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1

Note for Members

1.1

This planning application is categorised as a ‘major’ planning application and in
accordance with the scheme of delegation is reported to Planning Committee for
determination.

2

Recommendation

2.1

That subject to referral of the application to the Greater London Authority and the
completion of a Deed of Variation to the S106 to secure the matters covered in this
report, the Head of Development Management/ the Planning Decisions Manager be
authorised to GRANT planning permission subject to conditions.

2.2

All conditions attached to the original planning permission 15/02039/OUT as
amended by 17/04670/VAR remain with amendments as follows:

2.3

Revised Condition 2
The development hereby permitted shall be carried out in accordance with the
approved plans including plans(s) that may have been revised or may be amended
necessary to support the reserved matters application(s) required by the various
conditions of this permission, as set out in the attached schedule which forms part of
this notice, reference:
01 560_OUT_PL(00)001; 02 560_OUT_PL(00)002 Rev A; 03 560_OUT_PL(00)003
Rev C; 04 560_OUT_PL(00)101 Rev C; 05 560_OUT_PL(00)102 Rev D; 06
560_OUT_PL(00)103
Rev
C;
07
560_OUT_PL(00)104
Rev
F;
08
560_OUT_PL(00)105 Rev C; 1405_OUT_PL000 Rev D; 1405_OUT_PL019 Rev E.
Reason: For the avoidance of doubt and in the interests of proper planning

2.4

Revised Condition 3
Unless otherwise agreed in writing or agreed through a Reserved Matters application
submitted pursuant to condition 5 to the Local Planning Authority, the development
permitted by this outline planning permission shall take place in accordance with the
revised Phasing Plan (ref.05 560_OUT_PL(00)102 Rev D) submitted with the
application.
Reason: For the avoidance of doubt and in the interests of proper planning

2.5

Revised Condition 7
The maximum number of residential units on the site shall be restricted to 1080 units.
Reason: For the avoidance of doubt and because the highway and other impacts have
been assessed on the basis of the above quantum of development.

2.6

Revised Condition 8
The non-residential element of the development hereby permitted under this
permission shall be provided in accordance with the following schedule unless
otherwise agreed in writing through a reserved matters application submitted pursuant
to condition 4 (all Gross Internal Area (GIA)):
• Retail (Use Class A1/A2 - 758 sqm)

•
•
•
•
•
•

Restaurant/café (Use Class A3 - 150 sqm)
Gym (Use Class D2 - 439 sqm);
Community centre (Use Class D1 - 421 sqm);
Youth centre (D1 – 1340 sqm);
Medical centre (Use Class D1 minimum of 532sqm to maximum of
833sqm)
60 sqm of flexible Use Class A2/B1/D1/D2 floorspace for relocated
community / commercial uses;

Reason: For the avoidance of doubt and because the highway and other impacts have
been assessed on the basis of the above quantum of development.
2.7

Revised Condition 50
Electric vehicle charging points (EVCP) shall be provided for 20% of the car parking
spaces and provision shall be made available for the remaining 80% of the spaces so
that spaces are capable of being readily converted to electric vehicle charging points.
The location of the EVCP spaces and charging points, and a specification for passive
provision shall be submitted to and approved in writing by the local planning authority
before residential units for that phase are first brought into use. The EVCP shall
thereafter be constructed and marked out and the charging points installed prior to any
residential units being brought into use and thereafter retained permanently to serve
the vehicles occupiers.
Reason: in the interest of sustainable development and improvement in air quality.

2.8

Revised Condition 52
Car parking provision within the development shall comply the following minimum
ratios unless otherwise agreed through the approval of details or reserved matter
submitted pursuant to conditions of this permission:
Residential (net of visitors and car club) – 0.4 spaces per residential unit, apart from
Phase 1A, Car club – minimum of 7 dedicated spaces; disabled parking spaces shall
be provided at a ratio of 10% of total parking provision.
Reason: in the interest of sustainable development and to prevent adverse highway
impacts.

3

Executive Summary

3.1

This application is a Section 73 planning application to vary a number of planning
conditions to allow amendments to the original outline planning consent for the Alma
Regeneration Project, granted in June 2017.

3.2

The original Outline planning permission (15/02039/OUT) was varied by a previous
Section 73 application submitted following detailed work in preparing the Reserved
Matter applications for Phase 2A, 2Ai and 2Aii. This Section 73 application was granted
in August 2018 (17/04670/VAR).

3.3

Permissions 15/02039/OUT and 17/04670/VAR are material considerations in
considering this Section 73 application. Although this application must be considered
on its merits, consideration of the current application is restricted to the conditions
subject to which planning permission should be granted.

3.4

This further proposed variation of planning conditions has resulted from detailed work
to bring forward the Reserved Matter planning applications for Phase 2A and Phase 4,
also before the Planning Committee (19/03834/RM).

3.5

This application was deferred from the 21 April 2020 Planning Committee due to
concerns in relation to the intensification of development and the potential impact on
living conditions of local residents. A resident of Alma Road addressed the Committee
with regard to the impact the additional height proposed for the apartment block on the
west side of Alma Road (Phase 4) would have on the existing houses on the east side
of Alma Road.

3.6

The application was brought to Planning Committee on 7 July Committee 2020. Further
detail was provided in relation to sunlight and daylight impact on adjoining residents.
Alternative options were also considered for where additional height could be
accommodated to allow an increase in housing unit numbers. Due to concerns
regarding sunlight and daylight to properties on Alma Road, Members again deferred
the application.

3.7

The application has now been amended to seek to address concerns raised. The
residential block in Phase 4 has been reduced in height by a storey, from 5 storeys
with 6th floor set back to, 4 storeys with 5th floor set back. This has resulted in the loss
of 6 units, with 75 units now proposed in Phase 4, reduced from 81. The changes also
result in an increase in overall affordable housing provision, to 41% based on units
(42.5% based on habitable rooms). The change in design of Phase 4, with a reduction
in height, has resulted in changes in tenure and housing mix within Phases 2A and 4.

3.8

The total proposed uplift in units will deliver an additional 87 homes (previously 93 were
proposed). Of these, 38 will be delivered as affordable housing. These changes
represent a 1% increase (based on units) above the 40%affordable housing provision
agreed at outline stage. The 87-unit uplift arises from 39 additional units within Phase
2A and 35 units within Phase 4, plus 13 units which have been approved as part of the
previous reserved matters of 2A, 2Ai and 2Aii.

3.9

It is noted there are some minor impacts to properties on Alma Road and Scotland
Green North in terms of daylight and sunlight. These were acknowledged and accepted
under the outline planning permission. The effects arising from the current proposals
are not materially different and are considered minimal, especially given the reduction
in height to Phase 4 since Members initial consideration of the application. There are
no adverse impacts from overshadowing. Considering, the regeneration benefits of the
scheme, the placemaking improvements and the delivery of a significant amount of
affordable housing, it is considered that the minor daylight and sunlight impacts to
these adjoining properties is acceptable.

3.10

Overall, the new S73 application is to allow adjustment to the parameters of the outline
application (as amended) to reflect the minor material changes resulting from the
evolution of the scheme design in height and layout in relation to Phase 2A and 4. This
includes facilitating a minor uplift in units across all tenures, raising the total number of
new homes to 1,080 (87 uplift from the 993 outline). Phase 2A overall numbers are
retained at 228. Phase 4 is proposed at 75 units.

3.11

These two revised Phases allow for an accelerated decant programme, to allow all
existing residents living on the estate to be rehoused across the two phases and will
provide 34% (an increase from 29%) of 303 units within Phase 2A and 4 (69 social rent

units, 35 intermediate), increasing the cumulative affordable housing provision to 38%
overall at this stage for planned and built phases.
3.12

The proposed changes in built form are focused on minor changes to the building
heights and some amendments proposed to the footprints. The proposal has added
limited additional height on the South Street and Alma Road frontages of the proposed
Phase 2A and well as to the Scotland Green Road and Alma Road frontage of the
proposed Phase 4. All proposals for additional height have been fully considered in
respect of townscape and urban design implications, the quality of accommodation to
be provided in the new housing units as well as any adverse impact on existing
residents.

3.13

There are minor changes to retail floorspace and development zones and the parking
ratio has been reduced from 0.6 to 0.4 spaces per unit.

3.14

The proposed amendments are considered to be within the scope of a Section 73
variation as they are considered minor and do not materially change the conclusions
of the previous grant of permission. The proposed changes have been fully discussed
with officers throughout the pre-application process and are on balance, supported.

3.15

The Mayor of London considered the application on 30 March 2020 and considered
that - although the principle of development is supported – the application did not fully
comply with the London Plan and the then Intend to Publish London Plan in respect of
a number of matters of detail. The Mayor required an update on the tenant relocation
strategy, the financial viability appraisal and further detail in relation to the energy
strategy and transport assessment. These issues are discussed in the body of this
report and all these issues are considered to be capable of resolution following the
submission of further information. If Members resolve to grant this application, the
Mayor must be consulted again under Article 5 of the Order and allowed fourteen days
to decide whether to allow the draft decision to proceed unchanged or whether to direct
the Council under Article 6 to refuse the application. This re-consultation will take place
following agreement of a draft S106 agreement.

3.16

Further background has been included in respect of the alternative options considered
throughout the pre-application process for where additional height could be
accommodated within these phases to allow an increase in housing unit numbers in
order to address the decant issue for existing residents. It should be noted that these
proposed phases contain a large number of social rent units which are needed to
rehouse existing Alma residents (whose needs have been assessed through tenant
surveys) and to allow the Alma Regeneration Project to proceed to further phases.

3.17

Since the July 2020 Planning Committee, the Borough has been placed in the
“presumption in favour of sustainable development category” by the Government
through its Housing Delivery Test (HDT). This is referred to as the “tilted balance” and
the National Planning Policy Framework (NPPF) states that for decision-taking this
means granting permission unless any adverse impacts of doing so would significantly
and demonstrably outweigh the benefits, when assessed against the policies in the
Framework taken as a whole – which also includes the Development Plan. The
implications of this are weighed in the assessment of the application.

3.18

The form of development and uses approved remain broadly consistent with that
permitted at outline stage. In summary, it is considered, on balance, the amendments
would accord with the Development Plan taken as a whole. Furthermore, it would
amount to sustainable development under the terms of the Framework.

4

Site and Surroundings

4.1

The original outline planning consent site (15/02039/OUT) comprises an area of 7.9ha
including the whole of the existing Alma housing estate as well as a number of smaller
housing blocks and the existing Ponders End Youth Centre and Welcome Point
community centre (now demolished).

4.2

Works have commenced on Phase 1 and Phase 2 (part) of the Regeneration Project.
The phases currently on site include the replacement Community Centre, Youth Centre
and Decentralised Energy Centre as well as both private and affordable residential
units.

4.3

The application site is bounded to the east by the West Anglia Mainline, with Ponders
End Station located to the south east of the site. The Lee Valley lies to the immediate
east of the site, and covers a large area managed by the Lee Valley Regional Park
Authority. South Street runs east to west through the application site and connects
Ponders End Station to the south east of the application site with Ponders End High
Street, which is located approximately 500m to the west (when measured from the
corner of Scotland Green Road and South Street). The Oasis Hadley Academy is
located on the south of South Street and does not fall within the application site.
Woodall Road connects to South Street. Alma Road runs north-south through the site,
and the Lee Valley Road dissects the application site. Scotland Green Road forms the
western boundary of the application site.

4.4

The Environment Agency Flood Zone map shows the site lies wholly within Flood Zone
1 ‘Low Probability’ with the River Lee Navigation as the nearest main river, which lies
approximately 200m to the east of the site. The King George V and William Girling
Reservoirs lie further to the east and south-east of the Ponders End Flour Mill which
forms part of the Chingford Sites of Special Scientific Interest (SSSI). The Lee Valley
Special Protection Area and Ramsar site, and the Epping Forest Special Area of
Conservation, designated as internationally important for nature conservation, are
located within approximately 5km of the application site.

4.5

Ponders End High Street and Nags Head Road (which links into Lee Valley Road) are
part of the Strategic Road Network (SRN). Ponders End High Street is subject to a
major improvement scheme resulting in a changed street environment. The scheme is
considered as committed and is currently scheduled for completion before the estate
regeneration would be complete.

4.6

The nearest section of the Transport for London Road (TfL) Network is the A10 Great
Cambridge Road located at least 1.4km to the west of the site. Ponders End Station
provides access to Central London at London Liverpool Street and services north to
Hertford East or Broxbourne.

4.7

There are three bus routes serving the site – 191, 313 and 491; route 191 operates
through the site with existing stops on Alma Road and South Street. The site’s existing
Public Transport Accessibility Level (PTAL) rating is 2 (on a scale of 1 to 6 where 6 is
excellent and 1 is very poor), and the level of public transport is therefore classified as
poor. It is noted that Ponders End Station is indicated on the proposed regional route
of Crossrail 2 that could operate from 2030.

4.8

The site lies outside of the Lea Valley Archaeological Priority Area. However, the
Greater London Archaeological Advisory Service (GLASS) have advised that a recent
study by the Museum of London Archaeology (MOLA) indicates that this is an area

that could have been settled during the Bronze Age/Iron Age and later an area of
seasonal grazing during the Roman period.
4.9

Planning permission was granted in June 2013 (ref. P13-00698LBE) for the
construction of 38 affordable dwellings on the site to the west of the Oasis Academy.
This development is now occupied and is known as DuJardin Mews.

4.10

The regeneration of the Alma Estate is identified as a key part of the wider regeneration
of the Ponders End area and is one of the larger regeneration schemes in the Borough.
The site is identified as a development site within the Ponders End Regeneration/Place
Shaping Priority Area and lies within the wider North East Enfield Strategic Growth
Area. The site also occupies a key position in the wider growth area that includes the
London-Stansted-Cambridge growth corridor and the Upper Lea Valley Opportunity
Area. The redevelopment proposals will contribute to meeting strategic policy
aspirations for sustainable growth in the area.

5

Proposal

5.1

Outline permission was granted in June 2017 for the Alma Estate regeneration Master
Plan (15/02039/OUT) and was amended by a S73 permission 17/04670/VAR dated 17
August 2018. Full planning permission was granted for Phase 1A of the Alma Estate
(15/02040/FUL) in March 2017 and Reserved Matter Approval for Phases 2A, 2Ai and
2Aii on 17 August 2018. The principle of development has been established by the
outline planning permission (as varied) which has set the parameters of the
development principally in the form of a series of parameter plans.

5.2

Permission is sought through this Section 73 application to vary Condition 2 (approved
plans), Condition 3 (phasing plan) Condition 7 (residential units), Condition 8 (nonresidential floorspace) and Condition 52 (car parking provision) of outline planning
permission 15/02039/OUT as amended by 17/04670/VAR to facilitate minor changes
to residential unit numbers from 993 to 1,080, building heights, development zones
and non-residential land uses, landscaping and play provision and parking provision in
relation to Phase 2A and Phase 4 of the Alma Estate.

5.3

The 2017 outline planning permission and 2018 S73 variation remain extant and
implementable. These permissions are material considerations in considering this
Section 73 application. The LPA’s consideration of the current application is restricted
to the conditions subject to which planning permission should be granted and it must
do so having regard to (a) the environmental information provided in the Environmental
Statement Addendum provided as part of the EIA process relating to this application
and (b) the statutory development plan which has changed to a limited extent since
the 2017 permission and the 2018 variation as well as any other material
considerations raised by the proposed amendments.

5.4

The form of development and uses approved remain broadly consistent with that
permitted at outline stage. Following submission of the application further amendments
have been made. The changes proposed as part of s73 (including amendments), are
summarised below:
•
•

Indicative Masterplan is updated to reflect proposed changes to the previously
approved parameter plans.
Number of residential units is increased from 993 to 1,080 through amendment to
Condition 7.

•
•
•
•
•

•

•
•
•

Development Zones Parameter Plan is amended to include a 1m deviation/buffer
zone to each block for flexibility in the siting of individual blocks at the reserved
matter stage.
Development Phases Parameter Plan is to remain as approved by 17/04670/VAR
to allow Phase 2A to be split into 2A (central blocks) and 2Ai (south eastern block)
and Phase 2A is extended west to include full road width (adjacent to Phase 2B).
Building Heights Parameter Plan is amended for Block 2A by increasing height to
4 storeys (from 3 storeys) on the elevation facing Phase 2B and 5 storeys on Alma
Road facing Phase 1A (from 4 storeys).
The corners of the South Street elevations are raised to 7 storeys (from 6 storeys).
Phase 4 now has a reconfigured layout with an alteration to building heights to 4
storeys with recessed 5th storey (reduction in height from six storeys to five
storeys in comparison to the 2019 proposed variations) on the junction of Alma
Road and Scotland Green Road. Building heights at rear and adjacent to existing
dwellings on Scotland Green Road are retained at 3 storeys.
Non-Residential land use parameter plan. The location and amount of nonresidential land use is aligned with the detailed proposal resulting from the
Reserved Matter Application for Phase 2A. The retail use in Phase 2A is increased
by 42m2.
Vehicle Access Parameter Plan is updated to reflect block layout changes. In
Phase 4 the secondary vehicle route is realigned.
Illustrative Landscape General Arrangement is updated to reflect detailed
landscape proposed for Phase 2A and Phase 4.
Landscape Parameter Plan is updated to include changes to the location of play
space in 2A and 4 to reflect the detailed proposals.

5.5

These minor material amendments, if approved, require changes to vary Condition 2
(approved plans), Condition 3 (phasing plan) Condition 7 (residential unit numbers),
Condition 8 (non-residential floorspace) and Condition 52 (parking provision) of outline
planning permission 15/02039/OUT. If approved, a Section 73 application would issue
of a new planning decision. Conditions 2, 3, 7, 8, and 52, have been amended in
accordance with this report, to reflect the proposed changes. In addition, as a new
planning permission would be issued, a revised condition 52, that deals with
requirements on electric vehicle charging, is recommended to reflect the policy within
the New London Plan.

5.6

An Environmental Statement Addendum has been submitted which considers the
proposed changes in the context of the wider scheme and assesses whether any of
the proposed amendments may result in a change to the conclusions reached in the
Environmental Statement submitted as part of the consented outline scheme.
Alternatives Considered

5.7

Increased height for Phase 2A for some blocks on South Street were considered.
Blocks of up to 10 storeys were considered but resulted in a negative impact in terms
of character of the street, relationship with Phase 1, views towards Station Square and
contrast with four storey maisonettes. Additional height on South Street would also
cause unacceptable overshadowing to the central amenity spaces. Taller blocks would
also have higher construction costs which could further impact on the financial viability
of this phase and thus undermine the ability to deliver additional affordable housing.

6

Relevant Planning Decisions

6.1

15/02039/OUT – Outline planning permission granted for the phased regeneration of
the Alma Estate comprising the demolition of Cormorant House, Curlew House, Kestrel
House, Merlin House, Silver Birch Court, 1-34 Fairfield Close, 15-107 (odd) 63 (flats
1-9) Alma Road, 7-89 (odd) Napier Road, 5, 7, 9, 21-43 (odd), 45 Scotland Green
Road, 98-142 (even),171a South Street, Ponders End Youth Centre and Welcome
Point Community Centre(including 746 residential units, 866sqm of retail shops and
other uses with the South Street local parade, 1540sqm of community facilities, and
associated works) and the erection of a maximum of 993 residential units, a maximum
of 636sqm of flexible retail(A1/A2) floorspace, 150sqm of restaurant/café (A3)
floorspace, 2,591sqm of community(D1)/leisure (D2) floorspace (to include 1540sqm
for provision of a community centre and youth centre, 80 sqm of flexible A2/B1/D1/D2
floorspace, 439sqm for a gym and a minimum of 532sqm to a maximum of 833sqm for
a medical centre), retention of existing Multi-Use-Games-Area (MUGA), site wide
energy centre, relocation and provision of telecommunications equipment, re-sited and
open space and play facilities, landscaping, new access arrangements and highway
works, public realm, car parking and associated works (all matters reserved). (An
Environmental Statement, including a non-technical summary, also accompanied the
planning application). The planning permission was issued in June 2017 following
completion of the S106 Legal Agreement.

6.2

15/02040/FUL - Full planning application for Phase 1a of the Alma Estate master plan
comprising the demolition of buildings on those locations specified in the site address
(including 163 residential units and associated works) and the construction of 228
residential units in two (four to sixteen storey) buildings, 150sqm of restaurant/cafe
(A3) floorspace at ground floor,439sqm of gym (D2) floorspace at ground and first floor,
new and improved open space and play facilities, cycle and refuse storage, car
parking, new access arrangements and highway works, relocation and re-provision of
telecommunications equipment, landscape and ancillary works. (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)). This
permission was issued in March 2016 following completion of the S106 Agreement
and works are now underway on site.

6.3

17/04670/VAR - Section 73 planning application to develop land without complying
with the conditions attached to Planning Permission Ref 15/02039/OUT granted on
20 June 2017 as described below:
Outline planning application for the phased regeneration of the Alma Estate comprising
the demolition of Cormorant House, Curlew House, Kestrel House, Merlin House,
Silver Birch Court, 1-34 Fairfield Close, 15-107 (odd) 63 (flats 1-9) Alma Road, 7-89
(odd) Napier Road, 5, 7, 9, 21-43 (odd), 45 Scotland Green Road, 98-142 (even), 171a
South Street, Ponders End Youth Centre and Welcome Point Community Centre
(including 746 residential units, 866sqm of retail shops and other uses with the South
Street local parade, 1540sqm of community facilities, and associated works) and the
erection of a maximum of 993 residential units, a maximum of 716 sqm of flexible retail
(A1/A2) floorspace, 150sqm of restaurant/café (A3) floorspace, 2892-3193sqm of
community (D1)/leisure (D2) floorspace (to include 1761 sqm for provision of a
community centre and youth centre, 160 sqm of flexible A2/B1/D1/D2 floorspace ,
439sqm for a gym and minimum of 532sqm to a maximum of 833sqm for a medical
centre), retention of existing Multi-Use-Games Area (MUGA), site wide energy centre,
relocation and provision of telecommunications equipment, re-sited open space and
play facilities, landscaping, new access arrangements and highway works, public
realm, car parking and associated works (all matters reserved). (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 on
17 August 2018.
6.4

17/04748/RM - Submission of reserved matters pursuant to condition 5 of outline
planning permission ref: 15/02039/OUT and as amended by 17/04670/VAR in respect
of layout, scale, appearance, access, landscaping in relation to Phases 2A, 2Ai and
2Aii of Alma Estate (Merlin House, Cormorant House, Silver Birch Court, Welcome
Point and Ponders End Youth Centre) for the construction of five buildings varying
between 2 and 8 storeys in height, comprising 340 residential units, Class
A1/A2/B1/D1/D2 uses including provision of community centre, youth centre, medical
centre, retail units, community offices and provision of energy centre, public open
space, private and semi-private amenity space, refuse/recycling and bicycle storage,
on and off street car parking together with discharge of conditions in respect of Phases
2A, 2Ai and 2Aii only for tree protection (9), acoustic assessment (27- part discharge),
ecology and biodiversity strategy (31) green roofs (36), living walls (37), green
procurement plan (43), SWMP (44), air quality (45), parking (52- part discharge in
respect of Phase 2Ai and 2Aii only), loading/unloading (54), traffic calming (59), cycle
parking (60) pursuant to outline permission ref:15/02039/OUT and as amended by
17/04670/VAR. Granted on 17 August 2018

6.5

19/04047/NMA – A non-material amendment was granted to remove the number of
units from the description of development. This was considered to be non-material as
Condition 7 already restricted overall residential unit numbers. Granted on 13
December 2019.

7

Consultations

7.1

Pre-Application Consultation
Pre-Application Consultation with local Residents

7.1.1

Three workshops were held with local residents in September and October 2019. In
addition, meetings with councillors and community groups also took place. All events
were held at Alma Primary School. The workshops covered a regeneration project
update, proposed new homes and public and green spaces and the public realm in
general. Between 19 and 30 local residents attended each meeting. Overall residents
were well informed about the regeneration scheme and offered constructive
comments. Comments are summarised in the Reserved Matter application for Phase
2A and Phase 4 also before the committee.
Pre-Application Consultation with Local Authority/Design Panel

7.1.2

Pre-application workshops were held with the local planning authority from May to
October 2019, during which a number of changes were made to the initial proposals
to make them acceptable to officers. These changes included the re-routing of the
cycle route from the South Street frontage to the west side of Alma Road, changes to
the height of buildings on the South Street frontage to produce a more modulated
appearance and changes to the layout of Phase 4 to increase privacy for both new and
existing residents and to produce a safer and more usable central play and community
space.

7.1.3

In addition, the proposals were considered by the Enfield Design Panel on 20 August
2019. The Design Panel agreed that the proposals for Phase 2A and Phase 4 were

an improvement over the proposals presented at the original outline stage. The Panel
was supportive of the massing, materiality and scale of the proposals but was
concerned about the quality of public realm, play space and landscaping. They
considered that the failure to create a cohesive public space extending across the road
to the station forecourt and the space in front of the Oasis Academy was a missed
opportunity. In response, the applicant has made some detailed changes to the open
space layout of Phase 4 and has agreed to a S106 contribution of up to £174,000
towards improvements to the surface treatment and other improvements to the area
outside the Oasis Academy and Youth Centre
Resident Consultation to Amendments
7.1.4

Following the committee decision to defer the application in July 2020, the applicant
held a stakeholder engagement webinar on 18 May 2021 to update residents and
stakeholders on the proposed amendments. 1,125 residents were invited. 53 attended.
In summary, the following amendments were consulted on:
• Reduction to 1,080 units in total (87 uplift above 993 outline)
• Phase 2 remains at 228 units
• Phase 4 reduced to 75 units
• Phase 4 height reduced by one storey to 5 (with setback retained)
• Tenure mix update in both phases.

7.1.5

53 residents joined the consultation session. Main issues raised by residents were in
relation to car parking on the development and nuisance caused in Phase 1 by
pigeons. There were no specific concerns raised with regards to the density, height
or build for the proposals in Phases 2a and 4. Residents were also advised that CPZ
formal consultation is due to commence in summer 2021 which will help to mitigate
parking issues.
A further meeting was held on 29 June with CPUK, the Council, Employers Agent
(Martin Arnold associates), Alma Residents Association and independent architect –
Kristofer Adelaide to discuss concerns raised by ARA to the latest amendments. The
independent architect reviewed the layout drawings submitted to planning (including
1b/2p flat, 2b/3PWCH flat, 3b/5WCH flat and a 4bed town house). The outcome of the
meeting was that the ARA were happy with the submission on the basis there were no
significant changes to what was presented.

7.2

Statutory and Non-statutory Consultees

7.2.2

Greater London Authority
The GLA were consulted on this application on 13 December 2019. The Mayor of
London responded on 30 March 2020 and whilst supportive of the development,
considered on the basis of the information available to them that the application did
not comply with the London Plan and Intend to Publish London Plan. They required
further information on the tenant relocation strategy, further detail in relation to the
energy strategy and transport assessment and a financial viability appraisal.
Issues Raised in the GLA Stage 1 Report to the Mayor of London (March 2020)
Financial Viability Appraisal
The amendments are supported as they ensure the earlier delivery of affordable
housing. The GLA requested a financial viability appraisal to be submitted.

Officers Comment – The submission of a financial viability appraisal is a requirement
of the s106 agreement which requires that a phase by phase viability appraisal should
be submitted to confirm that the development is providing the maximum viable
proportion of affordable housing. This phase viability appraisal must also be
independently assessed.
The independent assessors report concludes a deficit in both cases (amendments to
the masterplan and reserved matters) and therefore concludes that the current offer
represents the maximum reasonable offer. The deficit is considerably reduced from
that proposed by the applicant’s financial appraisal largely due to a reduction in the
professional fees allowance to reflect that some allowance has been made for
professional fees within the cost plan provided. Also, the scheme is sensitive to
changes in values/costs both as a whole masterplan and Phase 2A and 4 as a
separate. This is especially the case with the construction costs, as even a small
percentage reduction in cost would produce a good surplus
The applicant’s financial appraisal and the independents assessors report will be
provided to the Mayor.
Full Breakdown of affordable tenures by floorspace
The GLA requested a breakdown of tenures by floorspace.
Officer comments: The original outline application would have provided 27,720 m2 of
affordable housing (14,981 m2 social rent and 12,739 m2 intermediate). This Section
73 amendment will provide 31,891 m2 of affordable housing (16,917 social rent and
14,974 intermediate). The floorspaces show an uplift in affordable housing beyond the
extant permission.
Tenant Relocation Issues
The Mayor has asked for a range of information to be supplied including background
information. This information includes an update on the number of tenants wishing to
return to the estate, detail on the relocation of those tenants who have moved from the
Alma Estate, detail on consultation in relation to specific requirements such as unit
sizes, rental levels for returning tenants and home loss and disturbance payment. The
applicant has been asked to confirm whether leasehold/freehold properties on the
estate have been acquired and what advice has been offered to
leaseholders/freeholders.
Officer Comment: Alma residents had a choice to either permanently decant off the
estate to another affordable home, or in the case of Phase 1A any tenants opting to
wait for a new-build home, move temporarily via a double decant to void units within
the red-line of the estate. Tenants who moved off the estate, did so primarily through
Home Connections Choice Based Lettings website in line with the Council’s Housing
Allocation scheme.
There are currently (74) existing secure tenants waiting to be housed in Phase 2A and
4 and as such there are sufficient homes being built to meet the demand and housing
need. Therefore, in total 171 tenants have opted to stay on the estate for a new-build
home, meaning that the revised total of 222 Council owned homes meets the existing
need.

The right of return was not an entitlement. However, there may be an “option to return”
for residents which comes from the benefit of having the additional homes as a result
of the s73 application. At this stage, there is no guarantee that the Council will do this.
The Council is also pursuing an acquisitions programme on estate renewal sites and
were the Council to acquire additional units on the development and make these
available as affordable units, they would be offered to previous residents who are still
Enfield Council tenants for first refusal.
Tenants who opted to decant off the estate over the last 8 years have done so in a
number of ways including bidding on Home Connections to other affordable homes in
the borough of Enfield, private renting, sheltered accommodation and Grant To Vacate.
Every existing household was consulted and assessed to establish; household
composition, housing need entitlement, health and well-being assessments and OT
requirements. These assessments determined bed size entitlement and suitable
property types if opting to move off the estate. In cases where tenants chose to remain
for a new build home, these were allocated in line with a Local Lettings Plan that was
approved following statutory consultation in 2014 and approved by the Housing
Director and cabinet members. All new-build homes have been set at Council social
rented levels and adapted following OT assessments and in line with medical
recommendations.
Statutory home loss (amount set at the time of tenancy start date and reviewed per
annum), and a disturbance allowance have been issued to all tenants who have moved
both off the estate and to a new home. In instances where a double decant has been
facilitated, they will be entitled to an additional Statutory home loss and disturbance
payment
Of the original 190 leaseholders and freeholders across the estate, 70 were resident
leaseholders/freeholders and 120 were non-resident (investor) landlords. 178
properties across the estate have been acquired either by agreement or by title of
transfer using compulsory purchase order powers. 7 resident leaseholders and 5 nonresident (investor) landlords remain.
All resident owners have been allocated a dedicated officer from the Acquisitions Team
who have provided bespoke support according to the needs of each client. The Council
produced a guide for resident leaseholders entitled ‘A guide to buying back your home
and your housing options’ which explained the whole process, the legal compensation
and disturbance entitlements as well as options for future housing. The Council has
also produced a ‘Moving Home Guide’ offering more practical advice on what should
be considered when moving home. Each client has had the opportunity to meet with
their caseworker face to face and has been able to contact them by phone and email
as and when needed. Officers have assisted with finding suitable properties to
purchase. The Council provided a shared equity offer at Dujardin Mews, which 18
resident leaseholders took up.
The rent levels set for phase 1 (rates significantly less than London Affordable Rent at
£92.06 for a 1 bedroom flat and up to £128.54 for a 4-bedroom maisonette) were
agreed in line with 1999 valuations. Residents were made aware that there would be
an increase in the rents via the local lettings plan. The rents for future phases will
increase based on the usual CPI increases as set part of the rent setting process. The
shared ownership units will be owned by Newlon Housing Trust.
This information has been forwarded to the GLA

Energy Strategy
The GLA specialist officers have made some detailed observations with regard to the
Energy Strategy.
Officer Response – These observations are based on the most recent GLA Energy
Assessment guidance (dated in October 2018), published after the approval of the
original outline planning consent (June 2017). The Energy Strategy has been agreed
for the original application and design decisions have been made according to the
consented scheme. Equipment has already been installed on site including the new
Energy Centre which is due to be handed over in July 2021 to Energetik. Any
amendments to the scheme to accommodate changes suggested by GLA officers
would have major implications in terms of cost, timescales and design (architecture,
structure, services) as well as planning. It should also be noted that with respect to the
Satellite Heat Network at Ponders End, the long-term intent is to connect to the
Meridian Water heat network after it in turn connects to the NLWA new energy from
waste plant at the EcoPark. The strategy is to allow the Satellite Heat Networks to
expand in their own right over time with CHP being the carbon abatement solution. As
each network’s CHP nears the end of its economic life in around 15 years’ time, the
CHP would not be replaced, and it would be connected to the Meridian Water heat
network. This would give a maximum of 15 years to expand the Meridian Water Heat
Network towards these Satellite Heat Networks via new development opportunities,
and then finally make the necessary investment to extend the Meridian Water Heat
Network further to physically connect to each of the Satellite Heat Networks. The
Meridian Waste Heat Network is due to be operational in 2023 and it is expected to
connect to NLWA’s new energy from waste plant in 2027. Connecting the Satellite
Heat Networks to the Meridian Water Heat Network that is supplied by low carbon
waste heat will reduce carbon emissions for the Satellite Heat Networks by today’s
standards by circa 80%.
This information has been provided to the GLA
Transport
The GLA have requested a revised transport assessment which has been supplied as
part of the Reserved Matter application accompanying this application. TFL have
provided detailed comments as outlined below.
Transport for London
TFL have no major objections to the application and have submitted comments for
this application and for the Reserved Matter Application jointly. Comments include:
• Enfield should seek a contribution from the developer towards cycling
improvements on the A110 Nags Head Road/Lea Valley Road.
• TFL supports the reduced parking ratio.
• Object to the perpendicular parking spaces to the west of 2A.
• At least 5%of the long stay cycle parking should be at ground level
.
• Supports monitoring funding for the various Healthy Streets measures
included in the Transport Assessment. (Revised monitoring obligations are
to be included in the Deed of Variation to the S106)
• Supports the traffic calming measures proposed.

•

Clarification on car park to Phase 4

Officer comments: In all cases – except for the removal of perpendicular parking for
Phase 2A – amendments have been made and S106 contributions have been
confirmed in accordance with these comments. Cycle parking and vehicle parking has
been updated to reflect changes in unit numbers and these comply with relevant
standards. These comments are discussed fully in the Reserved Matter report also
before this committee.
7.2.3

The GLA were consulted again in May 2021, based on the proposed amendments to
the masterplan and having regard to the information already supplied to them in
answer to their requests for information from March 2020. They provided a response
in June 2021. This can be summarised as:
Land Use Principle – It is noted that there are currently 74 existing secure tenants
waiting to be housed within phases 2a and 4, and as such, sufficient homes are being
built to meet the demand and housing need. In total, 171 tenants have opted to stay
for a new-build home. The revised total of 222 Council owned homes therefore meets
the existing need. The surplus homes would also be offered to former tenants who
moved out of the estate during the decant programme.
The applicant has also set out the relocation strategy for tenants and confirmed the
consultation process that has been undertaken with residents who are either returning
or relocating elsewhere, to ensure their specific requirements are met. The applicant
has confirmed the new build homes have been set at Council social rent levels and
that statutory home loss/disturbance allowances have been issued to all tenants who
have moved off the estate and to a new home.
GLA officers are satisfied that the proposed amendments would still deliver an increase
in the number of affordable units across the Masterplan area while maintaining the
requirement for 40% affordable housing as approved in the original outline consent.
When compared against the both the existing estate’s baseline and the consented
scheme, the uplift in the quantum of affordable floorspace would move the estate
towards a policy compliant position.
Affordable Housing - The proposed amendments would reduce the early delivery of
the affordable units as initially intended. Notwithstanding this, it is acknowledged that
the proposed amendments would ensure that that Phases 2A and 4 would increase
the affordable housing offer from 29% in the consented outline Masterplan to 34%.
Confirmation is still required that all shared ownership units will be available to
households on a range of incomes below the Mayor’s £90,000 income threshold and
that these units remain affordable, as per the Mayor’s guidance.
Officer response: The applicant has confirmed, Newlon the intermediate housing
provider, will provide shared ownership units in accordance with the Mayors income
threshold (as has been the case on Phase 1A).
Housing Mix - overall, there is no strategic concern with the revised housing mix.
However, the applicant should engage with the Council to ensure that the amendments
to the affordable housing mix and level of provision appropriately responds to local
needs.
Design - to remove one storey of the block in Phase 4 raises no strategic concerns.

All issues are considered to have been satisfactorily addressed and responded to. If
Members resolve to grant this application, the Mayor must be consulted again under
Article 5 of the Order and allowed fourteen days to decide whether to allow the draft
decision to proceed unchanged or whether to direct the Council under Article 6 to
refuse the application. This re-consultation will take place following agreement on a
draft S106 agreement.
7.2.4

Sport England
No detailed comments provided on this application.
Officer response: The S106 Agreement for the original outline application overcame
an objection to the outline by agreeing that a financial contribution be paid for the
improvement of sports facilities on a Phase by Phase basis to be based on the Viability
Assessment and not to exceed £278,000 across the whole development. The Viability
Assessment for Phase 1 concluded that payment of a sports contribution was not
viable. For the S.73 variation approved in August 2018 it was also concluded that
payment of a sports contribution was not viable at that stage. Based on the number of
units in Phase 1A, Phase 2A, 2Ai, 2Aii and Phase 4, the amount of Sport England
contribution due at this stage has been assessed at £191,000.The viability appraisal
confirms that the scheme shows a deficit at this stage, this contribution could not be
secured. However, the applicant has agreed to make a contribution of £30,969 to
formal play provision associated with the uplift in units proposed as part of this
application, in addition to a contribution of £50,000 towards enhancements to Ponders
end Park which will include improvements to changing rooms. Future phases will be
subject to further viability reviews which will identify at what stage the full Sport England
contribution could be payable.

7.2.5

Natural England
No comment and reminds that the authority has a duty to have regard to conserving
biodiversity as part of its decision making. Conserving biodiversity can also include
restoration or enhancement to a population or habitat.

7.2.6

Environment Agency
No objection to this application. Conditions placed on the original application should
be re-imposed on this variation.
Officer response: These original conditions will form part of the new decision notice.

7.2.7

Fire Brigade
The Fire Brigade are satisfied with the proposals subject to compliance with part B5 of
the Building Regulations (access and facilities for fire service).
Officer response: The applicant has produced a fire statement which assesses the
application against the London Plan Policy D12 and provides detail in respect of key
requirements such as access for fire appliances. Approved Document B (May 2020)
requires sprinklers to all block of over 11m. In addition, all social rented units above
11m are required to install sprinklers under Enfield council requirements.

7.2.8

Metropolitan Police
No objections to the scheme. Crime Prevention Officers have been working closely
with the applicant and have no objection to the housing layouts or the public areas.
They will continue to work with the developer to achieve Secured by Design
accreditation.

7.2.9

Cadent Gas/National Grid
Operational gas apparatus is located within the site boundary. An informative should
be placed on any permission requiring the applicant to contact Cadent to discuss any
necessary diversions or access requirements for construction traffic.
Officer response: The applicant will be advised of this when the decision notice is
issued.

7.2.10 Traffic and Transportation:
The application complies with London Plan car and cycle parking standards and is
considered acceptable subject to planning conditions and S106 contributions. The
application is analysed, in full, in the Reserved Matter Application before the
committee.
7.2.11 Environmental Health
No objections to the scheme. The changes in phasing and building heights will not
have any negative environmental impact.
7.2.12 Waste Management
No objections to the scheme.
7.2.13 Health and Safety Executive
No comment to make on the application.
7.2.14 Network Rail
No objection. Attach informative relating to plant & materials, scaffolding and future
maintenance.
7.3

Public Response

7.3.1

937 surrounding properties were consulted, and 13 site notices were posted in
December 2019. Two objections were received from members of the public. These
can be summarised as:
- objection to the increased height of the Phase 4 apartment block from 4 to 6
storeys (6 storey recessed) on the grounds of loss of light to the property and
the change in scale from the two storey dwellings opposite on Alma Road.

7.3.3

A local resident has expressed concerns about the loss of pubs in Ponders End and
in particular the now demolished “Falcon” at the corner of South Street and Falcon
Road.

Officers Response – the former site of The Falcon does not fall within the boundary of
this planning application. The Alma outline application does include a number of
community facilities including a replacement for the Welcome Community Centre and
the Youth Centre.
7.3.4

Further consultation was undertaken given the revisions to the application in May 2021.
937 surrounding properties were consulted, and 10 site notices were posted. An
objection was received from Alma Residents Association on 28th May 2021. This can
be summarised as:
- changes to the internal layout of the homes.
Officer response: Resident engagement has since taken place on 29 June and this
indicates residents (ARA) are satisfied with internal layouts of units in discussion with
the Council, CPUK and an independent architect. Overall, the quality of
accommodation of the new units, including the affordable housing units is considered
acceptable and complies with relevant planning standards and policy.

8

Relevant Policy

8.1

Introduction

8.1.1

Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires that
development proposals shall be determined in accordance with the development plan
unless material considerations indicate otherwise. In this case the development plan
is, The London Plan and the development plan documents in the Enfield Local Plan.
These statutory development plans are the main policy basis for the consideration of
this planning application.

8.1.2

A number of other planning documents, including national planning guidance and
supplementary planning guidance and documents are also material to the
determination of this application.

8.2

National Planning Policy Framework 2019

8.2.1

The revised National Planning Policy Framework (NPPF) was published on 19th
February 2019 and sets out the Government’s planning policies for England and how
these should be applied. It provides a framework within which locally prepared plans
for housing and other developments can be produced. The National Planning Policy
Framework (NPPF) introduces a presumption in favour of sustainable development.
For decision taking this means:
•

approving development proposals that accord with the development plan without
delay; and

•

where the development plan is absent, silent or relevant policies are out of date,
granting permission unless:

8.2.2

Any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in the Framework taken as a whole; or
specific policies in the Framework indicate development should be restricted.

8.2.3

The NPPF recognises that planning law requires that applications for planning
permission must be determined in accordance with the development plan unless
material considerations indicate otherwise. The NPPF does not change the statutory
status of the development plan as the starting point for decision making.

8.2.4

Paragraph 124 of the NPPF states that the creation of high-quality buildings and places
is fundamental to what the planning and development process should achieve. Good
design is a key aspect of sustainable development, creates better places in which to
live and work and helps make development acceptable to communities.

8.3

National Planning Practice Guidance 2019

8.3.1

This sets out the government’s planning policies and how these are expected to be
applied.

8.4

The Mayor’s London Plan 2021

8.4.1

The London Plan sets out the Mayor's overarching strategic planning framework for
the next 20 to 25 years was adopted on the 2nd March 2021 and supersedes the
previous Plan (2016).

8.4.2

The new London Plan policies (arranged by chapter) most relevant to the determination
of this application are:
Chapter 1
GG1 Building strong and inclusive communities
GG2 Making the best use of land
GG3 Creating a healthy city
GG4 Delivering the homes Londoners need
GG5 Growing a good economy
GG6 Increasing efficiency and resilience
Chapter 2
Policy SD1 Opportunity Areas
Policy SD3 Growth locations in the Wider South East and beyond
Policy SD10 Strategic and local regeneration
Chapter 3
Policy D1 London’s form, character and capacity for growth
Policy D2 Infrastructure requirements for sustainable densities
Policy D3 Optimising site capacity through the design-led approach
Policy D4 Delivering good design
Policy D5 Inclusive design
Policy D6 Housing quality and standards
Policy D7 Accessible housing
Policy D8 Public realm
Policy D9 Tall Buildings
Policy D11 Safety, Security and resilience to emergency
Policy D12 Fire safety
Policy D14 Noise
Chapter 4
Policy H1 Increasing housing supply
Policy H2 Small sites
Policy H3 Meanwhile use as housing
Policy H4 Delivering affordable housing
Policy H5 Threshold approach to applications
Policy H6 Affordable housing tenure
Policy H7 Monitoring of affordable housing

Policy H8 Loss of existing housing and estate redevelopment
Policy H10 Housing size mix
Policy H11 Build to Rent

Chapter 5
Policy S4 Play and informal recreation
Policy S5 Sports and recreation facilities
Chapter 7
Policy HC3 Strategic and Local Views
Policy HC4 London View Management Framework
Chapter 8
Policy G1 Green infrastructure
Policy G4 Open space
Policy G5 Urban greening
Policy G6 Biodiversity and access to nature
Policy G7 Trees and woodlands
Chapter 9
Policy SI 1 Improving air quality
Policy SI 2 Minimising greenhouse gas emissions
Policy SI 3 Energy infrastructure
Policy SI 4 Managing heat risk
Policy SI 5 Water infrastructure
Policy SI 6 Digital connectivity infrastructure
Policy SI 7 Reducing waste and supporting the circular economy
Policy SI 8 Waste capacity and net waste self-sufficiency
Policy SI 12 Flood risk management
Policy SI 13 Sustainable drainage
Policy SI 17 Protecting and enhancing London’s waterways
Chapter 10
Policy T1 Strategic approach to transport
Policy T2 Healthy Streets
Policy T3 Transport capacity, connectivity and safeguarding
Policy T4 Assessing and mitigating transport impacts
Policy T5 Cycling
Policy T6 Car parking
Policy T6.1 Residential parking
Policy T9 Funding transport infrastructure through planning
Chapter 11
Policy DF1 Delivery of the Plan and Planning Obligations
8.5

Mayoral Supplementary Guidance

8.5.1

Play and Informal Recreation (September 2012)
Provides guidance to Local Authorities and development to estimate the potential child
yield from a development, and the resulting requirements for play space provision.

8.5.2

Sustainable Design and Construction (April 2014)
The Sustainable Design and Construction (SPG) seeks to design and construct new
development in ways that contribute to sustainable development.

8.5.3

The control of dust and emissions during construction and demolition (July 2014)
The aim of this supplementary planning guidance (SPG) is to reduce emissions of dust,
PM10 and PM2.5 from construction and demolition activities in London.

8.5.4

Accessible London: Achieving an Inclusive Environment (October 2014)
The strategy sets out to provide detailed advice and guidance on the policies in the
London Plan in relation to achieving an inclusive environment.

8.5.6

Housing (March 2016)
The housing SPG provides revised guidance on how to implement the housing policies
in the London Plan.

8.5.7

Affordable Housing and Viability (August 2017)
Set’s out the Mayor’s policies for assessing and delivering affordable housing and
estate renewal.

8.5.8

Better Homes for Local People, The Mayor’s Good Practice Guide to Estate
Regeneration
Sets out the Mayor’s policies for Estate Regeneration.

8.6

Local Plan – Core Strategy
Core Policy 1: Strategic growth areas
Core policy 2: Housing supply and locations for new homes
Core policy 3: Affordable housing
Core Policy 4: Housing quality
Core Policy 5: Housing types
Core Policy 6: Housing need
Core Policy 8: Education
Core Policy 9: Supporting Community Cohesion
Core Policy 20: Sustainable Energy use and energy infrastructure
Core Policy 21: Delivering sustainable water supply, drainage and sewerage
infrastructure
Core Policy 24 : The road network
Core Policy 25: Pedestrians and cyclists
Core Policy 26 : Public transport
Core Policy 28: Managing flood risk through development
Core Policy 29: Flood management infrastructure
Core Policy 30 : Maintaining and improving the quality of the built and open
environment
Core Policy 31: Built and landscape heritage
Core Policy 32: Pollution
Core Policy 34: Parks, playing fields and other open spaces
Core Policy 36 : Biodiversity
Core Policy 40: North East Enfield

8.7

Development Management Document
DMD1: Affordable Housing on Sites Capable of Providing 10 units or more
DMD3: Providing a Mix of Different Sized Homes
DMD4: Loss of existing residential units
DMD6: Residential Character
DMD8: General Standards for New Residential Development
DMD9: Amenity Space

DMD10: Distancing
DMD15: Specialist Housing Need
DMD 16: Provision of new community facilities
DMD 17: Protection of community facilities
DMD 18: Early Years Provision
DMD 37: Achieving High Quality and Design-Led Development
DMD 38: Design Process
DMD 42: Design of civic/public buildings and institutions
DMD 43: Tall Buildings
DMD45: Parking Standards and Layout
DMD47: New Road, Access and Servicing
DMD48: Transport Assessments
DMD49: Sustainable Design and Construction Statements
DMD50: Environmental Assessments Method
DMD51: Energy Efficiency Standards
DMD 52: Decentralized energy networks
DMD53: Low and Zero Carbon Technology
DMD55: Use of Roofspace/ Vertical Surfaces
DMD57: Responsible Sourcing of Materials, Waste Minimisation and Green
Procurement
DMD58: Water Efficiency
DMD59: Avoiding and Reducing Flood Risk
DMD 60: Assessing Flood Risk
DMD 61: Managing surface water
DMD 62: Flood control and mitigation measures
DMD 63: Protection and improvement of watercourses and flood defences
DMD64: Pollution Control and Assessment
DMD65: Air Quality
DMD 66: Land contamination and instability
DMD68: Noise
DMD69: Light Pollution
DMD 70: Water Quality
DMD 71: Protection and enhancement of open space
DMD 72: Open Space Provision
DMD 73: Child Play Space
DMD 76: Wildlife corridors
DMD 77: Green chains
DMD 78: Nature conservation
DMD79: Ecological Enhancements
DMD80: Trees on development sites
DMD81: Landscaping
8.8

North East Enfield Area Action Plan (NEEAAP)

8.8.1 The NEEAAP was adopted on 8 June 2016. The following policies are of relevance:
4.2
4.4
5.1
5.2
5.3
7.1
8.2
11.1
11.2

Improving the quality of the pedestrian and cycling environment
West Anglia mainline enhancement project
Affordable housing
Mix of housing types
Improving the public realm
Providing community facilities
Providing new open space
South Street Area
Alma Estate regeneration

11.3
8.9

Ponders End station

Other Material Considerations
Decentralised Energy Network Technical Specification SPD (2015)
S106 SPD (2016)
Enfield Characterisation Study (2011)
Enfield Blue and Green Strategy (2020)
Manual for Streets 1 & 2, Inclusive Mobility 2005 (DfT)
Enfield Blue and Green Strategy (2021 -2031)
Natural England Interim Guidance (2019)

8.10

Enfield Local Plan (Reg 18) 2020

8.10.1 Enfield Local Plan - Reg 18 Preferred Approach was approved for consultation on 9th
June 2021. The Reg 18 document sets out the Council’s preferred policy approach
together with draft development proposals for several sites. It is Enfield’s Emerging
Local Plan.
8.10.2 The Local Plan remains the statutory development plan for Enfield until such stage as
the replacement plan is adopted and as such applications should continue to be
determined in accordance with the Local Plan, while noting that account needs to be
taken of emerging policies and draft site proposals.
8.11

Housing Delivery Test and Presumption in Favour of Sustainable Development

8.11.1 The National Planning Policy Framework sets out at Para 11 a presumption in favour
of sustainable development. For decision taking this means:
“( c) approving development proposals that accord with an up-to date development
plan without delay; or
(d) where there are no relevant development plan policies, or the policies which are
most important for determining the application are out-of-date (7), granting
permission unless:
(i) the application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development proposed
(6); or
(ii) any adverse impacts of so doing would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the Framework taken as a whole.
8.11.2 Footnote (7) referenced here advises “This includes, for applications involving the
provision of housing, situations where the local planning authority cannot
demonstrate a 5 year supply of deliverable housing sites ( with the appropriate buffer,
as set out in paragraph 73); or where the Housing Delivery Test indicates that the
delivery of housing was substantially below (less than 75% of) the housing
requirement over the previous 3 years.”
8.11.3 The Council’s recent housing delivery has been below our increasing housing
targets. This has translated into the Council being required to prepare a Housing
Action Plan in 2019 and more recently being placed in the “presumption in favour of
sustainable development category” by the Government through its Housing Delivery
Test.
8.11.4 The Housing Delivery Test (HDT) is an annual measurement of housing delivery
introduced by the government through the National Planning Policy Framework

(NPPF). It measures the performance of local authorities by comparing the
completion of net additional homes in the previous three years to the housing targets
adopted by local authorities for that period.
8.11.5 Local authorities that fail to meet 95% of their housing targets need to prepare a
Housing Action Plan to assess the causes of under delivery and identify actions to
increase delivery in future years. Local authorities failing to meet 85% of their
housing targets are required to add 20% to their five-year supply of deliverable
housing sites targets by moving forward that 20% from later stages of the Local Plan
period. Local authorities failing to meet 75% of their housing targets in the preceding
3 years are placed in a category of “presumption in favour of sustainable
development.
8.11.6 In 2018, Enfield met 85% of its housing targets delivering 2,003 homes against a
target of 2,355 homes over the preceding three years (2015/16, 2016/17, 2017/18).
In 2019 we met 77% of the 2,394 homes target for the three-year period delivering
1,839 homes. In 2020 Enfield delivered 56% of the 2,328 homes target and we now
fall into the “presumption in favour of sustainable development” category.
8.11.7 This is referred to as the “tilted balance” and the National Planning Policy Framework
(NPPF) states that for decision-taking this means granting permission unless any
adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in the Framework taken as a whole –
which also includes the Development Plan. Under the NPPF paragraph 11(d) the
most important development plan policies for the application are deemed to be ‘out of
date’. However, the fact that a policy is considered out of date does not mean it can
be disregarded, but it means that less weight can be applied to it, and applications for
new homes should be considered with more weight (tilted) by planning committee.
The level of weight given is a matter of planning judgement and the statutory test
continues to apply, that the decision should be, as section 38(6) of the Planning and
Compulsory Purchase Act 2004 requires, in accordance with the development plan
unless material considerations indicate otherwise.
9

Analysis
The main issues to consider are as follows:
• Scope of the proposed variations to Conditions 2, 3, 7, 8 and 52.
• Principle of Alma Estate Redevelopment
• Estate Regeneration
• Changes to Housing Mix
• Changes to Affordable Housing
• Viability
• Building Height Reconfiguration and daylight and sunlight implications.
• Changes to Development Zones
• Changes to non- residential floorspace
• Changes to Development Phases
• Changes to vehicle access and parking ratio
• Changes to Indicative masterplan and landscaping plans
• Open Space/Play Space/Amenity Space
• Climate Change and Sustainability

Scope of the proposed variations to Conditions 2, 3, 7,8 and 52
9.1

The proposed changes to the conditions are focussed on minor alterations to building
heights, with additional minor changes proposed to footprint, distribution and amounts
of floorspace of permitted uses within Phase 2A and 4. These proposed changes do
not materially change the conclusions of the ES submitted and approved at outline (as
evidenced by the ES Addendum) and do not change the main planning considerations
in relation to the Alma Estate Master Plan outline application.

9.2

The proposed variations are considered to be within the scope of a Section 73
application as the proposed changes are considered minor and not significant in terms
of the number, magnitude or scale of changes taking in to account:
•
•
•

•
•
•
•
•
9.3

The overall extent of the original outline Master Plan and outline planning consent.
The context of the development and the fact that it forms part of a major
regeneration project.
The existing buildings extend to 23 storeys and the outline Master Plan permits a
range of 2-8 storey on Phase 2A which the proposed changes do not exceed. In
relation to Phase 4 the original parameter plans proposed a maximum height of 4
storeys which is exceeded in this proposal with a maximum height of 5 storeys now
proposed on the Alma Road frontage.
The proposed changes do not result in any materially detrimental impact visually
or an unacceptable impact terms of residential amenity.
Whilst the proposed changes will result in some different views it is considered that
there are not significant environmental impacts resulting from these proposed
changes.
No major changes are sought to the approved land uses with the increase in unit
numbers of 87 or 9% considered acceptable and not significant in relation to the
overall outline application unit numbers.
The increase in non-residential floorspace of 41m2 will provide additional retail
floorspace to meet the day to day needs of local residents. The viability of Ponder
End High Street will not be compromised by this small increase.
The amendments are not contrary to any relevant development plan policy.

Detail on the proposed changes are set out below.
Principle of Alma Estate Redevelopment

9.4

Outline permission was granted on 20 June 2017 (15/02039/OUT) for the Alma Estate
Regeneration Master Plan. The decision followed extensive pre- application discussion
with London Borough of Enfield, consultations with local residents, the Mayor of
London and taking into consideration the relevant national, strategic and local planning
policies contained within the Development Plan and the information provided in the
Environmental Statement. A Section 73 variation was approved in August 2018 to
facilitate minor material amendments to the original outline permission in relation to
the detailed design on Phases 2A, 2Ai and 2Aii (17/04670/VAR). Reserved Matters
approval was also granted on the same date for detailed proposals for Phases 2A, 2Ai
and 2Aii (17/04748/RM) which comprised 340 homes, GP surgery, retail units, youth
and community centre and energy centre. Construction has commenced on Phases
2Ai and 2Aii.

9.5

The London Plan 2021 recognises the pressing need for more homes in London and
seeks to increase housing supply to in order to promote opportunity and provide real
choice for all Londoners in ways that meet their needs at a price they can afford. The

previous London Plan (2016) had set an annual monitoring target of 798 homes for
Enfield between 2015-2025, with a minimum provision of 7,976 over the same 10-year
period. London Plan Policy H1 sets a 10-year London target (2019/20-2028/29) of
522,870 for London as a whole and 12,460 (or 1,246 per year) for Enfield.
9.6

The Enfield Core Strategy Policies 1 and 40 and the North East Enfield Action Plan
identifies the Alma Estate within the North East Enfield strategic growth area and
Ponders End Place Shaping Priority Area (Ponders End Regeneration Area) which are
considered to be key areas for future growth in the Borough.

9.7

The Alma Estate is identified as a key development site in the Ponders End
Regeneration Area (Policy 11.2 Alma Estate Regeneration of the NEEAAP). In
accordance with these policies the regeneration of the estate will deliver growth as well
as supporting existing communities and delivering sustainable development.

9.8

Policy 11.2 of the NEEAAP Alma Estate Regeneration sets out key principles for the
regeneration of the Alma Estate and these have informed the approved Master Plan.
These include integrating the site within the wider area, creating positive street
frontages along key routes, creating north-south links and extending Napier Road to
connect through to Scotland Green Road. The Master Plan seeks to improve the
character, legibility, permeability and accessibility of the estate and these principles
continue in this proposed variation.

9.9

The Alma Estate regeneration project is a complex scheme comprising the delivery of
993 homes (to be increased to 1,080 through this application), retail and community
uses. Due to the scale and complexity of the proposals it was always envisaged that
there would need to be some changes over the course of the delivery of the scheme
to take into account the evolution of the scheme and work at the detailed Reserved
Matter stage. This is not uncommon for a development of this scale and complexity.

9.10

The amendments proposed do not materially change the conclusions of the previous
grant of planning permission being limited specifically to minor alterations to residential
unit numbers, building heights, non- residential floorspace provision, development
zones and phasing and changes to the car parking ratio.

9.11

The changes to building heights will facilitate a small increase in residential unit
numbers in the context of the overall consent. The number of units are proposed to
increase from 993 to 1,080. The changes are focussed on minor changes to unit
numbers (9% of the overall development) from 192 to 228 units in Phase 2A and an
increase from 40 to 75 units in Phase 4, building heights have been increased in part
of Phase 2A and Phase 4.

9.12

This increase in residential unit numbers is not significant in the context of the overall
development. The proposed amendments will deliver an increased number of homes
across all tenures and will enable the originally agreed number of affordable homes to
be delivered earlier than anticipated. (Final affordable housing unit numbers will be
determined after Phase by Phase viability appraisals). Detailed analysis of the housing
offer is contained later in this report.

9.13

The uplift in housing unit numbers are supported by the aims NPPF, London Plan
Policy H8, Core Strategy Policy CP5 and CP40 and Development Management Policy
DMD3. The proposal accords with the abovementioned policies for an intensive,
residential development which is intended to positively transform the site and the area.

Estate Regeneration
9.14

With regard to estate regeneration, London Plan Policy H8 supports the maintenance
and enhancement of the condition and quality of London’s existing stock. Since the
commencement of works on site, the Mayor’s Good Practice Guide to Estate
Regeneration: Better Homes for Local People (GPGER) has been published. This sets
out the principles for undertaking estate regeneration scheme prior to the
commencement of the planning permission. The GPGER also sought to ensure all
GLA-funded estate regeneration projects undertake ballots of residents to confirm that
there is a local support.

9.15

Noting that the project is underway prior to the publication of the GPGER, exemptions
to the ballot do apply, for example, those projects that have committed funding prior to
the publication of the guidance. Therefore, whilst the guidance is a material
consideration, given the scheme has commenced, it is not considered the principles of
GPGER apply in this instance, nor is a ballot required for the proposed scheme to
continue.
Changes to Housing Mix

9.16

The amendments propose an overall increase across the development by 87 units
(9%) from 993 to 1,080. This increase in housing numbers has resulted from a reassessment of the potential of Phase 2A and Phase 4 in the context of the decant and
phasing strategy and the desire to provide more affordable tenure units at an earlier
stage of the development. The proposed amendments will deliver an increased
number of homes across all tenures. The amended mix responds to LBE’s latest
housing needs for the Estate and decant strategy. This has been confirmed by LBE
Regenerations team (letter dated 26 April 2021).
Extant Outline

17/04670/VAR
Unit
1 bed
2 bed
3 bed
4 bed
5 Bed
Total

Social Rent
71
73
43
13
0
200

Shared
Ownership/flexible
72
122
5
0
0
201

Market Sale
169
299
108
18
0
592

%
31
50
16
3

Total
312
494
156
31

100% 993

Delivered and S73 proposed, and future phases

19/03624/VAR
Unit
1 bed
2 bed
3bed
4 bed
5 bed

Social Rent
67
96
42
16
1

Shared
Ownership/flexible
62
142
18
0
0

Market Sale
235
303
86
12
0

%
33
50
14
3
0

Total
364
541
146
28
1

Total
9.17

222

222

636

100% 1080

It should also be noted the mix, at this stage, represents the most deliverable and
viable option, taking account of the reduction in 6 units from the previous iteration. In
comparison to the outline permission and previous affordable housing secured in the
Section106, the overall changes would be in line with the extant permission whilst
securing an uplift in the number of affordable housing units. Its acknowledged there is
a loss of 1x3 bed social unit. However, this is compensated for through an increase in
4/5 bed social rent units. Generally, the proposed mix is in conformity with the outline
permission and as such is considered acceptable.
Changes to Affordable Housing

9.18

The outline consent secured a minimum of 40% affordable housing provision across
the whole development. This was assessed as 399 units as affordable (200 social rent,
126 Intermediate, and 73 flexible tenure, subject to viability) of the 993 residential units
overall.

9.19

Phase 1A has delivered 228 units, with 57% affordable (97 social rent units, 35
intermediate). Phase 2A, 2Ai, 2Aii secured 26% affordable of 340 units (44 social rent
units; 55 intermediate), with the phase also including provision of community and youth
facilities. These phases are completed or under construction. Phase 2A is being
altered as part of this application. Cumulatively, Phase 1A, 2Ai and 2Aii provided 231
affordable homes, at 39% of the homes approved to date (141 social rent units, 90
intermediate).

9.20

The amendments propose an uplift in units to 1,080 units overall. This would comprise
222 social rent, 222 Intermediate (73 of these are flexible tenure, subject to viability
but assumed as intermediate at this stage) and 636 private units.

9.21

There would be an uplift in 45 affordable units (51% of the 87 uplift). This results in 444
affordable units (41%) and 636 (59%) of private units overall. By habitable room the
affordable housing is increased from 40% to 42.5%. As such the proposal represents
a slight improvement of 1% (based on units) over the outline consent and therefore is
considered acceptable.
Comparison in Affordable Housing (based on units)

17/04670/VAR

19/03624/FUL

19/03624/FULrevised

9.22

Social Rent
200
20.14%
Social Rent
218
20%

Shared Ownership
201
20.20%
Shared Ownership
217
20%

Markets Sale
592
59.60%
Markets Sale
651
60%

Total
993
100%
Total
1086
100%

Social Rent
222
20.50%

Shared Ownership
222
20.50%

Markets Sale
636
58.80%

Total
1080
100%

The 444 affordable units represent 50% Social Rent, 34% Intermediate and 16%
‘flexible split’. This is in line with the outline permission and therefore considered
acceptable.

Changes to Affordable Housing Phase 2A and 4
9.23

Countryside and LBE Housing have reviewed options for early delivery of the
remaining affordable homes for social rent as part of the amendments to this
application. This review included Phase 2A, assessing potential from the outline
parameters. Alongside this, bringing forward Phase 4 in the construction programme,
is proposed to enable the quantum of homes across all tenures to increase and the
delivery of affordable homes to be earlier than anticipated. The consented scheme
would see remaining residents rehoused in consecutive phasing (Phase 2A, followed
by Phase 2B which can only commence once Phase 2A has been built).

9.24

Cumulatively, Phase 1A, 2A, 2Ai and 2Aii have provided 231 affordable homes, at 39%
of the homes approved to date (141 social rent units, 90 intermediate). The 87-overall
uplift in units arises from 39 units in Phase 2A, 35 units in Phase 4 for, plus 13 units
which have been approved as part of the previous reserved matters of 2A, 2Ai and
2Aii. The changes in affordable housing represent an increase in 38 affordable units
across Phases 2A and 4 from the outline consent with an increase of 25 additional
social rented units and 12 intermediate units.

9.25

Phase 2A contains a mixture of private, shared ownership and council rent homes. 228
homes are proposed in Phase 2A of which 40% are affordable. The affordable mix
proposed equates to 62% social rent and 38% shared ownership.

9.26

The 2015 Outline Masterplan consisted of 40 Private-sale homes and zero affordable
element in Phase 4. The revised scheme in this application has increased the number
of new homes to 75, of which 9x 3-bed and 4x 4-bed (social rent). This equates to 17%
social rent (family units) and the remaining 83% are private.

9.27

The revised Phase 2A and newly proposed Phase 4 seeks to bring forward the delivery
of affordable homes. As part of the early delivery of affordable housing, a significant
proportion of the social rent units will be re-provided by the completion of Phase 2A
and 4 (166 social rented units). Together this proposes 34% affordable housing across
both phases (66% social rent and 34% shared ownership), which represents an
increase from 29%, as set out indicatively within the outline planning permission. This
amended mix responds to LBE’s latest housing needs for the Estate and decant
strategy. This approach has been confirmed by LBE Regenerations Team (letter dated
26th April 2021). Overall the earlier delivery of affordable housing units within the
scheme is welcomed and is of significant weight in the assessment of the amendments
proposed.
Phase 2A and 4 – Extant

Phase 2A
1B
2B
3B
4B
Sub total
Phase 4
1B
2B
3B

Social Rent
4
14
19
7
44

Intermediate
10
14
0
0
24

Market Sale
24
60
32
6
124

Total
40
88
51
13
192

0
0
0

0
0
0

3
14
19

3
14
19

4B
Sub total

0
0

0
0

4
40

4
40

Phase 2A and 4 – Proposed

Phase 2A
1B
2B
3B
4B
Sub total
Phase 4
1B
2B
3B
4B
Sub total

Social Rent
8
28
13
7
56
Social Rent
0
0
9
4
13

Intermediate
12
16
4
0
35
Intermediate
0
0
0
0
0

Market Sale
37
68
32
0
137
Market Sale
35
27
0
0
62

Total
57
112
52
7
228
Total
35
27
9
4
75

9.28

It is acknowledged there is a reduction in 3 bed social rented units proposed within
Phase 2A. However, this is weighed against family housing proposed within Phase 4.
The decant need has changed, with the tenure mix provided suited to rehousing
residents on the estate and earlier delivery of affordable housing. Furthermore, the
overall mix offers an improved affordable housing offer, in terms of units and habitable
rooms, above that of the extant scheme.

9.29

It is also important to note the mix has been informed by the scheme’s overall viability.
As present the scheme does not produce a surplus. It is also noted that any consent
would be subject to the inclusion of viability review clauses and any additional profits
would need to be fed back into the delivery of additional affordable housing should this
become viable.

9.30

Full details of the proposed housing mix in terms of both tenure and bedroom size are
contained in the Reserved Matter application also before this committee.
Viability

9.31

The Applicant has submitted a viability assessment which was scrutinised by the
Council’s independent viability consultants (BPS Chartered Surveyors). The Financial
Viability Appraisals’ test the whole scheme and specifically phases 2A and 4 of the
proposals. The whole scheme measures the S73 amendment’s impact to viability while
Phases 2A and 4 are tested for reserved matters purposes. On this basis it is accepted
the scheme does not generate a surplus and therefore Council’s independent viability
consultants concluded the scheme cannot support more than 41% affordable housing,
based on the tenure mix and the specific nature of the site.

9.32

It should be noted that the viability appraisal relates to a particular point in time. The
residual land value is currently shown as a negative for the whole scheme and
proposed phase, albeit a much lower residual value than the applicant has suggested.
The Council’s independent viability consultants have challenged a number of
assumptions and inputs into the financial appraisal of the scheme. Notwithstanding,
the current offer is considered to represent the maximum reasonable, although the

deficit is considerably reduced from that proposed by the applicants consultants largely
because of a reduction in the professional fees allowance to reflect that some
allowance has already been made for professional fees within the cost plan provided.
The scheme is also sensitive to changes in values/costs both as a whole and per
phase, this is especially the case with the construction costs. Even a 2.5% reduction
in cost could produce a surplus.
9.33

9.34

126 intermediate homes were originally granted (with 90 intermediate homes delivered
on site to date). The amendments to this application would result in 125 intermediate
units planned or delivered on site with Phase 2A and 4 proposing 35 intermediate
homes. For the purposes of the viability assessment, the 73 units identified as ‘flexible’
within the original S106 Agreement (units that could be social rent or intermediate,
dependent on viability) have been identified as intermediate at this stage. However,
the S106 will continue to keep these as flexible units and their exact tenure
(intermediate or social rent) will be determined through future viability appraisals.
In line with the extant permission, the level of affordable housing that the development
can deliver as a whole will continue to be reviewed through the viability appraisals that
will be required for future phases. Officers are satisfied that the scheme delivers the
maximum reasonable amount of affordable housing at this stage in accordance with
London Plan Policy H5 (LP). Affordable housing negotiations are in line with H5 (LP)
Enfield Core Strategy Policy 3 and DMD1 requirements that negotiations consider the
specific nature of the site, development viability, grant and the need to achieve more
balanced housing supply.
Housing Delivery Test and Presumption of Favour Development

9.35

The National Planning Policy Framework sets out at Para 11 a presumption in favour
of sustainable development. For decision taking this means:
“(c) approving development proposals that accord with an up-to date development
plan without delay; or
(d) where there are no relevant development plan policies, or the policies which are
most important for determining the application are out-of-date (7), granting permission
unless:
(i) the application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed (6); or
(ii) any adverse impacts of so doing would significantly and demonstrably outweigh the
benefits, when assessed against the policies in the Framework taken as a whole.

9.36

Footnote (7) referenced here advises “This includes, for applications involving the
provision of housing, situations where the local planning authority cannot demonstrate
a 5 year supply of deliverable housing sites (with the appropriate buffer, as set out in
paragraph 73); or where the Housing Delivery Test indicates that the delivery of
housing was substantially below (less than 75% of) the housing requirement over the
previous 3 years.”

9.37

The Council’s recent housing delivery has been below our increasing housing targets.
This has translated into the Council being required to prepare a Housing Action Plan
in 2019 and more recently being placed in the “presumption in favour of sustainable
development category” by the Government through its Housing Delivery Test.

9.38

The Housing Delivery Test (HDT) is an annual measurement of housing delivery

introduced by the government through the National Planning Policy Framework
(NPPF). It measures the performance of local authorities by comparing the completion
of net additional homes in the previous three years to the housing targets adopted by
local authorities for that period.
• Local authorities that fail to meet 95% of their housing targets needs to prepare a
Housing Action Plan to assess the causes of under delivery and identify actions to
increase delivery in future years.
• Local authorities failing to meet 85% of their housing targets are required to add 20%
to their five-year supply of deliverable housing sites targets by moving forward that
20% from later stages of the Local Plan period.
• Local authorities failing to meet 75% of their housing targets in the preceding 3 years
are placed in a category of “presumption in favour of sustainable development”
9.39

In 2018, Enfield met 85% of its housing targets delivering 2,003 homes against a
target of 2,355 homes over the preceding three years (2015/16, 2016/17, 2017/18). In
2019 we met 77% of the 2,394 homes target for the three-year period delivering 1,839
homes. In 2020 Enfield delivered 56% of the 2,328 homes target and we now fall into
the “presumption in favour of sustainable development” category.

9.40

This is referred to as the “tilted balance” and the National Planning Policy Framework
(NPPF) states that for decision-taking this means granting permission unless any
adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in the Framework taken as a whole –
which also includes the Development Plan. Under the NPPF paragraph 11(d) the most
important development plan policies for the application are deemed to be ‘out of date’.

9.41

However, the fact that a policy is considered out of date does not mean it can be
disregarded, but it means that less weight can be applied to it, and applications for
new homes should be considered with more weight (tilted) by planning committee. The
level of weight given is a matter of planning judgement and the statutory test continues
to apply, that the decision should be, as section 38(6) of the Planning and Compulsory
Purchase Act 2004 requires, in accordance with the development plan unless material
considerations indicate otherwise. The implications of HDT are weighed in the
summary.
Building Height Reconfiguration and Daylight and Sunlight Implications

9.42

The approved outline description does not specify storey heights for individual blocks
with building heights controlled by the building heights parameter plan. For Phase 2A
the approved parameter plan identifies a building height between 2-8 storeys and for
Phase 4 a building height of between 3-4 storeys. The height changes contained in
this variation are design led seeking to improve the design and to facilitate a minor
increase in residential units.
Phase 2A - Amendments

9.43

The basic development form of Phase 2A has not changed consisting of two perimeter
blocks each containing a courtyard garden with a new public park with play facilities
located between the two blocks. The proposed blocks that line both sides of the park
were changed to 4 storey double maisonettes in the 2017 variation from the 3 storey
houses proposed in the original outline master plan. This change remains with the
currently revised scheme.

9.44

Additional building height is introduced along South Street, Alma Road and the new
street that will run along the western edge of the western perimeter block adjoining the
proposed Phase 2B. On South Street the maximum height has increased to 7 storeys
at the street corners of each block (from 6 storeys) with a 6-storey block in the middle
in order to avoid overshadowing of the courtyard garden. On Alma Road the 4-storey
double maisonette block has been replaced by a 5-storey apartment block mirroring
the building type in Phase 1A on the other side of Alma Road. On the western edge
the 3 storey houses have been replaced by a 4-storey double maisonette block.

9.45

The revised building footprints have been slightly increased in order to accommodate
internal layout of units. The buildings have been moved slightly westwards by 0.4m to
keep a 21m distance from Phase 1A units and to allow the implementation of a new
cycle route along Alma Road. Overall 39 additional homes are proposed in Phase 2A
in the revised scheme compared to the original Outline Masterplan and 36 additional
homes compared to the 2017 Reserved Matter application scheme.
Phase 4

9.46

The proposed site layout has been re-arranged for better spatial relationships between
vehicle access route, amenity space and the neighbouring buildings. The revised
layout has also improved natural surveillance over the communal area and enhanced
security for the community.

9.47

The proposed maximum building height is proposed to increase to 5 storeys (with the
5th floor set back). This has been reduced by a storey since the application was last
before Members to overcome concerns regarding sunlight and daylight to
neighbouring properties on Alma Road. The building mass has been pushed further
from the back of pavement of Alma Road in order to create a generous green buffer,
which will enrich the streetscape, allow for replacements of the lost street trees and
create a positive pedestrian environment for the wider community. The revised Phase
4 scheme will provide a range of 1- and 2-bedroom private flats as well as 3 and 4
bedroom social-rent family houses.
Phase 4 - Massing 17/04670/VAR compared to revised massing 19/03624/VAR

Phase 4 – Revised massing (19/03624/VAR) showing a reduction in a storey

Phase 4 – External design

9.48

The environmental implications of the proposed amendments have been assessed in
the submitted ES Addendum. Although the variations to the scheme propose minor
changes to the townscape it is considered that these would overall have a positive
impact on the appearance of the development.

Daylight/ Sunlight
9.49

With regard to daylight and sunlight impacts, the previously undertaken analysis both
as part of the May 2015 and the October 2017 ES Addendum demonstrated that the
proposed development would not adversely affect the daylight and sunlight received
by the surrounding properties.

9.50

The application was deferred by Members in July 2020, due to concerns over the
height of the residential block within Phase 4 to those properties directly opposite on
Alma Road. The application has been revised specifically to respond to those
concerns. This has resulted in a reduction by one storey to 5 storeys (with setback
retained). The daylight, sunlight and overshadowing assessments have been updated
to reflect the new proposals.

9.51

The ES Addendum accompanying this application investigates the impact of the
proposed variation to Phase 2A and Phase 4 in terms of the open courtyard areas, any
potential overshadowing of the Phase 1A buildings on Alma Road and on existing
dwellings in Alma Road and Scotland Green Road from the proposed Phase 4. It
should be noted that the overshadowing impacts of Phase 4 on existing properties in
Alma Road and Scotland Green Road are broadly similar in the original 2015 outline
application and the current proposal.
Phase 2A -Courtyard Areas

9.52

BRE Guide “Site Layout Planning for Daylight and Sunlight” includes criterion with a
specific target in relation to the overshadowing of open spaces. This states that to
appear adequately sunlit through the year, no more than two fifths and preferably no
more than a quarter of any garden or amenity area should be prevented by buildings
from receiving any sun at all on 21 March.

9.53

Within the assessment of the open courtyards in Phase 2A, it has been demonstrated
that these will receive between 40.2%-43.4% (exceeding the two fifths required by the
BRE guidance) for the peak hour on 21 March. It should be noted that the previously
approved Reserved Matter scheme delivered a range of 45.1% to 47.5%. During the
summer solstice (21 June) when people are more likely to be outside enjoying the sun,
both courtyards achieve high levels of sunlight up to 70-73%. Therefore – although the
courtyards will receive marginally less sunlight than in the previously approved scheme
– it is considered that the proposed Phase 2A development will create reasonably
sunlit amenity spaces and courtyards which will meet the BRE recommendations for
sunlight levels, with the proposed additional floor of residential accommodation.
Impact on Phase 1A

9.54

The results of the assessment in regard to the impact on Phase 1A buildings reveal
that the proposed changes to Phase 2A will result in similar overshadowing patterns
to Phase 1A as the previous consented scheme. Overall, there will not be a material
reduction in daylight amenity to Phase 1A should the additional massing to Phase 2A
be implemented. The overall daylight amenity within Phase 1A will remain very good
with 93% (this figure was 95% for the previous S73 variation) of main habitable rooms
achieving the BRE Average Daylight Factor target value for their room use.

The Impact of Phase 4
9.55

The submitted Daylight and Sunlight Report (Alma Estate Phase 4 Daylight and
Sunlight Report, dated April 2021) assesses impacts upon the following neighbouring
properties:
•
•
•
•
•

153-159 Alma Road
141-151, 161-163 Alma Road
190-198 Scotland Green Road North
259 Scotland Green Road North
245-257 Scotland Green Road North

9.56

Furthermore, an addendum to the sunlight/daylight report assess the impact of the
extant scheme and the proposed scheme, taking account of the reduction in height to
the residential block in Phase 4 by one storey.

9.57

The daylight and sunlight tests used by local authorities when considering planning
applications are set out in the Building Research Establishment (BRE) document ‘Site
Layout Planning for Daylight and Sunlight: A guide to good practice (2011)’.

9.58

When using the BRE guidance to assist in the assessment of daylight and sunlight
impacts, paragraph 1.6 of the BRE guidance must be noted. This confirms that:

9.59

“The advice given here is not mandatory and the guide should not be seen as an
instrument of planning policy; its aim is to help rather than constrain the designer.
Although it gives numerical guidelines, these should be interpreted flexibly since
natural lighting is only one of many factors in site layout design. In special
circumstances the developer or planning authority may wish to use different target
values. For example,a higher degree of obstruction may be unavoidable if new
development is to match the height and proportion of existing buildings.”

9.60

The Mayor of London’s Housing Supplementary Planning Guidance (March 2016) also
recognises ‘a degree of flexibility needs to be applied when using BRE guidelines to
assess the daylight and sunlight impacts of new development on surrounding
properties Guidelines should be applied sensitively to higher density development,
especially in opportunity areas, town centres, large sites and accessible locations,
where BRE advice suggests considering the use of alternative targets. This should
take into account local circumstances; the need to optimise housing capacity; and
scope for the character and form of an area to change over time.”

Image: Proposed Phase 4 development relative to adjoining properties

Daylight
9.61

The applicant’s chosen methodology follows guidance provided in the Building
Research Establishment’s “Site Planning for Daylight and Sunlight” document (2011)
and uses the Vertical Sky Component (VSC). The BRE Guide explains that diffuse
daylight may be adversely affected if, after a development, the VSC is both less than
27% and less than 0.8 times its former value.

9.62

In situations where post-development VSC figures fail to comply with the levels
suggested by the BRE, a further test can be carried out to measure the overall amount
of daylight in a room. This is the Daylight Distribution (No Skyline, or NSL) test. BRE
guidance state that if the NSL moves so that the area of the existing room which does
receive direct skylight is reduced to less than 0.8 times its former value, then this will
be noticeable to the occupants.

9.63

An Addendum to the Sunlight, Daylight Report has been submitted also. This provides
a comparable study has been undertaken between the extant scheme and the
proposed scheme. This selects potentially affected properties to Alma Road and
Scotland Green Road. VSC is tested, to the principal ground floor windows of these
properties.

9.64

The comparable study between the extant scheme and current proposals show that
157 Alma Road would reduce from 0.85 (as extant) to 0.78 its former VSC value. This
would be a reduction beyond 0.85 its former value. However, the difference to this
property would be imperceptible given the minor reduction and is considered therefore
reasonable for a suburban location. It is noted that this represents a material
improvement in the VSC values in comparison with the previous iteration of the
scheme, given the reduction in height by a storey in Phase 4. There would not be a
noticeable impact between the extant scheme and that now proposed.

9.65

The technical information demonstrates there would be no easily discernible loss of
light to adjoining properties. Moreover, the proposed block would sit further back than
the extant scheme, with the top floor recessed. While the development would be
visible, it would not sit so close, or loom to be considered dominant or oppressive. The
findings of the Daylight Study and Addendum conclude that the impact of the proposed
massing and height are similar to that of the extant scheme, with isolated instances of
reductions in VSC. This reduction will not be significant. On this basis, the proposal
would have no determinately impact of any significance on the living conditions of
existing neighbouring occupiers.
Sunlight

9.66

The applicant has used the APSH test to ascertain whether the centre of adjacent
windows (facing within 90º of due south) would receive 25% of annual probable
sunlight hours, including at least 5% of those hours in the winter months between 21st
September and 21st March. If the available sunlight hours are both less than these
amounts and less than 0.8 times their former value, occupants will notice a loss of
sunlight.

9.67

In relation to sunlight, the BRE guidelines apply to windows that face within 90 degrees
of south. Due to concerns from neighbouring residents and Members, all windows on
Alma Road, which have a north-westerly aspect have been tested (141-163 Alma

Road). The comparable study demonstrates that both the 2015 and 2021 schemes
fully comply with the BRE guidelines in relation to sunlight.
9.68

Both the extant scheme and the latest updated scheme (which has been reduced by
one storey), are considered acceptable in terms of their impact in relation to sunlight.
Overall, therefore each property would retain good access to levels of sunlight.
Overshadowing

9.69

The BRE guide recommends that at least 50% of the area of each amenity space listed
above should receive at least two hours of sunlight on 21st March. The 50% criteria
mentioned above is also applicable when assessing the impact of a development on
an existing neighbouring amenity area. If, as a result of a new development, an existing
garden or amenity area does not meet the 50% criteria, and the area which can receive
two hours of sunlight on 21st March is less than 0.8 times its former value, then the
loss of sunlight is likely to be noticeable.

9.70

Drawing W1232_S_06 shows the rear gardens of the Alma Road properties and 158198 Scotland Green Road North on 21st March. These properties will not be impacted
by the proposed scheme and will retain very good sunlight amenity, compliant with the
BRE guidelines (in excess of 81.5%). Front gardens/driveways, visible from main roads
are not normally included with the BRE overshadowing assessment as they are not
classed as amenity spaces. However, these have also been included for the Alma
Road and Scotland Green Road North properties to show that the front of these
properties will achieve 2 hours of sunlight to over 95% of their area on March 21st.

9.71

The rear garden no. 257 Scotland Green Road would experience an appreciable loss
of sunlight (falling from 45.6% to 44.3%). Taking into account the overshadowing to
the garden that already exists (below 50%), the garden area currently fails. The relative
increase in overshadowing is relatively small and as a result, is considered acceptable.

9.72

In addition, the Environmental Statement (ES) provides an overshadowing comparison
between 2015 and 2021 proposals. This is illustrated (below) in the predicted
overshadowing patterns for March, June and September at 17.00 hours as set out
below.

Image 2: 21 March
9.73

The above shows the outcomes of the sunlight analysis based on the revisions (i.e.
Phase 4 height reduced by one storey to 5 with setback retained) In March as required
by BRE Guidance. The outcome, when compared to the overshadowing results for
2015 and 2020 schemes with the latest 2021 scheme in the same format/angle and

time demonstrate no adverse impact beyond the current built form on the site to the
neighbouring properties on Alma Road or Scotland Green Road.
9.74

Furthermore, the current proposal for Phase 4 has been set back further from the
existing properties on Alma Road at 25.1 metres compared to 23.5 metres from the
properties on the east side of Alma Road under the 2015 approval. This set back has
created a green buffer, which will enhance the streetscape, allow for replacements of
the lost street trees and create a positive pedestrian environment for the wider
community. Furthermore, it will reduce the appreciable impact of the building to those
neighbours directly opposite on Alma Road.
Summary

9.75

There would be minor breaches in terms of VSC to some windows on Alma Road. This
impact is slight in terms of daylight with no impact in terms of overshadowing. It is
important to note the outline permission allowed for a 4 storey block which would also
have some impact on adjoining properties as acknowledged by the original
Environmental Statement. The scheme has now been revised to specifically overcome
concerns raised previously by residents and Members. There has been a reduction in
height by a storey of the residential block to Phase 4. In addition, the top floor would
be set back from the front parapet. The building line is also set further back from those
properties to Alma Road, compared to the extant scheme.

9.76

Considering BRE Guidance which requires a degree of flexibly to be applied taking
account of local circumstances, the need to optimise housing capacity and the
surrounding local character, the regeneration of Alma Estate is likely to be of a higher
density and development would be expected to have some impact on adjoining
properties in terms of sunlight and daylight. The building line to Phase 4 is proposed
to be set further back from the properties on Alma Road than the extant scheme. On
balance, taking into account, the extant scheme, significant placemaking
improvements, and the delivery of housing, including affordable housing, it is
considered that the daylight and sunlight impacts to these adjoining properties is
limited and therefore acceptable.

9.77

The building height reconfiguration to Phases 2A and 4 has been fully considered
throughout the iteration process and is considered acceptable in terms of amenity
impacts and is appropriate in terms of urban design.
Changes to Development Zones

9.78

The proposed alteration to the development zone parameter plan has introduced a 1m
deviation zone to all blocks to allow flexibility at the reserved matter stage and the
layout of Phase 4 has also been updated to reflect the changes arising through the
Reserved Matter application. No other changes to the approved zones are proposed.

9.79

The 1m deviation zone will introduce a limited degree of flexibility at detailed design
stage (e.g. to accommodate utilities) and will potentially reduce the need for
submission of Section 73 applications for later phases. This is considered a minor
material change due to the limited size of the proposed deviation. Sufficient space will
still be required between blocks to ensure separation and to provide open space and
this will be assessed at the Reserved Matter stage.
Changes to Non-Residential Floorspace

9.80

The proposed increase in A1/A2 retail floorspace of 41m2 to 758m2. This small
increase is not considered significant and will have minimal impact on the overall
Master Plan. This increase will not compromise the viability of Ponders End High
Street.
Changes to Development Phases

9.81

Phasing is to remain as approved by the previous S73 variation with the layouts
updated to reflect the proposed changes to Phase 2A and Phase 4. These are
considered to be minor amendments which have arisen through the detailed design.
Traffic and Transport

9.82

The Transport Assessment (TA) submitted with the original outline application
confirmed that the vehicle traffic generated by the 247 additional dwellings can be
accommodated within the existing highway network. The additional traffic increases
will be negligible in line with DMD Policy 47 and sustainable modes of transport will be
promoted in line with London Plan Policy T4. TfL have not raised any significant
objection to this application and their detailed comments have been responded to in
the Reserved Matter application also before this committee.

9.83

A framework travel plan has been prepared in accordance with DMD Policy 48 to
address the long-term sustainability of transport choices. As a consequence of the
uplift in residential unit numbers and the detailed design of Phase 2A and Phase 4 the
parking ratio will be amended from 0.6 to 0.4. Justification has been provided through
an updated transport strategy including improved cycling provision, increasing car club
numbers and other mitigation measures.
Changes to Vehicle Access and Parking Ratio

9.84

It is proposed to update the Vehicle Access parameter plan to make it consistent with
the block layout changes made to the Development Zone plan. The general movement
and routes through the site will not change. Layout changes have been made to accord
with the building footprint for Phase 4 and includes the re-alignment of the secondary
vehicle route. This change is considered necessary to comply with the changes made
at the detailed design stage.

9.85

As a consequence of the minor uplift in residential units and other design changes the
parking ratio will reduce from 0.6 to 0.4 across the development. Condition 52 currently
sets a 0.6 parking ratio and therefore it is proposed to amend this condition.
Justification for this change is provided through an updated transport strategy including
increasing car club spaces from 5 to 7 and the provision of a dedicated cycle route.
This cycle route will form part of the Enfield Town to Ponders End route that will be the
alternative route to the A110 Southbury Road route from Enfield Town to Edmonton
which was part of the Cycle Enfield Mini Holland bid. As agreed with the previous
variation, the consultation on implementation of a Controlled Parking Zone has been
brought forward to prior to the occupation of Phase 2A, 2Ai and 2Aii. The detail
transport and parking proposals are assessed in the Reserved Matter application also
on this agenda but – subject to planning conditions and obligations - the revised
proposals are considered acceptable.
Changes to Indicative Master Plan and landscaping plans

9.86

The indicative Master Plan, landscaping general arrangement plan and landscape
parameter plan are updated to align with the amendments described above to ensure

consistency between plans. The type, location and general function of land uses and
landscaping has not changed. The updates reflect detailed landscape and play space
proposals for Phase 2A and Phase 4.
Open Space/Play Space/Amenity Space
9.87

The original outline application assessed the existing quantum of open space (public
open spaces, communal gardens, public play and doorstep play) as 15,191 m2. The
original outline application in 2015 was accompanied by an Open Spaces and Play
Strategy which developed the principles of ‘Living Streets’, ‘Greening Alma’ and
‘Healthy and Active Community’ and proposed defined functions for each public space
and play provision that corresponded to the then applicable standards. The Outline
application resulted in a reduction in the total amount of public space to 14,806 m2 but
this reduction in quantity was considered acceptable as the quality of public spaces
and play provision was much improved.

9.88

The increased number of residential units (87) proposed in this variation to the outline
permission will introduce a greater number of residents to the area and the strategy for
open space and play space has been reviewed. The revised open space and play
analysis submitted proposes a total of 16,510 m2 of open space and play space. This
increase is accounted for by a change in the internal courtyards of the Phase 2A blocks
from private gardens to communal gardens and changes to the building layout of
Phase 4 which has generated a much greater amount of usable public space. If the
play space calculator in operation at the time of the original application is applied to
these figures Phase 2A exceeds the play standards by 114m2 and Phase 4 shows a
small deficit of 9 m2 with the overall Master Plan area showing a surplus of 261 m2.
The detail of the play and open space provision for Phase 2A and Phase 4 are
assessed in the Reserved Matter application also before the committee tonight.

9.89

It should be noted that since the original application was submitted the GLA has
introduced a new 2019 Play Calculator and both Phase 2A and Phase 4 (and the
overall Master Plan) area fail to meet these new standards. Phase 2A has a deficit of
181 m2 and Phase 4 has a deficit of 100 m2 with the overall Master Plan area showing
a deficit of 1,175 m2.

9.90

The LBE Park and Open Spaces Strategy (2010-2020) identified public parks as a key
area of deficiency in Ponders End. The ward has 1.92Ha of public park access per
1000 population which is below LBE recommended quantity standard of 2.43 Ha per
1,000 population. Although the submitted landscape, open space and play space
strategy is supported, given the shortfall of play space on site public realm
improvements should be adequate to support the increase in population that will result
from the Alma Regeneration scheme.

9.91

As mitigation for the increase in population, a range of financial (on-site and offsite)
obligations are proposed and have been agreed with the applicant. Improvements to
the wider public realm have been agreed to the area adjacent to the new Youth Centre
and the Oasis Academy, in order to create a cohesive network of public spaces along
both sides of South Street and towards Station Square (£174k). Furthermore, a
contribution has been agreed towards improvements to Ponders End Park (£50k), and
an additional £30K for improvements to sports facilities in the locality, to reflect
increased use from new Alma residents.
Climate Change and Sustainability

9.92

The proposals include a range of design measures to reduce energy and resource
demand including the provision of a site-specific energy centre and heat network and
roof mounted PVs. Opportunities for green roofs have been maximised and green
infrastructure in general will be improved. This Section 73 variation proposes a
reduction in car parking ratio from 0.6 to 0.4 and includes improvements to cycling
infrastructure. These measures will contribute towards reduction in carbon emissions
and improvements to air quality. These issues are considered more fully in the
Reserved Matter application also before the committee tonight.
Environmental Statement

9.93

The original outline planning application was subject to an Environmental Statement
and therefore changes to the permission through this application necessitate an
addendum to the Environmental Statement to establish if the changes proposed would
have any additional or different impacts that need to be considered and/or mitigated.

9.94

The Environmental Statement Addendum (2021) has concluded that there have been
no material changes to the baseline or to policy since the original assessments were
conducted within the May 2015 ES and the October 2017 ES Addendum and therefore
previous assessments are not materially altered. With the exception of the minor
effects on daylight discussed earlier in this report to a small number of houses in Alma
Road and Scotland Green Road, the proposed variations do not introduce any new or
different significant effects. Six new committed schemes have been identified since
the original ES was produced but it is not considered to result in new or different
significant effects.

9.95

The Environmental Statement Addendum (2021) concludes that effects to the
environment from the proposed variations are generally consistent with those identified
in the 2015 ES and October 2017 Addendum. However, mitigation against potential
traffic generation in terms of increased car club and cycling provision and
improvements to the design of the scheme in terms of pedestrian environment
(particularly in the South Street area) have been added.
Epping Forest Special Area of Conservation

9.96

The site is 1.8km to the west of the Epping Forest Special Area of Conservation (SAC)
and is within the 6.2km Zone of Influence (ZOI) as defined by Natural England in their
Interim Guidance (March 2019). Under the provisions of the Habitats Regulations, it is
anticipated that new residential development within a ZOI constitutes a likely significant
effect (LSE) on the sensitive features of the SAC through increased recreational
pressure. For larger scale residential applications, a suitable strategic or bespoke
mitigation package should be proposed.

9.97

The Epping Forest SAC is one of only a few remaining large-scale examples of ancient
wood-pasture in lowland Britain and has retained habitats of high nature conservation
value. Epping Forest SAC is also underpinned by a SSSI designation. Given this, it is
necessary for Enfield as the authority to consider whether there are any likely
significant effects on relevant sites pursuant to Section 63 (1) of the Conservation of
Habitats and Species Regulations 2017 (“the Habitats Regulations‟).

9.98

The May 2015 ES, the 2017 ES Addendum, and the March 2015 Habitats Regulations
(HRA) Screening Statement, concluded that there will be no likely significant effects to
Epping Forest SAC (located approximately 1.8km east of the site) or Lee Valley SPA/
Ramsar (located approximately 4.7km south and 5km north of the site) from direct or
indirect impacts from the proposed development.

9.99

An addendum to the ES has been submitted as part of the assessment to this
application. The 2019 ES addendum concluded “No new or different likely significant
residual effects are identified in comparison to previous assessments.” The Addendum
to the current application (2021), whereby there is the loss of 6 units from the 2019
proposal, states the ES remain unchanged and no new or different significant
combined effects are anticipated. Furthermore, a Technical Note has been submitted
in support of the application and accompanies the ES (2021). This addresses the
potential uplift in residents and the potential impact on Epping Forrest. The increase in
residential units proposed (additional 87 units) is relatively small and below the 100
new home threshold specified in Strategic Policy SP BG2 of the emerging Enfield New
Local Plan 2019 to 2039 that would trigger the requirement for appropriate mitigation
and avoidance measures. It should also be noted that the Alma Estate is a
regeneration development such that the original Alma Estate supported 746 residential
units

9.100

A review of the 2017 Epping Forest Visitor Survey indicated that most visitors arrive at
the SAC by car, and then undertake dog walking or walking activities. The long walking
distances to the SAC from the site, will likely limit the desire of residents to walk to the
SAC. The 2017 report indicated that visitors originating from the Borough of Enfield
was limited, with only 3 out of 404 visitors interviewed arriving from homes located
within Enfield.

9.101

New residents are considered unlikely to make regular trips by foot to Epping Forest
SAC from Phases 2A or 4. The shortest pedestrian routes are 2.4km and 2.6km
respectively (c.35 to 40min walking time). It is considered likely that, for day-to-day
exercise and recreation new residents will choose to utilise the open space on site or
visit other nearby open spaces (such as Ponder End Park, Durant’s Park or River
Lee Navigation pathway complex) which are closer than Epping Forest SAC. This is
supported by the findings of the 2017 Visitors Survey.

9.102

The Applicant has agreed to provide a financial contribution to facilitate improvements
to Ponders End Park. These financial contributions are to enable leisure and sport
provision. Furthermore, a sum of £30,969 has been agreed to improve sports/play
facilities. The development will also be subject to a future CPZ with relatively low
vehicle ratio across the development, encouraging more sustainable forms of travel.
The Council will retain a watching brief on this aspect, and a contribution to future CPZ
consultation has been by planning obligation.

9.103

Epping Forest SAC is sensitive to air quality impacts associated with the operational
increase in private vehicle use in and around the forest resulting from new residential
development. The Transport Assessment concluded a reduction in driver trips and 0%
change in traffic volumes. Accordingly, there will be no significant effects as a result of
the proposed amendments.

9.104

Overall, given the applicants’ assessment, Natural England’s response, the
contributions to be secured to enhance, public realm, local play and park provision,
and all other material considerations, officers consider that the development would not
give rise to likely significant effects on European designated sites (including the Epping
Forest SCA and the Lee Valley Special Protection Area (SPA) pursuant to Section 63
(1) of the Habitats Regulations.
S106 Deed of Variation

9.105

A S106 Agreement formed part of the original grant of Outline Permission for the Alma
Estate Regeneration – 15/02039/OUT dated 20 June 2017 and a Deed of Variation to
the S106 was agreed as part of the S.73 Variation approved in 16 August 2019
(17/04670/VAR).

9.106

A Deed of Variation will be required to accompany this Section 73 Permission and to
enable any approval for the Phase 2A and Phase 4 Reserved Matters to be released.
Discussions with the applicant are ongoing and Heads of Terms have been agreed as
set out below. All those additions to the original S106 approved as part of the Deed of
Modification to the 16 August 2018 S73 Variation will be carried forward into the new
Deed of Variation.
Obligations agreed as part of the S106 dated 20 June 2017 and the Deed of Variation
dated 16 August 2018
•
•
•
•
•
•
•
•

•
•
•
•
•
•
•
•
•
•
•
•

Affordable housing (399 units – 200 social rent, 126 intermediate and 73
flexible affordable housing units where the tenure and rent levels are yet to be
agreed).
Viability reassessment – phase by phase and with a requirement for a final
viability assessment.
Business and employment initiatives.
Education contributions in accordance with S106 SPD.
Youth and community centre – a strategy to ensure the on-going provision of
community and youth facilities during the construction of the development and
details of the specification for the youth and community centre.
Connection to the Decentralised Energy Network.
Car Club – provision of car club spaces and a car club management plan.
Controlled Parking Zone –parking surveys across each phase and following
completion of the development, to establish the need for a CPZ. Funding of a
CPZ up to a £60,000. It was agreed to bring forward the CPZ as part of the
Deed of Variation agreed in August 2018.
Parking management strategy/delivery and servicing plan.
Travel Plans.
Review of travel plans, parking management strategy and servicing plan.
Highway works.
Signage contribution – vehicle speed activated signage on South Street and
Alma Road.
Public Open Space and Public Realm – management strategy.
Sport England Contribution - £278,000 subject to viability.
Healthcare – not to commence development on any subsequent phase until
the medical centre in Phase 2 has been constructed to shell and core.
Housing Mix.
Cycling Improvements.
Wayfinding signage – 2 wayfinding signs with directions to Lee Valley Regional
Park.
Legal mechanism to tie the Falcon Road Spur application (17/04816/FUL) to
the S73 Application (17/04670/VAR).

Additional Obligations under discussion as part of the current S.73 Variation
•

An adjustment to affordable housing numbers to reflect the increase in total unit
numbers from 993 to 1,080. Should this variation be approved the breakdown
of the 1,080 units will comprise 222 social rent, 149 intermediate tenures, 73

•
•
•
•
•

•
•
•
9.107

flexible affordable tenure) and 636 private units. This results in 444 (41%)
affordable units and 636 (59%) of private units.
Various Highway matters including the confirmation of the bringing forward of
the proposed CPZ and detailed issues agreed in relation to the discharge of
conditions.
Contribution of £50,000 toward the delivery of improved cycling and walking
provision on Nags Head Road and improved links from the Alma Estate to Nags
Head Road.
Contribution of £39,000 to deliver a future dedicated cycle path on the western
side of Alma Road.
Car club capacity to be increased from 5 to 7 spaces.
Public Realm improvements including high quality landscaping and improved
public space. This includes a contribution of £174,000 towards the provision of
paving and other improvements to the area in front of the Oasis Academy and
Youth Centre.
Travel Plan provision will be updated to reflect the new approach to larger
developments to have a Framework Travel Plan with Phase Travel Plans to
follow with appropriately updated monitoring contribution.
A contribution of £50,000 towards improvements in Ponders End Park to reflect
the increase in population and increased usage of the park.
£30,969 contribution to sports provision.

Members are advised that under the terms of the S106, the proportion of affordable
housing is controlled by a Phase by Phase viability review. This is assessed in the
Reserved Matter application before this Committee.
Community Infrastructure Levy

9.108

Both Enfield CIL and the Mayor of London CIL2 would be payable on this scheme to
support the development of appropriate infrastructure. A formal determination of the
CIL liability would be made when a Liability Notice is issued should this application be
approved, and this is assessed as part of the Reserved Matter Application also before
the Committee. The whole scheme would deliver approximately £1,599,194 in CIL
Payments.

9.109

CIL estimate for Phases 2A and 4 is £275,872 (including social housing relief). This is
on the basis of the uplift for 2A (and full Phase 4). Split of £171k for LBE and £105k
for Mayoral CIL.

10

Conclusion

10.1

The principle of the redevelopment of the Alma Estate is well established through the
range of Development Plan documents including the London Plan and the Council’s
Core Strategy and was confirmed by the grant of outline planning consent in June 2017
(15/02039/OUT) and as varied by the Section 73 approved on 16 August 2019
(17/04670/VAR).

10.2

Permission is sought through this Section 73 application to vary Condition 2 (approved
plans), Condition 3 (phasing plan) Condition 7 (residential units), Condition 8 (nonresidential floorspace) and Condition 52 (car parking provision) of outline permission
15/02039/OUT. The changes are focussed on minor changes to unit numbers (9% of
the overall development) from 192 to 228 units in Phase 2A and an increase from 40
to 75 units in Phase 4. Building heights have been increased in part of Phase 2A and
Phase 4. Amendments are proposed to the footprint and layout (particularly to Phase

4) with the vehicle access to Phase 4 amended to align with the new building layout.
The car parking ratio has been amended from 0.6 to 0.4. The retail element included
in Phase 2A is proposed to increase from 716m2 to 758 m2.
10.3

The proposals continue with the design rationale previously approved for the scheme,
developing the site’s capacity by adjusting the scale of buildings rather than
fundamentally changing the design approach. This proposed variation takes into
account the requirements of government policy and guidance and the relevant policies
contained within the Development Plan and is considered to be in general accordance
with them. There are no adverse impacts resulting from the proposed scheme that
would outweigh the significant benefits.

10.4

As amended, these minor amendments to the original outline consent of the Alma
Estate Master Plan will continue to deliver the comprehensive regeneration of the Alma
Estate. The outdated tower blocks and existing housing stock will be replaced with
high quality new homes, shops and community facilities set within an improved
environmental setting. The comprehensive landscape strategy allied with new building
layouts and improved connectivity with the wider area will provide high quality open
space and public realm that will be easily accessible and provide a safe environment.
The proposed variations are considered to be within the scope of a Section 73 as the
changes are considered minor material and are not significant in terms of the number,
magnitude or scale of changes. The minor amendments proposed by this variation do
not materially change the conclusions of the previous grant of planning permission
being limited to minor alterations to unit numbers building heights, non-residential
floorspace provision, development zones and phasing.

10.5

These amendments have been fully discussed with officers throughout the preapplication process and are supported. It is considered that the amendments proposed
as a result of detailed work on the associated Reserved Matter application – including
consultation with local residents and stakeholders – improve on the original outline
consent.

10.6

Considerable weight is given to the contribution which the proposal would make to
boosting the supply of housing, where housing supply is constrained. In that respect,
the proposal would contribute to a clear need for more housing and affordable housing
to be delivered in Enfield. Significantly, the proposal would accelerate the delivery of
and increase affordable housing within the scheme, above that of the extant
permission.

10.6

The proposed revisions, to lower the height and mass of the residential block within
Phase 4 are considered to represent an improvement and would not cause harm to
those adjoining residents in terms of outlook, daylight, sunlight, overshadowing or
increased sense of enclosure. The proposals would therefore comply with D3 and D6
of the London Plan and DMD9 of the Development Management Policies.

10.7

The Framework does not change the statutory status of the development plan as the
starting point for decision making. It is acknowledged the national policy objectives in
the Framework are to boost significantly the supply of housing in circumstances where
a five-year supply of housing land has not been demonstrated and therefore, the
current policies are not up to date.

10.8

The proposed development takes into account the requirements of government policy
and guidance and the relevant policies contained within the Development Plan with
the extant scheme representing a significant material consideration and is considered
to be in general accordance with them. There are no adverse impacts resulting from

the proposed scheme that would significantly outweigh the benefits. In conclusion, the
scheme is considered acceptable on balance having regard to relevant national,
regional and local planning policies and guidance. The proposed amendments to Alma
Estate are considered acceptable and accords with national, regional and local plan
policy guidance.
10.9

As a Section 73 application is effectively a new planning permission, and new decision
will be issued. The conditions attached will remain as for the outline consent with
amendments to Conditions 2, 3 7, 8 and 52 to reflect the changes proposed under this
application and an amendment to condition 50 (electric vehicle charging points) to
reflect the updated London Plan policy. The revised wording of these specific
conditions is set out above.
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