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LONDON BOROUGH OF WALTHAM FOREST

Committee / Date: Planning – 07 June 2016

Application Refs: 153834

Applicant: Lea Bridge Hill LLP

Location: 97 Lea Bridge Road, Leyton, London, E10 7QL

Proposed Development: A mixed use development. Demolition of existing 
warehouse and construction of 300 residential units (81 x 
1 bed, 178 x 2 bed, 28 x 3 bed, 1 x 4 bed and 12 x 
studios) in new buildings ranging in height from 5 to 18 
storeys. Provision of (1082.3sq.m) flexible retail space for 
(use class A1, A2, A3, A5), (810.70sq.m) space for (uses 
class D1/ D2). 60 car parking spaces, 2 car club spaces, 
540 cycle parking spaces, refuse store and plant room at 
basement level with public and private amenity space.

Wards Affected: Leyton

Appendices: None

1 RECOMMENDATION
1.1 Grant conditional planning permission subject to i) the signing of a section 106 

legal agreement with the following Heads of Terms and ii) referral to the 
Mayor of London (GLA) (as part of the Stage 2 Assessment) as required by 
the Town and Country Planning (Mayor of London) Order 2008.

1.2 Affordable units: The provision of 62 affordable housing units at a rate of 
20.7% to include 38 affordable rent units and 24 affordable intermediate units.

1.3 Affordable Housing Review: Re-assessment that will require the applicant to 
provide detailed evidence to determine whether a deferred affordable housing 
contribution can be provided. The timing of the assessment to be agreed. 

1.4 Loss of Employment: A one-off payment of £741,923 contribution towards 
local employment and training. 

1.5 Air Quality: A financial contribution of £80,430 towards air quality monitoring 
air quality improvement projects.

1.6 Shop Front Improvement: A financial contribution of £50,000 towards shop 
front improvement.

1.7 Tree Planting: A financial contribution of £210,795 towards tree planting in 
area.

1.8 Medical use: Upon commencement of development, the developer will serve 
notice on NHS Property Services.  Within 3 months of the date of the notice, 
NHS Property Services shall confirm or decline their interest in occupying one 
or more of the commercial units forming part of the proposed development. 

1.9 Co2 reduction shortfall: Any shortfall in compliance with the carbon 
reduction target should be safeguarded by the requirement to make a financial 
contribution to the Council's Carbon Offset Fund.

1.10 Re- connection ready: To connect to any future local de-centralised energy 
network.
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1.11 Highways: 

 A financial contribution of £600,000 is requested towards highways 
works at the junction improvement at Lea Bridge Road/ Argall Avenue 
and up to the junction with Kettleston Road.

 A S278 agreement will be required for highways works on the Burwell 
Road frontage.

 A S38 agreement will be required for an area of footway on the Lea 
Bridge Road frontage of the site to enable provision of the segregated 
cycle way and footpath.

1.12 Legal Fees: Payment of the Council’s legal fees for the preparation and 
completion of the Legal Agreement.

1.13 That authority to be given to the Head of Development Management and 
Building Control in consultation with the Council’s Legal Services for the 
sealing of the s106 Agreement and to agree any minor amendments to the 
conditions or the legal agreement on the terms set out above.

2 REASONS REFERRED TO COMMITTEE
2.1 The matter is of such importance that it has been referred to Committee by 

officers.

3 DETAILS OF PROPOSAL AND SURROUNDINGS
Surrounding Area

3.1 The development site is a rectangular parcel of land on the northern side of 
Lea Bridge Road, bounded by Burwell Road to the east, Argall Way to the 
west and Burwell Industrial Estate to the north. Vehicular Access to the site is 
through Burwell Road with a small loading bay on Lea Bridge Road itself. The 
land lies within the London Borough of Waltham Forest. 

3.2 The site currently comprises of two storey warehouses on Lea Bridge Road 
and Burwell Road, and a 4-storey commercial building to the north. A number 
of the units are vacant. Occupiers include an MOT centre, a clothing 
distributor and a furniture retailer. The site is situated next to residential 
properties on the eastern aspect, industrial and open storage to the north, and 
separated from pocket parks by the junction of Lea Bridge Road and 
Argall/Orient Way at the southern and westerly aspects.

The Proposal

3.3 The proposal seeks the demolition of the existing warehouses, replacing the 
existing 2 to 4 storey buildings with a residential-led mixed use scheme. The 
proposals include lower blocks around a central courtyard and three taller 
elements along Argall Way. The key features include:

  300 new homes 

  62 affordable homes

  810.7m2 (GEA) proposed public gym 

 1,082.3m2 (GEA) proposed flexible retail units

  60 underground car parking spaces + 2 car club spaces

  1,372 m2 of new private amenity space and 179 m2 of biodiverse roof 
terraces 
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3.4 The scheme proposes a total of 300 homes, which include two different types 
of affordable housing. The new leisure and flexible retail uses will complement 
this residential-led regeneration, supported by Lea Bridge Station due to re-
open in Spring 2016. The new central courtyard space will provide a public 
“laneway” to connect Lea Bridge Station to Burwell Road, landscaped to 
include incidental seating and adjacent to private shared amenity space for 
residents.

3.5 A range of homes have been incorporated into the proposed scheme. In a 
total of 9 blocks with separate entrances, the Table below shows the mix of 
tenure and size of the units proposed.

3.6 Supporting Documents

 Site Location Plan 

 Planning Statement (incl. Retail, Leisure & Social Infrastructure 
Assessment) by JLL 

 Affordable Housing Statement by JLL 

 Statement of Community Involvement by JLL 

 Design and Access Statement by PTE Architects 

 Daylight and Sunlight Assessment by GVA 

 BREEAM Pre-Assessment Report by Baily Garner 

 Energy Strategy by Baily Garner 

 Preliminary Ecological Appraisal by Landscape Planning Ltd 

 Flood Risk Assessment and SuDS Strategy by Mayer Brown 

 Transport Statement by Watermans 

 Residential Travel Plan by Watermans 

 Air Quality Assessment by Hawkins Environmental 

 Pedestrian Level Wind Microclimate Assessment by RWDI 

 Public Realm & Landscape Proposals by BDP 

 Geo-Environmental Assessment by Idom Merebrook 

 Archaeological Desk-Based Assessment by Wessex Archaeology 
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 Noise & Vibration Assessment by Hawkins Environmental 

 Construction Management Plan by Lea Bridge Hill LLP 

4 RELEVANT SITE HISTORY 
4.1 A planning history as follows:

LPA Reference Description of Proposal Date Approved

97 Lea Bridge Road

1988/0502 C.O.U from light 
industrial to mixed 
storage & wholesale 
use, new shop front and 
formation of loading bay.

Withdrawn

2010/1573 Partial demolition of 
existing buildings and 
erection of a 6- storey 
building for use as a 
self-storage facility (Use 
Class B8) with the 
provision of a new 
access from Burwell 
Road.

Withdrawn.

Lea Business Park, 8-10 Burwell Road

1999/0861/TC Installation of 
telecommunication 
apparatus

1999

5 PUBLIC CONSULTATIONS 
5.1 The neighbouring notification letters were sent to 595 addresses, consultation 

went out 25th January 2016.

5.2 In addition to neighbour consultation as part of the application process, the 
proposal was further publicised with a site notice on and by advertisment in 
the Waltham Forest News.

5.3 The application was subject to an initial 21 day statutory consultation in 
November/December 2015.

Community Involvement

5.4 The plans to redevelop 97 Lea Bridge Road have benefitted from several 
consultation events. During a total of four events, the public had the 
opportunity to speak to the project team and hear about the proposals. At the 
two dedicated exhibitions the project team were available to discuss to 
residents and businesses at length. This included the developer, architects, 
the housing association and planning consultants. 
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6 PRE- APPLICATION
6.1 Formal pre-application took place with both LBWF and the GLA with 

significant negotiation in order to get an acceptable scheme, meeting 
summarised as follows:

6.2 GLA: scheme presented on 5th November 2015 with a further informal 
meeting on 19th November 2015. 

6.3 Waltham Forest: Pre-application meeting 1 – 27 April 2015 — Pre-application 
meeting 2 – 27 May 2015 — Pre-application meeting 3 – 22 June 2015 —Pre-
application meeting 4 – 16 July — Pre-application meeting 5 – 9 September 
2015 — Pre-application meeting 6 – 2 December 2015 (Summary of project 
prior to planning application submission).

7 DEVELOPMENT PLAN
Waltham Forest Local Plan Core Strategy (2012)   

7.1 The Waltham Forest Local Plan Core Strategy (2012) was adopted on 1st 
March 2012. The Core Strategy contains 16 policies designed to deliver the 
Council’s vision for the physical, economic, environmental and social 
development of the Borough. These policies will be used to direct and 
manage development and regeneration activity up to 2026.

7.2 The policies considered relevant to this application are as follows:

 CS1: Location and Management of Growth

 CS2: Improving Housing Quality and Choice

 CS3: Providing Infrastructure

 CS4: Minimising and Adapting to Climate Change

 CS5: Enhancing Green Infrastructure and Biodiversity

 CS6: Promoting Sustainable Waste Management and Recycling

 CS7: Developing Sustainable Transport

 CS10: Creating More Jobs and Reducing Worklessness

 CS12: Protecting and Enhancing Heritage Assets 

 CS13: Promoting Health and Well Being

 CS15: Well Designed Buildings, Places and Spaces

 CS16: Making Waltham Forest Safer

The London Plan (March 2015)

7.3 The London Plan is the overall strategic plan for London, and it sets out a fully 
integrated economic, environmental, transport and social framework for the 
development of the capital to 2031. The London Plan was formally amended 
in March 2015 incorporating alterations, including revised early minor 
alterations published in October 2013. The policies relevant to this application 
are considered to include but not limited to: 

 3.1 Ensuring Equal Life Chances for All

 3.2 Improving Health and Addressing Health Inequalities

 3.3 Increasing Housing Supply
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 3.4 Optimising Housing Potential  

 3.5 Quality and Design of Housing Developments

 3.6 Children and Young People’s Play and Informal Recreation 
Facilities

 3.8 Housing Choice

 3.10 Definition of Affordable Housing

 3.11 Affordable Housing Targets

 3.12 Negotiating Affordable Housing on Individual Private Residential 
and Mixed Use Schemes

 3.13 Affordable Housing Thresholds

 3.16 Protection and Enhancement of Social Infrastructure

 5.1 Climate Change Mitigation

 5.2 Minimising Carbon Dioxide Emissions 

 5.3 Sustainable Design and Construction

 5.7 Renewable Energy

 5.10 Urban Greening

 5.11 Green Roofs and Development Site Environs

 5.12 Flood Risk Management

 5.13 Sustainable Drainage

 5.14 Water Quality and Wastewater Infrastructure

 5.15 Water Use and Supplies

 5.17 Waste Capacity

 5.18 Construction, Excavation and Demolition Waste

 5.21 Contaminated Land

 6.3 Assessing Effects of Development on Transport Capacity 

 6.9 Cycling

 6.13 Parking

 7.2 An Inclusive Environment

 7.3 Designing Out Crime

 7.4 Local Character

 7.6 Architecture

 7.8 Heritage Assets and Archeology

 7.14 Improving Air Quality

 7.15 Reducing and Managing Noise

 7.21 Trees and Woodlands

 8.2 Planning Obligations
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 8.3 Community Infrastructure Levy

Waltham Forest Local Plan Development Management Policies (2013)

7.4 The document was adopted on 1st November 2013. Relevant policies:

 DM1 Sustainable Development and Mixed Use Development

 DM2 Meeting Housing Targets

 DM3 Affordable Housing Provision

 DM5 Housing Mix

 DM7 External Amenity and Internal Space Standards

 DM10 Resource Efficiency and High Environmental Standards

 DM11 Decentralised and Renewable Energy

 DM13 Co-ordinating Land Use and Transport

 DM14 Sustainable Transport Network

 DM16 Parking

 DM17 Social and Physical Infrastructure

 DM21 Improving Job Access and Training

 DM23 Health and Well Being

 DM24 Environmental Protection

 DM28 Heritage Assets

 DM29 Design Principles, Standards and Local Distinctiveness

 DM30 Inclusive Design and the Built Environment

 DM32 Managing Impact of Development on Occupiers and 
Neighbours

 DM33 Improving Community Safety 

 DM34 Water

 DM35 Biodiversity and Geodiversity

 DM36 Working with Partners and Infrastructure

 Appendix 4 – Parking Standards

8 MATERIAL PLANNING CONSIDERATIONS
National Planning Policy Framework (2012)

8.1.1 The National Planning Policy Framework [NPPF] (2012) sets out the 
Government’s planning policies for England and how these are expected to be 
applied. It is a material consideration in planning decisions. It contains a 
presumption in favour of sustainable development, described as “a golden 
thread running through both plan-making and decision-taking”.

8.1.2 For decision-taking the NPPF (2012) states that the presumption means 
“approving development proposals that accord with the development plan 
without delay” and where the Development Plan is “absent, silent or relevant 
policies are out-of-date, granting permission unless adverse impacts would 
significantly and demonstrably outweigh the benefits, when assessed against 
the policies in the Framework as a whole”.
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8.1.3 The whole of the NPPF (2012) is potentially material to this application, but 
the specific policy areas considered directly relevant are as follows:

 Delivering sustainable development

 Promoting sustainable transport

 Delivering a wide choice of high quality homes

 Requiring good design

 Promoting healthy communities

 Meeting the challenge of climate change, flooding and coastal change

 Conserving and enhancing the natural environment 

 Conserving and enhancing the historic environment 

Waltham Forest Sustainable Community Strategy (2008)

8.2 The Waltham Forest Sustainable Community Strategy (2008) is a collective, 
long standing set of ambitions and priorities for the Borough and its position 
within London. The strategy identifies what the Council and partner 
organisations, such as the Police and health services will build as a more 
sustainable, prosperous and integrated community. Various priorities and 
commitments are identified including improving housing quality and choice 
with the right kind of homes in the right places.

Urban Design SPD (2010)

8.3 This document has the aim of raising the quality of design within the Borough.

Inclusive Housing Design SPD (2011)

8.4 The core principles underlying the advice in the SPD are Inclusive Design and 
the social model of disability. 

Planning Obligations SPD (2014)

8.5 This document seeks to provide transparent, clear and consistent information 
for the negotiation of planning contributions. 

Northern Olympic Fringe Area Action Plan

Local Finance Considerations

8.6 Local finance considerations are a material consideration in the determination 
of all planning applications. Local finance considerations can include either a 
grant that has been or would be given to the Council from central government 
or money that the Council has received or will or could receive in terms of the 
Community Infrastructure Levy (CIL).

8.7 The Council is expecting to receive an estimated £1,057,745 from CIL in 
relation to this development. 

8.8 The Council is expecting to receive an estimated £339,547 From Mayoral CIL 
in relation to this development. 

9 REPRESENTATIONS
9.1 Representations from Residents

9.2 Twenty objections including E17 Architects.

9.3 Objection from Markhouse Corner and Lea Bridge Residents Association.

9.4 The main issues raised are: 
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 Policy – Northern Olympic Fringe Area Action Plan has not weight.

 Density- The development is too dense.

       Scale, massing and bulk- the scheme appears disjointed, loses any 
historic language and does little to improve the Lea Bridge Rd 
elevation and requirement to better integrate with the surrounding 
area.

 Dwelling quantum and mix- low level of affordable housing. Low level 
of family units

 Amenity – appears small in relation to the density.

9.5 Officer comment: all of the concerns raised are addressed in the body of the 
report.

9.6 External Consultees

9.7 Greater London Authority

9.8 The principle of the development is generally supported subject to a number 
of issues set out below:

 Employment floorspace: The loss of the existing employment floorspace 
and the re- provision of an element of floorspace is supported. The 
applicant should provide further detail on the businesses affected by the 
redevelopment and how they will be relocated. 

 Housing: The provision of 300 residential units is supported. It is 
recognised that a large proportion of one and two bed units may be 
appropriate in this location; however the Council should ensure that this 
meets local housing needs. The proposed density is appropriate; however 
the application needs to be exemplary in all other respects and further 
work is required in some areas. Residential quality is high; however the 
applicant should confirm that floor to ceiling heights achieve at least 2.5m. 
Children play space proposals are of high quality.

 Affordable Housing: The Council should provide GLA officers with their 
independent assessment of viability prior to the referral of any Stage Two 
application, in order to confirm that the proposal will provide the maximum 
reasonable amount of affordable housing.

 Urban Design and tall buildings: The layout, design, height and massing of 
the proposals is generally acceptable. The Council should apply 
conditions to secure that commercial windows openings on Lea Bridge 
Road are not obscured. Further details on the proposed materials should 
also be provided.

 Inclusive Design: The access arrangements for the proposal are 
acceptable, apart from the need to provide additional Blue Badge parking 
spaces. The Council should secure M4(2) and M4(3) requirements by 
condition.

 Transport: Blue Badge spaces and electric vehicle charging points should 
be provided in accordance with London Plan Policy 6.13; short stay 
commercial cycle parking should be Burwell Road safely; a construction 
Management Plan should be secured by condition; and the final Travel 
Plan should be secured, monitored and enforced through the section 106 
agreement.

 Climate Change: The application has broadly followed the energy 
hierarchy and sufficient information has been provided to understand the 
proposal as a whole. Further information is required before the proposals 
can be considered acceptable and the carbon dioxide savings verified. 
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The applicant should re-examine thwe surface water management 
proposals to include techniques that feature higher up the hierarchy in 
London Plan Policy 5:13.

Transport for London: 

9.9 Car parking is to be provided at a ratio of 0.2 spaces per unit, totalling 60 
spaces, with an additional two car club spaces provided on street on Burwell 
Road. This low level of car parking is supported, and the car club bays should 
be secured through the Section 106 agreement.

9.10 The application proposes 540 cycle parking spaces, of which 515 are for 
residential uses (507 long stay, 8 short stay) and 25 for commercial uses (9 
long stay, 16 short stay). However, this provision is below London Plan 
requirements for commercial cycle parking, which dependent on the final use 
of the flexible units could require up to 45 short stay spaces. Given the site’s 
location in relation to the council’s mini-Holland scheme, short stay 
commercial cycle parking should be increased.

Thames Water: 

9.11 No objection subject to conditions and informatives regarding waste and water 
management.

9.12 Officer’s Comment: A condition is recommended requiring a surface water 
drainage scheme to be agreed. Suggested informatives have been attached.

Environment Agency

9.13 No objection raised.

Internal Consultees
Internal Consultees Comments Officer’s Comment:

Highways Officer: No objection, subject to 
conditions and legal 
agreement.

Suggested conditions have 
been attached and S.106 
obligations agreed.

Transport Planner No objection.
 

Scheme meets transport 
requirement.

Environmental Health 
(Noise) Officer

No objection subject to 
conditions.

Suggested conditions have 
been attached.

Environmental Health (Air 
Quality) Officer

No objection subject to 
condition.

Suggested conditions have 
been attached. 

Environmental Health 
(Contaminated Land):

No objection subject to 
conditions.

Suggested conditions have 
been attached.

Refuse No comment. Deemed acceptable.

Occupational Therapist Concerns raised regarding 
pillar positioning within the 
car park and also size of 
the electrical charging 
points.  

Developers provided 
justification so in the end 
satisfied.

Developers Justification as 
follows:
To remove the instance 
where an access may be 
overlapped would mean a 
reduction of 
approximately 8 spaces. I 
can also provide comfort 
that in the majority of 
cases where overlapping 
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occurs, a secondary route 
can be taken, minimising 
the instances where 
someone might be getting 
out of their vehicle at the 
same time as another 
person is walking past.
At this stage the ECP's 
have not yet been 
specified.
Officer’s comment: 
Satisfied with justification.

Sustainability Manager No objection subject to 
condition.

Suggested conditions have 
been attached.

Policy Planner No objection in principle. Discussed in Principle of 
development.

Design Manager No significant objection, 
support in principle.

Discussed in detail in 
design section.

Trees officer No objection, subject to 
condition.

Suggested conditions have 
been attached.

10 ASSESSMENT
Principle of Development 

10.1 London Plan Policy 3.3 recognises the pressing need for new homes in 
London and Table 3.1 of the London Plan 2015 gives an annual monitoring 
target of 862 new homes per year in Waltham Forest between 2015 and 2025.

10.2 The site is located in the Upper Lee Valley Opportunity Area, which has an 
indicative employment capacity of 15,000, as identified in Policy 2.13 and 
table 1.1 of the London Plan. London Plan Policy 4.4 ‘Managing Industrial 
Land and Premises’ provides a strategic aim for boroughs to adopt a rigorous 
approach to industrial land management, but recognises that managed 
release may be required to provide other uses in appropriate locations. Policy 
4.1 ‘Developing London’s Economy’ provides strategic support for the 
provision of employment floorspace.  

10.3 The site is not identified as Strategic Industrial Land (SIL) or as locally 
significant industrial land and it is identified in the Northern Olympic Fringe 
Area Action Plan for mixed uses, including residential, employment, residential, 
social infrastructure, as a ‘gateway’ development. Although the adjacent site is 
currently designated SIL, the re-opening of Lea- Bridge Station in May 2016 
and the Housing Zone designation of the area creates the opportunity to 
promote significant new development in the area, with the potential for further 
SIL release.

10.4 The site was de-designated from SIL through the Council’s adopted Core 
Strategy. Given its current/ most recent use, it is therefore classified in the 
Local Plan as “non-designated employment land”. 

10.5 As the proposed scheme represents a loss of employment land, with no re-
provision on site (since uses falling within class A and class D of the Use 
Class order are not considered workspace provision), mitigation for the loss 
will be needed. This is required under Policy DM20 of the DM Policies, and 
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the Council’s Planning Obligations SPD sets out the formula for calculating 
contributions towards employment and training initiatives to mitigate this 
impact. 

10.6 Whilst the site does not fall within a designated town centre, given its location 
between a designated local retail parade and the soon to be re-opened Lea 
Bridge Station, the rationale behind ground floor town centre uses can be 
supported. 

10.7 Therefore, the principle of the proposed residential-led, mixed-use 
redevelopment of the site would be consistent with London Plan policies and 
local planning policy including the AAP.

Loss of employment floorspace

10.8 It is recognised that the proposal will result in a net loss of employment 
floorspace. The GLA states as follows:

 The proposal will involve a reduction in commercial floorspace of more than 
8,000 sqm, although it is recognised that much of the existing space is of poor 
quality and vacant and will be replaced by high quality space, designed to 
allow flexible uses and a variety of sub-division.

 The applicant has provided calculations demonstrating that the existing 
floorspace could provide a maximum of 78 jobs based on warehouse and 
distribution uses, while the proposed would provide a greater job density, 
potentially providing 77 jobs. The GLA is there for supportive of the loss and 
re-provision subject to further detail on the business affected and how they will 
be relocated.

10.9 Policy DM20 of the Council’s Development Management Local Policies notes 
that where an AAP supports the redevelopment of existing non designated 
employment sites Council will support applications where:

 The proposed use would not be better located in a town centre;
 Mitigation for the loss of employment use is provided by local labour 

agreements; and
 The proposed use is well designed and suitable to its surround.

10.10 The proposals will re-provide 1082sq.m. of flexible retail floorspace (use class 
A1, A2, A3, A5) and 810.70sqm of social infrastructure (use class D1/ D2). 

10.11 It is noted that that at the time of submission approximately a third of the site 
is vacant (3,378m2). A number of the current businesses have already 
committed to leaving the site. Nonetheless, the developer has extended 
leases on a rolling short term basis at sub- market rents. The applicant has 
also employed a local agent, Strettons, to market the site at the reduced rent 
of £5 per square foot to reduce vacancies as much as possible, but would be 
unsustainable in the long term.

10.12 Given the policy context for this site and the acceptance of the principle of the 
proposed mixed uses, including residential, employment, residential, social 
infrastructure, in line with the Northern Olympic Fringe Area Action Plan it was 
agreed that a contribution should be sought for the loss of employment.

10.13 The developer has agreed to offer £741,923 as a contribution towards loss of 
employment for Employment and Training this to be secured through a S.106 
agreement. As a result, in this instance, it is considered that the concern 
raised with the loss of employment is deemed acceptable given the wider 
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nature of the scheme and the overall nature of development and there is 
sufficient mitigation to off- set the concern regarding loss of employment.

Social Infrastructure

10.14 The Northern Olympic Fringe Area Action Plan identifies social infrastructure 
as an appropriate use for the site, the London Plan Policy 3.16 seeks to 
protect and enhance London’s social infrastructure, including health facilities, 
In line with Policy CS3 and community demand. 

10.15 It is noted that 810.70sqm of social infrastructure (D1/ D2 use) has been 
provided on site including a gym space.

10.16 The Waltham Forest Retail and Leisure Study published in 2009 confirms the 
UK health club market has expanded rapidly and continues to grow. The study 
expected the growth in membership rates and population growth would 
generate further demand. Therefore a need for this use has been 
demonstrated and the developer has received expressions of interest from a 
number of operators subject to planning.

10.17 The development does not give specific space for a GP surgery on site.

10.18 The Waltham Forest Strategic Infrastructure Plan (2009) outlines the provision 
standard for Primary Healthcare is 1 GP per 1,800 residents. At the time of 
the report, the existing provision was 2,004 patients per GP in the Borough. 
This did not take into account list inflation, which would be 1,676 residents per 
GP. The former indicates an inadequate supply of GPs for the registered 
population in 2009, although Waltham Forest scored above the London 
average for GPs per head of population. Therefore it is identified that there is 
a need for a GP practice.

10.19 The developer has already had discussions about the possibility of a local 
practice in the development and would welcome the opportunity to include 
such a facility within the D use class proposed. It is suggested this be written 
into the heads of terms to give a medical use first opportunity to house a 
space within the D use area.

Design

The Architects has included a design rationale within their Design and Access 
Statement, analysing the local context, character and impact of the 
development in line with Policies DM29 and DM31. The proposed scheme at 
97 Lea Bridge Road provides a development with a distinct sense of place 
whilst responding positively to the local context, in compliance with Policy 
CS15. The surrounding mixed use elements, urban grain and building 
typology in both the present and potential future contexts have been taken 
into account. Lea Bridge Road is the key route into Leyton and Walthamstow 
from the west and defines the car-dominant character of the site. The strategic 
road creates an opportunity to form a gateway into the Borough. In 
compliance with the Core Strategy, the site has been identified as a gateway 
location for tall buildings within the growth area of the Northern Olympic 
Fringe. Policy DM31 has been used as a guideline to design the taller 
elements, ensuring the long-distance views, materials and details at ground 
floor level. The site is not in a Conservation Area and would have minimal 
impact on its surrounding setting. The site is separated from Hackney and Lea 
Valley Marshes by industrial estates, further taller housing developments and 
the railway. The three buildings build up in height towards the north, away 
from lower rise residential dwellings. 

Height
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10.20 The proposal seeks to form a landmark entrance to Leyton. The buildings 
range from 18 to 5 storeys in height, reducing in height towards the lower 
residential uses to the east. As floor to ceiling heights of residential are lower 
than the equivalent commercial buildings, the 5 storey height is equivalent to 
the existing four storey commercial building on Burwell Road, with the top 
storey being set back from the road frontage. Three taller elements are 
situated on the west, going from 12, to 15 to 18 storeys towards the northern 
end. Block A and B along Burwell Road will be 5 storeys, Blocks C and D 
along Lea Bridge Road 6 storeys and Blocks H and J along the northern end 
facing Burwell Industrial Estate will be 6 storeys. Two roof terraces are located 
on the northern and southern blocks. The highest point will sit approximately 
57.8m above ground level.

10.21 The application has been reviewed by the Council Design manager his 
comments are summarised as follows:

  This is a challenging scheme in terms of scale, quantum and density –
However, given the potential for significant change in the area with the 
imminent re-opening of Lea Bridge station and the Council’s regeneration 
aspirations and emerging masterplan work there are no fundamental 
objections to the scheme. 

  The layout is appropriate with good active ground floor frontages on all 
elevations. The location of the three towers at the western perimeter of 
the site is appropriate and will provide a significant “landmark” across the 
wider area.  “Verified views” have been agreed with the Council which 
allow an accurate assessment of impact within the surrounding context. 
Heights then reduce appropriately eastwards to meet the lower-rise 
residential development on Burwell Road. This approach is supported.

  The design of the internal landscaped courtyard is supported. The 
recently consented industrial unit adjacent to the western corner of the 
northern frontage, results in only a maximum 5-metre distance from some 
of the residential units in blocks G & H. Fortunately, the gym is located at 
the ground floor but the 1st and 2nd floor residential units (albeit 
bedrooms) are impacted however considered acceptable given the overall 
regeneration benefits of the scheme.

10.22 The GLA reviewed the design approach these comments are summarised as 
follows:

  The layout, design, height and massing of the proposals is generally 
acceptable. The Council should apply conditions to secure that 
commercial windows openings on Lea Bridge Road are not obscured. 
Further details on the proposed materials should also be provided.

  The proposed resident’s courtyard uses level changes, planting, and 
distinct laser- cut fencing to delineate it from the public lane. As well as 
the courtyard, two rooftop gardens are proposed. The applicant’s Public 
Realm and Landscape Proposals document indicates that a very high 
quality of landscaping will be achieved, which is welcomed.

  The scheme proposes a taller element of three blocks of 12, 15 and 18 
storeys, looking towards the Lee Valley, providing a marker to the station; 
and lower courtyard buildings, which relate to the existing low- rise 
residential areas to the east. The height of the taller block is significantly 
greater than the contextual height; however given the proximity to the new 
station, the importance of Lea Bridge Road, and the changing context of 
the area, this is considered acceptable. At upper levels, the distance 
between the blocks narrows to approximately 10 metres at the closest 
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point; however the positioning of balconies and bedroom spaces 
generally allows sufficient distance and privacy between living spaces.

  London Plan Policy 7.7 ‘Location and Design of Tall Buildings’ sets out a 
range of criteria for tall buildings. The three proposed taller buildings are 
comprised of bands of off- white gloss cladding, with dark matt recessed 
bands incorporating the fenestration. The blocks are sculptural in form, 
with cutaways at upper levels designed to allow greater levels of light into 
the buildings and the courtyard, maximise views out, and reduce the 
perceived scale and mass of the blocks. This results in a highly distinctive 
design, which further serves to mark the station and demonstrates a high 
standard of design for future development in the area. Notwithstanding 
this, the choice of materials and the quality of detailing will be critical to 
the final appearance of the scheme and although there is some indication 
that terracotta may be used, the applicant should provide further details of 
the materials proposed. The courtyard buildings are of a more traditional 
form of materials, composed of brick, which relates well to the existing 
context and is supported.


10.23 In summary it is considered that the design approach is generally acceptable 

and in line with policy subject to suggested condition.

 Housing Unit Mix 

10.24 National Planning Policy contained within the Framework requires new 
development to deliver sustainable, inclusive and mixed communities in 
accessible locations. To achieve mixed communities, the Framework advises 
that a variety of housing should be provided in terms of size, type, tenure and 
price and also a mix of different households such as families with children, 
single-person households, people with disabilities, service families and older 
people. 

10.25 Policy 3.8 (Housing Choice) of the London Plan seeks to ensure that new 
residential developments comprise a mix of unit sizes to address the housing 
needs of the local area. The policy does not, however, specify a precise mix of 
housing types. 

10.26 Part C of Core Strategy Policy CS2 states that the Council will prioritise the 
need for larger homes (3 bedroom or more) in new developments. Table 6.1 
(Preferred housing mix) of the Development Management Policies Document 
states that the preferred housing mix for market housing is 1b2p (20%); 2b4p 
(30%); 3b5/6p (40%) and 4+b7/8p (10%). 

10.27 Paragraph 6.6 of the same policy document recognises that the proposed 
housing mix of new development should be considered on a site by site basis, 
and that LBWF take a flexible approach when applying the preferred housing 
mix outlined above. 

10.28 LBWF will consider site specific aspects such as: 

 the character and context of the site and surrounding area, 
 the size of the site and constraints; and 
 financial viability.

 
10.29 LBWF Walthamstow Northern Olympic Fringe Housing Zone identifies a target 

of 2,477 new homes which higher density could be appropriate. As a result, 
the nature of housing development coming forward within the centre is likely 
to be flatted and skewed towards one and two bedroom dwellings. 

10.30 The proposed mix is set out in the Table below: 
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Unit mix Market Intermediate 
(shared 
ownership)

Affordable 
rent

Total % 

Studio 8 4 0 12 4.0

1 bed 61 12 8 81 27.0

2 bed 155 8 15 178 59.3

3 bed 14 0 14 28 9.3

4 bed 0 0 1 1 0.3

Total 238 24 38 300 100

% 79.3% 8% 12.7%

10.31 The unit mix has been carefully designed to optimise housing delivery on Site 
whilst taking account of the specific locational characteristics of the 
surrounding area. The proposed mix recognises the higher density location 
and the likely demographic of future occupants, (young professionals and 
couples taking advantage of the excellent transport links into Central London). 
The mix also identifies the Council’s aspiration to secure an element of much 
needed family housing. 

10.32 The amount of family housing has also been informed by the viability of the 
development in addition to market demand. On this basis the housing mix 
proposed is considered to accord with the relevant policies of the 
development plan. 

Density 

10.33 London Plan Policy 3.4 ‘Optimising Housing Potential’ states that taking into 
account local context and character, the design principles in Chapter 7, and 
the public transport capacity, development should optimise housing output 
within the relevant density range shown in Table 3.2. Taking account of new 
transport links and the development expected to come forward in the area, the 
site could be classified as within an ‘urban’ setting, where the density matrix 
sets a guideline of 300 – 650 habitable rooms (or 65-240 units) per hectare 
with a PTAL of 2-3, although the London Plan notes that these ranges should 
not be applied mechanistically. Transport for London states that the PTAL will 
increase to 3 with the opening of Lea Bridge Station, and it is recognised that 
acceptability may increase further with improved bus service, cycle route, and 
further rail improvements.

10.34 The density proposed is approximate 375 units per hectare. Although this is 
above the London Plan density range, it is noted that the site is within an 
Opportunity Areas and as such a density may be considered appropriate in 
this location, immediately adjacent the new station. However, in order for such 
a density to be acceptable, the application needs to be exemplary in all other 
respects and provide a high quality living environment for occupiers, the 
scheme is considered to meet these objectives.

Affordable Housing 

10.35 The London Plan states at Policy 3.11 that boroughs should set an overall 
target for the amount of affordable housing provision in their area based on an 
assessment of all housing needs and a realistic assessment of supply. In 
setting targets, boroughs are to take account of regional and local need 
assessment. 
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10.36 Policy 3.12 notes that boroughs should seek the “maximum reasonable 
amount of affordable housing” when negotiating on individual private 
residential and mixed use schemes, having regard to their affordable housing 
targets, and the need to encourage rather than restrain residential 
development, and the individual circumstances of the site. The policy notes 
that targets should be applied flexibly taking account of: 

 Development viability; 
 Availability of public subsidy; and 
 Other scheme requirements. 

10.37 Policy 3.12 also reaffirms that boroughs should seek the maximum 
reasonable amount having regard to issues including: 

 The need to encourage rather than restrain development (Policy 3.3); 
 The size and type of affordable housing needed in particular locations; 

and 
 The specific circumstances of the site. 

10.38 The London Plan policies are taken through into the adopted LBWF Local 
Plan Core Strategy, with Policy CS2 seeking to secure a provision of 50% 
affordable housing on all new residential schemes coming forward within the 
Borough (subject to viability), with a split of 40% shared ownership and 60% 
affordable rented. 

10.39 Policy DM3 of the LBWF Development Management Policies Document 
states that in accordance with Policy CS2, the Council aims to provide 50% of 
new housing to be affordable by outlining a number of measures. These 
measures include LBWF firstly seeking an affordable housing provision on site 
and secondly on a nearby site. Where this cannot practicably be achieved, the 
Council may accept an off-site payment in lieu. 

10.40 The London Plan seeks a requirement that within the affordable housing 
tenure, new homes should be distributed on a 60% Affordable Rent and 40% 
Intermediate split. On a unit basis, the application very closely follows the 
planning requirement as follows:

Affordable Rent Affordable Rent

Number 38 24

Percentage by Unit 61% 39%

10.41 The application proposes that 62 affordable homes are to be provided, 
which equates to 20.7% on a unit basis, or 22.2% on a habitable rooms 
basis. 

10.42 The Financial Viability Report was submitted in respect of this application and 
was reviewed by BPS. 

10.43 BPS the Council’s financial viability advisers concluded on this offer as 
follows: 

10.44 The viability report further concludes that the maximum viable affordable 
housing contribution on this site is 62 affordable units equating to a 20.7% 
overall provision. The calculated surplus against the adopted viability 
benchmark in this scenario is £60,622 which given its scale represents an 
effective break even position. 

10.45 A review mechanism has also been suggested this will require a full open 
book assessment, with potentially a financial contribution being payable 
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towards delivery of affordable housing in the Borough, should viability 
improve. This is written into the heads of terms.

10.46 In conclusion, officers are satisfied that the level of affordable housing 
provision proposed represents an optimum level of provision having regard to 
overall scheme viability. The proposed viability reappraisal provides the 
opportunity for any uplift in values to be captured to provide future support for 
affordable housing.

10.47 This approach reflects the objectives of Waltham Forest Local Plan Core 
Strategy (2012) policy CS2 and Development Management Polices (2013) 
policy DM3.

Residential Amenity

10.48 London Plan Policy 3.5 (Quality and Design of Housing Developments) states 
that housing developments should be of the highest quality internally, 
externally and in relation to their context and to the wider environment. The 
policy adds that the design of new dwellings should take account of factors 
relating to ‘arrival’ at the building and the ‘home as a place of retreat’, have 
adequately sized rooms and convenient and efficient room layouts. The policy 
also states that LDFs should incorporate minimum space standards that 
generally conform to Table 3.3 of the London Plan. 

10.49 Supporting text for this policy also notes that new housing development 
should take account of the London Plan’s more general design principles 
(Policies 7.2 – 7.12), and those on neighbourhoods (Policy 3.8), sustainable 
design and construction (Policy 5.3), as well as those on climate change 
(Chapter 5), play provision (Policy 3.6), biodiversity (Policy 7.19), and flood 
risk (Policy 5.12). 

10.50 LBWF Development Plan Policy DM7 requires all new residential 
development to aim to ensure that minimum internal and external amenity 
spaces outlined in Tables 8.1, 8.2 and 8.3 within the Plan, London Plan 
Housing SPG the Housing SPG and NPPG technical room size standard are 
met. 

10.51 All units meet or exceed the London Plan space standards. The high number 
of vertical circulation core results in the number of units sharing the same 
landing being below the maximum eight units per core as identified in 
Standard 3.2.1 of the Mayor’s Housing SPG, and a high proportion (77%) of 
duel aspect flats. The single-aspect units (70 out of 300) are noted that they 
are not north-facing.

10.52 The relationship between Blocks E F and G are staggered along the western 
boundary, allowing each building to step in its relationship to the other 
reducing the amount of overlap between facing facades. In addition, the 
blocks are shaped/ angled in plan so that no two facing facades directly face 
each other. As a result of the staggered relationship between blocks and their 
angled shape, where facing rooms occur they are always oblique to one and 
another.

10.53 The internal layout of each of the blocks typically have four corner apartments 
receiving dual aspect with living areas (living, kitchen and dining areas) 
located to the corners, with the main outlook towards the Lee Valley and away 
from each other. The bedrooms are then located either side of the living areas 
on different facades.

10.54 The horizontal façade treatment of these buildings locates windows between 
spandrels with a sill height 850mm above floor level, providing a greater level 
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of privacy over floor to ceiling windows.  The location and size of windows 
between blocks has also been carefully thought through. Where kitchens face 
bedrooms, the kitchen window is smaller and narrow. Where two bedrooms 
face each other between blocks, windows have been staggered in plan so 
they do not directly face each other. 

10.55 All of these factors mean that a good level of privacy can be achieved while 
also maintaining an outlook to views of the Lee Valley and wider 
surroundings.

10.56 It is noted that the location of ground-floor bedrooms facing the east-west 
public route on block B should ideally be relocated to provide living 
rooms/kitchens fronting this route. This was not amended however given the 
wider benefits of the scheme is considered acceptable in this instance.

10.57 The recently consented industrial unit to the north is unfortunate adjacent to 
the western corner of the northern frontage, this results in only a maximum 5-
metre distance from some of the residential units in blocks G & H. 

10.58 However, its position of the development will comprise principally the gym unit 
that does not require outlook or natural light. However, one unit at first and 
second floor levels will be affected; secondary windows are provided to the 
affected rooms to mitigate the impact.

10.59 This is, as noted by the GLA, however given the wider regeneration benefits 
are considered acceptable, it is also noted that a number of the rooms 
affected a duel aspect.

10.60 The aim of London Plan Policy 7.2 ‘An Inclusive Environment’ is to ensure that 
proposals achieve the highest standards of accessibility and inclusion (not just 
the minimum). Inclusive design principles, if embedded into the development 
and design process from the outset, help to ensure that all, including older 
people, disabled and deaf people, children and young people, can use the 
places and space proposed comfortably, safely and with dignity.

10.61 Level access is proposed to wheelchair units from the courtyard, by ramps of 
appropriate gradient from Burwell Road, and by lift from the basement car 
park. The site to the north, which may come forward for development in the 
future, is at a lower level. Access has been introduced into Block H and J, this 
necessitates the introduction of stairs and platform lifts in response to the 1.2 
metre level change. Although platform lifts are not normally supported in new 
buildings, it recognised that full passenger lifts are not appropriate in this 
situation, and primary access will in any case be from the courtyard side. This 
arrangement is therefore acceptable in this instance.

10.62 Policy 3.8 ‘Housing Choice’ requires that ninety per cent of new housing 
meets Building Regulations requirement M4(2) ‘accessible and adaptable 
dwellings’ and ten per cent of new housing meets Building Regulation 
requirement M4(3) ‘wheelchair user dwellings’, that is, designed to be 
wheelchair accessible or easily adaptable for residents who are wheelchair 
users. The application confirms that all the units have been designed to meet 
building regulation requirement M4(2) and 10% will meet Building Regulation 
M4(3), which are spread across units sizes and include affordable and market 
tenures. The application confirms that the units have been designed to meet 
Lifetime Homes Standards and 10% (30 units) will meet Building regulation 
M4(3), which are spread across units sizes and includes affordable and 
market tenures. 
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10.63 The proposals meet and exceed the local external amenity and internal space 
standards, set out in Policy DM7, Tables 8.1 and 8.2 and the London Plan 
standards. Each flat will have access to their private amenity space in the 
form of balconies ranging from 5 to 13 m2 (and smaller balconies where they 
complement a larger balcony per flat) and flats will have access to the private 
courtyard. The northern and southern blocks will have access to additional 
shared roof terraces, which will foster neighbour relationships and give views 
over the Marshes. The external amenity space is well-designed to 
accommodate different age groups and activities and is accessible for all. This 
calculation does not include footpaths and vehicle circulation and parking. 
This is summarised in the table below:

10.64 Policy 3.6 of the London Plan seeks to ensure that development proposals 
include suitable provision for play and recreation. Further detail is provided in 
the Mayor’s supplementary planning guidance ‘Shaping Neighbourhoods: 
Play and Informal Recreation’, which sets a benchmark of 10sqm of useable 
child play space to be provided per child, with under- fives child play space 
provided on- site as a minimum.

10.65 The breakdown of residential units gives a child yield of 70, requiring 700sqm 
of play space; with 34 under-fives, requiring 340sqm of play space as a 
minimum. The proposals indicate that 750sqm of play space will be provided 
in the courtyard area, with approximately half of this suitable for under- fives. 
The public realm and landscape proposal demonstrates that a high quality of 
play spaces is proposed, with a range of facilities, including play equipment 
and natural play areas. It is recognised that the neighbouring Lee Valley Park 
provides large areas of open space and facilities suitable for older children. 
The proposal is compliant with Policy 3.6.

Daylight Assessment 

10.66 A daylight / sunlight report has been completed by GVA and accompanies this 
application. The report analysed the effect of the redevelopment of the Site on 
the daylight and sunlight amenity to the neighbouring residential properties 
and internally within the development. 

10.67 LBWF policy DM33 states that the when considering the impact of a new 
development on neighbouring amenity, the Council will have regard to (among 
other aspects) access to daylight and sunlight. LBWF will only find 
development acceptable where it would not cause an unacceptable loss of 
amenity to adjoining or future occupiers of the development. 

10.68 In report concludes as follows:

10.69 The proposed development would ensure that all neighbouring buildings 
retain a good standard of Daylight and Sunlight to habitable rooms relative to 
both the standards of existing daylight in surrounding buildings and the levels 
of daylight experienced within such an urban area. Total Amenity space would 
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comply with the guidelines for the provision of sufficient sunlit space 
throughout the year. The daylight amenity of the scheme is compliant with 
British Standards for virtually all the main habitable spaces.

10.70 In conclusion, when the guidelines are applied flexibly as intended, the 
proposal adheres to them and would provide well lit dwellings.

Transport
10.71 Section 4 of the National Planning Policy Framework sets out the 

Government’s policy in terms of Transport. Paragraph 29 notes that: 
“transport policies have an important role to play in facilitating sustainable 
development but also in contributing to wider sustainability and health 
objectives”. Paragraph 32 requires that developments that generate significant 
amount of movement are supported by a Transport Statement or Transport 
Assessment, while paragraph 36 requires a Travel Plan. 

10.72 Chapter 6 of the London Plan provides the regional guidance for transport. 
Policy 6.1 (Strategic Approach) seeks to encourage the “closer integration of 
transport and development”, while supporting “development that generates 
high levels of trips at locations with high public transport accessibility and/or 
capacity”. 

10.73 Policy CS7 of the Core Strategy, Developing Sustainable Transport states 
LBWF will facilitate growth and regeneration by locating development in the 
most accessible of locations in order to reduce the need for travel. Policy 
DM14 of the DMPLP sustainable transport network states that major 
development should develop a network of streets that optimise permeability, 
surveillance, legibility with complementary infrastructure. Policy DM16 states 
that car free development will be encouraged in locations that a highly 
accessible.

10.74 The Application is accompanied by a Transport Assessment (TA) prepared by 
Waterman. It is accepted that the site has a PTAL level of 3 on the basis of 
Lea Bridge Road Station.

10.75 Pedestrian access to the site is from either Burwell Road or Lea Bridge Road, 
with the Transport Statement also identifying that access could be provided 
from Argall Way in the future. 

10.76 Car Parking is to be provided at a ratio of 0.2 spaces per unit, totalling 60 
spaces, with an additional two car club spaces provided on- street on Burwell 
Road. This low level of car parking is supported, and the car club bays should 
be secured through the section 106 agreement. The Council may also wish to 
consider whether the development could contribute to the introduction of 
controlled parking zone (CPZ) in the area. 

10.77 It is noted that only 18 of the car parking spaces are Blue Badge against a 
Lifestyle Homes requirement of 30 spaces. The design has balanced the 
necessity of car parking in the current environment whilst encouraging 
sustainable travel behaviours. The development provides 60 Parking Spaces 
of which 18 are blue badge spaces and 2 are car club bays. As a percentage 
of total car parking blue badge provision represents 30% of all spaces – 60% 
by wheelchair accessible units. In accordance with London Plan Policy 6.13 
20 per cent of all spaces are to be electric vehicles with an additional 20 per 
cent passive provision for electric vehicles in the future. 

10.78 A total of 556 residential and commercial cycle parking spaces will be 
provided, in the basement and small pockets of storage areas on the ground 
floor. To ensure that the parking areas are secure, these will be sub-divided 
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by core. In the basement 401 residential cycle parking spaces are proposed at 
ground floor 115 cycles proposed, of which 106 are residential cycles and 9 
are commercial cycles located as part of Block B, there are also 20 short stay 
Sheffield stands proposed in 3 groups, each providing space for 2 cycles 
totalling 40 spaces. This meets London Plan and TfL’s requirement as set out 
in paragraph 9.11.

10.79 Trip generation for both the existing and future uses has been calculated 
using the TRICS database. It is accepted that the redevelopment of the site 
would not result in an unacceptable impact on local network.

10.80 A S106 contribution of £600,000 is requested towards the highway scheme 
which will improve pedestrian and cycle access to the site, enabling 
occupants to maximise the sustainable benefits from this location.

10.81 Servicing is designed to take place off the public highway via the access off 
Burwell Road and the swept path drawings have been produced to 
demonstrate how this works on site.

10.82 The adjoining junction works form part of the Council’s mini Holland 
programme which will install well designed segregated cycle lanes the full 
length of Lea Bridge Road. This will join with segregated lanes on other routes 
and treatments in residential areas across the Borough, to encourage an 
increase in cycle journeys in Waltham Forest. 

10.83 In conclusion the application has been reviewed by the Council Highways 
team, Tfl and Council Transport Planner who are all satisfied with the scheme 
subject to an agreed S106 of contribution of £600,000 toward road safety and 
public realm improvements, S278 agreement of the Highway Act 1980 for 
highway works, and S38 agreement.

Landscape Design and Trees 

10.84 The Landscape Masterplan has a residential communal garden that allows 
access to residential entrances, encourages social interaction and brings 
natural, ecological and seasonal variety into the site. Complementing this is a 
public realm comprised of an inner ‘lane ’, a sequence of public social spaces 
and an enhanced surrounding street scape to Lea Bridge Road and Burwell 
Road. A sequence of roof garden spaces are also proposed.

10.85 The landscape concept recognises the importance of defining public access 
into the heart of the scheme, creating an important amenity space, a simple, 
yet pleasant setting to the new buildings and a potential future link to Lea 
Bridge Road Rail Station. 

10.86 The ‘lane area’ is designed to be a pedestrian focussed environment, flexible 
in nature and able to accommodate a range of differing community orientated 
uses and interests at varying times. It has a uniform flush surface of small 
scale setts in warm colour tones, which takes inspiration from the industrial 
routes through nearby Leyton Marshes. The lane surfacing allows emergency 
and service vehicle access. 

10.87 In addition to the planting extending from the communal garden, a lawn space 
with Oak trees is created along the lane with a direct relationship to Block D. 
Pending the ground floor use of Blocks C, D and E it is anticipated that these 
buildings can spill out on to the lane, providing further activity and animation. 
At the end of the western end by Argall Way, the lane terminates with a 
pocket garden, so that long views always have a sense of ‘green’. Further 
planting of Oak trees at this point will help bring the scale down of the taller 
architecture blocks at this location. 
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10.88 The combination of soft landscaped spaces, the shared surface and ground 
floor building activity will create a space that acts as a passive counterpoint to 
Lea Bridge Road. This is likely to retain a character where movement takes 
priority so the lane becomes the recreational, more pedestrian and calmer 
place to walk and socialise in.

10.89 Residential amenity space will be provided on the roofs of Blocks C & D and H 
& J. These will be a combination of paved areas, lawn, raised planters and 
seating. Sedum blankets will be planted towards the roof edges. These roof 
areas are proposed to accommodate multiple uses and provide a variety of 
habitats and landscape

10.90 In addition to the amenity spaces, the remaining blocks will have sedum or 
biodiverse roofs. Photovoltaics are included as shown. The biodiverse roof is 
not for general access and amenity, instead its focuses on creating habitats 
for local plant and in vertebrate life, aiding biodiversity across the scheme and 
generating a visually interesting landscape across the higher levels.

10.91 The roof top garden space on C & D is a combination of active and passive 
spaces providing variety of uses. It is an accessible space for residents and 
encourages relaxation and informal play within lawn areas.

10.92 The roof garden to Block H & J follows the same language as C & D, with 
greater area of sedum and more communal space at the entry point s.

10.93 Trees planted at Lea Bridge Road will be carefully and strategically located 
along the streets and spaces which complement the architecture, benefit the 
street scape and do not obstruct important views. There are no existing trees 
within the site boundary. The proposal has 40 new trees within the new 
landscape at groundfloor. These will include a variety of native species to add 
diversity in appearance, seasonal change, aid biodiversity and support the 
different character and use of the main spaces. Proposed trees will be planted 
at a semi mature size, ranging from 20 - 25cm to 30-35cm girth with 2.3- 3. 
0m clear stem. The majority of trees within the public areas will be towards the 
larger size which will assist in reducing the scale of the buildings, provide an 
‘instant’ green setting and reduce the risks of vandalism.

10.94 The application was reviewed by the Tree Preservation & Nature 
Conservation Officer who noted that the concept appears to be fine subject to 
condition.

10.95 Prior to the commencement of the development we will require detail how the 
trees to be retained contiguous to the site will be protected before and during 
the proposed development which should be included in a detailed 
arboricultural report submitted by an appropriately qualified arboriculturalist in 
line with BS 5837 – 2012 Trees in relation to design, demolition and 
construction Recommendations, due to the closeness of the green corridor 
planting on contiguous land to the south – western corner of the proposed 
development. Also an ecological survey and any necessary mitigation 
requirements are to be considered along with the timing of operations if 
pertinent in respect of existing habitats and disturbance. 

10.96 The inclusion of detailed soft landscaping plans to support biodiversity (as 
indicated on the Addendum 01) but to contain the genus species and cultivars 
of proposed plants to include the appropriate positioning, layout and sizes 
which are to adequately reflect the size of the proposed development. Along 
with the inclusion of the habitats already mentioned we will require the 
inclusion of the appropriate number and diversity of habitat boxes to support 
nature conservation.
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Biodiversity and Ecology

10.97 A Preliminary Ecological Appraisal has been submitted, a number of 
recommendations for habitat protection and enhancement were provided.

10.98 The preliminary ecological appraisal recorded all habitats present and made 
an assessment for the potential presence of protected species. In addition, a 
desktop study was undertaken to identify any designated sites that may be 
adversely impacted by any future proposals of the site and highlight any 
known records for protected species (e.g. badgers, bats, amphibians and 
reptiles).

10.99 In regards to potential for protected species, the site boundaries showed 
potential to support nesting birds. There is no other habitat on or immediately 
adjacent to the site that showed potential to support any other protected flora 
or fauna.

10.100 In order to comply with relevant legislation and planning policy, the following 
recommendation was made:

The site is enhanced post development for the benefit of local biodiversity via 
the implementation of a landscape scheme that incorporates native and 
wildlife friendly species. The inclusion of bird and bat boxes should also be 
considered as part of any future development even if this is not required as 
part of a mitigation scheme.

10.101 It is suggested that the above recommendations can be contained within a 
detailed landscape condition. Therefore the application would comply with 
London Plan Policy 7.19, Core Strategy Policy CS5 and Policy DM35.

Noise 

10.102 London Plan Policy 7.15 considers the implications of noise as part of 
development proposals, stating that development proposals should seek to 
minimise the potential adverse impacts of noise on, from, within, or in the 
vicinity of, development proposals. 

10.103 LBWF Development Management Policy DM25 states: 

“d) The Council will resist developments that adversely affect sensitive uses 
[e.g. residential] through the generation of significant noise pollution or 
vibration, unless appropriate mitigation is provided”. 

10.104 An Noise and vibration assessment prepared by Hawkins Environmental has 
been submitted in support of the application. 

 The study has shown that based on noise from the adjacent road, if 
the site is to come forward for residential development, noise must be 
considered and attenuation must be provided. 

 Using the guidance and calculation methods contained within BS 
8233: 2014 ‘Guidance on sound insulation and noise reduction for 
buildings’, it has been shown that on the facade of the building facing 
Lea Bridge Road, acoustic glazing will be required, at least on the 
lower floors, to ensure that internal noise levels are below the 
recommended maximum for each room use under BS 8233. For 
dwellings facing away from Lea Bridge Road and windows on the 
upper floors of the facade facing Lea Bridge Road, standard double 
glazed windows will be sufficient. 

 Since it has been shown that the proposed development meets the 
guidance contained within BS 8233: 2014, it is considered that the 
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proposed development adheres to the principles of the National 
Planning Policy Framework since the new development will not be “put 
at risk from, or being adversely affected by unacceptable levels of soil, 
air, water or noise pollution”. Since it has been shown that in terms of 
noise, the proposals adhere to local and national planning policy, it is 
considered that the noise environment of the site should not be a 
constraint on the proposed residential development.

10.105 The report has been reviewed by the Environmental Health officer who 
supports the application subject to further conditions around mitigation.

Air Quality 

10.106 The Framework requires planning policies to sustain compliance with and 
contribute towards EU limit values or national objective for pollutants, taking 
into account the cumulative impacts on air quality from individual sites in local 
areas. The guidance set out in the Framework is complimented by London 
Plan Policy 7.14. 

10.107 LBWF is situated within an Air Quality Management Area (AQMA) to reduce 
the level of nitrogen dioxide and particulate matter emissions. This is 
highlighted as a key action area within the Council’s Local Implementation 
Plan 2011-2014. 

10.108 In addition, LBWF Development Management Policy DM25 (2013) states: 

“c) New developments should not contribute to or suffer from unacceptable 
levels of air pollution. Any major development for sensitive uses in areas 
where levels of pollution are high, will need to be supported by an air quality 
assessment to allow a full consideration and mitigation of the development”. 

10.109 An Acoustic Report prepared by Hawkins Environmental has been submitted 
in support of the application. The report advises:

 In the opening year of the proposed development (2017), 
concentrations of all pollutants are below the Air Quality Objectives. 
Consequently, the air quality on the development site should not be a 
constraint upon the development of the site.

10.110 The application was reviewed by the Air Quality Officer who considered that 
the air quality concerns have been satisfied subject to condition. Therefore 
with the incorporation of appropriate mitigation through these planning 
conditions, the proposed development complies with planning policy at 
national, regional and local levels. In addition to the above, the applicant 
would enter into a financial obligation through a S.106 agreement for a 
contribution towards air quality monitoring.

Contaminated Land

10.111 The Council’s Contaminated Land officer has reviewed the Geo-
environmental Assessment report by Idom Merebrook Ltd (Jan 2015) 
submitted for the above application.  The site has previous and current 
contaminative use.  A preliminary exploratory investigation has identified 
contaminants that exceed screening level values for residential use.  Hence, a 
remediation strategy will need to be employed at this site.  Further test work 
and ground gas monitoring is proposed to better define the significant 
pollutant linkages on site. A contaminated land condition will be attached to 
any planning permission to mitigate this concern.

Energy and Sustainability 
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10.112 At a regional level, the Mayor seeks to achieve an overall reduction in 
London’s carbon dioxide emissions of 60% (below 1990 levels) by 2025 
(London Plan Policy 5.1 Climate Change Mitigation). Policy 5.2 states that 
development proposals should make the fullest contribution to minimising 
carbon dioxide emissions by achieving a reduction of 40% above Part L of the 
building regulations. 

10.113 It should be noted that in April 2014, the Mayor produced its Sustainable 
Design and Construction SPG which outlined that a 35% carbon reduction 
target beyond Part L 2013 Building Regulations will be applied. Policy 5.3. 
states that development proposals should demonstrate that sustainable 
design standards are integral to the proposal. 

10.114 LBWF Development Management policy DM11 requires applications for 
development of one or more units or greater than 100sqm to be submitted 
with an Energy Assessment that demonstrates the energy demand of the 
development and the carbon emission savings from energy efficiency, efficient 
energy supply and renewable energy measures. 

10.115 The policy also requires new residential development to achieve Code for 
Sustainable Homes Level Four and non-residential development to achieve 
BREEAM ‘very good’. It should be noted that Code for Sustainable Homes 
has been withdrawn by the Government in April 2015. Therefore, the 
proposed residential component of the development will not be required to 
achieve Code compliance. 

10.116 Nevertheless, the sustainability measures in line with Code principles have 
been adopted in the design of the residential units, to minimise the scheme’s 
construction and operational environmental impact, as well as improve the 
occupants’ wellbeing. A BREEAM pre-assessment has been undertaken for 
the non-domestic component, with a target to achieve a ‘Very Good’ rating. 

10.117 The Energy Assessment that shows how the scheme meets the targets set by 
the Mayor and LBWF. The Assessment demonstrates that the scheme meets 
Building Regulations compliance through energy efficiency alone, with further 
reductions made through the installation of renewables including PV panels. 
The applicant is proposing to install a gas- fired CHP unit as the lead heat 
source for the site heat network. The CHP is sized to provide the domestic hot 
water load, as well as a proportion of the space heating. 

10.118 The development is predicted to achieve a regulated CO2 saving of 28% 
which will be achieved through the second part of the energy hierarchy (‘Be 
Clean’). The commercial areas of the scheme achieve BREEAM ‘Very Good’. 

10.119 Consequently, the scheme is in compliance with current planning policy and 
meets or exceeds the relevant targets. Therefore, the scheme should be 
considered acceptable subject to condition.

Flood Risk / Drainage

10.120 According to the Environment Agency’s (EA) indicative flood map (Appendix 
B) the site is located within a medium risk Flood Zone 2. Flood Zone 2 
comprises land assessed as having between a 1in100 and 1in1000 annual 
probability of river flooding (1%- 0.1%).

10.121 The EA flood maps identify that the site remains dry for up to the 1in1000yr 
(defended) event, refer to Appendix F for the EA supplied “Product 4”. 
Flooding from fluvial sources is therefore considered low risk.
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10.122 The flood risk from Groundwater, Surface Water and Infrastructure failure is 
also considered low.

10.123 The surface water system will see a minimum of a 50% reduction in surface 
water discharging to the existing Thames Water surface water sewer when 
compared with the existing site during the 1in100yr event + 30% climate 
change. The reduced discharge rate will provide and improvement in terms of 
flood risk to both the site and downstream catchments when compared to the 
existing situation. The site is covered by the Environment Agency’s early 
warning flood system, as such, the flood warnings would be issued to those 
considered to be at risk. It is advised that the residents of 97 Lea Bridge Road 
sign up to the Flood Warning Service.

10.124 The conclusion of this flood risk assessment is that the development at 97 Lea 
Bridge Road can be safely carried out without introducing site specific flood 
mitigation measures.

10.125 The Environment Agency was consulted and did not specifically object to the 
application.

Refuse and Waste Management 

10.126 Development Management Policy DM8 states that new housing development 
should provide adequate and well-designed arrangements for the storage, 
collection and disposal of refuse and recycling. 

10.127 The scheme has been designed to provide separate bin stores for residential 
and commercial waste. On collection day, the bins from the basement will be 
moved by on site management from the individual bin stores to the main bin 
holding area in Block A via the goods lift. The goods lift will be able to contain 
9 bins at a time and will open into a holding area at ground floor level. The 
goods lift is to be accessed by a site caretaker or concierge – residents are 
not to be provided with access to this area. The holding will be step free with a 
smooth finish to enable the bins to be accessed safely. Bins can be accessed 
in this area by collection service. All doors associated with this area will be 
accessed via an electronic fob, which will be provided to collection operatives.

10.128 The number of bins and the size of each bin store have been considered 
against London Borough of Waltham Forest’s ‘Waste and Recycling Guidance 
for Developers’. Commercial collection frequency will be arranged by the 
incoming tenants. Both recycling and general waste will be stored together. 
The volumes required have been calculated in accordance with section 4.7 of 
BS 5906_2005 and section 1 (General Requirements) of London Borough of 
Waltham Forest’s ‘Waste and Recycling Guidance for Developers’. 
‘Employment Densities (July 2001)’ document was used to calculate number 
of employees in commercial spaces.

10.129 The arrangements are considered acceptable.

S106 Agreement, Mitigation and Viability Considerations 

10.130 S106 Agreements are a material consideration in the determination of a 
planning application. The purpose of such an Agreement is to make otherwise 
unacceptable development acceptable and they should only be sought where 
they meet all of the following tests: i) Necessary to make the development 
acceptable in planning terms, ii) Directly related to the development and iii) 
Fairly and reasonably related in scale and kind to the development.
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10.131 In terms of the S.106 Agreement, the applicant has agreed to Heads of 
Terms, having regard to planning policy, viability and the Council’s Planning 
Obligations SPD (2014). These are set out at the begining of this report.

11 CONCLUSION
11.1 The proposal would result in an appropriate mix of uses on the site, including 

high quality residential flats. The proposed development has regard to the 
scale and massing, pattern and form of development in the area, and would 
result in a modern scheme on this prominent site. 

11.2 The scheme would provide an appropriate residential environment given the 
site constraints, would have an acceptable impact on highway safety and 
would not unduly impact on neighbouring residential amenity. The highest 
environmental standards would also be met. The conditions recommended 
and S.106 obligations agreed would ensure that any adverse impacts of the 
scheme are mitigated against and the that positive aspects of the proposal 
advanced by the applicant are carried through to implementation.

11.3 All material considerations have been taken into account, including responses 
to consultation, and it is not considered that there are any material planning 
considerations in this case that would warrant a refusal of this application. 

11.4 Taking into account the consistency of the scheme with the Development Plan 
and weighing this against all material planning considerations, the proposal is 
considered to be acceptable in planning policy terms.

12 ADDITIONAL CONSIDERATIONS
Public Sector Equality Duty

12.1 In making your decision you must have regard to the public sector equality 
duty (PSED) under s.149 of the Equalities Act. This means that the Council 
must have due regard to the need (in discharging its functions) to:

12.2 A. Eliminate unlawful discrimination, harassment and victimisation and other 
conduct prohibited by the Act

12.3 B. Advance equality of opportunity between people who share a protected 
characteristic and those who do not. This may include removing or minimising 
disadvantages suffered by persons who share a relevant  protected 
characteristic that are connected to that characteristic; taking steps to meet 
the special needs of those with a protected characteristic; encouraging 
participation in public life (or other areas where they are underrepresented) of 
people with a protected characteristic(s).

12.4 C. Foster good relations between people who share a protected characteristic 
and those who do not including tackling prejudice and promoting 
understanding.

12.5 The protected characteristics are age, disability, gender reassignment, 
pregnancy and maternity, race, religion or belief, sex and sexual orientation.

12.6 The PSED must be considered as a relevant factor in making this decision but 
does not impose a duty to achieve the outcomes in s.149 is only one factor 
that needs to be considered, and may be balance against other relevant 
factors.

12.7 It is not considered that the recommendation to grant permission in this case 
will have a disproportionately adverse impact on a protected characteristic.

Human Rights Act (1998)
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12.8 In making your decision, you should be aware of and take into account any 
implications that may arise from the Human Rights Act 1998. Under the Act, it 
is unlawful for a public authority such as the London Borough of Waltham 
Forest to act in a manner that is incompatible with the European Convention 
on Human Rights.

12.9 You are referred specifically to Article 8 (right to respect for private and family 
life), Article 1 of the First Protocol (protection of property). It is not considered 
that the recommendation to grant permission in this case interferes with local 
residents' right to respect for their private and family life, home and 
correspondence, except insofar as it is necessary to protect the rights and 
freedoms of others (in this case, the rights of the applicant). The Council is 
also permitted to control the use of property in accordance with the general 
interest and the recommendation to grant permission is considered to be a 
proportionate response to the submitted application based on the 
considerations set out in this report. 

13 RECOMMENDATION 
Conditions

13.1 The following conditions to be imposed on the planning permission:

1. The development hereby permitted shall be begun before the expiration of 
three years from the date of this permission.

2. The development hereby approved shall be carried out in accordance with 
the following drawings and documents;

 Planning Statement (incl. Retail, Leisure & Social Infrastructure 
Assessment) by JLL 

 Affordable Housing Statement by JLL 

 Statement of Community Involvement by JLL 

 Design and Access Statement by PTE Architects 

 Addendum 01 by PTE Architects

 Amenity Space Standards by PTE Architects

 Daylight and Sunlight Assessment by GVA 

 BREEAM Pre-Assessment Report by Baily Garner 

 Energy Strategy by Baily Garner 

 Preliminary Ecological Appraisal by Landscape Planning Ltd 

 Flood Risk Assessment and SuDS Strategy by Mayer Brown 

 Transport Statement by Watermans 

 Residential Travel Plan by Watermans 

 Air Quality Assessment by Hawkins Environmental 

 Pedestrian Level Wind Microclimate Assessment by RWDI 

 Public Realm & Landscape Proposals by BDP 

 Geo-Environmental Assessment by Idom Merebrook 
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 Archaeological Desk-Based Assessment by Wessex Archaeology 

 Noise & Vibration Assessment by Hawkins Environmental 

 Construction Management Plan by Lea Bridge Hill LLP

Plan Number Name Revision
008_PL_001 Site Location Plan REV A
008_PL_002 Existing Site Plan REV A
008_PL_003 Existing Elevations -
008_PL_004 Existing Elevations -
008_PL_099 Basement Floor Plan REV B
008_PL_100 Ground Floor Plan REV B
008_PL_101 First Floor Plan REV A
008_PL_102 Second Floor Plan REV A
008_PL_103 Third Floor Plan -
008_PL_104 Fourth Floor Plan -
008_PL_105 Fifth Floor Plan -
008_PL_106 Sixth Floor Plan -
008_PL_107 Seventh Floor Plan -
008_PL_108 Eighth Floor Plan -
008_PL_109 Ninth Floor Plan -
008_PL_110 Tenth Floor Plan -
008_PL_111 Eleventh Floor Plan -
008_PL_112 Twelfth Floor Plan -
008_PL_113 Thirteenth Floor Plan -
008_PL_114 Fourteenth Floor Plan -
008_PL_115 Fifteenth Floor Plan -
008_PL_116 Sixteenth Floor Plan -
008_PL_117 Seventeenth Floor Plan -
008_PL_118 Roof Plan REV A
008_PL_150 Blocks A & B Layouts -
008_PL_151 Blocks A & B Layouts -
008_PL_152 Blocks C & D Layouts -
008_PL_153 Block E Layouts -
008_PL_154 Block E Layouts -
008_PL_155 Blocks F & G Layouts -
008_PL_156 Blocks F & G Layouts -
008_PL_157 Block F Layouts -
008_PL_158 Block F Layouts -
008_PL_159 Block G Layouts -
008_PL_160 Block G Layouts -
008_PL_161 Blocks H & J Layouts -
008_PL_162 Blocks H & J Layouts -
008_PL_163 Blocks A and B Wheelchair Units -
008_PL_164 Blocks F and G Wheelchair Layouts – Sheet 1 -
008_PL_165 Blocks F and G Wheelchair Layouts – Sheet 2 -
008_PL_166 Blocks H and J Wheelchair Layouts -
008_PL_200 Building Section A-A -
008_PL_201 Building Section B-B REV A
008_PL_202 Building Section C-C -
008_PL_203 Building Section D-D -
008_PL_300 Proposed South East Elevation REV A
008_PL_301 Proposed South West Elevation REV A
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008_PL_302 Proposed North East Elevation REV A
008_PL_303 Proposed North West Elevation REV A
008_PL_304 Proposed Internal South East Elevation and 

Section
REV A

008_PL_305 Proposed Internal South West Elevation and 
Section

REV A

008_PL_306 Proposed Internal North East Elevation and 
Section

REV A

008_PL_307 Proposed Internal North West Elevation REV A
008_PL_308 Proposed Internal South East Elevation and 

Courtyard
REV A

Materials

3. Prior to the commencement of development notwithstanding any indications 
shown on the submitted plans, samples and a schedule of materials to be 
used in the external surfaces of the development hereby permitted shall be 
submitted to and approved in writing by the Local Planning Authority. The 
development shall thereafter be carried out in accordance with the details 
unless otherwise approved in writing by the Local Planning Authority. 

4. Prior to the commencement of development, details indicating the positions, 
design, materials and type of boundary treatment and other means of 
enclosure (including privacy screens and positioning) to be erected shall been  
submitted to, and approved in writing by the Local Planning Authority. The 
boundary treatments shall be completed in accordance with the approved 
details prior to occupation of any of the units hereby permitted and thereafter 
permanently retained. 

Highways

5. Prior to the commencement of the development hereby approved, a Code of 
Construction Conduct (Construction Environmental Management Plan) for 
that development should be submitted to and approved in writing by the 
Local Planning Authority. Construction of the development shall only take 
place in accordance with the agreed code of conduct for that development, 
which shall comprise:

a. A construction method statement.

b. A Construction Logistics Plan stating;

i. Journey planning, highlighting access routes;

ii. Site operation times;

iii. Loading and unloading locations, taking into consideration 
existing parking restrictions.

c. Measures to minimise the impact of construction activities
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d. Details of construction lighting together with measures to minimise light 
pollution from construction lights

e. Identification of areas intended for the placing of contractor’s 
accommodation, open storage and employee vehicle parking. 

f. Details of site security

g. Delivery and servicing plan

6. Prior to the commencement of development on the site, a highway condition 
survey shall be carried out and submitted to the Local Planning Authority. 
The adequacy of the survey shall be agreed in writing prior to 
commencement of works on site, with Any damage to the highways, 
incurred as a result of the construction works, will have to be reinstated by 
the Council but funded by the developer. 

7. Prior to the occupation of the development hereby permitted, a car parking 
management plan shall be submitted to, and approved in writing by, the 
Local Planning Authority. The management plan shall detail the laying out of 
the spaces, including provision for disabled spaces, as well as the allocation 
of the parking spaces. The car parking spaces shall be laid out and 
allocated in accordance with the approved management plan and shall be 
made available for the purposes of parking private motor vehicles in 
association with the development and for no other purpose.

8. Prior to the commencement of development, details of electric charging 
point locations and technical specifications shall be submitted to and 
approved in writing by the Local Planning Authority. Such details as 
approved shall be implemented in accordance with the approved details 
prior to first use or occupation of any part of the development and thereafter 
permanently retained.

Air Quality

9. Before development commences, a revised detailed air quality assessment 
will be submitted to and approved by the Local Planning Authority.  The 
report must look at the impacts of the development on future occupiers and 
neighbouring properties.  It must include the emission contributions from the 
energy centre and assess its pollution contribution. It must also include 
dispersion modelling of the energy centre emissions to ensure appropriate 
pollution dispersion.

10. The CHP’s must have a discharge stack which is at least 3m above any 
openable windows or ventilation air inlets within a distance of 5Um.  Details 
to demonstrate compliance with this condition must be submitted to the local 
authority for approval prior to works commencing.

11. Prior to installation, details of the boilers shall be forwarded to the Local 
Planning Authority for approval. The boilers shall have dry NOx emissions 
not exceeding 40 mg/kWh (0%).



(Item 4.1)

12. The CHP plant must not exceed the Band B Emission Standards for Solid 
Biomass Boilers and CHP Plant as listed in Appendix 7 of the London Plan’s 
Sustainable Design and Construction SPG document.  Prior to the 
development commencing, evidence to demonstrate compliance with these 
emission limits will be required.

13. The development is not permitted to have a permanent diesel generator on 
site at any time.

14. A method statement shall be submitted to, and approved by, the Local 
Planning Authority, before the development commences for a management 
scheme whose purpose shall be to control and minimise emissions 
attributable to the demolition and/or construction of the development.  
Reference shall be made to the Mayor of London’s Control of Dust and 
Emissions from Construction and Demolition Best Practice Guidance.  The 
scheme shall set out the secure measures which can, and will, be put in 
place.

15. The details and measures contained in the approved construction method 
statement must be fully implemented to the Council’s satisfaction.

Noise

16. Within the proposed residential unit (with the windows closed) the following 
internal noise levels shall be achieved;   35dB(A) Leq 16 hours 07.00hrs -
23.00hrs in Living rooms, while 30dB(A) Leq 8 hours in Bedrooms and no 
individual noise event to exceed 45dB(A) max  (measured with F time 
weighting) 23.00hrs - 07.00hrs. Post completion noise assessments to be 
carried out within the properties on each of the following levels; ground floor, 
first floor, second floor, third floor and the seventh floor, to demonstrate that 
the measures, techniques and design schemes employed to ensure that the 
development will not be adversely impacted upon by noise associated with 
road traffic, new train station, the existing industrial site and the internal 
mechanical ventilation has met the internal noise levels. Assessment shall 
be submitted to the Local Planning Authority for approval prior to first 
occupation. 

17. Noise mitigation to be implemented in accordance to construction methods 
provided within the report: Noise & Vibration Assessment: 97 Lea Bridge 
Road, Lea Bridge Hill LLP, December 2015, by Hawkins Environmental.

18. A scheme of sound insulation, designed to prevent the transmission of 
excessive airborne and impact sound both vertically and laterally between 
the proposed residential dwellings is to be submitted to and approved in 
writing by the Local Planning Authority.  The airborne sound insulation 
performance shall achieve as a minimum a 10 dB increase in the minimum 
requirements of Approved Document E of the Building Regulations. The 
sounds insulation shall be installed and maintained only in accordance with 
the details so approved



(Item 4.1)

19. Due to the high noise levels, central mechanical ventilation system is to be 
installed; the sound insulation provided shall include the installation of 
acoustically treated ventilator units. Noise mitigation details shall be sent to 
the Local Authority prior to development for approval and post completion 
noise test to be carried out to confirm that noise from the ventilation units do 
not adversely impact upon the development.  

20. 24 hour Enviromental Noise Impact Assessment to be carried out with 
regards to noise associated with the industrial site at the rear of the site. 

21. Prior to construction of the development, a Section 61 Prior Consent 
Application under the Control of Pollution Act 1974 shall be submitted to the 
Local Authority for approval.  

22. The noise of any plant/machinery shall be controlled to a level 10dB(A) 
below the typical underlying background noise level (LA90) during the time 
of plant operation at a position one metre external to the nearest noise 
sensitive premises or within the nearest new residential development(s). 
The underlying background LA90 shall be determined in the absence of the 
new plant noise. This assessment must be completed in accordance with 
BS4142: 2014 Method for rating industrial noise affecting mixed residential 
and industrial areas. Special consideration shall be given to low frequency 
tonal noise and vibration. 

23. Before the development commences a scheme shall be agreed with the 
local planning authority that specifies the provisions to be made for the 
control of noise and vibration emanating from the plant room. Mitigation 
should include a scheme of acoustic protection sufficient to ensure that the 
noise does not increase the internal noise levels of 40 dB(A) during the 
daytime (living rooms, LAeq, 16hr) and 30 dB(A) during the night-time 
(bedrooms, LAeq, 8hr) in all sensitive premises. The approved measures 
shall be fully implemented at the development and a measurement survey 
shall be undertaken to demonstrate that the internal noise criteria have been 
achieved. The results of the survey shall be submitted in an External 
Building Fabric Assessment report and approved by the Local Planning 
Authority prior to the first occupation of any of the units.

Sound insulation - between residential and commercial uses

24. No development shall commence until a scheme of sound insulation, 
designed to prevent the transmission of excessive airborne noise between 
the proposed residential use on the first floor and the ground floor 
commercial use, has been submitted to and approved in writing by the Local 
Planning Authority. The airborne sound insulation performance shall achieve 
as a minimum a 10 dB increase in the minimum requirements of Approved 
Document E of the Building Regulations. The sounds insulation shall be 
installed and maintained only in accordance with the details so approved.

25. Individual Noise Impact Assessments shall be submitted by each 
commercial unit prior to their first occupation.   
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Landscaping

26. Prior to the commencement of the development, a scheme of hard and soft 
landscape works which shall include a survey of all existing trees and 
hedgerows on the land, indicating those to be retained and those to be lost 
shall be submitted to and approved in writing by the Local Planning Authority. 
Details of those to be retained, together with measures for their protection in 
the course of the development, shall also be submitted and approved, and 
carried out in accordance with such approval, prior to any demolition or any 
other site works, and retained until the development is completed. Soft 
landscape works shall include: planting plans, and schedules of plants, noting 
species, plant sizes and proposed numbers/densities within a planting 
schedule, also the method of planting including soil composition, tying and 
staking, a maintenance care regime including mulching and watering and the 
replacement of any species that die within 5 years of planting.

27. All planting, seeding or turfing comprised in the approved details of 
landscaping shall be carried out not later than the first planting and seeding 
seasons prior to the first occupation of any of the residential units, or the 
completion of the development, whichever is the sooner. Any new trees or 
shrubs which, within a period of 5 years from the completion of the 
development, die, are removed, or become seriously damaged or diseased, 
shall be replaced in the next planting season, with others of a similar size and 
species, unless the Local Planning Authority agrees any variation in writing.

28. Prior to the commencement of the development hereby permitted, details of 
an Ecological Management Plan to include details of: a) A bat emergence 
survey to be carried out to ensure that there is no evidence of bat roosts prior 
to commencement of the conversion works; b) A nesting bird mitigation 
strategy, if site clearance works are undertaken during the breeding season 
(March-October); and c) The installation of bird boxes and bat roosting boxes 
on buildings and trees, as well as landscaping enhancement measures to be 
undertaken shall be submitted to and approved in writing by the Local 
Planning Authority. The enhancement measures and Management Plan shall 
be implemented in accordance with the approved details.

Cycle Store/ Waste Storage

29. Notwithstanding the indications on the plans hereby approved, prior to the 
occupation of the development hereby permitted, details of policy compliant 
cycle storage provision, including details of cycle stands and enclosures, shall 
be submitted to, and approved in writing by, the Local Planning Authority. The 
development shall be implemented in accordance with the approved details 
and the cycle stores brought into use prior to the occupation of the dwellings 
hereby permitted.

30. Notwithstanding the indications on the plans hereby approved, prior to the 
occupation of the development hereby permitted, a scheme for the storage 
and disposal of waste and recycling, including details of methods for collection 
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and enclosures, shall be submitted to, and approved in writing by, the Local 
Planning Authority. The development shall be implemented in accordance 
with the approved details and the refuse stores brought into use prior to the 
occupation of the dwellings hereby permitted.

35% carbon emission reductions:

31. Prior to the occupation of any part of the development hereby permitted, a 
report demonstrating how the scheme reduces the carbon dioxide emissions 
of the development by at least 35% compared to the 2013 Building 
Regulations shall be submitted to, and approved in writing by, the Local 
Planning Authority. The report shall reference the measures set out in the 
Energy Statement accompanying the planning application, but shall explain 
what measures have been implemented in the construction of the 
development. The development and energy efficiency measures shall 
thereafter be retained.

Compliance with energy aspects of level 4 of Code for Sustainable Homes.

32. Prior to the commencement of the development details of measures to be 
incorporated into the development to ensure that all new build residential 
accommodation achieves a Code for Sustainable Homes rating of Level 4 
energy aspects, or an equivalent rating by reference to an alternative rating 
system, shall be submitted to and approved in writing by the Local Planning 
Authority. 

The selection of an alternative rating system (if proposed) shall be agreed in 
writing by the Local Planning Authority.  Prior to the first occupation of any of 
the dwellings, a report from a suitably qualified Code Assessor (or equivalent) 
confirming that the development meets the said standard shall be submitted to 
and approved in writing by the Local Planning Authority, and thereafter the 
measures taken shall be maintained fully in accordance with the approved 
details.

BREEAM:  

33. The commercial floor space hereby permitted shall be constructed to achieve 
not less than BREEAM ‘Very Good’ in accordance with the submitted Energy 
Report (or the equivalent standard in such measure of sustainability for non-
residential building design which may replace that scheme). The commercial 
floor space shall not be occupied until formal certification has been issued 
confirming that not less than ‘Very Good’ has been achieved and this 
certification has been submitted to, and approved in writing by, the Local 
Planning Authority.

Connection ready

34. The development will be ‘connection ready’ for future connection to a District 
Heating System including details of the plant and equipment to be installed in 
the energy centre building / plant room.   The development shall be designed 
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in accordance with the GLA District Heating Manual with pipework routes 
safeguarded to the site boundary as agreed with the LPA.

Not withstanding the Energy Strategy submitted with the planning application, 
a revised Energy Strategy shall be submitted for the development or for each 
phase (whichever is agreed by the LPA) and shall explain what measures will 
be implemented in the construction of that phase and shall justify any material 
changes from the measures identified in the Energy Statement submitted with 
the application. 

The approved measures for that phase shall be fully implemented in 
accordance with the approved details prior to the first occupation of any of the 
residential or commercial units of that phase hereby approved.

A statement of verification from a suitably qualified expert shall be provided to 
the LPA and agreed in writing to confirm compliance with the provided details 
prior to occupation of first units.  

Water condition

35. Prior to the commencement of development, a scheme detailing measures to 
reduce water use within the development, to meet a target water use of 105 
litres or less per person, per day, shall be submitted to and approved in writing 
by the Local Planning Authority. The development shall be constructed in 
accordance with the approved scheme and thereafter retained.

Flue

36. Prior to commencement of the development, details and verification to 
demonstrate that the plant room flue will be at least 3 metres above any 
openable window or ventilation air inlets within the new residential 
development within a distance of 5 times the stack height shall be submitted 
to and approved in writing by the local planning authority. The flue shall be 
implemented in full accordance with the agreed details prior to the first 
occupation of any phase of development and thereafter retained and 
managed accordingly.  

Plant Room

37. Prior to commencement of development, full detail of the size, type and use of 
CHP / back up boilers and thermal store within the plant room shall be 
submitted to and approved in writing by the Local Planning Authority, and 
details thereafter installed and maintained fully in accordance with the 
approved details.

Contamination

38. Prior to the demolition of the existing buildings a pre-demolition asbestos 
survey shall be submitted to and approved in writing by the Local Planning 
Authority. In the event that asbestos containing materials (ACMs) are 
discovered, details of the contractors with their plan of work detailing the 
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removal of ACMs in compliance with current legislation shall be submitted to 
and approved in writing by the Local Planning Authority. The relevant 
documentary evidence of the safe disposal of asbestos waste via copies of 
consignment notes shall be forwarded within 3 months, to the Local Planning 
Authority and London Borough of Waltham Forest Environmental Health 
Section.

Thames Water

Waste Comments

39. No piling shall take place until a piling method statement (detailing the depth 
and type of piling to be undertaken and the methodology by which such piling 
will be carried out, including measures to prevent and minimise the potential 
for damage to subsurface sewerage infrastructure, and the programme for the 
works) has been submitted to and approved in writing by the local planning 
authority in consultation with Thames Water.  Any piling must be undertaken 
in accordance with the terms of the approved piling method statement. 

Water Comments

40. The existing water supply infrastructure has insufficient capacity to meet the 
additional demands for the proposed development. Thames Water therefore 
recommend the following condition be imposed: Development should not be 
commenced until: Impact studies of the existing water supply infrastructure 
have been submitted to, and approved in writing by, the local planning 
authority (in consultation with Thames Water). The studies should determine 
the magnitude of any new additional capacity required in the system and a 
suitable connection point. 

Drainage

41. Prior to commencement of the development (excluding demolition, 
archaeological or preliminary site investigations and construction of the 
basement) specifications of a surface water drainage system based on 
sustainable drainage principles has been submitted to and approved in writing 
by the Local Planning Authority. The scheme shall be subsequently 
implemented in accordance with the approved details before the development 
is completed.

Other

42. Prior to occupation, details of any form of external illumination and / or 
external lighting on the buildings and around the site shall be submitted to and 
approved in writing by the Local Planning Authority. The approved details 
shall be fully implemented prior to the first occupation of any of the residential 
units hereby permitted.

43. Prior to occupation of the development, details of measures for that 
development, to minimise the risk of crime and accessibility in a visually 
acceptable manner and meet the specific security needs of the application 
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site/development (as informed by the principles of Secured by Design), shall 
be carried out in accordance with details that shall be submitted to and 
approved in writing by the local planning authority.  The approved measures 
shall thereafter be maintained unless otherwise agreed in writing by the local 
planning authority. 

44. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any order revoking and re-enacting 
that order), no development pursuant to Schedule 2, Part 1, Classes A, B, D 
or E of that Order shall be carried out in respect of the dwelling houses hereby 
permitted, without planning permission having first been obtained via the 
submission of a planning application to the Local Planning Authority.

45. The commercial use shall not operate outside the following hours:

 07.00-23.00 hours Monday to Saturday;

 09.00-18.00 hours Sundays and Bank Holidays;

without the prior written consent of the Local Planning Authority.

Reasons:

1.  To comply with the provisions of Section 91(1)(a) of the Town and 
Country Planning Act 1990 (as amended).

2.  For the avoidance of doubt and in the interests of proper planning.

3.  To ensure a satisfactory appearance in accordance with Policy CS15 of 
the Waltham Forest Local Plan Core Strategy (2012).

4.  To ensure a satisfactory appearance in accordance with Policy CS15 of 
the Waltham Forest Local Plan Core Strategy (2012).

5.  In the interests of highway and pedestrian safety in accordance with 
policies CS7 and CS15 of the Waltham Forest Local Plan Core Strategy 
(2012).

6.  In the interests of highway and pedestrian safety in accordance with 
policies CS7 and CS15 of the Waltham Forest Local Plan Core Strategy 
(2012).

7.  In the interests of highway and pedestrian safety in accordance with 
policies CS7 and CS15 of the Waltham Forest Local Plan Core Strategy 
(2012).

8.  In the interests of highway and pedestrian safety in accordance with 
policies CS7 and CS15 of the Waltham Forest Local Plan Core Strategy 
(2012).
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9. To ensure that the amenities of neighbouring premises and future 
occupiers are protected from poor air quality arising from the 
development.  

10.To protect the future occupiers and neighbouring residents from exposure 
to pollutant emissions from the energy centre.

11.To comply with the London Plan’s SPG on Sustainable Design and 
Construction and Policy 7.14 of the London Plan in relation to air quality.

12.To comply with the London Plan’s SPG on Sustainable Design and 
Construction and Policy 7.14 of the London Plan in relation to air quality.

13.Diesel combustion gives rise to air pollutants, particularly oxides of 
nitrogen (NOx), which convert to nitrogen dioxide (NO2) in the air, and 
small particles (PM10). Both nitrogen dioxide and small diesel particles 
have a negative impact on health.

14.Dust and other air pollution from demolition and construction can impact 
greatly on the health and quality of life of people working on and living 
close to these sites if they are badly managed Informative in relation to 
the above condition 

15.Dust and other air pollution from demolition and construction can impact 
greatly on the health and quality of life of people working on and living 
close to these sites if they are badly managed Informative in relation to 
the above condition. 

16. In the interests of the future health of the occupiers of the development in 
accordance with Policy CS13 of the Waltham Forest Local Plan Core 
Strategy (2012) and policy DM24 of the Waltham Forest Local Plan - 
Development Management Policies (2013).

17. In the interests of the future health of the occupiers of the development in 
accordance with Policy CS13 of the Waltham Forest Local Plan Core 
Strategy (2012) and policy DM24 of the Waltham Forest Local Plan - 
Development Management Policies (2013).

18. In the interests of the future health of the occupiers of the development in 
accordance with Policy CS13 of the Waltham Forest Local Plan Core 
Strategy (2012) and policy DM24 of the Waltham Forest Local Plan - 
Development Management Policies (2013).

19. In the interests of the future health of the occupiers of the development in 
accordance with Policy CS13 of the Waltham Forest Local Plan Core 
Strategy (2012) and policy DM24 of the Waltham Forest Local Plan - 
Development Management Policies (2013).

20. In the interests of the future health of the occupiers of the development in 
accordance with Policy CS13 of the Waltham Forest Local Plan Core 
Strategy (2012) and policy DM24 of the Waltham Forest Local Plan - 
Development Management Policies (2013).
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21. In the interests of the future health of the occupiers of the development in 
accordance with Policy CS13 of the Waltham Forest Local Plan Core 
Strategy (2012) and policy DM24 of the Waltham Forest Local Plan - 
Development Management Policies (2013).

22. In the interests of the future health of the occupiers of the development in 
accordance with Policy CS13 of the Waltham Forest Local Plan Core 
Strategy (2012) and policy DM24 of the Waltham Forest Local Plan - 
Development Management Policies (2013).

23. In the interests of the future health of the occupiers of the development in 
accordance with Policy CS13 of the Waltham Forest Local Plan Core 
Strategy (2012) and policy DM24 of the Waltham Forest Local Plan - 
Development Management Policies (2013).

24. In the interests of the future health of the occupiers of the development in 
accordance with Policy CS13 of the Waltham Forest Local Plan Core 
Strategy (2012) and policy DM24 of the Waltham Forest Local Plan - 
Development Management Policies (2013).

25. In the interests of the future health of the occupiers of the development in 
accordance with Policy CS13 of the Waltham Forest Local Plan Core 
Strategy (2012) and policy DM24 of the Waltham Forest Local Plan - 
Development Management Policies (2013).

26.To ensure a satisfactory appearance and in the interest of local amenity 
and biodiversity in accordance with Policies CS15 of the Waltham Forest  
Local Plan Core Strategy (2012), and  Policies DM23, DM32, DM35 of the 
Waltham Forest Local Plan Development Management Policies (2013).

27.  To ensure a satisfactory appearance and in the interest of local amenity 
and biodiversity in accordance with Policies CS15 of the Waltham Forest  
Local Plan Core Strategy (2012), and  Policies DM23, DM32, DM35 of the 
Waltham Forest Local Plan Development Management Policies (2013).

28.To ensure a satisfactory appearance and in the interest of local amenity 
and biodiversity in accordance with Policies CS15 of the Waltham Forest  
Local Plan Core Strategy (2012), and  Policies DM23, DM32, DM35 of the 
Waltham Forest Local Plan Development Management Policies (2013).

29. In the interests of highway and pedestrian safety in accordance with 
policies CS7 and CS15 of the Waltham Forest Local Plan Core Strategy 
(2012).

30.  In the interests of the future health of the occupiers of the development in 
accordance with Policy CS13 of the Waltham Forest Local Plan Core 
Strategy (2012) and policy DM24 of the Waltham Forest Local Plan - 
Development Management Policies (2013).

31. In the interests of the sustainability and energy efficiency of the 
development and to meet the requirements of policy 5.2 of the London 
Plan (2015). In the interest of sustainability, energy efficiency and to 
provide a high quality development in accordance with Policy CS4 of the 
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Waltham Forest Local Plan  Core Strategy (2012) Policy DM10 of the 
Waltham Forest Local Plan Development Management Policies (2013).

32. In the interest of sustainability, energy efficiency and to provide a high 
quality development in accordance with Policy CS4 of the Waltham Forest 
Local Plan Core Strategy (2012) and Policy DM10 of the Waltham Forest 
Local Plan Development Management Policies (2013).

33. In the interest of sustainability, energy efficiency and to provide a high 
quality development in accordance with Policy CS4 of the Waltham Forest 
Local Plan  Core Strategy (2012) Policy DM10 of the Waltham Forest 
Local Plan Development Management Policies (2013).

34.To ensure the development is sustainable and to comply with Policy CS4 
of the Waltham Forest Local Plan Core Strategy (2012) and Policies 
DM10, DM11 and DM24 of the Waltham Forest Local Plan Development 
Management Policies (2013).

35.To minimise the water use of the development, in accordance with the 
requirements of policy 5.15 of the London Plan (2015).

36.To ensure the development is sustainable and to comply with Policy CS4 
of the Waltham Forest Local Plan Core Strategy (2012) and Policies 
DM10, DM11 and DM24 of the Waltham Forest Local Plan Development 
Management Policies (2013).

37.To ensure the development is sustainable and to comply with Policy CS4 
of the Waltham Forest Local Plan Core Strategy (2012) and Policies 
DM10, DM11 and DM24 of the Waltham Forest Local Plan Development 
Management Policies (2013).

38. In the interest of health and to protect the living conditions of existing and 
future residents in the locality in accordance with Policy CS13 of the 
Waltham Forest Local Plan Core Strategy [2012].

39.The proposed works will be in close proximity to underground sewerage 
utility infrastructure.  Piling has the potential to impact on local 
underground sewerage utility infrastructure.

40.To ensure that the water supply infrastructure has sufficient capacity to 
cope with the/this additional demand.

41. In the interests of future health of occupiers of the development and to 
protect pollution of groundwater, in accordance with policies CS4 and 
CS13 of the adopted Waltham Forest Local Plan - Core Strategy (2012) 
and policies DM23, DM24 and DM34 of the adopted Waltham Forest 
Local Plan Development Management Policies (Oct 2013).

42.To ensure adequate security arrangements are implemented and to 
comply with Policy CS16 of the Waltham Forest Local Plan Core Strategy 
(2012) and Policy DM33 of the Waltham Forest Local Plan Development 
Management Policies (2013).



(Item 4.1)

43.  To ensure adequate security arrangements are implemented and to 
comply with Policy CS16 of the Waltham Forest Local Plan Core Strategy 
(2012) and Policy DM33 of the Waltham Forest Local Plan Development 
Management Policies (2013).

44.  In the opinion of the Local Planning Authority, the nature and density of 
the layout requires strict control over the form of any additional 
development that may be proposed in the interests of maintaining a 
satisfactory residential environment, in accordance with Policy CS2 and 
CS15 of the Waltham Forest Local Plan – Core Strategy (2012) and 
Policy DM29 of the Waltham Forest Local Plan – Development 
Management Policies (2013).

45.  To protect the amenities of adjoining occupiers, in order to comply with 
Policy CS13 of the Waltham Forest Local Plan Core Strategy (2012) and 
Policies DM24 and DM32 of the Waltham Forest Local Plan Development 
Management Policies (2013).

Informative 

To assist applicants the Local Planning Authority has produced policies and 
written guidance, all of which is available on the Council’s website and which 
offers a pre planning application advice service. The scheme was submitted in 
accordance with guidance following pre application discussions and the 
decision was delivered in a timely manner.

Construction and demolition works audible beyond the boundary of the site 
should only be carried out between the hours of 0800 and 1800 hours 
Mondays to Fridays and 0800 and 1300 hours on Saturdays, and not at all on 
Sundays or Public/Bank Holidays.

Construction Management Statement condition:
The submitted method statement shall include details of:

1. Site hoarding 

2. Wheel washing  

3. Dust suppression methods and kit to be used 

4. Bonfire policy 

5. Confirmation that all Non Road Mobile Machinery (NRMM) comply with the 
Non Road Mobile Machinery (Emission of Gaseous and Particulate Pollutants) 
Regulations 1999 

6. Confirmation if a mobile crusher will be used on site and if so, a copy of the 
permit and indented dates of operation 

7. Site plan identifying location of site entrance, exit, wheel washing, hoarding, 
dust suppression, location of water supplies and location of nearest 
neighbouring receptors 

8. Copy of an asbestos survey
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Thames Water:

A Trade Effluent Consent will be required for any Effluent discharge other than 
a 'Domestic Discharge'. Any discharge without this consent is illegal and may 
result in prosecution. (Domestic usage for example includes - toilets, showers, 
washbasins, baths, private swimming pools and canteens). Typical Trade 
Effluent processes include: - Laundrette/Laundry, PCB manufacture, 
commercial swimming pools, photographic/printing, food preparation, abattoir, 
farm wastes, vehicle washing, metal plating/finishing, cattle market wash 
down, chemical manufacture, treated cooling water and any other process 
which produces contaminated water. Pre-treatment, separate metering, 
sampling access etc, may be required before the Company can give its 
consent. Applications should be made at 
http://www.thameswater.co.uk/business/9993.htm or alternatively to Waste 
Water Quality, Crossness STW, Belvedere Road, Abbeywood, London. SE2 
9AQ. Telephone: 020 3577 9200.

Thames Water would advise that with regard to sewerage infrastructure 
capacity, we would not have any objection to the above planning application.

http://www.thameswater.co.uk/business/9993.htm

