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planning report GLA/3084c/01  

 4 November 2019 

South Grove Site C, Walthamstow    
 

in the London Borough of Waltham Forest   

planning application no. 192496  

  

Strategic planning application stage 1 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 

Clearance of existing site and construction of a new building up to 12 storeys in height, containing 
a NHS facility (use class D1) at ground and first floor level with 83 dwellings above, together with 
access, car parking, cycle parking, amenity space and refuse provision and associated works. 

The applicant 

The applicant is  Sixty Bricks/London Borough of Waltham Forest and the architect is Bell 
Phillips Architects Ltd.  

Strategic issues summary 

Principle of development: The loss of non-designated industrial land accords with the provisions 
of draft London Plan Policy E7 given that the site is allocated for mixed use development. As such, 
the redevelopment for housing and a new health care facility is supported.  

Affordable Housing/Housing: 50% affordable housing is proposed, which could be eligible for 
the Fast Track Route subject to confirmation on the level of public subsidy. Further details and 
revisions are required relating to residential quality. The council should seek a contribution toward 
play facilities in the area.   

Design and heritage:  The proposed scale, massing and layout is supported, and the development 
would not have an impact on the setting of any heritage assets. 

Transport: Further justification on the quantum of car parking for the new medical centre is 
required.  A road safety audit should be undertaken and the applicant should confirm cycling, 
disabled parking and EVCP compliance.  Conditions including Construction Logistics Plan and 
Parking Design and Management Plan are required. The Council should seek a contribution to 
improve the public realm.  

Sustainable development: Further information is required regarding energy, sustainable drainage 
and urban greening.  

Recommendation 

That Waltham Forest Council be advised that whilst the principle of the land use is supported in 
strategic planning terms, the application does not comply with the London Plan and draft London 
Plan for the reasons set out in paragraph 74 of this report. 
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Context 

1 On 3 September 2019, the Mayor of London received documents from Waltham Forest 
Council notifying him of a planning application of potential strategic importance to develop the 
above site for the above uses. Under the provisions of The Town & Country Planning (Mayor of 
London) Order 2008 the Mayor must provide the Council with a statement setting out whether he 
considers that the application complies with the London Plan, and his reasons for taking that view. 
The Mayor may also provide other comments. This report sets out information for the Mayor’s use 
in deciding what decision to make. 

2 The application is referable under Category 1C of the Schedule to the Mayor of London 
Order 2008:  

‘Category 1C(c): Development which comprises or includes the erection of a building of one or 
more of the following descriptions— the building is more than 30 metres high and is outside the 
City of London. ‘ 
 
3 Once Waltham Forest Council has resolved to determine the application, it is required to 
refer it back to the Mayor for his decision as to whether to direct refusal; take it over for his own 
determination; or allow the Council to determine it itself. 

4 The Mayor of London’s statement on this case will be made available on the GLA website 
www.london.gov.uk. 

Site description 

5 The approximately 0.2 hectare site is located within Walthamstow Major Town Centre in 
the London Borough of Waltham Forest. The site is within the protected vista extension for 
townscape view 25A.1 City Hall to the White Tower at the Tower of London World Heritage Site 
and is less than 50 metres south of the Walthamstow St James Conservation Area. 

6 The site currently comprises three small industrial units and an access route from Brunner 
Road through to St James Street railway and bus station. The site is bounded by Brunner Road 
to the south, where 183 residential units are under construction within the consented Essex 
Brewery development (reference: 153337; GLA reference: 3397). To the east the site is 
immediately adjacent to the South Grove and Brunner Road development of 518 homes, which 
is also under construction (reference: 171188; GLA reference: 3084b). To the west the site is 
bounded by a derelict public house and to the north is a dead-end road and the London 
Overground railway lines. 

7 The nearest section of the Strategic Road Network is 650 metres to the east on Hoe 
Street and the nearest section of the Transport for London Road Network is 2.7 kilometres to 
the west at Ferry Lane. South Grove bus stop, which provides access to 3 bus routes, is directly 
outside the site. A further 5 bus routes are within 500 metres of the site. The site is well served 
by the London Overground with St James Street station 250 metres to the west providing access 
to the Chingford to Liverpool Street line and Walthamstow Queens Road station 350 metres to 
the east providing access to the Gospel Oak to Barking Line. The Public Transport Access Level 
(PTAL) of the site is 5 (on a scale of 0-6b where 6b is the highest), meaning that the site has 
good access to public transport. 

8 The site is also well served by cycle lanes, with the Walthamstow to Bloomsbury 
Quietway located just north of the site and the Mini Holland Leyton to Blackhorse Road cycle 
route extending along the western boundary of the site. 
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Details of the proposal  

9 The applicant is proposing to redevelop the site to provide a 1,515 sq.m. NHS health 
centre at ground and first floors with 83 residential units above, 50% of which would be 
affordable, in a building up to 12 storeys in height. The NHS health centre would replace the 
existing St James Health Centre, located nearby to the south west of the site. 
 
10 The proposal comprises residential entrances to the west and the main NHS entrance at 
ground floor to the east with an additional wellness and advice centre located in the north west 
corner of the site. The social rented housing would be located in core 1, whilst the intermediate 
and market sale units would be located within the taller core 2. At second floor would be a 
podium space to provide amenity and play space for the proposal. 

Case history 

11 A pre-application meeting was held with GLA officers on the 11th June 2019.  

12 The applicant was advised that the principle of development was supported and the 
applicant was encouraged to provide an affordable housing offer which would meet the criteria for 
the fast track route. The general scale and massing of the proposal was acceptable, but more 
activation on the western elevation was sought and the location and detailing of the entrance for  
the affordable housing block needed to be revised. A transport assessment, justifying the car 
parking needs for the health centre was requested as well as detail around electric vehicle charging, 
disabled car parking and cycling provision.  

Strategic planning issues and relevant policies and guidance 

13 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the 
development plan in force for the area comprises Waltham Forest Core Strategy (2012), 
Development Management Policies (2013), Walthamstow Town Centre Area Action Plan (2014) 
and the 2016 London Plan (Consolidated with Alterations since 2011).  

14 The following are relevant material considerations: 

• The National Planning Policy Framework (2019) and National Planning Practice Guidance; 

• Draft London Plan (Consolidated suggested changes version, 2019). The Panel of Inspectors 
appointed by the Secretary of State issued their report and recommendations to the Mayor 
and this was published on the GLA website on 21 October 2019. In line with paragraph 48 of 
the NPPF, the weight attached to the draft London Plan should reflect the stage of its 
preparation; the extent to which there are unresolved objections to relevant policies; and the 
degree of consistency of the relevant policies in the emerging Plan to the NPPF. 

 
The relevant issues and corresponding policies are:  

• Social Infrastructure  London Plan; Social Infrastructure SPG; 

• Industrial Land                               London Plan; Land for industry and Transport SPG; 

• Housing & affordable housing London Plan; Housing SPG; Housing Strategy; Shaping 
Neighbourhoods: Play and Informal Recreation SPG; 
Shaping Neighbourhoods: Character and Context SPG; 
Affordable Housing and Viability SPG (This must now be 
read subject to the decision in R(McCarthy & Stone) v. 
Mayor of London); 
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• Urban design London Plan; Housing SPG; Shaping Neighbourhoods: 
Character and Context SPG; Housing SPG; Shaping 
Neighbourhoods: Play and Informal Recreation SPG; 

• Inclusive design London Plan; Accessible London: Achieving an inclusive 
environment SPG; 

• Sustainable development London Plan; Sustainable Design and Construction SPG; 
London Environment Strategy; 

• Transport London Plan; the Mayor’s Transport Strategy. 
 

Principle of development 
 
15 London Plan Policy 3.3 sets Waltham Forest an annualised average housing completion 

target of 862 units per year between 2015 and 2025 (increased to a 10 year target of 17,940  
units in draft London Plan Policy H1. The Examination in Public Panel Report recommends that 

this figure is revised to 12,640).London Plan Policy 3.3 supports residential development as part 
of the mixed-use redevelopment of surplus commercial capacity with good transport 
accessibility. Draft London Plan Policy H1 further supports residential development on sites with 
PTALs between 3 and 6 or which are located within 800m of a Tube station, rail station or town 
centre boundary as well as housing intensification on appropriate low-density sites in 
commercial, leisure and infrastructure uses. As such, the proposal to introduce residential use to 
this under-utilised site responds positively to draft London Plan policies to increase housing 
supply and optimise sites, which is supported.  
 
16 London Plan Policy 4.4 and draft London Plan Policy E7 seek to manage London’s 
industrial capacity through the managed release and/or intensification of industrial land. 
London Plan Policy 4.4 states that there should be managed release of industrial land in 
Waltham Forest. Draft London Plan Policy E4 sets Waltham Forest a revised policy to retain 
capacity for industrial floorspace. Draft London Plan Policy E7 states that proposals for mixed-
use or residential redevelopment of non-designated industrial land will be supported where 
there is no reasonable prospect of industrial re-use, where it has been allocated for mixed-use 
development, where intensification of floorspace is proposed or where alternative suitable 
accommodation nearby is identified. The Examination in Public Panel Report recommends that the 
wording of policy E7 be modified to: “mixed use or residential development proposals on non-
designated industrial sites should only be supported where …”  
 
17 The site currently comprises three small single storey industrial units (B1c/B2 uses) with 
a total footprint of around 1600 sq.m. The site is not designated as strategic industrial land or as 
a locally significant industrial location. Given its industrial use, however, the site is considered 
non-designated industrial land. No industrial reprovision is proposed in the current application. 
The Walthamstow Town Centre Area Action Plan (AAP) (2014) allocates this site as part of the 
Brunner Road Industrial Unit Opportunity Site (WTCOS16), for mixed use development, 
including residential uses. The New South Grove/ St James SPD (May 2017) updates this site 
allocation and envisages a new health centre on this site to replace the existing St James Health 
Centre. The AAP provides details for the re-provision of industrial land on alternative sites within 
the AAP area. Given the existence of a site allocation for mixed use development the re-
provision of industrial uses is not required in this instance. However, it is noted that the 
applicant intends to relocate the existing industrial units onto alternative suitable sites, which is 
welcomed, and further details should be provided on the relocation of existing occupiers.  
 
18 London Plan Policy 3.17 and draft London Plan Policy S2 support the provision of new 
health and social care facilities in areas of identified need, in places easily accessible by public 
transport, waking and cycling. Draft London Plan Policy S2 further encourages the co-location 
of health and social services with housing, to achieve a more efficient land use.  
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19 The proposed development would deliver a new 1,515 sq.m. health care centre, over two 
storeys to replace the existing St James Health Centre, in line with the New South Grove/ St 
James SPD. The proposal will result in an increase of D1 floorspace compared to the existing 
health centre. The uplift in D1 floorspace is supported however the applicant should ensure that 
the existing health centre will not be demolished until the new health centre is completed. The 
proposed health centre would co-locate a wide variety of services including GP practice, 
physiotherapy, midwifery, minor injuries, phlebotomy and a sexual health clinic. The proposed 
health centre has been developed in consultation with the NHS Waltham Forest Clinical 
Commissioning Group to ensure the services proposed would meet local need.  The scheme will 
contribute significantly towards new health facilities, and this is strongly supported. 
 

Housing 
 
20 The following indicative unit breakdown was provided:  

 1 bed 2 bed 3 bed 4 bed Total 

Total units 45 26 10 2 83 

Percentage of 
units 

54.2% 31.3% 12.0% 2.4% 100% 

 
Affordable housing 
 
21 London Plan Policy 3.9 seeks to promote mixed and balanced communities by tenure 
and household income and Policy 3.12 seeks to secure the maximum reasonable amount of 
affordable housing. Policy H5 of the draft London Plan and the Mayor’s Affordable Housing and 
Viability SPG set a strategic target of 50% affordable housing. Policy H6 of the draft London 
Plan and the Mayor’s Affordable Housing and Viability SPG set out a ‘threshold approach’ 
whereby schemes meeting or exceeding a specific threshold of affordable housing (in this case 
50% given the industrial use of the land) by habitable room without public subsidy and which 
meets other criteria are not required to submit viability information to the GLA, nor would the 
application be subject to a late stage review mechanism. Draft London Plan Policy H7 and the 
Mayor’s SPG sets out a preferred tenure split for market housing schemes of at least 30% low 
cost rent (social or affordable rent, significantly less than 80% of market rent), at least 30% 
intermediate (with London Living Rent and shared ownership being the default tenures), and 
the remaining 40% to be determined by the local planning authority taking into account 
relevant Local Plan policy.  
 

 Market Sale Intermediate Social Rent  Totals  

Unit Hab room Unit Hab room Unit Hab room Unit Hab room 

1 bed 29 58 14 28 2 4 45 90 

2 bed  17 51 3 9 6 18 26 78 

3 bed     10 40 10 40 

4 bed      2 10 2 10 

Totals 46 109 17 37 20 72 83 218 

%  50  17  33   

 
 
22 The applicant proposes to deliver 50% of the scheme by habitable room as affordable 
housing split 66%/33% social rent and shared ownership. The level of affordable housing would 
meet the Fast Track Route threshold, and the scheme could meet the Fast Track Route subject 
to confirmation on the level of any public subsidy included within this offer, and confirmation 
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that the applicant will commit to the delivery of 50% affordable housing unconditionally within 
the S106 agreement.  
 
23 An early stage viability review, triggered if an agreed level of progress on implementation 
is not made within two years of the permission being granted (or a period agreed by the 
Council), is required for the scheme as set out in the Mayor’s Affordable Housing and Viability 
SPG and Policy H6 of the draft London Plan.  
 
24   Social rented units must be secured at Council target rents or London Affordable Rent, 
and this should be confirmed. Intermediate shared ownership products should be secured as 
affordable to a range of incomes below the upper limit of £90,000 per annum, and benchmarked 
against the monitoring figure in the London Plan Annual Monitoring Report. Intermediate 
rented products must be affordable to a range of incomes below the upper limit of £60,000. In 
addition to this, annual housing costs (including service charges, rent and any interest payment) 
should be no greater than 40% of net household income. The rent levels for the affordable 
rented homes and the income thresholds associated with the intermediate units must be secured 
within a S106 agreement.  
 
25 GLA officers expect early engagement into the wording of the draft S106 agreement to 
ensure appropriate wording for review mechanisms, as well as obligations around phasing and 
delivery of affordable housing.  
 
Housing choice 
 
26 London Plan Policy 3.8 and draft London Plan Policy H12 encourage a full range of 
housing choice. Policy H12 ‘Housing size mix’ of the draft London Plan states that for low cost 
rent, boroughs should provide guidance on the size of units required to ensure affordable 
housing meets identified needs. The proposal includes a range of one to three bed units, of 
which 14.4% are family sized units. A predominantly one and two-bed development is 
considered to be appropriate in this location adjacent to St James Street railway station and 
within a Major Town Centre. The family sized units have been allocated to the social rented 
tenure which is welcomed.  
 
Children’s play space 
 
27 Policy S4 ‘Play and informal recreation’ of the draft London Plan and London Plan Policy 
3.6 seek to ensure that development proposals include suitable provision for play and recreation, 
and incorporate good-quality, accessible play provision for all ages, of at least 10 sq. m. per 
child.  Further detail is provided in the Mayor’s Supplementary Planning Guidance ‘Shaping 
Neighbourhoods: Play and Informal Recreation’.  
 
28 The expected child yield of the development is 42 children resulting in a requirement for 
421.8 sq.m of play space. The application does not meet the child play space requirements on 
site for children under 12 years old on site, however the development would provide a play 
space of 212 sq.m to meet the needs of 0-4 year olds. As there is limited space for play 
provision within the site, the application is reliant on play provision outside of the red line 
boundary. The applicant has demonstrated that there are play facilities within 400 metres of the 
site which could provide play facilities for all age groups. The Council should seek a financial 
contribution towards the development and/or maintenance of this play space.  
 
29 The play space for 0-4 year olds is located on the podium deck which is accessible to all 
future residents, regardless of tenure. The play area is overlooked by windows of surrounding 
flats which offers surveillance.  
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Residential quality  
 
30 The ratio of dual aspect units is proposed at 50%. The typical floor plans show two units 
which are single aspect and almost north-facing. The daylight/sunlight assessment 
accompanying the application shows these units performing poorly. The impacts of this will be 
worse on the lower floors where the flats are marked for ‘intermediate tenure’ and better on the 
upper floors where the tenure is private.  The applicant should revisit the proposed floor layouts 
to increase the levels of sunlight/daylight received by these units so that they will be able to 
provide a suitable standard of amenity across both tenures.  
 
31 The scheme provides a total of 983 sq.m amenity space, of which, 593 is private 
balconies/terraces, 178 sq.m is communal amenity space and 212 sq.m is dedicated play space.  
The scheme provides 771 sq.m (excluding the play space) for the 83 units which meets the 
requirements under the London Plan Housing SPG (497sq.m) 
 

Urban design  
 
32 London Plan Policies 7.1 and 7.4 and draft London Plan policy D1 and D2 seek to ensure 
that new developments are well-designed and fit into the local character of an area. New 
buildings and spaces should respond to the form, style and appearance to successfully integrate 
into the local character of an area, with a positive relationship with the natural environment and 
respect and enhancement of the historic environment.  
 
33 The London Plan and draft London Plan both require developments to make the most 
efficient use of land and to optimise density, using an assessment of site context and a design-
led approach to determine site capacity. The scheme would have a residential density of 415 
units per hectare. While this exceeds the guidance ranges in Table 3.2 of the London Plan, it is 
within the thresholds for increased scrutiny of design quality set out in draft London Plan Policy 
D6 (Part C), which is supported. 
 
34 The site’s immediate context has informed certain aspects of the design of the scheme, 
such as the massing corresponding to the open space in the block opposite. The placement of 
the tallest component is well considered, following the rhythm established by the South Grove 
scheme adjacent to the east, creating a coherent pattern along the railway edge and marking a 
landmark point at the convergence of key routes, which is supported. 
 
35 The healthcare entrance is situated on a key corner facing the linear park to the east. 
Vehicle access to the health centre car park and blue badge residential bays are proposed here 
with a shared surface treatment that gives pedestrians priority. The loading bay is kept out of 
the way behind a gate which is supported to reduce conflict with vehicles and pedestrians.  
 
36 Plans for the wider St James Quarter area include a potential public square to the west of 
the site. Therefore, activation of the ground floor, particularly along the western elevation will 
be particularly important. Since the pre-application, the ground floor has been revised to 
increase the activation of the western elevation at ground floor. Combining two residential 
entrances and additional NHS entrance to north-western corner of the development improves 
the activation at ground floor and is supported.  
 
37 Equal weight and design quality should be given to the size and location of the cores for 
all tenures. The entrance to core 1 for the social and intermediate units has been improved since 
the pre-application, bringing it closer to the entrance for core 2 and given more prominence 
within the western elevation. The size and material finishes of both entrances should be similar, 
and the parity in quality of materials should be secured by condition.   
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38 The high level of consideration for materiality across the scheme, with articulated 
entrances and articulated significant corners of the tower, is encouraged. Equally, ensuring that 
the proposed NHS facilities benefit from maximum daylight through the provision of light wells 
is positive.  
 
39 In accordance with Policy D11 ‘Fire safety’ of the draft London Plan, the Council should 
secure an informative prescribing the submission of a fire statement, produced by a third party 
suitable qualified assessor. 
 

Heritage 

40  The NPPF states that when considering the impact of the proposal on the significance of 
a designated heritage asset, great weight should be given to the asset’s conservation and the 
more important the asset, the greater the weight should be. Significance can be harmed or lost 
through alteration or destruction of the heritage asset or development within its setting. 
Significance is the value of the heritage asset because of its heritage interest, which may be 
archaeological, architectural, artistic or historic, and may derive from a heritage asset’s physical 
presence or its setting. Where a proposed development will lead to ‘substantial harm’ to or total 
loss of the significance of a designated heritage asset, local planning authorities should refuse 
consent, unless it can be demonstrated that the substantial harm or loss is necessary to achieve 
substantial public benefits that outweigh that harm or loss. Where a development will lead to 
‘less than substantial harm’, the harm should be weighed against the public benefits of the 
proposal, including securing its optimum viable use. Policy HC1 ‘Heritage conservation and 
growth’ of the draft London Plan, as well as London Plan Policy 7.8, states that development 
should conserve heritage assets and avoid harm, which also applies to non-designated heritage 
assets. Any harm must be given considerable importance and weight. 
 
41 To the north of the site is designated as the St James Conservation Area. A Heritage and 
Townscape Assessment has been provided to assess the impact of the proposal on views from 
within the Conservation Area. The crown of the building will be visible from the Conservation 
Area and attention has been paid to the architectural detailing of the brickwork of this element 
to ensure the building visually relates to the materially, articulation and scale of the surrounding 
context. A small portion of the building is visible within the view from the High Street looking 
South West and looking South towards Courtenay Place. There are no listed buildings, nor any 
buildings of special architectural interest located in the immediate surrounding of the proposed 
scheme. The verified views provided demonstrate that the building would not cause any harm to 
heritage assets, and that its presence in the townscape from the surrounding context is not 
overbearing. 
 

Inclusive design 
 

42 London Plan Policy 7.2 and draft London Plan Policy D3 seek to ensure that proposals 
achieve the highest standards of accessible and inclusive design. Policy 3.8 of the London Plan 
and draft London Plan Policy D5 requires that at least 10% of new build dwellings meet Building 
Regulation requirement M4(3) ‘wheelchair user dwellings’ (designed to be wheelchair accessible 
or easily adaptable for residents who are wheelchair users); and all other new build dwellings 
must meet Building Regulation requirement M4(2) ‘accessible and adaptable dwellings’. The 
proposal provides 8 wheelchair accessible units (10% of the total number of units) and proposes 
these within the Social Rent Tenure. The proposals are acceptable in terms of inclusive design, 
and the Council should secure M4(2) and M4(3) requirements by condition.  

 
Transport 
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43 The preparation of a Healthy Streets Transport Assessment, in line with draft London 
Plan policy T4 is welcomed.  
 

Walking and cycling access 
 
44 The main health centre entrance is proposed on the east side of the site, next to the new 
linear park. The proposed access to the health centre for vehicles, pedestrians and cyclists will 
therefore be adjacent to the proposed linear park. This may create conflict between vehicles and 
vulnerable uses. The applicant should therefore provide a Stage 1 Road Safety Audit (RSA) and 
Designer’s Response to support this design.  
 

Cycling access and cycle parking 
 
45 Two separate cycle stores are proposed to accommodate 144 long stay and 2 short stay 
cycle parking spaces for the residential elements of the  development including 12 spaces which 
can accommodate larger bicycles which is welcome. In addition, 5 long stay and 7 short stay 
spaces are also proposed for the health centre. The quantum of cycle parking proposed complies 
with the minimum standards in London Plan policy 6.9  and draft London Plan policy T6 and 
Table 10.2. However a shower, changing facilities and at least two lockers for staff should also 
be provided for the health centre. This should be demonstrated on the floor plans for the new 
health centre. The applicant should also clarify the location of short stay residential cycle 
parking. Details of all cycle parking should be secured by condition and provided pre-
occupation.  
 
Servicing and car parking 
46 The residential part of the development is proposed to be car free except for disabled 
parking. This approach is welcomed and aligns with the London plan. Future residents should 
not be eligible to apply for local car parking permits and this should be secured in the Section 
106 agreement.  
 
47 Four disabled car parking spaces are proposed for the new dwellings in the residential car 
park. This represents a disabled car parking provision of 5% at the outset without showing 
passive provision for up to 10% in future. This is acceptable given the constrained site although 
the applicant should work with Waltham Forest Council to identify where on street spaces could 
be provided if needed.  
 
48 There are 12 parking spaces are proposed for the new health centre, including 4 disabled 
spaces. The applicant should provide further justification for the operational need for this 
number of car parking spaces, given the highly accessible location.  
 
49 In accordance with draft London Plan policy T6 part E, all operational parking eventually 
provided will require rapid Electric Vehicle Charging Points (EVCPs). In accordance with draft 
London Plan policy T6.1 (Residential parking), 20% of the residential car parking eventually 
provided will require active EVCPs, with passive provision for all remaining spaces. The applicant 
should demonstrate compliance with this requirement.  
 
50 A Parking Design and Management Plan should be secured by condition in accordance 
with draft London Plan policy T6, and discharged prior to commencement of construction in 
consultation with TfL. This should include detailed information on the design of all cycle and car 
parking, how it will be allocated and managed, with proposals for how all car parking on site 
could be converted to alternative uses in future if it is underused, and how additional disabled 
car parking can be provided for residents if more than 4 spaces are needed by new resident Blue 
Badge holders in future.  
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51 Confirmation should also be provided that all surface-level car parking will be permeable 
in accordance with draft London Plan Policy SI13.  
 
Active Travel Zone (ATZ) 
 
52 An ATZ Assessment has been provided which is welcomed. The key local active travel 
destinations and routes it identifies are acceptable and the conclusions about the availability and 
quality of key local active travel routes are reasonable. The applicant should therefore propose 
highway works to improve the areas of deficiency, which could be secured through section 106 
(S106) or section 278 (S278) agreement as appropriate.  A S106 contribution to the Council for 
works to improve local highway in accordance with the findings of the ATZ assessment and the 
policy aims and aspirations expressed in both the adopted South Grove SPD and draft St James 
Quarter public realm design guide would be welcomed. This would support London Plan policy 
6.10 (Walking) and draft London Plan policy T2 (Healthy Streets). 
 
Trip Generation 
 
53 The trip generation analysis provided is satisfactory. The proposed development is 
unlikely to cause an unacceptable negative capacity impact on London’s walking, cycling, public 
transport and highway networks.  
 
Construction 
 
54 An Outline Construction Management Plan (CMP) has been provided which is acceptable 
in principle. A full Construction Logistics Plan (CLP), ideally produced in TfL’s recommended 
format, should be secured by condition and discharged prior to commencement of construction 
in accordance with London Plan policy 6.3.  
 
55 Given the close proximity of the railway viaduct, conditions to protect this infrastructure 
during construction will be required. Detailed wording will need to be agreed with Waltham 
Forest Council.    
 
Community Infrastructure Levy 
 
56 Mayoral CIL at a rate of £20 per sq. m will be due from the development and should be 
secured in the planning decision. 
 

Energy 
 
57 The Energy Hierarchy has been followed; the proposed strategy is generally supported; 
however, the applicant should submit additional information to ensure compliance with the 
London Plan policies. Detailed comments have been provided to the applicant.  
 
58 The following targets are in effect for all Stage 1 schemes received by the Mayor as set 
out in the guidance:  

• Residential – Net zero carbon with at least an on-site 35% reduction in carbon emissions 
beyond Part L of 2013 Building Regulations.  

• Non-residential – 35% reduction in carbon emissions beyond Part L of 2013 Building 
Regulations. The zero carbon target will apply to non-domestic developments when the 
new London Plan is adopted (expected in late 2019). 

 
59 Based on the information provided, the domestic element of the proposed development 
is estimated to achieve a reduction of 2 tonnes per annum (2%) in regulated CO2 emissions 
compared to a 2013 Building Regulations compliant development.  
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60 The applicant should note that the new draft London Plan includes a target of a 10% 
improvement on 2013 Building Regulations from energy efficiency which applicants should be 
aiming towards. The applicant should therefore model additional energy efficiency measures and 
aspire to meet the EE target. 
 
61 The applicant has provided a commitment to ensure that the development is designed to 
allow future connection to a district heating network and they have outlined a few proposed 
measures that will enable this. Drawings demonstrating how the site is to be future-proofed for 
a connection to a district heating network should be provided; these should include space 
provision for heat exchangers in the plant room, isolation valves, safe-guarded pipe route to the 
site.  
 
62 The applicant is proposing to install Photovoltaic (PV) panels to help the development 
achieve the 35% on-site target for carbon reductions. A detailed roof layout should be provided 
demonstrating that the roof’s potential for a PV installation has been maximised. The on-site 
savings from renewable energy technologies should be maximised regardless of the London Plan 
targets having been met. 
 
63 The applicant has confirmed that £98,042 will be paid into the borough’s offset fund, 
equivalent to 54tonnes of CO2 per annum, although this may change based following the 
response to other comments. Evidence of correspondence with the borough confirming the 
agreed approach should be provided. 
 
Air quality  
 
64 An air quality assessment has been provided as part of the application documents. 
Waltham Forest is included within a borough wide Air Quality Management Area. As 
construction activities have the potential to increase dust and air pollutants, the Council is 
encouraged to include conditions to minimise the dust nuisance in the surrounding area.  
 
65 The report concludes that air quality within the proposed development is predicted to be 
acceptable for the proposed development end use, with concentrations of NO2, PM10 and 
PM2.5 predicted to be well below the relevant objectives across the site. The proposal is 
considered to comply with Policies 3.2, 5.3 and 7.14 and draft London Plan Policy SI1.  
 
Flood Risk  
 
66 The site is within Flood Zone 1 and less than 1 Ha in area. A Flood Risk Assessment 
(FRA) is not required for the site. 
 
Sustainable Drainage 
 
67 The surface water drainage strategy for the proposed development does not comply with 
London Plan policy 5.13 (and draft policy SI.13), as it does not give appropriate regard to the 
drainage hierarchy and greenfield runoff rate. Further details on how SuDS measures at the top 
of the drainage hierarchy will be included in the development, and how greenfield runoff rate 
will be achieved should be provided.  
 
Water Efficiency 

68 The residential components of the development should achieve a water consumption of 
less than 105l/person/day, in line with London Plan Policy 5.15 and draft London Plan Policy 
SI5. The non-residential components of the development should achieve the equivalent of an 
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‘Excellent’ rating on the water elements of BREEAM, in line with draft London Plan Policy SI5. 
Water reuse should be considered for inclusion in the development to meet both water 
efficiency and sustainable drainage requirements.  
 
69 The proposed development does not meet the requirements of London Plan policy 5.15 
(and draft New London Plan policy SI.5) as it does not meet the residential water consumption 
targets of these policies. Further details and revisions are required to address this matter. 
 
Urban greening 
 
70 The applicant should embed urban greening as a fundamental element of site and 
building design, in line with London Plan policy 5.10 and draft New London Plan Policy G1 and 
G5.  Features such as street trees, green roofs, green walls, rain gardens, wild flower meadows, 
woodland and hedgerows should all be considered for inclusion.  The applicant should calculate 
the proposed development’s Urban Greening Factor, as set out in Policy G5 of the draft New 
London Plan, and aim to achieve the specified target.    
 

Local planning authority’s position 

71 Waltham Forest Council planning officers have held pre-application meetings with the 
applicant. It is understood the application will be presented at the December committee meeting.  

Legal considerations 

72 Under the arrangements set out in Article 4 of the Town and Country Planning (Mayor of 
London) Order 2008 the Mayor is required to provide the local planning authority with a statement 
setting out whether he considers that the application complies with the London Plan, and his 
reasons for taking that view. Unless notified otherwise by the Mayor, the Council must consult the 
Mayor again under Article 5 of the Order if it subsequently resolves to make a draft decision on the 
application, in order that the Mayor may decide whether to allow the draft decision to proceed 
unchanged, or direct the Council under Article 6 of the Order to refuse the application, or issue a 
direction under Article 7 of the Order that he is to act as the local planning authority for the 
purpose of determining the application. There is no obligation at this present stage for the Mayor 
to indicate his intentions regarding a possible direction, and no such decision should be inferred 
from the Mayor’s statement and comments. 

Financial considerations 

73 There are no financial considerations at this stage. 

Conclusion 

74 London Plan and draft London Plan policies on social infrastructure, industrial land, 
housing, affordable housing, design, transport and sustainability are relevant to this application. 
The application is broadly supported in strategic planning terms, and the resolution of the 
following matters could lead to full compliance with the London Plan and draft London Plan: 

• Principle of development: The loss of non-designated industrial land accords with the 
provisions of draft London Plan Policy E7 given that the site is allocated for mixed use 
development. As such, the redevelopment of the site for housing and a new health care 
facility is supported.  
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• Housing and affordable housing: 50% affordable housing is proposed, which could 
be eligible for the Fast Track Route subject to confirmation on the level of public 
subsidy. Further details and revisions are required relating to residential quality. The 
council should seek a contribution toward play facilities in the area.   

• Design and heritage:  The proposed scale, massing and layout is supported, and the 
development would not have an  impact on the setting of any heritage assets.  

• Sustainable development:  Further information is required regarding energy, 
sustainable drainage and urban greening.   

• Transport:  Further justification on the quantum of car parking for the new medical 
centre is required.  A road safety audit should be undertaken and the applicant should 
confirm cycling, disabled parking and EVCP compliance.  Conditions including 
Construction Logistics Plan and Parking Design and Management Plan are required. The 
Council should seek a contribution to improve the public realm.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact the GLA Planning Unit: 
Juliemma McLoughlin, Chief Planner 
020 7983 4271    email: juliemma.mcloughlin@london.gov.uk 
John Finlayson, Head of Development Management  

020 7983 2632   email: john.finlayson@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2820 email Alison.Flight@London.gov.uk    
Katherine Wood, Team Leader 

020 7983 5743    email: katherine.wood@london.gov.uk  
Jaydine Keenan, Senior Strategic Planner (Case Officer) 
020 7084 2741  email: jaydine.keenan@london.gov.uk 
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