlled Parking Zone. PTAL2/3. The junction 
between Woolwich Manor Way and Ferndale Street is 
directly northeast of the site.

 • Tall buildings - LCY Airport Height Constraint – All. 
Existing preapp suggested that proposed buildings 
should have a maximum height of five storeys given low 
PTAL.

 • Consideration of potential uses - housing. 
 • Infrastructure requirements - Open Space – existing level 

of provision must be protected – but could be relocated 
in the site. 

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

 • Neighbourhood: Beckton

Enhance

1ha

LBN

Site constraints and opportunities 

 • 21/00575/PREAPP 
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1.17.2	 Constraints and Opportunity  

540

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N11.SA2 Cyprus 
Site address Land at Ferndale Street, E6 6FS

Neighbourhood Beckton

Site area 1.0 hectares
Public Transport 
Accessibility Level 

3

Flood Risk The site is shown to be at significant risk of 
flooding, the site is in Flood Zone 3, as well 
as at high risk if the Thames were to breach 
its bank and defences were to fail during 
the 0.5% AEP 2115 epoch event. There is also 
some pluvial flood risk in the 0.1% AEP event.

Heritage 
Designations 

Beckton Archaeological Priority Area (Tier 3) 

Natural 
environment 
Designation

In an area of deficiency of access to all types 
of Parks. 
Air Quality Management Area 

Existing uses Vacant greenspace currently inaccessible to 
the public.

1.17.3	 Future Potential

1.17.4	 Design Assumptions

•	 Consideration of potential uses: Residential.

•	 Infrastructure requirements: Open Space – existing level 
of provision must be protected – but could be relocated 
in the site.

•	 Tall buildings: Not a tall building zone.

•	 Buildings to be serviced from the western streets.

•	 Open space to the south to extend existing green area.

•	 Not a tall building zone, suitable for mid-rise buildings 
below 21m (4-6 storeys).
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•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals should establish a street 
hierarchy through appropriate building line, street 
width, scale, massing, façade articulation and mix of 
uses that combine to characterise the different role and 
function of each street or space that any given elevation 
is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Mediating through scale: Step up or down in scale at 
site edges to meet the datum of the immediate context, 
using massing to sensitively integrate with the prevailing 
building height – transitioning from existing to new.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.17.5	 Design Principles 1.17.6	 Urban Design Framework
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200 NEWHAM CHARACTERISATION STUDY

CYPRUS 4

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Open space:

 • Number of resi units: 
(scenario 1/2/3)

4-6

13670 m2

108/110/113

4376 m2

Design assumptions:
 • Buildings to be serviced from existing Heather CI
 • Open space to the south to extend existing green area

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 13,670 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 12,303 m2 Ground car floor parking factor 0.330
Residential NIA 8,612 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 5.0 39.0 5.5 5
1 bed 10% 50 8.0 50.0 8.6 8
2 bed 45% 70 27.0 70.0 27.7 27 market 50% 50%
3 bed 35% 86 17.0 86.0 17.5 17 affordable 50%
4 bed 5% 108 1.0 108.0 2.0 1

100% Total 58 intermedia 35% 17.5%
rent 65% 32.5%

Studio 5% 39 1.0 39.0 0.0 0
1 bed 10% 50 3.0 50.0 3.0 3 100%
2 bed 45% 70 9.0 70.0 9.7 9
3 bed 35% 86 6.0 86.0 6.1 6
4 bed 5% 108 0.0 108.0 0.7 0

100% Total 18

Studio 5% 39 3.0 39.0 3.6 3
1 bed 10% 50 5.0 50.0 5.6 5
2 bed 45% 70 17.0 70.0 18.0 17
3 bed 35% 86 11.0 86.0 11.4 11
4 bed 5% 108 1.0 108.0 1.3 1

100% 100% Total 37

Indicative Site Capacity 113
Indicative capacity impact of accommodating car parking 4

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 50% 4,306

Affordable (Intermediate) 17.5% 1,507

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 32.5% 2,799

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.17.7	 Capacity Calculation

Tab 23	Schedule 

N11.SA2  CYPRUS

Uses GEA (sqm)

Residential 13,670

Green Space 4,376
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INFO 

Neighbourhood: N13 East Ham 

Degree of change: Transform 

Site Area: 0.55 ha 

Landownership: Former Hartley centre - LBN. Multiple 
private ownership on other sites 

Planning History: 20/02264/FUL

PTAL: 3 - 6

Flood Risk: N/A 

Tall Building Zone: N/A

Heritage: APA Tier 2; RADIO MAST ON, 281 BARKING ROAD 
– Locally Listed; Near to locally listed Hartley Primary; Near 
to listed Fellowship House and Listed buildings that are part 
of the Town Hall campus – consider impact on this cluster 
of listed buildings and the conservation area.

1.18	 N13.SA1 East Ham Western Gateway 

1.18.1	 Key information

8 NEWHAM CHARACTERISATION STUDY

EAST HAM WESTERN GATEWAY

KEY INFORMATION:

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

East Ham 

Transform

0.98 ha

Former Hartley centre 
- LBN. Multiple private 
ownership on other sites 

SITE ASSESSMENT

Site constraints and opportunities 

Future potential - design 

 • Existing use - Vacant land which was previously 
community use; Leisure use – Flip out centre - 
community facility which is protected; Masjid Bilal 
& Islamic Centre of East Ham – community facility 
which is protected.; Car park – not protected; Ground 
floor retail uses – not protected as outside of town 
centre; Residential which would need to be re-
provided. 

 • Designation - Existing site allocation is for mixed-use 
comprising residential and community uses making 
efficient use of the site. Design and public realm 
reflecting the town centre gateway location and Key 
Corridor status. Indicative height 6 to 8 storeys.

 • Character of surrounding site - Site is outside of major 
town centre boundary which runs along Winter 
Avenue. Barking Road opposite has ground floor 
active frontages and residential on the upper floors. 
Adjacent to the strategic sites coming forward in the 
town centre.  No open space or SINCs on site. Within 
an area of deficiency for pocket park and district park 
– opportunity to increase green infrastructure on site. 
No TPOs on site. 

 • Other environmental constraints - Borough-wide Air 
Quality Management Area and within an Air Quality 
Focus Area. Design measures to minimise exposure 
and look to improve air quality given location in Air 
Quality Focus Area and community facilities on site. 

 • Heritage- APA Tier 2; RADIO MAST ON, 281 
BARKING ROAD – Locally Listed; Near to locally listed 
Hartley Primary; Near to listed Fellowship House 
and Listed buildings that are part of the Town Hall 
campus – consider impact on this cluster of listed 
buildings and the conservation area.

 • Open space, trees and biodiversity - No open space or 
SINCs on site. Within an area of deficiency for pocket 
park and district park – opportunity to increase green 

infrastructure on site.
 • Flood risk - No flood risk but layout to consider 

opportunity for SuDs.
 • Public transport, walking and cycling and highway - 

PTAL 3 – 4.

 • Residential with replacement community facilities 
 • The community facilities are the Mosque (faith 

facility), leisure floorspace (Flipout) and the floorspace 
already permitted as part of the Hartley application.  

 • Reprovision of the Hartley centre application 
floorspace as community facility/health floorspace.

 • Capacity figures for whole site but so they can 
be extracted for each of the different plots of 
landownership.

 • Planning history: 20/02264/FUL                                      
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554

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

 N13.SA1 East Ham Western Gateway 
Site address 281 - 311 Barking Road 

Neighbourhood East Ham 

Site area 0.55 hectares 
Public Transport 
Accessibility Level 

3-6

Flood Risk No significant flood risk

Heritage 
Designations

281 Barking Road (Locally Listed)  East Ham Archaeological 
Priority Area (Tier 2) 

Heritage 
Designations

In the vicinity of: 
East Ham Town Centre Conservation Area
Hartley Primary School (Locally Listed) 
Fellowship House (Grade II) 
Denmark Arms Public House (Grade II) 
East Ham Police Station (Grade II) 
Newham Council Office (Grade II*) 
East Ham Library (Grade II) 
Technical College (Grade II) 
Former to 1 to 11 Nelson Street (Locally Listed) 
385 – 445 Barking Road (Locally Listed) 

Natural 
environment 
Designations

Air Quality Management Area 
Air Quality Focus Area 

In an area of deficiency of access to all types of parks, 
except local parks and of under provision to publicly 
accessible open space by head of population in 2038. 

Existing uses Community facilities, car park, residential and ground floor 
retail uses.

1.18.2	 Constraints and Opportunity  1.18.3	 Future potential 

•	 Consideration of potential uses: Residential, sports and 
recreation facilities and community facilities.

•	 The community facilities are the Mosque (faith facility), 
leisure floorspace (Flipout) and the floorspace already 
permitted as part of the Hartley application.

•	 Reprovision of the Hartley centre application floorspace 
as community facility/health floorspace.

•	 Tall buildings: Not a tall building zone, suitable for mid-
rise buildings below 21m (3-6 storeys). 
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•	 Street hierarchy: Proposal reinforce the existing street 
hierarchy through appropriate building line on Barking 
Rd and mix of uses from residential to community that 
responds to the role and function of the street.

•	 Mediating through scale: Proposal should step down 
in scale to meet the datum of the immediate context 
on Barking Rd and Winter Ave. Massing should also be 
in line with existing former cinema therefore area not 
suitable for Tall Building Zone.

•	 Layout, orientation and form: Proposal should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposal should improve existing 
habitats or create new habitats to achieve measurable 
gains for biodiversity, including meeting the Council’s 
Urban Greening Factor criteria. This includes converting 
existing car park on site into private green area.

N

R
O

N
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E
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H
T

O
N
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A

Y 

B A R K I N G  R O A D

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

Savoy Stirling

Hartley Centre
Masjid Bilal

Flip OutFlip Out

1.18.4	 Design Principles 1.18.5	 Urban Design Framework
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12 NEWHAM CHARACTERISATION STUDY

EAST HAM WESTERN GATEWAY

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Community & 
healthcare GEA:

 • Number of 
residential units 
(scenarios 1/2/3)

4 5 4 3-6

Savoy 
Stirling site:

Hartley 
Centre site:

Masjid Bilal 
site:

Flip Out site:

2162 m2 4611 m2 N / A 7710 m2

N / A 2451 m2 2247 m2 1136 m2

13/15/13 34/33/35 N / A 60/61/62

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundaryFlip OutFlip Out
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1.18.6	 Capacity Calculation - Flip Out site*  

Tab 24	Schedule 
N13.SA1 EAST HAM WESTERN 
GATEWAY
FLIP OUT SITE 

Uses GEA (sqm)

Residential 7,710

Community and healthcare 1,136

GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 7,710 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 6,939 m2 Ground car floor parking factor 0.330
Residential NIA 4,857 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 4.0 39.0 4.0 4
1 bed 10% 50 6.0 50.0 6.3 6
2 bed 45% 70 20.0 70.0 20.3 20 market 65% 65%
3 bed 35% 86 12.0 86.0 12.8 12 affordable 35%
4 bed 5% 108 1.0 108.0 1.5 1

100% Total 43 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 0.0 39.0 0.0 0
1 bed 10% 50 1.0 50.0 1.2 1 100%
2 bed 45% 70 3.0 70.0 3.8 3
3 bed 35% 86 2.0 86.0 2.4 2
4 bed 5% 108 0.0 108.0 0.3 0

100% Total 6

Studio 5% 39 1.0 39.0 1.4 1
1 bed 10% 50 2.0 50.0 2.2 2
2 bed 45% 70 7.0 70.0 7.1 7
3 bed 35% 86 4.0 86.0 4.5 4
4 bed 5% 108 0.0 108.0 0.5 0

100% 100% Total 14

Indicative Site Capacity 63
Indicative capacity impact of accommodating car parking 4

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 1,105

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 3,157

Affordable (Intermediate) 12.25% 595

* The capacity figure presented for N13.SA1 East Ham Western Gateway site allocation 

includes the Flip Out site only as Hartley development was substantially completed  

between Reg 18 and 19. 
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INFO 

Neighbourhood: N13 East Ham 

Degree of change: Transform

Site Area: 0.50 ha 

Landownership: CBRE

Planning History: N/A

PTAL: 6a

Flood Risk: Zone N/A

Tall Building Zone: N/A

Heritage: - East Ham and Manor Park to North Woolwich 
Roman Road Archaeological Priority Area. Site in proximity 
of locally listed Former Burtons Building – consider impact.

1.19	 N13.SA2 East Ham Primark 

1.19.1	 Key information

36 NEWHAM CHARACTERISATION STUDY

EAST HAM PRIMARK

KEY INFORMATION:

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

East Ham 

Transform

0.50 ha

CBRE

NA

SITE ASSESSMENT

Site constraints and opportunities 

Future potential

 • Existing use - Retail (E)(a) – two storeys of retail. Large 
retail frontage. 

 • Designation - Part of the site (the area fronting High 
Street North) is within the East Ham Primary Area 
and Primary Shopping Frontage. Whole site is within 
East Ham Major Centre. Existing policy seeks to 
maintain a robust retail core and ensure a variety of 
unit sizes. Currently need to maintain 70% of units 
in retail use in a primary shopping frontage. *Unit 
comprises a single frontage premises in accordance 
with street naming and numbering. In the East Ham 
Employment Hub 

 • Character of surrounding site - Directly to the north 
of S25 – consider relationship with developments 
coming forward on this site. On High Street North 
predominantly ground floor retail with two storeys 
above. East Ham Town Centre conservation area is 
further south starting at the east of St John’s Road. In 
proximity of locally listed Former Burtons Building – 
consider impact.

 • Open space, trees and biodiversity - No TPOs. 
Quantum of residential vs commercial would 
determine UGF. If site is being redeveloped 
opportunity for layout to better incorporate green 
infrastructure.

 • Flood risk - No flood risk identified but if site 
being redeveloped opportunity for layout to better 
incorporate SuDS.

 • Other environmental constraints - Borough-wide air 
quality management area. Within Air Quality Focus 
Area – need to demonstrate that design measures 
have been used to minimise exposure and need to 
consider poor air quality on both Ron Leighton Way 
and High Street North. 

 • Heritage - East Ham and Manor Park to North 
Woolwich Roman Road Archaeological Priority Area. 

 • Consideration of potential uses - Retention/
reprovision of existing retail floorspace with 
remainder with residential on upper floors. Primary 
would like to retain 45,000sqft store on site but could 
be two storey. 

 • Infrastructure requirements - N/A. 

Site in proximity of locally listed Former Burtons 
Building – consider impact. 

 • Public transport, walking and cycling and highway - 
PTAL 6a – no forecasted change. The Primark store 
is currently serviced using a 16.5m articulated lorry 
one delivery a day plus some small vans. Servicing 
is currently taken from Madge Gill Way, although 
this could be altered if a two storey option was taken 
forward.

 • Neighbourhood vision - Adjacent to transform sites – 
needs to consider relationship.
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1.19.2	 Constraints and Opportunity  

557

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N13.SA2 East Ham Primark
Site address 51 High Street North

Neighbourhood East Ham 

Site area 0.50 hectares
Public Transport 
Accessibility Level 

6

Flood Risk No significant flood risk

Heritage 
Designations 

East Ham Archaeological Priority Area (Tier 2) 
Manor Park to North Woolwich Roman Road 
Archaeological Priority Area (Tier 2)  

In the vicinity of: 
East Ham Town Centre Conservation Area
Former Burtons Building (Locally Listed) 
Hartley Primary School (Locally Listed) 
Fellowship House (Grade II) 
Denmark Arms Public House (Grade II) 
East Ham Police Station (Grade II) 
Newham Council Office (Grade II*) 
East Ham Library (Grade II) 
Technical College (Grade II) 
Former to 1 to 11 Nelson Street (Locally Listed) 
385 – 445 Barking Road (Locally Listed)
281 Barking Road (Locally Listed) 

Natural 
environment 
Designations

In an area of deficiency of access to all types of parks, 
except local parks and of under provision to publicly 
accessible open space by head of population in 2038.
Air Quality Management Area 
Air Quality Focus Area 

Existing uses Retail store and servicing yard. 

1.19.3	 Future potential 

1.19.4	 Design Assumptions

•	 Consideration of potential uses: Retention/reprovision 
of existing retail floorspace with residential on upper 
floors. Primark would like to retain 45,000sqft store on 
site but could be two storey.

•	 Infrastructure requirements: N/A.

•	 Tall buildings: Not a tall building zone. 

•	 Proposed building to be serviced from existing car park 
entrance.

•	 Not a tall building zone, suitable for mid-rise buildings 
below 21m (5-6 storeys). 

108 ﻿ SITES CAPACITY TESTING  London Borough of Newham ﻿



•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Mediating through scale: Proposals should step up 
or down in scale at their edges to meet the datum of 
the immediate context, using massing to sensitively 
integrate with the prevailing building height – 
transitioning from existing to new.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

N

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

1.19.5	 Design Principles 1.19.6	 Urban Design Framework
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40 NEWHAM CHARACTERISATION STUDY

EAST HAM PRIMARK

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Commercial GEA:

 • Number of resi units: 
(scenario 1/2/3)

5-6

10456 m2

82/84/85 apartments

4138 m2

Design assumptions:

 • Assumed not to be suitable for TBZ
 • Proposed building to be serviced from existing car 

park entrance 

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 10,456 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 9,410 m2 Ground car floor parking factor 0.330
Residential NIA 6,587 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 5.0 39.0 5.5 5
1 bed 10% 50 8.0 50.0 8.6 8
2 bed 45% 70 27.0 70.0 27.5 27 market 65% 65%
3 bed 35% 86 17.0 86.0 17.4 17 affordable 35%
4 bed 5% 108 1.0 108.0 2.0 1

100% Total 58 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 1.0 39.0 0.0 0
1 bed 10% 50 1.0 50.0 1.6 1 100%
2 bed 45% 70 5.0 70.0 5.2 5
3 bed 35% 86 3.0 86.0 3.3 3
4 bed 5% 108 0.0 108.0 0.4 0

100% Total 9

Studio 5% 39 1.0 39.0 1.9 1
1 bed 10% 50 2.0 50.0 3.0 2
2 bed 45% 70 9.0 70.0 9.6 9
3 bed 35% 86 6.0 86.0 6.1 6
4 bed 5% 108 0.0 108.0 0.7 0

100% 100% Total 18

Indicative Site Capacity 85
Indicative capacity impact of accommodating car parking 4

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 1,499

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 4,282

Affordable (Intermediate) 12.25% 807

1.19.7	 Capacity Calculation

Tab 25	Schedule 

N13.SA2 EAST HAM PRIMARK

Uses GEA (sqm)

Residential 10,456

Commercial 4,138
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INFO 

Neighbourhood: N13 East Ham 

Degree of change: Enhance

Site Area: 10.3 ha

Landownership: St William, joint venture between Berkeley 
Group and National Grid 

Planning History: N/A

PTAL: 0 – 1b and projected to increase to 0 – 2 by 2031

Flood Risk: Zone 2-3 

Tall Building Zone: N/A

Heritage: River Roding Archaeological Priority Area (Tier 3) 

1.20	 N13.SA3 Former East Ham Gaswork 

1.20.1	 Key information

20 NEWHAM CHARACTERISATION STUDY

 • Existing use - Open space which is not accessible to 
public. Disused gasholders, with structures associated 
with previous use including medium pressure gas 
governor. 

 • Designation - 7.1ha of site in Metropolitan Open 
Land. Alterations to the boundary of the MOL can 
only take place in exceptional circumstances, where 
there is full evidenced and justified. Site is designated 
open space which is protected. Current Local Plan 
policy requires no net loss of functionality, taking into 
account cumulative impacts and the multiple roles 
and benefits of green infrastructure. Need to consider; 
option for land outside of MOL, option for land swap 
and subject to green infrastructure study, whole site. 
Green infrastructure study to feed into this process. 

 • Character of surrounding site - North Circular Road 
runs along the east of the site – level change. Two 
storey residential terraces to west on Leigh Road with 
gardens facing on to site – consider impact on these 
residential uses. Residential to north on Stevenage 
Road and East Ham train depot to north with train 
tracks. If considering wider MOL site need to consider 
impact of noise of road and train line.

 • Open space, trees and biodiversity - Open space 
designations set out above. Site is within local park 
and district park deficiency area. Contains significant 
MOL which is not publically accessible. Depends on 
site boundary to the extent this can be achieved but 
should open up site to create publically accessible 
open space to address these deficiencies. Layout of site 
should support achieving Urban Greening Factor of 
0.4. Biodiversity net gain should be achieved. Site in 
Epping Forest Mitigation Zone 3 – 6.2km. TPOs on the 
site. Opportunity to create linkages across road and to 
open up the river through the River Roding project.

 • Other environmental constraints - Electricity pylons 

FORMER EAST HAM GASWORKS

KEY INFORMATION:

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

East Ham 

Enhance

9.5 ha (1.65ha currently 
developable)

St William, joint venture 
between Berkeley Group 
and National Grid 

SITE ASSESSMENT

Site constraints and opportunities 

are within the site along the eastern boundary. 
Gas distribution high pressure pipeline runs partly 
through site in the south west site. Both of these are 
within the wider MOL site boundary. Borough-wide 
air quality management zone – design measures to 
ensure air quality neutral and minimise exposure, 
particularly given location next to A406. Layer 
identifies Gasholder part of site as previously being 
contaminated – need to engage with pollution team 
to understand impact on achievability. Site is within 
Health and Safety Consultation Zone (inner, middle 
and outer) – would need to engage with health and 
safety executive and consider timing/location of uses.

 • Heritage- A River Roding Archaeological Priority Area 
 • Public transport, walking and cycling and highway - 

Low PTAL. 0 – 1b and projected to increase to 0 – 2 
by 2031. Recreational footpath network runs along 
eastern boundary of site – opportunity to open up 
public access to enable this, with links with other 
green spaces in the wider area. Opportunity to create 
linkages across road and to open up the river through 
the River Roding project.

 • Flood risk - Almost whole site is Flood Zone 2 and 3 
except small section at the east of the site. Gasholder 
not in Flood Zone 3. Given whole site is in flood zone 
2 and/or 3 can’t do a sequential approach to layout 
but would need to be considered through SFRA. 
Opportunities for green infrastructure/open space to 
reduce flood risk and incorporate SuDS as part of the 
design/optimisation of the site. Basement dwellings 
located in zone 2 would require exception test and 
would not be permitted in zone 3. More vulnerable 
uses (including dwellings) would need an exception 
test in zone 3a. Layout of site to consider this. 

 • Planning history: N/A                                    

112 ﻿ SITES CAPACITY TESTING  London Borough of Newham ﻿



561

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N13.SA3 Former East Ham Gasworks 
Site address Former East Ham Sports Ground

Leigh Road. 
Neighbourhood East Ham 

Site area 10.3 hectares 
Public Transport 
Accessibility Level 

0 – 3

Flood Risk The site is shown to be at significant risk of flooding in 
Flood Zone 3 and Flood Zone 2, as well as being at pluvial 
flood risk in the 1% and 0.1% AEP events and also being at 
risk if the Thames were to breach its bank and defences 
were to fail. 

Utilities Overhead Transmission Line

Heritage 
Designations 

River Roding Archaeological Priority Area (Tier 3) 

Natural 
environment 
Designations

In an area of deficiency of access to all types of Parks, 
except the southern half of the site which is within the 
catchment for Barking Road Recreation Ground Local Park 
and of under provision to publicly accessible open space 
by head of population in 2038.

Metropolitan Open Land and Former Leigh Road Sports 
Ground Sites of Importance for Nature Conservation 

Air Quality Management Area 

Source Protection Zone 2 

Existing uses Former gasholders and associated infrastructure and open 
space currently inaccessible to the public, which includes 
disused playing pitch. 

1.20.2	 Constraints and Opportunity  1.20.3	 Future potential 

1.20.4	 Design Assumptions

•	 Consideration of the potential uses: Residential on 
part of site not currently designated as open space, 
community facility floor space. The Gas Governor needs 
to be retained (to be operated by Cadent Gas). Publicly 
accessible open space given the fact the site is currently 
inaccessible.

•	 Tall buildings: Not a tall building zone, suitable for mid-
rise buildings below 21m (3-6 storeys). 

•	 MOL to be retained.

•	 Existing Gasholder to be demolished.

•	 Not a tall building zone, suitable for mid-rise buildings 
below 21m (3-6 storeys). 
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•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals should establish a street 
hierarchy through appropriate building line, street 
width, scale, massing, façade articulation and mix of 
uses that combine to characterise the different role and 
function of each street or space that any given elevation 
is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Critical mass: Proposals should contribute to 
establishing a critical mass at destinations including 
public transport hubs and town centres, optimising 
capacity through a design-led approach to establish 
footfall that supports services and amenities.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

N

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

1.20.5	 Design Principles 1.20.6	 Urban Design Framework
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24 NEWHAM CHARACTERISATION STUDY

FORMER EAST HAM GASWORKS

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Community & 
healthcare GEA:

 • Open space GEA:

 • Number of resi units: 
(scenario 1/2/3)

3-6

28270 m2

1134 m2

233/238/244 (of which 
30 are terrace houses)

81538 m2

Design assumptions:

 • MOL to be retained
 • Existing Gasholder to be demolished

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 28,270 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 25,443 m2 Ground car floor parking factor 0.330
Residential NIA 17,810 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 14.0 39.0 14.8 14
1 bed 10% 50 23.0 50.0 23.2 23
2 bed 45% 70 74.0 70.0 74.4 74 market 65% 65%
3 bed 35% 86 47.0 86.0 47.1 47 affordable 35%
4 bed 5% 108 5.0 108.0 5.4 5

100% Total 163 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 2.0 39.0 0.0 0
1 bed 10% 50 4.0 50.0 4.4 4 100%
2 bed 45% 70 14.0 70.0 14.0 14
3 bed 35% 86 8.0 86.0 8.9 8
4 bed 5% 108 1.0 108.0 1.0 1

100% Total 27

Studio 5% 39 5.0 39.0 5.2 5
1 bed 10% 50 8.0 50.0 8.1 8
2 bed 45% 70 26.0 70.0 26.0 26
3 bed 35% 86 16.0 86.0 16.5 16
4 bed 5% 108 1.0 108.0 1.9 1

100% 100% Total 56

Indicative Site Capacity 246
Indicative capacity impact of accommodating car parking 12

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 4,052

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 11,577

Affordable (Intermediate) 12.25% 2,182

1.20.7	 Capacity Calculation 

Tab 26	Schedule 
N13.SA3 FORMER EAST HAM 
GASWORK 

Uses GEA (sqm)

Residential 28,270

Community and healthcare 1,134

Green space 81,538

116 ﻿ SITES CAPACITY TESTING  London Borough of Newham ﻿



INFO 

Neighbourhood: N14 Green Street 

Degree of change: Enhance

Site Area: 0.73 ha 

Landownership: NHS

Planning History: N/A

PTAL: 3-4, 4-5(2031)

Flood Risk: N/A

Tall Building Zone: N/A

Heritage: Archaeological Priority Area – Plashet Tier 2. 
Locally Listed Building – East Ham Memorial Hospital. Grade 
II Listed Building - Passmore Edwards Library adjacent to 
Plashet Park.

1.21	 N14.SA1 Shrewsbury Road health complex

1.21.1	 Key information

226 NEWHAM CHARACTERISATION STUDY

SHREWSBURY ROAD HEALTH CENTRE

SITE ASSESSMENT

KEY INFORMATION:

Future potential

 • Existing use - Health Centre, hospital, car parking.
 • Designation - Community Facility – East Ham 

Memorial Hospital and Shrewsbury Road Medical 
Centre.

 • Character of surrounding site - Terraced houses to the 
north and south, Plashet Park to the east.

 • Open space, trees and biodiversity - Pocket Park 
Deficiency. District Park Deficiency. Access to Nature 
Deficiency. Epping Forest Mitigation Zone – 6.2km. 
Site should support achieving Urban Greening Factor 
of 0.4. Opportunity to increase green infrastructure 
on site. 

 • Flood risk - No flood risk identified but if site 
being redeveloped, opportunity for layout to better 
incorporate SuDS.

 • Other environmental constraints - Contaminated 
Land – East Ham Memorial Hospital – Very Low. 
Design measures should be mindful of noise and 
be used to ensure air quality neutral approach and 
minimise exposure. Explore opportunities to improve 
air quality.

 • Heritage - Archaeological Priority Area – Plashet 
Tier 2. Locally Listed Building – East Ham Memorial 
Hospital. Grade II Listed Building - Passmore Edwards 
Library adjacent to Plashet Park.  

 • Public transport, walking and cycling and highway - 
PTAL 3.

 • Tall buildings - LCY Height Constraint – 45m.
 • Consideration of potential uses - Re-provision of health 

centre and hospital with residential. Health care 
floorspace (8743m2) as follows: 

 • step up/down - 3410
 • GP - 2155
 • ICS - 1240
 • Other tenants - 1938 

 • Potential for greenspace enhancements .
 • Infrastructure requirements - Health centre and hospital 

(as above).

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

 • Neighbourhood: East Ham

Enhance

0,7ha

NHS

Site constraints and opportunities 

N/A
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1.21.2	 Constraints and Opportunity  

569

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N14.SA1 Shrewsbury Road Health Complex
Site address Shrewsbury Road, E7 8QP

Neighbourhood East Ham

Site area 0.73 hectares
Public Transport 
Accessibility Level 

3 to 4
4 to 5 (2031)

Flood Risk No significant flood risk

Heritage 
Designations 

Plashet Archaeological Priority Area (Tier 2) 
East Ham Memorial Hospital (Locally-listed)

In the vicinity of: 
East Ham Baptist Church (Locally-listed)
Passmore Edwards Library (Grade II)

Natural 
environment 
Designations

In an area of deficiency of access to all types of Parks, 
except Local Parks and of under provision to publicly 
accessible open space by head of population in 2038. Air 
Quality Management Area 
Epping Forest Mitigation Zone – 6.2km

Existing uses Health centre and hospital complex 

1.21.3	 Future Potential

1.21.4	 Design Assumptions

•	 Consideration of potential uses: Re-provision of health 
centre and hospital with residential. Health care 
floorspace (8743 sqm) as follows:

•	 step up/down - 3410 sqm
•	 GP - 2155 sqm 
•	 ICS - 1240 sqm 
•	 Other tenants - 1938 sqm
•	 potential for greenspace enhancements.

•	 Infrastructure requirements: Health centre and hospital 
(as above).

•	 Tall buildings: Not a tall building zone.

•	 Listed building retained.

•	 Assumed 8000sqm health facility including existing clinic 
in listed building.

•	 Not a tall building zone, suitable for low-rise/mid-
rise buildings below 21m (3-6 storeys) to sensitively 
integrate with the context.
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•	 Connected street network: Proposals should establish 
a connected network of streets and spaces that 
stitches into the wider movement network, improving 
permeability and avoiding cul-de-sac and dead ends.

•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Critical mass: Proposals should contribute to 
establishing a critical mass at destinations including 
public transport hubs and town centres, optimising 
capacity through a design-led approach to establish 
footfall that supports services and amenities.

•	 Mediating through scale: Proposals should step up 
or down in scale at their edges to meet the datum of 
the immediate context, using massing to sensitively 
integrate with the prevailing building height – 
transitioning from existing to new.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

1.21.5	 Design Principles 1.21.6	 Urban Design Framework
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230 NEWHAM CHARACTERISATION STUDY

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Community & healthcare 
GEA: 

 • Number of residential units 
(Scenarios 1/2/3):

Design assumptions:
 • Listed building retained
 • Assumed 8000sqm health facility include existing 

clinic in listed building. 
 • Assumed low-rise development to align with 

surrounding context

SHREWSBURY ROAD HEALTH CENTRE

3-5

5550 m2

6266 m2 (excluding listed 

building to be retained) 

42/42/43

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 5,550 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 4,995 m2 Ground car floor parking factor 0.330
Residential NIA 3,497 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 2.0 39.0 2.2 2
1 bed 10% 50 3.0 50.0 3.5 3
2 bed 45% 70 11.0 70.0 11.2 11 market 50% 50%
3 bed 35% 86 7.0 86.0 7.1 7 affordable 50%
4 bed 5% 108 0.0 108.0 0.8 0

100% Total 23 intermedia 35% 17.5%
rent 65% 32.5%

Studio 5% 39 0.0 39.0 0.0 0
1 bed 10% 50 1.0 50.0 1.2 1 100%
2 bed 45% 70 3.0 70.0 3.9 3
3 bed 35% 86 2.0 86.0 2.5 2
4 bed 5% 108 0.0 108.0 0.3 0

100% Total 6

Studio 5% 39 1.0 39.0 1.5 1
1 bed 10% 50 2.0 50.0 2.3 2
2 bed 45% 70 7.0 70.0 7.3 7
3 bed 35% 86 4.0 86.0 4.6 4
4 bed 5% 108 0.0 108.0 0.5 0

100% 100% Total 14

Indicative Site Capacity 43
Indicative capacity impact of accommodating car parking 2

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 50% 1,748

Affordable (Intermediate) 17.5% 612

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 32.5% 1,136

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.21.7	 Capacity Calculation

Tab 27	Schedule 
N14.SA1  SHREWSBURY ROAD 
HEALTH COMPLEX  

Uses GEA (sqm)

Residential 5,550

Community and healthcare
6,266 (excluding listed building to be 
retained) 
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INFO 

Neighbourhood: N15 Forest Gate

Degree of change: Conserve

Site Area: 0.19 ha 

Landownership: Various private ownership

Planning History: Various approved and registered planning

applications of small scale

PTAL: 3-4(2031)

Flood Risk: N/A

Tall Building Zone: N/A

Heritage: Forest Gate Centre Conservation Area

1.22	  N15.SA1 Lord Lister Health Centre

1.22.1	 Key information

48 NEWHAM CHARACTERISATION STUDY

NORTH OF FOREST GATE

KEY INFORMATION:

 • Neighbourhood:

 • Degree of change:

 • Site area:

 • Land ownership:

 • Planning history:

Forest Gate

Conserve

0.77 ha

Various private ownership

Various approved and 
registered planning 
applications of small scale.

SITE ASSESSMENT

Site constraints and opportunities 

 • Existing use - Residential & retail terraces with car 
park, and health facility (Lord Lister). Implications: 
Residential would need to be re-provided; Ground 
floor active frontages required given town centre; 
Health centre protected as community facility; Public 
house protected. 

 • Designation - HSG1 North of Forest Gate – residential-
led, mixed-used. Forest Gate Centre Conservation Area. 
Forest Gate District Centre. Forest Gate Employment 
Hub. Lord Lister Health Centre Community Facility 
(CF03). Community Facility Opportunity Area 
(CFOA3). Adjacent to Forest Gate Community School 
Community Facility (CF13) to the west. Strategic Site 
S24 Woodgrange Road West to the south. 

 • Character of surrounding site - High street uses, 
Woodgrange Road to the east. Forest Gate Station to 
the south. Forest Gate Community School to the west.

 • Open space, trees and biodiversity - No biodiversity 
on site. Local parks open space deficiency. Site should 
support achieving Urban Greening Factor of 0.3 due to 
being predominantly retail. Opportunity to increase 
green infrastructure on site. Implications: Importance 
of increasing biodiversity and green infrastructure on 
site. 

 • Flood risk - No flood risk issues but layout should 
consider SuDS.

 • Other environmental constraints - Design measures 
should be used to ensure air quality neutral 
approach and minimise exposure, particularly given 
Woodgrange Road exceeds air quality limits. Explore 
opportunities to improve air quality

 • Heritage- Forest Gate Centre Conservation Area. 
Consider impact on conservation area.

 • Public transport, walking and cycling and highway - 
PTAL4

Future potential

 • Tall buildings - LCY heights constraint 45m
 • Consideration of the potential uses-  Residential with 

ground-floor retail uses with reprovision of public 
house. Look at how capacity could come forward to 
address existing concerns of piecemeal development. 

 • Infrastructure requirements - Waste - Potential for 
one site to have to have waste collection for the whole 
street as it can’t be serviced. Health - Lord Lister 
Health Centre. NHS requirements for re-provision of 
1500-2000sqm health facility. Can have residential 
above. Open space/green infrastructure given 
deficiency. 
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1.22.2	 Constraints and Opportunity  

576

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N15.SA1 Lord Lister Health Centre
Site address 121 Woodgrange Road, E7 0EP

Neighbourhood Forest Gate

Site area 0.19 hectares 
Public Transport 
Accessibility Level 

3
4 (2031)

Flood Risk No significant flood risk
Heritage 
Designations

In the vicinity of:

Forest Gate Town Centre Conservation Area 
Former Eagle and Child Public House (Locally-listed) 

Natural 
environment 
Designations

In an area of deficiency of access to all types of Parks, except District Parks and of 
under provision to publicly accessible open space by head of population in 2038. 
Epping Forest Mitigation Zone – 3km 
Air Quality Management Area 
Source Protection Zone 2 

Existing uses Lord Lister Health Centre.

1.22.3	 Future potential 

1.22.4	 Design Assumptions

•	 Consideration of the potential uses: Residential with 
ground-floor retail uses. Look at how capacity could 
come forward to address existing concerns of piecemeal 
development.

•	 Infrastructure requirements: Reprovision of Lord Lister 
Health Centre with residential uses on upper floors. 
Open space/green infrastructure given deficiency.

•	 Tall buildings: Not a tall building zone. 

•	 Not a tall building zone, suitable for a mid-rise building 
below 21m (4-6 storeys) to sensitively integrate with the 
context.
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•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Defining public-private space: Proposals should provide 
continuous enclosure to streets and public spaces 
by arranging buildings in perimeter blocks and using 
frontage to overlook the public realm, establishing 
legible and safe environments.

•	 Mediating through scale: Proposals should step up 
or down in scale at their edges to meet the datum of 
the immediate context, using massing to sensitively 
integrate with the prevailing building height – 
transitioning from existing to new.

•	 Critical mass: Proposals should contribute to 
establishing a critical mass at destinations including 
public transport hubs and town centres, optimising 
capacity through a design-led approach to establish 
footfall that supports services and amenities.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.22.5	 Design Principles 1.22.6	 Urban Design Framework
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52 NEWHAM CHARACTERISATION STUDY

NORTH OF FOREST GATE

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Community & 
healthcare GEA:

 • Open space:

 • Number of resi units: 
(scenario 1/2/3)

4-6

4835 m2

34/34/37

1700 m2

429 m2

Design assumptions:

 • Capacity testing only including the north part of the 
site – hub centre

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 4,835 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 4,352 m2 Ground car floor parking factor 0.330
Residential NIA 3,046 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 1.0 39.0 2.0 1
1 bed 10% 50 3.0 50.0 3.0 3
2 bed 45% 70 9.0 70.0 9.8 9 market 50% 50%
3 bed 35% 86 6.0 86.0 6.2 6 affordable 50%
4 bed 5% 108 0.0 108.0 0.7 0

100% Total 19 intermedia 35% 17.5%
rent 65% 32.5%

Studio 5% 39 0.0 39.0 0.0 0
1 bed 10% 50 1.0 50.0 1.1 1 100%
2 bed 45% 70 3.0 70.0 3.4 3
3 bed 35% 86 2.0 86.0 2.2 2
4 bed 5% 108 0.0 108.0 0.2 0

100% Total 6

Studio 5% 39 1.0 39.0 1.3 1
1 bed 10% 50 1.0 50.0 2.0 1
2 bed 45% 70 6.0 70.0 6.4 6
3 bed 35% 86 4.0 86.0 4.0 4
4 bed 5% 108 0.0 108.0 0.5 0

100% 100% Total 12

Indicative Site Capacity 37
Indicative capacity impact of accommodating car parking 1

Notes:

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 50% 1,523

Affordable (Intermediate) 17.5% 533

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 32.5% 990

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

1.22.7	 Capacity Calculation

Tab 28	Schedule 
N15.SA1 LORD LISTER HEALTH 
CENTRE

Uses GEA (sqm)

Residential 4,835

Community and healthcare 1,700

Green Space 429
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INFO 

Neighbourhood: N15 Forest Gate  

Degree of change: Transform 

Site Area: 0.5 ha

Landownership: London Iron Works Ltd.Earlham Grove 
Limited, LB Newham

Planning History: 20/02849/FUL – S106

PTAL: 4-5

Flood Risk: N/A

Tall Building Zone: TBZ1: Forest Gate (32m) 

Heritage: Near Locally Listed: CHERABIN AND SERAPHIN 
CHURCH; 104 CLOVA ROAD; FOREST GATE RAILWAY 
STATION; Clock and Drinking Fountain. Near Listed: The 
Preacher, Forest Gate Methodist Church. Conservation Area 
– Forest Gate Town Centre. 

1.23	   N15.SA2 Woodgrange Road West

1.23.1	 Key information

78 NEWHAM CHARACTERISATION STUDY

WOODGRANGE ROAD WEST

SITE ASSESSMENT

KEY INFORMATION:

Site constraints and opportunities 

Future potential

 • Existing use - Durning Hall community facility with 
retail at ground floor level. Retail. Post office to the 
rear of Durning Hall. Retail and community facility 
floorspace needs to re-provided. 

 • Designation - S24 Woodgrange Road West – mixed 
used including retail, arts and cultural, community, 
business and residential. Forest Gate District 
Centre. Primary Shopping Area – Forest Gate Town 
Centre. Primary Shopping Frontage – Forest Gate. 
Employment Hub E14

 • Character of surrounding site - Forest Gate 
Station and train tracks to the north. Forest Gate 
Community School to the north. HSG1 site to the 
north. Woodgrange Conservation Area to the west. 
Sprowston Mews LMUA to the south Residential and 
gardens to rear of site 

 • Open space, trees and biodiversity - TPOS X2 & 
quite a few non TPO trees across the site. Open space 
deficiency. Epping Forest mitigation Zone – 3. Site 
should support achieving Urban Greening Factor 
of 0.3 due to being predominantly commercial. 
Opportunity to increase green infrastructure on site. 
TPOs should be protected and considered in layout.

 • Flood risk - No flood risk issues but layout should 
consider SuDS.

 • Other environmental constraints - AQMA. Some areas 
of above limit pollution on Forest Lane / Woodgrange 
Road.Sound pollution from train station and tracks. 
Design measures should be mindful of noise and 
be used to ensure air quality neutral approach and 
minimise exposure, particularly given Woodgrange 
Road exceeds air quality limits. Explore opportunities 
to improve air quality.

 • Heritage - Near Locally Listed: CHERABIN AND 
SERAPHIN CHURCH; 104 CLOVA ROAD; FOREST 

 • Degree of change:

 • Site area:

 • Land ownership:

 • Neighbourhood:

 • Planning history: 

Forest Gate

Transform

1.98ha

20/02849/FUL – S106 

London Iron Works Ltd.
Earlham Grove Limited
LB Newham

 • Tall buildings - LCY Height Constraint 45m. 
 • Consideration of the potential uses -  Residential. 

Reprovision of existing community facility floorspace. 
Ground floor retail uses. Light industrial/sui generis 
industrial (reprovision of post office) with residential 
above. 

GATE RAILWAY STATION; Clock and Drinking 
Fountain. Near Listed: The Preacher, Forest Gate 
Methodist Church. Conservation Area – Forest Gate 
Town Centre. Design guidance for conservation area 
should be considered in design. 

 • Public transport, walking and cycling and highway 
- PTAL5. CPZ. Woodgrange Road KMC. Traffic 
Congestion Zone. 
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1.23.2	 Constraints and Opportunity  

579

NEWHAM LOCAL PLAN: NEIGHBOURHOODS

N15.SA2 Woodgrange Road West
Site address 51-73 Woodgrange Road, Forest Gate E7 0EL

Neighbourhood Forest Gate

Site area 0.5 hectares
Public Transport 
Accessibility Level 

4 to 5

Flood Risk No significant flood risk

Heritage 
Designations 

Forest Gate Town Centre Conservation Area

In  the vicinity of:
Woodgrange Estate Conservation Area 
Forest Gate Railway Station (Locally-listed) 
Clock and Drinking Fountain (Locally-listed)
‘The Preacher’ Statue (Grade II)

Natural 
environment 
Designations

In an area of deficiency of access to all types of Parks, 
except Regional Parks and of under provision to publicly 
accessible open space by head of population in 2038.
Epping Forest Mitigation Zone – 3km 
Air Quality Management Area  
Source Protection Zone 1 

Existing uses Retail and community facilities with residential and postal 
sorting office at the rear.

©
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1.23.3	 Future potential 

1.23.4	 Design Assumptions 

•	 Consideration of the potential uses: Residential. 
Reprovision of existing community facility floorspace.
Ground floor retail uses. Light industrial/sui generis 
industrial (reprovision of post office) with residential 
above.

•	 Tall buildings: within TBZ1: Forest Gate.  

•	 Existing post office to be retained with residential on 
upper floors.

•	 Community facility accessed from Earlham Grove.

•	 Within a tall building zone TBZ1: Forest Gate. 
Opportunity for a tall building up to 32m. 
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•	 Street hierarchy: Proposals reinforce the existing street 
hierarchy through appropriate building line, scale, 
massing, façade articulation and mix of uses that 
responds to the role and function of each street or 
space any given elevation is fronting.

•	 Positive public spaces: Streets and spaces that are public 
or semi-public should be well-overlooked and have 
sense of enclosure provided by surrounding buildings 
and landscape. Façades should be animated with 
active ground floors fronting and animating the street 
level, with spaces well-integrated into layouts to avoid 
‘leftover’ spaces.

•	 Defining public-private space: Proposals should provide 
continuous enclosure to streets and public spaces 
by arranging buildings in perimeter blocks and using 
frontage to overlook the public realm, establishing 
legible and safe environments.

•	 Mediating through scale: Proposals should step up 
or down in scale at their edges to meet the datum of 
the immediate context, using massing to sensitively 
integrate with the prevailing building height – 
transitioning from existing to new.

•	 Critical mass: Proposals should contribute to 
establishing a critical mass at destinations including 
public transport hubs and town centres, optimising 
capacity through a design-led approach to establish 
footfall that supports services and amenities.

•	 Layout, orientation and form: Proposals should focus 
on maximising passive energy benefits of the sun 
and prevailing winds through careful consideration of 
building location, orientation, and compact building 
form.

•	 Biodiversity and trees: Proposals should improve 
existing habitats or create new habitats to achieve 
measurable gains for biodiversity, including meeting the 
Council’s Urban Greening Factor criteria. This includes 
retaining and integrating existing green spaces and trees 
on site.

Site boundary

Existing pedestrian route

Proposed pedestrian route

Proposed primary vehicle route

Proposed secondary vehicle route

Existing vehicle access

Opportunity for commercial / 

employment frontage

Setback from existing buildings

Cleared/avoided zone

SINC

Line of existing context buildings

Opportunity for open space

Existing building to be retained 

Listed building 

Locally listed building

Existing trees to retain

N

1.23.5	 Design Principles 1.23.6	 Urban Design Framework
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82 NEWHAM CHARACTERISATION STUDY

WOODGRANGE ROAD WEST

KEY INFORMATION:

 • Storeys:

 • Residential GEA:

 • Community & 
healthcare GEA: 

 • Commercial GEA:

 • Employment GEA:

 • Number of resi units: 
(scenario 1/2/3)

6-9

18503 m2

151/153/157

1993 m2

2037 m2

1086 m2

Design assumptions:

 • Existing post office to be retained with residential on 
top

 • Community facility accessed from Earlham Grove

Community & Healthcare

E-Commercial

Education

Employment

Open space

Residential linear block

Residential terraced house

Residential tower

Residential urban villa

Site boundary
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GLA Indicative Site Capacity Calculator

Capacity Calculator

Residential GEA* 18,503 m2 Proposed average parking ratio: 0
Non-residential 0 m2 Proposed average circulation factor 1.500
Residential GIA 16,653 m2 Ground car floor parking factor 0.330
Residential NIA 11,657 m2

Tenure Tenure Mix NIA (m2) Type Type Mix NDSS Area (m2)
Unit count 

without 
parking

Unit area 
including 
parking

Indicative Unit 
Count

Studio 5% 39 9.0 39.0 9.7 9
1 bed 10% 50 15.0 50.0 15.2 15
2 bed 45% 70 48.0 70.0 48.7 48 market 65% 65%
3 bed 35% 86 30.0 86.0 30.8 30 affordable 35%
4 bed 5% 108 3.0 108.0 3.5 3

100% Total 105 intermedia 35% 12.3%
rent 65% 22.8%

Studio 5% 39 1.0 39.0 0.0 0
1 bed 10% 50 2.0 50.0 2.9 2 100%
2 bed 45% 70 9.0 70.0 9.2 9
3 bed 35% 86 5.0 86.0 5.8 5
4 bed 5% 108 0.0 108.0 0.7 0

100% Total 16

Studio 5% 39 3.0 39.0 3.4 3
1 bed 10% 50 5.0 50.0 5.3 5
2 bed 45% 70 17.0 70.0 17.0 17
3 bed 35% 86 10.0 86.0 10.8 10
4 bed 5% 108 1.0 108.0 1.2 1

100% 100% Total 36

Indicative Site Capacity 157
Indicative capacity impact of accommodating car parking 8

Notes:

- NIA calculated as 70% of GIA (reduced ratio to allow for site and scheme variables that may impact capacity)

- Additional circular space is required in shared car parking areas to allow cars in and out of spaces. An conversvative +50% has been assumed through an optimal layout, but more can be added for 
more complex layouts. No additional space is needed if spaces are on-street.

Affordable (Rented) 22.75% 2,652

- To be used in conjunction with the GLA Optimising Site Capacity: A Design-led Approach LPG

- Editable fields for data input are denoted in white. Figures shown are illustrative.

- GIA calculated as 90% of GEA

* If fields are added to Digital 
Toolkit Record above, ensure 
formula for Residential GEA is 

Private 65% 7,577

Affordable (Intermediate) 12.25% 1,428

1.23.7	 Capacity Calculation

Tab 29	Schedule 
N15.SA2  WOODGRANGE ROAD 
WEST

Uses GEA (sqm)

Residential 18,503

Community and healthcare 1,993

Commercial 2,037

Employment* 1,087

* The employment floorspace capacity figures presented for sites proposing stacked 

industrial formats are indicative and subject to adjustment through detail design. 

These layouts are conceptual which are intended to illustrate potential development 

scenarios. Final employment floorspace delivery will depend on the actual format and 

feasibility of individual schemes.
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