
The Durning Hall Site1

We would like to thank everyone who took 
part in the first stage of consultation and 
provided their feedback on the proposals.

After reviewing all feedback, we are now 
pleased to share the more detailed plans 
and explain how we have taken on board 
local comments.

Due to ongoing restrictions around face-
to-face gatherings, this second stage of 
consultation is taking place ‘at-a-distance’ 
– using a range of different feedback tools. 
We are committed to engaging widely and 
making sure everyone has an opportunity 
to have their say on the plans in a way that 
suits them. 

You can provide your feedback by clicking 
on the ‘Feedback Form’ on the ‘Have Your 
Say’ section on our website. You can also 
provide your feedback via post if you prefer.

Welcome to Aston- Mansfield’s second 
consultation on the detailed proposals for the 
redevelopment of the Durning Hall site. 
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https://durninghall.co.uk/have-your-say/
https://durninghall.co.uk/have-your-say/
https://durninghall.co.uk/have-your-say/
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20 Aston-Mansfield2

Aston-Mansfield has an extensive history 
in Newham, starting work in the borough in 
the late 19th century. As a charity, we moved 
into Durning Hall in 1948 and have been 
working with the community of Forest Gate 
ever since.

ASTON-MANSFIELD TODAY

Our vision is to see more children, young 
people and families in Newham and east 
London leading happy healthy lives, realising 
their potential and unlocking their ambition.

Our work in Newham is split across two 
sites: Durning Hall in Forest Gate and the 
Froud Centre in Manor Park. We run a wide 
range of community services and activities 
that help and support the local community. 
Throughout the pandemic we have 
continued to support children, young people 
and families through a range of virtual and in 
person activities. We re-opened Durning Hall 
in mid-July. 

By redeveloping the Durning Hall site, Aston-
Mansfield will be able to continue our vital 
charitable and community work in Newham. 
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20 Meet the team3

Allies & Morrison is an architectural 
practice that strives to design 
beautiful buildings that have a long 
life and can adapt over generations. 
All of their projects are concerned 
with the crafting of every detail and 
an appreciation for the uniqueness of 
each context.

Allies & Morrison are the architects 
for the redevelopment.

Montagu Evans is an independent 
property consultancy, owned and 
run by a group of partners that are 
leaders in their respective fields. 
Montagu Evans are committed to 
leaving a legacy of quality work that 
benefits clients, the built environment 
and society.

Montagu Evans are the planning 
consultants on the scheme as well 
as advising on the heritage aspects 
of the application.

Kanda is a communications 
agency specialising in community 
engagement who work intelligently 
and imaginatively to get the best 
results for applicants, decision 
makers and communities.

Kanda is coordinating the public 
consultation on the proposals for the 
Durning Hall site.
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20 The site and local context4

THE SITE

The Durning Hall site is located on the corner of Woodgrange 
Road and Earlham Grove and contains the existing Durning 
Hall, community centre and the retail units on Woodgrange 
Road up to the Co-Op Supermarket. 

Although the site does not include the Co-Op supermarket 
within its boundaries, there is a wider site allocation that 
has been identified by Newham Council that includes both 
the Durning Hall site, Co-Op supermarket and the Royal Mail 
sorting office. This means that the Co-Op site and the Royal 
Mail sorting office have been allocated by Newham Council for 
redevelopment at some point in the future – which will not be 
prejudiced by these proposals. 

REGENERATION IN FOREST GATE

There are several new and emerging developments in 
the area such as the sites at 138 Earlham Grove, 140-
150 Earlham Grove and at 39a-49a Woodgrange Road.

Forest Gate has been seen as a sustainable location for 
development and investment. This will be enhanced by 
the upcoming delivery of Crossrail, which will help to 
improve Forest Gate’s transport links.
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20 The site and local context5

Site boundary

Co-op site and 
Royal Mail 
Delivery Office 
site boundary 
(potential 
development)
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20 The need for redevelopment6 WHY IS DEVELOPMENT 
NECESSARY?

Despite the support of the community over 
the years, there are longstanding issues 
with the existing building that need to be 
addressed. 

The buildings on site are outdated and in 
poor condition. We have had to close some 
parts of the site because the maintenance 
costs and safety requirements are 
prohibitively expensive. 

Without significant work, the site is 
financially unsustainable and cannot 
support us continuing our charitable work 
across Newham.

WHAT WILL REDEVELOPMENT 
DELIVER?

To address these challenges, we have been 
working on plans to redevelop the site.  
Redevelopment will secure the future of 
Aston-Mansfield in Newham. It will allow us 
to develop the work that the charity does to 
support children, young people and families 
in the borough.

Site Entrance from Earlham Grove

New Business Centre Entrance Existing Durning Hall Community Centre
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20 Consultation process7

In June, we held our first consultation exercise on the early plans for the redevelopment. We used a range of 
methods to make sure the consultation was promoted as widely as possible.

Sent 3,268 flyers to the local 
community informing them about the 

launch of the consultation

We held 16 virtual 
meetings with local 

stakeholders, including 
ward councillors, 

schools and 
community groups

Had 1,200 views 
on the dedicated 

consultation website 
from 329 different 

users

Received over 250 
completed feedback 

surveys

90% of respondents 
identified themselves 

as local residents

21% of respondents 
said they worked 
or volunteered in 

Newham

Placed physical posters at the 
Durning Hall site advertising the 

consultation

Sent letters to 55 local stakeholders 
encouraging them to share the 
consultation via their networks

Promoted the consultation via social 
media posts on Aston-Mansfield’s 

channels

Placed two adverts in the 
Newham Recorder, which ran for 

two weeks

Sent 25 information packs by 
post to those who requested a 

physical copy of the documents

ENGAGEMENT LEVELS

We were encouraged by the level of engagement with the consultation from across the community:
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20 Feedback8

The table below provides an overview of the key themes raised in the feedback that we received. Over the last few months, we have 
been considering this feedback as we’ve developed more detailed plans. 

THEME FEEDBACK RESPONSE

Principle of 
development

The majority agreed that Durning Hall is in need of 
redevelopment.

We are pleased that the community agrees with us 
that Durning Hall is in need of redevelopment and 
look forward to developing these exciting plans.

Height
The height was the primary area of concern, with 
respondents commenting that the proposal was too 
tall for this part of Forest Gate.

Directly responding to this feedback, we have 
reduced the proposed height from 12 storeys to 10 at 
the tallest point.

Design Local people wanted to know about how the design 
approach would be in-keeping with the local character.

The developed proposals show more detail about 
how the materials and form directly respond to 
influences from Forest Gate.

Community offer
Responses indicated support for a more focused 
community offer, although people asked about the 
future provision of more flexible community space.

In developing our offer, we have been working closely 
with existing users of Durning Hall and liaising with 
other providers of space in Forest Gate.

Youth Enterprise Pop-
Up Space and play 
space for children with 
Special Educational 
Needs and Disabilities 
(SEND)

There was broad support for the increased focus on 
children and young people and provision of services 
for  this group, although some pointed out the 
importance of flexible community space for all age 
groups.

We are pleased that people support our aspirations 
for children and young people and are committed to 
working with our community partners as we develop 
the plans further.

Affordable Housing
Local people welcomed the provision of much-needed 
new homes and wanted to see the proportion of 
affordable housing maximised.

Along with our community uses, we are pleased to 
be proposing 35% much-needed affordable housing 
for Newham residents. In this round of consultation 
we’re providing more details about the housing offer.
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20 The detailed proposals9

78 new high-quality homes for 
Forest Gate, including 35% (27 
new homes) at affordable levels, 
with associated courtyard and play 
space within the proposals for 
residents

Four flexible retail units to support 
local businesses in Forest Gate

A new circa 100 sqm ‘Youth 
Enterprise Pop-Up Space’ to help 
young people develop trading and 
business skills

127 sqm of creative children’s 
playspace that will be designed to 
accommodate children with special 
educational needs and disabilities

The detailed plans for the redevelopment of 
the Durning Hall site include:

proposed ground floor

youth 
enterprise 
pop-up
space

retail

B1 
bikes

playspace for children with 
special educational needs 

and disabilities

B2 
bikes

acc. 
bikes

courtyard

B2 
refuse

acc. 
car 
parking

B2 
residential 

access

cloister
B1 

residential 
access

0-4 ages
play area

playspace for 
children with special 
educational needs 

and disabilities

Proposed ground floor

Following the first round of consultation, we are now in a position to present more 
detailed plans for the site. These have been developed in response to feedback, 
along with continued conversations with Newham Council.
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20 Reduced height10

As a direct response to feedback from the first stage of 
consultation, the maximum height of the proposals has been 
reduced from 12 storeys to 10 storeys. 

The ten-storey element faces onto the corner with 
Woodgrange Road, and then steps back to six storeys on 
Earlham Grove.

With the reduced height, we think the buildings are now better 
aligned with the emerging context in this part of Forest Gate.

This allows us to be sensitive to our nearest neighbours, whilst 
still enabling us to deliver an exciting range of spaces for the 
local community.

Sketch view from Woodgrange Road looking north - early proposals at 12-storeys Sketch view from Woodgrange Road looking north - detailed proposals at 10-storeys

Before After
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20 Design approach11

The design approach has continued to 
evolve in response to the feedback from 
both the local community and the London 
Borough of Newham.

The more detailed design uses materials 
and forms that directly respond to the 
specific character of Forest Gate.

The design of the buildings that are being 
proposed differ depending on the character 
and condition of what’s neighbouring the 
site.

The buildings will respond to the different 
public spaces around the site but will also 
enclose the new courtyard to ensure a bright 
space.

The design of the buildings facing onto 
Woodgrange Road responds to the retail 
space at the ground floor along the street. 

Proposed materials

BRICK

METALWORK

PRECAST

GLAZED BRICK

ROOF
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20 Sketch view - Woodgrange Road12

Woodgrange Road looking north - detailed proposals
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20 Sketch view - Earlham Grove13

Earlham Grove looking east - detailed proposals
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20 Sketch view - Woodgrange Road14

Woodgrange Road looking south - detailed proposals
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20 Proposed 
scheme

15

CGI of the proposals including the consented scheme at 
39A-49A Woodgrange Road
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20 Our focused community offer16

Claire Helman, the Chief Executive of 
Aston-Mansfield, has been working 
closely with the local community to 
develop a new, focussed community 
offer for Forest Gate. 

CLAIRE SAID

Aston-Mansfield has a strong track record of 
supporting the community in Newham. This project will 

secure our future in the borough and will allow us to 
develop the work that we do to support children, young 

people and families.

These proposals also allow us to deliver a more 
focused community offer that is in line with our 

strengths. 

We’re pleased that this approach was well-received 
during the first stage of consultation and we will 

continue to develop this offer with the local community 
in Forest Gate, the existing users of Durning Hall and 

other partners.
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20 Youth Enterprise Pop-Up Space17

THE YOUTH ENTERPRISE POP-UP SPACE WILL: We are keen that the space is as flexible 
as possible to accommodate a range 
of different set-ups (including retail), 
depending on how young people want to 
use the space. 

This offer will be developed in collaboration 
with young people and the community, and 
we’re pleased to have already had exciting 
suggestions throughout the first round of 
consultation from local partners such as the 
Forest Gate Market and West Ham United 
Foundation. 

We have also had discussions with Forest 
Gate Community School about collaborating 
with us on this space.

If you have any ideas surrounding the use 
of the space, or any potential partners, we 
would love to hear your thoughts as we 
continue to develop the proposals. 

Provide a unique space for young people to learn more about business and 
trading skills.

Enable young people to showcase their work and get exposed to a live, trading 
environment that will support their development and provide much-needed 
experience of how business works. 
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20 A creative space for children with SEND18

THIS SPACE WILL: As part of our new focused community 
offer, we want to provide a dedicated space 
that can be used by children for creative 
play.

Throughout the first round of consultation, 
we discussed our ideas for this space with 
a range of community partners. We are 
grateful for all input, which will make sure 
the space can complement existing
offers but accommodate identified need.

We would welcome your input and 
suggestions around this space, and we will 
continue to work closely with the community 
as we develop the designs further.

Have areas that cater for different kinds of play.

Will be specifically designed for children with special needs and disabilities.
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20 19 New homes
Across the London Borough of Newham, 
there is a pressing need for more homes 
of all tenures – and affordable housing in 
particular.

These plans deliver 78 new homes for 
Forest Gate, with 35% of these homes (27 
homes) at affordable levels. 

These homes will be of a highest quality 
possible and will provide a broad range of 
tenures for the local community. 

The current proposed split for the proposals 
is:

• 4 studio flats (5%)
• 23 one-bedroom homes (29%)
• 35 two-bedroom homes (45%)
• 16 three-bedroom homes (21%)

The homes will have associated private and 
communal space for residents, including 
new play spaces for children that live in the 
development. 

Proposed first floor
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Local businesses are facing challenges as the nature of retail changes, which has only been exacerbated by the Covid-19 pandemic.

The proposals will provide four new, high-quality and flexible retail units for Forest Gate. 

These units will bring new activity to Woodgrange Road, attracting more customers and helping local businesses. 

We will design these spaces as flexibly as possible to ensure a varied offer that can respond to local demand.

Sketch view - corner of Woodgrange Road and Earlham Grove
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20 21 Outdoor space
The proposals include a 452 sqm 
landscaped courtyard within the site. 

There is also a further 564 sqm of space at 
the first and fourth floors for residents living 
in the development to use.

The courtyard will be split into a range of 
spaces so that children have somewhere 
to play and families have somewhere 
peaceful and quiet to relax.

During the first stage of consultation, some 
local people suggested that they would like 
this space to be open to the public. Although 
the courtyard is primarily designed as 
dedicated space for the new residents, we 
are exploring opportunities for how users of 
the community spaces will be able to make 
use of the courtyard as well. 

Courtyard view
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20 22 Transport and servicing
TRANSPORT 

In line with Newham Council’s requirements, 
this development will be car free. This 
means that there will be no parking 
spaces for residents, apart from three 
disabled spaces for residents of the new 
development. 

This has been supplemented by a significant 
amount of cycle parking for residents and 
users of the site, which, in tandem with 
Forest Gate’s excellent public transport 
connections, we feel is sufficient for the site. 

Forest Gate already has excellent links to 
central London and Essex, which will be 
improved by the delivery of Crossrail.

SERVICING

Servicing for the buildings will be via an 
entrance on Earlham Grove and an entrance 
on Woodgrange Road. 

This will minimise impact and disruptions 
to the existing residents and provide a 
seamless servicing option for the building. 
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20 Thank you23

Thank you for viewing the detailed proposals for the redevelopment on Durning Hall. We hope 
you found this virtual exhibition useful and informative. 

We would appreciate it if you could submit your thoughts on the detailed proposals via the feedback form available 
on our website – or you can request a physical information pack if you prefer. 

Once we have reviewed all feedback, we will be preparing a planning application to submit to Newham in the coming 
months. The Council will then hold their own statutory consultation where you can provide your comments on the 

plans to them.

We are keen to speak to as many people as possible about the proposals. If you would like to discuss the proposals 
further or have any questions on the detailed proposals for Durning Hall, please do get in touch via the contact details 

below.

Email | DurningHall@kandaconsulting.co.uk      Phone | 020 3900 3676

JUNE 2020 NOVEMBER 2020 LATE 2020 LATE 2020 EARLY 2021

Our first stage of 
consultation on early 

plans

Our second stage 
of consultation on 
detailed proposals

Current stage

Proposals finalised and 
planning application 

submitted

Newham council hold 
statutory consultation and 

planning application

Target planning 
decision from Newham 
strategic development

committee
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