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LONDON BOROUGH OF ENFIELD 

 
PLANNING COMMITTEE 

 
Date: 24 March 2020 

 
Report of: 

Head of Planning 

 
Contact Officer: 
Andy Higham  
Sharon Davidson 
Claire Williams  

 
Ward:  
 
Upper Edmonton  
 

 
Application Number: 19/02718/RE3 

 
Category: LBE – Dev by others 

 
LOCATION:    Meridian Water Orbital Business Park (and Adjoining Land Including Land South of 
Argon Road and Land Known as Ikea Clear and Gas Holder Leeside Road) 5 Argon Road, London, 
N18 3BZ 
 
 
PROPOSAL: Development of Phase 2 of Meridian Water comprising residential (Class C3), Purpose 
Built Student Accommodation and/or Large-Scale Purpose-Built Shared Living (Sui Generis); hotel 
(Class C1), commercial development (Class B1a,b,c); retail (Class A1 and/or A2 and/or A3 and/or 
A4), social infrastructure (Class D1 and/or D2), a primary school up to three forms of entry, hard and 
soft landscaping, new public open spaces including equipped areas for play, sustainable drainage 
systems, car parking provision, and formation of new pedestrian and vehicular access (all matters 
reserved). 

 
Applicant Name & Address: 
Mr Peter George 
London Borough of Enfield 
Civic Centre  
Silver Street  
Enfield  
EN1 3XA 

 
Agent Name & Address: 
Mr Nick Finney  
13 Fitzroy Street  
London 
W1T 4BQ 

 
RECOMMENDATION: That Members give delegated authority to Officers to finalise the precise 
wording of the conditions and the Design Code and subject to referral of the application to the 
Greater London Authority and the completion of a Section 106 Agreement, the Head of Development 
Management / Planning Decisions Manager  in accordance with Regulation 4 of the Town and 
Country Planning General Regulations 1992 be authorised to GRANT planning permission subject to 
conditions 
. 
 
Note for Members:  The application has been brought to the Planning Committee because the 
applicant is the Council and the scheme is a major development. 
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1. Recommendation 
 

1.1 That Officer’s be granted delegated authority to finalise the precise wording of 
the conditions and to finalise the Design Code. 
  

1.2 That subject to referral of the application to the Greater London Authority and 
the completion of a Section 106 Agreement, the Head of Development 
Management / Planning Decisions Manager be authorised to GRANT 
planning permission subject to conditions as set out in Appendix 1.   

 
 
 

2.0 Executive Summary 
 
2.1 The report seeks approval for the redevelopment of Phase 2 of Meridian 

Water for residential led, mixed use development to include workspace, retail, 
a new primary school, purpose built student accommodation and/or large 
scale purpose built shared living, a hotel and open spaces including a new 
park. The documents submitted with the application propose up to 2,300 
residential units (Class C3), Purpose Built Student Accommodation and/or 
Large-Scale Purpose-Built Shared Living (Up to 18,000 sq m - Sui Generis); a 
hotel (Up to 16,000 sq m - Class C1), commercial development (Up to 26,500 
sq m - Class B1a,b,c); retail (Up to 2,000 sq m - ClassA1 and/or A2 and/or A3 
and/or A4), social infrastructure (Up to 5,500 sq m - Class D1 and/or D2), a 
primary school up to three forms of entry, hard and soft landscaping, new 
public open spaces including equipped areas for play, sustainable drainage 
systems, car parking provision, and formation of new pedestrian and vehicular 
access (Outline- all matters reserved). 

 
2.2  Meridian Water is the borough’s largest residential led mixed-use 

development and one of the largest brownfield development opportunities in 
Greater London.  The Core Strategy (CS) and Edmonton Leaside Area Action 
Plan (ELAPP) identify a range of objectives for Meridian Water including the 
provision of 5000 new homes, 1500 new jobs, improvements to public 
transport provision, restoring and opening up access to the Lee Valley 
Regional Park and waterfront.  

2.3  The proposed development has been designed based on the three pillars of 
Meridian Water which is to ‘mix uses and animate streets’, ‘park life at your 
doorstep’ and ‘your place to make and create’. This application is the second 
phase of Meridian Water that will unlock further wide scale mixed-use 
development in the borough. A sense of place will be created through the 
creation of different character areas across the site including community 
streets, the inclusion of a park to the west, flexible uses at ground floor level 
within the high street along the main central spine, the waterfront and a 
square fronting the River Lee Navigation. The scheme will deliver 43% 
affordable housing with a policy complaint tenure mix. A mix of residential 
units including much needed family housing will be provided. A primary 
school that could also act as a community hub is proposed. There is scope to 
accommodate a hotel, Purpose Built Student Accommodation (PBSA) or 
Large Scale Purpose Built Shared Living (LSPBSL) on the site in addition to 
commercial floorspace to attract both small scale start-ups up to larger scale 
operations.  
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2.4  As the application is outline, the finer detail of the scheme will be secured 
through future reserved matters applications. However, the design principles, 
expectations and quality of the development will be set through parameter 
plans and a design code. All future details to be secured through reserved 
matters and conditions will need to be in accordance with the parameter plans 
and design code. Contributions to mitigate the impact of the development will 
be secured through a s106 legal agreement.  

2.5  The reasons for recommending approval are: 
 

i) The proposed development forms part of Meridian Water and is a key 
regeneration priority for the London Borough of Enfield. 

ii) The development overall represents and optimises the potential 
benefits for the site, the surrounding area and local community. 

iii) The scheme is supported in strategic planning terms by the GLA and 
the majority of issues that were raised by the GLA have been 
addressed. 

iv) The scheme will bring much needed housing to the borough including 
affordable housing and a mix that includes both smaller and larger 
family housing.  

v) The proposal will be car free with the creation of strong pedestrian and 
cycle links across the site. There will also be improved public transport 
provision that will benefit both existing and future residents, 
employees and visitors.  

vi) A new primary school will be delivered on the site that would also act 
as a community hub.  

vii) In line with the industrial heritage of the site a range of commercial 
uses will be provided across the site that will range from small scale 
start-ups to larger scale operations.  

viii) Flexible uses are proposed at ground floor level along the high street, 
the riverfront and the main square to activate streets and to create a 
sense of place for this new development for both residents, 
employees and visitors.  

ix) A new park known as Brooks Park will be created along with green 
corridors across the site.  

x) Part of Pymmes Brook will be naturalised bringing great benefits to 
enhance local biodiversity and the self-sustainability of the river and 
also the local community in terms of its visual appearance.  

xi) The scheme will not impact on any residential units in the area due to 
the location and industrial nature of the site surrounded by industrial 
units, set significantly away from residential properties.  

xii) The development would create a significant number of jobs at both the 
construction stage and on completion which support the local 
economy.  

xiii) High quality accommodation will be provided for future residents of the 
residential units as all units will meet or exceed minimum space 
standards and have their own private amenity space.  

xiv) The parameter plans and the design code will set the principles of the 
development and the high standard expected for the detailed design 
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to come forward through the reserved matters applications and 
conditions. 

xv) Both financial and non-financial contributions will be secured through 
a s106 legal agreement that will benefit both existing and future 
residents, workers and visitors to the borough.  

 
 
3.0 Site and Surroundings 
 
3.1 The application site measures 11.9 hectares and comprises former and 

existing industrial and commercial buildings and vacant open land. To the 
south west is a former site of a gasholder which has been decommissioned. 
The above ground structure and surface features of the gas holder have been 
removed and the remaining structure has been backfilled. The site is currently 
used for open vehicle storage by a vehicle pound operator.  

 
3.2  To the south of the site is a cleared site known as Ikea Clear. A capping layer 

of granular material has been implemented to enable temporary meanwhile 
activities to take place before the redevelopment of phase 2 of Meridian 
Water. The Orbital Business Park is located to the north of the site. 
Approximately half of this business park is vacant with the other half of the 
site comprising different uses and activities such as scaffolding yards, 
warehouse storage and open vehicle storage. Many of the businesses are 
subject to short term periodic leases which will enable the closure of 
businesses with minimal disruption and over a reasonable timeframe.
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Figure 1: Application Site 
 
 
3.3  To the north of the application site is the Ravenside Retail Park and the North 

Circular Road, to the east of the site is the River Lee Navigation beyond 
which is land designated as a Strategic Industrial Land (SIL)  which includes 
the former Stonehill Industrial Estate to the north. To the south of the site is 
Leeside Road and the Mowlem Trading Estate, another Strategic Industrial 
location located within the London Borough of Haringey (LBH), comprising a 
mix of light industrial uses. Tottenham Marshes is located to the east of the 
Mowlem Trading Estate. To the west is Pymmes Brook beyond which is 
Tesco and Ikea. The new Meridian Water train station and phase 1 of 
Meridian Water is located further west of the application site. Service 
frequency recently increased to 4 trains per hour in the morning peak period 
at the Meridian Water train station. The Lee Valley Regional Park is located to 
the south, east and north of the site. The site adjoins the Borough boundary 
with the London Borough of Haringey to the south.  

 
3.4  The site is located within a borough-wide Air Quality Management Area 

(‘AQMA’) and the Lea Valley West Bank Archaeological Priority Area. Parts of 
the site are located in Flood Zones 2 and 3. There are 169 trees and tree 
groups across the Meridian Water phase 2 site and the wider strategic works 
area. The Public Transport Accessibility Level (PTAL) of the site currently 
ranges between 0 and 2 (with 0 being the lowest level and 6b being the 
highest accessibility level possible). This is expected to increase to PTAL 3 
with the addition of a direct walking link to the station and with new and re-
routed bus services along the Central Spine Road and Leeside Link Road 
(delivered through the application for strategic infrastructure works the subject 
of an application also under consideration on this agenda). 
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3.5  The site is identified in the Edmonton Leeside Area Action Plan within design 

and delivery zones 4 and 5 and part of zone 2.  
 

 

  
Figure 2: Meridian Water Design and Delivery Zones 

 
 
 
 
4.0 Proposal 
 
4.1 The proposal is for the development of Phase 2 of Meridian Water comprising 

residential (Class C3), Purpose Built Student Accommodation and/or Large-
Scale Purpose-Built Shared Living (Sui Generis); hotel (Class C1), 
commercial development (Class B1a,b,c); retail (Class A1 and/or A2 and/or 
A3 and/or A4), social infrastructure (Class D1 and/or D2), a primary school up 
to three forms of entry, hard and soft landscaping, new public open spaces 
including equipped areas for play, sustainable drainage systems, car parking 
provision, and formation of new pedestrian and vehicular access (all matters 
reserved). 

 
4.2  An outline application with all matters reserved has been submitted to 

establish the principle of the proposed development and allow the necessary 
flexibility for the development of detailed design as part of a phased delivery 
across the application site. 

 
4.3  A set of parameter plans have been submitted and through the application 

process a few minor amendments have been sought. The parameter plans 
seek to establish the key development principles associated with the outline 
elements of the proposed development including development plots, access 
and public realm which set the masterplan structure, site levels, building 
heights and predominant distribution of different land uses at ground and 
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upper floor levels. The parameter plans show the maximum potential scale of 
development.  

 
4.4  Illustrative plans have been submitted that demonstrate one way that the 

development applied for could be accommodated on the site. Further details 
on the final design proposals will come forward as part of reserved matters 
applications. 

 
4.5  A Design Code has been submitted and updated during the application 

process that seeks to establish a robust design framework for the proposed 
development. The Design Code sets out the parameters within which the 
design of the development, including architectural style and materiality, public 
realm design, layout and scale will be expected to comply at the reserved 
matters stage.  

 
4.6  There are five sub phases proposed as shown in figure 3. The first phase is 

the gasholder site which will be delivered independently from the main site as 
it is not reliant on the completion of the strategic infrastructure works 
proposed under application reference 19/02717/RE3. It is intended for works 
to commence on the first sub phase in December 2021 with the final phase 
envisaged to be completed by 2031.  
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Figure 3: Development Phasing 

 
 
 

4.7  The Design Code seeks to identify different character areas across the site to 
create a sense of place as shown in figure 3. A new Local Centre comprising 
retail and leisure uses will be delivered to meet the needs of the future 
residents and businesses of Meridian Water. A range of uses within use class 
A1 (Shops), A2 (financial and professional services, A3 (Restaurants and 
cafes), A4 (Drinking Establishments); and D1 (non-residential institutions), D2 
(Assembly and Leisure) is proposed predominantly along Bridge Street, the 
Riverside Square and alongside the River Lee Navigation. A number of 
development plots have been identified as suitable for commercial floor space 
(class B1) throughout the development offering a range of unit types and 
servicing options, including standalone multi-storey commercial floorspace 
and commercial floorspace as part of mixed-use blocks to allow small scale 
start-ups to larger scale operations. The proposed development includes 
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flexibility to provide up to 16,000 sq.m of hotel floorspace (Class C1) and up 
to 18,000sqm of PBSA or LSPBSL (sui generis) accommodation. If the hotel 
and PBSA or LSPBSL accommodation were to be provided this would result 
in a proportionate reduction in total C3 residential floorspace. Table 1 sets out 
the possible uses that could come forward on the site and the maximum and 
minimum floor areas for those uses.  

 

 
Figure 4: Character Areas for Meridian Water Phase 2 

 
 
4.8  The scheme makes provision for an up to three-form entry primary school on 

two potential sites, one to the south of the site and the other located within the 
centre of the application site. The primary school would have the capacity to 
accommodate up to 630 pupils and associated early years provision. If one of 
the sites is not developed for a primary school the alternative use proposed 
for the site is solely residential.  
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Table 1: Proposed uses and minimum and maximum floor space in Meridian Water phase 2 

 
4.9  The scheme will provide 43% affordable housing by habitable room including 

a minimum of 50% and maximum of 70% of low-cost rent (London affordable 
rent) and up to a maximum of 50% shared ownership (London shared 
ownership/London Living Rent). It has been demonstrated that a mix of unit 
sizes can be provided including 30% 1 bed, 40% 2 bed, 20% 3 bed and 10% 
4+ bed. At least 10% of the units provided will be wheelchair accessible.  

 
4.10  The access to the site is provided for by the Strategic Infrastructure Works, 

which are the subject of a full planning application submitted in parallel to this 
application. This includes an east-west Central Spine Road, referenced as 
Bridge Street within the Meridian Water 2 masterplan. The Central Spine 
Road provides access via bridges over the Pymmes and Salmons Brook to 
the west and the River Lee Navigation to the east. Access from the south 
west is provided by the proposed Leeside Link Road and Pymmes Brook 
Bridge South. The Central Spine Road east of the River Lee Navigation will 
only provide a through-route for active travel and public transport modes and 
not private cars. The car parking ratio is 0.25. and the maximum car parking 
spaces to be provided would be approximately 500 spaces to provide for 
disabled parking and visitors.  

 
4.11  In terms of cycle access, north-south pedestrian and cycle access within the 

site will be improved through the formation of a new towpath along the 
western bank of the River Lee Navigation connected to Tottenham Marshes 
to the south of the Site. There will also be segregated cycle paths along the 
Central Spine Road and part of Leeside Link Road. 

 
4.12  The building heights vary across the site from 2 to 22 storeys, in order to 

optimise housing delivery, create a sense of place and minimise the impact 
on river ecology. The average height of buildings across the site is 8 - 10 with 
taller buildings in key locations such as along Bridge Street and to the north of 
the site adjacent to the North Circular Road.  

 
4.13  The scheme proposes to provide approximately 2.43ha of publicly accessible 

open space to include: 
 

• A new Local Park (‘Brooks Park’) comprising approximately 1.64ha. 
• Riverside Linear Open Space and Salmons Brook Linear Open Space. 

comprising approximately 0.34ha and 0.14ha respectively. 
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• A new public square (‘Riverside Square’) comprising approximately 0.1h. 
• Community Streets comprising approximately 0.21ha. 

 
Environmental Statement  

 
4.14  The application is supported by an Environmental Statement. Effects have 

been assessed during the construction phase and on completion. The 
Environmental Statement considers the likely significant effects of the 
proposed development in the context of other local developments likely to 
come forward including Meridian Water Phase 1, as well as the cumulative 
effects that may result from the proposed development and these other 
developments. The topics addressed in the Environmental Statement are: 

 
• Air Quality 
• Climate Change 
• Daylight and sunlight  
• Ecology and biodiversity 
• Environmental Wind 
• Ground conditions and contamination 
• Health 
• Historic Environment 
• Noise and vibration 
• Socio-economic effects 
• Townscape and visual impact 
• Transport and access  
• Water resources and flood risk 

 
4.15  The Environmental Impact Regulations 2017 (as amended) require the 

applicant to set out in the ES an outline of the main alternatives to the 
proposed development considered by them, indicating the main reasons for 
the choice made, taking into account the environmental effects. The 
regulations do not require the applicant to undertake a sequential assessment 
of alternative sites but rather an assessment of the outline of main 
alternatives and an indication of main reasons for not pursuing them. The 
applicant’s position is that the alternative ‘no development’ option would see a 
continuation of the existing situation and this is not considered to represent a 
beneficial option in economic or environmental terms. There is a clear and 
pressing need for housing. The applicant has tested several possible layouts 
for the site, with respect to viability, existing infrastructure and environmental 
considerations. The plans submitted set out the approach that has developed 
through these tests. Officers are satisfied with the assessment and 
conclusions provided. 

 
4.16  All of the environmental information contained within the ES, including 

proposed mitigation measures (where relevant) has been taken into 
consideration. The additional information and revisions during the course of 
the application are all considered to be minor in nature and do not alter the 
conclusion that the proposal’s environmental impact, subject to mitigations, is 
acceptable. To ensure that the impact of wind on the future development is 
fully taken into consideration, a condition requiring an assessment of comfort 
and safety levels across the site using wind tunnel testing will be attached to 
any permission.  
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5.0 Relevant Planning History 
 

Application Site  
 

5.1  18/04932/SCOP - Request under Regulation 15 of the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2017 (as 
amended) for an EIA Scoping Opinion for Meridian Water Phase 2 for an 
outline planning application for a residential led mixed use development of 
approximately 2000 homes and Meridian Water Strategic Infrastructure 
Works including roads, bridges, remediation, earthworks, utilities and flood  

 
Land to the South and Industrial Sheds 

 

5.2  19/02749/FUL - Retrospective change of use of buildings (units 4, 5, 6, 9 and 
9a) and adjacent land to an events and entertainment space including use as 
a filming studio ('The Drumsheds') for a temporary period of five years and 
associated installation of hoarding, gates, lighting and two container offices. – 
Under consideration. 

5.3  19/00632/FUL - Use of buildings and adjacent land to host the Field Day 2019 
music festival on 7th-9th June 2019 for up to 25,000 visitors. Festival opening 
times 7th/8th June 12pm-3am, 8th/9th June 12pm-3am with no outdoor 
performances after 10.30pm on both days. Associated works to the adjacent 
land (Amended Description). – Granted with conditions on 24th May 2019.  

5.4  18/04914/RE4 - Capping of the site with a maximum of 400mm material across 
the existing ground levels of the site. – Granted with conditions on 20th March 
2019 and implemented.  

 
Wider Meridian Site 

 
5.5  19/02717/RE3 - Full application for the redevelopment of the site to provide 

infrastructure works for the delivery of a mixed-use development comprising 
construction of an east-west link road between Glover Drive and Harbet Road 
(the Central Spine); alteration of access road between Argon Road and 
Glover Drive, construction of a link road between Leeside Road and the 
Central Spine, pedestrian and cycleway improvements to Glover Drive and 
Leeside Road, the construction of 4 no. bridges across the Pymmes and 
Salmon Brooks and River Lee Navigation; alteration to the Pymmes Brook 
channel, associated landscaping and formation of new public open space. 
Enabling works, comprising earthworks; remediation; flood conveyance 
channel, flood alleviation, outfall and new public open space works; utilities 
infrastructure; demolition of existing buildings, formation of new access's and 
associated works. – Pending consideration. To be considered by Members at 
the 24th March 2020 Planning Committee.  
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  IKEA Car Park  
 

5.6  20/00111/RE4 - Relocation of 393 parking spaces from the existing northern 
car park and store front to the existing hard standing areas to the west and 
south of the store together with hard and soft landscaping and associated 
works. – Pending consideration. To be considered by Members at the 24th 
March 2020 Planning Committee.   

5.7  20/00115/SO - Environmental Impact Assessment Screening Opinion 
Request under Part 2, Regulation 6 of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 in relation to the 
upgrading of existing hardstanding areas to the west and south of the IKEA 
store to accommodate approximately 400 relocated car parking spaces from 
the existing northern car park and front of store areas. – Response issued – 
EIA not required 11.02.2020.  

  Towpath Road 
5.8  20/00112/RE4 - Installation of a low level flood restraint barrier adjacent to 

Towpath Road. – Pending consideration. To be considered by Members at 
the 24th March 2020 Planning Committee. 

 2 Anthony Way 
5.9  19/03044/RE4 - Refurbishment and alterations to a former vehicle testing 

building to provide light industrial workshop space and ancillary 
accommodation, including new cafe, erection of a new light industrial 
workshop building and link volume, roof canopy, with associated service yard, 
parking, storage area, and landscaping. – granted subject to conditions. Not 
yet implemented. 

 Meridian Water Phase 1 

5.10  16/01197/RE3 – Development of Phase 1 of Meridian Water comprising up to 
725 residential units, new station building, platforms and associated 
interchange and drop-off facilities including a pedestrian link across the 
railway, a maximum of 950 sqm retail (A1/A2/A3), floorspace, a maximum of 
600 sqm of community (D1)  floorspace, a maximum of 750 sqm of leisure 
(D2) floorspace, associated site infrastructure works including ground and 
remediation works, roads, cycle-ways and footpaths, utility works above and 
below ground, surface water drainage works, energy centre and associated 
plant, public open space and childrens play areas, and various temporary 
meantime uses without structures (landscaping and open space). OUTLINE 
APPLICATION - ACCESS ONLY.  An Environmental Statement, including a 
non-technical summary, also accompanies the planning application in 
accordance with the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2011 (as amended by the 2015 Regulations). - 
Granted subject to S106 Agreement and conditions. The station consented 
through this permission is now complete. No works have yet commenced on 
the residential element of the permission. 
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6.0 Consultation  
 

Public Response:  
 
Pre-Application Consultation 

 
6.1  A wide range of consultation has been undertaken by the applicant prior to 

the submission of this application with local businesses, residents, the LPA, 
statutory and non-statutory consultees.  Community consultation exercises 
were undertaken in April and May 2019 including two engagement days on 
the 23rd April 2019 and the 18th May 2019. 

 
6.2  Enfield Place and Design Quality Review Panel workshops between October 

2018 – May 2019, which informed the concept and design approach. 
 
6.3  Pre-application meetings with planning, highway and design officers since 

August 2018, and engagement with officers on technical matters, including 
noise, drainage, air quality, open space, conservation, archaeology and 
housing provision.  

 
Consultation on Planning Application 
 

6.4 Consultation letters were sent to 849 neighbouring properties. Ten site 
notices were posted around the vicinity of the site and a press notice 
published in the Enfield Independent. Five responses were received (3 
residential properties, Tesco and Ikea) and are summarised below.   
 

• Affordable housing offer is not policy compliant in terms of the 
percentage and the tenure mix. 
Officer response: The scheme provides the maximum affordable 
housing viable. The tenure mix is policy compliant and will be secured 
through the reserved matters applications.  
 

• Mix of unit sizes is not policy compliant, there is a lack of family 
housing.  
Officer response: Although the unit sizes does not fully comply with 
the Enfield Local Plan, a number of 2 bed 4 units are proposed which 
are also considered to meet a need for smaller families. The proposal 
will provide a mix of smaller and large sized units to meet the needs of 
the borough.  
 

• Lack of private outdoor space. 
Officer response: Each residential unit will have their own private 
amenity space in accordance with policy requirements as shown in the 
illustrative scheme and as identified in the design code.   
 

• Proposals support social exclusion and segregation. 
Officer response: The scheme does not support social exclusion and 
segregation. The scheme has been designed to create active uses at 
the ground floor level in certain parts of the site and for people to 
come together and use different spaces whether that be in the park, 
the High Street, along the riverfront or the community streets. 
Communal spaces in the residential blocks and communal gardens 
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within perimeter blocks will be shared. Affordable housing will be 
pepper potted throughout the site and the s106 will require  no single 
tenure phases.  
 

• Tesco - Comments to be provided following expert planning advice. 
Officer response: No follow up comments were received.  
 

• IKEA comments –  IKEA originally submitted an objection to the 
proposed development raising concerns with the following: 
inconsistent plans, impact on IKEA’s operations, development in the 
form of pedestrian/cycle links proposed on Ikea land, insufficient flood 
risk modelling to draw conclusions on the impact on IKEA’ site and 
operation, unclear of how the education needs of the development in 
the intervening period will be accommodated and the transport 
assessment does not contain the models used to assess the junction 
capacities in the local highway network.  

 

• Following the receipt of the original objection, discussions between the 
applicant and IKEA have taken place with many of IKEA’s concerns 
now resolved. A separate planning application for replacement car 
parking (ref: 19/02718/RE3), in recognition of the impact on the store’s 
operation from the loss of car parking arising from its severance from 
the main store by the proposed new Central Spine Road has been 
submitted. Inconsistencies with the plans have been resolved and the 
agent of change principle has been addressed. However, an objection 
remains relating to the phasing of the social infrastructure as it is 
dependent on the wording of the s106; concerns with the flood 
modelling and unclear whether the flood mitigation measures to 
reduce the impact on the increase in flood risk on the Ikea site are 
aggreable to the EA and Enfield Council Lead Local Flood Authority.   

 
Officer response:  
 
Flood Risk Modelling – A series of mitigation measures have been 
developed to ensure that the proposed works create no increased risk 
of flooding elsewhere. The June 2019 Flood Risk Assessment is 
supported by the EA. Subsequently the flood model has been refined 
following further detailed design work and the receipt of more accurate 
site survey information. This update is currently being reviewed by the 
EA but as a minimum the measures contained in the 2019 FRA could 
be delivered  

 
A suitable legal agreement will be agreed between the relevant parties 
to ensure that the necessary social infrastructure is delivered at the 
appropriate time. 
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External Consultees:  
 

6.5 Greater London Authority (GLA): The GLA Stage 1 response confirmed that 
the application is broadly supported in strategic planning terms but does not 
fully comply with the London Plan and Draft London Plan policies as set out 
below.  

 
• Principle of Development – The principle of a residential-led 

redevelopment of the non-designated industrial land and SIW is broadly 
supported and in line with the strategic objectives of the site. However, 
the proposal would result in the significant loss of industrial land in an 
area where industrial provision is uncertain. Accordingly, the applicant is 
strongly advised to secure a quantum of new floorspace for industrial use 
only in order to achieve compliance with draft London Plan policies E4 
and E7 in this regard. Further to this, on-going discussion is required on 
social infrastructure provision, student housing and LSPBSL. The 
principle of the proposed temporary use is acceptable. 
 
Applicant response: A minimum of 8,500sqm of B1(c) condition to be 
imposed. A further informative noting that the northern plot may be 
suitable for B2 or B8 use subject to satisfactory resolution of inter- 
relationship with residential, but this would require a further application be 
added to the permission. 
 

 
• Affordable Housing - The 43% affordable housing offer (split 70:30 in 

favour of London Affordable Rent) is supported and the Financial Viability 
Assessment has been assessed concluding that the scheme is delivering 
the maximum amount of affordable housing viable.   
 
Officer response: The affordable housing quantum and mix will be 
secured through the s106 agreement. Review mechanisms will be 
incorporated within the scheme to enable later phases to include more 
affordable housing should viability improve.  
 

 
• Urban Design - The massing and layout of the development is well 

considered and responds positively to its context. The new high street and 
a series of well-defined character areas are broadly supported in strategic 
planning terms and proposed a high-quality development. Further 
refinement of the southern entry into the site from Leeside Road Site and 
further information on the Riverside Yards and Riverside Path are 
required. A high standard of residential quality, including PBSA and 
LSPBSL should be more robustly secured in the Design Code. 
 
Officer response: The design code has been updated accordingly. 
 

 
• Agent of Change - Further information is required to demonstrate that 

consideration has been had to the Agent of Change principle due to the 
proximity of the proposed development to Strategic Industrial Land. The 
agent of change principle places the responsibility of mitigating the impact 
of nuisances from existing nuisances generating uses on proposed new 
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development close by, thereby ensuring that residents and users of the 
new development are protected from nuisances, and existing uses are 
protected from nuisance complaints. 
 
Applicant response: The parameter plans have been supplemented to 
identify those plot frontages where additional design mitigation measures 
may be needed given their relationship to SIL. Building envelope design 
report condition to be imposed of each relevant plot detailing compliance 
with agent of change principles.   

 
• Inclusive Access - The schemes provides appropriate levels of 

accessible accommodation and public realm. This is supported and 
should be secured by condition, along with Building Regulations 
standards M4(2) and M4(3) in line with London Plan Policy 7.2 and draft 
London Plan Policy D3. 
 
Officer response: To be dealt with by condition. 
 

 
• Climate Change - The Energy Hierarchy has been followed as required 

in London Plan policy 5.2 and draft London Plan policy SI3. The applicant 
should provide a commitment to ensure that the development is designed 
to allow future connection to a district heating network, and to provide a 
site-wide heat network served by a single energy centre, this should be 
secured by obligation or planning condition. 
 
Officer response: The applicant has agreed to connect to a DEN and this 
will be secured through a s106 agreement. 

 
• Flood Risk, Drainage and Water - The general approach to flood risk 

management drainage and water use, for the proposed development 
emphasising natural flood management solutions is generally supported; 
however, there are elements of the proposal that do not fully comply with 
London Plan policy 5.12 and draft New London Plan policy SI12, 5.13 
(and draft policy SI13) and 5.15 (and draft New London Plan policy SI5). 
The applicant should provide further information to address the matters 
raised. 
 
Officer response:  
 
A series of mitigation measures have been developed to ensure that the 
proposed works create no increased risk of flooding elsewhere. The June 
2019 Flood Risk Assessment is supported by the EA. Subsequently the 
flood model has been refined following further detailed design work and 
the receipt of more accurate site survey information. This update is 
currently being reviewed by the EA but as a minimum the measures 
contained in the 2019 FRA could be delivered  
 

 
• Green Infrastructure: The provision of public open space, diversity of 

vegetation, proposed green connections and the multifunctionality of the 
proposed green infrastructure is strongly supported. Commitment should 
be made for commercial-led development meeting an Urban Greening 
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Factor of 0.3 and tree protection measures should be secured by 
condition. 
 
Applicant response: The Design Code refers to the Urban Greening 
Factor standard of 0.4 for a residential led development. This standard is 
to be applied to all Reserved Matters application on a masterplan wide 
basis to ensure shared parkland is accounted for. 
 
 

• Transport (Transport for London TfL): For the development to be 
acceptable in strategic transport terms, bus services must be enhanced 
and integrated to better serve the development (Phase 2 and SIW) in 
accord with Good Growth GG2 policy, Active Travel and Healthy Streets 
approach. The total financial contribution is £7,128,716.00 which requires 
£2,741,944 for diversions on completion of the SIW and £4,175m paid at 
two trigger points as development is built out. The bus capacity 
enhancements will be for the betterment of future residents, visitors and 
workers. The phasing of the development also needs to be coordinated 
with delivery of the SIW infrastructure, using Grampian conditions or 
Section 106 obligations as appropriate. Additional funding and modelling 
will be required to ensure the area is served by a reliable bus network and 
work associated with reducing pedestrian and cycle severance caused by 
Meridian Way.  

 
Officer response: The financial contribution and the trigger points for 
these will be secured through a s106 agreement.  

 
6.4  Environment Agency: No objection subject to the attachment of 9 conditions 

relating to flood risk, land contamination, ecology, biodiversity and water 
quality. Additional information has been provided through the application 
process that adequately assesses and mitigates the development having a 
detrimental impact on the surface water quality of the adjacent brooks. The 
EA are also supportive of further naturalisaiton of the Pymmes and Salmons 
Brook north of the confluence and will be providing the wording of a condition 
to secure the design of future naturalisation.  

 
6.5  Thames Water:  
 

Waste comments - Thames Water identified an inability of the existing foul 
water network infrastructure to accommodate the needs of the proposal. A 
condition is suggested requiring confirmation that either: - 1.  All wastewater 
network upgrades required to accommodate the additional flows from the 
development have been completed; or- 2.  A housing and infrastructure 
phasing plan has been agreed with Thames Water to allow additional 
properties to be occupied.   
 
Water: Thames Water identified an inability of the existing water network 
infrastructure to accommodate the needs of this proposal. A condition has 
been suggested requiring confirmation that either: - all water network 
upgrades required to accommodate the additional flows from the 
development have been completed; or - a housing and infrastructure phasing 
plan has been agreed with Thames Water to allow additional properties to be 
occupied. 
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6.6 National Grid: No objection.  
 
6.7  Metropolitan Police: Concerns that the proposed design will contribute to and 

may increase the opportunity for crime, consequently the Metropolitan Police 
have raised an objection if a Secured by Design condition is not attached to 
any permission.  

 
 Officer response: There is a need to ensure that the scheme is safe, secure, 

accessible and sustainable in line with adopted planning policies. However, 
there is no explicit policy requirement that requires schemes to achieve a 
Secured by Design Certificate of Compliance and therefore a condition to 
require this is not recommended.  

 
The application is an outline application and therefore the details of the 
scheme will need to be secured through reserved matters applications. The 
Design Code will be an approved document that all applications for reserved 
matters would need to accord with. The Design Code sets out the parameters 
for the detailed design of the development to come forward and covers all 
aspects of design to ensure that a high quality sustainable development is 
achieved. The Design Code states that the design of buildings and public 
realm must be in accordance with Secured by Design principles. Aspects 
raised in the formal response from the Met Police such as lighting, boundary 
treatments and the public realm are covered in the Code. The need to 
achieve secure by design also needs to be balanced against other objectives 
and this assessment would be undertaken at reserved matters stage. A 
requirement to achieve a specific accreditation could direct design in a 
particular direction at the expense of other equally valuable objectives.  
 

 
6.8  Natural England: Have advised that the application could have potential 

significant effects on Epping Forest Special Area of Conservation (SAC). 
Natural England requested further information in order to determine the 
significance of these impacts and the scope for mitigation. Without this 
information Natural England explained that they may need to object to the 
proposal.  

 
The proposed development is for the provision of 2,300 residential units 
within the 0-3km Zone of Influence for Epping Forest SAC. As a result, it 
poses a Likely Significant Effect to the SAC, which must be mitigated. In line 
with Natural England’s interim advice, the development needs to provide:  
 
1. Appropriate Strategic Access Management and Monitoring Measures 
(SAMM contributions)  
2. A suitable package of avoidance and mitigation measures.  
 
The applicant developed the mitigation options to address the potential 
impact on the Epping Forest SAC to include:  
 
On Phase 2 site 

• 1 SANG- Brooks Park comprising 1.5ha. This SANG would include the 
naturalisation of the currently channelized Pymmes Brook.  
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• 0.79ha additional Public Open Space comprising of Riverside Linear Open 
Space (0.34ha); Salmons Brook Linear Open Space (0.14ha); Riverside 
Square (0.1ha); Community streets (0.21ha) alongside smaller communal 
open spaces within urban squares. Many of these open spaces will include 
prescribed play space for younger children.  

• Elements of Green Infrastructure including rain gardens, soft landscaped filter 
strips and ponds.  

 

Within wider Meridian Water site 

• 1 SANG – Edmonton Marshes within the Lee Valley Regional Park 
comprising 6.41 ha. As detailed in planning application 19/02717/RE3 

• Footpaths to create a network of recreational spaces from the River Lee 
Navigation (proposed tow-path on the west side of the River Lee Navigation) 
to the River Lea, linking to Tottenham Marshes Site of Importance for Nature 
Conservation (SINC), Tottenham Marshes East SINC and the wider Lea 
Valley. The purpose of these footpaths is to provide connectivity and reduce 
pressure on Epping Forest SAC that might be otherwise used for recreation.   
 

Off site 

An Enfield Open Space Enhancement (EOSE) payment mechanism to secure 
funds to enable improvements and enhancements to adjoining areas of open 
space within the borough. 
 
Natural England has welcomed the addition of an Enfield Open Space 
Enhancement (EOSE) payment mechanism to secure funds to enable 
improvements and enhancements to nearby areas of open space. The 
payment scheme will help uplift of local open spaces which will help in 
increasing their own visitor capacities thus absorbing some of the visits to 
Epping Forest SAC. However, in order to fully satisfy the Habitats Regulations 
and ensure no Likely Significant Effect on Epping Forest SAC, a SAMM 
payment collected on a per residential unit basis is still required.  

 
Officer response:  
 
Epping Forest is a Special Area of Conservation (SAC) designated under the 
Conservation of Habitats and Species Regulations 2017 (“the Habitats 
Regulations”). These sites are of European level importance and are afforded 
a very high level of protection from damage arising from development plans or 
projects, whether directly or indirectly. To ensure this protection, the Habitats 
Regulations set out a precautionary regime. It is the legal responsibility of the 
Council as planning authority to implement this legislation when determining 
planning applications for development which is “…likely to have a significant 
effect on a European site …. (either alone or in combination with other plans or 
projects)” (regulation 63). 
  
It is understood that increasing recreational pressures on Epping Forest SAC 
are causing damage to its special nature conservation features.  Surveys have 
indicated that 75% of visitors to the SAC travel there from up to 6.2km away, 
and although, most probably do not come from within the Borough of Enfield, 
the Meridian Water Phase 2 site at 2.7km is within this zone.  Although there 
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remain some doubts about the evidence available, on a precautionary basis it 
is accepted that some residents of the new homes may add to visitor pressures, 
and so the possibility of significant effects on the SAC cannot be ruled out. 
 
Under the Habitats Regulations, this triggers the need for an “Appropriate 
Assessment” of the implications of the development for the conservation 
objectives of the SAC.  If it is found that the development – including any 
measures to avoid and mitigate harm - would not have an adverse effect on 
the integrity of the SAC, then planning permission may be granted.  But if that 
cannot be established, the development cannot be permitted unless further 
tests are satisfied, including whether there are alternative solutions available; 
followed by considering whether there are imperative reasons of overriding 
public interest; and finally securing any necessary compensatory measures.  
Natural England is an important statutory consultee in this process. 
 
An Epping Forest Mitigation Strategy is being developed through an oversight 
group comprised of local authorities in the wider area, in conjunction with others 
including Natural England.  Whilst not yet complete, this work seeks to develop 
a consistent, strategic approach which will enable development plans and 
proposals to progress whilst still addressing potential impacts on the SAC.  
Alongside this, the City of London Conservators have drawn up a programme 
of Strategic Access Management Measures (SAMMs) which aims to deal with 
management and enhancement of the SAC over a period up to 2033. 
  
Consultants for the applicant have carried a Habitats Regulations Assessment 
to inform the decision of the Council.  The HRA has found that the mitigation 
measures proposed as part of the Meridian Water Phase 2 development – 
including the substantial Strategic Areas of Natural Greenspace (SANG) 
provided within and near to the development site – will provide a valuable 
network of accessible land which will be a reasonable alternative for new 
residents to visiting Epping Forest SAC.  Natural England agrees, but maintains 
that some additional visits will be made to the SAC, and that therefore 
additional mitigation should be provided in the form of financial contributions to 
the SAMM programme.  If those SAMM payments are secured and delivered 
prior to occupation of the new dwellings, Natural England is satisfied that the 
development will not have an adverse effect on the integrity of the SAC and 
can be allowed to proceed.  Natural England have indicated that a sum of £16 
per dwelling would satisfy their concerns in this respect.  This would mean a 
total contribution of £36,800 if the upper limit of 2,300 new homes sought in the 
outline application is constructed. 
 
The applicant has confirmed that in the context of this development a SAMM 
payment will be made and this will be secured through the S106 Agreement. 
However, Natural England will be advised that this payment relates only to this 
development and further work is required to improve the evidence base to 
support such payments on any further planning applications within this Borough 
that fall within the Zone of Influence. The emerging Local Plan will itself be 
subjected to the Habitats Regulations, and that process will seek to address 
potential effects on European sites as part of a more strategic approach. This 
may lead to changes in the way’s mitigation is provided, possibly including 
adjustments in the levels of contributions to SAMMs provided.  
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6.9  Sport England:  Concerns that the future sporting needs from the increase in 
population would not be accommodated through existing and proposed 
sporting provision. Consequently, Sport England have raised an objection to 
the scheme.  

 
The population of the proposed development is estimated to be 5,520 
(calculated by multiplying the number of residential units by the average 
household size, 2.4). This additional population will generate additional 
demand for sports facilities. If this demand is not adequately met then it may 
place additional pressure on existing sports facilities, thereby creating 
deficiencies in facility provision. In accordance with the NPPF, Sport England 
seeks to ensure that the development meets any new sports facility needs 
arising as a result of the development.  In this respect, the only sports 
facilities are the Multi-Use Games Areas and a playing pitch/field at the 
proposed primary school (which would appear to be available for community 
use) and potentially a D2 space elsewhere within the development.  The 
latter, however, also may not be a sports facility.  It does not appear that the 
proposed sports provision reflects current needs or, most notably, the needs 
from the increase in the local population thereby increasing demand on 
nearby sports facilities.    

 
Officer response: The sports facilities within the vicinity have been identified 
and the applicant recognises that the proposed development will drive 
demand for playing pitch use however the demand has not been quantified as 
a detailed assessment of quality, accessibility and capacity of existing 
facilities is required as well as an understanding of the demand of the wider 
Enfield growth. This data is not currently available. However following 
discussions with the Open Space and Parks team the applicant is proposing 
mitigation in the form of a financial contribution of £150,000 to sports and 
recreation to ensure play on the right sized pitches and the resurfacing and 
floodlighting of three tennis courts at the nearby Craig Park. This is the 
proportion of the budget estimate identified in the Playing Pitch Strategy and 
the exact amount to be provided is to be agreed with the LPA.  

 
 

6.10 Historic England: Confirmed that the scheme would not have any direct 
impacts on designated heritage assets. The tallest proposed building will 
reach a height of up to 87.5m AOD (around 22 storeys). According to the view 
shed analysis the development could be visible from Grade I listed Bruce 
Castle and in the setting of other listed buildings and conservation areas. 
Suggested the submission of illustrative material to show wirelines or 
rendered visualisations of the proposed scheme in its wider context in order 
to assess their affect on heritage sites and the surrounding townscape. 
 
Officer response: Additional information submitted to demonstrate that the 
proposal would not result in any undue harm to the significance of any 
heritage assets.  
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6.11  Historic England Greater London Archaeological Advisory Service: Further 
information requested which included the following:  

 
1. The assessment should include the levels at which the Crannog was found 
as this will help to give us a better idea at what level similar remains could be 
encountered within the site. 
2. Given that the Crannog is a rare example in the south-east of England we 
would consider the remains of the Crannog and any associated remains to be 
of national significance. 
3. The impacts to hydrology would need to be considered to help us 
understand the long term survival potential for organic remains/deposits both 
during and following development. 
4. The location of the Crannog should be highlighted on the deposit 
modelling. 
5. It is important for the archaeological assessment and ES Chapter to 
include a detailed assessment of the significance of the proposed impact (i.e. 
from basements, foundation, remediation etc.) to the archaeological resource.  

 
 Officer response: Further discussions have taken place with GLAAS who 

have confirmed agreement with the archaeological approach. Archaeological 
requirements will be secured through conditions and the reserved matters 
applications.  

 
 
6.12  Waltham Forest:  
 

• Trip generation and parking – individual junction modelling has been 
carried but no other strategic area modelling.  

• Highway network – question whether traffic accessing the A406 
eastbound would increase with 25% parking and overall trip 
generation from proposed uses  

• Temporary construction arrangements – Further details required on 
the Construction Logistics Plan of the numbers of HGV’s expected 
through the Hall Lane junction. Requested to be consulted on the 
detailed construction logistics plan. requested mitigation at the Hall 
Lane Junction to offset the impact of the additional HGV’s on other 
junction users.  

• Walking and Cycling – cross borough talks required to improve 
connections and unlock growth.  

• Impact on public transport – the planning of new bus routes for phase 
2 and the wider Meridian Water site. A high priority is to improve the 
bus network in the north of the borough where public transport 
accessibility is generally lower. Cross borough approach is needed.  

 
Officer response: The Planning Policy team in conjunction with adjoining 
boroughs are working to produce a strategic integrated transport study that will 
come forward through the new local plan and will support cross borough 
walking, cycling and public transport connectivity.  
 
The ELAAP adopted in January 2020 sets out how, with suitable mitigations 
including a spine road and active and sustainable travel improvements, there 
is capacity for at least 5,000 homes in the area. The ELAAP was supported 
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by transport modelling and was subject to examination by a planning 
inspector. 

Alongside this there is more detailed junction modelling which supports the 
phase 2 application. There is sufficient information to assess the highway 
network impacts of the proposed development, including in relation to existing 
land uses. 

In terms of phase 2 highway modelling, there is a scenario (Future Baseline 
2023 & MWSIW) which takes into account the proposals for reconfigured 
access arrangements to the Ikea site (these address the loss of access to the 
northern car park site) and indicates that, while there are some impacts on 
the highway network arising from the delivery of the proposed development, 
overall these are not significant given existing network performance. Where 
there are possibly adverse impacts on specific junctions, these have been 
identified and traffic signal interventions proposed, which will be secured by 
way of legal agreement. 

 
6.13  Canal and River Trust: No objection subject to a legal agreement to secure 

developer contributions to upgrade the canal towpath between the site and 
Tottenham Hale and around the North Circular bridge and conditions to 
address matters relating to the impact on the character and appearance of the 
waterway corridor, the use and quality of the canal towpath, the structural 
integrity of the waterway and its infrastructure, drainage proposals on water 
quality and canal infrastructure and biodiversity.  

 
Officer response A legal agreement is not necessary as suitable conditions that 
cover the matters raised by the Canal and River Trust are suggested and the 
design code incorporated with design principles to cover the issues raised.  
 

6.14 Lee Valley Regional Park Authority: No objection. Would like to be consulted 
on the reserved matters applications for the development plots that lie adjacent 
or close to the Park boundary on the western side of the River Lee Navigation 
including provision of a ‘riverside’ path; and development plots to the north of 
Tottenham Marshes in order to safeguard the amenity, ecology and enjoyment 
of the Park. 

 
Officer response: Suitable conditions that cover the above matters are 
suggested and the design code incorporated with design principles to cover the 
issues raised. Consultation will take place on relevant RM submissions 

 
 

6.15  NHS Enfield Clinical Commissioning Group (CCG) & NHS London Healthy 
Urban Development Unit (HUDU): A s106 contribution of £3,865,345 or £1,912 
per residential unit is required to address the health impacts arising from the 
development. The contribution would be used to expand existing healthcare 
facilities in the vicinity or used to help deliver a new onsite or offsite facility. The 
CCG suggests that the section 106 agreement sets out the appropriate trigger 
points for the payment of the financial contribution which could be upon 
commencement of a phase or a specified number of residential units. The 
agreement could also include a requirement for a healthcare delivery plan to 
identify options for the provision of an onsite facility in Phase 2 if required, 
setting out details of the space required, including design and specification, 
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location, timing and delivery options. Design principles should be secured 
through the design code with a focus on the design of buildings and spaces 
and measures to prevent ill health and support healthy lifestyles. 

 
Officer response: The contribution will be secured through a s106 agreement. 
 
Internal Consultees: 

 
6.16  Traffic & Transportation: No objection subject to conditions and contributions 

secured through a s106 agreement. 
 
6.17 SuDS Officer: No objection subject to conditions. 
 
6.18  Environmental Health Officer: No objection subject to conditions and an air 

quality monitoring financial contribution.  
 
6.19  Housing: No objection. At least 10% of the new build dwellings meet BR 

requirement M4(3) - wheelchair user dwellings and all other new build 
dwellings meet BR requirement M4(2) - accessible and adaptable dwellings 

 
6.20  Education: No objections subject to the completion of s106 legal agreement 

to secure the delivery of the new school. 
 
 
 
              
7.0  Relevant Policies 
 
7.1 London Plan (2016) 
 

 2.13 Opportunity areas and intensification areas 

2.14 Areas for regeneration 

2.16  Strategic Outer London development centres 

2.17  Strategic Industrial Locations 

2.18 Green Infrastructure: The multi- functional network of green and open 
spaces 

3.2 Improving health and addressing health inequalities 

5.2 Minimising carbon dioxide emissions 

5.3 Sustainable design and construction 

5.10 Urban greening 

5.12 Flood risk management 

5.13 Sustainable drainage 

5.14 Water quality and wastewater infrastructure 

5.21  Contaminated land 

6.2 Providing public transport capacity and safeguarding land for transport 
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6.3 Assessing effects of development on transport capacity 

6.9  Cycling 

6.10  Walking 

6.11 Smoothing traffic flow and tackling congestion 

6.12  Road network capacity 

6.13 Parking 

  7.2  An inclusive development 

  7.3  Designing out crime 

  7.4       Local character 

  7.5  Public realm 

  7.6  Architecture 

7.14 Improving air quality 

7.16 Green Belt 

7.18 Biodiversity and access to nature 

7.21 Trees and woodland 

7.25 Restoration of the Blue Ribbon Network  

7.30 London’s canals and other rivers and waterspaces 

8.2  Planning Obligations 

 
 
7.2 Intend to Publish London Plan  
 

The Examination in Public (EiP) on the new London Plan was held between 
15th January and 22nd May 2019.  The Panel of Inspectors appointed by the 
Secretary of State issued their report and recommendations to the Mayor on 
8th October 2019. The Mayor has considered the Inspectors’ 
recommendations and, on the 9th December 2019, issued to the Secretary of 
State his intension to publish the London Plan. In line with paragraph 48 of 
the NPPF, the weight attached to this Plan should reflect the stage of its 
preparation; the extent to which there are unresolved objections to relevant 
policies; and the degree of consistency of the relevant policies in the 
emerging Plan to the NPPF.  

The scheme has been assessed against the policies in the Draft London Plan 
which has been subject to a full examination and is close to adoption. The 
development will be delivered over a number of years, so there would be 
inconsistencies if the outline application is assessed against solely the 
existing London Plan standards, then the reserved matters applications are 
assessed against the new standards set out in the Draft London Plan. This 
approach has been agreed with the applicant and the GLA/TfL. 
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SD1 Opportunity Areas 

D3 Optimising site capacity through the design-led approach 

D4 Delivering good design 

D5 Inclusive design 

D8 Public Realm 

D11 Safety, security and resilience to emergency 

E4 Land for industry, logistics and services to support London’s economic 
function 

E5  Strategic Industrial Locations (SIL) 

E11 Skills and opportunities for all  

HC1 Heritage conservation and growth 

G1 Green Infrastructure 

G2 London’s Green Belt 

G4 Open space 

G5 Urban Greening 

G6 Biodiversity and access to nature 

G7 Trees and woodlands 

SI1 Improving air quality 

SI5 Water infrastructure 

SI6 Digital connectivity infrastructure 

SI7 Reducing waste and supporting the circular economy 

SI12 Flood risk management 

SI13 Sustainable drainage 

SI16 Waterways – use and enjoyment 

SI17 Protecting and enhancing London’s waterways 

T1 Strategic approach to transport 

T2 Healthy Streets 

T3 Transport capacity, connectivity and safeguarding  

T4 Assessing and mitigating transport impacts 

T5 Cycling 

T6 Car Parking 
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T9 Funding transport infrastructure through planning 

 
7.3 Core Strategy (2010) 
  

CP2 Housing supply and locations for new homes 

CP9 Supporting community cohesion 

CP14 Safeguarding Strategic Industrial Locations 

CP21 Delivering sustainable water supply, drainage and sewerage 
infrastructure 

CP24 The road network 

CP25 Pedestrians and cyclists 

CP26 Public Transport 

CP28 Managing flood risk through development 

CP29 Flood management infrastructure 

CP30 Maintaining and improving the quality of the built and open environment  

CP31 Built and landscape heritage 

CP32 Pollution 

CP33 Green Belt and countryside 

CP34 Parks, playing fields and other open spaces 

CP35 Lee Valley Regional Park and waterways 

CP36 Biodiversity 

CP37 Central Leeside 

CP38 Meridian Water 

   
 

7.4 Development Management Document (2014) 
   
     DMD19 Strategic Industrial Locations 

DMD22 Loss of employment outside of designated areas 

DMD 37 Achieving high quality and design-led development 

DMD 38 Design process 

DMD44 Conserving and enhancing heritage assets 

DMD47 Access, new roads and serving 

DMD48 Transport Assessments 

DMD49 Sustainable design and construction 
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DMD 57 Responsible sourcing of materials, waste minimisation and green 
procurement 

DMD59 Avoiding and reducing flood risk 

DMD60 Assessing flood risk 

DMD61 Managing surface water 

DMD62 Flood control and mitigation measures 

DMD63 Protection and improvement of watercourses and flood defences 

DMD64 Pollution control and assessment 

DMD65 Air quality 

DMD66 Land contamination and instability 

DMD69 Light pollution 

DMD70 Water quality 

DMD72 Open space provision 

DMD75 Waterways 

DMD76 Wildlife corridors 

DMD77 Green chains 

DMD78 Nature conservation 

DMD80 Trees on development sites 

DMD81 Landscaping 

 

7.5  Edmonton Leeside Area Action Plan (ELAAP) (2020) 

EL2 Economy and employment in Meridian Water 

EL6 The central spine and central corridor 

EL7 Rail and bus improvements 

EL8 Managing flood risk in Meridian Water 

EL9 Leisure facilities and open space at Meridian Water 

EL12 Public realm at Meridian Water 

EL13 Infrastructure delivery in Meridian Water 

EL15 Improving existing industrial areas 

EL21 Improving the quality of the pedestrian and cycling environment 

EL22 Proposed Route – Improvement Principles 

EL23 Enhancing the bus network and services 

EL25 Design of the road network 
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EL26 The Meridian Water Heat Network 

EL27 Watercourses at Edmonton Leeside 

EL28 New and existing green spaces 

 
7.6     Other Material Considerations 
  

Decentralised Energy Network Technical Specification SPD (2015) 

S106 SPD (2016) 

Upper Lee Valley Opportunity Area Planning Framework (2013) 

Enfield Characterisation Study 

Meridian Water Masterplan (July 2013) 

Manual for Streets 1 & 2, Inclusive Mobility 2005 (DfT) 

GLA: Shaping Neighbourhoods: Play and Informal Recreation SPG (2012) 

GLA: Land for Industry and Transport SPG (2012) 

GLA: London Sustainable Design and Construction SPG (2014) 

GLA: Shaping Neighbourhoods: Character and Context SPG (2014) 

GLA: The Control of Dust and Emissions during Construction and Demolition 
SPG (2014) 

GLA: Accessible London: Achieving an Inclusive Environment SPG (2014) 
GLA: Social Infrastructure SPG (2015) 

GLA: Housing SPG (2016) 

GLA: Homes for Londoners: Affordable Housing and Viability SPG (2017)  

 National Planning Policy Framework (NPPF) 2019  

 National Planning Practice Guidelines (NPPG) 

 

 
8.0 Assessment  

 
8.1 The main issues arising from this proposal for Members to consider are:  
 

1. Connection with the strategic infrastructure works 
2. Principle of development  
3. Land uses 
4. Traffic and Transportation  
5. Design 
6. Housing mix and affordable housing  
7. Amenity 
8. Sustainable Design & Construction 
9. Biodiversity 
10. Flood Risk and SuDS  
11. Pollution 
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12. s106 contributions  
13. CIL 

 
Connection with the Strategic Infrastructure Works  
 

8.2  This planning application has been submitted in parallel with an application 
for Strategic Infrastructure Works (19/02717/RE3) which provides enabling 
development for the Meridian Water Phase 2 development and later phases 
of the Meridian Water development. Whilst this is a standalone application, it 
must be viewed in the context of the wider Meridian Water development area, 
including the consented Phase 1 development, and the related Strategic 
Infrastructure Works. The infrastructure works seek to remediate the site, 
introduce parks to provide flood attenuation, provide flood defence measures 
and create new roads and utilities networks. Given that some of these works 
are a pre-requisite for the delivery of phase 2, the delivery of these works will 
be bound through a s106 legal agreement. The s106 will ensure that 
development plots do not commence until certain aspects of the strategic 
infrastructure works such as the flood alleviation works, Brooks Park and the 
central spine road have been completed. 

 
 
Principle of Development 

 
8.3 The application site lies within the boundary of the Edmonton Leeside Area 

Action Plan (ELAAP) and the Meridian Water Regeneration area, both of which 
occupy a strategic location within the London-Stanstead-Cambridge corridor. 
Edmonton Leeside is a priority area for regeneration, jobs and housing. 
Meridian Water is long established as a significant opportunity area for 
regeneration, through Enfield’s Core Strategy (2010), the London Plan (2016) 
and the Upper Lee Valley Opportunity Area Framework (2013). It is the 
Council’s largest regeneration priority area, identified in the Core Strategy as a 
location where a comprehensive approach to development will take place. 
Meridian Water will bring forward housing, retail, leisure uses and provide new 
educational, health and community facilities as set out in the recently adopted 
ELAAP (2020).  
 

8.4 Meridian Water is identified within the ELAPP (2020) to provide approximately 
5,000 new homes and 1,500 net new full-time jobs. London Plan Policy 3.3 and 
draft London Plan Policy H1 seek to significantly increase the supply of housing 
in London. Enfield Council is assigned a ten-year housing target of 7,976 units 
by 2025 within the current London Plan, whilst the draft New London Plan 
increases the ten-year target to 18,760 units by 2029, although the Panel 
Report revises this figure down to 12,460. The proposal includes up to 2,300 
new homes, equating to approximately 29% of the boroughs ten-year housing 
target within the adopted London Plan. Consequently, the proposal would 
make a significant contribution to increased housing supply within the London 
Borough of Enfield in response to the strategic targets set out above. 
 

8.5 A key objective of the ELAAP is supporting economic growth and a net increase 
in jobs in Edmonton Leeside. Policy EL15 states that new development in the 
industrial estates of Edmonton Leeside will be expected to deliver buildings and 
services to meet modern business needs and a better range of employment 
opportunities, which could secure higher job densities and opportunities for 
local people. The proposed development seeks to accord with this policy 
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requirement through the jobs that would be created at the construction stage 
and the many jobs that will be created on implementation through the varying 
uses and the extent of workspace proposed.   
 
Non-Designated Industrial Land  
 

8.6 The application site is designated as non-designated industrial land due to the 
existing and former industrial land uses on the site. Land to the east of the site 
beyond the River Lee Navigation is currently designated as a Strategic 
Industrial Location (SIL). London Plan Policy 4.4 states that a rigorous 
approach is required to ensure a sufficient stock of land and premises to meet 
the future needs of different types of industrial and related uses, including good 
quality and affordable space; and that any release of surplus industrial land 
must be planned, monitored and managed. This applies to SIL, locally 
significant industrial sites and non-designated industrial sites. Enfield is 
classified as a ‘limited release’ borough in the London Plan and in the draft 
London Plan is classified as a ‘provide capacity’ borough.  London Plan Policy 
2.17 states that development proposals within or adjacent to SIL should not 
compromise the integrity or effectiveness of these locations in accommodating 
industrial type activities. 

 
8.7 The Draft New London Plan Policy E7 supports mixed use developments on 

non-designated industrial sites where the site has been allocated in the 
adopted local development plan document for residential or mixed-use 
development. Whilst the site is not allocated within Enfield’s Local Plan, the site 
is identified as a major residential-led growth area in the Core Strategy (Policy 
CP38); the Upper Lee Valley Opportunity Area Planning Framework; the 
Meridian Water Master plan; and the ELAAP. As such, a residential-led 
redevelopment of the site follows a plan-led approach and is considered to be 
in line with part D of Policy E7. 
 

8.8 The scheme seeks permission for up to 26,500sqm of commercial floor space 
(use class B1 (B1a Offices, B1b Research and development of products or 
processes and B1c Industrial processes)). To overcome the GLA concerns with 
the potential loss of approximately 16,000sqm of non-designated industrial 
floorspace through this application, the scheme proposes to secure a building 
to the most northern part of the site dedicated to B1c industrial floorspace with 
appropriate servicing capacity. A minimum of 8,500sqm of B1(c) floor space 
will be secured through a condition. The GLA are happy with this approach. 
The remaining B1 floorspace proposed within the application could also be 
used for B1(c) purposes but could also be used for the broader range of B1 
uses, that would include offices and research and development uses.  

 
 

Potential impact on Strategic Industrial Land 
 
8.9 Policy E5 and E7 of the draft New London Plan states that the introduction of 

residential uses must be delivered in a way that does not compromise the 
integrity or effectiveness of these locations in accommodating industrial type 
activities and their ability to operate on a 24-hour basis. This is reflected in 
Policy D12 ‘Agent of Change’ of the draft London Plan, which places the 
responsibility for mitigating impacts from existing noise-generating activities or 
uses, on the proposed new noise-sensitive development. The adjacent SIL to 
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the east (Stonehill Industrial Estate) is physically separated from the site by 
the River Lee Navigation, the development plots would be further set back 
behind the proposed riverside open spaces, with commercial uses at ground 
floor level. To the South is Mowlem Trading Estate, which is a SIL within the 
neighbouring borough of Haringey. The proposed Gasholder plot is nearest 
this industrial site and the GLA originally raised concerns regarding the 
introduction of residential uses within this plot, given the proximity to SIL and 
the lack of buffer space between the development site and the industrial 
designation.  

 
8.10 The application has been amended to include an additional parameter plan 

where to identify where additional mitigation may be required to accord with 
the agent of change principles. The scheme will manage noise and other 
potential nuisances by ensuring good acoustic design to mitigate and 
minimise noise, incorporate appropriate screening, internal layouts, sound 
proofing, insulation and also incorporate measures to deal with dust and 
odour. Expectations for development coming forward on the site has been 
secured in the design code and will be detailed and approved through 
reserved matters applications and conditions.  

 
 

Land Uses  
 
8.11 Planning permission is sought for a range of uses to create a sense of place. 

Due to the outline nature of the application it is not yet known exactly where 
each use would be located across the site. However, the parameter plans 
identify where residential and non-residential uses are permitted and also 
identifies the building frontages where ground floor non-residential uses 
should be focused.  
 

8.12 Flexibility in the location of ground floor non-residential uses (Classes A1-A4, 
B1, D1, D2) is sought to ensure that the scheme can respond to market 
conditions, scheme phasing and detailed building design, whilst delivering the 
masterplan vision for a truly mixed-use development. Table 1 sets out the 
possible uses that could come forward on the site and the maximum and 
minimum floor areas for those uses. Conditions will be required to control the 
maximum and minimum uses that come forward on the site to ensure that a 
sustainable mixed and vibrant community is created.  
 

8.13 The land use proposed at ground level fronting the towpath along the River 
Lee Navigation and the central spine road can accommodate a variety of non-
residential uses including retail, commercial, research and development, light 
industrial and social infrastructure uses to activate these frontages. In order to 
achieve the masterplan vision of mixing uses and animating streets, non-
residential uses in the blocks is maximised at ground floor level, with 
residential units on the upper floors in the majority of plots. This vertical 
mixing of compatible uses has been proposed with the intention of creating a 
vibrant neighbourhood and support face-to-face interactions, as well as 
enabling residents and employees to access a variety of services and 
opportunities within easy walking or cycling distance. 
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Retail  
 
8.14 Policy CP17 of the Core Strategy identifies a new Local Centre in Meridian 

Water within the ELAAP boundary to cater for the day to day needs of the 
new local community that is to be established there. Policies set out in the 
ELAAP and MWMP provide for 2,000sq.m of retail floorspace as part of the 
Meridian Water local centre, to the east of the site.  

 
8.15 The proposed development seeks to provide 2,000sqm retail floor space. The 

retail uses are concentrated on the Central Spine and the Riverside Square 
as part of a new Local Centre at Meridian Water. The provision of a local 
centre within Phase 2 would support the consented retail provision within 
Phase 1, with it becoming an ‘edge-of-centre’ retail location well connected to 
the proposed local centre. The proposed retail provision is in line with London 
Plan and draft London Plan policies and is supported 

 
 Social Infrastructure  
 
8.16 Draft New London Plan policy S5 states that in areas of major new 

development and regeneration, social infrastructure needs should be 
addressed via area-based planning such as Opportunity Area Planning 
Frameworks, Area Action Plans, Development Infrastructure Funding Studies, 
Neighbourhood Plans or master plans. London Plan Policies 3.16 ‘Protection 
and Enhancement of Social Infrastructure’ and 3.17 ‘Health and Social Care 
Facilities’ support proposals that provide high quality health and facilities in 
areas of identified need, particularly in places accessible to public transport, 
cycling and walking. Policy 3.16 also supports the provision of community 
uses. 

 
8.17 Policy CP9 of the CS requires the provision of necessary community facilities 

to support local need within the strategic growth areas. Policy CP38 seeks to 
ensure the delivery of the necessary infrastructure to support the new 
community, including school, new healthcare facilities, a library, community 
rooms, a police presence and local shops. 

 
8.18 Policy EL15 of the ELAAP seeks in summary to ensure: 
 

• Community facilities in Meridian Water which cater for the needs of both 
the existing and new communities, support co-location and multi-
functional uses so they can accommodate a variety of different uses, are 
situated in a location which is highly accessibly to these communities and 
that buildings are adaptable. 

• Development within Meridian Water is supported by new primary schools, 
secondary schools and early years facilities at a level consistent with 
expected child yield and in locations accessible to the homes in that 
phase of development. 

• Provision within Meridian Water of a new GP surgery within close 
proximity to new residential areas and located close to a community hub 
or Meridian Water Local Centre. 

 
8.19 There is flexibility to accommodate a range of social infrastructure (Classes 

D1/D2) uses within the ground floors of residential blocks, which will support 
the wellbeing of residents and employees at Meridian Water. The uses could 
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include a library, healthcare, fitness and leisure uses or early years provision 
such as nurseries. The floorspace available in each plot will be limited in 
scale so large-scale Class D2 uses such as multiplex cinemas or bingo halls 
will not be accommodated. 
 

8.20 The GLA has sought clarity on the delivery model of social infrastructure 
within the development to be provided to ensure new services are inclusive 
and cater to residents on a range of incomes. A community facilities plan and 
management plan will be secured through a s106 agreement.  It will include a 
programme for the delivery of community facilities, proposed locations, details 
of the size, design and construction of the facilities and the process for the 
selection of an operating body. 
 

 
Primary School  
 

8.21 A new primary school is proposed which will address the requirements of 
future residents. The school will accommodate up to 3 forms of entry. The 
need for the school has been generated taking into consideration the 
implementation of Phase 1 of Meridian Water and that the school capacity is 
ringfenced; the spaces at Meridian Angel will be taken including the 
expansion of the school; and the uplift in Meridian Water phase 1. No 
additional secondary provision is proposed as there is currently sufficient 
capacity to accommodate the demand for secondary school places through 
the development proposed. Furthermore, secondary school students can 
travel further to school compared to primary school children, this approach is 
agreed by both the LPA and the GLA.  

 
8.22 The school will be secured through a s106 agreement. An education plan that 

provides detail of the land to be transferred for school provision, to offset 
pressure on school places in lieu of a financial contribution will be required. 
The plan will need to include details of whether the land will be transferred to 
the council or relevant school operator as a serviced land parcel or developed 
as a school according to a specification agreed with the Education 
department and transferred to the council or relevant school operator upon 
completion. Community use of school facilities will also be secured through 
the S106 agreement. The s106 will cover the process of land transfer, 
valuation and clawback of oversite development. If the school were not 
brought forward on the site a financial contribution in accordance with the 
S106 SPG formula will be required.  
 

Healthcare 
 
8.23 The CCG have stated that as is not possible at this stage to identify precise 

health requirements for the development, a flexible approach is required to 
address and mitigate the healthcare impact from the Phase 2 proposals. In 
accordance with the Council’s Section 106 Supplementary Planning 
Document, the NHS Healthy Urban Development Unit’s Planning 
Contributions Model (HUDU Model) has been run on the Phase 2 application. 
It calculates a capital financial contribution of £1,912 per residential unit. The 
s106 contribution would be used to expand existing healthcare facilities in the 
vicinity or used to help deliver a new onsite or off-site facility. However, with 
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this approach there are concerns whether the financial contribution would be 
spent within Meridian Water Phase 2 and to benefit the residents of phase 2.  
 

8.24 The CCG has explained that the s106 agreement could offer the flexibility for 
a ‘Healthcare Delivery Plan’ which would identify opportunities for onsite 
provision. This would need to be either a process that identifies a suitable unit 
which the CCG would take on normal commercial terms or the 
provision of a property (shell and core and/or fit out) in lieu of the per unit 
financial contribution. This approach is considered to be the most suitable 
approach and will be secured through the s106.  
 

8.25 Through the new Local Plan, work will be undertaken to consider future health 
needs and provision for the Meridian Water re-development and this work 
could potentially feed into the healthcare delivery plan. The needs for phase 2 
will be secured through a s106 and the details secured through the reserved 
matters applications.   

 
 

Commercial Space (B1) 
 
8.26 Draft London Plan Policies E1 (Part G) and E2 encourages proposals to take 

into account the need for a range of suitable workspace. In line with the 
masterplan vision for Meridian Water as a place to make and create, a variety 
of workspace typologies is proposed as part of the non-residential ground 
floor uses. This will deliver high quality employment (Class B1) floorspace in 
an urban context, creating an attractive proposition for higher valued added 
growth sectors and maintain activity throughout the site during the working 
day. The workspaces provided will accommodate business of varying types 
and sizes which is in line with London Plan policy 4.1 and draft New London 
Plan policies E2 and E4. The Parameter Plans provide space for an 
employment-led development within the building to the most northern part of 
the site, which benefits from convenient access for freight and employees to 
the Strategic Road Network. 

 
8.27 The GLA has requested suitable mechanisms, such as marketing and further 

actions strategies to be secured by condition to minimise the number of vacant 
ground floor commercial units. This requirement will be secured in the s106 
agreement. 

 
 

Hotel/Purpose Built Student Accommodation (PBSA)/Large Scale 
Purpose Built Shared Living (LSPBSL) 

 
8.28 Policy H15 states that local and strategic need for purpose-built student 

accommodation is addressed and Policy H16 relates to large scale purpose 
built shared living. LSPBSL is seen as an alternative to traditional flat shares 
and includes additional services and facilities such as room cleaning, bed 
linen, on-site gym and concierge service. Both types of accommodation are 
required to provide affordable accommodation in line with the Draft London 
Plan requirements i.e. 50% on public sector land.  

 
8.29 The parameter plans provide flexibility to provide up to 18,000 sqm of PBSA 

or LSPBSL (Sui Generis) accommodation, which has an indicative capacity of 
around 450 bed spaces, depending on the quantity of floorspace to be 



37 

 

provided as private or shared indoor and outdoor amenity space. Or up to 
16,000 sqm of hotel floor space. A flexible approach is proposed to the 
location of these uses with a number of alternative locations proposed with 
the option that residential is delivered in their place. Further information on 
these types of uses would need to come forward at the reserved matters 
applications stage. The S106 Agreement will require the relevant provision of 
affordable accommodation for these housing types.  

 
 

Open Space  
 
8.29 London Plan Policy 7.18 ‘Protecting Open Space and Addressing Deficiency’ 

provides a strategic aim to address areas with a deficiency of open space. 
Policy CP34 of the CS seeks to protect and enhance existing open spaces 
and seek opportunities to improve the provision of good quality and 
accessible open space. The policy requires the provision of new open space 
as part of the regeneration of Meridian Water. Policy DMD72 requires that all 
new major residential developments to be accompanied by proposals to 
improve open space provision and in the supporting text gives a Borough-
wide standard of 2.37 hectares per 1,000 population of public park provision. 
 

8.30 The SIW application secures approximately 8 hectares of public open space 
to be delivered in the form of a new local park (Brooks Park) and Edmonton 
Marshes. This application supplements that with new linear open space along 
Salmons Brook and the River Lee Navigation, a new public square (Riverside 
Square) and community streets. A parameter plan has been provided that 
sets the parameters for the location and minimum extent of publicly 
accessible open space. The amount of space provided within the Phase 2 site 
is below the Local Plan requirement for open space provision in relation to the 
expected population of the site. However, it should also be acknowledged that 
significant public open space is proposed at Edmonton Marshes under the 
accompanying SIW planning application and east-west and north-south 
linkages, for pedestrians and cyclists, to the wider green network, including 
the LVRP and Tottenham Marshes will be improved. Any increase in public 
open space within the application site beyond that proposed would be at the 
expense of residential development and would consequently impact on the 
viability of the scheme and the ability to deliver affordable housing. The  
proposed level of public open space along with the access improvements 
delivered through this application and the SIW application are considered 
acceptable. 

 
 
Children’s Play Space 
 

8.31 Policy S4 of the draft London Plan requires developments to increase 
opportunities for play and informal recreation, incorporate good quality play 
provision for all ages and incorporate incidental play space. Policy DMD73 of 
the DMD relates to children’s playspace.  
 

8.32 The open space proposals incorporate prescribed and incidental play spaces, 
including doorstep, local and neighbourhood play space for children ranging 
from 0-12+ years of age. The majority of prescribed play space for younger 
children will be centred in residential courtyards and the Community Streets 
to provide doorstep play, with dedicated Local Equipped Areas of Play 
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(‘LEAPs’) located within Brooks Park. A detailed play space strategy will be 
required for each phase of the development and this will be secured through 
a s106 agreement.  
 
Summary 
 

8.33  In summary, the overall mix of uses proposed for the site is considered 
consistent with policy and is therefore acceptable in principle. 
 
Phasing  

 
8.34  There are five sub phases proposed as shown in figure 3 below. The first 

phase is the gasholder site which can be delivered independently from the 
strategic infrastructure works. It is intended for works to commence on the 
first sub phase in December 2021 with the final phase 2D envisaged to be 
completed by 2031. A condition is recommended to require the submission of 
an overall phasing plan as this could change over the lifetime of the 
development and a detailed phasing plan for each sub phase. The plans 
would need to identify how the housing will be delivered across phases, 
including delivery of affordable housing, identify the supporting infrastructure, 
access arrangements and car parking provision associated with each phase. 

 
 
   Traffic and Transportation  
 
8.35 This is an outline application with access arrangements reserved. A Healthy 

Streets Transport Assessment was submitted with the application. The 
principle of the development in terms of transport has been assessed and the 
details on all traffic and transportation matters will be secured via planning 
conditions and a s106 agreement.  

 
 

Strategic Modelling 
 

8.36 A junctions modelling report was submitted with the transport assessment 
and includes extensive modelling work that has been undertaken for the local 
junctions within the vicinity of the proposed development. There is sufficient 
information to assess the highway network impacts of the proposed 
development, including in relation to existing land uses. 

8.37 There is a scenario (Future Baseline 2023 & MWSIW) which takes into 
account the proposals for reconfigured access arrangements to the Ikea site 
(these address the loss of access to the northern car park site) and indicates 
that, while there are some impacts on the highway network arising from the 
delivery of the proposed development, overall these are not significant given 
existing network performance. Where there are possibly adverse impacts on 
specific junctions, these have been identified and traffic signal interventions 
proposed, which will be secured by way of legal agreement. 
 

8.38 With regard to the recently adopted ELAAP, it sets out how, with suitable 
mitigations including a spine road and active and sustainable travel 
improvements, there is capacity for at least 5,000 homes in the area. The 
ELAAP was supported by transport modelling and was subject to examination 
by a planning inspector. 
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8.39 The Planning Policy team in conjunction with adjoining boroughs are working 
to produce a strategic integrated transport study that will come forward through 
the new local plan and will support cross borough walking, cycling and public 
transport connectivity.  
 
 
Trip Generation 

 
8.40  A detailed trip generation assessment was submitted with the application. The 

assessment concentrates on the total trip generation during the weekday AM 
and PM peak periods (8:00 – 9:00 and 17:00 – 18:00) and Inter peak period 
(13:00 – 14:00) for all land uses and journey purposes. Given that these 
periods are likely to generate the highest travel demand (they correspond to 
when people are going to / returning from work and school as well as 
lunchtime) T&T have confirmed that this approach is acceptable.  

 
8.41  The trip generation assessment notes: “The total two-way person external 

trips are 2,167 in the AM peak and 1,716 in the PM peak. The majority of the 
trips are expected to be walking, cycling and public transport trips. In vehicle 
terms, it could be expected that there will be 366 vehicles in the AM peak and 
261 in the PM peak.” Given the proposals for car parking, public transport and 
active travel links which underpin the proposed development, T&T have 
confirmed that this is a reasonable assessment. 

 
Road Safety 

 
8.42  The Transport Assessment includes an assessment of Personal Injury 

Accident (PIA) data for the 3 years to June 2018. More up to date data is 
available but due to a change in reporting methodology this is not directly 
comparable, so this approach to historic road safety trends is acceptable. The 
data when mapped highlights that the PIAs are clustered around junctions 
and that the details of each incident indicate that they were not related directly 
to the local highway infrastructure. 

 
8.43  However, as part of the commitment to Vision Zero (where by 2041 nobody 

should die on London’s roads as a result of a traffic collision) the proposed 
development includes improvements to existing roads and new streets which 
will be more focused around people and place. This will include designs 
which create low traffic neighbourhoods and prioritise cycling and walking, in 
line with regional and local priorities. 

 
Access  

 
8.44  The existing character of the wider proposed development site is largely 

industrial and car dominated. There are limited walking and cycling links, and 
the local roads have a high proportion of HGV movements. There are major 
severance issues in the area caused by watercourses, roads and railway 
lines. To address these issues a range of access improvements are proposed 
with details set out in an Active Travel Strategy which accompanies the 
application. 
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Cycling Access 
 
8.45 There are some cycle routes in the area however these are generally not of 

the highest quality and there is a lack of high quality provision through the site 
both north to south and east to west. As part of the SIW and the phase 2 
development a range of improvements are planned. The main pedestrian and 
cycle improvements i.e. along the Central Spine Road will be delivered 
through the strategic infrastructure works and will therefore come before 
works commence on phase 2.  

 
• Public realm improvements along Glover Drive and Leeside Road to help 

provide improved cycling access into the site and mitigate against the effects 
of existing and future levels of vehicular traffic. 

• Works at the Meridian Water / Leeside Road junction to improve both 
pedestrian and cycle crossing facilities. 

• Dedicated, segregated two-way cycle tracks, 4.0m in width, will be provided 
along the Central Spine Road and Glover Drive. 

• A cycleway is also proposed along the length of Leeside Road on the 
northern side.  

 
 
8.46  Overall the proposals will significantly improve cycling access through and to 

the site. Alongside related schemes, including Cycle Enfield links to the north 
and proposed improved links beyond to the east, this will mean that cycling 
should make up a significant share of trips. 

 
Public Transport Access 

 
8.47  The site is currently PTAL 0 to 2 which means there is poor access to public 

transport. A range of improvements are highlighted in the TA as set out below 
which will increase the PTAL to 3. 

 
• Increase in bus services through re-routing and extension of existing routes. 
• Introduction of new bus stops along the main roads through the site. 
• Bus only section along the central section of the Central Spine road. 
• Improved walking and cycling links to bus stops and rail stations. 
 
8.48  The TA includes a summary of likely additional demand for bus services 

based on the trip generation assessment. The TA highlights significant 
increases in demand on all routes with the 341 southbound seeing a 46% 
increase. To address this, the application is accompanied by a Bus Strategy 
which sets out details of the route extensions and changes which will support 
the development. There has been in principle agreement to the overarching 
strategy, however post-application discussions regarding securing these 
changes will be required and will come forward through the new Local Plan 
and the s106 contributions. This will accord with the concerns raised by 
Waltham Forest.  

 
8.49  There has also been an assessment of demand for rail services and it is 

considered that there would be no significant impact on train capacity at 
Meridian Water train station or underground services at Tottenham Hale.  
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8.50  Based on the assumptions set out in the TA it appears that the combined 
demand from the proposed development and Meridian Water Phase 1 will 
represent about 23% of assumed capacity. However, what is likely to happen 
is that the demand will concentrate on the trains that start at Meridian Water 
and then only serve the stations to Stratford. This will spread the demand in 
line with available capacity. 

 
8.51  In terms of the proposed improvements, T and T has suggested that there 

should be an overall plan with timescales which links improvements to various 
phases / quantum of development. The details of this should be secured by 
planning condition or obligation to make sure that sufficient capacity is 
delivered in a timely manner so that it matches growth in demand. This will 
also mean that if development comes forward on other sites within the wider 
Meridian Water area, they can make a commensurate contribution to 
improving public transport provision. 

 
Highway Network Access 

 
8.52  A number of changes to the highway network have been proposed. T&T have 

confirmed that the general principles are acceptable subject to the following: 
 
• Appropriate permits and legal agreements (S8, S278, stopping up and traffic 

orders) being secured. 
• A Stage 2 (detailed design) Road Safety Audit prior to delivery. 
• Consistent quality of materials and design details being secured across the 

development phases. 
• Details being subject to final approval by the Council prior to implementation. 
 
8.53  Traffic calming measures in the form of raised tables, changing surface 

materials and vertical and horizontal deflection in street designs are proposed 
along the length of the Central Spine Road and Leeside Link Road in order to 
ensure a design speed of 20mph across development. These features should 
be supported by appropriate signage and speed designations. 

 
Highway Network Assessment 

 
8.54  The assessment of highway network impacts is based on a range of traffic 

surveys, which cover weekdays and weekends, undertaken around the wider 
Meridian Water area including key junctions. These surveys have then 
informed local junction modelling to assess changes in flows and junction 
capacity.  

 
8.55  The modelling indicates that while there are some impacts on the highway 

network arising from the delivery of the proposed development, overall these 
are not significant given existing network performance. It is assumed that this 
assessment represents a worse case scenario because it is based on existing 
travel demand for vehicle trips, so does not take into account regional targets 
for reducing trips by private car. 

 
8.56  The scheme has been designed to adoptable standards however it remains 

unclear at this stage whether the council will adopt the roads and paths as 
public highway. The adoption of roads however is a matter that falls outside of 
the planning remit. 
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Highway Design 

 
8.57  Broad principles have been adopted for the design of the highways within the 

development as set out below. The design of the highway will ensure that 
high quality routes are created for pedestrians and cyclists to encourage 
active travel. The details will be secured through reserved matters 
applications.  

 
• All footways over 2.0m wide with the majority 3.0m in width. 
• Segregated two-way cycle lanes at least 4.0m in width on the main routes to 

and through the site. 
• Pedestrian and cycle priority on secondary routes. 
• Regular crossing points. 
• Measures to reduce vehicle speeds including vertical and horizontal 

deflection as well as tight junction geometries. 
• Provision of street trees and sustainable urban drainage. 
• On-street loading and servicing. 
• Parallel car parking provision on-street which can be re-purposed for more 

sustainable uses such as rain gardens and cycle parking. 
 
 

Servicing 
 
8.58  A draft Delivery and Servicing Plan (DSP) for the outline application has been 

provided. T&T have confirmed that the principles underlying the approach to 
servicing are acceptable. The specific approach to delivery and servicing for 
each phase will be secured through conditions.  

 
 

Parking  
 

Car Parking  
 

8.59  The proposed development will be “car-lite” which are developments 
designed to provide the minimum necessary parking. It will comprise a 
maximum provision of up to 0.25 spaces per residential unit and an aspiration 
to be car free in the future. This approach is below the Draft London Plan 
maximum standards as there are no minimum standards with car free and 
car-lite developments being encouraged, so is policy compliant. 

 
8.60  Whilst this level of provision could be considered low given the current PTAL 

of the site, it is important to note that there are range of factors which support 
this approach: 

 
• There will be public transport improvements with higher frequency train 

services from Meridian Water station and increased provision of bus services 
to and through the site. These will increase the PTAL to 3. 

• New and improved cycling and walking routes which will encourage active 
travel. 

• As the wider development is built out there will be a greater variety of goods 
and services offered so internal (within the site) trips will make up a higher 
proportion of all trips. 
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8.61  The Parking Strategy includes a range of proposals to make sure that car 

parking provision is allocated equitably, there are suitable enforcement 
measures (bearing in mind that only the Council can undertake enforcement 
on land it owns) and mechanisms to manage the reduction of future car 
parking provision. These include a proposal to allocate parking according to a 
hierarchy of need (for example disabled drivers would be the highest priority) 
and that nobody is provided parking in perpetuity.  

 
8.62  It is noted that disabled car parking will be provided in line with Draft London 

Plan standards which is acceptable. There will also need to be electric vehicle 
charging provision with 20% of parking spaces provided with active points 
and the rest covered by passive provision. In addition, there should be the 
provision of rapid chargers in public locations to support the use of electric 
delivery and private hire vehicles as well as London’s taxi fleet. The details 
will be secured through conditions. Car clubs will be secured through the 
s106 agreement.  

 
8.63  The car parking provision for non-residential uses is in line the Draft London 

Plan guidance and appears to be proportionate to demand given that there 
will be limited options for visitors to the site. 

 
8.64  A range of measures will be put in place to limit vehicle trips and parking 

demand, including the following: 
 

• Delivery and Servicing Plan. 
• Improvements to pedestrian and cycle routes including access to the site. 
• Cycle parking provision. 
• Travel Plans with associated monitoring. 
• Car club provision. 
• New station and enhanced rail services. 
• Consultation on a Controlled Parking Zone in the adjacent area. 

 
Cycle Parking 

 
8.65  Cycle parking will be provided in accordance with the Draft New London Plan 

(2018) which is a welcome approach given the standards are higher than the 
current London Plan. Whilst details will be dealt with on a phase by phase 
basis, the outline application does make reference to the London Cycling 
Design Standards as the first point of reference for the design of cycle 
infrastructure. There is also a Cycle Parking Strategy which sets out the 
minimum standards for cycle parking. This is a positive approach and the final 
documents should provide a sound basis for delivering high quality cycling 
infrastructure across the development. The level, location and type of cycle 
parking provision will be secured by way of a condition. 

 
Healthy Streets Check 

 
8.66  The main routes across the site have been assessed using the Healthy 

Streets Check for Designers (HSCD) which considers 31 different elements 
such as vehicle traffic characteristics (e.g. volume, speed, noise etc), design 
for pedestrians (e.g. crossing points, footpath width, lighting, surveillance etc), 
design for cycling (e.g. type and width of facility, priority at junctions, cycle 
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parking etc), and down to more detailed items such as street trees and 
planting, spacing of benches, location of public transport stops etc. 

 
8.67  Despite some issues being highlighted mainly around the sharing of space by 

different modes, the proposed designs all have high overall HSCD scores 
which is positive. To ensure that the final and future designs continue to offer 
high quality Healthy Streets, it is proposed that consideration is given to the 
provision of certain elements: 

 
• Priority for pedestrians and cyclists. 
• Street lighting should meet minimum standards. 
• Street planting should integrate sustainable urban drainage features. 
• Street trees should have less than 15m between canopies. 
• Resting places including informal seating should be located less than 50 

metres apart. 
• All streetscape features should be designed to be wheelchair accessible. 
 
8.68  Suitable tactile paving and changes in surface material or height should be 

provided for visually impaired people to indicate changes in the nature of the 
highway. Although elements of this will come forward through the SIW the 
detail for the additional streets to come forward through Phase 2 will be 
secured through future reserved matters applications. 

 
Active Travel Zone 

 
8.69  As per TfL guidance, an Active Travel Zone (ATZ) assessment has been 

undertaken. This looks at an area which is a 20-minute cycle distance from a 
site because it represents a comfortable and realistic time people might be 
willing to travel without use of a motor vehicle. The TA does note that, when 
the wider Meridian Water development is completed, a significant number of 
trips will remain in the local area. However, given this is a standalone 
application, the TA also includes a range of measures to encourage active 
travel: 

 
• The Central Spine Road and Leeside Link Road would reduce walking and 

cycling distances to Meridian Water station and other key destinations. 
• Provision of high quality and generous walking and cycling routes, with off-

road segregated cycle routes provided along the Central Spine Road and 
shared off-road routes provided along the Leeside Link Road. 

• Public realm improvements along Glover Drive and Leeside Road. 
• Cycle crossing improvements at the Meridian Way / Leeside Road junction. 
• Bus only section on the Central Spine Road to limit traffic flows and prevent 

through traffic. This will need to be enforced with details to be agreed. 
• New bus services through the development. 
• Cycle parking to be provided for each land use. 
• Low car parking provision (up to 0.25 spaces per residential unit). 
 
 

Construction Logistics Plan 
 
8.70  It is noted that during peak construction phases additional HGVs (up to 150 

two-way HGV movements a day) would operate in the area. To address this, 
an overarching approach has been set out in a draft Construction Logistics 
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Plan. This can be further refined as the application progresses. There also 
needs to the provision of phase by phase construction traffic management 
plans. 

 
8.71  Given the scale of the development and the impact it could have on the 

highway network and the amenity of local residents a Construction Logistics 
Plan will be required. The Plan will need to be agreed prior to development 
commencing so will be secured by way of a planning condition. 

 
Travel Plan 

 
8.72  A draft Framework Travel Plan has been submitted. It sets out a strategy with 

clear objectives, targets, management and monitoring arrangements, which 
are supported by a package of measures to encourage people to use 
sustainable and active travel modes. Phase specific Travel Plans will be 
required and this will be secured through the S106 Agreement 

 
 

Sustainable Transport Package  
 
8.73  In line with Meridian Water Phase 1, to support the delivery of the site Travel 

Plan and mode shift to sustainable and active transport, first occupiers should 
be offered a package of the transport incentive set out below.  

 
• Membership of the London Cycling Campaign. 
 
 

Refuse and Recycling 
 
8.74  The indicative locations and capacities for refuse and recycling are 

acceptable. However, the detailed layouts and designs will still be subject to 
approval as future applications for the residential and other uses are brought 
forward. These details will be secured by way of a condition. 

 
 

Design and Appearance  
 

8.75  Policy 7.1 of the London Plan sets out a series of overarching design 
principles for development in London. Design policies in this chapter and 
elsewhere in the London Plan include specific design requirements relating to 
maximising the potential of sites, the quality of new housing provision, tall and 
large-scale buildings, built heritage, views and the public realm. New 
development is also required to have regard to its context and make a 
positive contribution to local character within its neighbourhood (policy 7.4) 

 
8.76  Policy CP30 of the Core Strategy requires all developments and interventions 

in the public realm to be high-quality and design-led. The DMD contains a 
number of specific policies seeking to influence design quality in terms of 
density, amenity space provision, distancing standards, daylight and sunlight 
and appropriate access to parking and refuse facilities for example. 

 
8.77  This is an outline application with all matters relating to the design, 

landscaping, layout and scale of development reserved. However, the 
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application is supported by parameter plans that sets the maximum 
parameters for development, including footprint and height for instance, and a 
design code which seeks to set the design framework to be followed in the 
subsequent submission of reserved matters.  

 
8.78  The Design Code sets a series of design principles such as the layout of 

buildings and the highway, distribution of non-residential uses; parking; 
privacy; heights and set backs of buildings; yards, courts and podiums; tall 
buildings; access arrangements; public realm, re-naturalisation of the 
Pymmes Brook and the Salmons Brook; location, character and materiality; 
building appearance and architecture; thresholds; balcony design and soft 
landscaping including trees and tree pits.  

 
8.79  The design code comprises absolute parameters which are design 

characteristics that must be followed as they are an essential design 
characteristic of the development, and interpretative parameters that should 
be followed which allows for greater scope for interpretation and can be 
presented in different solutions as long as they address the issue raised by 
the design characteristic with an equal or greater level of quality as the design 
code guidance.  

 
8.80  As set out in the Draft London Plan, design codes submitted with an outline 

planning application for large developments can be one way to ensure that 
design quality is upheld throughout the planning process. The LPA is 
continuing to liaise with the design team to finalise the detailed wording with 
the design code to ensure that the document is robust for the purposes of 
assessing future reserved matters applications against. Members are 
therefore asked to give officers delegated authority to agree the final design 
code before a decision is issued.   

 
8.81 To further ensure that a high quality development is secured across the site, 

an architect retention clause will be secured in the s106 agreement to ensure 
the architect employed to design the scheme for the purposes of a reserved 
matters submission is retained throughout the phase.  Members are asked to 
give delegated authority to Officers to finalise the design code.   
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Density 

 
8.82  The draft London Plan has moved away from the prescriptive density matrix 

set out in the current London Plan and now seeks sites to be optimised 
through a design led approach - Policy D3 of the draft London Plan. Both 
Enfield and London Plan policies including Policy EL1 of the ELAAP 
acknowledge and make clear that high density levels will only be permitted 
where it is justified through site-specific planning strategies, and where there 
are opportunities to comprehensively consider and address specific issues 
such as transport and social/ community infrastructure. Phase 2 of the 
Meridian Water development given the location and nature of the site 
provides a great opportunity to support higher densities. It can provide a mix 
of housing along with the associated infrastructure required for new 
developments. With the introduction of the new and more accessible train 
station in phase 1 and improvements to bus services through phase 2, access 
to public transport and connectivity within and beyond the site will be 
improved for both existing and future residents, employees and visitors.    

 
8.83  The ELAAP states that development in Meridian Water should ‘optimise 

housing and where appropriate, achieve higher housing density levels than 
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the London Plan’. It is acknowledged that due to the potential scale of 
development at Meridian Water and its industrial location with no residential 
dwellings within the vicinity of the site, phase 2 of Meridian Water has the 
ability to create its own setting and character. The overall residential density 
proposed on-site can be calculated based on 2,300 units across 11.9ha. This 
equates to 193 units per ha or 599 habitable rooms per ha. The proposed 
density relates to improved accessibility provided by Meridian Water station 
and extended bus services. The density is generally distributed equally 
across the site and the location of tall buildings has been driven by urban 
design concepts such as providing landmarks for orientation and wayfinding. 
The density is supported by both the GLA and LPA. 
 
 
Layout and Public Realm 

 
8.84  The layout of the proposed development has been designed to integrate with 

the transport, public realm and green infrastructure linkages created by the 
SIW. The proposals consist of a legible network of streets that link with 
surrounding streets and are addressed with active frontages.  

 
8.85  The plots are orientated along key infrastructure routes, the River Lee 

Navigation, the Brooks Park and the Central spine. The massing of the 
development has been designed to create distinctive characters with 
buildings of different heights. It incorporates the opportunities around 
waterfront development, responding to the green and blue infrastructure at 
the waterways and the Lee Valley Regional Park.  

 
8.86  To the south of the Central Spine Road, a regular street grid sits between the 

Brooks Park and the River Lee Navigation. In contrast, a less regular street 
patterns is proposed to the north of the Central Spine Road, responding to the 
Riverside Square and the Pymmes and Salmons Brooks. 

 
8.87  Protected Frontages at ground level will be secured, which identifies the 

development plot frontages that are required to have an active frontage, i.e. 
where car park and servicing access for development plots are not permitted. 
This will ensure that development brought forward at reserved matters stage 
will contribute to the masterplan vision of animating streets and creating a 
sense of activity at Meridian Water. This will contribute to secured by design 
objectives of designing out crime, by maximising passive surveillance of the 
public realm and supporting activity at all times of day. 

 
8.88 Development zones and plot boundaries set parameters for the approximate 

siting of and maximum extent of development plots within which development 
can take place and includes: 3m standard 1.5m offset to be provided between 
the building edge at the ground floor level and the public realm; standard 3m 
offset to be provided between the building edge at the ground floor level and 
the waterfront public realm along the River Lee Navigation, to provide for 
sufficient ‘spill-out’ space for active frontages; and,  minimum distances 
between the building edge at ground floor level of neighbouring Development 
Plots. There are ongoing discussions through the design code on the spill out 
space to be created. This would not impact on the parameter plans however 
can be secured through the design code as building frontages can be set 
back at ground floor level to create more spill out space.  
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8.89 The Design Code will also secure the quality of the proposed public realm to 
come forward. 
 
Residential Quality 

 
8.90 The application confirms that the proposed housing typologies meet or 

exceed the minimum space standards identified in the London Plan. The 
Design Code secures that developers should aim to achieve 100% of 
residential units as dual aspect and single aspect north facing units must be 
avoided.  The Code also confirms the requirement for all habitable rooms to 
meet the BRE daylight requirements. 

 
8.91 DMD 10 sets minimum distancing standards between facing residential 

buildings. The policy does allow for development below these standards 
providing that it can be demonstrated that the proposed development would 
not result in housing with inadequate daylight/sunlight or privacy for the 
proposed or surrounding development. 

 
8.92 The EIA comprises a daylight and sunlight availability assessment on 

adjacent watercourses (River Lee Navigation, Pymmes and Salmons Brooks) 
and residential users of the River Lee Navigation (i.e. residential boats with 
mooring rights) as a result of the existence and operation of the proposed 
development. 

 
8.93 The Daylight and Sunlight Assessment provides an assessment of daylight 

and sunlight availability achieved for the illustrative scheme described in the 
DAS according to BR 209 guidance and the Arup Daylight Signature 
methodology. The Assessment found that the future occupants of the 
proposed development will benefit from good sunlight and daylight availability, 
with the vertical sky component threshold for achieving good daylight 
exposure exceeded for most receptors. The proposed massing allows for 
good sunlight availability for nearly 80% of receptors and the remaining 20% 
will need to be designed to accord with the BRE Guidelines through the 
introduction of large windows for instance. The assessment found that direct 
solar penetration in the open areas is also above the recommended BR 209 
threshold of two hours of sunlight on the 21st March in large areas of the 
public realm in the proposed development. A daylight and sunlight 
assessment will need to be submitted for each phase that comes forward 
following the permission of the outline application.  

 
 

Amenity Space 
 
8.88  The applicant confirms that all units will be provided with amenity space that 

meets or exceeds the standards set down in the London Plan and as 
reiterated in DMD 9. Amenity space requirements will be met through the 
provision of private gardens and/or balconies depending on the unit type. 

 
 

Height and Massing 
 
8.89 The height of the buildings across the site will generally be between 8 – 10 

storeys with taller buildings (11 - 22 storeys) in key locations such as along 
Bridge Street, the waterfront and to the north adjacent to the North Circular. 
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There are no concerns with the proposed building heights given they would 
not result in any undue harm to heritage assets, neighbouring residential 
properties and there is no established character to have regard to within this 
site. 

 
8.90 The Parameter Plans and Design Code (MWP2-4) have incorporated 

mitigation measures to create a suitable microclimate for pedestrians at 
ground floor level and avoid overshadowing. Appropriate conditions will be 
attached to the permission and will include a condition requiring an 
assessment of comfort and safety levels at relevant locations around and 
within the site using wind tunnel testing. During the application process the 
design code was updated to include a section on wind and microclimate to 
state that the detail of the wind mitigation must be determined at the detailed 
design stage to take account of the specific additional understanding of use 
and location of pedestrian routes and entrances. Wind mitigation measures 
have been included with the design code and include for instance that 
amenity courtyards must have minimal openings in the prevailing wind 
directions and must be surrounded by buildings of similar heights to create a 
sheltered wind environment.  

 
 
8.91 DMD43 considers the impact of tall buildings upon important local views and 

requires the developers to demonstrate how proposals will avoid negative 
impacts associated with these. It designates a series of ‘local long views’ 
which are important to townscape in the Borough. A townscape and visual 
impact assessment has been undertaken as part of the EIA, which assesses 
the impact of the proposed development upon local townscape and these 
designated views. The proposal would not infringe on any identified important 
views.  
 

8.92 Mitigation measures should be applied at the detailed design stage and are 
primarily set out in the design code and include measures such as ensuring 
the level of lighting is minimised, tree planting is incorporated to soften the 
built form and high quality materials are used for the buildings and public 
realm. The design approach to tall buildings as part of the proposed building, 
including high quality design and the provision of open space, would result in 
a marked improvement of the existing landscape character of the application 
site, as it would create a high quality public realm. The applicant concludes 
that therefore that the proposed development would have a significant, 
beneficial impact upon townscape improvement. 

 
 

Architecture and materials 
 
8.93  This is an outline application with all matters reserved except for access to 

the public highway. Accordingly, there is limited detail in the applications on 
architecture and materials. However, the Design Code will provide sufficient 
information to ensure that good quality architecture, materials and detailing 
will be achieved. This is demonstrated further in the illustrative scheme 
provided. Conditions are recommended requiring details of proposed finishing 
materials, including sample panels being constructed on site, together with 
larger scale sections through typical panels of the proposed building to 
ensure the parameters set down in the design code are evidenced in the 
reserved matters submission and through to build on site. 
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Inclusive design 

 
8.94 London Plan Policy 7.2 ‘An Inclusive Environment’ seeks to ensure that 

proposals achieve the highest standards of accessibility and inclusion. Policy 
3.8 ‘Housing Choice’ requires that ninety percent of housing meets Building 
Regulation requirement M4 (2) ‘accessible and adaptable dwellings’ and ten 
percent of new dwellings to meet Building regulation requirement M4(3) 
‘wheelchair user dwellings’ that is designed to be wheelchair accessible or 
easily adaptable for residents who are wheelchair users. 

 
8.95 Core Policy 4 of the Core Strategy requires all homes to be built to Lifetime 

Homes standards and 10% of all new homes to suitable or easily adaptable 
for wheelchair users. This is further reinforced in DMD8. These standards are 
updated by the Building Regulation requirements referenced above. 

 
8.96 In line with policy requirements the development will need to be designed to 

meet Building Regulation requirement M4(2) and 10% will meet Building 
Regulations requirement M4(3). Indicative layouts have been provided for the 
wheelchair accessible units. A condition is recommended to ensure these 
requirements are met. 

 
 

Affordable Housing and Mix 
 
8.97  Policy 3.9 ‘Mixed and Balanced communities’ Of the London Plan seeks to 

promote mixed and balanced communities by tenure and household income. 
Policy 3.12 ‘Negotiating Affordable Housing’ seeks to secure the maximum 
reasonable amount of affordable housing. Core Policy 3 and DMD1 seek to 
achieve a target of 40% affordable housing units applicable on sites capable 
of accommodating ten or more dwellings. Policy H4 of the draft London Plan 
requires residential development on public sector land to deliver at least 50% 
affordable housing on site. The scheme will provide 43% affordable housing 
by habitable room and 40% affordable housing by unit which has been 
concluded to be the maximum affordable housing viable at this moment in 
time and is accepted by the GLA.   

 
8.98  Policy H6 of the draft London Plan requires that of the affordable housing 

provision, a minimum of 30 per cent should be low cost rented homes, as 
either London Affordable Rent or Social Rent, a minimum of 30 per cent 
intermediate products which meet the definition of genuinely affordable 
housing including London Living Rent and London Shared Ownership with the 
remaining 40 per cent to be determined by the borough as low cost rented 
homes or intermediate products. The applicant proposes to provide a 
minimum of 50% low cost rent and up to a maximum of 70% and intermediate 
product up to a maximum of 50%. The Housing department have requested a 
tenure mix of 70% low cost rent and 30% intermediate. Discussions are 
ongoing and Members will be updated on the tenure mix in advance of the 
planning committee meeting.  

 
8.99  A financial viability assessment was submitted with the application and has 

been independently reviewed by the GLA. The GLA has confirmed that the 
development delivers the maximum amount of affordable housing viable and 
is therefore supportive of the amount of affordable housing proposed. Review 
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mechanisms will need to be secured through a s106 agreement to maximise 
the amount of affordable housing on the site as the scheme comes forward in 
the future. With the S106 Agreement obligations being sought, the level of 
affordable housing proposed as minimum is considered acceptable. The 
phasing of delivery of the affordable housing across the site will need be dealt 
with through a combination of condition and/or S106 obligation.  

 

 
 
Table 2: Proposed Housing Sizes and tenure 
 
8.100  It has been demonstrated that a mix of unit sizes can be provided including 

30% 1 bed, 40% 2 bed, 20% 3 bed and 10% 4+ bed. At least 10% of the units 
provided will be wheelchair accessible. The mix of units will be secured 
through the s106 agreement.  

 
Flood Risk   

 
8.101  London Plan policies 5.12 and 5.13 require the consideration of the effects of 

development on flood risk and sustainable drainage respectively. Policy CP28 
(“Managing flood risk through development”) confirms the Council’s approach 
to flood risk, inclusive of the requirement for SuDS in all developments. Policy 
DMD59 (“Avoiding and reducing flood risk”) confirms that new development 
must avoid and reduce the risk of flooding, and not increase the risks 
elsewhere and that planning permission will only be granted for proposals 
which have addressed all sources of flood risk and would not be subject to, or 
result in unacceptable levels of flood risk on site or increase the level of flood 
risk to third parties. 

 
8.102  The application site falls within Flood Zone 2 and 3 is therefore considered to 

have a high to medium probability of flooding. In line with advice contained 
within the NPPF, this application should not be determined until the Local 
Planning Authority is satisfied that the Sequential Test has been applied and 
passed. A flood risk assessment has been submitted and the EA has raised 
no objection to the scheme subject to conditions. The flood mitigation strategy 
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for the development includes raising ground levels within the application site 
and conveying flood water to the Pymmes Brook and also the Lee Valley 
Regional Park by the flood conveyance channel to come forward under the 
SIW proposal. As the acceptability of the development in terms of flood risk is 
reliant on the works proposed within the SIW application, , there will be an 
obligation withinthe s106 agreement that requires the SIW to be completed 
before certain parts of the development can commence. The gasholder site 
however does not need the SIW to be completed before development comes 
forward on this site as there no flood risk issues.  

 
8.103  In terms of SuDS the Environment Agency has advised against the use of 

infiltration-based SuDS, to minimise the potential for new contamination 
pathways. A combination of on-plot attenuation through use of green roofs 
and landscaping, as well as green infrastructure between development plots 
in the form of on-street swales and landscaping is proposed, in order to 
minimise surface water runoff. 

 
8.104  The SuDs Officer has recognised the impact of contamination on the ability to 

use infiltration measures on this site and is generally supportive of the 
proposed drainage approach of drainage attenuation and discharge, either 
directly or indirectly via an existing TWUL surface water sewer to an open 
watercourse, Pymmes Brook, Salmons Brook and River Lee. However, 
conditions are recommended requiring details of a SuDs/Drainage strategy 
pre-commencement of any phase of development. The development will need 
to use SuDS in accordance with the London Plan Drainage Hierarchy and the 
principles of a SuDS Management Train i.e. using source control SuDS 
measures across the site before discharging into drains.  

 
8.105  The Pymmes Brook will be naturalised on the eastern bank which is a 

welcomed feature of the SIW works and would increase the channel flood 
storage. During the application process further work was undertaken on the 
options for further naturalisaiton of the Pymmes Brook North and Salmons 
Brook. The modelling showed that it is possible to place one marginal planting 
shelf, 100mm in width, within the Pymmes channel without detrimental 
impacts upstream. It was also found that the central wall can be removed 
without detrimental impacts. This further naturalisation work does require 
support from the Environment Agency who have yet to complete their 
assessment of the updated flood modelling. However, it is supported in 
principle by all and therefore the design code will include the provision for this 
when the relevant adjacent plots come forward for development and subject 
to the EA confirming it has no consequential adverse impacts.    

 
8.106 Thames Water have advised that they require the extent of the catchment and 

calculated peak discharge rates of the proposed surface water sewers, to 
assess the impact that the increase in flow will have on the public sewer 
system. They require an impact assessment to be completed to identify the 
ability of the public sewer system to accommodate the proposals and 
appropriate infrastructure upgrades. A condition will be attached to the 
permission for this information to be submitted and approved by the LPA. 
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Climate change 
 
8.107  The draft London Plan sets out the need for London to limit its impact on 

climate change. Policy GG6 Increasing Efficiency and Resilience sets out that 
development must seek to improve energy efficiency and support the move 
towards a low carbon circular economy, contributing towards London 
becoming a zero-carbon city by 2050. Furthermore, ensuring buildings and 
infrastructure are designed to adapt to a changing climate, making efficient 
use of water, reducing impacts from natural hazards like flooding and 
heatwaves, while mitigating and avoiding contribution to the urban heat island 
effect.  

 
8.108  In accordance with the EIA Regulations, the impact of the project on climate 

has been included. Potential climate hazards relevant to the proposed 
development have been identified in the ES such as fluvial and surface water 
flooding, drainage design due to increases in winter rainfall and wind 
conditions. To address these, adaptation measures have been embedded 
within the design of the development.  

 
8.109  The design code sets out design parameters for the proposed development to 

adapt to climate change. For instance, passive design measures must be 
incorporated into building design and to control the energy efficiency of 
buildings and combat increased summer temperatures caused by climate 
change, shading and ventilation must be considered to limit overheating. The 
development mitigates the risk of fluvial flooding through elevated 
development achieved through raising ground levels and the use of a flood 
conveyance channel through the SIW application. The displaced floodplain 
storage has been considered and several flood compensation areas are 
provided for. 

 
 

Sustainable Design and Construction 
 

8.110  Policy DMD49 states that all new development must achieve the highest 
sustainable design and construction standards having regard to technical 
feasibility and economic viability. An energy statement in accordance with 
Policies DMD49 and DMD51 is required to demonstrate how the development 
has engaged with the energy hierarchy to maximise energy efficiency. 

8.111  An energy strategy has been produced that outlines proposals to reduce the 
on-site energy demand as much as possible through passive design and 
innovative energy efficient buildings systems. Measures include passive 
measures where glazing, walls and build quality are improved, and building 
systems interventions such as energy consumption devices. 

 
8.112 The proposed site is to be provided with heat via the Meridian Water Heat 

Network. Key considerations for policy on heat networks in the Edmonton 
Leeside area include the establishment of an energy centre on the EcoPark 
site to the north of Meridian Water and delivering a network route linking the 
EcoPark energy centre to the Meridian Water development.  

 
8.113  The Meridian Water Heat Network (MWHN) to be provided by Energetik will 

initially use a combination of heat from combined heat and power plants 
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(CHP) and then heat from the new Energy Recovery Facility (ERF) at the 
Edmonton EcoPark when it is operational, which it is predicted to be in 2025. 
The MWHN will move energy in the form of hot water through a system of 
pipes to buildings and industry across the Lee Valley, including to the 
Meridian Water development, a westward extension to Meridian Water and 
Edmonton Green. 

 
8.114  The scheme has been designed to connect to the Meridian Water 

Development decentralised heat network. The placement of the primary heat 
network pipe is proposed underneath the footways and cycleways within the 
proposed Central Spine Road and Leeside Link Road corridors, in order to 
avoid heating potable water mains. The delivery of the DEN will be secured 
through a s106 agreement.  

 
8.115  In the absence of a local existing or planned cooling networks, and the priority 

of connecting to the MWHN, it is not proposed that the development 
incorporates a cooling network, in accordance with the cooling hierarchy. 
Instead it is proposed that cooling demand for the non-domestic buildings is 
met by individual building cooling systems. No cooling will be supplied to the 
residential units in phase 2. 

 
8.116 Photovoltaic panels will be installed contributing to a small percentage of the 

total electricity consumption of the Proposed Development. A total of 6,557m2 
of roof space is available for PV panels, generating a total of 550MWh/year. 

 
8.117 The design code encourages future development to be highly sustainable and 

the details for each phase of the development will be secured through 
reserved matters applications and conditions.  

 
Biodiversity 

 

8.118  Paragraph 175 of the NPPF requires local planning authorities to encourage 
development which incorporates biodiversity improvements in and around 
developments, especially where this can secure measurable net gains for 
biodiversity. The London Plan, adopted Core Strategy and DMD seeks to 
protect and enhance biodiversity. Policy DMD79 of the DMD requires 
developments to provide on-site ecological enhancements.  

 
8.119  The proposed development will include a new 2ha park known as Brooks 

Park, 0.79ha public open space comprising of riverside linear open space 
(0.34ha); Salmons Brook linear open space (0.14ha); riverside square (0.1ha) 
and community streets (0.21ha) alongside smaller communal open spaces 
within urban squares. The Pymmes Brook will be re-naturalised which will 
include moving a section of river from its current concreted lined bed to a new 
naturally lined channel which will meander through the park surround by 
parklands and a boardwalk. The river will then re-join the existing concrete 
lined channel in the south and north of the naturalisation area. Green 
infrastructure will also be provided across the site through rain gardens, soft 
landscaped filter strips and ponds.  

 
8.120  The ES assesses the impact of construction and operational development on 

ecology and biodiversity. AECOM have reviewed the ES and requested 
clarification on some matters on the ecology and biodiversity section which was 
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provided during the application process. The additional information was 
provided by the applicant and the independent consultants have confirmed that 
the proposal would not have any significant effects on on-site biodiversity and 
ecology and have not requested any further clarification. In fact, the 
Environmental Statement confirms that the development will deliver a 
significant biodiversity net gain.  

 
8.121 The proposed development has been designed to avoid and minimise 

ecological impacts, mitigate effects where necessary and provide ecological 
enhancements. For example, no direct lighting will be sited along 
watercourses to reduce the potential impacts to aquatic fauna/flora and 
commuting and foraging bats and buildings will incorporate at least one 
façade integrated bird and bat boxes.  

 
8.122  Canal and River Trust were consulted on the application and are encouraged 

that the aquatic habitat of the River Lee Navigation is enhanced. A condition 
has been suggested to prepare a canal edge enhancement strategy and the 
introduction of green roofs. Reserved matters and conditions will be attached 
to any permission. All reserved matters submissions will need to be 
developed in accordance with the design code that sets out the requirement 
for biodiversity improvements, habitat features, biodiverse roofs, lighting and 
soft landscaping.    

 
8.123  Natural England has been consulted on the application and set out the 

mitigation they consider necessary. This will be secured through the S106 
Agreement as set out above.  

 
 

Trees and Landscaping  
 

8.124  Policy G5 of the Draft London Plan states that major development proposals 
should contribute to the greening of London by including urban greening 
as a fundamental element of site and building design, and by incorporating 
measures such as high-quality landscaping (including trees), green roofs, 
green walls and nature-based sustainable drainage. Urban greening can 
help to meet other policy requirements and provide a range of benefits 
including amenity space, enhanced biodiversity, addressing the urban 
heat island effect, sustainable drainage and amenity 

 
8.125 Policy G7 of the Draft London Plan advises that development proposals 

should ensure that, wherever possible, existing trees of value are retained. 
If planning permission is granted that necessitates the removal of trees 
there should be adequate replacement based on the existing value of the 
site. 

 
8.126 A total of 16 trees are proposed to be removed including 3 Category B, 9 

Category C and 3 Category U trees. loss of 4 Category B trees, 6 Category C 
trees (and 3 Category C groups) and 3 Category U trees. However, through 
the SIW application a total of 155 trees would be planted within the new 
streets to be created and 1250 trees would be planted within the proposed 
new parks. Additional planting will be delivered as each phase comes 
forward, within any communal amenity space that would be provided 
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Pollution 

 

8.127 Policy DMD64 sets out that planning permission will only be permitted if 
pollution and the risk of pollution is prevented, or minimised and mitigated 
during all phases of development.  
 
Noise 
 

8.128  The northern part of the MWP2 site is particularly affected by road traffic 
noise arising from the A406 North Circular Road, the Parameter Plans and 
Design Code seek to create a non-residential buffer to this noise by locating 
less sensitive employment and hotel uses closer to the northern boundary. 
The noise impacts arising from continued operation of businesses within the 
SIL land to the east of the River Lee Navigation and Towpath Road is also 
considered in the development of MWP2. Any amenity issues associated with 
noise arising from the operation of the different uses, including business, 
retail and social infrastructure uses, will be managed effectively through 
detailed design and mitigation measures, such as opening hours, at reserved 
matters stage. 

 
8.129  Piling will be required across the site. Piled foundations would be designed 

such that they would not create preferential pathways for contaminant 
migration to the underlying aquifer associated with the soil protections zones. 
Plot developers will be required to undertake a foundations work risk 
assessment for each piling scheme, which will be submitted to and agreed 
with the Environment Agency at the detailed design stage. 

 
8.130  The Noise and Vibration chapter of the ES provides an assessment of the 

significant environmental effects associated with construction and operation 
of the proposed development with respect to noise and vibration. The 
assessment concludes that the proposed development has the potential to 
cause adverse noise and vibration effects during construction. However, 
impacts would be controlled and minimised through a construction 
management plan which would be secured by condition. 

 
 

Air quality 
 
8.131  Policy SI 1 Improving Air Quality of the draft London Plan seeks to tackle poor 

air quality, protect health and meet legal obligations through ensuring 
developments address aspects of a particular criterion.  

 
8.132  The northern part of the site is in close proximity to air pollution arising from 

road traffic using the A406 North Circular Road. The Parameter Plans and 
Design Code seek to create a non-residential buffer to this air pollution source 
by locating less sensitive employment and hotel uses closer to the northern 
boundary. The proposed primary school will be located away from this source 
of air pollution, located either within the centre of phase 2 or to the south of 
the site. A low level of car parking provision is also proposed, with an 
emphasis on encouraging active modes of travel or public transport use. 
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8.133  The application site is located within the Borough’s Air Quality Management 
Area (AQMA) and therefore in accordance with London Plan policy 7.14 and 
Policy DMD65, it is essential that the development be air quality neutral. The 
scheme has been developed in accordance with best practice, including the 
Sustainable Design and Construction SPG. An Air Quality Neutral 
Assessment is provided in the Air Quality chapter of the ES demonstrating 
accordance with the Air Quality Neutral requirements within planning policy. It 
will ensure that the development does not lead to an incremental increase in 
background concentrations. Sustainable modes of transport are encouraged 
within the proposed development. 

 
8.134  The Air Quality chapter of the ES provides an assessment of the significant 

environmental effects associated with construction and operation of the 
proposed development with respect to air quality, in accordance with Policy 
DMD 64. Once mitigation measures are taken into account, the assessment 
identifies no significant adverse air quality impacts are identified during 
operation or construction.  

 
8.135  The Environmental Health Officer was consulted on the proposed 

development and raised no objection as there is unlikely to be a negative 
environmental impact subject to conditions and an air quality monitoring 
financial contribution of £10,000. There is an existing air quality monitoring 
site at Derby Road, the financial contribution would assist with maintenance 
of this equipment and data management costs. This will be secured through 
the S106. 

 

Contaminated Land 

8.136 Policy CP32 and London Plan Policy 5.21 seeks to address the risks arising 
from the reuse of brownfield sites to ensure its use does not result in significant 
harm to human health or the environment.   

 
8.137  The site remains contaminated and is occupied by various types of construction 

waste. Part of the site to the south has been cleared, and a capping layer of 
granular material installed to enable its temporary use for meanwhile activities 
prior to redevelopment. 

 
8.138 The Environmental Health Officer and the EA were consulted on the proposed 

development and raised no objection as there is unlikely to be a negative 
environmental impact subject to appropriate conditions. 

 
 

Archaeology 
 
8.139  NPPF paragraphs 193 - 194 places great weight on conserving designated 

heritage assets, including non-designated heritage assets with an 
archaeological interest equivalent to scheduled monuments. Non-designated 
heritage assets may also merit conservation depending upon their 
significance and the harm caused (NPPF paragraph 197). Conservation can 
mean design changes to preserve remains where they are, and if 
preservation is not achievable then if planning permission is granted, 
paragraph 199 of the NPPF says that applicants should record the 
significance of any heritage assets that the development harms. Policy CP31 
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and Policy DMD44 states that development proposals should enhance and 
conserve the special interest, significance or setting or a heritage asset. 

 
8.140  The site lies with an archaeological priority area, the Lea Valley East Bank 

and Lea Valley West Bank. During the application process ground 
investigations commenced and was supported by an archaeological watching 
brief. GLAAS confirmed that the watching brief would help inform the 
archaeological potential of the site however it may not be sufficient to provide 
a full understanding of the archaeological significance and impact of the 
proposal. Consequently, a pre-commencement condition will be attached to 
the permission requiring each phase of the development to submit a written 
scheme of investigation which will include for instance a programme and 
methodology of site investigation and recording.    

 
 
Environmental Wind 

 
8.141  Policy D9 of the draft London Plan relates to tall buildings and requires 

developments to consider the environmental impact of tall buildings.  
 
8.142  The ES included a qualitative assessment of the environmental wind 

conditions on the basis of the outline massing, which specifies the maximum 
building envelopes, areas of public amenity space and road locations. Wind at 
ground level is determined by the detailed massing and orientation of the 
buildings within each development plot and its acceptability is evaluated on 
the intended use of the spaces. Consequently, a detailed assessment of wind 
effects and related mitigation will need to be carried out at the Reserved 
Matters stage. A condition will be attached to the permission requiring an 
assessment of comfort and safety levels at relevant locations around and 
within the site using wind tunnel testing. During the application process the 
design code was updated to include a section on wind and microclimate to 
state that the detail of the wind mitigation must be determined at the detailed 
design stage to take account of the specific additional understanding of use 
and location of pedestrian routes and entrances. Wind mitigation measures 
have been included with the design code and include for instance that 
amenity courtyards must have minimal openings in the prevailing wind 
directions and must be surrounded by buildings of similar heights to create a 
sheltered wind environment.  

 
 

 Impact on Adjoining Occupiers 

8.143  The nearest residential units are located approximately 500m to the west of the 
site on Kimberley Road. Ikea, Tesco, Meridian Way and the railway line are 
situated between the application site and the nearest residential units. Given 
the significant distance of the proposed development from residential units it is 
not considered that the proposal would not result in any undue harm to the 
residential amenity of any residents within the vicinity of the site. It should also 
be noted that contributions such as improvements to bus services will be 
secured through a s106 agreement that would benefit both future and existing 
residential units.  

8.144 With regard to the impact on adjoining businesses, through the attachment of 
appropriate conditions and further information submitted through reserved 
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matters applications and s106 obligations the proposal will not impact on 
surrounding businesses.   

 
Fire Strategy  

  
8.145  Policy D11 Fire safety of the draft London Plan seeks to ensure that 

development proposals achieve the highest standards of fire safety and that 
fire safety of developments should be considered from the outset. As this 
application is an outline planning application with all matters reserved, a 
detailed Fire Strategy has not been developed at this stage. A fire strategy will 
be required under reserved matters applications which will set out how the 
buildings will function in terms of their construction, means of escape for all 
building users, passive and active fire safety features, access for fire service 
personnel and equipment and how provision will be made within the curtilage 
of the site to enable fire appliances to gain access to the building. The detailed 
design of the residential and non-residential buildings to be submitted at 
reserved matters stage will comply with relevant requirements set out in Part B 
of the Building Regulations. 

 

 Planning Obligations  

8.146  Policies 8.1 and 8.2 of The London Plan (2016) and Core Policy 46 seek to 
ensure that development proposals make adequate provision for both 
infrastructure and community facilities that directly relate to the development. 
Developers will be expected to meet the full cost of facilities required as a 
consequence of development and to contribute to resolving deficiencies 
where these would be made worse by development.  

 
8.147 A payment or other benefit offered pursuant to a Section 106 Agreement 

cannot be required unless it complies with the provisions of the Community 
Infrastructure Levy Regulations 2010 (Regulation 122), which provide that the 
planning obligation must be: 

 
(a) necessary to make the development acceptable in planning terms; 
(b) directly related to the development; and 
(c) fairly and reasonably related in scale and kind to the development. 

 
8.148  The S106 SPD identifies affordable housing, transport, education followed by 

public realm, public art and cultural initiatives; business, employment and skills; 
flooding and climate change, green infrastructure, open space and recreation 
and community facilities as the highest priorities when considering the 
contributions for the scale and type of development proposed within the 
Meridian Water regeneration priority area.  

 
 
8.149  A Section 106 Agreement will be required for the scheme and will comprise the 

following Heads of Terms: 
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Affordable Housing 
• Affordable Housing Delivery – Requirement to deliver affordable housing at 

not less than 43% habitable rooms and not less than 40% by dwelling 
numbers. Tenure mix secured.   

 
• Affordable Housing Programme – A means to control and monitor the delivery 

and management of affordable homes. 
 
• Viability Reviews – Future review of scheme viability to assess potential for 

uplift in affordable housing provision.   
 
Employment and Skills Strategy 

• An Employment and Skills Strategy will establish requirements for local 
resident engagement in employment opportunities, recruitment of 
apprentices, reporting and associated targets.   

 
Design and Quality 

• Design Review Panel – Requirement for future Reserved Matters applications 
to be subject to a design review prior to submission.   

 
• Architect – Requirement that the Reserved Matters architect is retained 

through delivery to ensure quality of outcome.   
 
• Public Art Strategy – To deliver a programme of public art for the 

development including the programme for delivery and outreach as part of the 
commissioning process.   

 
• Phasing of Public Realm / Playspace – Mechanisms to ensure the delivery, 

phasing and management of public realm within the masterplan including the 
provision of playspace. 

 
• CCTV Plan – To provide a site wide strategy for CCTV to ensure safety and 

security within the development.   
 
• Build to Rent management plan – To ensure that any Build to Rent units 

delivered are of a suitable quality with appropriate on-site management.   
 
• Student and shared living management plans – If a block is delivered as 

student or shared living accommodation then in accordance with the Design 
Code a management plan is required to detail how the development will be 
managed by a single operator and in terms of the services and communal 
facilities provided.   

 
Sustainable Transport Measures 

• Travel Plan – To identify measures and initiatives to achieve reductions in 
vehicle trips. 

 
• Car Club Membership – To be provided to new residents to encourage use of 

Car Club facilities. 
 
• Parking Controls – To ensure parking is restricted to designated spaces and 

that there is a consistent approach to parking management on the site. 
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• Bus Re-Routing – Payment to TfL to provide for the re-routing of bus routes 
on Glover Drive to improve services and connectivity to the development. 

 
• Bus Capacity – Payment to TfL to accommodate future upgrades to bus 

capacity subject to review of demand and funding gaps.   
 
• Highways Works – Minor modification to signal controls at adjoining junction 

to manage change in traffic flows. 
 
• Air Quality Monitoring – An allowance for air quality monitoring to review the 

impact of traffic movements.   
 

• Active Travel Improvements – To provide support to people to cycle and walk, 
via the provision of active measures such as cycle training, bike maintenance 
sessions, guided walks and investment in associated facilities.   
 
 
Energy and Sustainability 

• District Energy Network – Measures to ensure connection to a district energy 
network to supply low carbon heat. 

 
• Energy Assessment – To ensure that each Reserved Matters application 

undertakes an assessment of the contribution to meeting carbon reduction 
targets with an offsetting payment if applicable. 
 
Social and Community Infrastructure 

• Community Facility Plan – To develop a programme for the delivery of a 
community facility with potential to provide a range of functions including 
community hall, adult learning and training and youth space.   

 
• Health – A contribution for the provision of expanded health services within 

the vicinity of the development.    
 
• Education Plan – To manage the programme for the delivery of the proposed 

Primary School. Off site contributions if the school is not delivered on the site.  
 
• Library Contribution – A contribution to the library service to meet the needs 

of the increased population if scheme viability allows and library facilities is 
not provided on site and a survey demonstrates that there is a need.   
 
Open Space and Recreation 

• Sports Pitch Improvements – To provide for improvements to local outdoor 
sports facilities to ensure the needs of the new development are met.   

 
• Open Space Enhancements – To provide for improvements to existing local 

parks to provide improved recreational assets to act as a mitigation to the 
impact of visitor pressure on Epping Forest.   

 
• Suitable Alternative Natural Green Space (SANG) – To ensure that the 

proposed Brooks Park and Edmonton Marsh parks are maintained as natural 
open space to ensure their role in meeting resident need acts as a mitigation 
to the impact of visitor pressure on Epping Forest.   
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• Strategic Access Management Measures (SAMM) – To make contribution to 

Epping Forest Conservators to act as a mitigation to the impact of visitor 
pressure on Epping Forest.   

 
• School Community Use – To ensure community access to sports facilities 

within the proposed primary school.   
 
 

Mechanism for securing S106 Obligations 
 
8.150  The Council is both the landowner and local planning authority (LPA) and this 

therefore raises issues about the ability of the Council as landowner to enter 
into an agreement with itself as LPA. In line with Counsel’s advice and as per 
phase 1, a Grampian condition will be attached to the outline planning 
permission, restricting development pending completion of a S106 
Agreement.  

 
8.151  Planning Practice Guidance (PPG) allows for use of Grampian conditions 

although states such conditions should not be used where there are no 
prospects at all of the action in question being performed within the time-limit 
imposed by the permission. There are exceptional circumstances in this case 
that would justify this approach being pursued. The delivery of housing on 
phase 2 is reliant on a development programme that will unlock development 
across the site and the wider area. This requires that the process of 
developer procurement and submission of Reserved Matter applications are 
de-coupled, so that any delay in the former does not compromise the 
programme delivery.  

 
 
9.  CIL  

 
9.1 The development would be liable to both the Mayoral and Enfield CIL. The 

Mayoral CIL is charged at £60 per square metre and applies to all new floor 
space. In terms of the Enfield CIL, residential, community, leisure, hotel, office 
and industrial development within the Meridian Water masterplan area have a 
nil CIL rate. However retail, financial and professional services including 
betting shops, restaurants and cafes, drinking establishments and hot food 
takeaways floor space (use classes A1 – A5) are subject to a £60 per square 
metre rate. 

 
9.2  Given the phased nature of the development and the intention to discharge 

reserved matters on a phase by phase basis, the CIL will be calculated and 
paid on a phase by phase basis.  

 
 
10. Conclusion 
 
10.1  Regional and local policy is supportive of the delivery of a new community at 

Meridian Water, designated as a major regeneration area. This application 
represents the second phase of development, would bring forward much 
needed new housing and is central to helping to achieve the Council’s 
aspirations for over 5000 new homes in the wider area.  
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10.2  The application, whilst in outline form, has demonstrated the ambition to 

provide a high-quality mixed-use development supported by a mix of 
residential units and local retail and community facilities. This is reflected in 
the Design Code, which will set the parameters for future Reserved Matters 
submissions. Meridian Water needs to establish its own character if it is to 
deliver the housing numbers identified in policy and the increased housing 
numbers necessary to meet increased housing targets. 

 
10.3  Within the constraints of viability, the development seeks to maximise the 

amount of affordable housing that can be delivered ( minimum 42% by 
habitable rooms), and achieve a housing mix, that whilst not fully policy 
compliant, delivers a mix of tenures and unit sizes, along with a substantial 
number of family size units, to create a sustainable community. 

 
10.4  Overall, it is considered that the development proposed will provide a high-

quality residential development that will kick-start the regeneration of the 
wider area and is supported. 

 
10.5  As this is a large and complex scheme, the wording of conditions has not yet 

been fixed although the issues to be addressed by condition and or legal 
agreement have been highlighted throughout this report and the matters to be 
covered by condition are summarised in Appendix 1. Members are being 
asked in considering the officer recommendation to grant planning 
permission, to also grant delegated powers to officers to agree the final 
wording for these conditions and to agree the final wording of the S106 
Agreement to be appended to the decision notice to secure the delivery of 
those aspects of the scheme, summarised at paragraph above, that cannot 
be dealt with through condition. 

 

10.6 This application will need to be referred back to the Mayor prior to the issuing 
of any decision in accordance with the provisions of the Town and Country 
Planning (Mayor of London) Order 2008 and this requirement is therefore also 
covered in the recommendation.  

 








	19 02718 RE4_Meridian Water Phase 2 Report
	2.0 Executive Summary
	2.0 Executive Summary
	2.1 The report seeks approval for the redevelopment of Phase 2 of Meridian Water for residential led, mixed use development to include workspace, retail, a new primary school, purpose built student accommodation and/or large scale purpose built shared...
	2.1 The report seeks approval for the redevelopment of Phase 2 of Meridian Water for residential led, mixed use development to include workspace, retail, a new primary school, purpose built student accommodation and/or large scale purpose built shared...
	2.5  The reasons for recommending approval are:
	2.5  The reasons for recommending approval are:
	i) The proposed development forms part of Meridian Water and is a key regeneration priority for the London Borough of Enfield.
	i) The proposed development forms part of Meridian Water and is a key regeneration priority for the London Borough of Enfield.
	ii) The development overall represents and optimises the potential benefits for the site, the surrounding area and local community.
	ii) The development overall represents and optimises the potential benefits for the site, the surrounding area and local community.
	iii) The scheme is supported in strategic planning terms by the GLA and the majority of issues that were raised by the GLA have been addressed.
	iii) The scheme is supported in strategic planning terms by the GLA and the majority of issues that were raised by the GLA have been addressed.
	iv) The scheme will bring much needed housing to the borough including affordable housing and a mix that includes both smaller and larger family housing.
	iv) The scheme will bring much needed housing to the borough including affordable housing and a mix that includes both smaller and larger family housing.
	v) The proposal will be car free with the creation of strong pedestrian and cycle links across the site. There will also be improved public transport provision that will benefit both existing and future residents, employees and visitors.
	v) The proposal will be car free with the creation of strong pedestrian and cycle links across the site. There will also be improved public transport provision that will benefit both existing and future residents, employees and visitors.
	vi) A new primary school will be delivered on the site that would also act as a community hub.
	vi) A new primary school will be delivered on the site that would also act as a community hub.
	vii) In line with the industrial heritage of the site a range of commercial uses will be provided across the site that will range from small scale start-ups to larger scale operations.
	vii) In line with the industrial heritage of the site a range of commercial uses will be provided across the site that will range from small scale start-ups to larger scale operations.
	viii) Flexible uses are proposed at ground floor level along the high street, the riverfront and the main square to activate streets and to create a sense of place for this new development for both residents, employees and visitors.
	viii) Flexible uses are proposed at ground floor level along the high street, the riverfront and the main square to activate streets and to create a sense of place for this new development for both residents, employees and visitors.
	ix) A new park known as Brooks Park will be created along with green corridors across the site.
	ix) A new park known as Brooks Park will be created along with green corridors across the site.
	x) Part of Pymmes Brook will be naturalised bringing great benefits to enhance local biodiversity and the self-sustainability of the river and also the local community in terms of its visual appearance.
	x) Part of Pymmes Brook will be naturalised bringing great benefits to enhance local biodiversity and the self-sustainability of the river and also the local community in terms of its visual appearance.
	xi) The scheme will not impact on any residential units in the area due to the location and industrial nature of the site surrounded by industrial units, set significantly away from residential properties.
	xi) The scheme will not impact on any residential units in the area due to the location and industrial nature of the site surrounded by industrial units, set significantly away from residential properties.
	xii) The development would create a significant number of jobs at both the construction stage and on completion which support the local economy.
	xii) The development would create a significant number of jobs at both the construction stage and on completion which support the local economy.
	xiii) High quality accommodation will be provided for future residents of the residential units as all units will meet or exceed minimum space standards and have their own private amenity space.
	xiii) High quality accommodation will be provided for future residents of the residential units as all units will meet or exceed minimum space standards and have their own private amenity space.
	xiv) The parameter plans and the design code will set the principles of the development and the high standard expected for the detailed design to come forward through the reserved matters applications and conditions.
	xiv) The parameter plans and the design code will set the principles of the development and the high standard expected for the detailed design to come forward through the reserved matters applications and conditions.
	xv) Both financial and non-financial contributions will be secured through a s106 legal agreement that will benefit both existing and future residents, workers and visitors to the borough.
	xv) Both financial and non-financial contributions will be secured through a s106 legal agreement that will benefit both existing and future residents, workers and visitors to the borough.
	3.0 Site and Surroundings
	3.0 Site and Surroundings
	Figure 1: Application Site
	Figure 1: Application Site
	Figure 1: Application Site
	3.5  The site is identified in the Edmonton Leeside Area Action Plan within design and delivery zones 4 and 5 and part of zone 2.
	Figure 2: Meridian Water Design and Delivery Zones
	3.5  The site is identified in the Edmonton Leeside Area Action Plan within design and delivery zones 4 and 5 and part of zone 2.
	Figure 2: Meridian Water Design and Delivery Zones
	4.0 Proposal
	4.0 Proposal
	5.0 Relevant Planning History
	5.0 Relevant Planning History
	6.0 Consultation
	6.0 Consultation
	6.0 Consultation
	7.0  Relevant Policies
	7.0  Relevant Policies

	OS Map
	Building Heights A4
	Location Plan A4
	Plots A4

