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Introduction
This Non-Technical Summary (NTS) presents a summary of the findings of an Environmental Statement (ES)
that has been prepared on behalf of St William Homes LLP (the ‘Applicant’) and accompanies a full planning
application for the redevelopment of the Lea Bridge gasholders site on Perth Road, Leyton, E10 7PB (the
‘Site’). The planning application has been submitted to the London Borough of Waltham Forest (‘LB
Waltham Forest’).
The Site is located in Leyton, in the north-east of London, approximately 360m south-east of Lea Bridge rail
station. It extends to an area of approximately 2.64 hectares (ha). The Site location and planning application
boundary are shown in Figure 1.1 and Figure 1.2.

Figure 1.1: Site Location Plan
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Figure 1.2: Red Line Boundary Plan

The proposed development (the ‘Development’) comprises a residential-led development of 573 residential
units, with associated amenity and commercial uses, comprising a nursery and gym. Amenity and public
space provision, pedestrian routes, vehicular access including highway and access works, circulation and
car and cycle parking will also be provided.
An Environmental Impact Assessment (EIA) has been undertaken by Quod and a team of competent experts
to assess the environmental effects of the Development. The EIA is reported in an Environmental Statement
(ES) which has been prepared to accompany the planning application. The ES describes the proposals, the
alternatives which have been considered and identifies the environmental effects of the Development
which are likely to be significant. The ES accompanies a full planning application which has been submitted
to LB Waltham Forest. The ES has been prepared in line with the EIA Regulations1 and good practice. The
purpose of the ES is to inform decision making by identifying the likely significant effects that the
Development may have on the environment and setting out how they can be avoided or reduced.
The EIA has been informed by a series of technical studies which form part of the ES. These studies include
surveys, calculations and other forms of modelling and analysis that have been undertaken by a professional
team of consultants led by Quod. The ES comprises:
•

Volume I: Environmental Statement;

•

Volume II: Townscape and Visual Impact Assessment; and

•

Volume III: Technical Appendices.
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This ES and the planning application can be viewed at the offices of LB Waltham Forest. Electronic copies
of the planning application and ES are available to view on the Council’s website at
https://walthamforest.gov.uk/content/search-planning-applications or via the below address. Copies of
the ES can also be purchased from Quod. Please email reception@quod.com quoting Reference Q100167
for further details or telephone 020 3597 1000.
Magistrates Building (Environment, Planning and Building Control)
Town Hall Complex
Walthamstow Town Hall
Forest Road
Walthamstow
E17 4JF
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2

Site and Setting
Site Description

2.1

The Site is located in Leyton, in the north-east of London, approximately 360m south-east of Lea Bridge rail
station. It is centred on National Grid Reference (‘NGR’) TQ 33626 87002 and covers an area of land
approximately 2.64 ha in extent.

2.2

The Site is bound by Clementina Road to the north, Leyton Fields to the east, Jubilee Park to the south-east
and south, and Golden Business Park to the west. Vehicle and pedestrian access are currently from the
north of the Site at the corner of Clementina Road and Perth Road.

2.3

The Site has recently undergone demolition works, however formerly 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 and extant hardstanding and concrete roadways.
Surrounding Context
Land Uses

2.4

A National Grid Pressure Reduction Station (PRS), owned by Cadent Gas, is situated adjacent to the southern
boundary of the Site.
The area surrounding the Site contains several business parks including the Golden Business Park located
to the west of the Site, Fairways Business Park beyond the railway line to the west and Eastgate Business
Park beyond Lea Bridge Road to the north.
There are a number of schools in close proximity to the Site - Sybourn Primary School and Early Excellence
Centre is located approximately 180m to the north and Lammas School, Saint Joseph’s Catholic Infant
School and Willow Brook Primary School are located approximately 150m, 325m and 480m east of the Site
boundary respectively.
The closest residential dwellings are situated on the northern Site boundary on Clementina Road which
form part of the Clementina Estate. Further residential properties in close proximity to the Site are located
on Perth Road which joins Clementina Road adjacent to the northwest corner of the Site boundary. Leyton
Jubilee Park is located to the south and south-east of the Site.
Traffic and Access
Both vehicular and pedestrian access to the Site is currently from the north, at the corner of Clementina
Road and Perth Road. Perth Road connects to Lea Bridge Road (A104) approximately 220m north of the
Site. Orient Way is located directly to the west of the Site.
The Site benefits from being approximately a 7-minute walk from Lea Bridge railway station, located 360m
north-west of the Site with services to Stratford (9 minutes) and between Stratford, Bishops Stortford and
Hertford. Bus stops are situated within a 5-minute walk of the Site, located 220m north of the Site boundary
on Lea Bridge Road providing services to local routes between central London, Walthamstow and Leyton.
Overall, the Site has a Public Transport Accessibility Level (PTAL) rating of 1/2, defined as a location with a
poor accessibility to public transport.
There are no Public Rights of Way on-site, however there is a cycleway alongside the western carriageway
of Orient Way and National Cycle Network Route (NCR) 1 is located approximately 500m west of the Site
boundary.
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Site and Surrounding Sensitivities
Figure 2.1 identifies the key environmental sensitivities within and close to the Site.
Figure 2.1: Environmental Sensitivities

The Site does not lie within or in the vicinity of any Conservation Areas and there are no listed buildings on
the Site. There is one Grade II* and 15 Grade II listed buildings within a 1km radius of the Site (the closest
being the Grade II Parish Church of Emmanuel and associated buildings, approximately 350m north of the
Site). The Grade II* listed Parish Church of St Mary the Virgin is located 950m east of the Site. There are no
locally listed buildings on or within the vicinity of the Site. The gasholders are understood to date from
approximately 1915 and their below ground remains are considered to be of low/local heritage significance.
The Site is located within the River Lea & Tributaries Archaeological Priority Area.
There is a culverted unnamed watercourse in the south-western corner of the Site which flows between
Dagenham Brook to the east and the River Lea to the west. The nearest surface water course is the River
Lee Navigation approximately 185m to the west of the Site boundary. The majority of the Site is located in
Flood Zone 2 (0.1% – 1% annual risk of fluvial flooding), with localised areas on the western boundary and
the southern tip of the Site located in Flood Zone 3 (>1% annual risk of fluvial flooding).
The Site does not fall within the boundaries of any European, national or local ecological designated sites.
The Walthamstow Marshes Site of Special Scientific Interest (SSSI) is located approximately 900m northwest of the Site. Further north is the Walthamstow Reservoirs SSSI and Lee Valley Ramsar and Special
Protection Area (SPA), located approximately 1.8km north-west of the Site. The Walthamstow Reservoirs
and Lee Valley designations also form a locally designated Site of Metropolitan Importance to Nature
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Conservation (SINC) approximately 300m west of the Site. Epping Forest Special Area of Conservation (SAC)
and SSSI is located approximately 2.8km north-east of the Site boundary.
The Site is located in an Air Quality Management Area designated for exceedances in the annual mean
nitrogen dioxide (NO2) objective and the 24-hour mean particulate matter (PM10) objective within the LB
Waltham Forest.
Future Development
There is one notable emerging scheme in the vicinity of the Site – the ‘Motion’ scheme – approximately
250m north of the Site on Lea Bridge Road which proposes to bring forward 300 residential units in buildings
ranging in height from 5 to 18 storeys. Section 3 of the NTS provides further details of the cumulative
schemes considered in the assessment.
There are further regeneration plans around Lea Bridge station on three Council owned sites, which
aim to provide around 300 new homes, a new station entrance with public space, and cultural, creative
and commercial uses. The Council’s aspiration is for tall buildings in this location. However, no
proposals for the sites have been brought forward therefore they are not considered within the EIA.

In addition, the Site falls within the ‘key growth area' of the Northern Olympic Fringe, under LB
Waltham Forest’s Core Strategy2, where 2,500 new homes are to be delivered. The Northern Olympic
Fringe is a high-profile regeneration area with growth potential due to its proximity to the Olympic
Park and Stratford City.
The adjacent Golden Business Park (to the west of the Site) is identified for a Strategic Industrial Location
for redevelopment in the Local Plan, however no proposals are currently identified for this Site.
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3

EIA Methodology

3.1

The EIA has been undertaken in line with relevant legislation, namely The Town and Country Planning
(Environmental Impact Assessment) Regulations 20172 (as amended)3 (the ‘EIA Regulations’). EIA is a formal
process that must be followed for certain types and scales of development projects, where the significant
environmental effects of a project are systematically assessed and reported. The purpose of the EIA process
is to identify how people and the environment could be affected by the Development and to ensure that
information about the likely significant environmental effects of a project is available for relevant decision
makers and the public to consider before the planning application is determined. The EIA process also
identifies ways in which the project can minimise or offset negative effects and to enhance beneficial
effects.

3.2

An EIA scoping study was undertaken to establish the ‘scope’ or focus of the EIA and identify the issues
which required detailed consideration in the ES. An EIA Scoping Report (Appendix 3.2A of the ES) was
prepared by Quod, setting out the proposed scope and content of the ES. It was submitted to LB Waltham
Forest in September 2019 together with a request for a ‘Scoping Opinion’ to agree the issues to be
considered further in the EIA process. A Scoping Opinion (Appendix 3.2B of the ES) was received from LB
Waltham Forest in November 2019 which provided LB Waltham Forest’s comments on the proposed
approach.

3.3

The scoping study concluded that the Development is not likely to give rise to significant environmental
effects in respect of Transport and Access, Noise and Vibration, Human Health, Built Heritage, Waste,
Climate Change and Greenhouse Gas Emissions, Vulnerability to Major Accidents or Disasters, Energy and
Sustainability, Utilities, Light Pollution, Solar Glare, Telecommunications and Electromagnetic Fields. These
topics were therefore not considered further in the ES.

3.4

Topics where significant effects may arise from the Development and are therefore scoped into the EIA
comprise: Socio-economics, Air Quality, Ground Conditions and Contamination, Water Resources, Flood
Risk and Drainage, Daylight, Sunlight and Overshadowing, Wind, Archaeology and Townscape and Visual
Impact (Sections 7-11 of this NTS).

3.5

For the topics scoped in, the ES provides a description of the current environmental condition, referred to
as the ‘baseline’ condition, as well as a description of how the baseline environment may change in the
absence of the Development, the ‘future baseline’. The ES also considers the likely effects of the
Development on its neighbours, local environment, local and regional economy, as well as the wider area.
The environmental effects of the Development are predicted in relation to sensitive receptors, which
include existing and future residents and businesses, construction workers, designated nature conservation
sites, habitats and species, natural resources, heritage assets, pedestrians, cyclists and road users.

3.6

Effects are identified and assessed using a variety of methods, including modelling and calculations. Each
assessment attaches a level of ‘significance’ to the effects which have been identified, i.e. either major,
moderate, minor or negligible. Short and long-term (temporary and permanent), direct and indirect effects
have been assessed. The nature of the effects are expressed as being either adverse (negative), negligible
or beneficial (positive). The significance of effects has been determined using best practice and published
standards. Professional judgment has also been applied by technical specialists undertaking the
assessments in situations/circumstances where no legislation, definitive standards or/and industry
guidance is available. Where adverse effects are identified, mitigation measures are recommended to
reduce the significance of the effect. ‘Residual effects’ are those that remain after mitigation measures have
been implemented.
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3.7

The EIA Regulations require that ‘cumulative’ effects are considered in the ES. Cumulative effects can arise
from individual effects of the Development interacting (e.g. traffic, noise and air quality). These interactions
are considered in Section 15 of this NTS. Cumulative effects which may result from the Development in
combination with other development schemes in the vicinity of the Site are considered in each technical
section of the NTS (sections 7-14). The development schemes considered in the cumulative assessment are
shown in Figure 3.1.

Figure 3.1: Cumulative Schemes
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4

Alternatives
This section describes the ‘reasonable alternatives’ to the Development considered by the Applicant and
an indication of the ‘main reasons’ for selecting the chosen option, including a comparison of the
environmental effects prior to the selection of the Development as presented in this ES. The following
section reviews those alternatives to the Development that have been considered by the Applicant,
including:
•

The 'No Development' alternative; and

•

Alternative designs (e.g. layout, heights, massing and other aspects).

Do-Nothing Scenario
The Do-Nothing scenario refers to the option of leaving the Site in its current state. If the Site was not
developed, it would remain largely vacant with no development taking place. The Site is not an efficient
use of space or pedestrian friendly and does not connect well to its surroundings and the beneficial effects
associated with the opportunity to deliver new residential, commercial and community space along with
new public realm and pedestrian routes would not be realised. The potential negative outcomes of no
development can be summarised as follows:
•

Continued deterioration of the existing Site and continued under-utilisation of the Site;

•

No completion of remedial works of a contaminated site, and existing potential sources of pollution
would remain present at the Site. These sources could continue to cause potential pollution risks to
controlled waters and human health;

•

No realisation of local and regional socio-economic benefits of regeneration in terms of housing
provision, employment and other commercial opportunities; and

•

Loss of opportunity to develop a new pedestrian route from the residential estate to the north of the
Site and Orient Way to the south.

Alternative Sites
No alternative sites have been considered by the Applicant due to the Applicant’s ownership of the Site.
Alternative Designs and Scheme Evolution
Masterplanning and the design of the Development has evolved in response to public consultation,
including exhibitions and meetings with local residents and community groups, and consultation with LB
Waltham Forest, together with the findings of environmental and other technical studies. Key
environmental considerations in the evolution of the Development have included:
•

Effect of height and massing on wind, daylight, sunlight and overshadowing and townscape and
visual effects. To minimise effects, the tallest elements of the Development, Blocks D and E, are
located in the south of the Site and a mixture of two, three and four storey buildings adjoining
existing neighbouring properties on the northern Site boundary are proposed. In addition, blocks
have been broken up into smaller sizes to maximise daylight and sunlight levels within the Blocks. A
cutback was incorporated to the proposed massing of Block H to reduce the potential daylight and
sunlight impact to properties on Clementina Road. This consisted of a reduction of the top floor of
Block H stepping back from the rear of the Clementina Road properties;

•

Existing flood risk constraints on-site, which have been minimised through incorporation of swales
and marshland planting, and enhancement of biodiversity across the Development;

•

Noise effects from the Pressure Reduction Station adjacent to the southern boundary on future
residents and users of the Site. A 2.4m high brick wall was incorporated into the design following
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advice given by the acoustic consultant which also provided visual screening for future occupiers and
visitors; and
•

Vehicle traffic on local roads to the north of the Site. This has been minimised by relocating the
primary vehicular entrance from Clementina Road to Orient Way. A secondary access off Clementina
Road is proposed for pedestrian and cycle access only.

Following the evolution of the Site proposals, the Applicant engaged with LB Waltham Forest in a preapplication process to collaboratively develop the final iteration of the scheme. This engagement process
led to a reduction of four residential units and the proposed commercial floorspace was also changed to
gym/fitness centre and nursery uses to reflect likely demands of residents and users of the Development.
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Description of the Development
The Applicant is seeking full planning permission for the following:
“A comprehensive phased development comprising demolition of existing buildings and structures, and
erection of buildings to provide a mixed use scheme including residential units (Use Class C3), flexible
residential facilities and commercial uses (Use Classes A1, A2, A3, A4, B1, C3, D1 and 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, and
formation of new pedestrian, cycle and vehicular access onto Orient Way; means of access and circulation
within the site; and site preparation works.”
The Development will bring forward the key components outlined within Table 5.1. It comprises new
development of approximately 45,887m2 of residential floorspace and circa 2,872m2 of non-residential
floorspace within ten new buildings (‘Blocks’).

Table 5.1: Key Components of Development
Type

Proposed Area (Gross Internal Area (GIA)) (unless
otherwise stated)/Unit

Total Floorspace

48,112m2

Residential (Use Class C3) (GIA)
Residential floorspace

45,763m2

Total Units

573

Unit Mix

58 (Studio)
190 (1-bedroom apartments)
257 (2-bedroom apartments)
68 (3-bedroom apartments)

Non-Residential Use
Nursery (Use Class D1)

298m2

Ancillary Residential (Gym / Fitness Centre and
Concierge)

283m2

Plant and Refuse stores

2,066m2

Amenity Space
Private Amenity Space (Terraces and Balconies) (GIA)

Approx. 3,878m2

Communal Residential Amenity Space (Gross External
Area (GEA)

Approx. 3,424m2

Public Open Space, Amenity Spaces, Public Realm and
Playspace (GEA)

Approx. 11,109m2

Parking
Residential Bicycle and Car Parking

Circa 1,003 residential cycle spaces, alongside 15
residential visitor spaces and 9 commercial spaces
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Proposed Area (Gross Internal Area (GIA)) (unless
otherwise stated)/Unit

Type

50 car parking spaces, of which 40 are for wheelchair
access as well as 8 standard residential spaces and 2
car club spaces
Figure 5.1 shows the layout of the Site.
Figure 5.1: Site Layout

Blocks A, C, D, E, F, H, I and J are solely residential blocks providing a mix of housing size (comprising studio,
1-bedroom, 2-bedroom and 3-bedroom apartments) and types. Each block is served by refuse areas, plant
rooms and cycle stores on the ground floors.
Block B includes the site-wide Energy Centre on the ground floor alongside a gym / fitness centre. The
Energy Centre has been located in Block B to best suit access into the Site for maintenance purposes and
also to suit the proposed phasing of the Development. It provides a combination of high efficiency low NOx
gas boilers and Air Sourced Heat Pumps (ASHPs). ASHPs absorb heat from the outside air. This heat can
then be used to heat radiators, underfloor heating systems, or warm air convectors and hot water in
buildings. The ASHPs will provide 60% of the annual heating / hot water demand for the residential
apartments with the gas fired boilers providing the remaining 40%.
Block G provides a nursery on the ground floor which fronts onto Clementina Square and nearby playspace.
Clementina Square provides a significant amount of the public open space and is located in the north of the
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Site. It is one of four character areas proposed under the landscape strategy for the Site (see Figure 5.2).
More detail on the uses and massing within each building is provided in Table 5.2.
Table 5.2: Block Description

Block Number of Residential Units

Housing Type

Quantum of NonResidential Floorspace
(D1 / D2 Use)

Maximum
Height
(Storeys)

Private housing

None

Ground +
4

A

12 1-bedroom apartments, 4 2-bedroom
apartments and 3 3-bedroom apartments

B

5 studio apartments, 4 1-bedroom
Private and
apartments and 26 2-bedroom apartments Affordable

283m2
Gym / Fitness Centre
and Concierge

Ground +
5

C

27 1-bedroom apartments and 31 2bedroom apartments

Private and
Affordable

None

Ground +
8

D

17 studio apartments, 38 1-bedroom
apartments, 53 2-bedroom apartments
and 6 3-bedroom apartments

Private

None

Ground +
17

E

17 studio apartments, 37 1-bedroom
apartments, 50 2-bedroom apartments
and 6 3-bedroom apartments

Private

None

Ground +
16

F

11 studio, 31 1-bedroom apartments and
29 2-bedroom apartments

Private

None

Ground +
10

G

8 studio apartments, 17 1-bedroom
apartments, 24 2-bedroom apartments
and 4 3-bedroom apartments

Private

298m2
Nursery

Ground +
8

H

7 1-bedroom, 10 2-bedroom apartments
and 2 3-bedroom apartments

Affordable

None

Ground +
3

I

8 1-bedroom apartments, 17 2-bedroom
apartments and 22 3-bedroom

Affordable

None

Ground +
8

J

9 1-bedroom apartments, 13 2-bedroom
Affordable
apartments and 25 3-bedroom apartments

None

Ground +
8

Landscaping
As noted in Paragraph 5.6, the landscape strategy includes provision of four character areas, as shown in
Figure 5.2. Clementina Square and Lower Valley link the Site and existing residents to the north with the
Leyton Jubilee Park and existing wider footpath network to the south of the Site. Upper Valley provides
doorstep activity areas along with access into the park, whilst Mid Valley provides a communal garden space
for new and existing residents.
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Figure 5.2: Landscaping Strategy*

* Landscape Masterplan is illustrative only and subject to necessary covenants

Key:
1 – Clementina Square
2 – Upper Valley
3 – Mid Valley
4 – Lower Valley
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Appearance
The appearance of the Development has been designed with recognition of the surrounding area, and has
drawn on the local architecture, character and materials, which is reflected within the proposed façade
treatment of each building. All the buildings that form part of the Development will have the majority of
the façade in brick but will also incorporate small elements of complimentary materials including precast
panels and metal.
Building heights take into account existing and proposed buildings, proximity to transport infrastructure
and patterns of pedestrian movement. Taller buildings will therefore be to the southern end of the Site,
with Block D and Block E reaching 18 and 17 storeys respectively. Block A and Block H along the northern
boundary reach only 5 and 4 storeys respectively.
Access
Access to the Site will be provided through two access points. Primary access will be from a new priority
junction on Orient Way, however there will be secondary pedestrian and cycle access from Clementina
Road. Vehicle access to the Site will be solely from Orient Way. In total, 50 car parking spaces will be
provided, of which 40 are for wheelchair access, 8 standard residential spaces and 2 car club spaces. 20%
of these spaces will comprise electric vehicle charging points from the outset. In addition, the Development
will provide 1,015 residential cycle parking spaces and six commercial cycle parking spaces.
Public Realm and Amenity Space
The Development will provide 913m2 playspace for Under 5’s and 690m2 for the 5-11 age group. This will
be located between the Blocks throughout the Site and adjacent to the northern Site boundary. It is
anticipated that children aged 12 and over will use public parks and open spaces which are within the 800m
recommended travel distance from the Development.
All residential buildings have access to communal residential amenity space which would comprise both
hard (use of stone and other hard materials to make pathways, walls etc) and soft (planting) landscaping.
Private amenity space is provided for all residential units through the provision of recessed and projecting
balconies or terraces.
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6

Demolition and Construction
It is expected that the demolition and construction works of the Development will take approximately 60
months to complete from start to finish with construction expected to commence in May 2021 and the
Development being completed in December 2025.
Works to make the new vehicle access to the Site via Orient Way will be the first activity to take place so
that vans and lorries can easily get to and from the Site without disturbing the residents of Clementina
Estate. The remaining demolition works will then be undertaken followed by piling across the Site. It is
expected that Blocks J, I and B will be the first three buildings to be constructed; Block B includes the Energy
Centre for the Site and so needs to be delivered early in the programme. Blocks A, H, C,G, F, D and E will
follow on.
Once main structure of each building is built, fit-out and the installation of mechanical and electrical fittings
will commence. Lastly, public realm and landscaping would be completed within the Site.
While the exact details and timings of the phasing strategy are unconfirmed at present, it is envisaged that
there will be a phased occupation of the Site on completion of discrete phases.
A Construction Environmental Management Plan (‘CEMP’) will be prepared prior to demolition and
construction works starting on-site and would be in place during the works. This will provide management
procedures and protocols for avoiding, minimising or otherwise dealing with effects on the environment
and local community during construction. An Outline CEMP has already been prepared and accompanies
the ES.
A Construction Logistics Plan (‘CLP’) will be implemented to minimise traffic related issues associated with
the construction works which will be subject to agreement with LB Waltham Forest.
Likely significant environmental issues associated with the enabling, demolition and construction works,
and measures identified to mitigate these effects are discussed within each technical section (sections 714).
The Development will seek to reuse materials and minimise waste production, including that of energy and
water, wherever possible.
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7

Socio-Economics
The ES provides an assessment of the existing baseline and socio-economic effects of the Development
particularly in relation to employment, demand for facilities, the impact on the local economy and crime
and safety. These effects have been assessed using different desktop-based methodologies and have
different study areas in line with best practice and guidance. Consultation has been undertaken with LB
Waltham Forest to confirm the affordable housing provision and mix for the Development. This process has
ensured that the proposed tenure mix (i.e. whether the apartments are for private sale or are affordable
housing) of the Development would be compliant with the emerging London Plan and local policies.
The baseline scenario has been established from a desktop review of a number of sources. There are 22
primary schools within 1.9km and 42 secondary schools within 4.7km of the Site. There is surplus capacity
in the local area and the borough. There are two GP surgeries located within 1km of the Site boundary,
however neither have spare capacity. Whilst there are no small open spaces within 400m of the Site
boundary, the Leyton Jubilee Park is located adjacent to the Development and provides large area of public
open space for active and passive recreation as well as playspace facilities appropriate for all ages. There
are several larger parks within the guideline distances from the Development (an 8km radius), notably the
Victoria Park, Lee Valley Park and Hackney Marshes regional parks.
Construction
It is estimated that the Development would generate approximately 277 Full Time Equivalent (FTE) jobs per
annum during the construction phase of the Development. Of these, 218 of these jobs would be generated
within Greater London whilst circa 60 of the total jobs would be created outside of London. Overall, the
employment, expenditure and upskilling created during the demolition and construction phase is
considered to have minor beneficial effects on the Greater London economy.
Completed Development
The potential effects of the completed Development range from negligible to moderate beneficial. There
are no adverse effects expected from the completed Development phase. Whilst there will be effects on
primary healthcare provision it is assumed that mitigation in the form of CIL contributions is provided by
the Applicant which will service to reduce the impact of the Development, resulting in an overall negligible
effect.
The Development would provide approximately 14,800m2 of amenity and landscaped space (private
balcony and terrace space). This would include circa 3,425m2 of private communal garden/courtyard space,
and circa 11,100m2 of open and amenity space. Given the close proximity of the Development to existing
open space and amenity areas such as Leyton Jubilee Park, the Development will not provide additional
publicly accessible open space. It is anticipated that older age children (12+) will make use of the open and
landscape space with the Development for informal play as well as accessing the many areas local to the
Site which offer provision for older age groups. The Development will exceed projected requirements for
play on-site for children aged 0-4 and 5-11 years, providing a total of approximately 1,600m2 playspace.
The Development will contribute to meeting the Borough’s housing delivery targets by adding 573 homes
to the existing stock of LB Waltham Forest. This will include 158 affordable (social / affordable rent and
shared ownership) homes which is 28% of the total units (35% of the habitable rooms). This housing
provision represents an increase in availability of affordable housing in the area and meets the 35%
affordable habitable room target required by the Intend to Publish London Plan. This is judged to have a
minor beneficial effect. Furthermore, the new residents of the Development would contribute £10.1 million
per year into the Greater London economy which is considered a minor beneficial effect.
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Community Infrastructure Levy (CIL) contributions will offset any additional pressure from the completed
Development on primary healthcare, as required. There is envisaged to be sufficient available capacity at
primary and secondary schools to accommodate the additional children residing at the Development.
For Crime and Safety, despite there being a relatively low localised crime rate, the detailed design of the
scheme will seek to incorporate best practice from the Secured by Design guidelines to ensure a negligible
effect.
Cumulative Effects
The cumulative effect of the schemes near to the Development on the local and regional area have varying
effects. The construction of the Development in combination with the other committed schemes would
have a moderate beneficial effect on construction-related employment opportunities available.
Once operational, the cumulative schemes will have long term, minor beneficial effects on the Greater
London economy due to increased employment opportunities from new employment floorspace and
additional spending of new residents. In addition, the delivery of new residential development will have
moderate beneficial effects on market housing provision within the Borough, with units ranging in price,
size and types of tenure.
Whilst the influx of new residents may put increased pressure on local schools, the surplus capacity of
primary and secondary places will result in negligible effects. Increased pressure on healthcare services will
be mitigated through provision of CIL or s.106 contributions by all developments.
Finally, the Development and a number of the cumulative schemes will provide new private and public open
space and play space for use by residents and employees at the developments as well as members of the
public. As a result, there will be long term, minor beneficial effects on open and play space provision.
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8

Air Quality
An assessment of the effects of the Development has been carried out focusing on the potential effects
caused by changes in nitrogen dioxide (NO2) and particulate matter (PM10 and PM2.5) concentrations and
dust that would be generated by construction activities and traffic from the completed Development.
The baseline air quality scenario of the Site and surrounding road network was established using existing
LB Waltham Forest monitoring data for 2018, with future year predictions using dispersion modelling
in-line with Institute of Air Quality Management (IAQM) Guidance. An assessment was carried out for both
human and ecological receptors of relevance.
Construction
To assess the effects of road traffic exhaust emissions associated with construction vehicles travelling to
and from the Site, dispersion modelling was undertaken to predict pollutant concentrations at sensitive
locations both with and without construction traffic. The results indicate that effects on annual mean NO2,
PM10 and PM2.5 concentrations as a result of construction phase traffic emissions were predicted to be
negligible at all receptor locations.
The undertaking of demolition and construction activities has the potential to result in fugitive dust
emissions during the works. With appropriate site management practices and mitigation in place, the
residual effects of construction dust on nearby sensitive receptors would be negligible.
To ensure the appropriate mitigation is in place on-site during this period, good practice construction
methods which form part of the CEMP would be in place to effectively manage on-site emissions.
Contractors will form and adhere to CEMP(s) during the construction phase, in-line with the Outline CEMP
provided in Appendix 6.1 of the ES. This would be secured by a planning condition. These measures would
include a Dust Management Plan, logging complaints relating to dust, using screens and barriers around
dust-causing activities, covering of stockpiles of potentially dusty materials and dust monitoring. Emissions
from construction plant and vehicles would be reduced through measures including good management of
plant and vehicles (e.g. no idling), and the use of electricity or battery-powered equipment where
practicable. With these measures in place, no significant air quality effects are expected to occur during the
construction phase.
Completed Development
Dispersion modelling was also used to assess operational phase effects, including road traffic exhaust
emissions and atmospheric emissions from the Energy Centre. The results indicate that effects on annual
mean NO2, PM10 and PM2.5 concentrations as a result of traffic and Energy Centre emissions generated by
the Development were predicted to be negligible at all receptor locations.
Concentrations of nitrogen oxides (NOx) and ammonia (NH3), as well as nitrogen and acid deposition rates,
were predicted at ecological receptor locations associated with the Epping Forest SAC. Whilst
concentrations for all except acid deposition were above the relevant critical level, it is considered to be a
negligible effect as the modelled exceedances occurred both with and without vehicle trips associated with
the Development. In other words, it is not the Development which is causing the exceedances. Embedded
design measures such as a low car parking provision, provision of electric car parking spaces and high cycle
parking provision would ensure that the potential effects resulting from the Development are negligible.
The significance of the predicted change as a result of the Development-related vehicle exhaust emissions
has also been considered in the Shadow Habitats Regulations Assessment that supports the planning
application.
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Cumulative Effect
Proposals in the vicinity of the Site will be expected to implement similar controls during the construction
phase based upon the standard requirements of LB Waltham Forest. As a result, cumulative fugitive
(particles that are lifted into the air from the Site) dust emission effects during the construction phase are
predicted to be negligible.
The traffic data utilised within the modelling process considered the potential changes in traffic flows from
all relevant cumulative schemes within the assessment extents during the construction and operational
phases. Any potential impact caused by these developments has therefore been considered throughout the
assessment.
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9

Ground Conditions and Contamination
Under the UK’s planning framework there is a requirement to consider the potential effects of ground
conditions and land contamination on human health and the environment. If necessary, the developer or
landowner is required to take mitigation measures, such as land remediation, to ensure the development
is safe and legally the land should not be capable of being determined as contaminated land once the
measures have been implemented.
Potential effects of the Development have been considered by assessing the existing Site conditions and
the potential effects that could arise during construction and operation phases. The receptors considered
in the assessment are existing and future long-term human health, construction workers, future residential
and commercial users, the built environment and controlled waters (i.e. groundwater).
Ground conditions and potential contamination risks relevant to the Development have been established
by completing a review of multiple historic reports and the previous remediation works on-site, as well as
a site walkover. A supplementary site investigation has been undertaken to provide more detailed
information on the Site conditions to inform an outline remediation strategy, both of which are provided
with the ES.
Made Ground (ground where natural soils have largely been replaced by man-made or artificial materials)
is present across the majority of the Site. This is underlain by Alluvium (redeposited silt, clay, sand and
gravel) over River Terrace Gravels, which in turn are underlain by the solid geology of Lambeth Group
(gravels, sands, silts and clays) and the Thanet Sand Formation (fine grained sand) and subsequently by the
White Chalk Formation at depth. Evidence of groundwater has been identified in the Alluvium, River
Terrace, Lambeth Group, Thanet Sand and Chalk deposits and a culverted stream cuts across the southwestern extent of the Site, flowing towards the east.
The Site was formally an extension of Lea Bridge Gasworks, which occupied the land to the immediate west
of the Site. Three gasholders were constructed and used between 1915 and 1968, at which point the
operational gas works closed. The gasholders remained in use until 2012 and they have recently undergone
decommissioning and demolition, with the footprint of the three gasholders remaining on-site.
Construction
Groundwater within the River Terrace Gravels and nearby surface water bodies are considered to be of
medium sensitivity. The underlying Principal Aquifer at depth is considered to be of high sensitivity. These
controlled waters may be affected by oil/fuel spills, infiltration of polluted runoff, leaching of contaminants
into the drainage network and creation of a contaminant pathway during piling and ground disturbance
works. However, suitable implementation of proposed mitigation measures, such as the Remediation
Strategy, will result in a net reduction of Site contamination. As such, it is anticipated that there will be
moderate beneficial effects on the River Terrace Gravels and Lambeth Group. There will be minor beneficial
effects on the deeper Chalk Aquifer.
There is a risk of potential detrimental health effects from ground contamination including dust inhalation
or digestion of contaminated materials for construction workers and the general public. Adherence to a
CEMP and immediate ceasing of activity in the area should contamination be identified during construction
works will mitigate the potential for harm. As such, potential effects are considered to be minor adverse.
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As part of the detailed design of mitigation and remediation, further investigation is required. Production
and implementation of a Remediation Strategy (that was agreed in principle with the Environment Agency
on 10th February), piling risk assessment and suitable drainage strategy will result in minor to moderate
beneficial effects on the sensitive controlled waters on-site during the construction phase. Furthermore,
implementation of mitigation measures and adherence to the CEMP will result in minor to moderate
beneficial significance for future users of the Site given the current presence of contamination at the Site.
Completed Development
Assuming the environmental design and management measures identified for the construction phase are
incorporated alongside a robust drainage strategy, the completed Development will not introduce
significant contamination to the Site and mitigation measures (such as hardstanding or cover systems in
landscaped areas) will prevent the introduction of new contaminants to the ground. In addition, foundation
design will limit the mobilisation of contamination of controlled waters. As a result, no significant effects
are anticipated during the operational phase of the Development.
No significant cumulative effects are anticipated during the construction or operational phase of the
Development with respect to ground conditions.
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10 Water Resources, Flood Risk and Drainage
This assessment was completed to understand how the Development would influence flood risk, within the
Site and beyond its boundary. A Flood Risk Assessment and Drainage Strategy has been prepared, which
provides detailed information on how foul water (e.g. sewage) and surface water would be managed to
ensure that water quality and the level of flood risk within the Site and surrounding area is maintained, as
well as ensure that the sewerage infrastructure capacity is not compromised. The assessment has been
based on site visits, a desk-based review of published data and hydraulic modelling.
The Site lies within the River Lea catchment where the principle source of flood risk in the area is typically
associated with the River Lea, the Lee Navigation, the River Lee Flood Relief Channel and the Dagenham
Brook.
Within the Site, flood risks are also associated with the Dagenham Brook which is located to the north-east
of the Site. One of the spillways from the Dagenham Brook is via a culvert which crosses the Site. As noted
in Section 2, the Site predominantly lies within Flood Zone 2, with localised areas on the western boundary
and the southern tip of the Site located in Flood Zone 3. The Site is located within a Zone 2 (Outer)
Groundwater Source Protection Zone (SPZ). As outlined in Section 9 above, the Site is also shown to be
underlain by groundwater aquifers.
Construction
Construction activities can lead to pollution of controlled waters and uncontrolled runoff if not managed
appropriately. The CEMP will ensure that measures to minimise and mitigate environmental contamination
and pollution risks associated with water quality would be implemented during construction. Furthermore,
an Emergency Incident Plan would be developed to deal with potential spillages and/or pollution incidents.
With these measures in place, there would be temporary, minor adverse effects on surface water quality.
Removal of the gas holder bases during the demolition phase would result in temporary gains in floodplain
capacity and could reduce flood risks. Adherence to the CEMP will ensure measures would be taken to
protect construction workers and other human receptors from risks from the flooding of excavations and
surface water flooding. Overall, there would be a temporary, minor beneficial effect on flood risk during
the demolition and construction phase.
Completed Development
The completed and operational Development will increase demand on the local public water supply and
foul drainage, however it is considered that there is sufficient capacity within the existing Thames Water
networks to serve the Development and negligible effects are predicted.
Runoff from car parking areas and roads will be routed through oil interceptors prior to discharge to
mitigate any contaminated surface runoff entering the drainage system. As such, the potential effect of the
completed Development on water quality is considered to be negligible.
In-line with Government guidance for climate change, the hydraulic modelling has tested the potential
impacts of climate change in line with current guidance, by testing a 1 in 100 year event plus a 35% and
70% increase respectively in flow. It has been demonstrated that there are no changes in off-site flood
levels greater than 10mm as a result of the Development. This is not considered to be significant and the
Environment Agency has confirmed that the threshold of change would be acceptable.
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Implementation of Sustainable Drainage Systems (SuDS) will result in a reduction to the rate of surface
water discharge from the Site as a result of the Development (from an unrestricted and unmanaged rate to
an equivalent greenfield rate). This would result in a permanent moderate beneficial effect on flood risk.
Cumulative Effects
Given that other schemes would be required to demonstrate either betterment or no significant negative
effects with regards to flood risk and in terms of water quality, it is considered unlikely that there would be
any significant adverse cumulative effects.
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11 Daylight, Sunlight and Overshadowing
This assessment has been undertaken to determine the environmental effects of the Development on the
daylight and sunlight amenity to the occupiers of neighbouring sensitive properties and overshadowing to
existing sensitive amenity areas in the vicinity of the Site.
The assessment has been undertaken using the assessment methodology as set out in the guidance written
by the Building Research Establishment (BRE)3. This is undertaken by comparing the levels of daylight,
sunlight and overshadowing in the baseline scenario, to those seen with the Development in place.
The results seen within the baseline scenario are varied for daylight and sunlight, with over half of the
windows tested within properties on Clementina Road and Perth Road receiving levels of daylight and
sunlight below the recommended levels. This is primarily due to additions and extensions on the back of
the properties. Other properties enjoy levels well above the recommended levels as they look out to the
low rise and relatively undeveloped gasworks site.
In terms of overshadowing, the existing baseline scenario shows that a number of rear gardens on
Clementina Road and Perth Road are below the recommended targets. The playing fields to the east and
south east show low levels of overshadowing due to the relatively undeveloped land surrounding the Site.
Completed Development
There are no significant effects to the neighbouring residential properties. These have been avoided
through considered design with the Development stepping down to the neighbouring properties and a
cutback exercise on the northernmost Blocks closest to nearby houses.
Once the Development is completed, the likely effects on daylight and sunlight for residential properties in
the vicinity of the Development would be negligible.
Mitigation measures have been included through the design process of the Development, taking the
surrounding properties into consideration to reduce the potential impact to these receptors. Cutbacks have
been introduced to the northernmost Blocks of the Development, significantly reducing the potential
impact to neighbouring daylight and sunlight levels. Accordingly, no further mitigation measures are
required. The likely residual effects in relation to daylight and sunlight would be negligible.
With regard to overshadowing 27 of the 28 amenity spaces assessed will show full compliance with the BRE
recommended targets. The remaining space shows a marginal deviation from the targets and so this impact
is deemed to be an adverse effect of minor significance.
Cumulative Effects
There are no cumulative schemes considered to be relevant for this assessment.
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12 Wind
Wind tunnel testing of a physical scale model has been combined with long-term wind statistics appropriate
to the Site to provide a detailed assessment of wind conditions at ground level in and around the Site. This
has been undertaken in accordance with the industry standard and best practice Lawson Comfort criteria4
for pedestrian safety and comfort.
Climate data show that the prevailing winds at the Site blow from the south-west although winds from the
north-east are also common during the Spring. Wind speeds are generally highest during winter, when the
most frequent strong winds blow from the south-west or north-east. Wind speeds are generally lower
during summer. Existing wind conditions within the Site and the immediate surrounding area are
considered suitable for current pedestrian activities.
Construction
Construction effects were considered insignificant and were scoped out of the assessment.
Completed Development
The Development is of a modest scale in terms of wind effects, but is exposed to prevailing south-westerly
winds. The landscaping features have therefore been developed to help alleviate the channelling of winds
through and around the Development.
Resulting conditions in and around the Site remain safe for all users and the effect of the Development on
pedestrian safety is negligible.
In terms of pedestrian comfort, wind conditions on thoroughfares within the Site are considered suitable
for pedestrian access to, and passage through, the Site. Main entrances to the Development are also
suitable for pedestrian ingress / egress. The effects on the Development’s thoroughfares and building
entrances are therefore considered negligible.
Public amenity spaces within the Site experience mixed conditions. Conditions within the northern amenity
spaces are generally considered suitable for proposed recreational uses. Play spaces around the southernmost Blocks D, E and F are slightly windy but (in conjunction with their proximity to other, calmer, play
spaces) are expected to be considered tolerable for proposed uses. The play spaces at the south end of the
Site enjoy amenable conditions for children’s play. The effects on the Development’s public amenity spaces
therefore range from negligible to minor adverse.
Some private ground floor terraces are similarly slightly windy, but likely tolerable, for associated
recreational uses and the effects on the private ground floor terraces also range from negligible to minor
adverse.
The Development has no significant impact on surrounding conditions in terms of suitability for existing
uses. The effect of the Development on surrounding conditions is therefore considered negligible.
Cumulative Effects
Potential cumulative effects were considered to be insignificant, due to the distance to committed future
developments, and were scoped out of the assessment.
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13 Archaeology
The likely significant archaeological effects resulting from the Development have been assessed in
accordance with national, regional and local policy and guidance.
The current baseline conditions are informed by an Archaeological Desk-Based Assessment and Watching
Brief carried out in accordance with the National Planning Policy Framework and the Chartered Institute
for Archaeologists ‘Standard and Guidance for Historic Environment Desk-Based Assessments’. The
assessment draws together the available archaeological, historic, topographic and land-use information in
order to clarify the archaeological interest of the Site.
There are no designated archaeological assets present on the Site. However, the Site is located within an
Archaeological Priority Zone as defined by the LB Waltham Forest.
The Site has been identified as having a moderate potential for Prehistoric geo-archaeological remains and
an overall low archaeological potential for the Prehistoric to Post Medieval periods. The potential for
Modern activity relates to below ground remains associated with a recorded late 19th century fireworks
manufactory and 20th Century gas works and a pylon.
The potential for currently unknown Modern remains to be present is low. Having been demolished to
ground level, the surviving remains of the gasworks are considered to be of Low value.
Modern activities on the Site can be considered to have had a widespread, negative impact on any other
surviving archaeological remains. Any such, remains are likely to be of medium/low value.
Construction
Any archaeological or geo-archaeological assets present on the Site are considered likely to be of medium
to low value. Potential impacts from piling and other intrusive activates associated with the construction
phase are likely to vary from medium to low. On this basis, the range of potential effects is anticipated to
vary from moderate adverse to negligible prior to mitigation.
It is considered that mitigation requirements will focus on any areas outside locations where recent ground
works will have removed or significantly damaged any archaeological remains and where there are
considered likely be present. The mitigation is likely to comprise a phased programme of pre-construction
investigative groundworks to clarify the nature and value of any surviving remains. After the completion of
the mitigation works, no significant adverse residual effects are identified and it is considered that the
public dissemination of the results of mitigation works (and public outreach, if warranted) could produce a
negligible to minor beneficial effect.
Completed Development
Once construction has been completed, there would be no intrusive ground works undertaken as part of
the normal operation of the completed Development. It is therefore considered that there would not be
any direct or indirect effects upon archaeological resources during the operational phase.
Cumulative Effects
There may be some cumulative effects on archaeological receptors as a result of the interaction of the
Development with other schemes. Indeed, it is acknowledged that any archaeological remains within the
Site form part of a wider archaeological landscape. However, given the isolated, small-scale and localised
nature of archaeological sites, no significant cumulative effects have been identified.
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14 Townscape and Visual Impact
As set out within Volume 2: Townscape and Visual Impact Assessment of the ES, the borough of Waltham
Forest can be broadly characterised as a low-density suburban borough to the north, transitioning into a
more urban context to the south where the Site is located. The stronger urban context of southern Waltham
Forest is reflected in the concentration of town centres and regeneration areas in that part of the borough.
The assessment was undertaken in line with best practice as set out in the Landscape Institute and Institute
of Environmental Management and Assessment Guidelines for Landscape and Visual Impact Assessment5.
The Site and surroundings have been divided into Townscape Character Areas (TCAs) which represent areas
of similar townscape receptors and associated key characteristics. Site is located within TCA 1 Leyton
Fringe, characterised by a mixture of 21st Century residential development; sport; leisure and community
uses; allotments; educational institutions and areas of open space. TCA1 is considered to have a low
townscape value and low sensitivity to the Development.
The Thornhill Road Conservation Area (CA) and the Lea Bridge CA are located 800m north and 850m northwest of the Site, respectively. There are 15 Grade II listed buildings within the study area as described in
Section 2. Views between the Site, CAs and listed buildings are limited by intervening built form and mature
tree cover along the River Lea corridor.
The suitability of the Development was assessed within the Townscape and Visual Impact Assessment using
11 viewpoint locations, as agreed with LB Waltham Forest and shown in Figure 14.1.
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Figure 14.1 Representative view locations

Construction
Although there is likely to be temporary visual intrusion during the construction of the Development on the
townscape character area receptors, it is considered that there will be no significant townscape effects
resulting from the construction phase. Based on the limited and temporary nature of the effects of the
construction phase of the Development on the townscape character receptors and on the visual receptor
representative views, this stage was scoped out of the EIA.
Completed Development
The completed Development will provide views of the taller buildings (Block D and E) which will assist in
signposting Leyton from the wider area and will bring a positive use of a previously derelict site. The
Development will have direct moderate to minor beneficial effects on TCA 1 Leyton Fringe as well as indirect
moderate to minor beneficial effects on TCAs 2 and 3.
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The completed Development will have no adverse effects on representative views of the Site, with the
majority of effects considered to range between moderate to minor beneficial. Whilst there will be a
noticeable change from a number of viewpoints, it is considered that overall, the Development will have a
beneficial effect on the surrounding townscape. There will be no effect on Viewpoints 5 Lea Bridge Road, 9
Hackney Marshes Pavilion and 11 River Lea Towpath.
Cumulative Effects
There is potential for cumulative effects on views from the east and south-east of the Site overlooking
Leyton Jubilee Park (Viewpoints 2, 6 and 7). During the construction phase, effects will remain moderate
adverse from these viewpoints and during the operational phase there will be moderate beneficial effects.
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15 Effect Interactions
An assessment has been carried out to assess the potential for interaction of individual effects of the
Development upon identified receptors / resources, e.g. noise, dust and visual effects (‘in-combination’
effects) during all phases of the Development. Only beneficial or adverse residual effects identified in the
technical assessments classified as being of minor, moderate and major significance were considered for
the potential of interaction.
The only in-combination effects with potential to arise during construction works would be in relation to
the health and safety risks from ground contamination and risks associated with the storage and removal
of hazardous materials on construction workers. However, implementation of the CEMP and Remediation
Strategy would mitigate these effects as far as practicable through measures such as hoarding around the
Site and restricted hours of work.
Future residents within the Development are likely to experience adverse effect interactions in relation to
wind effects on ground level public and private amenity spaces and through disturbance during any
maintenance works. Equally, local residents are likely to incur beneficial effect interactions from the
additional local spending associated with the Development, improved playspace provision and townscape
and visual improvements both on-site and in the local area as a result of the regeneration of the Site.
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16 Summary of Mitigation, Monitoring and Residual Effects
16.1 The ES includes a summary of the proposed mitigation measures and significant residual effects for all the
topics considered. A thorough assessment has been undertaken of the likely significant environmental
effects of the Development.
Following implementation of mitigation measures during construction works, beneficial effects are
expected in respect of a boost to the local economy associated from construction employment. Beneficial
effects are also considered likely in relation to ground conditions, flood risk, archaeology and townscape
(from selected viewpoints).
16.3 There will be some adverse effects during the construction period associated with the works, primarily in
relation to ground, soil and surface water contamination from construction works. However, these will be
temporary and will be mitigated as far as practicable through implementation and adherence to measures
set out within the CEMP and a Remediation Strategy.
16.4 Once the Development is complete it will give rise to a number of beneficial effects - 573 new homes will
be provided including affordable housing and family sized units. In addition, the Site will provide links
between the Site, the wider local community and Leyton Jubilee Park as well as circa 14,800m2 of new
public amenity and landscaped space including a new public square off Clementina Road. Beneficial effects
to townscape will also occur alongside improved access to the Site through upgraded footway/ cycleway
improvements. There is the potential for minor adverse effects including contamination risks and wind
effects within ground level public amenity spaces, however these are not considered to be significant.
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