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1 Introduction
1.1 What will the Area Action Plan do?
1.1.1 Under the governments planning system, all Councils are required to produce
a Local Plan that sets out policies to guide new developments over a 15-20 year
period. Our Core Strategy, which was adopted in April 2012, sets out the broad vision
of how the borough should develop, and identifies 4 key growth areas where our
regeneration efforts should be focussed.

1.1.2 Blackhorse Lane is one of these key growth areas. At this strategic level, the
Core Strategy anticipated that the area has the capacity to accommodate growth in
the region of 2500 new homes, and 1000 new jobs. This Area Action Plan (AAP) will
form part of our Local Plan, and sets out a framework for how growth should be
co-ordinated, to secure a sustainable pattern of development and maximum
community gains. It sets out where new housing and businesses should go, and
proposed infrastructure improvements to support this growth. This includes new and
improved pedestrian/ cycle routes, open spaces, and community facilities such as
schools and health centres.

1.1.3 Once adopted, the AAP will be a statutory document used to determine
planning applications in the area. It compliments, and should be read alongside the
Core Strategy and Development Management Policies.

1.1.4 The AAP is supported by a number of documents, including a Sustainability
Appraisal, Habitats Regulations Assessment, Equalities Impact Assessment, and
Urban Design Framework.

1.1.5 The Urban Design Framework has been important in informing the AAP, and
includes planning and design briefs for opportunity sites at the Station Hub and
Sutherland Road. It offers detailed design guidance that is supplementary to the
AAP, and will be treated as a material consideration in determining planning
applications in the area.

1.2 Context
1.2.1 Figure 1 shows the boundary for the Blackhorse Lane AAP. Normally AAPs
are restricted to major areas of change. However, we have taken a slightly different
approach and drawn the boundary wider than the main opportunity sites. This is for
2 reasons:

Previous regeneration proposals for the area, where boundaries were drawn
along Super Output Areas, have resulted in an established understanding
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amongst businesses and the local community of what falls within the Blackhorse
Lane area.
A key theme of our proposals is ensure new developments bring benefits to
existing communities nearby.

1.2.2 Figure 1 also shows 3 broad character zones that define the Blackhorse
Lane area. These are: largely two storey residential terraced streets to the east, low
density industrial/ warehousing in the centre, and open space to the north and west.

1.2.3 The character of the urban area is largely linked to its industrial heritage,
which can be traced back to the early stages of Walthamstow’s growth and is relevant
both locally and within the wider context of manufacturing in the Upper Lee Valley.
The existing area is defined as much by its industrial character as by its residential
neighbourhoods. Key features of both are shown in figure 2.

1.2.4 The main industrial and commercial areas are located along the western
boundary of the urban area adjacent to large expanses of reservoirs and open space,
stretching from the Ferry Lane Industrial Estate in the south to the Lockwood Way
Estate in the north (see figure 2). Additional industrial and commercial uses are also
located to the east of Blackhorse Lane at Sutherland Road, including the Webbs
Estate. The built character of these industrial areas ranges from older Victorian and
inter-war units, with some later and often larger modern warehousing and commercial
space. Building heights again tend to be generally low-rise, in the region of effectively
2-3 storeys.

1.2.5 Residential areas to the east and south comprise of predominantly two-storey
Victorian terraces fronting a typical grid-based, connected network of streets, with
later inter-war and 20th century housing development concentrated more towards
the north and west of the area. Recent residential development constructed at
Papermill Place (see figure 2 for location), and Unity Works in Sutherland Road,
comprises a more contemporary architectural approach, with buildings ranging
between 3-6 storeys often arranged around shared communal space.
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Figure 1 Character zones
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A terrace street typical of the area

1.2.6 The two principal routes in the area are Blackhorse Lane and Forest Road,
as shown in figure 2. The main spine route of Blackhorse Lane itself runs north-south
through the area before turning sharply east through to Billet Road before meeting
the main road network at the Billet roundabout linking the A406 North Circular and
other main routes through the borough. The main southern route of Forest Road
runs east-west linking Tottenham and Walthamstow, including the key highway and
pedestrian 'gateway' node adjacent to Blackhorse Road Station (i.e. the Station Hub).

1.2.7 Streets to the east of Blackhorse Lane are generally well connected via a
typical grid-based layout. Streets serving the main industrial areas to the west are
less well connected with generally poor access to the adjacent Maynard, Lockwood
and Banbury reservoirs.
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Figure 2 Character appraisal
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1.2.8 In terms of its wider context, as shown in figure 3, Blackhorse Lane is located
in the western boundary of Waltham Forest, adjacent to the Lee Valley Regional
Park and on the borders with the London Borough of Haringey. It falls within the
Upper Lee Valley, which the Mayor has referred to as one of London’s 'forgotten
gems', that 'has the potential to be one of London’s top places to live, work and visit'
(Upper Lee Valley Opportunity Area Planning Framework, November 2012).

Figure 3 Blackhorse Lane in context
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1.3 Key issues
1.3.1 Some of the more deprived communities in London live in the area, and
pockets of poor environmental quality and underused industrial land reduce the
quality of life for local residents. There are few facilities to serve the needs of residents
and businesses, and a lack of publically accessible open space. In recent surveys
of visitors to the area, 60% of those asked felt the physical environment was either
'poor' or 'very poor', and 65% felt the shopping offer was 'poor' or 'very poor' (Shared
Intelligence, 2013).

1.3.2 The Lee Valley Regional Park includes the large open waterspaces of
WalthamstowReservoirs, the River Lee, and the green spaces of TottenhamMarshes.
Existing access to, and views of these areas are extremely limited, with existing
industrial areas providing a significant barrier.

Fantastic views of Walthamstow Wetlands

1.3.3 A large number of people pass through the area on a daily basis yet few stay
for any length of time. Many motorists either use Blackhorse Lane and Forest Road
as a route to inner London, or park near Blackhorse Road Station and use it as an
interchange.
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1.3.4 Despite these issues, the area has fantastic potential. In recent years some
new residential developments have been secured, whilst an existing business
community provides a range of job opportunities including in traditional manufacturing
and emerging ‘creative’ sectors such as music recording and productions, printers,
graphic designers, community artists, computer software development and skilled
craftsmanship. Examples include Inky Cuttlefish (printmaking and art studios),
Barbican Arts Group Trust, and Dunhills (international company manufacturing hand
made luxury goods). There is also an opportunity to capitalise on the emergence of
green industries in the wider Upper Lee Valley.

High quality new developments
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A growing creative industries sector

1.3.5 Recognising the major asset of the Lee Valley Regional Park, the
WalthamstowWetlands project has recently been set up with the aims of establishing
a new wetland centre in the area, and improving access to these existing open spaces
for local communities and regional visitors.

1.3.6 The area benefits from an important transport hub at Blackhorse Road Station,
providing convenient access to the Victoria Line and overground Barking to Gospel
Oak rail services. A range of bus services also link the area to Walthamstow and
the rest of the borough.
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Good public transport connections

1.3.7 If future developments are well planned, the area can become a destination
in its own right. By attracting new investment, we can secure benefits for existing
communities; such as improved access to Walthamstow Wetlands, improvements
to the quality of the local environment, improved cycle and pedestrian routes, and
new shops, services, and education facilities that meet the needs of local residents
and businesses. The community can also benefit from major regeneration projects
nearby in Tottenham Hale, Walthamstow Town Centre, and Stratford.

1.3.8 In particular the area around the station provides a key ‘gateway’ intoWaltham
Forest and provides major opportunities for future developments, including potential
better connections into the Lee Valley Regional Park and open spaces.
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Vision and Objectives
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2 Vision and Objectives
2.1 Vision
2.1.1 Our vision for how we see the area develop in the period to 2026 is set out
below:

'The long-term vision is to evolve Blackhorse Lane into a mixed-use area,
comprising a range of housing, interspersed with small-scale local business/
commercial spaces and public open spaces. Existing built fabric and cultures
are retained and characterise the new neighbourhoods, creating meaningful
desirable places to live and work. Residents and employees have access to
resources and opportunities locally, offering betterment and wealth generation.
Unique resources such as the Lee Valley Regional Park and the phenomenal
Walthamstow Wetlands are integrated into a positive public realm framework,
designed to encourage social interaction and creating access for all. New
developments are well integrated, demonstrate high levels of environmental
sustainability, and enhance the image of the area.'

2.1.2 Further detail of how this will be achieved is set out later in the document. A
visual representation of the key elements of the plan is set out in figure 4.

2.2 Objectives
2.2.1 To achieve our vision for Blackhorse Lane, a number of objectives have been
developed for the area. Meeting these will be an underlying theme that will help
shape the policies in the AAP, and that future developments should seek to accord
with.
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Figure 4 Key diagram
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Objective 1 - A Neighbourhood Centre

To ensure Blackhorse Lane has a clear neighbourhood centre, which provides
a range of shops and services to meet the needs of local residents and
businesses, and encourages passers by to spend more time in the area.

Objective 2 - A Place to Live

To provide a range of high quality homes that attracts families and the young
and upwardly mobile to live in the area, as part of a mixed and balanced
community that also caters for local housing need.

Objective 3 - A Green Place

To ensure existing and new residents and workers in the area have better access
to a range of open spaces, includingWalthamstowWetlands, Lee Valley Regional
Park, and the Olympic Park.

Objective 4 - A Well Designed Place

To enhance the image of Blackhorse Lane by ensuring all new developments
in the area (including both buildings and public realm) are designed to a high
standard and fit for purpose, and interact sensitively with their surroundings,
especially blue/ green spaces.

Objective 5 - A Place for Creative and Green Industries

To ensure Blackhorse Lane continues to provide a range of jobs for our residents,
and support the retention and growth of creative and green industries in the area.

Objective 6 - A Sustainable Place

To ensure new developments incorporate the highest levels of sustainable design
and their impact on climate change is minimised.

Objective 7 - A Connected Place

To facilitate a modal shift away from private car use and towards walking, cycling
and public transport for trips within the area and beyond; through a range of
measures and incentives including physical enhancements to the Standard
Junction.

Objective 8 - A Community Place

To enhance or provide a range of new facilities including social spaces, to meet
the needs of existing and new residents and businesses, in order to strengthen
‘community spirit’.

15Spatial Planning - Waltham Forest Council

Blackhorse Lane AAP Proposed Submission



Key Policy Areas
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3 Key Policy Areas
3.1 Introduction
3.1.1 In accordance with the National Planning Policy Framework, making a positive
contribution towards sustainable development will be an underlying theme to how
we treat development proposals. Policy BHL1 below, therefore sets out some broad
principles that we will apply when working with developers and landowners.

Policy BHL1: Presumption in Favour of Sustainable Development

A) When considering development proposals the Council will take a positive
approach that reflects the presumption in favour of sustainable development
contained in the National Planning Policy Framework. It will always work
proactively with applicants jointly to find solutions which mean that proposals
can be approved wherever possible, and to secure development that improves
the economic, social and environmental conditions in the area.

B) Planning applications that accord with the policies in this Local Plan (and,
where relevant, with policies in neighbourhood plans) will be approved without
delay, unless material considerations indicate otherwise.

C) Where there are no policies relevant to the application or relevant policies
are out of date at the time of making the decision then the Council will grant
permission unless material considerations indicate otherwise - taking into account
whether:

Any adverse impacts of granting planning permission would significantly
and demonstrably outweigh the benefits, when assessed against the policies
in the National Planning Policy Framework taken as a whole; or
Specific policies in that Framework indicate that development should be
restricted.

3.1.2 Within this section, a series of topic based policies have been produced. It
is intended that these focus on issues specific to the Blackhorse Lane area. Generic
issues common throughout the borough, such as community safety or sustainable
construction, are already dealt with comprehensively in our Core Strategy and
Development Management Policies, so will not be duplicated here. For this reason,
it is important that the AAP is not read in isolation.

3.1.3 The policies contained within this AAP, and the wider Local Plan, are intended
to support sustainable development, and not place undue burdens on developers.
Viability will be a key consideration as schemes come forward but must be balanced
against social, economic and environmental goals. Where proposals do not strictly
comply with policy for reasons of viability, very clear justification will be required, and
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the Council will need to be satisfied that the proposal would not undermine the delivery
of the plan. To support its policies and ensure they do not place undue burdens on
developers, the Council has considered the cumulative impact of its Local Plan
policies in the Waltham Forest Local Plan Viability Assessment (BPS Chartered
Surveyors, 2013).

3.2 Housing
Introduction

3.2.1 Our Core Strategy sets out that around 2500 new homes are expected in
the area by 2026. These will form a key element of our regeneration proposals as
the area develops; helping to address housing need, upgrading the quality of the
physical environment, and supporting local services and the viability of new
developments.

3.2.2 It is important that new communities are integrated through developments
of appropriate densities; that respect the existing built fabric whilst simultaneously
making efficient use of land around key transport nodes. A range of housing types
and tenures will also be necessary, so that mixed and balanced communities can
be created.

Policy BHL2: Housing Growth

As a key growth area, we will seek to deliver approximately 2300 new homes
by 2026 in the Blackhorse Lane area. This target will be met by bringing forward
housing as a key element of mixed use schemes in the opportunity sites set out
in section 4 of this document. Where proposals are acceptable in all other
respects, windfall sites that would result in an increased housing supply will also
be supported.

Justification and explanation

3.2.3 The prevalence of under utilised land in sustainable locations close to
Blackhorse Road Station means the area has the capacity to accommodate a
significant proportion of the borough’s housing growth over the next 15 years. The
Greater London Authority’s (GLA’s) Strategic Housing Land Availability Assessment
(SHLAA) in 2009, identified a capacity in the region of 2000 units. Since these findings
were published, further analysis has established that there is both an appetite and
capacity to achieve higher densities than previously envisaged on opportunity sites.
On this basis, the Core Strategy advocated provision of 2500 new homes in the area.
However, looking at individual sites in more detail, it has since been concluded that
better quality schemes can be achieved on some sites through lower densities than
envisaged at the time of the examination of the Core Strategy.
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3.2.4 Every effort has been made to liaise with landowners and understand their
future plans and aspirations in the development of this document. However,
unforeseen circumstances can emerge in the AAP’s lifetime, meaning previously
unavailable sites may come forward for redevelopment. Such opportunities may bring
significant regeneration benefits, and as such should be treated positively where
they comply with the aspirations of this AAP, and the wider Local Plan. Meeting our
headline target of 2300 new dwellings in the area is not dependant on such ‘windfall
sites’ coming forward.

Policy BHL3: Housing Densities

Higher density residential development should be concentrated on sites
surrounding Blackhorse Road Station. Key considerations will be:

A) the existing PTAL covering the site;

B) any planned improvements in provision of shops, services and public transport
in the locality;

C) the need to provide a high quality design; including generous room sizes,
storage space and communal gardens where appropriate. As a minimum, the
standards set out in Development Management Policies DM7 (Amenity and
Internal Space) and DM8 (Housing Quality and Accessibility) should be met.

Justification and explanation

3.2.5 The accessibility of the Blackhorse Lane area by a range of means of
transport, comparative to other parts of the borough, is a major reason for its status
as one of our ‘key growth areas.’ As the AAP covers a wide geographic area, the
sustainability of individual opportunity sites will vary considerably. In those areas
closest to the train station, residents will have more transport choices in the form of
the tube, overground trains, and a range of buses. They will also have ready access
to shops and services in the planned new neighbourhood centre. Such factors can
contribute greatly to a sustainable pattern of living, where the need for private car
trips are minimised. Locations around Blackhorse Road Station are therefore the
logical choice for the greatest quantum of residential development in the area, and
the highest densities.

3.2.6 There are sites away from Blackhorse Road Station that also offer scope for
residential development. As distance from the station increases, there will be a drop
in Public Transport Accessibility Levels (PTALs), and the availability of shops and
services. This will place an increased demand on private car use, and as such housing
densities should be lower.
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3.2.7 Public Transport Accessibility Levels (PTAL’s) will be a key consideration
for determining the density a site should be developed to, in line with the London
Plan. However, they should be considered alongside what the existing and planned
offer of shops and services is in the locality, or indeed any committed public transport
improvements. Mixed use schemes in more remote parts of the AAP that incorporate
modest convenience shopping or social infrastructure such as health facilities, could
increase the sustainability credentials of residential led schemes, and as such may
enable an increase in densities. Such proposals should not however, detract from
the new neighbourhood centre; which should be the main focus for growth both in
terms of housing, and shops and services.

3.2.8 Higher densities can secure efficient use of land. When focussed in the right
locations they can influence sustainable living patterns. It is important however, that
any push for higher densities does not compromise design quality. Medium to high
density development only works when it is built to a high quality, with generous room
sizes and amenity space, and appropriate maintenance mechanisms in place. As
set out in our High Density Housing Qualitative Study (Urban Initiatives, 2009) 'high
density housing needs to be exceptional, and aspirational, in order to convince
people…that it is an acceptable housing choice.' Our Development Management
Policies set out standards for all schemes in terms of internal space, and private and
communal outdoor space. It also places a requirement on schemes to meet Building
for Life and Lifetime Homes criteria. High density schemes need to be of exceptional
quality, and where they are proposed our standard space requirements should be
exceeded.

Policy BHL4: Household Sizes

A range of household sizes will be required in new developments in the interests
of creating a mixed community. Our standard requirements are set out in
Development Management Policy DM5 (Housing Mix). Cases in Blackhorse
Lane where we will consider deviating from this include:

A) Site BHL1 (Station Hub and Waterfront) and Site BHL2 North (Car Wash
Site); a higher proportion of one and two bedroom properties will be acceptable;
provided that proposals offer generous room sizes and amenity space. In the
interests of securing a high quality scheme at these landmark locations, at least
30% of dwellings at this site must have 3 or 4 bedrooms.

B) More peripheral locations, such as Site BHL7 (Billet Works); where a higher
proportion of family housing will be sought.

Justification and explanation

3.2.9 A range of housing types and tenures will be needed in new developments
to create mixed communities, as advocated in the National Planning Policy
Framework, and the London Plan. As such, it is expected that all proposals offer a
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mix of household sizes, which will be negotiated based on site circumstances. In
doing so, it should be noted that as established in our Core Strategy, housing need
in the borough is most acute for larger affordable family homes (i.e. 3-4 bedroom
properties). Meanwhile, our Housing Needs Assessment and Strategic Housing
Market Assessment (ORS, 2012), offers evidence that Blackhorse Lane currently
suffers from more overcrowding than our other key growth areas, or the borough as
a whole. We would therefore normally expect the developments to meet the borough’s
requirements for family sized housing as a minimum.

3.2.10 Having said this, sites BHL1 (Station Hub and Waterfront) and BHL2 North
(Car Wash Site) are considered to offer a unique opportunities for higher density,
smaller properties suitable for young professionals that could be attracted to an
attractive waterfront development offering easy access to Central London. A mass
of such people in this area could also help support a vibrant neighbourhood centre.
Generous space standards and a significant element of 3 and 4 bedroom properties
will be necessary in order to secure a high quality scheme that does not undermine
the concept of mixed and balanced communities.

3.2.11 In looking at the wider AAP area, if there is scope for smaller property units
close to the station, it follows that such a skew should be reversed on alternative
sites in more peripheral locations. As distance from Blackhorse Road Station is
increased, developments should take a more urban, rather than town centre nature;
with fewer units, and increased property sizes. This will help meet the borough’s
pressing demand for family housing, and could also help reduce population churn,
which is a major issue facing the area. Evidence of this is provided in our Housing
Needs Assessment and Strategic Housing Market Assessment (2012); which found
that 14% of residents in Blackhorse Lane have lived in the area for less than 2 years
and 35% for less than 5 years. Again, on all sites a full mix of property sizes should
still be provided in the interests of creating a mixed and balanced community.

Policy BHL5: Affordable Housing

New developments should provide affordable housing in accordance with the
requirements of Core Strategy Policy CS2 (Improving Housing Quality and
Choice), and Development Management Policy DM3 (Affordable Housing
Provision.

The mix of affordable units in terms of size and tenure should be in accordance
with the Development Management Policy DM5 (Housing Mix),

Financial contributions to off site affordable housing will only be accepted in
exceptional circumstances, where it is not practical to provide affordable housing
on site.
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Justification and explanation

3.2.12 Alongside household size, tenure split will be an important factor in ensuring
a mixed and balanced community is established in new developments. This needs
to take account of the existing picture of housing need, and what form recent
developments have taken.

3.2.13 Existing housing need in the borough is very high. Our Housing Needs
Assessment and Strategic Housing Market Assessment (2012) found that by 2031,
a total of 13,000 additional affordable homes will be required across the borough to
meet housing need. This exceeds our London Plan total housing requirements to
2026, which is 11,400.

3.2.14 The Housing Needs Assessment and Strategic HousingMarket Assessment
also provides us with a useful insight into the current tenuremake-up of the Blackhorse
Lane area. Levels of owner occupation here are under 25%, which is significantly
lower than the borough average of approximately 45%. Subsequently there are a
high percentage of socially rented properties (32%) and private rented dwellings
(43%). The dominance of private rented properties in particular, reinforces the point
that this is an area with a mobile population.

3.2.15 Effort is therefore needed to ensure new developments help secure an
established community. This means offering products that encourage people to stay
in the area. Part of this is about offering properties of a sufficient size, but tenure mix
and amenity provision are also key considerations. Whilst in reality we have little
control of ‘buy to let’ investors, it is felt necessary to offer opportunities for properties
to be bought on the openmarket, or allowing people to work towards home ownership
through intermediate products such as ‘shared ownership’ or ‘rent to buy’. In addition
products such as affordable rent will help meet housing need, and can also contribute
to a settled community; since such tenants often stay longer in an area than those
privately renting. Products such as student housing could further contribute to the
mobile nature of the local population, and have other disadvantages including high
vacancy levels outside of term time. Such proposals will therefore need to be
supported by strong justification of the benefits they would bring to the local economy
and vitality and vibrancy of the area.

3.2.16 Given the significant level of housing need in the borough, we will seek to
maximise affordable housing provision through all new developments. The concept
of mixed communities means that affordable products should be interspersed with
market dwellings. Our standard practice is therefore that affordable housing should
be provided on site. A headline target of 50%, subject to viability considerations,
should be applied. Of this, 60% should be for social or affordable rent, and 40% for
intermediate products. This is in line with our borough wide approach as set out in
the Core Strategy and Development Management Policies. We will prioritise shared
ownership as the preferred intermediate product in this area given that there is a
predominance of private rented homes. Rents on affordable housing should be
significantly lower than market rents, as set out in our Core Strategy.
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3.2.17 There may be cases where it is possible to deviate from these standards,
based on site specific circumstances. However, this would need to be fully discussed
and agreed with the Council's Strategic Housing Team. Firstly, viability will be a key
consideration that determines how much and what type of affordable housing can
be provided. Schemes that do not meet policy requirements are therefore expected
to go through the Council's viability assessment process. Where viability is poor, and
a lower than policy level of affordable housing is accepted by the Council, conditions
will be attached to any agreements to ensure the maximum level of affordable housing
is provided if the schemes viability improves.

3.2.18 Normally all affordable housing should be provided on site. There may
however, be exceptional circumstances where financial contributions towards off-site
provision would be preferable. This could be where there is evidence that an
over-concentration of affordable products exists, and a greater provision of market
housing would aide the creation of mixed and balanced communities. Such an
approach is consistent with both the London Plan and the Mayor’s Draft
Supplementary Planning Guidance on Affordable Housing. Section 3.74 of the London
Plan sets out exceptional circumstances where funds towards off site affordable
housing may be preferable to direct provision on site, which includes 'to secure a
more balanced community.' In addition, the Mayor’s Draft Supplementary Planning
Guidance on Affordable Housing also states that exceptional circumstances could
be 'where there are existing concentrations of particular types of housing (usually
social), and there are demonstrable benefits to be gained by providing new units in
a different location, such as to create more mixed balanced communities.'

3.2.19 Where a financial contribution is deemed acceptable, this should be of a
broadly equivalent value to the cost of providing units on site. Funds gathered will
then be pooled towards the provision of new affordable housing in areas of the
borough where a lack of such products exists.

Relevant objectives:

Objective 2 – A Place to Live

3.3 Employment
Introduction

3.3.1 The Blackhorse Lane area has a strong industrial heritage, which is still
apparent from the urban fabric today. Some parts of the area are designated as SIL,
meaning the Mayor considers them important not just in terms of local employment,
but also in supporting the wider London economy. Falling within the Upper Lee Valley,
it forms part of one of London's major corridors of economic activity, and is also one
of the borough's main concentrations of employment land.
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3.3.2 London’s first buses were designed and built at the Station Hub site, and
whilst the manufacturing industry has declined in recent years, the area is still home
to major national brands such as Dunhills and Warren Evans. There has also been
a growing creative cluster in recent years, with a range of printers, artists and
computer games manufacturers establishing themselves in the area. Whilst this mix
of uses can contribute to a vibrant community, in some areas the juxtaposition
between residential and employment uses is uncomfortable.

3.3.3 The employment function of the area is an important one, and needs to be
supported alongside our aspirations of encouraging more people to live and spend
more time in the area. As traditional industries decline, the area needs to adapt to
meet the needs of modern businesses. Competing needs of business and residential
communities should be balanced to secure a sustainable pattern of growth.
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Policy BHL6: Employment

The role of the Blackhorse Lane area as a major employer of local people will
be retained and enhanced by:

A) providing new high quality B1 floorspace for a range of small/ medium
businesses and creative industries as part of mixed use developments in the
sites identified in Section 4: Opportunity Sites. Where provided, new floorspace
should;

- offer a flexible floor plate including minimal supporting columns, generous floor
to ceiling heights, wide doors and corridors, and a suitable floor loading capacity

- provide suitable access, servicing and parking for commercial vehicles

- be of a sufficient scale to ensure the continued employment function of the
area is not undermined; giving due consideration to the indicative targets for
new employment floorspace set out in section 5.3 of this document.

B) directing general industrial (including green industries), storage, manufacturing
and distribution uses to land designated as SIL. Through partnership working,
the Council will explore opportunities for investment in SIL through matters such
as improved signage, access and public realm.

C) requiring redevelopment of any other existing employment land for non
employment or training purposes to demonstrate that the existing space is no
longer fit for purpose, and has no reasonable prospect of coming forward for
future employment use. Evidence should be provided that:

- the site has been appropriately advertised at a price in line with local market
values, with terms and conditions that are reasonable and attractive to potential
business

- all opportunities to re-let for employment generating uses have been adequately
explored, including where this requires flexibility in terms of sub-dividing existing
floorspace

Where it is accepted that existing business space is no longer fit for purpose,
redevelopment should incorporate new fit for purpose B1 space in accordance
with the requirements of policy point A to ensure the development brings an uplift
in levels of employment on site. Where this is not possible, justification on viability
grounds will be required.

D) supporting the refurbishment of existing industrial buildings of architectural
merit where viable; to provide new employment space with high environmental
standards for small and medium businesses;
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E) supporting uses that offer education and training opportunities for local
residents within new, mixed use developments, outside of land designated as
SIL;

F) securing employment and/ or training of local people within new developments
and during their construction; through local labour agreements, jobs brokerage
initiatives, or financial contributions towards wider employment and training
initiatives.

Justification and explanation

3.3.4 Our Core Strategy sets an indicative target of 10,000m2 new employment
space in the area. Whilst there will be some redevelopments for new B2 and B8 uses
in areas designated as SIL over the lifetime of the plan, as traditional manufacturing
is known to be declining nationally, a significant contribution towards new employment
space is envisaged to come through high quality B1 business units as part of mixed
use schemes.

3.3.5 B1 business space can sit more comfortably alongside residential
neighbourhoods than B2/ B8, due to less demand for heavy goods deliveries, less
noise and fumes. They can also secure a greater intensity of employment, meaning
a greater number of jobs on smaller building footprints. Research cited in our
Development Management Policies indicates average employee to m2 floorspace
ratios are 1 employee per 12m2 for B1, 1 employee per 32m2 for B2 and 1 employee
per 65m2 for B8. As Blackhorse Lane is one of the borough's key employment areas,
we will seek to maximise fit for purpose B1 uses in the opportunity sites where mixed
use development is considered appropriate (see Section 4).

3.3.6 As set out in the Council's Local Economic Assessment (Navigant Consulting
2010), small businesses make a significant contribution to the local economy, and
prospects of attracting major new employers to the area are bleak. It is therefore
important that space is provided for a range of start up businesses in order to
encourage entrepreneurship. There is an established creative cluster in the area,
which has the potential to grow as such sectors are priced out of areas of East London
such as Hackney. Whilst this should be celebrated (as done so through the E17 Arts
Trail), it is important that new B1 business space is suitable for a variety of business
operations compatible with residential uses; which could include light industry and
research and development. Matters such as generous floor to ceiling heights,
capability of storing machinery, and suitable access and parking arrangements will
all ensure that where new business space is provided, it is well placed to attract a
variety of occupants; and not just studio space for artists. This will help avoid potential
future vacancy, upgrade the employment offer in the area, and could help secure a
greater range of employment opportunities for our residents. Whilst it will be down
to developers to demonstrate that appropriate standards have been applied to respond
to the markets needs, as a general rule clear ceiling heights of at least 3.35m and
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loading capacities of 4.25kN per m2 will normally be acceptable. This is common
with practice elsewhere in London of the operational requirements of light industrial
users.

3.3.7 Flexible floor plates including minimal supporting columns can ensure
employment space is future proofed and offers scope for small start up businesses
to grow and flourish. This will be particularly important given the reduction in public
sector employment and the government’s assertion that this will be offset by a growth
in private enterprise. In addition, some live/ work units may also help provide for
emerging creative industries in the area. Where done so, it is important that these
are designed for their dual purpose, and attention is drawn to guidance in our
Development Management Policies.

3.3.8 The scale of new employment space is an important factor in ensuring
Blackhorse Lane continues to function effectively as one of the borough's key
employment areas; especially given recent pressure for residential led developments.
The strong presence of existing small businesses in the area indicates there is a
market for such uses, including significant clusters of creative industries and artisan
businesses as demonstrated in the Urban Design Framework. It is therefore important
that regeneration efforts secure a significant proportion of new high quality business
space to allow this sector to grow, and not force an outward migration of valued local
businesses. To support the growth of creative industries in the area, money has been
acquired from the Outer London Fund to refurbish an as yet unidentified vacant
building within the area to form some workshop and community space. In addition,
as set out in opportunity site BHL4 North, units in Sutherland Road currently used
for meat processing will be re-used for B1 artisan workshops that are more compatible
with surrounding residential.

3.3.9 As several opportunity sites have historically been used solely for industrial
use, allowing for newmixed use schemes including residential in these areas means
that a significant proportion of new fit for purpose employment space should be viable.
Section 5.3 provides indicative targets for the mix of uses on each site; which aims
to strike a balance that ensures the employment function of the area is not
undermined, and an upgrade in the quality of employment stock is achieved.
Therefore, where proposals come forward that mean employment targets will not be
met, they will need very strong justification that what has been provided is the
maximum amount that is viable for the scheme to go ahead.

3.3.10 The area shown in figure 5 below has been designated as SIL in our adopted
Core Strategy, the London Plan, and the Upper Lee Valley Opportunity Area Planning
Framework. This safeguards the land for employment generating uses that sit less
comfortably alongside residential than the B1 uses referred to above; thus ensuring
a full range of jobs can be provided in the area.
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Figure 5 SIL designation
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3.3.11 The extent of the SIL designation has been subject to negotiation and
agreement with the Mayor, since the land also plays a strategic role in providing a
reservoir of industrial and warehousing land to support the wider London economy.
As set out in the Mayor’s Land for Industry and Transport SPG, such land is needed
to fulfil economic and wider sustainability objectives, including retaining some capacity
for responsive ‘just in time’ logistics in proximity to the Central Activities Zone and
Canary Wharf to support the financial and business services sector and growth in
other services, including culture, leisure, tourism and hospitality. Furthermore, the
strategic location between the Green Enterprise District in the Lower Lee Valley, and
existing Energy from Waste facilities in Enfield, means the area is well placed to
capitalise on the growth of green industries in the region, which is a key objective of
the Mayor's Upper Lee Valley Opportunity Area Planning Framework. In terms of
specific opportunities the NLSA report 'Upper Lee Valley Low Carbon Economy:
Opportunities, Barriers and Interventions (July 2011)' noted that the refitting or removal
of older building stock in Blackhorse Lane SIL offers opportunities for low carbon
economic activity. Sub sectors identified for the area, which could include research
and development, are:

Waste and recycling - vehicle recovery;
Manufacturing and engineering - precision component engineering;
Construction and retrofit - component manufacture, installation and distribution;
Low carbon vehicles - supply and servicing, component production; and
Power and fuels - waste to energy, alternative energy generation, renewable
energy technology.

3.3.12 Through our Core Strategy and the Mayor’s Upper Lee Valley Opportunity
Area Planning Framework, previous SIL designations at the Station Hub and
Waterfront (Site BHL1) have been removed. This is to realise ambitions for more
efficient use of land close to Blackhorse Road Station. Land to the north of the Station
Hub does not offer the same opportunities in terms of a new neighbourhood centre
close to a major public transport hub; so non industrial uses will be rejected on the
basis that they will compromise the function of SIL. They would also undermine future
opportunities for the growth sectors discussed in 3.3.12 above; whose requirements
include being isolated from residential areas. Where land in this area becomes vacant,
it offers scope for redevelopment for business sectors such as those referred to
above, or for the relocation of displaced businesses from the Station Hub and
Waterfront. This will ensure regeneration efforts do not result in a migration of
established businesses out of the borough. This is important as job retention and
creation are key objectives for the Council. The retention of SIL is also based on
evidence of its fitness for purpose, which was conducted in our Employment Land
Review (URS, 2009). The findings of this study have since been scrutinised and
accepted by the Planning Inspectorate at the Examination of the Core Strategy.

3.3.13 Over time, investment will be needed in land designated as SIL to ensure
it remains fit for purpose. Whilst this is largely the responsibility of landowners
(particularly in terms of building stock), opportunities for external funding will be
explored in order to support business growth. Recent examples include commitments
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to improved signage of industrial estates using moneys acquired from the Outer
London Fund. Over the lifetime of the plan, there may be opportunities for further
funding towards other infrastructure improvements; which will help ensure the area
is primed to meet the needs of modern businesses.

3.3.14 The AAP has been prepared in consultation with relevant landowners. Later
in the document, guidance is provided on key sites where opportunities exist for
mixed use developments that can bring regeneration benefits. Reasons are also
provided for why certain proposals that have come forward have been dismissed.

3.3.15 Over the lifetime of the plan, it is possible that there will be pressure for
further loss of employment space to more profitable uses. In land designated as SIL,
alternative uses will not be acceptable due to their incompatibility with the reasons
for the designation, as discussed above. Elsewhere a greater degree of flexibility
may be possible, subject to a variety of tests to ensure the existing employment
space genuinely no longer holds potential for such use. This is necessary because
the loss of further employment space would be detrimental to the vitality and economic
prosperity of the area, and also to discourage intentional neglect of sites to realise
‘hope value’, as set out in the Mayor’s Land for Industry and Transport SPG.

3.3.16 In terms of compelling evidence that land is no longer fit for purpose,
prominent advertising through a range of media should be used. This should include
the use of constant marketing boards at the site, major commercial property listing
publications such as Estates Gazette or Property Week, and websites such as
www.focusnet.co.uk and www.northlondonbusiness.com.

3.3.17 Furthermore the terms of conditions of any lease (including length of lease),
and price for which the site is available will also have a major impact on the likelihood
of finding willing occupiers.

3.3.18 Where substantial evidence has been provided that there is no prospect of
attracting future occupiers to the existing site, redevelopment should seek to
incorporate new high quality B1 business space as part of any scheme. This will help
support the continued business function of the area. We will seek to maximise the
provision of new B1 space in such schemes. Open book assessments will be needed
to support any claims that such space cannot be provided on viability grounds.

3.3.19 Through mixed use developments, other uses such as health or community
centres, and retail, may also play a positive employment function. However their
impact on existing centres and parades, and the aspiration for Blackhorse Lane to
have a clear neighbourhood centre, will be important considerations.

3.3.20 As set out in Section 3.5: Design and Local Character, the industrial legacy
of the area means that some attractive industrial buildings exist that offer scope for
refurbishment for employment generating uses to help contextualise development.
Practice in other areas with a strong creative base, such as parts of Hackney, indicates
such buildings could viably be put to productive use and add to the vibrancy of the
area. For example, the Kings Network Building, which is currently underutilised,
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benefits from a prominent road frontage, and generous industrial proportions that
could reasonably home a variety of small businesses. Meanwhile, some existing
buildings in Sutherland Road are currently occupied by employment uses that cause
nuisance to surrounding residential occupiers, but could be better utilised as Artisan
Workshops. The Council is in the process of exploring options for converting such
units using money from the Outer London Fund.

3.3.21 As set out in the Core Strategy, worklessness is a major issue in the borough;
with unemployment higher than the London average. Lower than average skills are
a contributing factor, and if traditional industries continue to decline this could result
in a workforce that is not adequately skilled for the needs of modern business
practices. As set out in our Local Economic Assessment (Navigant Consulting, 2011),
nearly 20% of employment in Blackhorse Lane is in the manufacturing sector.
Meanwhile William Morris Ward (which partly falls in the Blackhorse Lane area),
already has the highest proportion of male Job Seekers Allowance claimants in the
borough.

3.3.22 Training and education centres can help aide the employment function of
the area by enhancing local resident’s skills and qualifications. Co-locating them
amongst areas of employment can also offer synergies between business and
education, by offering opportunities for ‘on the job training’, and strengthening relations
between education providers and employers. Such uses can also often sit comfortably
alongside residential, and offer greater opportunities for buildings that raise the bar
in terms of design standards than the types of uses to be directed to SIL.

3.3.23 A commitment to both the training and employment of local residents can
be secured through conditions to planning permissions. Alongside new training and
education establishments, this provides a keymechanism for addressing worklessness
through new developments. Where training is provided during the construction phase,
this could include valuable skills such as the installation of renewable technologies,
green roofs, and high quality insulation. Given aspirations for the growth of green
industries in the Upper Lee Valley, this would provide local residents valuable skills
to enhance their chances of finding gainful employment.

3.3.24 In addition effort will be made to ensure existing jobs are retained in the
area. This can be through protecting existing businesses that sit comfortably alongside
residential (e.g. Dunhills), or assisting displaced businesses to find alternative sites;
such as in land designated as SIL. Supporting existing businesses will be particularly
important given NLSA evidence of notably high company closure rates in the borough
(19.6% compared to a London average of 15% and Great Britain average of 13%).

Relevant objectives:

Objective 5 – A Place to do Business and for Creative Industries
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3.4 Neighbourhood Centre and Local Retail
Parades
Introduction

3.4.1 The Tryst Public House and Standard Music Venue have long provided a
landmark and important community facility, and there is a small concentration of
independent retail units on Blackhorse Lane and Forest Road that provide
convenience goods. The Council has secured money for shop front improvements
to some of these units as part of the Outer London Fund. However, the current lack
of a diverse offer of retail, leisure and community facilities for residents, businesses,
and passers by, means the area fails to function effectively as a destination where
people are happy to spend any significant length of time.

3.4.2 The recently built Tesco Express at the ‘edge of centre’ site of the former
Essex Arms Public House (site BHL9) will help provide a range of convenience goods
to the locality, but given projected levels of growth, a greater quantum of commercial
development, including facilities that contribute to a sense of community, will be
necessary. A central hub of town centre uses is needed to compliment the existing
retail parade, meet local need, and help the area function better as a destination.

Spatial Planning - Waltham Forest Council32

Blackhorse Lane AAP Proposed Submission



Policy BHL7: Neighbourhood Centre and Local Retail Parades

A) A new neighbourhood centre will be created at Blackhorse Lane within the
designated area shown on figure 6 to meet the needs of local communities by:

i) Protecting and enhancing the Neighbourhood Retail Parade at 6-20 Blackhorse
Lane and 67- 75 Forest Road in line with DM Policy 26: Managing Changes of
Use in Town Centres, and securing physical improvements to these properties.

ii) Focussing new A1-A4 and D1-D2 uses along the ground floor of the Forest
Road Neighbourhood Retail Parade shown in figure 6

iii) Resisting all proposals for new A5 units and avoiding the proliferation of betting
offices

iv) Restricting the net floor area of any individual retail development to 1000m2

v) Ensuring redevelopment of the Station Hub (Site BHL1) retains the Tryst
Public House and Standard Music Venue for their established uses

vi) Ensuring proposals provide, and do not compromise opportunities for, an
enhanced public realm and new public open spaces including internal courtyards,
in accordance with the Urban Design Framework.

B) Outside of the neighbourhood centre, local retail parades at Higham Hill and
Billet Road will bemanaged in accordance with DMPolicy 26: Managing Changes
of Use in Town Centres. Environmental enhancement projects that support the
viability of these parades will also be supported.

Justification and explanation

3.4.3 Based on the findings of our Retail and Leisure Study (2009), The Core
Strategy designates Blackhorse Lane as a new neighbourhood centre. Consultation
with residents and businesses, both on the Interim Planning Policy Framework
produced in 2006, and on the development of this AAP, has highlighted local support
for a greater range of shops, cafes, bars and restaurants.

3.4.4 As the most accessible part of the area, such facilities should be co-located
in prominent locations close to the station. Consolidating commercial uses in the
centre will help create a central hub of activity, provide an active frontage, and mean
units can benefit from passing trade from commuters and visitors to the area. They
are proposed to be focussed along the Blackhorse Lane frontage in order to
compliment the existing retail parade opposite, and to ensure they are well placed
to serve the major areas of population growth. Ensuring the area has a successful
and vibrant neighbourhood centre could help ensure the area has a clear identity
and discourage the population churn referred to in the housing section of this AAP.
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Figure 6 Neighbourhood centre
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3.4.5 A small parade of independent retail units already exists at the junction of
Blackhorse Lane and Forest Road. The designation covering these should be
upgraded from Local Retail Parade to Neighbourhood Retail Parade and be protected
from pressure for alternative uses in line with Development Management Policies.
Some of these units will also be subject to environmental improvements using money
committed from the Outer London Fund. This will include enhanced shop fronts and
the installation of public art at the blank gable of the unit at the junction of Blackhorse
Lane and Forest Road. By consolidating additional retail and other town centre uses
close to this existing parade is in line with Core Strategy objectives in terms of
enhancing residents access to local shopping and reducing unsustainable trips to
other shopping destinations. Focussing to the north of Forest Road will also help
ensure this serves the main areas of population growth and mean units could benefit
from natural movements north towards the linnear park at the Station Hub and
Waterfront site (see Section 3.6: Public Open Space and Nature Conservation).

3.4.6 The mix of uses within the neighbourhood centre will be important in ensuring
it fulfils its role as a community hub. The National Planning Policy Framework outlines
main town centre uses as retail, leisure and entertainment facilities, offices, and arts,
culture, and tourism development. Broadly speaking, this covers uses falling within
Use Classes A1-A5 and D1-D2.

3.4.7 Whilst hot food takeaways (Use Class A4) are a recognised town centre use,
the Council seeks to avoid their proliferation in the borough. Compared to other retail
uses, they are more likely to have a detrimental impact on amenity and retail character.
As set out in our Hot Food Takeaways Supplementary Planning Document and tested
at various appeal decisions, harmful impacts can include: increased incidence of
litter, smells, crime and antisocial behaviour, noise and general disturbance, parking,
and traffic problems. Clearly such potential impacts do not sit comfortably with our
aspirations for an attractive neighbourhood centre that encourages people to spend
time in the area.

3.4.8 Furthermore, the proximity of the neighbourhood centre to the proposed site
of a new school (Site BHL2 South – Blackhorse Road/ Hawarden Road) could have
negative impacts on community health. The potential availability of low priced
unhealthy food close to a school could encourage and tempt young people to make
unhealthy dietary choices on a regular basis. This would undermine the government’s
strategy of promoting healthier food choices in its document ‘Healthy Weight, Healthy
Lives: A Cross Government Strategy for England’ (Jan 2008).

3.4.9 The existing parade of retail units at the junction of Blackhorse Lane and
Forest Road was surveyed in January 2012. Of 13 individual units, 2 can be clearly
categorised as hot food takeaways, whilst a further unit operates as both a restaurant
and takeaway. As these 3 units combined equates to 23% of the total existing parade,
it is considered that it is not necessary to provide for any further such units in the
new neighbourhood centre; given the concerns outlined above, and in the interests
of securing a vibrant mix of uses.
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3.4.10 Similarly, betting offices are a use whose proliferation should be avoided.
As set out in our Core Strategy, regular Police bulletins indicates such uses can be
magnets for disorder, yet evidence suggests they have a growing presence in our
town centres. A survey conducted in December 2011 found that since 2005, there
had been a 39% increase in the number of betting offices operating in our designated
centres. To ensure the vitality and viability of the new centre, the proliferation of such
uses should be avoided. Any proposals for such use will need to be supported by
strong evidence of an unmet local need.

3.4.11 The scale of development at the neighbourhood centre is also important.
It should only cater for local need, and not encourage trips from outside the area.
Large comparison shopping facilities (i.e. non food shopping such as for electronic
goods or clothing) will not be appropriate as these should be located in Walthamstow
Town Centre in the first instance, or to a lesser degree, in our district centres. Limiting
net retail areas to 1000m2 should help discourage such use, as may the existing
presence of such units at Tottenham Hale in Haringey.

3.4.12 Whilst the Retail and Leisure Study advocates stores in the region of 500m2
within the neighbourhood centre, it is considered that scope for a larger flagship store
may be necessary to kickstart the centre, and ensure it fulfils its role as the main
focus of activity in the locality. The recent permission for a Tesco’s Extra at the site
of the Former Essex Arms Public House (Site BHL9) is in the region of 500m2, but
is an edge of centre location. Provision is therefore needed for larger developments
‘in centre’. Proposals that are likely to undermine aspirations for a new neighbourhood
centre will need to be supported by a Retail Impact Assessment.

3.4.13 In helping foster a sense of community, provision should be made for both
indoor and outdoor meeting spaces. When operational, the Tryst Public House and
Standard Music Venue were valued community facilities that offered opportunities
for social interaction. The new neighbourhood centre should therefore secure their
revival alongside complimentary uses that offer similar 'social spaces' such as cafes
and restaurants. In addition, outdoor spaces should take two forms. One is the
proposed east-west green link through the Station Hub to Walthamstow Wetlands
(see Section 3.6: Public Open Space and Nature Conservation). The second is more
urban open space. Given the proximity to a major A road, the best way of achieving
this is considered to be through internal courtyards to the north of Forest Road as
detailed in the Urban Design Framework. This will enable an attractive public realm
to be created, whereby new buildings effectively screen nearby road traffic. Money
from the Outer London Fund will also be invested in the area around the station to
ensure an enhanced public realm.

3.4.14 The AAP covers a large geographical area, yet the scale and function of
the new neighbourhood centre, as defined in figure 6, means it will have a limited
catchment area. It is unlikely that residents in peripheral areas such as Billet Road
or Higham Hill Road, will use the neighbourhood centre for their daily top up shopping
needs. Because of this, such areas have their own designated Local Retail Parades,
as shown in figures 7 and 8. Development Management Policies DM26: Managing
Change of Use in Town Centres, sets out our approach to ensure such parades
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continue to provide a valuable offer to local residents. It is worth noting that the extent
of these designations has changed from the old UDP policy. In Billet Road, the parade
has been extended to include additional existing commercial units as part of the
development proposed at opportunity site BHL7. Conversely, in Higham Hill the
extent of the parade has been consolidated. This is in response to a survey conducted
in June 2011, which found there to be significantly higher levels of vacancy, and a
lower proportion of A1 units, than is average for similar types of parades elsewhere
in the borough. This is shown in the table below:

Borough average for local retail parades
10/11 (Source: Waltham Forest Annual
Monitoring Report 2010/11)

Higham Hill, June
2011

12%36%Vacancy rates

51%29%Proportion of
A1 (shops)
units

3.4.15 Consolidating the parade to a smaller area recognises that the health of
the parade has been in decline, and assumes that the dispersed nature of the
commercial units is a contributing factor. Clustering such uses into a clearly defined
area, with a presumption in favour of residential uses outside of the designated
parade, can help support the viability of the parade. Such an approach will help
increase demand for local convenience shopping and thus increase footfall. In addition
the Council has invested in the public realm in the form of a corridor scheme that
includes pavement widening and removal of street clutter. Subject to the availability
of public funding, in the longer term there may be opportunities to further complement
this through a shop front improvement scheme.

3.4.16 It is recognised that some existing uses outside of the designated parade
provide important local facilities (i.e. a post office, doctor’s surgery, and public house).
Their loss to residential should therefore be resisted unless they can be re-provided
within the designated parade.
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Figure 7 Higham Hill Local Retail Parade
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Figure 8 Billet Road Local Retail Parade

3.4.17 Where any proposals come forward for town centre uses outside of the
neighbourhood centre or local retail parades, the onus will be on the applicant to
clearly justify why the proposal should be considered favourably. They should be
designed to meet a localised need only, and not result in any leakage from existing
centres or parades.

Relevant objectives:

Objective 1 – A Neighbourhood Centre
Objective 8 – A Community Place

3.5 Design and Local Character
Introduction

3.5.1 The existing built fabric in Blackhorse Lane is of variable quality and generally
low/ medium density. Historical development has largely turned its back on one of
the areas main assets; the Lee Valley Regional Park. New developments offer
opportunities to address this, upgrade the image of the area, and secure more efficient
use of land in areas well served by public transport.
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3.5.2 Our Urban Design Framework (Macreanor Lavington, 2011) has identified
that there are a number of buildings and features within the urban grain that make
a positive contribution to local character. Ensuring new developments respect this
will be a key challenge as new development proposals emerge.

Policy BHL8: Design and Local Character

New developments in Blackhorse Lane should:

A) ensure the highest standards of urban and architectural design which responds
positively to local character and context, and secures a high quality public realm;

B) reinforce and develop a network of connected streets that will form the principal
means of access and movement within a regenerated area, and encourage
walking, cycling, and the use of public transport;

C) where viable, integrate buildings of merit and ensure that new development
is carefully integrated to respect and enhance existing built heritage;

D) ensure appropriate building heights of between 3-6 storeys that respect the
existing built context and adjacent landscape features. Development proposals
including building heights towards the upper limit of this range (i.e. 5-6 storeys)
should be directed to the key gateway site of BHL1: The Station Hub and
Waterfront, and subject to an exemplary standard of design.

E) ensure residential development has active frontages with front doors onto
streets and windows that overlook them.

Justification and explanation

3.5.3 The Urban Design Framework for Blackhorse Lane, produced by Maccreanor
Lavington in 2011, provides an assessment of the existing character of the area.
This notes that the area displays a ‘highly diverse built character.’

3.5.4 The area contains a diverse mix of building types ranging from Victorian
residential and industrial development, 1930’s inter-war buildings and more recent
contemporary housing. Some of the existing older industrial buildings are poor both
in terms of their construction and visual quality.

3.5.5 High quality design can secure an upgrade in the image of the area, which
can then serve to encourage investor confidence; enabling more developments of
the right type to come forward. Attractive developments that link well to their
surroundings and offer good quality public realm can also encourage people to stay
in the area. This could help address current issues of population churn (see Section
3.2: Housing). The use of durable materials and minimal street clutter will be important
in securing a high quality public realm that does not deteriorate quickly, and requires
minimal long termmaintenance costs. Such principles are already proving a success
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elsewhere in the borough as part of the Leyton Links project. The Council will utilise
money from the Outer London Fund to enhance the public realm; through projects
such as enhanced footpaths at the Sutherland Road area and the installation of
public art at the blank gable at the junction of Blackhorse Lane and Forest Road.

3.5.6 The surrounding landscape also provides an opportunity for a strong
underlying natural theme that emphasises links to Lee Valley Regional Park; rather
than turns its back on it in the way some historical developments have. The use of
street trees and landscaping will therefore form an important element of the public
realm.

3.5.7 The existing built form of the Blackhorse Lane area means that permeability
through the area for pedestrians and cyclists is poor; particularly in terms of east-west
movements. An underlying principle of new developments is to exploit opportunities
for improved access to the wider environment and unique landscape for residents
and visitors. The current built form has largely turned its back on the Lee Valley
Regional Park, with imposing industrial buildings providing a barrier to public access.

3.5.8 A move towards a mixed use environment (whilst also retaining some
important industrial areas as discussed in Section 3.3: Employment) means that such
barriers can be addressed as requirements for large warehouses, service yards, and
private access roads is rationalised. Mixed use developments can instead secure a
network of connected streets that improves movement through the area for all.
Gearing these particularly towards pedestrians and cyclists will also help optimise
opportunities for sustainable living when twinned with availability of public transport.
In enhancing the image of the area and transforming it to an area where people
choose to spend time, the quality of this public realm and its relationship to new and
retained buildings is as important as the design and materials palette of individual
buildings. It will also be consistent with aims of the Mayor’s Transport Strategy; that
streets are designed andmanaged as ‘streets for people’, emphasising their function
as social spaces. In securing ‘streets for all’, traffic calming measures will be
necessary as increased permeability can sometimes run the risk of encouraging
‘rat-running’ by private cars.

3.5.9 As set out in the Urban Design Framework, whilst the overall quality of existing
developments across the area is variable, there are some existing buildings that
make a positive contribution to local character. In some instances these already
accommodate productive uses, whilst others offer scope for refurbishment. Buildings
identified in the Urban Design Framework include:

The Tryst Public House and Royal Standard Music Venue
Kings Family Network, 57-61 Blackhorse Lane
TheOld Station Café, 16 Blackhorse Lane (which was also added to the Council's
Local List in November 2012)
The frontage to Gnome House, Hookers Road.
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3.5.10 The location of each is shown in figure 9. This includes the Tryst Public
House and Standard Music Venue discussed in the previous chapter. In addition,
units 1-7, and 63-69 (odd numbers) Sutherland Road offer scope for refurbishment
and conversion into employment uses more compatible with surrounding residential;
such as creative and light industry such as those already present at units a-k
Blackhorse Mews. Meanwhile, in the Lee Valley Regional Park, to the west of the
built up area, the Marine Engine House is locally listed and the Old Coppermill is
listed. Details of both are provided in section 4: Opportunity Sites.

3.5.11 It is noted that none of the buildings in of merit in figure 9 above are statutorily
listed or fall within a Conservation Area. They are therefore not offered statutory
protection. However, where it is viable to incorporate them into redevelopment
opportunities, they can help reinforce and strengthen local identity, character and
sense of place, ensuring the area is distinct from other modern developments. This
is consistent with our approach set out in Core Strategy Policy CS12, which promotes
heritage led regeneration.

3.5.12 Existing building heights are predominantly 2-3 storeys. This provides
somewhat low/ medium densities and inefficient use of land given the areas status
as a key growth area, and the availability of public transport. Recent developments
such as Papermill Place signal a shift towards higher densities. That scheme in
particular, demonstrates how higher densities can be achieved in modern
developments without compromising design quality.

3.5.13 Policy CS15 (Well Design Buildings, Places and Spaces) from our adopted
Core Strategy sets out that 'tall' (10 storey +) and 'taller' (5-9 storey) buildings may
be appropriate on specific sites in the borough's key growth areas, including
Blackhorse Lane. However, detailed analysis of the character of the area, through
the Blackhorse Lane Urban Design Framework, recommends building heights of
primarily 3-6 storeys in order to marry the need to optimise densities with being
sensitive to the existing built fabric. This approach is mindful of the extent of 2 storey
residential neighbourhoods within the area, and the scale of existing buildings of
merit. It offers opportunities for the integration of some taller buildings in the area
with a grading down of heights where necessary to respect their surroundings. As a
broad principle, building heights at the upper level of this range (i.e; 5 to 6 storeys)
will normally only be appropriate on key 'gateway' sites where they can act as
landmarks and contribute to good placemaking. Any proposals that exceed this height
will require very strong justification and must be exemplars of design quality, in
addition to fully addressing the detailed criteria set out in Development Management
Policy DM32 - Tall Buildings.
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Figure 9 Buildings of merit

43Spatial Planning - Waltham Forest Council

Blackhorse Lane AAP Proposed Submission



3.5.14 In terms of specific sites adjacent to Blackhorse Road Station, the dip in
levels along Forest Road means that on Site BHL1 (The Station Hub andWaterfront)
a development of up to 6 storeys may be possible without overbearing surrounding
areas. Any such development would however need to pay careful consideration to
its interrelationship with existing buildings of merit such as the Standard Music Venue
and Tryst Public House. Due to the difference in site levels, 6 storeys may not be
appropriate on site BHL2 North.

3.5.15 Providing active frontages to properties will avoid the occurrence of dead
space and aide natural surveillance. In mixed use schemes, this can help ensure
alternative uses compliment each other in terms of amenity and safety. This can be
particularly important in realising aims to improve public access to the natural
landscape, without compromising the security of businesses and properties. It also
complies with the principles of ‘designing out crime’ which is a requirement of Core
Strategy Policy CS16: Making Waltham Forest Safer.

Relevant objectives:

Objective 4 – A Well Designed Place

3.6 Public OpenSpace andNature Conservation
Introduction

3.6.1 A series of open spaces are located within the Blackhorse Lane area, including
playing fields, allotments, parks, and watercourses. It also includes a significant
portion of the Lee Valley Regional Park. Despite this, the area has a largely urban
feel, and is identified as deficient in access to both nature and open space, as shown
in figure 10. Whilst sites such as Higham Hill Recreation Ground, Stoneydown Park,
and Coppermill Park all offer public access (see figure 11), there are a number of
outdoor sports facilities and allotments with only limited access.

3.6.2 Walthamstow Wetlands are an exceptional and extensive blue/green asset
adjoining the Blackhorse Lane area. Together with the wider Lee Valley Regional
Park they potentially offer access to nature, leisure and recreation for local residents,
workers and visitors. They could also be an important resource for education.
However, it is important that any such gains are balanced against their nature
conservation and biodiversity value, due to Site of Specific Scientific Interest (SSSI),
Ramsar site and Special Protection Area (SPA) designations. The boundary of the
Walthamstow Wetlands project area is shown in figure 12.
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Figure 10 Existing levels of access to open space
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Figure 11Open spaceswith public access, andwhere investment could enhance
capacity

Spatial Planning - Waltham Forest Council46

Blackhorse Lane AAP Proposed Submission



Figure 12 Walthamstow Wetlands in context
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Policy BHL9: Open Space and Nature Conservation

A) New developments in Blackhorse Lane should:

i) provide new green public open space, and appropriate landscaping, to ensure
new development has a ‘green signature’ and to provide opportunities for social
interaction and help alleviate flood risk. Play facilities should also be sought in
appropriate cases;

ii) be designed to respect the setting of the natural landscape, particularly along
the valley edge, and improve physical, visual and intellectual access to the Lee
Valley Regional Park and Walthamstow Wetlands.

iii) avoid any negative impact on Lee Valley Special Protection Area and Ramsar
site and other sites of importance to nature conservation, including watercourses.
In exceptional circumstances a development causing negative impacts may be
permitted, but only where appropriate mitigation for any harm has been provided,
and no adverse impacts on the integrity of the Lee Valley Special Protection
Area/ Ramsar Site would result;

iv) incorporate measures to enhance biodiversity, such as green/ brown roofs,
wildlife-friendly landscaping, tree planting, creating green corridors along
watercourses, bird nesting and roofing spaces;

v) provide financial contributions towards projects that enhance the quality of
open space and public access to it, in particular the Lee Valley Regional Park
and Walthamstow Wetlands.

B) Existing open spaces in the area should be protected and enhanced.
Opportunities for increased public use will be welcome.

C) To enhance biodiversity, water quality and public enjoyment, opportunities
to open up and naturalise the Dagenham Brook will be supported.

D) Development proposals that help protect and enhance the ecological integrity
of the Lee Valley Special Protection Area/ Ramsar Site, in order to sustain the
complex habitats and the levels of populations for which it was classified, will be
supported.

E) The area shown in figure 13 is no longer designated as a playing field.

Justification and explanation

3.6.3 Successful open spaces are fundamental to sustainable growth. If well
incorporated into developments, they can act as a common space and shared asset
that helps support social cohesion allowing communities from different backgrounds
to meet and mix. In preparing this AAP, the need for a ‘sense of community’ has
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been highlighted by local residents. Whilst a new neighbourhood centre will go some
way to offering urban space for people to mix, the landscape character of green
spaces along the western and northern fringes of the area is a key asset that new
developments should utilise.

3.6.4 Providing new public open spaces and appropriate landscaping will help
signal a better relationship with WalthamstowWetlands and the Lee Valley Regional
Park, and help address climate change. Such measures can create locally distinctive
landscapes, ecological/ green connections, and enable wildlife to flourish. Some
features could also provide additional functional benefits, such as flood mitigation;
by ‘making space for water’ within developments. Alongside the encouragement of
green industries, this can make a positive contribution for the successful
transformation to an area with high green credentials.

3.6.5 New open spaces could also include play areas and natural greenspaces
close to where people live and work, to provide opportunities for physical activity,
relaxation, healthy living, and general well-being. Opportunities for increased walking,
cycling, play, recreation and leisure are all compatible with the aims of the Lee Valley
Park Plan, and can enhance quality of life. Play spaces should be designed to
maximise their use, following principles set out in the Play England guide 'Design for
Play: A Guide to Creating Successful Play Spaces'.

3.6.6 A full range of attractive and well functioning open spaces throughout the
area will help overcome a largely grey and uninviting area that is currently dominant
within the urban fabric. This could help boost investor confidence and further improve
opportunities for regeneration and investment, since access to open space can
increase land values, as set out in the CABE publication ‘Does money grow on trees?’
(2005). It is also consistent with aspirations of the All London Green Grid SPG (Design
for London, 2012), that a shift from a grey to green infrastructure will secure
environmental, social, and economic benefits.

3.6.7 In addition to providing new green spaces, such as the new pocket park at
Sutherland Road (see section 4: Opportunity Sites), improved public access to
WalthamstowWetlands and Lee Valley Regional Park should be an underlying theme
to developments. This will compliment the provision of new spaces as part of a
co-ordinated approach to tackling the stark urban environment. Intellectual access
refers to an enhanced understanding of an area, including its historical context,
throughmatters such as appropriate signage and information. Enhancing such access
will help give the area a better sense of place. Where developments do not facilitate
improved physical and intellectual access, their designs should at least seek to
improve and exploit visual links to these major assets.

3.6.8 Walthamstow Reservoirs is a fully functional site, used by Thames Water for
London’s Water supply. Their full extent is shown in figure 12. It is recognised that
the functional aspects of the site will need to be considered when introducing public
access. Appropriate measures will need to be introduced to ensure that access
arrangements do not impact on the sites primary function.
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3.6.9 All waterbodies in the area form part of London’s Blue Ribbon Network, which
provides corridors for both wildlife and recreation as set out in the London Plan. Due
to their function as a crucial habitat for wildlife, it is important that any new
developments do not lead to the degradation of water quality, in line with the Water
Framework Directive (2000).

3.6.10 The Lea Valley is one of the key routes for migrating, wintering and breeding
birds in the Greater London area and as such acts as a refuelling site and safe haven
for tens of thousands of birds, primarily because it offers an extensive expanse of
wetland marsh and waterways. This environmental value has been recognised
through the designation of the reservoirs as a Site of Special Scientific Interest (SSSI).
In addition the reservoirs are designated under European law as part of the Lee
Valley Special Protection Area (SPA) which is also considered to be a wetland of
international importance under the Ramsar Convention.

3.6.11 It is therefore imperative that both developments in the locality, and our
aspirations for improved public access, are dealt with sensitively. Where individual
planning applications come forward, depending on the scale and location of proposals,
a Habitat Regulations Assessment may be required. This should identify potential
disturbance to natural habitats both during the construction phase and in the long
term. Any proposals that cause harm or disturb established habitats will need to be
supported by very strong demonstrable benefits, and if this is considered to outweigh
potential harm, mitigation such as habitat recovery and relocation will be necessary.
Any proposals would need to demonstrate that no adverse effects on the integrity of
the Lee Valley Special Protection Area/ Ramsar Site would result.

3.6.12 Respecting and enhancing the biodiversity of the area in new developments
will be expected. For example design features such as green/ brown roofs, bird
nesting and roofing spaces will all enhance the green credentials of the area. This
will underline an emerging ‘green signature’ in the area, and help ensure new
developments enhance rather than detract from, the existing nature conservation
value of their surroundings. This is consistent with the objectives of our Core Strategy
to protect and enhance biodiversity.

3.6.13 As new developments come forward, there will be an increased need for
open space in the area. Where this cannot be provided on site, financial contributions
will be sought towards improving existing public open space in the vicinity of the
development in order to enhance its capacity. The proximity of Lee Valley Regional
Park and Walthamstow Wetlands to a number of sites likely to come forward for
development, along with the scale of these areas of open space, means that these
will in most cases be the logical areas to focus such investment. It should be noted
that where amenity space is provided on site, this may not be sufficient to cater for
increased demand in the area and financial contributions will still be sought. Until
superseded by a local Community Infrastructure Levy, funding towards improvements
to open space will be captured through the application of the Blackhorse Lane
Planning Obligations Strategy SPD.
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3.6.14 Whilst the Lee Valley Regional Park andWalthamstowWetlands offer major
potential gains to the local community, other open spaces in the area are also of
value. Our Open Space Strategy has highlighted that there is potential for investment
in existing open spaces at Cheney Row, Folly Lane Community Woodland, and
Higham Hill Recreation Ground (all shown in figure 11) in order to enhance their
capacity. Investment in Cheney Row and Folly Lane Community Woodland are also
highlighted in the Lee Valley Park Development Framework.

3.6.15 Investment aimed at enhancing access to and quality of existing open
spaces along with provision of new open space within new developments, will ensure
the health benefits of better quality useable open space are distributed fairly across
the Blackhorse Lane area.

3.6.16 The Dagenham Brook (shown in figure 14), is a tributary to the River Lee
that runs alongside the Flood Relief Channel. Within the Blackhorse Lane area, much
of it is culverted. Not only does this raise maintenance issues (i.e. impact of any
blocked debris), it also eliminates any potential amenity and biodiversity value this
watercourse could bring to the area. Opening up and naturalising the Brook could
therefore help enhance the setting and green credentials of the area; which will further
underline the ‘natural signature’.

3.6.17 Under the Unitary Development Plan, the area shown in figure 13 was
designated as both a playing field and green belt. However, the site was not assessed
in our latest playing pitch strategy, and there are no managed or marked playing
fields on site. Successive planning permissions for use of parts of the site as amenity
space for the adjacent Gypsy and Traveller Site (known Peacocks Close), and as
part of a Muslim burial ground, means that only a small portion of the site it not in
active use, and there is no scope for future playing pitch provision. Removing the
playing field designation covering the site therefore overcomes a misleading
designation. As no changes are proposed to green belt boundaries, any future
applications for use of the site would need to meet the requirements of national green
belt policy as set out in the NPPF.
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Policy BHL10: Walthamstow Wetlands and Lee Valley Regional
Park

A) We will work with partners to promote and deliver Walthamstow Wetlands as
an urban wetland nature reserve and visitor centre for the benefit of local residents
and to support the wider visitor economy. Improved access to open space, and
enhancement of the sites natural and industrial heritage will be achieved by:

i) securing improved public access to Walthamstow Wetlands; through the
provision of new pedestrian and cycle routes connecting to the Lee Valley Path;
and enhanced entry points at the Station Hub, Lockwood Way, Forest Road,
and Coppermill Lane.

ii) refurbishment of the Marine Engine House to provide an educational resource
and centre for learning about water sustainability and climate change, café and
toilet facilities; and part of the Coppermill Building as office accommodation and
a viewing platform.

iii) enhancing the physical appearance of Forest Road as the main gateway into
Walthamstow Wetlands;

iv) pooling funding from a range of sources, including developer contributions
where appropriate.

B) We will also support and work with the Lee Valley Regional Park Authority
and other stakeholders to deliver the proposals set out in the Lee Valley Park
Plan 2000 and Park Development Framework where these will help to integrate
the WalthamstowWetlands with the wider Regional Park. Proposals to enhance
and redevelop visitor facilities including new visitor accommodation should be
developed to complement the whole Park, extending to the Queen Elizabeth
Olympic Park as one visitor destination.
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Figure 13 Former Gun Site Playing Field
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Figure 14 Location of the Dagenham Brook
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Justification and explanation

3.6.18 Walthamstow Wetlands comprises of ten reservoirs, which form part of a
larger chain of reservoirs along the Lea River Valley. This chain is the largest single
man-made body of water in London. The reservoirs are owned and managed by
Thames Water and as well as being used for the supply of drinking water, are a well
established fishery. Recently described by the Mayor as ‘London’s best kept secret’,
public awareness and access to the reservoirs is poor. Together with the wider Lee
Valley Regional Park the reservoirs offer a valuable resource that can greatly enhance
the setting of new developments and improve the quality of life of the wider
community.

3.6.19 The reservoirs have the necessary physical infrastructure and natural
characteristics to make the prospect of developing them into an urban wetland nature
reserve an attractive and obvious proposition. Approximately 310,000 people live
within a two mile radius of the reservoirs, and this figure is set to grow as the result
of regeneration efforts in Waltham Forest, Haringey and Enfield. Nestled between
Tottenham Hale and Blackhorse Road Stations, the excellent public transport links
mean the site can be sustainably accessed by visitors from further afield. Opening
Walthamstow Wetlands to wider public access and establishing the site as a nature
reserve is one of the Council’s objectives, which it is seeking to deliver through a
partnership with ThamesWater and key agencies. Developments in Blackhorse Lane
can both contribute to, and benefit from this initiative.

3.6.20 Opportunities to enhance public access toWalthamstowWetlands are cited
in our adopted Core Strategy, and the Mayor’s Opportunity Area Planning Framework
for the Upper Lee Valley and All London Green Grid SPG. The Council has
successfully levered in £288,000 of Heritage Lottery Funding to develop detailed
plans for the site and a subsequent bid of £3.5million will be submitted once detailed
studies have been completed. The project has also won the London Planning Awards
2012 under ‘best conceptual project’ category.

3.6.21 To ensure improved public access does not compromise the biodiversity
and nature conservation value of the site, a robust access management strategy will
be produced as part of theWetlands project. Sensitive wildlife areas will be screened
through additional planting, and infrastructure such as boardwalks, screens and
hides. Meanwhile, measures will be introduced to manage access through the site,
for example by introducing low key gates at strategic points within the existing pathway
network which can be closed during breeding cycles and opened at other times. In
addition, habitat enhancements will be achieved through plantation of floating
reed-beds and islands, creation of new fish swims, artificial sand/ earth banks and
better management of invasive species such as Japanese knotweed and giant
hogweed.

3.6.22 Proposals for the Wetlands include an improved and more inviting gateway
entrance at Forest Road. Welcoming signage, orientation maps and planting will help
make the entrance more attractive. Additional entry points are proposed at Coppermill
Lane, and across the Flood Relief Channel at Lockwood Way as shown in figure 15.
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Limiting access to these key points aims to strike a balance between making the
area accessible to surrounding communities, and respecting the functional
requirements of the site, and security of retained industrial areas. A new fully DDA
compliant cycle and footpath is also proposed through the site from Lockwood Way
to Coppermill Lane, linking with the Lea Valley Path and Queen Elizabeth Olympic
Park in the Lower Lee Valley.

3.6.23 Funding has been committed from the Outer London Fund and the
Environment Agency for the 1 Kilometre stretch of this cycle path from Lockwood to
Forest Road with access to the reservoirs via the existing Environment Agency bridge
which will be improved. This forms part of the overall bid for the site to Heritage
Lottery funding and is illustrated in figure 15. The purpose of this section of the route
is to enable direct access along the eastern boundary of the site to the Station Hub.
Additionally there is scope to develop routes through the Wetlands that maximise
opportunities for the public to access the natural and industrial heritage of the site.
An indicative route is shown on figure 15. The final route will however be subject to
the findings of a detailed assessment of impacts on biodiversity and nature
conservation.

3.6.24 As recommended by the Urban Design Framework, a key feature of
redevelopment of the Station Hub and Waterfront (see Section 4: Site BHL1) will be
the creation of a linear park and footbridge over the flood relief channel, that will
create a new east-west link into the Wetlands. The location of this is shown in figure
16. When combined with the new routes through the Wetlands shown in figure 15,
this offers major benefits for local residents.
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Figure 15 Routes into and around the Wetlands
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Figure 16 East-West link through the Station Hub
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3.6.25 The Marine Engine House was originally a pumping station and is located
near the entrance to the Wetlands at Forest Road. The building is architecturally
distinctive and is locally listed. It is partially in use as a workshop, but largely vacant;
making it vulnerable to dilapidation. Its location offers opportunities for refurbishment
and re-use as an educational resource and wetland centre. Major benefits of doing
so include:

Bringing a redundant building of heritage value back into productive use;
Creating educational opportunities for adults, and local schools and promoting
learning about the sites natural and industrial heritage and water sustainability
(previous consultation exercises have highlighted an appetite amongst local
schools for improved access to the reservoirs for educational purposes);
Create an amenity in the Wetlands which will encourage access by the wider
community including families and young children;
Promote sustainability by utilising existing infrastructure to support the
Walthamstow Wetlands project.

3.6.26 The Grade 2 Listed Old Coppermill Building is located to the south of the
site, close to a proposed entry point at Coppermill Lane. Whilst it currently houses
the Thames Water Health and Safety training facility and an operational store, it is
envisaged that the Italianate tower of this building offers scope for use as a viewing
platform, offering views across the landscape. It is proposed that part of the building
could be used to accommodate the new site staff and provide toilet facilities for
visitors.

3.6.27 Further details of proposals for the future use of these buildings are set out
in Section 4: Opportunity Sites. Their location is highlighted on figure 12.

3.6.28 Given the location of the Marine Engine House, Blackhorse Road and
Tottenham Hale Stations, Forest Road provides the logical gateway entrance into
Walthamstow Wetlands. However, at present, this stretch of road is largely geared
towards vehicular traffic and is a somewhat hostile environment for pedestrians and
cyclists. To encourage visitors to make sustainable transport choices, the physical
environment of this key gateway needs upgrading. The Council will work with
Transport for London and London Borough of Haringey to develop a scheme for
environmental improvement of the road, including new planting and directional
signage.

3.6.29 Funding theWalthamstowWetlands project will require pooling from a range
of sources. A round one application was submitted to Heritage Lottery Fund in
February 2012 and partnership funding has been identified from Thames Water and
the Environment Agency. The partnership is also developing a strategy to ensure
the long-term financial sustainability of the site including developer contributions
towards the project. Requiring such funds would be compliant with CIL regulations;
since the project will help address need for open space generated through new
developments, and help overcome the lack of opportunities for provision of significant
areas of new open spaces in the area.
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3.6.30 A significant area of the Lee Valley Regional Park lies within the Blackhorse
Lane area. The Lee Valley Regional Park Act 1966 gives the Lee Valley Regional
Park Authority a statutory responsibility to provide directly or with partners facilities
for sport, recreation, leisure, entertainment and nature conservation throughout the
Park. Under section 14 of the Park Act, we have a duty to include the Regional Park
Authorities proposals in our planning policies.

Relevant objectives

Objective 3 – A Green Place

3.7 Flood Risk
Introduction

3.7.1 Blackhorse Lane is an area in need of regeneration, but it is also an area
that is vulnerable to flooding. Some key sites within the area fall within flood zones
2 and 3a, as identified by the Environment Agency. A balanced approach is therefore
needed that neither precludes regeneration, nor increases the current level of risk
to human safety.

3.7.2 The Dagenham Brook also falls within the area covered by the AAP (see
figure 14). It is important that new development does not compromise its role, and
opportunities to enhance its function and amenity value are taken.
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Policy BHL11: Flood Risk

A) New developments in Blackhorse Lane should be designed and sited to
minimise and reduce flood risk to new and existing communities.

B) Basement dwellings will not be permitted, in the interests of avoiding
groundwater flooding issues.

C) All sites in flood zones 2 or 3, and any other sites over 1 hectare, should be
accompanied by a site specific flood risk assessment. This should be used to
ensure new developments minimise risk through matters such as:

i) incorporating Sustainable Urban Drainage Systems (SuDs) to achieve
Greenfield run-off rates, including maintenance schemes to ensure their long
term effectiveness is not compromised;

ii) configuring road and building layouts to preserve and improve existing flood
routing;

iii) raising habitable floor levels to an appropriate height above the maximum
flood water level;

iv) using flood resistant or resilient construction techniques dependent on likely
depth of flooding;

v) providing safe routes to and from properties, and evacuation strategies, so
that site users and residents have a means of safe access and egress during
times of flood

D) Where any development is proposed in areas susceptible to a 1 in 100 year
flood event, taking account of climate change (as shown in figure 17), provision
should be made for an equal level of compensation storage in the local area to
mitigate for this loss. This compensation must be level for level and volume for
volume and not alter flooding mechanisms or increase flood risk offsite.
Compensation must also be able to account for climate change.

E) Only water compatible and essential infrastructure uses (as defined by national
policy and associated technical guidance), will be allowed in flood zone 3b.

F) Where development is proposed near the Dagenham Brook:

i) No new development should be built over the Dagenham Brook Culvert;

ii) All development should be set back at least 4 metres from the edges of the
culvert and 8m from the open sections of the Dagenham Brook;

Iii) Opportunities should be investigated to open up the culvert and naturalise
the banks of the watercourse and implemented where possible.
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Justification and explanation

3.7.3 The need for regeneration of Blackhorse Lane is well established, and as
such it is identified as a key growth area in our Core Strategy. Flood risk is one of
many issues in the area, and a balanced approach is needed. To avoid new
development in Blackhorse Lane on flood risk grounds would do little to address
deprivation, or minimise existing levels of risk. Instead it will be more beneficial to
both existing and new communities to use new developments as an opportunity to
minimise or reduce existing levels of surface water flooding, whilst also siting more
vulnerable uses away from areas of highest risk.

3.7.4 Our Level 2 Strategic Flood Risk Assessment does not advocate the
construction of new, large scale flood defence infrastructure. This is due to the
probability that such measures relocate problems to adjacent areas; such as the
Northern Olympic Fringe; which is also a key growth area. Instead, wherever possible,
new developments should be directed to sites of lowest flood risk, and designed to
make space for water. Such an approach will minimise and reduce future risk to
occupiers of both new and existing properties.

3.7.5 It should be noted that there are sites within the AAP that are being advocated
for development, despite known flood risk. Most notably, part of the Station Hub and
Waterfront (Site BHL1) is identified at risk in our Level 2 Strategic Flood Risk
Assessment. Reasoning of why this is considered an exceptional circumstance,
where there are overriding benefits to development, is detailed in the Opportunity
Sites section of this document. Sensitive designs that give due consideration to
making space for water, will obviously be critical as detailed proposals are drawn
up. Proposals that do not adequately mitigate for the risk posed by development will
not be supported. The extent of flood zones in the AAP area are shown in figure 18.

3.7.6 Basement dwellings are particularly vulnerable to flooding. Given that there
is an established risk in the area, they are therefore unacceptable due to the likely
danger this would pose to occupiers.

3.7.7 Since there are no planned new large scale flood defence infrastructure to
protect new and existing properties, Site Specific Flood Risk Assessments will be
important in ensuring development proposals take the necessary measures to
minimise and reduce risk to human safety through their design. Whilst our Level 2
Strategic Flood Risk Assessment provides a useful starting point for informing these
assessments, it is worth noting that once it is available, The Environment Agencies
two-dimensional modelling study of the Lower Lee Valley will provide a more thorough
assessment of levels of risk, and should therefore also be used to inform detailed
development proposals.

3.7.8 Minimising risk takes two forms. The first is to seek to prevent major risks
through making space for water within new developments. This includes using
permeable surfaces to allow for natural drainage, providing storage ponds, and
enabling direct movement of water to storage/ drainage areas that does not affect
other properties. The second is to minimise damage caused by any flood. This
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includes: raising habitable floor levels so that damage to properties and risk of injury
are minimal, providing safe routes to and from properties in the event of a flood, and
taking account of likely flood depths to determine if properties should be designed
to keep water out of a property, or where this could cause structural damage, allowing
it to enter the property.

3.7.9 When raising floor levels is considered an appropriate course of action,
finished floor levels should be set at least 300mm above the 1 in 100 chance in any
year flood level, taking the effects of climate change into account. This is based on
advice from the Environment Agency, and will ensure risk of damage to property is
suitably minimised.

3.7.10 The level of growth proposed in the areas around Blackhorse Road Station,
which is logical in terms of aiding sustainable travel patterns, means building footprints
could increase in areas already susceptible to flooding. This is especially true when
likely impacts of climate change are factored in; as shown in figure 17. Where such
proposals come forward, to ensure there is no increase in flood depths, compensatory
storage should be provided on a level for level and volume for volume basis nearby.
Failure to provide appropriate mitigation in this respect would result in proposals that
increase flood risk in the locality, meaning they could not be supported.

3.7.11 As can be seen in figure 18, in Blackhorse Lane, Flood zone 3b is broadly
defined as the areas covered by the River Lee Flood Relief Channel and the
Dagenham Brook. To minimise risk to human health, land uses here are limited to
matter such as essential utilities infrastructure that must remain operable in a flood,
amenity space and outdoor recreation, and flood control infrastructure. This means
that existing uses within the designation are supported, and in principal the proposals
set out elsewhere (see Section 3.6: Public Open Space and Nature Conservation)
for a new towpath along the waters edge, and bridge into Walthamstow Wetlands,
can be supported. This is because such uses should not increase flood risk or prevent
the functional floodplain (i.e. flood zone 3b) from performing its intended purpose by
reducing storage volume or impeding water flow.
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Figure 17 1 in 100yr plus climate change
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Figure 18 Flood zones
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3.7.12 The Dagenham Brook is a heavily urbanised tributary to the River Lee.
Areas around it are susceptible to surface water flooding, causing some of the highest
flood depths in the borough, as evidenced by our Level 2 Strategic Flood Risk
Assessment. A cautious approach of providing a generous set back from the Brook
in any new development, is therefore necessary to minimise the level of risk to people
and property.

3.7.13 Within the Blackhorse Lane area, much of the DagenhamBrook is culverted.
This raises maintenance issues as any blockage of the culvert could undermine its
effectiveness. Furthermore, they undermine the ethos of ‘making space for water’,
and utilising watercourses as an opportunity, rather than constraint, on creating
attractive developments through redevelopment.

Relevant objectives

Objective 6 – A Sustainable Place

3.8 Transport
Introduction

3.8.1 When compared to other areas of the borough, Blackhorse Lane has strong
public transport links. This is a major asset that can help support a sustainable pattern
of growth that is not car dependent.

3.8.2 Oxford Circus is only 20 minutes away on the Victoria line, and overground
rail links the area to Barking and Gospel Oak. Bus routes 123, 158 and 230 means
the regeneration areas of Tottenham Hale, Walthamstow, and Stratford are also
within easy reach.

3.8.3 Despite these assets, the current layout of pedestrian crossings at the
Standard Junction compromises the ability of Blackhorse Road Station to effectively
serve the local area. Road traffic issues also exist, and throughout the AAP area,
the pedestrian and cyclist environment is largely poor.Transport for London are
currently investing in the capacity of the Victoria Line, and exploring options for the
bus network; including potential extensions of the 76 and 41 service to Blackhorse
Road, along with increased frequencies along these routes. However, a number of
other measures will also be needed to mitigate for the impact of future developments
on the transport network.
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Policy BHL12: Transport

A) Major new developments will be required to:

i) incorporate a network of streets designed for all users, that prioritises
pedestrians, cyclists, and public transport users, following the guidance in the
Urban Design Framework;

ii) incorporate appropriate traffic calming measures within the street network to
encourage pedestrian and cycle permeability and discourage rat-running by
vehicles;

iii) consider access to shops and services and public transport accessibility to
inform the density of new developments;

iv) take opportunities to enhance pedestrian and cycle access to the Lee Valley
Regional Park and Walthamstow Wetlands including the proposed extension to
the National Cycle Network (NCN) Route 1 between Lockwood Way and
Coppermill Lane;

v) accord with the maximum car parking and minimum cycle parking standards
set out in Appendix 4 of the Development Management Policies DPD;

vi) make a financial contribution towards proposed improvements to pedestrian
crossings at the Standard Junction and/ or other sustainable transport projects
in the area;

vii) provide and comply with a Travel Plan in order to minimise private car use
and harmful emissions, whilst also meeting the operational and servicing needs
of the development

B) On sites within easy walking distance of Blackhorse Road Station, car free
developments will be encouraged.

C) The Council will support in principle other sustainable transport measures
that encourage a modal shift including; the removal of unnecessary street clutter,
new secure cycle parking at public transport hubs, road narrowing and pavement
widening, Home Zones and DIY streets, Advance Stop Lanes, Greenways and
the introduction of bus priority measures.

D) The Council will work in partnership with the Greater London Authority ,
Transport for London, London Legacy Development Corporation , and the Lee
Valley Regional Park Authority to explore opportunities for improved sustainable
transport up the east side of the Lee Valley, drawing together a string of
development clusters and enhanced leisure activities.
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Justification and explanation

3.8.4 Part of the justification for directing growth towards the Blackhorse Lane area
is its comparative advantage to other parts of the borough in terms of public transport
accessibility and easy accessibility to opportunities and services nearby at
Walthamstow town centre. The availability of the tube, Overground trains, and local
buses means that if planned properly, a sustainable pattern of growth, that is not
overly reliant on the private car, can be achieved.

3.8.5 However, at present the area is largely car orientated, which discourages
sustainable travel choices. New developments offer a major opportunity to incorporate
a new high quality public realm that includes streets for everyone. The Urban Design
Framework includes detailed guidance on a network of streets that includes a street
hierarchy, street widths, and hard and soft landscaping requirements. Following this
guidance will help ensure places are created rather than roads; enhancing the social
function of the streets as a public space and encouraging walking and cycling.
Alongside a new neighbourhood centre, this will be important in encouraging walking
for short trips, and meeting the Mayor's target for an increasedmode share for cycling.

3.8.6 Encouraging walking and cycling can have health benefits to our resident’s,
whilst both in terms of increased uptake in physical activity, and stemming the growth
in polluting car trips. There are also benefits in terms of improved road safety. This
will be particularly important given plans for a new school in the area (see Site BHL2
South in Section 4: Opportunity Sites). The negative effects of growth in car use on
the environment are well documented.

3.8.7 Promoting sustainable transport is consistent with national, regional and local
policy and guidance, namely:

Creating Growth, Cutting Carbon: Making Sustainable Local Transport Happen
(Department for Transport, 2011);
Manual for Streets 2 (Department for Transport, 2010)
The Mayor’s Transport Strategy (GLA, 2010);
Waltham Forest 2nd Local Implementation Plan 2011-2014 (Waltham Forest,
2011).

3.8.8 Increased permeability will be a key theme of providing a network of streets
that encourages walking and cycling. However, given that the main road network
already suffers from some congestion, such as at the Standard Junction, there is a
danger that new streets are misused by private vehicles passing through the area
as an opportunity to avoid traffic hot-spots. Such treatment would undermine the
good intentions of creating an attractive public realm that is inviting to pedestrians
and cyclists. Rat-running should therefore be actively discouraged through traffic
calming measures such as 20mph speed limits, and psychological barriers such as
landscaping, narrow road widths, raised pedestrian crossings and some on street
parking. Traditional traffic calming measures such as bollards and gates which allow
pedestrian and cyclist access but restrict vehicular movement may be necessary in
appropriate cases. However, a cluttered street environment should be avoided.

Spatial Planning - Waltham Forest Council68

Blackhorse Lane AAP Proposed Submission



3.8.9 PTAL is a transport planning methodology, which assesses the geographical
access level of areas to public transport. The London Plan includes a density matrix
which can be used to inform a sustainable pattern of living that focuses higher density
developments to areas best served by public transport. In terms of the Blackhorse
Lane area, this logically means that highest density developments should located
on sites such as the Station Hub. The availability of public transport here, along with
the proposed new neighbourhood centre, means that residents of such developments
are less likely to be car dependent. Whilst PTAL provides a useful indicator of
acceptable densities, site specific matters such as the need for high quality designs,
application of appropriate space standards etc will also influence what is acceptable.
In addition, it is worth noting PTAL standards are based on current land use patterns.
Regeneration efforts could improve the general accessibility of the area or reduce
the need to travel by car, by securing improved connectivity to the station, and the
provision of new shops and essential social infrastructure such as GP surgeries and
schools.

3.8.10 Walthamstow Wetlands and Lee Valley Regional Park offers an often
undervalued tranquil environment away from nearby busy roads. Improved public
access will not only bring benefits in recreational terms, but also provide a more
inviting environment for movements to and from the Olympic Park, and employment
opportunities in neighbouring boroughs, and Central London for pedestrians and
cyclists. Policy BHL10 and figure 15 sets out where access into the park will be
improved, whilst a new fully DDA compliant cycle path is proposed through the site
from Lockwood Way to Coppermill Lane, as shown in figure 15. This will link with
the Lea Valley Path and Queen Elizabeth Olympic Park in the Lower Lee Valley. In
addition, money from the Outer London Fund has been secured for the provision of
new cycle parking at Lockwood Way and Forest Road entrances.

3.8.11 In the interests of a sustainable pattern of development, walking, cycling
and public transport should all be prioritised over the private car. Parking standards
set out in our Development Management Policies DPD apply. These aim to strike a
balance between prioritising alternative modes of transport, andmeeting the functional
needs of development. Generally speaking, these standards should be applied as a
maximum.

3.8.12 Achieving modal shift is not just about making it difficult to use the car
though. It is also about enhancing and promoting opportunities for alternative modes.
In terms of cycling, alongside an improved public realm, generous provision of secure
cycle parking should be sought. Again, standards set out in our Development
Management Policies DPD apply; although these should be treated as a minimum
rather than a maximum. Additional guidance forthcoming in the planned Sustainable
Transport SPD will also apply once adopted.

3.8.13 The current layout of the Standard Junction prioritises vehicular traffic at
the expense of the pedestrian and cyclist. ‘Sheep pen’ staggered crossings, whilst
intended to enhance safety, means the capacity for pedestrian crossings is low,
causing problems at peak hours when there are significant movements to and from
Blackhorse Road Station. It also makes crossing by wheelchairs, pushchairs and
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the visually impaired difficult to achieve in one movement. Projected growth in the
area will exacerbate these existing problems, and infrastructure improvements are
therefore necessary.

3.8.14 As set out in our preferred options paper, improvements to the existing
highway network (namely a new by-pass through the Station Hub site from Forest
Road to Blackhorse Road) has been considered and dismissed. The feasibility study
conducted by JMP in 2011 (Blackhorse Lane Traffic Management Scheme) found
such proposals to be unviable due to costs involved, loss of developable land, and
a requirement to purchase and demolish residential properties in private ownership
to achieve adequate visibility splays.

3.8.15 Furthermore, if such proposals were viable, they would do little to enhance
the pedestrian and cycle environment, and the major beneficiaries of the scheme
would be commuters by-passing the area who do not strengthen or contribute to the
local economy.

3.8.16 Whilst detailed intereventions are yet to be fully worked up, broad solutions
that prioritise pedestrians and cyclists are set out in the Urban Design Framework
and figure 19 below. This package of measures includes footway widening, advanced
stop lanes for cyclists, reduction in street clutter, direct crossing points for those with
wheelchairs and pushchairs, and central reservations offering opportunities for
informal crossings at Forest Road for other pedestrians. It is anticipated that such
measures could rebalance priority between different users of the junction, without
causing major additional delays to road users (as signal alterations could). The
benefits of these proposals are wide reaching for existing and future residents of the
Blackhorse Lane area. They include improved:

links from the north of Forest Road to Blackhorse Road Station;
east-west links into Lee Valley Regional Park and Walthamstow Wetlands;
access to the new neighbourhood centre and linear park into Walthamstow
Wetlands for residents in the south of the Blackhorse Lane area.
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Figure 19 Standard Junction improvements

3.8.17 As all new developments are likely to increase movements across the
Standard Junction, financial contributions towards the interventions proposed in the
Urban Design Framework will meet the tests set out in CIL regulations. At this stage
it is anticipated that these interventions could cost in the region of £1m. The Council
will therefore explore opportunities to supplement developer contributions towards
this infrastructure project with external funding.

3.8.18 Over the lifetime of the plan, additional sustainable transport projects may
come forward to further support sustainable development in the area. Where this is
the case, developer contributions may also be necessary. In the interim period until
a local CIL is developed, the existing Annexe to the Planning Obligations SPD will
provide the mechanism for collecting funds.

3.8.19 All major development proposals must be accompanied by a Travel Plan,
which sets out a full package of actions to encourage safe, healthy and sustainable
travel options. Measures will vary depending on site specific circumstances, but in
all cases a ‘carrot and stick’ approach is needed. This means that sustainable
transport modes should be incentivised alongside the discouragement of private car
use. Focus should not therefore simply be on matters such as Controlled Parking
Zones, but also securing improvements to the public transport network, pedestrian
and cyclist environment. Furthermore, where provision for motor vehicles is made,
charging stations for electric vehicles can facilitate a move towards less polluting
vehicles, whilst car clubs can encourage people to drive less by reducing the need
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for car ownership. Further advice is provided in the Transport for London document:
‘Travel Planning for new development in London'. Whilst significant and co-ordinated
effort is needed to minimise growth in private car use, such efforts must be balanced
against the operational needs of the development. In some circumstances, such as
for commercial developments, provision for servicing and waiting areas for taxis may
be necessary. Proposals should therefore meet the requirements of policy DM17C
of our Development Management Policies. Furthermore, vehicular access to sites
off of Forest Road and Blackhorse Lane should be provided from local roads, so that
they do not disrupt the Strategic Road Network.

3.8.20 Much of the quantum of development proposed in the Blackhorse Lane
area is to be directed towards sites close to Blackhorse Road Station. Improved
pedestrian access to the station, alongside better provision for cyclists (both in terms
of new/ improved routes, and generous cycle parking provision), and the provision
of car clubs, will minimise the need for car ownership amongst residents moving into
the area. This will be particularly true in areas within reasonable walking distance of
the station such as sites BHL1, BHL2 and BHL8. Subject to appropriate Travel Plans
and developer contributions, car free developments will therefore be encouraged in
such locations. Meanwhile, the Council will work with partners to secure additional
cycle parking at Blackhorse Road Station.

3.8.21 A corridor scheme has been implemented in Higham Hill Road to improve
road safety through a range of public realm works, including carriageway narrowing
and pavement widening, removal of street clutter, and bus stop enhancements. Over
the lifetime of the plan, funding may be secured for similar interventions in and around
the plan area.

3.8.22 Redevelopment of the Transport for London car park as a car-free or low-car
development as part of plans for the Station Hub (see site BHL1), will also bring
benefits in reducing car trip generation to the site. Such proposals will help reduce
unnecessary road trips from commuters using the car park in conjunction with the
Station as a park and ride facility to central London. The potential impacts of displaced
commuter parking on neighbouring streets and local amenity needs to be carefully
managed; something that enforcement of existing Controlled Parking Zones should
help achieve.

3.8.23 It is important that developments in Blackhorse Lane are not viewed in
isolation, but instead as part of a wider corridor of development activity along the
Lee Valley. As set out in the Growth Boroughs Prospectus (2012), opportunities may
exist for improved sustainable transport projects along the east side of the Lee Valley
to link new residential and employment generating developments with enhanced
leisure activities. Given the environmental designations covering the Lee Valley
Regional Park, as proposals are worked up, options will need to be subject to
Sustainability Appraisal and Habitats Regulation Assessment.

Relevant objectives

Objective 7 – A Connected Place
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3.9 Climate Change and Decentralised Energy
Introduction

3.9.1 Climate change is one of the greatest challenges facing the world today. Its
potential implications for the natural and built environment are widely acknowledged.

3.9.2 In line with national and London Plan targets, we are committed to reducing
carbon emissions in the borough by 60% by 2025, and 80% by 2050. The Mayor
also expects 25% of the heat and power used in London to be generated through
the use of localised decentralised energy systems by 2025.

3.9.3 The strategic location of Blackhorse Lane within the Upper Lee Valley means
that the area is well placed to secure new developments with strong green credentials;
and make a positive contribution towards the achievement of our carbon reduction
targets.

Policy BHL13

To ensure proposals in the Blackhorse Lane area minimise carbon emissions,
all developments of one or more units or greater than 100sqm should be
accompanied by an energy assessment that demonstrates:

- how the resource efficiency, carbon reduction targets and high environmental
standards set out in Policy DM11 from our Development Management Policies
DPD will be met;

- how the proposal will connect to the planned Decentralised Energy Network
for the Upper Lee Valley (unless this can be demonstrated to be unfeasible or
unviable). Where schemes come forward in advance of any Decentralised Energy
Network, they should be designed to be ‘connection ready’.

Justification and explanation

3.9.4 Measures set out elsewhere in this AAP, such as providing new open spaces
as part of developments, and co-ordinating land uses to minimise road travel, can
play a positive role in tackling climate change.

3.9.5 The area’s setting within the Upper Lee Valley provides excellent opportunities
for new developments to have strong sustainability credentials. Existing employment
areas offer scope for a growth in green industries, whilst use of green roofs,
landscaping, tree planting and SUDs in new developments can help signal a better
relationship with the adjacent Lee Valley Regional Park. The creation of new green
corridors can also support walking and cycling; which alongside the comparatively
good level of provision of public transport, and a planned new neighbourhood centre,
means new developments can provide exemplars of sustainable living.
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3.9.6 Designing new buildings so they use less energy, supply energy efficiently,
and use renewable energy will also be important. The standards that we will apply
to new development proposals are already established in Policy DM11 of our
Development Management Policies, and will apply to sites in Blackhorse Lane as
they would the rest of the borough.

3.9.7 Decentralised energy works by combining heat and electricity generation
processes and distributing heat to buildings via district heating pipes. Such networks
can secure substantial carbon dioxide emission savings, since they run at a greater
efficiency than centralised power stations. This can make it cheaper for developers
to meet carbon reduction targets and environmental standards such as Code for
Sustainable Homes and BREEAM. They also offer benefits to future occupants of
developments in terms of increased storage space and reduced maintenance costs
by removing the requirement for individual boilers.

3.9.8 The Upper Lee Valley combines strategic energy assets which could make
a Decentralised Energy Network commercially viable in the area. These assets
include energy from waste opportunities, significant regeneration activities, and a
vibrant industrial corridor that hosts several significant users of energy.

3.9.9 As part of the Upper Lee Valley Opportunity Area, there is therefore a long
term vision for a Decentralised Energy Network. Pre-feasibility work undertaken by
Parsons Brinkerhoff (2011) at a sub-regional level indicates that to deliver such a
network, in the short to medium term there will be a need for small ‘satellite schemes’
whereby developments in close proximity to one another can be served by a single
energy centre. This will ensure necessary infrastructure is delivered across different
development phases; which could then be linked together at a later date.

3.9.10 Feasibility work carried out by Parsons Brinckerhoff (2012) has identified
Blackhorse Lane as an area offering potential for a satellite scheme. Exact locations
are yet to be confirmed, but key considerations will include:

proximity to the proposed network route
visual impact and neighbour amenity
access for maintenance.

3.9.11 Where Decentralised Energy is proposed, infrastructure should be designed
in line with district heating best practice. The Greater London Authority is currently
developing a ‘Decentralised Energy Manual’, which is expected to be complete in
early 2013. Once in place, new developments should comply with the principles and
standards set out in this manual.

Relevant objectives

Objective 6 - A Sustainable Place
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3.10 Social Infrastructure
Introduction

3.10.1 Social infrastructure covers a wide range of services and facilities that can
help contribute to the creation of a sustainable community. It includes:

education facilities;
health services;
facilities for the emergency services;
sports and leisure facilities including swimming pools, sports halls and outdoor
sports spaces;
libraries;
jobs brokerage centres;
community space and faith facilities;
meeting rooms and halls;
public houses;
courts.

3.10.2 Green infrastructure such as public open spaces and children’s play space
are also an important aspect of sustainable communities, but are addressed separately
in the section on public open space and nature conservation.

3.10.3 Since being identified as a regeneration area in 2006, there has been some
success in terms of provision of new social infrastructure. Walthamstow Academy
has been built, Essex Hall has been redeveloped for healthcare purposes, new open
space is being provided as part of residential developments at Sutherland Road, and
sites have been made available for temporary community and faith use within
underused employment sites.

3.10.4 The level of growth anticipated for the area means more social infrastructure
will be needed. Providing this in today’s climate of public spending cuts will be a
major challenge. As set out in our Preferred Options document and supported by its
accompanying Sustainability Appraisal, education and health facilities are therefore
being prioritised in the area alongside green infrastructure.

75Spatial Planning - Waltham Forest Council

Blackhorse Lane AAP Proposed Submission



Policy BHL14: Social Infrastructure

To secure a sustainable pattern of development:

A) sites BHL2 South and BHL3 (see Section 4: Opportunity Sites) will be protected
for education use in the medium to long term to meet increased demand as
population in the area grows;

B) we will work with health providers and developers to secure the provision of
a new GP and dental practice within site BHL1, BHL4 or BHL6 (see Section 4:
Opportunity Sites);

C) The Tryst Public House and Standard Music Venue will be retained and
brought back into active use as part of the redevelopment of site BHL1 (see
Section 4: Opportunity Sites), as an important social facility;

D) a new community meeting space will be provided as part of the development
of site BHL7 (see Section 4: Opportunity Sites)

E) additional community uses and social infrastructure will be supported as part
of mixed use developments on opportunity sites, where there are no overriding
concerns in terms of neighbour amenity;

F) developer contributions will be sought to support the provision of new, or
expansion and maintenance of existing social infrastructure;

G) the net loss of key social infrastructure in new developments will be resisted.

Justification and explanation

3.10.5 Our Social Infrastructure and Needs Assessment (URS, 2009) identified a
range of infrastructure that needs investment in the borough, including open spaces,
indoor leisure facilities, community halls, libraries, education and health. However,
in the current climate of public spending cuts there is a need for a rationalisation of
services to areas with a wide catchment. Within the definition of social infrastructure,
as set out in our Preferred Options document, it is considered that education and
health facilities are those that offer the greatest value to new and existing residents
in the area. Other forms of social infrastructure such as libraries and leisure centres
do provide obvious benefits, but in the interests of prioritisation it is considered that
residents can be reasonably expected to travel further for such infrastructure; e.g.
toWalthamstow town centre. The importance of green infrastructure to the successful
regeneration of the area is discussed in detail in the section on public open space
and nature conservation.

3.10.6 Schools in the area are already operating at capacity, and whilst improving,
the borough's educational attainment lags behind other London boroughs. New high
quality education facilities will be important in raising educational attainment and
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attracting aspirational families to the area. We have purchased Site BHL2 South (see
Section 4: Opportunity Sites) and funding has been secured for the development of
a new secondary school to meet existing demand. It may be possible for this to be
multi-functional in terms of offering leisure and community facilities outside normal
operational hours. Beyond this, projected levels of growth are anticipated to result
in a need for a further 707 primary school places and 505 secondary school places.
Site BHL3 is therefore also earmarked for a new primary school. Prior to the
development of a new school at Site BHL2 South, temporary uses such as storage
may be acceptable.

3.10.7 The findings of the Social Infrastructure Needs Assessment included an
identified need for a new doctors and dentists surgery in the borough, based on
estimated levels of growth. As set out in the infrastructure delivery plan of the adopted
Core Strategy, a total of 4 additional GP practices and 4 dental practices are required
over the plan period, to be focussed in our key growth areas. As one of the key growth
areas, it is therefore logical that 1 GP practice and 1 dental surgery are provided.
Through discussion with landowners, opportunities have been identified on sites
BHL4 and BHL6 that are being further explored. Alternatively, such uses are
appropriate to the scale and function of the new neighbourhood centre proposed at
Site BHL1.

3.10.8 As set out in the sections on the new neighbourhood centre, and design
and local character, the Former Tryst Public House and Standard Music Venue is
recognised to be an asset to the area. Through redevelopment, we will therefore
require that this is brought back into use as a public house and music venue, to help
provide opportunities for social interaction and foster a sense of community.

3.10.9 Through negotiation with landowners, a new community meeting space is
to be provided as part of the development of site BHL7: Billet Works. A requirement
for the provision of this has been conditioned to the recent planning permission.

3.10.10 Since all forms of social infrastructure do provide benefits in terms of a
mixed and inclusive community, where further opportunities arise such uses will
normally be supported. This will however be subject to careful consideration of any
conflicts of interest with neighbouring occupiers. Furthermore, where proposals are
likely result in increased demand for social infrastructure that has not been mitigated
on site, developer contributions will be sought.

Relevant objectives

Objective 8 – A Community Place
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Opportunity Sites
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4 Opportunity Sites
4.1 Introduction
Introduction

4.1.1 A range of opportunity sites have come forward through previous consultation.
The sources of these are varied. They include the:

Interim Planning Policy Framework developed in September 2006;
Borough wide ‘Call for Sites’ in the summer of 2009;
Area Action Plan Issues Paper and Preferred Options Paper;
Ongoing discussions with landowners.

4.1.2 This section sets out our aspirations for these sites, based on what we think
is an appropriate and viable use of land that and can secure regeneration benefits
for the wider area. Proposals have been subject to liaison with relevant landowners.
The realisation of our aspirations for these sites will help contribute to the achievement
of the vision and objectives set out at the beginning of this AAP. They provide an
appropriate balance of uses to achieve an integrated and attractive urban environment,
and are broadly consistent with the growth targets for the area as set out in the
adopted Core Strategy.

4.1.3 Where figures are provided of commercial floorspace or number of residential
units, these provide a broad indication of what we think the capacity of the site may
be, based on matters such as PTAL ratings, pre-application discussions, and the
context of the surrounding area.

4.1.4 However, as the AAP covers development in the area up to the year 2026,
it is acknowledged that the economic market and other external forces may change
the potential developments over time. A degree of flexibility in terms of uses and
densities may therefore be necessary; especially if current market conditions persist.
For this reason, site specific guidance contained here is intentionally not overly
prescriptive.

4.1.5 Any proposals that depart considerably from the guidance in this section will
need to be supported by strong evidence of the benefits they bring and how they
comply with the vision, objectives, and broad principles of this AAP and the remainder
of the Waltham Forest Local Plan. As the Council has assessed the viability
implications of its policies on development in the borough, proposals that depart from
policy will also need to be supported by viability evidence to justify schemes that are
not strictly policy compliant.

4.1.6 Figure 20 shows where within the AAP each opportunity site is located. At
the end of the site specific guidance, we have prepared some target figures for
breakdown of uses and a timeframe for implementation of these developments.
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However, it must be stressed that this is indicative only and will inevitably be subject
to change as it is dependant on the actions of a number of partners, and uncertainties
such as the future economic climate.

4.1.7 Over the plan period it is also possible that sites yet to be identified come
forward for redevelopment. Where this is the case, proposals will be judged in terms
of their contribution towards the vision and objective of this AAP, compliance with
the key policy areas (section 3), and any other relevant policies from the Waltham
Forest Local Plan.

4.1.8 Where we do not believe sites that were put forward in the 2009 ‘Call for
Sites’ can realistically be developed, a brief commentary of our justification for
discounting them is provided. Their location is also shown in figure 32.

4.1.9 In determining development proposals for these opportunity sites, policies
contained both in this AAP, and in other parts of the local plan, will be important
considerations. For example, whilst no specific reference to water infrastructure has
been made in the AAP, Policy DM35: Water, from the Development Management
Policies, will be an important consideration in terms of ensuring the development of
opportunity sites are supported by adequate water infrastructure.

4.1.10 It should also be noted that due to the industrial past of the area, several
development opportunities may give rise to issues of land contamination. Planning
obligations to investigate and undertake remedial measures in accordance with
Development Management Policies will therefore be necessary.

4.1.11 All opportunity sites also fall within Source Protection Zones designated by
the Environment Agency. Sites BHL1, BHL2 North and BHL2 South fall in the inner
zone, whilst the remainder fall in the outer zone. These designations mean that care
will be needed to ensure development activities do not adversely affect sources of
high quality water usable for human consumption. Development Management Policy
DM25: Environmental Protection will apply to any proposals for redevelopment of
the site, which will ensure that the site is cleaned up and risk to water quality is
reduced.
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Figure 20 Opportunity Sites

81Spatial Planning - Waltham Forest Council

Blackhorse Lane AAP Proposed Submission



4.2 Site BHL1 - Station Hub and Waterfront
BHL1Site reference

Station Hub and WaterfrontSite name

6.8Site area (ha)

Predominantly general industrial and warehousing uses. Also
includes a vacant public house and music venue, surface level
car parking, and some B1 business space.

Current use

No recent planning applications, but of note our adopted Core
Strategy and the Mayor’s Upper Lee Valley Opportunity Area

Planning
history

Planning Framework have removed the SIL designation that
previously covered the site.

A large, relatively low density site located at the junction of Forest
Road and Blackhorse Lane. Industrial buildings dominate, which
are predominantly 2-3 storey warehouses. A large area of surface
level car parking is also provided at the Forest Road frontage of
the site.

Context

As set out in section 3.5: Design and Local Character, there are
some buildings of merit along the Blackhorse Lane frontage of
the site; namely the Kings Family Network building (art deco
building), the former Tryst Public House and Standard Music
Venue, and the frontage to Gnome House. Some mature trees
exist on the southern, western, and eastern boundaries of the
site.

Surrounded uses to the site are mixed. To the south of the site is
Blackhorse Road Station, which is adjacent another opportunity
site (BHL2 North). To the east is two storey Victorian terrace
housing, and a small retail parade, to the north is predominantly
industrial uses, and to the west is Walthamstow reservoirs and
the Lee Valley Regional Park. A series of cottages exist
immediately north of the Kings Family Network building.

In addition to Blackhorse Road Station, the site also benefits from
bus links toWalthamstow town centre, TottenhamHale andWood
Green.

3-5PTAL
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BHL1Site reference

Mixed use, incorporating approximately 1000 new homes and
approximately 4550m2 of commercial space (including retail, B1
business space, and social infrastructure), a new linear park, and
public open spaces.

Preferred land
use

Retail uses should be consolidated within the neighbourhood
centre frontage designated in figure 6, with no single retail unit
having a net floor area larger than 1000m2 to accord with Policy
BHL6: Neighbourhood Centre and Local Retail Parades. Further
detail of how uses should be co-ordinated is set out in the Urban
Design Framework.

IntensificationIssues/
Opportunities

The existing pattern of development has resulted in an inefficient
use of land at this major transport hub. A combination of large
industrial buildings and surface level car parking results in an
unattractive and impermeable built form at this prominent site.
Potential exists for high quality, higher density development with
active frontages that that better address public realm; in particular
the frontages of Forest Road and Blackhorse Lane. Opportunities
also exist to enhance views the striking views acrossWalthamstow
Wetlands.

Neighbourhood centre

There is currently a lack of quality shops and services in the
Blackhorse Lane area to meet the needs of local residents and
businesses. As a prominent central site close to the train station,
an opportunity exists to provide a core of activity in the form of a
new neighbourhood centre through use of ground floors for
convenience shopping, a retained public house and music venue,
new restaurants and cafes (potentially with internal courtyards as
shared public space), and social infrastructure, to compliment
existing retail units in the vicinity. Consolidating these uses along
the the Blackhorse Lane frontage not only helps compliment
existing retail, but also maximises their accessibility to the major
areas of population growth, north of Forest Road. Such units could
benefit also benefit from movements from visitors entering
Walthamstow Wetlands through the new linear park.

Employment
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5 Blackhorse Lane is home to a number of valuable businesses
providing local jobs. However, the ground floor frontage has been
earmarked for development of new retail uses for the reasons set
out above. Any new development proposals will therefore need
to secure the relocation of existing employers locally to ensure
our objective that Blackhorse Lane is a place to do business and
for creative businesses is not compromised. Similarly, relocation
of other existing businesses within the borough, such as those at
Ferry Lane Industrial Estate, will be sought.

Housing

Given the sustainable location of the site, scope exists for the
introduction of a significant amount of residential development.
This is envisaged to be a largely flatted development, geared
more towards smaller units rather than large family housing (but
with some provision of larger units). As public transport provision
is comparatively good, and the Lee Valley Regional Park provides
an attractive setting, high quality developments that attract the
upwardly mobile to the area are envisaged. The mass of people
and disposable income this would generate in the area can also
help support the provision of high quality shops and services in
the neighbourhood centre.

Heritage and building heights

Any new development needs to be harmonised with the heritage
of the area. A number of buildings are identified as being of some
merit; namely The Tryst Public House and Royal Standard Music
Venue, the Kings Network Building and the frontage to Gnome
House. The locations of these are shown on the plan below. In
addition, immediately outside the site area are some attractive
cottages (along Blackhorse Lane). To avoid over-dominating these
assets, building heights across the site should be restricted to 3-6
storeys; with particular care taken in terms of the harmonising
with the setting of existing assets.

Public realm and pedestrian/ cyclist environment

The area is currently car dominated, with a poor public realm and
environment for pedestrians and cyclists. Redevelopment can
better address the relationship of the site with the Lee Valley
Regional Park through the orientation of buildings and provision
of a new linear park and bridge as detailed in figure 16. Internal
courtyards, as set out in the Urban Design Framework, can also
provide opportunities for social interaction within the
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BHL1Site reference

neighbourhood centre. Developer contributions should be provided
towards improvements to pedestrian crossings at the Standard
Junction, and new pedestrian and cycle links within Lee Valley
Regional Park. To create an attractive and welcoming environment
around the linear park, there may be a need for some small scale
commercial uses such as cafes outside of the neighbourhood
centre as part of mixed use developments, in order to secure an
active frontage and bring life to this communal space.

Car parking

As the site is close to Blackhorse Road station and a number of
bus routes, car free development can be supported on the
residential element of any scheme. Some concession may be
necessary for disabled access, and the operational requirements
of the commercial element of any scheme.

Flood risk

Flood risk is also a constraint to development, and making space
for water will need careful consideration in development proposals.
Flood risk is highest on the western edge of the site, as shown in
figure 18. This has implications for the use of ground floor buildings
along the western edge of the site; since highly vulnerable uses
here should be avoided; yet any uses proposed should seek to
achieve an active frontage, and respect the boundaries of the
neighbourhood centre.

Despite known flood risk, the site is considered to pass the
sequential test required by national policy, due to the number of
key regeneration benefits redevelopment for the proposed uses
will bring that could not be achieved on alternative sites. These
overriding benefits are:

• It is the only site close to Blackhorse Road Station that offers
scope for comprehensive redevelopment incorporating a new
neighbourhood centre that includes indoor and outdoor spaces
for social interaction. This is important in meeting the requirements
of national planning policy on economic development and fostering
a sense of community;

• Its prominent location at a key junction, opposite Blackhorse
Road Station, and adjacent Walthamstow reservoirs, offers scope
for a high quality flagship development that enhances the image
of the area and exploits fantastic views of the reservoirs;
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• No other site offers the same opportunities in terms of providing
new physical and visual links into Walthamstow Wetlands for
surrounding communities that currently suffer from a deficient
access to open space;

• Alternative sites do not offer the same opportunities for the
restoration of the DagenhamBrook and enhancement of the Flood
Relief Channel.

Furthermore the Preferred Options Interim Sustainability Appraisal
noted that the development of the site is key to the regeneration
of the Blackhorse Lane area and the borough. Nevertheless, Site
Specific Flood Risk Assessments will be required when individual
planning applications come forward, in order to demonstrate that
dry access to a place of safety can be achieved in the event of a
flood, that development would not result in an increase in flood
risk elsewhere, and where possible, flood risk overall will be
reduced through the proposals. On the western edge of the site,
a clear buffer should be provided from the Dagenham Brook and
flood relief channel, in accordance with Policy BHL11: Flood Risk.

Walthamstow Wetlands

Proposals should seek to enhance the relationship with
Walthamstow Wetlands through the orientation of buildings,
provision of new routes into Lee Valley Regional Park, and
generous levels of landscaping, consideration of green roofs etc.
Proposals should seek to exploit views throughout the site; not
just for residents on the western edge immediately adjacent the
open space.

Whilst adjacent areas of nature conservation value are an asset
that developments should seek to better utilise, such interests
also influence development opportunities. Any demolition and
construction phases will need to minimise disturbance to wintering
waterfowl populations. This will be negotiated at the planning
application stage, but could include requirements such as using
noise attenuation techniques, or avoiding works between
September and March.

Noise and air pollution

As the Standard Junction experiences high levels of road traffic
air quality is known to be poor. Noise and air quality assessments
will therefore be needed as developments come forward, and
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depending on the findings, mitigation measures may be required.
This could include use of commercial buildings such as business
units rather than residential at street level.

Land ownership

One issue that has prevented the development of the site from
coming forward in recent years despite our regeneration efforts
is that the site is in multiple private land ownerships. A detailed
masterplan for the site that allows it to come forward in compatible
phases has therefore been prepared and included in the Urban
Design Framework.
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Figure 21 Site BHL1 design principles
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4.3 Site BHL2 North - Car Wash & Garage Site
BHL2 NorthSite reference

Car Wash SiteSite name

0.2Site area (ha)

Hand car wash, Renault garage and café.Current use

2011 – Approval for retention of use of the café for a further 3
years.

Planning
history

This site forms a rectangular wedge between the Barking to
Gospel Oak railway line to the south and Forest Road to the north.
It lies immediately adjacent to (but, does not include), Blackhorse
Road Station. It is also close to one of theWalthamstowWetlands
gateways.

Context

4-5PTAL

Mixed use with ground floor commercial units and/or social
infrastructure (approximately 1500 m²) with approximately 50
residential units above.

Preferred land
use

IntensificationIssues/
Opportunities

This site is currently underutilised. It lies immediately adjacent to
Blackhorse Road Station and is close to the proposed new
neighbourhood centre. It is therefore in a prime location for a more
intensive development maximising the benefits of its location. Any
intensification would need to respect the operational requirements
of the station though.

Walthamstow Wetlands

This site is adjacent to the Walthamstow Wetlands gateway and
one of its access points. Development proposals should reflect
the importance of this location. To enable a strong green signature
to development, proposals could introduce living walls, green
roofs, bird nesting boxes or plants that provide habitats and
feeding stations for wildlife. Also, given the sites proximity to the
wetlands, developers will need to minimise any potential
disturbance to wintering waterfowl during the demolition and
construction phases.

High profile location
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Given that this site is in a high profile location, at one of the
borough’s gateways, design quality must be of an exemplary
standard.

Building heights

As this site is in a prominent location at one of the borough’s
gateways, building heights of up to 6 storeys would normally be
acceptable. However given the shallow nature of the site, and
because it is adjacent to the 1-2 storey train station, building
heights of 4-5 storeys are likely to be more appropriate.

Nature of residential element of the development

Given the sites close proximity to public transport, a higher density
development (up to 700 habitable rooms per hectare) that is
intended to attract young professionals wanting convenient access
into central London would be appropriate. This is likely to see
proposals that show a larger number of flatted units with the
emphasis of amenity space provision, being quality rather than
quantity. Given air quality and noise from the adjacent rail line
and Forest Road, amenity space provision will be a challenge.

Activity

Development should seek to bring activity and natural surveillance
to the Forest Road frontage. This will improve the quality and
sense of safety of the public realm.

Public realm/access

Forest Road runs along the front edge of the site and is one of
the borough’s principal roads. Servicing is considered a challenge
to development proposals and should ideally be provided
off-street. Where on-street servicing is proposed, consideration
must be given to the impact on traffic flows and where necessary
mitigation measures proposed. A transport assessment will be
required.

The design of Forest Road is focused on the needs of vehicles
but does not provide a quality environment for pedestrians or
cyclists. Proposals should consider public realm improvements
near the site that celebrate this location as a gateway to the
Walthamstow Wetlands and the Blackhorse Lane area.
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Contributions towards the Standard Junction improvements
including opportunities for informal crossing along Forest Road,
away from the junction, as set out in figure 19 will be required.

Parking

Given that the site is immediately adjacent to Blackhorse Road
Station, a car free development in terms of the residential element
of any scheme would be appropriate (with exception of parking
provision for disabled units).

Noise and air pollution

The site lies between the Barking to Gospel Oak railway line and
Forest Road. Noise and air quality assessments will therefore be
needed, and depending on the findings, mitigation measures may
be required. This could include requiring commercial uses such
as business units at street level, rather than residential.

Flood risk

There is a risk of flooding along the boundary of Forest Road and
therefore a Site Specific Flood Risk Assessment will be required.

Contamination

Previous use of the site as a petrol station, and potential previous
use as a coal yard, means that land contamination may be an
issue. Development proposals would need to be supported by
investigative works and propose appropriate remedial measures.

Neighbourhood Centre

Whilst most of the site is occupied by a Car Wash business and
Renault garage, some small retail units also exist. A small
proportion of the site is currently occupied by small retail units.
Given the proximity to the train station, redevelopment should
seek to continue to provide such uses; which can capitalise on
passing trade from commuters.

Archaeological Priority Zone (APZ)

The site lies within the River Lea Valley APZwhich is characterised
by alluvial deposits. These have been shown to preserve
important archaeological remains dating from the pre-historic
period. A preliminary site evaluation may therefore be required
before development proposals are considered.

91Spatial Planning - Waltham Forest Council

Blackhorse Lane AAP Proposed Submission



Figure 22 SIte BHL2 North design principles
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4.4 Site BHL2 South - Blackhorse Road/
Hawarden Road

BHL2 SouthSite reference

Blackhorse Road/ Hawarden RoadSite name

1.7Site area (ha)

This site is currently vacant.Current use

2004 – Approval for an advertising hoarding.Planning
history

This broadly triangular shaped site lies to the south of the Barking
to Gospel Oak railway line and is very close to Blackhorse Road
Station. The southern edge is largely defined by the rear of
Hawarden Road properties and the Douglas Ayre playing fields.

Context

Walthamstow town centre can be reached via Blackhorse Road
tube station in approximately 10 minutes, and there are a number
of bus routes that run close to the site. The destinations of these
routes include Stratford, Wood Green and Ilford.

4PTAL

Education. A secondary school for 6 forms of entry. (Temporary
storage uses deemed appropriate in the short term as these would
not preclude later development for education purposes.)

Preferred land
use

AccessIssues/
Opportunities

Access to the site is perceived as a challenge to development as
Blackhorse Road becomes congested at times, and access from
Hawarden Road would require vehicles to pass through residential
streets. Proposals should therefore be accompanied by a school
travel plan and transport assessment. Care would also be needed
to ensure the operational requirements of the station are not
compromised.

Due to the developments impact on the Standard Junction,
contributions will also be sought towards the improvements set
out in figure 19. An additional pedestrian crossing further south
along Blackhorse Road to the site may also be necessary.

93Spatial Planning - Waltham Forest Council

Blackhorse Lane AAP Proposed Submission



BHL2 SouthSite reference

Proposals should explore opportunities to provide access to the
Douglas Ayre playing fields to the west of the site, given the
benefits this would provide in conjunction with the proposed use.

Building heights

The site is adjacent 2 storey residential properties on Hawarden
Road and is opposite Opportunity Site BHL8: 152/154 Blackhorse
Road; which is anticipated to bring an increase to the existing
building heights. Given this context, building heights of 2 to 4
storeys would be appropriate.

Prominent location

The Blackhorse Road edge of the site is in a prominent location
and distance views can be taken across the playing fields. Any
buildings edging these locations should therefore be of the highest
quality of design. Opportunities to exploit views south west across
Douglas Eyre Playing Fields,WalthamstowWetlands, and towards
the city, should also be considered.

Level variation

The existing arrangement shows a drop in level between
Blackhorse Road and the site area below. Proposals should
address this level change and show a built edge that fully connects
with the street.

Noise and air pollution

The site is adjacent to the Barking to Gospel Oak railway line and
Blackhorse Road which is one of the borough’s principal roads.
Noise and air quality assessments will therefore be required, and
depending on the findings, mitigation measures may be needed.

Trees

The Council will encourage the protection, maintenance and
enhancement of trees which are of public amenity and nature
conservation value. Therefore appropriate adequate provision
should bemade for the protection of existing trees and the planting
of new locally indigenous species wherever possible.

Walthamstow Wetlands
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BHL2 SouthSite reference

Given the sites proximity to the wetlands, developers will need to
minimise any potential disturbance to wintering waterfowl during
the demolition and construction phases.

Residential neighbours

Consideration should be given to the amenity and privacy of
residential neighbours on Hawarden and Edward Roads and
appropriate separation distances should be provided.

Contaminated land

There is the possibility of contaminated land due to previous uses,
which should be assessed and mitigated before development
commences.

Archaeological Priority Zone (APZ)

The site lies within the River Lea Valley APZwhich is characterised
by alluvial deposits. These have been shown to preserve
important archaeological remains dating from the pre-historic
period. A preliminary site evaluation may therefore be required
before development proposals are considered.
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Figure 23 Site BHL2 South design principles
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4.5 Site BHL3 - Willowfield School, Tavistock
Avenue

BHL3Site reference

Willowfields SchoolSite name

1.1Site area (ha)

Secondary schoolCurrent use

2006 – Approval to install security fencing to Tavistock Avenue
and Blackhorse Lane boundaries.

Planning
history

2003 – Approval to install storage container.

This is the site of an existing secondary school and is surrounded
by two storey Victorian houses. The eastern and western edges

Context

of the site are defined by the rear gardens of properties facing
onto Pembar Avenue and Blackhorse Lane, and the north and
south face onto Tavistock Avenue and Clifton Avenue.

3PTAL

Primary school education for 4 forms of entryPreferred land
use

Existing school buildingsIssues/
Opportunities

The school buildings are not locally or statutorily listed, however
there are two sections adjacent to Tavistock Avenue that provide
a typical example of a Victorian school. These sections have
heritage interest and therefore developers should seek to retain
where possible.

Access/parking

The development of this site to a primary school is likely to
generate an increase in traffic around the site. Proposals should
therefore be accompanied by a school travel plan and transport
assessment.

Public realm improvements

Depending on the outcomes of the school travel plan, developers
may be required to provide crossing points to improve pedestrian
access to the site.
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Proposals, where possible, should also seek to bring activity and
natural surveillance to the edges of Tavistock Avenue and Clifton
Avenue. The Tavistock Avenue edge of the site in particular feels
hostile largely due to the high security fencing.

Building heights

The site lies within a largely 2 storey residential context and
therefore building heights of 2-3 storeys would be appropriate in
ensuring development is not overbearing on surrounding uses.

Residential neighbours

The eastern and western edges of the site abut the rear gardens
of houses on Blackhorse Lane and Tavistock Avenue. These
edges should be treated sensitively ensuring appropriate
separation distances are achieved.

Trees/shrubs

There are a number of trees and shrubs on and along the
periphery of the site. The Council will encourage the protection,
maintenance and enhancement of those that have public amenity
and nature conservation value. Where appropriate adequate
provision should be made for their protection and new locally
indigenous species should be planted wherever possible.
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Figure 24 Site BHL3 design principles
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4.6 Site BHL4 North - Sutherland Road
BHL4 NorthSite reference

Sutherland RoadSite name

2.16Site area (ha)

The site comprises of a combination of existing small and medium
industrial units, with somemodern residential development on the
south-eastern portion of the site.

Current use

2011 – Outline permission for 45 residential units at 22 Sutherland
Road

Planning
history

2009 – Full planning permission for 40 residential units (8 x 2 bed,
24 x 3 bed, and 8 x 4 bed) at land adjoining Unity Works,
Sutherland Road

The site covers an area comprising a number of smaller sites,
largely in private ownership. The area forms part of a Borough
Employment Area designation in our adopted Core Strategy.

Context

Historically the majority of buildings have been 1-3 storey small
and medium industrial units, but successive planning permissions
granted under the Blackhorse Lane Interim Planning Policy
Framework for the area has seen a move towards higher density
residential schemes; particularly on the eastern side of Sutherland
Road.

Outside of the site boundary, 2 storey Victorian terrace properties
exist to the north, east and west. Successive planning permissions
both on this and adjacent opportunity sites means the character
of the area is changing significantly; with a recent shift towards
contemporary medium rise residential.

2PTAL

Mixed use including approximately 150 residential units, 2000m2
new B1 business space, and new D1 health centre.

Preferred land
use

EmploymentIssues/
Opportunities

The site is currently home to a number of employers and is
designated as a Borough Employment Area in our adopted Core
Strategy. Some units, such as Dunhills, provide valuable
employment for skilled craftsman and operate with minimal
disturbance to the surrounding area. Others, such as meat
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processing units, are less compatible with emerging residential
developments, but do offer scope for refurbishment and re-use
as B1 units for creative industries. B1 uses are by their nature
more compatible with surrounding residential in terms of less
noise, dust and fumes, and can reduce requirements for untidy
outside storage of pallets and waste.

Given the employment designation that covers the area, and the
cumulative impact successive residential permissions have had
on changing this character, it is important that future proposals
maximise the provision of new, fit for purpose B1 business space
that makes a positive contribution towards a vibrant mixed use
area. Proposals will be expected to demonstrate an uplift in
employment levels on site and also that the level of fit for purpose
B1 space provided is the maximum that can be secured on viability
grounds, as part of a high quality development that offers wider
benefits. Whilst it is recognised that providing new B1 business
space impacts on a schemes viability, the Borough Employment
Area designation that covers the site means that the Council will
place high priority on the need to provide new, fit for purpose
business space.

Housing

To help address housing need, and enhance the physical image
of the area, there is scope for some additional residential use
interspersed amongst the new B1 business units. Permissions
referred to in the planning history above has already established
that residential development is acceptable on some plots, whist
full details of other areas where residential is considered
acceptable as part of a vibrant, mixed use area as set out in the
Urban Design Framework. As set out above, due to the
employment designation covering the area, a careful balance
needs to be struck between business and residential uses, and
schemes that fail to provide significant employment benefits will
be unacceptable.

Social infrastructure

The scale of growth in the wider area increases demand for health
facilities. As set out in the Urban Design Framework, as part of
the redevelopment of this area there is scope for a new such
facility at the junction of St Andrews Road and Sutherland Road.

Public realm
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Currently the pedestrian environment is unattractive and unsafe,
with a lack of natural surveillance. Proposals in the area should
seek to incorporate an attractive public realm including amenity
space and street trees in accordance with the Urban Design
Framework and complimenting interventions to be made using
the Outer London Fund. New uses should also provide active
frontages to the public realm to enhance opportunities for natural
surveillance.

Building heights

Existing building heights are low but there is an emerging context
of higher density development to the east of Sutherland Road. As
set out in the Urban Design Framework, a mix of building heights
from 2-4 storeys will enable to development to sit comfortably with
the existing and emerging context.

Land ownership

The site is in multiple ownerships. To enable development to come
forward in a phased manner that reflects land ownerships, the
Council has prepared a detailed masterplan for the area as part
of the Urban Design Framework.
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Figure 25 Site BHL4 design principles
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4.7 Site BHL4 South - Sutherland Road
BHL4 SouthSite reference

Sutherland Road SouthSite name

1.33Site area (ha)

The site forms part of a wider development area which is largely
comprised of small and medium industrial units. Some of the

Current use

units on this site are vacant, and there are also offices for a
community outreach facility.

2012 -Approval of outline planning permission for 110 residential
units, 290m2 B1 space and 142m2 of flexible commercial space
at Unity Works.

Planning
history

2010 – Refusal to change the use of Sutherland House to a social
centre.

2008 – Approval to install telecommunications equipment on
Sutherland House.

2003 – Refusal to change of use of Sutherland House to a Church.

This site fronts onto the north and south edges of Sutherland Road
and is adjacent to the recently built contemporary residential
scheme of up to 5 storeys (Unity Works) to the north. It backs

Context

onto Victorian houses to the East and theWebb's Industrial Estate
(Site BHL6) to the south and west. Opportunity Site BHL4 North
is located at the northern edge of the site.

Blackhorse Road Station, the proposed new neighbourhood
centre, and Walthamstow Wetlands can all be reached within ten
minutes by foot.

Existing buildings include a mix of dated 1-3 storey warehousing
and office buildings that landowners have struggled to let and
subsequently provide a low level of employment. Subsequently
on the northern portion of the site a mixed use scheme
incorporating high quality new B1 business space has been
approved.

1b/2PTAL

A mixed use development with 2700m2 B1 use, approximately
200 residential units above, and retained community uses.

Preferred land
use

Spatial Planning - Waltham Forest Council104

Blackhorse Lane AAP Proposed Submission



BHL4 SouthSite reference

EmploymentIssues/
Opportunities

Given the employment designation that covers the area, and the
cumulative impact successive residential permissions have had
on changing this character, it is important that future proposals
maximise the provision of new, fit for purpose B1 business space
that makes a positive contribution towards a vibrant mixed use
area. Proposals will be expected to demonstrate an uplift in
employment levels on site and also that the level of fit for purpose
B1 space provided is the maximum that can be secured on viability
grounds, as part of a high quality scheme that offers wider benefits.
Whilst it is recognised that providing new B1 business space
impacts on a schemes viability, the Borough Employment Area
designation that covers the site means that the Council will place
high priority on the need to provide new, fit for purpose business
space.

Housing

To help address housing need, and enhance the physical image
of the area, there is scope for some additional residential use
alongside new B1 business units. As set out above, the mix of
residential and business space will be important and must respect
the employment designation covering the area. Proposals should
seek to maximise business space, which could include through
some live-work units.

Public realm/access

The area generally suffers from a lack of east-west connections.
The development of this site provides an opportunity to improve
the permeability by extending the proposed green link through
Site BHL6 through to Stirling Road, by upgrading the existing
footpath and orientating buildings so that it becomes an attractive
feature of the public realm.

Additional public realm improvements should also be made to
improve the quality of environment for pedestrians and cyclists.
This should include street trees to soften the hard form of built
development, and strengthen associations with the nearby open
spaces of Lee Valley Regional Park and Walthamstow Wetlands.

Activity
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BHL4 SouthSite reference

Proposals should seek to bring natural surveillance and activity
to the edge of Sutherland Road and to the edge of the proposed
east-west link as both of these areas will form part of the public
realm.

Existing residential neighbours

The east of the site is adjacent to existing residential neighbours.
Consideration should be given to the privacy and amenity of these
neighbours by providing appropriate separation distances to
habitable rooms.

Trees

There are a number of trees on or adjacent to the site, for example
the street trees adjacent to the outreach centre and along the
southern boundary with the Webbs site. The merit of these trees
should be considered and where necessary incorporated into
proposals with consideration given to their protection during
construction and their distance from proposed buildings (allowing
for future growth enabling sufficient light to enter windows).

Building heights

Given the sites context of 2 storey residential neighbours and the
anticipated increase in building heights of nearby developments,
building heights of 2-5 storeys would be appropriate for this site
with the taller element towards the north west of the site edging
Sutherland Road.
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Figure 26 Site BHL4 South design principles
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4.8 Site BHL5 - Papermill Place
BHL5Site reference

Papermill PlaceSite name

1.09Site area (ha)

323 residential units (127 x 1 bed, 149 x 2 bed, 37 x 3 bed, 10 x
4 bed)

Current use

2006 – outline planning permission for mixed use redevelopment
comprising 3220m2 industrial development and 37 live-work units
(3950m2 floorspace) on western portion of site and full planning

Planning
history

permission on the remainder for 241 residential units (105 x 1
bed, 117 x 2 bed, 17 x 3 bed and 2 x 4 bed), involving the erection
of buildings ranging between 3 and 6 storeys in height, provision
of surface and basement.

2008 – full permission granted for 4-6 storey development to
provide 115 apartments in the southern portion of the site
(superceding part of earlier outline permission)

2010 – full planning permission granted for 4-6 storey development
to provide 82 residential units (22 x 1 bed, 32 x 2 bed, 20 x 3 bed
and 8 x 4 bed), associated car, cycle and motor cycle parking,
refuse and recycling storage facilities, and a new public open park
(superseding outline element of permission 2006/0064)

The site forms part of what was in the past a larger industrial
estate covering the Sutherland Road area. As warehouses and

Context

factory buildings dated and proved increasingly difficult to let, the
implementation of the above planning permissions have signalled
a shift towards medium density contemporary residential
development in the area. Surrounding this uses include a
combination of low rise industrial units and Victorian terraced
properties.

2PTAL

As current use set out abovePreferred land
use

Design qualityIssues/
Opportunities

The succession of planning permissions referred to above have
now been implemented. This has resulted in a contemporary
residential development that makes a positive contribution towards
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BHL5Site reference

the amenity of the local area. Phases 1 and 2 were highly
commended in the London Evening Standard NewHomes Awards
for its high quality design. The scheme overcomes the unsightly
nature of previous industrial uses and through its high quality
design can help contextualise and encourage further investment
in the area.

Mixed communities

The mix of dwellings secured provides for a sustainable mix of
property types and tenures. This helps address housing need in
the borough, including for families (through the inclusion of 3 and
4 bedroom properties) and first time buyers (through products
such as affordable shared ownership and rent now buy later).

Public realm

The development has also secured community benefits through
the provision of a new public park incorporating an area for
children’s play adjacent Sutherland Road path and a more
welcoming environment for pedestrians to use the pathway for
east-west movements to and from Blackhorse Road station.

4.9 Site BHL6 - Webb's Industrial Estate
BHL6Site reference

Webb’s Industrial EstateSite name

1.67Site area (ha)

Predominantly container and scaffolding storage, with some small
industrial units to the western side; including the manufacture of
buckles and clothing trimmings.

Current use

2011– Outline consent for mixed use development including 235
residential units (83 x 1 bed, 104 x 2 bed, 40 x 3 bed, 8 x 4 bed),

Planning
history

786m2 of B1 Artisan Workshops, 1099m2 of retail space
(A1/A2/A3), highways alterations, an energy centre, and creation
of new public realm works, landscaping and car parking.
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BHL6Site reference

The site is currently largely used for storage purposes, with a
large open area and a limited number of small, predominantly 1
storey industrial units on site. 1-3 storey commercial and industrial

Context

uses are located mainly to the northern and western aspects of
the site, with some additional industrial units immediately to the
east. Residential is also a common use in the area, in the form of
Victorian terraced housing to the south along Blenheim Road,
and contemporary medium density schemes to the north-east
such as Papermill Place (site BHL5).

The estate backs onto Blackhorse Road and as such is potentially
easily accessible from the tube and overground station (less than
450 metres away).

2/3PTAL

Existing outline planning permission establishes appropriate uses
and quantum of development for the site.

Preferred land
use

IntensificationIssues/
Opportunities

Webb’s Industrial Estate is currently an underutilised site with a
poor physical appearance. As a brownfield site close to Blackhorse
Station, opportunities exist for intensification that can secure
regeneration benefits.

Employment

Whilst the site falls within a Borough Employment Area as
designated by the adopted Core Strategy, the nature of uses
means the actual quantum of employment on site is low (recently
estimated to be supporting only 77 jobs). A mixed use
development can therefore support an increased job provision
through the introduction of higher employment generating uses
such as quality B1 units for creative industries and small scale
retail and/ or social infrastructure; whilst also addressing local
housing need and making environmental enhancements. In
determining the recent outline application it was estimated that
proposals would uplift the job creation on site to 175 jobs.

Permeability

Situated between Blackhorse Road station and existing and
emerging residential communities to the north east, the site offers
an opportunity for improved permeability in the area through the
introduction of new east-west links. Pedestrian/ cycle links can
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BHL6Site reference

provide an attractive communal amenity facility, whilst as set out
in the Urban Design Framework, the provision of separate
vehicular access could serve new employment units.

Active frontages

Current land use patterns fail to address the sites most prominent
boundaries; i.e. Sutherland Road and Blackhorse Lane.
Redevelopment offers opportunities for the introduction of active
frontages at both of these boundaries to enhance the physical
image of the area.

Sensitive uses

To the immediate south of the site, 2 storey terraced residential
exists. It is therefore important that this boundary is treated
sensitively so neighbouring properties do not suffer from loss of
light etc.
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Figure 27 Site BHL6 design principles
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4.10 Site BHL7 - Billet Works
BHL7Site reference

Billet WorksSite name

3.35Site area (ha)

The existing site area includes low level workshop buildings, a
1970s 5-storey office building, and 2 storey Victorian warehouse
buildings. It also has a retail frontage to Billet Road.

Current use

2012 – permission for mixed use development including 344
residential units (37 x 1 bed, 128 x 2 bed, 142 x 3 bed and 37 x
4 bed), 787m2 retail (A1-A3), 1119m2 office floorspace (B1),
496m2 community space and crèche (D1), 293 car parking spaces,
696 cycle spaces and provision of amenity space.

Planning
history

2010 – refusal of mixed used development including 562 dwellings,
863m2 retail (A1-A3), 910m2 business space (B1), and 1801m2
of leisure/ community facilities (D2).

Whilst the site is predominantly in industrial use, the condition of
existing buildings is poor. In 2008 the entire site area was
estimated to employ 154 people.

Context

To the north, the site is bounded by the Cheney Row Open Space
and by playing fields within the grounds of Walthamstow Academy
to the east. 2 storey inter-war housing exists to the south, and
Billet Road Local Retail Parade to the west.

Blackhorse Road Station is 1.8km to the south west of the site.
The Crooked Billet roundabout (junction with the North Circular
Road) is approximately 500m to the east. Bus routes 158, W15
and W16 operate within 640m of the site.

2PTAL

Existing permission establishes appropriate uses and quantum
of development for the site.

Preferred land
use

Design qualityIssues/
Opportunities
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BHL7Site reference

Existing uses result in an untidy image on this prominent location.
Redevelopment brings an opportunity for a high quality
contemporary design, including new fit for purpose, flexible,
employment space for small businesses, and small scale retail to
provide an active frontage to Billet Road.

Housing

Intensification can help address housing need in the area. In
particular, proximity to local schools means the site lends itself
towards a significant proportion of family housing. This is also
consistent with requirements for lower density development than
sites closer to Blackhorse Road Station.

Building heights

The site is largely surrounded by 2 storey development, but is
large enough to define its own character. To respect existing
patterns of development, a stepping up of storeys is necessary.
In doing so, a range of storeys between 2 and 5 is achievable.

Open space

The site is bounded by open space to the north, including Cheney
Row Open Space, and Lee Valley Regional Park. Development
should exploit such assets through the introduction of physical
and visual links to such space.

Community facilities

Through comprehensive redevelopment, there is scope for
provision of social infrastructure to benefit residents of the scheme
and those in the surrounding neighbourhood. The permitted
schememakes provision for a meeting space for local community
groups, and a crèche.

Transport

Relative to other opportunity sites in the Blackhorse Lane area,
public transport accessibility is poor. Developer contributions for
matters such as increasing bus capacity is therefore necessary.
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Figure 28 Site BHL7 design principles
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4.11 Site BHL8 - 152/154 Blackhorse Road
BHL8Site reference

152/154 Blackhorse RoadSite name

0.19Site area (ha)

Offices & builders yardCurrent use

2011 – Refusal to increase in height of the garage/workshop at
rear to incorporate mezzanine floor and change the use of the
building to form student common room for adjacent college.

Planning
history

2011 – Approval to continue the use of the first and second floors
as a training college

2006 – Approval to install telecommunications equipment.

2000 – Approval to install telecommunications equipment.

This site is currently occupied by a 3 storey 1970s office building
and builder’s yard and is very close to Blackhorse Road station.

Context

The Barking to Gospel Oak railway line runs to the north, and
Victorian terraces characterise the south.

3-4PTAL

Mixed use with commercial uses on the ground floor
(approximately 650m²) and approximately 40 residential units

Preferred land
use

above. Commercial uses could include B1 business space, social
infrastructure, or leisure uses such as a gymnasium.

High profile locationIssues/
Opportunities

This site is in a high profile location on one of the Blackhorse Lane
area gateways. Proposals should therefore show the highest
quality of design to help enhance to image of the area.

Building heights

The existing building is 3 storeys, and its immediate residential
neighbours are 2 and 3 storey. Latchington Court which lies
adjacent but on the other side of the railway line is 4 storeys.
Given this context building heights of 3 to 5 storeys would be
appropriate for this site with the lower element located to respect
the amenity and building heights of existing residential neighbours.
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BHL8Site reference

Access

Uses should not exacerbate traffic congestion around standard
junction and therefore a traffic assessment will be required.

Contributions will be sought to improve crossing points around
the Standard junction and improve public access to the
Walthamstow Wetlands.

Nature of residential element

The Council would expect to see medium to high residential
densities in this location, and whilst the site is outside the proposed
neighbourhood centre would also anticipate proposals that attract
young professionals who could benefit from good links into
London. This is likely to see proposals that show a larger number
of flatted units with the emphasis of amenity space provision being
quality rather than quantity.

Parking

Given the sites close proximity to Blackhorse Road station and
that there are a number of buses that run along Blackhorse Road,
this would be an appropriate location for a car free development
for the residential element of the scheme.

Trees

There are trees on or adjacent to the site, for example 2 street
trees to the front and large trees in the builder’s yard to the rear.
The merit of these trees should be considered and where
necessary incorporated into proposals with consideration given
to their protection during construction and their distance from
proposed buildings (allowing for future growth enabling sufficient
light to enter windows).
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Figure 29 Site BHL8 design principles
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4.12 Site BHL9 - Former Essex Arms Public
House

BHL9Site reference

Former Essex Arms Public HouseSite name

0.14Site area (ha)

Mixed use; 436 m2 A1 retail store at ground floor (occupied by
Tesco Express), with 17 residential units above (6 x 1 bed, 8 x 2
bed and 3 x 3 bed).

Current use

2009 – full planning permission granted for above uses and
associated car and cycle parking

Planning
history

The site was previously occupied by the Essex Arms Public
House, which closed down in 2007.

Context

3-4 storey social housing abuts the site boundaries, with 2 storey
terraced properties opposite. The site fronts onto Forest Road,
a key route through to Walthamstow to the east, and Tottenham
to the west. There is a bus stop immediately outside the site,
served by the 123.

A small parade of shops is in close proximity to the site on both
sides of Forest Road. This includes uses such as newsagents,
takeaways, a launderette, letting agents.

4PTAL

As current use set out above.Preferred land
use

Positive use of siteIssues/
Opportunities

Development of the site in accordance with application 2009/1429
has now been completed. Prior to development numerous
complaints had been received regarding antisocial behaviour,
flytipping and rough sleepers. Redevelopment has helped
overcome this, whilst also making a positive contribution to the
streetscape through the use of a contemporary pallete of materials
and a scale consistent with its surroundings.

Housing need and local convenience shopping

119Spatial Planning - Waltham Forest Council

Blackhorse Lane AAP Proposed Submission



BHL9Site reference

The provision of a mix of affordable housing products in the
scheme helps address local housing need, whilst the retail
element helps improve the modest local convenience offer in the
area for the established residential community.

Raising design standards

Along with Papermill Place (see site BHL5), development provides
a useful context of how the character of the area is changing. It
could also provide a catalyst for further physical enhancements
along Forest Road.

4.13 Site BHL10 - Marine Engine House
BHL10Site reference

Marine Engine HouseSite name

0.5Site area (ha)

VacantCurrent use

No recent historyPlanning
history

The Marine Engine House is a former East London Waterworks
Company pumping station that was erected in 1894 as part of the
Walthamstow reservoirs development. It is located close to the

Context

main entrance to the Walthamstow Wetlands at Forest Road and
falls approximately half way between Blackhorse Road and
Tottenham Hale rail stations.

The building is approximately 455 m² and single storey with one
part having a double height ceiling. It is brick built with fine
detailing and makes a positive visual contribution to the landscape
of the reservoirs. The building has been recently added to the
Council’s Local List due to its architectural and historical interest.
It is largely empty with some original pumping kit.

3PTAL

To provide a visitor centre for Walthamstow Wetlands, including
an education space for school visits from across London, a flexible

Preferred land
use
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BHL10Site reference

exhibition space (for community use, seminars and promote
learning about the supply of water to cities and impacts of climate
change on water resources), and a cafe with toilet facilities.

Legibility/wayfindingIssues/
Opportunities

The site is not clearly visible from Forest Road. Developers should
seek to open views to announce its presence and assist with
wayfinding. Where necessary this should be supported with
appropriate signage.

Public realm

Public realm improvements should be made on Forest Road
outside the site to highlight this as a special location, assist with
wayfinding and celebrate this as a gateway to the Wetlands.

A crossing point may also be required outside the site to facilitate
easy access for pedestrians and cyclists arriving from the northern
edge of Forest Road.

Access

Vehicular access to the site would be from Forest Road (as at
present), which leads onto a car parking area. The entrance
should be welcoming for visitors, and new reception/entrance
buildings and improved landscape treatments may be required.

Given the location between TottenhamHale and Blackhorse Road
stations, and planned improvements to pedestrian and cycle
movements in the locality, it is important that car parking provision
is minimal and suitable provision is made for secure cycle storage.

Those arriving to the site from Forest Road will be required to
travel south to Marine Engine House and pass underneath the
Barking to Gospel Oak railway line. At present there are numerous
arches/underpasses that allow free movement under the line.
These should be retained and improved to bring a offer quality of
experience for visitors.

It is anticipated that pedestrian and cycle footpaths are to be
opened as part of the Wetlands which will enable visitors who are
travelling by bicycle or by foot to arrive from the south. The Marine
Engine House should provide a sufficient welcome, however
landscape improvements may be required.
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BHL10Site reference

Marine Engine House

The Marine Engine House is locally listed due to its architectural,
aesthetic and historical value. It is currently disused.

Restoring it for the uses referred to above will help support the
Walthamstow Wetland project, provide a positive future use for
the building, and provide an important focal and orientation point
for visitors.

Alterations to the building should seek to retain the original
character (such as the vaulted ceiling) and where possible original
features should be retained. The café area should maximise the
asset of the waterside setting, and the building should be
accessible to all.

Parking

Approximately 100 car parking spaces currently exist on
associated land, which is generous given the accessibility of the
site by train, tube, foot and cycle; and the need to ensure
development is sensitive to the nature conservation value of the
area. No increase in car parking is therefore proposed.

Coach drop off/parking facilities are likely to be required for school
trips. Provision should be made for the satisfactory dropping off
and picking up of passengers including the manoeuvring of
vehicles without the need for reversing.

Habitat Regulation Assessment

As the site is immediately adjacent the Lee Valley Special
Protection Area and Ramsar Site, a Habitat Regulation
Assessment is likely to be required.

Archaeological Priority Zone (APZ)

The site lies within the River Lea Valley APZwhich is characterised
by alluvial deposits. These have been shown to preserve
important archaeological remains dating from the pre-historic
period. Depending on the works proposed, a preliminary site
evaluation may be required before development proposals are
considered
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Figure 30 Site BHL10 design principles
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4.14 Site BHL11 - Old Coppermill
BHL11Site reference

Old CoppermillSite name

0.76Site area (ha)

The building currently houses Thames Water health and safety
training facility and an operational store.

Current use

No recent historyPlanning
history

The Old Coppermill is a largely 2 storey industrial brick building
with an Italianate building tower. It is owned by Thames Water.

Context

The site is accessible from Coppermill Lane, and is situated north
of Coppermills Water Treatment Works amongst the vast open
spaces of Walthamstow Reservoirs and Lee Valley Regional Park.

The Old Coppermill is Grade II listed, dating to 1806. According
to historic records, the site has been the location of a mill since
the 17th Century and Domesday Book records suggest it is
probable that a mill has existed on the site since 1066.

0PTAL

It is anticipated that this will largely remain a Thames Water
training facility and operational store, however a partial conversion

Preferred land
use

could provide some community facilities. These may include a
viewing platform in the Italianate tower and the provision of toilet
facilities and café.

Grade II listedIssues/
Opportunities

The Old Coppermill is Grade II listed and therefore any alterations
would have to be sensitive to the existing fabric of the building.

In particular, the Italianate building tower offers potential for
conversion into a viewing platform that exploits views across the
landscape. Further opportunities include the provision of toilet
facilities and a café.

Access

This site is located at one of the major access points to the
Walthamstow Wetlands.
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BHL11Site reference

It is anticipated that visitors will arrive at the Old Coppermill by
foot or bicycle from either Coppermill Lane or one of the footpaths
that flow around the reservoirs. These footpaths are not publically
accessible at present, however they are planned to be opened
as part of the Wetlands project. The Council would like to
discourage visitors arriving by car as it is felt this will detrimentally
affect the character of Coppermill Lane.

The existing Coppermill Lane entrance to the site feels hostile
with high palisade fencing and gates to deter members of the
public entering. This entrance and other proposed entrances
should be improved and made welcoming for visitors, where this
would not compromise the privacy and operational requirements
of Coppermill Treatment Works.

Legibility/wayfinding

The site is not clearly visible from surrounding paths. Proposals
should seek to open views to announce the presence of the Old
Coppermill which will assist with wayfinding and orientation.
Where necessary this should be supported with appropriate
signage.

Parking

The Council would like to discourage visitors arriving by car to
protect the character of Coppermill Lane, proposals will therefore
not be required to provide a car park.

Archaeological Priority Zone (APZ)

The site lies within the River Lea Valley APZwhich is characterised
by alluvial deposits. These have been shown to preserve
important archaeological remains dating from the pre-historic
period. Depending on the works proposed, a preliminary site
evaluation may be required before development proposals are
considered.

Habitat Regulation Assessment

As the site is immediately adjacent the Lee Valley Special
Protection Area and Ramsar Site, a Habitat Regulation
Assessment is likely to be required.
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Figure 31 Site BHL11 design principles
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4.15 Discounted sites
Reason for discountingProposed

use
Site

Site is designated as a Site of Nature
Conservation and falls within the green belt.

Employment1) Land East of
Banbury
Reservoir Developing the site for employment purposes

would therefore be contrary to the adopted Core
Strategy and the NPPF. Furthermore our
evidence suggests the employment needs of
the area can be met by using existing land more
efficiently, so it is not necessary to designate
new sites on greenfield land.

Site is designated as SIL in the London Plan,
Upper Lea Valley Opportunity Area Planning

Mixed use
including

2) Uplands
Business Park

Framework, and our Core Strategy. Mixed useemployment,
development is incompatible with, and contrary
to, this designation.

retail and
residential

Site is designated as green belt. Developing the
site for employment purposes would therefore
be contrary to the adopted Core Strategy and

Employment3) Kingfisher
Sports Ground,

Billet Road the NPPF. Furthermore our evidence suggests
the employment needs of the area can be met
by using existing land more efficiently, so it is
not necessary to designate new sites on
greenfield land.

Only a small portion of the site falls within the
current Blackhorse Lane AAP boundary. The

See Site
Specific

4) Disability
Resource
Centre, 1A site is therefore being considered through the

Site Specific Allocations DPD.
Allocations
Preferred

Warner Road Options
Document

The NPPF encourages the effective use of land
by reusing previously developed land. This has

Residential5) Trencherfield
Allotments

been a principle that has underlined the selection
of opportunity sites. Allotments do not fall within
the NPPFs definition of previously developed
land.

Douglas Eyre Sports Centre provides important
local sporting facilities whose loss to alternative

Residential6) Land at
Douglas Eyre

uses should be resisted. Investment in improvedSport Centre,
sporting facilities will be welcomed in principle,
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Reason for discountingProposed
use

Site

and can be supported by Policy BHL8, and wider
Local Plan policies. References to investment

148 Coppermill
Lane

in the site are therefore made in the
infrastructure plan.

Figure 32Map of discounted sites. NB site numbers correspond
with table of sites
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Implementation
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5 Implementation
5.1 Introduction
5.1.1 To ensure regeneration in Blackhorse Lane secures major benefits for both
existing and new communities, developments will be expected to contribute to the
wider objectives of the area through planning obligations.

5.1.2 Areas where it is reasonable to request funding towards include:

affordable housing;
sustainable transport;
education and childcare;
employment and training;
health facilities;
recreational open space;
environmental improvements;
community facilities;
climate change;
community safety.

5.1.3 At present, section 106 funding is pooled from new developments through
the Blackhorse Lane Planning Obligations Strategy SPD (adopted February 2009).
This has been prepared on the basis that planning obligations should be:

necessary to make the development acceptable in planning terms;
directly related to the development; and,
fairly and reasonably related in scale and kind to the development.

5.1.4 However, changes in legislation mean that by April 2014, section 106 funds
can only be pooled from a maximum of 5 developments, or to provide affordable
housing. To pool resources from several developments to fund local infrastructure
such as transport improvements or new education facilities, we will need to adopt a
local Community Infrastructure Levy (CIL). This will set a rate that new developments
must pay (per m2 of new development), towards infrastructure projects needed to
support growth.

5.1.5 Work is currently underway on the development of a local CIL. Once adopted,
it is expected that this will be used to help fund infrastructure projects arising from
the level of growth projected for the area, (alongside other funding sources). Such
an approach will help mitigate the impacts of proposed developments. In the interim
period until a local CIL is adopted, the Blackhorse Lane Planning Obligations Strategy
SPD will remain the mechanism for collecting developer contributions towards local
infrastructure projects.
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5.1.6 In addition, developments in the area will need to contribute to the Mayoral
CIL; which is being used to fund Crossrail. This equates to £20 per m2 of development
for all proposals that include at least 100m2 gross internal floorspace, or at least 1
dwelling. The charge is non negotiable and will therefore be considered in setting an
appropriate charge for a local CIL that does not unduly burden developers and
undermine viability.

5.1.7 Over the lifetime of the AAP, other forms of funding will be available to
supplement any developer contributions.Where appropriate we will work with partners
to secure such funding in order to maximise gains for the community. This will be
particularly important where infrastructure projects align with other organisations
priorities. In addition, if necessary the Council may use its Compulsory Purchase
powers to ensure the successful implementation of our plans for the area.

5.1.8 The successful regeneration of Blackhorse Lane is subject to the delivery of
a range of important infrastructure projects. Whilst improved pedestrian links across
the Standard Junction, improved public access to Walthamstow Wetlands, and the
provision of new and improved education, community and health facilities are key
priorities, the full infrastructure requirements needed to support the level of growth
proposed are set out in the infrastructure delivery plan below. It should be noted that
target timescales are indicative only.

5.2 Infrastructure Plan
Target
timescale

Funding sourcesResponsible
organisation

Infrastructure item

Transport

2014-2016Developer
contributions, public
funding

LBWFStandard junction
improvements and
pavement widening

2012-2013TfLTfLUpgrades to Victoria Line

2014-2019TfLTfLElectrification of Barking
– Gospel Oak
overground line

2014TfLTfLStep free access to
Blackhorse Road station

2015Developer
contributions

LBWF, TfLIncreased frequency of
158 bus route

committed from
proposed
developments at
BHL7
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Target
timescale

Funding sourcesResponsible
organisation

Infrastructure item

Phase 1
(Lockwood

Outer London Fund
– funding secured

LBWF,
Environment

Extension of Lee Valley
towpath to Olympic Park

Way to ForestAgency, Thames
Road)Water, Lee
completionValley Regional

Park 2014. Phase
2: Forest Road
– Coppermill
Lane 2014 –
2016. NB
could also be
supplemented
by additional
recreational
routes through
the wetlands.

OngoingDeveloper
contributions

Car club
operator

Provision of car clubs in
new developments

Public realm

2014-2016Outer London Fund
– funding secured

LBWF, Thames
Water, Lee

New gateway entrance to
the Wetlands at Forest

Valley RegionalRoad including
Park,wayfinding, and
Environment
Agency

upgraded access
including resurfaced
bridge, at Lockwood
Way, and new public
access at Coppemill
Lane

2014-2016Heritage Lottery
Fund

LBWF, Thames
Water, Lee

Wayfinding and
interpretation within
Wetlands Valley Regional

Park,
Environment
Agency

2016-2018To be provided as
part of development
BHL1

Landowner,
Thames Water,
Environment
Agency

Linear park and new
footbridge at Station Hub

Spatial Planning - Waltham Forest Council132

Blackhorse Lane AAP Proposed Submission



Target
timescale

Funding sourcesResponsible
organisation

Infrastructure item

2014-2016To be provided as
part of development
BHL6

LandownerNew street/ green link at
Site BHL6

2012Provided as part of
development of
BHL5

LBWF,
Landowner

Pocket park at Papermill
Place

2014-2016Provided as part of
development of
BHL7

LandownerNew linear park at Site
BHL7

2013Council budgetLBWFCorridor scheme at
Higham Hill Road

2013-2015Developer
contributions

LBWFEnvironmental
improvements at
Sutherland Road path
and Stirling Road path

2014-2020Developer
contributions

London Playing
Fields

Improved recreation
facilities at Douglas Eyre
Sports Complex Foundation,

LBWF

Education

2015Council budgetLBWFNew secondary School
at Site BHL2 South

2017Developer
contributions, public
funding

LBWFNew primary school at
Site BHL3

Health

2013-2018To be provided as
part of development

LBWFNew health care facilities
at Station Hub or
Sutherland Road of one of opportunity

sites

Climate change

2014-2026Developer
contributions,
ELENA fund

LBWF,
Landowner

Decentralised Energy
Network
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Target
timescale

Funding sourcesResponsible
organisation

Infrastructure item

OngoingTo be provided as
part of development
sites

Landowner,
Environment
Agency, LBWF

Flood mitigation

Employment

2013-2015Outer London FundLBWFImproved signage at
industrial estates

Other

2014-2016To be provided as
part of development
of BHL7

LandownerNew creche and
community space at Site
BHL7

5.3 Indicative Development Targets
5.3.1 The table below provides some targets of how the broad figures for growth
in the area (as set out in the Core Strategy) will be met within the opportunity sites.
It is acknowledged that these include a higher provision of retail space than advocated
in the Core Strategy, and a lower provision of residential units. This is a result of
more detailed analysis of site characteristics and what is likely to come forward. The
shortfall of residential units from the Core Strategy target may be met through windfall
sites over the plan period, whilst the increase in retail space comes as a result of
permitted schemes outside the neighbourhood centre, and the need to ensure a
greater mass of activity and active frontages within the proposed centre. These
differences in figures are not considered to undermine the broad aims of the area
set out in the Core Strategy and this AAP.

5.3.2 It must be stressed that that these figures are indicative only. Schemes that
come forward with a different quantum of development or indeed mix of uses will not
necessarily be refused, but instead judged on their merits and compliance with the
policies, vision and objectives of this AAP, and other relevant elements of the Local
Plan.

TimeframeOtherRetail

fspce
(m2)

Empl.

fspce
(m2)

Resi.

units

Site nameSite
no.

2014-2022May also include
health facilities as

300015001000Station Hub
andWaterfront

BHL1
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TimeframeOtherRetail

fspce
(m2)

Empl.

fspce
(m2)

Resi.

units

Site nameSite
no.

referred to in the
infrastructure plan

2020-2026200130050Car Wash SiteBHL2
North

2015Proposed site for
new secondary
school

000Blackhorse
Road/
Hawarden
Road

BHL2
South

2017Proposed site for
new primary
school

000Willowfields
School,
Tavistock
Avenue

BHL3

2013-2018May also include
health facilities as

02000154Sutherland
Road

BHL4

referred to in
infrastructure plan

2014-201802700200Sutherland
Road South

BHL4
South

Completed00323Papermill
Place

BHL5

2014-2016Part of retail may
be used as health
facility

1099786235Webb's
Industrial
Estate

BHL6

2014-2016496m2 D1 space7871119344Billet WorksBHL7

2016-202065040152/154
Blackhorse
Road

BHL8

Completed436017Former Essex
Arms Public
House

BHL9

2014-2016Proposed site for
visitor centre. NB

7500Marine Engine
House

BHL10

may include small
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TimeframeOtherRetail

fspce
(m2)

Empl.

fspce
(m2)

Resi.

units

Site nameSite
no.

scale ancillary
retail - e.g. Cafe

2014-2016Proposed partial
use for

0600Old CoppermillBHL11

community/
visitors. Small
scale office space
for staff for
Wetlands project

5597101152363Totals
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Monitoring
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6 Monitoring
6.1 Introduction
6.1.1 Following a Plan-Monitor-Manage approach, the Council will have an effective
monitoring framework in place to measure the effectiveness and delivery of the
Blackhorse Lane Area Action Plan. This will include identifying any unintended and
unforeseen consequences. We will explain why any objectives, policies and targets
are not being met/delivered and where feasible will recommend action to rectify the
situation. We will publish this work in an Annual Monitoring Report (AMR) on the
Council’s website every year for public scrutiny.

6.1.2 Recent changes to the requirements for monitoring under the Localism Act
have further allowed local authorities to shape how they use this valuable tool. It is
a matter for each Council to decide what to include in their monitoring reports while
ensuring that they are prepared in accordance with relevant UK and EU legislation.
Councils are now responsible for their own performance management and are
accountable to the public.

6.1.3 Statutorily, under Section 35 of the Planning and Compulsory Purchase Act
2004, each year the Council must produce an Annual Monitoring Report to assess
the implementation of the Local Plan and the extent to which policies in Local
Development Documents are being achieved. Under Regulation 34 of the Town and
Country Planning (Local Planning)(England) Regulations 2012, the AMRmust contain
the following:

the title and timetable of the local plans or supplementary planning documents
in Waltham Forest's Local Development Scheme;
the stage of plan preparation, reasons for any plan preparation behind the
timetable, a statement of adoption/approval of any plans;
identify any unimplemented policies with reasons in a statement and steps to
take to secure implementation of the unimplemented policies
annual numbers regarding net additional dwellings or net additional affordable
housing;
details of neighbourhood development orders and neighbourhood plans;
information on the Community Infrastructure Levy under Regulation 62 of the
Community Infrastructure Levy Regulations 2010;
details of any joint action taken with other local planning authorities;
provide any up-to-date information for monitoring purposes.

6.1.4 While the Annual Monitoring Report is the principal tool for monitoring all
Development Plan Documents, strategies and policies are also informed or monitored
by other management/monitoring tools such as the borough’s performance systems
and various studies and surveys.
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6.1.5 Where necessary, new indicators will be created and obsolete ones will be
deleted to meet changing circumstances. Reasons for changes include:

lack of data has made some indicators unmeasurable;
consultation responses suggested different indicators;
changes to national policies, the Sustainable Community Strategy and Council’s
priorities;
some indicators are no longer in the Council’s performance dashboards;
new studies/sustainability appraisals suggested better targets and indicators.
The diagram below outlines the proposed structure for our AMR.
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6.1.6 Alongside other elements of the Local Plan, the effectiveness of the AAP in
meeting its objectives, and progress on the delivery of key sites and infrastructure,
will be reported in the AMR. The monitoring framework for doing so is set out in the
diagram below:

6.1.7 The successful implementation of the AAP, particularly in terms of individual
sites and infrastructure projects, relies on the work of a number of parties. Whilst it
is important to report progress on these in the AMR, the objectives of this document
form the key policy direction and are therefore the main focus for monitoring; as set
out in the table below. As monitoring work is resource intensive and time-consuming,
targets and indicators have been drawn from the Core Strategy where possible.
However, due to the nature of the document, additional indicators have also been
included.

6.2 Monitoring Framework
IndicatorTargetPolicyObjective

Local indicator - total
amount of retail and D
uses floorspace in
neighbourhood centre

Development of
approximately 3000m2
of net retail and/ or D
class floorspace within
the neighbourhood
centre

7, 141. To ensure
Blackhorse Lane has
a clear neighbourhood
centre, which provides
a range of shops and
services to meet the
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IndicatorTargetPolicyObjective

L14 – development
over 1000m2 in town
centres

No single retail unit to
have a net floor area of
1000m2 or above

needs of local
residents and
businesses, and
encourages passers

L17 – uses/ vacancy
level in designated
centres

No growth in A5 units or
A2 units to be permitted

by to spendmore time
in the area.

H1 – plan period and
housing targets

Over 2300 new homes to
be built on brownfield
land

2, 3, 4,
5

2. To provide a range
of high quality homes
that attracts families

H3 – new dwellings
built on previously
developed land

Higher density
developments are
concentrated in most
accessible locations

and the young and
upwardly mobile to
live in the area, as
part of a mixed and
balanced community L8 – housing density
that also caters for
local housing need. H6 – housing quality

– buildings for Life
Improved results of
Building for life
assessments undertaken
for schemes of 10 units
or above

L10 – housing
development by unit
type

Increased supply of
housing units with 3
bedrooms or more, in
line with the adopted
Housing Strategy

L9 (i) & (ii) – affordable
housing by type and
tenure

50% of new homes built
in the area are affordable

Local indicator -
access to nature

Reduction in areas (ha)
deficient in access to
nature

9, 103. To ensure existing
and new residents and
workers in the area

Local indicator -
access to open spaceReduction in areas (ha)

deficient in access to
open space

have better access to
a range of open
spaces, including
Walthamstow Local indicator – visitor

numbers to
Walthamstow
Wetlands

Improved public access
to Walthamstow
Wetlands

Wetlands, Lee Valley
Regional Park, and
the Olympic Park.
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IndicatorTargetPolicyObjective

E2 – change in areas
of biodiversity
importance

No negative changes in
areas of biodiversity
importance

Local indicator – new
open spaces

Increase in hectares of
new open space created

Local indicator –
provision for children
and young people (e.g.
playgrounds)

Increase space for
children and young
people

Enhanced accessibility
to the Olympic Park Local indicator –

delivery of new
pedestrian/ cycle link
from LockwoodWay to
Coppermill Lane

L32 – Submission of
design statements

100% of major
applications to include an
urban design statement.

8, 9,
10

4. To enhance the
image of Blackhorse
Lane by ensuring all

H6 - Housing quality -
building for life
assessments

Improved results of
Building for life
assessments undertaken
for schemes of 10 units
and above.

new developments in
the area (including
both buildings and
public realm) are
designed to a high
standard and fit for

Local indicator –
number of buildings of
merit retained and
incorporated into new
development

Identified buildings of
merit are retained and
incorporated into
development

purpose, and interact
sensitively with their
surroundings,
especially blue/ green
spaces.

BD1 – new
employment
floorspace

Provision of 10,000m2 of
quality new B1
employment space

65. To ensure
Blackhorse Lane
continues to provide a
range of jobs for our

NI172 – New business
registration rate

Increase in businesses
registered in the area

residents, and support
the retention and
growth of creative
industries in the area. L1 – Loss of

employment land
Retention of creative
businesses in the area
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IndicatorTargetPolicyObjective

Local indicator –
number of district
heating schemes
installed

Increase in number of
installed district heating
systems

No increase in flood risk
in the borough through
appropriate design and
siting of development
and SuDs

9, 11,
13

6. To ensure new
developments
incorporate the
highest levels of
sustainable design
and their impact on
climate change is
minimised.

E1 – Planning
applications for
development on areas
of flood risk; number
refused, number
permitted

Local indicator – the
proportion of travel
made by walking

Proportion of walking
increased to 34% in
2013/14 and to 37% by
2025/26

3, 7,
10, 12

7. To facilitate a modal
shift away from private
car use and towards
walking, cycling and

Local indicator – the
proportion of travel
made by cycling

Proportion of travel by
cycling increased to 2 %
by 2014 and 6% by 2021

public transport for
trips within the area
and beyond; through
a range of measures

Local indicator –
implementation of
reconfigured Standard
Junction

Delivery of improved
pedestrian crossings at
the Standard Junction

and incentives
including physical
enhancements to the
Standard Junction.

L23 – car free
development

Increase in number of
car free developments

L20 – approvals for
communities facilities
(D1)

Delivery of 1 new
secondary school and 1
new primary school

7, 148. To enhance or
provide a range of
new facilities including
social spaces, to meet

L22 – floorspace for
health services

Delivery of new GP and
dentists surgery

the needs of existing
and new residents and
businesses, in order

Local indicator – loss
of D1 floorspace

Protection of existing
social infrastructure

to strengthen
‘community spirit’.

L17 – uses/ vacancy
level in designated
centres

Development of a new
neighbourhood centre
incorporating social
spaces
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Appendix 1 - Evidence Base for AAP
Publication
date

Produced byDocument

General

July 2011Mayor of LondonThe London Plan: Spatial Development
Strategy for Greater London

Nov 2012Mayor of LondonUpper Lee Valley Opportunity Area
Planning Framework

2008London Borough of
Waltham Forest

Our Place in London –Waltham Forest
Sustainable Community Strategy

March 2012London Borough of
Waltham Forest

Waltham Forest Core Strategy

July 2012London Borough of
Waltham Forest

Waltham Forest Development
Management Policies Proposed
Submission

Sept 2006London Borough of
Waltham Forest

Blackhorse Lane Interim Planning
Policy Framework

May 2007Allies and Morrison
Architects/ Urban
Practitioners

Blackhorse Lane: Station Hub and
Waterfront Planning and Design Brief

May 2007Allies and Morrison
Architects/ Urban
Practitioners

Blackhorse Lane: Sutherland Road
Design Brief

2012Macreanor Lavington
Architects

Blackhorse Lane Urban Design
Framework and Planning Briefs

Dec 2012URS Scott WilsonBlackhorse Lane AAP Habitats
Regulations Assessment

Dec 2012URS Scott WilsonBlackhorse Lane AAP Sustainability
Appraisal

Nov 2011London Borough of
Waltham Forest

Blackhorse Lane: Going for Growth
(Outer London Fund Bid)

Jan 2013Shared IntelligenceEvaluation of Outer London Fund
Projects in Wood Street and
Blackhorse Lane
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Publication
date

Produced byDocument

August 2011London Borough of
Waltham Forest

Blackhorse Lane Area Action Plan
Preferred Options

Nov 2012Roger TaylorGrowth Boroughs Prospectus

March 2013BPSChartered SurveyorsWaltham Forest Local Plan Viability
Assessment

Housing

2009Mayor of LondonLondon Strategic Housing Land
Availability Appraisal

2012ORSWaltham Forest Housing Needs
Assessment and Strategic Housing
Market Assessment

2012Mayor of LondonAffordable Housing SPG

2009Fordham ResearchWaltham Forest Affordable Housing
Viability Study

2008London Borough of
Waltham Forest

Waltham Forest Housing Strategy

Employment

Oct 2009URSLondon Borough of Waltham Forest
2009 Employment Land Study

Dec 2010Navigant ConsultingLondon Borough of Waltham Forest –
Local Economic Assessment

2012North London Strategic
Alliance

Understanding Business Closure Rates
in North London (brief)

2012Mayor of LondonLand for Industry and Transport SPG

2011NLSAUpper Lee Valley Low Carbon
Economy - Opportunities, Barriers and
Interventions

Retail

2009Nathaniel Lichfield and
Partners

Waltham Forest Retail and Leisure
Study
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Publication
date

Produced byDocument

March 2010London Borough of
Waltham Forest

Waltham Forest Hot Food Takeaways
SPD

2008HM GovernmentHealthyWeight Healthy Lives: A Cross
Government Strategy for England

Dec 2011London Borough of
Waltham Forest

Waltham Forest Annual Monitoring
Report 10/11

Oct 2010CLGUse Class Order 2010

Design and Character

July 2009Urban PractitionersLondon Borough of Waltham Forest
Characterisation Study

Nov 2009Urban InitiativesHigh Density HousingQualitative Study

Nov 2012London Borough of
Waltham Forest

London Borough of Waltham Forest
Local List

Open Space and Nature Conservation

Jan 2011Lee Valley ParkLee Valley Park: Park Development
Framework: Thematic Proposals

2010Witherford Watson MannUpper Lee Valley Landscape Strategy

March 2010Chris Blandford
Associates

Walthamstow Reservoirs Feasibility
Study

Feb 2012London Borough of
Waltham Forest

Walthamstow Wetlands – Application
to Heritage Lottery Fund

2005CABEDoes Money Grow on Trees?

2010London Borough of
Waltham Forest

Waltham Forest Open Space Strategy

2012Mayor of LondonAll London Green Grid SPG

2009HalcrowBlackhorse Lane Waterfront Park
Feasibility Study

Flooding

2000European CommissionThe EU Water Framework Directive
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Publication
date

Produced byDocument

May 2011Scott WilsonLondon Borough of Waltham Forest
Level 2 Strategic Flood Risk
Assessment

Transport

2011Department for TransportCreating Growth, Cutting Carbon:
Making Local Transport Happen

2010Mayor of LondonMayor’s Transport Strategy

2012Transport for LondonUpper Lee Valley Transport Study

2011London Borough of
Waltham Forest

Waltham Forest Draft Local
Implementation Plan

2011JMPBlackhorse Lane Traffic Management
Scheme

Climate Change

2011London Development
Agency

Upper Lee Valley Draft Energy
Strategy

Feb 2011Parsons BrinckerhoffLondon Borough of Waltham Forest:
Heat Mapping Study

2012Parsons BrinckerhoffWaltham Forest Decentralised Energy
Study

Infrastructure

2009URSWaltham Forest Strategic Infrastructure
Plan: Social Infrastructure Needs
Assessment

Feb 2009London Borough of
Waltham Forest

Annex to Planning Obligations SPD:
Blackhorse Lane Planning Obligations
Strategy

May 2011CLGThe Community Infrastructure Levy
(Amendment) Regulations 2011

July 2011London Borough of
Waltham Forest

School Placement Requirement
Projections

Spatial Planning - Waltham Forest Council148

Blackhorse Lane AAP Proposed Submission



Publication
date

Produced byDocument

May 2009London Borough of
Waltham Forest

Blackhorse Road/ Hawarden Road
Planning Brief
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Appendix 2 - Glossary
Disclaimer:
The Glossary is neither a statement of law nor an interpretation of the law, and is
only an introductory guide to planning issues. It should not be used as a source for
statutory definitions or interpreted as legal advice.

Active frontage - A frontage that can engage the general public, for example,
a shop's public display area.

Affordable housing - Housing provided at a cost considered affordable in
relation to incomes that are average or below average, or in relation to the price
of general market housing. Social rented housing includes housing rented from
the Council and or registered social landlords (RSL). The rents on these
properties are significantly lower thanmarket housing rents. Intermediate housing
aims to bridge the gap between social rented housing and market housing.
Intermediate housing costs more than social rented housing but should still cost
much lower than market housing. Affordable rent is housing provided at up to
80% of themarket value. However, the Council produced guidelines for affordable
rent in the borough in May 2011 which state that rents for affordable housing
should be as follows:

1 bed - up to 80 % market rent

2 bed - up to 70% market rent

3 bed - up to 60% market rent

4 bed - up to 50% market rent.

Archaeological Priority Zone – Areas of identified archaeological interest within
the borough.

Area Action Plan (AAP) - A Development Plan Document that will be used to
provide a planning framework for areas where changes are envisaged. Forms
part of the Council's Local Plan.

Artisan workshops – Business space for use by skilled manual workers or
craftspeople.

Biodiversity - The diversity of life on earth which includes plants, animals,
micro-organisms and bacteria.

Borough Employment Area - Land meriting protection for employment
generating uses.

Building for life - The national standard for well designed homes and
neighbourhoods. Schemes are judged against 20 criteria.
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Buildings of merit – Buildings that have been identified to have some
architectural merit in the Urban Design Framework.

Building Schools for the Future (BSF) - The previous Government’s investment
programme in secondary school buildings.

Car clubs - Clubs where a number of people share a pool car(s) for rent or
otherwise for personal use.

Central Activity Zone – Area of London recognised to be of strategic importance
in terms of finance, specialist retail, tourist and cultural uses and activities.

Community Infrastructure Levy (CIL) - A charge on new developments used
to finance the provision of infrastructure.

Conservation area - An area of special architectural or historic interest where
it is desirable to preserve or enhance the character or appearance.

Controlled Parking Zones - Areas in which on-street parking is managed,
usually through a permit system, typically where demands for limited space from
residents, commuters, shoppers and others are in conflict.

Core Strategy - A key Development Plan Document which sets out a long term
spatial vision through strategic policies. Forms part of the Council's Local Plan.

Corridor scheme – Transport improvement project expected to facilitate the
delivery of local safety schemes and bus priority measures, address London
Cycle Network gaps, as well as to deliver other local cycling and walking related
improvements and bus stop accessibility measures along discrete highway
corridors. Usually funded by TfL.

Creative industries - Industries which have their origin in individual creativity,
skill and talent and which have a potential for wealth and job creation through
the generation and exploitation of intellectual property.

Culvert - A channel or pipe that carries water below the level of the ground.

Developer contribution - Also known as planning obligations (see definition
below).

Development Management Policies - A set of criteria-based policies in
accordance with the Core Strategy, against which planning applications for the
development and use of land and buildings will be considered. Forms part of
the Council's Local Plan.
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Designing out crime – Concept of using the design and layout of buildings to
minimise opportunistic criminal activity.

Development Plan - Policies used to determine planning applications. Includes
the Development Plan Documents that form the Local Plan (i.e. Core Strategy,
Development Management Policies, Site Specific Allocations, and Area Action
Plans), and the Mayor's London Plan. Any saved policies from the Unitary
Development Plan that have not been replaced by the Waltham Forest Local
Plan also form part of the Development Plan.

District centre - Mixed use urban centres where provision is made for uses
such as offices, commercial, cultural, health, housing and community facilities.

District heating system - A system for using heat generated in a centralised
location to meet nearby residential and commercial heating requirements.

Edge of centre – An area outside of, but well connected, and within walking
distance of a designated town centre or primary shopping area.

Equalities Impact Assessment (EQIA) – A process designed to ensure that a
policy, project or scheme does not discriminate against any disadvantaged or
vulnerable people.

Flood resilient -Measures that minimise water ingress and promotes fast drying
to reduce any permanent damage.

Flood resistant - Measures to prevent flood water entering a building or
damaging its fabric.

Flood zones - Shows the probability of flooding, ignoring the presence of existing
defences.

Forms of entry - Number of classes in an academic year; e.g. a school with 3
forms of entry means 3 classes per year group.

Green Belt (Metropolitan) - An area of countryside or land that is protected
from inappropriate development in order to prevent the sprawl of existing built-up
areas and to protect the openness of the countryside. Green Belts are not
designated for their beauty or character, although there are many areas of high
landscape quality within the Green Belt. The Metropolitan Green Belt is the
protected open space that surrounds Greater London.

Green industries – The business sector that produces goods or services, which
compared to other, generally more commonly used goods and services, are less
harmful to the environment.

Greenfield run-off rates - The surface water runoff regime from a site before
development.
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Groundwater flooding - Occurs when water levels in the ground rise above
surface levels. It is most likely to occur in areas underlain by permeable rocks,
called aquifers.

Habitats Regulation Assessment (HRA) – An assessment used to ensure
policies or projects do not cause adverse effects on the integrity of Natura 2000
sites (i.e. Special Areas of Conservation, Special Protection Areas, or Ramsar
Sites).

Intermediate products – Type of housing available for those who are not able
to buy on the open market, but who can afford more than Housing Association
rents.

Interim Planning Policy Framework (IPPF) - A non-statutory planning
framework used to encourage regeneration of an area in advance of the Local
Plan. Whilst not part of the development plan, it has in the past been used as a
material consideration in determination of planning applications.

Key growth area - Areas of the borough that will be the primary focus of new
development and regeneration.

Lee Valley Regional Park - Area of open space covering 26 miles along the
banks of the River Lea, providing sports and leisure venues, heritage sites,
gardens, nature reserves and riverside trails.

Linear park - An area of greenspace offering amenity value and providing links
to open space.

Living roof - A self-regenerating, cladding or roofing system using natural
materials and planting. May also be referred to as green or brown roofs.

Local labour agreements – A commitment from employers or developer to
recruit local residents.

Local list – List of buildings that the Council considers to be of heritage value
for their architectural or historic interest.

Local Plan - Folder of planning policy documents setting out the Council’s
aspirations for the future development of Waltham Forest.

Local retail parade – Clusters of retail and town centre uses located along road
corridors, typically accommodating small shops (under 200 sq m), that serve
immediate local needs and provide primarily convenience goods.
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London Plan - The Mayor of London is responsible for producing a planning
strategy for the capital. This replaces the previous strategic planning guidance
for London (known as RPG3), issued by the Secretary of State. The London
Plan is the name given to the Mayor's spatial development strategy.

Material consideration - Amatter that should be taken into account in deciding
a planning application or on an appeal against a planning decision.

National Planning Policy Framework – Government’s national planning policy,
which Local Plans should be in conformity with. Supersedes Planning Policy
Statements.

Neighbourhood centre - Urban centres smaller than a district centre, which
provide for local convenience shopping and community facilities for local residents
within easy walking distance of their homes.

Outer London Fund – Package of investment funded by the GLA which aims
to boost local high streets, deliver growth, new jobs and improve lives in Outer
London.

Planning and design brief -Document providing guidance on appropriate uses
and design considerations for specific sites earmarked for development.

Planning obligations - Requirements made of a developer to make planning
permission acceptable. This could include matters such as the provision of
affordable housing as part of the scheme, or a financial contribution towards off
site works such as highway improvements.

Public realm - The space between and within buildings that are publicly
accessible including streets, squares, forecourts, parks and open spaces.

Public Transport Accessibility Levels (PTALs) - A measure of the extent and
ease of access to the public transport network. They range from 6 (excellent)
through to 1 (very poor).

Renewable energy - Energy flows that occur naturally and repeatedly in the
environment, for example from the wind, water flow, tides or the sun.

Section 106 agreement - Legal agreements between a planning authority and
a developer, or undertakings offered unilaterally by a developer, that ensure that
certain extra works related to a development are undertaken.

Shared ownership –An intermediate housing product that allows occupiers to
part rent part buy
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Site specific flood risk assessment - A detailed assessment of flood risk that
may be required in support of a planning application. As well as assessing risk,
they should propose measures the development can take to minimise any risk;
including SUDs, evacuation strategies etc.

Sites of Special Scientific Interest (SSSI) – Land considered to be of special
interest due to its flora, fauna, geological or geographical features under the
Wildlife and Countryside Act 1981 (amended 1985).

Small and Medium Enterprise (SME) - Business with more than 10 and less
than 250 employees.

Social infrastructure - A wide variety of services that are essential to the
sustainability and wellbeing of a community. This includes educational facilities,
health services, sports and leisure facilities, libraries, jobs brokerage centres,
community space and faith facilities, meeting rooms, halls and public houses.

Special Protection Area (SPA) - A site designated under the European Union
Directive on the Conservation of Wild Birds.

Strategic Industrial Location (SIL) - An industrial area identified in the London
Plan as being of strategic importance for employment uses of a more industrial/
manufacturing nature than Borough Employment Areas.

Super Output Areas - a geographical area designed for the collection and
publication of small area statistics (i.e. smaller than ward boundaries).

Supplementary Planning Documents - Planning documents that provide
supplementary guidance to a 'parent' Local Plan document.

Surface water flooding -Occurs when heavy rainfall overwhelms the drainage
capacity of the local area.

Sustainability Appraisal – An assessment of the social, environmental and
economic effects of strategies and policies contained in development plans.

Sustainable Urban Drainage Systems (SUDs) - A sequence of water
management practices and facilities designed to drain surface water in a manner
that will provide a more sustainable approach than the conventional practice of
routing run-off through a pipe to a watercourse.

Strategic Flood Risk Assessment (SFRA) – Strategic Assessment of flood
risk in the borough, used to help inform land use designations to ensure future
development minimises flood risk.
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Transport Assessment – An assessment that is prepared and submitted
alongside planning applications for developments likely to have significant
transport implications. Such assessments should illustrate: accessibility to the
site by all modes; the likely modal split of journeys to and from the site; and
proposed measures to improve access by public transport, walking and cycling

Travel plan - A package of measures produced by employers to encourage
staff to use alternatives to single-occupancy car-use.

Travel plan framework - A framework providing heads of terms for individual
travel plans in support of new developments.

Unitary Development Plan (UDP) - An old-style development plan prepared
by a metropolitan district and some unitary local authorities, which contains
policies equivalent to those in both a structure plan and local plan.

Upper Lee Valley - An area covering approximately 14 kilometres from the M25
in the north to the Lea Bridge in the south. It includes large expanses of open
space and reservoirs, which are surrounded by housing and industrial land.

Urban Design Framework (UDF) - An area-wide framework to support future
regeneration plans, offering guidance to developers on the key design matters
that new development proposals should consider. Replaces earlier guidance
provided in the Interim Planning Policy Framework.

Urban heat island - An effect where the average temperature of an urban area
is higher than nearby rural areas.

Use Classes Order - The Town and Country Planning (Use Classes) Order
puts uses of land and buildings into various categories. Planning permission is
not needed for changes of use within the same use class.

Visibility splays - An area clear of obstruction a set distance back from the
road edge and along the road, to allow drivers to see any traffic coming

Walthamstow Wetlands - Reservoirs and surrounding open spaces nestled
between the urban areas of Blackhorse Lane and Tottenham Hale. Forms part
of the Lee Valley Regional Park.

Watercourse - All rivers, streams, drainage ditches (i.e. ditches with outfalls
and capacity to convey flow), drains, cuts, culverts and dykes that carry water.

Windfall sites – Sites that may be suitable for development but have not been
allocated as such in the Development Plan.
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Appendix 3 - Policy Map Changes
Once the Area Action Plan is adopted, changes to the Policy Map will be minimal.
Boundaries of the Area Action Plan and neighbourhood centre, the designation of
retail frontages and employment areas, and environmental designations have already
been established in our Core Strategy and Development Management Policies. As
new open spaces such are proposed and do not currently exist, they cannot be
designated as such on the Policy Map. One change still necessary refers to an old
proposal from the UDP which does not form part of our latest plans for the area.

Proposed ChangesDesignation in 2006 UDP Proposals Map

Removal of proposed routeNew road linking Sutherland Road to Blackhorse
Lane
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