
 
 

 
NOTICE OF MEETING 

 

PLANNING SUB COMMITTEE 
 

Monday, 6th March, 2023, 7.00 pm - George Meehan House, 294 
High Road, Wood Green, London, N22 8JZ (watch the live meeting 
here, watch the recording here) 
 
Members: Councillors Barbara Blake (Chair), Reg Rice (Vice-Chair), Nicola Bartlett, 
John Bevan, Cathy Brennan, Lester Buxton, Luke Cawley-Harrison, 
George Dunstall, Ajda Ovat, Matt White, and Alexandra Worrell. 
 
Quorum: 3 
 
 
1. FILMING AT MEETINGS   

 
Please note this meeting may be filmed or recorded by the Council for live or 
subsequent broadcast via the Council’s internet site or by anyone attending 
the meeting using any communication method.  Although we ask members of 
the public recording, filming or reporting on the meeting not to include the 
public seating areas, members of the public attending the meeting should be 
aware that we cannot guarantee that they will not be filmed or recorded by 
others attending the meeting.  Members of the public participating in the 
meeting (e.g. making deputations, asking questions, making oral protests) 
should be aware that they are likely to be filmed, recorded or reported on.  By 
entering the meeting room and using the public seating area, you are 
consenting to being filmed and to the possible use of those images and sound 
recordings. 
 
The Chair of the meeting has the discretion to terminate or suspend filming or 
recording, if in his or her opinion continuation of the filming, recording or 
reporting would disrupt or prejudice the proceedings, infringe the rights of any 
individual, or may lead to the breach of a legal obligation by the Council. 
 

2. PLANNING PROTOCOL   
 
The Planning Committee abides by the Council’s Planning Protocol 2017.  A 
factsheet covering some of the key points within the protocol as well as some 
of the context for Haringey’s planning process is provided alongside the 
agenda pack available to the public at each meeting as well as on the 
Haringey Planning Committee webpage. 
 

The planning system manages the use and development of land and 
buildings.  The overall aim of the system is to ensure a balance between 
enabling development to take place and conserving and protecting the 
environment and local amenities.  Planning can also help tackle climate 

https://teams.microsoft.com/l/meetup-join/19%3ameeting_NWM1N2JlNDItMGI1Ni00ZDIyLTg4NzktM2I4ZDE2ODIwNjRi%40thread.v2/0?context=%7b%22Tid%22%3a%226ddfa760-8cd5-44a8-8e48-d8ca487731c3%22%2c%22Oid%22%3a%22515ca3a4-dc98-4c16-9d83-85d643583e43%22%7d
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change and overall seeks to create better public places for people to live, 
work and play.  It is important that the public understand that the committee 
makes planning decisions in this context.  These decisions are rarely simple 
and often involve balancing competing priorities.  Councillors and officers 
have a duty to ensure that the public are consulted, involved and where 
possible, understand the decisions being made. 
 
Neither the number of objectors or supporters nor the extent of their 
opposition or support are of themselves material planning considerations. 
 
The Planning Committee is held as a meeting in public and not a public 
meeting.  The right to speak from the floor is agreed beforehand in 
consultation with officers and the Chair.  Any interruptions from the public may 
mean that the Chamber needs to be cleared. 
 

3. APOLOGIES   
 
To receive any apologies for absence.  
 

4. URGENT BUSINESS   
 
The Chair will consider the admission of any late items of urgent business. 
Late items will be considered under the agenda item where they appear. New 
items will be dealt with at item 14 below.  
 

5. DECLARATIONS OF INTEREST   
 
A member with a disclosable pecuniary interest or a prejudicial interest in a 
matter who attends a meeting of the authority at which the matter is 
considered: 
 
(i) must disclose the interest at the start of the meeting or when the interest 
becomes apparent, and 
(ii) may not participate in any discussion or vote on the matter and must 
withdraw from the meeting room. 
 
A member who discloses at a meeting a disclosable pecuniary interest which 
is not registered in the Register of Members’ Interests or the subject of a 
pending notification must notify the Monitoring Officer of the interest within 28 
days of the disclosure. 
 
Disclosable pecuniary interests, personal interests and prejudicial interests 
are defined at Paragraphs 5-7 and Appendix A of the Members’ Code of 
Conduct 
 

6. MINUTES  (PAGES 1 - 8) 
 
To confirm and sign the minutes of the Planning Sub Committee held on 7 
November 2022 as a correct record. 
 



 

7. PLANNING APPLICATIONS   
 
In accordance with the Sub Committee’s protocol for hearing representations; 
when the recommendation is to grant planning permission, two objectors may 
be given up to 6 minutes (divided between them) to make representations. 
Where the recommendation is to refuse planning permission, the applicant 
and supporters will be allowed to address the Committee. For items 
considered previously by the Committee and deferred, where the 
recommendation is to grant permission, one objector may be given up to 3 
minutes to make representations.  
 

8. HGY/2022/3858 - WAT TYLER HOUSE, BOYTON ROAD, HORNSEY, 
LONDON, N8 7AU  (PAGES 9 - 126) 
 
Proposal: Redevelopment of the car park adjacent to Wat Tyler House to 
provide 15 new Council rent homes in a part 4, 5 and 7 storey building. 
Provision of associated amenity space, cycle and refuse/recycling stores, a 
wheelchair parking space on Boyton Road and enhancement of existing 
communal areas and play space to the rear on the Campsbourne Estate. 
 
Recommendation: GRANT 
 

9. HGY/2021/1909 - CROSS HOUSE, 7 CROSS LANE, N8 7SA  (PAGES 127 - 
246) 
 
Proposal: Demolition of existing building; redevelopment to provide business 
(Class E(g)(iii)) use at the ground, first and second floors, residential (Class 
C3) use on the upper floors, within a building of six storeys plus basement, 
provision of 7 car parking spaces and refuse storage. 
 
Recommendation: GRANT 
 

10. PRE-APPLICATION BRIEFINGS   
 
The following items are pre-application presentations to the Planning Sub-
Committee and discussion of proposals. 
 
Notwithstanding that this is a formal meeting of the Sub-Committee, no 
decision will be taken on the following items and any subsequent applications 
will be the subject of a report to a future meeting of the Sub-Committee in 
accordance with standard procedures. 
 
The provisions of the Localism Act 2011 specifically provide that a Councillor 
should not be regarded as having a closed mind simply because they 
previously did or said something that, directly or indirectly, indicated what view 
they might take in relation to any particular matter.  Pre-application briefings 
provide the opportunity for Members to raise queries and identify any 
concerns about proposals. 
 



 

The Members’ Code of Conduct and the Planning Protocol 2016 continue to 
apply for pre-application meeting proposals even though Members will not be 
exercising the statutory function of determining an application.  Members 
should nevertheless ensure that they are not seen to pre-determine or close 
their mind to any such proposal otherwise they will be precluded from 
participating in determining the application or leave any decision in which they 
have subsequently participated open to challenge. 
 

11. PPA/2021/0003 - CIVIC CENTRE, HIGH ROAD, LONDON, N22 8ZW  
(PAGES 247 - 272) 
 
Proposal: Refurbishment of existing Civic Centre and redevelopment of the 
existing rear car park for the erection of a three storey building (plus roof 
enclosure); 2 x two storey links; creation of central courtyard; and associated 
landscaping. 
 

12. UPDATE ON MAJOR PROPOSALS  (PAGES 273 - 288) 
 
To advise of major proposals in the pipeline including those awaiting the issue 
of the decision notice following a committee resolution and subsequent 
signature of the section 106 agreement; applications submitted and awaiting 
determination; and proposals being discussed at the pre-application stage. 
 

13. APPLICATIONS DETERMINED UNDER DELEGATED POWERS  (PAGES 
289 - 316) 
 
To advise the Planning Committee of decisions on planning applications taken 
under delegated powers for the period 22 January 2023 – 17 February 2023. 
 

14. NEW ITEMS OF URGENT BUSINESS   
 

15. DATE OF NEXT MEETING   
 
To note the date of the next meeting as 24 April 2023. 
 
 

 
Fiona Rae, Principal Committee Co-ordinator 
Tel – 020 8489 3541 
Email: fiona.rae@haringey.gov.uk 
 
Fiona Alderman 
Head of Legal & Governance (Monitoring Officer) 
George Meehan House, 294 High Road, Wood Green, N22 8JZ 
 
Friday, 24 February 2023 
 



 

 

 

MINUTES OF PLANNING SUB COMMITTEE MEETING HELD ON 
MONDAY, 7TH NOVEMBER, 2022, 7.05 - 9.20 PM 
 
 
1. FILMING AT MEETINGS  

 
The Chair referred to the notice of filming at meetings and this information was noted. 
 
 

2. PLANNING PROTOCOL  
 
The Chair referred to the planning protocol and this information was noted. 
 
 

3. APOLOGIES  
 
Apologies for absence were received from Councillor Nicola Bartlett. 
 
 

4. URGENT BUSINESS  
 
There were no items of urgent business. 
 
 

5. DECLARATIONS OF INTEREST  
 
There were no declarations of interest. 
 
 

6. PRE-APPLICATION BRIEFINGS  
 
The Chair referred to the note on pre-application briefings and this information was 
noted. 
 
 

7. PPA/2022/0019 - HIGHGATE SCHOOL, NORTH ROAD, LONDON, N6 4AY  
 
The Committee considered the pre-application briefing for a series of planning 
applications for the re-development of the Highgate School sites as follows: 
 
Dyne House and Island Site 
 
Redevelopment of Dyne House, to include: 
1) Retention, refurbishment and extension of the principal five storey (plus plant and 

lift over run) Dyne House building; 
2) Demolition and redevelopment of the rear extension and associated buildings with 

part one, part two storey structure; 
3) Retention of the Parade Ground open space, with new sports pitch surface; 
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4) Associated improvements to the Island Site access and underground tunnel, 
including demolition and redevelopment of service block; and 

5) Associated landscaping and improved provision for emergency services, servicing 
and disabled parking. 

 
Science Block 
 
Refurbishment and extension of existing Science Block, to include: 
1) Four storey plus basement extension to east wing to provide new entrance and 

improved circulation, lift and ancillary accommodation, and internal 
replanning/alterations; 

2) Two storey extension above ground level colonnade to central building, to provide 
internal re-planning and additional teaching accommodation; 

3) Creation of additional plant space at roof level of the East Link Block; 
4) Complete replacement of building systems/plant; 
5) Rooftop observatory extension; 
6) Replacement windows and restoration of existing facades; and 
7) Associated landscaping. 
 
Richards Music Centre 
 
Redevelopment of Richards Music Centre, including complete demolition of existing 
structure and development of a replacement building of two and a half storeys plus 
basement, and associated landscaping with improved provision for emergency 
services, servicing and disabled parking. 
 
Mallinson Sport Centre 
 
Redevelopment of Mallinson Sport Centre, to include: 
1) Partial demolition of existing structure, squash and fives court buildings; 
2) Refurbishment and extension of the remaining facilities, comprising new part single 

basement, new double height sports hall and new entrances, new teaching 
classrooms, offices, gym and exercise studios, circulation and ancillary 
accommodation; 

3) New basement level outdoor covered fives courts; 
4) External sunken oval sports pitch; and 
5) Associated landscaping and improved provision for emergency services and 

servicing. 
 
Decant Facility 
 
Installation of a single storey modular classroom facility, on a temporary basis, for a 
period of up to six years; associated means of enclosure, footpaths and landscaping; 
complete reinstatement of the synthetic surface upon cessation of use. 
 
Far Field 
 
Engineering and groundwork operations to relevel existing playing surface and 
improve drainage including installation of a synthetic turf pitch, creation of biodiverse 
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margins, new emergency and service access and refurbishment of existing changing 
pavilion. 
 
The applicant team and officers responded to questions from the Committee: 

 The applicant team noted that, in response to the Quality Review Panel (QRP) 
recommendation about further analysis of the potential for overheating on the 
science block extension, their engineers had undertaken some investigations. 

 It was noted that some residents had expressed concerns that there would be 
increased student numbers at the school. The applicant team explained that the 
school currently had 1,930 students and had a maximum licence for 1,970 from the 
Department for Education. It was noted that the works would improve the existing 
spaces for the existing students but that there was no intent to increase numbers 
as other spaces, such as the dining area, could not accommodate additional 
students. 

 In relation to Metropolitan Open Land (MOL), it was noted that the principal 
incursion from the development on to MOL was shown in the full plans and would 
be included as part of the application. The applicant team noted that they had 
worked closely with the Greater London Authority (GLA) and believed that the 
development would qualify as an excepted use. It was explained that the applicant 
team did not believe that the development would impact on the openness of MOL 
and would increase opportunities for sport. In addition, they were relying on the 
fact that MOL had been re-released and that there would still be more MOL than 
when the area was originally designated. 

 It was enquired whether the applicant would have to demonstrate that the 
development met special circumstances test in order to develop on MOL. The 
applicant team did not believe that the scheme would be required to meet the 
special circumstances test as it provided additional sporting opportunities without 
impacting the openness of MOL. If, for any reason, the development did not qualify 
as an excepted use, the justification would include the important need for 
modernisation and a flexible curriculum which was not possible on the current site 
and that the site would involve community uses. 

 It was noted that significant engagement had been undertaken as part of the 
scheme which had resulted in a number of changes to the proposals. It was 
commented that the narrative of the engagement history would be set out in full in 
the Statement of Community Involvement (SCI). 

 It was noted that there were still cadets at the school but there were lower 
numbers of participants and they no longer required the large parade ground which 
was now used as a playspace during breaks. 

 Some members raised concerns about the sustainability of the proposed artificial 
(astro) pitch and its impact on the local environment. The applicant team 
commented that the scheme aimed to make the site more useable and that grass 
areas for sport would experience lasting soil damage if used in the winter. It was 
stated that the application would be providing a net gain in biodiversity throughout 
the estate and that significant detail about the impact of the development would be 
included with the application. 

 In relation to the effect of the development on the area and community access to 
facilities, the applicant team stated that there had been engagement with the local 
community, including other schools. Following some discussions on traffic and 
events, the location of theatre and drama had been moved so that it would be 
easier for the community to use and would have a reduced noise impact. It was 
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noted that there was no plan to monetise the new buildings but that they would be 
open for community use. It was added that there was expected to be use of the 
facilities by other schools, particularly for sports, and that the majority of this 
activity would take place during school hours which would have a reduced impact 
on the community. 

 In relation to the decant arrangements for development, the applicant team noted 
that the proposed temporary facility was located at Bishopswood Road. This site 
had an existing foundation so would involve less embodied carbon and was 
separated from residential and key Listed buildings. It was added that the layout of 
the temporary facility could be adapted, including classroom and laboratory 
layouts, depending on what was being developed at the school. 

 
The Chair thanked the applicant team for attending. 
 
 

8. PPA/2020/0002 - 505-511 ARCHWAY ROAD, LONDON, N6  
 
The Committee considered the pre-application briefing for the redevelopment of 
existing car-wash site to provide 16 new homes for Council rent comprising a part 
three, part four-storey apartment building fronting Archway Road, and two houses 
fronting Baker’s Lane with associated refuse/recycling and cycle stores, amenity 
space and landscaping. Provision of one on-street wheelchair accessible parking 
space and service lay-by on Archway Road. 
 
The applicant team and officers responded to questions from the Committee: 

 Some members asked about accessibility; it was noted that the site was located on 
the gyratory, that there would only be one blue badge parking space, and that the 
nearby crossing points were not zebra crossings or traffic lights. The applicant 
team noted that an accessibility consultant had been involved in the scheme and it 
was considered to be fully accessible. It was added that a detailed report would be 
available in the application documentation. 

 It was explained that an existing layby on the road would be a dedicated blue 
badge parking space. Transport for London (TfL) did not generally permit 
dedicated spaces in these situations but had acknowledged the importance in this 
case. 

 Some members suggested that the bicycle lane on the gyratory should be 
protected and it was enquired whether the applicant or officers could further 
discuss this with TfL. The applicant team explained that this would be pursued but 
was unlikely to be successful. It was noted that the proposals for the site should 
not prevent future changes if they were agreed by TfL. 

 Some members noted that the proposal would be for 16 new homes at council rent 
and it was enquired what this meant in planning terms and what sort of weight the 
Committee should give to this. The applicant team noted that the financial 
appraisals had been undertaken for social rent, also known as target rent, and that 
no other form of rent was being considered; the Head of Development 
Management explained that the Section 106 legal agreement would be drawn up 
on this basis. In terms of the weight in decision making, the Head of Development 
Management noted that this was a matter of discretion but that council rent was 
classified as a type of affordable rent and that it would be reasonable for the 
Committee to take affordability into account as part of its decision making. It was 
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noted that there was no specific guidance that this should be given more or less 
weight. It was confirmed that council rent meant formula rent in this case. 

 It was clarified that there would be no change to the adjacent red route and that 
the loading bay and parking bay would be monitored by TfL Closed Circuit 
Television (CCTV). 

 The applicant team clarified that a landscape architect was designing a play area 
for under fives on the site. The amenity space was being designed to comply with 
the required standards and would be provided at ground floor level; full details 
would be included as part of the application. 

 Some members drew attention to the other buildings that had been used as 
inspiration and queried whether the proposal should include some more detail, 
such as pitched or mansard roofing. It was suggested that it would be beneficial for 
the design of the proposal to be more distinct to reflect its context as a prominent 
entrance point to Haringey. The applicant team explained that they had undertaken 
a lot of design and conservation work in designing the scheme. Further work would 
continue before the application was submitted and it was hoped that the 
Committee would find the design acceptable. It was highlighted that flat roofs were 
sometimes required in order to meet Passivhaus low energy design standards. 

 Some members provided comments that the units would benefit from avoiding 
letterboxes on external walls, good design of the lobbies which allowed easier 
maintenance, and reversible windows that could be cleaned from the inside. It was 
also requested that the application set out whether the units would have open plan 
kitchens or separate kitchens and how many units would be single aspect. 

 The applicant team commented that they would be securing a minimum of ‘Good’ 
for designing out crime and would be aiming for ‘Outstanding’. 

 In relation to the impact of noise and pollution for residents of the site, the 
applicant team noted that detailed scientific research had been undertaken and 
that the results would be included with the application. It was explained that there 
would be mechanical ventilation on site and the levels of pollution were predicted 
to be similar to other, urban schemes. It was added that the principal rooms for the 
units would face inwards, to the garden area, rather than to the road. 

 
The Chair thanked the applicant team for attending. 
 
 
At 8.30pm, the Committee agreed a brief adjournment. The meeting resumed at 
8.35pm. 
 
 

9. PPA/2022/0012 - ‘BEROL QUARTER’, BEROL YARD, ASHLEY ROAD, 
TOTTENHAM HALE, N17 9LJ  
 
The Committee considered the pre-application briefing for: 
 
Berol House 
Refurbishment of Berol House (c. 3,300sqm) for a mix of flexible commercial & retail 
floorspace with 3-storey extension (c. 2,200sqm) at roof level. 
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2 Berol Yard 
2 Berol Yard would comprise a part 6, part, part 18, part 25, part 29, part 30 storey 
building with lift overrun core incorporating c. 210 Build to Rent (BTR) homes with a 
mix of flexible retail & commercial floorspace at ground floor level with community 
floorspace and enabling works for a bridge connection over Watermead Way & the 
railway line to the east. 
 
The BTR accommodation will include 35% affordable housing by habitable room 
including homes let at London Living Rent (LLR) and Discount Market Rent (DMR). 
 
The proposal would include associated public realm works and landscaping within the 
quarter which would include a public square. 
 
The applicant team and officers responded to questions from the Committee: 

 With no objection from the applicant team, some members of the Committee 
shared a picture of the site from the historical archives. It was requested that the 
applicant considered restoring the windows on the site to replicate the original 
windows. The applicant team noted that all windows would be replaced; the detail 
would be considered very carefully and it would be aimed to find the best 
alignment between the old and the new. 

 Some members of the Committee raised concerns about the viability of build to 
rent in the area. The applicant team noted these concerns but stated that there 
was currently a good degree of interest in the Tottenham Hale area. 

 The applicant team commented that they had used Haringey Council’s Building 
Control previously and were likely to use them for this scheme. 

 Some members commented that the names for proposals should be named after 
those who were known to local people. 

 In response to a query about the plans for a digital university on the site, the 
applicant team noted that they were disappointed that this had not been possible. 
It was explained that they had worked with the Department for Education (DfE) and 
the Greater London Authority (GLA) but that the specific conditions of the funding 
requirements could not be met. It was added that the site had been marketed for 
academic use for 32 months and had been marketed to the science and 
technology industries with no success. 

 The Committee asked about the design and colour of the proposals. It was noted 
that the window detailing had been carefully considered; the proposed design was 
thought to have a good, industrial quality to the metalwork and both buildings 
would have the same colour of metal. In relation to the colour choices, the 
applicant team explained that they had considered using one colour throughout but 
that, as this was the last piece of development in the area, it was possible to 
directly reflect the colours of the surrounding buildings and this was considered to 
be more appropriate. 

 It was confirmed that all spaces in the scheme would be available to all residents. 
It was also noted that there would be community space as part of the proposal 
which would overlook the square and public art space. 

 Some members commented that there would be a large influx of population into 
the area and enquired about the provision of wider welfare facilities and spaces, 
such as sports areas. The applicant acknowledged the importance of wellbeing 
and the variety of spaces and activities that were involved. It was noted that the 
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scheme would be designed to make the public realm functional. It was added that, 
as part of the wider picture, there had been stakeholder work with sports groups in 
the area in relation to the redesign of Down Lane Park. 

 The Committee asked about the number and direction of single aspect units and 
whether this would be reduced in the final proposals. The applicant team 
commented that they did not have precise figures to hand but that there would be 
more detail in the full Design and Access Statement. It was noted that the design 
of the buildings, which rose higher and pulled away from surrounding buildings, 
would provide good visible sky, or Vertical Sky Component (VSC), figures and, 
although this did not count as dual aspect, the proposed recessed balcony rooms 
would provide good quality living arrangements. 

 
The Chair thanked the applicant team for attending. 
 
 

10. UPDATE ON MAJOR PROPOSALS  
 
The Chair noted that any further queries could be directed to the Head of 
Development Management. 
 
RESOLVED 
 
To note the report.  
 
 

11. NEW ITEMS OF URGENT BUSINESS  
 
There were no items of urgent business. 
 
 

12. DATE OF NEXT MEETING  
 
It was noted that the date of the next meeting was 29 November 2022. 
 
 
CHAIR: Councillor Barbara Blake 

 
Signed by Chair ……………………………….. 

 
Date ………………………………… 
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Planning Sub Committee  Item No.8 
 
REPORT FOR CONSIDERATION AT PLANNING SUB-COMMITTEE 
 
1. APPLICATION DETAILS 

Reference No: HGY/2022/3858 Ward: Hornsey 
 

Address: Wat Tyler House, Boyton Road, Hornsey, London, N8 7AU 
 
Proposal: Redevelopment of the car park adjacent to Wat Tyler House to provide 15 new 
Council rent homes in a part 4, 5 and 7 storey building. Provision of associated amenity 
space, cycle and refuse/recycling stores, a wheelchair parking space on Boyton Road 
and enhancement of existing communal areas and play space to the rear on the 
Campsbourne Estate. 
 
Applicant: Haringey Council 
 
Ownership: Council 
 
Case Officer Contact: James Mead 
 
Date received: 21/10/2022 
 
1.1 The application has been referred to the Planning Sub-Committee for decision as 

it is a major application that is on Council land. 
 
1.2  SUMMARY OF KEY REASONS FOR RECOMMENDATION  
  

 Planning policy recognises the important role that small sites such as this play in 
meeting an identified need for new housing in the Borough. The proposed 
development would provide 100% council rent housing, which is much needed 
affordable housing on an under-utilised brownfield site, within an established 
residential area. The housing delivery would contribute towards the Council’s 
housing targets, address requirements for affordable housing and provide 
affordable units where there is a local need. Therefore, in land-use terms, the 
principle of the scheme is strongly supported.  
 

 The housing mix is considered appropriate, having regard to the constraints and 
size of the site. The housing sizes and types delivered would contribute to a mixed 
and inclusive neighbourhood.  
 

 The proposed scheme would be of a high quality design, which would greatly 
improve the appearance of the existing site. The development would make the 
best use of the land and optimise the capacity of the site to deliver much needed 
homes. The size, scale, siting, massing, form and materials of the proposed 
building would appropriately relate to the constraints of the site and the wider 
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character of the local built environment. The scheme would respect the character 
and appearance of the site, the street scene and the wider locality. The setting of 
nearby Conservation Areas would be preserved.  
 

 The proposed accommodation would be high quality, providing the future 
occupiers with excellent living conditions.  
 

 The proposal has been designed to avoid any material harm to neighbouring 
amenity, in terms of loss of light, overshadowing, enclosure, outlook, overbearing 
effects and privacy.  
 

 The overall scheme would deliver improved landscaping on-site and across areas 
of the wider estate. Existing play spaces and communal gardens on the estate 
would be enhanced, with the new and improved landscaping and play equipment 
delivered.  

 

 The development promotes the use of sustainable transport. Displaced parking 
and any new parking demands can be accommodated within the local area. The 
car-free development would appropriately integrate into this locality.  
 

 The scheme has been designed to include a number of sustainability measures 
and to be energy efficient, delivering an 84% reduction in carbon emissions.   

 

2. RECOMMENDATION 
 

2.1 That the Committee resolve to GRANT planning permission and that the Head of 

Development Management or the Assistant Director of Planning, Building 

Standards & Sustainability is authorised to issue the planning permission and 

impose conditions and informatives subject to an agreement providing for the 

measures set out in the Heads of Terms below. 

 

2.2 That delegated authority be granted to the Head of Development Management or 

the Assistant Director Planning, Building Standards and Sustainability to make any 

alterations, additions or deletions to the recommended measures and/or 

recommended conditions as set out in this report and to further delegate this power 

provided this authority shall be exercised in consultation with the Chair (or in their 

absence the Vice-Chair) of the Sub-Committee. 

 

2.3 That the agreement referred to in resolution (2.1) above is to be completed no later 

than 30th March 2023 or within such extended time as the Head of Development 

Management or the Assistant Director Planning, Building Standards & 

Sustainability shall in his sole discretion allow; and 
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2.4 That, following completion of the agreement(s) referred to in resolution (2.1) within 

the time period provided for in resolution (2.3) above, planning permission be 

granted in accordance with the Planning Application subject to the attachment of 

the conditions. 

 

Conditions 

 

1) Three Year Time Limit 

2) Approved Plans 

3) Use Class & Tenure 

4) Materials 

5) Obscured Glazing 

6) Air Source Heat Pump 

7) Accessibility, Adaptability & Wheelchair Accessibility 

8) Landscaping Proposals 

9) Arboricultural Report 

10)  Biodiversity 

11)  Living Roof 

12)  Reinstatement of Crossover and Provision of Parking Bay 

13)  Cycle Storage Details 

14)  Construction Management Plan 

15)  Construction Environment Management Plan 

16)  Secured by Design Accreditation 

17)  Secured by Design Certification 

18)  CCTV Locations 

19)  External Lighting 

20)  Fire Statement 

21)  Sustainable Drainage 

22)  Management of Drainage Scheme 

23)  Piling Method Statement 

24)  Contamination 

25)  Unexpected Contamination 

26)  Non-Road Mobile Machinery 

27)  Energy Plan 

28)  Sustainability Review 

29)  Occupant Energy Use 

30) Be Seen 

31) Overheating 

32)  Water Efficiency 

33)  Residents Satisfaction Survey 
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Informatives 

 

1) CIL Liable 

2) Land Ownership 

3) Party Wall Act 

4) Hours of Construction Work 

5) Numbering 

6) Designing Out Crime Officer 

7) London Fire Brigade (Building Regulations) 

8) London Fire Brigade (Signage) 

9) Thames Water (Groundwater Risk Management Permit) 

10)  Thames Water (Water Pressure) 

11)  Thames Water (Underground Water Assets) 

 

Planning Obligations 

 

2.5 Planning obligations are usually secured through a S106 legal agreement. In this 

instance the Council is the landowner of the site and is also the local planning 

authority and so cannot legally provide enforceable planning obligations to itself. 

 

2.6 Several obligations which would ordinarily be secured through a S106 legal 

agreement will instead be imposed as conditions on the planning permission for 

the proposed development. 

 

2.7 It is recognised that the Council cannot commence to enforce against itself in 

respect of breaches of planning conditions and so prior to issuing any planning 

permission measures will be agreed between the Council’s Housing service and 

the Planning service, including the resolution of non-compliances with planning 

conditions by the Chief Executive and the reporting of breaches to portfolio holders, 

to ensure compliance with any conditions imposed on the planning permission for 

the proposed development. 

 

2.8 The Council cannot impose conditions on planning permission requiring the 

payment of monies and so the Director of Placemaking and Housing has confirmed 

in writing that the payment of contributions for the matters set out below will be 

made to the relevant departments before the proposed development is 

implemented. 

 

Heads of Terms 
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1) Affordable Homes for Rent; 

2) Local Employment; 

3) Employment & Skills Plan; 

4) Carbon Offset Contribution (based on £2,850 per tonne of carbon emissions); 

5) Car Club and Membership Subsidies; 

6) Travel Plan; 

7) Travel Plan Monitoring;  

8) Off-Site Highways & Landscaping Works; and 

9) Obligations Monitoring Costs;  

 

Presumption in Favour of Sustainable Development 

 

2.9 The Council at this present time is unable to fully evidence its five-year supply of 
housing land. Therefore, the ‘presumption in favour of sustainable development’ 
and paragraph 11(d) of the NPPF should be treated as a material consideration 
when determining this application, which for decision-taking means granting 
permission unless: (i) the application of policies in the NPPF that protect areas or 
assets of particular importance provides a clear reason for refusal; or (ii) any 
adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits when assessed against the policies in the NPPF taken as a whole. 
Nevertheless, decisions must still be made in accordance with the development 
plan (relevant policies summarised in this report) unless material considerations 
indicate otherwise (of which the NPPF is a significant material consideration). 
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3. PROPOSED DEVELOPMENT AND SITE LOCATION DETAILS  

Proposed Development 
 

3.1. This is an application for:  
 

 Redevelopment of the existing car park; 

 Construction of a part four, part five and part seven storey building; 

 Provision of 15 new council-rent homes (use class: C3) (including 1 

wheelchair accessible home); 

 Provision of bike and bin stores; 

 Provision of new landscaping on site; 

 Provision of new landscaping across the estate communal spaces and 

public realm; 

 Improvement of play areas/spaces on the estate;  

 Provision of new lighting and CCTV; 

 Provision of 1 on-street wheelchair accessible parking space; and 

 Removal of existing vehicular crossover. 

3.2. This scheme proposes the redevelopment of an existing car park on the eastern 
side of Boyton Road and to the south of Wat Tyler House. It is proposed to 
construct a part four, part five and part seven storey building, which would contain 
15 affordable homes. The 1 wheelchair accessible home would be delivered at 
ground floor level. The proposed building would be of three separate masses, with 
the front part being five storeys in height. The central mass would be the tallest 
part of the building, extending up to seven storeys in height. Whereas, towards 
the rear the building would drop down to four storeys. The height and massing of 
the proposed development is shown in figures 1 and 2 below.  

 
 

Figures 1 & 2: Height & Massing of Development 
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3.3. The three parts of the building would all have flat roofs. Brickwork of differing 
colour and type would be used across the development, with panelling, balconies 
and aluminium windows also incorporated. At roof level green roofs would be 
created, photovoltaic panels and air source heat pumps would be installed. 
 

3.4. All of the dwellings would have access to private outdoor space, either in the form 
of a ground floor garden area or an upper floor terrace. The main entrance to the 
building would be taken from the elevation facing onto Boyton Road, with a 
staircase and lift providing access to the upper floors. Bin and bikes stores would 
be supplied and located at ground floor level.  

 
3.5. Landscaping works are proposed across the site and within other nearby parts of 

the estate. New trees and hedging are intended to be planted on-site and on the 
grassed area to the front of Wat Tyler House. In addition, new trees, enhanced 
soft/hard landscaping and improved play facilities are proposed to be located in 
the communal garden area to the rear of Wat Tyler House and within the play area 
adjacent to Campsfield House. An indicative plan for these landscaping proposals 
is shown in figure 3. 

 
3.6. The proposed development would be car-free, with no on-site parking provided. 

The existing vehicular crossover into the car park would be removed, with an on-
street blue badge accessible parking space then created on Boyton Road. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Site and Surroundings  
 

Figure 3: Wider Landscaping Plan 

Page 16



Planning Sub-Committee Report  
    

3.7. The site currently comprises a car park, together with a small area of soft 
landscaping to the front. This car park is located on the eastern side of Boyton 
Road and is within the Campsbourne Estate. The car park contains 24 parking 
spaces and these are utilised by properties on the wider estate. A pedestrian 
pathway runs along the eastern boundary of the car park, which connects Boyton 
Close (to the south) and Campsbourne Road (to the north). 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
3.8. The immediate and surrounding setting is residential in character, being 

predominantly made up of post-war apartment blocks, although there are also 
some more traditional terraced properties present in the vicinity. To the north of 
the site is Wat Tyler House, which is a large seven storey block of flats, and there 
is a communal garden area to the rear of this building. A three storey block of flats, 
known as: Campsfield House is located  to the rear/east of the site. Immediately 
to the south is Tennyson House, which is a three storey building in use as flats. 
Boyton Close is also a short distance to the south and some properties on this 
road (1 & 2 Boyton Close & Fleming House) back onto the site. On the opposite 
side of Boyton Road is Bedale House, which is a three storey building containing 
retirement properties.  

 
3.9. In terms of public transport, there are bus services available along Hornsey High 

Street. Furthermore, Alexandra Palace Railway Station is located to the north and 
Hornsey Railway Station is situated to the south. Despite the proximity to these 
forms of public transport, the majority of the site has a public transport accessibility 
level (PTAL) of 1b, indicating ‘very poor’ access to public transport. 
 

Figures 4 & 5: Site Location & Aerial Photography 
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3.10. There are services and facilities within walking distance; a short distance to the 
west is Campsbourne School, which provides primary education. To the south is 
the designated Local Shopping Centre at Hornsey High Street, which contains 
numerous shops, services and facilities. In addition, Alexandra Park is located to 
the north and this provides access to open space and opportunities for 
leisure/sport. 
 

3.11. The site is not within a Conservation Area and there are no statutorily listed 
buildings in the immediate locality. However, there are four Conservation Areas 
close by to the site. To the north is the Alexandra Palace & Park Conservation 
Area and Campsbourne Cottage Estate Conservation Area is to the west. Hornsey 
High Street Conservation Area is to the south and to the east is Hornsey Water 
Works & Filter Beds Conservation Area. There are also locally listed buildings at 
Campsbourne School situated a short distance to the west.  

 
Relevant Planning & Enforcement History 
 

3.12. There is no relevant recent planning or enforcement history relating to this site.  
 
4.      CONSULTATION RESPONSES 

Quality Review Panel 
 
4.1. The scheme was presented to Haringey’s Quality Review Panel on 22nd April 

2020. The Panel’s written response is attached at Appendix 4.  

Planning Committee Pre-Application Briefing 
 

4.2. The proposal was presented to the Planning Sub-Committee at a pre-application 
briefing on 7th December 2020. The minutes are attached at Appendix 5.  
 
Planning Application Consultation  
 

4.3. The following consultation responses have been received: 

Internal: 
 
1) LBH Arboricultural Officer:  No objection. 

 
2) LBH Building Control: No objection.  

 
3) LBH Carbon Management: No objection, subject to an obligation regarding 

carbon offset and conditions relating to: revised Energy Assessment, 
sustainability review, energy use, overheating, living roof and biodiversity.  
 

4) LBH Conservation Officer: No objection. 
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5) LBH Design Officer: No objection, subject to conditions requiring samples of 
key materials and further scaled drawings of details.  

 
6) LBH Flood & Water Management: No objection, subject to conditions requiring 

a detailed surface water drainage scheme and a management/maintenance 
plan.  
 

7) LBH Pollution: No objection, subject to conditions: requiring a land 
contamination site investigation, relating to unexpected contamination, 
regarding plant/machinery and requiring construction management plans.  
 

8) LBH Waste Management: No objection. 
 

9) LBH Transportation: No objection, subject to conditions requiring: cycle parking 
details, submission of a Construction Logistics Plan, reinstatement of 
redundant crossover, provision of blue badge parking bay and implementation 
of car-club facility.  

 
External: 

 
10)  Health & Safety Executive: Comments on the means of escape in the event of 

a fire and suggests design changes to the ground floor layout. 
 

11) London Fire Brigade: No objection, subject to the compliance with relevant 
buildings regulations and provision of identification/indicator signs.  
 

12) Metropolitan Police Designing Out Crime Officer: No objection, subject to 
conditions requiring the development to achieve ‘secured by design’ 
accreditation and certification.  

 
13) Thames Water: No objection, subject to a condition requiring a piling method 

statement.  
 
5.       LOCAL REPRESENTATIONS  

5.1 The application has been publicised by way of: 

 696 letters to neighbouring properties; and 

 7 site notices. 

5.2 The number of representations received from neighbours, local groups etc in 
response to notification and publicity of the application were as follows: 
 
No of individual responses: 9 
Objecting: 7 
Neutral: 2  
Support: 0 
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5.3 The issues raised in representations that are material to the determination of the 
application are set out in Appendix 2 and summarised as follows: 
 

 The height of the building does not complement the character of the street. 

 Loss of light, overshadowing and loss of privacy would impact neighbouring 
properties. 

 The sunlight reaching the play area/park to the rear of the car park would 
be restricted. 

 The Daylight & Sunlight Report requires thorough review. The Vertical Sky 
Component test in relation to Wat Tyler House requires further 
consideration and the daylight distribution test should be applied. 

 On-street parking capacity would be adversely impacted. 

 Traffic would be increased. 

 Pollution would be generated.  

 The construction phase would cause disruption to residents. 

 Construction traffic would endanger pedestrians and residents. 

 The growth in households would increase crime in the area. 

 CCTV would not assist in decreasing crime. 

 Further details of landscaping improvements and play area enhancements 
are required.  

 Landscaping improvements would not be maintained.  

 The park is used for anti-social behaviour and enhancements would not 
assist this.  

 
5.4 The following issues raised are not material planning considerations: 

 Quality of teaching would be impacted by the development –this is not a 
matter related to this development.   

 The catchment of Campsbourne School would be impacted –the 
development would not be of such a scale to materially impact the 
catchment of Campsbourne School. 

 Residents have not been consulted –696 letters have been sent to nearby 
residents and 7 site notices have been displayed on the estate. 
Therefore, sufficient consultation has been undertaken.  

 Residents received their consultation letters late –the consultation period 
was extended accordingly.  
  

6. MATERIAL PLANNING CONSIDERATIONS 
 

Statutory Framework 

6.1 Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires 
planning applications to be determined in accordance with the statutory 
Development Plan unless material considerations indicate otherwise. 
 

6.2 The main planning issues raised by the proposed development are: 
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1. Principle of Development; 
2. Housing Mix; 
3. Design, Appearance & Heritage; 
4. Neighbour Amenity; 
5. Quality of Accommodation; 
6. Transport, Parking & Highway Safety; 
7. Sustainability, Energy & Climate Change; 
8. Landscaping, Trees & Biodiversity; 
9. Crime Prevention; 
10. Waste & Recycling; 
11. Fire Safety; 
12. Flooding & Drainage; 
13. Water Efficiency; 
14. Air Quality; and 
15. Land Contamination; 

 
Principle of Development 

 
Policy Context 

 
6.3 The National Planning Policy Framework (2021) (NPPF) sets out the 

Government’s planning policies and outlines that the purpose of the planning 
system is to contribute to the achievement of sustainable development. Local 
Planning Authorities should, through their Local Plans, meet their objectively 
assessed housing needs. Section 5 of the NPPF outlines the Government’s 
objective of boosting the supply of housing. 
 

6.4 Planning decisions should promote an effective use of land to meet the need for 
homes and should seek to meet housing needs in a way that makes use of 
previously-developed or brownfield land, in line with Section 11 of the NPPF. 
Paragraph 69 of the NPPF notes that small and medium sized sites can make an 
important contribution to meeting the housing requirement of an area and are 
often built out relatively quickly. To promote the development of a good mix of 
sites Local Planning Authorities should support the development of windfall sites 
through their policies and decisions – giving great weight to the benefits of using 
suitable sites within existing settlements for homes.  

 
6.5 London Plan Policy GG4 notes that those involved in planning and development 

should ensure that more homes are delivered. London Plan Policy H1 and Table 
4.1 identify housing targets for London over the coming decade, setting a 10-year 
housing target (2019/20 – 2028/29) for Haringey of 15,920, equating to 1,592 
dwellings per annum. 
 

6.6 London Plan Policy H2 outlines a clear presumption in favour of development 
proposals for small sites (below 0.25 hectares in size). Boroughs should pro-
actively support new homes on small sites through planning decisions, in order to 
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significantly increase the contribution of small sites to meeting London’s housing 
needs. Table 4.2 of the London Plan identifies a 10-year housing target on small 
sites for Haringey of 2,600 new homes.   

 
6.7 London Plan Policies GG4 and H4 seek to promote the provision of more 

genuinely affordable housing. The Mayor has set a strategic target of 50% of all 
new homes delivered across London to be genuinely affordable. Furthermore, 
proposals on public sector land should deliver at least 50% affordable housing on 
each site.  

 
6.8 Haringey’s Local Plan Strategic Policies DPD (2017) (referred to as the Local Plan 

from hereon in) outlines that long-term vision for the development of Haringey up 
to 2026 and sets out the Council’s spatial strategy for achieving the vision. Local 
Plan Policies SP1 and SP2 explain that the Council will maximise the supply of 
additional housing, in order to meet and exceed Haringey’s housing needs. These 
housing needs will be met through various means, including 
development/redevelopment of small sites. Local Plan Policy SP2 also seeks to 
secure high quality affordable housing on suitable sites.  
 

6.9 The Development Management DPD (2017) (referred to as DM DPD from hereon 
in) contains criteria-based policies, against which planning applications will be 
assessed. DM DPD Policy DM10 seeks to increase housing supply and outlines 
that windfall development will be considered acceptable, where this complies with 
other relevant policies. The Council will aim to maximise delivery of affordable 
housing, in accordance with DM DPD Policy DM13.  

 
Assessment 
 

6.10 This scheme seeks to deliver 15. dwellings on this existing car park, which is a 
brownfield site. The provision of these 15 homes means that the development 
would contribute towards the Council’s overall housing targets, as well as the 
housing delivery target for small sites in the Borough. Therefore, the proposed 
development would contribute towards boosting housing supply in the Borough, 
in line with the overarching aims of the NPPF, London Plan Policies GG4, H1 & 
H2, Local Plan Policies SP1 & SP2 and DM DPD Policy DM10. 
 

6.11 The proposed development forms part of the Council’s Housing Delivery 
Programme, which aims to use publicly owned land more effectively to build new 
affordable homes to meet local needs. The scheme would be 100% affordable, 
providing 15 homes for council-rent. As such, the scheme would clearly exceed 
the 50% affordable housing requirement for proposals on public sector land. 
Furthermore, in the wider context the development would directly address the 
need for affordable housing in the Borough and London as a whole. Therefore, 
the scheme would accord with London Plan Policies GG4 & H4, Local Plan Policy 
SP2 and DM DPD Policy DM13, which all seek to maximise the provision of 
affordable housing.  
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6.12 The site is situated within the Campsbourne Estate, which is an established 

residential area and the principle of housing is strongly supported by policy. The 
Campsbourne Estate is largely comprised of affordable housing, and there are 
also other tenures of housing in the locality, including private, market housing and 
retirement homes so the proposal would contribute to a mixed and balanced 
community. 

 
6.13 In summary, this proposed development would seek to provide housing on this 

under-utilised brownfield site in an established residential area. The delivery of 15 
affordable homes would contribute towards the Council’s housing targets and 
address the need for affordable housing. As such, the principle of this scheme is 
strongly supported by national, regional and local policies. 

 
Housing Mix  
 
Policy Context 
 

6.14 London Plan Policy H10 outlines that schemes should generally consist of a range 
of unit sizes. To determine the appropriate mix of unit sizes regard should be had 
to a number of factors. These include: robust local evidence of need, the 
requirement to deliver mixed and inclusive neighbourhoods, the need for 
additional family housing, the aim to optimise housing potential and the 
nature/location of the site (with a higher proportion of one/two bed units generally 
more appropriate in locations which are closer to a town centre or sites with higher 
public transport access/connectivity).  
 

6.15 Local Plan Policy SP2 notes that the preferred affordable housing mix, in terms of 
unit size and type of dwellings, should be determined through negotiation. DM 
DPD Policy DM11 requires new residential developments to provide a mix of 
housing having regard to: individual site circumstances, the target mix for 
affordable housing, the priority given to family housing and the need to achieve 
inclusive, mixed and sustainable communities. Part (C) of DM DPD Policy DM11 
outlines that the Council will not support proposals which result in an 
overconcentration of 1 or 2 bed units, unless they are part of large development 
or located within neighbourhoods where such a provision would deliver a better 
mix of unit sizes.  

 
Assessment 
 

6.16 The development would deliver 15 residential units, with a mix of 1-bedroom, 2-
bedroom and 3-bedroom dwellings provided, as listed below. 
 

 6 x 1-bedroom flats; 

 8 x 2-bedroom flats; and 

 1 x 3-bedroom flats. 
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6.17 The proposed scheme forms part of the Council’s Housing Delivery Programme, 
which seeks to optimise the provision of affordable housing for rent to meet local 
need. The programme is part funded by the GLA and is informed by both the Local 
Plan and the Council’s Housing Strategy. It aims to address the Council’s housing 
waiting list and specialist housing needs through the provision of a wide range of 
housing typologies across all the sites identified. In addition, the programme 
seeks to manage issues relating to the over and under occupation of the existing 
housing stock and ensure the effective use of public assets and funding.  
 

6.18 Due to the constrained nature and size of the site, the scheme would mainly 
provide 1-bedroom and 2-bedroom units as the provision of family-sized units, 
with their requirements for larger outdoor amenity spaces and possibly parking, is 
not practical on this site. Therefore, the delivery of a greater proportion of 1-
bedroom and 2-bedroom dwellings is considered justified, in this instance. There 
are a substantial amount of family-sized homes present in the wider locality, and 
as such the scheme would not result in an over provision or concentration of 1-
bedroom and 2-bedroom units. The scheme would contribute to an acceptable 
balance of housing sizes in this specific area and the proposed housing mix is 
considered acceptable.  
 

Design, Appearance & Heritage 
 

Policy Context 
 
6.19 London Plan Policy D3 outlines that all development must make the best use of 

land by following a design-led approach that optimises the capacity of sites. 
Optimising site capacity means ensuring that development is of the most 
appropriate form and land use for the site. Development proposals should 
enhance local context by delivering buildings and spaces that positively respond 
to local distinctiveness through their layout, orientation, scale, appearance and 
shape, with due regard to existing and emerging street hierarchy, building types, 
forms and proportions. Schemes should also be of high quality, with architecture 
that pays attention to detail and gives thorough consideration to the practicality of 
use, flexibility, safety and building lifespan, through appropriate construction 
methods and the use of attractive, robust materials. 
 

6.20 Local Plan Policy SP11 requires all new development to be of the highest standard 
of design that respects local context, character and historic significance, so to 
contribute to the creation and enhancement of Haringey’s sense of place and 
identity. DM DPD Policy DM1 notes that all developments must achieve a high 
standard of design and contribute to the distinctive character and amenity of the 
local area. Proposals should relate positively to their locality having regard to: 
building heights, form, scale, massing, urban grain, existing building lines, 
plot/building widths, architectural styles, detailing and materials. DM DPD Policy 
DM7 relates to infill developments and sets out several design criteria, which such 
proposals should align with. 
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6.21 In terms of proposals nearby to Conservation Areas, the Local Planning Authority 

has a statutory duty to ensure that that the historic significance of these heritage 
assets is preserved or enhanced. London Plan Policy HC1 notes that proposals 
affecting the setting of heritage assets should be sympathetic to an asset’s 
significance and appreciation within the surroundings. Local Plan Policy SP12 and 
DM DPD Policy DM9 support proposals that conserve and enhance the 
significance and the setting of heritage assets.   

 
Assessment 
 

6.22 The design of the proposed development has evolved through engagement in the 
Local Planning Authority’s pre-application service and by undertaking community 
engagement. The pre-application scheme was presented to Planning Sub-
Committee on 7th December 2020 and community engagement events took place 
on 30th November 2020, 11th January 2021 and 8th October 2022. The proposal 
was also considered by the Quality Review Panel (QRP) on 22nd April 2020 and 
the response from the panel was generally positive. The summarised comments 
of the Panel are provided below: 
 

 ‘The Quality Review Panel welcomes the opportunity to comment on the 

evolving proposals for the development site adjacent to Wat Tyler House. 

This infill site represents a good opportunity for the development of new 

Council homes. The panel also welcomes the project team’s commitment 

to a comprehensive local community engagement process concerning the 

proposals (when current restrictions are lifted) and highlights that residents’ 

input and agreement will be extremely important. 

 

 The panel supports the broad principles of the scheme, subject to some 

improvement and refinement. It feels that the scale of the proposals is 

ambitious but nonetheless broadly acceptable. As design work continues, 

the panel would encourage further work to refine the residential layout, its 

circulation cores, and relationship to the public realm adjacent. 

Consideration of future potential phases of work will also help to inform this 

process. While the panel generally supports the approach taken to the 

architectural expression, this could be made more distinctive by drawing 

on the character and qualities of Wat Tyler House, and by giving the main 

entrance more emphasis. 

 

 A clear strategy for pedestrian, cycle and vehicle movement around the 

estate will be critically important to the success of the scheme. A lot of 

potential exists for the development to improve the quality, safety and 

design of the public realm adjacent to the development. It highlights that 
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the wider benefits of this work can help to establish a strong justification for 

the scheme.’ 

6.23 Further details of the QRP response are listed below, together with officer 
comments on the evolution of the scheme. 
 

QRP’s Comment 
 

Officer Response  

Massing and development density 

The site represents a good opportunity for 
the development of new Council homes. 
The panel feels that the scale of the 
proposals is ambitious, but nonetheless 
broadly acceptable, subject to the 
resolution of issues around the quality and 
design of the accommodation (with 
particular reference to the ground floor) 
and the detail and design of the public 
realm adjacent. 
 

Officers note this support.  

The panel considers that the architectural 
concept of three interlocking volumes 
seems sensible 
 

Officers note this support. 

Place-making, public realm and landscape design 

Currently, pedestrian routes through the 
estate are typified by narrow alleyways that 
lack passive surveillance and represent 
opportunities for crime and antisocial 
behaviour. Addressing these issues - 
within an overall strategy for movement 
around the estate, and within the current 
proposals - will be very important. 
 

Addressing these issues through an 
overall strategy for the estate goes 
beyond the scope of this application. 
However, the proposals provide 
additional surveillance over the alley 
to the rear of the site and other 
crime prevention measures, as 
explained in the ‘Crime Prevention’ 
section of this report. 

An overarching strategy for movement 
should consider access points for different 
modes of transport, alongside parking and 
the relationship to play areas. It should 
prioritise routes for cycles and pedestrians 
that are broad, light and well-surveyed. 
 

An overarching strategy for 
movement across the estate goes 
beyond the scope of this application. 
However, the scheme does seek to 
enhance pedestrian routes adjacent 
to the site. 

Options for exploration include providing a 
better primary pedestrian route, and either 
closing the alleyways or retaining them as 
secondary, secure routes for adjacent 

These suggestions go beyond the 
scope of this application.   
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residents, accessible only via fobbed 
access at secure gateways. 
 

The panel would encourage the project 
team to consider how the open space to 
the rear of Wat Tyler House could be 
improved. It has potential to help to 
punctuate and reinforce the townscape 
qualities and legibility of local pedestrian 
routes. 
 

The scheme includes improvements 
to the open space to the rear of Wat 
Tyler House. It is proposed to 
incorporate new planting, new turf 
enhanced play equipment, benches 
and a bike hanger into this area.  

The panel expresses concern about the 
loss of green open space and trees. It feels 
that the scheme should protect and 
enhance all of the existing green and open 
spaces within the estate, to enable greener 
streets. 

The scheme does not result in a 
loss of open space and instead 
seeks to enhance existing green 
areas within the estate. 3 trees 
would be removed, however these 
are all low quality trees. 18 new 
trees are proposed to be planted, 
and therefore there would be a net 
increase in trees across the estate. 
 

The intention should be to maintain and 
improve the ecological value of all of the 
open, green areas, in accordance with 
biophilic design principles for health and 
wellbeing. 
 

The biodiversity value of the 
relevant areas within the estate 
would be enhanced. A net gain in 
biodiversity would be achieved.  

The panel would encourage the project 
team to undertake a parking survey to 
establish what additional parking may be 
needed, where it can be located, and how 
to minimise the impact on existing green 
spaces and trees. 
 

A Parking Survey has been 
undertaken and this concludes that 
the parking demands of the 
development can be accommodated 
on-street. 

 Scheme layout, access & mitigation 

Because of the alleyways adjacent to the 
scheme – both existing and planned – the 
scheme has no ‘back’. This risks 
compromising the privacy and quality of 
homes at ground floor level, and their 
external amenity spaces. 
 

The boundary treatments and 
landscaping at ground floor level 
have been enhanced, in order to 
improve the quality and privacy of 
external amenity spaces. 

The panel also notes that a one metre high 
gate or boundary wall would not be 
effective in providing security or privacy for 
ground floor homes and gardens. 

The boundary treatment to the rear 
and side of the site has been 
increased to 1.8 metres in height, 
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providing additional security and 
privacy.  

The panel recommends that the ground 
floor flat at the east of the block should 
have its primary entrance directly from the 
communal core, rather than from the rear 
alleyway. This would be safer and would 
enable the external amenity space to be 
more private. It would also improve the 
practicality of issues like accessing the bin 
store. 
 

This flat can be accessed from both 
the communal internal areas of the 
building and the rear alleyway. This 
would improve the practicality and 
functionality of this unit.  

Architectural expression 

While the panel generally supports the 
approach taken to the architectural 
expression of the infill development, 
reflecting some of the qualities of Wat Tyler 
House could make it more distinctive. 

The design and elevational detail of 
the proposed building has been 
refined to reflect the qualities of Wat 
Tyler House. The proposed building 
would incorporate three different 
coloured bricks, as does Wat Tyler 
House. The horizontal qualities of 
Wat Tyler House have been 
reflected, through the use brick 
panelling and stone bands. 
 

It would also support further consideration 
of how the scheme engages with the street 
at a detailed level; options to celebrate the 
main entrance and enliven the main 
entrance frontage would be supported. 

The design and detailing of the 
entrance has been refined. The 
entrance has been widened and 
recessed, with hit and miss 
brickwork incorporated. These 
amendments have resulted in the 
building appropriately addressing 
the street frontage. 
 

Design for inclusion, sustainability and healthy neighbourhoods 

The panel welcomes the creation of much-
needed new homes in underutilised areas 
of the existing housing estate. The 
aspiration for zero carbon development 
and a ‘fabric first’ approach is supported. 
 

Officers note this support. 

It notes that cycles are often 
accommodated in a similar fashion to bins 
and would encourage the project team to 
explore options to make them a pleasure to 
use. 

The cycle stores have been 
integrated into the ground floor for 
the building, encouraging their use. 
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Development Pattern & Urban Form 
 

6.24 The overall Campsbourne Estate is a relatively densely occupied area, which is 
interspersed with areas of greenery and soft landscaping. The proposed building 
footprint would cover a notable portion of the existing site, however undeveloped 
areas would be retained to the front and in the north-eastern corner. It is 
considered that a building of this footprint would respect the relatively dense urban 
grain of the area, whilst still optimising the capacity of the site.  
 

6.25 The proposed development would infill the site between Wat Tyler House (to the 
north) and Tennyson House (to the south). Neither the Design Officer, nor the 
most recent QRP comments raised concern with the principle of the infill 
development. The building line on the northern side of development would reflect 
the building line of Wat Tyler House, while the building line on the southern side 
would align with Tennyson House, as shown in Figure 6. These building lines 
would relate to the adjacent buildings, ensuring that the proposal would suitably 
integrate into the development pattern of the surrounding area. It is noted that the 
proposed building would extend to the east to be close to the rear boundary of the 
site. However, spacing would still be retained between the proposed development 
and Campsfield House to the rear. Therefore, from this perspective, the proposed 
building would fit comfortably and appropriately on the site.  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Height, Bulk & Massing 

 
6.26 The proposed building would be broken down into three distinct masses, with the 

front element being of five storey height, the middle part being of seven storeys 
and the rear element being of four storey height. These varying heights would 
visually break-up the appearance of the development, resulting in a high-quality 
design, which would not appear unduly bulky. The QRP noted that the 

Figure 6: Building 
Footprint 
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‘architectural concept of three interlocking volumes seems sensible’ and this 
further supports the massing of the scheme.  
 

6.27 Wat Tyler House is seven storeys in height, whereas other buildings in the locality 
are generally two, three or four storeys. The four and five storey parts of the 
building would sit below the level of Wat Tyler House. Therefore, it is considered 
that these elements of the proposed development would be appropriately 
proportioned, in relation to the existing and surrounding context. The central part 
of the building would be of seven storey form, like Wat Tyler House. However, the 
greater floor to ceiling heights required for modern-day proposals means that the 
height of the proposed building would extend above Wat Tyler House. While this 
is noted, the projection above Wat Tyler House would not be substantial. 
Furthermore, the seven storey height would be set-back in the site to align with 
Wat Tyler House. Due to these factors, and given the overall high quality design 
of the building, it is considered that it would be of an acceptable scale. The 
proposed building would not overly dominate the wider estate and would not 
appear out of proportion in the locality. This assessment is backed up by the QRP 
assessment, as the Panel considered that the scale of the development was 
‘broadly acceptable’. 
 

6.28 London Plan Policy D9 advises that the term ‘tall buildings’ should be defined in 
Development Plans. However, this policy notes that tall buildings should not be 
less than 6 storeys or 18 metres in height. The Local Plan defines tall buildings as 
those which are substantially taller than their neighbours, have a significant impact 
on the skyline and are of 10 storeys or over. The proposed building would not be 
greater than 10 storeys in height and would only extend modestly above the 
existing height of Wat Tyler House. As such, it is considered that the proposed 
building is acceptable in terms of tall building policy in the London Plan and the 
Local Plan.  
 

6.29 There are a variety of building types and forms present in the locality, including 
flat roof blocks of flats, pitched roof housing and properties incorporating 
accommodation within the roof. The three separate elements of the proposed 
building would all be of flat roof design. This is considered appropriate, as the 
most immediate neighbour (Wat Tyler House), to which the development should 
relate, is also flat roofed. The visual simplicity of the proposal is also aided by the 
three elements sharing a common roof form and an overall geometric form. 
Therefore, the design would not result in the proposed building appearing 
incongruous or alien within the locality. This design is considered to be acceptable 
and coherent with the existing surrounding built form. In addition, the flat roofs 
provide suitable space for the incorporation of solar panels and biodiverse roofs, 
which is a further positive of this design. 

 
Approach, Legibility & Street Frontage 
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6.30 Access to the building would be taken from Boyton Road, with a door provided 
centrally in the five storey front block. The entrance would be recessed and ‘hit & 
miss’ brickwork would be incorporated to the side. The central siting, considerable 
width and recessed form of the entrance would ensure that the proposed building 
would appropriately address the frontage of the site at street level. Furthermore, 
the use of ‘hit & miss’ brickwork would visually strengthen the appearance of the 
base of the building, which is appropriate. It is considered that the proposed 
development would suitably interact with the street, with a clear and legible 
entrance to the building provided. In addition, the proposed scheme would meet 
the requirements of DM DPD Policy DM7, which requires infill developments to 
incorporate at least one street frontage. 
Materials & Detailing 

 
6.31 The predominant material evident on buildings in the locality is brickwork, with 

buff, red and brown bricks present on several properties, although, it is noted that 
some buildings do incorporate render finishes, cladding and tile hanging. Red 
bricks would be the main material used for the seven storey element of the 
proposal, while buff bricks would be utilised for the five and four storey masses. 
These materials would be in keeping with the appearance of other buildings in the 
locality, and as such are acceptable. The use of different coloured bricks would 
also further assist in visually breaking-up the massing of the proposed building, 
whilst all bricks benefit from their innate durability and accommodation of 
weathering. The windows, doors and balcony balustrades would all be of metal 
construction, finished in a dark-brown/grey coating, harmonising with the different 
bricks and uniting the composition. These features would result in a contemporary 
appearance for the building, which would be acceptable for this setting. A 
condition is recommended on any grant of planning permission requiring further 
details of the materials, fenestration and detailing, so to ensure that these 
elements are of suitable high quality appearance. 
 

6.32 The QRP response suggested that the proposed building should draw on the 
existing character and qualities of Wat Tyler House to make the development 
more distinctive. The detailing of the proposed building has been updated to 
reflect these comments. The incorporation of horizontal brick panelling between 
the windows of the front part of the building acknowledges the horizontal character 
of Wat Tyler House. Furthermore, the stone bands inserted below the proposed 
windows would again relate to the horizontal qualities of Wat Tyler House. Officers 
consider that the noted design refinements have altered the appearance of the 
proposed building, so that it suitably respects the character of Wat Tyler House.  

 
Setting of Conservation Areas 

 
6.33 The site is not within a Conservation Area (CA), however there are four CAs 

nearby, with the Alexandra Palace & Park CA to the north, the Campsbourne 
Cottage CA to the west, the Hornsey High Street CA to the south and Hornsey 
Water Works & Filter Beds CA to the east. 
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6.34 The Design & Access Statement has provided photos of certain views from the 

Alexandra Palace & Park and Campsbourne Cottage CAs. It is evident that the 
new building will be visible in some views from the Campsbourne Cottage CA. 
However, in such views it is considered that the proposed building would be 
viewed together with Wat Tyler House, as demonstrated in Figure 7. Having 
regard to the scale of the adjacent Wat Tyler House, it is considered that the 
proposed building would not appear unduly dominant or out of proportion in these 
views. Similarly, the proposed building would not be an overbearing or intrusive 
addition to the setting of the locally listed buildings at Campsbourne School. 
Therefore, the setting of the Campsbourne Cottage CA and the locally listed 
buildings would be preserved.  

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

6.35 In views from the Alexandra Palace & Park CA, the proposed building would 
appear to blend into the back drop of other buildings beyond the park. Therefore, 
the proposed building would have a limited visual impact on views from this CA, 
with the setting of this heritage asset preserved. The proposed building would not 
be highly visible in views from the Hornsey High Street CA or the Hornsey Water 
Works & Filter Beds CA. The setting of these CAs would be preserved. These 
observations are supported by the council’s Conservation Officer, who has not 
objected to the development. It is considered that the proposal would have a 
neutral impact on the setting, character and appearance of the nearby CAs.  
 
Design Conclusions  

 
6.36 In summary, the proposed development would be of a high standard of design, 

which would greatly improve the appearance of the existing site. The scheme 
would make the best use of the land and optimise the capacity of the site to deliver 
much needed homes. The size, scale, siting, massing, form and materials of the 
proposed building would appropriately relate to the constraints of the site and the 

Figure 7: View from Campsbourne Cottage CA 

Page 32



Planning Sub-Committee Report  
    

wider character of the existing local built environment. The proposed scheme 
would respect the character and appearance of the site, the street scene and the 
wider locality. The character, setting and special interest of nearby heritage assets 
would be preserved. Therefore, the proposal would comply with the relevant 
policies.  
 

Neighbour Amenity 
 
Policy Context 
 

6.37 London Plan Policy D6 notes that proposals should provide sufficient daylight and 
sunlight to surrounding housing that is appropriate for the context, whilst also 
minimising overshadowing. DM DPD Policy DM1 outlines that development must 
ensure a high standard of privacy and amenity for neighbours. Specifically, 
proposals are required to provide appropriate sunlight, daylight and open aspects 
to adjacent buildings and land. Schemes should also avoid overlooking and loss 
of privacy that would be detrimental to the amenity of neighbouring residents. 
 
Assessment 
 

6.38 A Daylight & Sunlight Report has been submitted in support of this application and 
this document assesses the impact of the development on the light received at 
neighbouring residential properties. This report is based on the numerical tests 
laid out in BRE guidance (2011) which for the purposes of assessing the impact 
on neighbours align with the 2022 BRE Guidance. The relevant tests for assessing 
impacts on daylight are the Vertical Sky Component (VSC) and the Daylight 
Distribution. The Daylight Distribution test has not been undertaken, as the 
specific room layouts of neighbouring properties is unknown. However, officers 
consider that, in this instance, the results of the VSC tests are sufficient to 
consider impacts on daylight. In terms of sunlight, consideration of the Annual 
Probable Sunlight Hours is the appropriate test. In addition, officers must also 
consider impacts on outlook, open aspects and privacy.  
 

Wat Tyler House (WTH) 
 

6.39 To the north of the site is WTH which contains numerous flats over seven storeys. 
The front and rear building lines of this part of the development would align with 
the front and rear walls of the main bulk of WTH. The four and five storey part of 
the development would be set away from the boundary with WTH. This layout 
ensures that the outlook from the front and rear windows of WTH would not be 
harmed. Furthermore, the neighbouring flats would not be materially impacted by 
overbearing affects or an increased sense of enclosure.  

 
6.40 In regard to daylight, the majority of the windows tested at WTH pass the VSC 

and this suggests that there would not be undue loss of daylight to windows. There 
are a limited number of windows at WTH, which would not pass the VSC. However 
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the Daylight & Sunlight Report indicates that overhangs and projecting wings at 
WTH have affected the VSC results for these windows. The BRE guidance 
outlines that a larger relative reduction in VSC may be unavoidable, if the existing 
window has projecting wings on one or both sides of it. The Daylight & Sunlight 
Report notes that if these overhangs were not in place, then the subject windows 
would pass the VSC. Given this, and noting the otherwise high level of compliance 
with the VSC, it is considered that windows at WTH would not be unduly impacted 
by loss of daylight.  

 

6.41 The Daylight & Sunlight Report has considered impacts on the windows at WTH, 
in terms of the quantity of sunlight received. This report concludes that the Annual 
Probable Sunlight and Winter Sunlight Tests would be passed. Therefore, 
material loss of sunlight would not impact the windows at WTH. The 
overshadowing of garden areas has also been assessed in the Daylight & Sunlight 
Report. The report outlines that garden spaces would meet the relevant BRE 
recommendations. As such, garden/communal spaces at WTH would not be 
unduly impacted by overshadowing.  

 

6.42 The new windows of the proposed development have been sited, so to ensure 
that direct overlooking towards windows of WTH would not occur. Therefore, there 
would be no significant loss of privacy to the flats at WTH. 

 
Tennyson House (TH) 

 

6.43 TH is situated to the south of the site and this building contains several flats. The 
proposed development would not sit forward of the front building line of TH. Due 
to this, the front windows and areas of TH would not be materially impacted by 
loss of outlook or an increased sense of enclosure. TH does have bay windows 
present on its northern side elevation, however these do not appear to be primary 
openings that provide notable outlook. Therefore, impacts on these bay windows 
would not materially affect the living conditions of TH. The proposed development 
would be set-in slightly from the boundary with TH and would drop down to four 
storeys towards the rear. These design aspects would ensure that the rear outlook 
from TH would not be unduly harmed and that material overbearing impacts would 
not affect TH. The location of the rear garden area of TH to the south of the 
proposed development would ensure that undue overshadowing would not impact 
this space.  
 

6.44 The majority of the windows at TH would pass the VSC test, indicating that there 
would not be undue loss of daylight to this neighbouring building. It is noted that 
two windows at TH would fail the VSC, however the Daylight & Sunlight Report 
notes that the daylight reaching one of the windows is impacted by an overhang. 
If this overhang were discounted, then the window would be very close to passing 
the VSC test. The second window is also very close to passing the VSC. Given 
the only minor degree of non-compliance with the VSC, it is considered, on 
balance, that undue loss of daylight would not impact the windows at TH. All of 
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the windows tested at TH would pass the Annual Probable Sunlight and Winter 
Sunlight Tests. Therefore, there would be no material loss of sunlight affecting the 
windows at TH.  

 

6.45 None of the new windows installed in the proposed development would directly 
face windows of TH. Therefore, there would not be excessive overlooking or loss 
of privacy to the flats at TH. Some of the new southern facing windows would 
allow views over the rear garden of TH. However, these garden areas are already 
substantially overlooked, therefore, such views would not equate to a harmful 
invasion of privacy.  

 

Campsfield House (CH) 

 

6.46 To the east of the site is CH, which is a three storey building containing flats. The 
proposed development would be sufficiently set-away from CH, to ensure that this 
neighbouring building would not be unduly impacted by harm to outlook, an 
increased sense of enclosure or overbearing impacts. The Daylight & Sunlight 
Report concludes that none of the windows of CH would fail the relevant tests. As 
such, it is considered that this neighbouring building would not be materially 
impacted by loss of daylight or sunlight. The Daylight & Sunlight Report also notes 
that the garden area of CH would not be unduly affected by overshadowing.  
 

6.47 The proposed development would incorporate numerous eastern facing windows 
and balconies. These would not directly face windows of CH, and as such 
excessive overlooking or an undue invasion of privacy would not impact this 
neighbouring building. The eastern facing windows and balconies would allow 
some views over the garden area of CH. However, these views would not 
materially reduce the privacy of these gardens. Any views would be beneficial in 
terms of providing additional surveillance over the area and would be no more 
intrusive than views possible from the existing windows of CH. Therefore, material 
levels of overlooking of the garden area would not occur. 

 

1 & 2 Boyton Close and Fleming House (FH) 

 

6.48 To the south of the site there is a pair of semi-detached properties (1 & 2 Boyton 
Close) and to the south-east is FH, which is a building that contains several flats. 
The separation of the proposed building from these neighbours and the dropping 
down of the proposal towards the rear would ensure that these neighbouring 
buildings would not be unduly impacted by a restriction of outlook, an increased 
sense of enclosure or overbearing affects. The position of these properties to the 
south of the site means that the garden areas would not be materially affected by 
overshadowing and undue loss of sunlight would not occur.  
 

6.49 The Daylight & Sunlight Report concludes that the windows of 1 & 2 Boyton Close 
would pass the VSC test. Therefore, these properties would not be unduly 
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impacted by loss of daylight. The majority of the windows of FH would pass the 
VSC, however the Daylight & Sunlight Report notes that two windows would fail 
this test. Whilst this is noted, these two windows are impacted by overhangs. If 
the overhangs were not in place, these two windows would pass the VSC. Given 
this and noting the compliance of all other windows, it is considered that FH, on 
balance, would not be unduly impacted by loss of daylight.  

 

6.50 The proposed development would incorporate several southern facing windows, 
which would face towards 1 & 2 Boyton Close. The relevant upper floor southern 
facing windows are proposed to be fitted with obscure glazing, so to mitigate 
material levels of  overlooking. This would ensure that inappropriate overlooking 
towards 1 & 2 Boyton Close would not occur and the privacy of these properties 
would be protected. The fitting of obscured glazing is recommended to be secured 
by condition. FH would be a sufficient distance from the site, to ensure that it would 
not be materially or unduly overlooked by the development.   

 

Other Nearby Properties 

 

6.51 The other properties in the vicinity of the site, including those opposite (Bedale 
House) would be a notable distance from the proposed development. Therefore, 
the living conditions of these properties would not be materially impacted. 
 
Amenity Conclusions 

 
6.52 In summary, the appropriate scale, siting, orientation and design of the proposed 

development would ensure that the amenity, privacy and living conditions of 
neighbouring properties would not be materially harmed. Neighbouring properties 
would not be unduly impacted by loss of light, overshadowing, harm to outlook, a 
sense of enclosure, overbearing affects or overlooking. Therefore, the proposed 
development would be acceptable, in terms of impacts on neighbouring amenity, 
and would comply with the relevant policies.  

 
Quality of Accommodation 

 
Policy Context 
 

6.53 London Plan Policy D6 requires housing development to be of high quality design, 
providing adequately sized rooms, with comfortable and functional layouts. All 
dwellings must provide at least the gross internal floor area (GIA) set out in Table 
3.1 of the London Plan and acceptable floor to ceiling heights should be delivered. 
Housing development should maximise the provision of dual-aspect dwellings and 
normally avoid the provision of single aspect dwellings. Sufficient daylight and 
sunlight should be provided to new housing, whilst also avoiding overheating. 
Private outdoor space should be supplied, in accordance with the standards of 
the London Plan.  
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6.54 Proposals should achieve the highest standards of accessible and inclusive 
design, in line with London Plan Policy D5. Developments should be convenient 
and welcoming with no disabling barriers and should be able to be entered, used 
and exited safety, easily and with dignity by all. Schemes should be designed to 
incorporate safe and dignified emergency evacuation for all building users. Where 
lifts are installed at least one lift per core should be a suitably sized fire evacuation 
lift. London Plan Policy D7 outlines that residential developments must ensure 
that at least 10% of dwellings meet Building Regulations requirement M4(3) 
‘wheelchair user dwellings’. All other dwellings should meet Building Regulations 
requirement M4(2) ‘accessible and adaptable dwellings’.  

 

Assessment 

 

6.55 All of the proposed dwellings would have layouts which would be functional and 
useable. The layouts would meet or exceed the space standards of the London 
Plan. .Therefore, the proposed dwellings would provide good quality 
accommodation. The ground floor units would have access to garden spaces, 
whereas the upper floor flats would be served by terraces/balconies. All of these 
private outdoor spaces would be of a size to meet the numerical requirements of 
the London Plan. As such, the future occupiers of the proposed dwellings would 
have appropriate access to outdoor space. The floor to ceiling height of all the 
units would comply and exceed the London Plan standards, again demonstrating 
that the dwellings would be of high-quality design.  
 

6.56 The proposed dwellings would all be dual-aspect, in line with the London Plan 
requirements. The dual aspect form of the dwellings would provide satisfactory 
outlook for the future occupiers and create opportunities for natural ventilation. 
 

6.57 A Daylight & Sunlight Report has been undertaken and this has utilised the BRE 
numerical tests to assess the levels of daylight and sunlight that would reach the 
proposed dwellings. The results of this report show that a number of the rooms 
provided would not be fully compliant with the BRE guidance (2022) for daylight 
and some of the units would not meet the exposure to sunlight test. Whilst these 
findings are acknowledged, such results are not uncommon in urban areas. 
Furthermore, the Daylight & Sunlight Report outlines that the provision of 
balconies above several of the windows has resulted in the lower daylight results. 
The report suggests that if the balconies were removed, then the levels of daylight 
available would be greatly improved. Officers do not deem it appropriate to omit 
the balconies, as the provision of outdoor space is considered a significant benefit 
to the scheme.  

 

6.58 In assessing the overall quality of the proposed accommodation, officers consider, 
on balance, that the non-compliance of some of the habitable rooms with 
daylight/sunlight tests would be outweighed by the need to provide private outdoor 
space and to be in accordance with all other design/layout requirements and the 
wider social benefits of the scheme generally. As such, it is considered, in this 
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instance, that the scheme would provide suitably designed housing and deliver 
good living conditions for the future occupiers.  

 

6.59 In regard to the inclusivity and accessibility, the Design & Access Statement 
confirms that all of the homes are designed to meet Building Regulations 
requirement M4(2) ‘accessible and adaptable dwellings’, in accordance with the 
London Plan. One of the ground floor dwellings would comply with Building 
Regulations requirement M4(3) ‘wheelchair user dwellings’. It is noted that this 
provision does not equate to 10% of the homes meeting the requirements for 
‘wheelchair user dwellings’. However, there are several sites across the Council’s 
Housing Delivery Programme, which exceed the 10% figure for ‘wheelchair user 
dwellings’. As such, in this instance, the provision of only one wheelchair user 
dwelling is considered acceptable.  

 

6.60 The Design & Access Statement notes that level access is proposed to all 
entrances, terraces and balconies. In addition, a lift would be installed within the 
building, providing access to the upper floors. A wheelchair accessible parking 
bay would also be supplied to the front of the site, facilitating access to the 
building. It is considered that the development would be appropriately accessible, 
with no disabling barriers. Therefore, the accessibility and inclusivity of the 
development is considered to accord with the relevant policies.  

 
Transport, Parking & Highway Safety 

 
Policy Context 
 

6.61 London Plan Policy T1 notes that proposals should facilitate the delivery of the 
Mayor’s strategic target of 80% of all trips in London to be made by foot, cycling 
or public transport. This policy outlines that all development should make the most 
effective use of land, reflecting its connectivity and accessibility by existing and 
future public transport, walking and cycling routes. Any impacts on London’s 
transport networks and supporting infrastructure should be mitigated. The 
cumulative impacts of development on public transport and the road network 
capacity, including walking and cycling, should be taken into account, in 
accordance with London Plan Policy T4. This policy also sets out that proposals 
should not increase road danger.  
 

6.62 Local Plan Policy SP7 outlines that the Council will tackle climate change, improve 
local place shaping, enhance public realm, improve environmental quality and 
enhance transport quality by: minimising congestion, promoting public transport, 
promoting walking and cycling, promoting road safety and seeking to locate major 
trip generating development in locations with good access to public transport. 
 

6.63 Developments should provide cycle parking at least in accordance with the 
minimum standards set out in Table 10.2 of the London Plan. Cycle parking should 
be designed in accordance with the London Cycling Design Standards, whilst 
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being fit for purpose, secure and well-located, in line with London Plan Policy T5. 
Car parking should be restricted in line with levels of existing and future public 
transport accessibility and connectivity, in accordance with London Plan Policy 
T5. This policy notes that car-free development should be the starting point for all 
development proposals in places that are well-connected by public transport, with 
developments elsewhere designed to provide the minimum necessary parking. 
The maximum parking standards of the London Plan should be applied to 
development proposals. Appropriate wheelchair accessible parking should be 
delivered, in compliance with the London Plan requirements.  

 

6.64 DM DPD Policy DM32 notes that the Council will support proposals for new 
development with limited or no on-site parking where: (a) there are alternative and 
accessible means of transport available; (b) PTAL is at least 4 and (c) a controlled 
parking zone (CPZ) exists.  

 

Assessment 

 

Trip Generation 

 

6.65 A Transport Statement (TS) has been provided in support of this application and 
this document estimates the number of trips generated by the completed 
development. In total, the TS suggests that 117 daily trips would be created by 
the development, with 59 of these trips being made by public transport, 15 trips 
by walking or cycling and 42 being undertaken via car travel. It is not considered 
that this level of trips would materially impact the capacity of public transport or 
the road network. This assessment is backed up by the Transportation Officer 
who notes that the absolute trip generation is low and will not create any tangible 
highway or public transport network/service impacts.  
 
Car Parking 
 

6.66 The proposed development would replace the existing car park, and therefore 24 
car parking spaces would be lost. The scheme is intended to be car-free, with no 
off-street parking proposed to serve the dwellings, however one on-street 
wheelchair accessible parking space would be provided.  
 

6.67 The scheme would displace cars parked in the existing car park onto local roads. 
Additional parking demands would also result from the proposed development. 
However, the parking demands arising from the development itself would be likely 
to be limited, as the scheme seeks to mainly provide 1-bedroom and 2-bedroom 
units, which generally display lower levels of car ownership, than family-sized 
homes. The TS predicts that 6 new cars would be associated with the proposed 
dwellings. 
 

6.68 A Parking Stress Survey has been undertaken as part of the TS, with this 
assessing parking levels on-street and within parking court areas. On the busiest 
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night the survey recorded an overall parking stress of 87%, with 96 spaces 
available out of 714 spaces. The available spaces were concentrated within 
nearby roads, such as Boyton Road, Eastfield Road and Newland Road, with 
small amounts of parking available on other streets and within parking courts.  

 

6.69 The TS highlights the availability of some on-street parking spaces, and therefore 
concludes that sufficient capacity exists on local roads to accommodate the 
displaced parking from the existing car park, as well as the modest level of new 
parking generated by the development. The Transportation Officer has reviewed 
the parking demands of the scheme and has not objected based on excessive 
parking stress being placed on local roads. This consultee acknowledges that the 
results of the Parking Stress Survey suggest that parking spaces would still be 
available in the locality, following the development. Given the comments of the 
Transportation Officer and the results of the Parking Stress Survey, it is 
considered that sufficient on-street parking spaces are available to accommodate 
the proposed development. As such, undue parking stress would not be placed 
on local roads and sufficient parking spaces would still be available to existing 
local residents.  

 

6.70 The car ownership and associated parking demands of the development can be 
further limited by ensuring that sustainable transport initiatives, such as a car-club, 
travel plan and high-quality cycle parking are incorporated into the scheme. These 
initiatives are secured via condition and will promote sustainable transport, while 
in turn reducing the impacts on parking availability in local roads.  

 
6.71 The poor PTAL of the site and the lack of a CPZ in the locality means that the 

scheme does not necessarily meet the specific requirements for car-free 
development, outlined at DM DPD Policy DM32. While this is noted, there is a 
drive at national, regional and local level to support more sustainable travel. The 
proposed development would support such aspirations. Furthermore, it has 
already been noted that the parking demands arising from the scheme can be 
accommodated on-street. This suggests that a proposal without any parking 
provision can be accepted.  

 

6.72 The Transportation Officer also notes that the site is perhaps better located, in 
relation to public transport, than the PTAL indicates. Hornsey Railway Station is 
situated to the south-east and is just outside the PTAL walking distance criteria. It 
is considered that many future occupiers of the proposed dwellings would be 
comfortable with walking or cycling to this station. In addition, Hornsey High Street 
is to the south and provides access to shops/facilities, as well as bus services. 
This high street is within walking distance of the site, and therefore many of the 
future occupiers could access shops/facilities and bus services, via walking or 
cycling. The available options for sustainable transport and the off-site capacity to 
accommodate any parking demands means that, in this instance, a car-free 
development is considered acceptable.  
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6.73 The Transportation Officer notes that the development cannot be formally 
designated car-free or permit-free, as no CPZ exists on surrounding roads. The 
TS does suggest that a permit-free agreement could be provided to secure the 
development as car-free, if a CPZ is implemented in the future. This is 
acknowledged, however it is considered that there would be significant difficulties 
in requiring a permit-free development, post-completion of the scheme. Therefore, 
this requirement is not included as part of this recommendation. Notwithstanding 
this, the parking impacts of the development are considered acceptable, without 
the need to potentially restrict future permits.  

 

6.74 The London Plan requires wheelchair accessible dwellings to be served by a 
wheelchair accessible parking bay. One wheelchair accessible dwelling would be 
delivered through this development. The existing vehicular crossover from Boyton 
Road into the car park is intended to be removed, with a new wheelchair 
accessible parking bay then delivered. This provision would meet the 
requirements of the London Plan.  

 
6.75 Overall, in terms of car parking, it is considered that there is sufficient on-street 

parking capacity to accommodate the displaced and new parking demands of the 
development. The proposal would not place undue stress on the parking capacity 
of local roads. The options for sustainable travel and the availability of on-street 
parking means that the development can be appropriately integrated into this 
locality. Therefore, the proposed scheme would be acceptable, in terms of car 
parking.  

 
Cycle Parking 
 

6.76 Long stay cycle storage for 28 bicycles would be provided within the proposed 
building, within two separate bike stores. Short stay cycle parking for 2 bicycles 
would be supplied externally via Sheffield stands installed to the front of the new 
building. This level of cycle parking would accord with the numerical requirements 
of the London Plan. The Transportation Officer notes that detailed drawings are 
required showing the access routes to/from cycle parking, spacing, headroom and 
manoeuvring space. These drawings are required, in order to ensure that the 
cycle parking meets the London Cycling Design Standards. Therefore, a condition 
is recommended securing these details.  
 
Access, Delivery & Servicing Arrangements  
 

6.77 The existing car park is accessed via a dropped kerb from Boyton Road. It is 
proposed to remove this existing crossover and then reinstate the footway. There 
is no objection to these works, as they would improve the pedestrian environment 
on Boyton Road. The Transportation Officer advises that it is necessary to 
reinstate the footway.  
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6.78 Refuse collections are intended to be undertaken on-street. Neither the 
Transportation Officer, nor the Waste Management Team have objected to these 
arrangements. Therefore, officers are content with this. It is intended to supply a 
small dropped-kerb to the south-western corner of the site. This dropped kerb 
would provide refuse collection teams with access to the bin stores within the 
building. The Transportation Officer has not raised concern with this new dropped 
kerb, and as such this is considered acceptable.  

 

6.79 The TS estimates 2 delivery and servicing visits per day for the 15 homes. The 
Transportation Officer notes that this does seem somewhat low, however the total 
number of daily visits to the site is not expected to be so significant to cause 
issues. Delivery or servicing vehicles would have to park on-street to then access 
the dwellings. The Parking Stress Surveys suggest that there is greater availability 
of parking spaces during the daytime. As such, it is considered that delivery 
vehicles would not confront issues with locating parking spaces on local roads.   
 
Construction Phase 
 

6.80 A Construction Logistics Plans (CLP) has been submitted in support of this 
application. The Transportation Officer has reviewed this and notes that it 
provides useful detail on how the development is intended to be built-out. 
However, the Transportation Officer considers this a draft document and advises 
that a fully detailed CLP should be secured via condition. This condition is included 
as part of this recommendation.  

 
 

 
Sustainability, Energy & Climate Change  

 
Policy Context 
 

6.81 London Plan Policy SI2 and Local Plan Policy SP4 require major residential 
developments to be net zero carbon. This means reducing greenhouse gas 
emissions in operation and minimising energy demand, in accordance with the 
energy hierarchy (be lean, be clean, be green and be seen). A minimum on-site 
reduction of 35% beyond Building Regulations is required for major development. 
Local Plan Policy SP4 and DM DPD Policy DM22 require developments to take 
measures to reduce energy use and carbon emissions during design, construction 
and occupation. Major proposals within Heat Network Priority Areas should have 
a communal low-temperature heating system and development should prioritise 
connection to existing or planned Decentralised Energy Networks, in line with 
London Plan Policy SI3 and DM DPD Policy DM22.  
 

6.82 Adverse impacts on the urban heat island should be minimised through design, 
layout, orientation, materials and the incorporation of green infrastructure, in line 
with London Plan Policy SI4. Major developments should demonstrate through an 
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energy strategy how they will reduce the potential for internal overheating, in 
accordance with London Plan Policy SI4 and DM DPD Policy DM21.  

 
Assessment 
 

6.83 An Energy Assessment has been submitted in support of this application and this 
outlines that a 76% reduction in carbon emissions would be achieved on site. This 
would be achieved through energy efficiency measures (be lean) and the 
incorporation of renewable technologies (be green), such as air source heat 
pumps and photovoltaic panels. An indicative layout of the photovoltaic panels is 
shown in figure 8. No ‘be clean’ measures are proposed, as the site is not within 
reasonable distance of a proposed Decentralised Energy Network. The Council’s 
Carbon Management Team have reviewed the scheme and support the proposed 
carbon emissions reduction. The zero carbon target can be achieved through an 
offset contribution, secured through the relevant planning obligation. Conditions 
are attached requiring further details of the energy strategy and other information 
relating to the energy efficiency of the proposed development.  

 
 
 
 

 
 
 
 
 
 
 

 
 

6.84 The applicant has provided an Overheating Analysis with this application, which 
includes a dynamic thermal modelling assessment. The results of the assessment 
note that all the rooms pass the overheating requirements and the Carbon 
Management Team are content with this. However, a condition is recommended 
requiring further details and securing appropriate overheating measures. Subject 
to several conditions and the planning obligation recommended by the Carbon 
Management Team, it is considered that the proposed development would be 
highly energy efficient and sustainable in design terms, in accordance with the 
relevant policies.  
 

Landscaping, Trees & Biodiversity 

Figure 8: Roof 
Plan with 
indicative PV 
panels layout 
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6.85 London Plan Policy G5 notes that major development proposals should contribute 

to the greening of London by including urban greening as a fundamental element 
of site and building design. The Mayor recommends a target urban greening factor 
score of 0.4 for developments that are predominantly residential. London Plan 
Policy G6 outlines that proposals should manage impacts on biodiversity and aim 
to secure net biodiversity gain. Wherever possible existing trees of value should 
be retained, if a development necessitates removal of trees then there should be 
adequate replacement, in line with London Plan Policy G7. The planting of new 
trees should generally be included in new developments. Developments that are 
likely to be used by children and young people should increase opportunities for 
play and informal recreation, in accordance with London Plan Policy S4.  
 

6.86 Local Plan Policy SP11 notes that development should promote high quality 
landscaping on and off site, including improvements to existing streets and public 
spaces. Development should protect and improve sites of biodiversity and nature 
conservation, in line with Local Plan Policy SP13. DM DPD Policy DM1 outlines 
that landscaping and planting should be integrated into the development as a 
whole. Opportunities for biodiversity enhancement should be maximised, in 
accordance with DM DPD Policy DM21. 

 
6.87 The existing site incorporates limited soft landscaping, with the majority of the land 

consisting of hardstanding. It is proposed to deliver new shrub planting along the 
frontage of the site and hedging is also intended to be provided in the ground floor 
garden areas. Three new trees are proposed to be planted within the red line site 
boundary. The proposed building would incorporate green roofs, further 
contributing to the greening of the site. Further details of the green roofs are 
required via condition. The overall works within the site boundary would enhance 
the greenery of the existing land. 
 

6.88 Beyond the site boundary further landscaping works are proposed across nearby 
areas of the estate. New hedging, shrubbery and trees are intended to be planted 
to the front of Wat Tyler House, in the communal garden area to the rear of Wat 
Tyler House and in the play area to the rear of Gillett House. The Arboricultural 
Impact Assessment notes that 3 trees are intended to be removed to the rear of 
Wat Tyler House. However, these trees are not considered to be high quality 
(Category C & U Trees). Furthermore, the overall scheme would deliver 18 new 
trees, meaning that there would be a net gain of 15 trees. As such, there are no 
concerns regarding the arboricultural impacts of the development and the 
Council’s Arboricultural Officer has not objected to the scheme. Figure 9 outlines 
an indicative plan for the planting of new trees. 

 
6.89 The soft landscaping and planting works beyond the site boundary would enhance 

the greenery of the area and improve the appearance of the public realm. 
Furthermore, an urban greening factor score of 1.73, would be achieved across 
the relevant parts of the estate, which exceeds the requirements of London Plan 
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Policy G5. As such, the landscaping proposals of the scheme are considered to 
be positive.  A condition is recommended on any grant of planning permission 
securing the final details of the landscaping proposals.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
6.90 A Preliminary Ecological Appraisal (PEA) and Biodiversity Net Gain Document 

have been submitted in support of this application. The PEA concludes that the 
existing site has low ecological value, providing habitat for nesting birds and 
negligible potential to support roosting bats. This document suggests various 
ecological enhancements, such as provision of bat boxes, bird boxes, hedgehog 
corridors, stag beetle loggery and invertebrate houses. These enhancements, 
together with the planting across the estate, would deliver a significant biodiversity 
net gain. The site is a sufficient distance from statutorily designated nature 
conservation sites to ensure that there would be negligible impact on such sites. 
Therefore, the proposed development is considered to be acceptable in ecological 
terms, delivering a net gain in biodiversity. A condition is recommended securing 
the ecological enhancements outlined in the PEA.  

 
6.91 The scheme does not provide new play space to serve the development. 

However, there are existing play spaces on the estate to the rear of Wat Tyler 
House and to the rear of Gillett House. This scheme proposes to improve these 
existing play spaces by providing benches, lighting, replacement play equipment, 
planting and new surfaces. These enhancements would improve the useability of 

Figure 9: Indicative Plan for 
Tree Planting  
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the existing play spaces and increase opportunities for informal recreation, in line 
with the relevant policies. Figure 10 shows an indicative image for the works to 
the communal garden area to the rear of Wat Tyler House. It is noted that at this 
stage several of the works to play spaces are indicative, therefore a condition is 
recommended securing the full details of the improvements to these areas.  

 
 

 
 

 
Crime Prevention 

 
6.92 London Plan Policy D3 requires proposal to achieve safe, secure and inclusive 

environments. Local Plan Policy SP11 outlines that development should 
incorporate solutions to reduce crime and the fear of crime, such as promoting 
social inclusion and creating well-connected, high quality public realm. This policy 
and DM DPD Policy DM2 require the ‘Secured by Design’ principles to be applied 
to new developments.  

 

Figure 10: Indicative Proposals for 
Communal Garden Area to the Rear of Wat 
Tyler House 

Figure 10: Indicative Proposals for 
Communal Garden Area to the Rear of Wat 
Tyler House 
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6.93 The Metropolitan Police Designing Out Crime Officer (DOCO) has commented on 
this application and they note that the scheme has been discussed with them at 
pre-application stage. The Design & Access Statement (D&A) explains that these 
discussions have influenced the final design of the scheme. 
 

6.94 A list of crime mitigation and security measures have been listed in the D&A. 
Within the site it is proposed to install external lighting, supply CCTV, provide 
controlled access to the building/passageways/gardens and incorporate 
defensible boundaries. The proposed development would also deliver increased 
passive surveillance, with additional views possible over the area to the front, the 
alleyway to the rear and the side passageways. The D&A outlines that pedestrian 
routes would be visually open, direct and well-lit. The side passage and rear 
alleyway are specifically identified in the D&A as well-lit routes. Beyond the site 
boundary it is intended to deliver additional CCTV, with one camera provided in 
the alleyway to the rear and a further camera installed to the northern end of Wat 
Tyler House.   

 
6.95 These measures would assist in designing-out crime and have been incorporated 

into the scheme, taking into account the ‘Secured By Design’ principles. The 
DOCO has not objected to the scheme, however notes that further dialogue is 
required through the design/build process, in order to ensure that the development 
progresses with crime mitigation in mind. Conditions are recommended by the 
DOCO regarding the requirement for the development to achieve Secured by 
Design accreditation and certification. These conditions are included within this 
recommendation, so to ensure that the final development incorporates 
appropriate solutions to reduce crime. In addition, conditions are recommended 
requiring further details of the exact locations of CCTV cameras and external 
lighting. Subject to the recommended conditions, it is considered that the 
development would promote the delivery of a safe and secure environment, in line 
with the relevant policies. 
 
Waste & Recycling 
 

6.96 London Plan Policy D6 notes that housing should be designed with adequate and 
easily accessible storage space that supports the collection of dry recyclables, 
food waste and residual waste. Local Plan Policy SP6 and DM DPD Policy DM4 
require integrated, well-designed recycling and waste facilities to be incorporated 
into new developments. 

 
6.97 The submitted Planning Statement outlines that each of the proposed units will be 

provided with facilities that enable the separation of refuse and recycling. A 
communal refuse/recycling store would be provided at ground floor level within 
the building and the Council’s Waste Management Team are content that this area 
is of suitable size to serve the development. The refuse/recycling store would be 
an appropriate distance from Boyton Road, so to enable satisfactory access for 
the refuse collection teams. In addition, the refuse/recycling store would be 
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suitably accessible for the residents within the building, as confirmed by the 
Council’s Waste Management Team. The waste storage/collection arrangements 
are appropriate and comply with the relevant policies.  
 

Fire Safety 
 

6.98 London Plan Policy D12 requires all development proposals to achieve the 
highest standards of fire safety. All major development proposals should be 
submitted with a Fire Statement, which is an independent fire strategy, produced 
by a suitably qualified assessor. The statement should detail how the 
development will function in terms of: the building’s construction, the means of 
escape, features that reduce risk to life, access for fire service and access for fire 
appliances.  On 8 February 2023 the Mayor of London advised that this meant 
that residential buildings over 30m in height would be required to include a second 
staircase.   
 

6.99 Planning gateway one requires a Fire Statement to be submitted for proposals, 
which involve one or more ‘relevant buildings’. In addition, planning gateway one 
established the Health & Safety Executive (HSE) as a statutory consultee for 
proposals relating to ‘relevant buildings’. The proposed building would be greater 
than 18 metres in height and would have 7 storeys. Therefore, in line with planning 
gateway one, the proposed building would constitute a ‘relevant building’ and a 
Fire Statement is required. 

 
6.100 In line with London Plan Policy D12 and planning gateway one, a Fire Statement 

has been submitted in support of this application. The Fire Statement makes 
various recommendations concerning: the construction of the building, features 
required to reduce risk from fire, means of escape across all floors and access for 
the fire service/appliance. The London Fire Brigade and the Council’s Building 
Control Team have reviewed the scheme and advised that it is acceptable in terms 
of fire safety.   

 
6.101 The HSE has also reviewed the scheme and has commented on the means of 

escape from the proposed building. They have highlighted fire safety standards, 
which outline that ancillary accommodation should not be located in, or entered 
from, a protected lobby or protected corridor, forming the only common escape 
route on that storey. HSE consider that the cycle store (ancillary accommodation) 
would be connected to the single staircase and would be entered from a protected 
lobby (ground floor lobby). Therefore, HSE suggest that design changes are 
required to ensure that the cycle store does not connect to the single staircase 
and protected lobby. 

 
6.102 The HSE comments are noted, however officers consider that the ground floor 

lobby is not the only common escape route on the ground floor. The ground floor 
flats each have an independent alternative exit from the building and the upper 
floor flats would not be required to enter the ground floor lobby to escape, as there 
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is a fire escape door at ground floor level adjacent to the stairs. Therefore, officers 
consider that the means of escape and the ground floor layout are acceptable, in 
relation to fire safety standards. 

 
6.103 On 7 December 2022 the National Fire Chiefs Council (NFCC) published a 

position statement saying ‘NFCC believe, believe, that 18 metres or has at least 
7 storeys must become the threshold at which more than one staircase should be 
required in new residential buildings’. It is important to note that the NFCC is the 
‘professional voice of the UK Fire & Rescue Service’, has a UK wide remit and is 
not just focused on London. The statement does not constitute government policy 
or formal planning policy and does not necessarily reflect the position of the 
London Fire Brigade. 

 
6.104 On 23 December 2022 DLUHC published a consultation on fire safety matters, 

including single staircases, which proposes to change the existing regulatory 
context and approach. The consultation proposes that a second staircase may be 
required for new residential buildings more than 30 metres tall as part of Building 
Control ‘Approved Document B’ requirements. It is expected the government will 
come to a final position on this matter in the spring and then, if introduced, there 
would be a transitional period to allow for schemes to be completed before coming 
into effect.  As noted above the GLA has already taken this position in the 
implementation of London Plan Policy D12. 

 
6.105 The proposed scheme exceeds 18 metres and would be served by one staircase. 

It would not exceed the 30 metre height threshold noted above. Therefore, under 
the potential future changes to Building Control requirements the proposed 
building would not be required to incorporate two staircases.  The LFB, the 
Council’s Building Control Team and HSE, who’s comments all follow the NFCC 
statement, have not objected to the staircase provision. Having regard to the 
DLUHC publication, the consultee comments and the GLA’s position, it is 
considered that the provision of one staircase to serve the building is acceptable. 

 
6.106 The LFB and the Council’s Building Control Team have referred to the need to 

comply with various Building Regulation requirements, relevant to fire safety. An 
informative is recommended advising the applicant of this requirement. In 
addition, the LFB advises that signage should be provided throughout the building 
to assist the fire service. A further informative is recommended advising the 
applicant of the need for such signage. Subject to adherence with the 
recommendations of the submitted Fire Statement, it is considered that the 
development would be acceptable, in respect of fire safety. 

Flooding & Drainage  
 
6.107 London Plan Policy SI12, Local Plan Policy SP5 and DM DPD Policy DM24 note 

that proposals should ensure flood risk is minimised and mitigated. In regard to 
drainage, London Plan Policy SI13 and DM DPD Policy DM25 outline that 
proposals should aim to achieve greenfield run-off rates and ensure that surface 
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water run-off is managed as close to its source as possible. There should be a 
preference for green over grey features, in line with the drainage hierarchy of the 
London Plan.  

 
6.108 The site is located within Flood Zone 1, and therefore is at low risk of flooding from 

fluvial sources. Developments of this nature within Flood Zone 1 are not required 
to be accompanied by a Flood Risk Assessment.  
 

6.109 A SUDs Strategy has been submitted in support of this application and this 
outlines several sustainable drainage measures that are proposed to be 
incorporated into the scheme, including: the use of permeable paving, the addition 
of green features and the provision of a storage tank. The report suggests that the 
overall sustainable drainage scheme should enable run-off to be as close as 
reasonably practical to greenfield run-off rates, in line with the above policies. The 
Local Lead Flood Authority (LLFA) has reviewed the SUDs Strategy and they are 
generally content with the methodology. However, to ensure that a suitable 
drainage scheme is secured the LLFA recommend conditions requiring further 
details. These conditions are included as part of this recommendation. Subject to 
suitable details being secured via condition, the development would not be at 
undue risk to surface water flooding. 
 

Water Efficiency 
 
6.110 London Plan Policy SI5 requires proposals to minimise the use of mains water 

and achieve lower water consumption rates. This policy notes that smart metering, 
water saving and recycling measures should be incorporated to developments. 
 

6.111 The submitted Sustainability Statement (SS) sets a water consumption target of 
less than 105 litres, per person, per day, in line with London Plan Policy SI5. Water 
consumption would be reduced through utilising water efficient components such 
as: low-flow showerheads/taps, dual flush toilets and low water consuming 
washing machines/dishwashers. Water metres would be provided for each 
dwelling and water recycling systems would be incorporated, where appropriate. 
Furthermore, external water butts would be installed for the purpose of rainwater 
harvesting. The proposed water efficiency measures would minimise the use of 
mains water and assist the development in meeting the water consumption 
targets. A condition is recommended on any grant of planning permission 
requiring the development to meet the water consumption targets. Subject to the 
imposition of a condition, it is considered that the development would use water 
efficiently, in compliance with the relevant policies.  
 

Air Quality 
 
6.112 London Plan Policy SI1 notes that developments should tackle poor air quality 

and must be at least air quality neutral. Air Quality Assessments should be 
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provided with major developments, in line with the above policy and DM DPD 
Policy DM23.  

 
6.113 An Air Quality Assessment (AQA) has been provided in support of this application, 

in accordance with the relevant policies. This document notes that there is 
potential for air quality impacts, resulting from the construction phase, trip 
generation and exposure to existing air quality issues.  

 
6.114 The AQA notes that, subject to best practice dust control measures being 

implemented, the construction phase would not have a significant impact on air 
quality. Dust control measures can be secured through the final Construction 
Logistics Plan, which is required by a recommended condition on any grant of 
planning permission. During the construction phase and once completed, the 
development is not anticipated to generate such a level of trips to/from the site to 
materially impact air quality. The AQA assessed existing air quality levels in the 
vicinity of the site and concludes that the future occupiers of the development 
would be unlikely to be exposed to pollutant concentrations that would exceed air 
quality objectives. Overall, the AQA notes that the proposals are air quality neutral, 
in accordance with London Plan Policy SI1. The Council’s Pollution Officer has 
reviewed the scheme and has not raised concerns regarding air quality impacts. 
Therefore, the proposal would not result in any material adverse air quality 
impacts that would cause harm to nearby residents or future occupiers of the 
development.  

 
Land Contamination 

 
6.115 DM DPD Policy DM23 outlines that proposals will only be permitted where it is 

demonstrated that any risks associated with land contamination can be 
adequately addressed, in order to make the development safe.  
 

6.116 A Phase I Environmental Report has been submitted in support of this application. 
This report notes several potential sources of contamination, including: the use of 
the site as a car park, demolition debris, an off-site electrical substation and 
natural occurring contaminants. In order to determine whether or not the site is 
contaminated, the report recommends further site investigation. The Council’s 
Pollution Officer has reviewed the report and has no objection to its findings. 
However, the Pollution Officer recommends a condition requiring further site 
investigation and if necessary remediation. This condition forms part of this 
recommendation. Subject to this condition, the development would not be at 
undue risk of being affected by land contamination. 
 

Conclusion 
 
6.117 The proposed development would provide 100% council rent housing, which is 

much needed affordable housing on an under-utilised brownfield site, within an 
established residential area. The housing delivery would contribute towards the 
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Council’s housing targets, address requirements for affordable housing and 
provide affordable units where there is a local need. Therefore, the principle of the 
scheme is considered acceptable.  
 

6.118 The housing mix is considered appropriate, having regard to the constraints and 
size of the site. The housing sizes and types delivered would contribute to a mixed 
and inclusive neighbourhood.  

 
6.119 The proposed scheme would be of a high standard of design, which would greatly 

improve the appearance of the existing site. The development would make the 
best use of the land and optimise the capacity of the site to deliver much needed 
homes. The size, scale, siting, massing, form and materials of the proposed 
building would appropriately relate to the constraints of the site and the wider 
character of the local built environment. The scheme would respect the character 
and appearance of the site, the street scene and the wider locality. The setting of 
nearby Conservation Areas would be preserved.  

 
6.120 The proposed accommodation would be high quality, providing the future 

occupiers with excellent living conditions.  
 
6.121 The proposal has been designed to avoid any material harm to neighbouring 

amenity, in terms of loss of light, overshadowing, enclosing impacts, outlook, 
overbearing affects and privacy.  

 
6.122 The overall scheme would deliver improved landscaping on-site and across areas 

of the wider estate. Existing play spaces and communal gardens on the estate 
would be enhanced, with the new/improved landscaping and play equipment 
delivered.  

 
6.123 A number of crime mitigation and security measures have been incorporated into 

the scheme. These will assist in ensuring that the development is a safe and 
secure environment. 

 

6.124 The development promotes the use of sustainable transport. Displaced parking 
and any new parking demands can be accommodated within the local area. The 
car-free development would appropriately integrate into this locality.  

 

6.125 The scheme has been designed to include a number of sustainability measures 

and to be energy efficient, delivering an 84% reduction in carbon emissions.   

6.126 All other relevant policies and considerations, including equalities, have been 
taken into account. Planning permission should be granted for the reasons set out 
above. The details of the decision are set out in the RECOMMENDATION. 

 
7.  COMMUNITY INFRASTRUCTURE LEVY (CIL) 
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7.1. Based on the information given on the plans, the Mayoral CIL charge will be 

£85,980.60 (1,332m2 x £64.55) and the Haringey CIL charge will be £490,335.84 

(1,332m2 x £368.12). The development is likely to be eligible for social housing 

relief which could reduce the liability to £0, subject to the appropriate forms being 

served and evidence provided. This will be collected by Haringey after/should the 

scheme is/be implemented and could be subject to surcharges for failure to 

assume liability, for failure to submit a commencement notice and/or for late 

payment, and subject to indexation in line with the construction costs index. 

8 RECOMMENDATION 
 
GRANT PERMISSION, subject to conditions in Appendix 1 and subject to sec. 106 Legal 
Agreement.  
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Appendix 1: Conditions and Informatives 
 
Conditions 
 

Three Year Time Limit 
1. The development hereby authorised must be begun not later than the expiration 

of 3 years from the date of this permission, failing which the permission shall 

be of no effect.  

 

Reason: This condition is imposed by virtue of the provisions of the Planning 

& Compulsory Purchase Act 2004  and to prevent the accumulation of 

unimplemented planning permissions. 

 

Approved Plans 

2. The approved plans comprise drawing nos: KCA-0535-0001 Revision K, KCA-

0535-0003 Revision G, PL_0300, PL_0301, PL_0302, KCA-0535-1000 

Revision I, KCA-0535-1100 Revision M, KCA-0535-1101 Revision G, KCA-

0535-1102 Revision G, KCA-0535-1103 Revision G, KCA-0535-1104 Revision 

G, KCA-0535-1105 Revision F, KCA-0535-1106 Revision G, KCA-0535-1107 

Revision H, KCA-0535-2000 Revision E, KCA-0535-2001 Revision C, KCA-

0535-3000 Revision G, KCA-0535-3001 Revision H, KCA-0535-3002 Revision 

H, KCA-0535-3003 Revision G, Arbtech AIA 01, Arbtech TCP 02, Arbtech TPP 

01, 2.02, 5641_A_02 and 5641_A_03. 

 

The development shall be completed in accordance with the approved plans 

except where conditions attached to this planning permission indicate 

otherwise or where alternative details have been subsequently approved 

following an application for a non-material amendment.  

 

Reason: In order to ensure the development is carried out in accordance with 

the approved details. 

 

Use Class & Tenure 

3. Notwithstanding any provisions to the contrary, all the residential units delivered 

by the development hereby approved, shall be provided at affordable rent levels 

within the C3 use class, and for no other tenure or use. All the residential units 

shall be retained in this tenure and use, unless otherwise agreed in writing by 

the Local Planning Authority. 

 

Reason: To secure the scope of this permission in relation to the provision of 

affordable housing for rent accommodation, in accordance with Policy H4 of the 

London Plan (2021), Policy SP2 of the Haringey Local Plan (2017) and Policy 

DM13 of The Development Management DPD (2017). 
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Materials 

4. Prior to commencement of above ground construction works, the following 

details and materials in relation to the new building hereby permitted shall be 

submitted to and approved in writing by the Local Planning Authority:  

a) Samples and manufacturer’s details of all materials to be used in the 

external surfaces of the new buildings, including: brickwork, stonework, 

cladding, panelling, metalwork, roofing material, balustrades and window 

frames; 

b) Detailed drawings at a scale of 1:20 of the elevational treatment and 

roof/parapet treatment; 

c) Detailed drawings at a scale of 1:10 or 1:20 of doors and windows (including 

plan, elevation and section drawings indicating jamb, head, cill, reveal and 

surrounds of all external windows and doors); 

d) Details and locations of down pipes, rainwater pipes or foul pipes and all 

external vents. 

The development shall thereafter be carried out in accordance with the 

approved details. 

  

Reason: To safeguard and enhance the visual amenity of the locality, in 

compliance with D3 of the London Plan (2021), Policy SP11 of the Haringey 

Local Plan (2017) and Policy DM1 of The Development Management DPD 

(2017). 

 

Obscured Glazing 

5. The proposed windows on the southern flank elevation, as identified on 

drawing number: KCA-0535-3001 Revision H, shall be obscured glazed to 

level 3 or higher on the Pilkington scale of privacy or equivalent. This 

specification shall be complied with before the development is occupied and 

thereafter be retained for the lifetime of the development, unless otherwise 

agreed in writing by the Local Planning Authority. 

 

Reason: To safeguard against overlooking and loss of privacy in the interests 

of the amenity of neighbouring occupiers and to comply with Policy D6 of the 

London Plan (2021), Policy SP11 of the Haringey Local Plan (2017) and 

Policy DM1 of The Development Management DPD (2017). 

 

Air Source Heat Pump (Noise) 

6. The design and installation of the air source heat pumps hereby approved, 

shall be such that, when in operation, the cumulative noise level arising from 

the proposed plant, measured or predicted at 1m from the facade of nearest 

residential premises shall not exceed the proposed level of 42dB LAeq (5min). 

The measurement and/or prediction of the noise should be carried out in 

accordance with the methodology contained within BS 4142: 1997. Upon 

request by the Local Planning Authority a noise report shall be produced by a 
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competent person and shall be submitted to and approved by the Local 

Planning Authority to demonstrate compliance with the above criteria.  

 

Reason: The level of noise from the air source heat pump is, so far as 

practicable kept to a minimum so as to minimize its effect on the amenity of 

the surrounding properties and general area. In order to protect the amenities 

of nearby residential occupiers, consistent with Policy D14 of the London Plan 

(2021 and Policies DM1 & DM23 of The Development Management DPD 

(2017). 

 

Accessibility, Adaptability & Wheelchair Accessibility 

7. All the residential units provided shall meet Building Regulation requirement 

M4(2) ‘accessible and adaptable dwellings’ and at least one of the proposed 

residential units shall meet Building Regulation requirement M4(3) ‘wheelchair 

user dwellings, unless otherwise agreed in writing by the Local Planning 

Authority. 

 

Reason: To ensure that the proposed development meets the requirements 

for accessible, adaptable and wheelchair-user dwellings, in accordance with 

Policy D7 of the London Plan (2021).  

 

Landscaping Proposals 

8. Prior to first occupation of the development hereby approved, a detailed 

landscaping scheme shall be submitted to and approved in writing by the 

Local Planning Authority. The landscaping scheme shall cover the works on 

the site and on the other areas of the estate identified on drawing number: 

2.02. Details shall include: 

a) Planting plans for new trees, hedging and shrubs including a schedule of 

plants noting: identified species, proposed location, plant sizes and 

proposed numbers/densities. The scheme must include at least 18no. new 

trees. 

b) Details of existing trees to be retained; 

c) Details of implementation and long-term managements programmes for all 

new trees;  

d) Written specifications for any new grass establishment; 

e) Details and drawings (at a scale of 1:20) of new/enhanced play equipment 

structures and furniture; 

f) Details of proposed finished levels or contours; 

g) Details of proposed means of enclosure; 

h) Details of hard surfacing materials; 

i) A detailed final urban greening factor plan, showing that a factor 0.4 has 

been achieved. 
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The approved scheme of planting, seeding or turfing comprised in the 

approved details of landscaping shall be carried out and implemented in 

strict accordance with the approved details in the first planting and seeding 

season following the occupation of the building or the completion of 

development (whichever is sooner). Any trees or plants, either existing or 

proposed, which, within a period of five years from the completion of the 

development die, are removed, or become damaged or diseased shall be 

replaced in the next planting season with a similar size and species. The 

landscaping scheme, once implemented, is to be retained thereafter. 

 

Reason: In order for the Local Planning Authority to secure a high quality  

landscaping and to ensure that existing play/open spaces are enhanced, 

in the interests of creating a satisfactory setting for the proposed 

development, consistent with Policies G5, G7 & S4 of the London Plan 

(2021), Policy SP11 of the Haringey Local Plan (2017) and Policy DM1 of 

The Development Management DPD (2017). 

 

Arboricultural Report 

9. The development shall be carried out in accordance with the Arboricultural 

Method Statement (Arbtech, dated: 27 October 2022), Arboricultural Survey 

(Arbtech, dated: 26 August 2022) and Tree Protection Plan (drawing number: 

Arbtech TPP 01). 

 

Reason: In order to ensure the safety and wellbeing of trees during works, 

consistent with Policy G7 of the London Plan (2021) and Policy SP13 of 

Haringey’s Local Plan (2017).  

 

Biodiversity 

10. a) Prior to the commencement of the development hereby approved, details of 

ecological enhancement measures and ecological protection measures shall 

be submitted to and approved in writing by the Local Planning Authority. This 

shall detail: the biodiversity net gain, plans showing the proposed location of 

ecological enhancement measures, justification for the location and type of 

enhancement measures (by a qualified ecologist), and how the development 

will support and protect local wildlife and natural habitats. 

 

b) Prior to first occupation of development hereby approved, photographic 

evidence and a post-development ecological field survey and impact 

assessment shall be submitted to and approved by the Local Planning 

Authority to demonstrate the delivery of the ecological enhancement and 

protection measures is in accordance with the approved measures and in 

accordance with CIEEM standards.  

 

Page 58



Development shall accord with the details as approved and retained for the 

lifetime of the development. 

 

Reason: To ensure that the development provides the maximum provision 

towards the creation of habitats for biodiversity, in accordance with Policy G6 

of the London Plan (2021), Policy SP13 of the Haringey Local Plan (2017) 

and Policy DM21 of The Development Management DPD (2017). 

 

Living Roof 

11. a) Prior to commencement of above ground construction works, details of the 

living roof shall be submitted to and approved in writing by the Local Planning 

Authority. Living roofs must be planted with flowering species that provide 

amenity and biodiversity value at different times of year. Plants must be grown 

and sourced from the UK and all soils and compost used must be peat-free, to 

reduce the impact on climate change. The submission shall include: 

 A roof plan identifying where the living roofs will be located; 

 A section demonstrating settled substrate levels of no less than 120mm for 

extensive living roof (varying depths of 120-180mm); 

 Roof plans annotating details of the substrate: showing at least two 

substrate types across the roof, annotating contours of the varying depths 

of substrate; 

 Details of the proposed type of invertebrate habitat structures with a 

minimum of one feature per 30m2 of living roof: substrate mounds and 

0.5m high sandy piles in areas with the greatest structural support to 

provide a variation in habitat; semi-buried log piles/flat stones for 

invertebrates with a minimum footprint of 1m2, rope coils, pebble mounds 

of water trays; 

 Details on the range and seed spread of native species of (wild)flowers 

and herbs (minimum 10g/m2) and density of plug plants planted (minimum 

20/m2 with roof ball of plugs 25m3) to benefit native wildlife, suitable for 

the amount of direct sunshine/shading of the different living roof spaces. 

The living roof will not rely on one species of plant life such as Sedum 

(which are not native); 

 Roof plans and sections showing the relationship between the living roof 

areas and photovoltaic array; and 

 Management and maintenance plan, including frequency of watering 

arrangements. 

 

b) Prior to the occupation of 90% of the dwellings, evidence shall be 

submitted to and approved in writing by the Local Planning Authority to 

demonstrate that the living roof has been delivered in line with the details set 

out in point (a).This evidence shall include photographs demonstrating the 

measured depth of substrate, planting and biodiversity measures. If the Local 
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Planning Authority finds that the living roof has not been delivered to the 

approved standards, the applicant shall rectify this to ensure it complies with 

the condition. The living roof shall be retained thereafter for the lifetime of the 

development in accordance with the approved management arrangements. 

 

Reason: To ensure that the development provides the maximum provision 

towards the creation of habitats for biodiversity and supports the water 

retention on site during rainfall, in accordance with Policies G1, G5, G6, SI1 & 

SI2 of the London Plan (2021), Policies SP11 & SP13 of the Haringey Local 

Plan (2017) and Policy DM21 of The Development Management DPD (2017). 

 

Reinstatement of Crossover and Provision of Parking Bay 

12. Prior to first occupation of the development hereby approved, an agreement 

shall be in place with the Highway Authority to remove the redundant 

crossover into the site from Boyton Road and reinstate the footway/kerbs. The 

dwellings hereby approved shall not be occupied until the footway/kerbs have 

been reinstated and the blue badge parking bay has been provided on-street. 

Reason: To enhance the pedestrian environment and ensure that suitable 

blue badge parking is secured, in accordance with Policies T4 & T5 of the 

London Plan (2021) and Policy SP7 of the Haringey Local Plan (2017). 

 

Cycle Storage Details 

13.  Prior to commencement of above ground construction works, further details 

of the type and location of secure and covered cycle parking facilities shall be 

submitted to and approved in writing by the Local Planning Authority. These 

shall include full dimensional details, installation specifications for the systems 

proposed, spacings, manoeuvring areas, security and weather protection. The 

development shall not be occupied until a minimum of 30 cycle parking 

spaces for users of the development, have been installed in accordance with 

the approved details. Such spaces shall be retained thereafter for this use 

only. 

 

Reason: To promote sustainable modes of transport, in accordance with 

Policy T5 of the London Plan (2021) and Policy SP7 of the Haringey Local 

Plan (2017). 

 

Construction Management Plan 

14.  No development shall take place, until a Method of Construction Statement, 

to include details of: 

a) parking and management of vehicles of site personnel, operatives and 

visitors; 

b) loading and unloading of plant and materials; 

c) storage of plant and materials; 

d) programme of works (including measures for traffic management); 
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e)  provision of boundary hoarding behind any visibility zones; and 

f) wheel washing facilities. 

 

has been submitted to and approved in writing by the Local Planning 

Authority. Only the approved details shall be implemented and retained during 

the construction period. 

 

Reason: To ensure there are no adverse impacts on the free flow of traffic on 

local roads and to safeguard the amenities of the area, consistent with 

Policies T4, T7 & D14 of the London Plan (2021), Policy SP7 of the Haringey 

Local Plan (2017) and Policy DM1 of the Development Management DPD 

(2017). 

 

 

Construction Environment Management Plan 

15. No development shall take place until a Construction Environmental 

Management Plan (CEMP) has been submitted to and approved in writing by 

the Local Planning Authority. The CEMP shall include: 

a) A Construction Logistics Plan (CLP) and an Air Quality & Dust 

Management Plan (AQDMP). 

b) Details of how construction works are to be undertaken respectively and 

shall include: 

i. A construction method statement which identifies the stages and 

details how works will be undertaken; 

ii. Details of working hours, which unless otherwise agreed with the 

Local Planning Authority shall be limited to 08.00 to 18.00 Monday 

to Friday and 08.00 to 13.00 on Saturdays; 

iii. Details of plant and machinery to be used during construction 

works; 

iv. Details of an Unexploded Ordnance Survey; 

v. Details of the waste management strategy; 

vi. Details of community engagement arrangements; 

vii. Details of any acoustic hoarding; 

viii. A temporary drainage strategy and performance specification to 

control surface water runoff and Pollution Prevention Plan (in 

accordance with Environment Agency guidance); 

ix. Details of external lighting; and, 

x. Details of any other standard environmental management and 

control measures to be implemented. 

c) The CLP shall be in accordance with Transport for London's Construction 

Logistics Plan Guidance (July 2017) and shall provide details on: 

i. Dust Monitoring and joint working arrangements during the 

construction work; 

ii. Site access and car parking arrangements; 
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iii. Delivery booking systems; 

iv. Agreed routes to/from the Plot; 

v. Timing of deliveries to and removals from the Plot (to avoid peak 

times, as agreed with Highways Authority, 07.00 to 9.00 and 16.00 

to 18.00, where possible); and 

vi. Travel plans for staff/personnel involved in demolition/construction 

works to detail the measures to encourage sustainable travel to the 

Plot during the demolition/construction phase; and 

vii. Joint arrangements with neighbouring developers for staff parking, 

Lorry Parking and consolidation of facilities such as concrete 

batching. 

d) The AQDMP will be in accordance with the Greater London Authority SPG 

Dust and Emissions Control (2014) and shall include: 

i. Mitigation measures to manage and minimise 

demolition/construction dust emissions during works; 

ii. Details confirming the Plot has been registered at 

http://nrmm.london; 

iii. Evidence of Non-Road Mobile Machinery (NRMM) and plant 

registration shall be available on site in the event of Local Authority 

Inspection; 

iv. An inventory of NRMM currently on site (machinery should be 

regularly serviced, and service logs kept on site, which includes 

proof of emission limits for equipment for inspection); 

v. A Dust Risk Assessment for the works; and 

vi. Lorry Parking, in joint arrangement where appropriate 

 

Additionally, the site or Contractor Company must be registered with 

the Considerate Constructors Scheme. Proof of registration must be 

sent to the Local Planning Authority prior to any works being carried 

out. 

 

Reason: To safeguard residential amenity, reduce congestion, protect air 

quality and the amenity of the locality, in accordance with Policies T1 and SI1 

of the London Plan (2021), Policy SP7 of the Haringey Local Plan (2017) and 

Policy DM1 of the Development Management DPD (2017). 

 

Secured by Design Accreditation 

16. Prior to the commencement of above ground works, details shall be submitted 

to and approved in writing by the Local Planning Authority to demonstrate that 

the building can achieve ‘Secured by Design' Accreditation. Accreditation 

must be achievable according to current and relevant Secured by Design 

guidelines at the time of above ground works. The development shall only be 

carried out in accordance with the approved details. 
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Reason: To ensure a safe/secure development and reduce crime, in 

accordance with Policy D3 of the London Plan (2021), Policy SP11 of the 

Haringey Local Plan (2017) and Policy DM2 of the Development Management 

DPD (2017). 

 

 

Secured by Design Certification 

17. Prior to first occupation of the development hereby approved, 'Secured by 

Design' certification shall be obtained for the building and thereafter all 

features are to be retained. 

 

Reason: To ensure a safe/secure development and reduce crime, in 

accordance with Policy D3 of the London Plan (2021),  Policy SP11 of the 

Haringey Local Plan (2017) and Policy DM2 of the Development Management 

DPD (2017). 

 

CCTV Locations 

18.  Prior to first occupation of the development hereby approved, details showing 

the location of CCTV cameras within the site and on the wider estate shall be 

submitted to and approved in writing by the Local Planning Authority. 

Thereafter, the CCTV cameras shall be installed in accordance with the 

approved details and shall be retained, unless otherwise agreed in writing by 

the Local Planning Authority. 

 

Reason: To ensure a safe/secure development and reduce crime, in 

accordance with Policy D3 of the London Plan (2021), Policy SP11 of the 

Haringey Local Plan (2017) and Policy DM2 of the Development Management 

DPD (2017). 

 

External Lighting 

19. Prior to first occupation of the development hereby approved, details showing 

the location of all new external lighting within the site and on the wider estate 

shall be submitted to and approved in writing by the Local Planning Authority. 

Thereafter, the lighting shall be installed in accordance with the approved 

details and shall be retained, unless otherwise agreed in writing by the Local 

Planning Authority. 

 

Reason: To ensure a safe/secure development and reduce crime, in 

accordance with Policy D3 of the London Plan (2021), Policy SP11 of the 

Haringey Local Plan (2017) and Policy DM2 of the Development Management 

DPD (2017). 

 

Fire Strategy 
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20.  The development shall be carried out in full accordance with the 

recommendations of the Fire Strategy (Vemco, dated: July 2022).  

 

Reason: To ensure that the development is acceptable in respect of fire 

safety, in accordance with Policy D12 of the London Plan (2021). 

 

Sustainable Drainage 

21. No development shall take place until a detailed Surface Water Drainage 

scheme for site has been submitted to and approved in writing by the Local 

Planning Authority. The detailed drainage scheme shall demonstrate that:  

a. More up-to-date FEH rainfall datasets are utilised rather than usage of 

FSR rainfall method; 

b. Any overland flows as generated by the scheme will be directed to 

follow the path that overland flows currently follow. A diagrammatic 

indication of these routes on plan demonstrating that these flow paths 

would not pose a risk to properties and vulnerable development. 

The development shall not be occupied until the Sustainable Drainage 

Scheme for the site has been completed in accordance with the approved 

details and thereafter the Sustainable Drainage Scheme shall be retained. 

 

Reason: To ensure that sustainable drainage is incorporated into this 

proposal, in accordance with Policy SI13 of the London Plan (2021) and 

Policy DM25 of the Development Management DPD (2017). 

 

Management of Drainage Scheme 

22. Prior to first occupation of the development hereby approved, a detailed 

management and maintenance plan for the Sustainable Drainage Scheme 

shall be submitted to and approved in writing by the Local Planning Authority. 

This shall include arrangements for adoption by an appropriate public body or 

statutory undertaker, management by Residents management company or 

other arrangements to secure the operation of the drainage scheme 

throughout the lifetime of the development. The Management Maintenance 

Schedule shall be implemented in accordance with the approved details and 

thereafter retained. 

 

Reason: To ensure that sustainable drainage is incorporated into this 

proposal, in accordance with Policy SI13 of the London Plan (2021) and 

Policy DM25 of the Development Management DPD (2017). 

 

Piling Method Statement 

23. No piling shall take place until a Piling Method Statement has been submitted 

to and approved in writing by the Local Planning Authority, in consultation with 

Thames Water. The Method Statement shall detail the depth and type of piling 

to be undertaken and the methodology by which such piling will be carried 
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out, including measures to prevent and minimise the potential for damage to 

subsurface sewerage infrastructure and the programme for the works. Any 

piling must be undertaken in accordance with the terms of the approved piling 

method statement. 

 

Reason: To protect local underground sewerage utility infrastructure, in 

accordance with Policy SI13 of the London Plan (2021) and Policy SP5 of the 

Haringey Local Plan (2017). 

 

Contamination 

24. Prior to the commencement of the development hereby approved, (other than 

for investigative work): 

a) Using the information already submitted in the Phase 1 Environmental 

Report (Contaminated Land Solutions, dated: 11 January 2020), chemical 

analyses on samples of the near surface soil, in order to determine 

whether any contaminants are present and to provide an assessment of 

classification for waste disposal purposes, shall be conducted. The site 

investigation must be comprehensive enough to enable; a risk assessment 

to be undertaken, refinement of the Conceptual Model, and the 

development of a Method Statement detailing any additional remediation 

requirements where necessary; 

b) The risk assessment and refined Conceptual Model, along with the site 

investigation report, shall be submitted to and approved in writing by the 

Local Planning Authority prior to that remediation being carried out on site; 

c) Where remediation of contamination on the site is required, completion of 

the remediation detailed in the method statement shall be carried out; and 

d) A report that provides verification that the required works have been 

carried out, shall be submitted to, and approved in writing by the Local 

Planning Authority before the development is occupied. 

 

Reason: To ensure the development can be implemented and occupied with 

adequate regard for environmental and public safety, in accordance with 

Policy DM23 of The Development Management DPD (2017). 

 

Unexpected Contamination 

25. If, during development, contamination not previously identified is found to be 

present at the site then no further development (unless otherwise agreed in 

writing with the Local Planning Authority) shall be carried out until a 

remediation strategy detailing how this contamination will be dealt with has 

been submitted to and approved in writing by the Local Planning Authority. 

The remediation strategy shall be implemented as approved. 

 

Reason: To ensure that the development is not put at unacceptable risk from, 

or adversely affected by, unacceptable levels of water pollution from 
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previously unidentified contamination sources, in accordance with Policy 

DM23 of The Development Management DPD (2017). 

 

Non-Road Mobile Machinery (NRMM) 

26.  a) No works shall commence on the site, until details of all the plant and 

machinery to be used during the construction phases have been submitted to 

and approved in writing by the Local Planning Authority. Evidence is required 

to meet Stage IIIB of EU Directive 97/68/ EC for both NOx and PM. No works 

shall be carried out on site until all Non-Road Mobile Machinery (NRMM) and 

plant to be used on the site of net power between 37kW and 560 kW has 

been registered at http://nrmm.london/. Proof of registration shall be submitted 

to the Local Planning Authority prior to the commencement of any works on 

site. 

 

b) An inventory of all NRMM must be kept on site during the course of the site 

preparation and construction phases. All machinery should be regularly 

serviced and service logs kept on site for inspection. Records should be kept 

on site which details proof of emission limits for all equipment. This 

documentation should be made available to local authority officers as required 

until development completion. 

 

Reason: To protect local air quality, in accordance with Policy SI1 of the 

London Plan (2021). 

 

Energy Plan 

27.  (a) Prior to the commencement of the development hereby approved, details 

of the energy strategy shall be submitted to and approved in writing by the 

Local Planning Authority. This shall be based on the submitted Energy 

Assessment (Eight Versa, Issue no.8, dated 30/01/2023), achieving a 

minimum carbon reduction of 76% over Part L 2013 with SAP10 carbon 

factors, with high fabric efficiencies, solar photovoltaic panels and air source 

heat pumps. This shall include the following: 

- Confirmation of how this development will meet the zero-carbon 

policy requirement following the Energy Hierarchy in line with 

Building Regulations Part L 2013 with SAP10 carbon factors; 

- A minimum 15.18 kWp solar photovoltaic array and how the 

energy will be used effectively on-site before exporting to the 

grid; 

- A maximum average space heating demand of 15 kWh/m2/year, 

aiming for 9 kWh/m2/year; 

- A minimum site-wide carbon reduction of 10% under Be Lean 

with SAP 2012 carbon factors; 

- Calculations showing how thermal bridging will be reduced; 
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- Specification and location of the proposed ASHPs and the top-

up electric immersion heaters, their seasonal coefficient of 

performance, seasonal performance factor for heating, with 

plans showing the ASHP pipework and layout; 

- Details of the PV, demonstrating the roof area has been 

maximised, with the following details: a roof plan; the number, 

angle, orientation, type, and efficiency level of the PVs; how 

overheating of the panels will be minimised; their peak output 

(kWp); 

- Specification and efficiency of the proposed Mechanical 

Ventilation and Heat Recovery (MVHR), with plans showing the 

rigid MVHR ducting and location of the units; 

- A metering strategy. 

 

(b) The solar PV arrays and air source heat pumps must be installed 

and brought into use prior to first occupation. Six months following the 

first occupation, evidence that the solar PV arrays have been installed 

correctly and are operational shall be submitted to and approved by the 

Local Planning Authority, including photographs of the solar array, 

installer confirmation, an energy generation statement for the period 

that the solar PV array has been installed, and a Microgeneration 

Certification Scheme certificate. 

 

The final agreed energy strategy shall be installed and operational prior 

to the first occupation of the development. The development shall be 

carried out strictly in accordance with the details so approved and shall 

be operated and maintained as such thereafter. The solar PV array 

shall be also installed with monitoring equipment prior to completion 

and shall be maintained at least annually thereafter. 

 

Reason: To ensure the development reduces its impact on climate change by 

reducing carbon emissions on site, in compliance with the Energy Hierarchy, 

and in line with Policy SI2 of the London Plan (2021) and Policy SP4 of the 

Haringey Local Plan (2017). 

 

Sustainability Review 

28. Prior to occupation of the development hereby approved, an assessment shall 

be submitted to and approved in writing by the Local Planning Authority, 

which shall include an as built detailed energy assessment of the 

development prepared in accordance with the Development Plan which: 

 explains and provides evidence to demonstrate whether or not the 

development has been constructed and completed in accordance with 

the approved Energy Plan, in particular whether the 100% CO2 

emission reduction target has been met;  
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 explains and provides evidence to demonstrate whether or not the 

development following Occupation complies with London Plan and 

Council policies; 

 calculates and explains the amount of the additional Carbon Offsetting 

Contribution (if any) to be paid by the Owners to the Council where the 

development has not been constructed and completed in accordance 

with the Energy Plan;  

 provides evidence to support (a) to (c) above including but not limited 

to photographic evidence, air tightness test certificates and as-built 

energy performance certificates; and 

 such other information reasonably requested by the Council.  

 

Reason: To ensure the development reduces its impact on climate change by 

reducing carbon emissions on site, in compliance with the Energy Hierarchy, 

in line with Policy SI2 of the London Plan (2021) and Policy SP4 of the 

Haringey Local Plan (2017). 

 

Occupant Energy Use 

29. Within one year of first occupation, evidence shall be submitted to and 

approved by the Local Planning Authority to demonstrate how the 

development has performed against the approved Energy Strategy and to 

demonstrate how occupants have been taken through training on how to use 

their homes and the technology correctly and in the most energy efficient way 

and that any issues have been dealt with. This should include energy use 

data for the first year and a brief statement of occupant involvement to 

evidence this training and engagement 

 

Reason: To ensure the development reduces its impact on climate change by 

reducing carbon emissions on site in compliance with the Energy Hierarchy, in 

line with Policy SI2 of the London Plan (2021) and Policy SP4 of the Haringey 

Local Plan (2017). 

 

Be Seen 

30. a) Prior to the completion of the superstructure, a detailed scheme for energy 

monitoring shall be submitted to and approved in writing by the Local Planning 

Authority. This shall include details of: suitable automatic meter reading 

devices, for the monitoring of energy use and renewable/low carbon energy 

generation. The monitoring mechanisms approved in the monitoring strategy 

shall be made available for use prior to the first occupation of the 

development. 

 

b) Prior to the development being occupied, the Owner shall provide updated 

accurate and verified ‘as-built’ design estimates of the ‘Be Seen’ energy 
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performance indicators for each Reportable Unit of the development, as per 

the methodology outlined in the ‘As-built stage’ chapter/section of the GLA ‘Be 

Seen’ energy monitoring guidance. 

 

c) Within one year of first occupation, evidence shall be submitted to and 

approved in writing by the Local Planning Authority to demonstrate how the 

development has performed against the approved Energy Strategy and to 

demonstrate how occupants have been taken through training on how to use 

their homes and the technology correctly and in the most energy efficient way 

and that any issues have been dealt with. This should include energy use 

data for the first year and a brief statement of occupant involvement to 

evidence this training and engagement.   

 

d) Upon completion of the first year of occupation or following the end of the 

Defects Liability Period (whichever is the later) and at least for the following 

four years after that date, the Owner is required to provide accurate and 

verified annual in-use energy performance data for all relevant indicators 

under each reportable unit of the development as per the methodology 

outlined in the ‘In-use stage’ chapter/section of the GLA ‘Be Seen’ energy 

monitoring guidance document (or any document that may replace it).  

 

All data and supporting evidence should be submitted to the GLA using the 

‘Be Seen’ reporting webform (https://www.london.gov.uk/what-

wedo/planning/implementing-london-plan/london-planguidance-and-spgs/be-

seen-energymonitoring-guidance). ) If the ‘In-use stage’ evidence shows that 

the ‘As-built stage’ performance estimates have not been or are not being 

met, the Owner should investigate and identify the causes of 

underperformance and the potential mitigation measures and set these out in 

the relevant comment box of the ‘Be Seen’ in-use stage reporting webform. 

An action plan comprising measures shall be submitted to and approved in 

writing by the GLA, identifying measures which would be reasonably 

practicable to implement and a proposed timescale for implementation. The 

action plan and measures approved by the GLA should be implemented by 

the Owner as soon as reasonably practicable.  

 

Reason: To ensure that the development can comply with the Energy 

Hierarchy, in line with Policy SI2 of the London Plan (2021) and Local Plan 

Policy SP4 of the Haringey Local Plan (2017). 

 

Overheating 

31. Prior to first occupation of the development hereby approved, details of the 

external shading and secure ventilation panels shall be submitted to and 

approved in writing by the Local Planning Authority. This should include the 

fixing mechanism and specification. Overheating modelling for the corridors 
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must also be undertaken in line with CIBSE TM59 with the London Weather 

Centre file. 

The following overheating measures shall be installed prior to first occupation 

and be retained for the lifetime of the development to reduce the risk of 

overheating in habitable rooms in line with the Overheating Analysis (Eight 

Versa dated: 6 October 2022): 

 Minimum 60% of free openable area of windows with secure ventilation 

panels for accessible habitable rooms; 

 External shading fins and louvres; 

 G-values of 0.45; 

 Mechanical ventilation with heat recovery and a summer bypass; 

 No active cooling; and 

 Hot water pipes insulated to high standards with maximum heat losses 

as modelled. 

If the design of the building is amended and will impact on the overheating 

risk of any units, a revised Overheating Strategy must be submitted as part of 

the amendment application. 

 

Reason: In the interest of reducing the impacts of climate change and 

mitigating overheating risk, in accordance with Policy SI4 of the London Plan 

(2021) and Policy SP4 of the Haringey Local Plan (2017) and Policy DM21 of 

the Development Management DPD (2017). 

 

Water Efficiency 

32. The development hereby approved shall minimise the use of mains water by 

achieving mains water consumption of 105 litres or less per head, per day 

(excluding allowance of up to five litres for external water consumption) and 

shall achieve at least the BREEAM excellent standard for the ‘Wat 01’ water 

category (12.5% improvement over baseline standard) or equivalent. 

 

Reason: In order to achieve lower water consumption rates, in accordance 

with Policy SI5 of the London Plan (2021), Policy SP4 of the Haringey Local 

Plan (2017) and Policy DM29 of the Development Management DPD (2017). 

 

Residents Satisfaction Survey 

33. No later than 12 months after the first occupation of the development hereby 

approved, a Resident Satisfaction Survey shall be undertaken and the results 

reported to the Local Planning Authority. The survey shall seek the views of 

residents in relation to the quality, functionality, useability and management of 

the development and set out any measures to address issues thereafter. 
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Reason: To ensure the quality of the housing design and layout, in 

accordance with Policy SP2 of the Haringey Local Plan (2017) and Policy 

DM12 of the Development Management DPD (2017). 

Informatives 
 
INFORMATIVE: CIL 
Based on the information given on the plans, the Mayoral CIL charge will be 
£85,980.60 (1332m2 x £64.55) and the Haringey CIL charge will be £490,335.84 
(1332m2 x £368.12). The development is likely to be eligible for social housing relief 
which could reduce the liability to £0, subject to the appropriate forms being served 
and evidence provided. This will be collected by Haringey after/should the scheme 
is/be implemented and could be subject to surcharges for failure to assume liability, 
for failure to submit a commencement notice and/or for late payment, and subject to 
indexation in line with the construction costs index. 
 
INFORMATIVE: Land Ownership 
The applicant is advised that this planning permission does not convey the right to 
enter onto or build on land not within his ownership. 
 
INFORMATIVE: Party Wall Act 
The applicant's attention is drawn to the Party Wall Act 1996 which sets out 
requirements for notice to be given to relevant adjoining owners of intended works on 
a shared wall, on a boundary or if excavations are to be carried out near a 
neighbouring building. 
 
INFORMATIVE: Hours of Construction Work  
The applicant is advised that under the Control of Pollution Act 1974, construction 
work which will be audible at the site boundary will be restricted to the following hours:- 
8.00am - 6.00pm Monday to Friday  
8.00am - 1.00pm Saturday  
and not at all on Sundays or Bank Holidays. 
 
INFORMATIVE: Numbering 
The new development will require numbering. The applicant should contact the Local 
Land Charges at least six weeks before the development is occupied (tel. 020 8489 
3472) to arrange for the allocation of a suitable addresses. 
 
INFORMATIVE: Designing Out Crime Officer 
The applicant must seek the continual advice of the Metropolitan Police Service 
Designing Out Crime Officers (DOCOs) to achieve accreditation. The services of 
MPS DOCOs are available free of charge and can be contacted via 
docomailbox.ne@met.police.uk or 0208 217 3813. 
 
INFORMATIVE: London Fire Brigade (Building Regulations) 
The applicant is advised that development should be desgined to meet all the 
requirements of Approved Document B (Fire Safety). 
 
INFORMATIVE: London Fire Brigade (Signage)  
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To assist the fire service to identify each floor in a block of flats the applicant is 
advised to provide floor identification sings and flat indicator signs.  
 
INFORMATIVE: Thames Water (Ground Water Risk Management Permit) 
A Groundwater Risk Management Permit from Thames Water will be required for 
discharging groundwater into a public sewer. Any discharge made without a permit is 
deemed illegal and may result in prosecution under the provisions of the Water 
Industry Act 1991. We would expect the developer to demonstrate what measures he 
will undertake to minimise groundwater discharges into the public sewer. Permit 
enquiries should be directed to Thames Water’s Risk Management Team by 
telephoning 020 3577 9483 or by emailing trade.effluent@thameswater.co.uk. 
Application forms should be completed on line via www.thameswater.co.uk. Please 
refer to the Wholsesale; Business customers; Groundwater discharges section. 
 
INFORMATIVE: Thames Water (Water Pressure) 
Thames Water will aim to provide customers with a minimum pressure of 10m head 
(approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames 
Waters pipes. The developer should take account of this minimum pressure in the 
design of the proposed development. 
 
INFORMATIVE: Thames Water (Underground Water Assets) 
The proposed development is located within 15m of Thames Waters underground 
assets, as such the development could cause the assets to fail if appropriate 
measures are not taken. Please read guide ‘working near our assets’ to ensure your 
workings are in line with the necessary processes you need to follow if you’re 
considering working above or near pipes or other structures. 
https://www.thameswater.co.uk/developers/larger-scaledevelopments/planning-your-
development/working-near-our-pipes Should you require further information 
please contact Thames Water. Email: developer.services@thameswater.co.uk 
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Appendix 2: Consultation Responses 
 
Consultee Responses 
 
Stakeholder Question/Comment Response 

INTERNAL   

   

Arboricultural Officer I hold no objections, from an arboricultural point of view to the proposal. 
An arboricultural tree survey has been carried out by Arbtech Consulting. The report has 
been carried out to British Standard 5837: 2012 Trees in relation to design, demolition and 
construction- Recommendations and is dated 26th August 2022. 
 
I concur with much of the report including the tree quality classification. 
Three low grade tree have been designated fells ( one U Plum Cherry and two category C 
trees a Whitebeam and Cherry). 
 
Providing all the sections within the report are adhered to and conditioned including the tree 
protection plan, site specific arboricultural method statements, and onboard arboriculturist to 
completion I hold no objections. 
 
Special attention to the works within the root protection areas of T31, T32, T35 and 37 have 
been highlighted. The proposed operations appear feasible. 
 
A landscape plan highlights new planting ad trees however, no species list of specification 
has been given. We would like to see good diversity, interest, urban fitness, net gain in 
canopy cover, a five-year aftercare plan to establish independence in the landscape, and 
replacement of any losses. 

Comments noted. 

Building Control This office has no objection to this planning application. This type of application will be 
subject to ‘Gateway 1’ consultation with the fire authority, and a full building regulations 
review will be undertaken as part of the Building Control process.  
 
Building Control have the following comments to make: 
Part B: Fire safety 
1- Level of fire protection and fire resistance to corridor serving the firefighting shaft at ground 
floor to be agreed with the Fire Authority. 

Comments noted. 
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Stakeholder Question/Comment Response 

2- Fire Evacuation alert system to be provided in accordance with BS8629. 
3- Alternative means of escape from the ground floor wheelchair unit to be developed. 
Part O: Overheating: 
4- To achieve the optimum thermal comfort levels for occupants, all windows will have to be 
fully operable at all times, which may be difficult to achieve particularly at ground and first-
floor levels for extreme weather scenarios. 
Part M: Access 
5- Clarify which flats are to achieve M4 (1) & M4(2) as stated in clause 6.46 of planning 
statement. 
6- Approved Document M4(3) covers both adaptable, M4(3)(2)(a), and accessible, 
M4(3)(2)(b), units; Planning statement not clear if the single wheelchair unit is adaptable or 
fully accessible. 

Carbon Management Response 18/01/2023 
 
In preparing this consultation response, we have reviewed: 
• Energy Assessment prepared by Eight Versa (dated 6 October 2022) 
• Overheating Analysis (prepared by Eight Versa (dated 6 October 2022) 
• Lifetime Carbon Assessment prepared by JAW (dated 20 October 2022) 
• Sustainability Statement prepared by Eight Versa (dated 28 September 2022) 
• Relevant supporting documents. 
 
1. Summary 
The development achieves a reduction of 84% carbon dioxide emissions on site, which is 
supported in principle. However, this application was submitted before 1st January 2023, so 
the strategy and the carbon reduction figures should be calculated under Part L 2013 and 
SAP10 carbon factors to be policy compliant. 
 
Some further minor clarifications must be provided with regard to the Energy Strategy. 
Planning conditions have been recommended to secure the benefits of the scheme and deal 
with the outstanding information in the Energy Strategy. 
 
The proposed biodiversity and climate change adaptation benefits are supported in this 
application. 
 

Comments noted and 
conditions/obligations 
attached.  
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Stakeholder Question/Comment Response 

2. Energy – Overall 
Policy SP4 of the Local Plan Strategic Policies, requires all new development to be zero 
carbon (i.e. a 100% improvement beyond Part L (2013)). The London Plan (2021) further 
confirms this in Policy SI2. 
 
The overall predicted reduction in CO2 emissions for the development shows an 
improvement of approximately 84% in carbon emissions with SAP10.2 carbon factors, from 
the Baseline development model (which is Part L 2021 compliant). This represents an annual 
saving of approximately 12.5 tonnes of CO2 from a baseline of 14.9 tCO2/year. 
 
London Plan Policy SI2 requires major development proposals to calculate and minimise 
unregulated carbon emissions, not covered by Building Regulations. The calculated 
unregulated emissions are: 18.52 tCO2 
 
Residential (SAP10.2 emission factors) 

 Total regulated 
emissions 
(Tonnes CO2 / year) 

CO2 savings 
(Tonnes CO2 / year) 

Percentage savings 
(%) 

Part L 2021 baseline 14.89   

Be Lean 13.16 1.74 11.7% 

Be Clean 13.16 0 0% 

Be Green 2.39 10.77 72.3% 

Cumulative Savings  12.51 84% 

Carbon Shortfall to 
offset (tCO2) 

2.39 (TBC)   

 
Energy – Lean 
The applicant has proposed a saving of 1.74 tCO2 in carbon emissions (11.7%) through 
improved energy efficiency standards in key elements of the build. This goes beyond the 
minimum 10% in principle, but this should be achieved with SAP2012 carbon factors.  
 
The following u-values, g-values and air tightness are proposed: 
 

Floor u-value 0.10 W/m2K 
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Stakeholder Question/Comment Response 

External wall u-value 0.16 W/m2K 

Roof u-value 0.10 W/m2K 

Door u-value 1.30 W/m2K 

Window u-value 1.10 W/m2K 

G-value 0.45 

Air permeability rate 3 m3/hm2@ 50Pa 

Ventilation strategy Mechanical ventilation with heat recovery 
(MVHR 94% efficiency; 0.4-0.43 W/l/s 
Specific Fan Power) Natural ventilation 

Thermal bridging Accredited Construction Details 

Low energy lighting 100% with 100Lm/W; PIR sensors 

Heating system (efficiency / emitter) Gas boiler (baseline); 89.5% efficiency 

Thermal mass High 

Space heating requirement 9 kWh/m2/year 

Improvement from the target fabric 
energy efficiency (TFEE) 

2% improvement, from 42.2 to 43 
MWh/year 

Primary Energy 66% improvement, from 26.4 to 77.5 
MWh/year 

 
Overheating is dealt with in more detail below. 
 
Energy – Clean 
London Plan Policy SI3 calls for major development in Heat Network Priority Areas to have 
a communal low-temperature heating system, with the heat source selected from a hierarchy 
of options (with connecting to a local existing or planned heat network at the top). Policy 
DM22 of the Development Management Document supports proposals that contribute to the 
provision and use of Decentralised Energy Network (DEN) infrastructure. It requires 
developments incorporating site-wide communal energy systems to examine opportunities 
to extend these systems beyond the site boundary to supply energy to neighbouring existing 
and planned future developments. It requires developments to prioritise connection to 
existing or planned future DENs. 
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Stakeholder Question/Comment Response 

The applicant is not proposing any Be Clean measures. The site is not within reasonable 
distance of a proposed Decentralised Energy Network (DEN). A Combined Heat and Power 
(CHP) plant would not be appropriate for this site. 
Energy – Green 
As part of the Be Green carbon reductions, all new developments must achieve a minimum 
reduction of 20% from on-site renewable energy generation to comply with Policy SP4. 
 
The application has reviewed the installation of various renewable technologies. The report 
concludes that air source heat pumps (ASHPs) and solar photovoltaic (PV) panels are the 
most viable options to deliver the Be Green requirement. A total of 10.77 tCO2 (72.3%) 
reduction of emissions are proposed under Be Green measures. 
 
The solar array peak output would be 15.18 kWp, which is estimated to produce around 
13,110 kWh/year of renewable electricity per year, equivalent to a reduction of 1.8 
tCO2/year. The array of 46 panels would be mounted on a roof area of around 90 m2, at a 
30° angle, facing south. 
 
The communal air-to-water ASHP system (min. SCOP of 2.80) will provide hot water and 
heating to the dwellings through underfloor heating for 80% of demand (with an electric 
immersion heater providing the remaining 20%). A distribution loss of less than 1.1 should 
be achieved. 
 
Actions: 
- How will the solar energy be used on site (before surplus is exported onto the grid)? 
- Please identify on the plans where the air source heat pumps will be located and how the 
units will be mitigated in terms of visual and noise impact. 
 
Energy – Be Seen 
London Plan Policy SI2 requests all developments to ‘be seen’, to monitor, verify and report 
on energy performance. The GLA requires all major development proposals to report on their 
modelled and measured operational energy performance. This will improve transparency on 
energy usage on sites, reduce the performance gap between modelled and measured 
energy use, and provide the applicant, building managers and occupants clarity on the 
performance of the building, equipment and renewable energy technologies. 
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Stakeholder Question/Comment Response 

 
The applicant should install metering equipment on site, with sub-metering by dwelling. 
 
Demonstrate that the planning stage energy performance data has been submitted to the 
GLA webform for this development: (https://www.london.gov.uk/what-
wedo/planning/implementing-london-plan/london-plan-guidance/be-seen-energy-
monitoringguidance/be-seen-planning-stage-webform) 
 
3. Carbon Offset Contribution 
A carbon shortfall of 2.39 tCO2/year remains based on SAP10.2 factors. The remaining 
carbon emissions will need to be offset at £95/tCO2 over 30 years. This generates an 
indicative offset contribution of £6,805 but will need to be recalculated.  
 
4. Overheating 
London Plan Policy SI4 requires developments to minimise adverse impacts on the urban 
heat island, reduce the potential for overheating and reduce reliance on air conditioning 
systems. Through careful design, layout, orientation, materials and incorporation of green 
infrastructure, designs must reduce overheating in line with the Cooling Hierarchy. 
 
In accordance with the Energy Assessment Guidance, the applicant has undertaken a 
dynamic thermal modelling assessment in line with CIBSE TM59 with TM49 weather files, 
and the cooling hierarchy has been followed in the design. The report has modelled 48 
habitable rooms, 15 homes and 0 corridors under the London Weather Centre files. 
 
Results are listed in the table below. 
 

 Number of habitable rooms pass TM59 

DSY1 2020s 48/48 

DSY2 2020s 23/48 

DSY3 2020s 20/48 

DSY2 2020s (with mitigation) 23/48 

DSY3 2020s (with mitigation) 23/48 
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Stakeholder Question/Comment Response 

All rooms pass the overheating requirements for 2020s DSY1. In order to pass this, the 
following measures will be built: 
-Natural ventilation, with openable areas of 60% with secure night-time vents at ground floor 
for openable windows 
- MVHR with summer bypass 
- Glazing g-value of 0.45 
- Fixed shading: side fins and external louvres 
- No active cooling 
 
Proposed future mitigation measures include: 
- Reduce g-value to 0.2 
- Further external shading 
 
The submitted overheating strategy is considered acceptable. 
 
5. Sustainability 
Policy DM21 of the Development Management Document requires developments to 
demonstrate sustainable design, layout and construction techniques. The sustainability 
section in the report sets out the proposed measures to improve the sustainability of the 
scheme, including transport and connectivity, health and wellbeing, materials and waste, 
water efficiency, flood risk mitigation and SuDS, adaptation to climate change, energy and 
CO2 emissions and land use and ecology. 
 
Urban Greening / Biodiversity 
All development sites must incorporate urban greening within their fundamental design and 
submit an Urban Greening Factor Statement, in line with London Plan Policy G5. London 
Plan Policy G6 and Local Plan Policy DM21 require proposals to manage impacts on 
biodiversity and aim to secure a biodiversity net gain. Additional greening should be provided 
through high-quality, durable measures that contribute to London’s biodiversity and mitigate 
the urban heat island impact. This should include tree planting, shrubs, hedges, living roofs, 
and urban food growing. Specifically, living roofs and walls 
are encouraged in the London Plan. Amongst other benefits, these will increase biodiversity 
and reduce surface water runoff. 
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Stakeholder Question/Comment Response 

The development achieves an Urban Greening Factor of 1.73, which far exceeds the interim 
minimum target of 0.4 for predominantly residential developments in London Plan Policy G5. 
The proposed extensive landscaping with flood risk mitigation and climate change 
adaptation benefits is supported. 
 
No Biodiversity Net Gain calculation can be found. This should be submitted against the 10% 
requirement as set out in the Environment Act 2021. 
 
Living roofs 
All development sites must incorporate urban greening within their fundamental design, in 
line with London Plan Policy G5. 
 
The development is proposing an extensive living roof in the development. All landscaping 
proposals and living roofs should stimulate a variety of planting species. Mat-based, sedum 
systems are discouraged as they retain less rainfall and deliver limited biodiversity 
advantages. The growing medium for extensive roofs must be 120-150mm deep to ensure 
most plant species can establish and thrive and can withstand periods of drought. Living 
walls should be rooted in the ground with sufficient substrate depth. Living roofs are 
supported in principle, subject to detailed design. Details for living roofs will need to be 
submitted as part of a planning condition. 
 
Whole Life-Cycle Carbon Assessments 
Policy SI2 requires developments referable to the Mayor of London to submit a Whole Life-
Cycle Carbon Assessment and demonstrate actions undertaken to reduce life-cycle 
emissions. 
 
This application is not required to submit a full statement. However, the total calculated 
emissions based on the GIA (without grid decarbonisation) is estimated at:  
 

 Estimated carbon 
emissions 

GLA benchmark 

Modules A-C (excl 
B6, B7 and incl. 
sequestration)  

721.8 kgCO2e/m2 
 

Meets GLA target (<1200 
kgCO2e/m2) and the 
aspirational benchmark 
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Stakeholder Question/Comment Response 

(<800 kgCO2e/m2). 

 
6. Planning Obligations Heads of Terms 
- Estimated carbon offset contribution (and associated obligations) of £6,805 (indicative), 
plus a 10% management fee (based on £2,850 per tonne of carbon emissions) 
 
7. Planning Conditions 
Energy Plan 
Sustainability Review 
Occupant Energy Use 
Be Seen 
Overheating 
Living Roof 
Biodiversity 
 
Response 16/02/2023 
In preparing this consultation response, we have reviewed: 
• Energy Assessment prepared by Eight Versa (dated 30 January 2023) 
• Sustainability Statement prepared by Eight Versa (dated 30 January 2023) 
 
Summary 
Revised carbon reduction calculations have been undertaken in line with Part L 2013. The 
revised performance has been noted below. 
 

 Total regulated 
emissions 
(Tonnes CO2 / 
year) 

CO2 savings 
(Tonnes CO2 / 
year) 

Percentage 
savings 
(%) 

Part L 2013 
baseline 

17.30   

Be Lean 14.14 3.16 18.3% 

Be Clean 14.14 0 0% 

Be Green 4.17 9.98 57.7% 
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Cumulative 
savings 

 13.14 75.9% 

Carbon shortfall 
to 
offset (tCO2) 

4.17   

Carbon offset  
contribution 

£95 x 30 years x 4.17 tCO2/year = £11,884.50 
 

 
An estimated reduction of emissions of 76% can be achieved on this site. 
 
A carbon offset contribution of £11,884.50 is due to make this development policy compliant 
 
Conclusion 
The revised information is acceptable and sufficient to support this development. 
 

Conservation Officer The proposed development will be erected on a rectangular sized,  compact site fronting 
Boyton Road and located to the east of the Campsbourne Cottages Conservation Area that 
includes the locally listed Campsbourne School. 
 
It is a residential development with a compact yet interestingly articulated plan form 
comprising three blocks respectively 4, 5 and 7 storeys high. 
 
This new building will be located adjacent to the existing 6 -storey-on-pilotis Wat Tyler house, 
and by virtue of its articulated plan form and interestingly varied height will mediate between 
the scale and appearance of Wat Tyler and other more traditional, low-rise houses located 
in the immediate surrounding of the development site. 
 
The scale, height and overall proportions of the proposed scheme appear as a successful, 
context-led,  design response to the surrounding urban character. The proposed scheme 
and landscape design have great potential to enhance the urban quality of the area in the 
setting of the Conservation Area. However, the new development will be barely visible from 
the Conservation Area and in the background of Campsbourne school in eastward views   
towards the development site and it will therefore have a neutral impact on the character and 
appearance of the Conservation Area and will cause no harm to its significance. 

Comments noted.  
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Stakeholder Question/Comment Response 

 
The proposed scheme is fully supported from the conservation standpoint. 

Flood Water & 
Management  

Having reviewed the applicant’s submitted RIBA Stage 2, SuDS Strategy, Boyton Road 
report reference number 5641 - Boyton Road - SuDS Strategy-2209-08nv issue number 1, 
dated 8th September 2022 as prepared by Eight Verga consultant, we are generally content 
with the overall methodology as mentioned within the above documents, subject to following 
planning conditions to be implemented regarding the Surface water Drainage Strategy and 
it’s management and maintenance plan.  
 
Surface Water Drainage condition  
 
No development shall take place until a detailed Surface Water Drainage scheme for site 
has been submitted and approved in writing by the Local Planning Authority. The detailed 
drainage scheme shall demonstrate that : 
 
a) For the calculations above, we request that the applicant utilises more up to date FEH 
rainfall datasets rather than usage of FSR rainfall method.  
b) Any overland flows as generated by the scheme will need to be directed to follow the path 
that overland flows currently follow. A diagrammatic indication of these routes on plan 
demonstrating that these flow paths would not pose a risk to properties and vulnerable 
development.   
c) The development shall not be occupied until the Sustainable Drainage Scheme for the 
site has been completed in accordance with the approved details and thereafter retained.  
 
Reason : To endure that the principles of Sustainable Drainage are incorporated into this 
proposal and maintained thereafter. 
 
Management and Maintenance condition  
 
Prior to occupation of the development hereby approved, a detailed management 
maintenance plan for the lifetime of the development, which shall include arrangements for 
adoption by an appropriate public body or statutory undertaker, management by Residents 
management company or other arrangements to secure the operation of the drainage 
scheme throughout the lifetime of the development. The Management Maintenance 

Comments noted and 
conditions attached. 
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Schedule shall be constructed in accordance with the approved details and thereafter 
retained.  
 
Reason: To prevent increased risk of flooding to improve water quality and amenity to ensure 
future maintenance of the surface water drainage system 
 

Pollution Having considered all the relevant supportive information especially the Energy Statement 
dated 6th October, 2022 with the use of Air Source Heat Pump (ASHP) and Photovoltaic 
Panels (PV) as the development source of energy, Air Quality Assessment Report with 
reference 20-7053 prepared by Syntegra Consulting Ltd dated October 2022 taken note of 
sections 3 (Methodology), 4 (Baseline), 5 (Assessment), 6 (Air Quality Neutral Assessment) 
and 7 (Conclusions) as well as Phase I Environmental Report with reference 1059 – P1E – 
1 – A prepared by Contaminated Land Solutions Ltd dated 11th January 2020 taken note of 
sections 7 (Site History), 9 (Potential Contamination), 10 (Risk Assessment), 11 (Site Work), 
12 (Site Development Considerations) and 13 (Conclusions), please be advise that we have 
no objection to the proposed development in respect to air quality and land contamination 
but the following planning conditions and informative are recommend should planning 
permission be granted. 
 
Conditions 
- Land Contamination 
- Unexpected Contamination   
- NRMM 
- Demolition/Construction Environmental Management Plan 

Commented noted and 
conditions attached. 

Transportation   Location and access 
This site is located to the eastern side of Boynton Road, north of the junction of Boynton 
Road with Eastfield Road. It has a PTAL value of 1B, considered ‘very poor’ accessibility to 
public transport services. The only public transport services included within the 
PTAL/WEBCAT walk criteria are 2 bus services, which are 7 to 8 minutes’ walk from the site 
at Hornsey High Street.  
 
However, just outside of the PTAL/WEBCAT walk distance criteria are additional bus 
services plus Hornsey Railway Station (a 14-minute walk). These services are not 

Comments noted and 
conditions attached. 
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considered beyond what most occupiers will be comfortable to walk to, so the site is perhaps 
better located for public transport than the PTAL value indicates. 
 
The site is not within any of the Borough’s formal CPZs, the nearest is the Hornsey North 
CPZ, which is 200 - 300m to the south of the site.  
 
Active travel audit 
The TA includes an Active Travel Audit, which looks at the locations/connections to local 
shops, services and facilities.  As commented earlier Hornsey Station is around a 14 minute 
walk from the site, and other local facilities are within short walks. Alexandra Park is a 4 
minute walk away, the High Street in Hornsey with multiple shops and local services is a 5 
– 6 minute walk away, so many essential services and shops are close by such as food 
shops, pharmacies etc. 
 
Road safety/accident history 
For the 5 year period to September 2021, 6 accidents were recorded within the area 
surrounding the site. There were no recorded accidents within Boyton Road or any of the 
other roads to the perimeter of the site used for direct access. The accidents recorded were 
some distance from the site on High Street, Priory Road and Tottenham Lane. Current 
records do not indicate a road safety issue along the streets directly accessing this site. 
 
Healthy Streets Assessment 
A number of routes to local facilities to and from the site have been reviewed, these are to; 
 
• Hornsey Station 
• Alexandra Park and Alexandra Palace Station 
• St Mary’s Church of England Primary & Junior School 
• Queenswood Medical Centre 
 
The route assessment/inspections report that three of the routes are pleasant and 
comfortable, and no improvements are recommended. The survey details that there are 
sections of the route to The Queenswood Medical centre where the footway surface quality 
is poor, particularly along Barrington Road, where there also trees causing width restrictions 
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along the footway, and an absence of tactile paving at some crossovers along Hornsey High 
Street. 
 
The survey also recorded there is no step free access at either of the two rail stations. 
 
3 of the four routes reviewed do not require any improvements as such and provide a good 
and encouraging environment for walking.  The issues that were recorded with the route to 
the medical centre could be partly addressed by Highway/footway maintenance, and the 
issue of step free access at the railway stations is out of the scope of this development of 
course. In balance, the walk routes are encouraging with respect to foot trips to the local 
facilities for this site.  
 
Trip generation 
The TA details the proposed/predicted trip generation for this development. The absolutely 
numbers given  is only 15 units are low, and will not create any tangible highway or public 
transport network and service impacts. The 2011 census was used to predicted mode share, 
and this detailed the car mode share for journeys to work at 34%. It is expected this mode 
share will have reduced since the surveys for the 2011 census due to the uplift in walking, 
cycling and public transport mode shares since then. 
 
Car Parking considerations 
This development is proposed as car free, and also includes commentary that upon 
reinstatement of the to be redundant crossover at the existing car park access, a blue badge 
bay can be implemented at the kerbside.  The physical works for reinstating the crossover 
and implementing the blue badge bay should be included in and funded by this development.  
 
In order to build out this development, there will be a loss of 24 off street parking spaces. It 
is assumed these spaces are currently allocated to Homes for Haringey tenants, with some 
form of permit management arrangements.  
 
A Parking Stress Survey has been submitted, which was carried out during June 2021. This 
recorded stresses and activity within both the public highway streets and Homes for Haringey 
areas and parking courts. Surveys were carried out both for two overnight scenarios plus a 
midday.  The highest stresses were unsurprisingly recorded with the overnight surveys. 
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On the busiest night the survey recorded an overall parking stress of 87%, with 96 spaces 
available out of 714. Breaking that down into on street and off highway spaces, 66 spaces 
were available out of 506, and within HfH streets/courts, 30 spaces available out of 208. 
Parking stresses in percentage terms were identical. 22 vehicles were observed parking 
within the 24 space car park which is intended to be redeveloped. 
 
The available spaces on the highway were concentrated within the adjacent and closest 
streets to the site, namely Boyton Road (19 spaces) Eastfield Road (14 spaces), and 
Newland Road (10 spaces). Smaller amounts of availability were recorded on other close 
streets and within the HfH parking courts.  
 
The above stresses were calculated/based on a 5m car length. A 6m car length was also 
considered with the parking survey data recorded, and the TA details that this would result 
in stresses of 100% plus within the unrestricted parking areas, and in excess of this in some 
streets. Whilst it is generally appropriate to consider a 6m car length in some instances, with 
this proposal, given there were multiple spaces observed as available within the surveys, 
the 5m car length is more appropriate with regards to reflecting actual parking conditions.  
 
The redevelopment of the car park will lead to additional parking demands materialising on 
street, from both the current car park users, plus any new parking demands that arise from 
the 15 units proposed.  Local levels of car ownership recorded in the 2011 census were 0.43 
vehicles per household, across all dwelling sizes and tenure types. This level of car 
ownership is likely to have reduced slightly since the time of this survey, as has happened 
London wide. It is also noted that only one of the proposed dwellings here is a family sized 
unit, otherwise there are 1 and 2 bedroom units proposed which normally display lower levels 
of car ownership than family sized units.  Therefore, it is likely that demands from the 15 
proposed 1 and 2 bedroom units will be relatively minor. The TA suggests a demand of 6 
vehicles arising from the new units, which would be the basis for assessment. 
 
The additional demands arising would therefore be for 28 vehicles seeing to park in total, 
which would raise local parking stresses from 87% to 91%, with 68 parking spaces remaining 
available. 
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Summarising with respect to car parking, the additional demands from the 15 new units are 
not expected to be excessive, however the relocation of the vehicles currently using the car 
park will be onto the local roads close to the development site.  Parking stresses will increase 
and levels are already in the range considered to be ‘stressed’ given then exceed 85%. 
However, it is acknowledged that there would still be an estimated 68 spaces available within 
a 200m walk of the site.  
 
As this site is not within any formal CPZ, and the PTAL of the site is low it is not possible to 
formalise the development as permit free to reduce new parking demand.  
 
The provision of sustainable transport initiatives to potentially reduce car ownership and 
usage demands from the new units will be essential, and these will include the provision of 
high quality, conveniently located and secure cycle parking for all residents, provided to the 
requirements of the London Plan and designed to the requirements of the London Cycle 
Design Standards. Provision of a car club facility has been proposed.  
 
Car club provision  
The applicant has provided the recommendations of Enterprise Car Club for this 
development proposal.  Their recommendation is for funding of three years membership for 
each unit, with all living at each address eligible for use of car club vehicles. There are 
vehicles already operating by this car club in the locality so there are no proposals for the 
funding/provision of additional vehicles. The availability of a car club facility should contribute 
towards reducing parking demands from the 15 new units.  
 
Delivery and servicing arrangements/refuse and recycling collections 
The TA details two delivery and servicing visits for the 15 new units per day. This does sound 
somewhat ‘light, however the total daily number is not expected to be problematical.  Any 
visiting delivery or service vehicles will need to find a location to park dwell on street. The 
daytime Parking stress surveys did record greater availability of on street spaces compared 
to the overnight surveys (which is to be expected), so it is not expected the new delivery and 
servicing trips will create any adverse impacts.  
 
As for the waste and recycling collections, it is expected that these will take place from the 
street post development which the TA references is how collections are made at present. 
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The uplift from 15 units is not expected to add any particularly long dwell times or create any 
issues, colleagues in the waste management team have responded to the consultation and 
have not raised any issues with regards to the proposed arrangements.   
 
Emergency services vehicle access   
Responses from Fire service to this application have indicated that the development as 
proposed is acceptable from the emergency services/fire access perspective.  
     
Cycle parking 
28 long stay and 2 short stay cycle parking spaces are proposed, with the long stay within 
two separate cycle stores. A two-level stacking system is proposed, and the two external 
spaces would be provided by using Sheffield Stands for visitors.  
 
All cycle parking is to be designed and detailed to meet the London Cycle Design Standards 
as produced by TfL. Fully detailed and dimensioned drawings showing the access routes to 
and from cycle parking, spacings, headroom and manoeuvring space that meets the 
installation specification for the parking systems chosen are required. These details should 
ideally be provided pre decision, however a pre commencement condition will also suffice.  
The details must demonstrate that high quality, attractive and useable cycle parking will be 
provided that will encourage the uptake of cycling by occupiers and visitors. 
 
Construction Phase 
Given the site’s location adjacent to the public highway and other residential properties a 
Construction Logistics Plan will be required.  This should detail how the construction of the 
development will be managed to minimise and mitigate any construction related impacts on 
the safe and smooth operation of the public highway and adjacent neighbours. The applicant 
should engage with the Council’s Network Management and Highways Officers to discuss 
the details of how the build out will be serviced especially with regards to any temporary 
arrangements on the public highway.   
 
A draft outline document has been included in the application which gives some useful 
details as to how the development is intended to be built out from the transport/highways 
perspective.  
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The build out is expected to take 70 weeks in total, and in order to access/service the build, 
some parking bay suspensions and narrowing of footways is envisaged. The applicant will 
need to liaise and agree any temporary highway arrangements with Highways Officers.  It is 
also noted in the draft that overall construction vehicle movement numbers to and from the 
site will be low, and that all arrivals and departures will be managed using a slot booking 
system and be confined to the period 0930 – 1430 to avoid impacting on school 
arrival/departures times and the AM/PM peak periods on the Highway.  
 
A fully detailed CLP, which includes the outcomes of liaising with Highways Officers will be 
required for review and approval prior to commencement of the physical works and this can 
be covered by a pre commencement condition.  
  
Summary 
This application from the Housing team is for the redevelopment of the HFH off street 
resident’s car park adjacent to Wat Tyler House, to construct 15 new residential units.  A TA 
accompanies the application.  The main considerations relate to access, car and cycle 
parking, delivery and servicing arrangements and the build out of the development.  
 
The area currently experiences what are considered as high existing parking stresses, 
exceeding 85%, however a sizeable number of spare spaces were recorded within the 
survey area (96 in total). The loss of the existing off highway parking court for existing 
residents will add further demands, and there will be a small new demand expected from the 
15 new units, however only one of these is a family sized unit. This is predicted to increase 
local parking stresses from 87% to 91%, albeit 68 spaces are expected to remain available 
within the 200m walk radius of the site.  
 
Mitigation of the new parking demands can arise from the provision of a car club facility and 
high quality, easily useable and secure/attractive cycle parking. It is noted that despite the 
low PTAL value, essential shops and services are available within a 4 to 5 minute walk as 
are local bus services, and Hornsey Station is a 14 minute walk away which is expected to 
be acceptable to most new residents.  
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Considering where the available space was recorded in the parking stress survey, it is likely 
some of the displaced residential parking will move to these as they are the closest to Wat 
Tyler House.  
 
There is no apparent accident issue or road safety situation in the immediate locality of the 
site at present, and additional delivery and servicing demands in terms of vehicle movements 
will be low. The Fire service have commented that they have no concerns with regards future 
emergency access. 
 
Subject to the following, Transportation do not object to this application; 
 
• Pre commencement condition for submission and approval of all cycle parking details 
 
• Pre commencement condition for submission and approval of a Construction Logistics Plan  
 
• Reinstatement of the redundant crossover at the car park entrance and implementation of 
a new blue badge bay 
 
• Implementation of the car club facility as proposed by Enterprise car club, to include 3 years 
membership and a driving credit (as detailed in appendix G of the TA). 
 

Waste Management The details provided for this development meet the requirements for refuse and recycling 
storage for a scheme of this size. Waste is segregated into food, recycling and refuse as 
advised and the number of containers is sufficient for the new housing units. Distances to 
the bin storage area for collection purposes and for residents to deposit their waste and 
recycling are within the British standards guidance and containers are accessible for 
servicing. 
  

Comments noted.  

   

EXTERNAL   

   

Health & Safety 
Executive 

Scope of consultation 
It is noted that the above application relates to a development containing one building 
with split height storey levels of 4, 5 and 7-storeys and an overall building height of 

Comments regarding 
fire safety and means 
of escape noted. 
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19m. 
 
The proposed building comprises ancillary accommodation at ground and 5th floor 
levels and plant areas located at 4th, 5 th and 7th floor roof levels. Residential 
accommodation is located on every floor level (ground to 6th floor inclusive). 
 
The proposed building is served by a single staircase. The single staircase constitutes 
the only escape staircase and only firefighting staircase serving dwellings on upper floors. 
Section 6 within the fire statement confirms that the building has been designed using 
Approved Document B: volume 1 (ADBv1). HSE has assessed the application 
accordingly. 
 
Following a review of the information provided in the application, HSE has identified 
the fire safety concern detailed below. 
 
Means of escape 
The ground floor plan shows ancillary accommodation (comprising cycle stores) 
connecting to the single staircase. Fire safety standards state that “where a common 
stair is not part of the only escape route from a flat, it may also serve ancillary 
accommodation from which it is separated by a protected lobby or protected corridor 
(minimum REI 30).” 
 
Additionally, the ancillary accommodation located at ground is located on the same 
storey as residential accommodation. Fire safety standards state that ancillary 
accommodation should not be located in, or entered from, a protected lobby or 
protected corridor forming the only common escape route on that storey. 
 
Design changes necessary to ensure the ancillary accommodation does not connect 
with the single staircase at ground floor level will affect land use planning 
considerations relating to the appearance of the development, where the internal 
access is removed, and external access is provided. 
 
Supplementary information 
The following information does not contribute to HSE’s substantive response and should 

These comments are 
addressed in the fire 
safety section of the 
report. 
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not be used for the purposes of decision making by the local planning authority. 
 
PV panels 
The roof plan indicates the proposal to install photovoltaic panels (PV panels). Fire 
safety standards require suitable support of cabling to avoid obstruction of escape 
routes and firefighting access due to the failure of fixings. Where PV panels are 
proposed, consideration should be given to ensure that all power supplies, electrical 
wiring and control equipment is provided with appropriate levels of protection against 
fire. 
External wall systems 
Section 6 of the fire statement confirms that proposed external wall systems will 
achieve “Class A2-s1, d0 or better”. However, it is noted that the elevation drawings 
identify the use of metal external wall materials. 
 
It should be noted that on 1st December 2022, Building Regulations were amended 
and now state “Building work shall be carried out so that relevant metal composite 
material does not become part of an external wall, or specified attachment, of any 
building.” Confirmation should be provided about whether the proposed external wall 
systems include the prohibited relevant metal composite materials. This will be subject 
to consideration at later regulatory stages. 

London Fire Brigade The Commissioner has been consulted with regard to the above-mentioned premises and 
makes the following observations: 
The Commissioner is satisfied with the proposals, subject to the following: 
1) Meeting all requirements to Approved Document B Volume 1 B5. 
2) 15.13; To assist the fire service to identify each floor in a block of flats with a top storey 
more than 11m above ground level (see Diagram D6), floor identification signs and flat 
indicator signs should be provided. 

Comments noted and 
informatives attached. 

Metropolitan Police 
Designing Out Crime 
Officer 

With reference to the above application we have had an opportunity to examine the details 
submitted and would like to offer the following comments, observations and 
recommendations. These are based on relevant information to this site (Please see 
Appendices), including my knowledge and experience as a Designing Out Crime Officer and 
as a Police Officer. 
 
It is in our professional opinion that crime prevention and community safety are material 

Comments noted and 
conditions/informative 
attached.  

P
age 93



Stakeholder Question/Comment Response 

considerations because of the mixed use, complex design, layout and the sensitive location 
of the development. To ensure the delivery of a safer development in line with L.B. Haringey 
DMM4 and DMM5 (See Appendix), we have highlighted some of the main comments we 
have in relation to Crime Prevention (Appendices 1). 
 
We have met with the project Architects to discuss Crime Prevention and Secured by Design 
at both feasibility and pre-application stage and have discussed our concerns around the 
design and layout of the development. The Architects have made mention in the Design and 
Access Statement referencing design out crime or crime prevention and have stated that 
they will be working in close collaboration with DOCOs to ensure that the development is 
designed to reduce crime at detailed design stage. At this point it can be difficult to design 
out fully any issues identified. At best crime can only be mitigated against, as it does not fully 
reduce the opportunity of offences. 
 
Whilst in principle we have no objections to the site, we have recommended the attaching of 
suitably worded conditions and an informative to ensure that the development progresses 
with crime mitigation in mind. The comments made can be easily mitigated early if the 
Architects ensure the ongoing dialogue with our department and this continues throughout 
the design and build process. This can be achieved by the following Secured by Design 
conditions being applied 
(Section 2). 
 
If the Conditions are applied, we request the completion of the relevant SBD application 
forms at the earliest opportunity. 
 
The project has the potential to achieve a Secured by Design Accreditation if advice given 
is adhered to.  
 
Conditions: 

A. Secured by Design Accreditation 

B. Secured by Design Certification 
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Thames Water Waste Comments 
We would expect the developer to demonstrate what measures will be undertaken to 
minimise groundwater discharges into the public sewer. Groundwater discharges typically 
result from construction site dewatering, deep excavations, basement infiltration, borehole 
installation, testing and site remediation. Any discharge made without a permit is deemed 
illegal and may result in prosecution under the provisions of the Water Industry Act 1991. 
Should the Local Planning Authority be minded to approve the planning application, Thames 
Water would like the following informative attached to the planning permission: “A 
Groundwater Risk Management Permit from Thames Water will be required for discharging 
groundwater into a public sewer. Any discharge made without a permit is deemed illegal and 
may result in prosecution under the provisions of the Water Industry Act 1991. We would 
expect the developer to demonstrate what measures he will undertake to minimise 
groundwater discharges into the public sewer. Permit enquiries should be directed to 
Thames Water’s Risk Management Team by telephoning 020 3577 9483 or by 
emailing trade.effluent@thameswater.co.uk . Application forms should be completed on line 
via www.thameswater.co.uk. Please refer to the Wholsesale; Business customers; 
Groundwater discharges section. 
 
With regard to SURFACE WATER drainage, Thames Water would advise that if the 
developer follows the sequential approach to the disposal of surface water we would have 
no objection. Management of surface water from new developments should follow Policy SI 
13 Sustainable drainage of the London Plan 2021. Where the developer proposes to 
discharge to a public sewer, prior approval from Thames Water Developer Services will be 
required. Should you require further information please refer to our website. 
https://www.thameswater.co.uk/developers/larger-scale-developments/planning-
yourdevelopment/working-near-our-pipes 
 
The proposed development is located within 15 metres of a strategic sewer. Thames Water 
requests the following condition to be added to any planning permission. “No piling shall take 
place until a PILING METHOD STATEMENT (detailing the depth and type of piling to be 
undertaken and the methodology by which such piling will be carried out, including measures 
to prevent and minimise the potential for damage to subsurface sewerage infrastructure, and 
the programme for the works) has been submitted to and approved in writing by the local 
planning authority in consultation with Thames Water. Any piling must be undertaken in 

Comments noted and 
conditions/informatives 
attached. 
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accordance with the terms of the approved piling method statement.” Reason: The proposed 
works will be in close proximity to underground sewerage utility infrastructure. Piling has the 
potential to significantly impact / cause failure of local underground sewerage utility 
infrastructure. Please read our guide ‘working near our assets’ to ensure your workings will 
be in line with the necessary processes you need to follow if you’re considering working 
above or near our pipes or other structures. 
https://www.thameswater.co.uk/developers/larger-scale-developments/planning-
yourdevelopment/working-near-our-pipes Should you require further information please 
contact Thames Water. 
Email: developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to Friday, 
8am to 5pm) 
Write to: Thames Water Developer Services, Clearwater Court, Vastern Road, Reading, 
Berkshire RG18DB 
 
Thames Water would advise that with regard to WASTE WATER NETWORK and SEWAGE 
TREATMENT WORKS infrastructure capacity, we would not have any objection to the above 
planning application, based on the information provided. 
 
Thames Water would recommend that petrol / oil interceptors be fitted in all car 
parking/washing/repair facilities. Failure to enforce the effective use of petrol / oil interceptors 
could result in oil-polluted discharges entering local watercourses. 
 
Water Comments 
On the basis of information provided, Thames Water would advise that with regard to water 
network infrastructure capacity, we would not have any objection to the above planning 
application. Thames Water recommend the following informative be attached to this planning 
permission. Thames Water will aim to provide customers with a minimum pressure of 10m 
head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames 
Waters pipes. The developer should take account of this minimum pressure in the design of 
the proposed development. The proposed development is located within 15m of our 
underground water assets and as such we would like the following informative attached to 
any approval granted. The proposed development is located within 15m of Thames Waters 
underground assets, as such the development could cause the assets to fail 
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if appropriate measures are not taken. Please read our guide ‘working near our assets’ to 
ensure your workings are in line with the necessary processes you need to follow if you’re 
considering working above or near our pipes or other structures. 
https://www.thameswater.co.uk/developers/larger-scaledevelopments/planning-your-
development/working-near-our-pipes Should you require further information 
please contact Thames Water. Email: developer.services@thameswater.co.uk 
 
Supplementary Comments. 
TWUL would like to highlight the sensitive nature of the underlying Chalk aquifer. In this 
location there natural protection in the form of approximately 30m of low permeability clays 
overlying Thanet Sands, overlying the Chalk. If works are likely to penetrate more than 
30mbgl please consult Thames Waters' Groundwater Resources Team Development close 
to Hornsey. Foundation design must not impact on Thanet Sand/Chalk aquifer. If piling is 
expected greater than 30m below ground level, then risk to the aquifer needs to be assessed. 

 
 

Representation from Neighbours 
 

Matter Raised Response 

The height of the building does not complement the 
character of the street. 

The scale and height of the development has been 
considered and officers consider that the height of the 
development is acceptable and relates well to the adjacent 
seven storey building at Wat Tyler House. The proposed 
building would not appear out of proportion in the locality 
and would not dominate in wider views.  

Loss of light, overshadowing and loss of privacy would 
impact neighbouring properties. 

The scheme has been designed to ensure that development 
would not materially impact neighbouring properties, in 
terms of light, overshadwoing or privacy. Therefore, the 
amentiy and living conditions of neighbouring properties 
would be protected. 

The sunlight reaching the play area/park to the rear of the 
car park would be restricted. 

The development would not be in such close proximity to 
the play/garden areas to the rear to cause material loss of 
sunlight. Therefore, the use of the nearby play/garden areas 
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would not be compromised.  

The Daylight & Sunlight Report requires thorough review. 
The VSC test in relation to Wat Tyler House requires further 
consideration and the daylight distribution test should be 
applied. 

The Daylight & Sunlight Report has been thoroughly 
reviewed. The VSC test has been undertaken in line with 
the relevant guidance. Officers do not deem it necessary to 
undertake the daylight distribution test, as the VSC test 
indicates a high level of compliance with the relevant 
guidance.  

On-street parking capacity would be adversely impacted. A Parking Stress Survey has been undertaken, which 
indicates that there is space on local roads to accommodate 
the displaced parking and any additional parking demands 
arising from the development.  

Traffic would be increased. The Transport Statement estimates the number of trips by 
the private vehicle generated by the development. The level 
of trips generated would not materially impact the capacity 
of the local highway network.  

Pollution would be generated. The Air Quality Assesment outlines that the proposals 
shoud be air quality neutral, indicating that there would not 
be harmful levels of pollution resulting. Pollution during 
construction phase can be further controlled through a 
conditions requiring a Construction Environment 
Management Plan. 

The construction phase would cause disruption to 
residents. 

A Construction Logistics Plan can be secured via condition 
and this will ensure that disruption to nearby residents is 
minimised.   

Construction traffic would endanger pedestrians and 
residents. 

The construction phase should progress in a safe manner 
and the developer will be required to put in place safety 
measures to protect pedestrians/residents.  

The growth in households would increase crime in the area. The Metropolitan Police Designing Out Crime Officer has 
not raised concern regarding increased crime. The scheme 
has been designed in line with Secured By Design 
guidance, so to ensure that fear of crime is reduced.  

CCTV would not assist in decreasing crime. CCTV is one of the measures proposed by the applicant to 
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assits in reducing the fear of crime. 

Further details of landscaping improvements and play area 
enhancements are required. 

Final details of landscaping should be secured via condition.  

Landscaping improvements would not be maintained. The recommended landscaping condition requires details of 
the long-term management programme for new trees. 
Furthermore, this condition secures the re-planting of any 
trees or plants that die within five years of completion of the 
development. The upkeep of landscaping on the wider 
estate would also continue to be undertaken through the 
Council’s maintenance programmes. Therefore, officers 
consider that appropriate maintenance of landscaping 
would be undertaken. 

The park is used for anti-social behaviour and 
enhancements would not assist this. 

The  scheme has been designed to reduce the likelihood of 
anti-social behaviour arising.  
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Haringey Quality Review Panel 
 
Report of Formal Review Meeting: Wat Tyler 
 
Wednesday 22 April 2020 
video conference 
 
Panel 
 
Peter Studdert (chair) 
Stephen Davy 
Esther Kurland 
Andrew Matthews 
Craig Robertson  
 
Attendees  
 
John McRory   London Borough of Haringey 
Laurence Ackrill  London Borough of Haringey 
Richard Truscott  London Borough of Haringey 
Sarah Carmona  Frame Projects 
Kiki Ageridou   Frame Projects 
 
Apologies / report copied to 
 
Emma Williamson  London Borough of Haringey 
Dean Hermitage  London Borough of Haringey 
Robbie McNaugher  London Borough of Haringey 
 
Confidentiality 
 
This is a pre-application review, and therefore confidential. As a public organisation 
Haringey Council is subject to the Freedom of Information Act (FOI), and in the case 
of an FOI request may be obliged to release project information submitted for review.   
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1. Project name and site address 
 
Wat Tyler House, Boyton Road, N8 7AU 
  
2. Presenting team 
 
Anna Blandford  London Borough of Haringey 
David Doherty   London Borough of Haringey 
Samantha Jones          London Borough of Haringey 
Martin Cowie   London Borough of Haringey 
Russell Walker  Walker Construction Consultants 
Kiran Curtis   KC+A Architects 
Colin Merifield   KC+A Architects 
Manual Filippi Farmar  KC+A Architects 
Francis Christie  Remapp Ltd Landscape Architects 
 
3.  Aims of the Quality Review Panel meeting 
 
The Quality Review Panel provides impartial and objective advice from a diverse 
range of experienced practitioners.  This report draws together the panel’s advice and 
is not intended to be a minute of the proceedings.  It is intended that the panel’s 
advice may assist the development management team in negotiating design 
improvements where appropriate and, in addition, may support decision-making by 
the Planning Committee, in order to secure the highest possible quality of 
development. 
 
4. Planning authority briefing 

 
The proposals form one of a number of development opportunities the Council is 
currently exploring on Council owned land across the borough to deliver new Council 
homes at Council rents. The redevelopment of previously developed land across the 
Borough offers the opportunity to ensure that the mix of new residential development 
is appropriate to its local context, as well as targeted to meeting specific local housing 
needs and improving housing choice. 
 
The application site is currently used as a car parking area for local residents. It 
adjoins Wat Tyler House, an existing six storey residential building with an additional 
undercroft area, located on the eastern side of Boyton Road. None of the buildings 
and structures on or adjacent to the site are listed. Although the site itself is not within 
a conservation area, the Alexandra Palace and Park and the Campsbourne Cottage 
Estate Conservation Areas are located within 200 metres of the site to the north and 
west respectively. 
 
The area surrounding the application site is characterised predominantly by larger 
blocks of self-contained flats, but there is also a scattering of smaller, single family 
dwellings located along Boyton Road and the adjoining streets.  
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The proposed works involve the construction of a part-four, part-five and part-seven 
storey building that would adjoin the southernmost elevation of Wat Tyler House. This 
would provide 15 self-contained residential units with associated cycle, refuse storage 
and landscaping provision. All of the units will be Council homes to be let at Council 
rents. 
 
Officers asked for the panel’s views on the scheme’s design quality, the proposed 
massing and scale of the building forms, and the design of the landscape and public 
realm.  
 
5. Quality Review Panel’s views 
 
Summary 
 
The Quality Review Panel welcomes the opportunity to comment on the evolving 
proposals for the development site adjacent to Wat Tyler House.  This infill site 
represents a good opportunity for the development of new Council homes. The panel 
also welcomes the project team’s commitment to a comprehensive local community 
engagement process concerning the proposals (when current restrictions are lifted) 
and highlights that residents’ input and agreement will be extremely important. 
 
The panel supports the broad principles of the scheme, subject to some improvement 
and refinement. It feels that the scale of the proposals is ambitious but nonetheless 
broadly acceptable. As design work continues, the panel would encourage further 
work to refine the residential layout, its circulation cores, and relationship to the public 
realm adjacent. Consideration of future potential phases of work will also help to 
inform this process.  While the panel generally supports the approach taken to the 
architectural expression, this could be made more distinctive by drawing on the 
character and qualities of Wat Tyler House, and by giving the main entrance more 
emphasis. 
 
A clear strategy for pedestrian, cycle and vehicle movement around the estate will be 
critically important to the success of the scheme. A lot of potential exists for the 
development to improve the quality, safety and design of the public realm adjacent to 
the development. It highlights that the wider benefits of this work can help to establish 
a strong justification for the scheme. Further details on the panel’s views are provided 
below. 
 
Massing and development density 
 

• The site represents a good opportunity for the development of new Council 
homes.  The panel feels that the scale of the proposals is ambitious, but 
nonetheless broadly acceptable, subject to the resolution of issues around the 
quality and design of the accommodation (with particular reference to the 
ground floor) and the detail and design of the public realm adjacent.  
 

• The panel considers that the architectural concept of three interlocking 
volumes seems sensible. 
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• The project team should explore the scope for a similar infill development at 
the northern end of Wat Tyler House. Consideration of how both ‘bookends’ 
might work together (in massing, detail and townscape terms) could help to 
inform the ongoing detailed design of the initial ‘bookend’ development. 

 
Place-making, public realm and landscape design 

 
• Currently, pedestrian routes through the estate are typified by narrow 

alleyways that lack passive surveillance and represent opportunities for crime 
and antisocial behaviour. Addressing these issues - within an overall strategy 
for movement around the estate, and within the current proposals - will be very 
important. 
 

• An overarching strategy for movement should consider access points for 
different modes of transport, alongside parking and the relationship to play 
areas. It should prioritise routes for cycles and pedestrians that are broad, light 
and well-surveilled. 
 

• This strategy should also consider potential future phases of development - 
which may include infill of the undercroft in addition to further possible 
‘bookend’ developments.  
 

• The panel thinks that relying on existing narrow and poorly overlooked 
pedestrian routes is not an acceptable approach to take.  
 

• Options for exploration include providing a better primary pedestrian route, 
and either closing the alleyways or retaining them as secondary, secure routes 
for adjacent residents, accessible only via fobbed access at secure gateways.  
 

• The panel would encourage the project team to consider how the open space 
to the rear of Wat Tyler House could be improved. It has potential to help to 
punctuate and reinforce the townscape qualities and legibility of local 
pedestrian routes.  
 

• The panel expresses concern about the loss of green open space and trees. It 
feels that the scheme should protect and enhance all of the existing green and 
open spaces within the estate, to enable greener streets. 
 

• This will help reduce urban heat island effects, and improve air quality – which 
would be especially valuable within the vicinity of the school.  
 

• The intention should be to maintain and improve the ecological value of all of 
the open, green areas, in accordance with biophilic design principles for health 
and wellbeing. 
 

• In this regard, the panel would encourage the project team to undertake a 
parking survey to establish what additional parking may be needed, where it 
can be located, and how to minimise the impact on existing green spaces and 
trees. 
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• The panel understands that the Council is planning a comprehensive local 

community engagement process for the scheme, for when current restrictions 
are lifted. The movement strategy, parking within the estate, landscape design 
and the issue of alleyways would benefit from being considered as part of this 
process.  

 
Scheme layout, access and integration 
 

• Because of the alleyways adjacent to the scheme – both existing and planned 
– the scheme has no ‘back’. This risks compromising the privacy and quality of 
homes at ground floor level, and their external amenity spaces. 
 

• Potential solutions include either closing off the alleyways or gating them with 
fob-access for residents’ use only. 
 

• The panel also notes that a one metre high gate or boundary wall would not 
be effective in providing security or privacy for ground floor homes and 
gardens. 
 

• The panel recommends that the ground floor flat at the east of the block 
should have its primary entrance directly from the communal core, rather than 
from the rear alleyway.  This would be safer and would enable the external 
amenity space to be more private.  It would also improve the practicality of 
issues like accessing the bin store. 
 

• There may also be scope to arrange the bedrooms and living spaces 
differently within the eastern ground floor flat (whilst relocating the primary 
access to the communal core) to optimise the quality of the accommodation.  
 

• The panel wonders whether there may also be potential to explore an 
alternative location for the circulation core that may facilitate further 
improvements to the amenity and orientation of the accommodation on all 
levels of the scheme. 

 
Architectural expression 

 
• The panel considers that Wat Tyler House has some character and qualities, 

and could be a striking example of its time, if refurbished. 
 

• While the panel generally supports the approach taken to the architectural 
expression of the infill development, reflecting some of the qualities of Wat 
Tyler House could make it more distinctive. 
 

• For example, the taller section of the proposed building could reference Wat 
Tyler House, with the block standing forward of this building line being 
conceived as a ‘pavilion’ with a more unique architectural expression.   
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• The panel also wonders whether the taller section of building could also 
visually reflect some of the horizontal alignments seen within the elevations of 
Wat Tyler House in some way. 
 

• The panel highlights that if a future project is undertaken to develop the space 
within the undercroft of Wat Tyler House, this should be done carefully and 
should try to respect (and reflect) some of the special qualities of the block.  
 

• It would also support further consideration of how the scheme engages with 
the street at a detailed level; options to celebrate the main entrance and 
enliven the main entrance frontage would be supported.  

 
Design for inclusion, sustainability and healthy neighbourhoods  

 
• The panel welcomes the creation of much-needed new homes in underutilised 

areas of the existing housing estate. 
 

• The aspiration for zero carbon development and a ‘fabric first’ approach is 
supported.   
 

• The design and location of fenestration will play an important role in achieving 
energy efficiency, and the way the balconies help protect west facing glazing 
from overheating is helpful. 
 

• As mentioned above, the panel advocates that a biophilic design approach to 
the landscape, public realm and parking strategy should be adopted. This 
should aspire to maintain and improve all existing green spaces, thereby 
reducing the urban heat island effect while improving health, wellbeing and air 
quality. 
 

• The panel notes that communal cycle stores can sometimes be underused if 
too large and remote from residents’ homes. However, it considers that as the 
development is reasonably compact, then two communal cycle stores as 
proposed could be acceptable, if they are designed and integrated well. 
 

• It notes that cycles are often accommodated in a similar fashion to bins and 
would encourage the project team to explore options to make them a pleasure 
to use.  

 
Next steps 
 
The Quality Review Panel is confident that the project team will be able to address 
the points above effectively, in consultation with Haringey officers.  It would be happy 
to consider the revised proposals in addition to the wider landscape strategy in more 
detail at a Chair’s Review, if required. 
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Appendix: Haringey Development Management DPD 
 
Policy DM1: Delivering high quality design 
 
Haringey Development Charter 
 
A All new development and changes of use must achieve a high standard of 
 design and contribute to the distinctive character and amenity of the local 
 area. The Council will support design-led development proposals which meet 
 the following criteria: 
 
a Relate positively to neighbouring structures, new or old, to create a 

harmonious whole; 
b  Make a positive contribution to a place, improving the character and quality of 

an area; 
c Confidently address feedback from local consultation; 
d Demonstrate how the quality of the development will be secured when it is 

built; and  
e Are inclusive and incorporate sustainable design and construction principles. 
 
Design Standards 
 
Character of development 
 
B Development proposals should relate positively to their locality, having regard 
 to:  
 
a Building heights; 
b Form, scale & massing prevailing around the site; 
c Urban grain, and the framework of routes and spaces connecting locally and 

more widely; 
d Maintaining a sense of enclosure and, where appropriate, following existing 

building lines; 
e Rhythm of any neighbouring or local regular plot and building widths; 
f Active, lively frontages to the public realm; and  
g Distinctive local architectural styles, detailing and materials. 
 
 

Page 123



This page is intentionally left blank



Appendix 5: Planning Sub-Committee Pre-Application Briefing 

Page 125



 

Page 126



 

Planning Sub-Committee Report  
    

Planning Sub Committee   Item No. 9 
 
REPORT FOR CONSIDERATION AT PLANNING SUB-COMMITTEE 
 
1. APPLICATION DETAILS 
 
Reference No: HGY/2021/1909 Ward: Hornsey 

 
Address: Cross House 7 Cross Lane N8 7SA 
 
Proposal: Demolition of existing building; redevelopment to provide business (Class 
E(g)(iii)(light industrial) use at the ground, first and second floors, residential (Class C3) 
use on the upper floors, within a building of six storeys plus basement, provision of 7 car 
parking spaces and refuse storage. 
 
Applicant:   Dress Trimmings Investments 
 
Ownership: Private 
 
Case Officer Contact: Valerie Okeiyi 
 
1.1      This application has been referred to the Planning Sub- committee for a decision  

as it is a major application that is also subject to a section 106 agreement. 
 
1.2  SUMMARY OF KEY REASONS FOR RECOMMENDATION  
 

 The development would redevelop brownfield site, with a high-quality design 
which responds appropriately to the local context and is supported by the Quality 
Review Panel. 

 The proposal forms part of Site Allocation SA47 ‘Cross Lane’  as designated in 
the Local Plan Site Allocations DPD. The redevelopment of this portion of the site 
would complete the overall redevelopment of the site as a whole and fulfil the 
requirements for the site as set out in the Councils Site Allocations DPD.  

 The development would have a positive impact on the character and appearance 
of the Conservation Area and would not cause harm to it or the the setting of the 
adjacent statutorily listed buildings. 

 The development would provide 9 residential dwellings, contributing towards 
much needed housing stock in the borough. 

 The size, mix, tenure, and quality of accommodation are acceptable and either 
meet or exceed relevant planning policy standards. All flats have private external 
amenity space. 

 The development would provide 815sqm of good quality flexible commercial 
floorspace space that would potentially generate approximately 18 jobs. 

 The proposal provides good quality hard and soft landscaping  
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 The proposal has been designed to avoid any material harm to neighbouring 
amenity in terms of a loss of sunlight and daylight, outlook, or privacy, and in 
terms of excessive, noise, light or air pollution. 

 The development would provide an appropriate quantity of car and cycle parking 
spaces for this location and would be further supported by sustainable transport 
initiatives. 

 The development would provide appropriate carbon reduction measures plus a 
carbon off-setting payment, as well as site drainage and biodiversity 
improvements. 

 The proposed development will secure several measures including financial 
contributions to mitigate the residual impacts of the development. 

 
2. RECOMMENDATION 
 
2.1 That the Committee resolve to GRANT planning permission and that the Head of 

Development Management or the Assistant Director of Planning, Building 
Standards & Sustainability is authorised to issue the planning permission and 
impose conditions and informatives subject to an agreement providing for the 
measures set out in the Heads of Terms below. 
 

2.2 That delegated authority be granted to the Head of Development Management or 
the Assistant Director Planning, Building Standards and Sustainability to make 
any alterations, additions or deletions to the recommended measures and/or 
recommended conditions as set out in this report and to further delegate this 
power provided this authority shall be exercised in consultation with the Chair (or 
in their absence the Vice-Chair) of the Sub-Committee. 

 
2.3 That the agreement referred to in resolution (2.1) above is to be completed no 

later than 06/03/2023 within such extended time as the Head of Development 
Management or the Assistant Director Planning, Building Standards & 
Sustainability shall in his sole discretion allow; and 

 
2.4 That, following completion of the agreement(s) referred to in resolution (2.1) 

within the time period provided for in resolution (2.3) above, planning permission 
be granted in accordance with the Planning Application subject to the attachment 
of the conditions. 

 
Summary Lists of Conditions, Informatives and Heads of Terms 
 
Conditions  

 
1. Three years 
2. Drawings 
3. Materials  
4. Boundary treatment and access control 
5. Landscaping  
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6. Lighting 
7. Site levels 
8. Secure by design accreditation (residential) 
9. Secure by design certification 
10. Secure by design accreditation (commercial)  
11. Land Contamination 
12. Unexpected Contamination 
13. NRMM  
14. Demolition/Construction Environmental Management Plan 
15. Public highway condition survey 
16. Cycle parking 
17. Delivery and Servicing Plan 
18. Car Parking Design and Management Plan 
19. Land Affected by Contamination  
20. Verification report 
21. Long Term Monitoring and Maintenance Plan for Groundwater 
22. Unidentified Contamination 
23. Borehole Management 
24. Piling/Foundation works Risk Assessment with Respect to Groundwater 

Resources 
25. Infiltration of Surface Water onto the Ground 
26. Satellite antenna 
27. Restriction to telecommunications apparatus 
28. Piling Method Statement 
29. Architect retention 
30. Energy strategy 
31. Be Seen 
32. Overheating (Residential) 
33. Overheating (Non-Residential) 
34. Living roofs 
35. Biodiversity 
36. BREEAM Certificate 
37. Method of monitoring adjacent properties for potential movement during the 

build 
38. Construction Management plan 
39. Wheelchair accessible dwellings 
40. Restriction to use class 
41. Basement Impact Assessment 
42. Sound insulation  

 
Informatives 

 
1) Co-operation 
2) CIL liable 
3) Hours of construction 
4) Party Wall Act 
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5) Street Numbering 
6) Sprinklers 
7) Water pressure 
8) Asbestos 
9) Secure by design 
10) Thames Water Groundwater Risk Management Permit 

 
Section 106 Heads of Terms: 
 

1. Affordable housing payment where 10 or units are provided by future change of 
use  
 

2. Section 278 Highway Agreement 
 

 The additional highway works necessary to accommodate the proposed 
Cross House development (including the proposed access to the basement 
car park, as well as relining and resigning works) 

 
3. Sustainable Transport Initiatives 

 

 Monitoring of commercial travel plan contribution of £3,000  

 £4,000 towards amendment of the local Traffic Management Order (also 
covering the cost of amending any existing yellow line restrictions, see 
further details under S.278 highway works agreement 

 Car Club - a credit of £50 per annum for a period of two years and an 
enhanced car club membership for the residents of the family-sized units 
(3+ bedrooms) including 3 years’ free membership and £100 (one hundred 
pounds in credit) per year for the first 3 years 

 £6000 towards CPZ contributions to the extension of existing Controlled 
Parking Zones  

 
4. Carbon Mitigation 

 

 Be Seen commitment to uploading energy data 

 Energy Plan and Sustainability Review 

 Estimated carbon offset contribution (and associated obligations) of 
£36,480 plus a 10% management fee  

 
5. Employment Initiative – participation and financial contribution towards Local 

Training and Employment Plan 
 

 Provision of a named Employment Initiatives Co-Ordinator; 

 Notify the Council of any on-site vacancies; 

 20% of the on-site workforce to be Haringey residents; 

 5% of the on-site workforce to be Haringey resident trainees; 

 Provide apprenticeships at one per £3m development cost (max. 10% of 
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total staff); 

 Provide a support fee of £1,500 per apprenticeship towards recruitment 
costs. 

 
6. Monitoring Contribution 

 

 5% of total value of contributions (not including monitoring); 

 £500 per non-financial contribution; 

 Total monitoring contribution to not exceed £50,000 
 
2.5 In the event that members choose to make a decision contrary to officers’ 

recommendation members will need to state their reasons.   
 
2.6 In the absence of the agreement referred to in resolution (2.1) above not being 

completed within the time period provided for in resolution (2.3) above, the 
planning permission be refused for the following reasons: 

 
1. The proposed development, in the absence of a legal agreement securing the 

provision of financial contributions towards off-site affordable housing in the 
event that the commercial unit(s) is converted in to a dwelling(s), the proposals 
would fail to secure affordable housing and meet the housing aspirations of 
Haringey’s residents. As such, the proposals would be contrary to London Plan 
Policies H4 and H5, Strategic Policy SP2, and DM DPD Policies DM 11 and DM 
13. 
 

2. The proposed development, in the absence of a legal agreement securing 1) 
Section 278 Highway Agreement for the additional highway works necessary to 
accommodate the proposed Cross House development (including the proposed 
access to the basement car park, as well as relining and resigning works 2) A 
contribution towards CPZ contributions to the extension of existing Controlled 
Parking Zones 3) A contribution towards Monitoring of commercial travel plan 4) 
A contribution towards amendment of the local Traffic Management Order (also 
covering the cost of amending any existing yellow line restrictions, see further 
details under S.278 highway works agreement 5) Two years free car club 
membership and £50 driving credit and enhanced car club membership and £100 
(one hundred pounds in credit) per year for the first 3 years would fail to 
adequately mitigate highways and transport impacts  As such, the proposal is 
contrary to London Plan policies T1, Development Management DPD Policies 
DM31, DM32 and DM48  

 
3. The proposed development, in the absence of a legal agreement to work with the 

Council’s Employment and Skills team and to provide other employment 
initiatives would fail to support local employment, regeneration and address local 
unemployment by facilitating training opportunities for the local population. As 
such, the proposal is contrary to Policy SP9 of Haringey’s Local Plan 2017.  
 

Page 131



 

Planning Sub-Committee Report  
    

4. The proposed development, in the absence of a legal agreement securing 
sufficient energy efficiency measures and financial contribution towards carbon 
offsetting, would result in an unacceptable level of carbon dioxide emissions. As 
such, the proposal would be contrary to Policies SI 2 of the London Plan 2021, 
Local Plan 2017 Policy SP4 and Policy DM21 of the Development Management 
Development Plan Document 2017. 

 
2.7 In the event that the Planning Application is refused for the reasons set out in 

resolution (2.6) above, the Head of Development Management (in consultation 
with the Chair of Planning Sub-Committee) is hereby authorised to approve any 
further application for planning permission which duplicates the Planning 
Application provided that: 
 
(i) There has not been any material change in circumstances in the relevant 
planning considerations, and 
(ii) The further application for planning permission is submitted to and approved 
by the Assistant Director within a period of not more than 12 months from the 
date of the said refusal, and 
(iii) The relevant parties shall have previously entered into the agreement 
contemplated in resolution (1) above to secure the obligations specified therein. 
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3.0 PROPOSED DEVELOPMENT AND SITE LOCATION DETAILS 
 
3.1 Proposed development  
  
3.1.1. This is a planning application for the demolition of the existing building and 

erection of a six storey building comprising 815 sqm of commercial floorspace 
(Use Class E(g)(iii) (light industrial) over ground, first and second floor levels that 
can by occupied by a single or multiple occupants. The proposed development 
would include 9 residential units located on third, fourth and fifth floor levels 
stacked as three units per floor and would comprise of 2 x one-bedroom flats, 5 x 
two-bedroom flats and 2 x three-bedroom flats. 

 
3.1.2. The residential component of the scheme is car-free, and 6 commercial car 

paking spaces including one Blue Badge parking bay is proposed at the new 
basement level. Two bicycle stores are proposed at basement level, providing 17 
residential and 12 commercial cycle parking spaces.   
 

3.1.3. The development would include a delivery/loading bay at street level together 
with 4 short-stay cycle parking spaces (in the location of the existing area of 
hardstanding on the southern edge of the site). A refuse store for both residential 
and commercial waste will be located behind the designated delivery/loading bay. 

 
3.1.4. Soft and hard landscaping at roof level, to the front forecourt of the site and rear 

terrace area are proposed comprising of an extensive green roof, new tree 
planting, planters and permeable paving. 
 

3.1.4   The proposed building will be finished in brick, and the window frames and 
balcony balustrade will have an aluminium and metal finish. The building will also 
feature ceramic cladding at roof level, limestone cladding between commercial 
floors and to the entrance canopy. The entrance to the refuse storey would be in 
corrugated perforated metal panels.  

 
3.2       Site and Surroundings  
 
3.2.1 The site forms part of the Cross Lane Industrial Estate and is currently occupied 

by a 2 storey brick building that fills the majority of the site and is currently 
occupied by Palm Recording studios. There is hardstanding to the south for 
vehicle parking, and an escape stair to the rear. Immediately south of the site is 
Pool Motors also known as 7 Cross Lane which recently received planning 
permission for a 5 and 6 storey mixed use development (HGY/2020/1724) and 
immediately north of the site is the new mixed use development at Smithfield 
Yard which ranges from 5 to 7 storeys in height. To the west of the site is 
Smithfield Square ranging from 4 to 8 storeys in height, and to the east and north 
is New River Village (Blake Building and Amazon building)  ranging from 3 to 8 
storeys 
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3.2.2 The site adjoins the Hornsey Water Works and Filter Beds Conservation Area to 

the south and east. The two buildings to the south of the site on Hornsey High 
Street, over 50 metres away are statutorily listed, as is the public house to the 
south-west of the site.  

 
3.2.3 Access to the site is from Cross Lane, which leads to Hornsey High Street to the 

south. Pedestrians and cyclists can access New River Avenue to the north. The 
site has a PTAL level of 3, which is ranked as ‘medium’ access to public 
transport service. 

 
 

 
Fig 1 – Aerial View 
 

3.2.4 The site falls within Site Allocation SA47 ‘Cross Lane’ of the Site Allocations 
DPD, which allocates the site for the redevelopment of the industrial estate for 
employment-led mixed use development with residential uses. 

3.3 Relevant Planning and Enforcement history 
 
3.3.1 There is no relevant planning history for this site, of relevance in the immediate 

area are: 
 
3.3.2 HGY/2016/0086 – Smithfield Yard  (former land to the east of Cross Lane) - 

Erection of a part seven-storey, part five-storey development (plus basement 
parking) to create 69 residential dwellings and 1,009sqm of flexible business 
(B1a) floorspace with associated access, landscaping, car parking and other 
infrastructure – Allowed under appeal - reference APP/Y5420/W/16/3165389 
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3.3.3 HGY/2020/1724 – Pool Motors (7 Cross Lane)- Demolition of existing buildings 
and erection of two buildings of six storey (Block B) and five storey (Block A) 
comprising flexible commercial floorspace (Use Class A1, A2, B1(a-c), B8, D1 
and D2) at ground floor level of Block A and housing including associated hard 
and soft landscaping, refuse and recycling storage and car parking and cycle 
storage – Granted 29/06/2021 

 
4. CONSULTATION RESPONSES 
 
4.1      Quality Review Panel  

 
4.1.1 The scheme has been presented to Haringey’s Quality Review panel on one 

occasion. 
 

4.1.2 Following the Quality Review Panel meeting on 17 March 2021, Appendix 4, the 
Panel offered their ‘warm support’ for the scheme, with the summary from the 
report below;  

 
The Quality Review Panel welcomes the opportunity to consider the 
proposals for Cross House. The design team’s passion for the area was 
evident within the comprehensive presentation and has clearly informed 
the evolution of the proposals. The panel will be pleased to see the final 
site within the site allocation at Cross Lane (SA47) completed. 

 
The panel supports many of the key decisions taken within the design 
process so far and feels that the scale of the development is appropriate 
to the emerging context. The main area of concern is the front elevation, 
where the three-dimensional profile of the overall building envelope and 
location of commercial accommodation at second floor level is at odds 
with the established context and presents a dissonant architectural 
language from first floor upwards. If this configuration of uses and three 
dimensional profile is retained, further work on the architectural expression 
is required, to bring coherence and a more appropriate proportion and 
visual hierarchy to the elevation. 

 
Scope for further improvement also remains within the scheme layout, 
especially in terms of the generosity and flexibility of circulation spaces, 
the residential accommodation and the main residential entrance. The 
landscaped area to the front of the scheme would also benefit from further 
consideration. 

 
While noting that the applicant’s preferred balance between quantum of 
commercial and residential accommodation is regrettable, the panel thinks 
that subject to resolution of the other issues highlighted below, it would 
offer its support for the project. Further details on the panel’s views are 
provided below. 
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4.2 Application Consultation  

 
4.2.1 The following were consulted regarding the application: 
 

(Comments are in summary – full comments from consultees are included in 
appendix 3) 
 
INTERNAL: 

 
Design Officer 
 
Comments provided are in support of the development 
 
Conservation Officer 
 
Comments provided and raise no objections 
 
Transportation  
 
No objections raised, subject to conditions and relevant obligations 
 
Waste Management 
 
No objections   
 
Building Control 
 
No objection  
 
Trees  
 
No objection  
 
Nature Conservation 

 

No comments received 
 

Surface and flood water 
 

No objections 
 

Carbon Management 
 
No objections, subject to conditions and S106 legal clause 
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Lead Pollution 
 

No objection, subject to conditions  
 

Regeneration  
 
No comments received  

 
EXTERNAL 

 
Thames Water 
 
No objection subject to conditions and informatives 

 
Designing out crime 
 
No objections, subject to conditions   
 
Environment Agency 

 
No comments received  

 
Transport for London 
 
No objection 

 
London Fire Brigade 

 
No objection 

 
Historic England 

 
No comments received  
 

5. LOCAL REPRESENTATIONS  
 
5.1   The following were consulted: 
  

771 Neighbouring properties  
 

Site notices were erected in the vicinity of the site 
 
5.2 The number of representations received from neighbours, local groups etc in 

response to notification and publicity of the application were as follows: 
 

No of individual responses: 17 
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Objecting: 11 
Supporting: 0 
Others: 6 

 
5.3 The following local groups/societies made representations: 

 Hornsey Conservation Areas Advisory Committee 
 

5.4 The issues raised in representations that are material to the determination of the 
application are set out in Appendix 1 and summarised as follows:   

 
Land Use and housing 

- Concerns the commercial unit will remain vacant 
- Excessive commercial use proposed 
- More housing developments are not needed in the area 

 
Impact on Heritage assets 

- An appraisal of the Conservation Area should be carried out before a decision is 
made 

- Impact on the Conservation Area and setting of listed building 
 
Size, Scale and Design 

- Excessive height, bulk, massing and overdevelopment of site 
- Overbearing and not in keeping in relation to neighbouring buildings 
- The design is not in keeping with surrounding properties  
- Excessive glazing on the frontage 

 
Impact on neighbours 

- Loss of privacy/overlooking/overshadowing 
- Loss of daylight and sunlight 
- Noise and disturbance and light pollution  
- Concerns the commercial units will have balconies 

 
Parking, Transport and Highways 

- Cross Lane is too narrow 
- No parking should be permitted 
- Increased traffic generated 
- Road safety concerns 
- Increased deliveries and vehicle trips per day 
- Impact on existing refuse collection vehicles 
- Cross Lane should be a pedestrian route only 

 
Environment and Public Health 
- Lighting on Cross Lane should be improved 
- More open space and greenery should be incorporated into the design 
- Impact on trees 
- Dust and debris during demolition phase 
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- The environment on Cross Lane requires significant improvements 
- Security concerns 
- Pressure on existing infrastructure 
- Asbestos concerns during demolition  

 
Sustainability  
- Concerns with the embodied carbon from the demolition phase 
- Refurbishing the existing building should be considered  

 
5.5 The following issues raised are not material planning considerations: 

 Impact on property values (Officer Comment: This is not a material 
planning consideration) 

 
6 MATERIAL PLANNING CONSIDERATIONS 
 
6.1 Statutory Framework 
 
6.1.2 Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires 

planning applications to be determined in accordance with policies of the 
statutory Development Plan unless material considerations indicate otherwise. 

 
6.1.3 The main planning issues raised by the proposed development are: 
 

1. Principle of the development  
2. Housing Mix 
3. Heritage Impact 
4. Design and appearance  
5. Residential Quality 
6. The impact on Neighbouring Amenity  
7. Parking and Highways 
8. Basement development 
9. Sustainability, Energy and Climate Change 
10. Urban Greening, Trees and Ecology 
11. Flood Risk and Drainage 
12. Air Quality and Land Contamination 
13. Fire Safety 
14. Employment 
15. Conclusion 

 
6.2  Principle of the development 
 

National Policy 
 
6.2.1 The 2021 National Planning Policy Framework (NPPF) establishes the 

overarching principles of the planning system, including the requirement of the 
system to “drive and support development” through the local development plan 
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process. It advocates policy that seeks to significantly boost the supply of 
housing and requires local planning authorities to ensure their Local Plan meets 
the full, objectively assessed housing needs for market and affordable housing. 

 
6.2.2 Paragraph 69 notes that small and medium sized sites can make an important 

contribution to meeting the housing requirement of an area and are often built out 
relatively quickly.  

 
 
Regional Policy - The London Plan 

 
6.2.3 The London Plan (2021) Table 4.1 sets out housing targets for London over the 

coming decade, setting a 10-year housing target (2019/20 - 2028/29) for 
Haringey of 15,920, equating to 1,592 dwellings per annum. 

 
6.2.4 Policy H1 of the London Plan ‘Increasing housing supply’ states that boroughs 

should optimise the potential for housing delivery on all suitable and available 
brownfield sites, especially sites with existing or planned public transport access 
levels (PTALs) 3-6 or which are located within 800m of a station or town centre 
boundary 

 
6.2.5 Policy H2A of the London Plan outlines a clear presumption in favour of 

development proposals for small sites such has this (below 0.25 hectares in 
size). It states that they should play a much greater role in housing delivery and 
boroughs should pro-actively support well-designed new homes on them to 
significantly increase the contribution of small sites to meeting London’s housing 
needs. It sets out (table 4.2) a minimum target to deliver 2,600 homes from small 
sites in Haringey over a 10-year period. It notes that local character evolves over 
time and will need to change in appropriate locations to accommodate more 
housing on small sites. 

 
 
6.2.6 London Plan Policy D3 seeks to optimise the potential of sites, having regard to 

local context, design principles, public transport accessibility and capacity of 
existing and future transport services. It emphasises the need for good housing 
quality which meets relevant standards of accommodation. 

  
 

Local Policy - Haringey Local Plan  
 

6.2.7 The Haringey Local Plan Strategic Policies DPD (hereafter referred to as Local 
Plan), 2017, sets out the long-term vision of the development of Haringey by 
2026 and sets out the Council’s spatial strategy for achieving that vision. 
 

6.2.8 Local Plan Policy SP1 states that the Council will maximise the supply of 
additional housing by supporting development within areas identified as suitable 
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for growth, Local Plan Policy SP2 states that the Council will aim to provide 
homes to meet Haringey’s housing needs and to make the full use of Haringey’s 
capacity for housing by maximising the supply of additional housing to meet and 
exceed the stated minimum target, including securing the provision of affordable 
housing. The supporting text to Policy SP2 of the Local Plan specifically 
acknowledges the role these ‘small sites’ play towards housing delivery. 
 

6.2.9 Local Plan Policy SP8 states that the Council will support local employment and 
regeneration aims and will support small and medium sized businesses in need 
of employment space.  
 

6.2.10 The Development Management Development Plan Document 2017 (DMDPD) 
supports proposals that contribute to the delivery of the planning policies 
referenced above and sets out its own criteria-based policies against which 
planning applications will be assessed. Policy DM10 of the DM DPD seeks to 
increase housing supply and seeks to optimise housing capacity on individual 
sites. Policy DM49 states that the Council will protect existing social facilities 
unless a replacement facility is provided and supports the provision of new 
flexible community facilities in accessible locations.  
 

6.2.11 The Site Allocations Development Plan Document 2017 gives effect to the Local 
Plan spatial strategy by allocating sites to accommodate the development needs 
of the borough. Developments within allocated sites are expected to conform to 
the guidelines of the relevant allocation unless there is strong justification for 
non-compliance. The application site forms part of site allocation SA47 ‘ Cross 
Lane’ in the Site Allocations DPD 2017. 

 
Site Allocation 

 

6.2.12 The site forms part of Site allocation SA47 ‘Cross Lane’ of the Site Allocations 
Development Plan Document 2017. Site Allocation S47 designates the site for 
redevelopment of the industrial estate for an employment-led mixed use 
development with residential. The site allocation is essentially divided into 3 
portions correlating to land ownership. The application site forms the final phase 
of this site allocation to come forward for development. Pool Motors also known 
as 7 Cross Lane which forms the southern part of site allocation SA47 recently 
received planning permission and is currently under construction. Smithfield Yard 
(former land to the east of Cross Lane) to the north which also falls under this 
site allocation was the first phase that came forward (this planning permission 
was granted at appeal). Both neighbouring sites comprise residential and 
employment uses. 

6.2.13 Site allocation SA47 of the Ste Allocations DPD 2017 has the following Site 
Requirements and Development Guidelines: 
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Site Requirements 
 

o No buildings on this site need to be retained subject to appropriate re-
provision of affordable employment space. 

o Local Employment Area: Regeneration Area status to reflect the mix of 
uses that already exist on it, and the Council’s aspiration to continue 
change in this area 

o Demonstrate that the maximum quantum of employment floorspace has 
been provided subject to viability  

o Development should preserve or enhance the appearance of the Hornsey 
Water Works & Filter Beds Conservation Area.  

o Demonstrate that foul and surface water drainage capacity in the locality is 
sufficient to accommodate any proposed development.  

o This site falls within a Regeneration Area, and as such employment-led 
mixed use development will be appropriate here.  

o This site is subject to the requirements of Policy DM38 
 

Development Guidelines 
 

o Development typologies should be responsive, and consistent with, those 
at New River Village and Hornsey Depot.  

o Redevelopment should be In line with policy SP9 
o Applicants must consult with Thames Water regarding both wastewater 

and water supply capacity 
o This site is in a groundwater Source Protection Zone and therefore any 

development should consider this  
o The site itself is very tight and should respond to the scale, massing and 

layout of the adjacent developments  
o Scale should be such that it creates a transition between the various 

typologies of buildings within its immediate vicinity.  
o Reference the Council’s latest decentralised energy masterplan 

 
6.2.14 The proposed development should be in general accordance with these adopted 

objectives unless material considerations dictate otherwise. These matters will be 
assessed in the relevant sections below. 

 
Masterplannng and Site Allocation 

 
6.2.15 Policy DM55 of the DM DPD states that, where developments form only a part of 

allocated sites, a masterplan shall be prepared to demonstrate the delivery of the 
site allocation. In this instance the proposal completes the final part of a site 
allocation that has two permissions, one of which is complete and the other 
under construction as such the masterplanning requirements are satisfied.   

 
5 Year Housing Land Supply 
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6.2.16 The Council at the present time is unable to fully evidence its five-year supply of 
housing land. The ‘presumption in favour of sustainable development’ and 
paragraph 11(d) of the NPPF should be treated as a material consideration when 
determining this application, which for decision-taking means granting permission 
unless the application of policies in the NPPF that protect areas or assets of 
particular importance provides a clear reason for refusal or any adverse impacts 
of doing so would significantly and demonstrably outweigh the benefits when 
assessed against the policies in the NPPF taken as a whole. Nevertheless, 
decisions must still be made in accordance with the development plan (relevant 
policies summarised in this report) unless material considerations indicate 
otherwise (of which the NPPF is a significant material consideration). 

 
 

Land Use Principles  
 

6.2.17 The proposed development would replace the existing recording studio with a 
mixed-use development. 

 

Proposed mixed use – Employment and Residential Uses Employment 
 

6.2.18 Site Allocation SA47 identifies the site for a mixed-use development comprising 
employment and residential uses. The site allocation identifies an indicative 
capacity of 1,386 square metres of employment floor space across the allocation  
as a whole. 

 
6.2.19 The site also forms part of a designated Local Employment Area: Regeneration 

Area (RA), where Policy DM38 applies. Policy DM38 of the Development 
Management DPD states; 

 
The Council will support proposals for mixed-use, employment-led development 
within a Local Employment Area – Regeneration Area where this is necessary to 
facilitate the renewal and regeneration (including intensification) of existing 
employment land and floorspace. In addition to complying with other policy 
requirements, proposals must: 

 
a. Maximise the amount of employment floorspace to be provided within the 
mixed use scheme; 

 
b. Provide demonstrable improvements in the site’s suitability for continued 
employment and business use, having regard to: 

 

i. The quality, type and number of jobs provided, including an increase in 
employment densities where appropriate; 

 
ii. Flexibility of design to enable adaptability to different business uses over the 
lifetime of the development; and 
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iii. Environmental quality of the site. 
 

c. Make provision for an element of affordable workspace where viable; 
 

d. Ensure an appropriate standard of amenity for the development’s users and 
neighbours, particularly where new residential floorspace is introduced as part of 
a mixed-use scheme;  

 
e. Not conflict with or inhibit the continued employment function of the site and 
nearby employment sites; and 
 
f. Be designed to enable connection to ultra-fast broadband. 

 
6.2.20 The proposed development would provide 815 square metres of employment 

floor space which replaces the existing amount of emplyment floorspace in its 
entirety. . The Site Allocations DPD requires a minimum development capacity of 
1,386 square metres of employment floor space across the allocation as a whole. 
The recently built Smithfield Yard development provides 1,009 square metres of 
employment floor space and the adjacent site at Pool Motors currently under 
construction will provide 187 square metres of employement floorspace. The 
additional 815 square metres of employment floor space proposed would 
therefore equate to an overall figure of 2,006 square metres of employment floor 
space across the  site site allocation, in excess of the expectation of the site 
allocation. The applicant has confirmed that the existing tenant of the current 
building intends to use  the newly created employment floorspace  as a recording 
studio and the applicant has agreed to give them  first refusal once the 
development is complete. Notwithstanding this, the applicant has provided 
marketing evidence to demonstrate there is currently a high demand for flexible 
commercial spaces to be used as offices, studios and light industrial purposes in 
the area. In addition to this, the employment floorspace will feature generous 
floor to ceiling heights, large floor to ceiling windows and external amenity areas 
that will enable the development to attract a high level of interest from potential 
occupiers. The employment floorspace will also be finished to a shell and core 
standard to maximise the flexibility for future occupiers.  

 

6.2.21 The proposed commercial floorspace space is designed with a meeting space at 
the front of the building facing the street, providing an active frontage to the 
development, and prominence for any future commercial operators.  A 
commercial unit is proposed to the rear of the ground floor that could be self-
contained, with the first and second floor accommodating further commercial 
floorspace. The commercial space has been designed to have a simple layout in 
order to maximise the efficiency and usability of the space. Further to this, should 
more than one commercial operator be identified for the space, in its current 
form, the space is flexibly designed so it could be easily adapted / partitioned to 
allow for more than one commercial unit. 
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6.2.22 The proposed development would not result in a net loss of employment 
floorspace as the existing floorspace that would be replaced with an almost 
identical amount of floorspace supporting the same number of jobs (18) 
(depending on the end user) whilst allowing the site area to be utilised more 
intensively. 

 
6.2.19 Whilst Policy Policy DM38 requires affordable workspace where viable applicant 

has confirmed that this is not viable for the quantum of space needed to re-
provide the existing floorspace and accommodate the existing use.     The 
Smithfield Yard development which falls within the same site allocation and 
provided a greater quantity of housing provides affordable workspace.  

 
6.2.20 The proposed development is therefore supported by the above policies. 
 

Residential Use 
 
6.2.21 The proposal would introduce an additional 9 self-contained residential units that 

would contribute to meeting the identified housing targets for the borough. This is 
clearly reinforced by Site Allocation SA47 which specifically states that a mixed-
use development with residential is acceptable. 

 
Policy DM13 of the Development Management DPD states that affordable housing will be 

sought on mixed-use schemes with the site capacity to accommodate more than ten 
dwellings, with regard to a range of factors including individual site circumstances 
and other planning benefits that may be achieved.  The proposal for 9 homes would 

not exceed the threshold for the provision of affordable housing and a S106 
obligation has been imposed to ensure that if the employment space was 
converted to residential in future a proportion of affordable housing would be 
provided. 

 
Land Uses – Conclusion 

 
6.2.22 The proposed development is considered acceptable in land use terms. 
 
6.3 Housing Mix 
 
6.3.1 London Plan (2021) Policy H10 states that schemes should generally consist of a 

range of unit sizes. To determine the appropriate mix of unit sizes in relation to 
the number of bedrooms for a scheme, it advises that regard is made to several 
factors. These include robust evidence of local need, the requirement to deliver 
mixed and inclusive neighbourhoods, the nature and location of the site (with a 
higher proportion of one and two bed units generally more appropriate in 
locations which are closer to a town centre or station or with higher public 
transport access and connectivity), and the aim to optimise housing potential on 
sites. 
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6.3.2 The London Plan (2021) states that boroughs may wish to prioritise meeting the 
most urgent needs earlier in the Plan period, which may mean prioritising low 
cost rented units of particular sizes. 

 
6.3.3 Policy SP2 of the Local Plan  and Policy DM11 of the Council’s DM DPD adopts 

a similar approach. 
 
6.3.4 Policy DM11 states that the Council will not support proposals which result in an 

over concentration of 1 or 2 bed units overall unless they are part of larger 
developments or located within neighbourhoods where such provision would 
deliver a better mix of unit sizes. 

 
6.2.5 The overall mix of housing within the proposed development is as follows: 

 

Accommodation mix 

Unit type Total units Mix Hab rooms 

1-bed 2- person 
flats 

2 22.2% 4 

2-bed 4- person 
flats 

5 55.6% 15 

3-bed 5- person 
flats 

2 22.2% 8 

Total 9 100% 27 

 
6.2.6 The proposed dwelling mix set out above is considered acceptable given that the 

proposal is for 9 residential units in total.  
 
6.2.7 The proposed housing mix is therefore considered acceptable with regard to the 

above planning policies. 
 
6.3 Heritage Impact 

 
6.3.1 The application site does not fall within a conservation area and there are no 

listed structures or buildings on the site itself.  However, Hornsey Water Works 
and Filter Beds Conservation Area adjoins the site to the south and east. The two 
buildings to the south of the site on Hornsey High Street, which are over 50 
metres away are statutorily listed, as is the public house to the south-west of the 
site. 

 
Policy Context 
 

6.3.2 Policy HC1 of the London Plan seeks to ensure that development proposals 
affecting heritage assets and their settings, should conserve their significance. 
This policy applies to designated and non-designated heritage assets. Policy 
SP12 of the Local Plan and Policy DM9 of the DM DPD set out the Council’s 
approach to the management, conservation and enhancement of the Borough’s 

Page 147



 

Planning Sub-Committee Report  
    

historic environment, including the requirement to conserve the historic 
significance of Haringey’s heritage assets and their settings. 

 
6.3.3 Policy DM9 of the DM DPD states that proposals affecting a designated or non-

designated heritage asset will be assessed against the significance of the asset 
and its setting, and the impact of the proposals on that significance; setting out a 
range of issues which will be taken into account. It also states that buildings 
projecting above the prevailing height of the surrounding area should conserve 
and enhance the significance of heritage assets, their setting, and the wider 
historic environment that should be sensitive to their impact.  
 
Legal Context  

 
6.3.4 There is a legal requirement for the protection of Conservation Areas. The legal 

position on the impact on these heritage assets is as follows, Section 72(1) of the 
Listed Buildings and Conservation Areas Act 1990 provides: “In the exercise, 
with respect to any buildings or other land in a conservation area, of any 
functions under or by virtue of any of the provisions mentioned in subsection (2), 
special attention shall be paid to the desirability of preserving or enhancing the 
character or appearance of that area.” Among the provisions referred to in 
subsection (2) are “the planning Acts”.  
 

6.3.5 Section 66 of the Act contains a general duty as respects listed buildings in 
exercise of planning functions. Section 66 (1) provides: “In considering whether 
to grant planning permission for development which affects a listed building or its 
setting, the local planning authority or, as the case may be, the Secretary of 
State shall have special regard to the desirability of preserving the building or its 
setting or any features of special architectural or historic interest which it 
possesses.” 
 

6.3.6 The Barnwell Manor Wind Farm Energy Limited v East Northamptonshire District 
Council case states  that "Parliament in enacting section 66(1) intended that the 
desirability of preserving listed buildings should not simply be given careful 
consideration by the decision-maker for the purpose of deciding whether there 
would be some harm, but should be given “considerable importance and weight” 
when the decision-maker carries out the balancing exercise.” 
 

6.3.7 The judgment in the case of the Queen (on the application of The Forge Field 
Society) v Sevenoaks District Council says that the duties in Sections 66 and 72 
of the Listed Buildings Act do not allow a Local Planning Authority to treat the 
desirability of preserving listed buildings and the character and appearance of 
conservation areas as mere material considerations to which it can simply attach 
such weight as it sees fit. If there was any doubt about this before the decision in 
Barnwell, it has now been firmly dispelled. When an authority finds that a 
proposed development would harm the setting of a listed building or the 
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character or appearance of a conservation area or a Historic Park, it must give 
that harm considerable importance and weight. 
 

6.3.8 The Authority’s assessment of likely harm to the setting of a listed building or to a 
conservation area remains a matter for its own planning judgment but subject to 
giving such harm the appropriate level of weight and consideration. As the Court 
of Appeal emphasised in Barnwell, a finding of harm to the setting of a listed 
building or to a conservation area gives rise to a strong presumption against 
planning permission being granted. The presumption is a statutory one, but it is 
not irrebuttable. It can be outweighed by material considerations powerful 
enough to do so. An authority can only properly strike the balance between harm 
to a heritage asset on the one hand and planning benefits on the other if it is 
conscious of the strong statutory presumption in favour of preservation and if it 
demonstrably applies that presumption to the proposal it is considering.  
 

6.3.9 In short, there is a requirement that the impact of the proposal on the heritage 
assets be very carefully considered, that is to say that any harm or benefit needs 
to be assessed individually in order to assess and come to a conclusion on the 
overall heritage position. If the overall heritage assessment concludes that the 
proposal is harmful then that should be given "considerable importance and 
weight" in the final balancing exercise having regard to other material 
considerations which would need to carry greater weight in order to prevail. 

 
Assessment of Impact on Heritage Assets and their Setting 

 
6.3.10 The setting of a heritage asset is defined in the glossary to the NPPF as: "The 

surroundings in which a heritage asset is experienced. Its extent is not fixed and 
may change as the asset and its surroundings evolve. Elements of a setting may 
make a positive or negative contribution to the significance of an asset, may 
affect the ability to appreciate that significance or may be neutral". There is also 
the statutory requirement to ensure that proposals ‘conserve and enhance’ the 
conservation area and its setting and any scheme should ensure that the setting 
of the listed buildings is safeguarded. 

 
6.3.11 The Councils Conservation Officer has assessed the proposed development and 

has raised no objections. The Conservation Officer notes that  due to its relative 
distance from the sensitive street frontage of the Hornsey High Street 
Conservation Area and the down sloping topography of Cross Lane from the 
High Street towards the development site, but also due to its carefully thought-
through proportions and height, the proposed development is screened in views 
of the Conservation Areas and most importantly, of the listed Hornsey High 
Street frontage and the heritage visual impact of the scheme has been tested 
through the submitted views that illustrate that the new development will not be 
visible in the background of the listed buildings and Conservation Area frontage 
along Hornsey High Road and while it will cause no harm to the significance of 
the listed building and conservation areas, this scheme will contribute to enhance 
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the quality of the Cross Lane area, and therefore setting of heritage assets, and it 
is therefore fully supported form the conservation perspective.’ 

 
6.1.12 The officer has concluded that the proposal would preserve the character and 

appearance of Hornsey Street and Hornsey Water Works and Filter Beds 
Conservation Areas and would respect the setting of nearby Listed Buildings and 
would harmoniously complement the architectural language and facade design of 
neighbouring and surrounding buildings 

 
 
6.4 Design and Appearance 

 
National Policy 
 
6.4.1 Chapter 12 of the NPPF (2021) states that good design is a key aspect of 

sustainable development, creates better places in which to live and work and 
helps make development acceptable to communities. 

 
6.4.2 Chapter 12 also states that, amongst other things, planning decisions should 

ensure that developments function well and add to the overall quality of the area, 
not just for the short term but over the lifetime of the development and be visually 
attractive due to good architecture, layouts, and appropriate and effective 
landscaping. 

 
Regional Policy – London Plan 

 
6.4.3 The London Plan (2021) policies emphasise the importance of high-quality 

design and seek to optimise site capacity through a design-led approach. Policy 
D4 of the London Plan notes the importance of scrutiny of good design by 
borough planning, urban design, and conservation officers (where relevant). It 
emphasises the use of the design review process to assess and inform design 
options early in the planning process (as taken place here). 

 
6.4.4 Policy D6 of the London Plan seeks to ensure high housing quality and standards 

and notes the need for greater scrutiny of the physical internal and external 
building spaces and surroundings as the density of schemes increases due the 
increased pressures that arise. It includes qualitative measures such as minimum 
housing standards. 

 
Local Policy  

 
6.4.5 Policy SP11 of the Haringey Local Plan requires that all new development should 

enhance and enrich Haringey’s built environment and create places and 
buildings that are high quality, attractive, sustainable, safe and easy to use.  
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6.4.6 Policy DM1 of the DM DPD requires development proposals to meet a range of 
criteria having regard to several considerations including building heights; forms, 
the scale and massing prevailing around the site; the urban grain; and a sense of 
enclosure. It requires all new development to achieve a high standard of design 
and contribute to the distinctive character and amenity of the local area. 

 
6.4.7 Policy DM6 of the DM DPD expects all development proposals to include heights 

of an appropriate scale, responding positively to local context and achieving a 
high standard of design in accordance with Policy DM1 of the DM DPD. For 
buildings projecting above the prevailing height of the surrounding area it will be 
necessary to justify them in in urban design terms, including being of a high 
design quality. 

 
Assessment 

 
Quality Review Panel (QRP) Comments: 

 

6.4.8 The Quality Review Panel (QRP) has assessed the scheme in full at pre-
application stage once (on 17 March 2021). The panel on the whole supported 
the scheme. 

 
6.4.9 The full Quality Review Panel (QRP) report of the review on 17 March 2021 is 

attached in Appendix 5. The Quality Review Panel’s summary of comments is 
provided below; 

 
 

The Quality Review Panel welcomes the opportunity to consider the 
proposals for Cross House. The design team’s passion for the area was 
evident within the comprehensive presentation and has clearly informed 
the evolution of the proposals. The panel will be pleased to see the final 
site within the site allocation at Cross Lane (SA47) completed. 

 
The panel supports many of the key decisions taken within the design 
process so far and feels that the scale of the development is appropriate 
to the emerging context. The main area of concern is the front elevation, 
where the three-dimensional profile of the overall building envelope and 
location of commercial accommodation at second floor level is at odds 
with the established context and presents a dissonant architectural 
language from first floor upwards. If this configuration of uses and three 
dimensional profile is retained, further work on the architectural expression 
is required, to bring coherence and a more appropriate proportion and 
visual hierarchy to the elevation. 

 
Scope for further improvement also remains within the scheme layout, 
especially in terms of the generosity and flexibility of circulation spaces, 
the residential accommodation and the main residential entrance. The 
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landscaped area to the front of the scheme would also benefit from further 
consideration. 

 
While noting that the applicant’s preferred balance between quantum of 
commercial and residential accommodation is regrettable, the panel thinks 
that subject to resolution of the other issues highlighted below, it would 
offer its support for the project. Further details on the panel’s views are 
provided below. 

 
6.4.10 Detailed QRP comments together with the officer comments are set out below in 

Table 1. 
 
6.4.11 Table 1 
 

 

Panel Comment 
 

Officer Response 

Massing and configuration   

In broad terms, the scale and overall 
height of the proposal is appropriate 
forthe emerging context of Cross Lane. 
Cross Lane itself is a very special place, 
with entry underneath a characterful 
overhead sign. The panel feels it will be 
important to keep an intimate scale at 
pedestrian level, while opening up – 
and stepping back – the upper floors of 
development. 
 
 
 
 
It highlights that the most rational 
configuration of the massing would follow 
the local contextual patterns, that of two 
commercial storeys at ground and first 
storeys, with residential accommodation 
above, set back from the building line 
established at ground and first floor. 
 
The panel thinks that the applicant’s 
preferred balance of accommodation 
types and configuration is regrettable; 
that of a commercial storey at ground 
floor, with two storeys of commercial set 
back from the ground level building line, 

QRP support noted regarding the scale 
and overall height 
 
 
The projecting lower floor maintains the 
street frontage established by Smithfield 
Yard 
 
The upper floors are set back in order to 
widen Cross Lane as much as possible - 
the development on the opposite side 
sits on the pavement edge. 
 
 
QRP comment noted 
 
 
 
 
 
 
QRP comment noted however this 
configuration has been retained by the 
project team. Officers welcome the 
significant employment retention and 
opportunities on site which would 
contribute towards the working character 
of the existing lane. 
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and three storeys of residential 
accommodation above that. If this 
configuration is retained, then further 
design development work is required to 
ensure that the ground floor and parapet 
above are visually strengthened, and 
that the proportions, rhythms and 
fenestration of the commercial and 
residential elevations are well mediated. 
 

 
To address the panels comments on the 
design development, the project team 
has made the following revisions. 
 

- The ground floor entrance has 
been moved so that the stairs and 
elevated section of pavement is 
omitted to provide a wider 
pavement. 

- The parapet above has been 
raised 

- The ground floor is finished in a 
striped glazed brickwork and a 
canopy extended along the length 
to tie the various elements 
together  

- The first and second floor window 
openings have been narrowed to 
match the width of the upper 
floors.  This simplifies the 
elevation with a more subtle 
distinction between 
commercial and residential 
provided by taller windows and 
lack of balustrades 

 

Place-making, public realm and 
landscape design 
 
The panel would encourage some further 
consideration of the landscape design of 
the frontage of the scheme. It would 
welcome an approach that prioritises and 
enhances the pedestrian experience 
along Cross Lane and at the entrance to 
the building, while avoiding ‘clutter’ within 
the streetscape. 
 
At the rear of the scheme, it will be 
important to maintain visual connection 
across the three landscapes of the 
adjacent developments. 

 

 
 
 
To address this, the project team 
proposes a strategy to the front of the 
building with permeable pavers, stainless 
steel bicycle racks for visitors and 
planted Field Maple trees.   
 
 
 
 
To address this, the project team 
proposes a terrace over the car park with 
planters and a visual link with the central 
courtyard spaces of Smithfield Yard and 
the recent planning permission at 7 
Cross Lane. 
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Architectural expression 
 
As noted above, the proposed balance 
between commercial and residential 
accommodation is regrettable and 
presents great challenges in developing 
a coherent visual language for the 
scheme. If the proposals proceed on this 
basis, it will be extremely important for 
Cross House to be well-proportioned in 
visual terms. 
 
 
The plinth (the lower storey that steps 
forward) needs to become a stronger 
visual element within the elevation. 
Making the plinth two storeys high would 
work well, but if the current configuration 
of a single storey plinth is retained, then 
the parapet of the plinth should be 
raised, creating a solid enclosure rather 
than a railing. The incorporation of 
texture and richness within the 
materiality of the plinth and parapet 
would bring some exuberance to the 
architectural expression at the level of 
the street. The panel notes that coloured 
glazed bricks are proposed at the ground 
floor of the Pool Motors site  adjacent on 
Cross Lane. 
 
The approach to architectural expression 
within the floors above the plinth should 
be ‘calmer’ than that of the plinth itself 
and should have much more visual 
coherence than currently proposed. The 
shift from large areas of glazing on the 
first and second floors to the rhythms of 
the residential fenestration on the floors 
above is visually uncomfortable. 
 
Inclusion of a large area of plate glass 
windows would be inappropriate to the 
scheme’s location, adjacent to a 
conservation area. In this regard, the 
architectural expression should try to 

 
 
The proportions of the development is 
supported by the councils Design Officer 
and Conservation Officer 
 
 
 
 
 
 
 
 
QRP comment noted however the 
configuration of a single storey plinth is 
retained by the project team 
 
The parapet of the plinth above has been 
raised and will create a solid enclosure. 
The plinth will be faced in glazed brick 
stripes that would bring some 
exuberance to the architectural 
expression at the level of the street 
 
 
 
 
 
 
 
The architectural expression within the 
floors above the plinth is calmer, finished 
in London Stock brickwork. The project 
team has narrowed the first and second 
floor window to match in width to the 
upper floors. This simplifies the elevation 
with a more subtle distinction between 
commercial  and residential  
 

 
The scheme has been elegantly and 
appropriately designed to ensure it is 
compatible  to its context 
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build on the language of the 
conservation area, while avoiding 
pastiche 
 
Further design work is required to ensure 
a coherent approach to the fenestration 
of both the residential and commercial 
accommodation, with consideration 
given to the width and modulation of the 
glazing across all of the upper floors. 
 
 
The panel questions whether 
overheating may be a problem with the 
west-facing glazing on the top-floor. 
 
Inclusion of a 600mm deep alcove at the 
ground floor entrance could remove 
the necessity for a canopy and could 
help reduce the level of perceived 
‘clutter’ within the streetscape of Cross 
Lane. 
 
The quality of materials and construction, 
for example the bricks used, will be 
essential to the success of the 
completed scheme. The panel would 
support planning officers in securing this 
through planning conditions 
 
While there may be an argument for the 
inclusion of red-toned brickwork 
within this part of Haringey, the panel 
notes that a high quality rich-textured 
London stock brick could also work well. 
 

 
 
To address this the project team 
narrowed the first and second floor 
window to match in width to the upper 
floors. This simplifies the elevation with a 
more subtle distinction between 
commercial and residential 
 
The Project team has provided further 
details of the mitigation measures to 
address the overheating concern in the 
Energy and Overheating Assessment. 
 
Officers note the comments but are 
satisfied, given the design and 
conservation comments that this aspect 
of the scheme is acceptable. 
 
A condition is imposed securing the 
details of the materials included brick 
samples.   
 
 
 
 
 
 
QRP comment noted 
 
 
 
 
 
 
QRP comment noted. The project team 
have decided on London stock brick 

Scheme layout 
 

The circulation areas are quite 
constrained, and the panel would like to 
see greater generosity and flexibility. It 
questions whether consideration has 
been given to wheelchair refuges within 
the hallways. In addition, it notes that 
service risers within stairs can be very 

 
 
To address this, the project team during 
consultation with their fire consultant has 
amended the ground floor internal layout 
to include a secondary escape and 
lobbies to basement stairs. Smoke vents 
have been added to the upper residential 
floors and wheelchair refuges are shown 
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challenging to implement successfully. 
 
 
 
 
 

 
 
The residential layouts are very compact, 
and the panel would encourage the 
design team to ‘future-proof’ the 
accommodation where possible, which 
might include consideration of how 
working from home might be 
accommodated 
 
The inclusion of a lightwell to enable 
cross-ventilation within the residential 
units is supported. 
 
The panel would encourage greater 
generosity in the design of the residential 
entrance, which could be achieved by 
reducing the size of the meeting room 
adjacent. 
 
 
 
It also questions whether the 
configuration of the basement is 
workable, especially in terms of access 
to the parking spaces. 
 

on the first and second floor commercial 
layouts. The project team has pointed 
out that the residential corridors will 
essentially act as refuges for the 
residential floors. 
 

 
The residential layouts provide useable 
good quality living spaces  
 
 
 
 
 
 
QRP support noted 
 
 
 
The design of each entrance is such that 
there is a clear and recognisable 
character to the entrances in terms of 
both scale and detail so that they are 
easily identified as residential and 
commercial. 
 
 
The transportation team are satisfied the 
vehicular access to and from the site off 
Cross Lane, demonstrate satisfactory 
vehicular visibility splays. A condition will 
be imposed that requires details of a car 
parking design and management plan 

Design for inclusion, sustainability 
and healthy neighbourhoods 
 
It is regrettable that there is a lot of 
parking retained within the development 
for the commercial unit; a reduction in 
parking would potentially allow for more 
generosity within the configuration of the 
scheme. 
 
 
The panel highlights that more detailed 
work on the scheme’s energy strategy 

 
 
 
The project team has confirmed that the 
parking for the commercial unit will 
adequately support the business of the 
existing tenant which currently operates 
as a recording studio.  
 
 

 
The Project team has provided further 
details of the energy strategy. 
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is required. 
 
As there are poor daylight levels at 
ground and first floor, it may be prudent 
for officers to seek the inclusion of a 
planning condition to avoid conversion to 
residential accommodation at a later 
date. 

 
 
QRP comment noted 
 

 

Image 2 Design in Context 

 

Form, Bulk & Height 

6.4.12 The scale and form of the proposed building successfully responds to the 
existing neighbouring developments.  The Council’s design officer has been 
consulted on the proposal and notes that the footprint picks up on the block at 
Smithfield Yard to the north that it will directly abut, continuing the block’s front 
and rear building lines and plan depth, including ground floor front projection, 
before stepping back to align with the front and rear building lines and plan depth 
of the Pool Motors development to the south which is currently under 
construction. The height of six storeys which includes the recessed top floor 
matches its neighbours, albeit the building slightly steps down from the Smithfield 
Yard site to follow the sites sloping topography.   

 
6.4.13 The proposed scheme comprises of a single building whereas the two 

neighbouring sites on either side (which includes the Pool Motors site currently 
under construction) are designed with a second parallel block with a large 
communal landscaped courtyard providing private communal amenity space to 
all residents of each respective. Similar to its neighbours on either side the 
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proposed scheme would have a commercial frontage on the lower floors with 
residential above providing an active frontage to ensure the street remains a 
vibrant working street, this scheme however differs in that there is a greater 
proportion of commercial floorspace, occupying three floors. 

 
6.4.14 The Council’s design officer notes that the proposed height and form of the 

building has had extensive testing in numerous views to show it will not be visible 
from sensitive locations within neighbouring conservation areas. 

 
Elevational Treatment; Fenestration Materials and Detail 

6.4.15 The architectural style of the proposed building has been carefully considered 
and would present an attractive and contemporary finish. The new building will 
be constructed using high-quality brick and stonework/ceramic cladding and 
contrasting detailing. The projecting base at ground level with its tall parapet to 
the first floor roof terrace is finished in a stock brick with glazed white stripes to 
reflect the light finish and glazed brick of the adjoining sites to the north and 
south and the set back top floor in ceramic cladding responds to the top floor of 
the northern site. The design officer notes that the detailed design, composition, 
fenestration, proportions and materials proposed are appropriate, attractive and 
durable, with a brick based, regular, gridded composition of generously sized, 
vertically proportioned windows. The balconies are set in recesses and the 
vertical metal fins of the balustrades maximise privacy and hide clutter.  

 
6.4.16 The design officer notes that the materials are appropriate for their location. The 

use of high-quality materials is considered to be key to the success of the design 
standard. As such, a condition will be imposed that requires details and samples 
of all key materials and further details of the design and detailing of key junctions 
including cills, jambs and heads of windows, balconies and roof parapet to be 
agreed, prior to commencement of works on site. 

 
Image 3 Design detail  
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Approach, Accessibility, Legibility & Landscaping 

6.4.17 The proposed scheme has been designed carefully to respond to the site’s 
sloping typology. Careful consideration is given to the design and integration of 
the vehicular access ramp to avoid compromising the elevation of the building 
and the nature and quality of the pedestrian approach. 

 
6.4.18 The design of each entrance is such that there is a clear and distinct character to 

the entrances in terms of both scale and detail to ensure they are easily identified 
as residential and commercial. The projecting commercial frontage comprises a 
prominent shopfront window and main entrance door whilst the residential 
entrance is less prominent but clear and inviting, whilst the neighbouring refuse 
stores are rationally located and appropriately functional and subservient.   
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6.4.19 Internally the two access cores are located centrally to maximise daylight to the 
floors above. Lift and stairs will provide access to the upper floors of the 
commercial and residential flats above. The proposed commercial floorspace is 
designed and laid out, in fairly large, clear floorplates. 

 
6.4.20 The two bin stores are integrated into the frontage to provide street level access 

for convenient waste collection from the kerbside. The set back from the kerb 
edge of the frontage allows for 3 trees to be planted and space for visitor cycle 
parking. At the rear a terrace over the car park with planters provides a green 
outdoor space for occupiers of the commercial unit and a visual link with the 
central courtyard spaces of the Smithfield Yard and the Pool Motors site currently 
under construction.  

 

Design Summary 
 
6.4.21 The proposed scheme which forms the final phase of the site allocation 

completes the transformation of the neighbourhood maintaining the commercial 
character of the street providing good quality commercial floorspace. The 
architectural form, composition and materials would be of high quality and 
appropriate to the location and context. 

 
6.4.22 Therefore, the proposed design of the development is considered to be a high-

quality design and in line with the policies set out above. 
 
6.5 Residential Quality 

 
General Layout 

 
6.5.1 The Nationally Described Space Standards set out the minimum space 

requirements for new housing. The London Plan 2021 standards are consistent 
with these. London Plan Policy D6 requires housing developments to be of high-
quality design, providing comfortable and functional layouts, benefiting from 
sufficient daylight and sunlight, maximising the provision of dual aspect units and 
providing adequate and easily accessible outdoor amenity space. It provides 
qualitative design aspects that should be addressed in housing developments. 

 
6.5.2 The Mayor of London’s Housing SPG seeks to ensure that the layout and design 

of residential and mixed-use development should ensure a coherent, legible, 
inclusive and secure environment is achieved. 

 
Indoor and outdoor space/accommodation standards 

6.5.3 All proposed dwellings exceed minimum space standards including bedroom 
sizes. All homes would have private amenity space in the form of a projecting 
balcony that meets the requirements of the Mayor’s Housing SPG Standard 26. 
All dwellings have a minimum floor to ceiling height of 2.5m. All dwellings are well 
laid out to provide useable living spaces and sufficient internal storage space. 
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The units are acceptable in this regard. None of the balconies would be north 
facing. The flats which are single aspect are either east or west facing single 
aspect, or dual aspect. 

 
Accessible Housing 

 
6.5.4 London Plan Policy D5 seeks to provide suitable housing and genuine choice for 

London’s diverse population, including disabled people, older people and families 
with young children. To achieve this, it requires that 10% of new housing is 
wheelchair accessible and that the remaining 90% is easily adaptable for 
residents who are wheelchair users. Local Plan Policy SP2 is consistent with this 
as is Policy DM2 of the DM DPD which requires new developments to be 
designed so that they can be used safely, easily and with dignity by all. 

 
6.5.5 All dwellings achieve compliance with Building Regulations M4 (2). Whilst the 

proposed scheme does not provide wheelchair accessible homes on site M4(3), 
across this site allocation the adjoining sites at Smithfield Yard and the extant 
planning approval at Pool Motors, 7 Cross Lane provide wheelchair homes in 
excess of 10% so this is considered acceptable in this instance. The proposed 
block provides step free access throughout and incorporate a passenger lift 
suitable for a wheelchair user. One accessible commercial car parking spaces is 
provided at lower ground level. All routes around the site will provide level 
access. 

 
Child Play Space provision 

 
6.5.6 London Plan Policy S4 seeks to ensure that development proposals include 

suitable provision for play and recreation. Local Plan Policy SP2 requires 
residential development proposals to adopt the GLA Child Play Space Standards 
and Policy SP13 underlines the need to make provision for children’s informal or 
formal play space. 

 
6.5.7 The applicant has provided a child yield calculation for the proposed 

development based on the mix and tenure of units in accordance with the current 
GLA population yield calculator. The proposed development requires 23.1 square 
metres of play space based on the latest GLA child playspace calculator.  Due to 
the site constraints play space on site is not provided,  In this instance the site is 
in close proximity to the large play area within New River Village (just over 100m 
walkway zone from the site) The child yield for this development will be very low 
and ss well as the New River Village play area, there are large play areas for 
older children within Priory Park, Alexandra Park and Fairland Park (within 800m 
walkway zone from the site). These play areas are located within the distance 
requirements of the Mayor’s PIR SPG, given the respective ages of the children 
expected to use them. 

 
 Outlook and Privacy 
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6.5.8 The outlook for the rear facing flats will be onto high quality landscaping within 

the central courtyard of the Smithfield Yard and the extant planning approval at 
Pool Motors, 7 Cross Lane, whilst the ground floor commercial unit provides 
passive surveillance and animation to the street frontage. 

 

6.5.9 In terms of privacy, the building has been designed on an east-west axis due to 
the constraints of the site and therefore there would be no overlooking/loss of 
privacy issues within the proposed development. 

 
6.5.10 As such, it is considered that appropriate levels of outlook and privacy would be 

achieved for the proposed units. 
 
 

Daylight/sunlight/overshadowing – Future Occupiers 
 
6.5.11 In respect of the proposed residential units, these have large windows, good floor 

to ceiling heights and logical layouts (no deep rooms) with living/sleeping spaces 
directly adjacent to large windows. In addition, the majority of the units will also 
benefit from either dual aspect or an east or  west facing single aspect  and are 
located on the third floor level and above.  

 
6.5.12 Overall it is considered the units would benefit from adequate levels of daylight 

and sunlight. 
 

Other Amenity Considerations – Future Occupiers 
 
6.5.13 Air quality levels at this site are acceptable, which makes the site suitable for 

residential accommodation (This is covered in more detail under paragraph 6.12 
of the report).  

 
6.5.14 With regards to noise, the application is accompanied by a noise assessment, 

which concludes that the noise environment is fairly quiet and dominated by 
distant road traffic noise. Furthermore, the applicant has confirmed that if the 
existing tenants of the recording studio occupy the commercial floorspace once 
the development is complete, the studio will be fully sound proofed.  

 
6.5.15 Lighting throughout the site is proposed, details of which will be submitted by the 

imposition of a condition so to ensure there is no material adverse impacts on 
existing or future occupiers of the development. 

 

6.5.16 The communal waste store for the residential units and commercial unit is 
located in a dedicated area outside the main building. All refuse/recycling storage 
facilities are conveniently located near the main entrance of the new buildings. 
The Council’s Waste Management Officer is satisfied with the proposed 
arrangement for the refuse/recycling bin collection. 
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Security 
 
6.5.17 The applicant has worked with the Metropolitan Police Secured by Design (SBD) 

Officer to address any potential issues raised earlier in the process. The Secure 
by Design Officer does not object to the proposed development subject to 
standard conditions requiring details of and compliance with the principles and 
practices of the Secured by Design Award Scheme. It is also recommended that 
a condition be imposed on any grant of planning permission requiring provision 
and approval of lighting details in the interests of security. 

 
6.6 Impact on Neighbouring Amenity 
 
6.6.1 London Plan Policy D6 outlines that design must not be detrimental to the 

amenity of surrounding housing, specifically stating that proposals should provide 
sufficient daylight and sunlight to surrounding housing that is appropriate for its 
context, while also minimising overshadowing. London Plan Policy D14 requires 
development proposals to reduce, manage and mitigate noise impacts. 

 
6.6.2 Policy DM1 ‘Delivering High Quality Design’ of the DM DPD states that 

development proposals must ensure a high standard of privacy and amenity for a 
development’s users and neighbours. Specifically, proposals are required to 
provide appropriate sunlight, daylight and aspects to adjacent buildings and land, 
and to provide an appropriate amount of privacy to neighbouring properties to 
avoid overlooking and loss of privacy and detriment to amenity of neighbouring 
residents. 

 
Daylight and sunlight Impact 

 
6.6.3 The applicant has submitted a Daylight and Sunlight Assessment that assesses 

daylight and sunlight to the windows of the neighbouring properties of Block B of 
Smithfield Yard that site to the east, Block A and B of the extant planning 
approval at Pool Motors, 7 Cross Lane to the south and the Smithfield Square 
development to the west.  

 
6.6.4 The assessment finds that overall the impact of the development on existing 

neighbouring residential properties is acceptable for both daylight and sunlight. In 
terms of daylight, 249 of the 272 assessed windows (92%) will fully satisfy this 
BRE recommendation and in terms of sunlight 107 of the 113 assessed windows 
(95%) will fully satisfy this BRE recommendation. Nevertheless, some 
neighbouring existing windows to habitable rooms would lose some daylight and 
sunlight. In most cases there are only minor infringements that relate to windows 
that already have reduced daylighting or windows to rooms with more than 1 
window. 

 
Privacy/Overlooking and outlook 
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6.6.5 In terms of privacy, the building has been designed on an east-west axis, with its 
mostly blank flank elevations corresponding with the neighbouring blank flank 
elevation of the Smithfield Yard development to the north and extant planning 
approval at Pool Motors to the south.  

 
6.6.6 The separation distances between the proposed building and other existing or 

consented blocks are in the region of 18 – 20 metres which in an urban context is 
acceptable. 

 

6.6.7 In terms of outlook, surrounding residents would experience both actual and 
perceived changes in their amenity as a result of the proposed development. 
Nevertheless, taking account the urban setting of the site and the established 
pattern and form of the neighbouring development the proposal is not considered 
to result in an unacceptable impact on local amenity. 

 
6.6.8 Therefore, it is considered that residents of nearby residential properties would 

not be materially affected by the proposal in terms of loss of outlook or privacy. 
 

Other Amenity Considerations 
 
6.6.9 Policy DM23 of the DM DPD states that new developments should not have a 

detrimental impact on air quality, noise or light pollution. 
 

6.6.10 The submitted Air Quality Assessment (AQA) concludes that the development is 
not considered to be contrary to any of the national and local planning policies 
regarding air quality.  
 

6.6.11 It is anticipated that light emitted from internal rooms would not have a significant 
impact on neighbouring occupiers in the context of this urban area. 
 

6.6.12 Construction impacts are largely controlled by non-planning legislation. 
Nevertheless, the demolition and construction methodology for the proposed 
development can be controlled by the imposition of relevant conditions. 
 

6.6.13 The increase in noise from occupants of the proposed development would not be 
significant to neighbouring occupants given the current use of the site as a 
recording studio and the current urbanised nature of the surroundings a condition 
will be imposed ensuring a noise management strategy is provided.   

 
6.6.14 Therefore, it is considered that the proposal would not have a material impact on 

the amenity of residents and occupiers of neighbouring and surrounding 
properties. 

 
6.7 Parking and Highways 

 
6.7.1 Local Plan Policy SP7 states that the Council aims to tackle climate change, 

improve local place shaping and public realm, and environmental and transport 
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quality and safety by promoting public transport, walking and cycling. This 
approach is continued in Policies DM31 and DM32 of the DM DPD. 

 
6.7.2 London Plan Policy T1 sets out the Mayor’s strategic target for 80% of all trips in 

London to be made by foot, cycle or public transport by 2041. This policy also 
promotes development that makes the most effective use of land, reflecting its 
connectivity and accessibility by existing and future public transport. Policy T6 
sets out cycle parking requirements for developments, including minimum 
standards. T7 concerns car parking and sets out that ‘car-free’ development 
should be the starting point for all development proposals in places that are well-
connected by public transport. Policy T6.1 sets out requirements for residential 
car parking spaces. 

 
6.7.3 The site has a PTAL value of 3, which is considered ‘medium’ access to public 

transport services. 3 different bus services are accessible within 3 to 8 minutes’ 
walk of the site, and Hornsey National Rail station is a 7-minute walk away whilst 
the site has a moderate PTAL value of 3 it is a short walking distance from an 
area of value 5 (very good accessibility to public transport services). The site is 
not within any of the Borough’s Controlled Parking Zones, but is  close to the 
northern boundary of the Hornsey South Controlled Parking Zone, which has 
operating hours of 1100 – 1300.  

 
6.7.5 The Transport officer has been consulted and notes that in terms of trip 

generation, the net change as a result of the proposed development is likely to 
be less than daily variation and therefore imperceptible to other highway users.  

 

Access and Parking 
 
6.7.6 In terms of access arrangements Cross Lane is narrow and does not include 

footways to both sides of it along its whole length. It is also already part of a 
number of key cycle and pedestrian links given the connection it enables to a 
number of development sites and routes. The Transport Planning Officers notes 
that in respect of pedestrian and vehicular access to and from the site off Cross 
Lane, satisfactory vehicular and pedestrian visibility splays have been 
demonstrated. The applicant will need to enter into the appropriate Highways Act 
Agreement to facilitate access to and from the development and the associated 
highway alterations. This can be secured by legal agreement should consent be 
granted. 

 
6.7.7 The proposal would provide basement parking for 6 cars in total (including one 

blue badge space) for the commercial component as the site has an informal 
parking area that has the capacity for 4 cars. The Transport Planning Officers 
consider the parking spaces proposed are more than sufficient to meet the needs 
of the proposed commercial users.  

6.7.8 The Transport officer notes that the residential component of the development is 
appropriate as car free, taking into account there will be cycle parking to meet 

Page 165



 

Planning Sub-Committee Report  
    

London Plan standards provided for residents and visitors, and there are shops, 
services and public transport facilities within close proximity to the site, it is not 
expected any adverse parking impacts will arise. A legal agreement is required to 
secure a car club scheme. 

 
Car Free 

 
6.7.9 A ‘car-free’ development is proposed and permits would not be allocated to the 

new properties for on street parking. Due to the site’s public transport 
accessibility level (PTAL) (3 - medium’ access to public transport services) and 
given it is a short walking distance from an area of value 5 (very good 
accessibility to public transport services) the proposed development would 
therefore be acceptable as a car free development, in accordance with Policy 
DM32 of the DM DPD. The applicant will need to enter into a legal agreement to 
secure future parking control. 

 
Cycle parking 

 
6.7.11 Long stay cycle parking is proposed in an internal cycle store at basement level 

for the residential and commercial components. Short stay visitor spaces are 
proposed at ground level on the forecourt.  

 
6.7.12 The design and arrangement of all cycle parking will need to meet the 

requirements of TfL’s London Cycle Design Standards 
 
6.7.13 As such, the cycle parking is acceptable subject to the relevant condition being 

imposed in respect of proposed cycle parking arrangements. 
 

Deliveries and Servicing 
 
6.7.14 Delivery and servicing activity will take place within the site, off the highway in a 

dedicated loading bay for daily deliveries and making use of a new turning head 
sufficient for all vehicles up to and including a rigid four-axle large refuse vehicle. 
Further information is required in respect of delivery and servicing movement. 
This can be secured by the imposition of a condition. 

 
6.7.15 In terms of refuse and recycling collection for the residential and commercial 

component, two bin stores are integrated into the frontage to provide street level 
access for convenient waste collection from the kerbside. The applicants have 
confirmed that the carry distances will be less than 10m. The future residential 
occupants will have access to fob keys and these will be supplied to the Councils 
waste collection services. Commercial waste collection companies can provide 
up to twice daily collections 7 days per week. The proposed arrangements are 
considered to be satisfactory and this has been confirmed by the Waste 
Collection team. 
Construction Logistics and Management 
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6.7.16 No specific details of construction logistics have been submitted at application 
stage. However, it is appropriate for this to be provided at a later stage and as 
such this matter can be secured by the imposition of a condition on any grant of 
planning permission. 

6.7.17 Overall it is considered that the application is acceptable in transport and parking 
terms, and in terms of its impact on the public highway. 

 
6.8 Basement Development 

 
6.8.1 London Plan policy D10 states Boroughs should establish policies in their 

Development Plans to address the negative impacts of large-scale development 
beneath existing buildings, where this is identified as an issue locally. 

 
6.8.2 Policy SP11 of Haringey’s Local Plan requires that new development should 

ensure that impacts on natural resources, among other things, are minimised by 
adopting sustainable construction techniques. 

 
6.8.3 A Basement Impact Assessment (BIA) has been submitted with this application, 

which seeks to demonstrate that the impacts of the basement works would be 
acceptable, as required by Policy DM18 of the Council’s DM DPD 2017. This 
policy requires proposals for basement development to demonstrate that the 
works will not adversely affect the structural stability of the application building 
and neighbouring buildings, does not increase flood risk to the property and 
nearby properties, avoids harm to the established character of the surrounding 
area, and will not adversely impact the amenity of adjoining properties or the 
local natural and historic environment.  

 
6.8.4 The proposal seeks to create a basement level to facilitate 6 parking spaces for 

the commercial component, cycle parking spaces for both the residential and 
commercial component and a plant room. The applicant has submitted a detailed 
Basement Impact Assessment which has been reviewed by the Councils Building 
Control  meets the above policy requirement. It will be the responsibility of the 
structural engineer and the applicant to ensure that the basement construction is 
sound. 

 
6.8.5 While it is recognised that certain aspects of the works here cannot be 

determined absolutely at the planning stage (i.e. structural works to the party 
walls) a detailed construction management plan is adequately able to be 
provided at a later stage, but prior to the commencement of works, and as such 
this matter can be secured by condition. 

 
6.8.6 Other legislation provides further safeguards to identify and control the nature 

and magnitude of the effect on neighbouring properties. Specifically, the 
structural integrity of the proposed basement works here would need to satisfy 
modern day building regulations. In addition, the necessary party-wall 
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agreements with adjoining owners would need to be in place prior to the 
commencement of works on site. In conclusion, the proposal is considered 
acceptable in this regard. 

 
6.9 Sustainability, Energy and Climate Change 

 
6.9.1 The NPPF requires development to contribute to the transition to a low carbon 

future, reduce energy consumption and contribute to and conserve the natural 
environment. 

 
6.9.2 London Plan Policy SI2 - Minimising greenhouse gas emissions, states that 

major developments should be zero carbon, and in meeting the zero-carbon 
target, a minimum on-site reduction of at least 35 per cent beyond Building 
Regulations is expected. Local Plan Policy SP4 requires all new developments to 
introduce measures that reduce energy use and carbon emissions. Residential 
development is required to achieve a reduction in CO2 emissions. Local Plan 
Policy SP11 requires all development to adopt sustainable design and 
construction techniques to minimise impacts on climate change and natural 
resources.   

 
6.9.3 Policy DM1 of the DM DPD states that the Council will support design-led 

proposals that incorporate sustainable design and construction principles and 
Policy DM21 of the DM DPD expects new development to consider and 
implement sustainable design, layout and construction techniques. 

 
6.9.4 The development guidelines within Site Allocation SA47 ‘Cross Lane’ states that 

this site is identified as being in an area with potential for being part of a 
Decentralised Energy Network (DEN). Proposals should reference the Council’s 
latest decentralised energy masterplan regarding how to connect to the DEN, 
and the site’s potential role in delivering a network within the local area.  The site 
is not part of current plans for the Council’s District Energy Network so will not be 
required to futureproof a connection.   

 
6.9.5 The proposed development has sought to adopt a progressive approach in 

relation to sustainability and energy to ensure that the most viable and effective 
solution is delivered to reduce carbon emissions. 

 
Carbon Reduction 

 
6.9.6 Policy SP4 of the Local Plan Strategic Policies, requires all new development to 

be zero carbon. The London Plan 2021 further confirms this in Policy SI2. 
 

6.9.7 The development achieves a site-wide reduction of 45.5% carbon dioxide 
emissions on site, with higher fabric efficiencies and a small solar PV array. LBH 
Carbon Management raises no objections to the proposal as it meets London 
Plan Policy SI2 and Local Plan Policy SP4. 
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6.9.8 The overall predicted reduction in CO2 emissions for the development shows an 

improvement of approximately 46% in carbon emissions with SAP10 carbon 
factors, from the Baseline development model (which is Part L 2013 compliant). 
This represents an annual saving of approximately 10.7 tonnes of CO2 from a 
baseline of 23.5 year a 45.5% reduction.  

 
6.9.9 The applicant has proposed a saving of 10.7tCO2 in carbon emissions (13% 

(residential) and 20% Non-residential through improved energy efficiency 
standards in key elements of the build, based on SAP2012 carbon factors. This 
goes far beyond the minimum 10% set in London Plan Policy SI2, this is strongly 
supported by LBH Carbon Management. 

 
6.9.10 The applicant has reviewed the installation of various renewable technologies. 

The report concludes that air source heat pumps (ASHPs) and solar photovoltaic 
(PV) panels are the most viable options to deliver the Be Green requirement. A 
total of 5.9 tCO2 (25%) reduction of emissions are proposed under Be Green 
measures 

 
6.9.11 . The ASHP would be located on part of the roof. 
 
6.9.12 The shortfall of both the residential and non-residential will need to be offset to 

achieve zero-carbon , in line with Policy SP4 (1). The estimated carbon offset 
contribution (£36,480 inclusive of 10% monitoring fee) will be subject to the 
detailed design stage. This figure of would be secured by legal agreement. 

 
6.9.13 A number of areas have been identified to reduce the embodied carbon of the 

buildings: using low-carbon materials, sourced as local as possible. 
 

Overheating 
 

6.9.14 The applicant has undertaken a dynamic thermal modelling assessment for all 
habitable spaces and corridors in the development. This has been undertaken in 
line with CIBSE TM59 with TM49 weather files. 

 

6.9.15 The development would not overheat based on the London Heathrow weather 
files, this is based on a series of mitigating measures being built into the 
development including natural ventilation for the residential dwellings, with side-
hung openable windows (areas of varying openable areas, Mechanical 
ventilation with an element of natural ventilation for the office, retail and non-
domestic corridors, Glazing g-value of 0.45, Internal blinds in bedrooms, kitchen 
and lounge  No active cooling is required. However the overheating modelling 
with the Central London weather file will need to be provided which will more 
accurately represent the urban heat island effect and future overheating 
scenarios will need to be considered however the Council’s Carbon Officer is 
satisfied this can be adequately addressed at a later stage, and as such this 
matter can be secured by the imposition of a condition. 
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Summary 

 
6.9.16 The proposal satisfies development plan policies and the Council’s Climate 

Change Officer supports this application subject to the conditions. As such, the 
application is considered acceptable in terms of its sustainability. 
 
 

6.10 Urban Greening, Trees and Ecology 
 

6.10.1 Policy G5 of The London Plan 2021 requires major development proposals to 
contribute to the greening of London by including urban greening as a 
fundamental element of site and building design. London Plan Policy G6 seeks to 
manage impacts on biodiversity and aims to secure biodiversity net gain. 

 
6.10.2 Local Plan Policy SP11 promotes high quality landscaping on and off-site and 

Policy SP13 seeks to protect and improve open space and providing 
opportunities for biodiversity and nature conservation. 

 
6.10.3 Policy DM1 of the DM DPD requires proposals to demonstrate how landscape 

and planting are integrated into the development and expects development 
proposals to respond to trees on or close to a site. Policy DM21 of the DM DPD 
expects proposals to maximise opportunities to enhance biodiversity on-site. 

 
6.10.4 London Plan Policy G7 requires existing trees of value to be retained, and any 

removal to be compensated by adequate replacement. This policy further sets 
out that planting of new trees, especially those with large canopies, should be 
included within development proposals. Policy SP13 of the Local Plan 
recognises, “trees play a significant role in improving environmental conditions 
and people’s quality of life”, where the policy in general seeks the protection, 
management and maintenance of existing trees. 

 
Urban Greening Factor 

 
6.10.5 The proposed development would provide high quality permeable pavers and 

planted field Maple trees to the frontage and the terrace to the rear will comprise 
of planters which sit over the car park at basement level. In addition, extensive 
green roofs above the bin store and at roof level are proposed. Details of 
landscaping can be secured by the imposition of a condition to secure a high-
quality scheme with effective long-term management.   

 
6.10.6 The urban greening factor (UGF) identifies the appropriate amount of urban 

‘greening’ required in new developments. The UGF is based on factors set out in 
the London Plan such as the amount of vegetation, permeable paving, tree 
planting, or green roof cover, tailored to local conditions. The London Plan 
recommends a target score of 0.4 for developments which are predominately 
residential. A draft urban greening factor calculator has been provided that 
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indicates a UGF score of 0.24 could be achieved through the provision of green 
roofs, trees, permeable paving and planters. Limited detail has been provided at 
this stage to determine the landscaping treatments that would be applied within 
the development to achieve this score. A condition shall be imposed that requires 
a detailed scheme of urban greening with calculations provided to demonstrate 
the highest UGF scoreline that can be achieved through the development. 

 
Trees  

 
6.10.7 Three new Field Maple trees are proposed to the frontage. Currently there are no 

trees on site. The Council’s Tree Officer requires landscape plan which can be 
secures by condition. 

 
Ecology and Biodiversity 

 

6.10.8 The site is currently occupied by a building and hardstanding with no landscaping 
features on-site, the landscaping providsion noted above will enhance 
biodiversity but further information is required in respect of the soft landscaping 
and biodiversity provision. This can be secured by the imposition of a condition 
on any grant of planning permission. 

 
6.11 Flood Risk and Drainage 

 
6.11.1 Local Plan Policy SP5 and Policy DM24 of the DM DPD seek to ensure that new 

development reduces the risk of flooding and provides suitable measures for 
drainage. The site is located within Flood Zone 1 which has the lowest risk of 
flooding from tidal and fluvial sources and is within one of Haringey’s designated 
Critical Drainage. The site is also in a Source Protection Zone 1. These zones 
may be at particular risk from polluting activities on or below the land surface.  

 
6.11.2 The site offers little in the way of above-ground surface water drainage. The 

proposed development includes green roofs, permeable paving and attenuation 
tank to store rain water before being discharged to the public sewer at a 
restricted rate of 1 l/s. A management maintenance plan has been provided to 
manage the surface water drainage for, the lifetime of the development and will 
be maintained by a management company in accordance with the schedule.  

 
6.11.3 The applicant has submitted a Flood Risk Assessment and Drainage Strategy 

report. These have been reviewed by the LBH Flood & Water Management 
officer who has confirmed that they are satisfied that the impacts of surface water 
drainage will be addressed adequately. 

 
6.11.4 Thames Water raises no objection with regards to waste water network, sewage 

treatment works, water network and water treatment infrastructure capacity. 
Thames Water recommends imposing a condition regarding piling and an 
informative regarding groundwater discharge and water pressure. 
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6.12 Air Quality and Land Contamination 
 
6.12.1 Policy DM23 of the DM DPD requires all development to consider air quality and 

improve or mitigate the impact on air quality in the borough and users of the 
development. An Air Quality Assessment (‘AQA’) was prepared to support the 
planning application and concluded that the site is suitable for residential use and 
that the proposed development would not expose existing residents or future 
occupants to unacceptable air quality. It also highlighted that the air quality 
impacts from the proposed development during its construction phase would not 
be significant and that in air quality terms it would adhere with national or local 
planning policies. 

 
6.12.2 Officers have reviewed this assessment. The proposed development is 

considered to be air quality neutral. Air quality neutral measures include the use 
of air source heat pumps. It can therefore be concluded that the proposed 
development is acceptable in terms of air quality. 

 
6.12.3 Concerns have been raised about construction works however, these are 

temporary and can be mitigated through the requirements of the construction 
logistics plan to include air quality control measures such as dust suppression. 
The proposal is not considered an air quality risk or harm to nearby residents, or 
future occupiers. The proposal is acceptable in this regard. 

 
Land Contamination 

 
6.12.4 Policy DM23 (Part G) of the DM DPD requires proposals to demonstrate that any 

risks associated with land contamination can be adequately addressed to make 
the development safe. 

 
6.12.5 A Geotechnical Design Report for Phase 1 has been carried out and 

accompanies the application submission. The Assessment concludes from a 
review of the relevant findings, that the proposed site is likely to be suitable for a 
residential development, subject to further detailed investigation and any 
subsequent recommended remedial works that may be required for the proposed 
end use secured by condition. 

 
6.13 Fire Safety 
 
6.13.1 Policy D12 of the London Plan states that all development proposals must 

achieve the highest standards of fire safety. To this effect major development 
proposals must be supported by a fire statement. 

 
6.13.2 The Fire Statement submitted with the application confirms that both the 

residential and commercial component of the development will be fitted with 
automatic fire detection and alarm system. An automatic fire suppression will be 
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provided within the building. The common corridor within the residential floors will 
be provided with a mechanical smoke ventilation system. 

 
6.13.3 The primary access point to the building will through Cross lane. The access 

road is suitable for a fire service pump appliance.  
 

6.13.4 A formal detailed assessment will be undertaken for fire safety at the building 
control stage. The London Fire Brigade has confirmed that there are no 
objections to the application in respect of fire safety. 

 
6.13.5 The height of the proposed building does not exceed 18 metres so is not a 

‘relevant building’ and consultation with the HSE is not required.  
 
6.14 Employment 

 
6.14.1 Local Plan Policies SP8 and SP9 aim to support local employment, improve skills 

and training, and support access to jobs. The Council’s Planning Obligations 
SPD requires all major developments to contribute towards local employment 
and training. 

 
6.14.2 There would be opportunities for borough residents to be trained and employed 

as part of the development’s construction process. The Council requires the 
developer (and its contractors and sub-contractors) to notify it of job vacancies, 
to employ a minimum of 20% of the on-site workforce from local residents 
(including trainees nominated by the Council). These requirements would be 
secured by agreement. 

 
6.14.3 As such, the development is acceptable in terms of employment provision. 
 
 
6.15 Conclusion 
 

 The development would bring back in to use a brownfield site, with a high-quality 
design which responds appropriately to the local context and is supported by the 
Quality Review Panel. 

 The proposal forms part of Site Allocation SA47 as designated in the Councils 
Local Plan - Site Allocations DPD. The redevelopment of this portion of the site 
would complete the overall redevelopment of the site as a whole and fore fill the 
requirements for the site as set out in the Councils Site Allocations DPD.  

 The development would have a positive impact on the character, appearance 
and quality of the immediate surroundings of the Conservation Area and not 
cause harm to the conservation area and the setting of the listed buildings 

 The development would provide 9 residential dwellings, which would contribute 
to much needed housing stock in the borough. 
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 The size, mix, tenure, and quality of accommodation are acceptable and either 
meet or exceed relevant planning policy standards. All flats have private external 
amenity space. 

 The development would provide 815sqm of good quality flexible commercial 
floorspace space that would seek to retain the existing jobs on the site (currently 
a recording studio where the current tennant is looking to reoccupy this 
commercial space and continue operating it as a recording studio) and generate 
the potential for further opportunities on the site.. 

 The proposal provides good quality hard and soft landscaping  

 The proposal has been designed to avoid any material harm to neighbouring 
amenity in terms of a loss of sunlight and daylight, outlook, or privacy, and in 
terms of excessive, noise, light or air pollution. 

 The development would provide an appropriate quantity of car and cycle parking 
spaces for this location and would be further supported by sustainable transport 
initiatives. 

 The development would provide appropriate carbon reduction measures plus a 
carbon off-setting payment, as well as site drainage and biodiversity 
improvements. 

 The proposed development will secure several measures including financial 
contributions to mitigate the residual impacts of the development. 

 
 
 
7.0 CIL 
 
Based on the information given on the plans, the Mayoral CIL charge will be £79,590 
(1233 sqm x £ £64.55) and the Haringey CIL charge will be £375,513 (954 sqm x 
£393.62). This will be collected by Haringey after/should the scheme is/be implemented 
and could be subject to surcharges for failure to assume liability, for failure to submit a 
commencement notice and/or for late payment, and subject to indexation in line with the 
construction costs index. An informative will be attached advising the applicant of this 
charge. 
 
8.0 RECOMMENDATIONS 
 
GRANT PERMISSION subject to conditions subject to conditions and subject to section 
106 Legal Agreement  
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APPENDIX 1 – Planning Conditions and Informatives 
 
 

1. The development hereby authorised must be begun not later than the expiration 
of 3 years from the date of this permission, failing which the permission shall 
be of no effect.  

 
Reason: This condition is imposed by virtue of the provisions of the Planning & 
Compulsory Purchase Act 2004 and to prevent the accumulation of 
unimplemented planning permissions.  

 
 

2. The development hereby authorised shall be carried out in accordance with the 
following approved plans and specifications: 

 
Drawings 
4401/PA/001, 4401/PA/002, 4401/PA/003, 4401/PA/004, 4401/PA/005, 
4401/PA/006, 4401/PA/007,  4401/PA/009B, 4401/PA/010A, 4401/PA/011E, 
4401/PA/012B, 4401/PA/013B, 4401/PA/014A, 4401/PA/015A, 4401/PA/016A, 
4401/PA/017A, 4401/PA/019, 4401/PA/020A, 4401/PA/021A, 4401/PA/022, 
4401/PA/023A, 4401/PA/030A, 4401/PA/031B, 4401/PA/032, 4401/PA/033A, 
4401/PA/040A, 4401/PA/045A, 4401/PA/046A, 4401/PA/047A, 4401/PA/060, 
4401/PA/061 
 
Documents 
Planning Statement prepared by Centro Planning Consultancy dated January 
2021, Phase 1 Design Study Report prepared by Ground &Water dated 
February 2021, Fire Safety Statement prepared by Jensen Hughes, Flood Risk 
Assessment & SUDS Report prepared by Nimbus Engineering Consultants 
dated January 2021, Air Quality Assessment prepared by gem Air Quality LTD 
dated January 2021, Design & Access Statement prepared by GML Architects 
dated February 2021, Background Sound Survey Report prepared by ion 
Acoustics dated 7th January 2021, Waste Management Strategy prepared by 
Entran Environmental & Transportation dated February 2021, Transport 
Statement prepared by Entran Environmental & Transportation dated January 
2021, Daylight and Sunlight report prepared by Hollis dated 20 January 2021, 
Heritage Statement prepared by Cogent Heritage, Thermal Comfort Analysis 
prepared by Ensphere Group Ltd, Basement Impact Assessment prepared by 
JFP Ltd dated November 2022, Letter prepared by Ensphere Group Ltd dated 
5 April 2022, Sustainability & Energy Statement prepared by Ensphere Group 
Ltd dated April 2022, v8), GLA carbon emission reporting spreadsheet  

 
     3. Prior to the commencement of buildings works above grade, detailed drawings, 

including sections, to a scale of 1:20 to confirm the detailed design and 
materials of the: 
a) Detailed elevational treatment; 
b) Detailing of roof and parapet treatment; 
c) Details of windows, which shall include a recess of at least 115mm and 
obscuring of the flank windows; 
d) Details of entrances, which shall include a recess of at least 115mm; 
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e) Details and locations of rain water pipes; and  
f) Details of key junctions including cills, jambs and heads of windows, 
balconies and roof parapet shall be submitted to and approved in writing by the 
Local Planning Authority. Samples of cladding, windows, roof, glazing, should 
also be provided. The development shall thereafter be carried out solely in 
accordance with the approved details (or such alternative details the Local 
Planning Authority may approve). 
 
Reason: To safeguard and enhance the visual amenities of the locality in 
compliance with Policies DM1of the Development Management Development 
Plan Document 2017. 
 

4 Prior to occupation of the development details of exact finishing materials to the 
boundary treatments and site access controls shall be submitted to the Local 
Planning Authority for its written approval. Once approved the details shall be 
provided as agreed and implemented in accordance with the approval.  

 
Reason: In order to provide a good quality local character, to protect residential 
amenity, and to promote secure and accessible environments in accordance 
with Policy D4 of the London Plan 2021, Policies DM1, DM2 and DM3 of the 
Development Management Development Plan Document 2017  
 

    5 Prior to the first occupation of the development hereby approved full details of 
both hard and soft landscape works shall be submitted to and approved in 
writing by the Local Planning Authority, and these works shall thereafter be 
carried out as approved.  
Details shall include information regarding, as appropriate: 
 a) Proposed finished levels or contours; 
 b) Means of enclosure; 

  c) Hard surfacing materials;  
d) Minor artefacts and structures (e.g. Furniture, play equipment, refuse or other 
storage units, signs, lighting etc.); and  
Soft landscape works shall be supported by:  
e) Planting plans; 
f) Written specifications (including details of cultivation and other operations 
associated with plant and/or grass establishment); 
g) Schedules of plants, noting species, plant sizes and proposed 
numbers/densities where appropriate; and 
h) Implementation and long-term management programmes (including a five-
year irrigation plan for all new trees). The soft landscaping scheme shall include 
detailed drawings of: 
 i) Existing trees to be retained; 
 j) Existing trees which will require thinning, pruning, pollarding or lopping as a 
result of this consent; and 
k) Any new trees and shrubs, including street trees, to be planted together with 
a schedule of species. 
The approved scheme of planting, seeding or turfing comprised in the approved 
details of landscaping shall be carried out and implemented in strict accordance 
with the approved details in the first planting and seeding season following the 
occupation of the building or the completion of development (whichever is 
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sooner). Any trees or plants, either existing or proposed, which, within a period 
of five years from the completion of the development die, are removed, become 
damaged or diseased shall be replaced in the next planting season with a 
similar size and species. The landscaping scheme, once implemented, is to be 
retained thereafter.  
 
Reason: In order for the Local Planning Authority to assess the acceptability of 
any landscaping scheme, thereby ensuring a satisfactory setting for the 
proposed development in the interests of the visual amenity of the area 
consistent with Policy DM1 of the Development Management DPD 2017 and 
Policy SP11 of the Local Plan 2017. 
 

  6 Prior to first occupation of the development hereby approved details of all 
external lighting to building facades, street furniture, communal and public 
realm areas shall be submitted to and approved in writing by the Local Planning 
Authority, in consultation with the Met Police. The agreed lighting scheme shall 
be installed as approved and retained as such thereafter.  

 
Reason: To ensure the design quality of the development and also to safeguard 
residential amenity in accordance with Policies D4 and D11 of the London Plan 
2021, Policy SP11 of Haringey's Local Plan Strategic Policies 2017 and Policy 
DM1 of the Development Management Development Plan Document 2017. 
 

 7 No development shall proceed until details of all existing and proposed levels 
on the site in relation to the adjoining properties be submitted and approved by 
the Local Planning Authority. The development shall be built in accordance with 
the approved details.  
 
Reason: In order to ensure that any works in conjunction with the permission 
hereby granted respects the height of adjacent properties through suitable 
levels on the site in accordance with Policy D4 of the London Plan 2021, Policy 
DM1 of the Development Management Development Plan Document 2017, 
Policy SP11 of Haringey's Local Plan Strategic Policies 2017  

 
8 Prior to the commencement of above ground works of each building or part of 

a building, details shall be submitted to and approved, in writing, by the Local 
Planning Authority to demonstrate that such building or such part of a building 
can achieve ‘Secured by Design' Accreditation. The development shall only be 
carried out in accordance with the approved details.  

 
Reason: In the interest of creating safer, sustainable communities. 

 
9 Prior to the first occupation of each building or part of a building or use, 'Secured 

by Design' certification shall be obtained for such building or part of such 
building or use and thereafter all features are to be retained.  

 
Reason: In the interest of creating safer, sustainable communities. 

 
10 Commercial aspects of the development must achieve the relevant Secured by 

Design Accreditation at the final fitting stage, prior to residential occupation of 
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such building in accordance with condition B (Secured by Design) and 
commencement of business. Details shall be submitted to and approved, in 
writing, by the Local Planning Authority 
 
Reason: In the interest of creating safer, sustainable communities. 
 
 

11 Before development commences other than for investigative work: 
 

a. Using the information already submitted on Phase I Desk Study Report with 
reference GWPR4029/DS/Feb 2021 prepared by Ground and Water Limited 
dated February 2021, an intrusive site investigation shall be conducted for the 
site using information obtained from the desktop study and Conceptual Model. 
The site investigation must be comprehensive enough to enable; a risk 
assessment to be undertaken, refinement of the Conceptual Model, and the 
development of a Method Statement detailing the remediation requirements. 
b. The risk assessment and refined Conceptual Model shall be submitted, along 
with the site investigation report, to the Local Planning Authority which shall be 
submitted to, and approved in writing by, the Local Planning Authority prior to 
that remediation being carried out on site. 
c. Where remediation of contamination on the site is required, completion of the 
remediation detailed in the method statement shall be carried out and; 
d. A report that provides verification that the required works have been carried 
out, shall be submitted to, and approved in writing by the Local Planning 
Authority before the development is occupied.  
 
Reason: To ensure the development can be implemented and occupied with 
adequate regard for environmental and public safety. 
 

12 If, during development, contamination not previously identified is found to be 
present at the site then no further development (unless otherwise agreed in 
writing with the Local Planning Authority) shall be carried out until a remediation 
strategy detailing how this contamination will be dealt with has been submitted 
to and approved in writing by the Local Planning Authority. The remediation 
strategy shall be implemented as approved.  
Reasons: To ensure that the development is not put at unacceptable risk from, 
or adversely affected by, unacceptable levels water pollution from previously 
unidentified contamination sources at the development site in line with 
paragraph 109 of the National Planning Policy Framework 
 

13 a. No works shall commence on the site until all plant and machinery to be used 
at the demolition and construction phases have been submitted to, and 
approved in writing by, the Local Planning Authority. Evidence is required to 
meet Stage IIIB of EU Directive 97/68/ EC for both NOx and PM. No works shall 
be carried out on site until all Non-Road Mobile Machinery (NRMM) and plant 
to be used on the site of net power between 37kW and 560 kW has been 
registered at http://nrmm.london/. Proof of registration must be submitted to the 
Local Planning Authority prior to the commencement of any works on site.  
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b. An inventory of all NRMM must be kept on site during the course of the 
demolitions, site preparation and construction phases. All machinery should be 
regularly serviced and service logs kept on site for inspection. Records should 
be kept on site which details proof of emission limits for all equipment. This 
documentation should be made available to local authority officers as required 
until development completion.  

 
Reason: To protect local air quality and comply with Policy 7.14 of the London 

Plan and the GLA NRMM LEZ 
 
 

14 a. Demolition works shall not commence within the development until a 
Demolition Environmental Management Plan (DEMP) has been submitted to 
and approved in writing by the local planning authority whilst  
b. Development shall not commence (other than demolition) until a Construction 
Environmental Management Plan (CEMP) has been submitted to and approved 
in writing by the local planning authority.  

 
The following applies to both Parts a and b above: 
 
a) The DEMP/CEMP shall include a Construction Logistics Plan (CLP) and Air 
Quality and Dust Management Plan (AQDMP).  
b) The DEMP/CEMP shall provide details of how demolition/construction works 
are to be undertaken respectively and shall include: 
 
 i. A construction method statement which identifies the stages and details how 

works will be undertaken; 
ii. Details of working hours, which unless otherwise agreed with the Local 
Planning Authority shall be limited to 08.00 to 18.00 Monday to Friday and 
08.00 to 13.00 on Saturdays; 
 iii. Details of plant and machinery to be used during demolition/construction 

works; 
 iv. Details of an Unexploded Ordnance Survey; 
v. Details of the waste management strategy;  
vi. Details of community engagement arrangements; 
vii. Details of any acoustic hoarding; 
viii. A temporary drainage strategy and performance specification to control 
surface water runoff and Pollution   Prevention Plan (in accordance with 
Environment Agency guidance); 

  ix. Details of external lighting; and, 
 x. Details of any other standard environmental management and control 

measures to be implemented. 
 c) The CLP will be in accordance with Transport for London’s Construction 
Logistics Plan Guidance (July 2017) and shall provide details on: 
 i. Monitoring and joint working arrangements, where appropriate; 
 ii. Site access and car parking arrangements; 
 iii. Delivery booking systems; 
 iv. Agreed routes to/from the Plot; 
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 v. Timing of deliveries to and removals from the Plot (to avoid peak times, as 
agreed with Highways Authority, 07.00 to 9.00 and 16.00 to 18.00, where 
possible); and 
vi. Travel plans for staff/personnel involved in demolition/construction works to 
detail the measures to encourage sustainable travel to the Plot during the 
demolition/construction phase; and 
vii. Joint arrangements with neighbouring developers for staff parking, Lorry 
Parking and consolidation of facilities such as concrete batching.  
d) The AQDMP will be in accordance with the Greater London Authority SPG 
Dust and Emissions Control (2014) and shall include: 

i. Mitigation measures to manage and minimise demolition/construction dust 

emissions during works; 

ii.  ii. Details confirming the Plot has been registered at http://nrmm.london; 

iii.  iii. Evidence of Non-Road Mobile Machinery (NRMM) and plant registration 

shall be available on site in the event of Local Authority Inspection; 

iv.  iv. An inventory of NRMM currently on site (machinery should be regularly 

serviced, and service logs kept on site, which includes proof of emission limits 

for equipment for inspection); 

v.  A Dust Risk Assessment for the works;  

vi. And 

vii.  vi. Lorry Parking, in joint arrangement where appropriate 

 

The development shall be carried out in accordance with the approved details. 

Additionally, the site or Contractor Company must be registered with the 

Considerate Constructors Scheme. Proof of registration must be sent to the 

Local Planning Authority prior to any works being carried out. 

 

Reason: To safeguard residential amenity, reduce congestion and mitigate 

obstruction to the flow of traffic, protect air quality and the amenity of the 

locality. 

 
15 No development shall take place (including investigation work, demolition, 

siting of site compound/welfare facilities) until a survey of the condition of the 

adopted highway has been submitted to and approved in writing by the Local 

Planning Authority. The extent of the area to be surveyed must be agreed by 

the Highways Authority prior to the survey being undertaken. The survey must 

consist of:  

 

A plan to a scale of 1:1000 showing the location of all defects identified;  

 

A written and photographic record of all defects with corresponding location 

references accompanied by a description of the extent of the assessed area 

and a record of the date, time and weather conditions at the time of the survey. 

No building or use hereby permitted shall be occupied or the use commenced 
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until any damage to the adopted highway has been made good to the 

satisfaction of the Highway Authority. 

 

 Reason: To ensure that any damage to the public highway sustained 

throughout the build out of the development can be identified and subsequently 

remedied at the expense of the developer 

 
16 Prior to above ground works further details of the type and location of secure 

and covered cycle parking facilities have been submitted to and approved in 
writing by the Local Planning Authority, these shall include full dimensional 
details, installation specifications for the systems proposed, spacing’s, 
manoeuvring area, security and weather protection. The development shall not 
be occupied until a minimum of 29 cycle parking spaces for users of the 
development, have been installed in accordance with the approved 
details.  Such spaces shall be retained thereafter for this use only. 

 
Reason:  To promote sustainable modes of transport in accordance with policy 
T5 of the London Plan 2021 and Policy SP7 of the Haringey Local Plan 2017. 

 
17 The owner shall be required to submit a Delivery and Servicing Plan (DSP) for 

the local authority's approval. The DSP must be in place prior to occupation of 

the development. The service and deliver plan must also include a waste 

management plan which includes details of how refuse is to be collected from 

the site, the plan should be prepared in line with the requirements of the 

Council's waste management service which must ensure that all bins are within 

10 metres carrying distances of a refuse truck on a waste collection day.  

 

Reason: To ensure that the development does not prejudice the free flow of 

traffic or public safety 

 
18 No development shall take place details of a car parking design and 

management plan have been submitted to and approved in writing by the Local 

Planning Authority these shall include details of the basement vehicular access 

control arrangements. Such spaces shall be retained thereafter for this use 

only. 

 
Reason: To safeguard residential amenity, reduce congestion and mitigate 

obstruction to the flow of traffic, protect air quality and the amenity of the 

locality. 

 
 
 
19 No development approved by this planning permission shall take place until a 

remediation strategy that includes the following components to deal with the 
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risks associated with contamination of the site shall be submitted to and 

approved, in writing, by the local planning authority:  

1. A preliminary risk assessment which has identified: 

  • all previous uses 

  • potential contaminants associated with those uses 

 • a conceptual model of the site indicating sources, pathways and receptors 

 • potentially unacceptable risks arising from contamination at the site.  

2. A site investigation scheme, based on (1) to provide information for a detailed 

assessment of the risk to all receptors that may be affected, including those off 

site.  

3. The results of the site investigation and the detailed risk assessment referred 

to in (2) and, based on these, an options appraisal and remediation strategy 

giving full details of the remediation measures required and how they are to be 

undertaken.  

4. A verification plan providing details of the data that will be collected in order 

to demonstrate that the works set out in the remediation strategy in (3) are 

complete and identifying any requirements for longer-term monitoring of 

pollutant linkages, maintenance and arrangements for contingency action.  

 

Any changes to these components require the express written consent of the 

local planning authority. The scheme shall be implemented as approved. 

 
Reason: The proposed development presents a high risk of contamination that 
could be mobilised during construction to pollute controlled waters. Controlled 
waters are particularly sensitive in this location because the proposed 
development site is located within a Source Protection Zone 1. This condition 
will ensure that the development does not contribute to, or is not put at 
unacceptable risk from/adversely affected by levels of water pollution in line 
with paragraph 174 of the National Planning Policy Framework. 

 
20 No occupation of any part of the permitted development shall take place until a 

verification report demonstrating completion of works set out in the approved 
remediation strategy and the effectiveness of the remediation shall be 
submitted to and approved, in writing, by the local planning authority. The report 
shall include results of sampling and monitoring carried out in accordance with 
the approved verification plan to demonstrate that the site remediation criteria 
have been met.  

 
Reason: To ensure that the site does not pose any further risk to human health 
or the water environment by demonstrating that the requirements of the 
approved verification plan have been met and that remediation of the site is 
complete. This is in line with paragraph 174 of the National Planning Policy 
Framework. 

 
21 No occupation of any part of the permitted development shall take place until a 

verification report demonstrating completion of works set out in the approved 
remediation strategy and the effectiveness of the remediation shall be 
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submitted to and approved, in writing, by the local planning authority. The report 
shall include results of sampling and monitoring carried out in accordance with 
the approved verification plan to demonstrate that the site remediation criteria 
have been met.  

 
Reason: To ensure that the site does not pose any further risk to human health 
or the water environment by demonstrating that the requirements of the 
approved verification plan have been met and that remediation of the site is 
complete. This is in line with paragraph 174 of the National Planning Policy 
Framework. 

 
22 If, during development, contamination not previously identified is found to be 

present at the site then no further development (unless otherwise agreed in 
writing with the local planning authority) shall be carried out until the developer 
has submitted a remediation strategy to the local planning authority detailing 
how this unsuspected contamination shall be dealt with and obtained written 
approval from the local planning authority. The remediation strategy shall be 
implemented as approved.  

 
Reason No investigation can completely characterise a site. This condition 
ensures that the development does not contribute to, is not put at unacceptable 
risk from, or adversely affected by, unacceptable levels of water pollution from 
previously unidentified contamination sources at the development site. This is 
in line with paragraph 174 of the National Planning Policy Framework. 

 
23 A scheme for managing any borehole installed for the investigation of soils, 

groundwater or geotechnical purposes shall be submitted to and approved in 
writing by the local planning authority. The scheme shall provide details of how 
redundant boreholes are to be decommissioned and how any boreholes that 
need to be retained, post-development, for monitoring purposes will be 
secured, protected and inspected. The scheme as approved shall be 
implemented prior to the occupation of any part of the permitted development.  

 
Reason: To ensure that redundant boreholes are safe and secure, and do not 
cause groundwater pollution or loss of water supplies in line with paragraph 174 
of the National Planning Policy Framework and Position Statement N 
Groundwater resources of ‘The Environment Agency’s approach to 
groundwater protection. 

 
24 Piling, deep foundations and other intrusive groundworks using penetrative 

measures shall not be carried out other than with the written consent of the local 
planning authority. The development shall be carried out in accordance with the 
approved details.  

 
Reason:  ensure that any proposed piling, deep foundations and other intrusive 
groundworks do not harm groundwater resources in line with paragraph 170 of 
the National Planning Policy Framework and Position Statement N. 
Groundwater Resources of the ‘The Environment Agency’s approach to 
groundwater protection 
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25 No drainage systems for the infiltration of surface water to the ground are 
permitted other than with the written consent of the local planning authority. Any 
proposals for such systems must be supported by an assessment of the risks 
to controlled waters. The development shall be carried out in accordance with 
the approved details.  

 
Reason: To ensure that the development does not contribute to, is not put at 
unacceptable risk from, or adversely affected by, unacceptable levels of water 
pollution caused by mobilised contaminants. This is in line with paragraph 174 
of the National Planning Policy Framework. 
 

26 The placement of a satellite dish or television antenna on any external surface 
of the development is precluded, with the exception of a communal solution for 
the residential units details of which are to be submitted to the Local Planning 
Authority for its written approval prior to the first occupation of the development 
hereby approved. The provision shall be retained as installed thereafter.  

 
Reason: To protect the visual amenity of the locality in accordance with Policies 
DM1 and DM3 of the Development Management Development Plan Document 
2017  

 
27  Notwithstanding any provisions to the contrary, no telecommunications 

apparatus shall be installed on the building without the prior written agreement 
of the Local Planning Authority.  

 
Reason: In order to control the visual appearance of the development in 
accordance with Policies DM1 and DM3 of the Development Management 
Development Plan Document 2017. 
 

28 No piling shall take place until a piling method statement (detailing the depth 
and type of piling to be undertaken and the methodology by which such piling 
will be carried out, including measures to prevent and minimise the potential for 
damage to subsurface sewerage infrastructure, and the programme for the 
works) has been submitted to and approved in writing by the local planning 
authority in consultation with Thames Water. Any piling must be undertaken in 
accordance with the terms of the approved piling method statement. 

 
Reason: The proposed works will be in close proximity to underground 
sewerage utility infrastructure. Piling has the potential to significantly impact / 
cause failure of local underground sewerage utility infrastructure 
 

29 The applicant must ensure that the project architect (GML Architects) continues 
to be employed as the project architect through the whole of the construction 
phase for the development except where the architect has ceased trading. The 
applicant shall not submit any drawings relating to details of the exterior design 
of the development that are required to be submitted pursuant to conditions of 
the planning permission unless such drawings have been prepared or overseen 
and agreed by the project architect. 
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Reason: In order to retain the design quality of the development in the interest 
of the visual amenity of the area and consistent with Policy SP11 of the Local 
Plan 2017. 
 

30 The development hereby approved shall be constructed in accordance with the 
Sustainability & Energy Statement prepared by Ensphere Group Ltd (dated 
April 2022, v8) delivering a minimum site-wide 46% improvement on carbon 
emissions over 2013 Building Regulations Part L or equivalent, with SAP10 
emission factors, high fabric efficiencies, air source heat pumps (ASHPs) and 
a minimum 2 kWp solar photovoltaic (PV) array.  
 
(a) Prior to above ground construction, details of the Energy Strategy shall be 
submitted to and approved by the Local Planning Authority. This must include: 

- Confirmation of how this development will meet the zero-carbon policy 
requirement in line with the Energy Hierarchy; 

- Confirmation of the necessary fabric efficiencies to achieve a minimum site-
wide 18% reduction in SAP2012 carbon factors, including details to reduce 
thermal bridging; 

- Location, specification and efficiency of the proposed ASHPs (Coefficient of 
Performance, Seasonal Coefficient of Performance, and the Seasonal 
Performance Factor), with plans showing the ASHP pipework and noise and 
visual mitigation measures; 

- Specification and efficiency of the proposed Mechanical Ventilation and Heat 
Recovery (MVHR), with plans showing the rigid MVHR ducting and location of 
the unit; 

- Details of the PV, demonstrating the roof area has been maximised, with the 
following details: a roof plan; the number, angle, orientation, type, and efficiency 
level of the PVs; how overheating of the panels will be minimised; their peak 
output (kWp);  

- A metering strategy. 
 

The development shall be carried out strictly in accordance with the details so 
approved prior to first operation and shall be maintained and retained for the 
lifetime of the development. The solar PV array shall be installed with monitoring 
equipment prior to completion and shall be maintained at least annually thereafter. 

 
(b) The solar PV arrays must be installed and brought into use prior to first 
occupation of the development. Six months following the first occupation, evidence 
that the solar PV arrays have been installed correctly and are operational shall be 
submitted to and approved by the Local Planning Authority, including photographs 
of the solar array, installer confirmation, and an energy generation statement for 
the period that the solar PV array has been installed. 

 
Reason: To ensure the development reduces its impact on climate change by 
reducing carbon emissions on site in compliance with the Energy Hierarchy, and 
in line with London Plan (2021) Policy SI2, and Local Plan (2017) Policies SP4 and 
DM22. 
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31 Within six months of first occupation, evidence shall be submitted to the Local 
Planning Authority that the development has been registered on the GLA’s Be 
Seen energy monitoring platform.  

 
Reason: To ensure the development reduces its impact on climate change by 
reducing carbon emissions on site in compliance with the Energy Hierarchy, and 
in line with London Plan (2021) Policy SI2, and Local Plan (2017) Policies SP4 
and DM22. 

 
32 Prior to the commencement of development, a dynamic thermal overheating 

model and report shall be submitted to and approved by the Local Planning 
Authority for the commercial floor area. The model will assess the overheating 
risk in line with CIBSE TM59 (using the London Weather Centre TM49 weather 
DSY1-3 files for the 2020s, and DSY1 for the 2050s and 2080s) and demonstrate 
how the risks have been mitigated and removed through design solutions. These 
mitigation measures shall be operational prior to the first occupation of the 
development hereby approved and retained thereafter for the lifetime of the 
development. Air conditioning will not be supported unless exceptional 
justification is given.  

 
This report will include: 
- Details of the design measures incorporated within the scheme (including the 

feasibility of prioritising passive cooling and ventilation measures) to ensure 
adaptation to higher temperatures are addressed, the spaces do not overheat, 
and the use of active cooling is avoided. 

- How any pipework heat losses are minimised. 
- Confirmation who will be responsible to mitigate the overheating risk once the 

development is occupied. 
- Specification of the internal blinds, and evidence that these will not impede 

the opening of windows. 
- A retrofit plan to mitigate the future risks of overheating by setting out how the 

future mitigation measures are shown to help pass future weather files and 
confirming that the retrofit measures can be integrated within the design (e.g., 
if there is space for pipework to allow the retrofitting of cooling and ventilation 
equipment) and include any replacement / repair cycles and the annual 
running costs for the occupiers; 

 
Reason: In the interest of reducing the impacts of climate change, to enable the 
Local Planning Authority to assess overheating risk and to ensure that any 
necessary mitigation measures are implemented prior to construction, and 
maintained, in accordance with London Plan (2021) Policy SI4 and Local Plan 
(2017) Policies SP4 and DM21. 

 
33 Prior to the commencement of development, an overheating model and report shall 

be submitted to and approved by the Local Planning Authority. The model will 
assess the overheating risk in line with CIBSE TM52 (using the London Weather 
Centre TM49 weather DSY1-3 files for the 2020s, and DSY1 for the 2050s and 
2080s) and demonstrate how the risks have been mitigated and removed through 
design solutions. These mitigation measures shall be operational prior to the first 
occupation of the development hereby approved and retained thereafter for the 
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lifetime of the development. Air conditioning will not be supported unless 
exceptional justification is given.  

 
This report will include: 
- Details of the design measures incorporated within the scheme (including 

details of the feasibility of prioritising passive cooling and ventilation measures) 
to ensure adaptation to higher temperatures are addressed, the spaces do not 
overheat, and the use of active cooling is avoided. 

- Confirmation who will be responsible to mitigate the overheating risk once the 
development is occupied. 

- A retrofit plan to mitigate the future risks of overheating by setting out how the 
future mitigation measures are shown to help pass future weather files and 
confirming that the retrofit measures can be integrated within the design (e.g., 
if there is space for pipework to allow the retrofitting of cooling and ventilation 
equipment) and include any replacement / repair cycles and the annual running 
costs for the occupiers; 

 
Reason: In the interest of reducing the impacts of climate change, to enable the 
Local Planning Authority to assess overheating risk and to ensure that any 
necessary mitigation measures are implemented prior to construction, and 
maintained, in accordance with London Plan (2021) Policy SI4 and Local Plan 
(2017) Policies SP4 and DM21. 

 
34 (a) Prior to the commencement of development, details of the living roofs must 

be submitted to and approved in writing by the Local Planning Authority. Living 
roofs must be planted with flowering species that provide amenity and 
biodiversity value at different times of year. Plants must be grown and sourced 
from the UK and all soils and compost used must be peat-free, to reduce the 
impact on climate change. The submission shall include:  
i) A roof plan identifying where the living roofs will be located;  
ii) A section demonstrating settled substrate levels of no less than 120mm for 
extensive living roofs (varying depths of 120-180mm);  
ii) Roof plans annotating details of the substrate: showing at least two substrate 
types across the roof, annotating contours of the varying depths of substrate 
iii) Details of the proposed type of invertebrate habitat structures with a 
minimum of one feature per 30m2 of living roof: substrate mounds and 0.5m 
high sandy piles in areas with the greatest structural support to provide a 
variation in habitat; semi-buried log piles / flat stones for invertebrates with a 
minimum footprint of 1m2, rope coils, pebble mounds of water trays; 
iv) Details on the range and seed spread of native species of (wild)flowers and 
herbs (minimum 10g/m2) and density of plug plants planted (minimum 20/m2 
with roof ball of plugs 25m3) to benefit native wildlife, suitable for the amount of 
direct sunshine/shading of the different living roof spaces. The living roof will 
not rely on one species of plant life such as Sedum (which are not native);  
v) Roof plans and sections showing the relationship between the living roof 
areas and photovoltaic array; and 
vi) Management and maintenance plan, including frequency of watering 
arrangements. 
(b) Prior to the occupation of 90% of the dwellings, evidence must be submitted 
to and approved by the Local Planning Authority that the living roofs have been 
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delivered in line with the details set out in point (a). This evidence shall include 
photographs demonstrating the measured depth of substrate, planting and 
biodiversity measures. If the Local Planning Authority finds that the living roof 
has not been delivered to the approved standards, the applicant shall rectify 
this to ensure it complies with the condition. The living roofs shall be retained 
thereafter for the lifetime of the development in accordance with the approved 
management arrangements. 

 
Reason: To ensure that the development provides the maximum provision 
towards the creation of habitats for biodiversity and supports the water retention 
on site during rainfall. In accordance with London Plan (2021) Policies G1, G5, 
G6, SI1 and SI2 and Local Plan (2017) Policies SP4, SP5, SP11 and SP13. 

 
35 (a) Prior to the commencement of development, details of ecological 

enhancement measures and ecological protection measures shall be submitted 
to and approved in writing by the Council. This shall detail the biodiversity net 
gain, plans showing the proposed location of ecological enhancement 
measures, a sensitive lighting scheme, justification for the location and type of 
enhancement measures by a qualified ecologist, and how the development will 
support and protect local wildlife and natural habitats.  

 
(b) Prior to the occupation of development, photographic evidence and a post-
development ecological field survey and impact assessment shall be submitted 
to and approved by the Local Planning Authority to demonstrate the delivery of 
the ecological enhancement and protection measures is in accordance with the 
approved measures and in accordance with CIEEM standards.  

 
Development shall accord with the details as approved and retained for the 

lifetime of the development.  
 

Reason: To ensure that the development provides the maximum provision 
towards the creation of habitats for biodiversity and the mitigation and 
adaptation of climate change. In accordance with London Plan (2021) Policies 
G1, G5, G6, SI1 and SI2 and Local Plan (2017) Policies SP4, SP5, SP11 and 
SP13 
 

36 (a) Prior to commencement on site, a design stage accreditation certificate 
must be submitted to the Local Planning Authority confirming that the 
development will achieve a BREEAM “Very Good” outcome (or equivalent), 
aiming for “Excellent”.  

 
The development shall then be constructed in strict accordance with the 
details so approved, shall achieve the agreed rating and shall be maintained 
as such thereafter for the lifetime of the development. 

 
(b) At least six months prior to occupation, a post-construction certificate 
issued by the Building Research Establishment must be submitted to the local 
authority for approval, confirming this standard has been achieved.  
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In the event that the development fails to achieve the agreed rating for the 
development, a full schedule and costings of remedial works required to 
achieve this rating shall be submitted for our written approval with 2 months of 
the submission of the post construction certificate. Thereafter the schedule of 
remedial works must be implemented on site within 3 months of the Local 
Authority’s approval of the schedule, or the full costs and management fees 
given to the Council for offsite remedial actions.  

 
Reasons: In the interest of addressing climate change and securing 
sustainable development in accordance with London Plan (2021) Policies SI2, 
SI3 and SI4, and Local Plan (2017) Policies SP4 and DM21. 

 
 

37 No development shall take place, including any works of demolition, until details 
regarding the movement monitoring that will be undertaken at the adjacent 
properties is submitted to and approved in writing by the Local Planning 
Authority and thereafter shall be implemented and retained in accordance with 
the approval.  

 
Reason: In the interests of residential amenity and safety, and Policy D10 of 
the London Plan 2021, Policy DM18 of the Development Management 
Development Plan Document 2017  
 
 

38 No development shall take place, including any works of demolition, until a 
detailed construction management plan is submitted to and approved in writing 
by the Local Planning Authority. Only the approved details shall be 
implemented and retained thereafter.  

 
Reason: In the interests of residential amenity and safety, and Policy DM18 of 
the Development Management  Development Plan Document 2017  
 
 

39 All the residential units will be built to Part M4(2) accessible and adaptable 
dwellings of the Building Regulations 2010 (as amended), unless otherwise 
agreed in writing in advance with the Local Planning Authority. 
 
Reason: To ensure that the proposed development meets the Council's 
Standards for the provision for accessible and adaptable dwellings in 
accordance with Local Plan 2017 Policy SP2 and London Plan Policy D5. 
 

40 Notwithstanding the provisions of the Town & Country Planning (Use Classes) 
Order 1987, or any provision equivalent to that Class in any statutory instrument 
revoking and re-enacting that Order, the commercial units shall be occupied by 
flexible Use Class E(g)(iii)only and shall not be used for any other purpose, 
unless approval is obtained to a variation of this condition through the 
submission of a planning application 
 
Reason: In order to restrict the use of the premises in the interest of the 
amenities of the area in line with DM1 of the Haringey DM DPD 2017. 
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41 No development shall take place, excluding any works of demolition, until a 

detailed basement design is submitted to and approved in writing by the Local 
Planning Authority. The basement design should indicate that the following will 
be mitigated throughout construction and operation; No affects beyond 
category 1 impacts of the Burland Scale to ensure that the basement 
construction does not cause damage to adjacent properties. Only the approved 
details shall be implemented and retained thereafter. Reason: In the interests 
of residential amenity and safety, and policy DM18 of the Haringey DM DPD 
2017. 

 
 
42 The development herby approved shall not commence until a Noise 

Management Plan has been submitted to and approved in writing by the Local 
Planning Authority. The Plan shall include details of the following: 
i. External walls of extension acoustic performance details; 
ii. Glazing acoustic performance details; and 
iii. Exit doors acoustic performance;  
 
The development shall be built in full accordance with the approved details and 

shall be maintained thereafter.  
 
REASON: To safeguard residential amenity. 
 
INFORMATIVE :  In dealing with this application, Haringey Council has 
implemented the requirements of the National Planning Policy Framework and 
of the Town and Country Planning (Development Management Procedure) 
(England) (Amendment No.2) Order 2012 to foster the delivery of sustainable 
development in a positive and proactive manner. 

 
INFORMATIVE :  CIL 

 
Based on the information given on the plans, the Mayoral CIL charge will be 
£79,590 (1233 sqm x £ £64.55) and the Haringey CIL charge will be £375,513 
(954 sqm x £393.62). This will be collected by Haringey after/should the scheme 
is/be implemented and could be subject to surcharges for failure to assume 
liability, for failure to submit a commencement notice and/or for late payment, 
and subject to indexation in line with the construction costs index.  

 
 

INFORMATIVE:   
Hours of Construction Work: The applicant is advised that under the Control of 
Pollution Act 1974, construction work which will be audible at the site boundary 
will be restricted to the following hours:- 
- 8.00am - 6.00pm Monday to Friday 
- 8.00am - 1.00pm Saturday 
- and not at all on Sundays and Bank Holidays. 
 
INFORMATIVE:  Party Wall Act: The applicant's attention is drawn to the Party 
Wall Act 1996 which sets out requirements for notice to be given to relevant 
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adjoining owners of intended works on a shared wall, on a boundary or if 
excavations are to be carried out near a neighbouring building. 
 
INFORMATIVE:  The new development will require numbering. The applicant 
should contact the Local Land Charges at least six weeks before the 
development is occupied (tel. 020 8489 5573) to arrange for the allocation of a 
suitable address. 
 
INFORMATIVE: The London Fire Brigade strongly recommends that sprinklers 
are considered for new developments and major alterations to existing 
premises, particularly where the proposals relate to schools and care homes. 
Sprinkler systems installed in buildings can significantly reduce the damage 
caused by fire and the consequential cost to businesses and housing providers, 
and can reduce the risk to life. The Brigade opinion is that there are 
opportunities for developers and building owners to install sprinkler systems in 
order to save money, save property and protect the lives of occupier.   
 
INFORMATIVE:  Thames Water will aim to provide customers with a minum 
pressure of 10m head (approx. 1 bar) and a flow rate of 9 litres/minute at the 
point where it leaves Thames Waters pipes.  The developer should take 
account of this minimum pressure in the design of the proposed development 
 
INFORMATIVE:   Prior to the demolition or construction on the existing building 
and land, an asbestos survey should be carried out to identify the location and 
type of asbestos containing materials. Any asbestos containing materials must 
be removed and disposed of in accordance with the correct procedure prior to 
any demolition or construction works carried out. 
 
INFORMATIVE:  The applicant must seek the continual advice of the 
Metropolitan Police Service Designing Out Crime Officers (DOCOs) to achieve 
accreditation. The services of MPS DOCOs are available free of charge and 
can be contacted via docomailbox.ne@met.police.uk or 0208 217 3813. 

  
INFORMATIVE: A Groundwater Risk Management Permit from Thames Water 
will be required for discharging groundwater into a public sewer. Any discharge 
made without a permit is deemed illegal and may result in prosecution under 
the provisions of the Water Industry Act 1991. We would expect the developer 
to demonstrate what measures he will undertake to minimise groundwater 
discharges into the public sewer. Permit enquiries should be directed to 
Thames Water’s Risk Management Team by telephoning 020 3577 9483 or by 
emailing trade.effluent@thameswater.co.uk . Application forms should be 
completed on line via www.thameswater.co.uk. Please refer to the Wholesale; 
Business customers; Groundwater discharges section. 
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Appendix 2: Plans and Images 
 
Site within existing context 
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Design proposal in context 
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Design detail  
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Streetscene 
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Appendix 3 Consultation Responses from internal and external agencies  
 

Stakeholder Question/Comment Response 

INTERNAL   

Transportation   Site location and access 
7 Cross Lane is to the eastern side of Cross Lane in Hornsey. It has a PTAL value of 3, which 
is considered ‘medium’ access to public transport services.  3 different bus services are 
accessible within 3 to 8 minutes’ walk of the site, and Hornsey National Rail station is a 7-
minute walk away. 

 
Whilst the site has a moderate PTAL value of 3 it is a short walking distance from an area of 
value 5 (very good accessibility to public transport services). 

 
The site is not within any of the Borough’s CPZ’s, but is quite close to the northern boundary 
of the Hornsey South CPZ, which has operating hours of 1100 – 1300.  

 
This site is to the immediate south of the appealed and granted/consented 69 unit 
development covered by HGY/2016/0086, and it is also opposite the recently built out 
Smithfield Square development on the western side of Cross Lane. The Pool Motors site 
(2020/1724) is immediately adjacent to the south. 

 
Proposals and transportation considerations 
The proposed development comprises the demolition of 814m2 of existing musical studio and 
the construction of a mixed-use development comprising 9 apartments and 815m2 of use-
class E commercial floorspace (being assessed as former use-class B1, office). The 
development includes a 6 space basement car park (for the commercial component of the 
development), accessed via a ramp. 

 
There are 2 No. 1 bedroom flats, 5 No. 2 bedroom flats, and 2 No. 3 bedroom flats. 

 
Comments and the transportation aspects of the development proposal follow; 

 
Access arrangements and Visibility splays 
For the pedestrian and vehicular access to and from the site off Cross Lane, these have been 
requested and been provided, and they demonstrate satisfactory vehicular and pedestrian 
visibility splays. A Section 278 Agreement will be required for the highway works required to 
facilitate access to and from the development and the associated highway alterations.  
  

Observations have been taken into 
account. The Recommended legal 
agreement clauses and conditions 
attached.   

P
age 197



Stakeholder Question/Comment Response 
Car parking 

Transportation seek a car-free legal agreement applying to both the commercial users and 
residential units, should the application be granted. The retention of six on-site car parking 
spaces is more than sufficient to meet the needs of the proposed commercial uses.  
 
For the residential components of the development, it is considered a car free development 
and status is appropriate to accord with current transportation policies and given the site’s 
proximity to shops, services and public transport facilities.  A car club facility will also be 
provided which will reduce the probability of private car ownership by occupiers of the new 
residential units.  A CPZ contribution towards future parking controls is also appropriate, and 
a contribution of £6,000 has been agreed with the applicant.   
 

Cycle parking 
28 long stay and 4 short stay cycle parking spaces are proposed, the long stay located in the 
lower ground floor and the visitor spaces at ground floor level on the forecourt at the front of 
the development. All cycle parking must meet the requirements of the London Cycle Design 
Standards with respect to dimensions, details and layout.  
 
Proposed commercial and residential trips 
The Transport Statement assessed the existing and proposed commercial trips separately, 
which was the correct approach. Although it is recognised that the proposed conversion from 
music studio use to office use would remain within the same land use class E, it is not agreed 
that the commercial conversion would be ‘travel-neutral’ on the basis that there is no change 
of land use under the new land use system. That would imply that the existing commercial 
use generated as 

many trips as the proposed office use, therefore underestimating the impact of the proposed 
development upon the local transport networks, especially the local pedestrian network. The 
statement that the commercial proposals are actually ‘travel-neutral’ (or at least introducing 
a reduction in trips) would only be valid if the existing commercial space were occupied by 
offices, which are likely to be the biggest trip generators within that class. For the purpose of 
the assessment, it is therefore considered that a distinction should continue to be made (as 
per the Transport Statement’s methodology) and that it should d back into both the multi-
modal proposed and net trip generation assessments accordingly. However, in order to 
progress the review of the planning application, no further work on the trip generation 
assessment is asked of the applicant. 

 
 

P
age 198



Stakeholder Question/Comment Response 
Net impact and cumulative impact assessments 
In line with previous comments, the total multi-modal trip  
generation of the proposed development should comprise both the 
 trips generated by the flats and the commercial space, as was given in 
Table 10.8 of the Transport Statement. Table 10.8 was slightly revised in the 
transport consultant’s response dated August 2021 (see below), and the net  
change in trips was shown underneath. 
 
 

 
The technical note prepared by the transport consultant has been reviewed and Table 4.3 
shows the predicted net number of pedestrians, cyclists and drivers using Cross Lane 
during the network peak hours generated by the committed developments (Smithfield Yard, 
Smithfield Square and 7 Cross Lane), added to the baseline traffic flows. 
 

 
  
The transport consultant has argued that only the proposed flats would generate trips and 
have a net impact, as they consider the proposed commercial space to be ‘travel-neutral’. 
However, as explained above, it is considered that the effect of the proposed commercial 
space should also be counted. Based on the proposed net change outlined in the Transport 
Statement and subsequently revised in the tables above, the combined effects of the 
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Stakeholder Question/Comment Response 
committed developments, the proposed developments and the baseline traffic along Cross 
Lane would be as follows: 
   

Pedestrian Cycle Vehicle 

AM 169+8+8+17 = 202 18+1 = 19 7-1 = 6 

PM 126-6+2+11 = 133 13+0 = 13 7-2 = 5 

  
The main difference with Table 5.2 in the technical note is the uplift in pedestrian traffic during 
the AM peak hour, with an extra 33 two-way pedestrian trips, or less than an additional two-
way trip per minute attributable to the proposed Cross House development. However, it is 
acknowledged that the conclusion remains the same as that drawn by the transport 
consultant, namely that “the net change as a result of the Cross House scheme is likely to be 
less than daily variation and therefore imperceptible to other highway users.” 

 
 

Summary 
This application is for redevelopment of the existing site at 7 Cross Lane to provide a mixed 
use development comprising 815 sqm of Class E commercial floorspace and 9 residential 
units. Overall, this is acceptable in transportation terms, the relatively small nature of the 
development will not create any adverse transportation impacts, and the application is 
supported subject to the following S106 contributions and planning conditions listed below. 

 
S.106 Heads of Terms 
Car-free/capped development – both residential and commercial, including £4,000 towards 
the amendment of the local Traffic Management Order (also covering the cost of amending 
any existing yellow line restrictions, see further details under S.278 highway works agreement 
below). 
  
Car club contributions from developer to residents - two years’ free membership for all 
residents and £50 (fifty pounds in credit) per year for the first 2 years and an enhanced car 
club membership for the residents of the family-sized units (3+ bedrooms) including 3 years’ 
free membership and £100 (one hundred pounds in credit) per year for the first 3 years 
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CPZ contributions to the extension of existing Controlled Parking Zones - £6,000 agreed with 
the applicant 
  
S.278 highway works agreement – exact scope to be defined upon obtaining S.278 highway 
works drawing from applicant before estimates can be undertaken by the Council – scope 
likely to cover the additional highway works necessary to accommodate the proposed Cross 
House development (including the proposed access to the basement car park, as well as 
relining and resigning works). 
  
Commercial Travel Plan (including Interim and Full documents, monitoring reports and a 
£3,000 monitoring contribution) 
  
Planning Conditions 
  

-      Public highway condition Survey pre/post development works 
-      Cycle parking details  (28 long-stay and 4 short-stay spaces) 
-      Detailed Construction Logistics Plan 
-      Demolition/Construction Environmental Management Plans 
-      Delivery and Servicing Plan 
-      Car Parking Design and Management Plan (including the provision of electric vehicle 

charging points – both active and passive) 
-      Basement vehicular access control arrangements (or to be covered by the Car Parking 
Design and Management Plan only) 

Design Principal of Development 
Thank you for asking me to comment on this application, with which I am familiar, having 
been part of their pre-app meeting and been heavily involved in the proposals, now under 
construction or complete, for the neighbouring sites at Smithfield Square (to the west of this 
application site, across Cross Lane), Smithfield Yard (adjoining this site to its north & part 
east) & Pool Motors (adjoining to the south & remainder of east).   
 
The above remarks also reveal that this application site is at the centre of an area of recent 
and ongoing comprehensive redevelopment.  This site is also at the centre of a site allocated 
in Haringey’s Local Plan: Site Allocations DPD (adopted July 2017), SA47: Cross Lane, 
covering this site and those two neighbouring sites to the east side of Cross Lane, whilst the 
single larger development to the west side comprises the whole of the separate site allocation 
SA46: Hornsey Depot (that being a large part of it’s former use).   

Comment noted 
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SA46 is not relevant to this application, the realised development being the real site context 
to that side.  But the site allocation that encompasses this site, SA47, is for: 
Redevelopment of industrial estate for employment led mixed use development with 
residential.  
The commentary notes that the “site is a residual employment allocation within the Hornsey 
section of the old Haringey Heartland framework area. It is considered appropriate for new 
development which delivers new affordable employment use, with cross subsidisation from 
residential use”.  Requirements include “no building needing to be retained subject to 
appropriate reprovision of affordable employment space”, “the site will be given a Local 
Employment Area: Regeneration Area status to reflect the mix of uses that already exist on 
it, and the Council’s aspiration to continue change in this area”, “should demonstrate that the 
maximum quantum of employment floorspace has been provided subject to viability…”, and 
that any part of the site “within the Hornsey Water Works & Filter Beds Conservation Area 
and development should preserve or enhance its appearance as per the statutory 
requirements”.  Guidelines include that: “development typologies should be responsive, and 
consistent with, those at New River Village and Hornsey Depot”, that “the site itself is very 
tight and should respond to the scale, massing and layout of the adjacent developments such 
as the New River village and Hornsey Depot”, and that “Scale should be such that it creates 
a transition between the various typologies of buildings within its immediate vicinity”.  
 
A small part of the site is within the Hornsey Water Works and Filter Beds Conservation 
Area.  This small projection of the south-western corner of the site currently contains just two 
parking spaces.  It cannot be said to make a significant contribution to the character and 
appearance of the Conservation Area.  The rest of the site is mostly filled by an existing brick-
built, two storey industrial building.  It is not considered to have any heritage significance, and 
provided the employment provision is at least reprovided in accordance with the site allocation 
conditions noted above, there is no objection to its demolition.  However, it does contain some 
really striking decorative ceramic tiles around its entrance door, and it is to be hoped these 
can be saved for reuse somewhere.   
 
The site is therefore eminently suited to development, in principal, provided it is in accordance 
with the site allocation, employment designation and heritage context.   
 
Site Context 
Cross Lane, onto which the site faces along its western edge, slopes quite steeply up to the 
south.  It levels off where it passes the southern edge of the Pool Motors site to the south, 

P
age 202



Stakeholder Question/Comment Response 
where its already relatively narrow width significantly narrows.  Older existing buildings 
squeeze the street into barely a van’s width where they face onto the historic Hornsey High 
Street; both Statutory Listed; no. 69 Hornsey High Street, to the east of Cross Lane, is a large 
4 storey Georgian/early-Victorian house, with tall rear windows visible from the site looking 
across its large back garden that backs onto Pool Motors and flanks the southern end of 
Cross Lane.  The Great Northern Railway Tavern Public House on the west side is later 
Victorian and more ornamental, as is the striking overhead sign spanning the entrance to 
Cross Lane from the pub to the front garden of no. 69, reading “Smithfridge Smithfield 
Refrigerator Works”, redolent of the locality’s manufacturing past.   
 
To the north, Cross Lane drops to a low point at the northern edge of the neighbouring 
Smithfield Square and Yard developments, where there is a crossroads with New River 
Avenue running east-west and Great Amwell Road continuing north.  East of Great Amwell 
Lane , including either side of New River Avenue to the east, is another fairly recent 
development, the New River Village.  Dating from the mid-noughties, this development was 
built on a large, un-needed part of the Hornsey Waterworks, and consists of predominantly 
white, rendered blocks, in sharp contrast to the brick based “New London Vernacular” 
architecture of Smithfield Square, Smithfield Yard, Pool Motors and this application.  North-
west of the crossroads, Campsbourne Well is a locally listed, monumental, Victorian, former 
water infrastructure, converted to residential as part of the Smithfield Square development, 
with mostly late 20th century low rise housing beyond.   
 
The wider context includes a vibrant local shopping centre on Hornsey High Street from the 
Great Northern Railway Tavern westwards, including a large Sainsbury’s supermarket within 
Smithfield Square.  The statutory listed church tower on the opposite side of Hornsey High 
Street forms a visible local landmark up the length of Cross Lane, and the cycle route through 
the church yard connects, via a pelican crossing, to Cross Lane, so they form part of a 
generally segregated, quiet, safe cycling route from Crouch End to Wood Green via the 
Penstock Tunnel under the East Coast Main Line railway, accessed east of the northern end 
of Great Amwell Lane.  The large public recreation grounds, amenity spaces and nature 
conservation areas of Alexandra Park are just west of the northern end of Great Amwell Lane, 
with the monumental historic structure of Alexandra Palace prominently visible from many 
places in the locality.  Hornsey Station is the nearest rail station, about 10 minutes’ walk away, 
while Hornsey High Street provides busses including to Turnpike Lane tube station. 
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The site is therefore eminently suited to be described as being within a “15 Minute City” with 
a wide range of services and amenities within a pleasant and easy walking distance of the 
site.   
 
Proposed Design 
This proposal takes close cues from its neighbouring developments.  Its footprint picks up on 
the block of Smithfield Yard that it will directly abut, continuing that block’s front and rear 
building lines and plan depth, including ground floor front projection, before stepping back to 
instead align with the front and rear building lines and plan depth of the currently under-
construction front block of the Pool Motors site development.  Its overall height also matches 
its neighbours, the proposed height being mid-way between the slightly higher Smithfield 
Square and slightly lower Pool Motors.   
 
The two neighbouring sites are deeper, extending around the back, eastern edge of this 
application site to meet each other, and both are designed with a second, parallel block 
towards the eastern side of their plots, with a large communal landscaped courtyard, providing 
private communal amenity space to all residents of each respective development, 
between.  The two blocks of Smithfield Yard are not quite parallel to each other but are 
approximately 24m apart, with the southern end of their rear block stepping back a couple of 
additional meters to accommodate a kink in the boundary between them and Pool Motors, 
whilst the two parallel blocks in the latter are 18m apart, generally regarded as the minimum 
acceptable distance to not create an overlooking concern.  Therefore the fact that this 
proposal would always be more than 18m from either of the rear blocks of the two 
neighbouring developments demonstrates this proposal would not create any overlooking 
concern.  It also maintains the parallel blocks development pattern, with private amenity 
space between.  However, the amenity space in this application is not particularly large and 
would not create a meaningfully useful private communal amenity space for the proposed 
residential, as well as making circulation more convoluted, so it is designated as for the 
commercial uses.   
 
Like both neighbours, these proposals are for workspace on lower floors with residential 
above, but In this case a greater proportion of workspace is proposed, occupying three floors, 
compared to just the ground floor and half of the 1st floor in the Smithfield Yard case and only 
part of the ground floor in the Pool Motors case.  This is commensurate with the balance of 
existing (or pre-existing) commercial space / quantum of employment on each plot, this 
application site having a comparatively large existing commercial floorspace.  The increased 
amount of workspace in this application is to be welcomed from a land use policy and 
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economic regeneration point of view, and is not bad thing from a design point of view, albeit 
not particularly significant.  The proposed commercial floorspace in this application is 
convincingly designed and laid out, in fairly large, clear floorplates, with dedicated separate 
stair and lift access, parking and delivery space in the basement and a clear front door as 
part of a prominent “shop window” in the projecting ground floor frontage. 
 
The contribution to streetscape improvements of this modest development is appropriate for 
its size, and will continue the established plans, completed in neighbouring Smithfield Yard, 
for widening the pavement of Cross Lane, adding street trees and quality paving materials, 
and providing an active frontage to match the vision, in the site allocation and established in 
the neighbouring developments, that the street remain a vibrant working street but with much 
better clarity and quality.  The projecting commercial frontage, housing a large shopfront 
window and main entrance door, is supported in the design and materials of the projection, 
with its tall parapet to the 1st floor roof terrace and white glazed bricks to every 4th course.  The 
residential entrance is appropriately less prominent but none the less clear and inviting, whilst 
the neighbouring refuse stores are rationally located and appropriately functional and 
subservient.   
 
The detailed design, composition, fenestration, proportions and materials proposed promise 
to be appropriate, attractive and durable, with a brick based, regular, gridded composition of 
generously sized, vertically proportioned windows.  Balconies are set in recesses and the 
vertical metal fins proposed for their balustrades should provide privacy to residents and hide 
their clutter in the generally sharply angled views of or from the street.  The top floor is set 
back, again matching the form of its neighbours, and proposed to be in a light coloured glazed 
ceramic cladding that would be appropriately visually recessive and evocative of roofing 
materials and the sky.  The main brick proposed is described as a “London Stock” but is not 
specified, and an attractive, variegated, buff brick with red and brown elements should be 
sought when it, like all other materials, are subject to discharge of condition.   
 
Residential standards are all fine, with flat, room and external private amenity sizes, as is to 
be routinely expected, meeting statutory & policy requirements, in some cases exceeding.  No 
private communal amenity space or playspace is provided, but this is to be expected, as is a 
small development of less than ten flats.  There are public amenity spaces within the locality, 
including the Hornsey Churchyard, newly landscaped high quality public spaces within 
Smithfield Square and New River Village and not much further away the large recreation, 
landscape and wildlife area of Alexandra Park.  As they are all on upper floors (3rd floor and 
above), they will all receive good daylight, sunlight and privacy, and the applicants have 
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shown that the proposal will only cause very modest loss of daylight to less important windows 
within neighbouring properties.  Views have been prepared to show it will not be visible from 
sensitive locations within neighbouring conservation areas.   
 
In conclusion, this proposal for this modest site, the last site in the Hornsey Waterworks, 
Hornsey Depot and Cross Lane development opportunity, is elegantly and appropriately 
designed to be compatible with previous neighbouring developments and be the last little 
piece that completes the transformation of this neighbourhood from ugliness and dereliction 
to a vibrant mixed community, providing modern employment and an attractive bit of cityscape 
amongst a large number of new, high quality homes.   

Lead Pollution 1. Land Contamination 
 

Before development commences other than for investigative work: 
 
a. Using the information already submitted on Phase I Desk Study Report with reference 
GWPR4029/DS/Feb 2021 prepared by Ground and Water Limited dated February 2021, an 
intrusive site investigation shall be conducted for the site using information obtained from the 
desktop study and Conceptual Model. The site investigation must be comprehensive enough 
to enable; a risk assessment to be undertaken, refinement of the Conceptual Model, and the 
development of a Method Statement detailing the remediation requirements. 
b. The risk assessment and refined Conceptual Model shall be submitted, along with the site 
investigation report, to the Local Planning Authority which shall be submitted to, and approved 
in writing by, the Local Planning Authority prior to that remediation being carried out on site. 
c. Where remediation of contamination on the site is required, completion of the remediation 
detailed in the method statement shall be carried out and; 
d. A report that provides verification that the required works have been carried out, shall be 
submitted to, and approved in writing by the Local Planning Authority before the development 
is occupied.  
 
Reason: To ensure the development can be implemented and occupied with adequate regard 
for environmental and public safety. 

 
2. Unexpected Contamination 
 

If, during development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing with the Local Planning 
Authority) shall be carried out until a remediation strategy detailing how this contamination 

Comments noted. 
Conditions included 

P
age 206



Stakeholder Question/Comment Response 
will be dealt with has been submitted to and approved in writing by the Local Planning 
Authority. The remediation strategy shall be implemented as approved.  
Reasons: To ensure that the development is not put at unacceptable risk from, or adversely 
affected by, unacceptable levels water pollution from previously unidentified contamination 
sources at the development site in line with paragraph 109 of the National Planning Policy 
Framework 

 
3. NRMM 
 

 a. No works shall commence on the site until all plant and machinery to be used at the 
demolition and construction phases have been submitted to, and approved in writing by, the 
Local Planning Authority. Evidence is required to meet Stage IIIB of EU Directive 97/68/ EC 
for both NOx and PM. No works shall be carried out on site until all Non-Road Mobile 
Machinery (NRMM) and plant to be used on the site of net power between 37kW and 560 kW 
has been registered at http://nrmm.london/. Proof of registration must be submitted to the 
Local Planning Authority prior to the commencement of any works on site.  
 
b. An inventory of all NRMM must be kept on site during the course of the demolitions, site 
preparation and construction phases. All machinery should be regularly serviced and service 
logs kept on site for inspection. Records should be kept on site which details proof of emission 
limits for all equipment. This documentation should be made available to local authority 
officers as required until development completion.  
 
Reason: To protect local air quality and comply with Policy 7.14 of the London Plan and the 
GLA NRMM LEZ 

 
Demolition/Construction Environmental Management Plans 
 

 a. Demolition works shall not commence within the development until a Demolition 
Environmental Management Plan (DEMP) has been submitted to and approved in writing by 
the local planning authority whilst  
b. Development shall not commence (other than demolition) until a Construction 
Environmental Management Plan (CEMP) has been submitted to and approved in writing by 
the local planning authority.  
 

The following applies to both Parts a and b above: 
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a) The DEMP/CEMP shall include a Construction Logistics Plan (CLP) and Air Quality and 
Dust Management Plan (AQDMP).  
b) The DEMP/CEMP shall provide details of how demolition/construction works are to be 
undertaken respectively and shall include: 
 
i. A construction method statement which identifies the stages and details how works will be 

undertaken; 
ii. Details of working hours, which unless otherwise agreed with the Local Planning Authority 
shall be limited to 08.00 to 18.00 Monday to Friday and 08.00 to 13.00 on Saturdays; 

 iii. Details of plant and machinery to be used during  demolition/construction works; 
 iv. Details of an Unexploded Ordnance Survey; 
v. Details of the waste management strategy;  
vi. Details of community engagement arrangements; 
vii. Details of any acoustic hoarding; 

viii. A temporary drainage strategy and performance specification to control surface water 
runoff and Pollution   Prevention Plan (in accordance with Environment Agency guidance); 
  ix. Details of external lighting; and, 
x. Details of any other standard environmental management and control measures to be 

implemented. 
 c) The CLP will be in accordance with Transport for London’s Construction Logistics Plan 
Guidance (July 2017) and shall provide details on: 

 i. Monitoring and joint working arrangements, where appropriate; 
 ii. Site access and car parking arrangements; 
 iii. Delivery booking systems; 
 iv. Agreed routes to/from the Plot; 

 v. Timing of deliveries to and removals from the Plot (to avoid peak times, as agreed with 
Highways Authority, 07.00 to 9.00 and 16.00 to 18.00, where possible); and 
vi. Travel plans for staff/personnel involved in demolition/construction works to detail the 
measures to encourage sustainable travel to the Plot during the demolition/construction 
phase; and 
vii. Joint arrangements with neighbouring developers for staff parking, Lorry Parking and 
consolidation of facilities such as concrete batching.  
d) The AQDMP will be in accordance with the Greater London Authority SPG Dust and 
Emissions Control (2014) and shall include: 

i. Mitigation measures to manage and minimise demolition/construction dust emissions during 

works; 

ii.  ii. Details confirming the Plot has been registered at http://nrmm.london; 
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iii.  iii. Evidence of Non-Road Mobile Machinery (NRMM) and plant registration shall be available 

on site in the event of Local Authority Inspection; 

iv.  iv. An inventory of NRMM currently on site (machinery should be regularly serviced, and 

service logs kept on site, which includes proof of emission limits for equipment for inspection); 

v.  A Dust Risk Assessment for the works; and 

vi.  vi. Lorry Parking, in joint arrangement where appropriate 

The development shall be carried out in accordance with the approved details. Additionally, 

the site or Contractor Company must be registered with the Considerate Constructors 

Scheme. Proof of registration must be sent to the Local Planning Authority prior to any works 

being carried out. 

Reason: To safeguard residential amenity, reduce congestion and mitigate obstruction to the 

flow of traffic, protect air quality and the amenity of the locality.” 

Informative: 
1. Prior to demolition or any construction work of the existing buildings, an asbestos survey 
should be carried out to identify the location and type of asbestos containing materials. Any 
asbestos containing materials must be removed and disposed of in accordance with the 
correct procedure prior to any demolition or construction works carried out. 

Waste Management 
Team 

Officers comments dated 14 January 2022 
 
Having looked at the documents supplied with this application, the previous comments from 
the waste team and the response from the developer to these, I am satisfied that points that 
needed clarification – pull distance, gradient, drop kerb – have been acknowledged and 
worked into the plans for the development. The bin numbers, sizing and waste stream split 
are all correct for the number of residential units here. Collections will take place from Cross 
Street with suitable space for an RCV to carry these out. 
 
I may have missed this but couldn’t see reference to how the domestic bin store would be 
secured. I would advise that access is given to residents only by preferably a fob/digilock 
rather than a key. This will help to reduce issues such as misuse of bins, fly tipping/other 
ASB. Fobs/codes will need to be shared with LBH prior to occupation. 
 
The commercial bin store isn’t mentioned here but from the plans is shown as separate from 
the residential bins as is required. Sizing/number of bins will very much depend on the type 
of businesses that occupy the space in operation, the waste/recycling they generate and the 
contracts they put in place for the collection of this. Commercial waste collection companies 

Comments noted 
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can provide up to twice daily collections 7 days per week. I would however advise against 
sizing the bins store based on minimum size and maximum collections. The store should be 
sufficient to store waste for one week. 
 
Officers comments dated 13 February 2023 
 
It is positive that the fobs will be used to secure access to the domestic bin store and to also 
get some clarity on the commercial bin store and metrics used to calculated bin capacity 
needed. 
 
I am satisfied with this response 

Building Control Whilst this BiA does not follow the normal format, it does have sufficient information within it 
to meet your requirements, I would however add 2 pre commencement conditions:  
1. Method of monitoring adjacent properties for potential movement during the build;  
2. Construction Management Plan to be provided. 
 

Comments noted. 
Conditions included 

Building Control The fire safety statement (Issue 1) for the proposed development appears satisfactory. The 
report does not however discuss the ventilation strategy and means of escape for the 
enclosed car park at lower ground/basement level in accordance with Approved Document 
B. The proposal/scheme will be subject to a full check under the Building Regulations 2010 
when the application is submitted to Building Control or through the Gateway 2 process. 
 

Comments noted 

Arboricultural 
Officer 

From an arboricultural point of view, I am satisfied and have no concerns. We will require a 
master Landscape Plan. 
 

Comments noted. 
Conditions included 

Flood & Water 
Management Lead 

Officers comments dated 30 July 2021 
 
The LLFA, has reviewed application HGY/2021/1909 – Demolition of existing building, 
redevelopment to provide business (Class E (g) (iii)) use of the ground, first and second floors, 
residential (Class C3) use on the upper floors, within a building of six storeys for basement, 
provision of 7 car parking spaces and refuse storage.  
 
The site offers little in the way of above ground SuDS, the applicant has followed the SuDS, 
hierarchy and has included, green roofs, permeable paving, attenuation tank to store rain 
water before being discharged to the public sewer at a restricted rate of 1 l/s.  
 

Comments noted 
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A management maintenance plan has been provided to manage the SuDS, this must be for 
the lifetime of the proposed development and will be maintained by a management company 
in accordance with the schedule.  
 
We have attached the Haringey, pro-forma, that will need to be completed and returned to us 
for review. The proforma has two parts, the first page has information and links that can be 
referenced, the second page is the part that needs to be completed and returned 
 
Officer comments dated 29 September 2021 
 
Having reviewed previous comment and attached completed Pro-forma we are content with 
the same and have no further observations. 
 

Carbon Team Carbon Management Response 20/02/2022 
 
In preparing this consultation response, we have reviewed: 

 Letter in response to above comments by Ensphere, dated 2 February 2022 

 Sustainability and Energy Statement prepared by Ensphere Group Ltd (dated January 
2022, v5) 

 Amended plans: Proposed roof plan, elevations (front, south, rear), sections (CC, DD, EE) 

 Roof plan housing screen image 

 Relevant supporting documents. 
 

Summary 
The applicant has made changes to the scheme to achieve a higher on-site carbon 
reduction. A 45.5% site-wide reduction is now achieved, with higher fabric efficiencies and a 
small solar PV array. This now meets London Plan Policy SI2 and Local Plan Policy SP4. 
 
Further information needs to be provided in relation to the Energy Strategy. This should be 
addressed prior to the determination of the application before appropriate planning 
conditions can be drafted. 
 

Energy 
 

 Residential Non-residential Site-wide 

(SAP10 emission 
factors) 

tCO2 % tCO2 % tCO2 % 

Comments noted. 
Conditions and legal agreement 
Clauses included P
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Baseline 
emissions  

9.2 14.3 23.5 

Be Lean savings 1.6 17% 3.3 23% 4.9 20.9% 

Be Clean savings 0 0% -1.5 -10% -1.5 -6.4% 

Be Green savings 2.8 31% 4.5 32% 7.3 30.1% 

Cumulative 
savings 

4.4 48% 6.3 44% 10.7 45.5% 

Carbon shortfall to 
offset (tCO2) 

4.8 8 12.8 

Carbon offset 
contribution (incl. 
10% management 
fee) 

£95 x 30 years x 12.8 tCO2/year = £36,480 + £3,648 
= £40,128 

 
A revised carbon offset contribution of £36,480 + a 10% management fee has been 
calculated above. 
 
Energy – Be Lean 
The development now achieves a 13% (residential) and 20% improvement under Be Lean 
with SAP2012 carbon factors, which goes beyond the minimum London Plan requirements. 
 
The average heating requirement is 5.9 kWh/m2/year – it seems likely that this is a 
typographical error as the example SAP sheets given come to a 12.5 kWh/m2/year space 
heating requirement.  
 
The FEES have achieved an improvement of 35-40%.  
 
Action: 

- The report notes no changes to the air permeability whereas the SAP sheets show an 
improvement from 5 to 3m3/hm2 @50Pa, please correct. It also does not mention the 
inclusion of MVHR now (79% efficiency), or the lowering of g-value from 0.65 to 0.5. 

- The improvements under Be Lean are significant, without explaining within the report how 
this could be achieved. Please clarify. 

- SAP sheets now have no infiltration instead of 0.14 ach in previous version, please explain.  
- Please submit p.5 of the Be Lean SAP sheet. 

 
Energy – Be Clean 
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Action: 

- Please clarify why there is an increase in emissions under Be Clean for the non-residential 
element?  
 
Energy – Be Green 
A small solar PV array is now proposed for the landlord supply. This covers a small 
proportion of the roof only. 
 
The air source heat pumps (SCOP >4) are now supplying residential space heating as well, 
which would likely require centralised condensers with small cylinders in flats. The ASHP 
would be located on part of the roof. 
 
Action: 

- What is the proposed solar PV capacity and annual electricity generation? The solar PV 
array can be combined with the living roof to deliver a higher solar PV capacity. 

- Please explain the differences in the SAP sheets under Be Green for lower higher fuel 
required for water heating. 
 
Overheating 
The applicant has proposed to condition the required additional overheating modelling. 
Conditions will be proposed once the above information has been provided. 
 
Sustainability – BREEAM 
A BREEAM Pre-Assessment has been prepared and appended to the Energy Statement. It 
indicates that a score of 57.6% could be achieved, equivalent to a ‘Very Good’ rating. A 
BREEAM accreditation should be achieved prior to the occupation of this unit. 
 
 

Planning Conditions  
To be secured (with detailed wording TBC): 

- Energy strategy 
- Overheating (residential and non-residential) 
- BREEAM Certificate 
- Living roofs 
- Biodiversity 

 

Planning Obligations Heads of Terms 
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- Be Seen commitment to uploading energy data 
- Energy Plan and Sustainability Review 
- Carbon offset contribution (and associated obligations) of £36,480 (indicative), plus a 10% 

management fee 
 

Carbon Management Response 16/02/2023 
 
In preparing this consultation response, we have reviewed: 

 Letter prepared by Ensphere Group Ltd (dated 5 April 2022) 

 Sustainability & Energy Statement prepared by Ensphere Group Ltd (dated April 2022, v8) 

 GLA carbon emission reporting spreadsheet 

 Email from applicant on 25 April 2022 
 

Summary 
Further clarifications were requested of the applicant via email in April 2022, on the Be Lean 
inputs, GLA reporting spreadsheet, heating strategy, the solar PV capacity and overheating 
responses. The applicant responded via email.  
 
The applicant’s letter confirms their position on the air permeability, MVHR and g-value and 
clarifies inconsistencies. The revised Sustainability & Energy Statement clarifies this. The 
heating strategy is for ASHPs to provide both hot water and space heating. 
 

Energy - Overall 
 

 Residential Non-residential Site-wide 

(SAP10 emission 
factors) 

tCO2 % tCO2 % tCO2 % 

Baseline emissions  9.2 14.3 23.5 

Be Lean savings 1.6 17% 3.3 23% 4.8 20% 

Be Clean savings 0 0% 0 0% 0 0% 

Be Green savings 2.8 31% 3.1 21% 5.9 25% 

Cumulative savings 4.4 48% 6.3 44% 10.7 46% 

Carbon shortfall to 
offset (tCO2) 

4.8 8 12.8 

Carbon offset 
contribution 

£95 x 30 years x 12.8 tCO2/year = £36,480  
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10% management 
fee 

+ £3,648 = £40,128 (total) 

 
A carbon offset contribution of £36,480 + a 10% management fee has been calculated 
above. 
 

Conclusion 
This application can be supported. 
 

Planning Obligations Heads of Terms 
- Be Seen commitment to uploading energy data 
- Energy Plan and Sustainability Review 
- Carbon offset contribution (and associated obligations) of £36,480 (indicative), plus a 10% 

management fee 

 
Conditions 
Recommended conditions to secure the benefits of this scheme: 
 
Energy Strategy 
The development hereby approved shall be constructed in accordance with the 
Sustainability & Energy Statement prepared by Ensphere Group Ltd (dated April 2022, v8) 
delivering a minimum site-wide 46% improvement on carbon emissions over 2013 Building 
Regulations Part L or equivalent, with SAP10 emission factors, high fabric efficiencies, air 
source heat pumps (ASHPs) and a minimum 2 kWp solar photovoltaic (PV) array.  
 
(a) Prior to above ground construction, details of the Energy Strategy shall be submitted to 
and approved by the Local Planning Authority. This must include: 

- Confirmation of how this development will meet the zero-carbon policy requirement in line 
with the Energy Hierarchy; 

- Confirmation of the necessary fabric efficiencies to achieve a minimum site-wide 18% 
reduction in SAP2012 carbon factors, including details to reduce thermal bridging; 

- Location, specification and efficiency of the proposed ASHPs (Coefficient of Performance, 
Seasonal Coefficient of Performance, and the Seasonal Performance Factor), with plans 
showing the ASHP pipework and noise and visual mitigation measures; 

- Specification and efficiency of the proposed Mechanical Ventilation and Heat Recovery 
(MVHR), with plans showing the rigid MVHR ducting and location of the unit; 
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- Details of the PV, demonstrating the roof area has been maximised, with the following 

details: a roof plan; the number, angle, orientation, type, and efficiency level of the PVs; 
how overheating of the panels will be minimised; their peak output (kWp);  

- A metering strategy. 
 
The development shall be carried out strictly in accordance with the details so approved 
prior to first operation and shall be maintained and retained for the lifetime of the 
development. The solar PV array shall be installed with monitoring equipment prior to 
completion and shall be maintained at least annually thereafter. 
 
(b) The solar PV arrays must be installed and brought into use prior to first occupation of the 
development. Six months following the first occupation, evidence that the solar PV arrays 
have been installed correctly and are operational shall be submitted to and approved by the 
Local Planning Authority, including photographs of the solar array, installer confirmation, 
and an energy generation statement for the period that the solar PV array has been 
installed. 
 
Reason: To ensure the development reduces its impact on climate change by reducing 
carbon emissions on site in compliance with the Energy Hierarchy, and in line with London 
Plan (2021) Policy SI2, and Local Plan (2017) Policies SP4 and DM22. 
 
Be Seen  
Within six months of first occupation, evidence shall be submitted to the Local Planning 
Authority that the development has been registered on the GLA’s Be Seen energy 
monitoring platform.  
 
Reason: To ensure the development reduces its impact on climate change by reducing 
carbon emissions on site in compliance with the Energy Hierarchy, and in line with London 
Plan (2021) Policy SI2, and Local Plan (2017) Policies SP4 and DM22. 
 
Overheating (Residential) 
Prior to the commencement of development, a dynamic thermal overheating model and 
report shall be submitted to and approved by the Local Planning Authority for the 
commercial floor area. The model will assess the overheating risk in line with CIBSE TM59 
(using the London Weather Centre TM49 weather DSY1-3 files for the 2020s, and DSY1 for 
the 2050s and 2080s) and demonstrate how the risks have been mitigated and removed 
through design solutions. These mitigation measures shall be operational prior to the first 
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occupation of the development hereby approved and retained thereafter for the lifetime of 
the development. Air conditioning will not be supported unless exceptional justification is 
given.  
 
This report will include: 

- Details of the design measures incorporated within the scheme (including the feasibility of 
prioritising passive cooling and ventilation measures) to ensure adaptation to higher 
temperatures are addressed, the spaces do not overheat, and the use of active cooling is 
avoided. 

- How any pipework heat losses are minimised. 
- Confirmation who will be responsible to mitigate the overheating risk once the development 

is occupied. 
- Specification of the internal blinds, and evidence that these will not impede the opening of 

windows. 
- A retrofit plan to mitigate the future risks of overheating by setting out how the future 

mitigation measures are shown to help pass future weather files and confirming that the 
retrofit measures can be integrated within the design (e.g., if there is space for pipework to 
allow the retrofitting of cooling and ventilation equipment) and include any replacement / 
repair cycles and the annual running costs for the occupiers; 
 
REASON: In the interest of reducing the impacts of climate change, to enable the Local 
Planning Authority to assess overheating risk and to ensure that any necessary mitigation 
measures are implemented prior to construction, and maintained, in accordance with 
London Plan (2021) Policy SI4 and Local Plan (2017) Policies SP4 and DM21. 
 
Overheating (Non-Residential) 
Prior to the commencement of development, an overheating model and report shall be 
submitted to and approved by the Local Planning Authority. The model will assess the 
overheating risk in line with CIBSE TM52 (using the London Weather Centre TM49 weather 
DSY1-3 files for the 2020s, and DSY1 for the 2050s and 2080s) and demonstrate how the 
risks have been mitigated and removed through design solutions. These mitigation 
measures shall be operational prior to the first occupation of the development hereby 
approved and retained thereafter for the lifetime of the development. Air conditioning will not 
be supported unless exceptional justification is given.  
 
This report will include: 
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- Details of the design measures incorporated within the scheme (including details of the 

feasibility of prioritising passive cooling and ventilation measures) to ensure adaptation to 
higher temperatures are addressed, the spaces do not overheat, and the use of active 
cooling is avoided. 

- Confirmation who will be responsible to mitigate the overheating risk once the development 
is occupied. 

- A retrofit plan to mitigate the future risks of overheating by setting out how the future 
mitigation measures are shown to help pass future weather files and confirming that the 
retrofit measures can be integrated within the design (e.g., if there is space for pipework to 
allow the retrofitting of cooling and ventilation equipment) and include any replacement / 
repair cycles and the annual running costs for the occupiers; 
 
REASON: In the interest of reducing the impacts of climate change, to enable the Local 
Planning Authority to assess overheating risk and to ensure that any necessary mitigation 
measures are implemented prior to construction, and maintained, in accordance with 
London Plan (2021) Policy SI4 and Local Plan (2017) Policies SP4 and DM21. 
 
Living roofs 
(a) Prior to the commencement of development, details of the living roofs must be submitted 
to and approved in writing by the Local Planning Authority. Living roofs must be planted with 
flowering species that provide amenity and biodiversity value at different times of year. 
Plants must be grown and sourced from the UK and all soils and compost used must be 
peat-free, to reduce the impact on climate change. The submission shall include:  
i) A roof plan identifying where the living roofs will be located;  
ii) A section demonstrating settled substrate levels of no less than 120mm for extensive 
living roofs (varying depths of 120-180mm);  
ii) Roof plans annotating details of the substrate: showing at least two substrate types 
across the roof, annotating contours of the varying depths of substrate 
iii) Details of the proposed type of invertebrate habitat structures with a minimum of one 
feature per 30m2 of living roof: substrate mounds and 0.5m high sandy piles in areas with 
the greatest structural support to provide a variation in habitat; semi-buried log piles / flat 
stones for invertebrates with a minimum footprint of 1m2, rope coils, pebble mounds of 
water trays; 
iv) Details on the range and seed spread of native species of (wild)flowers and herbs 
(minimum 10g/m2) and density of plug plants planted (minimum 20/m2 with roof ball of plugs 
25m3) to benefit native wildlife, suitable for the amount of direct sunshine/shading of the 
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different living roof spaces. The living roof will not rely on one species of plant life such as 
Sedum (which are not native);  
v) Roof plans and sections showing the relationship between the living roof areas and 
photovoltaic array; and 
vi) Management and maintenance plan, including frequency of watering arrangements. 
(b) Prior to the occupation of 90% of the dwellings, evidence must be submitted to and 
approved by the Local Planning Authority that the living roofs have been delivered in line 
with the details set out in point (a). This evidence shall include photographs demonstrating 
the measured depth of substrate, planting and biodiversity measures. If the Local Planning 
Authority finds that the living roof has not been delivered to the approved standards, the 
applicant shall rectify this to ensure it complies with the condition. The living roofs shall be 
retained thereafter for the lifetime of the development in accordance with the approved 
management arrangements. 
 
Reason: To ensure that the development provides the maximum provision towards the 
creation of habitats for biodiversity and supports the water retention on site during rainfall. In 
accordance with London Plan (2021) Policies G1, G5, G6, SI1 and SI2 and Local Plan 
(2017) Policies SP4, SP5, SP11 and SP13. 
 
Biodiversity 
(a) Prior to the commencement of development, details of ecological enhancement 
measures and ecological protection measures shall be submitted to and approved in writing 
by the Council. This shall detail the biodiversity net gain, plans showing the proposed 
location of ecological enhancement measures, a sensitive lighting scheme, justification for 
the location and type of enhancement measures by a qualified ecologist, and how the 
development will support and protect local wildlife and natural habitats.  
 
(b) Prior to the occupation of development, photographic evidence and a post-development 
ecological field survey and impact assessment shall be submitted to and approved by the 
Local Planning Authority to demonstrate the delivery of the ecological enhancement and 
protection measures is in accordance with the approved measures and in accordance with 
CIEEM standards.  
 
Development shall accord with the details as approved and retained for the lifetime of the 
development.  
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Reason: To ensure that the development provides the maximum provision towards the 
creation of habitats for biodiversity and the mitigation and adaptation of climate change. In 
accordance with London Plan (2021) Policies G1, G5, G6, SI1 and SI2 and Local Plan 
(2017) Policies SP4, SP5, SP11 and SP13 
 
BREEAM 
(a) Prior to commencement on site, a design stage accreditation certificate must be 
submitted to the Local Planning Authority confirming that the development will achieve a 
BREEAM “Very Good” outcome (or equivalent), aiming for “Excellent”.  
 
The development shall then be constructed in strict accordance with the details so 
approved, shall achieve the agreed rating and shall be maintained as such thereafter for the 
lifetime of the development. 
 
(b) At least six months prior to occupation, a post-construction certificate issued by the 
Building Research Establishment must be submitted to the local authority for approval, 
confirming this standard has been achieved.  
 
In the event that the development fails to achieve the agreed rating for the development, a 
full schedule and costings of remedial works required to achieve this rating shall be 
submitted for our written approval with 2 months of the submission of the post construction 
certificate. Thereafter the schedule of remedial works must be implemented on site within 3 
months of the Local Authority’s approval of the schedule, or the full costs and management 
fees given to the Council for offsite remedial actions.  
 
Reasons: In the interest of addressing climate change and securing sustainable 
development in accordance with London Plan (2021) Policies SI2, SI3 and SI4, and Local 
Plan (2017) Policies SP4 and DM21. 
 
 

 

Conservation 
Officer 

The development site adjoins the boundary of Hornsey Water Works & Filter Beds, 
and it is currently occupied by a modest yet stark, two storey red brick building that 
covers the entire site and provides an opportunity for redevelopment and 
enhancement of the site consistently with the emerging scale, height, and typology 
of the surrounding sites. The character and appearance of the adjacent section of 
Hornsey Water Works & Filter Beds conservation area has been recently changing 

Comments noted.   
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into contemporary, mixed used developments that can be positively complemented 
by a well-designed new building of similar type and height. The emerging 
developments surrounding the development site, importantly form part of the setting 
of the well-preserved, listed street frontage of the eastern stretch of Hornsey High 
Street Conservation Area, which is contiguous to the Hornsey Water Works & Filter 
Beds Conservation Area. 
 
Approved new developments have been designed to preserve the significance of 
listed building and conservation area frontage as experienced in views across and 
outside of the Hornsey High Street Conservation Area, especially views from St 
Mary’s Tower gardens and from the village green along the High Street. 
 
The proposed mixed use, six storey development plus basement will be nested in 
between  recent developments of similar height and façade proportions fronting 
Cross Lane and this new scheme will harmoniously complement the architectural 
language and façade design of these neighbouring buildings thus raising and 
strengthening the  architectural and urban quality of the street frontage along Cross 
Lane, which is in the setting of both Conservation Areas and related listed buildings 
respectively located at Nos 67, 69 and 71 Hornsey High Street. The architectural 
and townscape merits of the proposed development are fully articulated in the 
design officer’s comments that confirm the soundly context-led design approach 
underpinning this sensitively designed development proposal.  
 
Due to its relative, densely built distance from the sensitive street frontage of the 
Hornsey High Street Conservation Area and the down sloping topography of Cross 
Lane from the High Street towards the development site, but also due to its 
carefully thought-through proportions and height, the proposed development is 
screened in views of the Conservation Areas and most importantly, of the listed 
Hornsey High Street frontage and the heritage visual impact of the scheme has 
been  tested through the submitted views that  illustrate  that the new development 
will not be visible in the background of the listed buildings  and Conservation Area 
frontage along Hornsey High Road and while it will cause no harm to the 
significance of the listed building and conservation areas, this scheme will 
contribute to enhance the quality of the Cross Lane area, and therefore  setting of 
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heritage assets,  and it is therefore fully supported form the conservation 
perspective. 

EXTERNAL   

Thames Water Waste Comments We would expect the developer to demonstrate what measures will be 
undertaken to minimise groundwater discharges into the public sewer. Groundwater 
discharges typically result from construction site dewatering, deep excavations, basement 
infiltration, borehole installation, testing and site remediation. Any discharge made without a 
permit is deemed illegal and may result in prosecution under the provisions of the Water 
Industry Act 1991. Should the Local Planning Authority be minded to approve the planning 
application, Thames Water would like the following informative attached to the planning 
permission: “A Groundwater Risk Management Permit from Thames Water will be required 
for discharging groundwater into a public sewer. Any discharge made without a permit is 
deemed illegal and may result in prosecution under the provisions of the Water Industry Act 
1991. We would expect the developer to demonstrate what measures he will undertake to 
minimise groundwater discharges into the public sewer. Permit enquiries should be directed 
to Thames Water’s Risk Management Team by telephoning 020 3577 9483 or by emailing 
trade.effluent@thameswater.co.uk . Application forms should be completed on line via 
www.thameswater.co.uk. Please refer to the Wholsesale; Business customers; Groundwater 
discharges section.  
 
With regard to SURFACE WATER drainage, Thames Water would advise that if the developer 
follows the sequential approach to the disposal of surface water we would have no objection. 
Management of surface water from new developments should follow Policy SI 13 Sustainable 
drainage of the London Plan 2021. Where the developer proposes to discharge to a public 
sewer, prior approval from Thames Water Developer Services will be required. Should you 
require further information please refer to our website. 
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-
services/Wastewaterservices. 
 
 The proposed development is located within 15 metres of a strategic sewer. Thames Water 
requests the following condition to be added to any planning permission. “No piling shall take 
place until a PILING METHOD STATEMENT (detailing the depth and type of piling to be 
undertaken and the methodology by which such piling will be carried out, including measures 
to prevent and minimise the potential for damage to subsurface sewerage infrastructure, and 
the programme for the works) has been submitted to and approved in writing by the local 
planning authority in consultation with Thames Water. Any piling must be undertaken in 
accordance with the terms of the approved piling method statement.” Reason: The proposed 

Comments noted. 
Conditions/ 
Informative included 

P
age 222

https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewaterservices
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewaterservices


Stakeholder Question/Comment Response 
works will be in close proximity to underground sewerage utility infrastructure. Piling has the 
potential to significantly impact / cause failure of local underground sewerage utility 
infrastructure. Please read our guide ‘working near our assets’ to ensure your workings will 
be in line with the necessary processes you need to follow if you’re considering working above 
or near our pipes or other structures.https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-yourdevelopment/Working-near-or-diverting-our-pipes. Should you 
require further information please contact Thames Water. Email: 
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to Friday, 8am to 
5pm) Write to: Thames Water Developer Services, Clearwater Court, Vastern Road, Reading, 
Berkshire RG1 8DB  
 
As required by Building regulations part H paragraph 2.36, Thames Water requests that the 
Applicant should incorporate within their proposal, protection to the property to prevent 
sewage flooding, by installing a positive pumped device (or equivalent reflecting technological 
advances), on the assumption that the sewerage network may surcharge to ground level 
during storm conditions. If as part of the basement development there is a proposal to 
discharge ground water to the public network, this would require a Groundwater Risk 
Management Permit from Thames Water. Any discharge made without a permit is deemed 
illegal and may result in prosecution under the provisions of the Water Industry Act 1991. We 
would expect the developer to demonstrate what measures will be undertaken to minimise 
groundwater discharges into the public sewer. Permit enquiries should be directed to Thames 
Water’s Risk Management Team by telephoning 02035779483 or by emailing 
trade.effluent@thameswater.co.uk . Application forms should be completed on line via 
www.thameswater.co.uk. Please refer to the Wholsesale; Business customers; Groundwater 
discharges section.  
 
Thames Water would advise that with regard to WASTE WATER NETWORK and SEWAGE 
TREATMENT WORKS infrastructure capacity, we would not have any objection to the above 
planning application, based on the information provided.  
 
Water Comments If you are planning on using mains water for construction purposes, it’s 
important you let Thames Water know before you start using it, to avoid potential fines for 
improper usage. More information and how to apply can be found online at 
thameswater.co.uk/buildingwater.  
 
The applicant is advised that their development boundary falls within a Source Protection 
Zone for groundwater abstraction. These zones may be at particular risk from polluting 
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activities on or below the land surface. To prevent pollution, the Environment Agency and 
Thames Water (or other local water undertaker) will use a tiered, risk-based approach to 
regulate activities that may impact groundwater resources. The applicant is encouraged to 
read the Environment Agency’s approach to groundwater protection (available at 
https://www.gov.uk/government/publications/groundwater-protection-positionstatements) 
and may wish to discuss the implication for their development with a suitably qualified 
environmental consultant. 
 
 On the basis of information provided, Thames Water would advise that with regard to water 
network and water treatment infrastructure capacity, we would not have any objection to the 
above planning application. Thames Water recommends the following informative be 
attached to this planning permission. Thames Water will aim to provide customers with a 
minimum pressure of 10m head (approx 1 bar) and a flow rate of 9 litres/minute at the point 
where it leaves Thames Waters pipes. The developer should take account of this minimum 
pressure in the design of the proposed development. 
 

Secure By Design Section 1 - Introduction: 
 
With reference the above application we have now had an opportunity to examine the details 
submitted and would like to offer the following comments, observations and 
recommendations. These are based on relevant information to this site (Please see 
Appendices), including my knowledge and experience as a Designing Out Crime Officer and 
as a Police Officer. 
 
 It is in our professional opinion that crime prevention and community safety are material 
considerations because of the mixed use, complex design, layout and the sensitive location 
of the development. To ensure the delivery of a safer development in line with L.B. Haringey 
DMM4 and DMM5 (See Appendix), we have highlighted some of the main comments we have 
in relation to Crime Prevention (Appendices 1). 
 
 We have met with the project Architects to discuss Crime Prevention and Secured by Design 
(SBD) for the overall site, the Architects have provided notes of the meeting which have been 
included in the recommendations below in the informative. At this point it can be difficult to 
design out any issues identified. At best crime can only be mitigated against, as it does not 
fully reduce the opportunity of offences. 
 

Comments noted. 
Conditions/ 
Informative included 
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 Whilst in principle we have no objections to the site, we have recommended the attaching of 
suitably worded conditions and an informative. The comments made can be easily mitigated 
early if the Architects or Managing Agency were to discuss this project prior to 
commencement, throughout its build and by following the advice given. This can be achieved 
by the below Secured by Design conditions being applied (Section 2). If the Conditions are 
applied, we request the completion of the relevant SBD application forms at the earliest 
opportunity. The project has the potential to achieve a Secured by Design Accreditation if 
advice given is adhered to. 
 
Section 2 - Secured by Design Conditions and Informative: 
 
 In light of the information provided, we request the following Conditions and Informative: 
Conditions:  
 
A. Prior to the commencement of above ground works of each building or part of a building, 
details shall be submitted to and approved, in writing, by the Local Planning Authority to 
demonstrate that such building or such part of a building can achieve ‘Secured by Design' 
Accreditation. The development shall only be carried out in accordance with the approved 
details. 
 
 B. Prior to the first occupation of each building or part of a building or use, 'Secured by Design' 
certification shall be obtained for such building or part of such building or use and thereafter 
all features are to be retained. 
 
 C. Commercial aspects of the development must achieve the relevant Secured by Design 
Accreditation at the final fitting stage, prior to residential occupation of such building in 
accordance with condition B (Secured by Design) and commencement of business. Details 
shall be submitted to and approved, in writing, by the Local Planning Authority 
 
Section 3 - Conclusion:  
 
We would ask that our department’s interest in this planning application is noted and that we 
are advised of the final Decision Notice, with attention drawn to any changes within the 
development and subsequent Condition that has been implemented with crime prevention, 
security and community safety in mind. 
 

Environment Agency   
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Comments noted. 
Conditions included 
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Transport for London Having assessed the proposals, I can confirm that TfL Spatial Planning has no strategic 
comments to make on this planning application other than to emphasise the development 
should comply with the transport policies set out in The London Plan 2021. In particular the 
car and cycle parking standards in tables 10.2 - 10.6 (inclusive). Cycle parking should comply 
with the London Cycling Design Standards (https://tfl.gov.uk/corporate/publications-and-
reports/streets-toolkit). 
 

Comments noted 
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London Fire Brigade 

 

Comments noted. 
Informative included 

NEIGHBOURING 
PROPERTIES 

Land Use and housing 
- Concerns the commercial unit will remain vacant like the existing 

neighbouring units  
- Excessive commercial use proposed 
- More housing developments are not needed in the area 

 
 
 
Impact on Heritage assets 

- An appraisal of the Conservation Area should be carried out before a decision 
is made 

- Impact on the Conservation Area 
- Impact on the setting of the listed building 

 
Size, Scale and Design 
 

- The development will enhance the street 
- Excessive height 
- The height should not exceed the existing Smithfield Yard development 
- Overdevelopment of site  
- Concerns with the density of the development 
- The design is not in keeping with surrounding properties  
- The scheme should be redesigned 

The site allocation for the site 
requires provision of commercial 
space and the provision would 
deliver the aims of the site 
allocation.  
Delivery of housing is essential 
to meeting Local Plan Housing 
targets.  
 
The Council’s Conservation 
Officer has reviewed the 
proposal and found there to be 
no harm to the existing heritage 
assets in the area.   
 
 
Noted. 
The height reflects the heights of 
surrounding developments.  
The density is in line with 
neighbouring developments.  
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- The development is significantly larger in scale than the existing buildings on 
site 

- Excessive bulk and massing 
- Overbearing in relation to neighbouring buildings 
- Commercial buildings proposed will be out of character with the street 
- Excessive glazing on the frontage 

 
 
 
 
 
Impact on neighbours 
 

- Loss of privacy/overlooking 
- Loss of daylight and sunlight 
- Noise and disturbance  
- Block A and B will impact on amenity 
- Overshadowing 
- Visual impact 
- Light pollution 
- Concerns the commercial units will have balconies 

 
 
Parking, Transport and Highways 
 

- Cross Lane is too narrow 
- The road should be widened 
- No parking should be permitted 
- Increased traffic generated 
- Pressure on parking 
- Road safety concerns 

The scale  and design reflects 
neighbouring buildings to 
compliment their architecture.   
The scale would increase to 
reflect surrounding 
developments.   
The scale is not found to be out 
of character with the area.  
The proposed glazing reflects 
neighbouring developments. 
 
As noted in the neighbouring 
amenity section above the 
proposal would not have a 
significant impact on 
neighbouring properties in terms 
of privacy, daylight or sunlight.   
The proposal will not result in any 
greater noise or light levels than 
should be expected in an urban 
area.   
 
 
The proposal has been reviewed 
by the Council’s Transportation 
officers and found to be 
acceptable in terms of parking 
and servicing.   
 
Cross Lane is required for 
servicing and access, the 
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- Concerns the access road would not be sufficient for this development 
- Increased vehicle trips per day 
- Parking stress 
- Increased deliveries 
- Impact on existing refuse collection vehicles 
- Cross Lane should be a pedestrian route only 

 
 

Environment and Public Health 
 

- Lighting on Cross Lane should be improved 
 
 

- More greenery should be incorporated into the design 
- The landscaping proposal is insufficient 
-  
- Significant increase in pollution 

 
 

- Noise pollution 
- Impact on trees 

 
 

- Dust and debris during demolition phrase 
 
 

- The environment on Cross Lane requires significant improvements 
- The development will improve the area 
- The area is densely populated 
- The first phase of the development on Cross Lane was a nuisance 

 

parking levels reflects the 
existing parking on the site and is 
found to be acceptable.  The 
number of vehicle trips will not 
have a significant impact on 
traffic.  
 
 
Improved lighting is not 
considered necessary to make 
this development acceptable in 
planning terms.   
The low urban greening factor is 
noted in the report above and a 
condition attached seeking 
greater greening.   
 
The proposal is not found to 
increase pollution and would be 
air quality neutral.   
There would be no significant 
increase in noise pollution.  
The impact on trees is 
considered acceptable, there are 
no trees on the site.   
Construction impacts would be 
temporary and controlled 
through conditions to minimise 
the impact.   
The proposal will improve the 
environment on Cross lane.  
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- Security concerns 
 

-  
- Pressure on existing infrastructure 
-  
-  
- Asbestos concerns during demolition  
- Open green space and the planting of trees should be considered  

 
 
 
 
 
 
 
 

Sustainability  
 

- Concerns with the embodied carbon from the demolition phase 
- Refurbishing the existing building should be considered  

 

Noted. 
Construction impacts are 
temporary and mitigated by 
conditions.   
 
The Met secure by design officer 
find the proposal to be 
acceptable.   
The proposal will make a 
contribution to local 
infrastructure through the  
Community Infrastructure Levy. 
 
The management of asbestos is 
controlled through other 
legislation.  
Noted.  
 
 
Refurbishment of the building 
would not deliver the housing 
proposed and other benefits.   
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Pre-Application Briefing to Committee  
 
1. DETAILS OF THE DEVELOPMENT 
 
Reference No: PPA/2021/0003 Ward: Woodside 

 
Address:  Civic Centre, High Road, London, N22 8ZW 
 
Proposal: Refurbishment of existing Civic Centre and redevelopment of the existing 
rear car park for the erection of a three storey building (plus roof enclosure); 2 x two 
storey links; creation of central courtyard; and associated landscaping 
 
Applicant: London Borough of Haringey 
 
Agent: Montagu Evans  
 
Ownership: Council 
  
Case Officer Contact: Samuel Uff  
 
2. BACKGROUND 
 
2.1. The proposed development is being reported to Planning Sub-Committee to 

enable members to view it ahead of the submission of a full planning application. 
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 submitted, would be presented 
to the Planning Sub-Committee in Summer 2023 for determination. The applicant 
team has actively engaged in pre-application discussions with Planning Officers 
over the last few years, with formal pre-application meetings and a number of 
QRP meetings in the past year.  

 
3. SITE AND SURROUNDINGS 
 

3.1. The site is occupied by the Council’s Civic Centre. The Civic Centre was 
designated as a Grade II Listed building in July 2018. The site has been 
temporarily closed since 2020 and is awaiting renovations as part of the Councils 
project to create a multi-purpose Civic hub for Haringey residents. 
 

3.2. The site is located on the western side of Wood Green High Road and contains 
the existing Grade II listed Civic Centre building, with associated front and rear 
car parks. The site is located within the Trinity Gardens Conservation Area.  

 
3.3. To the south of the site is the Grade II Listed Building of St Michaels Church and 

to the west is the Trinity Primary School, which is also Grade II Listed. To the 
north of the site is the Fishmongers Arms which is Locally Listed. The remainder 
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of Trinity Road is predominantly characterised by terraced residential properties. 
To the east of the site is the Crescent Gardens open space.  

 

 
 
3.4. The site is designated as site allocation SA5 in the 2017 of the Site Allocations 

DPD and is also referred to as WGSA1 of the draft Wood Green Area Action 
Plan. These policy documents pre-date the 2018 statutorily listing of the Civic 
Centre, but both documents highlight the suitability of redeveloping the car park, 
alongside renovations of the Civic Centre and retention of civic uses within the 
Civic Centre.    

 
3.5. At a cabinet meeting of 12 October 2021, the decision was taken to redevelop the 

Civic Centre site as part of a wider project to consolidate the council offices in 
Wood Green, to provide a modern efficient civic campus and deliver economic 
and housing growth on current office sites. 

 
4. PROPOSED DEVELOPMENT 

 
4.1. The proposal is for the erection of a three storey building in the rear car park, to 

the west of the existing Civic Centre building. The proposed building would have 
two storey links to the existing Civic Centre and a recessed top floor, which would 
accommodate associated plant.  
 

4.2. The development would also include alterations and renovations to the existing 
Civic centre and associated landscaping improvements. The use would be for 
Council offices, alongside the retention of selected civic uses.  
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5. PLANNING HISTORY 
 
5.1. HGY/2022/0329 Listed Building Consent granted for alterations including the 

removal of asbestos, building services and soft strip in order to enable the 
refurbishment of the listed building. 
 

5.2. HGY/2022/1059 Listed building consent granted for asbestos R&D intrusive 
survey, structural investigations, condition survey, facade survey, ground 
investigations and investigative works. 

 
6. CONSULTATIONS 

 
6.1. Public Consultation 

 
6.2. A Development Management Forum (DMF) was held on 23rd February. The 

comments made by residents and interested groups on the night of the DMF are 
set out in appendix 2.   

 
 
6.3. Quality Review Panel 
 
6.4. An earlier version of the proposal was assessed by the Quality Review Panel 

(QRP) on 27th April 2022. Following panel members comments, and further pre-
application discussions with officers a further revised scheme was presented to 
the QRP 18th January 2023.  The QRP’s written comments / reports are attached 
as Appendix 1 and Appendix 2.  
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6.5. In summary, the Panel strongly supports the retention of the Civic Centre for 
Civic uses and the overall form of new build development. Refurbishment of the 
Civic Centre, improvements to landscaping and the improved sustainability 
objectives were also praised and supported by the Panel Members.  

 
6.6. The Panel saw no reason to be consulted further on the design when an 

application is submitted. 
 
7. MATERIAL PLANNING CONSIDERATIONS 

 
7.1. The Planning team’s initial views on the development proposals are outlined 

below. 
 

7.2. Principle of Land Use  
 
7.3. The proposed development would provide approximately 5,000sqm of office 

space for approximately 800 staff. This would retain the civic use of the site and 
suitable employment use.   

 
7.4. Adopted Local Plan site allocation SA5 of the Councils Site Allocation DPD 2017 

and draft site allocation WGSA1 make reference to the potential for the 
conversion of the Civic Centre with a mixed use residential, employment and 
commerical uses. The Civic Centre is now a Listed Builiding and the applicant 
team have taken a different approach to retain the Civic Centre and utilise it for 
civic and council office uses.  This then allow for mixed use development to take 
place on the Council’s existing office sites achieving the overall aims of the site 
allocations.  As such the principal is supported.  

 
7.5. Scale, Massing and Detailed Design 
 
7.6. Proposed refurbishment works to the Grade II Listed Civic Centre include the 

restoration of the façade and alterations to windows to allow improved energy 
performance. Internally there would be removal of some internal partitions to 
provide a suitable modern working environment and alterations to the proposed 
reception area and existing annex. General improvements would be undertaken 
to the existing internal appearance whilst maintaining heritage significance.  
 

7.7. The proposed new building would be of a high-quality contemporary design of a 
sympathetic height and scale with the proposed parapet height reflecting that of 
the existing Civic Centre building and the recessed screening of plant would have 
a similar relationship to the recessed top floor of the existing Civic Centre 
building. This is proposed to be finished with a robust suite of materials that 
would appear in keeping with the original design of the restored Civic Centre 
building and the character and appearance of the conservation area.  
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7.8. The proposed building would be predominantly three stories in height, with a set 
back 4th storey level of plant screening on the roof. A two storey element is 
proposed to link the existing rear annexe to the proposed building. A further link 
consisting of an undercroft and first floor link would run from the north-western 
corner of the existing Civic Centre building to the proposed building, parallel to 
Trinity Road. This would create an internal, landscaped courtyard.   

 

 
7.9. The proposed building would be set back from Trinity Road to allow retention of 

the tree lined street frontage. A new rear vehicular access from Trinity Road 
would provide access to a service yard. The main access to the building would be 
through the existing Civic Centre entrance, which would be refurbished.  Disabled 
parking bays would be provided at the front of the site.   

 
 
7.10. Heritage impact 
 
7.11. Proposed works seek to restore as much as possible to the Civic Centre, which 

would include bringing the Council Chambers back in to use as well as retaining 
internal historical features. The proposal would also involve replacement of 
windows, façade materials whilst improving energy performance. As part of the 
pre-application process, detailed discussions are being undertaken to ensure 
these works are undertaken in a considerate manner, so as not to harm the 
heritage significance of the Grade II Listed Civic Centre Building.   

 
7.12. Removal of a select few of internal partitions are proposed and detailed design of 

such loss and significance is currently under discussion and may require internal 
alterations. Detailed conditions will be required to determine final detailed 
designs for the listed building. 
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7.13. Amenity of Nearby Residents 
 
7.14. The development would be sited and designed sensitively to avoid significant 

levels of overlooking. The building would be set back from the residential 
frontage of Trinity Road. The size of windows and glazing of the link have been 
designed to minimise overlooking of the Traveller site and adjacent Trinity 
Primary School. As such, no material adverse impacts on the amenity of 
neighbouring residents are anticipated. 

 
7.15. Transportation and Parking  
 
7.16. The site has excellent public transport connections (PTAL 6a) and is within short 

walking distance of Wood Green Tube Station and Number 12 bus services.  
 
7.17. The parking at the front of the site would be for blue badge holders and this 

would be the only provision on site. Generous cycle storage facilities are 
proposed, as are shower facilities for cyclists.  

 
7.18. Sustainability 
 
7.19. Passive design measures have been incorporated into the project strategy to 

complement the Councils commitment to achieve net zero carbon by 2041. 
These include the compact form), building fabric performance and measure to 
avoid overheating. 

 
7.20. The scheme aims to achieve ‘excellent’ or ‘outstanding’ for BREEAM standards 

and will encompass this in an energy strategy incorporating lean, green, clean 
and seen credentials. 
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PLANS AND IMAGES 
 
Existing site image 

 
 
Proposed massing 
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APPENDIX 1 – QRP 1 
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Appendix 2 – QRP  
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APPENDIX 3 – Development Management Forum 
 
The Development Management Forum took place on 23 February 2023. A summary of 
key issues is detailed below: 
 
Council offices and Civic use of site: 
 

 A resident sought clarification of why this site instead of existing River Park 
House / Alexandra House. Cllr Ali queried the future proofing of size of the use  
whether this was suitable floorspace for all employees.  

 
Response: The consolidated use of this site for council workers had the best 
business case, as either of the other sites would also require significant 
improvements. This would also retain civic and council uses on this historic site 
and allow retention and improvements to the Civic centre. Consolidation in one 
site has potential to free up these other sites, although no decision has been 
made on future of those site.  

 
The proposed offices would not be for traditional working for all employees 
everyday, but rather a collaborative working space and be used in conjunction 
with other offices throughout the Borough and home working.  

 

 Cllr Bevan raised the point that facilities and audio visual would need to be 
improved, as would sound performance within rooms. Member of the public also 
queried lack of public seating and if this would be fully accessible.  

Response: Internal facilities are being reviewed by application team and reassured that 
these will be of high quality and suitable for the spaces. An acoustic consultant is also 
reviewing reverberations and minimising sound between rooms. Further reassurance 
that the CGIs are under review and that public seating would be included in Civic areas.  
 
Sustainability: 
 

 Cllr Bevan queried the loss of basement and if this was value engineering. Cllr 
Iyngakaran questioned whether embodied carbon for the new building could be 
below the RIBA target and tree canopy cover proposed.  

Response: The loss of the basement would provide some saving but this is balanced 
decision on the basis that is was not a requirement and means that embodied carbon 
would be significantly reduced. Assurances offered on broader design quality and of 
high standard. 
The embodied carbon of each individual material is being reviewed and is hoped it can 
be improved even further. Post tension techniques have enabled less concrete and 
thinner levels of concrete.  
The mature trees on site would have room to continue to grow and canopy would be 
retained. Additional trees are proposed in service yard and courtyard, which will over 
shade and further benefits of carbon capture.  
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 Resident raised the question of overheating and direct sun into rooms and if 
there is potential for green roofs.  

Response: The tree coverage would provide some shading. Overheating is addressed 
in the recessed window alignment and variety of window openings for different 
elevations. The window performance throughout will also be improved.  Mechanical 
ventilation and windows will be openable to allow further relief. A green roof is proposed 
on the internal courtyard side of the link. 
 
Transportation and Highways: 
 

 Cllr Ali supported the reduction in parking but queried whether sufficient for 
specific events, especially given that the side streets require permits and it is a 
relatively further from town centre car parks and smaller than Waltham Forest 
project (recently viewed on a members site visit).  

Response: There are 8 accessible bays and a drop off point and this has a high PTAL 
unlike Waltham Forest.  
  

 Cllr Iyngakaran, Cllr Ali and Cllr Brennan questioned whether there was scope for 
highways improvements and potential for crossing points and bus stops. 

Response: There is a highways proposal for an additional crossing, enhancement to 
public realm, cycle and pedestrian routes and the bus stop. A specific crossing is being 
discussed from Crescent Gardens to the site to enhance this connectivity.    
 
Public involvement: 
 

 Cllr Ali, Cllr Iyngakaran, supported by other Councillors and resident questioning 
enquired as to how the public could interact with the site and what community 
involvement there has been. 

Response: There are plans for improvements to the wild garden to south, which will 
have greater interaction with the proposed site and that there is ongoing discussion with 
Travellers site, local schools residents and businesses about this use. Likewise, there 
are proposals for enlivened landscaping with “play-on-the-way” on the northern 
landscaped area and potential exhibition space / installations in front of the existing 
Civic Centre building.  
 

 Residents and councillors sought assurances on public consultation. 
Response: There have been ongoing discussions with these stakeholders and an 
exhibition had taken place on the same day as this meeting at St Michael’s Primary 
School. An exhibition will held within the Wood Green Library and information packs 
distributed throughout other local libraries. Application team will review whether the 
exhibition could be toured around these after Wood Green. Full details will be publicised 
and are available on Haringey website.  
 
Miscellaneous discussion: 
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 Officers and resident asked for timeframe on programme of construction and 
completion.  

Response: Advised that this is somewhat unknown as still looking at submitting 
planning application and associated discussion, which will be followed by procurement. 
Hoped to commence in spring 2024 and complete in summer 2026.  
 

 Cllr Ali queried if there may be any archaeological interest on site and if 
community could be involved if any discovered 

Response: Advised that there would be suitably worded condition, but any community 
involvement would need to be discussed as and when any is found.  
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Report for: 
Planning Sub Committee  
Date: 06 March 2023 

Item 
Number: 

12 

 

Title: Update on major proposals 

 

Report 
Authorised by: 

 
Robbie McNaugher 

 

Lead Officer: John McRory 

 

 
Ward(s) affected: 
 
All 

 
Report for Key/Non Key Decisions: 
 
 

 
1. Describe the issue under consideration 

 
1.1       To advise the Planning Sub Committee of major proposals that are currently in the 

pipeline.  These are divided into those that have recently been approved; those 
awaiting the issue of the decision notice following a committee resolution; 
applications that have been submitted and are awaiting determination; and 
proposals which are the being discussed at the pre-application stage. A list of 
current appeals is also included. 

 
2. Recommendations 

 
2.1      That the report be noted. 

 
3. Background information 

 
3.1     As part of the discussions with members in the development of the Planning 

Protocol 2014 it became clear that members wanted be better informed about 
proposals for major development. Member engagement in the planning process is 
encouraged and supported by the National Planning Policy Framework 2019 
(NPPF).  Haringey is proposing through the new protocol to achieve early member 
engagement at the pre-application stage through formal briefings on major 
schemes. The aim of the schedule attached to this report is to provide information 
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on major proposals so that members are better informed and can seek further 
information regarding the proposed development as necessary. 

 
4. Local Government (Access to Information) Act 1985 

 
4.1        Application details are available to view, print and download free of charge via the 

Haringey Council website:  www.haringey.gov.uk.  From the homepage follow the 
links to ‘planning’ and ‘view planning applications’ to find the application search 
facility.  Enter the application reference number or site address to retrieve the case 
details. 

 
4.2        The Development Management Support Team can give further advice and can be 

contacted on 020 8489 5504, 9.00am-5.00pm Monday to Friday. 
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Update on progress of proposals for Major Sites          6th March 2023 
 

Site Description Timescales/comments Case Officer Manager 

APPLICATIONS DETERMINED AWAITING 106 TO BE SIGNED 

109 Fortis Green, N2 
 
HGY/2021/2151 

Full planning application for the demolition of all 
existing structures and redevelopment of the 
site to provide 10 residential units (use class 
C3) comprising of 6 x residential flats and 4 
mews houses and 131m2 flexible commercial 
space in ground/lower ground floor unit, 
basement car parking and other associated 
works. 
 

Members resolved to grant 
planning permission subject to 
the signing of legal agreement. 
 
Negotiations on legal agreement 
are ongoing. 

Valerie Okeiyi John McRory 

573-575 Lordship 
Lane, N22 
 
HGY/2022/0011 

Demolition of existing buildings and 
redevelopment of site to provide 17 affordable 
residential units (Use Class C3) with 
landscaping and other associated works.  

Members resolved to grant 
planning permission subject to 
the signing of legal agreement. 
 
Negotiations on legal agreement 
are ongoing. 
 

Chris Smith John McRory 

Adj to Florentia 
Clothing Village Site, 
108 Vale Road, N4 
 
HGY/2022/0044 

Redevelopment of the site  
to provide four buildings comprising  
flexible light industrial floorspace (Class E)  
and storage and distribution units (Class  
B8), together with car and cycle parking,  
plant and all highways, landscaping and  
other associated works. 
 

Members resolved to grant 
planning permission subject to 
the signing of legal agreement. 
 
Negotiations on legal agreement 
are ongoing. 
 

James Mead Matthew Gunning 

15-19 
Garman Road, N17 
 
HGY/2022/0081 

Demolition of the existing industrial buildings 
and redevelopment to provide a new building 
for manufacturing, warehouse or distribution 
with ancillary offices on ground, first and 

Members resolved to grant 
planning permission subject to 
the signing of a section 106 
legal agreement. 

Kwaku Bossman-
Gyamera 

Kevin Tohill 
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 second floor frontage together with 10No. Self-
contained design studio offices on the third 
floor. (Full Planning Application). 
 

 
Negotiations on legal agreement 
are ongoing. 
 

29-33 The Hale, N17 
 
HGY/2021/2304 

Redevelopment of site including demolition of 
existing buildings to provide a part 7, part 24 
storey building of purpose-built student 
accommodation [PBSA] (Sui Generis); with part 
commercial uses [retail] (Use Class E(a)) at 
ground and first floor; and associated access, 
landscaping works, cycle parking, and wind 
mitigation measures. 
 

Members resolved to grant 
planning permission subject to 
the signing of a section 106 
legal agreement. 
 
However the proposal has been 
amended to include a second 
staircase for escape in event of 
fire so will require a further 
determination by sub-
committee.   
 
Negotiations on legal agreement 
are ongoing. 

Phil Elliott John McRory 

Barbara Hucklesby 
Close, N22 
 
HGY/2022/0859 

Demolition of existing eight bungalows and the 
construction of a part one, two and three-storey 
building to provide supported living 
accommodation (Use Class C2) comprising 14 
one-bedroom homes, a support office and 
communal garden. Provision of two wheelchair 
accessible parking bays, refuse/recycling and 
cycle stores and landscaping. 
 

Members resolved to grant 
planning permission subject to 
the signing of a section 106 
legal agreement. 
 
Negotiations on legal agreement 
are ongoing. 

Gareth Prosser  Kevin Tohill  

313-315 Roundway 
and 8-12 Church 
Lane, N17 
 
HGY/2022/0967 
 

Demolition of existing buildings and erection of 
a three to five storey building with new Class E 
floorspace at ground floor and residential C3 
units with landscaping and associated works. 

Members resolved to grant 
planning permission subject to 
the signing of legal agreement. 
 
Negotiations on legal agreement 
are ongoing. 

Chris Smith  Kevin Tohill 
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Broadwater Farm, 
Tottenham, N17 
 
HGY/2022/0823 

Demolition of the existing buildings and 
structures and erection of new mixed-use 
buildings including residential (Use Class C3), 
commercial, business and service (Class E) 
and local community and learning (Class F) 
floorspace; energy centre (sui generis); 
together with landscaped public realm and 
amenity spaces; public realm and highways 
works; car-parking; cycle parking; refuse and 
recycling facilities; and other associated works. 
Site comprising: Tangmere and Northolt Blocks 
(including Stapleford North Wing): Energy 
Centre; Medical Centre: Enterprise Centre: and 
former Moselle school site, at Broadwater Farm 
Estate. 
 

Members resolved to grant 
planning permission subject to 
the signing of legal agreement. 
 
GLA Stage 2 referral received. 
 
Negotiations on legal agreement 
are ongoing. 
 

Chris Smith John McRory 

Woodridings Court,  
Crescent Road, N22 
 
HGY/2022/2354 
 
 

Redevelopment of the derelict undercroft car 
park behind Woodridings Court and provision of 
33 new Council rent homes in four and five 
storey buildings. Provision of associated 
amenity space, cycle and refuse/recycling 
stores and wheelchair parking spaces, and 
enhancement of existing amenity space at the 
front of Woodridings Court, including new 
landscaping, refuse/recycling stores and play 
space. 
 

Members resolved to grant 
planning permission subject to 
the signing of legal agreement. 
 
Negotiations on legal agreement 
are ongoing. 

Valerie Okeiyi John McRory 

St Ann’s Hospital, St 
Ann’s Road, N15 
 

Circa 995 residential dwellings, commercial and 
community uses, retention of existing historic 
buildings, new public realm and green space, 

Members resolved to grant 
planning permission subject to 
the signing of legal agreement  

Chris Smith John McRory 
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HGY/2022/1833 new routes into and through the site, and car 
and cycle parking. 
 

 
GLA Stage 2 referral received. 
 
Negotiations on legal agreement 
are ongoing. 
 

Brunel Walk, N15 
 

Redevelopment of Brunel Walk to provide 45 
new Council rent homes in four buildings 
ranging from 3 to 4-storeys high including 39 
apartments and 6 maisonettes. Provision of 
associated amenity and play space, cycle and 
refuse/recycling stores and 4 wheelchair 
parking spaces. Reconfiguration and 
enhancement of existing parking areas and 
outdoor communal areas and play spaces on 
the Turner Avenue Estate 
 

Members resolved to grant 
planning permission subject to 
the signing of legal agreement. 
 
Negotiations on legal agreement 
are ongoing. 
 

Valerie Okeiyi John McRory 

45-47, Garman Road, 
London, N17 
 
HGY/2022/2293 

Redevelopment of the site to provide a self-
storage facility (Use Class B8) with associated 
car and cycle parking, refuse storage, 
landscaping and other associated works 
ancillary to the development. 
 

Members resolved to grant 
planning permission subject to 
the signing of legal agreement. 
 
Negotiations on legal agreement 
are ongoing. 

Kwaku Bossman-
Gyamera 

Kevin Tohill 

175 Willoughby Lane 
London,  N17 
 
HGY/2022/0664 
 

Redevelopment of vehicle storage site for 
industrial uses (seven medium-large 
warehouse units) 

Members resolved to grant 
planning permission subject to 
the signing of legal agreement. 
 
Negotiations on legal agreement 
are ongoing. 

Sarah Madondo Kevin Tohill 

APPLICATIONS SUBMITTED TO BE DECIDED 
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Wat Tyler House, 
Boyton Road, 
Hornsey, London, N8 
 
HGY/2022/3858  

Redevelopment of the car park adjacent Wat 
Tyler House to provide 15 new Council rent 
homes in a part 4, 5 and 7- storey building. 
Provision of associated amenity space, cycle 
and refuse/recycling stores, a wheelchair 
parking space on Boyton Road and 
enhancement of existing communal areas and 
play space to the rear on the Campsbourne 
Estate. 

Application submitted and under 

assessment. 

To be reported to members at 
the planning sub-committee on 
6th March 2023 

James Mead  John McRory 

Cross House, 7 
Cross Lane, N8 
 
HGY/2021/1909 

Demolition of existing building; redevelopment 
to provide business (Class E(g)(iii)) use at the 
ground, first and second floors, residential 
(Class C3) use on the upper floors, within a 
building of six storeys plus basement, provision 
of 7 car parking spaces and refuse storage. 

Application submitted and under 

assessment. 

To be reported to members at 
the planning sub-committee on 
6th March 2023 

Valerie Okeiyi John McRory 

Tottenham Hotspur 
Football Club, 748, 
High Road 
 
HGY/2022/4504 

Reserved matters approval is sought in respect 
of 'landscaping' associated with Plot 5 
(residential and B1/D1) associated with 
planning permission HGY/2015/3000 

Application submitted and under 
assessment 

Samuel Uff John McRory 

44 Hampstead Lane, 

N6 

HGY/2022/2731 

Demolition of existing dwellings and 

redevelopment to provide a care home (Use 

Class C2); associated basement; side / front 

lightwells with associated balustrades; 

subterranean and forecourt car parking; 

treatment room; detached substation; side 

access from Courtenay Avenue; removal 8 no. 

trees; amended boundary treatment; and 

associated works 

Application submitted and under 

assessment. 

Samuel Uff John McRory 

550 White Hart Lane, 
N17 
 

Application for Variation / removal of condition 

8 (Deliveries in respect of unit deliveries in 

Application submitted and under 

assessment.  

James Mead John McRory 
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HGY/2022/0709 respect of units 3, 4 and 5a as well as 1, 5b 

and 6) condition 22 (No loading/unloading 

outside units 3,4,& 5) and condition 23 (No 

loading/unloading of deliveries) attached to 

planning permission reference HGY/2014/0055 

 

 

 

550 White Hart Lane, 
N17 
 
HGY/2022/0708 

Application for Variation / removal of condition 

1 (in accordance with the plans) condition 4 

(Restriction of Use Class) and condition 6 

(Deliveries) attached to planning permission 

reference HGY/2020/0100 

Application submitted and under 

assessment.  

 

 

James Mead John McRory 

The Goods Yard and 
The Depot 36 & 44-52 
White Hart Lane (and 
land to the rear), and 
867-879 High Road, 
N17 
 
HGY/2022/0563 

Full planning application for (i) the demolition of 
existing buildings and structures, site clearance 
and the redevelopment of the site for a 
residential-led, mixed-use development 
comprising residential units (C3); flexible 
commercial, business, community, retail and 
service uses (Class E); hard and soft 
landscaping; associated parking; and 
associated works. (ii) Change of use of No. 52 
White Hart Lane from residential (C3) to a 
flexible retail (Class E) (iii) Change of use of 
No. 867-869 High Road to residential (C3) use. 
 

Application submitted and under 
assessment.    
 
Revised version of scheme 
refused in November 2021 – 
which was appealed, and the 
appeal upheld (allowed).   

Philip Elliott John McRory 

Hornsey Police 
Station, 94-98 
Tottenham Lane, N8 
 
HGY/2022/2116 
 
 
 

Retention of existing Police Station building 
(Block A) with internal refurbishment, rear 
extensions and loft conversions to create 6 
terrace houses and 4 flats. Erection of two 
buildings comprising of Block C along Glebe 
Road and Harold Road to create 8 flats and 
erection of Block B along Tottenham Lane and 
towards the rear of Tottenham Lane to create 7 

Application submitted and under 
assessment. 
 

Valerie Okeiyi John McRory 
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flats and 4 mews houses including landscaping 
and other associated works. 
 

Former Petrol Filling 
Station 
76 Mayes road, N22 
 
HGY/2022/2452 

Section 73 Application to vary planning 
condition 2 (approved drawings/documents) 
associated with Consent (Planning Ref: 
HGY/2020/0795) and the updated condition 
following approval of a NMA (Planning Ref: 
HGY/2022/2344) to reflect a revised layout that 
includes 8 additional units, revised unit mix and 
tenure and reconfiguration of the commercial 
floorspace. 
 

Application submitted and under 
assessment. 
 

Valerie Okeiyi John McRory 

30-36, Clarendon 
Road Off Hornsey 
Park Road, Wood 
Green, London, N8 
 
HGY/2022/3846 

Demolition of the existing buildings and 
construction of a part two, six, eight and eleven 
storey building plus basement mixed use 
development comprising 51 residential units 
and 560 sqm of commercial floorspace, with 
access, parking and landscaping. 
 

Application submitted and under 
assessment. 
 

Valerie Okeiyi John McRory 

590-598 Green  
Lanes, N8 
 
HGY/2022/1389 

Section 73 application for a minor material  
amendment to the planning permission  
(ref: HGY/2016/1807) granted on 9  
December 2016 for the demolition of the 
existing retail warehouse and the 
redevelopment of the site to provide a part 4, 
part 5 and part 7 storey mixed use residential 
scheme, comprising 133 residential units 
 

Application submitted but 
advised it requires amending. 
Awaiting additional / amended 
information. Likely the amended 
scheme will be NMA rather than 
s.73. 
 

Samuel Uff John McRory 

Drapers 
Almshouses, 
Edmansons Close, 
Bruce Grove, N17 

Redevelopment consisting of the 
amalgamation, extension and adaptation of the 
existing Almshouses to provide family 
dwellings; and creation of additional units on 

Application submitted and under 
assessment. 
 

Chris Smith John McRory 
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HGY/2022/4320 
 

site to consist of a mix of 1, 2 and 3 bedroom 
units. 
 

Baptist Church, 
Braemar Avenue, 
N22 
HGY/2022/4552 

Demolition of existing Church Hall and 1950's 
brick addition to rear of main Church building 
and redevelopment of site to provide new part 
1, part 4 storey building (plus basement), 
comprising a new church hall and associated 
facilities at ground and basement level and self-
contained residential units at ground to fourth 
floor level with associated refuse, recycling 
storage, cycle parking facilities including 
landscaping improvements. 

Application submitted and under 
assessment. 
 

Valerie Okeiyi John McRory 

 

 

 

Berol Quarter 
Berol Yard, Ashley 
Road, N17 

Berol House 
 
Refurbishment of Berol House for a mix of 
flexible commercial and retail floorspace with 
additional floors on the roof. Comprising 
refurbishment of c. 3,800sqm of existing 
commercial floorspace and addition of c. 
2,000sqm new additional accommodation at 
roof level. Targeting net zero. 
2 Berol Yard 
 
2 Berol Yard will comprise circa 200 new Build 
to Rent (BTR) homes with a mix of flexible retail 
and commercial space at ground floor level. 
The BTR accommodation will include 
35% Discount Market Rent affordable housing. 
Tallest element 33 storeys. 
 
And associated public realm and landscaping 
within the quarter. 
 

Application submitted and under 
assessment. 
 

Phil Elliott John McRory 
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Highgate School, 
North Road, N6 

1.Dyne House & Island Site 
2. Richards Music Centre (RMC) 
3. Mallinson Sport Centre (MSC) 
4. Science Block 
5. Decant Facility 
6. Farfield  

Applications submitted and 
under assessment. 
   

Tania Skelli John McRory 

Warehouse living 
proposal – Omega 
Works, Hermitage 
Road, Warehouse 
District, N4 
 

Demolition with façade retention and erection of 
buildings of 4 to 9 storeys with part basement 
to provide a mix of commercial spaces, 
warehouse living and C3 residential. 
 

Application currently invalid.    Phil Elliott John McRory 

IN PRE-APPLICATION DISCUSSIONS 

Civic Centre, Wood 
Green, High Road, 
N22 
 

Refurbishment and extension to Haringey Civic 
Centre, to provide approximately 11,500sqm of 
commercial/ civic floorspace. 

To be reported to members at 
the planning sub-committee on 
6th March 2023 for pre-
application briefing.   

Samuel Uff John McRory  
 
 

679 Green Lanes, N8 
 

Redevelopment of the site to comprise a 9 

storey mixed use building with replacement 

commercial uses at ground floor level (Class E 

and Sui Generis) and 43 residential (C3) units 

on the upper floors. 

Pre-application meeting was 

held 18/11  

Samuel Uff John McRory 

505-511 Archway 
Road, N6 
 

Council House scheme 16 units PPA in place with ongoing 

meetings  

Mark Chan 
 

Matthew Gunning 

Mecca Bingo, 707-
725 Lordship Lane, 
N22 
 

Student accommodation, homes for rent and 
commercial uses 
 

Next pre-application meeting 

arranged for March 2022. 

Chris Smith John McRory 

Printworks 819-829 Potential change to student accommodation Initial pre-app meeting held Phil Elliott John McRory  
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High Road, opposite 
the junction with 
Northumberland 
Park and just east of 
the Peacock 
Industrial Estate, N17 

  
 
 
 
 

50 Tottenham Lane, 
Hornsey, N8 
 
Council Housing led 
project 
 

Council House scheme Initial pre-app meeting held Gareth Prosser  
 

Matthew 

Gunning 

 

Sir Frederick Messer 
Estate, South 
Tottenham, N15 
 
Council Housing led 
project 
 

Two new blocks of up to 16 storeys including 
99 units and new landscaping. Mix of social 
rent and market. 
 

Initial pre-app meetings and 
QRP held. 
 
Discussions ongoing. 

Chris Smith John McRory  

Reynardson Court, 
High Road, N17 
 
Council Housing led 
project 
 

Refurbishment and /or redevelopment of site 
for residential led scheme – 10 units. 

Pre-application discussions 
taking place 

TBC John McRory   

Arundel Court and 
Baldewyne Court, 
Lansdowne Road, 
N17 
 
Council Housing led 
project 
 

Redevelopment of land to the front of Arundel 
Court and Baldewyne Court, along Lansdowne 
Road including an existing car parking and 
pram shed area and the erection of 3, 3 storey 
buildings, (3 at Arundel Court and 2 at 
Baldewyne Court) to provide 30 new residential 
units with associated improvements to the 
surrounding area. 

Pre-application discussions 
taking place 

Kwaku Bossman-

Gyamera 

Kevin Tohill  
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Gourley Triangle, 
Seven Sisters Road, 
N15 
 

Masterplan for site allocation SS4 for up to 350 
units and approx. 12,000sqm of commercial 
space. 
 

Pre-app meetings held. QRP 
review held. Greater London 
Authority (GLA) meeting held. 
 
Discussions ongoing. 
 

Chris Smith John McRory  

25-27 Clarendon 
Road, N22 
 

Residential-led redevelopment of site, including 
demolition of existing buildings. 

Pre-application discussions 
ongoing. 

Valerie Okeiyi 
 

John McRory 

Selby Centre, Selby 
Road, N17 

Replacement community centre, housing 
including council housing with improved sports 
facilities and connectivity. 
 

Talks ongoing with Officers and 

Enfield Council. 

 

Phil Elliott John McRory 

Ashley House and 
Cannon Factory, 
Ashley Road, N17 
 

Amendment of tenure mix of buildings to 
enable market housing to cross subsidise 
affordable due to funding challenges. 

Submission likely in the Spring. Phil Elliott John McRory 

Warehouse living 
proposals: 
Corner of Eade Road 
and Seven Sisters 
Road, N16 
 

Warehouse living and commercial uses on 
corner of Seven Sisters and Eade Roads 

PPA signed, preapp briefing to 
members, QRP2, & DM Forum 
in December. 

Phil Elliott John McRory 

Warehouse living 
proposals: 
Overbury Road and 
Eade Road, Arena 
Design Centre, 
Haringey Warehouse 
District, N16 
 

Warehouse Living and other proposals across 
2 sites. 

Draft framework presented for 
Overbury/Eade Road Sites. 
 
Discussions continuing. 
 

Chris Smith John McRory 
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142-147 Station 
Road, N22 

Demolition of existing buildings on the site and 
erection of buildings containing 28 one-
bedroom modular homes, office, and the re-
provision of existing café. Associated hard and 
soft landscaping works. 
 

Pre-application discussions 
ongoing  

TBC  John McRory 

Osborne Grove 
Nursing Home/ 
Stroud Green Clinic 
 
14-16 Upper 
Tollington Park N4 

Demolition of a 32 bed respite home and clinic 
building. Erection of a new 70 bed care home 
and 10 studio rooms for semi-independent 
living, managed by the care home. Separate 
independent residential component comprising 
a mix of twenty self-contained 1 and 2 bedroom 
flats for older adults, planned on Happi 
principles. Day Centre for use of residents and 
the wider community as part of a facility to 
promote ageing wellness. 
 

Pre-app advice issued 
 
Discussions ongoing 

Tania Skelli John McRory 

Pure Gym, Hillfield 
Park, N10 

Demolition of existing building and 

redevelopment with gym and residential units 

on upper floors 

Pre-app advice note issued. Valerie Okeiyi 
 

John McRory 

(Part Site Allocation 
SA49) 
Lynton Road, N8 
 

Demolition/Part Demolition of existing 

commercial buildings and mixed use 

redevelopment to provide 75 apartments and 

retained office space. 

Pre-app discussions ongoing. Gareth Prosser John McRory 

157-159 Hornsey 
Park Road, N8 
 

The scheme is for the erection of 2 buildings 
ranging from 3 to 6 storeys in height and a 
detached 2-storey house, to provide for 33 
residential units and 154m2 commercial 
floorspace, together with associated 
landscaping with delivery of a new public 

Pre-application discussions 
ongoing. 

Valerie Okeiyi 
 

John McRory 
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pedestrian route, car and cycle parking, and 
refuse and recycling facilities. 
 

139 - 143 Crouch Hill, 
N8 

Demolition of existing buildings and the 
erection of a five storey building over basement 
with a setback sixth floor to provide 31 flats and 
a sustainable hydroponic urban farm with small 
shop. Associated landscaping, refuse and cycle 
storage. 
 

3 previous preapps. Meeting 
was held on 20 Feb 2023 

Samuel Uff John McRory 

Former Clarendon 
Gasworks, Mary 
Neuner Road, N8 
 

Reserved Matters Phase 4 (H blocks). Reserved matter discussions  
taking place  

Valerie Okeiyi 
 

John McRory 

Parma House 
Clarendon Road (Off 
Coburg Road), N22 

14 units to the rear of block B that was granted 
under the Chocolate Factory development 
(HGY/2017/3020). 
 

Pre-app advice issued. 
 

Valerie Okeiyi 
 

John McRory 

36-38 Turnpike Lane, 
N8 

Erection of 9 residential flats and commercial 
space at ground floor. (Major as over 1000 
square metres). 
 
(The Demolition of the existing structure and 
the erection of four-storey building with part 
commercial/residential on the ground floor and 
self-contained flats on the upper floors.) 
 

Pre-application report issued. 
 

Tania Skelli John McRory 

1 Farrer Mews, N8 Proposed development to Farrer Mews to 
replace existing residential, garages & Car 
workshop into (9 houses & 6 flats). 
 

Second pre-application meeting 
arranged following revised 
scheme 
 

Tania Skelli John McRory 
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356-358 St. Ann's 
Road & 40 Brampton 
Road, N15 

Demolition of two buildings on corner of St. 
Ann’s Rd and of coach house and end of 
terrace home on Brampton Rd and 
replacement with increased commercial and 9 
self-contained homes. 
 

Pre-application meeting held 
30/07. 
 
No discussions since. 

Phil Elliott John McRory 

Wood Green Corner 
Masterplan, N22 

Masterplan for Wood Green Corner, as defined 
in draft Wood Green AAP as WG SA2 (Green 
Ridings House), SA3 (Wood Green Bus 
Garage) and SA4 (Station Road Offices). 
 

Pre-app advice issued. 
Discussions to continue. 

Samuel Uff John McRory 

13 Bedford Road, 
N22 

Demolition of existing building and the erection 

of a part five part six storey building to provide 

257 sq. m retail space on the ground floor with 

18 flats with associated amenity space in the 

upper floors together with cycle and refuse 

storage at ground floor level. 

Pre-app advice note to be 
issued. 

Valerie Okeiyi 
 

John McRory 

Land to the rear of 7-
8 Bruce Grove, N17 
 

Redevelopment of the site to provide new 
residential accommodation 

Pre-app advice note issued. Valerie Okeiyi 
 

John McRory 

Major Application Appeals 

Goods Yard / Depot 
White Hart Lane N17 

 

Proposal to amend previous proposals for 
Goods Yard and 867- 879 High Road  
 
Part of High Road West Masterplan Area.   

Application refused, appeal 
submitted and allowed 
 

 Robbie 

McNaugher & 

John McRory 
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Applications determined under delegated powers: 22 January 2023 - 17 February 2023 
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