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Dear Sarah

37-39, West Road, Tottenham, London, N17.

Demolition of all buildings and structures and the construction of single
speculative building for flexible B2 general industrial, B8 storage and
distribution, and E(g)(iii) light industrial uses with ancillary office, associated
service yard, access point, car parking, and landscape planting.

Thank you for consulting us on the above application on 26 March, 2025.

Environment Agency position:

Whilst we have no objections to this application, we would like to draw your and the
applicant’s attention to the following advisory comments.

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.

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
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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.

creating a better place
for people and wildlife

Sequential Test

What is the sequential test, and does it apply to this application?

In accordance with the National Planning Policy Framework (paragraph 174),
development in flood risk areas should not be permitted if there are reasonably
available alternative sites, appropriate for the proposed development, in areas with a
lower risk of flooding. The sequential test establishes if this is the case.

Development is in a flood risk area if it is in Flood Zone 2 or 3, or it is within Flood
Zone 1 and your strategic flood risk assessment shows it to be at future flood risk or
at risk from other sources of flooding such as surface water or groundwater.

The only developments exempt from the sequential test in flood risk areas are:

e Householder developments such as residential extensions, conservatories, or
loft conversions

« Small non-residential extensions with a footprint of less than 250sgm

o Changes of use (except changes of use to a caravan, camping or chalet site,
or to a mobile home or park home site)

« Applications for development on sites allocated in the development plan
through the sequential test and:

o the proposed development is consistent with the use for which the site was
allocated; and

o there have been no significant changes to the known level of flood risk to the
site, now or in the future, which would have affected the outcome of the test

Avoiding flood risk through the sequential test is the most effective way of
addressing flood risk because it places the least reliance on measures such as flood
defences, flood warnings and property level resilience.

Who undertakes the sequential test?

It is for you, as the Local Planning Authority, to determine an appropriate area of
search and to decide whether the sequential test has been passed, with reference to
the information you hold on land availability. You may also ask the applicant to
identify any other ‘reasonably available’ sites which are on the open market and to
check on the current status of identified sites to determine if they can be considered
‘reasonably available’. Further guidance on the area of search can be found in
paragraphs 027-030 of the Planning Practice Guidance here.

What is our role in the sequential test?

We can advise on the relative flood risk between the proposed site and any
alternative sites identified - although your strategic flood risk assessment should
allow you to do this yourself in most cases. We won’t advise on whether alternative
sites are reasonably available or whether they would be suitable for the proposed
development. We also won’t advise on whether there are sustainable development
objectives that mean steering the development to any alternative sites would be
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inappropriate. Further guidance on how to apply the sequential test to site specific
applications can be found in the planning practice guidance here.
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Contaminated Land
This development site appears to have been the subject of past industrial activity
which poses a risk of pollution to controlled waters.

However, we are unable to provide site-specific advice relating to land contamination
as we have recently revised our priorities so that we can focus on:
« Protecting and improving the groundwater that supports existing drinking
water supplies
« Groundwater within important aquifers for future supply of drinking water or
other environmental use. We recommend that you refer to our published
‘Guiding Principles for Land Contamination’ which outlines the approach
which should be adopted when managing this site’s risks to the water
environment.

We also advise that you consult with your Environmental Health/Environmental
Protection Department for advice on generic aspects of land contamination
management. Where planning controls are considered necessary, we recommend
that the environmental protection of controlled waters is considered alongside any
human health protection requirements. This approach is supported by paragraph 187
of the National Planning Policy Framework.

The control of emissions from Non-Road Going Mobile Machinery (NRMM) at
major residential, commercial or industrial sites

Where development involves the use of any non-road going mobile machinery with a
net rated power of 37kW and up to 560kW, that is used during site preparation,
construction, demolition, and/ or operation, at that site, we strongly recommend that
the machinery used shall meet or exceed the latest emissions standards set out in
Regulation (EU) 2016/1628 (as amended). This shall apply to the point that the
machinery arrives on site, regardless of it being hired or purchased, unless agreed in
writing with the Local Planning Authority.

This is particularly important for major residential, commercial, or industrial
development located in or within 2km of an Air Quality Management Area for oxides
of Nitrogen (NOx), and or particulate matter that has an aerodynamic diameter of 10
or 2.5 microns (PM10 and PM2.5). Use of low emission technology will improve or
maintain air quality and support Local Planning Authorities and developers in
improving and maintaining local air quality standards and support their net zero
objectives.

We also advise, the item(s) of machinery must also be registered (where a register is
available) for inspection by the appropriate Competent Authority (CA), which is
usually the local authority.

The requirement to include this may already be required by a policy in the local plan
or strategic spatial strategy document. The Environment Agency can also require
this same standard to be applied to sites which it regulates. To avoid dual regulation
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this informative should only be applied to the site preparation, construction, and
demolition phases at sites that may require an environmental permit.
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Non-Road Mobile Machinery includes items of plant such as bucket loaders, forklift
trucks, excavators, 360 grab, mobile cranes, machine lifts, generators, static pumps,
piling rigs etc. The Applicant should be able to state or confirm the use of such
machinery in their application to which this then can be applied.

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.

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
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
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To get help during a flood, visit https://www.gov.uk/help-during-flood
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For advice on what do after a flood, visit https://www.qgov.uk/after-flood

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.

Should you have any queries regarding this response, please contact me.
Yours sincerely,

Demitry Lyons
Sustainable Places Planning Advisor

Email: hnlsustainableplaces@environment-agency.gov.uk
Telephone: 020 7714 0578
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