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1 Introduction 

1.1 This Planning Statement accompanies a planning application (‘the S73 Application’) submitted 

under Section 73 of the Town and Country Planning Act 1990 (as amended) on behalf of St 

William Homes LLP (‘St William’ or the ‘Applicant’) to the London Borough of Waltham Forest 

(the ‘Council’), referred to the Greater London Authority (‘GLA’) in respect of the Lea Bridge 

Gasworks development, Perth Road, Leyton, E10 7PB (the ‘Site’). The Site area comprises 

2.64ha. 

1.2 Detailed planning permission was first granted for redevelopment of the Site on 9th July 2021 

under planning permission ref. 201329 (the ‘original planning permission’). Following this 

permission, a new planning permission was granted on 27th May 2025. This is the relevant 

planning permission for the Site, planning permission ref. 232678 (the ‘extant permission’).   

1.3 St William is a subsidiary company of the Berkeley Group. The Lea Bridge Gasworks site is 

one of many large and complex sites across London which the Berkeley Group is investing in. 

1.4 St William’s vision is to successfully regenerate the former Lea Bridge Gasworks, in 

partnership with the local community, Greater London Authority and the London Borough of 

Waltham Forest. This central and accessible location offers a unique opportunity to build on 

the extensive package of benefits already consented for local people. 

1.5 However, since the most recent consent there have been significant changes in development 

economics nationally, as well as regulatory changes and other matters including build cost 

inflation (up 21% since approval (BCIS data)); 2nd stair requirements and efficiencies; finance 

costs, taxation increases, net zero carbon contributions, and a difficult mortgage and sales 

market.  

1.6 These significant challenges have required St William to adapt their approach to ensure 

delivery of the Site. Regulatory updates, including compliance with the latest Fire Safety 

Regulations (BS9991:2024), together with wider macroeconomic circumstances, have 

necessitated revisions to the scheme. 

1.7 St William’s updated proposals are designed to secure the deliverability of the project, whilst 

complying with their passion and purpose of building quality homes, strengthening 

communities and making a positive difference to people’s lives. This approach is aligned with 

the Government’s ‘Get Britain Building’ policy and the Mayor of London’s ‘Accelerated Housing 

Delivery’ planning and housing note (December 2024). 

1.8 The updated proposals align with the government’s agenda of maximising brownfield delivery, 

and Berkeley is committed to unlocking sites and building viable, housing-led schemes across 

London that get delivered. Unlocking regeneration on this Site is a testament to the 

collaborative relationship between Berkeley and London Borough of Waltham Forest and their 

combined commitment to delivering housing for the borough. 

1.9 As we explain in Section 3, both the Rt Hon Sir Keir Starmer KCB KC MP (the ‘Prime Minister’); 

and the Rt Hon Angela Rayner, former Deputy Prime Minister, and Secretary of State for 
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Housing, Communities and Local Government (the ‘Secretary of State’) have issued many 

ministerial statements recently encouraging the delivery of new homes ‘now’ to stimulate and 

accelerate economic growth to address the national housing crisis and the one in London.  

1.10 This application responds to those directions.  

1.11 Given the recognised need to accelerate housing delivery, the immediate urgency of the 

housing crisis, and the programme for construction on Site, it is critical that the S73 Application 

is determined within the statutory period of 16-weeks.  

1.12 The description of development of the extant consent (ref. 232678) is provided below. 

A phased development comprising demolition of existing buildings and structures, and erection 

of buildings to provide a mixed use scheme residential units (Use Class C3), flexible residential 

facilities and commercial uses (Use Classes E and F2), together with public open space; public 

realm works and landscaping; car and cycle parking; servicing arrangements; energy 

measures; formation of new pedestrian and cycle access onto Clementina Road; formation of 

new pedestrian, cycle and vehicular access onto Orient Way; means of access and circulation 

This application is accompanied with an Environmental Statement. 

1.13 The following conditions attached to the extant planning permission control development and 

are the subject of this S73 Application:  

▪ Condition 2 – approved drawings and documents – new drawings and new documents 

are submitted to reflect the new proposal. 

▪ Condition 5 – contains floorspace figures. The new proposal requires amendments to 

the number of homes, and non-residential floorspace.  

1.14 The Description of Development for this Section 73 application remains the same, with 

recognition of an addendum to the original Environmental Statement being submitted: 

A phased development comprising demolition of existing buildings and structures, and erection 

of buildings to provide a mixed use scheme residential units (Use Class C3), flexible residential 

facilities and commercial uses (Use Classes E and F2), together with public open space; public 

realm works and landscaping; car and cycle parking; servicing arrangements; energy 

measures; formation of new pedestrian and cycle access onto Clementina Road; formation of 

new pedestrian, cycle and vehicular access onto Orient Way; means of access and circulation. 

This application is accompanied by an addendum to the original Environmental Statement. 

1.15 For the purposes of public consultation only, a description of the proposed S73 application is 

set out below: 

Variation of Condition 2 (approved drawings and documents) and Condition 5 (floorspace) of 

planning permission ref. 232678 dated 27th May 2025 for “A phased development comprising 

demolition of existing buildings and structures, and erection of buildings to provide a mixed 

use scheme residential units (Use Class C3), flexible residential facilities and commercial uses 

(Use Classes E and F2), together with public open space; public realm works and landscaping; 

car and cycle parking; servicing arrangements; energy measures; formation of new pedestrian 

and cycle access onto Clementina Road; formation of new pedestrian, cycle and vehicular 



 

Quod  |  Lea Bridge Gasworks: S73 Application  |  Planning Statement  |  September 2025 4 
 

access onto Orient Way; means of access and circulation. This application is accompanied by 

an addendum to the original Environmental Statement.”  

Amendments include: 770 homes (an increase of 127 homes), Minor mix changes to approved 

plans; Amendments to the building footprint of Blocks C, D, E, F, G, J; Removal of Block H; 

Increase in buildings heights up to 26 storeys; Design amendments to meet current Fire Safety 

Regulations (BS9991:2024); Relocation of Nursery to Block J; Relocation of Healthcare Centre 

to Block G; Relocation of Energy Centre to Block I; Additional residents concierge introduced 

to Block C. Updates to Condition 2 (approved drawings and documents) and Condition 5 

(floorspace). This application is accompanied by an addendum to the original Environmental 

Statement. 

1.16 The Environmental Statement Addendum is submitted under the Town and Country Planning 

(Environmental Impact Assessment) Regulations 2017. 

1.17 The application is referable to the Mayor of London for planning permission without complying 

with conditions subject to which a previous planning permission was granted (a ‘Section 73 

application’) which is a PSI application; and (b) which is received by a local planning authority 

for a London borough on or after 6th April 2008. 

1.18 This statement considers the following matters: 

▪ Section 2 – The Application documents: Lists the application documents agreed with 

the Local Planning Authority ahead of submission. 

▪ Section 3 – Get Britain Building: An agenda for growth and change: Considers the 

many and recent ministerial statements from government which expect urgent and 

accelerated housing delivery.  

▪ Section 4 – The Site and Surrounding Area: this Section describes the Site and 

Surrounding Area to provide a context to the Planning Application. 

▪ Section 5 – Pre-application Engagement: this section explains the public consultation 

that has been undertaken to help inform the proposals and ensure that local stakeholders 

understand the component parts of the application prior to submission. 

▪ Section 6 – The Approved development: Reports on the development approved to 

date under the Operative Permission.  

▪ Section 7 – The Proposal: Considers the proposed development and compares this 

with that already approved.  

▪ Section 8 – The Development Plan: Considers the local plan, and weight attached to 

the London Plan.  

▪ Section 9 – Planning considerations: Assesses the various planning issues raised by 

the proposals.  

▪ Section 10 – Public benefits and the planning balance: Outlines the positive impacts 

of the proposed development 

▪ Section 11 – Conclusions 
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2 The Section 73 Application Documents 

2.1 The S73 Application is accompanied by supporting forms, technical documentation and an 

Environmental Statement Addendum. 

2.2 The extent of analysis within each document proportionally reflects the assessment necessary 

to consider the proposed changes. These documents should be read in conjunction with those 

submitted for the S73 Planning Application. 

2.3 The following documents are submitted in support of the S73 Application. 

Table 2.1 – Application Documents 

Document Author 

Application Forms 

Planning Application Covering Letter Quod 

Planning Application Form Quod 

Planning Application Fee St William Homes LLP 

CIL Form & Covering Letter Quod 

Design Principles 

Design & Access Statement Addendum (incl. 

Landscaping) 
PTE (& Gillespies) 

Accommodation Schedule PTE 

Drawing Schedule PTE 

Red Line Boundary & Site Location Plan PTE 

Existing & Proposed Plans PTE 

Landscape Plans (including UGF) Gillespies 

Technical Assessments 

Planning Statement Quod 

Viability Information BNP Paribas 

Affordable Housing Statement St William Homes LLP 

Transport Assessment Addendum TPP 

Travel Plan TPP 

Car Park Management Plan TPP 

Delivery Servicing Management Plan TPP 

Operational Waste Management Plan TPP 

Energy Statement Hodkinson 

Sustainability Statement (incl. BREEAM) Hodkinson 

Overheating Assessment Hodkinson 

Whole Life Cycle Carbon Assessment Hodkinson 

Circular Economy Statement Hodkinson 

Noise and Vibration Impact Assessment RSK 

Habitat Regulations Assessment Ecology Solutions 

Ecology Technical Note Ecology Solutions 

Tree Survey/ Arboricultural Impact Assessment: Statement 

of Conformity 
Keen Consultants 

Flood Risk Assessment: Letter of Conformity Ramboll 
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Document Author 

Internal Daylight & Sunlight Assessment Eb7 

Fire Statement (Gateway One & GLA LP Fire Statement) Introba 

Air Quality Letter of Conformity  Isopleth 

Statement of Community Involvement St William Homes LLP 

ES Addendum, incl. – 

▪ Townscape and Visual Impact Assessment 

▪ Socio Economics Assessment 

▪ Daylight Sunlight and Overshadowing Assessment 

▪ Wind Assessment 

Quod Environmental Planning (with 

input from technical specialists) 

 



 

Quod  |  Lea Bridge Gasworks: S73 Application  |  Planning Statement  |  September 2025 7 
 

3 Get Britian Building: An Agenda for growth 

and change 

3.1 There is a strategic context to this S73 Application which is material to its determination, and 

which supports the grant of planning permission. This context, which includes an agenda for 

growth and change, should be read alongside the acute housing needs of the Council, which 

we assess in Section 3.   

3.2 Within this section, we consider the following matters: 

▪ Economic challenges  

▪ Investment to date  

▪ Ministerial statements  

▪ Prime Minster and Secretary of State  

▪ Stronger emphasis on the value of brownfield land 

▪ The need for housing in London 

▪ Accelerated housing delivery  

▪ The Framework  

▪ Sustainable development 

Economic Challenges  

3.3 There are significant pressures on the scheme’s development economics which have been 

expressed to the Council and the Greater London Authority (GLA) through the pre-application 

process. 

3.4 There have been significant changes in development economics nationally, and regulatory 

changes and other matters including build cost inflation; Part L energy / carbon; Part F & O 

ventilation; Part S electric car charging; Part B 2nd stair and fire safety; Part P electrical safety; 

2nd stair requirements and efficiency; finance costs, taxation increases and net zero carbon 

contributions. Other potential financial pressures may include the proposed building safety 

levy. 

3.5 To secure the overall deliverability of the Lea Bridge Gasworks development, address the 

agenda for change set out by the Prime Minister to keep building, and ensure that the extant 

consent meets Fire Safety Regulations (BS9991:2024), St William has positively responded 

with this S73 Application. 

Ministerial Statements  

3.6 Since July 2024, the new Government, and the Chief Planner, have issued several statements 

to ‘Get Britain Building’, identifying the housing crisis that we face, and a very clear response 

to it.  
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3.7 The statements are summarised below and are expanded upon in this section.  

▪ The King’s Speech, background notes, 17th July 2024 

▪ SoS statement to parliament on building homes, 30th July 2024 

▪ SoS written ministerial statement “Building the homes we need”, 30th July 2024 

▪ SoS letter to Councils “Playing your part in building the homes we need”, 30th July 2024 

▪ Chief Planner Letter, 2nd August 2024  

▪ Brownfield passport policy, 27th September 2024 

▪ PM speech on a ‘Plan for Change’, 5th December 2024 

▪ PM’ ‘Plan for Change’, 5th December 2024 

▪ Matthew Pennycook statement ‘Building the homes we need’, 12th December 2024  

▪ SoS letter to Councils “Building the homes we need”, 12th December 2024 

▪ Chief Planner Letter, 13th December 2024 

3.8 These ministerial statements apply to this application, and have informed the new Framework, 

published in December 2024, the key components of which we discuss in this statement.   

3.9 The ministerial statements and written correspondence are material considerations which carry 

great weight and inform the decision maker of the clear direction of travel expected by the 

government. 

Prime Minster and the Secretary of State  

3.10 The King’s Speech and briefing papers, delivered on 17th July 2024 set out the government’s 

intent to get Britain building and to ‘accelerate the delivery of high-quality housing’. The speech 

recognises that the current planning regime acts as a major brake on economic growth and 

that more housing that communities need must be unlocked as an enabler of growth. 

3.11 The Secretary of State made a statement to the House of Commons on the 30th July 20241 

outlining the government’s plan to get Britain building, confirming that ‘delivering economic 

growth is our number one mission’, setting out ‘a radical plan to not only get the homes we 

desperately need but to also drive the growth, create jobs and breathe life back into our towns 

and cities’.   

3.12 The Secretary of State confirmed that ‘we’re facing the most acute housing crisis in living 

memory; 150,000 children in temporary accommodation; nearly 1.3 million households on 

social housing waiting lists; under 30s less than half as likely to own their own home, compared 

to in the 1990s; and total homelessness at record levels’. 

3.13 The Secretary of State sets out a national increase in housing delivery, making it clear that the 

government will intervene where there is persistent failure to deliver new homes. The Secretary 

 

 
1 Secretary of State statement to the House of Commons, 30th July 2024 
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of State’s ministerial statement ‘Building the homes we need’2 sets out the following policy 

objectives:- 

▪ ‘Sustained economic growth is the only route to improving the prosperity of our country 

and the living standards of working people’. 

▪ ‘Nowhere is decisive reform needed more urgently than in housing’. 

▪ ‘We are in the middle of the most acute housing crisis in living memory. Home ownership 

is out of reach for too many; the shortage of houses drives high rents; and too many are 

left without access to a safe and secure home’. 

▪ ‘Reforms to fix the foundations of our housing and planning system – taking the tough 

choices needed to improve affordability, turbocharge growth and build the 1.5 million 

homes we have committed to deliver over the next five years’. 

▪ ‘Updating the standard method and raising the overall level of these targets – from 

around 300,000 to approximately 370,000’. 

▪ ‘If we have targets that tell us how many homes we need to build, we next need to make 

sure we are building in the right places. The first port of call for development should be 

brownfield land, and we are proposing some changes today to support more brownfield 

development: being explicit in policy that the default answer to brownfield development 

should be yes’. 

▪ ‘There is no time to waste. It is time to get on with building 1.5 million homes’. 

3.14 On the same day, the Secretary of State wrote3 to all local authority leaders and chief 

executives in England confirming the following:- 

▪ As the Prime Minister explained on the steps of Downing Street, the government’s work 

is urgent, and ‘in few areas is that urgency starker than in housing’. 

▪ ‘As a nation we find ourselves in a dire situation given the depth of the housing situation’. 

▪ Examples of this are record numbers of homeless children placed in temporary 

accommodation; waiting lists for social housing; and lack of affordability of home 

ownership. 

▪ ‘There is not only a professional responsibility but a moral obligation to see more homes 

built’. 

3.15 Most recently on 5th December 2024, the Prime Minister issued a statement4 to ‘launch a 

golden era of building’. He set out the following objectives for the country:- 

▪ Britain is in the grip of the worst housing crisis in living memory. For too long, the country 

has been held to ransom by the blockers and bureaucrats who have stopped the country 

building, choked off growth and driven prices through the roof. They’re suffocating the 

aspirations of working families and obscuring the future of our country. Those days are 

over.  

 

 
2 Secretary of State’s ministerial statement ‘Building the homes we need’ 
3 Secretary of State letter to all local authority leaders and chief executives in England, 30th July 2024 
4 Sir Keir Starmer statement ‘Golden Era’ 
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▪ Take our planning system — urgently in need of decisive reform after decades of 

becoming increasingly ruinous. House prices have gone through the roof as home-

building has gone through the floor. Last year, the number of homes granted planning 

permission fell to the lowest for a decade, and the average home now costs eight times 

the annual earnings of an average worker. 

▪ It’s no wonder home ownership for 19 to 29-year-olds has more than halved since 1990. 

And, disgustingly in 21st-century Britain, there are more than 150,000 children, the 

highest on record, in temporary accommodation, without a safe and permanent home. 

Since 2019, the number of our veterans that are homeless has increased by more than 

a quarter. This is a shame and a failure of our politics that my government will not 

tolerate. 

▪ But this government’s aim isn’t to continue our path of managed decline, suggesting easy 

targets we know we can deliver to boast of our success while people continue to struggle. 

The entire point of this goal is to throw down a gauntlet — it’s a challenge for the 

government, Whitehall, housebuilders, councils and everyone else to stretch ourselves 

to the max to meet the scale of the challenge we face. 

3.16 The government has made it clear that it expects development to come forward on brownfield 

land first and has strengthened policy to support this approach which we discuss below.  

Stronger emphasis on the value of brownfield land  

3.17 In recognition of the national, regional and local importance of using suitable brownfield land 

within settlements for homes and other identified needs to achieve the aims of sustainable 

development, the Framework specifically applies substantial weight5 to this policy. It now also 

includes a new policy in Chapter 11 of the Framework (Making Effective Use of Land) 

paragraph 125(c) that proposals should be approved unless substantial harm would be caused 

elevating the substantial weight to an ‘approval’. The paragraph is copied in full below to 

include the additional wording: 

“125. Planning policies and decisions should: … 

c) give substantial weight to the value of using suitable brownfield land within settlements for 

homes and other identified needs, proposals for which should be approved unless substantial 

harm would be caused, and support appropriate opportunities to remediate despoiled, 

degraded, derelict, contaminated or unstable land;…” [Quod emphasis]  

3.18 This introduces a ‘positive test’ for development proposals on brownfield land, i.e. proposals 

should be approved unless substantial harm would be caused. As noted, this test is not merely 

‘harm’, but ‘substantial harm’. 

3.19 The government’s approach is explained in the government’s Framework Consultation 

Response 2024 which states that ‘Having carefully considered the responses received, we 

propose to implement a change to place even stronger emphasis on the value of brownfield 

redevelopment, but with amended wording to clarify the intent – that proposals for development 

 

 
5 Framework paragraph 125 (c)  
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on brownfield land should be approved unless substantial harm would be caused.’6 [Quod 

emphasis].  

3.20 The Framework establishes clear policy objectives to first prioritise brownfield land, make as 

much use as possible of brownfield land7, avoid building at low densities and optimise8 the use 

of surplus brownfield land in accessible locations. This is to ensure that homes are built in the 

right places and to allow people to live near the services they rely on, making travel patterns 

more sustainable. Again, as we explain in this statement, this is exactly what the S73 

Application delivers.  

3.21 More recently the government issued a policy paper9 on ‘Brownfield Passport: Making the Most 

of Urban Land’ . This policy paper reinforces the government’s approach to brownfield land. 

Whilst the passport element is new, the importance of making the most of urban land is a long 

standing and existing policy objective already interwoven into the Framework. We set out the 

key findings of the paper below. 

3.21.1 Our cities and towns are at the heart of modern Britain. They are the engine rooms of 

our economy, fantastic places to live and work, and vibrant destinations for leisure and 

tourism.  

3.21.2 The government wants to see our cities and towns flourish, which means making sure 

there are enough homes to support further growth – and that these homes are 

affordable. 

3.21.3 The government wants our urban centres to grow in a way which delivers long-term 

prosperity, with sustainable patterns of development, meaning that homes are close to 

jobs, and take advantage of places with good connectivity. 

3.21.4 Sustained economic growth is this government’s most important mission because it is 

the only route to improving the prosperity of our country and the living standards of 

working people. 

3.21.5 The government has been clear that the first port of call for development should be 

brownfield land.  

3.21.6 It is with these goals in mind that the government has proposed some immediate 

changes to national planning policy, including being explicit that the development of 

brownfield land should be regarded “as acceptable in principle”. 

3.21.7 Making the most of urban brownfield land through the planning system matters for 

multiple reasons. The government wants to deliver the homes and other development 

the country needs in a way that draws as much as possible on existing infrastructure 

and access to jobs. ‘And it is clear that many parts of our cities and towns could be put 

 

 
6 Government’s response to the Framework consultation, Question 20 response  
7 Framework paragraph 124  
8 Framework paragraph 130  
9 The paper forms part of a series of working papers on different aspects of planning reform, designed to inform 
further policy development in collaboration with the wider sector. 
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to better use: transforming derelict sites that are a blot on communities into valued 

parts of the urban fabric, and pursuing higher density, well-designed development in 

suitable and sustainable locations’10. This makes sense not just for social and 

environmental reasons, but for economic ones too, given that bigger cities drive greater 

productivity.  

3.21.8 Given our relatively low densities, there is scope in many areas for increases. ‘While 

such increases should take account of local character, existing character should not 

be used to block sensible changes which make the most of an area’s potential, and 

which can create sustainable, well-designed and productive places to live and work11’. 

3.22 Moreover, it is relevant that the 30 July 2024 Ministerial Statement on Building in the Right 

Places provides strong support for the development of Brownfield Land such as the Site. It 

states that: 

‘… The first port of call for development should be brownfield land, and we are proposing some 

changes today to support more brownfield development: being explicit in policy that the default 

answer to brownfield development should be yes; … reversing the change made last 

December that allowed local character to be used in some instances as a reason to reduce 

densities; and in addition, strengthening expectations that plans should promote an uplift in 

density in urban areas’12. [Quod emphasis]  

3.23 The objectives of the government’s policy paper are applicable to the S73 Application as a 

whole.  

The need for housing in London  

3.24 As we discuss further in Section 3, and 4 of this statement, the government acknowledges that 

London has fallen well short of delivering the homes that are needed.  

More important than setting a deeply ambitious but credible target is of course meeting it. The 

Government is clear that recent delivery in London has fallen well short of what is needed, and 

that is why we are committed to working in partnership with the Mayor of London and the GLA 

to turn this around - including by optimising density and through Green Belt review13. 

3.25 The Secretary of State wrote to the Mayor of London confirming the following:- 

Output in the capital will have to increase markedly from the current average of 37,200 homes 

per year (2019 to 2023). I appreciate fully the scale and breadth of the housing delivery 

challenge in London, and I recognise that the city faces unique issues, but the government 

does expect London to take steps to boost its output … We both appreciate the need to 

urgently deliver more homes of all tenures if we are to tackle the housing crisis and boost 

 

 
10 Brownfield Passports, ‘4 Our Objectives’, page 3  
11 Brownfield Passports, ‘5.2 Scale of Development’, page 4 
12 Ministerial Statement, Building in the Right Places, 30th July 2024 page 2/7 
13 Our plan to get Britain Building again, MHCLG 31st July 2024 
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economic growth and I know you share my commitment to doing so… This will be critical to 

achieving our joint goal of tackling the housing crisis14. 

3.26 The S73 facilitates the need to urgently deliver more homes of all tenures. 

The National Planning Policy Framework (NPPF) 

3.27 The National Planning Policy Framework (‘NPPF’ or ‘the Framework’) sets out the 

government’s planning policies for England and how these should be applied. 

3.28 As a material consideration the Framework is given the greatest weight and should be read as 

a whole15.  

3.29 The Framework was adopted on 12th December 2024 (updated 7th February 2025) and sets 

out the government’s objective to significantly boost the supply of homes16.  It seeks to draw 

together housing need and the delivery of that need to ensure that an area’s identified housing 

need is met17.  The standard method is to be used to determine the ‘minimum’ number of 

homes needed and the Framework reinstates the requirement to demonstrate a five year 

housing supply18.  

3.30 The government has deleted the exclusions introduced by the previous government which 

advised that housing numbers are advisory starting points; that local authorities do not need 

to plan density uplifts if the resulting form would be wholly out of character with an existing 

area19; and that local need should be met ‘as much as possible’20.  

3.31 The Framework applies ‘significant weight’ to the need to support economic growth and 

productivity taking into account both local business needs and wider opportunities for 

development21. 

3.32 The presumption in favour of sustainable development (paragraph 11d)(ii) has been revised 

to pay particular regard to key policies for directing development to sustainable locations, 

making effective use of land, securing well-designed places and providing affordable homes, 

individually or in combination22.  

3.33 This S73 is consistent with policies of the Framework. 

Sustainable Development 

3.34 The Framework confirms that the purpose of the planning system is to contribute to the 

achievement of sustainable development, including the provision of homes, commercial 

development, and supporting infrastructure in a sustainable manner. The objective of 

 

 
14 Secretary of State wrote to the Mayor of London on this issue on 30th September 2024 
15 Framework paragraph 3 
16 Framework paragraph 61  
17 Framework paragraph 61  
18 Framework paragraph 78  
19 Framework (2023) paragraph 130 
20 Framework (2023) paragraph 60 
21 Framework para 85  
22 Framework Footnote 9 refers to the following chapter and paragraphs (5) Housing para 66 and 84; (7) town 
centres para 91; (9) transport para 110 and 115; (11) efficient use of land para 129 (12) design para 135 and 
139. 
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sustainable development can be summarised as ‘meeting the needs of the present without 

compromising the ability of future generations to meet their own needs’23. Achieving 

sustainable development means that three overarching aims are achieved interdependently 

through improving the economic, social and environmental conditions of the area24. The S73 

Application achieves economic, social and environmental objectives. 

3.35 The importance of ‘meeting needs’ and providing sufficient housing is manifest to sustainable 

development, especially on brownfield land where there is an identified shortage of land to 

meet existing and future housing needs. The Framework recognises that the provision of new 

homes and commercial floorspace is an integral part of sustainable development and 

establishes a presumption in favour of it at its heart25, so that it is pursued in a positive way, 

granting planning permission without delay.  

3.36 Decision makers at every level are expected to approve applications for sustainable 

development wherever possible26.  Sustainable development that delivers public benefits 

which significantly weigh in favour of granting planning permission should be approved. 

Significant development should be focused on locations which are or can be made 

sustainable27. 

3.37 The S73 Application represents sustainable development. 

 

 
23 Framework paragraph 7  
24 Framework paragraph 8 and 39  
25 Framework paragraph 10  
26 Framework paragraph 39  
27 Framework paragraph 110  
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4 The Site & Surrounding Area 

Site Location 

4.1 The Site extends 2.64ha and is situated within the Lea Bridge ward of Waltham Forest. 

4.2 The Site contains limited built floorspace. The Site has undergone demolition works; it formally 

contained three decommissioned gas holders: two spiral gasholders with above ground tanks 

and a smaller telescopic gasholder with a below ground tank. The footprint of the three 

gasholders remain along with a building containing a lobby, telemetry system and a diesel tank 

in the centre of the Site alongside extant hardstanding and concrete roadways. 

4.3 As a result of the rationalisation and modernisation of the existing gas infrastructure on the 

Site, it is available for redevelopment. There is no net loss in capacity in the Site’s utility function 

because it will continue to distribute gas via the on-site Pressure Reduction Station (PRS). The 

PRS is not included within the redline boundary. 

4.4 The Site is bound to the north by Clementina Road. To the south is Leyton Jubilee Park. 

Figure 4.1 – Aerial Image of the Site 

 
 

Figure 4.2 – Red Line Planning Application Boundary 
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4.5 The Site is not located within a Conservation Area, the closest being 1.25km south-east of the 

Site Boundary. The Site does not contain any statutorily listed buildings, the closest being the 

Parish Church of Emmanuel (Grade II listed), located approximately 340m north-east of the 

site boundary, and ‘Ice House’ at St Josephs Roman Catholic School (Grade II listed), located 

approximately 380m south-east of the site boundary. 

4.6 The Site is located within an Archaeological Priority Area. The majority of the site is also 

located within Flood Risk Zone 2, with some of the site within Flood Risk Zone 3. 

Description of the Surrounding Area 

4.7 The site is bound by a variety of land uses. The eastern and southern boundary, totals 

approximately 470m in length, bounds Leyton Jubilee Park and playing fields. The western 

boundary of 270m bounds the Orient Way Industrial Estate (also known as ‘Golden Business 

Park’). The northern boundary, the shortest at 247m, bounds the Clementina Road residential 

estate. This residential boundary comprises only 25% of the whole site. 

4.8 The Orient Way Industrial Estate is allocated as Strategic Industrial Land (SIL), which 

comprises a range of warehouse units. The SIL allocation extends across Orient Way and a 

National Rail railway line. Further west of the site is Hackney Marshes and the River Lea. To 

the east of the site is the Lammas School and Sixth Form and their playing fields. The 

Dagenham Brook runs along the school’s eastern boundary. 

4.9 As part of the Orient Way Industrial Estate, the adjacent Golden Business Park, is identified 

as a Strategic Industrial Location for redevelopment in the Local Plan. 

4.10 Within the wider area there are a number of high-density mixed-use residential developments 

coming forward. To the northwest of the site, the redevelopment of 97 Lea Bridge Road, named 

Motion has been completed, providing 300 residential units across three new buildings ranging 

from 12, 15 and 18-storeys in height on a 0.59 hectare site (508 units / ha). 

4.11 Other nearby developments under development, Bywaters and Coronation Square, are 15 and 

18 storeys respectively; as well as 9 Osier Way for 210 residential units in buildings up to 13 

storeys, and 210 Church Lane, Leyton, for 213 residential units (of which 20% affordable 

housing) in buildings ranging from 3 to 17 storeys. 

4.12 Regeneration plans around Lea Bridge station have been granted planning permission, on 

three Council owned sites, to provide 345 new homes, a new station entrance with public 

space, and cultural, creative and commercial uses. The building heights across the 

development are 3-11 storeys, 23 storeys and 26 storeys, setting a precedent for height within 

the local area. 

Site Accessibility 

4.13 Public Transport Accessibility Level (PTAL) provides a measurement which rates locations by 

distance from frequent public transport services, with a rating of 6b being best and 0 being the 

worst. The existing site PTAL rating is 2. The PTAL of the surrounding area ranges from 1b to 

3. 
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4.14 Notwithstanding its relatively low PTAL rating, the Site benefits from good transport links and 

is well connected to public transport networks, including Lea Bridge railway station which is 

located approximately 0.5 miles north-west of the site. Leyton Midland Road Overground 

station is located approximately 1 mile east of the site, whilst Leyton Underground station, 

served by the Central Line, is located 1.5 miles south of the site. 

4.15 The nearest bus stops to the Site are located on Lea Bridge Road, with future plans for buses 

to serve Orient Way to the west of the site. Routes 55, 56, N38 and N55 currently serve Lea 

Bridge Road. 

4.16 Cycle Superhighway 23 runs along Lea Bridge Road. Perth Road, Kettlebaston Road, Bloxhall 

Road, Morieux Road and Seymour Road provide access to this route from and to the Site. 

Relevant Planning History 

4.17 The Council’s online planning application portal lists the following relevant planning history for 

the Site. 

Table 4.1 – Planning History 

Application 

Reference 
Description 

Decision & 

Date 

180131 Prior Approval Demolition 

Prior Approval 

Not Required 

9th February 

2018 

201329 

A comprehensive phased development comprising demolition of 

existing buildings and structures, and erection of buildings to 

provide a mixed-use scheme including 573 residential units (Use 

Class C3) in 10 buildings ranging from 2 to 18 storeys, 582m2 

flexible residential facilities and commercial uses (Use Classes 

A1, A2, A3, A4, B1, C3, D1and D2), together with public open 

space; public realm works and landscaping; car and cycle 

parking; servicing arrangements; sustainable energy measures; 

formation of new pedestrian and cycle access onto Clementina 

Road; formation of new pedestrian, cycle and vehicular access 

onto Orient Way; means of access and circulation 

Approved 

9th July 2021 

213448 

Non-material amendment to planning permission number 

201329 dated 19/7/2021 involving changes to the approved 

location of the substations and the removal of an existing Glass 

Fibre Reinforced (GRP) substation in Clementina Square, 

reducing the plant enclosure and increasing the public realm. 

Approved 

24th November 

2021 

213445 

Non-material amendment to planning permission number 

201329 dated 19/7/2021 involving changes to Block A for the 

relocation of parking spaces to the south side of the block, 

alterations to cycle parking and refuse stores, changes to the 

Approved 

5th May 2022 
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Application 

Reference 
Description 

Decision & 

Date 

internal layout of the building block to relocate two private 

wheelchair accessible units (3B5P) to Blocks E and F and 

changes to the roof line by lowering the ridge line of the approved 

pitched roof form. 

213449 

Non-material amendment to planning permission number 

201329 dated 19/7/2021 involving a reduction to the height of 

the parapet of the building blocks (between 100mm and 1,070 

mm) and changes to the internal layout of Blocks B, C, D, E, F, 

I, J and G. 

The amendments would increase the size of the entrance 

lobbies of Blocks D and E, by 6.5 sqm. And include alterations 

to the position of external doors that would access the plant 

rooms on Blocks A, B and E, by reason of maintenance and 

alterations to the positioning of the refuse stores. The proposed 

amendments also seek to add a cycle store between Blocks F 

and G and change the internal layout of the approved cycle store 

on Block J to include a mezzanine, due to the height of the cycle 

store and would also regularize a new parking arrangement 

around Blocks D, F, J and G. The changes would not involve a 

reduction to cycle spaces. 

Approved 

5th May 2022 

213450 

Non-material amendment to planning permission number 

201329 dated 19/7/2021 involving changes to Block H for the re-

location of the building so this is closer to Block I by 1.1 metres. 

The changes include a reduction in massing and footprint of the 

building block and amendments to the internal layout including 

the repositioning of the refuse store and one one-bedroom 

residential flat at ground floor. In addition, the alterations would 

include changes to the pitched roof form to reduce the ridge 

height facing Clementina Road and remove the under croft, to 

relocate the car club bays alongside four car parking spaces 

towards the east of the site. 

Approved 

18th May 2022 

232678 

A phased development comprising demolition of existing 

buildings and structures, and erection of buildings to provide a 

mixed use scheme residential units (Use Class C3), flexible 

residential facilities and commercial uses (Use Classes E and 

F2), together with public open space; public realm works and 

landscaping; car and cycle parking; servicing arrangements; 

energy measures; formation of new pedestrian and cycle access 

onto Clementina Road; formation of new pedestrian, cycle and 

vehicular access onto Orient Way; means of access and 

circulation This application is accompanied with an 

Environmental Statement. 

Approved 

27th May 2025 
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4.18 Berkeley (under St William) also originally submitted to the LBWF information against the 

following conditions attached to the 2021 Permission (as amended). These pre-

commencement conditions were approved, showing Berkeley’s commitment to beginning 

works on-site prior to the economics and regulatory changes requiring amendments to the 

development to be made. 

Table 4.2 – Planning History (Planning Conditions) 

Condition 

Number 

Application 

Reference  
Description 

Decision & 

Date 

Pre-Commencement (Any Development) 

4 212808 Construction Environmental Management Plan 
Approved 

08/12/2021 

5 212808 CIL Development (CIL Development Plan) 
Approved 

08/12/2021 

13 213135 Asbestos 
Approved 

21/03/2022 

47 212808 Existing Trees 
Approved 

08/12/2021 

55 213135 Phasing Plan 
Approved 

21/03/2022 

Prior to Development Commencement (Excluding Site Preparation and Enabling) 

6 212808 Archaeology 
Approved 

08/12/2021 

8 213135 Construction Logistics Plan 
Approved 

21/03/2022 

9 213590 Highways Condition Survey 
Approved 

21/03/2022 

11 213590 Odour Management Plan 
Approved 

21/01/2022 

12 213135 Air Quality and Dust Management 
Approved 

21/03/2022 

16 213956 Contamination 
Approved 

22/02/2022 

18 213956 Long term monitoring 
Approved 

22/02/2022 

21 213590 Piling / boreholes 
Approved 

21/01/2022 

36 213857 Fire Statement 
Approved 

11/03/2022 
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Condition 

Number 

Application 

Reference  
Description 

Decision & 

Date 

Pre-Commencement of Substructure 

30 213893 
Sound Insulation between residential and 

commercial 

Approved 

03/02/2022 

Prior to Occupation 

22 213590 Decommission of Investigative Boreholes 
Approved 

21/01/2022 

54 212808 Thames Water 
Approved 

08/12/2021 
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5 Pre-Application Engagement 

5.1 There has been significant historic engagement between St William, the LBWF and GLA, 

including submissions to the Local Plan review and engagement in the London Plan review, 

helping inform the London Plan policies on developing gas works sites. 

5.2 For a long time, both the Council and Mayor of London have expected and wanted the delivery 

of high density residential-led development to help regenerate the Borough on the Site, with 

both expecting this strategically important site to be optimised and to deliver a strategic supply 

of housing. 

5.3 The delivery of the Site has been halted to date, as previously explained, due to the financial 

viability of the scheme being affected by very high inflation, and the changing expectations for 

fire safety measures, including the need for a second internal staircase in buildings over 30m 

tall, which have resulted in St William fully reviewing the approach to the proposed 

development, subject to this Section 73 application. 

5.4 The site is comfortably capable of sustainably delivering more homes than the 2025 Planning 

Permission, and by delivering more homes on the site St William can ensure that the scheme 

is financially viable and able to deliver more desperately needed homes for the Borough. 

5.5 Regarding this application, the Applicant has again undertaken extensive pre-application 

engagement and consultation with LBWF Planning Officers, the Design Review Panel (DRP) 

(hosted by Frame Projects), the Greater London Authority (GLA), statutory consultees, local 

stakeholders and the local community since March 2025. 

5.6 Regular meetings have been held with LBWF over the last 7 months to ensure that the 

optimised proposals have been developed with input from planning officers. A series of topic-

specific meetings with LBWF Officers, DRP, and a meeting with the GLA took place on the 

following dates: 

▪ 18th March 2025 – Initial pre-application discussions with LBWF 

▪ 12th May 2025 – Barriers to Delivery; Unlocking Delivery; Enhancing the Scheme 

▪ 9th June 2025 – Design & Massing 

▪ 7th July 2025 – Landscaping 

▪ 10th July 2025 – Design Review Panel 

▪ 19th August 2025 – Transport 

▪ 20th August 2025 – GLA Pre-application Meeting 

▪ 9th September 2025 – Pre-submission meeting with the Environment Agency 

▪ 18th September 2025 – Validation Meeting: S73 Application Documents 

5.7 The following provides a summary of the feedback and advice received during the pre-

application process. The Design and Access Statement describes in greater detail how the 

scheme has evolved to respond to feedback received. 
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LB Waltham Forest 

5.8 A number of meetings have taken place with LBWF Planning Officers and feedback has been 

received on an iterative basis. A summary of the key comments received from officers over the 

7-months preceding the application is set out below: 

▪ The principle of additional height to the southernmost blocks, and density across the 

Site, is supported, ensuring the level of design quality is maintained. 

▪ The removal of Block H is positive, offering more open green space for the site. This is 

welcome. 

▪ The updates to site layout and the rationalisation of blocks are considered to be 

acceptable in principle. 

▪ It is important for the southwest of Block D remains activated, to ensure the development 

feels safe when approaching from the access road.  

▪ Introduction of warmer brick tones of the Clementina Estate and ensuring the buildings 

are characterful is essential to delivering a scheme that is of the place. 

▪ The boundary treatments between the proposed nursery use and the development 

should meet the privacy requirements of any nursery operator. 

Design Review Panel 

5.9 The emerging proposals were presented to the Design Council on 10th July 2025. The Panel 

provided a number of comments on the masterplan, building heights and massing, and the 

proposed landscape led approach and connections through the site. A summary of the Design 

Council’s feedback is set out below: 

▪ The updates to the site layout and rationalised forms work well, addressing the 

challenges of viability and fire policy. 

▪ The updates to the site layout, revised massing and simplified forms are all acceptable, 

resulting in a clearer relationship between built form and open space.  

▪ The panel appreciates the need for longer building footprints, to accommodate the larger 

cores. 

▪ The removal of Block H is particularly positive, creating more green space and generosity 

within the public realm. 

▪ The approach to mitigate overheating through window reveals and proportions is 

positive.  

Greater London Authority (GLA) 

5.10 Prior to the submission of this Section 73, the GLA issued their Stage 2 Report (ref. 

2024/0021/S2) for the extant consent28 as recently as 28th April 2025, in which the GLA strongly 

support the redevelopment and optimisation of the Site for residential-led development. The 

 

 
28 LBWF ref. 232678 
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GLA recognise the Site is suitable for tall buildings, in accordance with the Council’s Local 

Plan, with the impact of tall buildings considered acceptable by GLA Officers. 

5.11 Regarding the proposals contained within this S73 Application, the Applicant team met GLA 

Officers on 20th August 2025. A summary of the advice received from the GLA, as set out 

within their pre-application response letter (ref. GLA/2025/0479/P1) dated 27th August 2025, is 

outlined below: 

▪ The Council confirmed to the GLA that it has accepted that a Section 73 application was 

appropriate. 

▪ The proposal for residential-led mixed use redevelopment, including tall buildings, at this 

Opportunity Area site close to a station, is established through the Local Plan and the 

extant planning consent, and is supported in strategic planning terms. 

▪ In the interests of efficient use of brownfield land, the principle of a design-led approach 

to optimising residential density is also supported. 

▪ The inclusion of tall buildings at this site has been accepted in the consented scheme.  

▪ The proposed increase in the provision of public open green space is supported. 

Public Consultation 

5.12 The pre-application public consultation process for this Application has been carried out in 

September 2025 and consisted of a hybrid engagement strategy to increase the accessibility 

of the public consultation. 

5.13 This hybrid strategy included two in-person public exhibitions, held at Lea Bridge Library, Lea 

Bridge Road, E10 7HU, on 2nd and 3rd September 2025. The public consultation material was 

also updated via the dedicated project website (leabridgegasworks.co.uk). The consultation 

website and channels of communication remain open 

5.14 St William have also met with Ward Councillors as part of the ongoing engagement. 

5.15 A Statement of Community Involvement, prepared by St William, is submitted as part of this 

Planning Application. 
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6 The Approved Development 

6.1 Within this section of the statement, we set out the planning history of the site, and the 

development approved planning permission to date.  

Background of the relevant Planning Permissions 

6.2 The principal permissions relevant to the site are: 

▪ Ref. 201329 dated 9th July 2021 – original planning permission 

▪ Ref. 232678 dated 27th May 2025 – the extant planning permission 

6.3 Redevelopment of the Site was granted detailed planning permission on 9th July 2021 

(application reference: 201329) comprising the erection of 10 buildings (Building A, B, C, D, E, 

F, G, H, I, J) of up to 18 storeys accommodating 573 residential homes and 582m2 of flexible 

residential facilities and commercial uses (Use Classes A1, A2, A3, A4, B1, C3, D1 and D2). 

6.4 This planning permission expired on 9th July 2024. 

6.5 A new detailed planning permission was grated on 27th May 2025 (application reference: 

232678) comprising the erection of 10 buildings (Building A, B, C, D, E, F, G, H, I, J) of up to 

21 storeys accommodating 643 residential homes and 1,338m2 of flexible residential facilities 

and commercial uses (Use Classes E and F2). The permission is underpinned by a S106 

agreement of the same date. 

Approved Development 

6.6 The approved development (the extant permission) is set out in Table 6.1 below. 

Table 6.1 – Approved Development 

Tenure Manhattan 1 Bed 2 Bed 3 Bed Total 

Market 82 179 193 23 477 

Shared Ownership 0 19 43 0 62 

Affordable Rent 0 20 30 54 104 

Total 82 218 266 77 643 

Total Non-Residential Floorspace GIAm2 GEAm2 

Concierge 119 130 

Gym 214 234 

Nursery 303 330 

NHS / Community Space 702 763 

Total 1,338 1,457 
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Building Storey Height 
Lowest AOD 

(metres) 

Highest AOD 

(metres) 

A 2-4 16.005m 23.573m 

B 5-6 25.255m 30.863m 

C 8-12 35.121m 47.721m 

D 10-20 41.421m 74.500m 

E 10-21 41.421m 77.650m 

F 8-14 35.121m 55.021m 

G 5-11 24.696m 44.571m 

H 3-4 19.702m 22.803m 

I 5-11 24.671m 46.071m 

J 5-12 24.671m 49.225m 

Amenity Space Amount 

Open and Amenity Space 10,314m2 

Private Communal Garden / Courtyard 1,033m2 

Balcony and Terrace 4,214m2 

Total 15,561m2 

Playspace Amount 

Children’s playspace (doorstep) 1,430m2 

Local playspace 998m2 

Neighbourhood Playspace Provided off-site (Leyton Jubilee Park) 

Car Parking Amount 

Residential M4(3) Compliant Car Parking 29 

Car Club Parking 2 

Total 31 

Residential Electrical Charging Spaces 
20% active (i.e. 6 spaces), remaining 80% 

passive (i.e. 23 spaces) 

Cycle Parking Amount 

Residential cycle parking  1,179 spaces 

Visitors & Commercial 48 

Commercial cycle 

For the NHS use unit, 12 spaces provided 

for staff. 

For the Nursery, 3 spaces provided for staff. 

Total Long Stay 1,179 

Total Short Stay 48 
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7 The Proposal 

7.1 This section describes the proposed development and defines the principal components of the 

scheme. 

7.2 The application is accompanied by a comprehensive set of visual and illustrative material, 

prepared by Pollard Thomas Edwards (PTE) together with a Design & Access Statement. 

Design Changes 

7.3 The planning application seeks full planning permission for the following development: 

▪ 770 homes (an increase of 127 homes) 

▪ Minor mix changes to approved plans 

▪ Minor floorspace changes to the non-residential floorspace 

▪ Amendments to the building footprint of Block C, D, E, F, G, J 

▪ Increase in building heights up to 26 storeys  

▪ Design Amendments to meet current Fire Safety Regulations (BS9991:2024) 

▪ Removal of Block H 

▪ Relocation of Nursery from Block G to Block J 

▪ Relocation of Healthcare Centre from Block C to Block G 

▪ Relocation of Energy Centre from Block B to Block I 

▪ Additional Residents Concierge introduced to Block C 

▪ Energy Strategy amendments including the removal of gas from the site heat network 

serving Blocks C-J29, improving CO2 reductions over the consented strategy. 

▪ 35 resident blue badge car parking spaces (4.5%), as well as 2 car club spaces, and 1 

commercial (NHS unit) blue badge car parking space. 

▪ 1,329 resident cycle spaces and 19 visitor cycle spaces. 

▪ Biodiversity Net Gain (BNG): +142.17% (an increase of +55.07%), far exceeding the 

10% figure set out in the Environment Act 2021. 

▪ Urban Greening Factor: 0.424 (an increase of 0.024). 

7.4 The proposal also includes significant amenity space and landscaping enhancements, totalling 

17,154m2, including: 

▪ 4,626m2 (GIA) of internal private residential amenity space via private balconies and 

terraces 

 

 
29 The energy strategy for Blocks A and B is subject a S96a application (ref. 251616), which proposes to 
utilise dwelling exhaust air source heat pumps (EAHPs) rather than connection to the site heating network. 
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▪ 828m2 (GEA) of communal residential terraces and gardens 

▪ 11,700m2 (GEA) of open space, amenity space, public realm 

7.5 The proposed scheme also incorporates a requirement of 3,192m2 of playspace: 

▪ Under 5s: 1,906m2 

▪ 5-11yrs: 1,286m2 

▪ 12+yrs: Provided off-site (Leyton Jubilee Park) 

7.6 The proposed housing mix and tenure is set out below. 

Table 7.1 – Proposed Housing Mix 

Home Type Number of Units Unit % of Mix 

Manhattan 99 13% 

1-Bed 230 30% 

2-Bed 375 49% 

3-Bed 66 8% 

Total 770 100% 

 

7.7 The proposed non-residential floorspace is presented in the table below. 

Table 7.2 – Non-residential floorspace 

Total Non-Residential Floorspace GIAm2 GEAm2 

Concierge 454 489 

Gym 209 230 

Nursery 275 299 

NHS / Community Space 710 766 

Total 1,648 1,784 

 

The Planning Permission Planning Conditions – Condition 2 

7.8 Condition 2 requires variation. This requires the development to be carried out in accordance 

with a scheme of drawings and documents. 

7.9 The drawings register, provided by PTE, provides a comprehensive list of the drawings being 

superseded. 

7.10 Numerous documents are also referenced within Condition 2. This S73 application is 

supported by New, Addendum Reports or Statement of Conformity Reports to those 

documents listed within the Decision Notice. 
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7.11 Table 7.3 below sets out a comprehensive list of the Controlling Drawings and Documents to 

be amended under Condition 2 by the Section 73 application. 

Table 7.3 – Condition 2: Controlling Drawings & Documents 

DN ref. 232678 – Drawing Numbers 
Superseded (Y/N/Supplement) 

and Comment 

W406-POL02-ZZ-00-DR-A-10-001 P3; W406-POL02-Z1-00-DR-A-
10-100 P4; W406-POL02-Z1-01-DR-A-10-101 P4; W406-POL02-
Z1-02-DR-A-10-102 P4; W406-POL02-Z1-03-DR-A-10-103 P4; 
W406-POL02-Z1-04-DR-A-10-104 P4; W406-POL02-Z1-05-DR-A-
10-105 P4; W406-POL02-Z1-06-DR-A-10-106 P4; W406-POL02-
Z1-07-DR-A-10-107 P4; W406-POL02-Z1-10-DR-A-10-110 P4; 
W406-POL02-Z1-ZZ-DR-A-10-111 P4; W406-POL02-Z2-00-DR-
A-10-100 P4; W406-POL02-Z2-01-DR-A-10-101 P4; W406-
POL02-Z2-02-DR-A-10-102 P4; W406-POL02-Z2-03-DR-A-10-
103 P4; W406-POL02-Z2-04-DR-A-10-104 P4; W406-POL02-Z2-
05-DR-A-10-105 P4; W406-POL02-Z2-06-DR-A-10-106 P4; W406-
POL02-Z2-08-DR-A-10-108 P4; W406-POL02-Z2-09-DR-A-10-
109 P4; W406-POL02-Z2-10-DR-A-10-110 P4; W406-POL02-Z2-
11-DR-A-10-111 P4; W406-POL02-Z2-12-DR-A-10-112 P4; W406-
POL02-Z2-13-DR-A-10-113 P4; W406-POL02-Z2-14-DR-A-10-
114 P4; W406-POL02-Z2-15-DR-A-10-115 P4; W406-POL02-Z2-
20-DR-A-10-120 P4; W406-POL02-Z2-ZZ-DR-A-10-121 P4; 
W406-POL02-Z3-00-DR-A-10-100 P4; W406-POL02-Z3-01-DR-A-
10-101 P4; W406-POL02-Z3-02-DR-A-10-102 P4; W406-POL02-
Z3-03-DR-A-10-103 P4; W406-POL02-Z3-04-DR-A-10-104 P4; 
W406-POL02-Z3-05-DR-A-10-105 P4; W406-POL02-Z3-06-DR-A-
10-106 P4; W406-POL02-Z3-11-DR-A-10-111 P4; W406-POL02-
Z3-ZZ-DR-A-10-112 P4; W406-POL02-ZZ-ZZ-DR-A-10-201 P2; 
W406-POL02-ZZ-ZZ-DR-A-10-202 P2; W406-POL02-ZZ-ZZ-DR-
A-10-300 P3; W406-POL02-ZZ-ZZ-DR-A-10-301 P3; W406-
POL02-ZZ-ZZ-DR-A-10-302 P2; W406-POL02-ZZ-ZZ-DR-A-10-
303 P2; W406-POL02-ZZ-ZZ-DR-A-10-304 P3; W406-POL02-ZZ-
ZZ-DR-A-10-305 P2; W406-POL02-ZZ-ZZ-DR-A-10-306 P2; 
W406-POL02-ZZ-ZZ-DR-A-10-307 P2; W406-POL02-ZZ-ZZ-DR-
A-10-308 P2; W406-POL02-ZZ-ZZ-DR-A-10-309 P2; W406-
POL02-ZZ-ZZ-DR-A-10-310 P2; P21210-00-001-GIL-100 P03; 
P21210-00-001-GIL-101 P04; P21210-00-001-GIL-110 P02; 
P21210-00-001-GIL-140 P00; P21553-00-001-GIL-200 P01; 
P21553-00-001-GIL-201 P01; P21553-00-001-GIL-202 P01; 
P21553-00-001-GIL-203 P01; P21553-00-001-GIL-204 P01; 
P21553-00-001-GIL-205 P00 

Yes – 

All drawings to be updated. 

DN ref. 232678 – Documents 
Superseded (Y/N/Supplement) 

and Comment 

Design & Access Statement (inc. Landscaping, Urban Greening 

Factor, Crime Prevention Measures & CGIs) dated 31/10/2023 

Yes – 

Design & Access Statement S73 

Addendum submitted. Design and Access Statement – Addendum dated February 2024 

Accommodation Schedule Re. 240207 

Yes – 

New Accommodation Schedule 

submitted. 

Planning Statement prepared by Quod dated February 2024 

Yes – 

New Planning Statement 

submitted. 

Footnote 59 Compliance Information prepared by St William Yes – 
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Updated Viability Information 

and Affordable Housing 

Statement submitted. 

Transport Assessment prepared by TPP dated February 2024 Supplement – 

Transport Assessment 

Addendum to be prepared to 

supplement the approved 

documents. 

Travel Plan prepared by TPP dated October 2023 

Car Park Management Plan prepared by TPP dated October 2023 

Delivery Servicing Management Plan prepared by TPP dated 

October 2023 

Operational Waste Management Plan prepared by TPP dated 

February 2023 

Energy Strategy prepared by Hodkinson dated May 2024 
Yes –  

New Energy Strategy submitted. 

Sustainability Statement (incl. BREEAM) prepared by Hodkinson 

dated February 2024 

Yes – 

New Sustainability Statement 

submitted 

Whole Life Cycle Carbon Assessment prepared by Hodkinson 

dated February 2024 

Yes – 

New WLCA Statement submitted 

Circular Economy Statement prepared by Hodkinson dated 

February 2024 

Yes – 

New CES Statement submitted 

Overheating Assessment prepared by Ramboll Version P0 

Yes – 

New Overheating Assessment 

submitted 

Internal Daylight & Sunlight Assessment conducted by EB7 dated 

February 2024 

Yes – 

New DL/SL Assessment 

submitted 

Fire Statement (Stage 2 Report, Gateway One & GLA LP Fire 

Statement) Rev 2 prepared by Introba 

Yes – 

New Fire Statement & Gateway 

1 Form submitted 

Noise and Vibration Impact Assessment Rev. 6 prepared by RSK 

Acoustics 

Yes – 

New Fire Statement submitted 

Ecological Assessment (incl. Biodiversity Net Gain Assessment) 

prepared Ecology Solutions 

Supplement – 

Ecological Technical Note 

submitted. 

BNG updated. 

Habitat Regulations Assessment (HRA) (including SANGs 

Assessment & Open Space Assessment) prepared by Ecology 

Solutions 

Yes – 

New HRA submitted. 

Archaeological Assessment prepared by RPS 

Supplement – 

Archaeological Assessment 

remains valid. Statement of 

Conformity submitted 

Tree Survey/Arboricultural Impact Assessment Rev. B prepared by 

keen 

Supplement – 

The Tree Survey/Arboricultural 

Impact Assessment remains 

valid, and a Statement of 

Conformity submitted. Tree 

retention/protection is covered 

by Condition 49. 

Statement of Community Involvement conducted by Kanda Yes –  
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New SoCI to be submitted by 

Berkeley Homes 

Elevation Details prepared by Pollard Thomas Edwards dated April 

2024 

No – 

New elevation details to be 

included within the DAS & 

Drawings. This document will 

therefore be removed. 

Lea Bridge Gasworks: Flood Risk Assessment & Surface Water 

Drainage Strategy (Ramboll, Ref 1620007028, version 10, dated 

13/06/2024) 

Supplement – 

Letter of Conformity to be 

submitted. 

Flood Risk Addendum Note (Ramboll, Ref 1620007028, version 

01) 

Lea Bridge Gasworks, Environmental Site Assessment (Ramboll, 

Ref 1620006510, version 05, dated 31/03/2020) 

Lea Bridge Gasworks Detailed Quantitative Risk Assessment 

(Ramboll, Ref 1600006510, version 03, Dated 19/08/2020) 

Lea Bridge Gasworks Remediation Strategy (Ramboll, Ref 

1620006510, version 09, dated 13/01/2022) 

Lea Bridge Gasworks Remediation Strategy (Ramboll, Ref 

1620006510, version 09, dated 13/01/2022) 

Lea Bridge Gasworks, Foundations Works Risk Assessment 

(Ramboll, Ref 1620006510 version 02 Dated 17/09/2021) 

Lea Bridge Gasworks, Borehole Management Plan (Ramboll, Ref 

1620006510, version 02, Dated 17/09/2021) 

Environmental Statement: Non-Technical Summary prepared by 

Quod dated October 2023 

Supplement – 

Environmental Statement 

Addendum to be submitted. 

 

The ES Addendum should be 

read in conjunction with the 2023 

ES and 2024 SoC for decision-

making purposes.  

Environmental Statement Volume 1: prepared by Quod dated 

October 2023 

Environmental Statement Volume 2: Townscape and Visual Impact 

Assessment dated October 2023 

Environmental Statement Volume 3: Technical Appendices dated 

October 2023 

EIA Statement of Conformity prepared by Quod dated February 

2024 

The Planning Permission Planning Conditions – Condition 5 

7.12 Condition 5 is to be updated to amend the number of homes and non-residential floorspace. 

7.13 It is proposed to include reference to “Ancillary Residential Facilities (Use Class C3)” and 

“Community Space (Use Class F2)” within the wording of Condition 5. These Use Classes are 

already contained within the extant permission30, and are therefore added into Condition 5 for 

completeness. 

7.14 The amendment to Condition 5, shown below in tracked changes, is set out in full below. 

 

 
30 See Description of Development ref. 232678 
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Figure 7.2 – Condition 5: Floorspace (Tracked Changed) 

 

Floorspace 

 

5. Unless otherwise agreed in writing by the Local Planning Authority, the total quantum of 

built floorspace for the Development shall be as set out below: 

 

Use Amount 

Residential (Use Class C3) 643 770 homes 

Gym (Use Class E (d)) / Ancillary 

Residential Facilities (Use Class C3) 
214m2 209m2 (GIA) 

Nursery Use (Use Class E(f)) 303m2 275m2 (GIA) 

Healthcare Facility (Use Class E(e)) / 

Community Space (Use Class F2) 
702m2 710m2 (GIA) 

  

REASON: To ensure an appropriately balanced and complementary range of residential and 

uses on site, and to ensure that the development is carried out in accordance with the 

approved plans and other submitted details and to ensure that the quantum of floorspace 

keeps within the parameters assessed pursuant to the EIA in relation to the development and 

to accord with London Plan (2021) Policy SD6 and Policies 39, 40, 41 and 46 of the Waltham 

Forest Local Plan LP1 (2024). 

 

7.15 For completeness, the amended condition without tracked changes is shown below: 

Figure 7.3 – Condition 5: Floorspace (Proposed) 

 

Floorspace 

 

5. Unless otherwise agreed in writing by the Local Planning Authority, the total quantum of 

built floorspace for the Development shall be as set out below: 

 

Use Amount 

Residential (Use Class C3) 770 homes 

Gym (Use Class E (d)) / Ancillary 

Residential Facilities (Use Class C3) 
209m2 (GIA) 

Nursery Use (Use Class E(f)) 275m2 (GIA) 

Healthcare Facility (Use Class E(e)) / 

Community Space (Use Class F2) 
710m2 (GIA) 

  

REASON: To ensure an appropriately balanced and complementary range of residential and 

uses on site, and to ensure that the development is carried out in accordance with the 

approved plans and other submitted details and to ensure that the quantum of floorspace 

keeps within the parameters assessed pursuant to the EIA in relation to the development and 

to accord with London Plan (2021) Policy SD6 and Policies 39, 40, 41 and 46 of the Waltham 

Forest Local Plan LP1 (2024). 
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Comparison of operative permission and proposed development 

7.16 The key changes proposed by the S73 Application are summarised within Table 7.6 below, 

the consequence of which are considered further within this Planning Statement. 

Table 7.6 – The Approved and Proposed Development 

 Approved Proposed 

Housing 

Total homes 643 770 

Total habitable rooms 1,710 2,074 

Overall housing Mix 

Manhattan x 82 (13%) 

1b x 218 (34%) 

2b x 266 (41%) 

3b x 77 (12%) 

Manhattan x 99 (13%) 

1b x 230 (30%) 

2b x 375 (49%) 

3b x 66 (8%) 

Affordable housing % by 

habitable room 
35% 

Affordable Housing at the 

prevailing fast-track rate, 

subject to the Financial 

Viability Assessment. 

 

Tenure split to be agreed, 

subject to the Financial 

Viability Assessment and 

Grant Funding. 

Affordable Housing Tenure 

mix (by habitable room) 
70 AR : 30 S/O 

Affordable Housing Tenure (by 

homes) 
63 AR : 37 S/O 

Total Affordable Homes 166 

Total AR homes 104 

Total Intermediate Rent 

homes 
62 

Non-residential floorspace GIAm2 GEAm2 GIAm2 GEAm2 

Concierge 119 130 454 489 

Gym (Use Class E (d)) / 

Ancillary Residential Facilities 

(Use Class C3) 

214 234 209 230 

Nursery Use (Use Class E(f)) 303 330 275 299 

Healthcare Facility (Use Class 

E(e)) / Community Space (Use 

Class F2) 

702 763 710 766 

Total 1,338 1,457 1,648 1,784 

 

Building Heights 

7.17 The increase in units has resulted in a minor increase to the massing of the proposed 

development – as previously explained, required for viability reasons due to the current 

economic pressures of bringing forward such as site for residential development. 

7.18 The changes to overall building heights are set out within Table 7.7 below. 
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Table 7.7 – Approved and Proposed Building Heights 

Building 

Approved Proposed 

Storey 

Height 

Lowest 

AOD 

(metres) 

Highest 

AOD 

(metres) 

Storey 

Height 

Lowest 

AOD 

(metres) 

Highest 

AOD 

(metres) 

A 2-4 16.005m 23.573m 2-4 16.005m 23.510m 

B 5-6 25.255m  30.863m 5-7 24.550m 28.971m 

C 8-12 35.121m 47.721m 8-14 33.686m 52.971m 

D 10-20 41.421m 74.500m 23 - 81.550m 

E 10-21 41.421m 77.650m 26 - 91.330m 

F 8-14 35.121m 55.021m 8-16 33.686m 59.121m 

G 5-11 24.696m 44.571m 5-11 24.550m 44.350m 

H 3-4 19.702m 22.803m Block Removed 

I 5-11 24.671m 46.071m 5-12 25.286m 47.280m 

J 5-12 24.671m 49.225m 7-13  31.450m 50.350m 

 

Playspace 

7.19 The proposed development provides dedicated play space in line with London Plan policy S4, 

and this will be achieved as set out in Table 7.8 below. 

7.20 As a consequence of the proposed housing mix there is a requirement for 3,192m2
 of play 

space in total. The development will provide the requirement. The requirement for younger age 

groups has been met on-site, with Ages 12+ Provided off-site (Leyton Jubilee Park) in 

accordance with the operative permission. Further details of the design are included in the 

Landscape chapter of the Design and Access Statement. 

Table 7.8 – Approved and Proposed Playspace 

Age-group Approved New Requirement 
Total (to be 

Delivered) 

Ages 0-4 1,430m2 1,906m2 1,906m2 

Ages 5-11 998m2 1,286m2 1,286m2 

Ages 12+ 
Provided off-site 

(Leyton Jubilee Park) 

Provided off-site 

(Leyton Jubilee Park) 

Provided off-site 

(Leyton Jubilee Park) 

Total 2,428 3,192m2 3,192m2 
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8 The Development Plan 

8.1 Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires that proposals 

shall be determined in accordance with the development plan unless material considerations 

indicate otherwise. 

8.2 The development plan comprises the National Planning Policy Framework (2024), the London 

Plan (2021), the Waltham Forest Local Plan: Part 1 (2024) and Policies Map (2024); and 

emerging Local Plan: Part 2 – Site Allocations (2024). 

8.3 The NPPF sets out policies to significantly boost the supply of homes (paragraph 61). It 

requires local plans to meet the full, objectively assessed needs for market and affordable 

housing. It requires Council’s to identify and update annually a supply of specific deliverable 

sites to provide a minimum of five years’ worth of housing against the adopted strategic 

housing requirement. 

8.4 The Government’s policy direction to deliver homes on brownfield land has been adopted 

within the London Plan and LBWF’s adopted Local Plan. 

8.5 At a regional level, London is not meeting its housing demand. There is a chronic and acute 

housing need in London. 

8.6 The Proposed Development accords with London Plan Policy GG2 making the best use of 

land which seeks to create successful sustainable mixed-use places on brownfield land. The 

Policy prioritises sites which are well-connected by existing or planned public transport and 

seeks to proactively explore the potential to intensify the use of land to support additional 

homes and workspaces, promoting higher density development, particularly in locations that 

are well connected to jobs, services, infrastructure and amenities by public transport, walking 

and cycling. We consider this applies to the Site, a significant brownfield site located in close 

proximity to Lea Bridge station and within a part of London that is undergoing significant 

transformation. 

8.7 Bringing forward residential led mixed use development on former utilities sites fully aligns with 

the principal housing policy of the London Plan (Policy H1) which seeks to increase housing 

supply having identified a need for 66,000 additional homes per year. The Policy requires 

Councils to optimise the potential for housing delivery and lists six sources of future supply. 

8.8 Three of these sources set out at Part B2 (c & d) of Policy H1 directly relate to the 

characteristics of the Site. Part B2(c) seeks housing intensification on other appropriate low-

density sites in commercial, leisure and infrastructure uses. Part B(2)(d) specifically refers to 

the redevelopment of surplus utilities sites. 

8.9 The Proposed Development complies with London Plan Policy GG2, the expectation of design 

led site optimisation at London Plan Policy D3. It complies with the locational requirements of 

LP Policy H1B(c)(d). This compliance weighs significantly in favour of the scheme. 
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8.10 The principle of residential development in tall buildings on the Site is established by the two 

previous planning permissions, and the LBWF Local Plan reinforces the principle of 

development as previously established. 

8.11 The LBWF Local Plan (Part 1) further supports this by the Council’s plan to deliver 27,000 

additional homes over this period. The majority of this growth will be focused in South Waltham 

Forest, with “a minimum of 13,340 new homes” in the strategic locations which includes Lea 

Bridge (Policy 4: Location of Growth), the location of the Gasworks site. 

8.12 The Proposed Development of 770 homes will contribute significant and meaningful 

contribution to these local policy objectives and its role in doing so should be afforded great 

weight. 

8.13 The delivery of new housing alongside a mix of other flexible uses also fully accords with the 

requirements of the emerging31 Site Allocation (Lea Bridge Gasholders (R19046)) which 

allocates the former Gasworks site for new commercial uses and residential facilities. 

8.14 The Proposed Development, therefore, comply with the development plan and there are no 

material considerations which would indicate otherwise. 

 

 
31 Local Plan Part 2: Site Allocations 
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9 Planning Considerations 

9.1 This section considers the planning issues arising from the S73 Application. 

Principle of development  

9.2 The principal components of the development have already been determined by the Council 

on two separate occasions and found to be acceptable.  

9.3 The same principles established in the determination of the original permission and the extant 

permission, remain sound and apply to the S73 Application.   

9.4 We do not therefore consider there to be any requirement for detailed analysis in respect of 

the masterplan, land uses, layout, design, massing, transport or environmental planning 

considerations.  

Site Delivery 

9.5 Approval of this S73 application would ensure that the Development can be delivered and built 

out, meeting the Government’s clear direction to accelerate housing delivery, whilst providing 

St William with viability certainty and the Council with additional housing. 

9.6 St William has demonstrated its commitment to delivering the development at the Lea Bridge 

Gasworks site in the long term due to: 

▪ Its extensive experience, expertise and pedigree delivering complex urban sites for 

mixed use housing and regeneration of former Gasworks sites. 

▪ Engaging in extensive pre-application consultation across several years, and three 

planning applications. 

▪ Engaging with the Council extensively post submission of the original application. 

▪ Working with officers to try and find a suitable solution to secure delivery of the 

development.  

Increased housing numbers & Housing Delivery 

9.7 The Site represents a brownfield site in a central accessible location which provides an 

opportunity to deliver housing in accordance with the objectives of the NPPF, the London Plan 

and the Waltham Forest Local Plan. 

9.8 The Government recently published the revised standard method of housing need and delivery 

for the Council. This results in a new minimum annual mandate of 2,535 dwellings per annum 

(‘dpa’). This requirement now applies. 

9.9 This is a 101% increase from the previous minimum (capacity) target of 1,264 dpa of Table 4.1 

within the London Plan (2021). 
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9.10 The S73 Application will unlock delivery of the Site and deliver 770 much needed homes, a 

significant contribution to the Borough’s new housing targets on a sustainable brownfield site. 

Building Heights 

9.11 The acceptable of Tall Buildings on the site, in accordance with London Plan Policy D9, has 

been established through the extant permission. When considering the acceptability of the 

proposed tall buildings, the proposals fully align with adopted planning policy. 

9.12 The tall buildings are within an area that has been identified as suitable for tall buildings, the 

impact of the proposed buildings has been fully assessed within the extant planning 

permission, and the revised proposal as part of this S73 application has been assessed 

specifically within the EIA and TVIA which concludes that the proposals do not give rise to any 

visual, functional, environmental or cumulative impacts. 

9.13 The proposed increase in building heights is considered acceptable within the context of the 

site and its surroundings. The taller elements are strategically located towards the southern 

boundary of the site, ensuring they are positioned away from the Clementina Estate. 

9.14 This approach minimises potential impacts on neighbouring residential amenity and maintains 

a respectful relationship within the existing context and is supported by Officers. 

9.15 Block A continues to be a total of ground floor plus part one, part two, and part three storeys 

in height (up to 23.51m AOD). 

9.16 Block B reduction in height by up to 1.27 metres with reduced floor to ceiling height, overall the 

block continues to be a total of ground floor plus part four and part five storeys in height (up to 

28.97m AOD). 

9.17 Block C increased by up to 5.18 metres with an additional two storeys on the taller part taking 

it to a total of ground floor plus part seven and part 13-storeys in height (up to 52.97m AOD). 

9.18 Block D increased by up to 7.05 metres with an additional three storeys taking it to a total of 

ground floor plus 22-storeys in height (up to 81.55m AOD). 

9.19 Block E increased by up to 13.78 metres with an additional five storeys taking it to a total of 

ground floor plus 25-storeys in height (up to 91.33m AOD). 

9.20 Block F increased by up to 5.1 metres with an additional two storeys on the taller part taking it 

to a total of ground floor plus part seven and part 15-storeys in height (up to 59.12m AOD). 

9.21 Block G reduction in height by up to 0.22 metre with reduced floor to ceiling height, overall the 

block continues to be a total of ground floor plus part four and part ten storeys in height (up to 

44.35m AOD). 

9.22 Block I increased by up to 0.57 metre with an additional storey on the taller part taking it to a 

total of ground floor plus part four and part 11-storeys in height (up to 47.28m AOD). 
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9.23 Block J increased by up to 1.14 metre with an additional two storeys on the lower part and one 

storey on the taller part taking it to a total of ground floor plus part six and part 12-storeys in 

height (up to 50.35m AOD). 

9.24 The increase in proposed massing is an appropriate townscape response to the Site and 

surrounding area, which considers the scale and nature of future anticipated change in the 

surrounding area, i.e. at the Lea Bridge Station sites, as well as the requirement to provide 

much needed homes. 

9.25 The Design and Access Statement, prepared by PTE, sets out the design detail and the 

manner in which the development manifests itself; a Townscape analysis has been undertaken 

by Neaves Urbanism to assess the S73 proposal and is contained within the Environmental 

Statement Addendum. 

Housing mix 

9.26 London Plan H10 (Housing size mix) suggests that proposals should generally consist of a 

range of unit sizes, taking into account needs, tenures, nature of the site, with a 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. Policy H10 

also recognises the role that well-designed one-and two-bedroom homes in suitable locations 

can play a particular role in freeing up existing family stock. 

9.27 For market homes, the Waltham Forest Local Plan (2024), Policy 15 (Housing Size and Mix) 

dwelling size priorities indicates a high need for 2 bed (50%) homes. The S73 Application 

proposes 49% of homes of this size.  

9.28 Policy 15 allows 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, 

and scheme viability. 

9.29 The Applicant has sought to deliver a genuine mix of unit types across the development to 

achieve a balanced community whilst being informed by a number of other significant 

considerations including viability. 

9.30 Residential accommodation is therefore proposed to be provided within a range of unit types. 

The proposed mix is considered to be acceptable taking into account the wider strategic 

requirements of LBWF and the GLA and the need to incentivise delivery. 

Table 9-1 - Proposed Housing Mix 

Home Type Number of Units Unit % of Mix 

Manhattan 99 13% 

1-Bed 230 30% 

2-Bed 375 49% 

3-Bed 66 8% 

Total 770 100% 
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9.31 Overall, the S73 Application proposes a housing mix which is closely aligned to that which was 

previously considered a benefit of the scheme. 

9.32 The development includes a broad mix of homes including studios, 1-bed, 2-bed and 3-bed 

homes. The Site’s location is considered in close proximity to Lea Bridge station, which means 

it’s accessible and an entirely appropriate location for smaller sized units (studios, 1 and 2 bed 

units). 

9.33 Flexibility must be applied, as it was by LBWF during the determination of the two previous 

planning permission, to enable an overarching planning balance to be achieved. 

9.34 Crucially the proposed unit mix must be considered in the context of the site-specific 

characteristics and constraints (including viability), as agreed with LBWF as part of the extant 

permission. There is no other Gasworks site within the Borough and this must be taken into 

account when considering housing mix policy requirements. 

9.35 We consider that the proposed S73 Application housing mix is acceptable. 

Dual Aspect 

9.36 The majority of homes are dual aspect units which creates exemplar residential amenity, with 

60% of homes. 

9.37 Due to the amended Block B layout, there are 8 north facing single aspect homes (1% of total). 

There are no single aspect 3+ bed homes. 

Roof Terraces 

9.38 While private residential roof terraces previously proposed on Block I and Block J within the 

extant permission have been removed as part of this Section 73 application, the revised 

scheme delivers a much greater benefit to amenity space across the Site through the removal 

of Block H. 

9.39 This change unlocks an additional 6,666m² of high-quality public open space, including the 

creation of a new Community Park. The new design significantly enhances the Site’s public 

realm offer, introducing a large open space at the northern entrance of the Site, including play 

area, an amenity lawn, SUDs-integrated planting, and a network of recreational routes in the 

northern part of the Site. 

9.40 These improvements will create a vibrant, accessible, and inclusive open space that benefits 

not only residents but also the wider community. 

9.41 The delivery of a generous, well-connected, and multifunctional landscape represents a 

meaningful uplift in public amenity provision, which far outweighs the loss of private roof level 

terraces.  
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9.42 By prioritising accessible green space and active community infrastructure, the revised 

proposals provide a more sustainable and long-term benefit to both future residents and the 

surrounding neighbourhood. 

9.43 It should be noted that the roof terraces on Blocks B & G are retained. 

Car and Cycle Parking 

9.44 The revised proposal provides an additional 7 disabled bays to reflect the increase in the 

number of residential units such that there are a total of 35 spaces for the 770 units which 

equates to a 4.5% provision. 

9.45 To achieve the Council’s 5% requirement, 3 additional spaces would be required and if the 

demand arises the 3 spaces can be provided in the development. 

9.46 Given there is only 7 additional blue badge spaces, there will be no material change to the 

transport and highways impacts of the development. 

9.47 Aside from the one disabled bay, no visitor car parking is proposed for the NHS unit which is 

not expected to present any problems for most patients since the majority of them are likely to 

live within this new development of 770 homes or the residential roads to the north of the site. 

However, patients can be dropped off or picked up by taxi or family members who could use 

the layby area adjacent to the NHS disabled bay on the other side of the access road which 

will have signage indicating no parking, whilst facilitating drop-off and pick-up trips.  

9.48 The cycle parking provision has been amended to take into account the revised proposals. 

The cycle storage for most of the blocks are provided in ground level stores within the blocks 

and/or external stores. 

9.49 The total number of cycle parking amounts to 1,329 for the 770 units. The mix of cycle parking 

spaces will comply with LBWF’s requirement that a minimum of 5% are Sheffield stands 

whereby the spacing of the stands make them suitable for large bikes, whilst 20% of the spaces 

are also Sheffield stands for the use of standard sized bikes, and the remaining 75% are 

permitted to be two tier racks. 

9.50 The visitor cycle parking will also be increased to reflect the increased number of residential 

units with the provision based on the planning requirement of 1 space per 40 units which 

means that a minimum of 19 spaces will be provided to serve the 770 residential homes. 

9.51 The Transport Assessment Addendum concludes that the additional vehicles generated by the 

revised scheme are not expected to have a significant impact on the local highway network.  

9.52 In terms of the non-residential uses, the revised scheme involves only a small change in the 

size of the nursery and NHS health centre, which will not change the predicted trip generation. 

Energy 

9.53 The S73 energy strategy has been formulated following the London Plan (2021) energy 

hierarchy: Be Lean, Be Clean, Be Green and Be Seen. 
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9.54 The overriding objective is the formulation of a strategy which effectively balances a number 

of key elements, including CO₂ emissions, affordability of heat, and the provision of high-quality 

buildings. These elements need to work with the regulatory and planning requirements for the 

development. 

9.55 The change in energy strategy is the removal of gas from the site heat network serving Blocks 

C-J, and the increase in contribution from Air Source Heat Pumps (ASHPs) to 95% of annual 

heat generation. This strategy as part of the S73 application proposes a significant 

improvement to the development’s energy performance, significantly improving CO2 

reductions over the consented strategy resulting in a 69% carbon reduction over the Part L 

2021 baseline (+13% from the extant permission). 

9.56 The continuation of the decarbonisation trajectory from the original 2021 permission (ref. 

201329) and the subsequent 2025 extant permission (ref. 232678) is a significant benefit, 

providing a future-proofed supply of low carbon heat to all buildings in this area of the site.  

9.57 The energy centre is to be located in Block I, containing all major plant items and supporting 

equipment such as pumps, pressurisation units and thermal stores. The ASHPs are to be 

located on the roof of Block I. 

9.58 The energy strategy for Blocks A & B is the subject of a Section 96a application (ref. 251616), 

which proposes to utilise dwelling Exhaust Air Source Heat Pumps (EAHPs) rather than 

connection to the site heating network. This is to expediate the delivery of housing as should 

these blocks connect, they will be subject to approval from the Building Safety Regulator, 

despite being less than 18 metres. 

9.59 The reported CO₂ reductions show an improvement over the 56% shown in the previous 

strategy.  

9.60 In line with the GLA requirements, the development will commit to offset the remaining CO2 

emissions through a payment to the London Borough of Waltham Forest. The remaining CO2 

emissions to be offset are estimated as 199.5 Tonnes CO2 per annum, resulting in the 

estimated offset payment of £568,602, using the price of £95 per tonne of CO2 for a period of 

30 years. 

Flood 

9.61 On 9th September 2025, the Applicant and Ramboll attended a pre-application meeting with 

the Environment Agency regarding the proposed amendments to the Lea Bridge Gasworks 

development via this S73 Application. 

9.62 Further to this, the Flood Risk Assessment: Letter of Conformity was submitted to the 

Environment Agency on 12th September 2025, ahead of the S73 Application being formally 

submitted to the Council.  

9.63 Ramboll have been appointed by Berkeley Group to act on the Lea Bridge Gasworks site since 

the submission of the original planning application (ref. 201329), and their role has included 

extensive hydraulic modelling and flood risk assessment services. This has included 

preparation of the Flood Risk Assessment (FRA) (Version 10) and an associated FRA 
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Addendum for the site, which are approved documents as part of the extant permission (ref. 

232678). 

9.64 The design of the approved buildings, as assessed in Version 10 of the FRA, had been 

informed by Ramboll’s flood modelling exercise and the key design principles with regard to 

flood risk are set out below: 

▪ Finished Floor Levels (FFLs) of the majority of the site set above a minimum of 

7.05mAOD, above the 100 year plus 27% flood level  

▪ Lower FFLs within the buildings are only occupied by less vulnerable land uses such as 

bike storage and bin stores. The central Energy Centre located on the ground floor of is 

designed to ensure a flood resilient approach.  

▪ The development should ensure no increase in built footprint on-site when comparing 

the baseline condition; and the development designs is to provide an opportunity for 

balancing flood risk by allowing flood water to move through the Site unimpeded from 

north to south.  

9.65 Within the extant permission, the consented scheme results in a decrease in the overall built 

footprint from 6,961m2 (pre-development) to 6,738m2. The alterations to the building footprints 

as part of this S73 application result in a further decrease in the built footprint to 6,276m2. 

9.66 Regarding the opportunity for balancing flood risk by allowing flood water to move through the 

Site unimpeded from north to south, the removal of Block H as part of the S73 proposals further 

increases the improvements in north to south conveyance. 

9.67 Whilst the footprint of some other blocks are proposed to be increased, these increases would 

be significantly less than the reduction in footprint through removal of Block H. In addition, the 

increases in footprint would extend north or south from the consented footprint so as not to 

constrict flow pathways (which are orientated north to south).  

9.68 Ramboll therefore considered that the S73 application would not be considered to affect the 

conclusions of the June 2024 FRA, as approved as part of the extant permission. There would 

be no unacceptable changes in flood level as a result of the proposals which now offer an 

improved decrease in built footprint overall as well as maintaining improved flood conveyance 

when compared to the pre-development scenario, where the existing gas holders present a 

barrier to flood flows. 

Microclimate 

9.69 Following the scheme optimisation, a series of updated assessments have been conducted, 

covering the following areas. 

Daylight, Sunlight and Overshadowing 

9.70 The daylight consultant undertook a reassessment of the daylight, sunlight, and 

overshadowing impacts arising from the proposed revisions. The findings are summarised 

below: 

▪ Daylight within the development: 
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9.70.1 The results have shown that 86% of all habitable rooms show full compliance with the 

2022 BRE Guidance. This level of compliance is considered to be good under the 2022 

BRE Guidance. Where rooms do not align with the recommended targets, they are 

typically restricted by the need to provide private external amenity areas, with balconies 

limiting the daylight potential of the rooms below or behind them. 

9.70.2 When comparing to the 2024 Consented Scheme, this presents a minor improvement 

from the 85% achieved. 

▪ Sunlight within the development: 

9.70.3 The assessment of sunlight within the proposed new dwellings has been undertaken 

using the Sunlight Exposure test set out within the guidance. The results have shown 

that 63% of units meet the 2022 BRE Guidance recommendations for sunlight. This is 

considered to be a good level of sunlight compliance for a scheme of this scale. 

9.70.4 Whilst this does present a reduction from the consented scheme, this is as a result of 

essential rationalisation of Blocks D and E, which have resulted in a number of benefits 

across the scheme. 

▪ Sunlight to proposed amenity areas: 

9.70.5 The assessment of sunlight amenity (overshadowing) within Lea Bridge Gasworks has 

shown that all spaces will receive at least two hours of sunlight to more than 50% of 

their area and are consistent with BRE guidance. 

▪ External daylight and sunlight: 

9.70.6 The results of the sunlight amenity assessment show that all 29 amenity areas 

surrounding the Development will show full compliance with the targets set by the BRE 

Guidance. These amenity spaces will see at least two hours of direct sunlight over at 

50% of the area or show less than a 20% reduction from the existing scenario.  

9.71 Overall, the Proposed Development would continue to provide good levels of daylight and 

sunlight, in line with the extant consent. 

Wind 

9.72 As evidenced within the Environmental Statement Addendum, prepared by Quod, and the 

accompanying Wind Microclimate technical chapter, prepared by Urban Microclimate, the 

proposed development has negligible to minor/moderate adverse wind effects on receptors. 

The overall layout of the S73 Development is broadly similar to the Consented Scheme 

assessed in the 2023 ES, such that the overall distribution of windier and calmer areas across 

the Site remains broadly similar. The proposed increases in building heights does exacerbate 

wind effects in some areas, notably around Block D. However, further refinement of the 

landscaping strategy has also been undertaken - this partially offsets the effects of the height 

increases and improves conditions in some areas. The amendments to the balcony layouts on 

the taller Blocks D and E also removes the windier corner balconies (from the Consented 

Scheme). 
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9.73 The main changes associated with the new development in terms of wind microclimate effects 

(from that stated in the 2023 ES) are as follows: 

▪ New moderate adverse effect on comfort for pedestrian passage along the access road 

to the south of Block D; 

▪ New minor adverse effect on comfort for pedestrian passage around the north west 

corner of Block D; 

▪ Removal of the previous minor adverse effect on pedestrian comfort for use of the 

western end of the play space between Blocks B and C; and 

▪ Reduction of the previous moderate adverse effect on occupant comfort for use of the 

private balconies on Blocks D and E, to a minor adverse effect. 

9.74 The assessment has concluded that these changes are not significant enough to materially 

impact the wind environment at either pedestrian or terrace levels. The scale of the changes 

is insufficient to alter the suitability of these areas for future residents. 

Conclusions 

9.75 In summary, the assessments confirm that the proposed massing revisions will maintain or 

improve the environmental conditions, with no adverse effects on daylight, sunlight, 

overshadowing, or wind conditions. The optimisation introduces changes, ensuring the 

scheme continues to align with the originally approved nature of the development while 

enhancing certain aspects of the development. 
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10 Public Benefits and the Planning Balance 

10.1 The Berkeley Group has a history of achieving economic and social sustainability objectives 

through recognised and tested programmes providing benefit to their local communities. These 

programmes and activities will be applied to the Site to ensure not only that the environment 

will be enhanced, but that the Applicant will engage with and enhance the local community 

which will be of benefit in social and economic terms. 

10.2 Granting this S73 Application will unlock the delivery of the Lea Bridge Gasworks development, 

which is an exciting opportunity to optimise and transform an underutilised brownfield site into 

a new integrated and sustainable neighbourhood which contributes to the wider area’s 

function. 

10.3 This S73 Application will ensure St William’s ongoing commitment to investing in the Site and 

wider area, enabling the delivery of a number of public benefits. 

10.4 The suite of public benefits associated with the proposed development are summarised below 

and should be taken into consideration when assessing this S73 Application. 

10.5 In previous sections we explained why, in our opinion, the S73 Application accords with 

relevant development plan policies which carry weight, and the development plan when read 

as a whole. As such, it benefits from the statutory presumption as set out in section 38(6) of 

the Planning and Compulsory Purchase Act 2004, taken with Section 70(2) of the Town and 

Country Planning Act 1990. 

10.6 Even if any conflict with the development plan was found, the nature and extent of that conflict 

would need to be weighed in the planning balance against other considerations including 

particularly the compliance with the development plan, public benefits of the proposals and 

other material considerations.  

10.7 We also consider that the S73 Application accords with the Framework and is sustainable 

development within the meaning of the Framework. It is also supported by recent ministerial 

statements by the Prime Minister and Secretary of State.  

10.8 As we explain, in our opinion the development plan, public benefits and material considerations 

weigh strongly in favour of granting planning permission. 

The titled balance and presumption in favour of sustainable development 

10.9 Paragraph 11 (d) of the Framework is enacted. There is a presumption in favour of sustainable 

development and the S73 Application should be approved and planning permission granted, 

without delay. The full weight of the presumption applies. 

10.10 We consider that any reasonable assessment of the adverse impacts (which have not been 

identified in any event) of granting permission would not significantly and demonstrably 

outweigh the benefits when assessed against the policies of the Framework when read as a 

whole, having particular regard to key policies for directing development to sustainable 
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locations, making effective use of land, securing well-designed places and providing affordable 

homes. 

Paragraph 125 (c) of the Framework  

10.11 Paragraph 125 (c) of the Framework applies. This proposal should be approved because 

substantial harm would not be caused, neither has any been identified.  

Public benefits  

10.12 Public benefits can be anything that deliver economic, social or environmental objectives as 

described in paragraph 8 of the Framework.  

a) an economic objective – to help build a strong, responsive and competitive economy, by 

ensuring that sufficient land of the right types is available in the right places and at the 

right time to support growth, innovation and improved productivity; and by identifying and 

coordinating the provision of infrastructure; 

b) a social objective – to support strong, vibrant and healthy communities, by ensuring that 

a sufficient number and range of homes can be provided to meet the needs of present and 

future generations; and by fostering well-designed, beautiful and safe places, with 

accessible services and open spaces that reflect current and future needs and support 

communities’ health, social and cultural well-being; and 

c) an environmental objective – to protect and enhance our natural, built and historic 

environment; including making effective use of land, improving biodiversity, using natural 

resources prudently, minimising waste and pollution, and mitigating and adapting to 

climate change, including moving to a low carbon economy. 

10.13 Public benefits should be of a nature or scale to be of benefit to the public at large and not just 

be a private benefit. However, benefits do not always have to be visible or accessible to the 

public in order to be genuine public benefits. 

10.14 Public benefits are a material consideration under section 38(6) of the Planning and 

Compulsory Purchase Act 2004, and case law and NPPG ties them into Framework paragraph 

8.   

10.15 The Framework applies weight to benefits. They are a constituent part of the presumption 

(paragraph 11) and greater weight is applied the more that issues can be resolved at pre-

application stage (paragraph 42). It is recognised that mixed tenure sites and mixed use 

schemes can provide a range of benefits (paragraph 71 & 125) as can access to high quality 

open spaces (paragraph 103). Public benefits can outweigh less than substantial harm to the 

significance of a designated heritage asset (paragraph 215). 

10.16 In some circumstances, the Framework guides the weight that can be applied to public benefits 

such as economic growth and productivity; using suitable brownfield land for housing; and 

compliance with local design policies. In these cases, it is ‘substantial’’, but ultimately a 

professional judgment is required given the circumstances of the case.  
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10.17 For this S73 Application, we consider that substantial weight cascades through all public 

benefits and material considerations both individually and cumulatively related to using the Site 

for new homes and non-residential floorspace due to the objectives of the development plan 

and the importance that the Government attaches to meeting needs as set out in the 

Framework, and the very many and recent ministerial statements.  

10.18 Because of the Site characteristics, and the contextual challenges that the borough faces, 

including the scarcity of brownfield land, each matter below benefits from the elevated level of 

substantial weight.  

Redevelopment of Brownfield Land 

10.19 The proposed development offers the comprehensive redevelopment of an underutilised 

brownfield site to deliver a residential-led, mixed-use urban neighbourhood at an appropriate 

density and balance of uses in a sustainable town centre location. 

New Homes 

10.20 The opportunity to deliver a significant quantum of new housing, including family sized units, 

and affordable homes subject to a Financial Viability Assessment (FVA) and Grant Funding. 

This will be a meaningful contribution towards the Borough’s housing need and housing choice. 

10.21 The proposed development will deliver 770 desperately needed high-quality homes for the 

local community, making a significant contribution towards meeting housing targets in Waltham 

Forest and the wider London area. 

10.22 The residential accommodation will provide a range of unit sizes from Manhattan apartments 

to three-bedroom family dwellings. These will be supported by communal residential amenity 

facilities, including a gym, ancillary residential facilities, and concierge.  

10.23 The proposals align with the housing policy goal of surpassing the target for new homes by 

prioritising self-contained housing as outlined in the Local Plan. This is achieved through the 

delivery of a substantial number of new homes in Waltham Forest. 

10.24 The new housing will significantly contribute to the Council’s objectives for new homes, which 

is a positive outcome. The range of unit sizes provided supports the policy’s focus on fostering 

mixed, inclusive, and sustainable communities by offering housing options that cater to the 

diverse needs of different households and individuals. 

Masterplan Design & Character 

10.25 The Design & Access Statement considers the design of the Proposed Development. 

10.26 We consider that the Proposed Development will be visually attractive as a result of its high-

quality architecture, layout and landscaping, consistent with paragraph 135(b) of the NPPF. In 

accordance with paragraph 135(c) of the NPPF, the Proposed Development is particularly 

sympathetic to local character and history, including the surrounding built environment and 

landscape setting. It will also establish and maintain a strong sense of place, with the 

arrangement of spaces, building and landscaping creating an attractive, welcoming and 

distinctive place to live, work and visit, consistent with paragraph 135(d) of the NPPF. It will 
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also create a place that is safe, inclusive and accessible, consistent with paragraph 135(e) of 

the NPPF. 

10.27 The Application responds to the site-specific constraints and opportunities as well as its 

surrounding context. 

10.28 The scheme proposes 770 homes in buildings ranging from 2 to 26 storeys. This new 

community will increase the diversity of homes in Lea Bridge and create a place that is 

attractive, sustainable and inclusive with a mix of tenures and housing types. 

10.29 The proposed amendments to Blocks B to G, I, and J significantly enhance both the form and 

functionality of the Development. Adjustments to height, footprint, internal core, and escape 

strategy have resulted in a stronger, more coherent architectural expression across the 

façades. 

10.30 These blocks retain their distinctive flat roofs, now accentuated with extended parapets that 

create a striking crown, while vertically stacked projecting metal balconies add rhythm and 

depth. Importantly, the design clearly articulates base, middle, and top elements, ensuring that 

each building is both legible and harmonious within the surrounding townscape, which is an 

approach advocated by the Design Review Panel. 

10.31 Every amended block has been carefully tailored with its own façade treatment, yet all remain 

unified through a shared architectural language inspired by the Clementina Estate. Brickwork 

serves as the anchor material, offering durability and character, with a sophisticated palette 

ranging from red and buff, to warm brown and red-brown, through to darker greys at the ground 

levels of Blocks B to G. This richness is complemented by light grey-bronze and darker grey-

bronze metalwork, which reinforces a sense of elegance and permanence. 

Public Realm and Open Space 

10.32 The masterplan creates a series of public spaces with a focus and identity for each area. 

Landscaping has been curated to make a sequence of spaces that are easy to navigate 

through and also encourage rest and interaction. The new buildings will help to create a clear 

definition between public and private spaces.  

10.33 A new route will connect the Clementina Estate to Leyton Jubilee Park with a series of public 

garden spaces, making a new link to the Marshes, Wetlands and Lea Valley Park. 

10.34 The proposed development strengthens community life and connectivity. A new community 

square forms a central gathering place, while safe, cyclist and pedestrian friendly north-south 

links seamlessly connect the Clementina Estate to Leyton Jubilee Park. Carefully defined 

public and private spaces ensure a balance of vibrancy and privacy, with generous amenity 

spaces, including children’s play areas at ground level and landscaped roof terraces, fostering 

wellbeing and social interaction. 

10.35 The development places a strong focus on pedestrian priority through the heart of the 

development, providing new access to Leyton Jubilee Park. 

10.36 The primary entry point at the north of the Site has been enhanced as part of the removal of 

Block H, with public spaces that create a welcoming environment for residents and visitors. 
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10.37 Driven by the flood strategy, the landscape continues to offer a sequence of open spaces along 

a strong north south pedestrian and cycle focused route between Clementina Road and Leyton 

Jubilee Park. 

10.38 Three landscape character areas are proposed across the development: 

▪ Clementina Square – a green gateway ‘scene setting’ piece off Clementina Road, a 

community focused public space with play, creating a welcoming front door to aid 

integration. 

▪ Mid Valley – A peaceful communal garden space for both new and existing residents. 

▪ Lower Valley – a public linear park with a green street feel providing front door access 

points, play on the way and a route to the park. An informal character reflecting the lower 

valley concept with flowing planting terraces rising up to meet buildings. 

▪ Upper Valley – a private communal garden with an undulating landscape reflecting an 

upper valley concept. It accommodates sloped access to core entrances, doorstep play 

and a perceived open boundary with the park. 

▪ Activity Trail – an activity trail is proposed to provide a circular walking route that 

integrates the development’s character areas with existing activities in Leyton Jubilee 

Park. 

10.39 The landscape scheme will retain its quality through regular maintenance by an Estate 

Management Company. 

10.40 The development will bring extensive public realm and open space that will redefine the 

relationship between the site and the surrounding area. The development also achieves 

impressive Biodiversity Net Gain and Urban Greening Factor scores, as set out below: 

▪ Biodiversity Net Gain (BNG): +142.17% (an increase of +55.07%), far exceeding the 

10% figure set out in the Environment Act 2021. 

▪ Urban Greening Factor (UGF): 0.424 (an increase of 0.024). 

10.41 Further details of the public realm are set out in the Landscape section of the Design and 

Access Statement. 

Non-residential Floorspace 

10.42 The proposed development will provide a resident’s gym and concierge, health centre and a 

50-place nursery, as per the extant permission. 

10.43 As part of the proposed development, the Nursery has been relocated from Block G to Block 

J. This is considered a more appropriate location for a Nursery, situated in a quieter area of 

the Development which provides benefits such as improved safety, reduced exposure to noise 

and traffic, and a calmer environment more conducive to early years learning. 

10.44 The new location also offers enhanced access to dedicated outdoor play space and safer drop-

off and pick-up arrangements, ensuring convenience for parents while prioritising the wellbeing 

of children. In addition, positioning the Nursery within Block J helps to activate the quieter edge 
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of the Development, contributing to natural surveillance and a more balanced distribution of 

community uses across the site. 

10.45 The Healthcare Centre has been relocated from Block C to Block G. This revised position is 

more suitable for a community-facing facility, providing greater visibility, ease of access, and 

proximity to key pedestrian and cycle routes through the Development. 

10.46 Situated in a more prominent location, the Healthcare Centre will be easily identifiable and 

convenient for patients and visitors, while remaining well-integrated with surrounding 

residential blocks. The relocation also ensures improved operational efficiency, with better 

servicing arrangements and the opportunity to accommodate a welcoming public entrance. By 

placing the Healthcare Centre at the heart of local movement, the Development reinforces its 

commitment to accessible, high-quality healthcare provision for the community. 

Conclusions 

10.47 The public benefits, as highlighted above, remain unchanged from the consented scheme as 

a result of this application. 

10.48 The benefits of the scheme should be read in the context of the Government’s ambition for a 

radical plan to get Britain building, to not only get the homes we desperately need, but to also 

drive the growth, create jobs and breathe life back into our towns and cities. There is not only 

a professional responsibility but a moral obligation to see more homes built. 

The Planning Balance 

10.49 Balancing the weight of development plan compliance, the application of the tilted balance and 

presumption in favour of sustainable development, compliance with the Framework, and in 

particular paragraph 125(c), the benefits of the development and the material considerations 

that we identify, there is clear support for the S73 Application and planning permission should 

be granted. 
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11 Conclusions 

11.1 Lea Bridge Gasworks is a suitable and available brownfield site which can help meet the 

Council’s objectives.  

11.2 The Site benefits from the 2025 Planning Permission, as discussed in detail throughout this 

Planning Statement. The principal components of this development are therefore considered 

to have already been deemed acceptable by the Local Planning Authority in their approval of 

detailed planning permission ref. 232678. 

11.3 Since the most recent consent there have been significant changes in development economics 

nationally, as well as regulatory changes and other matters including build cost inflation (up 

21% since approval (BCIS data)); 2nd stair requirements and efficiencies; finance costs, 

taxation increases, net zero carbon contributions, and a difficult mortgage and sales market.  

11.4 These significant challenges have required St William to adapt their approach to ensure 

delivery of the Site. Regulatory updates, including compliance with the latest Fire Safety 

Regulations (BS9991:2024), together with wider macroeconomic circumstances, have 

necessitated revisions to the scheme. 

11.5 There remains a need for the development, and the same principles established in the 

determination of the 2025 Permission should therefore apply to LBWF's consideration of this 

Planning Application. 

11.6 The Gasworks site is free of land ownership issues and has immediate residential development 

capacity. This site can help LBWF meet its housing growth ambitions, and indeed, is 

fundamental to it. It will play a role in being a catalyst for housing growth within the immediate 

area, and borough, to help LBWF meet its aim of 27,000 additional homes over the plan period 

(2020-2035). 

11.7 The S73 Application accords with the Framework and represents sustainable development 

within the meaning of the Framework. 

11.8 The Prime Minister and Deputy Leader and Secretary of State for Housing, Communities and 

Local Government have identified an ‘acute and dire national housing crisis’ which has very 

real social and economic impacts. They have directed an ‘urgent requirement’ to ‘build more 

homes’, and a ‘moral’ and ‘professional’ responsibility to deliver them. 

11.9 This need is no more apparent than in London where housing delivery has been poor; 

sustainable brownfield land for housing, new jobs and economic growth is scarce; and housing 

needs are acute. The Site is prepared for development. 

11.10 The increase in units on the Site is considered appropriate within the context of the Proposed 

Development as a whole and when weighed against the proposed public benefits, including 

the opportunity to deliver a significant quantum of new housing, including family sized units. 

This will be a meaningful contribution towards the Borough’s housing need and housing choice. 
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11.11 This S73 Application ensures that the buildings continue to meet all relevant fire safety 

legislation and building regulations. The revised proposal as a whole, which includes 

substantial public benefits, will allow the development to be viably built out. This is the very 

kind of proposal that the Secretary of State insists must be granted planning permission without 

delay. 

11.12 As such, LBWF should apply the presumption in favour of sustainable development. For the 

reasons set out in this report we consider that planning permission should be granted. 
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