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Context 

1 On 16 August and 4 September 2019 the Mayor of London received 
documents from Enfield Council notifying him of planning applications of potential 
strategic importance to develop the above site for the above uses. Application 
GLA/4921 was referred to the Mayor by virtue of Article 2 of the Schedule to the 2008 
Order. Application GLA/4921a was referred to the Mayor under the following category 
of the Schedule to the 2008 Order: 

 
 

planning report GLA/4921/4921a/02  

22 June 2020 

Meridian Water Phase 2 
in the London Borough of Enfield 

planning application no. 19/02717/RE3 & 19/02749/FUL 
  

Strategic planning application stage II referral  

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 
and 2007; Town & Country Planning (Mayor of London) Order 2008 

The proposal 

GLA/4921 - Full application for Strategic Infrastructure Works to support the wider 
Meridian Water Masterplan.  

GLA/4921a - Change of use of buildings (units 4, 5, 6, 9 and 9a) and adjacent land to 
an events and entertainment space ('The Drumsheds') for a temporary period of five 
years. 

The applicant 

The applicants are the London Borough of Enfield and Broadwick Ventures Ltd, 
the architects are Karakusevic Carson. 

Key dates 

Pre-application meetings: 5 December 2018, 7 March 2019 & 23 May 2019. 

Stage 1 reporting: 11 November 2019. 

Planning Committee: 24 March 2020 (GLA/4921) and 2 June 2020 (GLA/4921a). 

Strategic issues 

Principle of development: The proposed Strategic Infrastructure Works enable the 
redevelopment of brownfield land identified for major redevelopment within the Upper 
Lea Valley Opportunity Area and safeguards existing SIL land for industrial 
redevelopment. The temporary use of the site as a large scale events space for 
cultural and creative activities is supported. 

Transport: The proposal is acceptable in strategic transport terms. Appropriate 
conditions with regard to provision for sustainable travel and event management have 
been secured. 

Outstanding flood risk, drainage, water and green infrastructure matters have also 
been addressed 

The Council’s decision 

In this instance Enfield Council has resolved to grant permission. 

Recommendation 

That Enfield Council be advised that the Mayor is content for it to determine the cases 
itself, subject to any action that the Secretary of State may take, and does not 
therefore wish to direct refusal or direct that he is to be the local planning authority. 
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• 3B.1 “Development which occupies more than 4 hectares of land which is used 
for a use within Class B1 (business), B2 (general industrial) or B8 (storage or 
distribution) of the Use Classes Order; and which is likely to prejudice the use of 
that land for any such use” (application GLA/4921a is only referable under this 
category) 
 

2 On 11 November 2019 the Mayor considered planning report 
GLA/4921/4921a/4921b/01, and subsequently advised Enfield Council that the 
application did not comply with the London Plan, for the reasons set out in paragraph 
129 of the above-mentioned report; but that the possible remedies set out that 
paragraph of that report could address these deficiencies. 

3 A copy of the above-mentioned report is attached. The essentials of the case 
with regard to the proposal, the site, case history, strategic planning issues and relevant 
policies and guidance are as set out therein, unless otherwise stated in this report. 
Since then, the applications have been revised in response to the Mayor’s concerns 
(see below). On 24 March 2020 (GLA/4921) and on 2 June 2020 (GLA/4921a) Enfield 
Council decided that it was minded to grant planning permission for the revised 
applications, and on 10 June 2020 it advised the Mayor of these decisions. Under the 
provisions of Article 5 of the Town & Country Planning (Mayor of London) Order 2008 
the Mayor may allow the draft decisions to proceed unchanged, direct Enfield Council 
under Article 6 to refuse the applications or issue a direction to Enfield Council under 
Article 7 that he is to act as the Local Planning Authority for the purposes of determining 
application GLA/4921. The Mayor has until 24 June 2020 to notify the Council of his 
decision and to issue any direction.   

4 The environmental information for the purposes of the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2017 has been taken into 
account in the consideration of this case. 

5 The decision on this case, and the reasons will be made available on the GLA’s 
website www.london.gov.uk.  

Update 

6 At the consultation stage, Enfield Council was advised that the applications did 
not comply with the London Plan and the draft London Plan, for the reasons set out 
below: 

• Principle of development: The principle of the proposed Strategic Infrastructure 
Works is broadly supported and in line with the strategic objectives of the site. 
The applicant must demonstrate that the proposed SIW on the Stonehill 
Industrial Estate will not prejudice future industrial redevelopment. The principle 
of the proposed temporary use is acceptable. 

• Flood Risk, Drainage and Water: The general approach to flood risk 
management drainage and water use, for the proposed development 
emphasising natural flood management solutions is generally supported; 
however, there are elements of the proposal that do not fully comply with London 
Plan policy 5.12 and draft New London Plan policy SI12, 5.13 (and draft policy 
SI13) and 5.15 (and draft New London Plan policy SI5). The applicant should 
provide further information to address the matters raised. 

http://www.london.gov.uk/
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• Green Infrastructure: The provision of public open space, diversity of 
vegetation, proposed green connections and the multifunctionality of the 
proposed green infrastructure is strongly supported. Commitment should be 
made for commercial-led development meeting an Urban Greening Factor of 0.3 
and tree protection measures should be secured by condition. 

• Transport: For the development to be acceptable in strategic transport terms, 
bus services must be enhanced and integrated to better serve this development 
(Phase 2 and SIW) in accord with Good Growth GG2 policy, Active Travel and 
Healthy Streets approach. This requires £2,750,000 for rerouting and extending 
bus services to site (linked to SIW), and £4,175,000 for capacity enhancements 
along the same routes to meet the needs of future residents, visitors and workers 
(linked to Phase 2). The phasing of the development also needs to be 
coordinated with delivery of the SIW infrastructure, using Grampian conditions or 
Section 106 obligations as appropriate. Additional funding and modelling will be 
required to ensure the area is served by a reliable bus network and work 
associated with reducing pedestrian and cycle severance caused by Meridian 
Way. The continued safe and efficient operation of this Edmonton Bus Garage 
must be safeguarded as up to 200 buses currently operate from the site. Suitable 
safeguards and mitigation must be undertaken to support the operation of large 
events within the temporary use and to minimise impact on transport users and 
ensure safety for all users accessing the area 

7 Since consultation stage GLA officers have engaged in joint discussions with the 
applicant, the Council and TfL officers with a view to addressing the above matters. 
Furthermore, as part of the Council’s draft decisions on the cases, various planning 
conditions and obligations have been secured. An update against the issues raised at 
consultation stage is set out below. 

8 Since consultation stage the Mayor has published The London Plan Intend to 
Publish Version (December 2019), which is now a material consideration which must be 
taken into account on the basis explained within the NPPF. 

9 On 13 March 2020 the Secretary of State issued a set of Directions under 
Section 337 of the Greater London Authority Act 1999 (as amended) and, to the extent 
that they are relevant to these particular applications, have been taken into account by 
the Mayor as a material consideration when considering this report and the officer’s 
recommendation. 

Principle of development 

Strategic Infrastructure Works 
 
10 At Stage 1 the applicant was requested to demonstrate that the proposed 
infrastructure works within the Stonewell Industrial Estate, including the proposed 
Central Spine Road, access roads and Flood Alleviation Channel, would not prejudice 
future development options for wholly industrial or mixed use development given the 
land’s SIL designation. The applicant has provided further information, including an 
illustrative masterplan for the SIL land demonstrating that The Central Spine Road and 
Flood Alleviation Channel have been developed with wider land-use considerations.  
They have been spaced to allow secondary road network access and plot definition 
suitable for industrial use and will allow for efficient plot development.  The site has 
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equally been tested for mixed use residential development and access roads spaced 
accordingly. The SIW would as such not prejudice the future development potential of 
the SIL. Given the above and given the proposed works would enable the 
redevelopment of brownfield land identified for major redevelopment within the local 
development plan and within the Upper Lea Valley Opportunity Area in line with the 
masterplan proposals the proposed infrastructure works are strongly supported. 
 
Temporary use for events space 
 
11 As set out at stage 1, the proposed temporary uses are considered acceptable 
subject to appropriate event day management and mitigation. An event management 
plan and a suite of conditions have been secured to mitigate the impact on the 
surrounding transport network and local community. 
 

Climate change 

Flood risk, drainage and water 

12 At Stage 1 the applicant was required to provide further details on the change in 
flood risk resulting from the flood mitigation works, flood safety measures for floodable 
public realm areas, greenfield runoff calculations and clarification on how the Brooks 
Park Swale would provide attenuation storage given tree cover within the park. 

13 The applicant has provided updated information to address the risks identified 
and confirmed that flood risk issues are agreed following close liaison with the 
Environment Agency on the proposals. The applicant has also submitted a Surface 
Water Drainage Strategy and drainage calculation information which clarifies how the 
surface water attenuation is integrated into Brooks Park and provides clarity on the 
approach to combined probability and drainage calculations. The proposed approach is 
considered acceptable. As such drainage matters are considered resolved in 
accordance with London Plan Policy 5.13 and the Mayor’s intend to publish London 
Plan Policy SI13. 

Green infrastructure 

14 As advised at stage 1, the proposal recognises its position relative to the Lee 
Valley Regional Park and incorporates a number of well-considered and ambitious 
proposals, both within detailed infrastructure works which are strongly supported. All 
matters are considered resolved in accordance with London Plan Policy 7.16 and the 
Mayor’s intend to publish London Plan Policy G1, G2 and G4. 

Transport 

Strategic Infrastructure Works 
 
15 As set out at stage 1, the GLA welcomed the proposed Strategic Infrastructure 
Works (SIW) highway elements as they would support mode shift and promote active 
travel. Funding was required to enhance and integrate buses with the Phase 2 
development and Strategic Infrastructure Works. The funding requirement amounted to 
£2,750,000 for rerouting and extending bus services to a wider site (linked to SIW), and 
£4,175,000 for capacity enhancements along the same routes to meet the needs of 
future residents, visitors and workers (linked to Phase 2). 
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16 Since stage 1, the design of the new highway has been revised so that existing 
bus routes can be retained without re-routing before the new road network is opened. It 
has therefore been agreed that funding for additional buses does not need to be 
triggered until Phase 2 is occupied. This funding is to be secured through a separate 
legal agreement. In practice, funding for bus rerouting linked to first occupation of Phase 
2 is likely to be concurrent with the completion of the new highway. Condition 42 sets 
the basis of co-operation between TfL and developer on provision of bus facilities in the 
context of SIW and the works programme. 

17 The highway network and open space as part of the SIW is part of the applicant’s 
approach to promoting active travel and includes works on Glover Drive, Central Spine 
Road and Leeside Road. The detail design of these are subject to conditions, in 
consultation with Transport for London, given their use for the operation of buses.  

18 The continued safe and efficient operation of Edmonton bus garage will be 
safeguarded by condition requiring the phased delivery of new road infrastructure. 

Temporary use for events space 

19  At the consultation stage, a number of issues were raised regarding event 
management which have been suitably resolved through Event Management Plans 
required by condition for each event category.  

20 The Transport Assessment was updated in accordance with TfL guidance and 
takes account for all event categories, including trip and mode share methodology. The 
Active Travel Zone assessment covers the two key pedestrian access routes to and 
from the site as agreed and mitigation measures proposed to maintain pedestrian safety 
and comfort in line with the 10 Healthy Streets indicators and Vision Zero objective 
during event ingress and egress are supported. Access arrangements for each category 
of event including temporary traffic management works in the highway will be set out 
within the relevant Event Management Plan submitted to Enfield Council, in consultation 
with TfL. These will include highway safety measures that apply in all cases in 
accordance with the Mayor’s Vision Zero objective and other measures that vary for 
each event as appropriate. 

21 Safeguards have been agreed to ensure no event day restrictions are placed on 
vehicle access to and from Northumberland Park Depot, Victoria Line Control Centre 
and Edmonton bus garage in line with intend to publish London Plan policy T3.  

22 The quantum of cycle parking proposed for events will be reviewed based on 
post-event attendee surveys as part of the Event Management Plan and cycle parking 
for each subsequent event secured by condition.  

23 The management and enforcement of blue badge and operational car parking will 
be outlined within the Event Management Plan. Electric vehicular charging points 
(EVCPs) are to be provided in accordance with intend to publish London Plan policy T6 
standards. 

24 Through the conditioned Event Management Plan, details of taxi pick up and 
drop off for each category of event are to be provided. These will follow a Taxi 
Management protocol as agreed with TfL.  
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25 In regard to managing public transport demand, Sunday events finish no later 
than 10pm, and this has been secured by condition.  

26 Other matters that will be secured through the event management plan include; 
shuttle bus services, communications with rail operators to provide additional services 
and to avoid events during engineering works, and travel advice to discourage use of 
bus route 192. In addition, the communication strategies proposed for transport hubs 
are supported. For larger scale events, the license requires the applicant to contact the 
Met Police and Licensing Authorities as well as London Underground and Abellio 
Greater Anglia to, if necessary, provide extra staff to manage crowds safely within the 
relevant station. 

27 A Delivery and Servicing Plan will be secured by condition. The applicant has 
confirmed that a booking system will be put in place, any abnormal loads will be 
coordinated with all stakeholders including TfL and the Council to ensure that deliveries 
avoid highway peaks. 

28 As such, the strategic transport issues raised at consultation stage have been 
addressed and both applications comply with the London Plan and intend to publish 
London Plan. 

Response to consultation 

Strategic Infrastructure Works 

29 Enfield Council carried out public consultations for the SIW application on the 16 
August. The Council sent out a total of 859 consultation letters as well as notifications 
through the local press and to statutory and non-statutory organisations. 10 site notices 
were also posted around the site. The Council received 2 responses 1 objection and 1 
objection neutral comment. The comments are summarised as follows: 

• The construction management plan should discourage the use of Harbet Road. 

• The development would adversely impact on neighbouring commercial 
operations. 

• It is inappropriate to permit development that increases the risk of flooding. It is 
unclear whether the mitigation proposed is agreeable to the Environment Agency 
or Enfield as Lead Local Flood Authority. 

• Strategic traffic modelling remains outstanding and consequently it is unclear 
how the proposals can be accommodated on the highway network without 
causing unacceptable highway conditions. 

 
Statutory and non-statutory organisations  

30 Responses from statutory bodies and other organisations: 

• Environment Agency– no objection subject to a raft of conditions related to 
flood risk, land contamination, biodiversity, water quality and watercourse 
naturalisation. 

• Canal and Rivers Trust – no objection subject to conditions in relation to the 
proposals impacts on the canal environment, structural integrity of the waterway 
and its infrastructure.  

• Historic England – no comments. 
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• Greater London Archaeological Advisory Service (GLAAS) – no objection, 
subject to continued geoarchaeological monitoring and an overarching WSI 
setting out the approach to archaeological evaluation (which has consideration of 
early medieval Crannog remains in the vicinity). 

• Lee Valley Regional Park Authority (LVRPA) – No objection. The authority has 
indicated its wishes to be consulted on conditions in relation to lighting along the 
River Lee Navigation, details on access to waterways, provision for water 
mammals, management of the waterways and the Lee Navigation Bridge. The 
Council has confirmed the LVRPA will be consulted on details of lighting through 
the condition pursuant to this matter. 

• Natural England – No objection 

• National Grid – No objection subject to maintenance of access to overhead 
lines. The National Grid’s access requirements will be set out in an informative. 

• Metropolitan Police Service – No objection to the principle of infrastructure 
works. Objection on the grounds of insufficient detail on crime preventative 
mitigation.  

• Thames Water (as statutory undertaker)– no objection, subject to a piling 
method statement condition to safeguard the strategic water main in the vicinity 
and adherence to guidance regarding public water mains. The above matters are 
adequately addressed through conditions and informatives. 

• Thames Water (as land owner) – Objection on the basis that the proposals 
include land within their ownership and in the interest of safeguarding operational 
assets therein. The council has confirmed that the operational assets within the 
land will be maintained within the current proposed works. 

• London City Airport – no objection, subject to conditions on radar and further 
details on cranes before construction commences. These conditions are 
proposed to be secured. 

• London Borough of Waltham Forest – No comments on the SIW. 

• London Borough of Haringey – No response. 
 
Representations direct to the Mayor 
 
31 On 27 March 2020 the GLA received representations from Thames Water 
advising of their objection to the application and requesting the Mayor direct refusal. 
The request is made on the basis that the impact of the proposed works on Thames 
Water’s assets, specifically underground infrastructure within land at Harbet Road, 
would be prejudicial to the delivery of the London Plan. Enfield Council has confirmed 
that the existing infrastructure within the site will be retained and maintained within the 
current proposed works. As the proposed development does not rely on the removal of 
Thames Water’s assets to enable the development of the site, GLA officers are satisfied 
that the proposals do not present a conflict with the London Plan or the intend to publish 
London Plan policies and as such do not warrant the Mayor to direct refusal on this 
basis.  

32 Issues raised have been considered in this report, the Mayor’s Stage 1 report, 
and the Council’s committee report of 24 March 2020. The Council’s Planning 
Committee granted the application for the reasons set out in the Council’s committee 
report. GLA officers are satisfied that all material planning issues of strategic importance 
have been satisfactorily addressed.  

Temporary Use for events space  
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33 Enfield Council carried out public consultations for the Temporary use application 
on the 5 September 2019. The Council sent out a total of 51 consultation letters as well 
as notifications through the local press and to statutory and non-statutory organisations. 
5 site notices were also posted around the site. The council received no responses from 
the public 

Statutory and non-statutory organisations  

34 Responses from statutory bodies and other organisations: 

• Environment Agency – No objection subject to conditions in relation to 
contaminated land. The EA’s suggested conditions are proposed to be secured. 

• Canal and River Trust – No objection subject to consideration of noise impact 
on residential moorings to the south and conditions to safeguard their amenity 
and manage waste from the site. Conditions are proposed to address the above.  

• Natural England – No comments. 

• London Borough of Haringey - The proposal should only be permitted if 
adequate mitigation is in place in respect of a clash with a Tottenham Hotspur FC 
Major Event and mitigation is provided to protect the ecology of the Marshes and 
ensure public safety. A condition is recommended to manage access to the 
marshes. The Council considers the conditions of the existing licence to 
satisfactorily manage and address issues arising from a scheduling clash of 
major events. 

• London Borough of Waltham Forest – No comments 

• London Fire Brigade – No comments 

• Metropolitan Police – No comments 

• Lee Valley Regional Park Authority – No comments 

35 Issues raised have been considered in this report, the Mayor’s Stage 1 report, 
and the Council’s committee report of the 2 June 2020. The Council’s Planning 
Committee resolved to grant the application for the reasons set out in the Council’s 
committee report. GLA officers are satisfied that all material planning issues of 
strategic importance have been satisfactorily addressed.   
 

Legal considerations 

36 Under the arrangements set out in Article 5 of the Town and Country Planning 
(Mayor of London) Order 2008 the Mayor has the power under Article 6 to direct the 
local planning authority to refuse permission for a planning application referred to him 
under Article 4 of the Order. The Mayor may also leave the decision to the local 
authority. In directing refusal the Mayor must have regard to the matters set out in 
Article 6(2) of the Order, including the principal purposes of the Greater London 
Authority, the effect on health and sustainable development, national policies and 
international obligations, regional planning guidance, and the use of the River Thames. 
The Mayor may direct refusal if he considers that to grant permission would be contrary 
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to good strategic planning in Greater London. If he decides to direct refusal, the Mayor 
must set out his reasons, and the local planning authority must issue these with the 
refusal notice. If the Mayor decides to direct that he is to be the local planning authority 
(for application GLA/4921 only), he must have regard to the matters set out in Article 
7(3) and set out his reasons in the direction. 

Financial considerations 

37 Should the Mayor direct refusal, he would be the principal party at any 
subsequent appeal hearing or public inquiry. Government guidance emphasises that 
parties usually pay their own expenses arising from an appeal.  

38 Following an inquiry caused by a direction to refuse, costs may be awarded 
against the Mayor if he has either directed refusal unreasonably; handled a referral from 
a planning authority unreasonably; or behaved unreasonably during the appeal. A major 
factor in deciding whether the Mayor has acted unreasonably will be the extent to which 
he has taken account of established planning policy. 

39 Should the Mayor take over application GLA/4921 he would be responsible for 
holding a representation hearing and negotiating any planning obligation. He would also 
be responsible for determining any reserved matters applications (unless he directs the 
council to do so) and determining any approval of details (unless the council agrees to 
do so). 

Conclusion 

40 The strategic issues raised at consultation stage with respect to industrial land, 
flood risk, drainage, green infrastructure and transport have been addressed, and 
having regard to the details of the applications, the matters set out in the committee 
reports and the Council’s draft decisions, the application complies with the London Plan 
and the Mayor’s intend to publish London Plan, and there are no sound planning 
reasons for the Mayor to intervene in this case. 

 

 

 

 

 

for further information, contact GLA Planning Unit: 
Debbie Jackson, Director, Built Environment 
020 7983 5800 email: debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email: john.finlayson@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2820 email: alison.flight@london.gov.uk 
Nick Ray, Team Leader – Special Projects 
020 7983 4178 email: nick.ray@london.gov.uk 
Toyin Omodara, Principal Strategic Planner (Case officer) 
020 7039 1272 email: toyin.omodara@london.gov.uk 
 

 


