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The Lea Bridge Gasworks development will transform an 
underutilised, redundant brownfield site into high-quality 
homes for the London Borough of Waltham Forest.

Following the Planning Committe’s decision to grant permission in 2024,  
St William has worked closely with the council, the GLA and the local 
community to shape an updated vision for the scheme that complies with  
the latest statutory regulations, increases the quantum of open space through 
a reduction in the number of buildings proposed, and responds to challenging 
market conditions to ensure the development remains deliverable.

The proposed masterplan revisions comply with the latest building 
regulations, deliver an enhanced landscape setting and increase the  
number of new homes provided for the borough.

The development will create a vibrant new destination for the whole 
community, with new pedestrian and cycle connections linking the 
Clementina Estate and Leyton Jubilee Park, and new local amenities 
including a nursery and healthcare centre.

Regeneration  
of a redundant gas works 

utilities site 

Improved landscaping includes 
a forest school and unlocks 

public access to new open space

Nursery and  
NHS facility provision

770 high quality  
new homes

New pedestrian and cycle 
links improving connectivity 
of the existing community 

Increased carbon  
reduction of 69%  

(up from 56%)

Omission of Block H  
(adjacent to the rear of the 

Clementina Estate)

123 (20%)  
affordable homes 

subject to grant funding

Our Vision 



4 5BERKELEYLEA BRIDGE GASWORKS - CONNECTING COMMUNITIES,  CREATING HOMES

1 42

3

7

5

6

8
NHS facility 

Nursery

Removal of Block H & creation of new community park2
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Community Plaza1 Forest School5

Upper Valley Park6

Lower Valley Park7

New connection to Leyton Jubilee Park8

The Masterplan
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Distinctive Places,  
Shared Community
The masterplan creates a series of distinctive places, each with its own 
character, connected by green routes and shared spaces. Together they 
form a cohesive community rooted in the heritage of Lea Bridge, offering 
residents a unique blend of urban living and natural landscape.
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Clementina Road

Leyton 
Jubilee Park

Orient Way

KEY

Site Boundary

Consented Building Footprints

Residential Use

Gym

Nursery

Health Centre

Concierge

Potential Commercial Entrance

Potential Residential Entrance

Primary Pedestrian/Cycle Route

Secondary Pedestrian Route

Active Frontage

Landscape Opportunity

Ground Floor Uses & Active Frontages 

 – Building access and active frontage principles of 
consented scheme retained 

 – NHS and nursery uses relocated to increase activity 
around new open landscape 

 – NHS provision relocated from block C to block G, over 
ground and first floor as consented, and nursery from 
block G to block C

Advantages 

 – Delivery of nursery expedited within phase 1 and closely 
linked to new open landscape 

 – Creation of central ‘community square’ at entrance to 
scheme
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Maximising Efficient Brownfield Delivery
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Clementina Square will be a vibrant heart for 
the community. A place to gather, host events 
and socialise. The low-rise apartment blocks 
surrounding the square overlook the new 
community plaza, their design echoing the pitched 
gables of the neighbouring Clementina Estate.

Stretching through the centre of the scheme, the 
Lower Valley features a mix of play, amenity and 
greenery along a new route to Leyton Jubilee Park, 
with buildings whose stratified facades reference 
the borough’s forest heritage.

To the north east of the development, the Upper 
Valley is home to the nursery, its outdoor terrace 
and the new forest school, with new apartments 
overlooking the new community park to the north 
and Jubilee Park to the south.

The two landmark buildings within Parkside, 
adjacent to Leyton Jubilee Park to the south act as 
marker buildings reminiscent of the gasholder rings 
that once stood on the site.

Clementina Square 

Lower Valley

Upper Valley

Parkside 
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Homes for All
The macroeconomic, political, regulatory 
and funding landscape has changed 
significantly since the original application, 
rendering the consented scheme unviable. 
These challenging market conditions have 
been formally acknowledged by the GLA 
and MHCLG through the introduction of 
emergency measures to support housing 
delivery across London. As a result, the 
revised masterplan is required to secure 
a deliverable scheme with an updated 
affordable housing strategy.

Notwithstanding these constraints, Berkeley 
remains committed to delivering a high-quality 
mixed-use community and is working with 
London Borough of Waltham Forest and the 
GLA to provide affordable housing subject to 
grant funding. 

770
new homes 

67
social rent homes

20%
affordable (123 total) 

subject to grant funding

56
intermediate homes
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A Rich Natural 
Environment
The revised masterplan 
delivers more than 6,600 sqm 
of additional open space for 
everyone to enjoy. At the heart 
of the masterplan are a series 
of green valleys with gently 
undulating terrain which enrich 
biodiversity, provide natural 
flood attenuation, and support 
climate resilience, all while giving 
the development a unique sense 
of place.

As part of these proposals, 
we plan to remove Block H, 
the building closest to the 
Clementina Estate, and replace it 
with a new Community Park. This 
transformed space will offer a 
welcoming environment for play, 
relaxation, and social connection, 
strengthening ties between the 
development and its neighbours.

342
trees

6,666 sq m
Additional open space

142% 
Biodiversity net gain

1,329 
cycle spaces
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Spaces To Explore,  
Breathe And Belong

Natural play areas

Forest School

Lawns and social spaces

Woodland Trail

Green avenues Cycle Paths

Community Plaza Bridged Entrances Picnic Benches
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Community Facilities
Through consultation, we’ve heard a clear message: 

•	 A new NHS Health Centre 

•	 A nursery for 50 children

Our new proposals seek to deliver these as a collective 
971 sqm of community facilities as part of the wider 
masterplan. 
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Proposed  
Nursery

Proposed 
NHS Facility
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Our Experience: Oval Village 
Berkeley Group has delivered, or is currently delivering, over 10,000 homes 
on former gasworks sites, including landmark developments such as Oval 
Village in Lambeth.

Drawing on this experience, Berkeley plan to transfer the Oval project 
team to Lea Bridge Gasworks and host remediation workshops with expert 
consultants ahead of works commencing, placing the local community at 
the heart of delivery.

Oval Gasholder No. 1, built in 1847 and once the largest in the world, is 
being carefully restored to preserve its listed structure while giving it a new 
purpose.

This award-winning project will deliver:

1,357
homes

2,850 m2

accessible  
green space 

179% 
Biodiversity  

net gain 

1,000
permanent jobs  
once complete 

170,000 sq ft
of mixed-use  

spaces
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Jobs, Skills and Investment  
In The Local Economy 
The construction of Lea Bridge Gasworks is expected to sustain 
over 550 construction jobs each year throughout the build.

Berkeley will partner with schools, colleges, and universities 
to inspire and support the next generation of engineers and 
construction professionals.

We’re proud that Berkeley Group has achieved Gold status with 
‘The 5% Club’, with over 8% of our workforce in ‘earn and learn’ 
positions during 2024–2025.

New homes also mean new residents spending locally, generating 
an estimated £9.4 million per year for the local economy.

In partnership with the London Borough of Waltham Forest and 
the GLA, we will apply at Lea Bridge Gasworks our industry-
leading engagement approach from Oval Village. 

At Oval Village Berkeley have so far delivered:

44  
work experience placements

42  
apprenticeships

137  
educational  

events 

13  
local schools, organisations  

and charities



WhatHouse? Awards 2024
Best Large Housebuilder

Building Awards 
Housebuilder of the Year 

2025

Britain’s Most Admired  
Company 2025

Better Society  
Awards 2025 

Philanthropy Award 

National Sustainability  
Awards 2025  

Biodiversity Protection 
Award 

FTSE4Good 
Listed since 2003
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