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Summary 

 
This report sets out the current situation with regards to the Whipps Cross housing-
led development of up to 1,500 homes. A planning application is expected 
imminently but the only publicly available design information is in the form of a 
booklet published in February 2021 for a consultation. The report sets out eight key 
issues which are likely to generate or amplify the adverse impacts on the Epping 
Forest Special Area of Conservation (EFSAC) and the preservation of the natural 
aspect of the Forest.  
 

Recommendation(s) 

Members are asked to: 

• approve the delegation of authority to the Town Clerk, in consultation with the 
Chairman and Deputy Chairman, to comment on the forthcoming Whipps 
Cross planning application and potentially object to the application or 
elements of it, within the period of consultation, on the basis of the issues set 
out in this report. 

 
Main Report 

Background 
 
1. Whipps Cross Hospital in Leytonstone is being redeveloped as brand new 

hospital buildings, one of six hospitals chosen as priorities in a £2.7Billion 
infrastructure funding programme over the next 5 years. The Barts Health NHS 
Trust (the Trust) aims to complete the new hospital on the site by 2026. 
  

2. The London Borough of Waltham Forest (LBWF) is in the process of updating 
and developing its Local Plan for submission and examination. Its Local Plan’s 



housing requirement has been set at 27,000 homes by the end of the Plan 
period, which is year 2035.  
 

3. As part of this increase in homes, the Local Plan has allocated the Whipps Cross 
Hospital redevelopment as a major housing provision site in its Regulation 18 
(Reg 18) Site Allocation document. Your Committee responded, by Chairman’s 
letter to LBWF, in December 2020 to the Reg 18 consultation. In the letter 
significant concern was expressed about the scale of the proposed housing 
development and its proximity to the Epping Forest and, in particular, to the 
Forest’s Special Area of Conservation (EFSAC) boundaries. 

 
4. The LBWF Regulation 18 site allocation proposed that 1,500 homes should be 

accommodated on site. It is understood that this has been revised down to 1,350 
units, although the actual number to be proposed in the imminent planning 
application from the Trust is not yet known. 

 
5. On its own, this proposed housing-led development is of such a scale and 

significance to the EFSAC, that it is subject to its own project-level Habitats 
Regulations Assessment (HRA). The HRA will also contain a more detailed 
project-level Appropriate Assessment (AA) because likely significant effects are 
expected for the EFSAC. These effects are in relation to recreational pressures 
on the Forest, in particular, but also the impacts of a more densely-urbanised 
environment. In addition, the AA is examining the effects of changes to the level 
of traffic pollutants (e.g. NOX, ammonia) caused by any development and their 
likely impact on the Forest trees and habitats. 

 
6. Barts Health NHS Trust have carried out two consultations with the public, the 

first in November 2020 and a follow-up with a colour booklet published in 
February 2021.The new consultation document has made some changes to the 
earlier proposals but, in terms of impacts on the Forest, there have been no 
significant alterations. 

 
7. The hospital is proposed for development in the NW corner of the current hospital 

site. A seven-storey car park is also proposed next to the hospital, as confirmed 
in the latest Trust newsletter on the development (March 2021).  

 
8. The residential development, however, is proposed to be car-free. The 

residences include some terraced housing but with most in blocks of multiple 
storeys in height. In the centre, the residential blocks will be between 8 and 11-
storeys in height, with one building up to 18-storeys proposed. All these homes 
would lie within 400m of the EFSAC and less than 300m from the Forest 
boundary. 

 
9. A series of meetings have been held since January 2021 by the Barts Health 

NHS Trust’s team of consultants with LBWF planners, Natural England (NE) and 
your officers. During these meetings the requirements of HRA process have been 
discussed, the adverse impacts on the Forest have been examined and possible 
mitigation measures have been outlined by the consultants. 

 
 



Current Position 
10. The planning application, although originally proposed for April, is not publicly 

available at this point. In the meantime, following the meetings described above 
(para 9), the Trust’s team of landscape and ecological consultants has prepared 
an outline landscape and ecology strategy. This has been shared and discussed 
with your officers and NE. It considers areas within the hospital curtilage and 
areas of Forest Land adjacent, including Leyton Flats and Hollow Pond. 
However, there is no further indication of what any planning application may 
contain in this regard and how the outline strategy might be further worked up 
into more detailed proposals. The information available, therefore, remains 
limited to that in the booklet described above. 
 

11. The outline proposals suggest an increase in green space will be accommodated 
within the site compared to the original plans. However, the green space remains 
at under 6 hectares in total and this is not in a single area but dispersed as green 
corridors across the site and a small “park”.  

 
12. The design of the site proposes direct links between the hospital greenspaces 

and Epping Forest, and this is seen as of fundamental importance to the 
development.  

 
Proposals and issues 
 
13. There are eight key issues for the protection of Epping Forest that need to be 

considered at this stage, prior to the details of the planning application being 
made available. These are reasons for objecting to the current housing-led 
development approach at Whipps Cross. 
 

14. Issue 1 - Proximity to the Forest and EFSAC: the dwellings are almost entirely 
within 400m of the SAC boundary, with at least 50% of residences likely to be 
within 250m. Without taking into consideration the limited greenspace on site 
(see below), Epping Forest visitor survey statistics demonstrate that dwellings 
within 250m of the SAC boundary generate a visit rate twice that of those at 
750m distance. Those within 500m are like to generate a visit rate of at least 1.5x 
that from 750m away. With an expected occupancy rate, in LBWF, for each 
dwelling of 2.6 people (ONS 2011 National UK Census data), 1,350 units would 
translate to a potential visitor population of 3,510 people, all within 400m of the 
EFSAC. 

 
15. Issue 2 – Effectiveness of mitigation and LBWF Policy 83C: the LBWF Reg 

19 version of its Local Plan (pre-submission) contains a Policy 83C, which makes 
it clear that 500m is a significant “buffer” distance for the EFSAC, within which 
project-level HRAs are required, even for small developments, in order to 
rigorously demonstrate no adverse impacts on the SAC. Such a large 
development within 500m of EFSAC seems at odds with this Policy 83C and its 
aim to limit development or ensure more significant mitigation measures are 
employed.  

 
16. Mitigation by avoidance of recreational pressures, using alternative sites, would 

not be feasible. Therefore, all mitigation would have to be within the EFSAC itself. 



There is a clear question as to whether mitigation of such a large-scale 
development could be effective in these circumstances. To be compliant with the 
Habitat Regulations, the planning application and its embodied mitigation strategy 
would have to conclusively demonstrate, “beyond reasonable scientific doubt”, 
that there would be no adverse impacts on EFSAC. 

 
17. Furthermore, the Whipps Cross proposed development would not be in isolation. 

Even if there were effective mitigation for this development, there needs to be 
clear evidence that other developments proposed in the LBWF Local Plan could 
also be mitigated effectively. All LBWF developments would be within the EFSAC 
Zone of Influence and, in fact, within 3km of the Forest. 

 
18. Issue 3 – greenspace on site: the current offer of greenspace within the 

curtilage of the Whipps Cross development area is less than 6ha but this is 
fragmented across the whole site. The greenspace will suffer from shadowing by 
tall buildings and the mass and scale of the proposed development (average over 
8-storeys high with one at 18-storeys). This would make the Forest at Leyton 
Flats a considerable attraction for new residents for longer periods of recreation, 
such as walking a dog or a family outing. 

 
19. Issue 4 biodiversity net gain (BNG): - biodiversity net gain is expected to 

become a mandatory requirement of new development and is already previewed 
in the LBWF Local Plan. In the face of the world’s acknowledged biodiversity 
crisis, this is a key issue. The limits of greenspace development highlighted in 
Issues 3 and 5, as well as the likely impacts of recreation on the nearby Forest, a 
site of international importance for nature conservation, seem to leave no room 
for enhancement or gain in biodiversity. The character of this development would 
seem to run counter to BNG policy and principles and could leave the Forest 
even more of an “island” in a densely-developed area. 

 
20. Issue 5 – greenspace deprivation in the area: in addition to the proximity and 

scale of this development, the context of the development needs to be 
considered. To the west and south-west of Whipps Cross there is very limited 
alternative greenspace for any new residents to enjoy. Unlike other areas within 
the Borough, there would be almost complete reliance on the Forest and the less 
than 6 hectares greenspace currently offered in the Phase 2 landscape design. 

 
21. Issue 6 – mass and density: the density of the proposed high-rise development 

and its massing together close to the Forest boundaries has significant 
implications for the protection of the “natural aspect” of the Forest.  

 
22. Issue 7  - buffer area of woodland: the effectiveness of the proposed “pocket 

park” on the hospital site would be compromised by the presence of a “peninsula” 
of NHS buildings, that currently jut out into and divide the area of non-EFSAC 
Forest (west of Whipps Cross Road). The current proposals that are likely to be 
included in the planning application would see these buildings remain. At present, 
the constraining impact of this built facility in the proposed area of greenspace 
limits the effectiveness for recreation of the on-site greenspace and the 
connectedness of it to the non-EFSAC Forest Land. 

 



23. Issue 8 – air pollution and traffic modelling: this whole aspect of the 
development has been carried out within a very limited timeframe, with pollution 
monitoring only beginning a few months ago in order to gather baseline data. For 
a full baseline survey, 9 months of NOx monitoring should be carried out. 
Therefore, we await the AA to see the adequacy of the conclusions and whether 
the traffic and air pollution volumes can be mitigated. At the moment, the 
information is not adequate to make a sound judgement of no adverse impacts. 

 
Options 
24. Option 1: authority be delegated to the Town Clerk, in consultation with the 

Chairman and Deputy Chairman, to comment on the planning application and 
potentially object to the application or elements of it, within the period of the 
consultation, in relation to the issues outlined in this report. This option is 
recommended 

 
25. Option 2: for no decision to be made at this stage and for no delegated authority 

to be approved. This option is not recommended 
 
Key Data 
26. The Whipps Cross proposed housing-led development (in its phase 2 form) lies 

almost entirely within 400m to the EFSAC at Leyton Flats. This is entirely within 
the Zone of Influence of the EFSAC and, also, within the “buffer” proposed by 
LBWF Local Plan Policy 83C.  
 

27. It proposes up to 1,500 homes (5% of the LBWF total in its Local Plan) within the 
existing hospital site, with a likely occupancy rate of up to 2.6 persons per 
dwelling on average. A planning application is imminent. The buildings proposed 
include a 7-storey car park, a residential building up to 18-storeys high and the 
remainder of the residential blocks of an average of over 8-storeys in height. 

 
Corporate & Strategic Implications  
28. The engagement by officers in responding to the Whipps Cross re-development 

proposals aims to be consistent with Outcomes 11 and 12 of of the Corporate 
Plan. Outcome 11 states that: “We will have clean air, land and water and a 
thriving and sustainable natural environment” is met. Outcome 12 states that: Our 
spaces are secure, resilient and well-maintained. Build resilience to natural and 
man-made threats by strengthening, protecting and adapting our infrastructure, 
directly and by influencing others. 
 

Financial implications 
29. None relating to the recommendations in this report. The financial implications of 

mitigation have been, and would continue to be, subject to ‘without prejudice’ 
discussions with the Trust’s consultants and Natural England in relation to any 
mitigation required to prevent adverse impacts on the EFSAC. 
 

Resource implications 
30. Officer resources are required throughout the next financial year to respond to 

the London Borough of Waltham Forest planning officers and to liaise with 
Natural England officers about this development and the SAC mitigation that 
would be required for any approved planning application. 



Legal implications 

31. None in relation to the recommendations in this report, which concern a response 
to the local planning authority.  

Risk implications 

32. There is a reputational risk for the City Corporation as both The Conservators of 
Epping Forest and its wider role as a London local authority, in formulating its 
response to this planning application.  

Equalities implications 

33.  None.   

Climate implications 

34. No direct implications from the recommendations in this report. 

Security implications 

35. None.  

Charity Implications 

36. Epping Forest is a registered charity (number 232990). Charity Law obliges 
Members to ensure that the decisions they take in relation to the Charity must be 
taken in the best interests of the Charity.  

Epping Forest Consultative Committee 

37. The Consultative Committee has not been consulted on this report due to the 
timing of the Whipps Cross planning application process  
 

Conclusion 
 
38. The Whipps Cross housing-led re-development masterplan, in its current form of 

up to 1500 dwellings, mostly amassed in blocks over 8-storeys and up to 18 
storeys high would have adverse impacts on the Forest due to increased 
urbanisation effects and recreational pressure, as well as possible air pollution 
impacts. For these reasons this report concludes that delegated authority should 
be given to make an objection to the imminent planning application, or elements 
of the application, for this proposed development as required.  

 
Appendices 

• None  
 

Background Papers 

• SEF 15/21 London Borough of Waltham Forest Local Plan. Report to the 
Epping Forest & Commons Committee. 8th March 2021 
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