‘*\ Lee Valley Reglonal Park Authority

Lee Valley L N Myddelton House, Bulls Cross,
Regional Park Authority Enfield, Middlesex EN2 9HG
Admin issues: committee@leevalleypark.org.uk
Tele: 01992 709806 / 7
Woebsite: www.leevalleypark.org.uk
To: David Andrews (Chairman) Heather Johnson
Chris Kennedy {Vice Chairman) Graham McAndrew
Ken Ayling Gordon Nicholson
John Bevan Paul Osborn
David Gardner John Wyllie

Calvin Horner

A meeting of the REGENERATION AND PLANNING COMMITTEE (Quorum — 3)

will be

held at Myddelton House on:
THURSDAY, 29 FEBRUARY 2024 AT 11.30AM

at which the following business will be transacted:

AGENDA
Part |
To receive apologies for absence.
DECLARATION OF INTERESTS

Members are asked to consider whether or not they have disclosable
pecuniary, other pecuniary or non-pecuniary interests in any item on this
Agenda. Other pecuniary and non-pecuniary interests are a matter of
judgement for each Member. (Declarations may also be made during the
meeting if necessary.)

MINUTES OF LAST MEETING

To approve the Minutes of the Meeting held on 14 December 2023 (copy
herewith).

PUBLIC SPEAKING

To receive any representations from members of the public or
representative of an organisation on an issue which is on the agenda of the
meeting. Subject to the Chairman'’s discretion a total of 20 minutes will be
allowed for public speaking and the presentation of petitions at each
meeting.



PLANNING CONSULTATION BY LONDON Paper RP/78/24
BOROUGH OF TOWER HAMLETS

A HYBRID PLANNING APPLICATION FOR THE

POPLAR GAS HOLDER SITE, LEVEN ROAD,

LONDON, E14, COMPRISING:

1. IN FULL, PHASES 2, FOR RESIDENTIAL AND
RESIDENTAIL ANCIALLARY (CLASS C3) ARRANGED

IN THREE BLOCKS, COMMERCIAL SPACES (CLASS E),
TOGETHER WITH ACCESS AND CAR AND CYCLE
PARKING, PLANT ROOMS, ASSOCIATED LANDSCAPING
AND NEW PUBLIC REALM, AND PRIVATE OPEN SPACE.
2. IN OUTLINE, PHASE 3, WITH ALL MATTERS
RESERVED EXCEPT FOR ACCESS FOR A
COMPREHENSIVE MIXED USE DEVELOPMENT
COMPRISING: RESIDENTAIL (CLASS C3); COMMERCIAL,
BUSINESS AND SERVICE (CLASS E), PUBLIC
PEDESTRIAN, CYCLE AND VEHICLE CIRCULATION
ROUTES; AND STORAGE, CAR AND CYCLE PARKING.

Presented by the Head of Planning

PLANNING CONSULTATION BY LONDON Paper RP/79/24
BOROUGH OF WALTHAM FOREST

A PHASED DEVELOPMENT COMPRISING

DEMOLITION OF EXISTING BUILDINGS AND
STRUCTURES, AND ERECTION OF BUILDINGS TO
PROVIDE A MIXED USE SCHEME RESIDENTIAL UNITS
(USE CLASS C3), FLEXIBLE RESIDENTIAL FACILITIES
AND COMMERCIAL USE (USE CLASS E AND F2),
TOGETHER WITH PUBLIC OPEN SPACE; PUBLIC

REALM WORKS AND LANDSCAPING; CAR AND CYCLE
PARKING; SERVICING ARRANGEMENTS; ENERGY
MEASURES; FORMATION OF NEW PEDESTRIAN AND
CYCLE ACCESS ONTO CLEMENTINA ROAD; FORMATION
OF NEW PEDESTRIAN, CYCLE AND VEHICULAR ACCESS
ONTO ORIENT WAY; MEANS OF ACCESS AND
CIRCULTATION. THIS APPLICATION IS ACCOMPANIED
WITH AN ENVIRONMENT STATEMENT.

AT LEE BRIDGE GAS WORKS, 78 PERTH ROAD, LEYTON,
LONDON, E10 7PB

Presented by the Head of Planning



7 Such other business as in the opinion of the Chairman of the meeting is of
sufficient urgency by reason of special circumstances to warrant
consideration.

8 Consider passing a resolution based on the principles of Section 100A(4) of
the Local Government Act 1972, excluding the public and press from the
meeting for the items of business listed on Part Il of the Agenda, on the
grounds that they involve the likely disclosure of exempt information as
defined in those sections of Part | of Schedule 12A of the Act specified
beneath each item.

AGENDA
Part Ii
(Exempt ltems)

9 Such other business as In the opinion of the Chairman of the meeting is of
sufficient urgency by reason of special circumstances to warrant
consideration.

21 February 2024
Shaun Dawson

Chief Executive
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LEE VALLEY REGIONAL PARK AUTHORITY

REGENERATION & PLANNING COMMITTEE MINUTES

14 DECEMBER 2023
Members Present: David Andrews (Chairman) Heather Johnson
Chris Kennedy (Vice Chairman) Graham McAndrew
Ken Ayling Gordon Nicholson
John Bevan Paul Oshorn

Apologies Received From: David Gardner, Calvin Horner

In Attendance: Susan Barker
Officers Present:  Claire Martin - Head of Planning
Beryl Foster - Deputy Chief Executive
Jon Carney - Corporate Director
Julie Smith - Head of Legal
Lindsey Johnson - Committee Services Officer
Part |
203 DECLARATIONS OF INTEREST

204

205

206

No declarations of interest were received.
MINUTES OF LAST MEETING

THAT the Minutes of the Regeneration & Planning Committee meeting held on 23
November 2023 be approved and signed.

PUBLIC SPEAKING

No requests from the public to speak or present petitions had been received for this
meeting.

LONDON BOROUGH OF TOWER HAMLETS DRAFT LOCAL Paper RP/77/23
PLAN REGULATION 18 CONSULTATION

The report was introduced by the Head of Planning, who informed Members that this Local
Plan will guide development in London Borough of Tower Hamlets until 2038. Generally this
Local Plan supports the Park Development Framework, however additional references to the
Regional Park are sought in respect of the development principals set out for three site
allocationslocated close to the Park boundary.

A Member who was unable to attend the meeting had sent a note suggesting a possible
crossing between East India Dock Basin and Bow Creek. The Head of Planning responded
stating that the Local Plan does mention a connector bridge under the A13, she would speak
with offlcers at London Borough of Tower Hamlets to find out more details.



REGENERATON & PLANNING COMMITTEE MINUTES
14 DECEMBER 2023

A Member expressed the importance that our aspirations for East India Dock Basin are built
into the Local Plan as it would make requests for CIL monies easier to obtain. The Head of
Planning stated that she could add more regarding this into the ‘Vision and Objectives’ part
of the letter. The Chairman noted on page 15 of the letter that it mentioned that the heritage
of the site should be 'protected, enhanced and improved.

A Member cautioned that it was important to make our open spaces more accessible prior to
new adjacent developments being occupied, because once people are living close by, the
space becomes theirs and this makes it uncomfortable for other people to visit. New
developments must not detract from our open spaces being regional. Ancther Member
added that the addition of tall buildings should not be to the detriment of the Park, but
improve it both in terms of accessibility and sustainability and there should be an aspiration
to not make it worse,

(1) the comments as set out in Appendix A to Paper RP/77/23 as the Authority’s
formal response to the consultation by the London Borough of Tower Hamlets
on the draft Local Plan Regulation 18 document with the following amendment:

(a) delegation to the Head of Planning and the Chalrman and Vice Chalrman
of the Regeneration and Planning Committee to amend the letter In
regards to connectlvity and aspirations regarding East Indla Dock Basin
was approved.

Chairman

Date

The meeting started at 12.40pm and ended at 1pm.
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‘ COMMITTEE

29 02 2024 AT 11:30

PLANNING CONSULTATION BY LONDON BOROUGH OF TOWER HAMLETS

A HYBRID PLANNING APPLICATION FOR THE POPLAR GAS HOLDER SITE,
LEVEN ROAD, LONDON, E14 COMPRISING:

1.IN FULL, PHASES 2, FOR RESIDENTIAL AND RESIDENTIAL ANCILLARY
(CLASS C3) ARRANGED IN THREE BLOCKS, COMMERCIAL SPACE (CLASS
E), TOGETHER WITH ACCESS, CAR AND CYCLE PARKING, PLANT ROOMS,
ASSOCIATED LANDSCAPING AND NEW PUBLIC REALM, AND PRIVATE OPEN
SPACE.

2. IN OUTLINE, PHASE 3, WITH ALL MATTERS RESERVED EXCEPT ACCESS
FOR A COMPREHENSIVE MIXED-USE DEVELOPMENT COMPRISING:
RESIDENTIAL (CLASS C3); COMMERCIAL, BUSINESS AND SERVICE (CLASS
E); PUBLIC AND PRIVATE OPEN SPACE INCLUDING RIVERSIDE WALK;
INTERNAL PUBLIC PEDESTRIAN, CYCLE AND VEHICLE CIRCULATION
ROUTES; AND STORAGE, CAR AND CYCLE PARKING.

Presented by Head of Planning

SUMMARY

This Authority has been consulted on a hybrid ‘drop-in' application for the
redevelopment of the previously approved Phases 2 and 3 of the Leven Road
Gasworks, Poplar. The comprehensive redevelopment of the whole Leven Road
Gasworks site was approved in 2019 for up to 2,800 new homes, 10,000sgm of
commercial floorspace, a 1ha public park and a secondary school. The current
application will increase the number of new homes by 100 units i.e. from 2,800 to
2,900.

The application site is located outside the Regional Park adjacent to the River Lea
approximately half way between Three Mills to the north and Bow Creek Ecology
Park to the south. The proposed development presents an opportunity to deliver
part of the Leaway, a riverside pedestrian and cycle path, designed to link the
Olympic Park with existing spaces forming part of the Regional Park at Three Mills,
Bow Creek Ecology Park and East India Dock Basin. The Leaway concept is part of
the Lea River Park project which seeks to secure new parks for four other sites in the
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Lower Lea Valley along the route of the Leaway including on the site of the former
gasworks at Leven Road.

The principle of a residential led mixed use redevelopment of the Leven Road Gas
works site has been established via the consented scheme as permitted in 2019.
Further details are needed however in relation to the design and ecological
enhancement of the riverside path or Leaway as included within Phases 2 and 3, in
pariicular the protection of the River Lea Site of Metropolitan Importance for Nature
Conservation (SMINC). These details should be secured via conditions. In
accordance with Local Plan policy and the strategic objectives of the Lea River Park
and Leaway Project developer contributions should also be sought towards the
delivery of the Mayer Parry pedestrian and cycle bridge which would connect the site
and the Leaway through into Newham and Canning Town Station.

RECOMMENDATIONS

Members Approve: (1) that the London Borough of Tower Hamlets be
informed that the Authority does not object to the
current hybrid application for Phase 2 and 3
providing that the following conditions are
attached to any grant of consent requiring:

a) further details to be provided on the design

and landscaping of the riverside path to ensure it

can
i) accommodate both a range of access
and recreational requirements whilst
protecting and enhancing the ecological
attributes of the River Thames and Tidal
Tributaries Site of Metropolitan Important
for Nature Conservation (SMINC);

il) incorporate habitat planting and
creation in line with the ecological
enhancements recommended in the
Preliminary Ecological Assessment;

ili) provide appropriate signage and
wayfinding highlighting the connections
through to the Regional Park, the Queen
Elizabeth Olympic Park and public
transport nodes;

b) a lighting strategy, in accordance with the
‘Bats and Artificial Lighting at Night Guidance
Note' GN/08/23 produced by the Institute of
Lighting Professicnals and the Bat Conservation
Trust (BCT), both for the construction period and
once the development is occupied to take
account of the adjoining riverside SMINC;

¢) provision of site wide Landscape and
Ecological Management Plan (LEMP) to cover
the long-term maintenance of newly created on-
site habitats, particularly along the riverside and
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to include the monitoring of the effects of Phases
2 and 3 development upon the condition of the
neighbouring SMINC;

d) provision of a Construction and Environmental
Management Plan to ensure the River Lea is
protected from indirect impacts during
construction, including noise and dust, surface
run-off and other pollution as these impacts have
the potential to impact upon the habitats further
downstream at Bow Creek Ecology Park for
example;

e) that developer contributions should be sought
towards the cost of delivering the Mayer Parry
bridge connection In accordance with the
Council's vision for the Lower Lea Valley as set
out in the Local Plan and the objectives of the
Lea River Park and Leaway project; and

(2) that the London Borough of Tower Hamlets be
informed that the Authority wishes to be
consulted on the above details in due course.

BACKGROUND AND PLANNING HISTORY

1

in 2019 planning consent (‘the original permission’) was secured for a hybrid
application part in full and part in outline, for a residential led mixed use
development at the site of the former Leven Road Gasworks, Poplar, (‘the Wider
Site’). The Wider Site is located adjacent to the River Lea which forms the
boundary between Tower Hamlets and the London Borough of Newham. It
measures 8.3 Ha and is designated a strategic housing site within the London
Borough of Tower Hamlets (LBTH) Local Plan. The original permission provides
for up to 2,800 new homes and 10,000sqm commercial floorspace, a 1ha public
park and a secondary school. It consists of Phases 1 to 4 of residential mixed-
use development, a Riverside Park to be delivered in two Phases A and B and a
School Phase. Details of Phase 1 were in full and development of this phase
has commenced. Phases 2 and 3 of the original permission were in outiine.

The current application, also a hybrid application, proposes an alternative form
of residential-led mixed use development for the part of the Wider Site that
corresponds to Phases 2 and 3 of the Original Permission - an area of 3.4ha.
The current application provides full details for Phase 2 and is in outline with all
matters reserved except access for Phase 3. The application proposes to
replace those details approved by the Original Permission for that part of the site
as a 'drop-in’ application. The Please refer to the Plan at Appendix A to this
report.

The Authority objected to the original application submitted in 2018 (RP/23/18)
on the grounds that it did not support the delivery of the Lea River Park, a long
standing aspiration for the Lower Lea Valiey and one supported by policy in both
the local plans of Tower Hamlets and Newham. Reference was made to the
Authority's involvement with a number of stakeholders over the years to help set
in place the necessary policy and joint working to support the delivery of a new
linear park in the Lower Lea Valley. This was designed to link via a new
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pedestrian and cycle route, called the Lea River Path or Leaway as it is now
known, to existing spaces forming part of the Regional Park at Three Mills, Bow
Creek Ecology Park and East India Dock Basin. The concept also proposed new
parks for four other sites including the former gasworks at Leven Road.

The original application proposal sought to allocate jusi 1ha for a public park
and it omitted a bridge link across the River Lea to ancther area within the
proposed Lea River Park at Cody Dock {within Newham) opposite the site. The
Authority considered this would undermine the basis of the proposed Lea River
Park which is designed to create strategic green infrastructure to complement
the housing growth in the Lower Lea Valley. The Authority acknowledged that
the developer had experlenced difficulties in locating a landing for a proposed
bridge on a site adjacent to Cody Dock and suggested that a commuted sum be
required to enable bridge connections to be constructed at some future date,
given the build out of the scheme would take several years.

In the event the hybrid scheme that received planning consent (the original
permission) included a Riverside Park of 1ha to be delivered in two phases A
and B. It also allowed for a continuous riverside path, the ‘Lea Path’ along the
site’s west and north boundaries. The outline phases of the Original Permission
established an illustrative masterplan with a series of Parameter Plans approved
to control the extent of buildings works permissible within that component.

The original permission also safeguarded the landing zones for the Poplar
Reach and Mayer Parry bridges (via S106 agreements) and access to these for
construction and maintenance purposes to enable connections across the River
Lea onto the opposite, London Borough of Newham side should land become
available. The Poplar Reach bridge sits within the Riverside Park Phase B and
the Mayer Parry Bridge landing zone is within Phase 3 in the north-east of the
Site. At that time Tower Hamlets and Newham also established the joint
Leaside Partnership Board, alongside a cross-borough working group to
progress the delivery of the bridge programme and both Councils secured
capital funding from a range of sources, including borough CIL contributions
from nearby developments towards their share of the bridge programme costs.
A partnership development framework was entered into by both boroughs with
arrangements for the delivery of the programme agreed in a memorandum of
understanding.

It is understood the bridge programme Is still being progressed albeit that
spiralling build costs, land acquisition issues and difficulties with easements
have delayed the programme and resulted in an adjustment of priorities. The
Poplar Reach Bridge is not now likely to go ahead and delivery of the Lochnagar
Bridge to the north of the application site has been prioritised. The Mayer Parry
Bridge remains in the Tower Hamlets Capital Programme but has been paused
whilst further funding is sourced and land issues resolved.

POLICY BACKGROUND

8

The application site is on an existing brownfield and previously developed site
and falls within the Lea Valley Opportunity Area, an area identified for significant
change, regeneration and growth in the London Plan 2021 (Policy SD1
Opportunity Areas). It is also within the Poplar Riverside Housing Zone and
allocated for residential mixed-use development within the Local Plan.

The LBTH Local Plan 2031 sets out a vision for the Lower Lea Valley noting that
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this area:

“will experience comprehensive regeneration and redevelopment of former and
underused industrial areas. Connectivity will be transformed with a series of
new bridges and riverside walkways across the River Lea, and crossings along
the A12 and A13, which will integrate existing and new communities in the area.
The development of the Lea River Park (including the Leaway} will provide a
new strategic publicly green space and a series of new pedestrian and cycling
routss, linking the River Lea to London's wider green grid network”.

The application site is allocated in the Local Plan under Site Allocation 3.2 ~
Leven Road Gas Works for housing and new employment uses including
creative industries and retail. Strategic Open space (minimum 1ha} and a
secondary school are listed as infrastructure requirements. The Design
principles make reference to improving walking and cycling connections, open
space provision and the importance of reflecting the industrial heritage of the
site in its design and landscaping. They also state that development will be
expected to:

"d. step back from the River Lea lo avoid excessive overshadowing and
enable activation of the riverside

g. ensure the open space is designed and usable for sport and recreation
and located adjacent to the River Lea, featuring the Leaway and water
spaces. It should meet the minimum size of one hectare

I. improve biodiversity and ecology along the water edges and within open
spaces

m. safeguard land within the site to facilitate the delivery of new crossing(s)
over the River Lea to improve access to the major transport inferchange at
Canning Town and ensure continuity of a green link to Cody Dock; and
ensure that the safeguarded land is carefully incorporated into the future
development and the Leaway”

Policy S.ES1 Protecting and Enhancing our Environment supports proposals
which work to protect and enhance the quality of the natural environment and
maximise opportunities for biodiversity in and around developments in order to
deliver a net gain in bicdiversity and a range of wider environmental benefits.
Policy D.ES3 Urban Greening and Biodiversity requires development to protect
and enhance biodiversity and for major development to submit an ecological
assessment. Part § seeks to protect locally designated Site of Importance for
Nature Conservation (SINCs) and important species. Any adverse impacts to
the biodiversity interest should be avoided and where this is not possible,
proposals must minimise and mitigate the impact to the biodiversity interest.

Tall Buildings Policy D.DH6 sets out a range of criteria against which proposals
with tall buildings will be assessed, including the need to achieve exceptional
architectural quality and provide high quality private communal open space, play
areas and the public realm. Proposals should also demonstrate that the
development does not adversely impact on biodiversity and open spaces,
including watercourses. Outside the designated Tall Building Zones tall building
proposais (including those on site allocations) will be supported provided they
meet the criteria set out in Policy D.DH6 and can demonstrate they are located
in areas with high levels of public transport accessibility within town centres
and/or an opportunity area and will address any strategic infrastructure
deficiencies.
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The application site sits well outside the Regional Park and is therefore not
covered by the Park Development Framework Area proposals. However Area 1
Proposals 'East India Dock Basin to Queen Elizabeth Olympic Park’ do offer
support for the development and delivery of the Leaway (and associated Lea
River Park) identifying the need to ensure well signed connections are made
with the Regional Park, particularly at Three Mills, Bow Creek Ecology Park and
East India Dock Basin, (1.A.2 Visitors). The Biodiversity Proposals also
recognise the need to protect and enhance ecological interest along route of the
Leaway given its interconnectivity with the sites within the Park.

The Authority's Strategic Policies provide guidance on major new development
adjacent to the Park which is helpful in this case although the application site is
not adjacent to the Park boundary. Policy D3 states that the Authority will:

“D3: Work in partnership with riparian councils to ensure that the design and
layout of new development on sites both within the Regional Park and adjacent
to its boundary:
a) enhances the Park avoiding detrimental impact on its ecological
and heritage assets; and
b) provides sufficient open space to cater for the informal
recreational needs arising from the development, including areas
for play and for dog walking.”

Policy E2 Is also relevant. It states that:
“Development proposed on sites either within or outside the Park which could

adversely impact on its amenity will be resisted or planning obligations sought in
line with other policies within this Plan.”

THE CURRENT APPLICATION AND DESCRIPTION OF DEVELOPMENT

156
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The application site is situated within the northern part of the Wider Site and is
bounded by the River Lea to the north, the Blackwall Trading Estate to the east,
and land which will form a public Riverside Park to the west, as approved in the
Original Pemission. To the south lies Phase 4 of the Original Permission
which will be for residential homes, and to the south-west is the first Phase of
the Original Permission which is under construction and will provide 843 homes.
Although located outside the Regional Park the application site is situated
between Bow Creek Ecology Park to the south and Three Mills to the north.
The River Lea which runs alongside the application site forms part of the River
Thames and Tidal Tributaries Site of Metropolitan Importance for Nature
Conservation (SMINC).

Opposite the application site within the London Borough of Newham lies Cody
Dock a community and visitor hub created around the former dock managed by
the Gasworks Dock Partnership, the Segro site (formally Electra Business Park)
and the Mayer Parry Wharf worked by European Metal Recycling.

The Proposed Scheme

The current hybrid application includes two phases of development; Phase 2
and Phase 3. It proposes the redevelopment of the site to deliver 1,934 new
homes alongside a range of commercial and mixed use spaces. Phase 2
comprises 1.66ha and is located in the north-western and southern part of the
site. It joins with the River Lea to the north, the consented Park Phase (the
Riverside Park) to the west and the Outline Phase 4 to the south west, all of
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which are authorised under the Original Permission. Phase 3 (1.73ha) is
located next to the River Lea on the north eastern edge of the site. Please refer
to the Plan at Appendix B to this report.

Phase 2 - Full or detailed planning permission is sought for Buildings A to F
within Phase 2. These are arranged as pairs facing the consented Riverside
Park on one side and the proposed ‘Leven Central’ open space on the other.
The block pairs have intervening podiums between them providing residential
communal space above. Each building has a taller upper element and a
shorted lower element creating a stepped fagade on either side of the podium.
In total circa 989 residential dwellings, and 812sqm commercial, business and
service uses are to be provided, together with access, car and cycle parking
associated landscaping and new public realm and private open space. The
facades of Buildings A and B would utilise a buff brick fagade palette, with brown
brick palettes on Buildings C and D, red brick on Building E, and red precast on
Building F, which at 99m above ordnance datum (AOD) or 28 storeys is the
tallest building in the Proposed Development. Other buildings within Phase 2
range in height from 42.7m AOD and 55m AOD to 71.2m AOD and 82.4m AOD.

Phase 3 is in outline and the design detail is not available at this stage but it will
provide for 945 homes and a maximum of 1000sgm commercial, business and
service uses. The illustrative masterplan shows that it will consist of six
buildings with a range of building heights up to a maximum of 99m AOD or 28
storeys, located in two groupings. One grouping (buildings G, H and I) will be
located between the Leven Central open space and the River Lea on the
northern edge of the Site and the other grouping (J, K and L) between Leven
Central and the Blackwall Trading Estate on the eastern edge of the Site. Each
grouping contains two podium spaces.

Access and Connectivity — Pedestrian and cycle routes will be taken from the
adjoining Riverside Park and other phases of development of the Wider Site and
will connect to the Riverside Path via the Green Link (part of Phase 1) which
runs from Leven Rd in the west through Phase 3 to the northern (east) site
boundary. Please refer to the plan at Appendix C. The proposed development
prioritises the pedestrian and cyclist. 49 of the 52 car parking spaces provided
for Phase 2 and all 28 parking spaces for Phase 3 will be blue badge spaces.
Phase 2 will have 1,662 cycle parking spaces in total (a mix of residential long
and short stay spaces). Phase 3 cycle parking will be policy compliant.

The Riverside Path

The Riverside Path (or Lee River Path as it is described) which it Is understood
will also form part of the Leaway, stretches along the site’s western and northern
boundaries from the Riverside Park in Phase 1 along the full perimeter of the
development to the Blackwall Trading Estate in the east. The majority of the
Lee River Path is within Phase 3 of the current application with a short section in
Phase 2. The illustrative landscape masterplan submitted as part of the
application states that the riverside footpath is on average 4 meters wide. The
planting proposals indicate a naturalistic character, representative of the
riverside planting elsewhere in the development.

Landscaping

The majority of the planting will refiect the riverside character of the Lea Valley
and landscapes will feature rain gardens, areas of open water, water tolerant
planting and mature trees that reflect a riverside environment. Leven Central at
the centre of the two phases will be a more formal parkland environment with
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large amenity lawns, ornamental planting beds and mature trees. In line with
the drainage strategy, the northern section of the Site (Phase 2 and 3) will
discharge into the River Lea via a series of attenuation storage ponds that will
be planted with reed beds to remove pollutants.

Open Space and Play Provision.

The current application proposes the provision of 4.7 ha of public open space,
paths and streets at ground level, including a 1 ha park. 11,519 square meters
of play space will be provided. In total there is a small increase in the amount of
public open space and play areas to 1.71ha (51% of Phases 2 and 3) compared
to that associated with the Original Permission for Phases 2 and 3 which totalled
1.70ha (i.e. 50 % of Phases 2 and 3). This is in addition to private play/amenity
space required for each unit and included at podium level.

Ecology and Biodiversity Net Gain (BNG)

A Preliminary Ecological Appraisal (PEA) has been carried out as part of the
application and the recommended mitigation measures for habitat landscaping
and planting have been incorporated into the development proposals and
masterplan. These cover the inclusion of biodiverse/bic solar roofs; wildflower
meadows/species-rich amenity lawn; Open Mosaic Habitat previously present
on the Site, including a mix of bare, stony ground, sparse planting, and features
to support black redstarts; aquatic habitats; hedgerows; wildlife planting and the
provision of bat roosting/bird nesting opportunities and habitat for invertebrates.

The PEA recognises that the adjacent River Lea part of the River Thames and
Tidal Tributaries SMINC, provides a number of valuable habitats not found
elsewhere in London and is of particular importance for wildfowl and wading
birds. Overall disturbance effects to wintering wildfow! within the SMINC caused
by construction noise and lighting has been judged to be temporary and short
term and therefore not significant, with works limited to daylight hours and
hoardings erected around the perimeter of the Site during construction, to buffer
both noise and potential lighting of the SMINC. Pollution and noise generated
by construction will need to be considered and mitigated via a Construction
Environmental Management Plan.

Overshadowing of the adjacent SMINC is also identified as a possible issue
given the height of the Proposed Development within Phase 2 and 3. However,
as detailed in the Environmental Statement (ES) accompanying the application:

“the overshadowing modelling has shown that the extent of the overshadowing
varies throughout the day, and throughout the year, with all parts of the SMINC
adjacent to the Site recovering at least two hours of sunfight each day at the
equinoxes.”

Accordingly, the extent of the overshadowing is considered localised and
transient, and “unlikely to result in an adverse effect on the integrity of the
SMINC". The ES recommends that a commitment should be made to monitor
the effects of the Proposed Development upon the condition of the neighbouring
SMINC, so as to highlight any negative impacts and inform future management.

The BNG assessment is based on the proposed development, as per the
already consented Phases 1-4, the Riverside Park and school and
encompasses changes made in the current drop in hybrid application for Phases
2 and 3. It shows that the site as a whole will achieve a 544% biodiversity net
gain increase compared to current site conditions. The development of a
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Habitat Management and Monitoring Plan (HMMP) setting out landscape
planting/site management actions will be required to achieve the predicted net
gains.

PLANNING APPRAISAL

28

29

30

31

32

Principle of Development

It is not intended within this section to provide comment on the detail of the
current ‘drop in application’ for Phases 2 and 3 given its location outside the
Regional Park and the fact that the principle of a residential led mixed use
redevelopment of the Leven Road Gas works site has been established via the
consented scheme as permitted In 2019. The current application will
supplement the Original Permission and increase the number of new homes by
100 units i.e. from 2,800 to 2,900. Comments are restricted in this section to
the likely impacts of the scheme on the Authority’s shared aspiration to deliver
the Lea River Park and Leaway and the potential for impacts on the wider
ecology of the area.

The Riverside Path

It is noted that the consented scheme provides for a 1ha public Riverside Park
which will form part of the Lea River Park.  This area of parkland is not as
extensive as originally envisaged - the ‘Lea River Park Design Manual Revision
C' dated March 2016 proposed a 6ha active park as the ‘Popiar River Park’ but
the approved Park is in accordance with the Site Allocation included with LBTH
Local Plan. A reserved matters application for the Park Phase A is currently
pending determination although the Authority was not consulted on this
application.

The current hybrid application will however bring forward a 220m additional
section of the Riverside Walk which will form part of the wider Leaway,
continuing from the Riverside Park to follow the riverside edge of the application
site. This will link with the Mayer Parry Bridge Landing in the north east and will
be largely delivered as part of Phase 3 (currently in outling). Only a small
section is proposed under the detail provided for Phase 2.

The illustrative landscape masterplan states that the riverside footpath is on
average 4 meters wide, (the Phase B Parameter Plan 9 indicates a space of
between 10 and 12m from the edge of the development footprint to the river).
The Landscape Masterplan indicates that the associated planting will include
long grasses and emergent planting reflective of the habitats at Cody Dock
(opposite Phase 2} and will complement the wider River Lea. Small swales
containing permanent open water are also included. Mature trees commonly
found along river edges will be planted including birch and willow. A series of
grass terraces are envisaged adjacent to the footpath close to the Mayer Parry
bridge landing to take advantage of the change in levels as the development
site meets the River Lea and these will offer views out over and along the river.

Whilst this approach is generally supported a more detailed landscape scheme
should be submitted at the detailed planning stage for Phase B and secured by
condition. It is important that the space provided for the riverside path and its
design and landscaping Is sufficiently extensive and robust so that it can cater
for a range of access requirements whilst protecting and enhancing the
ecological attributes of the River Lea SMINC. At the Mayer Parry bridge
landing the riverside path will be intersecting with a number of primary cycle
and pedestrian routes (particularly once the bridge is delivered) as well as
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areas for play and more active spaces such as the Mayer Parry Square or
Piazza. It is also understood the design will need to safeguard access for the
Environment Agency to inspect the river wall and access below the Mayer Parry
footbridge landing.

Signage and wayfinding will also need to be addressed as part of the detailed
landscape plans for the riverside path in order to highlight the connections
through to the Regional Park and the QEOP and the proximity of public
transport nodes.

Ecology

The ecological value of the application site is low given it has been largely
cleared as part of the preparation works under the original permission and now
consists of bare ground, with small areas of rubble and a narrow strip of
species-poor grassland along the northern boundary of the site. The proposed
development and illustrative masterplan for Phase 2 and 3 include a range of
habitat planting and creation in line with the ecclogical enhancements
recommended in the PEA. A more detailed plan will need to be provided to
ensure these enhancements can be successfully implemented alongside the
landscape scheme mentioned above, especially given that Phase 3 proposals
are in outline only. This should be brought forward as early as possible in the
detailed design process to ensure sufficient space is allocated for both people
and wildlife.

The PEA recognises the importance of the adjacent River Lea SMINC, and
states that it will be necessary to implement mitigation measures during the
construction phase to avoid any potential impacts. These are matters that
should be covered in Construction Environmental Management Plan (CEMP}
with the detail of the mitigation measures provided as part of any reserved
matters applications associated with Phase 3 in particular. The CEMP will need
to ensure the River Lea is protected from indirect impacts during construction,
including noise and dust, surface run-off and any other poliution as these have
the potential to impact upon the habitats further downstream at Bow Creek
Ecology Park for example. Although the overall disturbance effects to
wintering wildfow! within the SMINC caused by construction noige and lighting
has been judged to be temporary and short term it is still important that
adequate measures such as hoardings around the site perimeter are actioned
and lighting switched off at night to protect the waterway corridor and wider
SMINC.

A site wide LEMP will also be required to cover the long-term maintenance of
newly created on-site habitats, particularly along the riverside. This should
include the monitoring of the effects of Phases 2 and 3 development upon the
condition of the neighbouring SMINC in its operational phase, in order that any
negative effects can be avoided or mitigated through future interventions and
management. Monitoring impacts from recreational disturbance are of particular
concern in this respect. This should ideally dovetail with the requirements under
BNG and form part of a 30 year contractual agreement for the leng term
management of enhanced and newly created on-site habitat to ensure the net
gains proposed as part of the application are achieved.

Lighting

A sensitive lighting strategy, in-line with the principles set out within the bats
and lighting guidance produced by the Institute of Lighting Professionals (ILP)
and the Bat Conservation Trust (BCT & ILP 2023) should be developed both for

10
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construction and operational phases. Lighting should maintain dark corridors
around the site perimeter both during construction and in operational mode in
order to avoid disturbance to both terrestrial and aquatic wildlife which use the
SMINC. Light pollution along the riverfront needs to be avoided whilst providing
low level and appropriate lighting to the Riverside Path.

38 Bridge Link — $106
Permeability and connectivity underpin the concept of the Lea River Park and
Leaway. It is important that options for achieving a riverside route through to the
Regional Park at Bow Creek and East India Dock remain as open as possible.
The Mayer Parry bridge will facilitate a new east-west route for new residents
and visitors alike through to Canning Town Station and the entrance to Bow
Creek Ecology Park.

Given that the delivery of the Lea River Park and the Leaway is an objective of
the Tower Hamlets Local Plan, planning obiigations should be used to enable
sufficient financial provision from developer contributions to enable the bridge to
be delivered together with other funding sources already secured. This would
help meet the objective of providing a new strategic piece of green
infrastructure in the Lower Lea Valley linking together the main body of the
Regional Park with its outliers close to the River Thames.

ENVIRONMENTAL IMPLICATIONS
39 These are addressed in the body of the report.
FINANCIAL IMPLICATIONS

40 There are no financial implications arising directly from the recommendations in
this report.

LEGAL IMPLICATIONS

41 Planning applications referred to this Authority are submitted under the
consultative arrangements of Section 14 (4-7) of the Lee Valley Regional Park
Act 1966. The Act requires a local planning authority to consult with the
Authority on any planning application for development, whether within the
designated area of the Park or not, which might affect any part of the Park.

42 The Park Act enables the Authority to make representations to the local
planning authority which they shall take into account when determining the
planning application.

RISK MANAGEMENT IMPLICATIONS

43 There are no risk management implications arising directly from the
recommendations in this report.

EQUALITY IMPLICATIONS

54 There are no equality implications arising directly from the recommendations in
this report.

11
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Proposed Development Layout
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Adapted from LDA Design (2023) lllustrative Outline Landscape Masterplan.

Red boundaries indicate the extent of the Phase 2 and 3 development as set
out in the current Hybrid Application.

Blue boundaries indicate the extent of other phases within the Proposed
Development which are not included within the current Hybrid Application
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LEE VALLEY REGIONAL PARK AUTHORITY Report No:
REGENERATION AND PLANNING RP/79/24
COMMITTEE

|
| 29 02 2024 AT 11:30
PLANNING CONSULTATION BY LONDON BOROUGH OF WALTHAM FOREST

A PHASED DEVELOPMENT COMPRISING DEMOLITION OF EXISTING
BUILDINGS AND STRUCTURES, AND ERECTION OF BUILDINGS TO PROVIDE
A MIXED USE SCHEME RESIDENTIAL UNITS {(USE CLASS C3), FLEXIBLE
RESIDENTIAL FACILITIES AND COMMERCIAL USES (USE CLASSES E AND
F2), TOGETHER WITH PUBLIC OPEN SPACE; PUBLIC REALM WORKS AND
LANDSCAPING; CAR AND CYCLE PARKING; SERVICING ARRANGEMENTS;
ENERGY MEASURES; FORMATION OF NEW PEDESTRIAN AND CYCLE
ACCESS ONTO CLEMENTINA ROAD; FORMATION OF NEW PEDESTRIAN,
CYCLE AND VEHICULAR ACCESS ONTO ORIENT WAY; MEANS OF ACCESS
AND CIRCULATION. THIS APPLICATION IS ACCOMPANIED WITH AN
ENVIRONMENTAL STATEMENT. AT LEA BRIDGE GAS WORKS, 78 PERTH
ROAD, LEYTON, LONDON, E10 7PB

Presented by Head of Planning

SUMMARY

The application site is located to the south east of Lea Bridge Road, situated outside
the Regional Park and separated from its open spaces and venues by an industrial
estate, Orient Way and the railway line/sidings. The Marsh Lane footbridge
facilitates pedestrian and cycle access from the western edge of the application site
over the road and railway and into the WaterWorks Centre Nature Reserve and Field.

The principle of redeveloping the Gas Works site for a mixed use residential led
scheme has already been established via the grant of the planning consent issued
July 2021. This allows for a phased redevelopment of the site for a mixed use
scheme consisting of 573 new residential units and commercial uses. The Authority
was not consulted on this original application.

The proposed development is substantially the same as the 2021 proposal, with an
increase of 79 units, spread across the majority of the 10 residential blocks.
Accommodating the additional units within the current scheme has resulted in a
moderate increase in height so that the development will appear slightly more visible
and obvious in views out from the Park than the Consented Scheme. The impacts
on the visual amenity of the Park visitor however are considered to be minimal given
heights already accepted under the consented scheme.
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Despite the provision of on-site recreational space and the availability of the adjacent
Leyton Jubilee Park the Shadow Habitats Regulations Assessment (HRA)
undertaken by the applicant has identified the promotion and enhancement of
alternative areas of open space in the locality as part of the mitigation proposed to
avoid adverse recreational impacts on Epping Forest Special Area of Conservation
(SAC) when considered in combination with other plans and projects. Reference is
made to “extensive areas of open space to the west of the application site”
accessible from Leyton Jubilee Park via the Marsh Lane footbridge. It concludes that
new residents are more likely to use informal recreation open spaces within the
development, at Leyton Jubllee Park or within other areas of accessible space in the
vicinity of the site than make a specific journey to Epping Forest SAC.

The capacity of the sites within the Park to accommodate the uplift in visitor numbers
therefore needs to be considered. The London Borough of Waltham Forest
(LBWF's) Suitable Alternative Natural Greenspace strategy (SANGS) has
established that sites within the Park will need to be enhanced to cope with the uplift
in visitor numbers in order to help avoid and mitigate adverse effects upon Epping
Forest SAC and indeed contributions for enhancements to the Park were previously
secured under the SANGS mechanism as part of the Section 106 contributions in
relation to the Lea Bridge Station Sites development. Further contributions should
therefore be sought to ensure the combined visitor uplift can be achieved without
undermining the quality and integrity of open spaces and habitats within the Park in
line with the agreed SANGS Strategy, in particular for the Waterworks site (including
the Nature Reserve and Field), and Officers are liaising with LBWF on this matter.

RECOMMENDATIONS

Members Approve: (1}  that the London Borough of Waltham Forest be
informed that the Authority recognises the
principle of residential development on the Lea
Bridge Gas Works site and does not object to the
current application providing that:

a) Contributions can be agreed via Community
Infrastructure Levy or a Section 106 towards the
delivery of the open space enhancements,
habitat works and access improvements within
the Regional Park in accordance with the
Council's Suitable Alternative Nature Greenspace
Strategy in order to maintain the quality and
integrity of open spaces and habitats within the
Regicnal Park, given the likely increase in visitor
use. The enhancement works will need to build
upon those already approved in reiation to the
Lea Bridge Station Sites development in order to
take account of the combined visitor uplift;

b) Officers have an input into the proposed
“information pack™ which the Shadow Habitats
Regulations Assessment recommends should be
supplied to new residents. This will enable an
explanation of the ecological features and open
spaces within the Park and their purpose and
value particularly in relation to the Regional Park,
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and its nationally important Site of Special
Scientific Interest at Walthamstow Marshes and
the regionally important WaterWorks Nature
Reserve; and

(2) That the London Borough of Waltham Forest be
infformed that the Authority wishes to be
consulted on the above details in due course.

DESCRIPTION OF SITE AND PLANNING HISTORY

1 The Lea Bridge Gasworks site, a former utility site consisting of 2.64 hectares (6.5
acres) is located outside the Regional Park to the east of Lee Valley Waterworks
Centre, Nature Reserve and Field and south of Lea Bridge Road. It is separated
from the Park by the railway line, Orient Way and the Golden Business Park, part
of the Orient Way Industrial Estate, which sits adjacent to the western boundary
of the application site. Its southern and eastern boundary lies adjacent to Leyton
Jubilee Park and playing fields and the northern boundary is formed by
Clementina Road residential estate. Please refer to the Plans at Appendix A and
B to this report.

2 The three gas holders formally on site were decommissioned by National Grid in
2012 ending gas storage on site and the above ground gas holders demolished in
2019. Currently, the site comprises redundant former gas infrastructure, including
extant hardstanding and concrete roadways, a Celnex telecommunications mast
on the western boundary and a Cadent Gas compound with operational gas
equipment known as a Pressure Reduction Station or “PRS”. The PRS is not
included in the red line boundary and the mast is to be relocated as part of the
current proposals. A number of gas mains run across the site and these have no
build easements so buildings are not permitted but car parking, landscaping, play
equipment and roads are typically allowed.

3 The surrounding area consists of a variety of land uses including the Orient Way
Industrial Estate adjacent to the application site which is allocated as Strategic
Industrial Land (SIL) and comprises a range of warehouse units. A number of
high density residential mixed use developments are present in the area or are
soon to be developed. For example to the northwest of the site lies the ‘Motion’
development which was completed in 2019 and provides 300 units, varying in
height from 12 to 18 storeys. Development on three Council owned sites at Lea
Bridge Station was recently granted permission (February 2023). This will
provide 345 new homes and a mix of cultural and commercial uses with building
heights varying from 11 to 26 storeys. (The Authority was consulted on this
application Ref: 212685, Paper RP/55/21).

4 The application sites benefits from reasonable transport links. Lea Bridge Station
(served by the Greater Anglia London to Cambridge line with services into
Stratford and Tottenham Hale), is located 0.5miles north west of the site and the
nearest bus stops are located on Lea Bridge Road to the north and Church Street
to the east all within 5 to 10 mins walk from the site. Cycle and pedestrian routes
run east west along Lea Bridge Rd (including Cycle Superhighway 23) part of the
Mini Holland network, and north south, including through the Regional Park. The
existing Marsh Lane footbridge, close to the southemn end of the industrial estate
provides a connection between Orient Way and the Regional Park passing over
the road and the railway, landing onto the footpath alongside WaterWorks Field.
This is a permissive footpath and not therefore maintained by the Council.
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Officers from the Authority and LBWF have been in discussions about
improvements to this bridge link given it only currently provides stepped access.

The nearby open spaces of the Regional Park offer a wide range of informal
recreational opportunities, distinctive landscapes and nafionally recognised sites
of ecological importance. These include Walthamstow Marshes Site of Special
Scientific Interest (SSSI) and Nature Reserve, a rare example of semi-natural
wetland in Greater London, the open space at Leyton Marsh, the Waterworks
Nature Reserve centred on Essex Filter Beds, a key resource in terms of access
to nature, both for recreation and learning and the WaterWorks Field an important
area of informal recreational space. A variety of pedestrian and cycle routes
connect these areas info the wider Regional Park and Queen Elizabeth Olympic
Park (QEOP) and to the surrounding residential and business communities.

The Authority's visitor figures show there was a substantial increase in visitor
numbers io these areas in particular to Walthamstow Marshes, the WaterWorks
Centre, Nature Reserve and Field and Middlesex Filter Beds (MFB) during the
Covid-19 lockdown period, please refer to the table below. Numbers reduced over
the following years but visitor numbers still exceed pre-Covid levels. More
recently the numbers at the WaterWorks (WW) site have returned to their
previous levels. The rebuilding of the lce Centre will have affected visitor
numbers in the Lea Bridge Rd end of Walthamstow Marshes. To mitigate this the
figures below include an estimate of the number of visitors at this point using a 3
year average of previous data.

1 ‘ Q4-
2023/24 Q1 Q2 Q3 annual
| T e - tm'
| Walthamstow Marsh | 343,340 | 632,181 | 860,109 |
WaterWorks 105,425 | 188,173 | 250,883
MFB (also included in WW
fiqure) | 34,121 66,137 | 93,336 |
[ | Q4-
2022/23 Q1 Q2 Q3 annual
L S N | total |
Walthamstow Marsh | 397,526 | 695,404 | 888,413 | 1,139,512
WaterWorks 99,072 | 188,276 | 258,051 | 345,008 |
MFB (also included in WW ‘
figure) 33,301 | 68,500 ‘ 08,204 | 131,864
— — — e
2021/22 Q1 Q2 Q3 annual
- _ | total
Walthamstow Marsh 537,269 | 849,546 | 1,141,908 1,511,866
 WaterWorks 99,638 | 183447 | 257,241 | 360,190
MFB (also included in WW
foure) 18,102 | 36304 | 60724 ‘_ 07,147 |
. ~ ) — ‘ o
2020/21 Q1 Q2 Q3 annual
- | = | | total



Paper RP/79/24

| Walthamstow Marsh | 739,160 | 1,235,720 | 1,616,117 | 2,023,867 |
WaterWorks | 302,235 | 435,451 | 551,438 | 715,466 ‘

MFB (also included in WW | 62,583 93,887 132,017 | 189,002

figure)

' Q4-
2019/2020 Q1 ‘ Q2 Q3 ‘ annual
total

‘Walthamstow Marsh 184,043 | 383427 | 488,469 | 750,852

WaterWorks 100,651 | 186,008 | 240,987 | 324,107 |

MFB (also included in WW 18,102 36,304 | 53,439 79,472
figure) .

Planning History

The application site benefits from an extant planning permission dated 9™ July
2021 (Ref 201329). This allows for the a phased redevelopment of the former
Gasworks site for a mixed use scheme consisting of 573 new residential units
(35% affordable) in 10 buildings ranging from 2 to 18 storeys, 582sqm flexible
residential facilities and commercial uses (including a nursery) together with
public open space, public realm works and landscaping, car and cycle parking,
new access arrangements and site preparation works. This original consent
included contributions towards a package of Suitable Alternative Natural
Greenspace (SANGS) measures to be carried out in Leyton Jubilee Park to
mitigate the impact of the development on the Epping Forest SAC.

It is understood that since the 2021 Permission the financial viability of the
Consented Scheme has been affected by very high infiation, impacting the costs
of materials and labour. This together with the change in fire safety measures,
including the need for a second internal staircase in buildings over 30m tall has
resulted in the applicant reviewing the scheme and deciding to submit the current
revised proposal. The applicant makes the case that the current proposed
development is substantially the same as the 2021 development with a minimal
increase of 79 units,

POLICY BACKGROUND

9

10

National planning policy that planning policies and decisions should give
“substantial weight to the value of using suitable brownfield land within
setilements for homes and other identified needs and support appropriate
opportunities to remediate despoiled, degraded, derelict contaminated or
unstable land” (NPPF now under Chapter 11 Making Effective Use of Land
paragraph 124 c})). The application sites fall within the Lee Valley Opportunity
Area, an area identified for significant change, regeneration and growth in the
London Plan 2021 (Policy SD1 Opportunity Areas). The London Plan recognises
that “the Lee Valley occupies a strategic position in the London-Stansted-
Cambridge-Peterborough growth corridor and provides a range of development
opportunities for higher density development” including growth at Lea Bridge
and Leyton. (para 2.1.29). The sites are also located within the Northern
Olympic Fringe Housing Zone.

The adopted development plan for Waitham Forest consists of the Core
Strategy 2012 and the Development Management Policies (2013). Policy CS15
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‘Well Designed Buildings, Places and Spaces' directs tall buildings (10+ storeys)
to the key growth areas such as the Northern Olympic Fringe. Policy DM31 Tall
Buildings’ seeks to ensure tall buildings are carefully located and designed and
identifies a number of provisions for consideration including the quality of design
and architecture, impact on local and strategic views, and relationship to
surrounding land form.

Policy DM12 Open Space, Sport and Recreation sub section H ‘The Lee Valley
Regional Park and Epping Forest' states that “Development proposals affecting
the Lee Valley Regional Park ...must not contribute to adverse impacts on
amenity, ecological integrity or visitor enjoyment; and will be expected to deliver
enhancements where possible”. It offers support for the Park Authority’s Park
Development Framework.

The London Borough of Waltham Forest’s new Local Plan ‘Shaping the Borough
LP1’, (LP1) has recently been found ‘sound’ following examination and
arrangements are being made for the Council to consider the adoption of the
new Local Plan in light of the Inspectors’ report. In LP1 the application site
forms part of the Lea Bridge strategic location and is identified as a Strategic
Site Allocation for transformation under Ref: SAD5 ‘Lea Bridge Gasholders’
(draft Local Plan Part 2). It is considered to have an indicative development
capacity for 573 residential units and 600sgm of commercial floorspace. The
‘Placemaking Plan’ for the draft Site Allocation identifies ‘potential for height’ at
the southern part of the site overlooking Leyton Jubilee Park.

Policy identifies the application site as a potentially suitable location for tall
buildings (defined as any building of 10 storeys or more, or any building that
measures 30m or more from ground level, Policy 57) although other
considerations such as visual, environmental, functional and cumulative impacts
will need to be considered. Policy 57 B states that “In general, the appropriate
range of heights for new fall buildings is between 10 and 17 storeys in height.
On some Transformation sites however, there may be the opportunity to exceed
this and, subject to contextual enalysis, a robust place making strategy, and
assessment against all relevant policy tests, buildings of 18 storeys or more may
be acceptable.” An indicative ranges of potentially acceptable heights for these
sites is to be provided in Local Plan 2 - Site Allocations.

The LP1 Strategic Policies also contains Policy 84 ‘The Lee Valley Regional
Park’. This states that Proposals, which affect the Regional Park, will need to
be sensitive and proportionate and deliver enhancements where possible,
including improved access and links to the Park, and “must not contribute to
adverse impacts on ecological integrily, amenity or visitor enjoyment.” The
policy also states that development that affects the Lee Valley Special
Protection Area (SPA) will need to contribute to the mitigation of adverse effects
on the SPA. In September 2022 the Council adopted a Suitable Alternative
Natural Greenspace (SANGs) Strategy as the first part of a wider Waltham
Forest Green Spaces and Places SPD. This relates to Policy 83 ‘Epping Forest
and the Epping Forest Special Area of Conservation’ which seeks to ensure that
development proposals contribute to the avoidance and mitigation of adverse
recreational and urban effects on the SAC by contributing to the delivery of ‘the
provision of Suitable Alternative Natural Green Spaces (SANGs), in most cases
via Communily Infrastructure Levy (CIL) funding secured to make the necessary
investment in open space”.

Park Development Framework Area proposals are focused on protecting,
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restoring and managing the mix of habitats within the Park at Waithamstow
Marsh Nature Reserve and SSSI and the WaterWorks nature reserve to
enhance their ecological value, and contribution to the biodiversity and
encourage further opportunities to improve public access for nature
conservation. Emphasis is on the need to improve the quality and accessibility
of pedestrian and cycle routes into the Marshes and the Waterworks site and
the network of paths between sites and venues, including improvements to
crossing points on Lea Bridge Road. Proposals highlight the need to estabiish
a Park Gateway or entrance at the eastern boundary to the Park, with landscape
and signage improvements, particularly along boundaries with the existing
industrial sites.

The Lee Valley Regional Park Landscape Strategy Guidelines seek to protect
the open character of the landscape in this section of the Park, highlighting the
need to protect areas where open skylines predominate particularly given their
sensitivity to development which may alter the skyline (LCA C3, and E2.). The
Guidelines recognise the need for development adjacent to the Park to enhance
the existing landscape framework so that it can integrate physically and visually
with the open and marshland character. The harsh and visually intrusive
development edges to the east and around Lea Bridge should be improved.

The Authority's Strategic Policies also provide guidance on major new
development adjacent to the Park. Policy D3 states that the Authority will

“D3: Work in partnership with riparian councils to ensure that the design and
layout of new development on sites both within the Regional Park and adjacent
to its boundary:

a) enhances the Park avoiding detrimental impact on its ecological
and heritage assets; and
b) provides sufficient open space to cater for the informal
recreational needs arising from the development, including areas
for play and for dog walking.”
c)
Policy E2 is also relevant. It states that
“Development proposed on sites either within or outside the Park which could
adversely impact on its amenity will be resisted or planning obligations sought in
line with other policies within this Plan.”

DESCRIPTION OF DEVELOPMENT

18

19

Layout and Appearance

The proposed development comprises 652 residential units across 10 blocks (A
to H), 35% of which will be affordable. This is an uplift of 79 units compared to
the consented scheme (2021} and according to documentation submitted with
the application and the accommodation schedule equates to approximately
1,400 new residents overall.

The unit mix ranges in size from studio through to 3-bedroomed apartments and
on the basis of this accommodation schedule it is anticipated that the
development would lead to approximately 1,150 new residents. The apartment
blocks range in height from 2-4 storeys (blocks A and H closest to the existing
residential area) through to 10-20 and 10-21 storeys (blocks D and E at the
southern-most part of the site overlooking the Leyton Jubilee Park (please refer
to the Plan at Appendix C to this report, showing General Arrangement). The
increase in units has resulted in an increase to the massing of the proposed
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development with additional height added to all but 3 of the blocks and an
increase in the tallest buildings D and E from 7-18 to 10-20 storeys and 7-17 to
10-21 storeys respectively. The applicant proposes to provide the same amount
of non-residential floorspace (flexible residential facilities and commercial uses,
(Use Classes E and F2)) as the 2021 permission with the addition of new
proposed community floor space located within block H. Block B will contain a
resident’s gym, whilst block G includes a nursery with capacity for 50 children.

The Design and Access Statement (DAS) provides a detailed account of the
pre-app and consultation process for the revised scheme and the changes
made as a result of discussions with LBWF officers and the Greater London
Authority (GLA), particularly in terms of distributing the additional units across
the 10 blocks. As in the Consented Schemse, the design approach for the
proposed development is centred on enhancing the site’s connectivity,
specifically by establishing a direct pedestrian link from the northern residential
areas grouped around ‘Clementina Square’, a community focused public
amenity space, through to Leyton Jubilee Park in the south. Blocks A to G are
positioned in two rows north to south facing onto the landscaped pedestrian
spine. Blocks H to J lie to the east, on the other side of the PRS, facing on to
another pedestrian route linking through into the existing park.

The design and appearance of the development has sought to draw on local
architecture, character and materials palette. As with the Consented Scheme,
ali the buildings that form part of the Development will have the majority of their
fagade in brick. The colour range for the brick includes light toned white, cream,
red and buff; mid-toned buff, brown and red/brown; and dark grey brick at the
base of Blocks B to G. The fagades will also incorporate small elements of
complimentary materials including precast panels and metal. Metal work is
typically light-coloured grey -bronze or dark coloured grey bronze, with dark grey
coloured metal work again at the base of Blocks B to G. It is considered that this
materials palette reflects the surrounding urban context.

The application includes a range of public open space, amenity space and
public realm across the site totalling 10,314sqm with in addition 4,236sqm of
private amenity space (baiconies and terraces) and 1,033sqm of private
communal garden/courtyard space. Playspace provision includes 1,508sqm for
under 5, 1,049sgm local playspace for 5-11 age group and approximately
520sqm for the 12+ age group. It is anticipated that children aged 12 and over
will use public parks and open space within the 800m recommended travel
distance from the development and it is proposed with Neighbourhood
Playspace to be provided off-site at Leyton Jubilee Park.

Landscaping and Green Infrastructure
The landscaping plan seeks to deliver § distinct character areas within the
development:

» Clementina Square — a shared green space incorporating pedestrian and
cycle links, play space with wildflower meadow planting and street trees
along the northern boundary.

¢ Lower Valley — the linear park through the development connecting
Clementina Square with Leyton Jubilee Park in the south. This will
provide play space, woodland style planting and SUDs features such as
swales.

» Mid Valley — described as an outdoor room and located in the northern
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part of the site adjacent to Clementina Square this will function as a
communal garden space for new and existing residents with gently
sloping lawn. Playspace for ages 5 to 11 is to be included.

» Upper Valley — largely positioned between blocks | and J this will be a
multi levelled garden space combining sloped lawns and woodland
planting with provision for doorstep play. It will connect through to Leyton
Jubilee Park.

o Leyton Jubilee Park Gateway — here seating areas and casual paly
zones are proposed together with meadow grassland to establish a
connection to the more informal grassy spaces within Leyton Jubilee
Park.

Throughout a variety of tree and planting species are proposed, with new-green
roofs on all the blocks and soft landscaping providing new species-rich habitats.
Three of the Blocks will also provide accessible roof terraces for residents with
the remainder designed as biodiverse roofs or biodiverse roofs with PVs. New
insect hotsls, bird and bat boxes and pollinator friendly planting also proposed.

Ecology, Designated Sites and Biodiversity Net Gain (BNG)

The Ecological Assessment has found that subject to the implementation of
standard engineering protocols and best practice during construction (set out
within a CEMP), and the implementation of enhancements in respect of
adjoining open space at Leyton Jubilee Park, any potential direct adverse
effects on statutory and non-statutory designated sites in the local area will be
fully mitigated.

An assessment of potential effects arising on international / European
designated sites is outlined in the ‘Shadow Habitats Regulations Assessment’.
The Lee Valley Special Protection Area (SPA) and Ramsar site is located
approximately 1.8km to the north-west of the application site in a straight line
(2.7km walking distance) and the nearest component of this
international/European designated site is Walthamstow Reservoirs SSSI.
Epping Forest Special Area of Conservation (SAC) is located approximately
2.8km north-east of the application site. The Assessment concludes that in
light of the mitigation and avoidance measures which form an integral part of the
proposals, the development will not result in any adverse effects on the integrity
of Lee Valley SPA / Ramsar site or Epping Forest SAC alone or in combination.
The mitigation and avoidance comprise three elements:

« financial contributions to mitigation at the Epping Forest SAC (SAMM
contribution).

e provision of on-site measures, including the delivery of attractive open
space within the site and cycle provision.

+ Promotion and enhancement of alternative areas of open space in the
locality (including Leyton Jubilee Park). (ref para 6.55)

The ecological surveys show that the majority of the habitats within the
application site hold limited ecological value, with the application site primarily
comprising hardstanding and bare ground. All habitats within the application
site are to be lost prior to development works on the site, due to the requirement
for site wide remediation associated with its previous use as a gasworks.

The ecological assessment considers however that losses will be fully mitigated
through the provision of a range of habitats and significant new areas of planting
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as part of the proposed development including, new tree and shrub/herbaceous
planting, and areas of meadow and wet grassland sown with species rich native
seed mixtures. These together with the green roofs and the creation of new
green corridors passing through the development will, subject to appropriate
ongoing management provide an overall enhancement in the long-term quality
of the habitats present within the application site. The new planting including
trees, scrub and grassland will provide improved opportunities for foraging and
commuting bats, and foraging and nesting birds, albeit within the urban context
of the local area. The ecological assessment also recommends that a
sympathetic lighting regime is adopted. This should minimise light spillage to
retained and newly provided habitats {(such as the treeline adjacent to Leyton
Jubilee Park), directing light only to where it is required and maintaining dark
corridors. The proposed development will result in a BNG of 87.10% which
significantly exceads the 10% figure set out in the Environment Act 2021.

Access and Parking

Access to the site will be provided at three points. The primary access and the
only access for vehicles will be from a new priority junction on Orient Way
(constructed in 2021). The two secondary pedestrian and cycle accesses will be
from Clementina Road in the north. The main pedestrian route will run north-
south through the site from Clementina Square, connecting Clementina Road
and Leyton Jubilee Park. This runs separately to the main access route along
the western boundary. The proposed development is a car free scheme with
the exception of 30 car parking spaces of which 28 are for wheelchair access as
well as 2 car club spaces. 20% (or 6) of these are to be active electrical
charging spaces with the remaining provided as passive. Circa 1,140 long stay
and short stay cycle parking spaces are proposed, including 16 residential
visitor spaces and 12 commercial spaces.

Drainage and Flood Risk

Details are included with the application to show that the development has been
designed to operate safely and without significantly increasing flood risk
elsewhere. It is proposed that surface water runoff from the Site be restricted
greenfield runoff rates in-line with policy. This has been calculated for the 1 in
100 year plus 30% and 70% climate change scenario. This discharge rate
would be achieved through the incorporation of sustainable drainage systems
(SuDS), including brown roofs, swales and permeable paving. In addition, below
ground crates will be used to store the water prior to discharge in a controlled
manner as informed by the Flood Risk Assessment.

PLANNING APPRAISAL

30

Principle of Development

The application site is located outside the Regional Park within an opportunity
area identified for significant, transformational change and as such the
proposed scheme is in accordance with these policies. It also benefits from an
extant planning permission dated 9" July 2021 (Ref 201329) which is
substantially the same as the current proposal other than the changes
proposed to the design and massing of the scheme to accommodate the
increase of 79 units. The principle of 2 mixed use residential led scheme on the
former gas works site has therefore been established and it is not intended to
dwell on the details of the scheme but rather to focus on what impacts the
development might have on the recreational use and visual amenity of nearby
areas of the Regional Park, in particular the impact on ecology and landscape
due to additional visitor pressure. These impacts relate to the design layout,

10
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and height of the development, the adequacy of open space provision within
the development and the functions this can perform, and the potential
recreational effects on sites of importance for biodiversity and areas of open
space where an increase in visitor numbers is likely to occur on a regular and
sustained basis.

Visual Impacts and Amenity

Impacts on the visual amenity of visitors to the' Park due to the additional height
and revised massing of the proposed development are moderated to a large
extent by the distance of the application site from the Park boundary and the
intervening land uses — industrial estate, main road and railway infrastructure,
particularly as the matter for consideration hers is the additional height
proposed over the consented scheme.

The Lea Bridge Gasworks Townscape and Visual Impact Assessment (TVIA)
includes within its assessment a number of representative viewpoints from
within the Regional Park; e.g. from Hackney Marshes and Leyton/Walthamstow
Marshes to the west, from the River Lea Navigation towpath and from a position
behind the WaterWorks Centre. These show that in views across the Park
from within Hackney Marshes (viewpoint 10, 1km away) and the Waterworks
Centre/Field (viewpoint 14, 330m to the north) the upper storeys of the tallest
blocks D and E would be visible above the tree line. The mature trees along
the boundary of the WaterWorks Centre, Nature Reserve and Field and
Hackney Marshes will help to screen the majority of the development although
in winter a limited glimpsed view would be gained to some of the other Blocks
(B, | and J,) behind the trees.

The varied height and articulation of the blocks ensures that gaps of sky are
provided between the taller Blocks D and E which helps to reduce their bulk to
some extent from these two viewpoints. The light tone brick of the visible
section of the Development’s buildings would appear recessive within the view.
The TVIA concludes that the Development would provide visual interest to the
view and result in a beneficial effect. The trees that frame the Regional Park
also help to screen the development in views across the Park from the Leyton
Marsh/Walthamstow Marshes location and the towpath.

In conclusion accommodating the additional units in the current scheme has
resulted in the majority of the Blocks increasing in height when compared to the
consented scheme by 1, 2 and 3 storeys with the tallest, Block E receiving an
extra 4 storeys. These increases are moderate, and will ensure the
development is slightly more visible and obvious in views out from the Park than
the Consented Scheme. Whether this adds interest to the view as suggested
by the TVIA is subjective but the impacts on the visual amenity of the Park
visitor are likely to be minimal given heights already accepted under the
consented scheme. Ultimately this development will present as one of a
number of high density schemes outside the Park boundary, (the ‘Motion’ and
the Lea Bridge Station developments for example) which gradually and
cumulatively are altering the open character of the skyline as viewed from within
the Park.

Impacts on Recreational Open Space, and Biodlversity

The proposed development incorporates significant amounts of open
landscaped space (in total approx. 15,583sqm compared to 14,796m2 in the
Consented Scheme) providing a mix of publicly available, semi-private, and
private space. The open space is designed to accommodate amenity uses such

11
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as informal seating and play space, doorstop play features, paths, and lawns or
terraces. Most of this space will be available to the general public, and there is
intended to be a link created bstween the Development and Leyton Jubilee
Park. The Environmental Statement finds that the dedicated play spaces for the
different age groups proposed, meets (and exceeds) the projected requirement
for play space on-Site. The new link to Leyton Jubilee Park will provide access
from the Site to equipped and informal play and recreation opportunities within
the Park for the 12+ age group.

This level of on-site provision combined with the availability of the adjacent
Leyton Jubilee Park and the distance between the application site and the
Regional Park should help reduce potential impacts on the Park arising from
additional and sustained recreational pressure from new residents. However
the Waterworks Centre, Nature Reserve and Field are close to the application
site and the Marsh Lane footbridge provides direct access between the two
areas — and although only at a very early design stage, future improvements to
this access link are proposed by LBWF. From this access point wider areas of
the Park are also in range including Leyton Marsh and Walthamstow Marshes
SSSl, particularly for cyclists and those on longer circular walks.

Indeed Officers note that the Shadow HRA has identified the promotion and
enhancement of alternative areas of open space in the locality (including Leyton
Jubilee Park) for informal recreation, as one of the mitigation measures that has
enabled any adverse effects from recreational pressure at Epping Forest SAC
as a result of the development (when considered ‘in combination’ with other
plans and projects) to be ruled out. It refers to “extensive areas of open space
to the west of the application site” which are described as accessible from
Leyton Jubilee Park via the Marsh Lane footbridge over Orient Way and the
adjoining railway sidings. In other words the availability of the Park and its
promotion to new residents for informal recreation is part of the mitigation
proposed to avoid adverse recreational impacts on Epping Forest SAC.

The Shadow HRA states; “These areas support a wide range of habitat types
and features, from more formal playing fields (e.g. Hackney Marsh Recreation
Grounds) to habitats within the Lee Valley Park including footpaths adjacent to
the River Lea. Considered holistically, these provide a wealth of opportunities
for informal recreation which can be easily accessed by new residents.” The
report concludes that new residents are more likely to use informal recreation
open spaces within the development, at Leyton Jubilee Park or within other
areas of accessible space in the vicinity of the site than make a specific journey
to Epping Forest SAC. 1t states that all new residents will be supplied with an
information pack upon first occupation which will include both a map and guide
to local walking routes to raise awareness of local opportunities to divert visitors
away from the designated site.

Guidance on the strategic approach towards the avoidance and mitigation of
adverse effects upon Epping Forest SAC in Waltham Forest is outlined in the
Council’'s Green Spaces and Places SPD Part 1: Suitable Alternative Natural
Greenspace (SANGS), September 2022. COfficers of the Authority were
consulted on the content of this document by LBWF as it includes sites within
the Park. The SPD inciudes both Leyton Jubilee Park and the Waterworks as
sites that couid provide alternative locations for Epping Forest visitors,
identifying proposals to make them more attractive to visitors and therefore
suitable as SANGs. Proposals for sites within the Park are based on the PDF
Proposals and the Authority's project list, and for the Waterworks site these are

12



40

4

42

43

Paper RP/79/24

focused on enhancing access and entrance points to and within the Park and
improving biodiversity with the detail to be agreed at a later stage. The SPD
states that multiple funding sources will be used to deliver the SANGS Strategy
although the CIL will be a primary source.

It is clear therefore that areas of open recreational space and sites of
biodiversity interest within the Park will play a role in mitigating the potential
adverse recreational impacts on the Epping Forest SAC arising from the
proposed development, in combination with other proposals. The detalil of the
Park’s role is not discussed In the planning documents and the potential
impacts of the development in this regard is outside the scope of the HRA,
although the benefit of the proximity of these green spaces is recognised in
terms of recreational facilities available to new residents. As has been
discussed previously the Park Authority welcomes visitors to its open spaces
but needs to manage access to and around/through sites to maintain and
enhance the key biodiversity features and ensure increased and sustained
visitor pressure does not degrade the landscape and important recreational
spaces. The proposed development is within a 10 to 15min walking distance
from the Park via the Marsh Lane footbridge (along which access is to be
improved by LBWF) with potential for a regular and sustained increase in the
footfall to its open spaces.

The reference to ‘in combination’ effects is particularly relevant when
considering the amount of development coming forward in the Lea Bridge
Strategic Location adjacent to the Park. Consideration should be given to the
capacity of the sites within the Park to accommodate the uplift in visitor
numbers in accordance with the LBWF's SANGS strategy. SANGS
contributions were secured for enhancements to the Park area adjoining the
Lea Bridge Road including Waterworks Centre, Nature Reserve and Field and
Walthamstow Marshes as part of the Section 106 contributions secured in
relation to the Lea Bridge Station Sites development (345 residential units
approx. 707 residents). The outline schedule of projects agreed in 2022 as
mitigation has yet to be actioned due to delays with the development and
amendments to the original application.

Contributions should therefore be sought in line with the agreed SANGS
Strategy, in particular for the Waterworks Centre site (including the Nature
Reserve and Field) to enhance the Park area, and deliver access and habitat
improvements. This matter has been raised with the Case Officer and
discussions are ongoing. It is understood that the majority of investment in
SANGS across the borough will be paid for through CIL.

Any enhancements proposed in respect of the current application will need to
consider and build upon the previously agreed projects particularly in terms of
visitor infrastructure such as paths and access to nature projects. Officers are
reviewing the schedule of projects previously agreed and will identify additional
requirements, revisit costs given the delay with the Station Sites proposal and
will liaise with LBWF accordingly.

It is also important that officers have an input into the proposed “information
pack” which the Shadow HRA recommends should be supplied to new
residents and which will “include both a map and guide to local walking routes”
in order to raise awareness of local opportunities in preference to habitats within
Epping Forest SAC and thereby divert visitors away from the designated site.
This will enable an explanation of the ecological and open space features within
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the Park and their purpose and value particularly in relation to the Regional
Park, and its nationally important SSSI at Walthamstow Marshes and the
regionally important WaterWorks Nature Reserve.

45 Conclusion
The principle of a residential led redevelopment of the Gas Works site has
already been established. The development will be visible from within the Park
but the impacts on the visual amenity are considered to be minimal given
heights already accepted under the consented scheme.

The Park will however play a role in mitigating the potential adverse recreational
impacts on the Epping Forest SAC arising from the proposed development, in
combination with other development proposals within the Lea Bridge Strategic
Location. Contributions are therefore required in accordance with the LBWF's
SANGS Strategy for works to sirengthen habitats, enhance open spaces, and
associated access routes and improve their resilience to increased use and
disturbance. Works to be funded must build upon the existing schedule of
projects previously agreed as part of the Lea Bridge Station Site planning
permission. These matters are under discussion with LBWF as any
contributions would need to be secured as part of the planning consent.

ENVIRONMENTAL IMPLICATIONS
46 These are addressed in the body of the report.
FINANCIAL IMPLICATIONS

47 There are no financial implications arising directly from the recommendations in
this report.

LEGAL IMPLICATIONS

48 Planning applications referred to this Authority are submitted under the
consultative arrangements of Section 14 (4-7) of the Lee Valley Regional Park
Act 1966. The Act requires a local planning authority to consult with the
Authority on any planning application for development, whether within the
designated area of the Park or not, which might affect any part of the Park.

49 The Park Act enables the Authority fo make representations to the local
planning authority which they shall take into account when determining the
planning application.

RISK MANAGEMENT IMPLICATIONS

50 There are no risk management implications arising directly from the
recommendations in this report.

EQUALITY IMPLICATIONS

51 There are no equality implications arising directly from the recommendations in
this report.
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APPENDICES ATTACHED

Appendix A Location Plan of application site

Appendix B Application site context plan

Appendix C General Arrangement, Views and Masterplan taken from DAS
LIST OF ABBREVIATIONS

DAS Design and Access Statement
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Appendix C General Arrangement, Views and Landscape Masterplan
Figure 6.2 - General Arrangement
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Landscape Masterplan extract from DAS
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