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INTRODUCTION

THE SCOPE OF THE OUTLINE PLANNING APPLICATION (OPA)

This planning statement sets out the documents that form the planning application.
Furthermore this statements makes clear what elements are submitted for formal
determination by the Local Planning Authority (LPA) and which elements are submitted as
illustrations of the potential treatment at detailed (reserved matters) application stage.

Many issues of site-wide significance will be fixed at this stage. However it is important that
those more detailed elements of the proposal are agreed at the detailed application stage.
This ensures flexibility within a Masterplan that will be implemented over a 20-year period,
ensuring that the proposal remains commercially attractive whilst also able to adapt to the
planning environment and community requirements at the time of detailed submission. This
flexibility is a key component of the application.

In assessing the information to submit as part of this planning application and which
elements to submit for formal approval (fixed) as distinct from those illustrative elements, the
applicant has been mindful of changes to articles 1 and 3 of the Town and Country Planning
(General Development Procedure) Order 1995, contained within the Planning and
Compulsory Purchase Act 2004, which took effect from 10/12/2006. As such, specific regard
has been given to the guidance contained within Department for Communities and Local
Government (DCLG) Circular 01/2006.

Planning applications must submit sufficient detail to allow assessment to be made as to the
compliance of the proposal to national, regional and local planning policy. Outline planning
applications ‘require for a decision on the general principles of how a site can be developed.
They are typically used where applicants are looking for formal agreement on the amount
and type of development that can take place on the site prior to preparing detailed proposals’
(DCLG Circ 01/2006 p.8 Para. 49).

These changes, along with the requirement to submit a Design and Access Statement are
intended to provide greater clarity to outline planning proposals and form the basis for future
public consultation in the Scheme’s detailed development.

As previously stated, this outline planning application (OPA) proposes the amount and type
of development for which approval is now sought. It is then for reserved matters applications
to establish; scale, appearance and landscaping.

Paragraph 52 of Circular 01/2006 clearly sets out the minimum levels of information to be
shown in the new, more detailed OPA regime. These include; the uses within the
development site and any distinct zones within the application area, the amount of
development for each use, an indicative layout and scale parameters with the upper and
lower height, width and length of each proposed building. An indication of access points to
the site should also form part of the minimum requirement.

The OPA for Woodberry Down seeks to agree the uses within the site boundary, the amount
of development in each use and distinct land use zones. Access points to Woodberry Down
are also submitted for approval at this outline stage. A layout is presented and the upper
and lower thresholds are also submitted for approval. The Masterplan layout is used as the
basis for the rigorous assessment is contained within the Environmental Statement (ES).
The Masterplan is also the subject of viability assessments to demonstrate that a proposal of
this nature is commercially attractive and thus can be expected to be successfully
implemented.
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Such illustrative or indicative elements are included for a number of key reasons. By
submitting indicative information the applicant seeks to help those who have an interest in or
who are involved in the formal determination process of the application to envisage what
particular elements of the Scheme may look like. This might include, for instance, an artist’s
impression of a future streetscene incorporating key elements of the design code. In
submitting such information, the applicant is not seeking formal approval of this detail and
future applications at the more detailed reserved matters stage are not intended to be bound
by such a drawing. The drawing does, however, help people visualise the style of
development that may come forward by offering an example.

The other key reason for submitting indicative information is to demonstrate that issues to
which the OPA is committed to can in fact be delivered. An example of this is the Energy
Strategy Report. The application commits to delivering a minimum of 10% of the energy
requirements of the site via on-site renewable technologies. In order to make such a
commitment and to ensure deliverability the applicant has carried out a substantial feasibility
study, presented in this application as the Energy Strategy Report. With this initial study
undertaken, the applicant and the LPA can with confidence agree that 10% of energy
demand will be provided by on-site renewable technologies. Further feasibility work will then
be carried out at the detailed (reserved matters) stage to determine the exact nature and
location of the provision.

SITE AND SURROUNDINGS

The Woodberry Down Regeneration area is located in the northern most part of the London
Borough of Hackney. The site is triangular in shape, edged by the New River to the north,
south and east. The site adjoins the London Borough of Haringey to the north, with the
London Borough of Islington to the southwest. To the immediate north is an area of
employment land in the form of an industrial estate and a retail complex adjacent to Haringey
Green Lanes. The East and West Reservoirs are located to the immediate south of the
estate, with Clissold Park and Stoke Newington beyond that.

The site is situated on the ridge of a hill, running in approximately the position of Seven
Sisters Road. The land falls from it to the north, allowing clear views of north London,
including Alexandra Palace. To the south, the land also falls away, allowing views of the
Reservoirs and City beyond.

The site is bisected by the only six-lane section of Seven Sisters Road (the A503) and is
enclosed on three sides by the New River. Green Lanes (the A105) runs north-south to the
far West of Woodberry Down, with Manor House Underground Station located at the junction
of Green Lanes and Seven Sisters Road.

The wider area is comprised primarily of Victorian suburban housing, with limited 20th
century infill estates, incorporating some interwar and post-war housing. Woodberry Down
estate itself was constructed in stages from the 1940’s through to the last phase, Rowley
Gardens, in the 1970’s. The earliest blocks on the estate (Nicholl, Needwood, Ashdale and
Burtonwood Houses) were constructed as eight storey buildings with experimental lifts and
reinforced concrete construction. Later blocks followed the predominantly five-storey
balcony access model. The estate includes a shopping area, schools, a library, and
incorporates the earlier St. Olave’s Church and Church Hall.

THE PLANNING APPLICATION PROPOSALS

In August 2004, the LPA formally approved the Woodberry Down Area Action Plan (AAP) as
Supplementary Planning Guidance. Along with Dalston, south Shoreditch, Lower Lea Valley
and Hackney Central, Woodberry Down forms an integral element of Hackney Councils
physical regeneration of the Borough.
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Hackney Homes as Arms Length Management Organisation (ALMO) to the London Borough
of Hackney, on behalf of the London Borough of Hackney, proposes to deliver innovative
proposals to address the current failing housing, inadequate public open spaces and
community facilities, and intrusive road network that currently divides the community and
prioritises motorised vehicles over the pedestrian and cyclist.

The OPA to which this statement relates represents a major stage in the redevelopment of
Woodberry Down helping the area transform from an estate to a sustainable community
where people want to live, work and visit and do not have to travel for basic services. It is
anticipated that a full detailed planning application for the first phase of development
comprising ‘kick-start site 1’ will be submitted to the LPA soon after the OPA. The full
application should conform to the principles established in the OPA. However, as the
applications are expected to be considered concurrently, this first detailed proposal cannot
be considered as reserved matters to the outline application as the OPA will not have been
determined prior to the submission of the full planning application. However it is likely that all
further phases of development will constitute reserved matters applications directly relating
to the OPA should approval be forthcoming. The applicant welcomes the submission of a
full planning application as it will bring certainty to the proposals and will facilitate an early
beginning to the delivery of the OPA Masterplan.

In Chapter 2 this Statement describes the principal elements of planning policy that will be
relevant in the consideration of the OPA and demonstrates its consistency with those
policies. Indeed, it goes further and shows how the proposals in the application will be
instrumental in delivering many of the Council’s regeneration objectives, as well as those of
Central Government and the Mayor of London.

The Statement describes the parameters, or ‘envelope’ within which the development
proposals will fit and describes the development proposed in the application.

The application is submitted in outline, and at this stage planning permission is sought for
the following;

Figure 1. Elements for Formal Planning Determination

1. The total amount of development to be carried out;
2. The principal areas of Public Open Space, and Strategic Landscaping;

3. Development Thresholds that prescribe the maximum amount of development and other
uses that will be undertaken in total and within each phase of the development;

4. Parameters to define the minimum and maximum height of buildings and areas for
development;

The types of uses, including housing, commercial activities and community buildings;
Means of access to the site and internal road layout within the site;
Provision of car parking space; and

© N o O

Provision of affordable housing.

The Red Line (Location) Plan indicates the extent of the application site.

It is intended that this plan and the red line will embrace all works to be carried out in
connection with the Woodberry Down Regeneration area. Thus, in addition to the extent of
the built development itself, the red line includes the sites of improvements to the highway,
the construction of new pedestrian bridges and footways, all landscaping and open spaces,
and enhancement works.
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1.23 The following explains precisely what is being applied for in the accompanying application
and what is only indicative at this stage and reserved for approval as part of future detailed
proposals for subsequent individual phases.

1.24 The application plans should be considered in tandem with the submitted ES as, amongst
other things, they provide a visual representation of the maximum proposed development,
and they form the basis of the assessment of impact in the Environment Impact Assessment
(EIA) to which the ES relates.

DOCUMENTS AND PLANS SUBMITTED AS PART OF THE OUTLINE
PLANNING APPLICATION
1.25 The OPA consists of the following:
Planning Application Forms;
Covering Letter;
Certificate of Ownership;
Copy of Notice Served;
Statutory Planning Fee;
Location (red line) Plan;
Existing Estate Drawings;
Design and Access Statement;
Statement of Community Involvement;
Planning Statement, including parameters plan, description of the outline application
and development thresholds (this document);
Masterplan Report;
Masterplan Drawing including internal roads, public open space, play areas, strategic
landscaping;
Access Plan;
Parameters Plan showing height ranges and areas of development;
Environmental Statement;
Environmental Statement Non-Technical Summary;
Energy Strategy Report;
Sustainable Design and Construction Report;
Transport Assessment (and Safety Audit);
Flood Risk Assessment;
Utilities Report;
Financial Viability Study;
Phasing Plan;
Demolition Phasing Plan;
Community Infrastructure Improvement Plan;
Existing Community Infrastructure Report;
Equalities Impact Assessment;
Health Impact Assessment (preliminary scoping report);
Scott Wilson Ltd 4 Prepared for
March 2007 Hackney Homes Ltd



Woodberry Down Regeneration Chapter 1: Introduction
Outline Planning Application Statement

1.26

1.27

1.28

1.29

1.30

1.31
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° Arboricultural Impact Appraisal;
° Computer generated fly-through (CD-ROM); and
° Physical Model.

The description of the proposed development is as follows, and appears as the answer to
Question 4 of the planning application form;

To demolish all existing buildings on the Woodberry Down Estate, with the exception of St.
Olave’s Church, the Beis Chinuch Lebonos Girls School Reservoir Centre, Woodberry Down
primary school and the John Scott Health Centre.

Redevelop the site with 4,644 homes (including 41% affordable), comprising 1-bed, 2-bed, 3-
bed, 4-bed and 5-bed flats, 5-bed and 6-bed houses with associated car parking at an
overall site provision rate of 50%; approximately 38,500m* of non-residential buildings and
associated car parking, including 5,000m? of retail buildings within classes A1-A5, 3,150m?
of class B1 Business use, 30,000m? of class C1, D1 and D2 use including education, health
centre, children’s centre, community centres, youth centre; provision of new civic space,
public parks, open space, landscaping of the edges of the New River and the East and West
Reservoirs, construction of bridges across the New River; reduce width of Seven Sisters
Road from 6 to 4 lanes and related improvements to the public realm; formation of new
access points to the new Woodberry Down Neighbourhood, the creation of new and
improvement of existing cycle and pedestrian routes to and within the estate especially from
north to south across Seven Sisters Road.

DESCRIPTION OF SUBMITTED DOCUMENTS

Plans
Location Plan

The application site at a scale of 1:5000, the precise area containing all the works proposed
is defined within the red line that appears on this plan (reproduced as Appendix A).

Existing Estate Site Plans

These plans depict the original residential buildings of the Woodberry Down estate at a scale
of 1:1250.

Masterplan — Drawing Reference OPA1, Revision 7

This drawing depicts building uses, the location and design of internal roads, public open
space and strategic landscaping and is submitting for formal approval. Furthermore, detailed
landscaping and play area designs will be submitted at the detailed application stage
(reproduced as Appendix E).

The Masterplan drawing also shows, in detail, the form the development will take. It has
been used as the basis for the Environmental Impact and other Assessments. Some
information is indicative at this stage, such as floor plans, and it is anticipated that this will be
agreed in detail through the submission of reserved matters. Each phase of the development
is to be the subject of future more detailed plans where the following items will be agreed:

° Detailed design; and
° Materials.
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Access Plan — Drawing Number D110370/SK-H021

This drawing is submitted for approval and demonstrates the proposed means of access to
the new Woodberry Down Neighbourhood, internal roads for adoption and highway
improvements (reproduced as Appendix D).

Parameters Plan — Drawing Reference OPA2, Revision 8

This plan defines the areas for development, the uses within those areas and their maximum
thresholds, and the areas that will not be developed. It also shows the adjacent road
network. Each building is allocated a minimum and maximum height. The Parameter Plan is
submitted for approval at this stage, and defines the development in terms of its impact, and
is consistent with the terms of the ES. Following the outline stage, the detailed plans will be
submitted for approval. It is acknowledged that any additional development shown outside
the submitted parameters will require the further consent of the LPA, and possibly a further
assessment of its impact (plan reproduced as Appendix C).

Demolition Phasing Plan — Drawing Number 021, Revision B

Shows the order and timing of proposed demolition of existing buildings on the estates
(reproduced as Appendix G).

Construction Phasing Plan - Drawing Number 022, Revision B

The construction plan shows in what order the five discrete phases of development will take
place over the next 20 years. Within each phase the Thresholds table (Appendix B) explains
the amount of development that will take place. All this will demonstrate how the new
development will evolve and how the physical and social infrastructure will be planned and
delivered in support of the residential development (reproduced as Appendix F).

Studies / Reports

Woodberry Down — Quantum of Development by Phases Table

This table show the maximum quantum of development per phase and is submitted for
approval at this outline stage (reproduced in this report as Appendix B).

Statement of Community Involvement

We draw attention to the Statement of Community Involvement.

The statement is comprehensive and demonstrates the extent to which existing residents
have participated in the development of the proposals.

It also demonstrates the thorough approach of Hackney Homes in its earliest identification of
all stakeholders to ensure their interests are fully reflected in the proposals.

The community consultation reflects the provisions of the new Planning and Compulsory
Purchase Act (2004), where the Masterplan and other proposals have been informed at each
key stage in their development by consultation and discussion with the local stakeholders.

Planning Policy Statement (PPS1) Delivering Sustainable Development emphasises the role
community involvement should play in shaping development proposals. The programme of
involvement should be based on clear stages, so that people can see how ideas have
developed, and have the opportunity for feedback.

It is anticipated that the future management of the regenerated Woodberry Down will be the
responsibility of a Neighbourhood Management Partnership, which will be a key means of
ensuring that the future maintenance of services and the residential environment, will be to
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the highest standards. The Masterplan Statement explains the proposed mechanisms for
establishing the management company, its proposed composition and likely remit. This will
be the subject of further liaison with the LPA.

Masterplan Report

1.44 The applicant wishes to agree a design statement of principles (design code) at this stage of
the application process. The applicant also proposes to discuss with the LPA a form of
wording for suitable conditions to be attached to any planning consent to ensure that the
principles described in this document are carried through to inform the future detailed
proposals for the various phases of the development. As described in the Masterplan
Statement, a construction programme of up to 20 years is anticipated and, in the future
detailed consideration of each phase, there may be a need to respond to future changes in
circumstances. In any event, it is anticipated that Reserved Matters applications will be
submitted for at least each phase (with the exception of Phase One which will be subject to
an early full planning application), in conformity with the outline consent and the terms of the
planning conditions imposed, and/or legal agreement that is entered into.

1.45 The Masterplan Report includes information on the following topics:

o The Place and its People;

o Aspirations for the Future;

o Principle 1-A Robust Urban Design Framework;

o Principle 2-Transformed Community Facilities;

o Principle 3-Efficient Public Transport;

o Principle 4-Streets the put People First;

o Principle 5-Homes for a Diverse and Balanced Community;
o Principle 6-A Low Carbon Community;

o Principle 7-Making the most of Water and minimising Waste;
o Principle 8-A Range of Open Space and Play Facilities;

o Principle 9-The Ecological Network;

o Principle 10-A Framework for Inspirational Design;

o Principle 11-Securing Delivery; and

o Next Steps.

1.46 This substantial body of information explains the range of influences on the form the overall
development will take. It describes the comprehensive physical, social and environmental
improvements that will be achieved through the regeneration and it provides a clear
framework for the planning and designs of individual sites and will allow delivery to progress
rapidly in accordance with detailed planning applications.

Environmental Statement

1.47 Due to the size and scope of the proposal the applicant is obliged to conduct an
Environmental Impact Assessment (EIA). The EIA assesses the environmental impacts of
the proposal and mitigation strategies that should be implemented.

Energy Strategy Report

1.48 In response to the Mayor of London’s Energy Strategy the applicant has conducted an
assessment of the energy demands of the proposal and how these can be best met in
accordance with the aforementioned guidance.
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Sustainable Design and Construction Report

1.49 This report links to the Masterplan and demonstrates how Woodberry Down can maximise
sustainable design and construction.

Transport Assessment (TA) (and Road Safety Audit)

1.50 A full TA is submitted as a formal element of the OPA in order to establish the impact of the
proposal on the surrounding transport network and also to inform the design of the proposed
internal road network.

Flood Risk Assessment

1.51 This assessment demonstrates how the development will incorporate sustainable urban
drainage systems within the Woodberry Down development.
Financial Viability Study

1.52 Three financial viability studies have been conducted all with different terms of reference.
These have been combined into one report and are submitted in order to demonstrate the
financial viability of the Scheme hereby proposed.

Community Infrastructure Improvement Plan

1.53 This document assesses the needs of all future inhabitants of Woodberry Down and
recommends the facilities required to address those identified needs.
Existing Community Infrastructure Report

154 The document highlights existing community infrastructure.
Arboricultural Impact Appraisal

1.55 This survey establishes the location and quality of all existing trees on the estate. Those
trees that will be lost and those proposed to be planted in replacement are shown on plan a
within the Masterplan Statement and their contribution is assessed within this Planning
Statement.

Legal Agreement: Heads of Terms

1.56 This draft document recommends suggestions for potential Heads of Terms for any future
legal agreement (reproduced as Appendix H).

1.57 The following sections of this report brings together much of the work undertaken in the
formation of this Masterplan and supporting information. Furthermore they demonstrate that
the proposal hereby submitted represents an exemplar in estate renewal and the creation of
sustainable new communities in accordance with the policy and aspirations of local, regional
and national government.
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2.9

LAND USE

The Woodberry Down Masterplan seeks consent for a new sustainable community. Whilst
being housing-led, the proposals have been designed to offer a range of community services
and facilities which will support the residential population, and in the case of the new life long
learning campus and medical centre, provide facilities to serve a wider catchment area.

The uses that are formally applied for at outline stage are contained within the description on
the planning application form and also set out earlier in this document. A summary of the
existing and proposed land use mixes are set out in the Masterplan.

The Masterplan Statement illustrates the development in greater detail, and, it is this
Scheme that has been used to inform the specific parameters that have been used as the
basis for the EIA.

The existing scattered arrangement of land uses are proposed to be replaced with a more
effective siting and distribution. The section of Woodberry Grove south of Seven Sisters
Road is proposed as the location for a neighbourhood shopping centre, which will be linked
by a spine route along Woodberry Down Road to the existing, complementary local centre at
Manor House. A mixed-use frontage onto Seven Sisters Road will also be created. The
physical structure of new street blocks on these roads also allows for flexibility of uses during
the course of the development, or in the future as circumstances change and develop.

All existing residential dwellings will be demolished and replaced with new high quality
accommodation. In terms of non-residential uses, the proposals include re-provision and
enhancement of facilities including retail units, educational establishments (incorporated
within a life long learning campus), a medical centre, business centre, police station,
neighbourhood office, community safety unit, and three satellite community buildings
providing meeting facilities.

The overriding thrust of the proposals is to meet the challenge set out in Objective 1 of the
London Plan to ‘achieve an urban renaissance through higher density and intensification in
line with public transport capacity, leading to a high quality, compact city, building upon
London's existing urban quality and sense of place’. It also complies with the aim to make
East London the priority area for new development, regeneration and investment, introducing
a new scale and quality of development.

HOUSING

Numbers

A total of 4,644 new dwellings are proposed in the outline application. These will comprise a
range of 1, 2, and 3+ bedroom apartments and 4 and 5-bedroomed houses. It is proposed
that 41% of the housing will be 'affordable’ (34% social rented 7% intermediate).

Clear guidance is provided in terms of the number of homes that the LPA seeks for the site
in the Woodberry AAP Supplementary Planning Guidance (SPG) (2004). This states that
the LPA wants to achieve an increase in the overall number of homes from 2,067 to a
minimum of 3,293 by 2016, which would be able to support a population of approximately
10,000 people. Furthermore, the original 1,458 social rented homes (minus the 104 units
demolished at the time of submission of this application) are sought to be replaced through
the redevelopment of Woodberry Down. It can therefore be seen that the outline planning
proposals meet the objectives in the AAP in terms of the number of units proposed, albeit
with construction anticipated to continue beyond 2016 (and therefore completion).

The Mayor of London is keen to ensure that as many additional homes as reasonably
possible are delivered each year (paragraph 3.14 London Plan). There is a strategic housing
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2.11

2.12

2.13

2.14

2.15

target for Hackney to achieve 720 additional homes per year from 1997 to 2016. Policy 3A.2
of the London Plan advises that Boroughs should seek to exceed this figure. The London
Plan also recognises in particular that more housing capacity can be achieved through
redevelopment and applying higher densities. In fact, the draft review of the London Plan
proposes that the annual delivery figure is raised to 1,092 in Hackney.

London Plan Policy 3A.5 deals with Large Residential Developments, and says that
Boroughs should encourage these in areas of high transport accessibility, including the
provision of non-residential uses in such schemes. It asks Boroughs to prepare planning
frameworks for sites of 10 hectares or more, or where more than 500 dwellings will be
accommodated. Frameworks should be prepared in consultation with local communities and
other key stakeholders. This is exactly the process that has been followed with Woodberry
Down, and has resulted in the adoption and publication of the Woodberry Down AAP in
August 2004. Further guidance is provided in the Mayor of London’s Housing SPG
published in November 2005. The Mayor expects there to be no net loss of affordable
housing in schemes for estate renewal. Such schemes may require to be delivered at
significantly higher density to generate sufficient cross subsidy from market development.
There will not necessarily be a requirement to increase the amount of affordable housing, but
opportunity should be taken to improve the mix of dwellings in order to create a more
balanced community.

Density

Density is a measure of the number of dwellings, which are accommodated on a site. The
net density of housing in the new Woodberry Down will be 200 dwellings per hectare; that is
an indicative 540 habitable rooms (hr) per hectare, an increase from the present 83
dwellings per hectare and 265 habitable rooms per hectare (using 2.7hr per dwelling
multiplier).

This approach reflects the advice contained in Planning Policy Statement 1 (PPS1) (2005),
which encourages the provision of higher density mixed-use development and the use of
previously developed land and buildings. It aims to promote development that creates
socially inclusive communities, including suitable mixes of housing.

In seeking to make the best use of land available, Planning Policy Statement 3 (PPS3)
(2006) advises local authorities to set out a range of densities across the plan area rather
than one broad density range. The Masterplan accords with this by using 'density pyramids'
depending on its location within the street hierarchy and proximity to public transport nodes
and local services.

Paragraph 49 of PPS3, states that 'careful attention to design is particularly important where
intensification of the existing urban fabric is involved’. Furthermore, ‘the density of existing
development should not dictate that the design of new housing by stifling change or requiring
replication of existing style or form. If done well, imaginative design and layout of new
development can lead to a more efficient use of land without compromising the quality of the
local environment’ (Para 50). The proposals for Woodberry Down adopt this best practice
guidance, and are considered to make a positive contribution to the housing stock of both
Hackney and this part of London. This will be achieved through the application of Design
Codes.

The East London Sub-regional Development Framework (SRDF) (2006) stresses that
significant appropriate increases in densities are needed in order to meet housing targets. It
is recognised that the sub-region's larger sites are better able to accommodate higher
densities. Woodberry Down is a large site, with good public transport links, which is
therefore considered to be well placed to accommodate a significant increase in density, and
through the large numbers of new dwellings provided, make a significant contribution to the
housing targets for the Borough and for London as a whole. This is considered to represent
a particular benefit of the Scheme.
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2.20
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In order to accord with Policy 4B.3 of the London Plan which aims to maximise the potential
of sites, a residential urban development at Woodberry Down would need to adopt a
residential density range of 450-700 habitable rooms/hectare or 165 - 275 units/ha, and an
average of 3 habitable rooms per unit (Table 4B.1 London Plan).

The LPA seeks to achieve an appropriate density of development of approximately 250
habitable rooms per hectare (100 per acre) as stated in Policy HO9 of the Hackney Unitary
Development Plan (UDP) (1995). This is also reflected in LB Hackney’'s SPG Note 1: New
Residential Development (1998), which aims to achieve a density of 173 and 247 habitable
rooms per hectare (70-100 habitable rooms per acre). However, the more recent Woodberry
Down AAP notes that the density should 'generally be high’. In this case, the proposals
reflect the more recent and up-to-date London Plan density ranges, which are considered to
be more typical of current thinking and policy in relation to housing provision in London.
Having said that, it should be noted that the site is considered to produce a development
which takes into account the views of the community (from the various consultation
exercises detailed in the Masterplan document and Statement of Community Involvement),
and seeks to provide a new neighbourhood with its own strong sense of identity, including
four character areas within it. On this basis, it is considered that the proposed density
accords with the policy framework set out in the London-wide and national policy guidance
documents.

Estate Renewal

At the time of submission, the delivery of the regeneration of the existing Woodberry Down
Estate must be effectively cross subsidised through the sale of new market housing. It is
important to have regard to the advice in the London Plan and the LB Hackney UDP, as well
as national planning guidance as expressed in PPS3, expect that 'brownfield' land with good
access to public transport will be developed to the highest possible density to achieve the
most efficient use of land.

Affordable Housing Provision

PPS3 sets out the Government's objectives for the provision of housing, and in doing so
highlights the need to widen housing opportunity and choice. In this context, PPS3 seeks to
influence the type and size of housing to address the needs of the local community. This is
evident in that developers should bring forward 'proposals for market housing which reflect
demand and the profile of households requiring market housing, in order to sustain mixed
communities. Proposals for affordable housing should reflect the size and type of affordable
housing required' (Para. 23).

PPS3 defines affordable housing as follows: ‘Affordable housing includes social rented and
intermediate housing, provided to specified eligible households whose needs are not met by
the market. Affordable housing should:

o Meet the needs of eligible households including availability at a cost low enough for
them to afford, determined with regard to local incomes and local house prices.

o Include provision for the home to remain at an affordable price for future eligible
households or, if these restrictions are lifted, for the subsidy to be recycled for
alternative affordable housing provision'.

The outline planning proposals are that 41% of the total number of units will be affordable.
This is in line with Hackney UDP Policy ST23, which seeks to increase the stock of
affordable housing in the Borough. Furthermore, the proposed development would also
comply with the aims of the Hackney Affordable Housing Supplementary Planning Document
(SPD) 2005, which advocates 'on-site' provision of affordable housing.

Policy 3A.7 of the London Plan reminds Boroughs of the Mayor's strategic target for 50% of
provision to be affordable, and within that, 70% should be provided as social housing and
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30% intermediate accommodation. However, this should also take account of local authority
developments, including estate renewals such as that proposed here for Woodberry Down.
Policy 3A.8 of the London Plan states that Boroughs should seek the maximum reasonable
amount of affordable housing when negotiating on individual schemes. However they should
have regard to the need to encourage rather than restrain residential development. Thus,
targets should be applied flexibly, taking account of individual site costs, the availability of
public subsidy and other costs. This accords with the thrust of Circular 6/98: Planning and
Affordable Housing, which in paragraph 17 recognises that the provision of affordable
housing should take account of the needs of developers and registered social landlords to
ensure that schemes are financially viable.

Of the total new housing in the proposed Scheme, 41% will be affordable, including 7% as
intermediate housing. This translates to a split of 80.5% social rented housing and 19.5%
intermediate housing. Whilst the proposed split by tenure types is recognised to provide a
greater proportion of social housing for rent than the 70:30 split set out in the UDP and
London Plan, this reflects the need to re-provide for existing social rented tenants of the
existing estate. With this in mind, it is also considered that the Masterplan proposals will
conform to the policy requirements at the London-wide and local level, in ensuring that the
development will provide choice and allow a wider access to housing types in line with
national government guidance.

The Woodberry Down AAP requires social housing and a mix of tenures to be located
throughout the neighbourhood in all housing areas. In order to address this, the Masterplan
proposals set out the range of housing tenure across the new neighbourhood. The
Masterplan will also ensure that difference between tenure will be indistinguishable. That is
to say, it will not be apparent in terms of the architecture or location of accommaodation,
which tenure a particular block is (i.e. 'tenure blind' development).

All existing rented households will be offered a new property of at least equivalent size and
none of the existing residents will have to live on a floor higher than they do at present. In
response to the consultation undertaken during formulation of the Masterplan proposals,
existing residents will not be accommodated in high-rise blocks or tall buildings. Such blocks
will contain flats for private sale.

Mix of Unit Sizes

The proposed mix of unit sizes is set out in Table 9.1 of the Masterplan. It shows how a
broad mix of accommodation sizes will assist in ensuring that the new Woodberry Down is a
truly balanced and sustainable community. To this end, it adopts the guidance set out in
PPS3 (Para’s 20, 23, 24) by recognising that new housing development on large strategic
sites should reflect the proportions of households that require market or affordable housing,
and ‘achieve(s) a mix of households as well as a mix of tenure and price’. In doing so, the
Woodberry Down renewal should reflect changing lifestyles and help to promote mixed and
balanced communities by offering a range of house types and sizes. This is emphasized by
paragraph 20, which states that the ‘key characteristics of a mixed community are a variety
of housing, particularly in terms of tenure and price and a mix of different households such
as families with children, single person households and older people’.

UDP Policy ST21 also aims to encourage the provision of a range of dwelling sizes and
types in new housing developments and conversions to satisfy a wide range of housing
needs, including 'priority’, 'special housing needs', and housing demand. It seeks to achieve
an appropriate mix of dwellings, subject to site characteristics, one third should provide
family accommodation of three or more bedrooms, suitable for use by four or more persons;
and one third of the family accommodation should be four bedroom units, suitable for use by
SiX Or more persons.

The AAP gives more detailed guidance with particular reference to the specific needs of the
Woodberry Down population. It seeks a housing mix of 25% one bedroom, 40% two
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bedroom, 20% three bedroom, 10% four bedroom and 5% five bedroom units. In the light of
discussions with the LPA, a commitment has been made to ensure that family housing, for
which there is a known need, is provided as 35% of the overall total, across all tenures. The
tables in the Masterplan show how the mix of units has been distributed across all tenure
types, and also how 35% of all accommodation will be 3+ bedroom sized family units.

Size of Units and Standard of Amenity

All housing to be provided in the new Woodberry Down will be designed to achieve the
minimum floorspace standards set out by the LPA in SPG 1 New Residential Development

In the case of affordable rental housing units, all new homes are designed to be a minimum
of the Parker Morris size standard plus 10% floorspace. This is significantly bigger than
existing flats in the estate, and conforms to the requirements set out in the AAP with regard
to the new social units.

All social housing units are capable of having a separate kitchen-diner, which will effectively
provide an additional reception room (with the exception of 1-bed units). This is also a
response to consultation feedback from existing residents who desire separate kitchen-
diners.

It is intended that in drawing up the Design Codes for the detailed development of each
phase of the Scheme, each unit will have private open space in the form of a garden,
balcony or terrace. Much of the existing accommodation does not have access to private
amenity space (especially in the larger blocks), and thus the redevelopment will achieve a
significant improvement for residents in terms of the standard of amenity provided.

Policy 3A.4 of the London Plan states that all residential development is required to meet
Lifetime Home Standards and at least 10% should meet wheelchair accessibility standards.
The Woodberry Down proposals would result in 100% of new residential units to Lifetime
Home Standards, and 10% of all housing (across tenures) will be designed for the needs of
wheelchair users.

COMMUNITY FACILITIES AND OTHER NON-RESIDENTIAL USES

This is a mixed-use development and it will achieve the comprehensive regeneration of
Woodberry Down. The mix will be on several scales: within a block, across a street, within a
neighbourhood. The mix of residential, commercial and community uses will encourage the
creation of a balanced community, supporting a range of services, in a sustainable manner.

Whilst the existing estate does include some non-residential uses, the number, range and
distribution is poor. In addition, their locations, coupled with the poor internal linkages within
the existing layout, means that access to these services is not always convenient or useful
for residents. The Masterplan creates a better relationship between residential and non-
residential uses, improves the mix of uses in terms of their quantum, as well as a qualitative
enhancement, and will ensure safe and convenient access for all.

Community Uses

The Masterplan proposals reflect the requirement for improved community facilities to have
regard to the new community profile that will emerge as Woodberry Down is redeveloped.
Supported by evidence from feasibility studies and the service providers, the proposals
contained in the outline application take account of this projected profile to ensure that the
new neighbourhood will offer a good range of services in the fields of health, education,
community support and recreation facilities.

The London Plan (Policy 3A.15) notes that the need for social infrastructure and community
facilities is particularly important in major areas of new development and regeneration. The
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needs of the healthcare sector are emphasised, as identified by agencies such as Primary
Care Trusts (PCTs) (Policy 3A.18).

In the Draft East London Sub-regional Development Framework (SRDF) (2005), Proposed
Action 1E seeks to ensure that specific provision for healthcare, education and community
needs is included in development frameworks for major sites in order to achieve sustainable
communities.

In terms of the provision of community facilities, Policy CS2 of the Hackney UDP requires
facilities appropriate to the scale of the development. In schemes involving the development
of new build housing on sites of more than 0.4 hectare (1.0 acre), the LPA seeks to ensure
the provision of facilities for childcare, play, cultural, leisure, health and shopping purposes
appropriate to the number and needs of prospective residents (Policy HO10). Policy CS4
encourages proposals for healthcare facilities, clinics, hospitals and other health related
purposes so as to ensure that all residents have easy and convenient access to an
appropriate health facility.

Guidance produced within the Woodberry Down AAP states that the Council seeks to retain
existing community facilities and social infrastructure and to enhance the provision of
existing facilities which are recognised to be relatively scarce and poorly used. The Council
expects a proposal to provide easily accessible community, health, educational and leisure
facilities for local residents and for people living and working in the surrounding area.

To this end, the Masterplan sets out a strategy for the provision of health facilities, education
facilities, youth services, and community support and information facilities. The proposals
include the provision of a new health centre, and retention of the John Scott Health Centre to
meet the future health needs of the population. A new life long learning campus will
comprise of a new North East London Business and Training Facility, a new expanded
Woodberry Down Primary School, two nurseries, and a new Children’s Centre which will
provide particularly for the under-5’s. The recently listed primary school will be retained and
potentially be integrated into a new city academy subject to a future full planning & listed
building application. For young people living in and around Woodberry Down, it is proposed
to provide a new state-of-the-art youth centre incorporating classrooms, a hall, IT/music/multi
media suites, outreach and office facilities, and a new Multi Use Games Area (MUGA), to be
complemented by additional access to recreational activities on the Reservoirs, and an
‘extended schools’ philosophy to expand the role of the school within the neighbourhood.
The Community Facilities Strategy is lead by the provision of a new community centre for
Woodberry Down, on kick-start site 1. In addition, new facilities would be provided in the
redeveloped St. Olave’'s Church Hall. The redevelopment of the church hall is also
anticipated to facilitate the refurbishment of the main listed church to increase its
attractiveness as a local facility. A new Police Shop and Community Safety Unit would be
located in a shopfront unit in the Woodberry Grove Neighbourhood Centre, whilst provision
for the relocation of the Woodberry Down Regeneration Team office is made. In addition,
meeting space provision for residents’ groups would be offered in three satellite community
rooms. An Estate Development Committee Office, a Citizen’s Advice Bureau and an Elder
People’s Day Centre, are all accommodated in the proposals for the new neighbourhood.

Leisure and Retail Uses

The Masterplan outlines the existing retail and leisure provision in the estate. Informed by a
Commercial Capacity Study (undertaken approximately one year ago by DTZ), the proposals
include additional and an improved quality of commercial floorspace to meet the
requirements of the new resident population, and to provide a vibrant commercial sector for
the new Woodberry Down. The strategy for retail and leisure facilities aims to enhance their
provision for the new neighbourhood. The new space would provide for relocation of existing
businesses (i.e. small scale shops, offices, cafes, bars, and restaurants), with the option of
an additional new 1,000m? of new retail space.
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This element of the proposals also meets the requirements of the AAP. In it, the LPA seeks
to create a mix of uses at key nodes of activity along the Seven Sisters Road, providing
quality shops, services, employment, leisure facilities, cultural entertainment and community
facilities to meet the day-to-day requirements of surrounding local communities. The
provision of 'Community Focus Areas' is advocated with local shops and community uses in
a pedestrian friendly environment to be designed within the area fronting Woodberry Grove,
south of Seven Sisters Road. Furthermore, provision is made to support existing
shopkeepers in the area, and to include them within future regeneration proposals.

The outline application proposals envisage a mix of uses to support the new residential
population, and therefore to assist in the provision of a balanced and sustainable community.
This approach is supported nationally by Planning Policy Statement 1 (paragraph 27) and
Planning Policy Statement 6 (PPS6), which supports the need to provide for local shopping
and states that a network of local centres in a local authority’s area is essential to provide for
people’s day-to-day needs. Paragraph 2.58 also notes that deficiencies in provision should
be remedied. The proposals include potential for a small supermarket, to meet the gap in
provision identified in the DTZ independent study. It should also be noted that the proposed
retail provision has been carefully considered and designed so as not to undermine any
other established centres in the area, for example Finsbury Park, nor any initiatives such as
Manor House, on the basis that the provision will focus on the needs of Woodberry Down
residents. The importance of supporting local and community shopping is also recognised in
Paragraphs 3.231 and 3.232 of the London Plan.

METROPOLITAN OPEN LAND, OPEN SPACE AND PLAY SPACE

The open space for the new community has been designed to be an intrinsic feature of the
quality of the new neighbourhood. Open spaces within the estate, together with the New
River and the East and West Reservoirs (designated as areas of Metropolitan Open Land),
are undervalued and underused at present. The Masterplan proposals raise their profile and
value, and integrate them more fittingly within the new community.

Metropolitan Open Land

In the London Plan, there are three principal terms that can be applied to proposals for
development in Metropolitan Open Land (MOL). Development can either be ‘appropriate’,
‘inappropriate’, or ‘inappropriate, but justified by very special circumstances’. These terms
are also the basis for the approach to new development in Green Belts, as set out in
Planning Policy Guidance (PPG) 2: Green Belts.

The Masterplan proposes limited sensitive development to support and encourage more
public enjoyment of MOL, and support outdoor open space usage. The London Plan (Policy
3D.9) and the Hackney UDP (Policy ST9) seek to protect MOL from inappropriate
development. Paragraph 3.249 of the London Plan states that ‘Appropriate development
should minimise any adverse impact upon the open character of MOL through sensitive
design and siting and be limited to small scale structures to support outdoor open space
uses’. Further, essential facilities for appropriate uses will only be acceptable where they do
not have an adverse impact on the openness of MOL.

The development of the new walkways are considered to represent an appropriate
development in the MOL. Policy EQ21 of the LB Hackney UDP seeks to ensure that MOL
remains in predominately open use and any development that is associated with the open
space, nature conservation and/or recreational use of MOL meets the following
requirements: its prime function should be ancillary to the maintenance or use of the
adjoining open land, and it has a high standard of design and landscaping. The Reservoirs
and New River are proposed to be enhanced as facilities for recreation, which is also in
accordance with UDP Policy OS1 which encourages proposals that will enhance the
appearance and attractiveness of MOL for leisure activities, and supports the use of open
space by London's residents.
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The construction of the walkways and bridges over the New River from the application site
will greatly improve the accessibility of the MOL and accessibility to neighbouring areas, for
local people. This further supports the application and emphasises its ability to enhance the
function of MOL for the enjoyment of local people. The new walkways are proposed to be
sensitively sited and designed to the highest standards to reflect its position in an area of
unique natural character in London. More detailed design considerations are set out in the
Design Chapter of this Statement, and at this stage these proposals are illustrative of what
could be achieved.

It is not proposed that the MOL boundary will be altered to accommodate any of the
proposed development.

Open Space

The regeneration of Woodberry Down will consider new housing, open space, the New River
and Reservoirs as an integrated unit, where one component cannot be separated from
another. As described in more detail in the Masterplan, the new open spaces will be
designed to respond more effectively to residents' needs. The provision of new footbridges
and paths to link the neighbourhood to the surroundings will also provide more convenient
access to other open spaces and leisure facilities in the vicinity, e.g. Finsbury Park, Clissold
Park and the West Reservoir Sailing Club.

The principal areas to form open space in the new Woodberry Down are shown on the plans
submitted with the Masterplan. These are essentially maintaining and enhancing the
waterside edge of the New River and the East and West Reservoirs, and creating a
protective buffer, together with the formation of a series of public and semi-private communal
gardens to allow the natural environment to penetrate the new areas of housing and provide
people with a new linear park along the riverside, linked public open spaces, and views of
the river and Reservoirs where they were previously limited or absent. The provision of
incidental open space and play areas is a commitment clearly set out in the Masterplan.

The Masterplan includes a strategic landscape and planting scheme, which describes the
approach to landscape and open space in more detail. It also gives a clear indication of the
matter in which this integral part of the detailed Schemes will be addressed, and fixes the
tree-planting schedule. In doing so, the commitment to landscaping in the regenerated
Woodberry Down can be demonstrated at this outline application stage.

The Masterplan will deliver much higher quality open space for residents through parks, civic
squares, communal and other garden areas, together with new public spaces (e.g. the new
Woodberry Circus). This will cover 10% (2.4ha) of the total land area of the new
neighbourhood, in addition to the area given over to the new linear park along the riverside.
More importantly, the quality will be greatly enhanced when compared with the present
confused semi-public courtyards and other open spaces in the estate. A much closer
relationship between housing and open space is to be achieved through integration and as a
result, high quality open spaces will be attractive to use by a much greater number of people.

Planning Policy Guidance 17 (PPG17) and its Companion Guide: Assessing Needs and
Opportunities, issued by the ODPM in 2002 puts much greater emphasis on the accessibility
of open space to the population and its quality, rather than simply the use of a basic formula
to calculate need, by quantity alone.
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Play Space Provision

The Play Strategy proposed in the Masterplan envisages a variety of children’s play areas,
which are to be dispersed throughout the area. Play areas will be located in focal positions
close to where people live for convenience and to maximise natural surveillance. The
proposals have been produced taking into account National Playing Field Association
(NPFA) standards, the Greater London Authority’s (GLA) Guide to Preparing Play Strategies
(2005), LB Hackney's Policy 0OS10, and SPG on Children’s Play (1987), and modified in
consultation with local people to ensure that it responds to local need.

One Neighbourhood Equipped Area for Play (NEAP) is incorporated into Spring Park, the
principal open space in the new neighbourhood.

Two Local Equipped Areas for Play (LEAPS) would be accommodated in Rowley Gardens
and the new Woodberry Square. The Rowley Gardens LEAP will also incorporate a Multi-
Use Games Area (MUGA).

It is proposed that areas for informal play and amenity space are provided within individual
development areas, which will include Local Areas for Play (LAPS), which would conform to
NPFA standards.
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SOCIO-ECONOMIC AND COMMUNITY
INFRASTRUCTURE

INTRODUCTION

The cornerstone of this Scheme is to create a vibrant, inclusive and secure community,
which vastly improves existing and future resident’s opportunities, social welfare and their
quality of life as a whole. This accords with the main principles of PPS1 and PPS3, and will
fulfil people’s aspirations to ‘live in pleasant thriving places, to have good quality services, a
safe and good physical environment, accessible transport links, a strong sense of community
and for there to be opportunity for all’ (Local Government White Paper, DCLG, 2006, Strong
Prosperous Communities).

The inclusion and integration of an extensive range of high standard residential, community,
health, educational and commercial facilities (as listed in Land Use Chapter) within the
Scheme aims to achieve this. This Scheme will not only provide adequate accommodation
but will ensure that resident’s have ‘access to key public services and local amenities within
vibrant and better balanced communities which minimise social exclusion and polarisation’
(The London Plan). This comprehensive provision of different uses accords with the
Government’s Sustainable Communities Plan (ODPM, 2003) and the findings of the Egan
Review (2004), which believe successful communities are ‘places that are safe, clean,
friendly, and prosperous, with good amenities such as education, health services, shopping
and green spaces’.

The availability and accessibility to good quality housing, community facilities and services
will be substantially improved, and reflect the provision required for an increasing population
and their future demands. The Scheme’s design and layout will further ensure that
Woodberry Down is a safe environment in which to live, work and visit. In line with the
Woodberry Down Community Review Group’s report (December 2006) and the ODPM'’s
document entitled ‘Sustainable Communities: Building for the Future’, this Scheme certainly
recognises that ‘successful new communities need to be more than just housing
developments’. This holistic approach to regeneration accords with the Urban Task Force
vision ‘Towards a Strong Urban Renaissance’ (November, 2005) which states that urban
settlements ‘should be well designed, be more compact and connected, support a range of
diverse uses’ (Executive Summary).

The Scheme will address the current severe levels of multiple deprivation in Woodberry
Down, which ranks within the 5% most deprived Lower Level Super Output Areas’
(LLSOA’s) in Hackney according to the Index of Multiple Deprivation (IMD). Such
deprivation is reflective of the poor levels of social and economic welfare experienced across
Hackney and the neighbouring Borough of Haringey. LB Hackney itself ranks 5™ out of 354
local authorities (LA’s) in England while LB Haringey ranks 13" (where 1% is the worst and
354" is the best according to the IMD). The Scheme seeks to break the divisive social and
economic barriers that currently exist for residents and improve the quality of life of existing
and future residents through good design and an emphasis on sustainable development.

A central theme of the proposal is the creation of a neighbourhood, not an estate. To attain
this, the Masterplanning team has extensively consulted the resident population and
produced the Statement of Community Involvement (SCI). Strategies such as ‘Mind the
Gap’ (Hackney’'s Community Strategy), the Woodberry Down AAP (2004) and the Urban
Design Framework (2005) have also been used to shape the Masterplan. Many of the
principles of the Scheme have originated from the extensive knowledge of members of the
community, whose insight has been used to help create solutions to specific problems. This

! There are a total of 32,482 Lower Level Super Output Areas (LLSOA) in England. Super Output Areas (SOAS) are
small geographical areas used for collection of census and index of deprivation data, published by the Office for National
Statistics. They are intended to replace electoral wards as the basis for small area statistics.
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accords with Planning Policy Statement 1 (PPS1): Sustainable Development (2005), which
states that ‘community involvement is an essential element in delivering sustainable
development and creating sustainable and safe communities’.

The remainder of this chapter will discuss in more detail the measures taken by this proposal
to tackle the multiple deprivation and the policies with which it complies.

HOUSING

The proposed new residential development significantly increases the housing provision in
Woodberry Down from 1,980 social units to 4,644 mixed tenure units. All the existing
residents would be re-housed in new social housing and the number of socially rented and
intermediate units proposed is higher than the current levels of provision. This will further
ensure that a wide choice of high-quality homes, both affordable and market housing, are
provided to address the requirements of the community through widening the affordability
and opportunities for home ownership, in line with the strategic housing policy objectives in
PPS3 (paragraph 9).

Housing is the primary aspect of the Scheme due to the state of the current sub-standard
provision in Woodberry Down and the pressing need to replace it. Both the SCI and
Hackney’'s Community Strategy identify poor housing as a major concern of residents. All the
LLSOA's covering Woodberry Down are ranked amongst the 10% most deprived areas in
England in terms of barriers to housing and services, with most of the area ranked within the
top 5% of the most deprived areas in England and one pocket amongst the 1% most
deprived areas in England. This poor housing substantially contributes to the deprived
nature of the estate.

This Scheme will vastly improve the quality of people’s living space and this will form the firm
basis on which to improve economic and social welfare, as well as creating an attractive built
environment in which to live and visit.

The Contribution of Mixed Housing Tenure, Size and Location on Social
Cohesion

The re-provision of housing for current social tenants and the provision of private housing will
also significantly alter the tenure make up on the site, which is currently almost exclusively
social rented with the exception of those residents who have exercised their right to buy. Of
the new units 59% will be private, 33% will be socially rented and 8% will be intermediate.
This accords with Hackney UDP (1995) Policy ST21 and Policy ST22 (also refer to Policy
HO7), which seek the provision of a mix of dwelling types and sizes to meet housing needs,
and to protect the loss of housing through change of use and redevelopment schemes.

Once complete, the Scheme would provide a socially inclusive, strong, vibrant and
sustainable community including, as Circular 06/98 promotes, ‘a suitable mix of housing
types incorporating affordable housing’, which forms a key material consideration in the
determination of the OPA.

This would be achieved in the Woodberry Down proposal in three ways. Firstly, all the
buildings would be ‘tenure blind’. This means all the housing will be built to the same high
aesthetic and environmental standards irrespective of whether they are in public or private
ownership and with similarity of design to avoid being able to distinguish between tenures.
This would help to prevent any stigma being attached to certain tenure blocks. Secondly,
socially rented/intermediate and private blocks will be interspersed amongst each other to
better promote social interaction and cohesion. Thirdly, the housing blocks will each
incorporate a mix of different sized units in order to promote interaction between families in
different life cycle stages.
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These three elements of the Scheme are in accordance with PPS1, which aims to ‘promote
development that creates socially inclusive communities, including suitable mixes of
housing’, as well as the objectives of PPS3: Housing (2006), which stresses the importance
of securing a wide choice of high-quality homes, both affordable and market housing which
meet the needs of all of the community, including ensuring that there are enough family
homes.

The proposal also accords with Circular 06/98, Policy 3A.4 and Paragraphs 3.18 and 3.21 of
the London Plan, the London Plan Supplementary Guidance (SPG): Housing, Policies ST21,
HO1 and HOS5 of the Hackney UDP and the housing objectives and core policies of the AAP.

The mixture of housing sizes in the Scheme also recognises the current mismatch between
demand and supply. Some households in Woodberry Down have shrunk and others have
grown, requiring more sensible re-provision for existing residents to accommodate current
needs. There has also been a recognition that housing requirements will change through the
construction period which has been considered in the proposed housing provision. This is in
accordance with PPS3, which states the requirement of LA’'s to gather and act upon
evidence of current and future levels of need and demand for housing. The proposal also
accords with Policy 3A.4 of the London Plan and Policy HO1 of the Hackney UDP.

The Woodberry Down proposal will also increase the overall provision of affordable housing,
which includes intermediate tenure forms as identified by Hackney’'s Community Strategy.
This resonates with PPS3, which stresses the importance of developers bringing forward
‘proposals for market housing which reflect demand and the profile of households requiring
market housing, in order to sustain mixed communities. Proposals for affordable housing
should reflect the size and type of affordable housing required’. These intermediate units
play an important strategic role in the wider economy since they provide housing for key
workers such as nurses, teachers, the police and other public sector employees. Without
these workers London could not provide key services such as health, education and policing
to its population thus preventing organic economic growth. Also they provide a vital stepping
stone for existing members of the community to enter the private housing market freeing
capacity in the social housing sector and improving the long-term financial security of
individuals and families. The provision of these intermediate houses is in accordance with
Objective 3 and Paragraph 3.36 of the London Plan and Policy ST23 of the Hackney UDP.

All dwellings will be designed to Lifetime Home standards and a further 10% will be designed
for the needs of wheelchair users. This will provide flexible and accessible living
accommodation, which is in accordance with Policy 3A.4 of the London Plan, Implementation
Point 12 and 13 of the London Plan SPG: Accessible London and Policy HO9 of the
Hackney UDP.

HEALTH

The Scheme incorporates a significant increase in the health provision for the current
residents with substantial additional capacity to serve the proposed population. Central to
this is the provision of a new health centre with its associated benefits to the population
discussed below. Furthermore, the regeneration of Woodberry Down intends to tackle the
underlying reasons for poor health within the local area.

Direct Benefits of the Health Centre

The new purpose built health centre will accommodate four GP surgeries, a pharmacy and
dentistry facilities and be capable of supporting a population of 20,000, including existing and
future residents within Woodberry Down and the wider Boroughs of Hackney, Haringey and
Islington. In the next phase of primary care services it is intended that clinicians would take
on expanded roles, providing services such as minor surgical procedures that have
traditionally been treated in hospitals. The health centre will also be co-located with a new
Children’s Centre, to offer a full complement of services to children under 4 and their families
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in an integrated, seamless package of provision. As Community Infrastructure Improvement
Plan states: ‘By co-locating a range of community health services, incorporating childcare
facilities, it will be possible to provide a much higher level of care which is more responsive
to the needs of the community’ (December 2006, paragraph 8.1.6 and also refer to
paragraphs 8.2.17 and 8.3.34). The health centre has been proposed as part of a
comprehensive re-organisation of PCT services in the area and has been designed in line
with their requirements, as outlined in the Community Infrastructure Improvement Plan
(paragraph 8.1.4).

As outlined in the Masterplan, this health centre will compliment the John Scott Health
Centre situated to the far south of the site. The new health centre is proposed in a more
strategic location nearer to transport links at Manor House and more accessible to residents
of Woodberry Down, as considered by the PCT (Community Infrastructure Improvement
Plan, December 2006, paragraph 8.1.5) which states: ‘A significantly enhanced health
facility, located more conveniently for transport connections, will provide a valuable resource
for the community as a whole’.

The centre will assist in addressing the levels of health deprivation, which currently exist in
the area. Woodberry Down, at present, is in the 10% most deprived Super Output Areas
(SOA’s) in the country with regard to health. The 2001 census showed that the number of
people who rated their health as not good was above London and Borough averages and
11% of residents were permanently sick or disabled, compared to 7% in Hackney and 4% in
London. In addition, the death rate of the area is above the national average (adjusted for
the young population profile), which shows how intensely deprived people’s health is.

The Scheme would thus support the existing community while contributing to overall health
provision and access, providing a better quality of life for residents. As such the Scheme
accords with PPS1 which aims to ‘...address accessibility (both in terms of location and
physical access) for all members of the community to... health’, Objectives 2 and 4 and
Policies 3A.18 and 3A.20 of the London Plan, London Plan SPG: Accessible London
Implementation Point 15 and Action 1E(ii) of the East London Sub-Regional Development
Framework (ELSRDF) that seeks °‘...to contribute towards new health infrastructure
provision...particularly in town centres, Opportunity Areas and Areas for Intensification’. The
Scheme also accords with Policy CS4 of the Hackney UDP and the AAP in that the
increased provision would widen accessibility to healthcare, particularly to marginalised
groups such as women, older people and refugees.

The new health centre will support 20,000 people. In the 2001 census the population of the
Woodberry Down Housing Estate was 4,714 and, according to the population profiling of
Hackney Homes, this is projected to double to 9,426 upon completion of the Masterplan.
Thus the proposal far surpasses the required provision. The Scheme would act as a health
centre for a much wider catchment area than Woodberry Down alone, improving access to
health and addressing inequalities within the wider area. Furthermore, this new facility will
provide capacity for the healthcare needs of an increasing number of elderly people living in
the local area,

This is in accordance with PPS1 and Policy 3A.20 of the London Plan, which seeks to use
developments such as this as a ‘mechanism for ensuring that major new developments
promote public health within the borough’. It also complies with Policies CS2, CS4 and HO10
of the Hackney UDP and the community facility objectives of the AAP. In addition, this is in
line with the objectives of the Hackney Community Strategy, which targets reducing the gap
between life expectancy of Hackney residents and the rest of the country.

This comprehensive range of services is provided in response to discussion with the Primary
Care Trust and their recommended approach to healthcare provision.
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Indirect Economic Benefits

According to the 2001 census the proportion of people with a long term limiting illness in
Woodberry Down was 21%, which is above both the London (15%) and Borough (18%)
averages.

The provision of quality, local health care would increase the likelihood of those residents,
whose health presents a barrier to employment, returning to the workforce. Thus the
improved health services may help to address unemployment and secure economic growth,
not just in Woodberry Down, but also in the entire catchment of the health centre. This is in
accordance with the principles of tackling deprivation and discrimination in PPS1, Objective
4 and Policy 3A.23 of the London Plan which requires account to be taken for ‘...improving
health and reducing health inequalities’ and the objectives of the AAP.

EDUCATION AND SKILLS

A key aim of ‘Mind the Gap’, Hackney’'s Community Strategy, is to tackle unemployment,
particularly amongst young people. Central to this aim is the need to increase training for
jobs and skills amongst all age groups of the population. As such, enhancing education
provision has become a key component of the regeneration plans as suggested within the
Woodberry Down Masterplan. The 2001 census data highlighted that Woodberry Down has
a higher than average number of people with no qualifications (37%), compared to Hackney
(29%) and London (24%). Furthermore there are no secondary schools for boys or Sixth
Form Colleges on the estate, or within the immediate vicinity. The Scheme will incorporate
several key additions to the education services presently offered, including major schooling
improvements from primary school to adulthood, which will be discussed below.

Schooling Improvements

The Scheme incorporates a new life long learning campus comprising of an expanded
Woodberry Down Primary School from 2 to 3-forms of entry per year and a nursery offering
57 places. In addition, a new 350m? Children’s Centre will be co-located with the new Health
Centre and will provide an additional 40 nursery places. The inclusion of these facilities
generally concurs with the Learning Trust’'s chosen approach as outlined in the Community
Infrastructure Improvement Plan report (December 2006, paragraph 8.2.8).

These improvements have been proposed due to the current levels of deprivation and
inequality of education services in Woodberry Down. The school age population of Hackney
and Woodberry Down is much larger than the national average, reflecting its younger
population structure. The local area currently has a very diverse population linguistically and
ethnically where over 80% of pupils are from black and minority ethnic (BME) groups and
over 100 different languages are spoken. As highlighted by the Socio-economic chapter of
the ES, the areas schools have seen much improvement. However, achievements at Key
Stage 2, GCSE’s, NVQ levels 1, 2 and 3 remain below national averages.

There is also a paucity of choice at secondary school level for pupils across the Borough,
resulting in 40% of pupils transferring to schools out of Hackney at age 11. Community
consultation has demonstrated parental demand for additional mixed non-denominational
places within the Borough, in particular to increase the availability of secondary schooling for
boys. Thus the provision of these facilities will assist in achieving sustainable transport goals,
as outlined in PPS1, which aim to ‘reduce energy use [and] reduce emissions (for example,
by encouraging patterns of development which reduce the need to travel)'.

The provision of the new and improved schooling facilities will increase resident’s
accessibility to schooling and thereby address the lack of under 5 schooling at present,
which will in turn improve social equality for the current and future population. This again
strongly supports the principles set out in PPS1: Sustainable Development, Policy 3A.21 of
the London Plan, Implementation Point 13 of the London Plan SPG: Accessible London,
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Action 1E of the East London Sub-Regional Development Framework (ELSRDF), which
seeks to ‘ensure that specific provision for...education...needs is included in development
frameworks for...major sites in order to achieve sustainable communities’ and Policy CS2,
CS6 and HO10 of the Hackney UDP. In addition, the Scheme conforms with the AAP, which
requires education facilities to be easily accessible to the residents of the area and supports
proposals which provide for new educational facilities to meet local needs.

Furthermore, the Scheme’s inclusion of a large number of private dwellings in the area will
encourage a more diversified mix of pupils to those currently living in Woodberry Down. This
will assist in achieving social integration and cohesion amongst the population, especially the
young, in accordance with PPS1, which aims to ‘promote development that creates socially
inclusive communities, including suitable mixes of housing'.

The Scheme also emphasises an ‘extended schools’ ethos, whereby schools should be
designed and encouraged to open their facilities for shared community use in order to
support families, out of school activities and learning among the wider community as
suggested in paragraph 3.93 of the London Plan.

Adult Education Provision

The Scheme includes a new East London Business and Training Centre providing tri-
Borough adult education classes for the continued education and training of the residents of
Woodberry Down and the wider area.

The provision of this centre is in response to the high proportion of workers in lower level
occupational types compared with national averages and the high occurrence of long-term
unemployment in Woodberry Down. The centre would help to re-train adults not only to gain
employment and become economically active, but also to increase the opportunity to gain
employment in higher occupational types. This community learning facility strongly supports
Objective 4 of the London Plan and the AAP, which seeks to ‘enhance training and
employment services for all residents’.

The Business and Training Centre would also contribute to improving the skills level of the
adult population locally and in the wider context of Hackney, and provide capacity for
population growth in accordance with Policy 3A.21 of the London Plan. This proposal
therefore represents area-wide community benefits that will extend well beyond the physical
limits of Woodberry Down.

Furthermore, due to the nature of the Centre, the combination of training and business will
strengthen the linkages between education and commerce in accordance with Action 1E of
the ELSRDF, which aims to ‘...consider the links between business and the education
sector’.

COMMUNITY AND LEISURE FACILITIES

The overall quantity and quality of community and leisure facilities in the Woodberry Down
area will be greatly increased by this proposal, which accords with Strategic Policy ST43,
Policy CS2 and Policy CS10 (community facilities within development schemes) of the
Hackney UDP. The most significant inclusion will be the new Community Centre situated on
the Old School ‘kick-start site’. In addition there will be a new Police Shop and Community
Safety Unit, three satellite facilities, an Elderly Peoples Day Centre and a new youth centre.
These will compliment the existing sailing club, which will remain unaltered.

New Community Facilities

The new Community Centre will provide 1,000m* of accommodation and could potentially
include a creche, community café, offices, meeting/conference room on the ground floor, and
flexible space to support local training into employment facilities. The centre will be managed
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with a commercial emphasis to maintain a steady and sustainable income stream to support
the activities of the Trust and ensure its success. Three satellite Neighbourhood Flats will
provide flexible meeting space for activities such as residents groups, Councillor surgeries,
homework clubs, faith groups and special interest clubs. Each neighbourhood flat will be
50m?, accommodated at the ground floor of residential blocks and strategically positioned to
serve each of the three neighbourhoods.

The Estate Development Committee Office will relocate to the Woodberry Grove
neighbourhood centre along with the Citizens Advice Bureau. The Elderly Peoples Day
Centre will be located in Newnton Close and will incorporate a café area, flexible hall space,
consultation rooms, office space and seating area. In addition, youth facilities will be
drastically improved by the creation of a new state-of-the-art centre at St. Olave’s Church
Hall, as this has been earmarked for redevelopment. St. Olave’s Church (Church of England)
itself will remain and the potential funds from selling the church hall may assist in
refurbishing the main listed church building. The Youth Club will incorporate classrooms, a
hall, an IT suite, music/multi-media suite, outreach and office facilities, and will provide a
larger, more flexible space than the space provided by the current Parkside Youth Centre.
The Royal Association for the Deaf will co-occupy new premises on Green Lanes with
Access to Employment just outside the application boundary.

These new community facilities are being provided in direct response to the current
deficiencies which exist in the quality, quantity and utilisation of services, and the current low
levels of community cohesion. For example, according to the Community Infrastructure
Improvement Plan the Robin Redmond Resource Centre is well situated at the centre of the
estate but levels of community activity are low and the building is underutilised. This is partly
due to poor design whereby only one activity can be accommodated at one time and is
unsuitable in terms of indoor sports. Similarly, St. Olave’s Church is a potential community
asset in that it is large (800m?), well situated and established, but its hall is not in a good
state of repair.

The proposed facilities will act as places where different elements of the new community can
engage, and thus the Scheme will assist in increasing social interaction, integration and
cohesion. These aims are in accordance with the social cohesion and inclusion objectives of
PPS1, which state that ‘The Government is committed to...promoting community
cohesion...personal well-being, social cohesion and inclusion’. This element of the Scheme
also conforms to the Woodberry Down AAP’s community facilities objectives, which seek to
integrate these facilities into the urban fabric. The creation of a ‘community hub’ will promote
social activity and ensure that the community facilities provided are exploited to their full
potential. As the Community Infrastructure Improvement Plan report (December 2006)
states: ‘[Community] facilities, particularly if they are clustered, can provide a community
focus and in doing so act as an important resource which contributes vitally to a locality’s
‘sense of place”.

The Scheme will increase accessibility to community facilities for those members of the
population currently marginalised due to a lack of provision, such as BME groups, the elderly
and women. As such the proposal will meet the needs of the current and future population.
This increased accessibility is in accordance with PPS1, Objective 2 and 4 and Policy 3A.15
of the London Plan, Paragraph 93 of the ELSRDF, which state’s that ‘...for major new
developments, boroughs need to ensure an appropriate range of community facilities to
meet the diverse needs of the local population’. In addition, the proposal accords with Action
1E of the ELSRDF, Policies ST43, CS2, CS7, CS9 and CS10 (A, B and E) of the Hackney
UDP. The Scheme is also in line with the AAP’s objectives, general and core policies, which
seek to enhance the provision of facilities and services such as those that support women,
older people, refugees and asylum seekers.

The SCI identified the initial location of suitable play space as a concern during the
consultation process. In response, the Scheme will provide play space according to the Six
Acre Standard as devised by the National Playing Fields Association (NPFA). This standard
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ensures that local authorities and developers make certain proposals for outdoor playing
space, adequate and reasonable to meet the needs of the population they are intended to
serve. There are four categories of outdoor playing space of which all have been provided
for in the proposal, which complies with Policy S10 (Children’s play area’s) of Hackney’s,
UDP.

The Scheme includes 17 Local Areas for Play (LAP’s), which are defined as small areas of
open space designated and laid out for young children to play close to where they live. There
are also 2 Local Equipped Areas For Play (LEAP’s), which are areas of open space
designated and equipped for children of early school age. These areas will be located within
5 minutes walk from the majority of homes. In addition, the Scheme will provide 1
Neighbourhood Equipped Area for Play (NEAP). These are designated and equipped mainly
for older children, but with opportunities for play for younger children too. This site is located
within under 15 minutes walk of all homes, and is able to address specific needs that cannot
be met within the LAP’s or LEAP’s. The fourth category is the Multi-Use Games Area
(MUGA), which is not covered in the Six Acre Standard but incorporates additional sports
facilities, for instance five-a-side pitches. This level of provision is in accordance with PPS3,
which states that the housing needs of children must be met through access to gardens, play
areas and parks.

The Scheme will improve access alongside the New River, and to East and West Reservoirs
as well as Finsbury Park by improving pedestrian and cycle routes (see Transport Chapter
for further details).

CRIME AND PUBLIC SAFETY

The provision of a new Police Shop and Community Safety Unit is proposed in a 120m? shop
in the Woodberry Grove neighbourhood centre. This will house the two Safer
Neighbourhoods Teams, each comprising one Sergeant, two Constables and three Police
Community Support Officers. By providing these premises, the Scheme locates a visible
police presence in the heart of the community, which will potentially contribute to reducing
actual levels of crime and fear of crime. Both of these are pertinent issues in Woodberry
Down as it is in the 20% most deprived areas in the country in terms of crime and fear of
crime, and the Hackney Crime and Disorder Audit (1999/2002) undertaken by the
Metropolitan Police identified that the levels of serious crime are high, with Hackney
experiencing the second highest number of recorded crimes per 1,000 in London.

The provision of this facility will help to create a safe and crime free community by providing
a singular focal point for crime prevention, combining both Safer Neighbourhood Teams
rather than having the two teams separate and disjointed, as is currently the case. This is in
accordance with PPS1 which aims to ‘...deliver safe... places to live’ and Objective 2 of the
London Plan and the AAP, which states that consideration should be given to ‘...improving
security, crime prevention measures and integrated management of the neighbourhood to
improve personal safety’.

Additionally, the Scheme incorporates design elements that will help to reduce crime and the
fear of crime. This proposal is designed to maximise natural surveillance and defensible
space, which are both driving principles of good crime prevention, in accordance with PPS1,
Policy 4B.1 and Paragraph 4.40 of the London Plan, Policy EQ48 of the London Plan and
the AAP.

The safety measures proposed above have also taken into consideration Hackney's
Community Strategy, which identified the fear of crime, racist crime, a lack of police and the
drug culture as real issues. These would all be addressed through the Scheme, thus
demonstrating the community driven nature of the proposal.
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ECONOMIC IMPACTS

The Scheme incorporates new and expanded provision of retail space (class A of the Use
Class Order 2006) and provides new premises for businesses (class B such as other office
and light industrial uses including research and development) in the Woodberry Down
Regeneration Area. This will help to create new and varied employment opportunities,
introduce a wider and more comprehensive selection of goods and services locally and will
focus service and employment development around the Woodberry Grove neighbourhood
centre through the creation of a local hub.

Employment Generation

The importance of the new employment land is two fold. Firstly, there is the potential to
generate additional employment opportunities and secondly, due to the commercial
development, there will be increased diversity and an improvement of employment offered.
The proposal intends to reduce high levels of unemployment levels, with currently 8% of
working age residents out of work, which is double the national level and also increase the
number of economically active residents, currently 51% compared to 62% for Hackney and
68% for London. In addition, the increase in the working age population and employment
rates among these people, will contribute to supporting people who are not of working age,
including children and people of retirement age.

This is in accordance with the national planning documents Planning Policy Statement 6
(PPSB6): Planning for Town Centres (2005), which aims at ‘...creating additional employment
opportunities...and to promote economic growth of regional, sub-regional and local
economies...” and PPS1 that aims for ‘...the maintenance of high levels of economic growth
and employment’. Objective 4 and Policies 3A.23 and 3D.1 of the London Plan (2004) and
Policies ST24, ST29 and R2 (2) of the Hackney UDP (1995). Additionally, the Scheme
conforms to the AAP, which aims to ‘maximise employment opportunities for new jobs...” and
‘...support existing employment in and around Woodberry Down’.

The Scheme also provides for life long learning with the provision of a new primary school,
and a Business and Training Centre for adults incorporating associated and existing training
and employment services within Woodberry Down. This will have the capacity to educate
residents from the earliest ages right the way through to retirement and beyond and in doing
so, will increase the quality of the local workforce and the employability of the Woodberry
Down population. In addition, the Access to Employment office will be relocated to new
premises on Green Lanes. The provision of these facilities strongly accords with Objective 4
of the London Plan, which aims to ‘tackle unemployment by increasing access to high quality
jobs through training, advice and support...”. Furthermore, the inclusion of a Business and
Training Centre fits with the main principles that form Hackney Borough’s ‘Community
Strategy — A Dynamic and Creative Economy’ and ‘A Sustainable Borough'.

The provision of land for business use will also encourage entrepreneurship and stimulate
economic growth in the local economy. This will be achieved through the provision of on site
‘incubator workshops’, incorporated in the Business and Training Centre. This proposal
thereby supports Objective 3 of the London Plan, which seeks to ‘Strengthen the diversity of
London’s economy, provide for small businesses and encourage local enterprise’. It is also in
accordance with Objective 4 of the London Plan, Policies E13 and E15 of the Hackney UDP
which states that ‘the council will encourage the establishment of training centres, and
training workshops...” and the government’'s Urban White Paper ‘Our Towns and Cities: the
Future’.

By locating the majority of new employment land within the community the Scheme will
enable easy access to employment. As the London Plan identifies, mixed-use developments
are seen as one way of removing existing barriers to employment as experienced by certain
minority ethnic groups, disabled people and women. This will also stimulate sustainable
travel patterns with the potential to utilise more energy efficient modes of transport. This is in
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accordance with Planning Policy Guidance 4 (PPG 4): Industrial, Commercial Development
and Small Firms, which seeks to ‘encourage new development in locations that can be
served by more energy efficient modes of transport’ and Policy ST24 of the Hackney UDP,
which states that ‘the Council will encourage employment generating developments in
suitable locations with appropriate road and public transport access’.

In addition, the inclusion of footbridges over New River will increase access to employment
areas to the north in accordance with PPS6 and Policy R2 (2) of the Hackney UDP.

Goods and Services

The Woodberry Down regeneration strategy includes 5,194m? of retail (‘A’ class) space and
3,144m? of office (B1 class) space. This provision of ‘A’ class space is a significant increase
on the existing commercial facilities (1081m2) and represents an uplift of 4,113m?. This
equates to an approximate uplift of 12 units, up from 13 units, to 25 units, ranging in size
from 60m? to a potential 1,000m? food store.

A Commercial Capacity study of Woodberry Down was carried out by DTZ in late 2005/early
2006. This identified Woodberry Grove and Manor House as complementary local centres
that stand on their own as commercially viable locations and are essentially used as
convenience ‘top-up’ shopping destinations, with much retail spend by residents going to
other shopping centres nearby. This is because the current shopping provision in Woodberry
Grove is limited (comprises of 13 small shops or community uses) in comparison to other
shopping centres nearby, and lacks vital services such as a large supermarket, high street
banks, free of charge cash points, a chemist and hairdresser.

As such, the Scheme has utilised Woodberry Grove’s potential capacity to accommodate
significant service growth, encompassing projected population increases of the proposed
Scheme. Furthermore, the increased level of service provision within Woodberry Grove will
ensure that this area’s primary function as a local centre is retained, but will not compete
with larger centres nearby. Ground floor accommodation will be located along the main
spine roads of the new neighbourhood and will provide flexible commercial units to cater for
potential growth.

A small-scale metro store could be located on the corner of Woodberry Grove and Seven
Sisters Road, ‘with the potential for bars/cafes/restaurant uses to be positioned on the sunny
south-facing frontage of the newly landscaped central space’ (Masterplan, paragraph 6.5).
No provision has been made for a large supermarket on site given the site’s proximity to
‘large supermarkets at Arena Park and Stamford Hill it is unlikely that the market will provide
a further one on the estate itself’ (Community Infrastructure Improvement Plan, December
2006, paragraph 7.3). The buildings on Woodberry Down Street and the northern side of
Seven Sisters Road have been designed to encourage flexible spaces and enable
commercial uses to inhabit the units, through open ground floors and taller floor to ceiling
heights.

One of the main benefits of an increase in commercial floorspace is the associated
enhanced range of goods and services, which will be accessible and have the capacity to
serve the current and future population of Woodberry Down. This accords with PPS6, which
aims to enhance ‘consumer choice by making provision for a range of shopping, leisure and
local services, which allow genuine choice to meet the needs of the entire community, and
particularly socially-excluded groups’. The Scheme also supports Policy 3D.1 of the London
Plan, Implementation Point 17 of the London Plan Supplementary Planning Guidance:
Accessible London, which aims to ‘ensure that all retail proposals meet the highest
standards of accessibility and inclusion’ and Policies R2 (1) and R4 of the Hackney UDP.
This also conforms to the AAP, which aims to ‘...create a mix of uses at key nodes of
activity...providing a mix of quality shops [and] services'.
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Vibrant Business Environment

The increased number, quality and accessibility of commercial units will thereby encourage
further investment, improve the physical environment and facilitate wider regeneration as
required by PPS6. Furthermore, the provision of the new business and retail space in
conjunction with the residential, educational and community facilities will add to the creation
of what the AAP calls a ‘Community Focus Area’. This will contribute to a strong, vibrant and
sustainable community in support of the aims and aspirations of PPS1, PPS3: Housing and
Policy 3A.23 of the London Plan.

EQUALITY AND COMMUNITY COHESION

Without question, increasing equality and promoting community cohesion amongst the
existing and future population of Woodberry Down and the Borough as a whole is a core
principle of the Scheme. The SCI highlighted the concerns residents had regarding the
interface between the new and existing population.

The Scheme has sought to address these concerns through the provision of extensive new
educational facilities, health services, housing improvements, economic initiatives, new
employment land and a wider range of community facilities. Central to the provision of all
these new facilities is the inclusion of residential uses throughout, creating a bustling and
vibrant community. This is particularly the case for the Woodberry Grove neighbourhood
centre and Woodberry Down Street which, as the Masterplan proposes, is to be encouraged
to provide an animated ‘community spine’ of activity linking Woodberry Grove and Manor
House.

All these elements have also been included to address the inequalities that exist amongst
the current population and to provide ample services for the projected population growth.
Current measurable inequalities include high rates of unemployment, overcrowding and poor
housing conditions, ethnicity based health inequalities, lower education attainment levels and
difficulties at school, inter-racial tensions negatively affecting individuals, households and
communities. There are also high rates of economic inactivity amongst women,; the elderly
are particularly affected by the poor housing, including poor insulation and heating, and
children suffer from income poverty, workless households and overcrowding.

The Scheme’s wide social inclusion agenda has been mentioned throughout this chapter as
a recurring theme. As such, the proposal accords with policy from several different fields and
is summarised in PPS1, which states that:

‘The Government is committed to developing strong, vibrant and sustainable communities
and to promoting community cohesion in both urban and rural areas. This means meeting
the diverse needs of all people in existing and future communities, promoting personal well
being, social cohesion and inclusion and creating equal opportunity for all citizens’.

Other policies with which this proposal accords include PPS6 and PPG 3, Objective 4 and
Policies 3A.10, 3A.14, 3A.15, and 4B.5 of the London Plan and Policy ST17 of the Hackney
UDP. The Scheme is also in accordance with the AAP, which aims to turn an estate into a
neighbourhood where all ‘residents and local people in the surrounding area have easy
access to services and community facilities’.

Another aspect of encouraging social cohesion within Woodberry Down is provided by the
emphasis on walking within the transport hierarchy. The Masterplan proposes to give
walking a high priority within the transport network. This will encourage incidental contact
between all members of the community, thus furthering community cohesion, ownership and
inclusion in accordance with the policies mentioned in the previous paragraph. In addition, at
present Seven Sisters Road severs the community. The Masterplan envisages this road as
becoming more akin to a ‘boulevard’ with wide footways, frequent pedestrian crossings and
grand tree planting. This will be achieved by narrowing the road from 6 lanes to 4. The
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improved north-south pedestrian conditions will become all the more important with the
introduction of major sources of pedestrian activity such as the Health Centre. Increasing the
permeability of the Seven Sisters Road will increase accessibility to either side of the road
for all residents, thus enabling increased incidents of community mixing and therefore
cohesion, again in accordance with the aforementioned policies.

When assessing future levels of deprivation, caution must be exercised because of a
masking effect. This is due to the arrival of a significant number of new, more affluent
residents moving into the private housing, which may increase any IMD scores relative to the
number of new residents. As such, the baseline conditions of the present population may be
masked. However, the Scheme is designed to provide the means for the current population
to address many of the root causes of multiple deprivation, such as health and education,
through the Scheme’s inclusion of key services and improved housing provision.

The proposed development also has the potential to be the catalyst for wider regeneration in
the local area such as Manor House.

Scott Wilson Ltd 29 Prepared for
March 2007 Hackney Homes Ltd



Woodberry Down Regeneration Chapter 4: Design
Outline Planning Application Statement

4

4.1

4.2

4.3

4.4

4.5

4.6

4.7

DESIGN

The OPA seeks permission for the radical redevelopment of an important strategic site in
London. The Masterplan sets out the key drivers that have formed the basis for the
proposal, primarily the need to improve the existing failing housing stock and make the best
use of this urban land by creating a new sustainable community. In arriving at the proposals
forming this application, the Masterplan team have worked together with the London
Borough of Hackney and residents to develop parameters for redevelopment which meet
aspirations and take into account the views of stakeholders.

In design terms, the existing Woodberry Down estate is considered to make little positive
contribution to the character of the wider area. Despite its unrivalled position on the crest of
a hill which affords breathtaking views north (to Alexandra Palace) and south (over the City);
its waterfront location adjacent to the historic New River; close proximity to Manor House
Underground Station; prime position overlooking the East and West Reservoirs; and
proximity to expansive Finsbury Park to the west, it fails to make best use of these qualities
in terms of the design of the existing buildings and the spaces around them. In addition, the
existing estate does not contribute to the wider context in which it is situated. Views of the
estate across the Reservoirs from the Conservation Area and MOL to the south are
uninspiring. Nor does the 'urban motorway' that is the Seven Sister Road, or adjacent

blocks, provide a fitting setting for the Grade 1l listed St. Olave's Church.

This chapter considers the outline application proposals as detailed in the Masterplan in
terms of how they address the relevant policies in respect of urban design, conservation and
historic buildings, landscaping and open spaces (including play spaces), trees, designing out
crime, and amenity considerations.

URBAN DESIGN
Good Design

In recent years, the increasing recognition of the importance of good quality design in
developments as a planning consideration has been set out clearly in policy documents
issued at national, regional and local levels. The aesthetic appearance and functional
performance of new buildings also has a higher profile for the community, and in this
particular case, has been identified as key criteria in re-shaping and redefining the new
Woodberry Down.

Through the publication of Planning Policy Statement 1 (PPS1), the Government seeks to
ensure the achievement of high quality and inclusive design for all development, including
individual buildings, public and private spaces and wider area in development schemes. It
states that new housing ‘should be well-designed and make a significant contribution to
promoting urban renaissance and improving the quality of life’ (paragraph 33).

In addition, Planning Policy Statement 3 (PPS3) acknowledges the importance of good
design in securing high quality housing and the necessity to promote designs and layouts
which make efficient and effective use of land, thus helping to create sustainable residential
environments and making the best use of land. LPA’s are encouraged to bring forward
sustainable and environmentally friendly housing developments, to which the Woodberry
Down Scheme accords.

PPS3 details several aspects for consideration when assessing design quality. These
include the extent to which the development is accessible and well-connected to public
transport, community facilities and other services and the extent to which the Scheme is well
laid out so that all the space is used efficiently, is safe, accessible and user-friendly. In
addition, access to community, green and open amenity and recreational spaces (including
play space) as well as private outdoor space such as residential gardens, patios and
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balconies. It suggests developments should integrate with the neighbouring buildings and
the local area in terms of scale, density, layout and access, and promotes a design-led
approach to the provision of car-parking space, with a high quality public realm and streets
that are pedestrian, cycle and vehicle friendly. A further consideration is whether the
Scheme creates or enhances a distinctive character which complements the surroundings
and helps support a sense of local pride and identity.

Paragraph 17 stresses the importance, particularly where family housing is proposed, of
‘ensuring that the needs of children are taken into account and that there is good provision of
recreational areas, including private gardens, play areas and informal play space' which
should be ‘well designed, safe, secure and stimulating areas with safe pedestrian access’.

Paragraph 48 states that 'good design is fundamental to using land efficiently. LPA’s should
facilitate good design by identifying the distinctive features that define the character of a
particular local area’. The Masterplan accords with this by maximising the benefit of the
distinctive local Reservoirs and fully connecting these with the public realm.

The London Plan sets out the design principles for a compact city in Policy 4B.1 and makes
clear the need for developments to maximise the potential of the site, enhance the public
realm, be practical and legible, respect local context, character and communities, and to be
attractive to look at, and where appropriate, to inspire, excite and delight.

The LPA outlines its objective to ensure that all new development will be in keeping with, or
enhance, the local character of established areas of townscape in the UDP (Strategic Policy
ST2), and high standards of design throughout Hackney in all developments (Policy ST4).
Policy EQ1 of the UDP encourages developments that respect the local context including:
visual integrity, established scale, massing and rhythm of the buildings, group of buildings
and street scene, materials, form and detailing and locality. The LPA requires a new
development to retain, enhance and/or create urban spaces, views, landmarks and other
townscape features, which make a significant contribution to the character of the area. The
very nature of this redevelopment is to create a new, impressive, exemplar urban space. As
such, the block layout and form of the new buildings and the design approach is deliberately
not drawn from the existing ‘character’ of buildings on the site. Instead, a localised
architectural response is proposed, which takes a contemporary form, drawing from the
landscape and environmental design influences and structured around a traditional grid of
streets and perimeter blocks.

For the application site, policy guidance is provided in the Woodberry Down AAP 2004. It
sets out the Council's objective to achieve a high standard of design for all new
development, streets and public spaces. The Council requires the involvement of local
residents in the design process and a definition of the principles for design for each
distinctive quarter in the Masterplan.

The Masterplan sets out the design approach, and describes the careful consideration that
has been given to devising a street pattern which facilitates movement and legibility of the
space, and provides buildings which are sited and designed with a clear urban design
rationale for the particular circumstances of the site. It also sets out the process of
consultation which has resulted in modifications to the design to take account of views and
arrive at the Scheme as presented.

The Masterplan for the redevelopment of Woodberry Down can be shown to propose a
Scheme which encompasses:
° Appropriate scale and massing;

° Much improved layout and access arrangements (with a priority for safe and
convenient access and circulation for pedestrians and cyclists);
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o Successful visual integrity, well-planned massing and rhythm of the buildings and
groups of buildings;

o Carefully conceived building heights which do not detract from locally important views
and which have regard to the special circumstances of the site;

o High quality provision and treatment of public spaces;

o Ensuring that developments at ground floor level (especially fronting onto Seven

Sisters Road) provide visual interest for pedestrians and activity generating uses
where appropriate;

o Maximising opportunities to design out crime, through the careful consideration of the
design of buildings and public spaces to ensure maximum overlooking and avoiding 'in
between' spaces that have no function;

° The retention and enhancement of the listed St. Olave’s Church;

o Preserving the setting of the recently listed twentieth century primary school and
health centre; and

o Ensuring that the development makes a positive contribution to local distinctiveness,
through consideration of plot widths, building features, roofscape and urban form.

Four Character Areas

For an area as large as Woodberry Down, the challenge is to break down the scale into a
series of more intimate experiences. One of the key drivers behind the development
proposals set out in the Woodberry Down AAP is the desire to transform the area ‘from an
estate to a neighbourhood made up of a variety of distinct quarters’. It goes on to stipulate,
‘each quarter will have its own special character, maximising the potential of its natural
assets, which include the reservoir, New River and views of Finsbury Park’.

The Masterplan incorporates the principles for the design of each identifiable character
quarter as required in the AAP. Each distinctive quarter has its own established identity
which is followed through in design, landscaping and land use characteristics. Section 14.4
of the Masterplan gives further details of the four urban quarters envisaged by the proposal.
High quality architecture and landscape design will draw out and emphasise the unique local
qualities of each area and help promote local identity. The areas are geographically divided
as follows:

The North-West Quatrter;
The South-West Quarter;
The South-East Quarter; and
The North-East Quarter.

The North-West Quarter will be primarily residential in character, incorporating two principal
open spaces: Rowley Gardens and the new Woodberry Circus. The area will be ‘opened
up’ physically and visually, by the insertion of a new diagonal link from the Circus to the more
metropolitan scale development in the northern reaches of the neighbourhood. Linkages to
Finsbury Park and across the New River to Haringey will be provided via new bridges.
Views to Alexandra Palace and north London will be opened up.

A w0 b

The South-West Quarter will have the West Reservoir as its focus, and the largest open
space, Spring Park. Whilst predominantly residential, this quarter will include the new
Woodberry Down neighbourhood centre, the John Scott Health Centre, and other key
community facilities along Woodberry Down road.

The South-East Quarter is devised around a traditional 'London Squares' model. The
residential emphasis in this area will also focus on the East Reservoir where buildings will
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open onto the waters edge. Being furthest from the Manor Park Underground, it is the
lowest density residential neighbourhood with some town houses and lower scale buildings.

The North-East Quarter will take on an educational character. The life long learning campus
will include a new primary school and build around the established location of the existing
listed school (with the potential to create a new academy), plus a business and training
centre. Residential accommodation will form part of this quarter, and also exploit views to
north London.

The establishment of a clear profile for each of the four character areas is in line with UDP
policies, as well as being supported at the London wide level in Policy 4B.7, and national
guidance in PPS3. Paragraph 16 of PPS3 emphasises how the pattern of streets and
spaces should help create and enhance the distinctive character and identity of a
development. Furthermore, paragraph 18 states that Local Authorities should ‘draw on
relevant guidance and standards and promote the use of appropriate tools and techniques’,
which include design guidelines and Masterplans. The use of Design Codes will be
particularly useful at this stage.

New Street Layouts to Foster Permeability

A new street layout is proposed for Woodberry Down, which borrows from successful
established urban forms in London, such as Bloomsbury. As such, it meets the AAP
objective to provide traditional street patterns. The form removes the long, impenetrable
streets and vast long blocks in the estate, which currently hamper permeability, and replaces
it with a grid pattern, block-by-block structure. The more open layout which results allows
greater movement throughout the new neighbourhood, with a series of linked open spaces
designed to enhance the experience of movement through the area, particularly for
pedestrians and cyclists. Maintaining good, clear lines of sight has been key to this new
urban street form.

A hierarchy of streets, defined by carefully conceived street widths and landscaping will
assist legibility for users. Paramount in this aim has been the remodelling of Seven Sisters
Road. By reducing its width for 'through users', increasing pavement widths, and a
'‘boulevard' landscaping approach, the barrier effect of the existing carriageway would be
minimised. Its status as a primary route would be retained, which would be supported by the
lower order secondary, local and access roads to make up the hierarchy. This approach
would help shape the new neighbourhood and is supported by PPS3 as it would ensure that
land is used effectively and efficiently and will ensure the realisation of ‘a high quality public
realm and streets that are pedestrian, cycle and vehicle friendly' (Para. 16).

The enhanced permeability which would result from the new layout accords with principles of
good urban design, and is supported by Policies ST33, EQ1 (e), HO19 and H20 of the UDP,
as well as the AAP which requires layout and access arrangements to provide ‘safe and
convenient access and circulation for pedestrians’.

A North-South Axis Leading to the Water

The new grid street pattern has a further purpose: to provide a strong north-south axis which
gives clear and unhindered access to one of the key features of Woodberry Down: the
waterfront. This is presently lacking in the street layout, and contributes to the under-
utilisation of the New River and Reservoirs. Though the alignment of the new north-south
streets, uninterrupted views towards the waterfront are possible from many points within the
neighbourhood, not just on the waters edge. This simple tool is envisaged to maximise both
the benefit and the utilisation of the waterfront as a natural resource and a spectacular
feature for the new waterside community, which is supported by the AAP, Policy 4C.20 in the
London Plan (i.e. integrating it into the public realm), and Policy EQ1 of the UDP by creating
an urban space which reveals features to public view.
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River and Waterside Development

The Masterplan describes how the New River, a ‘splendid visual amenity’, meanders around
Woodberry Down but is fenced off for much of its length with no bridges. Thus, linkages to
and from surrounding areas are limited. Similarly, as previously noted, the East and West
Reservoirs are severely under-utilised in terms of their visual and recreational benefits to
Woodberry Down and the wider community. The Masterplan proposals aim to capitalise on
these unigue and positive features, which are also designated as MOL and the New
River/Brownswood Conservation Area to the south. Buildings are designed to open out onto
the river and Reservoirs, and aim to make the most of these natural resources, literally on
the doorstep. However, there is sensitivity to the setting. Blocks are 'U-shaped' with the
open end facing the water, to prevent a continuous line of built form on the waterfront.
Building heights are also varied, and stepped back from the waters edge to deliberately
'soften’ the visual impact whilst maximising views for residents. The minimum 15m buffer
required by the AAP is proposed, together with the provision of a publicly accessible linear
waterfront park. Care has been taken to incorporate design features into the park, which
vary the experience for users as they move along the linear network. The park will be
landscaped to take advantage of the existing natural landscape. A further consideration
which the Masterplan addresses is the safety of the riverbank and waterfront areas, which
will be subject to detailed proposals at the detailed application stage. The provision of the
park, together with residential block positions, aims to maximise the recreational use and
enjoyment of this facility as a key feature in the new Woodberry Down, which supports
Hackney's UDP Policies OS13 and the AAP, together with Policies 4C.20 and 4C.31 of the
London Plan.

Tall Buildings

The proposal envisages the redevelopment of the estate with a mixture of low-rise and mid-
rise blocks, together with two high-rise buildings. The Scheme has evolved from feedback
received in response to consultation on the Draft Urban Design Framework and early
Masterplan documents. Feedback revealed a strong preference for varied building heights
(not a uniform approach) and informed the location, tenure and size of units contained in the
taller blocks.

CABE'’s ‘Guidance on Tall Buildings’ (2003) states in paragraph 4.9 that ‘to be acceptable,
any new tall buildings should be in an appropriate location, should be of first class design
quality in its own right and should enhance the qualities of its immediate location and
setting.’

In the London Plan, Policy 4B.8 states that the Mayor will promote the development of tall
buildings in locations where they: create attractive landmarks enhancing London's character;
help to provide a coherent location for economic clusters of related activities and/or act as a
catalyst for regeneration; and where they are also acceptable in terms of design and impact
on their surroundings. It advises Boroughs that they should take into account the reasons
why the Mayor may support tall buildings when assessing planning applications that are
referable to the Mayor. The London Plan also explains that tall buildings can be an efficient
way of using land and can make an important contribution to creating an exemplary
sustainable city, and acknowledges that tall buildings can make a significant visual impact
not just locally, but across large parts of London.

UDP Strategic Policy ST7 seeks to protect important views across Hackney and to resist
excessively tall buildings. Policy EQ3 outlines the Council's stance on tall buildings, with the
objective of protecting important views across and within Hackney by resisting excessively
tall buildings, and proposals for buildings that are significantly higher than their surroundings.
The Council does state that it will consider exceptions in certain circumstances. Namely, if a
development identifies with and emphasises a point of civic or visual significance; is carefully
related to the massing and profile of other nearby buildings and building groups; does not
detract from the character or appearance of Conservation Areas and/or listed buildings; and
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would not adversely affect the setting of St. Paul's Cathedral. In the case of the current
Scheme, the proposals would include two tall buildings which are designed to provide a
visual marker in the landscape. The easterly of the two blocks would be seen in the context
of and against the adjacent three tower blocks in the Lincoln Court Estate. In terms of the
effect upon listed buildings, the blocks in the Scheme have been deliberately lowered in
scale surrounding St. Olave’'s Church. Tall buildings are not located close to the listed
primary school and health centre buildings, and are not therefore considered to have a
harmful impact upon the setting of these structures. Similarly, the taller groups of buildings
are generally set back from the boundary of the Conservation Area, and the buildings are
graded back from the waters edge to avoid a hard frontage. The development would not
adversely affect the setting of St. Paul's Cathedral in the City of London. As such, the
proposed redevelopment is considered to fall within the identified exception to the Council’s
usually restrictive stance in relation to tall buildings.

The Hackney Tall Buildings Strategy (2005) provides guidance that directs taller
development applications to areas of the Borough that are seen to be most able to absorb
their impacts. This Strategy, although not having the weight of adopted planning policy,
does identify the area surrounding Finsbury Park, including Woodberry Down, as having
potential for tall buildings.

Wider views

The contextual influences on the arrangement of building heights is set out in the Masterplan
and photomontages which accompany the application. Here it explains how the taller
buildings are placed at key entry points (e.g. the southerly entrance to Woodberry Grove)
and at the eastern gateway. Other tall buildings are clustered around the new Woodberry
Circus and in the more 'metropolitan' style development to the north closest to the
underground station. This grouping approach is in line with Policy 4B.9 of the London Plan,
which states that taller buildings should be ‘attractive city elements as viewed from all angles
and where appropriate, contribute to an interesting skyline, consolidating clusters within that
skyline or providing key foci within views’. A strategic panoramic view of Woodberry Down is
seen from across the Reservoirs, creating a new skyline view of the new Woodberry Down
neighbourhood. The view from Finsbury Park to the west has been equally carefully
considered, with a set back of taller blocks from the edge of the site, so as to maintain a
softer edge to the park.

CONSERVATION ISSUES - THE EFFECT UPON THE SETTING OF
LISTED BUILDINGS AND THE ADJACENT CONSERVATION AREA

The existing setting for St. Olave's Church does not afford it the presence that a building of
acknowledged importance such as this deserves. The 'urban motorway' of Seven Sisters
Road, together with the poor quality of the neighbouring buildings, lend little to the setting of
this historic structure. In addition, the church is currently adjoined by the later Church Hall
building. The hall is of lesser architectural significance, is not listed in its own right, and is
not located within the listed building’s curtilage. A strategy for its redevelopment with a high
quality replacement building has been considered.

The proposed Masterplan stipulates the retention of the listed church, together with a two-
storey redevelopment of the existing Church Hall. The redeveloped church hall would act as
an enabling development, to facilitate the refurbishment of the main Church building. The
Church would remain embedded within the urban grain of Woodberry Down, and foster its
role in providing a strong sense of identity for the new neighbourhood. New buildings to the
east of the Church have been positioned to provide maximum space around the church and
its yard, to ensure its setting is enhanced as a result of the redevelopment. Furthermore, the
building heights have been deliberately kept to a reduced scale near the church.

It is considered that the integration of St. Olave's Church within the wider redevelopment of
Woodberry Down, and respect for it in terms of the height, massing and layout of the
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surrounding new buildings, will be further enhanced by the proposals to reduce the width of
Seven Sisters Road and introduce a 'boulevard' approach. These elements in the Scheme
will not only preserve but enhance the listed building and its setting, in accordance with
central government guidance contained in Planning Policy Guidance 15 (PPG15), and local
development plan policies ST8 (setting out the strategic aim to preserve and enhance listed
buildings and Conservation Areas), EQ16 (preserving and retaining listed buildings) of the
Hackney UDP. In addition, the Woodberry Down AAP seeks to ensure an enhanced setting
for listed and other historic buildings by integrating the development with the existing context
and urban grain. It particularly requires the preservation and enhancement of the grade |l
listed Church of St. Olave Woodberry Down.

The recent listing of the John Scott Health Centre and the Woodberry Down Community
School has promoted a review of the Masterplan and its subsequent amendment. These
two mid-century buildings were conceived as part of the original Woodberry Down estate
development, to provide facilities for its new residents, and are credited to the LCC architects
of the time. As such, the buildings have primarily historical interest in so far as they formed
part of the evolution of the existing estate, and because they represent surviving examples of
the ideals of a newly formed NHS, and new thinking in post-war school provision. In
architectural terms, their simple Scandinavian-inspired design would be complemented by
the modern architecture of the new development. It is considered that the revised
Masterplan proposals will preserve the setting of these buildings, in line with guidance
contained in PPG15, as well as the local plan policies ST8 and EQ16. In particular, the
listed school which will be retained in a more open setting, which is considered to represent
an enhancement for this low-rise school building. The John Scott health centre at the south
western corner of the site will also be preserved and well integrated with the new buildings in
this quarter. Both complexes will, through the outline proposals, retain their key function to
serve the residents of the new Woodberry Down neighbourhood, as originally intended.

Whilst this application is in outline form, the Masterplan makes clear the intention that the
detailed contemporary design of the surrounding redevelopment will be of the highest
quality. This includes aspirations for the adjacent Church Hall, which would be replaced with
a building of exemplar architecture. Such a building would form an important ‘gateway’
structure at the entrance to Woodberry Down, as well as providing an enhanced setting for
St. Olave’s Church. Costings for robust and high quality materials have been factored into
the viability assessments, to further ensure that the resulting development complements
rather than competes with the historic detailing of the church. Paragraph 2.14 of PPG15
lends support for this approach in stating ‘...This does not mean that new buildings have to
copy their older neighbours in detail: some of the most interesting streets in our towns and
villages include a variety of building styles, materials and forms of construction, of many
different periods, but together forming a harmonious group.” The new Woodberry Down
proposed by the Masterplan would provide a fitting foil for the historic church, to enable it to
be fully appreciated by all who live, visit or pass through the area.

The Grade II* listed Metropolitan Water Works Engine House on Green Lanes falls outside
of the application site, on the south western side of the West Reservoir. The proposed
redevelopment will alter the setting of the Engine House in terms of wider views of that
building. However, given the existing backdrop provided by the current estate buildings, it is
considered that the Masterplan proposals will not result in harm to those views, and thus that
setting.

The adjacent New River/Brownswood Conservation Area presently has its boundaries drawn
at the edge of the New River/East and West Reservoirs, where this skirts the Woodberry
Down estate. Photographs of these views supplied with the application as part of the
landscape and visual assessment information within the ES. They show how, particularly
during the winter months when there is less vegetation to screen the blocks, Woodberry
Down defines the northern boundary of the Conservation Area with a series of tired 5 and 8-
storey blocks. In contrast, the Masterplan proposals envisage an opening up of the built
form on the waters edge, including a linear park which will form a green, landscaped edge to
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the boundary of the Conservation Area. In addition, a series of public and private open
spaces (formed from ‘U’ shaped building blocks) will provide additional green buffers to the
new buildings proposed. The proposals do envisage the inclusion of tall buildings.
However, these have been sensitively sited in the centre of the site viewed against a cluster
of taller buildings on Seven Sisters Road from the south, and to the extreme east of the site,
where there is an existing grouping of taller buildings which fall outside of the Woodberry
Down site Lincoln Court Estate, and are considered to result in a form of development least
harmful to the character and appearance of the adjacent Conservation Area. On this basis,
it is considered that the proposals would represent an enhancement of the setting of the East
and West Reservoirs, and also preserve their special qualities, in accordance with the
requirements of the Woodberry Down AAP.

The indicative proposals involve the construction of walkways across the New River and into
the West Reservoir as part of the overall aim to increase the recreational use of the existing
water features, and to enhance their prominence as a local resource. The jetties are
intended as low key constructions, which would have a limited impact upon the appearance
of this part of the Conservation Area and MOL, but which would serve to develop the
waterside characteristics of the area. It is considered that these elements would not result in
any harm to areas of acknowledged importance, and is therefore in accordance with the
relevant London Plan and UDP policies.

LANDSCAPE AND OPEN SPACE ISSUES

The existing open space provision and landscaping in Woodberry Downs is described in the
Masterplan. This highlights how there is sub-standard formal open space provision in the
area, and how open spaces which do exist are poorly designed and ill defined in terms of
their function. In addition, original spaces (e.g. the courtyards between blocks) were
originally devised before car ownership levels rose, such that their current function primarily
as parking areas results in a poor visual amenity, and loss of their original purpose for
relaxation and play. Furthermore, children's play facilities are determined to be inadequate
by current standards, whereas some of the key open space features in the area (i.e. the New
River) are fenced off and under-exploited. There are, however, a number of formal
designations for open spaces which affect the Woodberry Down area, including MOL and
Green Chain, the New River/Brownswood Conservation Area, Green Links, an Area of
Conservation Importance, and a Local Nature Reserve which are all acknowledged and built
in to the Masterplan proposals.

Open Space Strategy

The Masterplan identifies the key issues for attention, and develops the open space strategy
to include the following core principles: a high quality environment, fully integrating
landscape and open space design, designing and managing for safety, providing something
for everyone, helping to shape local identity, legibility and character, and ensuring a well
managed and maintained environment.

In quantitative terms, the proportion of publicly usable space would equate to 2.4 hectares
which meets the minimum requirement set out in the Woodberry Down AAP that 10% of the
area (excluding the linear park along the Reservoir) would be provided as publicly accessible
open space.

Planning Policy Guidance 17 and its Companion Guide: Assessing Needs and Opportunities
(2002) puts much greater emphasis on the accessibility of open space to the population and
its quality, rather than simply the use of a basic formula to calculate need by quantity alone.
The Masterplan statement and accompanying plans describe in more detail how the new
open spaces will be designed to respond more effectively to residents' needs, and the
provision of new footbridges and paths and the new street layout pattern, will also allow
more convenient direct access to open spaces and other leisure facilities (eg. the sailing club
on the West Reservoir and Finsbury Park).
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One of the baseline principles for considering new open space in Woodberry Down is that
each space has a defined purpose. By defining the function of each area of open space, it
cannot be accused of being ‘space left over after planning’. A variety of spaces are planned,
although Spring Park will provide the primary open space within the development, with a
wide range of installed facilities. Additionally, spaces will be provided in Rowley Gardens, a
new London Square at Woodberry Square, Woodberry Gardens, Woodberry Circus, an
enhanced square at the Woodberry Grove Neighbourhood Centre, and an amphitheatre as
part of the Old School Site kick-start proposals. Thus the range and position of the open
spaces within the new development can be seen to provide ease of access for residents
across the area, which would accord with the aims of the London Plan (Objective 6) and LB
Hackney's Local Plan policies (including ST39) and AAP guidelines, to provide a hierarchy of
high quality open spaces which will contribute to the character of the area, and enliven and
contribute to the success of this new sustainable community.

In qualitative terms, the spaces are also design to be well overlooked, and safe to use, whilst
being designed to minimise any nuisance to surrounding residential occupiers. This meets
UDP Policies OS5 (b) and OS 19 (a), and underlines the core requirement set out in the AAP
for the provision of safe, convenient and useful open spaces. Inevitably, much of the finer
detail which will be crucial to maximising the benefits of these features will be worked up at
the detailed stage.

Children's Play Areas

The scale of the redevelopment at Woodberry Down is such that a good distribution of play
areas is critical to ensuring that the needs of the new sustainable community can be met
within the site, and supported by existing provision nearby. In approaching the scale and
nature of play area provision to be made, the Masterplan has had regard to the character of
the proposed development, the surrounding area and the nature of the prospective
occupants, in line with the requirements of Policies OS10 and H20 (g) of the LB Hackney
UDP, and its SPG 5 on Children's Play (1987) which sets out its considerations for safety,
security, and supervision of play areas. Reference has also been made to the GLA's Guide
to Preparing Play Strategies (2005), and National Playing Field Association (NPFA)
standards.  These policy documents have formed the basis for the Masterplan
considerations in terms of size, location, supervision, safety/security, and the detailed form of
provision (equipment depending on age range, etc).

The recently published PPS3 highlights the importance of ensuring that the needs of children
are taken into account in developments where family housing is proposed. The Woodberry
Down proposals encapsulate the guidance contained in Paragraph 17, which advises that
there needs to be good provision of recreational areas, including private gardens, play areas
and informal play space. These should be well-designed, safe, secure and stimulating areas
with safe pedestrian access.

Landscaping Scheme Approach

Imaginative and detailed proposals for landscaping are required by the local authority. At the
outline application stage, a considerable amount of work has been put into developing the
landscaping strategy for the new Woodberry Down, in order to meet this brief and to ensure
that the bedrock is laid for the future detailed applications. Two main themes have formed
the core to the landscaping strategy: hierarchy and waterfront.

A hierarchical approach to the landscaping scheme (including tree planting) has been
developed around the proposed street hierarchy. In reinforcing the street hierarchy it is
anticipated that the landscaping will assist in the legibility of the area for users. In addition,
the landscaping will be tailored to the particular features of each ‘character area’, again
helping to reinforce legibility for users. This approach conforms to the aims of the London
Plan (policy 4B.7), PolicyH20 (d) of the LB Hackney UDP, and the detailed requirements for
Woodberry Down set out in the AAP.
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The second approach seeks to develop the significant waterfront amenity available to
Woodberry Down, maximising the frontage to the New River surrounding the site, and
providing an appropriate and enhanced setting for the East and West Reservoirs. This
supports Policy OS13 of the LB Hackney UDP, which seeks to maximise the potential of
open water areas for leisure and/or nature conservation pursuits. It encourages
developments that create opportunities for public access to water-based and water related
leisure activities, and is further supported by the AAP and Policies 4C.4 and 4C.20 of the
London Plan.

Plans for Long-Term Maintenance

The Masterplan provides a clear statement of intent for the long term maintenance of open
spaces, play spaces and general landscaping within the new Woodberry Down
neighbourhood. In essence, aside from streets (which will be adopted and fall to Transport
for London (TfL) or LB Hackney to maintain), open spaces will be maintained by LB Hackney
or a community based management company or trust, suggested mechanisms for which are
identified in Section 12 of the Masterplan. Private communal gardens or rear gardens to
ground floor flats and town houses are envisaged to be the responsibility of the individual
management companies for the block concerned or the occupier of the ground floor flats or
town houses. This approach complies with the core policy of the AAP for open spaces which
states they should be ‘carefully planned, managed, maintained and overlooked...".

TREES

Existing Tree Cover / Arboriculture Report

The AAP seeks to preserve or replace mature trees. In accordance with the requirements of
the AAP, the application includes a tree survey by Barrell Tree Consultancy. The survey
identifies all trees within the Woodberry Down area (approximately 1250), and classifies
them in terms of their health, amenity value and likely long-term retention. This study
provides the basis for the Masterplan proposals for the new sustainable community,
including identifying those trees that would provide long-term positive amenity value
(Classified as type A trees), and trees with existing Tree Preservations Orders (TPO's). In
those cases, Tree Protection Zones (TPZ's) are provided for each tree using the appropriate
British Standards guidance (BS 5837: 2005) which are described in the report as Zone 1
standards. Zone 2 constraints provide a more subjective assessment of the areas around
trees which may make them susceptible to pressure for felling or crown works at some future
stage, taking into account sunlight and daylight to adjacent new dwellings, density of tree
cover or grouping, etc. This has provided a key tool for the Masterplan to ensure that the
overall design and layout takes into account the existence of Grade A trees, and their
recommended Zone 1 and Zone 2 standards. Trees that are dead, dying or dangerous, or of
poor amenity value, are identified as Z trees, for which retention is not a priority. The report
also classifies Z trees as those which are located within close proximity of existing buildings
and which, whilst acknowledged to be of positive amenity value, would be unlikely to survive
the (permitted) demolition of the adjacent building.

Strategy for Tree Retention and Losses / Replanting

The overall strategy with regard to trees in the Masterplan is to preserve good quality trees
and ensure their retention during construction wherever possible, together with substantial
new planting to define and enhance each of the character areas and the streets hierarchy.
Included within the Masterplan is a tree retention and tree replacement plan. This shows the
‘A’ trees that will be retained and a major re-planting programme to accompany the
redevelopment, which will be explicitly planned to assist in establishing area characters,
legibility of street hierarchies, and to encourage biodiversity. The strategy for re-planting is
to plant trees of appropriate heights for the grade of street, and to have a consistent
arrangement of species in each street. This would aid legibility and provide a sense of
identity for the character areas. The result will be a new Woodberry Down with extensive
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tree coverage, across public spaces (open spaces, the linear park to the New River, etc),
communal gardens to blocks, and private garden areas to individual homes. The Masterplan
intends that the new Woodberry Down has a greater number of high quality trees in
appropriate locations.

Compliance with Good Practice and Policies

The arboricultural survey submitted with the application draws on good practice contained
within the British Standard BS 5837: 2005. The benefits of good tree cover within the new
sustainable community are recognised, and accordingly, the approach to maximising their
retention and protection during construction will be key. Through the Masterplan, the
proposals can be seen to fulfil the requirements of the strategic policy contained in the LB
Hackney UDP ST14 by protecting trees for their amenity value, and encouraging new
planting. Detailed policies EQ7 (c) and (d), together with EQ31 which aims to protect and
improve the visual amenity of trees, all seek to protect trees as a valuable amenity, and to
require replanting and new planting to be incorporated within new developments.

LB Hackney's Supplementary Planning Guidance Note 16 relating to trees (1988) explains in
more detail the Council's planning policies in relation to trees in Conservation Areas and
trees on development sites. The guidance will be incorporated into the development of the
detailed proposals to ensure that all retained trees identified to be of merit are protected
during construction, to ensure their health and long-term retention. This approach will
secure an attractive mature tree cover from the earliest stages of redevelopment, which will
assist in the successful integration of the new buildings into their environment.

DESIGNING OUT CRIME

Crime Prevention Policy Guidance

Guidance contained in Circular 5/94 'Planning out Crime' provides principles for
incorporating crime prevention measures into developments. It acknowledges that much can
be done at the early design stage to ensure that opportunities for crime are not produced in
ill thought out Schemes. The increased weight attached to 'designing out crime' as a
function of the planning process is stated in PPS1: Delivering Sustainable Development
(2005). It is recognised as being a material planning consideration, and accordingly, local
plans have incorporated appropriate policies. The UDP policies relevant to crime prevention
include Strategic policy ST33, which seeks safe and convenient conditions for pedestrians
and cyclists. This aim is reaffirmed in Policy EQ48, which requires new developments to be
created which discourage crime and fear of crime in their overall layout and detailed design.
Policy HO10 stresses that all housing schemes should provide a safe and secure residential
environment which offers secure access routes (and avoids secluded pedestrian routes),
and clear lines of sight and lighting, as well as being visible from adjacent buildings. These
policies share the approach taken in the London Plan (Objective 2 and Policy 4B.1 in
particular), which seeks to ensure that future developments minimise opportunities for crime
and the fear of crime, whilst maximising natural surveillance and defensible space.

The Woodberry Down AAP develops this approach further, and more specifically for the
application site, and seeks the improvement of security, crime prevention measures, and
integrated management of neighbourhoods to improve personal safety. The Metropolitan
Police were consulted as part of the stakeholder consultation exercise, and their views have
informed the Masterplan document and proposals.

Principles of Natural Surveillance and Defensible Space

The Masterplan shows a grid layout of streets, and a number of other features (including the
diagonal link), which seek to increase permeability through the area. A function of increased
pedestrian and cycle movement through an area (whilst facilitating vehicular access) is to
maximise natural surveillance of streets and public spaces. Thus the new layout is
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considered to provide a sound basis for the new urban form to provide maximum
opportunities to ensure that people are overlooked in the public realm. In addition, the use of
perimeter block buildings assists in ensuring that the buildings are outward facing, and look
out to the public domain from their front facades. Entrances and windows at ground floor
levels (including individual entrances to ground floor units) will further assist with maximising
natural surveillance.

The proposed layout also ensures that the areas surrounding the buildings will be clearly
defined, to assist the principle of defensible space. Perimeter blocks will allow clear
separation between public front areas, and semi-private or private rear communal and
private garden spaces.

Detailed Design

The detailed design will develop these principles to ensure that each phase of the
development keeps the focus of good ‘designing out crime’ principles. Orientation of
windows, entrances, provision and detailed design of parking areas (especially the
underground elements), and CCTV are all matters subject to detailed design which will
benefit from close working with the Metropolitan Police Crime Prevention Design Advisor,
and will form an integral part of the design approach to be detailed in the Design Code.

THE IMPACT UPON AMENITY

A Good Standard of Amenity for New Homes

The Masterplan explains how the design of the development provides good natural light for
all new dwellings, whilst minimising overlooking and overshadowing between new dwellings.
The blocks have been deliberately positioned so as to maximise benefits from sunlight
(‘passive design’) by using lower blocks on the southern side of the perimeter block or ‘U’
shaped blocks (with an open southern element), to allow maximum sunlight penetration into
the courtyard areas and amenity spaces.

In order to give comfort that the proposals will result in a superior quality residential
development, with good access to natural light for all properties, the Masterplan proposals
have been developed following assessment using a ‘worst-case scenario’ sample of units,
and tested in a computer modelling exercise against the BRE Guidelines “Site Layout
Planning for Daylight and Sunlight” for sunlight, daylight and overshadowing. This is the
established guidance that is used to assess the quality of light conditions for residential
properties. The results accompany this application in Chapter 17: Sunlight and Daylight of
the ES. They show that although the site will experience some reductions in sunlight and
daylight in some areas, the minimum internal lighting conditions are capable of being made.
Where rooms (particularly kitchens, as per pre-application discussions with the LPA) fall
below the established guidance, mitigation measures are recommended which would
improved the daylight performance, for example, though increasing glazing to ground floor
units.

With regard to overshadowing, a comprehensive shading study have been undertaken and is
also presented in the ES. The results show how the use of lower blocks on the south side of
the perimeter blocks minimises overshadowing (with the taller buildings positioned on
corners, on the northern parts of the blocks). They also show how the new public open
spaces exploit a south facing sunny aspect.

The provision of a redevelopment of this scale is required to show how, in providing an
exemplar new sustainable community, standards of amenity for the population it will serve,
have not been undermined. Central government guidance in PPS1 for delivering sustainable
communities has at its heart the provision of high quality buildings which function well. As
such, the new residential properties are required to provide good quality accommodation
which has a high standard of amenity for its occupiers. This is what the Masterplan
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proposals will deliver. Standards of internal space are significantly improved over the
existing buildings on the estate, while modern architecture and careful positioning of the
blocks and their windows ensures that detailed policies can be met. London Plan policy
4B.9 requires particular attention to be paid to privacy, amenity and overshadowing in the
design of large scale buildings. At the local level, LB Hackney Policy EQ1 (g) require
developments to provide adequate sunlight, daylight, shadow and open aspect for the new
dwellings. In addition, private amenity space is provided for most dwellings which is a
significant improvement over the existing situation. The outline Scheme has been designed
to avoid single aspect north facing units, in accordance with the aims of LB Hackney policy
H20 (f) which sets good planning standards for all new residential development.

Minimising the Effect upon Existing Adjoining Residential Properties

The proposed redevelopment has a predominantly positive impact upon adjoining properties
in terms of light, privacy and enclosure.

However, there are two groups of buildings where the relationship resulting from the
proposals will be more sensitive. These are Nathaniel Court at 254 Green Lanes, and the
houses in Newnton Close, to the east of the site.

In terms of overlooking, Nathaniel Court comprises a 6-storey block of 20 residential flats,
which presently face Petherton House to the east (5 storeys) and a cul-de-sac of houses to
the south in Burtley Close. The OPA proposes a six-storey perimeter block to the east,
closer than Petherton House, but separated by one of the new streets running north-south.
Although window-to-window distances would be reduced, the separation which would be
retained is considered to be a common and acceptable relationship in many traditional urban
settings, such as those used as models in the Masterplan (Paragraph 5.5). Policy H20 (b) of
the UDP requires developments to protect the privacy of adjoining occupiers, which can be
achieved by careful consideration of fenestration and details in the fully comprehensive
proposals for this zone of the development. For the purposes of this application, it is
considered that any increased overlooking or impact upon light and aspect to a limited
number of existing properties, must be balanced against the wider context of providing a
good quality new sustainable community which will reap benefits beyond the defined site
area of Woodberry Down.

With regard to overshadowing and light conditions, the houses in Newnton Close to the east
of the site will be retained, although the blocks proposed immediately to the south of this
pocket of housing include two new tall buildings (12 and 18 storeys). These buildings have
been the subject of considerable discussion with the LPA and the heights proposed reflect
those pre-application negotiations. An overshadowing analysis exercise has been carried
out using computer generated modelling of the proposed blocks to assess the impact upon
adjoining neighbouring properties (see Chapter 17 of the ES) The results of the study
conclude that there is considerable existing overshadowing, and that the impact of the
proposals would be minimal. The effects will be felt during the winter months only.
Furthermore, in some instances, there are improvements to the conditions experienced. To
a great extent, the impact upon these existing houses in terms of overshadowing will be
mitigated by the provision of a low, 4-storey link building between the taller buildings, to allow
light from the south into the Newnton Close area.

Although at the outline stage, it is considered that the proposed development is capable of
complying with the aims of Hackney UDP Policy EQ1 (g) in which the LPA seeks to protect
the amenities of adjoining properties by providing adequate sunlight, daylight and open
aspects to adjacent buildings and land. Ciriteria (f) within the same policy also guards
against ‘obtrusiveness in relation to adjoining properties’. In any event, it is considered that
the overriding benefits of the estate regeneration would, in this instance, outweigh any
potential detrimental impact upon these buildings.
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TRANSPORT AND INFRASTRUCTURE

This Chapter summaries the Scheme’s proposed transport improvements and assesses their
compliance with national, regional and local planning policy and guidance. All transport
related matters are addressed in more detail in the Transport Assessment (TA), which
accompanies this application and is in accordance with the requirements of Annex 4,
Planning Policy Guidance 13: Transport (PPG13) (ODPM, 2001) as outlined in paragraph
3.212 of the London Plan: Spatial Development Strategy for Greater London (GLA, February
2004).

The TA’s findings are also summarised in the ES. Further details of the Scheme in relation
to transport issues are outlined in these documents. Their contribution to the development of
the design of the Scheme is explained in the Masterplan Document. There has been an
extensive period of consultation, which has put transport provision at the heart of the
Scheme’s design. This Chapter initially considers the existing transport network of
Woodberry Down against relevant policy and guidance, providing evidence that clearly
shows the suitability of the site for substantial residential development. In particular, the
Hackney Transport Strategy: Consultation Draft (London Borough (LB) of Hackney, May
2005) identifies the London Borough of Hackney as one of most sustainable Boroughs in
London in terms of transport and makes specific reference to Woodberry Down as a site that
should be targeted for regeneration and its location is considered suitable for an
intensification of land-use.

EXISTING TRANSPORT NETWORK

Woodberry Down has excellent public transport connections, as stated within the Woodberry
Down AAP (LB Hackney, 2004), to other locations within the Borough, neighbouring
Boroughs, Central London and beyond, primarily via Manor House Underground Station,
Stamford Hill rail station and numerous bus routes.

The TA has used Public Transport Accessibility Levels (PTALS) to assess people’s access to
public transport across the site. PTALs consider the walking time from a designated point of
interest to public transport access points, for example, a bus stop or train station along with
the reliability of the service modes that are available and the frequency of these services and
therefore average waiting times. The majority of Woodberry Down is classified 6a (excellent)
and 5 (very good), ranging from level 6 (the highest PTAL) around Manor House
Underground Station (a midrange PTAL) at the eastern edge, as outlined in the Masterplan
(p.40). Overall, the entire site is at least level 4 (good) or above.

The site’s location is thereby considered appropriate for major growth and travel generating
uses, due to its excellent accessibility to public transport provision and its urban character,
which complies with the Government’s approach to development outlined in PPG13 (ODPM,
2001) and The Government's White Paper on the Future of Transport: A New Deal for
Transport: Better for Everyone (July 1998). In addition, the Hackney Transport Strategy:
Consultation Draft (LB of Hackney, May 2005) identifies the London Borough of Hackney as
one of most sustainable Boroughs in London in terms of transport.

The site has good access to London Underground system via Manor House Underground
Station, which is within 800m of the site’s perimeter, and within 10 minutes walk from the
majority of the site. The Masterplan identifies this as a major strength of the area, alongside
frequent and extensive bus services. The Station is served on the Piccadilly line with trains
stopping on average intervals of less than 5 minutes at the station. This provides convenient
travel to Central London, the West End and Heathrow Airport. Kings Cross, an international
rail terminus, which can be reached in only ten minutes and the West End is less than 20
minutes away as outlined in the Masterplan (paragraph 1.2.3 and 7.1.3). Planned
improvements to the Piccadilly line will increase the line’s overall capacity by up to 20% with
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over 30 trains an hour and reduce journey times by up to 20% (Masterplan, paragraph
7.1.4).

Several overground stations are situated close to the Site, namely Finsbury Park, Haringey
Green Lanes, Seven Sisters, and Stamford Hill, and trains stopping at these stations travel
to Central London and a variety of destinations in inner and outer north and East London,
including Barking and Hackney. Seven Sisters Underground Station is located to the
northeast of the site where services operate on the Victoria line.

Woodberry Down is well served by buses. The entire redevelopment area is within a five-
minute walk of a bus stop and each dwelling falls within the TfL guideline of 640m to bus
services, as prescribed by the Transport Assessment Best Practice Guidance (TfL, 2006a).
Frequent bus services traverse along Green Lanes and current levels of bus service
provision are relatively high along Seven Sisters Road, even though this part of the site has
one of the lowest PTAL ratings. These buses provide quality transport links to areas within
Hackney, central London and other strategic locations. One of the bus routes is 24-hour
service while three are night buses. As indicated in Figure 7.4 of the Masterplan, ‘every
home falls within comfortable walking distance of a bus stop with multiple services passing
by (in both directions)’ (Masterplan, paragraph 7.1.6).

The estate lies at the crossroads of the A503 Seven Sisters Road and the A105 Green
Lanes, which are main distributor roads and part of the Mayor’s Transport for London Route
Network (TLRN). In cutting east-west through the site, Seven Sisters Road bisects the site
and currently acts as a barrier, to pedestrian and cyclist movement. As the Masterplan
states:

‘Seven Sisters Road is a major barrier between the northern and southern halves of the
estate’.

This constraint is due to the road’s width with three lanes of traffic in each direction, the
volume of traffic and limited number of crossings, as stated in the AAP (LB Hackney, 2004,
p.7), which has led to the severance and isolation of communities. The road effectively acts
as a Woodberry Down bypass and is akin to an ‘urban motorway’, carrying large volumes of
traffic, and providing limited access to the community. Woodberry Grove is another example
of a pedestrian unfriendly environment as it currently has unsignalled crossings for
pedestrians.

Local routes are limited in number and provided through the site along the north-south axis,
including Woodberry Grove, Woodberry Down and Spring Park Drive. These are heavily
traffic managed, apart from Woodberry Grove, which provides the only real permeability.

The existing pedestrian network is very poor with access mainly alongside roads that are
often under-surveyed by passing traffic or adjacent buildings. There is little connectivity
between areas within the site and pedestrian pathways are poorly lit and, as mentioned
above, very few controlled crossing opportunities are provided on the busier streets. There
is currently a circuitous pedestrian footpath round the New River, which acts as a barrier to
pedestrian movement with residents often using the path to walk from the site to the
shopping facilities located to the north of the site because there is not a direct route. No
designated public rights of way or green links exist within the site to connect different areas.
Thus open space provision within the local area is currently inaccessible and therefore under
utilised.

Key determinants of the local environment have contributed to making pedestrians feel
vulnerable and less likely to make journeys by foot in this area. Litter, vandalism and poor
street infrastructure combined with a naturally under surveyed pathways and uninviting
walkways are characteristic of the site.
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