Environment
Agency

creating a better place
for people and wildlife

J)
Philip Elliott
London Borough of Haringey Our Reference: PA-0012157/01
Development Control Your Reference: HGY/2026/2421
High Road, London, N17 8BD 01 October 2026
Dear Philip,

Full planning permission for a phased mixed-use development comprising: (i)
enabling works and operations; (ii) residential development (Use Class C3)
including affordable housing; (iii) shared living accommodation (Sui Generis),
(iv) commercial and community floorspace (Use Classes E and F2); and (v)
site-wide and/or phase-specific access, servicing, public realm, blue-badge
parking, cycle parking, open space, hard and soft landscaping, utilities, plant
and all other associated works. (The application is accompanied by an
Environmental Statement (ES))

Former Ashley House site Ashley Road London N17 9LZ

Environment Agency Position

Thank you for consulting us on the above application on 11 September 2026. We
have no objection to the proposed development, however please consider the
following advice.

Advice to Local Planning Authority

Flood risk standing advice
The proposed development falls within Flood Zone 2, which is land defined in the
Planning Practice Guidance as being at risk of flooding.

We have produced a series of standard comments for local planning authorities and
planning applicants to refer to on ‘lower risk’ development proposals. These
comments replace direct case-by-case consultation with us. Your proposal falls
within this category.

customer service line 03708 506 506
gov.uk/environment-agency


http://planningguidance.communities.gov.uk/blog/guidance/flood-risk-and-coastal-change/making-development-safe-from-flood-risk/what-are-the-important-considerations-for-flood-warning-and-evacuation-plans/

These standard comments are known as Flood Risk Standing Advice (FRSA). They
can be viewed at https://www.gov.uk/guidance/flood-risk-assessment-for-planning-
applications#when-to-follow-standing-advice

We recommend that you view our standing advice in full before making a decision on
this application. We do not need to be consulted.

Flood mitigation

Although we have no objections to the proposed development, the developer may
wish to include measures to mitigate the impact of more extreme future flood events.
Measures could include raising ground or finished floor levels and/or incorporating
flood proofing measures. Further guidance on preparing properties for flooding can
be found at https://www.gov.uk/government/publications/prepare-your-property-for-

flooding.

Advice to LPA: Installations and Amenity

The proposed development is within 500m of one or more industrial or waste
management site that is regulated by the Environment Agency through the
Environmental Permitting (England and Wales) Regulations 2016. The location of
this site(s) can be found on Defra’s Data Services Platform, available at

- https://www.gov.uk/guidance/access-the-public-register-for-environmental-
information#environmental ...

The Environment Agency issues Environmental Permits for installations or waste
management operations. A permit will require that operators demonstrate they have
taken all reasonable measures to prevent pollution of the environment and harm to
human health. Pollution can include air quality impacts, odours, noise, pests water
quality and ground water impacts. If prevention is not possible, the operator must
take steps to minimise the impact from pollution instead. In some cases, this is
unlikely to eliminate all emissions and there could be impacts to the environment
which may cause local residents some concern. When a new development is built
near to an existing permitted facility this does not automatically trigger a review of
the Environmental Permit and we will regulate this in line with our Environment
Agency enforcement and sanctions policy - GOV.UK.

Planning authorities must satisfy themselves that in land use terms the proposed
development is suitable for this location given the proximity to a regulated sites
described above and the scope of the permit as granted.

Planning policy requirements (policy PM4(1-3) of the NPPF) state that new
development should integrate effectively with existing businesses and not place
unreasonable restrictions upon them.

Please note that in accordance with national planning policy (policy DM7(1) of the
NPPF), planning decisions should assume that permitting regimes will operate
effectively. Applicants should be advised to consider our ‘Environmental Permitting
Guidance’ which can be found at: Check if you need an environmental permit -
GOV.UK.



https://www.gov.uk/guidance/flood-risk-assessment-for-planning-applications#when-to-follow-standing-advice
https://www.gov.uk/guidance/flood-risk-assessment-for-planning-applications#when-to-follow-standing-advice
https://www.gov.uk/government/publications/prepare-your-property-for-flooding
https://www.gov.uk/government/publications/prepare-your-property-for-flooding
https://www.gov.uk/guidance/access-the-public-register-for-environmental-information#environmental which also contains information about other sites in the local area
https://www.gov.uk/guidance/access-the-public-register-for-environmental-information#environmental which also contains information about other sites in the local area
https://www.gov.uk/government/publications/environment-agency-enforcement-and-sanctions-policy/environment-agency-enforcement-and-sanctions-policy
https://www.gov.uk/government/publications/environment-agency-enforcement-and-sanctions-policy/environment-agency-enforcement-and-sanctions-policy
https://www.gov.uk/guidance/check-if-you-need-an-environmental-permit
https://www.gov.uk/guidance/check-if-you-need-an-environmental-permit

Advice to applicant

Water Resources
Increased water efficiency in new developments potentially enables more growth to

be realised without an increased availability of water resources. Developers can
highlight responsible water use as a positive corporate social responsibility message
that will boost the commercial appeal of the development. For the
homeowner/tenant, lower water usage also reduces water and energy bills.

We endorse the use of water efficiency measures in all developments, particularly in
those that are new. Use of technology that ensures efficient use of natural resources
could support the environmental benefits of future proposals and could help attract
investment to the area. Therefore, water efficient technology, fixtures and fittings
should be all considered as an integral part of new developments and/or
refurbishments. The technology used to achieve improved water efficiency (e.g.
efficient fittings, greywater recycling, etc) is also an attractive feature for many
prospective building owners and tenants.

Residential developments

The supply of water in the area is under serious water stress (as identified in our
report: Water stressed areas — 2021 classification). All residential developments
must therefore achieve the higher water consumption efficiency standard of 110
litres per person per day, as set out within the Building Regulations &c.
(Amendment) Requlations 2015. This standard or higher may already be a
requirement of the local planning authority.

Commercial/Industrial developments

We recommend that all new non-residential developments of 1000sgm gross floor
area or more (i.e. ‘major’ developments) should achieve the BREEAM ‘excellent’
standard for water consumption (category ‘WAT 01’), or equivalent. This standard
may already be a requirement of the local planning authority.

We also recommend you contact your Local Planning Authority for more information.

Signing up for flood warnings

The applicant/occupants should phone Floodline on 0345 988 1188 to register for a
flood warning or visit https://www.gov.uk/sign-up-for-flood-warnings. It's a free
service that provides warnings of flooding from rivers, the sea and groundwater,
direct by telephone, email, or text message. Anyone can sign up.

Flood warnings can give people valuable time to prepare for flooding — time that
allows them to move themselves, their families, and precious items to safety. Flood


https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fgovernment%2Fpublications%2Fwater-stressed-areas-2021-classification&data=05%7C02%7CImogen.Nayager-Stafford%40environment-agency.gov.uk%7C13bb901d30774348a18a08dc6f6d405c%7C770a245002274c6290c74e38537f1102%7C0%7C0%7C638507762222203223%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=0jvRbv230ZrwWnYsvmJZSZV7gA0lbZPzklXMw2IJiDs%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.legislation.gov.uk%2Fuksi%2F2015%2F767%2Fmade&data=05%7C02%7CImogen.Nayager-Stafford%40environment-agency.gov.uk%7C13bb901d30774348a18a08dc6f6d405c%7C770a245002274c6290c74e38537f1102%7C0%7C0%7C638507762222216615%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=8AGSyeRuOITjyZJ0zpMoxJIVZKgZJ7a5KqM7Wf9S%2F%2BI%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.legislation.gov.uk%2Fuksi%2F2015%2F767%2Fmade&data=05%7C02%7CImogen.Nayager-Stafford%40environment-agency.gov.uk%7C13bb901d30774348a18a08dc6f6d405c%7C770a245002274c6290c74e38537f1102%7C0%7C0%7C638507762222216615%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=8AGSyeRuOITjyZJ0zpMoxJIVZKgZJ7a5KqM7Wf9S%2F%2BI%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fbregroup.com%2Fproducts%2Fbreeam%2Fbreeam-technical-standards%2F&data=05%7C02%7CImogen.Nayager-Stafford%40environment-agency.gov.uk%7C13bb901d30774348a18a08dc6f6d405c%7C770a245002274c6290c74e38537f1102%7C0%7C0%7C638507762222226222%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=Ed0mn7rl7Eye6Eyt8gHg0HUS9E3fUN0WO0VY2vYnRuM%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fbregroup.com%2Fproducts%2Fbreeam%2Fbreeam-technical-standards%2F&data=05%7C02%7CImogen.Nayager-Stafford%40environment-agency.gov.uk%7C13bb901d30774348a18a08dc6f6d405c%7C770a245002274c6290c74e38537f1102%7C0%7C0%7C638507762222226222%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=Ed0mn7rl7Eye6Eyt8gHg0HUS9E3fUN0WO0VY2vYnRuM%3D&reserved=0
https://www.gov.uk/sign-up-for-flood-warnings

warnings can also save lives and enable the emergency services to prepare and
help communities.

For practical advice on preparing for a flood, visit https://www.gov.uk/prepare-for-
flooding

To get help during a flood, visit https://www.gov.uk/help-during-flood

For advice on what do after a flood, visit https://www.qov.uk/after-flood

Pre-Application Advice
If you would like further advice on the environmental matters raised in this letter, or

on any associated planning conditions, please do get in touch. We offer tailored
guidance and technical reviews through our charged planning advice service.

Engaging with us through this service can help address the issues identified, give
you greater certainty about our likely response to your application, and may result in
a quicker response when we reply to the statutory or public consultation. It should
also result in better quality and more environmentally sensitive development
schemes.

We also provide advice on:
e Applications for Permission in Principle and Technical Details Consent
¢ Nationally Significant Infrastructure Projects (NSIPs)
e Strategic planning and engagement activities, including local plans and their
supporting documents

To learn more about our service and hourly rates, please visit: Developers: get
environmental advice on your planning proposals - GOV.UK.

If you would like further information or a cost estimate, please contact the advisor
listed below.

Final comments

Thank you for contacting us regarding the above application. Our comments are
based on our available records and the information submitted to us. Please quote
our reference number in any future correspondence. Please provide us with a copy
of the decision notice for our records. This would be greatly appreciated.

If you have any questions regarding our response, please contact
hnlsustainableplaces@environment-agency.gov.uk.

Yours sincerely,


https://www.gov.uk/prepare-for-flooding
https://www.gov.uk/prepare-for-flooding
https://www.gov.uk/help-during-flood
https://www.gov.uk/after-flood
https://www.gov.uk/guidance/developers-get-environmental-advice-on-your-planning-proposals
https://www.gov.uk/guidance/developers-get-environmental-advice-on-your-planning-proposals

Liv Bradshaw,

National Contact Centre: 03708 506 506
hnlsustainableplaces@environment-agency.gov.uk

Alchemy Office, Bessemer Road, Welwyn Garden City, AL7 1HE



