NOTICE OF MEETING

PLANNING SUB COMMITTEE

Thursday, 9th July, 2020, 7.00 pm - MS Teams (watch it here)

Members: Councillors Gina Adamou (Vice-Chair), Dhiren Basu, John Bevan,
Luke Cawley-Harrison, Justin Hinchcliffe, Peter Mitchell, Viv Ross, Yvonne Say,
Preston Tabois and Sarah Williams and one vacancy

Quorum: 3

1.

FILMING AT MEETINGS

Please note that this meeting will be 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. 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, you are consenting to being filmed and to the
possible use of those images and sound recordings.

PLANNING PROTOCOL (PAGES 1 -2)

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
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
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consultation with officers and the Chair. Any interruptions from public
speakers may mean that they will be removed from the virtual meeting.

APOLOGIES
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 12 below.

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

(i) 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

MINUTES

To confirm and sign the minutes of the Planning Sub Committee held on 8
June 2020.

To follow

HGY/2020/0795 FORMER PETROL FILLING STATION, 76-84 MAYES
ROAD, N22 (PAGES 3 - 166)

Proposal: Redevelopment of the site to provide a single building of between
4 and 9 storeys in height, comprising 75 residential units (C3) and 953 sgm of
flexible commercial floorspace (Use Classes Al1-A5, Bl and B8), with
associated cycle parking, plant, refuse and recycling provision, landscaping
and all necessary ancillary and enabling works.

Recommendation: GRANT



10.

11.

12.

13.

HGY/2020/0847 LOCK KEEPERS COTTAGES, FERRY LANE, N17 9NE
(PAGES 167 - 304)

Proposal: Redevelopment of the site comprising the demolition of existing
buildings and the erection of a new building ranging in height from 3 to 6
storeys to accommodate 13 residential units (Use Class C3), employment
floorspace (Use Class Bla) at upper ground and first floor level and retail /
café floorspace (Use Class Al / A3) at lower ground floor level, along with
associated landscaping and public realm improvements, cycle parking
provision, plant and storage and other associated works.

Recommendation: GRANT

HGY/2020/0158 300-306 WEST GREEN ROAD N15 3QR (PAGES 305 -
404)

Proposal: Demolition of existing buildings and erection of a five-storey
building (plus basement) comprising of a retail unit at ground and basement
levels and nineteen residential units above; and associated landscaping and
the provision of an outdoor children's play area.

Recommendation: GRANT
UPDATE ON MAJOR PROPOSALS (PAGES 405 - 416)

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.

APPLICATIONS DETERMINED UNDER DELEGATED POWERS (PAGES
417 - 454)

To advise the Planning Committee of decisions on planning applications taken
under delegated powers for the period 24 May — 26 June 2020.

NEW ITEMS OF URGENT BUSINESS
To consider any items admitted at item 4 above.
DATE OF NEXT MEETING

8 September 2020
12 October 2020
9 November 2020
7 December 2020
11 January 2021
8 February 2021

8 March 2021

19 April 2021



Felicity Foley, Acting Committees Manager
Tel — 020 8489 2919

Fax — 020 8881 5218

Email: felicity.foley@haringey.gov.uk

Bernie Ryan
Assistant Director — Corporate Governance and Monitoring Officer
River Park House, 225 High Road, Wood Green, N22 8HQ

Wednesday, 01 July 2020



Page 1 Agenda Item 2

Haringey Council Planning Committee

The Planning Committee is a quasi judicial committee which considers planning
applications and the extent to which they comply with national, regional and local policy.
Planning Committee meetings are held regularly throughout the year so the committee can
decide whether to grant or refuse planning permission. The committee’s objective is to
make informed decisions on the basis of all material planning considerations to ensure that
developments granted planning permission help to improve the local area.

The committee has two particular aims:

 To allow local residents to make representations about the application during the
meeting. Where local residents make representations objecting to the application, the
applicant is afforded a right of reply.

* To discuss items on the agenda of the meeting as quickly as possible to avoid delays
and wasted journeys by the public.

How to present your views to the Planning Committee

Although Planning Committee meetings are open to the public, they are held in public as
opposed to being a public meeting. Any interruptions from the public may mean that the
public gallery needs to be cleared and the meeting continued in closed session.

If you wish to address the Planning Committee you must advise the Council by noon on
the working day immediately prior to the committee meeting; for a Monday meeting this
would be by noon on the Friday prior to the committee. Persons interested in addressing
the committee in relation to an application on the agenda should contact the
Committee Secretariat team on 020 8489 2919. The number of speakers will usually be
limited to two per application with a time limit of 3 minutes per speaker i.e. a maximum
of 6 minutes. Please be advised that speaking slots will be allocated on a strictly first
come, first served basis. The applicant is allowed an equivalent amount of time to the
objectors to address the committee i.e. up to six minutes. At the Chair’s discretion, the
number of speakers and the time allowed may be increased for larger, more complex or
controversial cases. The meetings follow a formal procedure to ensure that all parties gain
a fair hearing. Please be advised that neither the number of objectors or supporters,
nor the extent of their opposition or support is of themselves a material planning
consideration. To this end, residents addressing the Planning Committee should
focus their points on material planning considerations and facts of the application
themselves.

What information is considered at the Planning Committee?

buritigritlzrgniag Qicatinittere pwetingshivlenbeys cecsider:at least five days beforehand
describing relevant characteristics of the site, planning policies, consideration of the
application and recommendation to grant or refuse

» Site Plans

* Drawings of the proposed scheme

* Photographs

* Consultation responses

* Objectors and supporters comments heard during the committee meeting

This range of information is usually sufficient to enable the Members to reach a decision.

B
www.haringey.gov.uk HE)[DIOIJH Ey
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Format of the Planning Committee
The procedure followed during the Planning Committee meetings for those wishing to
speak is outlined below:

Running Order for planning applications:
1. Announce application
2. Name public speakers
3. Declaration of interests that have been made
4. Officer presents case including update of any late representations
5. Objectors to the development — up to 2 speakers
6. Any interested Councillors who are not members of the committee
7. The applicant or any supporters of the development (limit 6 minutes)
8. Debate
9. Summing up of discussion by Chair and moving of recommendation
10.Vote and record decision

The committee will aim to deal with all applications, except those of exceptional
significance, within one hour and the Chair will take active steps to keep to these time-
scales in the interests of all participants. Members will also act to deal fairly and
expeditiously and will therefore limit themselves to 5 minutes for questions and 5 minutes
for comments in relation to each application, and will act jointly to limit themselves as a
whole to a maximum of 30 minutes of questions and comments for any one application.

In certain cases the procedure may be varied to allow for adjournments in order to obtain
confidential legal advice.
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Planning Sub Committee Item No.

REPORT FOR CONSIDERATION AT PLANNING SUB-COMMITTEE
1.0 APPLICATION DETAILS

Reference No: HGY/2020/0795 Ward: Noel Park
Address: Former Petrol Filling Station, 76-84 Mayes Road, N22

Proposal: Redevelopment of the site to provide a single building of between 4 and 9
storeys in height, comprising 75 residential units (C3) and 953 sgm of flexible
commercial floorspace (Use Classes A1-A5, B1 and B8), with associated cycle parking,
plant, refuse and recycling provision, landscaping and all necessary ancillary and
enabling works.

Applicant: Caxton Road LLP
Ownership: Private

Case Officer Contact: Tobias Finlayson
Date received: 18/03/2020

1.1 The application has been referred to the Planning Sub-committee for a decision
as it is a major application that is also subject to a s106 agreement.

1.2 SUMMARY OF KEY REASONS FOR RECOMMENDATION

1.2.1 The proposed development is a well-designed, residential-led mixed-use
scheme providing a suitable range of residential accommodation and flexible
commercial floor space on this brownfield site within the metropolitan centre in
accordance with National, Regional and Local Policy.

1.2.2 The proposed development would contribute to the housing needs of the
borough by providing 75 residential units including affordable housing of 11 Low
Cost Rented homes (3 Social Rented and 8 London Affordable Rent) and 14
Shared Ownership homes, representing 39.4% provision by habitable room.

1.2.3 The site is ‘designated’ in the Council’'s adopted Site Allocations DPD —
identified as SA11 - Wood Green Library Site and also forms part of the
emerging (preferred options) Draft Wood Green AAP. The layout, density, land-
uses and design of the proposed development optimise the potential of the site
whilst providing for a potential future link into the Haringey Heartlands in
accordance with the objectives of the Wood Green Library Site Allocation and
draft Wood Green AAP.

Planning Sub-Committee Report
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The design and scale of the proposed development is acceptable, supported by
QRP and would not harm the character or appearance of the surrounding area.

The proposed development would not materially harm the residential amenity of
neighbouring occupants.

The proposed development is car-free, promotes sustainable modes of
transport and will not, subject to conditions and s106 obligations, result in
significant parking, transport or highway safety impacts.

The proposed development will secure a number of s106 planning obligations
including financial contributions to mitigate the residual impacts of the
development.

In accordance with the NPPF, permission should be granted as there are no
significant adverse or harmful impacts of doing so that would significantly and
demonstrably outweigh the benefits of the development, when assessed
against the policies in the NPPF taken as a whole.

RECOMMENDATION

That the Committee resolve to GRANT planning permission and that the Head
of Development Management or the Assistant Director Planning is authorised to
issue the planning permission and impose conditions and informatives subject
to the signing of a section 106 Legal Agreement providing for the obligations set
out in the Heads of Terms below.

That delegated authority be granted to the Head of Development Management
or the Assistant Director Planning to make any alterations, additions or
deletions to the recommended heads of terms 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 Chairman (or in their absence the
Vice-Chairman) of the Sub-committee.

That the section 106 legal agreement referred to in resolution 2.1 above is to be
completed no later than 30 September 2020 or within such extended time as
the Head of Development Management or the Assistant Director Planning shall
in her/his sole discretion allow.

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 listed in full at Appendix 1.

Planning Sub-Committee Report
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Conditions summary (the full text of Conditions is contained in Appendix 1 to
this report):

Compliance:

Time limit for implementation (LBH Development Management)
Development in accordance with approved drawings and documents (LBH
Development Management)

Ancillary B8 use only (LBH Development Management)

Café/Restaurant Opening Hours (LBH Development Management)

Internal Noise Levels within Residential Units (LBH Noise)

Plant Noise Design Criteria (residential or noise sensitive receptors) (LBH
Noise)

7. Plant Noise Design Criteria (commercial) (LBH Noise)

Accessible dwellings (LBH Development Management)

Satellite antenna restriction (LBH Development Management)

N =

oabhw
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Pre-commencement:

10. Construction Environmental Management Plan (LBH Carbon Management)

11.and Contamination (LBH Carbon Management)

12.PRE-COMMENCEMENT: Unexpected Contamination (LBH Carbon
Management)

13. Piling/intrusive groundworks (Thames Water and Environment Agency)

14.Borehole management (Environment Agency)

15. Sustainable Urban Drainage System (LBH Drainage)

16.NRMM (LBH Carbon Management)

17.Energy Plan (LBH Carbon Management)

Prior to above ground works:

18.Materials (LBH Development Management)

19.Landscaping (LBH Development Management)

20. Sound insulation between commercial and residential (LBH Noise)
21.Cycle parking (LBH Transport)

22.Living Roofs and photovoltaic array (LBH Carbon Management)
23.BREEAM (LBH Carbon Management)

24.Secured by Design (Metropolitan Police)

Prior to installation/first occupation/first use:

25.0dour control equipment (commercial) (LBH Noise)

26.Mechanical Ventilation and Heat Recovery (LBH Carbon Management)
27.Combustion and Energy Plant (LBH Carbon Management)

28.Delivery and Servicing Plan and Waste Management Plan (LBH Transport)
29.Electric Charging Points (LBH Transport)

Planning Sub-Committee Report
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30.Overheating (LBH Transport)

Informatives summary (the full text of Informatives is contained in Appendix 1
to this report):

Working with the applicant (LBH Development Management)
S106 agreement (LBH Development Management)

CIL (LBH Development Management)

Party Wall Act (LBH Development Management)
Disposal of commercial waste (LBH Waste Mangement)
Sewers (Thames Water)

Underground Water Assets (Thames Water)

Pressure (Thames Water)

SbD accreditation — Met Advice (Thames Water)

10 Fire safety (London Fire Brigade)

11. Street numbering (LBH Transportation)

©CoNoO~wWNE

Section 106 Heads of Terms:

Affordable Housing

1. Affordable Housing:

a. Minimum of 39.4% by habitable room

b. Tenure split: 12% Social Rent, 32% London Affordable Rent, 56%
Intermediate (shared ownership) Housing

c. London Affordable Rent levels and Shared Ownership income bands

d. LB Haringey to be offered first rights to purchase all of the Low Cost
Rented homes

e. Triggers for provision (no more than 25% of Market Units occupied until
50% of Affordable Units delivered, no more than 50% of Market until
100% of Affordable Units delivered)

2. Viability Review Mechanism:
a. Early Stage Review if not implemented within 2 years
b. Break review if construction is suspended for 2 years or more

3. Access Strategy: To ensure and maintain appropriate access to different
blocks and areas of amenity space including child play space

Future access to ‘Caxton Mews’ through-site link

4. Future Public Access to ‘Caxton Mews’: To ensure and maintain public
access and future management and maintenance in line with the Site
Allocation

Transportation

Planning Sub-Committee Report



Page 7

. Car-free Development

a. No residents therein will be entitled to apply for a residents parking
permit under the terms of the relevant Traffic Management Order (TMO)
controlling on-street parking in the vicinity of the development.

b. The applicant must contribute a sum of £4000 towards the amendment of
the TMO for this purpose.

. Travel Plan (Residential): Submit a Residential Travel Plan with the

following measures:

a. Appointment of a travel plan co-ordinator

b. Provision of welcome induction packs containing public transport and
cycling/walking information like available bus/rail/tube services, map and
time-tables, to every new resident

c. Establishment or operation of a car club scheme, which includes the
provision of 2 car club bays and two cars with two years’ free
membership for all residents and £50.00 (fifty pounds in credit) per year
for the first 2 years. Car club operator to advise as required.

d. The travel plan must include specific measures to achieve the 8% cycle
mode share by the 5th year.

e. £2,000 per year for 5 years for monitoring of the travel plan initiatives

. Travel Plan (Work Place): Submit a Work Place Travel Plan with the

following measures:

a. Appointment of a travel plan co-ordinator working in collaboration with
the Facility Management Team

b. Provide, showers lockers and changing room facility for the work place
element of the development

c. £1,000 per year for 5 years for monitoring of the travel plan initiatives

. Sustainable and active travel contribution: Contribution of £30,000
towards a package of measures to improve the walking and cycling
conditions on the following key routes:

1.Caxton Road/Caxton Mews

2.Mayes Road

3.Brook Road

4.Hornsey Park Road

. Construction Management Plan (CMP) and Construction Logistics Plan

(CLP)

a. Demonstrate how construction work would be undertaken in a manner
that disruption to traffic and pedestrians on Brook Road, Western Road,
and the roads surrounding the site is minimised. Must take into
consideration other sites that are being developed locally and were
possible coordinate movements to and implement also measures to
safeguard and maintain the operation of the local highway network

Planning Sub-Committee Report
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b. A monitoring fee of £3,000

10.Parking Management Plan
a. Parking Management Plan including details on the proposed locations for
3 blue badge space on the public highway in the locality of the site, that
will be in place prior to occupation of the development
b. Propose and agree locations for 5 further blue badge bays on the public
highway and provide funding for their implementation to meet demands
from the development as required.

11.Section 278 - Highway Act 1980

a. Enter into agreement with the Highway Authority under Section 278 of
the Highways Act to pay for any necessary highway works, which
includes if required, but not limited to, footway improvement works,
reinstatement of redundant crossovers, alterations to carriageway
arrangements, associated street furniture relocation, carriageway
markings, and associated traffic regulation order changes. Unavoidable
works required to be undertaken by Statutory Services will not be
included in the Highway Works Estimate or Payment

b. Details of any temporary highways scheme required to enable
construction or occupation of each phase of the development, which will
have to be costed and implemented independently of the cost estimate
for the above

Employment and Training

12.Employment and Skills Plan: Including Construction Apprenticeships
Support Contribution and Skills Contribution (to be calculated in accordance
with Planning Obligations SPD)

Carbon Management and Sustainability

13.Temporary heating solutions: Any temporary boilers installed in the
development before connection to a district energy network shall be high
efficiency condensing gas boilers.

14.Future connection to District Energy Network:
a. Submission of Energy Plan
b. Use all reasonable endeavours to negotiate a supply and connection
agreement with the DEN within a 10-year window.

15.Carbon offsetting
a. Developer to pay an agreed deferred carbon offset amount if no
connection to a DEN is forthcoming after 10-years of completion.

Telecommunications

Planning Sub-Committee Report
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16.Ultrafast broadband infrastructure: Connections to be provided.

Construction

17.Commitment to Considerate Constructors Scheme

Monitoring

18.Borough monitoring costs in accordance with Paragraph 5.42 of the

Planning Obligations SPD

In the event that members choose to make a decision contrary to officers’
recommendation, members will need to state their reasons.

That in the absence of the agreement referred to in resolution 2.1 above being
completed within the time period provided for in resolution 2.3 above, the
planning permission be refused for the following reasons:

(i)

(ii)

(iii)

(iv)

In the absence of a legal agreement securing 1) the provision of on-site
affordable housing and 2) viability review mechanism, the scheme would
fail to foster mixed and balanced neighbourhoods where people choose
to live, and which meet the housing aspirations of Haringey’s residents.
As such, the proposal is contrary to London Plan Policies 3.9, 3.11 and
3.12, Local Plan Strategic Policy SP2, and Development Management
DPD Policies DM11, DM13 and DM48.

In the absence of legal agreement securing 1) parking management plan,
residential and commercial Travel Plans, Traffic Management Order
(TMO) amendments and a Construction Management and Logistics Plan
(CMLP) and 2) financial contributions toward travel plan monitoring, car
club funding, sustainable and active travel and parking control measures,
the proposal would have an unacceptable impact on the safe operation of
the highway network, and give rise to overspill parking impacts and
unsustainable modes of travel. As such, the proposal is contrary to
London Plan policies 6.9, 6.11 and 6.13, Local Plan Strategic Policy SP7
and Development Management DPD Policies DM31, DM32 and DM48.

In the absence of a legal agreement securing a carbon offset payment
and updated energy plan, the proposal would fail to mitigate the impacts
of climate change. As such, the proposal is unsustainable and contrary
to London Plan Policy 5.2, Strategic Policy SP4 and Development
Management DPD Policies DM21, DM22 and DM48

In the absence of a legal agreement securing a financial contribution
towards child play space, the proposal would fail to deliver an acceptable

Planning Sub-Committee Report
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level of play and informal recreation based on the expected child
population generated by the scheme. As such, the proposal is contrary
to London Plan policy 3.6, the Mayor’'s Shaping Neighbourhoods: Play
and Informal Recreation SPG and Local Plan Strategic Policy SP13.

In the absence of a legal agreement securing a financial contribution
towards construction training and local labour initiatives, the proposal
would fail to deliver an acceptable level of support towards local
residents accessing the new job opportunities in the construction phase
of the scheme. As such, the proposal is contrary to Haringey’s Planning
Obligations SPD 20184.

In the absence of a legal agreement securing the developer’s
participation in the Considerate Constructor Scheme, the development
would fail to mitigate the impacts of construction and impinge the amenity
of adjoining occupiers. As such, the proposal is contrary to London Plan
Policies 5.3 and 7.15, Local Plan Strategic Policy SP11 and
Development Management DPD Policies DM1 and DM48.

In the event that the Planning Application is refused for the reasons set out in
resolution 2.6 above, the Head of Development Management or the Assistant
Director Planning (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)

(ii)

(iif)

There has not been any material change in circumstances in the relevant
planning considerations;

The further application for planning permission is submitted to and
approved by the Head of Development Management or the Assistant
Director within a period of not more than 12 months from the date of the
said refusal; and

The relevant parties shall have previously entered into the agreement

contemplated in resolution 2.1 above to secure the obligations specified
therein.

Planning Sub-Committee Report
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PROPOSED DEVELOPMENT AND SITE LOCATION DETAILS
Proposed development

Overview

The application seeks full planning permission for the following:

Redevelopment of the site to provide a single building of between 4 and 9
storeys in height comprising 75 residential units (C3) and 952 sgm of flexible
commercial floor space (Use Classes A1-A5, B1 and B8), with associated cycle
parking, plant, refuse and recycling provision, landscaping and all ancillary
works

Scale

The proposed new built form is divided into several separate volumes, breaking
up the massing of the proposed development. Starting by creating a perimeter
block for active frontages with set-backs from the site boundaries, the built form
then extends upwards with elements of 4, 6, 7 and 9 storeys proposed.

The tallest element of the building (9 storeys) is located along the eastern site
boundary, adjacent to the large built-mass of The Mall. The mass of the
building then steps down to the west and Caxton Road, to four storeys.

Proposed residential units

A total of 75 residential units are proposed as set out below:

Unit type Number of units | Proposed mix
One bedroom 38 50.7%
Two bedroom 26 34.7%

Three bedroom 11 14.7%

The residential units will be accessed from one of two cores at ground floor
level facing onto Caxton Road. Deck access, beginning at first floor podium
level, would provide the main circulation route from the core to each home.

Affordable housing of 39.4% (by habitable room) will be provided and will
include 11 Low Cost Rented homes (3 Social Rented and 8 London Affordable
Rent) and 14 Shared Ownership homes.

Flexible commercial use

Planning Sub-Committee Report
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The proposed development includes 953sgm (GIA) of flexible commercial floor
space (A1-A5, B1 with ancillary B8), which will be located on the ground floor of
the building facing Mayes Road and Caxton Road, and extending up to the first
floor along the eastern site elevation, along a new outdoor/yard space.

Amenity space, landscaping and public realm

The residential units would benefit from private balconies (inset balconies are
proposed facing onto Mayes Road to provide additional noise protection) and
terraces and two communal roof terraces. At first-floor level, above the podium,
is a further communal courtyard amenity area in the centre of the site. These
communal areas (residents will be able to visit either through fob access) also
include sufficient child play space.

The site is currently ‘brownfield’ and dominated by the site hoardings and
limited width footways that are interrupted by three vehicle accesses relating to
the previous Petrol Filling Station use. The proposed development offers
improvements to the landscape both around and within the site. These
improvements include widened footways, achieved through setting the
proposed building line back from the site boundary, higher quality hard
landscaping materials and additional planting within the public realm.

Access, parking and servicing

There are currently three vehicle accesses to the site however, given the
development will be ‘car-free’ and serviced from on-street, they are not required
and the kerb will be reinstated, which will be secured within the s278
agreement.

Given the high PTAL (5) of the site, the proposed development will be car free
and therefore designated ‘permit-free’ with one ‘blue badge’ disabled parking
space provided on-street (Caxton Road) in close proximity to the site.

138 cycle parking spaces for residents within dedicated cycle stores within the
ground floor of the building, with an additional 10 short stay spaces and a
further 9 cycle spaces for the commercial element will be provided.

Service/delivery vehicle movements will be accommodated via on-street
servicing on Caxton Road

Amendments since submission

Since the application was submitted and publically consulted upon, the following

amendments have been made to the proposed development:

e The introduction of social rented units within the affordable housing
provision; and

Planning Sub-Committee Report
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e The removal of the vehicle access on Mayes Road and change to servicing
on-street from Caxton Road.

Site and surrounding context

The site, with an area of 0.2ha, is located on a prominent corner plot at the
junction of Mayes Road and Caxton Road, Wood Green.

This brownfield, town centre site, is currently vacant and hoarded, but was
previously occupied by a petrol filling station (PFS), which was removed a
number of years ago.

To the north and east, the site is bound by a vehicle ramp serving the Wood
Green Mall main car park, with the main shopping centre located beyond, to the
east. To the north, beyond the vehicle ramp, is a community centre and to the
west the site is bound by Caxton Road, with residential properties on the
opposite side of the road as with Mayes Road to the south.

The site is within a Controlled Parking Zone (CPZ), with surrounding residential
streets subject to a combination of resident permit holder only restrictions, pay
and display bays, single/double yellow line restrictions and marked on-street
disabled parking bays.

The site is not located within a Conservation Area and does not contain any
statutorily listed or locally listed buildings.

The site is subject to a number of designations, namely:

e Site Allocation DPD 2016 — SA11 - Wood Green Library

e Wood Green Area Action Plan (AAP) (Preferred Options) 2018 — part of SA9
Wood Green Town Centre West;

Wood Green Growth Area;

Wood Green Metropolitan Centre

Wood Green Primary Shopping Area

Tall Building Growth Areas, Wood Green/Heartlands

The site has a PTAL of 5 (very good) and is well connected to public transport
modes, including a number of bus routes, Wood Green Underground Station
and shops and services within the wider town centre. The site is located
approximately a 4-minute walk from Barratt Gardens and Wood Green Common
to the northwest.

The Site is located entirely within Flood Zone 1 (low risk — 0.01% annual
probability of fluvial or tidal flooding). The Moselle River (75% of which is
culverted), is located to the east, outside of the application site boundary.

Relevant planning history
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2002: Planning permission (HGY/2002/0299) granted for installation of 3 x 1
tonne LPG tanks in compound and new forecourt.

1974: Advertisement consent (OLD/1974/0746) granted for display of non-
illuminated fascia sign, illuminated projected box sign and illuminated forecourt
pole sign.

1973: Planning permission (OLD/1973/0769) granted for erection of petrol filling
station and car showroom.

Consultation and Community Involvement

Statement of Community Involvement

The applicant has submitted a Statement of Community Involvement (SCI) with
the application. The SCI notes that the applicant undertook a public exhibition
and consulted with a range of stakeholders in early 2020.

Development Management Forum

Emerging proposals were presented at a Development Management (DM)
Forum on 19 February 2020. A summary of comments from the DM Forum are
attached as Appendix 5.

Planning Sub-Committee Pre-Application Briefing

The proposal was on the agenda to be presented to the Planning Sub-
Committee at a Pre-Application Briefing on 9 March 2020. However, due to the
preceding items on the agenda, there was insufficient time to consider the item.

Quality Review Panel

The emerging proposals were considered by Haringey’s Quality Review Panel
(QRP) on 4 December 2019 and on 12 February 2020. The QRP Reports
following these reviews are attached as Appendix 6.

CONSULTATION RESPONSE

The following were consulted regarding the application:

Internal:

LBH Head of Carbon Management

LBH Regeneration
LBH Cleansing Team
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LBH Environmental Health (Pollution
LBH Environmental Health (Noise)

LBH Policy

LBH Design Officer

LBH Transportation Group

LBH Building Control

LBH Housing Design and Major Projects
LBH Flood, Surface Water and Drainage

External:

London Fire Brigade

Metropolitan Police - Designing Out Crime Officer

Arriva London

Transport for London

Thames Water Utilities

Environment Agency

The full text of comments from internal and external consultees that responded
to consultation is contained in Appendix 3. A summary of the consultation
responses received is below:

Internal:

LBH Head of Carbon Management: No objection subject to conditions and s106
obligation

LBH Waste Management: No objection (‘green’ RAG status).

LBH Environmental Health (Pollution): No objection subject to standard
conditions

LBH Environmental Health (Noise): No objection subject to standard conditions

LBH Transportation Group: No objection subject to conditions, s106 obligations
and s278 agreement

LBH Design Officer: No objection
LBH Housing: No objection

LBH Flood, Surface Water and Drainage: No objection subject to conditions

LBH Building Control: No objection

External:
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Thames Water: No objection subject to standard conditions and informatives

London Fire Brigade: No objection — noted need to conform to Part B of the
Building Regulation

Metropolitan Police - Designing Out Crime Officer: No objection subject to
conditions

Environment Agency: No objection subject to conditions

Transport for London: No objection subject to conditions

LOCAL REPRESENTATIONS

The following consultation was undertaken in accordance with national
requirements under the Town and Country Planning (Development Procedure)
(England) Order 2015 as well and the Council's Statement of Community
Involvement 2017:

871 owner/occupiers of neighbouring properties notified by letter (advising
consultation period until 05/06/2020)

1 charity (Alexandra Park and Palace Charitable Trust)

2 site notices displayed near the application site on 11 May 2020

1 press notice placed in the local paper on 13 May 2020

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: 43
Objecting: 42
Comment / Neither: 1

The following Member of Parliament made representations:

Catherine West — Labour MP for Hornsey and Wood Green

The following local groups/societies made representations:

Alexandra Park and Palace Charitable Trust

The following Councillor made representations:

Councillor Brabazon
Councillor Gordon

The fuller summary of representations received and the officer response are set
out in Appendix 4. A summary of issues that are material considerations is
given below:
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Principle and Housing:
e Tenure segregation is contrary to relevant planning policies
o housing in separate blocks
o separate deck access
o separate roof amenity and child play provision
Failure to define any social housing rental offer
Lack of family-sized housing
In breach of the Equality Act 2010
Market housing will increase borough population with people from outside
the area
e Pressure on existing infrastructure and services

Size, Scale and Design:

e Excessive height and scale

e Overdevelopment of the site — should be low density
e Out of keeping with local character

Amenity provision:

e Child play space segregated by tenure

e Play space is unsafe

e Lack of green/public space for general public

e Opportunities for contribution towards upgrading, maintaining and improving
existing open spaces

Neighbouring Residential Amenity:
Overshadowing

Increased overlooking

Loss of day/sunlight

Increased sense of enclosure/overbearing

Parking, Transport and Highways:

e Insufficient parking provision including for self-employed
e Increased road congestion

e Construction traffic impacts

Other Matters:
¢ Role of Haringey Council’s planning team in bringing such an unacceptable
proposal forward should be investigated
6.0 MATERIAL PLANNING CONSIDERATIONS

6.1 The main planning issues raised by the proposed development are:

6.1.1 Policy framework:
e Key planning policy context update
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e National policy
e The Development Plan

Principle of the development:

e Comprehensive redevelopment
Redevelopment of the site
Quantum of development
Flexible commercial uses
Housing provision

Density

e Dwelling unit mix

e Summary

Affordable housing

Policy background

Amount, type, location
Affordable Housing Dwelling Mix
Affordability

Viability assessment and review
Summary

Design and appearance

Policy context

Quality Review Panel

Masterplan and Streetscape Character

Form, Pattern of Development, Bulk and Massing

Elevational Treatment, Fenestration, including Balconies and Materials
Conclusion

Quality of residential accommodation
Unit size, quality and aspect
Child play space

Daylight and sunlight provision
Privacy of future occupants
Inclusive access

Security

Noise

Impact on neighbouring residential amenity
Daylight and sunlight impacts

Privacy and outlook

Noise

Construction impacts

Transportation, parking and highway safety
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Energy, climate change and sustainability
Lean Carbon Savings

Clean Carbon Savings

Green Carbon Savings

Overall Carbon Savings

Overheating

Sustainability

Conclusion

Environment, energy and climate change
e Air quality

e Land contamination

¢ Flood risk and drainage

e Ecology

Fire safety
S106 mitigation/planning obligations
Policy framework

National policy

The National Planning Policy Framework 2019 (NPPF) establishes overarching
principles of the planning system, including the requirement of the system to
‘drive and support development’ through the local development plan process
and support ‘development proposals that accord with the development plan
without delay’. The NPPF also expresses a ‘presumption in favour of
sustainable development which should be seen as a golden thread running
through both plan-making and decision-taking.’

The NPPF also encourages the ‘effective use of land by reusing land that has
been previously developed’. In respect of applications that include provision of
housing, the NPPF highlights that delivery of housing is best achieved through
larger scale development.

The Development Plan

For the purposes of S38(6) of the Planning and Compulsory Purchase Act
2004, at this particular site, the Development Plan includes the London Plan
(2016), Haringey Local Plan: Strategic Policies (2013 with alterations 2017),
Haringey Site Allocations DPD (2017), Haringey Development Management
DPD (2017) and the Draft Wood Green Area Action Plan — preferred options
(2018).
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The London Plan

The London Plan is the overall strategic plan for London, setting out an
integrated economic, environmental, transport and social framework for the
development of London over the next 20-25 years. The London Plan (2016)
sets out several objectives for development through various policies. The
policies in the London Plan are accompanied by a suite of Supplementary
Planning Guidance (SPGs) that provide further guidance.

The current London Plan is the adopted Development Plan, but the Draft
London Plan is a material consideration in planning decisions although it
currently has limited weight. The significance given to it is a matter for the
decision maker, but the draft plan gains more weight as it moves through the
process to adoption.

The draft new London Plan has now progressed through Examination in Public
(EiP) and the GLA have recently published (December 2019) an Intent to
publish version of the Plan showing all of the Mayor's suggested changes
following EiP. The SoS has made comments on the latest draft in March 2020
and has requested further modifications be made.

Haringey Local Plan Strategic Policies (2017)

In 2017 Haringey’s Local Plan Strategic Policies document was updated to
reflect the increasingly challenging borough-wide housing and affordable
housing targets of 19,802 and 7,920 homes respectively.

Haringey Development Management Policies (2017)

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 specific criteria-based policies against
which planning applications will be assessed.

Haringey Site Allocations DPD (2017)

The Site Allocations DPD identifies the Site within a wider allocation (SA1l
Wood Green Library) and as being suitable for comprehensive redevelopment
to deliver mixed-use development consisting of town centre uses at ground and
first floor level, with residential uses above.

Draft Wood Green Area Action Plan (2018)
The Council is in the process of preparing the Wood Green Area Action Plan

(AAP) (Preferred Options - February 2018) and a further draft is expected to be
consulted upon later in 2020. The site forms part of site allocation SA9. Given
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its current status, it is considered to have relatively limited weight in the
decision-making process. Notwithstanding, the design and layout of the
proposed Development has sought to reflect a number of core aspirations of the
latest draft (as well as the adopted Site Allocation SA11l), including future
proofing a potential pedestrian link along the eastern boundary of the site to
connect the High Road to Wood Green’s western heartland.

Other relevant policy documents

Other policy documents that are material to the consideration and determination
of this application include supplementary planning guidance and documents
prepared by both the Greater London Authority and the London Borough of
Haringey including:

Mayor’s Affordable Housing and Viability SPG (August 2017)

GLA SPG ‘Shaping neighbourhoods: play and informal recreation’ (2012)
LBH Planning Obligations (October 2014)

LBH Sustainable Design and Construction (March 2013)

Principle of development

Comprehensive development

Development Management DPD Policy DM55 states: “Where development
forms part of an allocated site, the Council will require a masterplan be
prepared to accompany the development proposal for the wider site and
beyond, if appropriate, that demonstrates to the Council’s satisfaction, that the
proposal will not prejudice the future development of other parts of the site,
adjoining land, or frustrate the delivery of the site allocation or wider area
outcomes sought by the site allocation”.

The application includes an indicative master plan for the whole of the Site
Allocation (SA11) demonstrating that the design and massing of the proposed
development works on a standalone basis but also importantly, would not
impact upon or prejudice the ability of other sites within the allocation to be
viably brought forward for development. Furthermore, the set-backs from the
site boundary and the introduction of Caxton Mews are designed to future proof
for any development that may come forward at the adjacent shopping mall site
or the site to the north. The proposed development therefore accords with the
adopted Site Allocation DPD, the emerging Wood Green AAP and Development
Management DPD policy DM55.

Redevelopment of the site

The principle of a mixed use residential and commercial development at this
site is considered acceptable in a highly accessible town centre location which
is within a designated Growth Area and identified as an Opportunity Area in the
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Intend to Publish London Plan (2020). Policy SD1 of the Intend to Publish
London Plan states that development should be prioritised within Opportunity
Areas, on brownfield land, on sites which are well-connected by existing or
planned tube and rail stations, and within town centres which this site is.

The subject site is currently vacant and has been for several years and
therefore is not optimizing its potential to deliver benefits. As noted above,
Wood Green is identified as a key strategic location for future development in
adopted and emerging regional and local planning policy. The site forms part of
a wider Site Allocation for comprehensive redevelopment, and the proposed
development would result in the redevelopment of a brownfield site, and
therefore would make efficient and effective use of the site.

Given the above, the principle of redeveloping the site to help meet the
borough’s development needs, fully accords with national, regional and local
planning policy and guidance.

Quantum of development

Policy SP1 of the Local Plan Strategic Policies document states that the Council
expects development in Growth Areas to maximise site opportunities. The
Wood Green Library Site Allocation (SA11l) does not specify how many
dwellings or how much commercial floor space should be delivered at the
former petrol filling station, rather the site is expected to contribute to the overall
target of 358 net residential units and 2,783 sgm of commercial floor space
within the wider allocation. It is noted that the Site Allocations quanta are
minimums, and therefore in this highly accessible, town centre urban location
the proposed quantum and density of this proposed development is considered
acceptable from a land-use perspective.

Flexible commercial uses

The site is located within a Primary Shopping Area and a Metropolitan Town
Centre. The introduction of 953 sgm floor space of flexible commercial units
would therefore be appropriate at ground and first floor levels, and is welcomed.
In this regard the proposed development therefore complies with Development
Management DPD Policy DM41 and London Plan Policy SD6, which support
new commercial development within existing town centres with the aim of
bolstering their vitality and viability. Given the site is not currently designated
frontage, and it is located away from the primary shopping frontages, the
proposed range of town centre uses proposed for the western frontage (A1-A5)
is acceptable as it would not undermine the policy aims but rather compliment
and support the existing range of uses in the existing designated primary
shopping frontage in the town centre.
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The proposal to include B1 floor space for SMEs to be located in the dual height
western elevation (termed ‘Caxton Mews’) is also supported as appropriate
town centre uses in line with Local Plan policies. In addition, the proposed
commercial uses would provide a significant uplift in employment yield at the
site, particularly as it is currently vacant and has been for several years.
Furthermore, this will provide, in the short term, attractive ‘maker space’ for
Caxton Mews and in the long term, potential high-quality frontage for a potential
connection from Western Heartlands to Wood Green Town Centre in line with
the aims and objectives of the Site Allocation and emerging Wood Green AAP.

However, the inclusion of B8 use class within the flexible uses proposed is
generally not a use acceptable within town centres. In light of the submitted
commercial strategy which highlights that the employment space will be for
maker space/artists’ studios, and given the difficult commercial market, an
aspect of storage associated and ancillary with B1 uses could be acceptable in
this instance. It is recommended that the B8 use is clearly tied, by way of the
imposition of a condition, to those units that would require this flexibility to be
attractive to the local market for creative flexible employment space.

Given the above, the proposed flexible commercial units will greatly contribute
towards the regeneration of Wood Green Metropolitan Town Centre by
enhancing its offer and providing high quality retail space and space for SME
businesses. The proposed development will therefore sustain and enhance the
vitality and viability of the town centre network and its inclusion would be
compliant with regional and local policy framework.

Housing provision

Local Plan policies SP1, SP2 and SP10 seek to maximise the supply of housing
to meet London and local housing targets. This is in line with London Plan
policy 3.3, which provides explicit strategic support for the provision of housing
within London and sets a target for the Council to deliver a minimum of 15,019
homes in the Plan period 2015-2025. This target is set to increase with the
adoption of the draft London Plan where policy H1 sets a target of 19,580 net
completions of homes in the draft plan period of 2019/20-2028/29. This yields
an annualised target for Haringey of 1,958 homes.

The Haringey Site Allocations DPD identifies and allocates development sites
with the capacity to accommodate new homes. The wider Wood Green Library
area is allocated in the Site Allocation DPD (SA11l) as an appropriate place for
residential development alongside a mix of town centre uses and has an
indicative development capacity of 358 net residential units and 2,783 sgm of
town centre floor space. As no new development within SA11 of either
residential units or town centre floor space has come forward since the adoption
of the Site Allocation DPD, the proposed 75 units and 953 sgqm of town centre
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floor space is welcome and as previously noted, is acceptable in terms of
guantum within the overall site allocation (SA11).

Given the above, the principle of housing provision (alongside commercial uses)
IS acceptable and most common in such locations. An assessment of density
and dwelling mix is set out in the sections below.

Density

London Plan Policy 3.4 indicates that a rigorous appreciation of housing density
Is crucial to realising the optimum potential of sites. While the draft London
Plan proposes to remove the London Plan’s density matrix and promotes
optimising site capacity through the design-led approach, the current adopted
London Plan remains part of the Development Plan for the site.

The supporting text of London Plan Policy 3.4 indicates that it is not appropriate
to apply the London Plan Density Matrix and its thresholds mechanistically. Its
density ranges for particular types of locations are broad, enabling account to
be taken of other factors relevant to optimising potential including local context,
design and transport capacity which are particularly important, as well as the
availability of social infrastructure.

The Mayor’'s Housing SPG also notes that where it can be demonstrated that
infrastructure and amenity space requirements can be met outside the site,
consideration should be given to developing at the higher end of the appropriate
density range.

The application site is within a “central” setting - areas with very dense
development, a mix of different uses, large building footprints and typically
buildings of four to six storeys, located within 800 metres walking distance of an
International, Metropolitan or Major town centre and has a Public Transport
Accessibility Level (PTAL) of 5. The Mayor’s density matrix (Table 3.2 of the
current London Plan) sets a target range of 650-1100 habitable rooms per
hectare (hr/ha) for residential developments in this type of location and PTAL.
In terms of units per hectare, London Plan Table 3.2 advises 215-405 units per
hectare (u/ha). The matrix is not due to be carried forward into the new London
Plan, in favour of a design-led approach. However, it offers a good ‘guide’.

The application proposes 198 habitable rooms within a 75 units (u) on a site
area of 0.2 hectare (ha). This equates to a density of 990 habitable rooms per
hectare (hr/ha) and 375 units per hectare (u/ha). The proposed development
therefore represents a density considered as being suitable in the existing
London Plan.

Dwelling unit mix
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London Plan Policy 3.8 states that Londoners should have a genuine choice of
homes that they can afford. To this end the policy recommends that new
developments offer a range of housing choices. Draft London Plan Policy H12C
notes that boroughs should not set prescriptive dwelling size mix requirements
(in terms of numbers of bedrooms) for market homes.

Development Management DPD Policy DM11 requires proposals for new
residential development to provide a mix of housing with regard to site
circumstances, the need to optimise output and in order to achieve mixed and
balanced communities.

Haringey’s Housing Strategy does not set out a target dwelling mix for market
housing. However, draft Wood Green AAP Policy WG2(3) states that sites will
be required to deliver a mix of sizes of units across the AAP area, including
ensuring an appropriate mix of 1, 2, and 3+ bedroom properties are created.
New family housing will be focussed (unlike the application site) outside of the
town centre and Cultural Quarter, in the Zone More Suitable for Family Housing.

The overall housing mix of housing within the proposed development is:

Unit type Number of units Proposed mix
One bedroom 38 50.66%
Two bedroom 26 34.66%

Three bedroom 11 14.66%

The proposed dwelling mix is 85.4% 1 and 2 bed units and 14.6% family sized
housing. The proposed mix is not considered to represent an unacceptable
over-concentration of 1 and 2 bedroom units given the site’s location within an
area considered to be generally less suitable for family housing but also a highly
sustainable i.e. in close proximity to public transportation. An assessment of the
suitability of the dwelling mix as it relates to affordable housing is detailed later
in this report.

Given the above, the proposed dwelling mix is suitable and appropriate having
regard to policy provisions and the location of the development.

Summary

Given the above, the principle of the proposed mixed-use development of this
vacant, brownfield site is acceptable and consistent with existing National,
Regional and Local Policy.

Affordable housing

Policy background
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Paragraph 62 of the revised NPPF states that where a need for affordable
housing is identified, planning policies should specify the type of affordable
housing required. London Plan Policy 3.12 states that Boroughs should seek
the maximum reasonable amount of affordable housing having regard to
affordable housing targets, and the need to encourage rather than restrain
residential development.

Intend to Publish London Plan Policy H5 and the Mayor’s Affordable Housing
and Viability SPG set a strategic target of 50% affordable housing. Policy H6
identifies a minimum threshold of 35% (by habitable room) affordable housing,
whereby applications providing that level of affordable housing, with an
appropriate tenure split, without public subsidy, and meeting other relevant
policy requirements and obligations to the satisfaction of the borough and the
Mayor, can follow the “fast track route® set out in the SPG; this means that they
are not required to submit a viability assessment or be subject to a late stage
viability review.

Policy H6 of the ‘Intend to Publish’ London Plan and the Mayor’s Affordable
Housing and Viability SPG sets out a preferred tenure split of at least 30% low
cost rent, with London Affordable Rent as the default level of rent, at least 30%
intermediate (with London Living Rent and share ownership being the default
tenures), and the remaining 40% to be determined in partnership with the Local
Planning Authority and the GLA.

Policy SP2 of the Local Plan requires developments of more than 10 units to
provide a proportion of affordable housing subject to viability to meet an overall
borough target of 40%. Haringey’s Planning Obligations SPD notes that if the
proposed development is achieving 35% affordable housing on the site without
grant funding, then the Council will not require a full viability appraisal and
independent review.

Development Management DPD Policy DM13(A[b]) sets out the affordable
housing tenure mix as 60% provision to be social/affordable rent and 40%
intermediate housing.

Haringey’s Housing Strategy 2017-22 (and Haringey’s Intermediate Housing
Policy statement 2018) provide guidance on the preferred tenure mix for
affordable housing across the borough in order to deliver the overall aims of the
Local Plan and meet housing need.

Revisions to the Housing Strategy agreed by Cabinet in February 2019 set out
the Council’s preference for general needs affordable housing as being Social
Rent and, where this is not possible, London Affordable Rent and the
preference for intermediate rented housing is London Living Rent or Discount
Market Rent, at rent levels equivalent to London Living Rent.
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Amount, type, location

The applicant originally proposed 39.4% affordable housing by habitable room
(based on no grant funding) with the tenure split being 71.8% Rented (LAR) by
habitable room and 28.2% Shared Ownership by habitable room.

Since submission, following negotiations with officers, and based on
consultation responses, the applicant has revised the affordable housing offer
by introducing 3 Social Rented units. As a result, whilst the overall affordable
housing provision remains 39.4% by habitable room, the tenure split has
changed to 44% Low Cost Rented (27.3% Social Rent and 72.7% London
Affordable Rent) and 52.64% Intermediate (based on no grant funding). This is
compared to the original affordable housing tenure mix of 60% Low Cost
Rented (100% London Affordable Rent) and 40% Intermediate.

As a result of providing the 3 Social Rent Units, whilst the overall number of
affordable housing units would remain the same as originally proposed (25),
there would be 4 fewer Low Cost Rented units than originally proposed (11 as
opposed to 15) but 4 additional Shared Ownership homes (14 as opposed to
10). This is considered an acceptable and policy compliant amount and type of
provisions towards the borough wide affordable housing target.

A s106 planning obligation will ensure that the Council has the first right of
refusal to purchase all of the Low Cost Rent housing (Social Rent and London
Affordable Rent).

Block B will consist of the various affordable housing units and contain 25 units.
It is accepted that the location of affordable properties within schemes is
informed largely by experience of Registered Providers (“RP”), including
Council’'s Housing Department, where grouping affordable housing units in the
same area of the development allows effective management by the RP property
management team, as opposed to a private management company, which can
cause issues with third party involvement; more control over service charges
going forward; and the ability for the RP to represent all their residents, and
their interests, on wider development/estate issues.

Third parties have objected on the basis the tenures are not pepper-potted.
However, this would make it difficult to secure an RP and influence service
charges for tenants.

The applicant confirms that the scheme is designed so that all future residents
will have access to all residential parts of the development, regardless of
tenures. This includes sharing the same communal entrance and lobby area
accessed off Caxton Road and which leads up to the communal podium
landscaped play area, also shared. Each of the residential properties are
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accessed from external walkways on each floor, with front doors overlooking
each other and the podium.

There are two further proposed landscaped roof amenity areas, both accessible
to all future residents. The larger of the two (160 sgm vs 142 sgm) is on the side
of the building with the most family homes, which is also where the affordable
homes are situated (Block B). Access to both areas are off the same shared
external podium, and have the same specification of finishes proposed.

To ensure the development is inclusive and conducive to supporting a mixed
and balanced community, the applicant has offered a section 106 obligation for
an ‘Access Strategy’ (or similar report) to be submitted to the Council for
approval. Through this, the LPA can seek to ensure all residents have access
to all the amenity areas regardless of whether they own or rent their home.

A s106 planning obligation is recommended to ensure that the provision of
affordable housing keeps pace with the provision of market housing, such that
no more than 25% of approved Market homes can be occupied until 50% of
Affordable homes are delivered and that no more than 50% of market homes
can be provided until all the affordable homes are provided.

Affordable Housing Dwelling Mix

Haringey’s Housing Strategy 2017-2022 (updated February 2019) identifies a
targeted housing mix for affordable housing. The table below sets out the
proposed development’s dwelling mix by tenure and how this relates to the
target mix for affordable housing.

1-bed 2-bed 3-bed Total
Market 30 20 0 50
(60%) (40%)
Low Cost Rent 0 3 8 11
(27.3%) (72.7%)
Target Target Target
(11%) (45%) (33%)
Intermediate 8 3 3 14
(57.1%) (21.4%) (21.4%)
Target Target Target
30% 60% 10%

The proposed affordable housing dwelling mix is not in strict accordance with
the Council’s target however, given the circumstances of the site and the fact
that Social Rent units are now being provided, which has meant changes to the
affordable housing dwelling mix, this is considered to be acceptable in this
instance. It is also noted a higher percentage of the rented units would be
family units.
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Affordability

Of the Low Cost Rented homes, 27.3% would be at Social Rent levels and
72.7% at London Affordable Rent levels with the Council having the first right of
refusal to these units.

London Affordable Rent is a form of Affordable Rent, for legal and regulatory
purposes, but whereas nationally the cap on Affordable Rent is no more than
80% of market rent, the Mayor does not consider 80 per cent of market rent to
be ‘genuinely affordable’ in most parts of London.

The starting point for London Affordable Rent are benchmarks which reflect the
national formula rent cap for social rents, uprated by CPI for September 2016
plus one per cent. These benchmarks are uprated each April by the increase in
CPI (for the previous September) plus one per cent and updated benchmarks
are published by the GLA on an annual basis. Providers have the flexibility to
charge less than the benchmark. This means that London Affordable Rents
tend to be more expensive across London than Social Rents with the difference
being smaller for larger bedroom units. In the case of Haringey, social rents
tend to be lower than other boroughs. As a quantitative example, in this case,
the weekly rent for a London Affordable Rent 3 bed unit would be £173.37
compared to £149.85 at Social Rent, £324.57 Local Housing Allowance (LHA)
and £230.77 at Haringey affordable rent cap (50%) using 2020/21 benchmarks.

Once let, London Affordable Rent homes will be subject to rent-setting guidance
issued by the Social Housing Regulator and will be subject to the annual one
per cent rent reductions up to 2020. Providers will be able to re-let at up to the
applicable benchmark level, uprated annually, or at an otherwise agreed level,
as appropriate and in line with legislation and Regulator guidance. The
benchmark rents do not include service charges, which may be charged in
addition. Rents for London Affordable Rent homes have to be set in accordance
with the Social Housing Regulator’s Affordable Rent guidance and the landlord
of these homes must be registered with the Social Housing Regulator. The
applicant is prepared to include a clause within the s106 agreement requiring
that any service charges levied will be fair and reasonable, in accordance with
the Landlord and Tenant Act 1985, and other relevant legislation.

The Intermediate Affordable Housing proposed is London Shared Ownership
with a minimum of 25% share on equity and rental on the unsold equity of up to
2.75%. Haringey’s Intermediate Housing Policy Statement 2018 sets out that
applicants must have a gross household income of less than £90k to be eligible
to purchase but units will be targeted at households with a maximum income of
£40k for 1 and 2 bed properties, and £60k for larger properties. The purchasers
should have enough household incomes that could support an initial purchase
of between 25 per cent and 75 per cent of the value of a property.
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To ensure that those who need the Intermediate Housing product most in the
borough are able to express an interest first, a s106 obligation is recommended
requiring that the Intermediate Housing be marketed in the following order, by
band:

Time period Criteria

Band 1 | Pre-completion and 3 Those living or working in Haringey with
months post -completion a maximum annual income of £40,000
for 1 and 2 bed properties and £60,000
for larger properties

Band 2 | 3-6 months post Those living or working in London with a
completion maximum annual income of £60,000

Band 3 | From 6 months post Those living or working in London with a
completion maximum annual income of £90,000

Viability assessment and review

The applicant’s offer of 39.4% affordable housing (by habitable room) means
that the application benefits from adopted and emerging London Plan Policy for
“fast track® consideration and does not need to be justified by a Financial
Viability Assessment (FVA). Applications proposing 35% or more benefit from
“fast track”.

In order to ensure that the maximum reasonable amount of affordable housing
is delivered, s106 planning obligations securing Early Stage and Break Viability
Review are recommended. These obligations would re-consider viability in the

event that any planning permission is not implemented within two years and if a
planning permission is implemented but then stopped.

Summary

Given the above, the proposed affordable housing offer is acceptable, subject to
s106 obligations and Early and Break viability review mechanisms.

Design and appearance

Policy context

The NPPF states that good design is a key aspect of sustainable development
and that proposed developments should be visually attractive, be sympathetic
to local character and history, and maintain a strong sense of place.

Planning Sub-Committee Report




6.5.2

6.5.3

6.5.4

6.5.5

Page 32

Local Plan Policy SP11 states 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. Development shall
be of the highest standard of design that respects its local context and character
and historic significance, to contribute to the creation and enhancement of
Haringey’s sense of place and identity, which is supported by London Plan
policies 7.4 and 7.6.

Development Management DPD Policy DM1 states that development proposals
should relate positively to their locality, having regard to, building heights, form,
scale and massing prevailing around the site, urban grain, sense of enclosure
and, where appropriate, following existing building lines, rhythm of any
neighbouring or local regular plot and building widths, active, lively frontages to
the public realm, and distinctive local architectural styles, detailing and
materials.

London Plan Policy 7.7 requires that tall buildings generally be limited to sites in
opportunity areas, areas of intensification or town centres that have good
access to public transport. However, tall buildings in Haringey are defined by
the glossary of the Site Allocations Document as being of 10-storeys or more. It
is therefore considered that the maximum 9-storey element of the proposed
development does not represent a defined tall building.

Quality Review Panel

The Quality Review Panel (QRP) has been involved in the design evolution of
the proposal, it having being presented at pre-application stage on two separate
occasions. The two QRP reports are set out in full at Appendix 6 with the
summary from the final report as below:

The Quality Review Panel feels that the design team has addressed many of its
comments from the previous review in December 2019 and that, subject to
some further small refinements, the scheme now promises high quality
development.

The panel supports the approach taken to the massing and distribution of
accommodation and uses, and welcomes inclusion of deck access to improve
the quality and liveability of residential units. While the general approach is
supported, the panel feels that scope for further refinement remains within the
architectural expression of the proposals, and within the design of the main
residential entrance onto Caxton Road

6.3.1 A summary of the most recent Chair's review is below, in addition to the

applicant’s response and officer comments.

| QQP Chair's Review Comments | Officer Response |
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Massing and development density

The panel welcomes the adjustments | Noted.
to the distribution of the massing, and
considers that locating the tallest
element to mark the termination of
the view down Brook Road is
appropriate.

It also supports the approach to Noted.
visually break up the mass into
simpler elements, and feels that this
is particularly successful at the
frontages onto Caxton Road and
Mayes Road.

Creating a more uniform scale for the | Noted.
development fronting onto Caxton
Road, as currently proposed, helps to
establish a positive relationship to the
existing houses opposite.

Place-making

The panel welcomes the wider Noted.
masterplan, outlined to provide the
immediate context of this
development, in order to anticipate
some of the future possibilities. It
feels that the proposed scheme is a
sensible and pragmatic response.
Future links into the market hall and
north east towards the library and the
centre of Wood Green would be very
desirable.

It supports the clarity of the nature Noted.
and roles of Caxton Road and
Caxton Mews / New Road. The
makers’ space in the yard area
seems well considered.

Layout of residential accommodation

The panel commends the design Noted.
team’s work to minimise single
aspect residential units.
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It also supports inclusion of generous
deck access circulation, and
considers that pulling the deck away
from critical windows as proposed
could significantly mitigate privacy
issues. The deck is also likely to have
amenity value as a space to watch
over children playing in the courtyard
below. This could be accommodated
in the detailed design of the deck.

The proposal maintains the deck
access approach with 1.8m void space
away from building fagcade for daylight
and privacy. The “bridge” entering
each home is chamfered to form a
flexible space that could be for planting
or seating. The deck itself is also a
good space to watch over the play
space in the communal courtyard on
level 1.

The panel would encourage further
work to unify the existing residential
entrances by bringing the external
stair inside, within the lobby area.
This would create a single entrance,
which could be very generous and
glazed to allow light inside and views
through - and up the stairs - to the
landscaped courtyard beyond.

The applicant re-considered the entry
sequence and the current proposal
reflects the design discussions with the
panel and has only one entry point.
The grand stairs leading to the
landscaped courtyard comes directly
from the lobby. Glazed facades allows
a view into the courtyard through lobby
from Caxton Road.

Architectural expression

The panel supports the simpler
approach to the architectural
expression and the articulation of the
different block-forms within the
proposals.

Noted.

It welcomes the use of a lighter brick
within the courtyard area. However, it
would encourage the design team to
wrap the edge of the outer facade of
darker brick round into the courtyard,
rather than the lighter brick wrapping
onto the outer facade, as currently
proposed.

The applicant tested the brick details
as suggested by the QRP. Itis
considered that the light brick wrapping
around into the street facade is more
appropriate as it better defines each
volume and helps to break the overall
scale especially along Caxton Road
where the existing terraced houses
are. Where the darker brick wrapped
inwards, it gave the elevations the
appearance of being thinly applied.

A more generous glazed residential
entrance onto Caxton Road would be
encouraged, as suggested above.

The glazed area to the lobby has been
enlarged.

The panel asks whether a more
muted colour scheme should be used

The colour scheme used for balconies
and window frames has been reviewed
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for balconies and window frames
rather than black, which would result
in quite a stark contrast.

and changed to dark grey, which is
considered to match the proposed
brick well.

In addition, the detailed design of the
parapets and balconies could strike a
better balance between achieving
openness on the one hand and
privacy and screening on the other.

The balustrades are proposed as a
perforated metal which balances air
and light penetration, views and the
need for privacy and screening of life’s
‘detritus’.

Further consideration of how the
relationship between the residential
entrance on Caxton Road and deck
access circulation above might be
perceived would also be welcomed,
in order to resolve any visually
awkward juxtaposition in the
elevation.

Two changes make the current
circulation simpler and clearer. The
external stair has been moved into the
lobby area, making a single entering
point into the communal courtyard.
The two external escape stairs have
been moved internally near the lifts.
This change also helps resolve the
visual impact the escape stairs had on
the elevation. Both these changes
have simplified the routes and
wayfinding to the homes.

The quality of materials and
construction, for example the bricks
used, and the detailed design of the
deck access, will be essential to the
success of the completed scheme.
The panel would support planning
officers in securing this through
planning conditions.

Noted.

Next steps

The Quality Review Panel supports
the proposals for development at
Caxton Road, subject to some minor
adjustments and refinements as
outlined above.

Noted.

Masterplan and Streetscape Character

As noted in the principle section of this report, the application includes a
masterplan showing how the proposed development could fit into a likely
redevelopment of the neighbouring Mall, Islamic Cultural Centre and Library
sites in accordance with the Site Allocation as well as the potential development

Planning Sub-Committee Report



6.5.7

6.5.8

6.5.9

Page 36

at the Iceland site. The key master planning aspirations are the East-West Link
for the High Road to Heartlands, greater east-west permeability generally and
the new “Civic Heart” on the Library/Cultural Centre site. In addition, the
submitted masterplan demonstrates how continued use of neighbouring
identified potential development sites as they are at present, or with more
modest change than a comprehensive redevelopment can be accommodated.

Given the aspirations of the Site Allocation but also the constraints and likely
progress of redevelopment on adjoining and neighbouring site, officers’
conclusion is that the site be treated as an ‘island’. This would potentially allow
for a public street frontage, onto a vibrant town centre type street, on all four, or
certainly three sides (the one that is least likely being the north-eastern side
onto the lower part of the car park ramp). Currently, the Mayes Road frontage
is the most important, and that is likely to remain a street of fairly high
importance, with a mixture of residential, employment and town centre functions
and a need to have an active frontage. The likely potential future outcome is
that the south-eastern side of the application site will become the main East-
West Link from Wood Green Town Centre to Heartlands and beyond but in the
short to medium term it will face the blank flank wall of The Mall. The proposed
2 storey workspaces, with double height frontages and windows, will mark and
animate this frontage and be flexible enough to accommodate both immediate
and various possible future settings. This East-West Link would continue
across Mayes Road at this point and thence along Brook Road, and the
southern corner of this development will partially close the vista along Brook
Road. Hence the primary corner of the scheme is its southern corner, which is
treated as a high point, a local landmark, with a prominent two storey base,
marking and turning the corner of Mayes Road and the future East-West Link.

Form, Pattern of Development, Bulk and Massing

The proposed scheme is for a courtyard, podium block, 