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for St James St and South Grove 
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Rooms of our Own is heavily involved in regeneration and development, with several 
architects and planners forming part of our organisation. We therefore understand 
very well the need to make urban design sense of the whole South Grove / St James 
St area, and we are very willing to work with others on creating a workable plan for 
all the sites. 
 
We are however concerned that this plan was produced without any community 
consultation. There are many local groups and individuals who could have helped 
create a more responsive draft plan. We were particularly disappointed that 5th 
Studio did not have the courtesy to reply to our letter, and have not included our 
project by name in their masterplan. Although the plan took over 6 months to 
produce, causing problematic delay to the Rooms of our Own project, the community 
is only given 3 weeks to comment. We have come across many people, for example 
in the Community Marquee at the Garden Party this weekend just past, who live in 
the St James St area and were totally unaware of the existence of the SDP. Using 
an outside consultant presumably cost a considerable amount of council tax-payers 
money. I would have thought LBWF planners with their local knowledge could have 
produced something just as good and with a great deal more community involvement 
from the outset.   
 
Our key ask in relation to this document is that the original promise made to us in 
October 2013 that Rooms of our Own would be able to buy the St James Car Park 
site (Opportunity Site 17) be re-instated in the final document.  On the basis of that 
promise we were awarded a GLA grant to engage architects and procure a 
development partner which we have done. The then head of planning policy, Gordon 
Glenday, was completely supportive of our proposal and we were about to submit a 
planning application when LBWF went back on their promise in June 2014. Since 
then the site has  remained empty. 
 
Our scheme involves the construction of 47 housing units, some of which will be 
specifically for older women with a communal area. On the ground floor there will be 
a café, hot-desking, creche, resource centre, meeting rooms, performance space, 
gallery and offices for women’s businesses and charities. 
 
Rooms of our Own has no in principle objection to the Draft Plan’s contention that 
development in the area should be housing-led. We know the pressures there are  
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due to homelessness, unaffordable rents and young people being squeezed out of 
the area where they grew up.We also know about the targets that LBWF have been 
set. However it is essential to also provide the relevant infrastructure for the people  
who live in the housing; schools, transport, health provision, green space, community 
facilities etc. Although housing is needed we shouldn’t try to encourage a dormitory 
town type approach. All those people coming to live in the houses will need jobs, so 
maybe some elements of the original Walthamstow Area Plan need to be retained, 
with a bit more office and commercial. We were interested in the idea of idea of 
workspace and encouraging creative industries. Our own project does contain hot-
desking and gallery and performance space. However given that no-one has been 
consulted we are wondering where is 5th Studio’s  research? Isnt Blackhorse Lane 
supposed to be the heart of Waltham Forest’s creative industries? 
 
In terms of housing design,Rooms of our Own is concerned about the courtyard 
idea.We think history has shown that common spaces tend to be neglected at best. 
We suspect most of the local population would prefer traditional street patterns but 
again, there does not seem to have been any consultation. We are also concerned 
that the idea might be to create gated communities, and we would be opposed to 
this. 
 
We have held a number of consultations with local groups and held some events of 
our own, such as Taste of Rooms of our Own in February 2015. We are on the 
Steering Group of St James Big Local, and have recently helped to set up the St 
James Neighbourhood Forum.  An absolutely key issue for all the individuals and 
groups we have engaged with is the long- standing demand for a new Health Centre. 
We did at one point liaise with Dr Kawar and contact NHS Property Services about 
the possibility of a joint project. However our developer now feels that NHS funding 
processes are too complex and unreliable to get involved with building a Health 
centre as well as a Women’s Centre, although there would of course be very good 
synergy between the projects. I understand that there is a possibility that one of the 
other putative developers might also be trying to accommodate a new Health centre 
in their proposals. We do think a Health Centre should be a fundamental part of the 
Development Plan and that a specific site should be allocated. The situation is 
already very problematic, and once new housing is built the pressures on health 
provision will be huge. 
 
One of the other issues that is constantly raised is the condition of St James St 
station, particularly in relation to disability access.  People also mention the lack of 
community space and meeting space. Everyone loves the Mill, but it is not often 
open in the evenings and is so popular that it is difficult to book a space there. The 
condition of St James Park is another topic that is frequently raised. All these issues 
will become even more pressing if the number of residential units is increased.  
 
Rooms of our Own opposed the original Morrison’s scheme and supports not having 
any supermarkets near the High St. 
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One element of the Draft Plan we are particularly concerned about is the proposed 
north/south route which seems to be a key element of 5th Studio’s plan. We are very 
unhappy with the promotion of the underpass under the railway as a major route.  All  
the work Women’s Design Service did over 10 years on their Making Safer Places 
project showed how completely undesirable underpasses are.  They are the perfect 
places for men to lurk with the intention to mug or sexually harass or even rape. 
Even when this isnt actually happening this is what many women fear and therefore 
do not use those routes. Underpasses are also renowned for being used as toilets, 
especially when so many public toilets have been closed down. They are also 
common locations for drug-dealing which is already a major issue in the St James St 
area.We think that this element of the masterplan needs a major re-think.We do not 
dispute that it would be good to improve connections through to the High St but there 
does happen to be a railway in the way. Perhaps we could invest in a Green Bridge?  
 
Rooms of our Own does not agree with the general anti-car message of the 
document. The St James Big Local survey of all the local businesses showed that 
the issue they were most concerned about was parking and vehicle access. We 
realise it is a bit ironic considering that we want to build our Women’s Centre on a 
carpark, but we do want to retain some parking. We are concerned that 
Walthamstow is already proposing to lose 65 car parking spaces as part of the 
Phase 2 Solum regeneration scheme. For our own building, there will be deliveries, 
people like artists, musicians, trainers with lots of materials and equipment, people 
with disabilities, café needs, print business, women driving at night etc etc. Rooms of 
our Own supports improved safety for cyclists and pedestrians via Mini-Holland but 
we are opposed to all road closures. Many of the communities we support (elderly, 
disabled, women) need their cars. Making people take routes twices as long as 
necessary will create more congestion, more pollution and more delays. We would 
also question that “playing on the streets will create a sense of community” .  Rooms 
of our Own is very suspicious of this sentimental “ye olde working classe 
neighbourhoods”  idea. How do you teach a young child that it is safe to play on 
some streets sometimes but they are likely to be killed at others? We would 
advocate the creation of more play-spaces and pocket parks; again a “wish” that has 
frequently been raised by the St James St Big Local consultations. 
We do however support a cycle route along edge of our site so long as it is 
physically segregated from pedestrians. We are proposing facilities for bikes in our 
scheme. 
 
Rooms of our Own does not agree with the massing suggestions of the plan. From a 
design point of view there can be no problem surely in creating higher buildings 
along St James St where  there is a railway bridge going over the road. Historically 
there was a large church and tall brewery buildings on the site. Also from a financial 
viability perspective, restricting the height will cause problems for developers. 
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Although we do not have a problem with height, we do have a problem with design. 
Most of the tall buildings that have appeared in or been proposed for Waltham Forest 
recently have very little architectural merit. The dreary schemes near the station are 
hardly a welcome to Walthamstow. We would therefore urge that a much more 
adventurous approach be adopted for the St James Plan. Perhaps if the proposed 
Design Review panel were established we might get more aesthetically pleasing 
buildings. We want our own building to have some echos of Hundertwasser. 
 
On the site we were promised P18 shows the area divided into two, although 5th 
Studio do say this is just indicative, not prescriptive. We would want the whole site 
for our scheme. Rooms of our Own fits well with the use proposed under 2.3. There 
will be active frontages, and the café will be open all evening giving an alternative to 
pubs. Our proposal also conforms with suggestions for start-up units. Finally we 
would support item 2.1 “outright sale would be encouraged where this would 
advance the re-development programme more rapidly”.  Rooms of our Own is ready 
to go! 

 
 


