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Pre-Application Briefing to Committee  
 
1. DETAILS OF THE DEVELOPMENT 
 
Reference No: PPA/2019/0012 Ward: Tottenham Hale 

 
Address:  Lock Keepers Cottages, Ferry Lane 
 
Proposal: Demolition of existing houses and erection of a three to six storey mixed-use 
development including a café at ground floor, office space on ground to second floors 
and ten flats on the floors above. 
 
Applicant: Lee Valley Estates 
 
Agent: Montagu Evans LLP  
 
Ownership: Private 
  
Case Officer Contact: Christopher Smith  
 
2. BACKGROUND 
 
2.1. The proposed development is being reported to Planning Sub-Committee to 

enable members to view it in good time ahead of a full planning application 
submission. Any comments made are of a provisional nature only and will not 
prejudice the final outcome of any formally submitted planning application. 
 

2.2. It is anticipated that the planning application, once received, would be presented 
to the Planning Sub-Committee in early 2020.  

 
3. SITE AND SURROUNDINGS 
 

3.1. The site is a narrow strip of land west of the tow path on the northern side of 
Ferry Lane, between the River Lee Navigation to the east and Pymme’s Brook to 
the west. To either side of the site are large-scale mixed-use developments; Hale 
Village to the west and the emerging Hale Wharf scheme across the river to the 
east. 
 

3.2. The site is approximately 0.093ha in size and currently occupied by two post war 
semi-detached dwelling houses, their respective garden areas and an overgrown 
area front Ferry Lane. 

 
3.3. The site is located within Site Allocation TH9 (Hale Wharf) of the Tottenham Area 

Action Plan. The site allocation is for mixed-use development with commercial 
and residential development.  

 
4. PROPOSED DEVELOPMENT 
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4.1. The proposal is for the demolition of the existing houses and erection of a three 

to six storey mixed-use development including a café at ground floor, 
approximately 700sqm of office space on the ground to second floors and ten 
flats on the floors above. 

 
4.2. The scheme would be a ‘car free’ development with an accessible parking space 

provided at the adjacent Hale Village site. 
 

5. PLANNING HISTORY 
 
5.1. The site has no relevant planning history. 
 
6. CONSULTATIONS 

 
6.1. Public Consultation 

 
6.2. This scheme is currently at pre-application stage and therefore no formal 

consultation has yet been undertaken. The applicant is expected to carry out 
local consultation prior to submitting an application.   

 
6.3. Quality Review Panel 
 
6.4. The proposal was assessed by the Quality Review Panel (QRP) on 24th July 

2019.  The QRP’s report is attached as Appendix 1.  
 
6.5. The applicant has amended the scheme to address several points raised at the 

QRP. The detailed design of the building has been amended, has the ground 
floor layout with the main access to both the residential and commercial is now 
on Ferry Lane. 

 
6.6. The submission of a full planning application is anticipated in December 2019.  
 
7. MATERIAL PLANNING CONSIDERATIONS 

 
7.1. The Council’s initial views on the development proposals are outlined below:  

 
7.2. Principle of Development  
 
7.3. The proposed development would be acceptable in principle as this site is 

identified for mixed-use commercial and residential development by Site 
Allocation TH9 (Hale Wharf) of the Tottenham Area Action Plan.  

 
7.4. The applicant must demonstrate, with any full planning application, that the public 

towpath is enhanced and must also ensure that the requirements of the 
Environment Agency and the Canal River Trust are taken into account in respect 
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of the protection and management of the adjacent waterways (River Lee 
Navigation Channel and Pymme’s Brook). 

 
7.5. Design and Appearance  
 
7.6. The QRP considered the scale and massing to work well and that the 

architectural perception shows promise.  They were concerned by the layout of 
the ground floor which has been since revised with entrances from Ferry Lane 
now proposed.  QRP advised that with high quality materials and detailing this 
proposal could be a ‘jewel’ within the surrounding context. Some further 
refinement of the detailed design is expected prior to the submission of a full 
planning application. 

 
7.7. The QRP noted that the café on the northern side of the building would be 

partially overshadowed however sunlight studies have shown this to be a sunny 
location and officers accept that this location is preferable to the southern side 
given the more sedate and pedestrian focussed environment is on the towpath as 
opposed to the traffic-dominated Ferry Lane. 
 

7.8. The panel noted the opportunities to enhance biodiversity on the site.   
 
7.9. Density and Residential Mix  
 
7.10. The density is calculated as 227 units per hectare which would fall within the 

limits of the Mayor’s density matrix (up to 240 u/ha) for this location and is 
therefore considered acceptable. 
 

7.11. The proposal is for 10 flats one of which would be a  family-sized unit. This may 
be acceptable as part of the overal mix in the locality to ensure there would not 
be an overprovision of one- and two-bedroom flats in this area.  This would be 
considered in more detail at application stage.  

 
7.12. Affordable Housing and Workspace 
 
7.13. Local Plan Policy requires affordable housing to be provided on site for schemes 

of ten residential units or more, subject to viability. The applicant has indicated 
during pre-application discussions that providing affordable housing on site is 
unlikely to be viable in this case. 

 
 
7.14. The applicant has also indicated that they may be able to provide some 

affordable workspace on the site, but the details of this provision are yet to be 
confirmed. 

 
7.15. Impacts on Amenity of Surrounding Residents 
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7.16. The proposed development would be located at least 30 metres away from any 
other residential property. As such, no adverse impact on the amenity of 
neighbouring residents is anticipated. 

 
7.17. Transportation and Parking  
 
7.18. The development proposal would be car free, which would be acceptable in this 

location which has excellent public transport connections (PTAL 6A). Space for 
parking is not available on site, so the single car parking space required for the 
proposed wheelchair accessible unit would be provided off-site within the existing 
Hale Village development. Its location in relation to the development would be 
fully assessed at application stage.  

 
7.19. Landscaping 
 
7.20. The proposed building would include large scale planting on the upper levels and 

would include green walls to the southern and eastern sides, giving it a verdant 
appearance. Additional soft landscaping would be provided to the outdoor 
seating area of the café (northern side). Furthermore, a comprehensive planting 
scheme along the towpath to the north of the site is expected to be provided as 
part of the full planning application. 
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PLANS AND IMAGES 
 

Layout Plan: 
 

 
 
Ground Floor Plan: 
 

 
 
View from Northern Side 
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View from East on Ferry Lane 
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APPENDIX 1 
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