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This Planning Statement Addendum (“the Planning Statement”) has been prepared by Montagu Evans LLP on behalf of
London Square Developments & London Borough of Waltham Forest (“the Applicant”) to accompany an application
submitted under Section 73 of The Town and Country Planning Act for a minor material amendment to permission
reference 212685 (as amended via subsequent Non-Material Amendment applications, references 231158 and 231778)
concerning the Lea Bridge Station Sites, Lea Bridge Road, London E10 7PG (“the Site”).

The Lea Bridge Road Station Sites are three areas of council-owned land around the junction of Orient Way / Argall Way
and Lea Bridge Road. These sites have been identified for redevelopment as part of a long-standing regeneration
programme for Lea Bridge.

Along with the Station Entrance approved on 14 January 2020 (Application ref: 202850), the London Borough of Waltham
Forest (‘LBWF’) is developing these sites to support the creation of a central are, and new neighbourhood, for the
community with a character and amenities that will benefit existing and future residents, be less dominated by traffic, and
bring new regeneration opportunities to the area. The proposals are an exciting opportunity to support the Borough’s
Covid-19 economic recovery action plan and add to the positive improvements made in Lea Bridge which have already
been delivered. Additionally, the development will ensure that there are future opportunities for local people, through the
creation of new jobs and enhanced expenditure in local services.

The Extant Planning Permission

In February 2023 the London Borough of Waltham Forest (LBWF) approved a full planning application for the Site known
as Lea Bridge Station Sites (ref. 212685 and amended under 231778) for:

“Demolition of existing structures and redevelopment of three land parcels to deliver residential accommodation
(Use Class C3), commercial floorspace (Use Class E) and community floorspace (Use Class F.2). Associated
development including new public realm areas, tree planting and landscaping, accesses, parking and servicing
facilities.”

This extant planning permission has yet to be implemented, and development has not yet commenced.

In July 2023, the London Borough of Waltham Forest (LBWF) approved a Non-Material Amendment (NMA) to the extant
planning permission under Section 96A due to changes in fire safety guidance since the original application was approved
on 12 July 2023 (reference 231158).

Further to this a further NMA application was submitted to the Council for an amendment of the Description of
Development. This comprised of removing reference to storey heights and unit numbers from the description. This
application (ref. 231778) was approved on 19 July 2023.

The Current S73 Application

As a result of the loss of residential floorspace through incorporating secondary staircases within the development, the
Applicant is submitting a S73 application to increase the height of the two Towers (located on Sites 1 and 3) by three
storeys. In addition, and of fundamental importance to the scheme, the Applicant is significantly revising the level of
affordable housing proposed within the scheme; in short, 100% affordable housing will now be delivered (notably through
the successful securement of grant funding subsidy from the Greater London Authority (“GLA")).

The description of development for this current S73 is as follows:

“Minor material amendment to planning permission ref. 212685 comprising the following changes:

e Increase in building heights of Tower 1 from 26 to 29 storeys and Tower 2 from 23 to 26 storeys;
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e Increase in quantum of residential homes from 345 to 387,

e Amendments to housing mix to reflect increased quantum of homes;

e Increase in quantum of wheelchair homes from 35 to 39 to maintain planning policy requirements;
e Amendments to elevations to address overheating requirements;

e Amendments to internal layouts;

e Increase in quantum of cycle parking spaces;

e Amendments to bin storage to accommodate increased capacity; and

e Amendments to landscaping including increased play space provision.”

Hereafter, the above works will be referred to as the ‘Proposed Development’ throughout this Planning Statement.

Site 1 measures approximately 0.29 hectares and comprises an open, grassed area broadly triangular in shape which
slopes downwards from east to west. The Site currently abuts the bridge along its southern boundary and the current
entrance to Lea Bridge Station to the north, which is at platform level. It is contained by Argall Way to the east and the
existing railway to the west. The Site currently comprises the existing Lea Bridge Station entrance, a small cycle park
structure which serves the station entrance and several large ornamental stones. It features some tree planting but
provides limited public amenity as an open space. A cycle path currently connects Site 1 to Site 3 under the railway bridge,
parallel to the rail line and provides an effective route for cyclists from Orient Way to the station entrance, allowing cyclists
to bypass the junction of Lea Bridge Road and Orient Way.

Site 2 measures approximately 0.62 hectares and is currently used as an informal open space with footpaths with an area
of adopted public highway and road on the northern edge. It features some semi-mature and early mature trees. It is
important to note that Site 2 includes one TPO tree, a Sycamore, number T72.

Site 3 measures approximately 0.22 hectares and comprises an open grassed area adjacent to the railway with a
significant slope from north to south and east to west of the Site. It has a longer triangular geometry and features a sloped
cycle path which connects Orient Way to Site 1 underneath the railway bridge.

The surrounding area is predominantly industrial in nature with residential uses to the north-east. The River Lea and Lee
Valley Regional Park (Metropolitan Open Land) lies to the south-west.

Specifically, the Proposed Development comprises the following principle updated elements:

¢ Demolition of existing Lea Bridge Station entrance and cycle hub;
e 387 x new homes all of which will be provided as affordable dwellings;;
e 39 x Wheelchair accessible flats;

e 484 sqm Cultural / Community Space (Use Class E / F.2);

e 1,077 sgm commercial space (Use Class E);

e 1,164 sgm of communal amenity space;

e 1,702.1 sgm of dedicated play space;

e New public realm across the three sites;

e 12 x disabled car parking spaces;

e 763 x cycle parking spaces;

e Landscaping and tree planting;

e New accesses; and

e Servicing facilities.

The Applicant has undertaken pre-application consultation with officers at the LBWF and the Greater London Authority
(“GLA”) since April 2023 in respect of these scheme amendments. This follows a long period of consultation as part of
LBWF’s bid process to appointing London Square as their join development partner in 2020 and leading up to the
submission of the previous planning application. Through this positive and collaborative process, the proposals have also
evolved in consultation with Design Officers.
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The Applicant has also undertaken engagement with a number of key stakeholders including relevant ward councillors,
local residents and business, amenity groups and local schools through the distribution of newsletters and hosting a public
drop in event at Lea Bridge Library on the 28 June and 10 July 2023.

A comprehensive summary of the pre-application engagement held to date and how the scheme has evolved in direct
response to the feedback received throughout the extensive consultation process is presented within Section 2.0 of this
Planning Statement, the Design and Access Statement and the Statement of Community Involvement which forms part of
this Application.

A suite of technical reports has been prepared and submitted as part of this Section 73 planning application demonstrate
the robustness of the Proposed Development. The Planning Statement is one of those reports and provides a detailed
planning policy analysis of the material changes from the extant permission setting out the remit of the application,
considering the proposed changes in particular the additional storeys and tenure alterations in the light of the relevant
policies of the adopted Development Plan, as well as other material considerations.

The Planning Statement demonstrates that the Proposed Development:

e Has evolved through pre-application discussions with officers at LBWF, the GLA and other stakeholders within
the local community;

e Optimises a site in an accessible regeneration/opportunity area location with a residential led mixed use
scheme;

e Delivers a mix of uses which align with the GLA and LBWF objectives for the Lea Bridge Regeneration
Masterplan;

e Delivers high quality residential units which is both a strategic and local priority;

e Delivers an entirely affordable housing scheme;

e Delivers a mix of affordable tenures including affordable rented homes. The amended provision results in 195
London Affordable Rented homes (50%), 174 Social Rented homes (45%) and 18 Shared Ownership (5%);

e  The habitable room breakdown for this comprises London Affordable Rented homes 582 (52.6%), Social Rented
homes 468 (42.3%) and Shared Ownership homes 57 (5.1%);

e Provides a mix of residential units which addresses an identified need,;

e Provides commercial units and the potential for an element of community floorspace which will deliver socio-
economic benefits;

e Is all of a high quality design which responds to the wider character and emerging context of the Opportunity
Area whilst respecting the setting of surrounding heritage assets;

¢ Includes tall buildings in a location in accordance with the policy aspirations for the Opportunity Area, with
proposed building heights having been rigorously tested in terms of townscape, heritage and environmental
impacts, which on balance, in light of the substantive benefits of the Proposed Development are considered
acceptable;

e Delivers high quality public realm and including a new publicly accessible spaces which will benefit the existing
and new community;

e Provides private and communal residential amenity space including dedicated play space;

e Provides publicly accessible green space for the wider community to utilise;

e Provides S106 Contributions and obligations;

e Delivers a number of quantitative and qualitative benefits; and

e Isin accordance with relevant planning policy at the national, regional and local level and delivers sustainable
development.

In conclusion, the Proposed Development is considered to be in accordance with both national planning policy guidance
and the Development Plan when read as a whole.



2.0 INTRODUCTION

2.1

2.2

2.3

2.4

2.5

2.6

2.7

2.8

2.9

This Planning Statement Addendum (“the Planning Statement”) has been prepared by Montagu Evans LLP on behalf of
London Square Developments & London Borough of Waltham Forest (“the Applicant”) to accompany an application
submitted under Section 73 of The Town and Country Planning Act for a minor material amendment to permission
reference 212685 (as amended via subsequent Non-Material Amendment applications, references 231158 and 231778)
concerning the Lea Bridge Station Sites, Lea Bridge Road, London E10 7PG (“the Site”).

The Proposed Development is for:

“Minor material amendment to planning permission ref. 212685 comprising the following changes:

e Increase in building heights of Tower 1 from 26 to 29 storeys and Tower 2 from 23 to 26 storeys;
e Increase in quantum of residential homes from 345 to 387;

¢ Amendments to housing mix to reflect increased quantum of homes;

e Increase in quantum of wheelchair homes from 35 to 39 to maintain planning policy requirements;
¢ Amendments to elevations to address overheating requirements;

e Amendments to internal layouts;

e Increase in quantum of cycle parking spaces;

¢ Amendments to bin storage to accommodate increased capacity; and

e Amendments to landscaping including increased play space provision.”

The Lea Bridge Road Station Sites are three areas of council-owned land around the junction of Orient Way/Argall Way
and Lea Bridge Road. These sites have been identified for redevelopment as part of a long-standing regeneration
programme for Lea Bridge.

The London Borough of Waltham Forest (LBWF) Local Plan sets out targets to deliver a minimum of 27,000 new homes
over a 15-year period, with 50% of these new homes being genuinely affordable for existing and future residents.

Following the competitive bid process led by the Council in June 2020, London Square was chosen to become the
Council’'s Development Partner to deliver the regeneration project, backed by a wide-ranging programme of community
investment bringing new jobs and skills training, and working with local schools in the area.

Along with the Station Entrance approved on 14 January 2020 (Application ref: 202850), the London Borough of Waltham
Forest (“LBWF”) is developing these sites to support the creation of a central area for the community with a character and
amenities that will benefit residents, be less dominated by traffic, and bring new opportunities to the area. This development
is an exciting opportunity to support the Borough's Covid-19 economic recovery action plan and add to the positive
improvements made in Lea Bridge. Additionally, the development will make sure that there are opportunities for local
people, will create new jobs and enhance expenditure in local services.

It is important to note that the new Station Entrance is proposed to come forward at the same time as the Proposed
Development. However, as the Station Entrance has already been consented by the Council, this has been excluded from
this Application. The application material shows however how the two consents are complementary within one another
would ‘jigsaw’ together as a single regeneration project.

In February 2023, the London Borough of Waltham Forest (LBWF) approved a full planning application for the Site known
as Lea Bridge Station Sites (ref. 212685 and amended under 212685 and 231778) for:

“Demolition of existing structures and redevelopment of three land parcels to deliver residential accommodation
(Use Class C3), commercial floorspace (Use Class E) and community floorspace (Use Class F.2). Associated
development including new public realm areas, tree planting and landscaping, accesses, parking and servicing
facilities.”

The approved development has yet to be implemented and development has not yet commenced.
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In July 2023, the London Borough of Waltham Forest (LBWF) approved a Non-Material Amendment (NMA) under Section
96A due to changes in fire safety guidance since the original application was approved on 12 July 2023 (reference 231158).

Further to this a further NMA application was submitted to the Council for an amendment of the Description of
Development. This comprised of removing reference to storey heights and unit numbers from the description. This
application (ref. 231778) was approved on 19 July 2023.

As a result of the loss of residential floorspace through incorporating secondary staircases within the development, the
Applicant is submitting a S73 application to increase the height of the two Towers (located on Sites 1 and 3) by three
storeys. This enables the delivery of a comparable amount of residential floorspace includes updating the scheme to
comprise solely affordable housing.

A summary of the changes incorporated within this application is listed below.

Overview of the Amended Scheme

The Amended Development comprises the following principle elements:

e Demolition of existing Lea Bridge Station entrance and cycle hub;
e 387 x new homes all of which will be provided as affordable dwellings;

e 39 x Wheelchair accessible flats;

e 484 sgm Cultural / Community Space (Use Class E / F.2);
e 1,077 sgm commercial space (Use Class E);
e 1,164 sgm of communal amenity space;

e 1,702.1 sgm of dedicated play space;

e New public realm across the three sites;

e 12 x disabled car parking spaces;

e 763 x cycle parking spaces;

e Landscaping and tree planting;

e New accesses; and

e  Servicing facilities.

Further details on the Proposed Amended Development can be found in the Design and Access Statement Addendum
and in Section 5.0 of this Statement.

Pre-application Engagement

The Applicant has undertaken pre-application consultation with officers at the LBWF and the Greater London Authority
(“GLA”) since April 2023. This follows a long period of consultation as part of LBWF’s bid process to appointing London
Square as their join development partner in 2020 and leading up to the submission of the previous planning application.
Through this positive and collaborative process, the proposals have also evolved in consultation with Design Officers. This
has included, most recently, discussions between the Applicant and the Borough'’s planning officer team concerning the
proposed 100% affordable housing offer (and the steps taken / required to secure this, through the use of GLA grant
subsidy).

The Applicant has also undertaken engagement with a number of key stakeholders including Ward Councillors, local
residents and business, amenity groups and local schools through the distribution of newsletters and hosting a public drop
in event at Lea Bridge Library on the 28 June and 10 July 2023.

Details of discussions with officers and the amendments made to the proposals as a result are set out within this statement
and within the Design and Access Statement Addendum prepared by Hawkins Brown Architects and the Statement of

Community Involvement prepared by KANDA which accompanies this Application.

A summary of the pre-application meetings that have taken place with LBWF and the GLA are outlined below:
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Table 1 — Key Pre-application Meetings with LBWF and the GLA

Meeting

Date

Pre-application Meeting with LBWF

20™ April 2023

Pre-application Meeting with LBWF (Design)

25" April 2023

Pre-application Meeting with LBWF (Transport)

9% May 2023

Pre-application Meeting with LBWF (Design)

11" May 2023

Pre-application Meeting with GLA

23 May 2023

Pre-application Meeting with LBWF (Planning / Transport)

11t June 2023

Pre-application Meeting with LBWF

6™ November 2024

Pre-application Meeting with LBWF (Design, Highways and Wind)

215t November 2024

Pre-application Meeting with LBWF (Ecology)

22" November 2024

Through this positive and collaborative process, the proposals have also evolved in consultation with Planning, Design

and Highways Council Officers and the proposals were presented to the Officers on different occasions.

The following changes have been incorporated through the design evolution and in response to the pre-application

feedback:

e Alterations to Materiality and Banding of the Towers; and
e Wind mitigation strategy and approach;

e Update to tenure mix to provide an entirely affordable scheme;

e Confirmation of approach to the Crowns of the Towers.

Purpose and Format of the Planning Statement

The purpose of this Planning Statement is to provide information to allow the necessary consideration and determination

of the Section 73 Application against all relevant planning policy and all other material considerations.

This Statement forms part of the information which has been submitted with the Application and should be read in

conjunction with the following documents set out in “Schedule 1: Application Material Submitted”:

e Schedule of Information (Schedule LBSS-1), prepared by Montagu Evans;

e Application Covering Letter, prepared by Montagu Evans;

Planning Application Form, prepared by Montagu Evans;
Location Plan, prepared by Hawkins Brown;
Drawing Schedule (Schedule LBSS-2), prepared by Montagu Evans;
Proposed Drawings, prepared by Hawkins Brown and Exterior Architecture;
Design and Access Statement Addendum including Landscaping Statement, prepared by Hawkins Brown and
Exterior Architecture;
Planning Statement Addendum, prepared by Montagu Evans;
Statement of Community Involvement, prepared by Kanda;
Environmental Statement Addendum, prepared by Trium:
o Environmental Statement Non-Technical Summary;
o ES Volume 1:
= Chapters 1-5. Introduction, Proposed Design Amendments and ES Addendum Approach;
= Chapter 6: Traffic and Transport
= Chapter 7. Air Quality;
. Chapter 8. Noise and Vibration;
. Chapter 10: Wind Microclimate;
= Chapter 11: Daylight, Sunlight, Overshadowing and Solar Glare;
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. Chapter 13: Greenhouse Gas Emissions; and
= Chapter 14-16: Summary and Conclusions.
o ES Volume 2: (Built) Heritage, Townscape and Visual Impact Assessment;
o ES Volume 3: Technical Appendices;
= 2024 Statement of Conformity
= Wind Microclimate
. Daylight and Sunlight
= Biodiversity Net Gain Report
= Extended Phase 1 Habitat Survey
= Habitats Regulations Assessment
= Health Impact Assessment Clarification Letter
. Sustainability Statement including Homes Quality Mark Pre-Assessment, prepared by Stroma;
. Energy Strategy, prepared by Stroma;
. Residential Overheating Assessment, prepared by Stroma;

. BREEAM Pre-assessment, prepared by Sol Environment;

. Whole Life Carbon Assessment, prepared by Stroma;

. Circular Economy Statement, prepared by Velocity;

. Shadow Habitats Regulations Assessment, prepared by Richard Graves;

. Biodiversity Net Gain Calculation, prepared by Richard Graves;

. Outline Construction Logistics Plan, prepared by London Square;

. Fire Statement, prepared by FDS;

. Daylight and Sunlight Assessment within the Proposed Dwellings and Sunlight to Proposed Amenity Spaces,
prepared by Anstey Horne;

. Solar Glare Assessment, prepared by Anstey Horne;

. Flood Risk Assessment and Drainage Strategy, prepared by Waterman;

. Transport Assessment, prepared by Velocity;

. Framework Travel plan, prepared by Velocity;

. Parking Design Management Plan, prepared by Velocity;

. Delivery and Servicing Plan, prepared by Velocity;

. Operational Waste Management Strategy, prepared by Velocity

. Ventilation Statement, prepared by FHPP; and

o Community Infrastructure Levy Form, prepared by Montagu Evans.

The scope of the above application documents has been agreed with the Borough’s planning officer team prior to
submission of this S73 application. Where relevant, and agreed with the Borough, Statements of Conformity have been
prepared in support various technical assessments, already submitted and approved under the extant planning permission.

This Statement is structured as follows:

. Section 1 - Executive Summary;

o Section 2 — Introduction;

o Section 3 — Site Location and Description;

. Section 4 — Planning History and relevant Schemes;
. Section 5 — Proposed Development;

. Section 6 — Planning Policy Framework;

. Section 7 — Planning Policy Assessment;

. Section 8 - CIL and S106 Contribution;

. Section 9 — Planning Balance; and

. Section 10 — Summary and Conclusions.

Overall, this Planning Statement, and the submitted documentation as part of this S73 application, has been drafted to be
read alongside the documentation approved as part of the extant permission. Where relevant and/or where this Planning
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Statement or other submitted documents are intended to supersede or supplement previously-approved versions, this has
been made clear within the application submission.

Overall, this Planning Statement demonstrates that the Proposed Development:

Has evolved through pre-application discussions with officers at LBWF, the GLA and other stakeholders within
the local community;

Optimises a site in an accessible regeneration/opportunity area location with a residential led mixed use
scheme;

Delivers a mix of uses which align with the GLA and LBWF objectives for the Lea Bridge Regeneration
Masterplan;

Delivers high quality residential units which is both a strategic and local priority;

Delivers an entirely affordable housing scheme;

Delivers a mix of affordable tenures including affordable rented homes. The amended provision results in 195
London Affordable Rented homes (50%), 174 Social Rented homes (45%) and 18 Shared Ownership (5%);
The habitable room breakdown for this comprises London Affordable Rented homes 582 (52.6%), Social Rented
homes 468 (42.3%) and Shared Ownership homes 57 (5.1%);

Provides a mix of residential units which addresses an identified need;

Provides commercial units and the potential for an element of community floorspace which will deliver socio-
economic benefits;

Is all of a high quality design which responds to the wider character and emerging context of the Opportunity
Area whilst respecting the setting of surrounding heritage assets;

Includes tall buildings in a location in accordance with the policy aspirations for the Opportunity Area, with
proposed building heights having been rigorously tested in terms of townscape, heritage and environmental
impacts, which on balance, in light of the substantive benefits of the Proposed Development are considered
acceptable;

Delivers high quality public realm and including a new publicly accessible spaces which will benefit the existing
and new community;

Provides private and communal residential amenity space including dedicated play space;

Provides publicly accessible green space for the wider community to utilise;

Provides S106 Contributions and obligations;

Delivers a number of quantitative and qualitative benefits; and

Is in accordance with relevant planning policy at the national, regional and local level and delivers sustainable
development.
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The Application Site

The Lea Bridge Station Sites measure approximately 1.13 hectares and comprise of three Council owned sites located
around Lea Bridge Station, along Lea Bridge Road at the junction between Orient Way and Argall Way. The three sites,
as existing, mainly comprise open scrub / grasses and shrubbed areas.

Lea Bridge Station is served by the Greater Anglia line. Services run to Stratford with a journey time of approximately 10
minutes and Tottenham Hale with a journey time of approximately 3 minutes. There are approximately 4 trains an hour to
Stratford and Tottenham Hale. There are also bus services (Nos. 55, 56, N38, N55 and W19) from along Lea Bridge to
central London and other parts of east London. Itis a good accessible location with a current PTAL rating of 2/3.

There are no statutorily or locally listed buildings on any of the three sites nor do they fall within a Conservation Area.

The surrounding area is predominantly industrial in nature with residential uses to the north-east. The River Lea and Lee
Valley Regional Park (Metropolitan Open Land) lies to the south-west.

A detailed description of the three sites is provided below.

Site 1

Site 1 measures approximately 0.29 hectares and comprises an open, grassed area broadly triangular in shape which
slopes downwards from east to west. The Site currently abuts the bridge along its southern boundary and the current
entrance to Lea Bridge Station to the north, which is at platform level. It is contained by Argall Way to the east and the
existing railway to the west.

The Site currently comprises the existing Lea Bridge Station entrance, a small cycle park structure which serves the station
entrance and several large ornamental stones. It features some tree planting but provides limited public amenity as an
open space. A cycle path currently connects Site 1 to Site 3 under the railway bridge, parallel to the rail line and provides
an effective route for cyclists from Orient Way to the station entrance, allowing cyclists to bypass the junction of Lea Bridge
Road and Orient Way.

The area immediately adjacent the southern corner of Site 1, has consent for a new station entrance (Planning permission
ref: 202850).

Part of Site 1 is designated in the existing Local Plan as being a Strategic Industrial Location.
The Site predominantly falls within Flood Zone 2 land with the south western boundary partially in Flood Zone 3.
Site 1 has a Public Transport Accessibility Level (PTAL) of 3 (highest = 6 and lowest = 1).

The recently completed Motion development (Beck Square) is located to the east of the site.

Site 2

Site 2 measures approximately 0.62 hectares and is currently used as an informal open space with footpaths with an area
of adopted public highway and road on the northern edge. It features some semi-mature and early mature trees. It is
important to note that Site 2 includes one TPO tree, a Sycamore, number T72.

The eastern boundary of the site is backed onto by private gardens from a two storey residential terrace on Elm Park
Road. To the south of the site lies a large industrial unit occupied by a wholesale food distributor.

Site 2 mainly falls within Flood Zone 1 with the south eastern boundary partially in Flood Zone 2.

The Site has a PTAL rating of 2.
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The recently completed Motion development (Beck Square) is located to the north of the site.
Site 3

Site 3 measures approximately 0.22 hectares and comprises an open grassed area adjacent to the railway with a
significant slope from north to south and east to west of the Site. It has a longer triangular geometry and features a sloped
cycle path which connects Orient Way to Site 1 underneath the railway bridge.

Site 3 predominately falls within Flood Zone 1 with the south western boundary partially in Flood Zones 2 and 3.
The Site has a PTAL rating of 2.

Fuller details concerning the Site and its surroundings are included within the originally submitted Planning Statement
(approved as part of the extant planning permission).
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RELEVANT SCHEMES

Relevant Planning History of the three sites

The following applications are of relevance to the Site and this Application:

e Application ref: 2014/1902 issued on 22 October 2014 relates to site 1 and confirmed that proposals for the

construction of a pedestrian footbridge with both stepped and lift access and associated infrastructure (works on
the station platform) constituted permitted development and prior approval was not required; and

e Application ref. 2014/2092 issued on 2 December 2014 approved planning permission for the existing station

entrance.

e Application ref. 212685 issued on 10 February 2023 approved planning permission for the comprehensive

redevelopment of the Site for 345 residential dwellings and commercial floorspace. This decision comprises the
extant planning permission for the Site to which this S73 application relates.

e Application ref. 231158 issued on 12 July 2023 approved planning permission for a Non-Material Amendment

Application (S96A) in respect of application reference. 212685.

e Application ref. 231778 issued on 19 July 2023 approved planning permission for a Non-Material Amendment

Application (S96A) in respect of planning reference. 212685.

Lea Bridge Station — New Entrance

Application ref. 202850 issued on 11 February 2021 approved planning permission for the construction of a new Network
Rail station entrance at Lea Bridge, including an unmanned ticket hall, provision for future automatic ticket gate lines, a
retail unit (proposed as shell and core) and a basement level cycle hub. Installation of bicycle hanger shelters and bicycle
stands within the proposed public realm.

This application is proposed to come forward at the same time as the Proposed Development. This will be built first before
the existing station entrance is demolished to allow for the Proposed Development that forms this Application.

However, the new station entrance is excluded from the application boundary and thus does not form part of the
development proposals.

Adjacent Relevant Schemes

Table 2 below details relevant schemes that are within close proximity to the Site.
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Type

Full
Planning
Permission

Full
Planning
Permission

Full
Planning
Permission

QOutline
Planning
Permission

Table 2 - Adjacent Relevant Schemes

Description of Development

Mixed-use development;
Demolition of existing warehouse;

Erection of 300 residential units (5 to 18 storeys, of
which 62 affordable homes;

810.7m2 (GEA) proposed public gym;

1082.3sgm (GEA) proposed flexible retail units of
retail space;

60 underground car parking spaces + 2 car club
spaces; and

540 cycle parking spaces.

Construction of a four storey building comprising 11
self-contained flats (2x1 bed, 8x2 bed and 1x3 bed),
associated with refuse/recycling and cycle storage
facilities.

Phased development comprising;

Demolition of existing building and structures;
Erection of buildings to provide a mixed-use scheme
including 573 residential units in 10 buildings ranging
from 2 — 18 storeys (50,497.7m2 GEA / 47,867m2
GlA);

582 sgm flexible residential facilities and commercial
uses;

Nursery and gym (323.5m2 GEA);

11,109m2 of public open and amenity space;

913m2 of children’s play space (doorstep);

Lea Bridge Gasworks is proposed to be car free; the
proposals include 7% M4 (3) bays providing 50 car
parking spaces (8 standard, 40 disabled, 2 car club);
and

Residential cycle parking: 1,003 + 15 visitor and 9
commercial cycle parking.

Demolition of the existing buildings and structures on
site;

Creation of ten blocks from 2 to 15 storeys this will
include up to 58,514sqm (GIA) of residential units and
6,747sqm (GIA) of non-residential use;

Replacement and relocation of the Tames Water
Waste Facility to the west of the site incorporating new
bespoke storm water storage tanks;

Creation of up to 730 residential units (58,514 Max
GIA Sgm);

4,500 sgm (GIA) of
commercial/retail/community/culture floor space;
Construction of a two form entry primary school (up to
2190sgm GIA);

161 car parking spaces with an additional 5 Car club
spaces; and

Planning
Reference

Ref: 153834

Ref. 201659

Ref: 201329

Ref: 160923

Decision / Current
Status

e  Permission
granted on 23
November 2016

e Construction
has completed.

e Permission
granted

e Construction is
well advanced
on Site

e Application
granted at
Committee on
2" December
subject to S106
conditions and
Stage 2 referral
to the GLA.

e Anticipated
completion date
is December
2025.

e Permission
granted on 28
December
2017.

e No reserved
matters
applications
have been
submitted to
date.
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Application Description of Development Planning Decision / Current

Type Reference Status

e Cycle parking ratios for residential: 1 space per studio
and 1 bed-room units / 2 spaces per other dwellings
for a long stay and 1 space per 40 units for short stay.

Full e The demolition of existing buildings and structures on | Ref- 193694 e Application was
. site; approved on 23

Planning e Creation of five blocks (Blocks A — E) ranging from 3 December

Permission to 18 storeys in height; 2020.

e Creation of 750 residential units (50% affordable). The
total floorspace is 87, 962 GIA sgm;

e Provision of new internal sports and leisure facilities
(4,851 GIA sgqm);

e Re-provision of new community facilities (1,141 GIA

sgqm);and

Re-provision of new nursery (988 GIA sgm).

Provision of new health care centre (2,315sqm);

Provision of commercial floorspace (1,762sqm);

Provision of a District Heat Network (750sgm);

46 disabled car parking bays (34 residential and 12

non-residential), 10 standard bays for the Health Hub

and 10 minibus spaces for the sports facilities;

e Future residential wheelchair parking of 56 spaces;
and

e 1390 proposed cycle spaces.

Full ¢ Demolition of existing building and redevelopment of Ref. 191876 e Approved

. the site for a residential led, mixed-use development subject to S106
Planning comprising; on 18 February
Permission | ¢ 196 affordable residential homes plus two ancillary 2021.

bedrooms to accommodate visiting family and friends
of the scheme’s permanent residents (Five blocks A-E
of between 6 and 13 storeys);

e  Four light industrial / commercial units proposed at
ground floor level will accommodate 902.30sgm of
floorspace;

e Café at ground floor level encompassing 50.10sgm
floorspace;

e  The scheme will be car free with the exception of 6
secure accessible parking bays for residents;

e Two residential cycle stores will be provided; cycle
store 1 provides no.98 cycle spaces and cycle store 2

rovides no.146 cycle spaces;

Full e  Construction of a four storey building comprising 11 Ref. 201659 e Pending
. self-contained flats (2x1 bed, 8x2 bed and 1x3 bed), Determination
Planning associated with refuse/recycling and cycle storage
Permission facilities.
Full e Construction of three storey building comprising 9 self | ref 181688 e Approved on 10
. contained flats (2x1 bed, 6x2 bed and 1x3 bed). June 2019
Planning
Permission
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Application Description of Development Planning Decision / Current

Type Reference Status

Full e Demolition of the existing buildings and construction of | ref 230086 e Approved on 29

. five buildings that would be subdivided into nine small September
Planning to medium commercial units with mezzanine levels for 2023
Permission industrial uses to accommodate new Use Classes E

(g) (i) (ii) (iii) (light industrial), B2 (general industrial)
and B8 (warehousing and storage) together with new
pedestrian and cycle links, car and cycle parking and
landscaping. (For information purpose: the
development would accommodate 17,658 sqm of
industrial/employment uses).

Full e The demolition of the existing single storey industrial Ref. 220695 e  Approved on 9
. building and structures that contain 4,013 sqm of light February 2024

Planning industrial floorspace Class E (g) (iii) and office

Permission accommodation (Class E (g) (i) and the construction

of new building blocks that would range between three
to seventeen storeys in height to accommodate 213
residential homes (Use Class C3), new light industrial
floorspace (Class E (g) (iii) and office workspace
(Class E (g) (i) together with the creation of new public
realm and landscaping improvements, provision of 11
disabled parking spaces, cycle parking, refuse stores,
new servicing arrangements, highways works and
associated developments [description amended
following revised plans received 25/01/2023].

Cumulative Schemes

The following applications / development schemes, detailed in this section, have also been identified and agreed with
LBWEF officers to comprise ‘cumulative schemes’ for the purposes of the submitted Environmental Statement:

e LeaBridge Gas Works, 78 Perth Road, E10 7PB;

e Bywaters Leyton Ltd, Gateway Road, E10 5BY;

e Coronation Square, Leyton, E10 5JY (The Score Centre);
e Land at 9 Osier Way, Leyton, E10 5SB;

e Lea Bridge Station, Argall Way, Leyton, E10 7PG;

e Estate Way, Leyton, E10 7JQ; and

e 210 Church Road, Leyton, London, E10 7JQ.



5.0 PROPOSED DEVELOPMENT

51 As set out in Section 2.0 of this Statement, the Proposed Development comprises:
“Minor material amendment to planning permission ref. 212685 comprising the following changes:

e Increase in building heights of Tower 1 from 26 to 29 storeys and Tower 2 from 23 to 26 storeys;
e Increase in quantum of residential homes from 345 to 387;

¢ Amendments to housing mix to reflect increased quantum of homes;

e Increase in quantum of wheelchair homes from 35 to 39 to maintain planning policy requirements;
e Amendments to elevations to address overheating requirements;

e Amendments to internal layouts;

e Increase in quantum of cycle parking spaces;

¢ Amendments to bin storage to accommodate increased capacity; and

e Amendments to landscaping including increased play space provision.”

5.2 The form and context of the Proposed Development is described in full in the Design and Access Statement Addendum
which forms part of this Application.

5.3 The Amended Development comprises the following principle elements:

e Demolition of existing Lea Bridge Station entrance and cycle hub;
e 387 x new homes all of which will be provided as affordable dwellings;
e 39 x Wheelchair accessible flats;

e 484 sqm Cultural / Community Space (Use Class E / F.2);

e 1,077 sgm commercial space (Use Class E);

e 1,164 sgm of communal amenity space;

e 1,702.1 sgm of dedicated play space;

¢ New public realm across the three sites;

e 12 x disabled car parking spaces;

e 763 x cycle parking spaces;

e Landscaping and tree planting;

e New accesses; and

e Servicing facilities.

Demolition of existing station entrance and cycle hub

5.4 As outlined in Section 3.0, the existing Lea Bridge Station entrance and associated cycle parking hub is contained within
Site 1. The Proposed Development seeks to demolish the existing station entrance and cycle hub to facilitate the
redevelopment of Site 1. These are only the demolition works required as part of the proposals. There are no changes to
this element of the Proposed Development within this S73 application.

Layout and Scale

5.5 The proposed development comprises 387 homes of residential accommodation alongside eight commercial / community
use units in four buildings. This is located across the three sites as follows:

e Tower 1 (Site 1) comprises 156 homes and 2 commercial units (Use Class E);

e The Courtyard (Site 2) comprises 68 homes, 1 commercial unit (Use Class E) and 1 community use unit (Use
Class E/ F.2);

e The Terrace (Site 2) comprises 23 homes and 3 commercial unit (Use Class E); and



5.6

5.7

5.8

5.9

5.10

511

512

5.13

e  Tower 2 (Site 3) comprises 140 homes and 1 commercial unit (Use Class E).

Towers 1 and 2 are the tallest buildings in the Proposed Development with buildings heights of 29 and 26 storeys
respectively.

The courtyard building incorporates a taller corner element of 11 storeys at the junction of Lea Bridge Road and Orient
Way opposite Towers 1 and 2 then steps down to 6, 5 and 4 storeys to the south and east.

The Terrace incorporates a taller element of 5 storeys fronting Lea Bridge Road and then steps down to 3 storeys along
the eastern boundary to the rear of properties at EIm Park Road.

High quality landscaping and public realm will also be delivered throughout the sites, with areas for communal and private
amenity space. Further details are set out below as well as in the landscaping chapter of the Design and Access Statement,
prepared by Exterior Architecture.

Commercial / Community Uses

As set out above, this application seeks full planning permission for the delivery of up to 1561 sqm of Use Class E / F.2
floorspace of which, a maximum of 484 sgm (GIA) will come forward as use class F.2.

There are amendments proposed to the commercial / community spaces within the Proposed Development as part of this
S73 application. There is an overall reduction from the 2,119 sgm total previously approved this has resulted from the loss
of two commercial units from Tower 1 on Plot 1 to incorporate the provision of additional 6 dwellings.

Within the Courtyard of Plot 2 the previously approved unit for Use Class E/F2 has been split into two units and allow the
provision of a commercial unit that can be utilised as management office in relation to the on-site management of the
affordable dwellings. This has resulted in a reduction of the F2 floor space from 637 sgqm to 484 sgm. As such this
application seeks the update of Condition 4 to reflect the update to residential and non-residential floorspace and unit
numbers.

Table 3 below highlights how the commercial and community spaces would be broken down across the 3 sites:

Table 3 — Summary of Non-residential Units

Site 1 Ground — Commercial Unit 1 Use Class E 54 sgm
Tower 1 Upper Ground — Commercial Unit 2 Use Class E 158 sgm
Lower Ground Ancillary Commercial | Use Class E 79 sgm
Services
Site 1 Total Floorspace 291 sgm
Site 2 Ground — Cultural / Community Unit 3 | Use Class E 133 sqm
Courtyard
Ground — Cultural / Community Unit 4 | Use Class E/ F.2 484 sgm
Ground — Shared Services / Ancillary | Use Class E/ F.2 202 sgm
Site 2 Ground — Commercial 1 Unit 5 Use Class E 116 sqgm
Terrace Ground — Commercial 2 Unit 6 Use Class E 67 sgm
Ground — Commercial 3 — Unit 7 Use Class E 117 sgm
Site 2 Total Floorspace 1,119 sgm
Site 3 Ground — Commercial Unit 8 Use Class E 82 sgm
Tower 2
Lower Ground — Ancillary Commercial | Use Class E 69 sgm
Services
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5.15

5.16

5.17

5.18

5.19

5.20

Total Commercial 1,561 sgm

Residential Accommodation

This Application seeks permission for the delivery of 387 residential homes located across the three different sites.

Residential accommodation would be located in the upper floors of the proposed tower and courtyard buildings then at all
levels of the terrace building.

All residential accommodation proposed will achieve both Nationally Described Space Standards and the requirements
set out within the London Plan regarding unit size.

With regards to the housing mix, the scheme proposes the following:

1B1P
1B2P 64 119

2B3P 165 191

2B4P 19 19

3B4P 22 24

3B5P 25 23

4B5P 10 10

Total 345 387

Proposed Increase in Affordable Housing Provision

The extant planning permission (as amended via NMA ref : 231158) includes the following affordable housing provision:

e 50% of total units (483 (50%) by habitable room) to be affordable = 156 units;
o 53.2% of affordable units (257 (53%) by habitable room) to be London Affordable Rented (LAR) = 73 units; and
e  46.8% of affordable units (226 (47%) by habitable room) to be Shared Ownership = 83 units.

Importantly, the Proposed Development now provides 387 homes, all of which are proposed to be affordable in accordance
with the following tenure split: as an entirely affordable housing scheme. With regards to tenure mix, the affordable housing
provision comprises:

e 195 units x London Affordable Rent (50%) 582 by habitable room (53%);
e 174 units x Social Rent (45%) 468 by habitable room (42%); and
e 18 units x Shared Ownership (5%) 57 by habitable room (5%).

Wheelchair Adaptable / Accessible Homes

The Proposed Development also provides 39 wheelchair accessible homes (currently 35 are included within the approved
scheme) which is 10% of the total proposed residential accommodation. The remainder of the units will meet M4(2) Building
Regulations.

Amenity Space

Amenity space on the Site has been broken down into two types: communal residential amenity space and private
residential amenity space.
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5.28

Communal amenity space for residents living in the development comprises 1,164 sgm. This is located at Site 2 in the
podium and rooftop of the courtyard and terrace buildings. This is in addition to the publicly accessible spaces around the
buildings at ground floor which is discussed further below.

All residential units will benefit from private amenity space in the form of balconies or terraces, sized in accordance with
the relevant standards.

A breakdown of the quantum of private amenity space provision across the three Site are set out below:

e Site 1=1067.4 sgm

e Site 2 =941.4 sgm (Terrace= 471.1 sqm Courtyard= 470.3 sgqm)
e Site 3=951.6 sgm

e Total =2,960.4 sqgm

Play Space

The Proposed Development generates a requirement for 2,409 sqm of play space provision for 0-11 year olds when
calculated in line with the Mayor’s ‘The Shaping Neighbourhoods: Play and Informal Recreation’ Supplementary Planning
Guidance.

Play space provision for the under 5 year old provision will be provided across all three sites through a mix of internal and
external spaces. A breakdown of the play space provision for each site is set out below:

Site 1

e Site One Requirement: Ages 0-11 — 890 sqm
¢ Site One Requirement: Under 5’s requirement — 525sgm
e Provided in building: 427 sgm

e Site Two Courtyard Requirement: Ages 0-11 — 624 sgm

o Site Two Courtyard Requirement: Under 5’s requirement — 338m2
e Site Two Terrace Requirement: Ages 0-11 — 112 sqm

e Site Two Terrace Requirement: Under 5's requirement — 59 m2

e Provided in Courtyard block: 596 sgm

e Provided in GF landscape: 282.1 sqm

Site 3

e Site Three Requirement: Ages 0-11 — 783 sgm
e Site Three Requirement: Under 5’s requirement - 463m2
e Provided in building: 397 sgm

Public Realm Works

Alongside the amenity spaces for residents, there are significant public ream and landscaping works around the Site. At
Site 1, improvements are proposed to create a coherent interface with the new station entrance through a station plaza
connecting existing and new residents to the station, commercial units and residential entrance to Tower 1. This area will
provide a gateway to Lea Bridge from the station entrance.

At Site 2, landscaping including a publicly accessible green space of 750 sqm in between the courtyard and terrace
buildings is proposed.

Further public realm alterations to the previously approved scheme include commercial cycle store being moved from the
building to an external cycle store, the commercial bin store is additionally moved to the external bin store. To
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accommodate these changes the carpark of Site 3 has been minorly reconfigured of carparking and service bay to
accommodate the commercial bin store.

Further details of the public realm works are contained within the accompanying Design and Access Statement, including
the Landscaping Strategy.

Cycle and Car Parking

Car parking provision and arrangements has not changed as part of the revised proposals subject to this S73 application.
The Proposed Development is a car-free scheme with the exception of 12 (no.) wheelchair accessible spaces (3 x spaces
at Site 1, 6 x spaces at Site 2 and 3 x spaces at Site 3). It proposed that 20% of spaces (1 space per site) will be fitted
with active electric charging points and the remaining 80% of spaces to be passive electric charging points.

Cycle parking storage for long stay cycle parking is provided throughout the development in dedicated secure stores. A
total of 725 long stay spaces will be provided throughout the Proposed Development, including a proportion of spaces for
oversized cycles. In addition, 38 short stay cycle spaces will be provided within the public realm of the Site. This represents
an increase from the approved scheme but is reflective of the increase in homes proposed.

Further details of the parking strategy for both cycle and car parking are contained within both the Transport Assessment
and Parking Management Plan, prepared by Velocity.

Pedestrian Access

Pedestrian access arrangements have not changed as part of the revised proposals subject to this S73 application. Double
height residential entrances to each Tower will be located on the corners of Sites 1 and 3 facing one another.

The western residential entrance to the Courtyard building will be set back off tree-lined Orient Way and the eastern
residential entrance will open off the new public green space at Site 2.

Individual private entrances to the duplex homes of the Terrace building sit within the new public green space alongside a
further entrance from the green space for the apartments within the Terrace building.

Commercial entrances will be located on primary frontages facing Lea Bridge Road, Orient Way and Argall Way.
Vehicular Access and Servicing

Vehicular access and servicing remains as per the consented arrangements. Vehicular accesses are proposed to all three
site for car parking and servicing arrangements. For Site 1, a vehicular access is proposed in the north eastern part of the
site afforded from Argall Way. It is anticipated that delivery and refuse vehicles will also access and egress the site through
this route. At Site 2, vehicular access including for delivery and refuse vehicles is proposed in the south western corner
from Orient Way. Then at Site 3, vehicular access is proposed from Orient Way in the south eastern part of the site. Again,
delivery and refuse vehicles will enter and exit the site from this access.

Refuse Strategy

Residential Refuse Strategy

There are minor internal layout changes to the bin storage at Sites 1 and 3 which are presented on the application
drawings. Residential bin stores are proposed at ground floor within each building for ease of collection by refuse vehicles.
Duplex residents within the Terrace building will use the nearest Courtyard bin store, which is within 30m of their front
doors. Bins within the Terrace bin store will be moved by the appointed management company to the Courtyard bin store

for holding in advance of collection.

Commercial/Community Refuse Strategy
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The commercial / community refuse storage arrangements have not changed and remain as per the consented. Separate
external non-residential bin stores are proposed on each site, with the Terrace building utilising a store in the Courtyard
building.

Lea Bridge Station waste will be stored in a secure, covered external bin store on Site 1, adjacent to the servicing area
and next to a stepped access route from the station.

Waste Provision

Both the residential and non-residential waste provisions include general waste, recycling and food waste. Bulky waste
storage areas are provided within bin stores on each site for residents.

Further details of the proposed refuse strategy for the Site are contained within the Design and Access Statement and
Transport Assessment and Operational Waste Management Strategy, which is prepared by Velocity.



6.0 PLANNING POLICY FRAMEWORK

6.1

6.2

6.3

6.4

6.5

6.6

6.7

6.8

This S73 application has been informed by adopted and emerging development plan policies and other relevant guidance
as set out below. This section of the Statement provides a summary of the planning context, and Section 7.0 provides an
assessment of the Application against the policies and guidance contained within this document.

Statutory Framework

Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires planning applications to be determined in
accordance with policies of the statutory Development Plan, unless material considerations indicate otherwise. However,
paragraph 11 of the National Planning Policy Framework (2023) states that where the Development Plan is absent, silent
or relevant policies are out of date, presumption should be in favour of sustainable development and planning permission
should be granted, unless material considerations indicate otherwise.

Adopted National Policies and Guidance

The National Planning Policy Framework (the “NPPF”) was published on 24th July 2018. It was most recently updated in
December 2023 with a further consultation on an updated draft of the NPPF undertaken in 2024 which ended in September.
Following this a further update of the NPPF is anticipated shortly. The NPPF supersedes previous national planning
guidance contained in various Planning Policy Guidance and Planning Policy Statements. The NPPF sets out the
Government's approach to planning matters, and is a material consideration in the determination of planning applications.

At the heart of the NPPF is a presumption in favour of sustainable development, to ensure that sustainable development
is perused in a positive way (paragraph 11).

In addition to the NPPF, National Planning Practice Guidance (NPPG) was published on 6th March 2014 and is the subject
of regular updates. This document provides further guidance to the policies set out in the National Planning Policy
Framework (NPPF).

The Development Plan
The statutory development plan for the Site comprises:

= The London Plan (2021); and
= LBWF Local Plan Part 1 2020-2035 (2024); and
= LBWF Local Plan Policies Map (2024).

Following the adoption of the Local Plan Part 1, the Council have reviewed Part 2 to ensure that both elements are fully
aligned and up to date, further to this review a further round of pre-submission consultation on Part 2 was held between
Tuesday 6™ August 2024 and Wednesday 9" October 2024. The Council are targeting the adoption of Part 2 of the Local
Plan for 2025, as such it is anticipated this will be submitted for examination shortly.

Regional Guidance

Supplementary planning documents have been published by the Greater London Authority (GLA) that are relevant in the
consideration of this Application. Those with particular relevance are:

e Characterisation and Growth Strategy (LPG) (2023);

e  Optimising Site Capacity: A Design-led Approach (LPG) (2023);
e Housing Design Standards (LPG) (2023);

e The Mayor’s Affordable Housing Viability (SPG) (2017); and

e The Mayor’s Housing (SPG) (2016).



Local Guidance

6.9 The following supplementary planning documents adopted by LBWF are relevant to the Proposed Development:

e LBWEF Urban Design SPD (2010);
e LBWF Planning Obligations SPD (2017); and
e LBWF Affordable Housing and Viability SPD (2018).

Site Specific Allocations and Designations

6.10 The Site is subject to the following designations under the adopted and emerging development plan:

e Proposed Strategic Site Allocation (ref: R19047) Lea Bridge Station Sites (Local Plan Part 2) which seeks for the
Development of the site to:
o Seek to optimise site capacity and deliver approximately 345 new homes;
Explore whether Build to Rent homes are appropriate for this site or parts of the site;
Provide town centre uses;
Provide new high quality, inclusive community facilities;
Provide well designed active commercial and community ground floor frontage onto Lea Bridge Road;
Demonstrate no adverse impact on the amenity of future occupiers;
Enhance existing public realm;
New and enhanced biodiverse green open spaces; and
o Provide a new station entrance.
e Located within Lea Bridge & Leyton Masterplan Regeneration Vision Area;
e Site 1is located adjacent Strategic Industrial Land;
e Located within the Lee Valley Opportunity Area;
e Located within an Air Quality Management Area; and
e Located within an Archaeological Priority Area (Tier 3).

O O O O O O O



7.0 PLANNING POLICY ASSESSMENT

7.1

7.2

7.3

7.4

7.5

7.6

7.7

7.8

Within this section, we assess the component parts of the Proposed Development against the statutory development plan
and other material considerations as set out in Section 5.0. This focuses on the revisions and amendments that are sought
as part of Section 73 application.

Principle of Development

The Extant Permission

The principle of the residential-led redevelopment of the Site has been established through the approval of the extant
planning permission ref: 212685 (whereby the principle of the loss of strategic industrial land and the loss of open space
currently on site has already been accepted). This is outlined in more detail within Section 7.0 of the Planning Statement
that accompanied the extant consent as well as the LBWF Planning Committee Report dated 7 March 2022.

As the principle of development has been established by the extant consent,section of the Planning Statement focuses on
the amended scheme in relation to relevant adopted and emerging development plan policies (and other material

considerations).

Lea Bridge Masterplan

As set outin Section 2.0, the Site has been identified for redevelopment as part of the Lea Bridge regeneration masterplan
developed by LBWF to deliver housing, amenities, employment opportunities and green space to benefit existing and new
residents to the area. It is envisaged that this regeneration project will act as a gateway to the borough.

Emerging Site Allocation

LBWF’s vision for the Site is sought to be enshrined within planning policy through the emerging site allocation proposed
within the draft LBWF Local Plan Part 2 (ref. R19047). This allocation states that development will be supported where it
provides:

e Indicative capacity of 345 new homes, including affordable housing;
¢ Indicative capacity of 2,425 sgm of non-residential uses;

e New station entrance; and

e Enhanced open space and public realm.

The minorly amended scheme continues to reflect the objectives set out by both LBWF and the Mayor of London, in
relation to the delivery of new homes and commercial / community floorspace. It also creates good place making around
Lea Bridge Station connecting the station to the surrounding area of Lea Bridge. Therefore, the principle of a residential-
led, mixed-use development on the Site is considered acceptable and aligns with the aspirations of the emerging site
allocation. The amended scheme would contribute to the borough’s increasing housing targets, through the sensitive
optimisation of development on-site (which we explore further within below sections of this Planning Statement).

Planning policy at all levels promotes the residential development on previously developed land within sustainable
locations. With the amendment further optimising the potential of the Site.

Housing Mix

National planning policy contained within the NPPF requires a range of size, type and tenure of housing to address the
need of different groups in the community, including affordable housing, families with children, older people and students.
Paragraph 63 of the NPPF notes the importance of delivering a range in the size, type and tenure of housing to reflect
the needs of different groups within the community.



7.9 London Plan Policy H10 (Housing Size Mix) states that schemes should consist of a range of unit sizes. The Policy states
that to determine the appropriate mix of unit sizes in relation to the number of bedrooms for a scheme, applicants and
decision makers should have regard to:

1) Robustlocal evidence of need where available, or where this is not available, the range of housing need and demand
identified by the 2017 London Strategic Housing Market Assessment;

2) The requirement to deliver mixed and inclusive neighbourhoods;

3) The need to deliver a range of unit types at different price points across London;

4) The mix of uses in the scheme;

5) The range of tenures in the scheme;

6) The nature and location of the site, with higher proportion of one and two bed units generally more appropriate in
locations which are closer to a town centre or station or with higher public transport access and connectivity;

7) The aim to optimise housing potential on sites;

8) The ability of new development to reduce pressure on conversion, sub-division and amalgamation of existing stock;
and

9) The need for additional family housing and the role of one and two bed units in freeing up existing family housing.

7.10 Local Plan Part 1 Policy 15 (Housing Size and Mix) states that a diverse range of housing will be supported by:

A) Providing the following mix of dwelling sizes across all tenures:

Social Rent / London | 20% 30% 50%
Affordable Rent

Intermediate Rent 20% 40% 40%
Intermediate Ownership 30% 50% 20%
Market 20% 50% 30%

B) Allowing variations to the dwelling size mix where it can be fully justified based on the tenures and type of housing
proposed, site location, area characteristics, design constraints, scheme viability; and where shared ownership
is proposed, the ability of potential occupiers to afford the homes proposed.

7.11 We set out the currently proposed housing mix (as part of this S73 application), compared with that previously approved
(under the extant permission and subsequent NMA) below:
1B1P 40 1
1B2P 64 119
2B3P 165 191
2B4P 19 19
3B4P 22 24
3B5P 25 23
4B5P 10 10
Total 345 387
7.12 Table 6 below presents the proposed housing mix by habitable room to demonstrate how this aligns with the above

preferred mix as outlined by LBWF.

Table 6 — Housing Mix by Habitable Room

Approved NMA Scheme Proposed S73 Scheme
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7.14
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7.16
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7.21

7.22

Bedroom Size 1 bed 2 bed 3 bed 4 bed

London Affordable Rent 15% 32% 39% 14% 29% 49% 17% 5%
Social Rent 0% 0% 0% 0% 35% 62% 3% 0%
Shared Ownership 31% 59% 10% 0% 22% 33% 45% 0%
Market 36% 59% 5% 0% 0% 0% 0% 0%

As set out above, steps have therefore been taken to ensure that the number of family homes proposed within the scheme
aligns with that previously approved under the extant permission. In addition, the current S73 application proposes
significantly less 1-bedroom, 1-person units (instead favouring a significantly higher number of larger 1-bedroom units).

The proposed housing mix is also the result of discussions with the GLA’s affordable housing / grant subsidy team.

In the light of the above, the proposed unit mix is considered to roughly align with the policy requirements of both the
London and Local Plan given that it is reflective of an identified need, the Site’s accessibility, and context of the
development whilst seeking to create a mixed and balanced community.

Density

Paragraph 128 of the NPPF outlines that planning policies and decisions should support development that makes efficient
use of land.

Paragraph 129 of the NPPF sets out that ‘where there is an existing or anticipated shortage of land for meeting identified
housing needs, it is especially important that planning policies and decisions avoid homes being built at low densities, and
ensure that developments make optimal use of the potential of each site.’

Policy GG2 (Making the Best Use of Land) of the London Plan states that in order to create successful sustainable mixed-
use places, development proposals must proactively explore the potential to intensify the use of land to support additional
homes and workspaces, promoting higher density development in locations that are well-connected by public transport,
walking and cycling. The Policy further states that this will be achieved through enabling development of brownfield land,
particularly in Opportunity Areas. The optimum development capacity of a Site should be determined through applying a
design-led approach.

Furthermore, Policy D3 (Optimising Site capacity through the design-led approach) requires all development to make the
best use of land following a design-led approach that optimises the capacity of sites, including site allocations. The Policy
further states that higher density developments should generally be promoted in locations that are well connected to jobs,
services, infrastructure and amenities by public transport, walking and cycling.

The Mayor of London Housing SPG (2016) provides further guidance on the density of new residential development. The
SPG identifies that when coming to a view on the appropriate density for a development, that proper weight should be
given to the range of relevant qualitative concerns. It also advises that density decisions on new schemes should take
account of differing housing needs of the households who will live in the completed scheme and that lower density
developments lend themselves more, though not exclusively, to family housing.

Local Plan Part 1 Policy 8 (Character-led Intensification) states that opportunities for intensification of development
involving housing and employment uses will be promoted at appropriate locations, justified in accordance with the following
approach:

A. Reinforcement: applicable to sites/areas with robust and desirable character where opportunities for
redevelopment will involve a modest intensification;

B. Transition: applicable to sites/areas where a considerable intensification would be justified, resulting in some
change in existing character; and

C. Transformation: applicable to sites/areas with a fragmented urban grain, where a transformative approach to
intensification and change to existing character can be justified to deliver substantially more development.

The proposed density of the development has been carefully considered to ensure that both the most efficient use of the
land is achieved further optimising the proposals established within the extant permission, whilst ensuring the Proposed
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Development delivers a high quality development which is reflective of the emerging character of the area within which
the Site is located. The Proposed Development has been carefully designed to optimise its development potential as
required by both the NPPF, The London Plan and the Local Plan. The scale of the development and resulting density is a
function of an appropriate design response to the Site context.

The scheme has been amended to incorporate the addition of three additional storeys on Towers 1 and 2. As such an
updated Townscape and Visual Impact Assessment has been undertaken which assessed the proposed amendments
through a series of townscape views which demonstrate that the architecture is of the highest quality. Therefore, the
Proposed Development has being sensitively optimised whilst maintaining a strong, design-led approach (which respects
and enhances the character of its surroundings — as assessed further within below sections of this Planning Statement).
Notably, our submitted Townscape, Heritage and Visual Impact Assessment concludes that the additional massing would
be no changes to the likely effects previously identified within the original application and ES for consented application
(ref. 212685).

Whilst the Proposed Amended Development delivers a higher density development that the originally consented proposal,
having regard to the tests of local context, design, site accessibility and making the most efficient use of land the proposed
density is considered to be acceptable and consistent with the optimisation of land. The proposed residential densities on-
site also broadly align with the aspirations of the emerging site allocation.

Affordable Housing

The NPPF advocates the need for Local Planning Authority to be flexible in the application of planning obligations to ensure
that schemes are not at risk of being delayed or abandoned. Paragraph 64 of the NPPF requires Planning Policies to
specify the type of affordable housing required and set policies for meeting this need on site, unless off-site provision or
an appropriate financial contribution in lieu can be robustly justified and it can be agreed that this approach contributes to
the objective of creative mixed and balanced communities.

London Plan Policy H4 (Delivering affordable housing) identifies a strategic target of 50% of all new affordable homes
delivered across London to be genuinely affordable. This will be achieved through requirement major developments which
trigger affordable housing requirements to provide affordable housing through the threshold approach.

London Plan Policy H5 (Threshold approach to applications) states that the threshold level of affordable housing on gross
residential development is initially set at:

e aminimum of 35 per cent; or

e 50 per cent for public sector land where there is no portfolio agreement with the Mayor; or

e 50 per cent for Strategic Industrial Locations, Locally Significant Industrial Sites and Non-Designated Industrial Sites
appropriate for residential uses in accordance with Policy E7 Industrial intensification, co-location and substitution

where the scheme would result in a net loss of industrial capacity.

As the Site constitutes public land, the London Plan threshold of 50% affordable housing would apply. Policy H5 further
states that if the above threshold is not met then the application will need to be accompanied by a viability assessment to
test the proposed provision.

At a local level, LBWF Local Plan Part 1 Policy 13 (Delivering Genuinely Affordable Housing) states that the Council aims
to provide 50% of new housing to be affordable. With Policy 14 (Affordable Housing Tenure) setting out the tenure split for
affordable of 70% low cost affordable rent and 30% intermediate housing products.

The amended Affordable Housing proposed within the proposal is a significant uplift upon that approved within the
consented scheme making the scheme entirely affordable. Table 7 below reflects the uplift in affordable units proposed
compared with the consented NMA application

Table 7 — Affordable Housing provision

Approved NMA Scheme Proposed S73 Scheme
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Bedroom Size 2 bed 3 bed 2 bed
London Affordable Rent 11 23 29 10 56 96 33 10
Social Rent 0 0 0 0 60 108 6 0
Shared Ownership 26 49 8 0 4 6 8 0
Total - 37 72 37 0 116 210 a7 10
Overall Total- 156 387

The Proposed Development includes 387 affordable housing units which equates to 100% by habitable room and 100%
by unit. Which demonstrates that the 50% provision has been met and significantly exceeded.

Affordable Housing Tenure

Policy H6 of the London Plan states that in order to satisfy the threshold approach to affordable housing on a habitable
room basis 30% should comprise genuinely affordable homes, 30% intermediate homes and 40% to be agreed with the
Borough.

Local Plan Part 1 Policy 14 (Affordable Housing Tenure) states the affordable housing tenure is expected to be a split of
70% affordable rent and 30% immediate.

The Proposed Development comprises a mix of 5% Shared Ownership and 95% London Affordable Rent and Social Rent
is proposed on a per unit basis. This significantly exceeds the social / affordable rent provision requirements required
under policy and represents the Applicant's commitment to delivering affordable housing which helps address the
Borough’s most pronounced housing need. The proposed affordable housing offer is the result of extensive discussions
with the Borough'’s regeneration team and the GLA’s affordable / grant subsidy related officers.

As outlined above, GLA grant funding to deliver the scheme the proposed unit mix and affordable offer has been the
subject of discussion and agreement with the GLA.

Housing Quality

London Plan Policy D6 (High quality and standards) requires housing developments to be of the highest design quality
and provide adequately-size rooms with comfortable and function layouts which are fit for purpose and meet the needs of
Londoners without differentiating between tenures. The Policy requires development to meet the minimum standards set
out below, which will be applied to all tenures and residential accommodation that is self-contained.

Table 7: Table 3.1 of the London Plan — Minimum Space Standards for New Dwellings

Minimum gross internal floor areas and storage (square meters)

Number of Number of 1storeydwellings 2 storey dwellings 3 storey dwellings  Built-in storage

bedrooms bed spaces

1b 1p 39 (37) 1
2p 50 58 15
3p 61 70

2b 4p 70 79 2
4p 74 84 90

3b 5p 86 93 99 25
6p 95 102 108
5p 90 97 103
6p 99 106 112

4b 7p 108 115 121 3
8p 117 124 130
6p 103 110 116

5b p 112 119 125 35
8p 121 128 134
7p 116 123 129

6b 8p 125 132 138 4
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Furthermore, the Policy requires housing developments to maximise the provision of dual aspect dwellings and normally
avoid single aspect dwellings.

Local Plan Part 1 Policy 56 (Residential Space Standards) states that housing developments should maximise the
provision of dual aspect dwellings and normally avoid the provision of single aspect dwellings. Single-aspect dwellings
that are north facing, contain three or more bedrooms, or are exposed to noise levels with significant adverse effects on
health and quality of life should be avoided. Where single aspect homes are proposed, it should be demonstrated that
they will have adequate passive ventilation, daylight and privacy, and avoid overheating.

All of the proposed residential units including those newly created units as part of this amendment meet or exceed the
minimum space standards as outlined in the London Plan. All two bedroom + homes within the Proposed Development
are dual aspect. There are no north facing single aspect units. Whilst there are some single aspect units within Towers 1
and 2, these are south facing and meet relevant criteria regarding daylight and sunlight and overheating. Daylight and
sunlight considerations are discussed further within the appropriate section below.

With regard to the standards set out within the Mayor's Housing SPG, each core does not propose more than six units on
each floor and the main entrances to the individual Blocks have been designed to be visible and clearly identifiable. The
Scheme therefore further accords with both Standard 12 and 8 of the SPG and as such further delivers high quality
residential accommodation.

In summary, the proposed residential accommodation has been carefully designed to meet relevant standards. Overall,
significant steps have been taken to ensure that the proposals comprise ahigh quality of residential accommodation.

Accessibility

London Plan Policy D7 (Accessible Housing) states that at least 10 per cent of dwellings should meet Building Regulation
required M4 (3) ‘wheelchair user dwellings’ and all other dwellings should meet M4 (2) ‘accessible and adaptable
dwellings’.

Local Plan Part 1 Policy 16 (Accessible and Adaptable Housing) states that developments will be expected to provide
high quality, accessible homes by:

e Encouraging functional, adaptable and accessible spaces design in all housing developments;

e Expecting all self-contained homes to meet the nationally described space standard, at a minimum;

e Requiring a minimum of 90% of all new-build self-contained homes to be accessible and adaptable in line with
Building Regulation M4(2); and

e Requiring a minimum of 10% of new-build self-contained homes to be suitable for occupation by a wheelchair user
or easily adapted for occupation by a wheelchair user in accordance with Building Regulation M4(3).

Table 8 below reflects the uplift in proposed wheelchair accessible units (M4(3)).

Approved NMA Scheme

Proposed S73 Scheme

Bedroom Size 1 bed 2 bed 3 bed 4 bed 1 bed 2 bed 3 bed 4 bed
London Affordable Rent 4 5 2 0 11 5 6 0
Social Rent 0 0 0 0 6 0 4 0
Shared Ownership 6 5 2 0 0 5 2 0
Private 5 0 6 0 0 0 0 0
Total - 15 10 10 0 17 10 12 0
Overall Total- 35 39

In accordance with the above requirements, the Proposed Development provides 39 wheelchair accessible units (M4(3))
which is 10% of the total proposed residential accommodation. The remainder of the units (90%) will meet M4(2) Building
Regulations.
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Design

High quality and inclusive design is encouraged at all policy levels. The NPPF notes that good design is a key aspect of
sustainable development and plays a crucial role in promoting better places for people. Paragraph 135 of the NPPF states
that planning policies and decision makers should ensure thatdevelopments:

“A) will function well and add to the overall quality of the area, not just for the short term but over the lifetime of
the development;

b) are visually attractive as a result of good architecture, layout and appropriate and effective landscaping;

c) are sympathetic to local character and history, including the surrounding built environment and landscape
setting, while not preventing or discouraging appropriate innovation or change (such as increased densities);

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, building types and
materials to create attractive, welcoming and distinctive places to live, work and visit;

e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix of development
(including green and other public space) and support local facilities and transport networks; and

f) create places that are safe, inclusive and accessible and which promote health and well-being, with a high
standard of amenity for existing and future users; and where crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion and resilience.”

Paragraph 139 outlines that in determining applications, great weight should be given to outstanding or innovative designs
which promote high levels of sustainability, or help raise the standard of design more generally in an area, so long as they
fit in with the overall form and layout of their surroundings.

Chapter 3 of the London Plan reinforces the Mayor's commitment to ensuring the delivery of good quality designed
developments, which reflect and respond to London’s character. Policy D1 (London’s form, Character and Capacity for
growth) requires developments to respond to local context by delivering buildings and spaces that are positioned and are
of a scale, appearance and shape that responds successfully to the identity and character of the locality. Furthermore,
Policy D5 (Inclusive Design) requires developments to deliver inclusive environments that meet the needs of all Londoners.

Local Plan Part 1 Policy 53 (Delivering High Quality Design) sets out the following criteria where development proposals
will be supported:

Achieve appropriate intensification in line with Policy 8 ‘Character - Led Intensification’;

Explore the benefits of land assembly and/ or co-ordinated development where appropriate;

Deliver the benefits of cohesive, high quality design through the use of masterplans or similar approaches;
Demonstrate clearly how the proposal responds to the design principles and framework(s) set out in the relevant
national, area neighbourhood, or site-specific design guides and/or design codes;

e. Reinforce and/or enhance local character and distinctiveness, taking into account existing patterns of
development, townscape, skyline, urban form and grain, building typologies, architecture, materials, trees and
landscaping and other features of local and historical significance;

2o oo

f.  Respond appropriately to their context in terms of scale, height, and massing;

g. Achieve exemplar quality of design, and architecture and landscaping that respects its context whilst encouraging
innovation and not unduly restricting style;

h. Use high quality materials and detailing which are attractive, durable and sustainable;

i.  Provide appropriate safe and legible physical and visual connections that knit well into surrounding streets, routes
and public realm, including, where appropriate, neighbouring development proposals;

i Incorporate high quality landscaping, tree planting and urban greening measures to maximise biodiversity and
ecological value in accordance with Policy 77 'Green Infrastructure and the Natural Environment', Policy 78 '
Parks, Open Spaces and Recreation ', Policy 79 'Biodiversity and Geodiversity' and Policy 80 'Trees';

k. Provide a coherent layout and block structure with active street frontages onto the public realm;

|.  Establish a clear distinction between public and private spaces;

m. Provide an appropriate amount of well-designed, suitably located and usable private and communal amenity
space;

n. Provide multi-functional green spaces at ground, podium, and roof level (as appropriate), through a well-
integrated soft landscaping scheme that has been fully considered from the initial stages of design and makes
satisfactory provision for future growth and aftercare;
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Facilitate inclusive, safe and accessible environments for all;
Incorporate design measures that increase climate change resilience, including energy use, surface water
management, microclimate control, waste management, air and noise pollution;

g. Maximise the versatility, adaptability and sustainability of both buildings and open spaces in order to
accommodate present and future requirements;

r.  Are fit for purpose and demonstrate careful consideration of the needs of all building users;

s. Forresidential schemes of ten homes and above, address the Homes England Building for a Healthy Life (BHL)
criteria, and for all major applications, address the ten principles of Active Design, as published by Sport England
and supported by Public Health England; and

t.  Maintain approved design quality from the granting of planning permission through to completion of the scheme.

The Proposed Amended Development has evolved through extensive pre-application discussions with officers at LBWF
and the GLA. With the principle of the development established through the consented scheme, the main change to this
is the addition of three further storeys on Towers 1 and 2. With this creating an increase in the height of Towers 1 and 2
by 9.45 metres.

As established through the extant permission, and given the Site’s prominent location, the Proposed Development will
create and mark a new high-quality gateway into the Borough (when approached from the neighbouring London Borough
of Hackney) This has been achieved through the high quality architecture proposed and the creation of a ‘marker’ scheme
adjacent to Lea Bridge station, including all, well-designed buildings.

Hawkins Brown has led the design strategy for the Site by proposing three key concepts: a community based approach,
context driven design and sustainability. The individual context of each site has been considered to shape the design of
the buildings proposed with each site having a different building typology: Towers 1 and 2, Courtyard and Terrace. Building
heights step down to the low density character of existing residential properties to the south and east to respect the change
in context from the higher density Motion scheme (Beck Square) to the north.

The main design change proposed as part of this application is the addition of three further residential storeys on Tower 1
(site 1) and Tower 2 (site 3).

In terms of materiality, brick is dominant across the sites to achieve robust high quality buildings. Stone and metalwork
features are proposed to complement the surrounding industrial character of the area. The materiality proposed and
accepted as part of the extant scheme has been maintained as part of this amended scheme.

The Design and Access Statement Addendum, prepared by Hawkins Brown Architects which accompanies this submission
provides further details on the proposed amendments incorporated within this Section 73 application. The Design and
Access Statement also provides an overall justification of the design and materials palette and additional storeys proposed
as part of this application.

Townscape & Tall Buildings

London Plan Policy D9 (Tall Buildings) identifies that development proposals which propose tall buildings should address
the follow impacts;

e Visual impacts;

e Functional impacts;

e  Environmental impact; and
e  Cumulative impacts.

The Policy further requires developments which propose tall buildings to be of the highest architectural quality, reinforce
the spatial hierarchy of the local and wider context, demonstrate the capacity of the area and its transport network is
capable of accommodating the quantum of development in terms of access to facilities, services, walking and cycling
networks, and public transport for people working and living in the building.
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Local Plan Part 1 Policy 54 (Tall Buildings) sets out that in some locations, such as growth areas and public transport
interchanges identified, subject to contextual analysis, and when included as part of a robust place making strategy, Tall
buildings may be supported, subject to all of the following policy tests.

Tall buildings will generally only be supported in identified Strategic Locations and Opportunity Sites. In addition, for a site
to be considered appropriate for a Tall Building(s), the following further locational criteria will also be considered:

i. The site is located within a Strategic Location;

ii. The site benefits from good local public transport connectivity;

ii. The site is appropriate for a Transition or Transformation approach to character-led
intensification;

iii. All relevant policy tests have been undertaken and assessed against appropriate
contextual analysis and a robust placemaking strategy; and

iv. A tall building(s) on the site would be able to fully satisfy all policy requirements
and deliver Exemplar Design, having regard to the considerations below (including
Visual Impacts, Environmental Impacts, Functional Impacts and Cumulative
Impacts).

Where justified in accordance with Criteria (A) to (D), the following additional design considerations will apply to Tall

Visual Impacts

i. Impact on the existing character and townscape of their surroundings considered in long-range, mid-range
and immediate views;

ii. Impact on the existing streetscape, including the provision of active frontages and sufficient, high quality
public realm at ground level,

ii. Impact on the existing, and where relevant emerging, skyline;

iv. Contribution to existing and proposed spatial networks and hierarchies, wayfinding, and legibility;

v. Impact on heritage assets, their settings, and views to and from them including the background zones of
views identified in the London View Management Framework (LVMF)(37);

vi. Exemplar quality of architecture and design with careful attention paid to form and proportionality, materials,
finishes, and details;

Environmental Impacts

vii. Avoidance of harmful overshadowing or other impacts that would compromise the comfort and enjoyment
of surrounding public open space, private or communal outdoor spaces, private amenity of neighbouring
properties, watercourses and canals;

viii. Avoidance of harmful environmental impacts in relation to overcrowding, overheating, wind movement,
solar glare, microclimatic conditions, air, noise and light pollution and bird and bat strikes;

ix. Use of sustainable design, materials and construction methods;

Functional Impacts

x. Demonstration of the safety of all occupants, including considerations such as internal and external design,
construction detailing, materiality, and emergency exit routes;

xi. The impacts of servicing, maintenance, and building management on safety, quality, and enjoyment of the
surrounding public realm;

xii. Connection to public transport, walking and cycling networks and access to nearby facilities such as shops,
community facilities and social infrastructure;

xiii. The avoidance of interference to aviation, navigation and/or telecommunications; and

Cumulative Impacts
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xiiv. The cumulative visual, functional and environmental impacts of proposed, consented and planned tall
buildings in the surrounding area.

An Addendum Heritage, Townscape and Visual Impact Assessment (HTVIA) has been prepared by Montagu Evans and
is contained within VVolume 2 of the Environmental Statement Addendum. This provides a detailed assessment against
relevant tall building policies and considers the proposed increase in height associated with the Proposed Development
(when compared with the extant permission). The HTVIA importantly identifies that the S73 proposals result in no changes
to the significantly likely effects when compared with the extant permission.

The updated HTVIA outlines that a tall building on the Site is inconsistent with the locational aspect of the policies in the
adopted Development Plan. Under adopted planning policy, the Site is not specifically identified as appropriate to
accommodate tall buildings. However, as evidenced by the emerging Local Plan and draft site allocation, it is recognised
by LBWF that there is potential for height. The additional height proposed is not considered to have any further affect on
previous conclusions drawn and considers that no further assessment is required. In addition, the principle of delivering
tall buildings on-site has already been established through the extant permission.

An assessment against each the criteria outlined within Policy D9 of the London Plan:

Visual Impacts

The HTVIA concludes that the proposals would not give rise to any unacceptable impacts to built heritage, townscape of
visual receptors. Further details on impacts relates to heritage are discussed further below.

In terms of townscape, the demolition and construction residual effects are considered to have a likely effect of Minor
Adverse to None on the townscape receptors identified over the short to medium term.

For completed development phase, the proposals would give rise to effects ranging from Negligible Beneficial to Moderate
Beneficial. There will be significant effects to the following townscape receptors:

e Character Area 1 — Leyton Infrastructure and Light Industrial; and
e Character Area 2 — Walthamstow Marshes, Hackney Marshes and Lee Valley Park

In each case, the Proposed Development Site is located in an area that is earmarked for transformational change, in
accordance with the Development Plan. The comprehensive redevelopment to the Proposed Development Site, has the
potential to create a new landmark development that creates a gateway to the LBWF. The proposals would mark a
demonstrable improvement to the character, appearance and function to the area.

There are no changes to the findings of effects on the townscape receptors as a result of the cumulative schemes.

With regards to visual receptors, the demolition and construction residual effects are considered to have a likely effect of
Minor Adverse to None effect on the visual receptors identified.

During the completed development, the assessment of impact to visual receptors identified the proposals would give rise
to effects ranging from None to Negligible Neutral to Moderate Beneficial.

The significant likely effects will be to the visual receptors in the following views:

e View 4 — Lea Bridge Road at the junction with Rigg Approach, Moderate Beneficial;
e View 11 — Lee Valley Park, Moderate Beneficial;

e View 14 — Ilve Farm Sports Ground, Moderate Beneficial;

e View 15 — Argall Way, Moderate Beneficial;

e View 17 — EIm Park Road, Moderate Beneficial; and

e View 18 — Walthamstow Marshes, Moderate Beneficial.

There are no changes to the visual assessment provided as part of the extant permission.
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The Proposed Development demonstrates a high quality design which been robustly consulted with officers at LBWF, the
GLA, the Design Review Panel key stakeholders within the local community.

Therefore, the Amended Proposal meets the requirements of the visual impacts criteria.

Environmental Impacts

Sustainable design and construction methods will be incorporated where possible. This is detailed further within the
Circular Economy Statement, prepared by Velocity.

Further details of the environmental considerations including daylight, sunlight, overshadowing, noise, wind and solar glare
are set out later in this Statement. Impacts are identified to neighbouring properties with regards to daylight, sunlight, wind

and noise. With that said, the Proposed Development is considered to substantively meet this part of the policy.

Functional Impacts

The consented scheme was an iterative process that responded to feedback from pre-application engagement with key
stakeholders as well as during the determination period. This S73 application adheres to these same principles. Safety
considerations for occupants have been imperative to the design and the proposals meet relevant standards in this regard.

A detailed servicing strategy has been developed and is set out in the Delivery and Servicing Plan, prepared by Velocity.

It is considered that the Proposed Development accords with the functional impacts criteria.

Cumulative Impacts

In terms of cumulative impacts, Section 4.0 sets out the identified cumulative schemes within the surrounding area. The
HTVIA provides an assessment in consideration of this cumulative schemes. This concludes that in terms of visual impacts,
these do not materially change from those concluded for the Proposed Development itself.

The environmental impacts identified with regards to daylight, sunlight and noise do not worsen when assessed for the
cumulative scenario. This is also the case for the functional impacts.

Therefore, the cumulative impacts strand of the policy is met.
Conclusion

In summary, the Proposed Development is not identified as a location for tall building development within the adopted
Development Plan (albeit the principle of tall buildings on-site has already been established through the extant planning
permission). However, its location within an opportunity area and housing zone signifies that growth is directed here. Given
the physical constraints of the Site, high density tall building is required to achieve the quantum of development to be
directed here. Through the emerging Local Plan, the potential for height is recognised and the draft site allocation seeks
to deliver a significant quantum of development on the Site. This has been further established through the consent of the
consented scheme.

When assessing the Proposed Development against the criteria outlined in Policy D9, the scheme does not fully accord
with environmental impacts strand of the policy. Whilst the Proposed Development does not meet all elements of Policy
D9, the planning benefits are considered to significantly outweigh the impacts identified. This is discussed further is
Section 9.0 of this Statement.

Heritage

London Plan Policy HC1 states that developments proposals affecting heritage assets and their setting should conserve
their significance, by being sympathetic to the assets’ significance and appreciation within their surroundings. The
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cumulative impacts of incremental change from development on heritage assets and their settings, should also be actively
managed.

Emerging Local Plan Policy 70 (Designated Heritage Assets) state that the Council will ensure designated heritage assets
are preserved and enhanced within the planning process, with a strong presumption in favour of retention and
enhancement, to ensure the borough’s history, identity and sense of place is protected and maintained for future
generations.

The Application is accompanied by a HTVIA prepared by Montagu Evans and forms Volume 2 of the Environmental
Statement. The HTVIA identifies the following built heritage receptors:

e Lea Bridge Conservation Area;

e  Parish Church of Emmanuel, Grade Il listed building;

e Carnegie Library, Grade Il listed building;

e Springfield Park, Grade Il RPG;

e Leyton Borough Council Electricity Substation, locally listed building;
e  Sybourn Junior School, 3 Sybourn Street, locally listed building;

e Mosque, 439-451 Lea Bridge Road, locally listed building;

e Main Office Building, Thames Water Lea Bridge Depot, Lea Bridge Road, locally listed building;
e Numbers 7 & 11 Argall Avenue, locally listed building;

e Bridge Court, Lea Bridge Road, locally listed building; and

e 3 Marsh Lane, locally listed building.

The HTVIA concludes that the demolition and construction residual effects are considered to have a likely effect of
Negligible Adverse to None on the heritage value of the receptors identified over the short to medium term.

During the completed development, the assessment of impact to heritage receptors identified the proposals would give
rise to likely effects ranging from Negligible Adverse to Minor Beneficial.

There would be no significant effects on any built heritage receptor.
There are no changes to the findings of effects on the heritage receptors as a result of the cumulative schemes identified.

The amended scheme would have no changes to the likely effects and no change to the significantly likely effects identified
within the extant schemes 2021 Environmental Statement.

In conclusion, the HTVIA demonstrates that there are no unacceptable impacts to surrounding heritage assets (in terms
of their setting or significance). Indeed, for some heritage receptors, the Proposed Development is considered to be a
beneficial effect. Therefore, the Proposed Development is in accordance with the above planning policies.

Public Realm

Policy GG1 (Building strong and inclusive communities) of the London Plan states that to build on the city’s tradition of
openness, diversity and equality, and help deliver strong and inclusive communities, those involved in planning and
development must provide access to good quality community spaces, services, amenities and infrastructure that
accommodate, encourage and strengthen communities, increasing active participation and social integration, and
addressing social isolation.

Part E of Policy GG1 goes on to state that development must ensure that streets and public spaces are consistently
planned for people to move around and spend time in comfort and safety, creating places where everyone is welcome,
which foster a sense of belonging, which encourage community buy-in, and where communities can develop and thrive.

Part G of Policy GG1 sets out ensure new buildings and the spaces they create are designed to reinforce or enhance the
identity, legibility, permeability, and inclusivity of neighbourhoods, and are resilient and adaptable to changing community
requirements.
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Part H of Policy GG1 outlines that new development should support and promote the creation of a London where all
Londoners can move around with ease and enjoy the opportunities the city provides, creating a welcoming environment
that everyone can use confidently, independently, avoiding separation or segregation. Similarly part | of Policy GG1
supports the promotion and creation of an inclusive London where barriers are minimised.

Policy D5 (Inclusive design) of the London Plan sets out that development proposals should achieve the highest standards
of accessible and inclusive design by providing high quality people focused spaces that are designed to facilitate social
interaction and inclusion and to be convenient and welcoming with no disabling barriers. Development should also be able
to be entered, used and exited safely, easily and with dignity for all.

Policy D8 (Public realm) of the London Plan builds on this, stating that development proposals should be based on an
understanding of how the public realm in an area functions and creates a sense of place, during different times of the day
and night, days of the week and times of the year. Development proposals should encourage and explore opportunities to
create new public realm where appropriate and ensure the public realm is well-designed, safe, accessible, inclusive,
attractive, well-connected, relates to the local and historic context, and easy to understand, service and maintain. The
proposal also seeks to ensure that development proposals maximise the contribution that the public realm makes to
encourage active travel.

Local Plan Part 1 Policy 9 (South Waltham Forest) states that developments should contribute to improving walking and
cycling connectivity via public realm improvements.

As outlined in Section 5.0, the Proposed Development include extensive public realm and landscaping works across the
site to coherently bring forward three sites alongside the recently consented new station entrance. This includes a station
plaza at the interface with the new station entrance and a publicly accessible green space at Site 2. These works will be
a significant benefit to the future residents but also the wider community.

This Proposed Development continues to ensure the delivery of high-quality public realm, as proposed within the Proposed
Development, accords with policy requirements at a regional and local level.

Open Space Assessment

Further to the above since the originally approved application there has been the addition of a requirement for an Open
Space Assessment to support major residential developments, amenity space and public realm provided within the scheme
are described within relevant sections of the assessment.

The proposal is located within 0.5 miles of both Lee Valley Park and Leyton Jubilee Park. In addition to these Hackney
Marshes are also in close proximity to the proposal. The Development will result in the loss of Orient Way Pocket Park
however the loss of this open space has been established and accepted within the extant permission.

The proposal incorporates the provision of private amenity space and communal amenity space to support local residents.

In addition, the scheme will incorporate mitigation through financial contributions to be agreed over the course of the
determination of the application, including a SAMMSs contribution which will be secured through a Deed of Variation to the
original permissions Section 106.

Private and Communal Residential Amenity Space

The Mayor’s Housing SPG (March 2016) sets out a requirement for a minimum of 5sgm of private outdoor space that
should be provided for 1-2 person dwellings and an additional 1sgm for each additional occupant (Standard 26). This
guidance is retained under Policy D6 (Housing quality and Standards) of the London Plan.

Local Plan Part 1 Policy 56 (Residential Space Standards) states that proposals for new homes are required to meet the
following external space standards:

e Houses should provide a minimum of 50 sq.m of private external amenity space per dwelling;
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e  One and two bed flats and maisonettes should provide a minimum of 10sgm of external amenity space per dwelling.
Flats and maisonettes containing three bedrooms or more should provide a minimum of 10sgm of external amenity
space per dwelling plus an additional 1sgm for each additional occupant. These external amenity space
requirements should include some private outdoor amenity space for each dwelling in the form of balconies, terraces
and/or private gardens (including roof gardens). The remaining external amenity space requirements can include
communal, landscaped amenity space in accordance with guidelines set out in the London Plan;

e Private external amenity spaces must be a minimum of 5sgm and achieve a minimum depth and width of 1.5m;

e Communal external amenity spaces must be a minimum of 50sgm and should be easily accessible to all residents
of the development, regardless of tenure;

e The measurement of external amenity space areas should exclude footpaths, driveways, and areas for vehicle
circulation and parking;

o  Where external amenity space standards cannot be provided on-site, the Council may require financial contributions
towards enhancing or upgrading the provision of local open space(s) in the vicinity of the development;

In line with the above standards, all residential units will benefit from private amenity space in the form of balconies or
terraces. A breakdown of the quantum of private space provision across the three Site are set out below in Table 9:

Table 9
Approved NMA Scheme Proposed S73 Scheme
Private Amenity Space (sqm) Private Amenity Space (sgm)

Site 1 884.4sgqm 1067.4sgm

Site 2 873.3sqm (Terrace — 356.4sgm, 941.4 sqm (Terrace — 471.1sqm, Courtyard
Courtyard 521.9sqm) 470.3sgm)
Site 3 810.6sgqm 951.6sgm
Overall Total- 2,573.3sgm 2960.4sgm

of the above demonstrates that the Proposed Development will result in an increase of 387.1sgm of Private Amenity Space
(when compared with the extant permission, as amended by the subsequent NMA).

Alongside the private amenity spaces, communal amenity space for residents living in the development comprises 1,164
sgm. This is located at Site 2 in the podium and rooftop of the courtyard and terrace buildings. This is in addition to the
publicly accessible spaces around the buildings as outlined in the public realm section.

Therefore, the Proposed Development includes a mix of communal and private amenity spaces for residents to enjoy
which meet the above policy requirements.

Play Space

Policy S4 (Play and Informal Recreation) of the London Plan states that development proposals for schemes that are
likely to be used by children and young adults should increase opportunities for play and informal recreation and enable
children and young people to be independently mobile.

The Policy further states that for residential development proposals should incorporate good-quality accessible play
provision for all ages. At least 10 square metres of play space should be provided per child that provides a stimulating
environment, is accessible to all safely from the street and forms an integral part of the surrounding neighbourhood. These
spaces should also incorporate trees, be overlooked to enable passive surveillance and not be segregated by tenure.

Local Plan Part 1 Policy 56 states that children’s play areas should be provided in all developments containing 10 or more
child bed spaces. A minimum of 10 sg.m of play space should be provided as per child (as per the London Plan and the
Mayor's Providing for Children and Young People's Play and Informal Recreation SPD). Where children's play space
requirements cannot be provided on-site, the Council may require financial contributions towards enhancing or upgrading
the provision of local play space(s) in the vicinity of the development.

The play space requirements for the Development are as follows and has been calculated based upon the mix and tenure
split:



e Ages 0-4 Years = 1,390 sgm;
e Age 5-11 Years = 1029 sgm; and
e Age 12-15 Years =421 sgm.

7.117 The Proposed Developments seeks to provide play space for 0-5 years across all three sites through a mix of internal and
external spaces. A breakdown of the play space provision for each site is set out below:

Site 1

Consented:
e Site One Requirement: Ages 0-11 — 330sgqm

e  Provided in building: 355.8sgm

Proposed:
e Site One Requirement: Ages 0-11 — 890sgm

e Site One Requirement: Under 5’s requirement — 525sgm
e  Provided in building: 427sgm

Site 2

e Site Two Courtyard Requirement: Ages 0-11 — 624sgm

e Site Two Courtyard Requirement: Under 5’s requirement — 338m2
e Site Two Terrace Requirement: Ages 0-11 — 112sgm

e Site Two Terrace Requirement: Under 5’s requirement — 59 m2
e Provided in Courtyard block: 596sgm
e Provided in GF landscape: 282.1sgm

Site 3

Consented:
e Site One Requirement: Ages 0-11 — 299sgm

e Provided in building: 328.2sgm

Proposed:
e Site One Requirement: Ages 0-11 — 783sgm

¢ Site Three Requirement: Under 5’s requirement - 463m2
e Provided in building: 397sgm

7.118 It is then proposed that offsite play space will be utilised in order to meet the 12+ play space requirement. The following
play spaces are located within a 400m or 800m radius of the Site:

e Hackney Marshes;

e Leyton Jubilee Park;

e St James Park; and

e North Millfields Recreation Park.

7.119 The shortfall in play space provision has resulted due to the increase which has arisen with the increase in social and
affordable rented housing on-site, when compared with the extant planning permission. Whilst the play space provision
has been increased on site the on site provision will be provided for under 5s on site. Contributions have been secured for
off site enhancement for play provision under the extant application legal agreement.

Residential Amenity

Daylight and Sunlight
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The NPPF states (Paragraph 135) that development should create places with a high standard of amenity for existing and
future users.

With regard to Daylight and Sunlight specifically the NPPF states at paragraph 129 c):

c) local planning authorities should refuse applications which they consider fail to make efficient use of land, taking into
account the policies in this Framework. In this context, when considering applications for housing, authorities should take
a flexible approach in applying policies or guidance relating to daylight and sunlight, where they would otherwise inhibit

making efficient use of a site (as long as the resulting scheme would provide acceptable living standards).

London Plan Policy D6 (Housing quality and standards) states that the design of development should provide sufficient
daylight and sunlight to new and surrounding housing that is appropriate for its context, whilst avoiding overheating,
minimising overshadowing and maximising the usability of outside space.

Additionally, Local Plan Part 1 Policy 57 (Amenity) states that new development should respect the amenity of existing
and future occupiers, neighbours and the surrounding area by avoiding harmful impacts from overlooking, enclosure and/or
the loss of privacy, outlook and daylight/sunlight to adjacent residential properties.

A daylight, sunlight, overshadowing and solar glare assessment to surrounding properties has been undertaken by Anstey
Horne and forms Chapter 11 of the Environmental Statement. This set outs the baseline results for the surrounding
properties as existing then results following the completed development. The proposed residential accommodation will
provide future inhabitants with good levels of daylight and sunlight amenity, especially given the urban context of the
proposed site. The levels achieved are considered to be commensurate with other recently approved and developed
schemes in and around the London Borough of Waltham Forest.

Transport

Section 9 of the NPPF sets out the Government’'s policies with regard to transport. Paragraph 110 sets out that
development should be ensured that:

“a) appropriate opportunities to promote sustainable transport modes can be — or have been — taken up, given
the type of development and its location;

b) safe and suitable access to the site can be achieved for all users; and

c) any significant impacts from the development on the transport network (in terms of capacity and congestion),
or on highway safety, can be cost effectively mitigated to an acceptable degree.”

Chapter 10 of the London Plan provides the regional guidance for transport. London Plan Policy T1 (Strategic approach
to transport) states that all developments should make the most effective use of land, reflecting its connectivity by existing
and future public transport, walking and cycling routes, and ensure that any impacts on London’s transport networks and
supporting infrastructure are mitigated.

London Plan Policy T2 (Healthy Streets) states that proposals should reduce the dominance of vehicles on London’s
streets, whilst being permeable by foot and cycle and connectable to local walking a cycling networks as well as public
transport.

Local Plan Part 1 Policy 60 (Promoting Sustainable Transport) states that all new development should create an
environment where residents and visitors actively feel welcomed and choose to walk, cycle, or use public transport as part
of their everyday life. Additionally Local Plan Policy 61 (Active Travel) states that all new development will be expected to
support a shift to active transport modes and encourage an increase in walking and cycling.

A Transport Assessment Addendum has been prepared by Velocity alongside the Transport Chapter of the Environmental
Statement. In line with the above policy requirements, the Transport Assessment has been prepared following the healthy
streets approach. The Proposed Development has been designed to prioritise active and sustainable travel. Vehicle trips
generated by the Site will be associated with the on-site Blue Badge provision and deliveries and servicing trips. The extant
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permission is expected to generate five vehicle trips in the AM peak hour and seven vehicle trips during the PM peak hour,
which is considered a negligible increase. This S73 Scheme will generate an additional two two-way trips during the AM
and PM peak hours respectively across all modes of transport. It will therefore have a non-material impact on the operation
and safety of the highway.

When considering the net change servicing trip generation for the Proposed Development compared to the extant
permission, the Proposed Development is expected to generate only marginally more daily service vehicle arrivals
compared to the consented scheme. As such this is not considered likely to lead to any material change in the ability of
each site to accommodate servicing demand off-highway.

The Assessment concludes that the Proposed Development will prioritise active and sustainable travel, have little impact
on the London-wide public transport and highways networks; and will contribute localised improvements to the site and its
immediate surroundings.

Car Parking

The NPPF requires Local Authorities to consider parking provision within new developments based upon the accessibility
of the development and the opportunities for public transport, and facilitate the provision of ultra-low emission vehicles.

Policy T6.1 (Residential Parking) of the London Plan states that developments should not exceed the maximum parking
standards set out in Table 10.3. In line with the requirements of Table 10.3, based on the Site’s location within Outer
London with a PTAL of 2 and 3, the maximum standards of up to 0.75 spaces per dwelling apply. All residential car parking
spaces must provide infrastructure for electric or ultra-low emission vehicles. At least 20% of spaces should have active
charging facilities with passive provision for all remaining spaces.

Residential development proposals delivering 10 or more units must, as a minimum ensure that for 3% of dwellings at
least one designated disabled parking bay per dwelling is available from the outset. It must then be demonstrated how an
additional 7% of dwellings could be provided with one designated disabled parking space per dwelling in future upon
request as soon as existing provision is insufficient.

Part G of Policy T6.1 states that disabled parking should be provided for new residential developments. Residential
development proposals delivering ten or more units must as a minimum ensure that three per cent of dwellings, at least
one designated disabled parking bay per dwelling is available from the outset. Development proposals are further required
to demonstrate through a Parking Design and Management Plan how an additional seven per cent of dwelling could be
provided with on designated disabled person’s parking spaces per dwelling.

Turning to the Policy requirements for commercial floorspace, in light of the Site’s location within an Outer London
Opportunity Area the development is required to have a maximum parking provision of up to 1 space per 600 sqgm GIA
(London Plan Policy T6.2 (Office Parking).

Policy T6.5 (Non-designated Disabled Parking) requires disabled parking spaces to be located on firm and level ground
at a provision of:

e  Workplace — Designated Bays: 5% and Enlarged Bays 6%; and
¢ Retail — Designated Bays: 6% and Enlarged Bays 5%.

Appendix 1 of the emerging Local Plan Part 1 outlines that the Council expect no car parking for new residential dwellings
except for disabled parking. In terms of disabled parking, a minimum of 5% of the total number of dwellings in the dwellings
should be provided. In addition, passive provision developments (C3) only) is to be made to add a further 2% (making 7%
in all) to be brought into use at such time as these additional spaces are required in the future.

The Proposed Development proposes a car-free scheme with the exception of the provision of 12(no.) wheelchair spaces
(3.14%), which only creates a minor reduction in the total radio of parking from the extant scheme and is therefore
compliant with the London Plan policy requirements but not the LBWF standards. Given the Site’s location immediately
adjacent Lea Bridge Station alongside good bus links, it is considered that a car-free scheme is appropriate in this context.
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Cycle Parking

Paragraph 106 of the NPPF requires developments to provide for high quality walking and cycling networks and supporting
facilities such as cycle parking.

Policy T5 (Cycling) of the London Plan set out the following requirements for cycle parking:
Residential Accommodation

e Long stay - 1 space per studio or 1 person 1- bedroom unit; 1.5 spaces per 2 person 1 bed dwelling; 2 spaces
per all other dwellings; and
e Short stay — 5 to 40 dwellings: 2 spaces; thereafter: 1 space per 40 dwellings.

Commercial / Community Floorspace

e Use Class Al (Food retail above 100sgm) — Long Stay: 1 space per 175 sgm (GEA) and Short Stay: first 750
sgm — 1 space per 20 sqm and thereafter 1 space per 150 sqm (GEA);

e Use Class Al (non-food retail above 100sgm) — Long Stay: first 1000 sgm - 1 space per 250 sgm (GEA) and 1
space per 1000 sqm thereafter (GEA) Short Stay: first 1000 sgm — 1 space per 60 sgm and thereafter 1 space
per 500 sqm (GEA);

e Use Class B1 (Business Offices) — Long Stay: 1 space per 75 sgm and Short Stay: first 5,000 sqm — 1 space per
500 sgm and thereafter 1 space per 5,000 sqm (GEA); and

e Use Class D2 — Long Stay: 1 space per 8 FTE staff and Short Stay — 1 space per 100 sqm (GEA).

Appendix 1 of the emerging Local Plan Part 1 outlines that the Council expect cycle parking to be provided in accordance
with the requirements of the London Plan.

Cycle parking storage for long stay cycle parking is provided throughout the development in dedicated secure stores. A
total of 725 long stay spaces will be provided throughout the Proposed Development. In addition, 38 short stay cycle
spaces will be provided within the public realm of the Site.

Therefore, the quantum of cycle parking proposed is compliant with the requirements of the London Plan.

Travel Plan

This Application is also accompanied by a Framework Travel Plan, prepared by Velocity, which sets out a long- term
strategy for facilitating and encouraging travel to the Site by sustainable modes of transport. The Framework Travel Plan
states the following measures:

e Substantial new landscaped public realm is proposed, catering for new pedestrian routes along key desire lines and
providing access to each of the buildings;

e Cycle parking in line with London Plan standards;

¢ The development will be ‘car-free’ with Blue Badge car parking only;

e Provision of broadband access in homes to provide opportunities for both home working and home shopping,
reducing the need to travel;

e Residents of new dwellings will be provided with a Travel Pack upon first occupation;

¢ Notice boards providing travel information to residents within the site will be placed in lobbies;

e Cycle to work scheme for employees; and

e The Travel Plan Co-ordinator will be available to provide personalised travel planning advice to residents and
employees of the development. The Travel Plan Co-ordinator will be able to identify routes to public transport
services for residents and employees.

Delivery and Servicing

An Outline Deliveries and Servicing Plan has been prepared by Velocity and accompanies this submission. The Plan
outlines the following aims:
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e Demonstrate that goods and services can be delivered, and waste removed, in a safe and efficient manner without
compromising the safety of residents, visitors and employees without causing an adverse impact on the local
highway network;

e Avoid deliveries and servicing during peak hours where possible and reduce coinciding deliveries;

e Reduce the impact of servicing activity on the amenity of local residents and the environment; and

e Ensure that the deliveries take place in the designated area and that loading, and unloading is occurring in a safe
and efficient manner within the site.

Details of how vehicle deliveries and refuse collections will take place are provided for each site including swept path
analysis drawings. The servicing demand for each site is set out alongside management and measures.

Energy and Sustainability

Section 14 of the NPPF relates to ‘Meeting the challenges of climate change, flooding and coastal change’ and states
that the planning system should help to shape places in ways that contribute to radical reductions in greenhouse gas
emissions, minimise vulnerability and improve resilience, encourage the reuse of existing resources including the
conversion of existing buildings; and support renewable and low carbon energy and associated infrastructure.

Paragraph 159 of the NPPF states that new development should be planned for in ways that can help to reduce
greenhouse gas emissions, such as through its location, orientation and design. Paragraph 162 requires new development
to take account of landform, layout, building orientation, massing and landscaping to minimise energy consumption.

Policy SI2 (Minimising greenhouse gas emissions) of the London Plan outlines that major developments should be net
zero-carbon, which means reducing carbon dioxide emissions in operation and minimising both annual and peak energy
demand in accordance with the following energy hierarchy:

1) Be lean: use less energy and manage demand during operation;

2) Be clean: exploit local energy resources (such as secondary heat) and supply energy efficiently and cleanly;

3) Be green: maximise opportunities for renewable energy by producing, storing and using renewable energy on- site;
and

4) Be seen: monitor, verify and report on energy performance.

Policy SI2 also sets out that a minimum on-site reduction of at least 35% beyond Building Regulations is required for
major development. Residential development should achieve 10% though energy efficient measures whilst non-residential
should achieve 15%. Policy SI2 outlines that development proposals referable to the Mayor should calculate whole life-
cycle carbon emissions through a nationally recognised Whole Life-Cycle Carbon Assessment and demonstrate actions
taken to reduce life-cycle carbon emissions.

Policy SI5 (Water Infrastructure) of the London Plan requires development proposals to achieve at least the BREEAM
excellent standard for the ‘Wat 01 water category’ or equivalent for commercial developments.

Policy SI7 (Reducing waste and supporting the circular economy) of the London Plan sets out that resource conservation,
waste reduction, increases in material re-use and recycling, and reductions in waste going for disposal will be achieved
by promoting a more circular economy that improves resource efficiency and innovation to keep products and materials at
their highest use for as long as possible. Developments should encourage waste minimisation and waste prevention
through the reuse of materials and using fewer resources in the production and distribution of products.

Local Plan Part 1 Policy 85 (A Zero Carbon Borough) states that Waltham Forest will minimise greenhouse gas emissions,
reduce the borough’s carbon footprint and maximise energy efficiency within developments by being in line with the
standards set out in the London Plan.

Furthermore, Emerging Local Plan Part 1 Policy 86 (Decentralised Energy) outlines that major developments either
connect to a communal heating system or ‘future-proof and make the development connection ready, to enable connection
to a decentralised energy network in the future. Unless it is demonstrated to the Local Authority’s satisfaction that this is
not feasible or viable.
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The Application is accompanied with the following energy and sustainability documentation:

e Energy Strategy Report, prepared by Stroma;
e  Sustainability Statement including Homes Quality Mark Assessment, prepared by Stroma; and
e BREEAM Pre-assessment, prepared by Sol Environment.

The Energy Strategy outlines that a fabric first approach has been adopted with regards to energy efficiency. In line with
the above policy requirements, the proposed strategy comprises of the following elements:

e Three energy centres (one on each site) with communal heating systems, due to the Proposed Development not
being within the vicinity of a district heating network. These have been designed to allow for connection to a future
district scheme should one become available;

e Air Source Heat Pumps; and

e Photovoltaic panels on the roofs of the buildings.

The above measures have been optimised beyond the strategy that accompanied the extant permission which
demonstrate that the Proposed Development reduce carbon emission by 35% with 10% achieved within the Be Lean
category for the residential development as required by London Plan Policy. It is proposed that a green lease agreement
be secured so that future tenants of the commercial / community space achieve the 15% Be Lean target for the non-
residential uses. To achieve Zero Carbon, an offset contribution of £336,304.00 is proposed and will be secured through
the S106 agreement.

In line with the above LBWF policy requirements, the BREEAM pre-assessment demonstrates that the non-residential
uses can achieve an Excellent rating with a provision score for each site as follows:

e Site 1 =75.90%;

e Site 2 (Courtyard) = 77.35%;

. Site 2 (Terrace) = 76.60% ;and
e Site 3=76.60%.

The Excellent rating is achieved through the following measures:

e Large windows with good natural lighting;

e Substantial outdoor space with good pedestrian and cycling routes to be built to Secured by Design Standards;
¢  Water metering and monitoring equipment; and

e Landscaping scheme which results in significant biodiversity improvements.

Overheating

Policy Sl4 (Managing heat risk) of the London Plan outlines that major development proposals should demonstrate
through an energy strategy how they will reduce the potential for internal overheating and reliance on air conditioning
systems in accordance with the cooling hierarchy.

An Overheating Assessment including a sample of apartments across the Proposed Development has been prepared by
FHP Partnership Ltd to support this application. This assessment shows the proposed development to be compliant
throughout, with dwellings compliant when occupants open their windows reflecting good design.

The results show that in the naturally ventilated scenario, all assessed rooms comply with the relevant compliance criteria.
It is acknowledged that noise surrounding the Site may restrict some occupants from opening their windows. The full extent
of this will be investigated further at the design stage and where necessary an alternative strategy will be provided.

Where windows are required to be closed during day and night, the proposed alternative strategy is tempered air
incorporated into the MVHR services. With it considered feasible to achieve the required standards through this strategy
with some specifics to be derived at the next design stage.
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In conclusion, the Proposed Development demonstrates that heat risk can be managed in accordance with Policy Sl4.

Whole Life Carbon

Policy SI 2 (Minimising greenhouse gas emissions) of the London Plan requires developments which are referable to the
Mayor should calculate life-cycle carbon emissions through a nationally recognised Whole Life-Cycle Carbon Assessment
and demonstrate actions to reduce life-cycle carbon emissions.

At a local level, Local Plan Part 1 Policy 87 (Sustainable Design and Construction) Part vii. states that minimising waste
during the construction and operation phases of development in line with the Circular Economy Statement and Whole
Lifecycle Carbon assessment required by the GLA to cover the whole lifecycle of the development on referable schemes.

In line with the requirements set out above, this Application is accompanied by a Whole Life-Cycle Carbon Assessment,
prepared by Stroma, which demonstrates SAP10 Emissions of 61,621,400 kg CO2e. The full results are contained in the
submitted Assessment.

wind

London Plan Policy D8 (Public Realm) requires buildings to be designed and public realm to be designed in away where
considerations has been given to the local microclimate which could be created by buildings and the impact this may have
on service entrances and faces on the public realm.

Additionally, London Plan Policy D9 (Tall Buildings) states that development should address the impact from wind,
daylight, sunlight penetration and temperature conditions around the buildings and neighbourhood must be carefully
considered and not compromise comfort and the enjoyment of open spaces, including water spaces around the building.

At alocal level, Local Plan Part 1 Policy 54 (Tall Buildings) states that adverse impacts on microclimate should be avoided.

In light of the policy requirements set out above, a Wind Microclimate Assessment has been prepared and forms Chapter
10 of the Environmental Statement. The Chapter considers the potential impacts and likely effects of the proposed
development on the local wind microclimate within and around the Site. The assessment considers the impacts of both
the demolition and construction stage and the completed stage of the Proposed Development. To assess the completed
development, a wind tunnel testing of the existing site and maximum building height and massing has been undertaken to
quantify the local wind microclimate. This provides a detailed assessment of the mean and gust conditions around the
Proposed Development in terms of pedestrian comfort and safety.

The assessment concludes that for the demolition and construction phase an overall negligible effect is identified.

For the completed development, effects ranging from moderate beneficial to minor adverse are outlined with regards to
pedestrian comfort, thoroughfares, entrances, amenity spaces. Mitigation measures are outlined and have been
incorporated into the Proposed Development. This reduces the effects to negligible in all testing locations apart from two
being the bottom of Tower 2 and within the adjacent Beck Square development. These failures are at a ground floor
amenity space when tested against standing conditions and a thoroughfare when tested against walking conditions.

As a result of the above, wind mitigation measures are proposed within these 2no. locations. These measures comprise
the following:

- Summarise the on-building fins proposed; and
- summarise the tree planting proposed at the off-site location

The detailed design of the above wind mitigation measures is due to workshopped further with Council design and
highways officers prior to the determination of this S73 application. At pre-application stage, the principle of these mitigation
measures has, however, been broadly agreed (subject to reaching a satisfactory design solution). As the proposed fins
(attached to Tower 2) oversail the public highway, an oversailing license will be required in the future in relation to these
installations.
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Overall, subject to the proposed wind mitigation measures being incorporated in due course, the Proposed Development
is considered to be acceptable in terms of its wind and micro-climate impacts.

Air Quality

Paragraph 192 of the NPPF supports opportunities to improve air quality or mitigate impacts where necessary.

London Plan Policy SI 1 (Improving air quality) states that development proposals should not lead to further deterioration
of existing poor air quality, create any new areas that exceed air quality limits or delay the date at which compliance will
be achieved or create unacceptable high levels of exposure to poor air quality. In order to achieve this, the Mayor will
require development proposals to be at least Air Quality Neutral and be designed to prevent and minimise increasing
exposure. Major development proposals will be required to be submitted with an Air Quality Assessment to show how the
proposal accords with the requirements set out above.

Policy CC10 (Air Quality) of the London Plan states that the Council will seek to reduce the potential adverse air quality
impacts of new developments by requiring all developments which may be impacted by local sources of poor air quality or
may adversely contribute to local air quality to provide an air quality assessment that considers the potential impacts of
pollution from the development site. Part d of the Policy states that the Council will require development to be ‘air quality
neutral and development which would materially increase exceedance of local air pollutants will be resisted’.

Local Plan Part 1 Policy 88 (Air Pollution) states that new development should mitigate any adverse air pollution impacts
by ensuring development meets and where possible improves upon, air quality neutral standards over its lifetime and does
not contribute to a decrease in air quality during the construction or operation stage. This policy outlines that an Air Quality
Assessment is required for major developments.

As outlined above, the Site is located within an air quality management area. An Air Quality Assessment has been
undertaken by AQC and forms Chapter 7 of the submitted Environmental Statement Addendum. The Assessment
quantifies the potential impacts on local air quality associated with the construction and operation of the Proposed
Development. To measure the impact of the development with regards to Air Quality, the assessment identifies a number
of sensitive receptors within the proximity of the Site including properties along Lea Bridge Road and Block E of the Motion
scheme (Beck Square). There are likely significant effects of both demolition and construction works and the completed
and operational development remain as stated as part of the extant permission.

In terms of potential effects, during demolition and construction, the air quality assessment outlines that these will not be
significant and can be appropriately mitigated to control emissions through the Construction Environmental Management
Plan.

For the completed development, predicted air pollution levels are not anticipated to increase significantly from those as
existing and therefore the effects are deemed negligible. This is predominately due to the Proposed Development being
car free.

The cumulative effects assessment concludes that levels will not change or be worse than that of the Proposed
Development in isolation and remains as set out in the extant permission’s Environmental Statement.

Therefore, the Proposed Development meets the above planning policy requirements from an air quality perspective.

Noise

Chapter 8 of the Environmental Statement Addendum, prepared by Sandy Brown, considers the likely noise and vibration
effects which may arise from both the demolition and construction phase of the development and the completed operation
stage.

Paragraph 191 of the NPPF requires developments to mitigate and reduce to a minimum the potential adverse impacts
resulting from noise from new development and avoid noise giving rise to significant adverse impacts on healthy and the
quality of life.
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Policy D14 (Noise) of the London Plan states that in order to reduce, manage and mitigate noise to improve health and
quality of life, residential and non-aviation development proposals should manage noise by avoiding significant adverse
impacts on healthy and quality of life, reflect the Agent of Change principle, mitigation and minimise the existing and
potential adverse impacts of noise and improve and enhance acoustic environments.

Emerging Local Plan Part 1 Policy 50 (Noise, Vibration and Light Pollution) states that developers will be required to
demonstrate the impact of their developments on the noise environment and where appropriate provide a noise
assessment. The layout, orientation, design and use of buildings should ensure that operational noise does not adversely
affect neighbours, particularly noise-sensitive land uses such as housing, hospitals, schools and quiet open spaces.

Noise assessments will have regard to the Agent of Change Principle as set out in London Plan Policy D13 and any
potential noise conflict between existing activities and new development should be minimised. Where the avoidance of
noise conflicts is impractical, mitigation measures such as noise attenuation and restrictions on operating hours will be
implemented through appropriate planning conditions.

Chapter 8 of the Environmental Statement Addendum prepared by Sandy Brown assesses Noise and Vibration. It is
identified that the noise climate around the Site is mainly affected by road traffic then vibration for the adjacent railway line.
The Noise Assessment outlines that on a worse case scenario in high construction activity months there will be moderate
adverse / major adverse effects to some neighbouring properties and new residents of the development in terms of
predicted noise levels during the demolition and construction phase. Other receptors are considered to be negligible or
minor adverse during this phase. A number of recommendations are set out to mitigate and manage the effects. This can
be secured through the Construction Environmental Management Plan.

The ES Addendum Chapter sets out the proposed changes of the S73 scheme will not affect the assessment and
conclusions of the Extant Permission 2021 ES conclusions.

In terms of the cumulative effects assessment, these are anticipated to be negligible in line with the assessment
undertaken in the 2021 Environmental Statement.

Various mitigation measures including facade treatment, balcony design and glazing have been incorporated to ensure
that the proposed residential units will be suitable for use. These mitigation measures remain as stated within the 2021
Environmental Statement and no additional mitigation is required.

The Chapter concludes that the assessments indicate that the likely significant effects remain consistent with approved
under the extant permission. As such, the Proposed Development is considered to be acceptable in terms of noise impact
considerations.

Trees

London Plan Policy G7 (Trees and Woodlands) Development proposals should ensure that, wherever possible, existing
trees of value are retained. If planning permission is granted that necessitates the removal of trees there should be
adequate replacement based on the existing value of the benefits of the trees removed, determined by, for example, i-tree
or CAVAT or another appropriate valuation system. The planting of additional trees should generally be included in new
developments particularly large-canopied species which provide a wider range of benefits because of the larger surface
area of their canopy.

Local plan Part 1 Policy 80 (trees) states that development proposals must retain and protect significant existing trees,
including:

i. Those with high amenity value and those which have scope for screening other properties/features
ii. Veteran, ancient and notable trees

Development proposals will only be supported where they:

i. Take particular account of existing trees on the site and on adjoining land;
ii. Retain trees of significant amenity, historic or ecological/habitat conservation value;
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iii. Would not give rise to any threat, immediate or long term, to the continued well-being of trees of significant
amenity, historic or ecological/habitat conservation value;

iv. Demonstrate that retained trees can be satisfactorily protected from construction impacts and site works;
and

v. Positively integrate retained trees as part of a well-considered, sustainable soft landscaping scheme.

In exceptional circumstances, and only where sufficient evidence is provided to justify their loss, significant
existing trees may be removed. In these instances, development proposals will only be supported where they:

i. Re-provide the amenity, canopy, habitat and biomass of the existing trees through the planting of significant
mature trees within the proposed scheme

ii. Calculate the full CAVAT value of any trees lost and make appropriate mitigating financial contributions,
which will be redirected towards local green infrastructure provision as set out in the Planning Obligations
SPD.

A further Arboricultural Impact Assessment has not been submitted in respect of this S73 application, the conclusions
within the extant permissions report remain valid and accurate. With the proposal incorporating a total of 150 new trees
across the three sites maintaining a net gain.

The Arboricutlural Impact Assessment concludes that the loss of most of the existing trees is offset by the extensive new
tree planting. New and replacement tree planting is maintained and will be provided as part of the Proposed Development.
This new cohort of trees can provide a diverse portfolio of tree cover to ensure sustainability of green infrastructure in the
future. In addition, a planning obligation / financial contribution towards the provision of off site tree planting has been
secured under the extant permission (and will remain in place following the determination of this S73 application).

Ecology and Biodiversity
The Site is located within close proximity to following statutory protects sites:

e Lea Valley Special Protection Area (SPA) and Ramsar site (1.5km north west);

e Epping Forest Special Area of Conservation (SAC) (3.1km north east);

¢  Walthamstow Marshes Site of Special Scientific Interest (SSSI) (563m north west);
¢  Walthamstow Reservoirs SPA (1/5km north west); and

e Local Nature Reserve (LNR) (1.3km north west).

The NPPF promotes biodiversity in recognition of its role in supporting the natural and local environment, under Paragraph
180, by requiring planning policies to protect sites of biodiversity value and provide net gain for biodiversity.

London Plan Policy G6 (Biodiversity and access to nature) states that development proposals should mitigate impacts on
biodiversity and aim to secure net biodiversity gain. This should be informed by the best available ecological information
and addressed from the start of the development process.

Local Plan Part 1 Policy 79 (Biodiversity and Geodiversity) states that proposals should seek to maximising opportunities
to create new, or make improvements to existing natural environments, nature conservation areas, habitats or biodiversity
features and links into the wider green infrastructure network, and contributing to the Local Nature Recovery Strategy, with
applications supported by biodiversity survey of the Site and deliver a Biodiversity Net Gain.

The following updated reports have been prepared by Richard Graves Associates to support this Amended Application:
e Phase 1 Habitat Survey;

e Biodiversity Net Gain Calculation; and
e Shadow Habitat Regulation Assessment.
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The Phase 1 Habitat Survey concludes that the Site has low-moderate ecological value with the existing trees providing
habitat for nesting birds and some potential for bats on two trees at Site 2. The Survey was supported by an additional site
visit undertaken in June 2023 and then in 2024.

The Phase 1 Habitat Survey incorporated a bat assessment where habitats within and beyond the site were assessed for
their bat potential. The survey did not constitute a dedicated tree roosting assessment for bats however any notable
potential roosting features observed were noted.

The Phase 1 Habitat Survey sets out the following recommendations which have been incorporated into the design of the
Proposed Development:

e Biodiverse roofs;

e Tree planting including use of predominately native and pollinator plant species; and
e Bird and Bat boxes;

e Sensitive lighting scheme.

The Habitat Regulation Assessment outlines that during the demolition and construction phase, legislation with respect of
wildlife and good practice in relation to dust, surface water run-off and noise will be adhered to through the Construction
Environmental Management Plan. This will ensure that any effects during this phase of the development can be
appropriately mitigated and secured through planning conditions.

In terms of the completed development, there is considered to be a moderate beneficial effect by introducing receptors
including new landscaped habitats within the scheme.

With regards to cumulative effects, a minimal increase in population is identified from the Amended Proposed Development
as a result of the uplift in units in combination with the Gas Works scheme and therefore it is concluded that there would
a negligible effect.

The assessment concludes that through the implementation of appropriate mitigation the amended proposal is unlikely to
generate significant additional pressures on protected sites either on its own or in combination with other developments.

An updated biodiversity net gain calculation has also been undertaken and demonstrates that the Proposed Development
will result in a 3.83% net change for habitat units.

Urban Greening

Policy G5 (Urban greening) of the London Plan sets out that major development proposals should contribute to the
greening of London by including urban greening as a fundamental element of site and building design, and by incorporating
measures such as high-quality landscaping (including trees), green roofs, green walls and nature-based sustainable
drainage. A target Urban Greening Factor (UGF) of 0.3 is recommended for predominately commercial development and
0.4 for developments that are predominately residential.

The Proposed Development continues to deliver extensive urban greening both across the buildings and within the
surrounding public realm. The Proposed Development will continue to meet the targeted score of 0.4.

Flood Risk and Drainage

Paragraph 173 of the NPPF outlines that when determining any planning applications, local planning authorities should
ensure that flood risk is not increased elsewhere. Part ¢ of Paragraph 173 requires development to demonstrate that they
incorporate sustainable drainage systems, unless there is clear evidence that this would be inappropriate.

Policy 113 (Sustainable drainage) of the London Plan outlines that development proposals should aim to achieve
greenfield run-off rates and ensure that surface water run-off is managed as close to its source as possible. There should

also be a preference for green over grey features, in line with the following drainage hierarchy:

1) rainwater use as a resource (for example rainwater harvesting, blue roofs for irrigation);
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2) rainwater infiltration to ground at or close to source;

3) rainwater attenuation in green infrastructure features for gradual release (for example green roofs, rain
gardens);

4) rainwater discharge direct to a watercourse (unless not appropriate);

5) controlled rainwater discharge to a surface water sewer or drain; and

6) Controlled rainwater discharge to a combined sewer.

Policy SI13 goes on to state that drainage should be designed and implemented in ways that promote multiple benefits
including increased water use efficiency, improved water quality, and enhanced biodiversity, urban greening, amenity and
recreation.

Local Plan Part 1 Policy 91 (Managing Flood Risk) states that Flood Risk will be managed through steering new
development to areas at the lowest risk of flooding, supported by site specific Flood Risk Assessments to be provided in
support of proposals. With a requirement to demonstrate how schemes will be safe from flooding and the impacts of
climate change for its lifetime.

A Flood Risk and Drainage Statement of Conformity prepared by Waterman accompanies this S73 Application. The site
is not affected by tidal flooding, but parts of the site are at risk of fluvial flooding. As outlined in Section 3.0 of this
Statement, the majority of Site 1 is located in Flood Zone 2 with the south western boundary partially in Flood Zone 3. Site
2 is predominantly located in Flood Zone 1 with the south eastern boundary partially in Flood Zone 2. Site 3 is
predominantly located in Flood Zone 1 with the south western boundary partially in Flood Zones 2 and 3.

The Statement of Conformity confirms that with the uplift in units there is an increase in peak foul flow rates from 3.1l/s in
the consented scheme and 3.4l/s within the amended scheme. It is additionally noted that the Environment Agency national
mapping of reservoir flood risk has been updated, these reflect negligible changes on site as such no additional mitigation
is required.

The Statement concludes that the Propose Development can manage the risk of flooding appropriate and will not increase
flood risk elsewhere. As such, the Proposed Development is acceptable in flood risk terms (and aligns with the strategy
approved under the extant permission).

Archaeology

Chapter 16 of the NPPF relates to the conserving and enhancing the historic environment and identifies heritage assets
as an irreplaceable resource and that they should be conserved in a manner appropriate to their significance, so that they
can be enjoyed for their contribution to the quality of life of existing and future generations.

Policy HC1 (Heritage Conservation and growth) of the London Plan, as set out above, requires development proposals
affecting heritage assets and their settings to conserve their significance.

Local Plan Part 1 Policy 73 (Archaeological Assets and Archaeological Priority Areas) stipulates that proposals which
affect Archaeological Assets and Archaeological Priority Zones will be supported where they provide:

A. They provide details of measures that will protect and, where appropriate, better reveal remains of archaeological
importance by ensuring acceptable methods are used, proportionate to the significance of the asset. This will include
preserving the asset and its setting, including physical preservation in situ where appropriate;

B. Desk-based assessments are provided for proposals within designated Tier 1 Archaeological Priority Areas and for
applications for major development in Tier 2 Archaeological Priority Areas to evaluate impacts on any below ground
archaeology. Further investigation works, including trial pits, may also be required;

C. The remains are appropriately recorded, assessed, analysed, disseminated and the archive deposited in cases
where loss of the asset is justified in accordance with national policy; and

D. The developer undertakes investigations of non-designated heritage assets of archaeological interest that fall either
inside or outside of the identified and reviewed Archaeological Priority Areas that hold or potentially hold evidence
of past human activity, and the Council will draw on appropriate advice from archaeological experts to assess the
results.
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A Statement of Conformity has been submitted to support the S73 application as this confirms that there are minimal
changes to the impacts of identified as part of the consented scheme.

As the Site lies within an ‘Archaeological Priority Zone’, an Archaeological Desk Based Assessment was undertaken by
RPS to support the extant permission and was appended to the Environmental Statement. A Statement of Conformity has
been provided as Part of the Addendum ES to confirm that the findings of the Assessment remain the same.

Overall, cumulative effects on archaeological receptors are not considered to be significant or to change from the
conclusions of the residential effects which are considered to be negligible.

Given the above, there are not considered to be any archaeology-related concerns associated with the Proposed
Development.

Contamination

Paragraph 189 of the NPPF requires planning policies and decisions to ensure that a site is suitable for its proposed use
taking account of ground conditions and any risks arising from land instability and contamination.

Furthermore, Policy SD1 (Opportunity Areas) of the London Plan requires developments within an Opportunity Area to
take appropriate measure to deal with contamination.

Emerging Local Plan Part 1 Policy 92 (Contaminated Land) stipulates that contaminated land will be managed and the
spread of contamination prevented by ensuring that site investigation and desk-based research is undertaken in line with
current guidance for new developments proposed on contaminated or potentially contaminated land, and remediation
proposals are agreed to deal with any identified contamination.

A Statement of Conformity to the previously submitted Ground Conditions Assessment within the Environmental Statement
has been submitted to support the S73 application as this confirms that there are minimal changes to the impacts of
identified as part of the consented scheme.

Chapter 12 of the extant permissions Environmental Statement prepared by Waterman considered ground conditions and
contamination. The Preliminary Risk Assessment was also appended to this document. It is acknowledged that whilst the
Site is predominantly cleared as existing, there are historic uses on and surrounding the site including gas works, railway
land, and a warehouse / goods depot where potentially significant sources of contamination have been identified.

It is therefore concluded that any potential sources of contamination can be remediated. The proposed remediation strategy
outlined in Chapter 12 of the Environmental Statement therefore accords with the above policy requirements.

Fire

Policy D12 (Fire Safety) of the London Plan requires developments to achieve the highest standards of fire safety. All
major development proposals are required to be submitted with a Fire Statement, which is an independent fire strategy
produce by a third party suitably qualified assessor. This statement should detail how the development proposal will
function in terms of the building’s construction methods, products and materials, means of escape for all building users,
features which reduce the risk to life, access for fire service personnel, provision within the curtilage of the Site to enable
fire appliance to gain access to the building and ensuring that any potential future modifications to the building will take
into account.

In accordance with the London Plan, a Fire Statement has been produced by FDS, and is submitted in support of this S73
Application. The Fire Statement sets out various details and measures that the Proposed Development will incorporate in
order to meet the needs of the latest fire safety requirements.

In summary therefore, the fire strategy for the Proposed Development is compliant with the relevant standards and the
requirements of London Plan Policy D1.

Waste
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London Plan Policy Sl 7 (Reducing Waste and supporting the Circular Economy) states that resource conservation, waste
reduction, increases in material reuse and recycling, and reductions in waste going for disposal will be achieved by the
Mayor through promoting a circular economy, encourage waste minimisation, ensure that there is zero biodegradable or
recyclable waste to landfill by 2026 and meet or exceed the municipal waste recycling target of 65 per cent by 2030.
Developments should be designed with adequate, flexible and easily accessible storage space and collection systems
that support, as a minimum, the separate collection of dry recyclables and food.

At alocal level, Local Plan Part 1 Policy 87 (Sustainable Design and Construction) Part viii. states that sustainable delivery
of development should be achieved by providing a clear strategy for adequate waste and recycling storage and collection
facilities.

This Proposed Development is accompanied by an Operational Waste Management Strategy prepared by Velocity. This
sets out that dedicated waste and recycling bin stores for both the residential and commercial / community uses will be
provided across the Site at ground floor level within each building. These continue to be incorporated into the amended
proposal in line with the relevant guidance.

Circular Economy

Policy SI 7 (Reducing waste and supporting the circular economy) of the London Plan states that schemes which are
referable should promote a circular economy outcomes and aim to be net zero-waste. A Circular Economy Statement
should be submitted which demonstrates how

1) How all materials arising from demolition and remediation works will be re-used and/or recycled,;

2) How the proposals design and construction will reduce material demands and enable building materials,
components and products to be dissembled and re-used at the end of their usual life;

3) Opportunities for managing as much waste as possible on site;

4) Adequate and easily accessible storage space and collection systems to support recycling and re-use;

5) How much waste the proposal is expected to generate, and how and where the waste will be managed in
accordance with the waste hierarchy; and

6) How performance will be monitored and reported.

At a local level, Local Plan Part 1 Policy 87 (Sustainable Design and Construction) Part vii. states that minimising waste
during the construction and operation phases of development in line with the Circular Economy Statement and Whole
Lifecycle Carbon assessment required by the GLA to cover the whole lifecycle of the development on referable schemes.

This Application is accompanied by a Technical Note which provides an update on the Circular Economy Statement
submitted as part of the extant permission. This demonstrates that the Proposed Development will be designed,
constructed and operated in line with the Circular Economy principles set out in the London Plan.

The Technical Note identifies the following circular economy aspirations that have been incorporated into the design of
the Proposed Development:

¢ Committing to meet, and in some cases exceed, the London Plan policies on minimising waste and supporting the
circular economy;

e Deriving at least 20% of the total value of materials from recycled and reused content in the products and materials
selected, and higher proportions are targeted in various cases;

e Reusing/ recycling/ recovering 95% of construction and demolition waste, and putting 95% of excavation waste to
beneficial use;

e  Targeting 65% of municipal waste to be diverted from landfill by 2030;

e Targeting zero biodegradable or recyclable waste to landfill by 2026; and

e Carrying out embodied carbon modelling to inform the design development

The above principles demonstrate continued compliance by the S73 application with Policy Sl 7 of the London Plan.



8.0 S106 / PLANNING OBLIGATIONS

Planning Obligations

8.1 Planning Obligations will be secured to mitigate impacts arising from the Proposed Development, through a Deed of
Variation to the S106 agreement associated with the extant permission.

8.2 The Applicant is currently discussing any updates requirement to the S106 Heads of Terms as part of the Proposed
Development with LBWF officers. At this stage, we envisage that a variety of financial and non-financial contributions could
sought, broadly relating to the following Heads of Terms:

e Affordable Housing Provision;

e Viability Review;

e  Securing Wheelchair Accessible Units;
e Highways Works;

e  Air Quality Contribution;

e Energy Strategy Obligations;

e  Carbon Offset Contribution;

e  CLP Monitoring Fee;

e CPZ Review Contribution;

e  Education Contribution;

e  Epping Forest SAC Contribution;
e Flood Mitigation Contribution;

e Health Contribution;

e Lighting Contribution;

e Play space Contribution;

e Lee Valley Regional Park / SANGS Contribution;
e Travel Plan;

e Travel Plan Monitoring Fee;

e Trees CAVAT Sum;

e Walking and cycling Contribution;
e  Wayfinding Contribution;

e  Car Free Housing;

e  Employment and Skills Plan;

e  Construction Jobs;

e Apprenticeships;

e  Work placements;

e Legal Fees; and

e  S106 Monitoring Contribution.

8.3 The above matters will be discussed and further refined with LBWF officers at post-submission stage, and in advance of
this S73 application being determined.
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This Planning Statement (“the Statement”) has been prepared by Montagu Evans LLP on behalf of London Square
Developments & London Borough of Waltham Forest (“the Applicant”) to accompany an application submitted under
Section 73 of The Town and Country Planning Act for a minor material amendment to permission reference 212685
(as amended under Non-material amendment reference 231158 and 231778) of the Lea Bridge Station Sites, Lea
Bridge Road, London E10 7PG (“the Site”).

In February 2023 the London Borough of Waltham Forest (LBWF) approved a full planning application for the Site
known as Lea Bridge Station Sites (ref. 212685 and amended under 231778) for:

“Demolition of existing structures and redevelopment of three land parcels to deliver residential accommodation
(Use Class C3), commercial floorspace (Use Class E) and community floorspace (Use Class F.2). Associated
development including new public realm areas, tree planting and landscaping, accesses, parking and servicing
facilities.”

The approved development has yet to be implemented, and development has not yet commenced.

In July 2023, the London Borough of Waltham Forest (LBWF) approved a Non-Material Amendment (NMA) under
Section 96A due to changes in fire safety guidance since the original application was approved on 12 July 2023
(reference 231158).

Further to this a further NMA application was submitted to the Council for an amendment of the Description of
Development. This comprised of removing reference to storey heights and unit numbers from the description. This
application (ref. 231778) was approved on 19 July 2023.

As a result of the loss of residential floorspace through incorporating secondary staircases within the development,
the Applicant is submitting a S73 application to increase the height of the two Towers (located on Sites 1 and 3) by
three storeys. This enables the delivery of a comparable amount of residential floorspace including affordable housing
in line with the extant consent.

The description of development is as follows:

“Minor material amendment to planning permission ref. 212685 comprising the following changes:

e Increase in building heights of Tower 1 from 26 to 29 storeys and Tower 2 from 23 to 26 storeys;
e Increase in quantum of residential homes from 345 to 387,

e Reduction of Non-residential (Class E/ F.2) floorspace;

¢ Amendments to affordable housing provision;

e Amendments to housing mix to reflect increased quantum of homes;

e Increase in quantum of wheelchair homes from 35 to 39 to maintain planning policy requirements;
e Amendments to elevations to address overheating and building regulation requirements;

e Amendments to internal layouts;

e Increase in quantum of cycle parking spaces;

¢ Amendments to bin storage to accommodate increased capacity; and

e Amendments to landscaping including increased play space provision.”

The Application proposals to which this Statement relates to comprises the following principle elements:

e Demolition of existing Lea Bridge Station entrance and cycle hub;

e 387 x new homes all of which will be provided as affordable dwellings;;
e 39 x Wheelchair accessible flats;

e 484 sqm Cultural / Community Space (Use Class E / F.2);

e 1,077 sgm commercial space (Use Class E);
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e 1,164 sgm of communal amenity space;
e 1,702.1 sgm of dedicated play space;

e New public realm across the three sites;
e 12 x disabled car parking spaces;

e 763 x cycle parking spaces;

e Landscaping and tree planting;

e New accesses; and

e  Servicing facilities.

The Applicant has undertaken pre-application consultation with officers at the LBWF and the Greater London
Authority (“GLA”) since April 2023. This follows a long period of consultation as part of LBWF’s bid process to
appointing London Square as their join development partner in 2020 and leading up to the submission of the previous
planning application. Through this positive and collaborative process, the proposals have also evolved in consultation
with Design Officers.

The Applicant has also undertaken engagement with a number of key stakeholders including Ward Councillors, local
residents and business, amenity groups and local schools through the distribution of newsletters and hosting a public
drop in event at Lea Bridge Library on the 28 June and 10 July 2023.

These pre-application discussions have had a positive impact on the Scheme for which planning permission is now
sought; this is demonstrated within the Design and Access Statement (DAS) that accompanies the application.

We do not consider the scheme gives rise to any harm when read against the development plan as a whole.
Notwithstanding this should it be considered some harm does arise we consider any such harm is demonstrably
outweighed by public benefits when assessed in the planning balance.

The planning benefits arising from the Proposed Development can be summarised as follows:

e Has evolved through pre-application discussions with officers at LBWF, the GLA and other stakeholders within
the local community;

e Optimises a site in an accessible regeneration/opportunity area location with a residential led mixed use
scheme;

e Delivers a mix of uses which align with the GLA and LBWF objectives for the Lea Bridge Regeneration
Masterplan;

e Delivers high quality residential units which is both a strategic and local priority;

e Delivers an entirely affordable housing scheme;

e Delivers a mix of affordable tenures including affordable rented homes. The amended provision results in 195
London Affordable Rented homes (50%), 174 Social Rented homes (45%) and 18 Shared Ownership (5%);

e  The habitable room breakdown for this comprises London Affordable Rented homes 582 (52.6%), Social Rented
homes 468 (42.3%) and Shared Ownership homes 57 (5.1%);

e Provides a mix of residential units which addresses an identified need,;

e Provides commercial units and the potential for an element of community floorspace which will deliver socio-
economic benefits;

e s all of a high quality design which responds to the wider character and emerging context of the Opportunity
Area whilst respecting the setting of surrounding heritage assets;

¢ Includes tall buildings in a location in accordance with the policy aspirations for the Opportunity Area, with
proposed building heights having been rigorously tested in terms of townscape, heritage and environmental
impacts, which on balance, in light of the substantive benefits of the Proposed Development are considered
acceptable;

e Delivers high quality public realm and including a new publicly accessible spaces which will benefit the existing
and new community;

e Provides private and communal residential amenity space including dedicated play space;

e Provides publicly accessible green space for the wider community to utilise;

e Provides S106 Contributions and obligations as well as CIL Contributions;

e Delivers a number of quantitative and qualitative benefits; and



e Isin accordance with relevant planning policy at the national, regional and local level and delivers sustainable
development.

9.14 In conclusion, the Proposed Development is considered to substantially accord with both national planning policy
guidance and the Development Plan when read as a whole and as such planning permission should be granted.
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