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LONDON BOROUGH OF WALTHAM FOREST

Committee/Date: Planning — 3" September 2024

Application reference: 240672 — Full Planning

Applicant: London Walthamstow Ltd

Location: 586 Lea Bridge Road, Leyton, London, E10 7DN
Proposed development: Change of use from hotel (Use Class C1) to temporary

housing accommodation (Sui Generis) for a period of 3
years, internal alterations to facilitate the creation of 5
additional hotel rooms (increasing the number of overall
rooms from 143 to 148).

Wards affected: Lea Bridge
Appendices: None
1. RECOMMENDATION
1.1 Recommendation to GRANT Planning permission under reference 240672 subject to

2.2

3.1

3.2

3.3

3.4

conditions and informatives.
REASONS REFERRED TO COMMITTEE

The application is referred to planning committee due to the level of objections received
across this application and the opposite site. The application(s) received 13 letters of
objection. It is also acknowledged that the Council’'s Housing department have an
interest in this proposal.

SITE AND SURROUNDINGS

The application site is a hotel located on the south-eastern side of Lea Bridge Road at
the junction with Bickley Road. The large block of hotel rooms is associated and
ancillary to the main hotel building opposite at 543 Lea Bridge Road, the subject of
application 240671 on this agenda. The building extends along Bickley Road, where
there are variations in height across the site. The building currently varies between two
storeys up to four storeys with rooms within the roofspace.

The building has its main access on the Lea Bridge Road frontage, with additional
access from the rear through a vehicle underpass from Bickley Road. This side
entrance is access controlled by reception and is for the purposes of car parking and
cycle storage only.

As with the main building, the site is located within walking distance to Bakers Arms
district Town Centre and is well served by buses, with stops located close to the
application site. Also, the site is served by Overground and Underground train stations
which are a short distance away (Leyton Midland and Queen’s Road overground
stations and Walthamstow Central underground and overground station).

Victorian terrace houses are situated opposite the site to the west and there is a railway
line to the east. The existing hotel comprises 143 guestrooms contained over the four
floors and car parking spaces within the undercroft. As stated above, the hotel operates
in conjunction with 543 Lea Bridge Road (opposite the application site) which is located
on a separate parcel of land providing a further 63 guestrooms and car parking spaces.
This is proposed to rise to 68 rooms under application 240671 also on this agenda.
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3.5 On the opposite corner, at the junction with Bickley Road, is a mixed residential and
commercial building, Milestone Court, a 3-4-storey block.

3.6 Location Plan

3.7  Application site image
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Aerial View

3.10

4.1

4.2

4.3

4.4

The immediate surrounding area on Lea Bridge Road is formed of a mixture of
commercial and residential properties, the commercial uses mainly falling within Use
Class E.

The site is not located within a Conservation Area, it is listed but is not subject to any
relevant Article 4 direction.

APPLICATION PROPOSAL

Planning permission is sought for the change of use from C1 hotel use to temporary
housing accommodation (Sui Generis) for a period of 3 years. The applicant is in
advanced negotiations with Waltham Forest Housing, with regard to the council
acquiring the site for the limited time period for use as temporary accommodation to
house homeless Waltham Forest residents.

As with the proposal for the main building the scheme involves minor internal works to
alter the existing internal spaces on the ground floor to provide additional hotel rooms.
On this site, if approved, the residents would not be entitled to vehicular parking within
either of the hotel car parks. As such, the proposal includes defined external spaces
within the existing car park for the residents to use as external amenity.

The accommodation provides rooms with kitchen and bathroom facilities, for singles,
couples and families, the latter being accommodated by the provision of
interconnecting rooms.

It is also noted that if approved the residents would not be entitled to vehicular parking
within either of the hotel car parks. As such, the proposal includes a defined external
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space within the existing car park for the enjoyment of the residents. The application
site also includes secure cycle storage.

RELEVANT SITE HISTORY
A. Planning

The building was granted permission in 1996 for the construction of a part 2-storey,
part 3 storey block to provide a 40 bedroom tourist hotel with provision for parking. The
property has undergone numerous extensions and alterations since then to increase
the number of bedrooms —

Creation of 24 hotel rooms at ground, first and second floors approved under
application 190485.

Construction of a fourth floor to facilitate the creation of 21 guest rooms approved under
application 184048.

Retrospective approval for the continuous use of existing 11 hotel rooms approved
under application 183978.

38 rooms were deemed lawful at 543 & 586 Lea Bridge Road under lawful development
certificate application 181242.

Conversion of communal guest facilities at ground floor level into additional hotel rooms
approved under application 174545.

Construction of additional section to third floor approved under application 171460.
Conversion of existing rooms, roof space with partial creation of an additional floor to
facilitate the creation of duplex accommodation approved under application 162537.
Conversion of 17 bedrooms into duplex rooms was approved under application
111046.

B. Pre-application Advice

None

C. Enforcement

An enforcement investigation was launched in November 2023 in relation to an
unlawful change of use to an asylum hostel. It has since been confirmed that this
unlawful use has since ceased.

Alleged contraventions were reported 2014 relating to extending the hotel and
installing new windows, widening of driveway. Officers note that subsequent
development has been approved at the application site since these investigations were
launched.

Enforcement Notice

None

D. Adjacent sites/ neighbouring properties

40 Bickley Road
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ERECT.OF 2 STOREY OFFICE BUILDING mfgo"ed
810484 ASSOC.WITH ROOFING CONTRACTORS DEPOT. ot g
PROV.OF 6 CAR PARKING SPACES !
Informatives)

C.0.U. manufacture of concrete partitions (use class V)
to roofing contractors depot involving the demolition of all Approved

800871 buildings and structures on the site. Use for the open (with
storage of roofing materials and the erection of a two- Conditions &
storey office building at the north-western end of site with  Informatives)
provision for off street car parking and servicing facilities.
Erection of 5m high clad structure along Bickley Road Refused
030520 frontage to provide cantilever steel racking for builder’s (with
merchants. Reasons)
ERECTION OF A STORAGE/WAREHOUSE BUILDING  Approved
980741 FOR BUILDERS MERCHANTS ERECTION OF A2 (with
STOREY COVERAGE/WAREHOUSE BUILDING FOR Conditions &
BUILDERS MERCHANTS Informatives)
990076 Erection of a non-illuminated freestanding advertisement ,(A\\lsﬁgoved
board on the corner of Bickley Road/ Capworth Street. .
Informatives)

6.1

6.2

6.3

6.4

PUBLIC CONSULTATIONS

Public consultation was initially carried out on 8th April 2024, with letters being sent to
surrounding residents and occupiers with the following description given by the
applicant:

“Temporary planning permission for local authority referred guest
accommodation”.

This was revised on 12th April 2024 for clarification in planning terms for the
consultees to —

“Change of use from hotel (Use Class C1) to temporary housing
accommodation (Sui Generis) for a period 3 years (Amended description)”.

A site notice was displayed on the site, dated 15/04/2024.
The application was amended to include the additional rooms on the ground
floor, so further consultation, for 14 days was done on 5" August 2024, with the

following description —

“Change of use from hotel (Use Class C1) to temporary housing accommodation (Sui
Generis) for a period of 3 years, internal alterations to facilitate the creation of 5
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additional hotel rooms (increasing the number of overall rooms from 143 to 148).
(Amended description, revised drawings and facilities management plan).”

The Council consulted the following 134 properties surrounding the site -

21-31 Dunton Road (Odds)

51 53 Dunton Road- 1-24 (inc.) Pearl Apartments
5-35 Shortlands Road (Odds)

1B Bickley Road — 1-9 (inc.) Aspen Apartments
2-16 Bickley Road (Consecutive)

40 Bickley Road

562-588 Lea Bridge Road (Evens)

584B Lea Bridge Road — 1-14 Milestone Court
527-529 Lea Bridge Road (Odds)

543-549 Lea Bridge Road (Odds)

Arch 108 Dunton Road

Arch 110 Dunton Road

Arch 112 Dunton Road

Arch 113 Dunton Road

REPRESENTATIONS

Public Representations

As a result of the public consultations, to date, responses were received from 12
neighbours objecting to the proposals across both applications (543 and 586 Lea
Bridge Road). The consultations and the responses have been set out in the report for
the associated application for 543 Lea Bridge Road on this agenda (240671).

Internal & External Representations

The below table illustrates comments and representations received from the following
noted bodies:

Consultee Response

Planning Policy . No response received.

Transport Policy . No response received.

Highways . Provided a no comment response.
Environmental Health o No response received.

Refuse o the applicant would be entitled to residential

collections as the site will be run by Waltham
Forest Housing

Housing . No response received.

Met Police o Appropriate security measures should be
incorporated prior to occupation if the scheme is
supported.

° The site is within a high crime area.




8.1

8.2

8.3

8.4

8.5

8.6

(Item XX)

PLANNING POLICY

Section 70(2) of the Town and Country Planning Act (1990) (as amended) sets out that
in considering and determining applications for planning permission, the Local
Planning Authority (LPA) must have regard to considerations including the provisions
of the development plan and any local finance considerations, so far as material to the
application, and any other material considerations.

Section 38(6) of the Planning and Compulsory Purchase Act (2004) makes it clear that
if regard is to be had to the development plan for the purpose of any determination to
be made under the Planning Acts the determination must be made in accordance with
the plan unless material considerations indicate otherwise”.

The Development Plan for the site, at the time of this report, comprises the London
Plan (2021), and the Waltham Forest Local Plan Pt 1 (2024). Other planning policies
are material considerations.

The London Plan (2021)

On Tuesday 2nd March 2021, The Mayor of London published the replacement London
Plan. From this date it forms part of the Development Plan for the purpose of
determining planning applications.

The 2021 London Plan supersedes the 2016 London Plan, which no longer has any
effect. The relevant policies within the London Plan 2021 are:

GG1 Building strong and inclusive communities.
GG2 Making the best use of land.

GG3 Creating a healthy city.

GG5 Growing a good economy.

GG6 Increasing efficiency and resilience.

D1 London's form, character and capacity for growth.
D3 Optimising site capacity through the design-led approach.
D4 Delivering good design.

D5 Inclusive design.

D11 Safety, security and resilience to emergency.
D12 Fire safety.

D14 Noise.

H3 Meanwhile use as housing.

H12 Supported and specialised accommodation.

S1 Developing London's social infrastructure.

S| 13 Sustainable drainage.

T4 Assessing and mitigating transport impacts.

T5 Cycling.

T6 Car parking.

Waltham Forest Local Plan Pt 1 (2024)

The draft version of the Local Plan underwent Regulation 18 public consultation
between July 2019 and September 2019 and consultation on the proposed submission
version between 26 October 2020 and 14 December 2020. It underwent examination
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and consultation on proposed maodifications concluded on 21 September 2023. The
Waltham Forest Local Plan (LP1) was subsequently adopted 29 February 2024 and
therefore now forms a key part of the development plan in determining all planning
applications. The previous Core Strategy (2012) and Development Management
Policies (2013) are superseded by LP1.

The policies considered relevant to this application are as follows:

Policy 21 Supported and Specialist Accommodation
Policy 57 Amenity

Policy 58 Making Places Safer and Designing Out Crime
Policy 61 Active Travel

Policy 63 Development & Transport Impacts

MATERIAL PLANNING CONSIDERATIONS

National Planning Policy Framework (2023) and 2024 consultation on revisions

The National Planning Policy Framework sets out the Government's planning policies
for England and how these are expected to be applied. It is material consideration in
planning decisions but does not change the legal status of the Development Plan. It
contains a presumption in favour of sustainable development, described as at the heart
of the framework.

It contains a presumption in favour of sustainable development, described as at the
heart of the framework.

For decision-taking the NPPF states that the presumption means "approving
development proposals that accord with an up-to-date development plan without delay"
and where there are no relevant development plan policies, or the policies which are
most important for determining the application are out of date, granting permission
unless: the application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development proposed;
or any adverse impacts would significantly and demonstrably outweigh the benefits,
when assessed against the policies in this Framework taken as a whole”.

The NPPF gives a centrality to design policies; homes should be locally led, well-
designed, and of a consistent and high-quality standard. Local planning authorities
(LPAs) are to make sure that the quality of approved developments does not materially
diminish ‘between permission and completion, as a result of changes being made to
the permitted schemes’

The specific policy areas of the NPPF considered to be most relevant to the
assessment of this application are as follows:

e Making effective use of land

Local Finance Considerations

Local Finance Considerations are a material consideration in the determination of all
planning applications. Local Finance Considerations can include either a grant that has
been or would be given to the Council from central government or money that the
council has received or will or could receive in terms of Community Infrastructure Levy
(CIL).
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There are no grants which have been or could be received from central government in
relation to this development.

The Council has not received and does not expect to receive any income from LBWF
CIL in relation to this development.

iii. The Council has not received and does not expect to receive any income from Mayoral

@TMMOOw>

CIL in relation to this development.
ASSESSMENT

The main issues for consideration, in relation to the proposed development are as
follows:

Principle of development.
Quiality of accommodation.
Design & character.
Amenity.

Waste management.
Active Travel.

Secure by design.

A. Principle of development

This is discussed in full in the associated application on this agenda for 543 Lea Bridge
Road (240671)

B. Quality of accommodation

There are no national, regional, or local planning policies that specify technical housing
standards for hotel rooms, but there is a general guide of a minimum of 9sgm for a
bedroom.

The rooms within this hotel building range from 8.8sgm to 37.9sqgm and will include 11
rooms on the ground floor for disabled visitors/residents. Aside from the one room that
has a floor area of 8.8sgm, all the rooms comfortably exceed the minimum guide.

Policy 21 of the Local Plan, subsection | states that specialist development must ‘Be
of high-quality design, meeting the requirement(s) of a specific user or group’. The
Homelessness Code of Guidance for Local Authorities (2024), Chapter 17 Suitability
of accommodation, sets the framework how local authorities (housing) will assess that
accommodation meets the requirements of the intended user group. This assessment
may take into consideration medical and/or physical needs; physical access to and
around the home, space, bathroom and kitchen facilities, access to a garden and
modifications to assist people with sensory loss as well as mobility needs (this list is
not exhaustive). Therefore, as Waltham Forest housing will be entering into a contract
with the landowner, Officers are aware that the Housing service are satisfied with the
accommodation and that the building will meet the requirements of the intended user
group that would be placed.

C. Design & Character

The application demonstrates that there will be minor internal alterations at ground
floor level to facilitate the creation of 5 additional hotel rooms. No extensions or external
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alterations have been proposed as part of this application, so there are no issues
relating to urban design matters.

D. Amenity

Officers acknowledge the large number of objections that this proposal has received
from local residents concerned that a large number of homeless people being
introduced into the immediate area would be detrimental to their quality of life.

There are perceived issues relating to anti-social and nuisance behaviour, which may
be linked to or perpetrated by residents of the proposed facility. It is acknowledged that
the previous use of the hotel resulted in a number of issues that for surrounding
residents. The protection of the surrounding area from these issues has been taken
into account for the current application. A Facilities Management Plan accompanies
this application which provides an overview of staffing and management, security
arrangements and how anti-social behaviour will be dealt with.

The building would have visible on-site staff, including security staff for 24 hours a day,
7 days a week, which can be increased when necessary. Their presence around the
building would monitor and manage guests and be a point of contact for external and
internal residents should any issues arise. The application site will have full coverage
24/7 CCTV and Housing have requested a further additional security person who would
float between the two sites covering both internal and external areas (this point would
need to be stated in the management plan

The plan has had the oversight of the Housing service and if minded for approval a
condition will be attached requiring a detailed management plan that would include,
management contact details, complaints procedure, servicing and outdoor play area
controls that would be available to the public.

Unfortunately, there is a negative stigma associated with homeless people who
regularly experience prejudice and discrimination. Homelessness can affect anybody
at any stage of life and therefore it is important that the Council continues to provide
services to support people that are in genuine need of support.

In relation to the amenity requirements for the future occupiers, the majority of the
existing rear car will provide external amenity area of 280sqgm for the residents. The
operating times of this area will be agreed through a detailed Facilities Management
Plan, to ensure that the use will not result in unacceptable disturbance for the
surrounding occupiers.

As the proposal does not seek approval for further extensions or external alterations,
aside from the provision of the amenity area, there are no additional amenity concerns
to consider in relation to further development of the building.

Officers are satisfied that this element of the proposal is consistent with the aims and
objectives of Policy 57.

E. Waste Management

Policy 57 states there must be adequate provision for the collection and storage of
refuse and recycling. The applicant has indicated that that the current provision is for
collections 3 times per week from the holding area along Bickley Road. The applicant
has not indicated that this arrangement will change. As part of the assessment of this
proposal refuse colleagues were consulted and they advised that the applicant would
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be entitled to residential collections as the site will be run by Waltham Forest Housing.
However, it is noted that collections would be once per week.

If the applicant continues with the existing arrangement or moves over to Council run
collections either option is considered acceptable. As such, officers are satisfied that
this element of the proposal is consistent with the aims and objectives of Policy 57.

F. Active travel

Policy 61 states that all new development will be expected to support a shift to active
transport modes and encourage an increase in walking and cycling.

Officers note that the application site is adjacent to segregated Lea Bridge Road cycle
lanes. Subsection G of policy 61 states that development proposals must ensure that
the provision of secure public and on-site cycle parking facilities for occupiers and
visitors, that are compliant with Waltham Forest Parking Standards, London Plan
requirements and London Cycling Design Standards (LCDS), at prominent locations
within the development site are provided. As stated earlier, there are no standards with
regard Temporary Accommodation. Officers consider HMO use the closest use in
terms of Parking Standards for bicycles. Appendix 1, states that HMO accommodation
must provide 1 bike space for every habitable room.

Therefore, as the application site has capacity for 148 habitable rooms there must be
an onsite secure cycle provision for 148 secure cycle spaces for the residents/ guests.
However, if this level of onsite secure cycle storage is provided, it would compromise
the level of external amenity space provided. The applicant has given an indication on
the proposed plans that they could accommodate 20 secure cycle stands. This
provision is considered acceptable.

Although an indication has been provided of the location of the secure cycle stands the
details of the secure cycle stands have not been provided. As such, if minded for
approval a condition will be inserted stating that the specific details of the secure cycle
stand(s) must be provided.

The proposal would be considered consistent with the aims and objectives of Policy
61.

G. Secure by design

Policy 58, subsection A states that to improve community safety and cohesion the
Council will work with partners to minimise opportunities for criminal behaviour by
requiring all forms of new development to incorporate Designing out Crime and
Secured by Design principles.

The applicant has confirmed within the Facilities Management Plan that the following
measures will be in place:

24/7 security and staff (1 permanently onsite with a further security person floating
between the two sites both internal and external areas).

Building entrances provided with CCTV cameras and reception is manned 24/7.
Gates providing access to the car park are swipe card controlled and all guests enter
through the main pedestrian entrance only.

Anyone entering the hotel is required to check in with security on-site. If they are not
registered to stay, then they will be asked to leave.
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10.24 The Metropolitan Police provided additional suggestions to make the building and site

11.

12.
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b)

d)

12.2

12.3
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12.5

secure, these suggestions will be provided directly to the applicant.

CONCLUSION

In summary, the proposed works at 586 Lea Bridge Road are considered appropriate
and acceptable in principle. The proposed operation would support the boroughs
housing crisis for a temporary period whilst long term solutions are developed.

The scheme will satisfactorily adhere to the local and national policy framework within

the Council’s Local Plan, and is therefore recommended to be approved, subject to
conditions and informatives.

ADDITIONAL CONSIDERATIONS

Public Sector Equality Duty

In making your decision you must have regard to the public sector equality duty (PSED)
under s.149 of the Equalities Act. This means that the Council must have due regard
to the need (in discharging its functions) to:

Eliminate unlawful discrimination, harassment and victimisation and other conduct
prohibited by the Act

Advance equality of opportunity between people who share a protected characteristic
and those who do not. This may include removing or minimising disadvantages
suffered by persons who share a relevant protected characteristic that are connected
to that characteristic; taking steps to meet the special needs of those with a protected
characteristic; encouraging participation in public life (or other areas where they are
underrepresented) of people with a protected characteristic(s).

Foster good relations between people who share a protected characteristic and those
who do not including tackling prejudice and promoting understanding.

The protected characteristics are age, disability, gender reassignment, pregnancy and
maternity, race, religion or belief, sex and sexual orientation.

The PSED must be considered as a relevant factor in making this decision but does
not impose a duty to achieve the outcomes in s.149 is only one factor that needs to be
considered and may be balance against other relevant factors.

It is considered that the recommendation to approve permission in this case would not
have a disproportionately adverse impact on a protected characteristic.

Human Rights

In making your decision, you should be aware of and take into account any implications
that may arise from the Human Rights Act 1998. Under the Act, it is unlawful for a
public authority such as the London Borough of Waltham Forest to act in a manner that
is incompatible with the European Convention on Human Rights.

You are referred specifically to Article 8 (right to respect for private and family life),
Article 1 of the First Protocol (protection of property). It is not considered that the
recommendation to grant permission in this case interferes with local residents' right
to respect for their private and family life, home and correspondence, except insofar
as it is necessary to protect the rights and freedoms of others (in this case, the rights
of the applicant). The Council is also permitted to control the use of property in
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accordance with the general interest and the recommendation to grant permission is
considered to be a proportionate response to the submitted application based on the
considerations set out in this report.

RECOMMENDATION

The Planning Committee is requested to resolve that planning permission be granted
subject to the following conditions and informatives.

CONDITIONS AND REASONS:

The development hereby permitted is limited for a period expiring on 30" September
2027 at which time the use shall cease and return to its former use as a hotel (Use
Class C1)

Reason: In the interests of land use, expected operational need, and having regard to
neighbouring amenity.

The development hereby permitted shall be carried out in accordance with the
approved plans and supporting documentation and thereafter maintained as such for
the lifetime of the development.

o Plan(s) numbered: LOO5 Rev 2 (Existing ground floor plan), LOO5 Rev 5
(Proposed ground floor plan) dated: 01/05/2024

o Plan(s) numbered: LO06 Rev 1, LO07 Rev 1, LO08 Rev 1 dated: 11/03/2024

Plan titled: Location Plan (15/03/2024)

o Document(s) titled: Facilities Management Plan (July 2024), Planning
Statement (March 2024), Fire Risk Assessment Report (07/12/2024),
Assembly Co-ordinator — Version 2 (October 2019), Reception Fire Alarm
Actions Checklist - Version 2 (September 2017), Reception Fire Procedures
- Version 3 (September 2019), Staff Fire Procedures — Version 2
(September 2017).

o

Reason: For the avoidance of doubt and in the interests of proper planning.

Within 3 months of the first occupation of the use a Detailed Management Plan shall
be submitted to the Local Planning Authority. This document must include the
following details —

o Security arrangements — numbers of staff and contact details where issues or
concerns may arise

o Aformal complaints process stating how complaints can be made, how they
are acknowledged and logged and escalated where necessary. Details of all
servicing arrangements, including regular deliveries and time

o Management of the outdoor play area and times of operation

The development shall be operated in accordance with the approved Plan.
Reason: To ensure safe and considerate operation of the site whilst also protecting

the amenities of the nearby residents and surrounding area ensuring that any
disruption is kept to a minimum in compliance with Policy 57 (Amenity) and Policy 58
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(Making Places Safer and Designing Out Crime) of the adopted Waltham Forest Local
Plan Part 1 (2024).

Within 3 months of the first occupation of the use full details of the design and location
of covered, secure and lockable cycle stores for a minimum of 20 cycles, shall be
submitted to and approved by the Local Planning Authority. The approved scheme
shall be implemented within 3 months of the date of the approval operate in
accordance with the approved details and shall thereafter be maintained for the lifetime
of the development.

Reason: To ensure that adequate arrangements are made for the safe storage of
bicycles in compliance with Policy 60 and 61 of the adopted Waltham Forest Local
Plan Part 1 (2024).

Informatives:

. This determination does not constitute permission to build under the Building
Regulations 2010. Works should not commence until any appropriate building
regulation applications have been submitted and where necessary approved.

. To assist applicants the Local Planning Authority has produced policies and provided
written guidance, all of which is available on the Council's website and which have
been followed in this instance.

. Security advice/comments were received from the Metropolitan Police Service which
have been forwarded directly to the applicant for consideration. This advice should be
incorporated wherever possible within the detailed Management Plan.

. This notice is without prejudice to your responsibilities under any other legislation.



