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Planning Sub Committee 8th June 2020   Item No. 
 
REPORT FOR CONSIDERATION AT PLANNING SUB-COMMITTEE 
 
1. APPLICATION DETAILS 
 
Reference No: HGY/2020/0136 Ward: Tottenham Hale 

 
Address:  Former Garages at St Marys Close N17 9UD 
 
Proposal: Redevelopment of parking spaces and part of roadway to erect 2 x dwelling 
houses with front and rear gardens with provision of 2 x parking spaces 
 
Applicant: Haringey Council 
 
Ownership: Council 
 
Case Officer Contact: Conor Guilfoyle 
 
Site Visit Date: 20/01/2020 
 
Date received: 16/01/2020  
 
1.1  SUMMARY OF KEY REASONS FOR RECOMMENDATION  
 

 The proposal would provide 2 dwellings at council social rent levels, and is part 
of the Council’s programme to deliver 1000 new council homes. 

 The provision of affordable housing is welcomed 

 The proposal would preserve and enhance the character and appearance of 
North Tottenham Conservation area. 

 The proposal would not harm the residential amenity of neighbouring occupiers 
and would result in a high standard of accommodation for future occupiers. 

 There would be no significant impact on parking. 

 The proposal would incorporate energy-efficiency measures. 

 Contamination risks are considered low and can be managed by conditions. 

 The proposal would be acceptable in terms of flood risk. 
 
1.2 The Council’s scheme of delegation sets out that applications made by or on behalf 

of the Council are to be decided by Planning Committee unless otherwise agreed 
with the Chair of Planning sub-committee. This application, although ‘minor 
development’ with little public interest, has been brought before the Committee in 
the absence of a Chair. 

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

 Development Management or Assistant Director for Planning is authorised to 
issue the planning permission and impose conditions and informatives. 
 
Conditions  

 
1) Development begun no later than three years from date of decision 
2) In accordance with approved plans 
3) Materials and external details to be agreed 
4) No external pipes 
5) Details of hard and soft landscaping 
6) Cycle parking 
7) Construction Method Statement 
8) S278 Car-capped  
9) Site contamination investigation 
10) Contamination remediation strategy 
11) Removal of PD rights 
12) Secure by Design 
13) Obscure glaze first floor side windows 
14) Social rented housing  

 
Informatives    

 
1) Working in accordance with NPPF 
2) CIL liability 
3) Hours of construction 
4) Party Wall Act 
5) Street Numbering 
6) Sprinklers 
7) Thames Water: surface water drainage 
8) Thames Water  
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3.0 PROPOSED DEVELOPMENT AND LOCATION DETAILS 
 
3.1 Proposed development 
  
3.1.1. This is an application for the erection of a pair of semi-detached three-bedroom 

dwelling houses. Amenity space would feature on all sides (gardens and 
terraces). The proposal includes associated bin storage, cycle storage, hard and 
soft landscaping and two parking spaces. The homes would be provided as 
Council Social Rent and contribute to Haringey’s 1000 new council homes 
programme. 
 

3.1.2. The main body of the buildings would be two storeys in scale, with front and rear 
gables serving a third loft level within the dual-pitched roofs. The roof of each 
house would meet to form a ‘valley’ between the houses. The houses are 
contemporary in design with large aluminium composite glazing to provide good 
quality living conditions which seeks to respect and respond to the local character 
of the surrounding conservation area. This is reflected in the use of dark roof tiles 
and the choice of brickwork and its detailing. 
 

3.1.3. The houses would meet national and London Plan space standards. The layout 
allows for future adaptation and accessibility requirements under Part M of the 
building regulations. The parking spaces would be wheelchair accessible. 

 
3.2     Site and Surroundings  
 
3.1.4. The site is a northern section of public highway comprising the larger of two 

‘heads’ terminating the cul-de-sac of St Mary’s Close, and adjoining hardstanding 
on either side in use as under-utilised parking spaces. 
 

3.1.5. The site (road and parking spaces) is bounded by a brick wall on its three sides 
to the north, east and west (the garages that historically existed here have been 
removed). The gable end of a three-storey block of flats (33-40 Rheola Close) 
and its surrounding garden lies to the north of the site. The rear gardens of Nos 
41 and 42 Rheola Close (two-storey semi-detached houses) and their rear 
elevations beyond, lie to the west. The side and rear gardens of No.3 St Mary’s 
Close, a three-storey semi-detached house facing north-south, lie to the east. 

 
3.1.6. The site lies in the North Tottenham Conservation Area. Its enclosure by Rheola 

Close and more recent buildings (1-3) on St Mary’s Close mean it is largely 
isolated from the nearest heritage assets on Kemble Road (Kemble Hall to the 
northeast) and the High Road. As such, it does not affect the setting of any 
statutorily or locally listed building. 
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3.3 Relevant Planning and Enforcement history 
 

None 
 
4 CONSULTATION RESPONSE 
 

Quality Review Panel  
 

4.1.1. An earlier iteration of this scheme was presented to Haringey’s Quality Review 
Panel in July 2017 as part of a wider portfolio of housing developments.  This 
was proposed by a different applicant (a housing association).   

 
4.1.2. The QRP noted that the pre-application discussions have focused on the need to 

enhance the character and appearance of each area through high quality design, 
the need for proposals to protect the amenity for neighbours and future residents 
and for a high standard of accommodation to be provided.. The QRP comments 
noted that the design was of a high quality, and the approach represents a logical 
response to site constraints. The proposals would have an inevitable impact on 
existing neighbours, but it will be for the local authority to decide whether this is 
acceptable. 
 

4.1.3. The current proposal is one small element of that presented to the QRP in 2017 
and amendments have since been made i.e. rotating the building slightly to 
reflect adjoining boundary lines, and to avoid creating difficult spaces between 
new and old buildings.  The current scheme, being only 2 dwellings, has not been 
back to the QRP, but was reviewed and guided by the Design Officer at pre-
application stage.  

 
4.1.4. A plan and visualisation of the original QRP scheme, and the current proposal for 

comparison, is included in Appendix 3. 
 
4.2. Application Consultation  

 
4.2.1. The following were consulted regarding the application: 

 

 Conservation Officer  

 Transportation  
 
The following responses were received : 
 
Internal: 
 

1) Conservation: No comments to make.  
 

2) Transportation: No objection subject to conditions, summarised as follows; 
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 The proposal is for redevelopment of a parking area within St. Mary’s Close to 
provide 2 new 3 bedroom houses with off street parking and the removal of 
some on street parking bays to facilitate easier access for larger service 
vehicles, which is supported.  
 

 This will reduce the available parking within St Mary’s Close, but this is not 
expected to be problematic given the low parking stresses in the locality.  
 

 The new properties will need to be designated as ineligible to apply for resident 
parking permits (car-free) and there will need to be ‘stopping up’ of some 
highway ‘lost’. 
 

 Details of cycle storage are necessary, which can be secured by planning 
condition. 

 
5. LOCAL REPRESENTATIONS  
 
5.1  The application has been publicised by way of 27 letters, two site notices, and a 

press notice. 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: 0  
Objecting: 0 
Supporting: 0 
Neither/Others: 0 

 
6 MATERIAL PLANNING CONSIDERATIONS 
 
6.1      The main planning issues raised by the proposed development are: 

1. Principle of the development;  
2. Design and the impact of the proposed development on the character and 

appearance of the conservation area; 
3. Impact on the amenity of neighbouring occupiers; 
4. Living conditions for future occupants; 
5. Parking and highway safety; 
6. Sustainability; 
7. Contamination; 
8. Flood risk 

 
6.2  Principle of the development 

 
Delivery of additional housing 

  
6.2.1 Government policy as set out in the NPPF 2019 requires Local Planning 

Authorities to significantly boost the supply of housing (para. 59). Paragraph 68 
supports approval on small sites and outlines that such sites can make an 



Planning Sub-Committee Report  
    

important contribution to meeting the housing requirement of an area and can be 
built-out relatively quickly. 
 

6.2.2 The principle of additional housing is supported by the London Plan (2016) 
Policies 3.3 ‘Increasing Housing Supply’ and 3.4 ‘Optimising Housing Potential’. 
It is also supported by Haringey's Local Plan Policy SP2 ‘Housing’. Policy SP2 
states that the Council will seek to ensure a mix of dwelling sizes arising from 
development. The Haringey Local Plan has a target of 19,820 dwellings between 
2011 and 2026. The Council’s Borough Plan and Housing Strategy (which are 
material considerations) both prioritise the delivery of affordable housing.  
 

6.2.3 The Draft London Plan (LPIP) Dec 2019 policy H2 on ‘small sites’ is also a 
material consideration. This policy outlines that small sites will play a greater role 
in housing delivery and that Borough’s should support well-designed new homes 
on small sites. 
 

6.2.4 The NPPF 2019 also states that adopted policy should require the type of 
housing in terms or size, type and tenure that reflects local housing need, 
including affordable rented housing. Policy H4 of the LPIP sets a strategic target 
for 50 per cent of all new homes delivered across London to be genuinely be 
affordable. Policy H6 states a minimum of 30 per cent low cost rented homes 
should be delivered in new schemes (of 10 units or more). DM policy DM13 
seeks the maximum reasonable amount of affordable housing provision when 
negotiating on individual private residential and mixed-use scheme with site 
capacity to accommodate more than 10 dwellings.  
 

6.2.5 In the case of the application site it is not considered capable of delivering a 
scheme of ten or more dwellings, and as such is exempt from the policy 
requirement for affordable housing. Notwithstanding this, the proposal is to 
deliver two high quality new family dwellings that will be available for social rent.  
 

6.2.6 The proposal would therefore work towards delivering additional housing targets 
as well as provide affordable social rented housing that meets an identified need 
in the borough. The principle of the development is acceptable and the provision 
of social rented housing and a contribution to the Council’s 1,000 homes 
programme is welcomed. 

 
6.3  Design and impact on the character and appearance of the conservation area 

 
6.3.1 DM Policy (2017) DM1 ‘Delivering High Quality Design’ states that development 

proposals should relate positively to their locality, having regard to, building 
heights, form, scale & 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.  
Local Plan (2017) Policy SP11 states that all new development should enhance 
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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 (2016) Policies 
7.4 and 7.6.  
 

6.3.2 Policy 7.8 of the London Plan (2016) requires that development affecting heritage 
assets and their settings to conserve their significance by being sympathetic to 
their form, scale and architectural detail. Policy SP12 of the Haringey Local Plan 
(2017) requires the conservation of the historic significance of Haringey’s 
heritage assets.  Policy DM9 of the DPD (2017) states that proposals for 
alterations and extensions to existing buildings in conservation areas should 
complement the architectural style, scale, proportions, materials and details of 
the host building and should not appear overbearing or intrusive.   
 

6.3.3 The Legal Position on impacts on heritage assets is as follows, and Section 72(1) 
of the Listed Buildings 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”. 
 

6.3.4 The Barnwell Manor Wind Farm Energy Limited v East Northamptonshire District 
Council case tells us that "Parliament in enacting section 66(1) intended that the 
desirability of preserving heritage assets 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.” 

 
6.3.5 The site lies in the North Tottenham Conservation Area (CA). It is enclosed by 

Rheola Close and more recent buildings (1-3) on St Mary’s Close, meaning it is 
largely isolated from the nearest heritage assets on Kemble Road (Kemble Hall 
to the northeast) and the High Road. As such the proposal will not affect the 
setting of any statutorily or locally listed building.  

 
6.3.6 The ‘North Tottenham Conservation Area Appraisal and Management Plan’ is 

relevant. The appraisal acknowledges the mixed character of the CA and the 
context of the site. While it does not directly reference the application site and St 
Mary’s Close, it refers to the location of the application site within ‘sub-area E’ at 
the lower half of the CA. It notes that this area is characterised by continuation of 
the historic mix of Georgian and Victorian development in the area, mixed with 
some twentieth century interventions. Such twentieth century development 
includes St Marys Close and its immediate surroundings to the north, south, east, 
and west.  
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6.3.7 The appraisal notes the special interest of the overall conservation area that 

needs to be preserved and enhanced including the historic linear continuity of 
buildings either side of the High Road, maintaining the character of the 
townscape and its sense of spatial sequence, highlighted by the mix of Victorian 
and Georgian buildings that help to give the street its scale and sense of place. 
The proposal would not affect these aspects of the CA due to its limited size, 
height, and context in an area characterised by surrounding twentieth century 
development. A contemporary design would therefore not deviate from, or harm, 
the character and appearance of the surrounding CA in this location. 
 

6.3.8 The proposal seeks to erect a pair of semi-detached three-bedroom dwelling 
houses designed with an occupancy of up to five persons. The main body of 
buildings would be two storeys in scale, with front and rear gables serving a third 
loft level within the dual-pitched roofs.  The roof of each house would meet to 
form a ‘valley’ between the houses. This is considered to result in an attractive 
pairing which completes an end to the street. 

 
6.3.9 The main facing material to the development will be a buff brick colour with red 

brick protruding bands giving the houses a material finish and texture reflective of 
the materials and architectural detailing found in the surrounding CA. The exact 
brick choice, bond and detailing will be required to be agreed with the LPA prior 
to works starting on site. The roof design and material finish reflect that of the 
surrounding area with the choice of material taking account of comments by the 
QRP and Officers. Contemporary aluminium windows are to be used which are 
considered acceptable.   

 
6.3.10 In response to the previous scheme’s QRP comments the position of the 

buildings were changed to sit at a slight inwards-facing angle, towards the centre 
of the street. This is to avoid the perception of overlooking to adjacent properties 
and their gardens. This represents a good design solution to protect the privacy 
and amenity of neighbouring occupiers.   

 
6.3.11 Amenity space would feature on all sides (gardens and terraces). The proposal 

includes associated bin storage, cycle storage, hard and soft landscaping and 
two parking spaces. The front boundary walls would be finished in brick to reflect 
the character of the houses and surrounding area, including the retained walls to 
the sides and rear. The size of the properties and plots would allow for a good 
balance between soft and hard landscaping, providing an enhancement to the 
character and appearance of this area. Details of the landscaping are to be  
secured by the imposition of a condition.  

 
6.3.12 Subject to conditions, the proposal would result in a good quality design 

responsive of the local character and context which does not harm the CA. It 
would preserve, and due to the good quality design and positive transformation 
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of the character and appearance of the existing site, enhance, the CA. It 
therefore satisfies the above planning policy framework and the above legal test. 

 
6.4       Impact on the amenity of adjoining occupiers 

 
6.4.1 The London Plan (2016) Policy 7.6 Architecture states that development must 

not cause unacceptable harm to the amenity of surrounding land and buildings. 
DM Policy (2017) DM1 ‘Delivering High Quality Design’ states that development 
proposals must ensure a high standard of privacy and amenity for the 
development’s users and neighbours. Policy DM12 is consistent with this. The 
Council will support proposals that provide appropriate sunlight, daylight and 
open aspects (including private amenity space where required) to all parts of the 
development and adjacent buildings and land. 

 
Daylight/sunlight/overshadowing 

 
6.4.2 A Daylight and Sunlight Study has been undertaken by Right of Light Consulting 

and provided with the application. The study includes a diffuse daylight and 
sunlight test applied in accordance with BRE guidelines to neighbouring 
properties. The properties considered were Nos 33-40 (flatted block to the north) 
and 41 & 42 Rheola Close (west), No 3 St Marys Close (east) and Nos 8-12 and 
14-24 St Marys Close on the far side of the cul-de-sac, to the south-east and 
south-west respectively.   
 

6.4.3 The BRE guide contained two tests to measure diffuse daylight; vertical sky 
component (VSC) and daylight distribution. The VSC measures the amount of 
skyline visible at the middle of the window subject to the test. There should be at 
least 27% skyline visibility or no less than 0.8 of its former value following the 
development. 
 

6.4.4 The Daylight Distribution test measures the area of working plane that do and do 
not have direct view of sky. Daylight may be adversely affected if the area of the 
working plane in a room which could receive direct skylight is reduced to less 
than 0.8 times its former value. The BRE guide also contains an objective 
overshadowing test which has been adopted for the purpose of the study. This 
guide recommends that at least 50% of the area of each amenity space listed 
above should receive at least two hours of sunlight on 21 March. If as a result of 
new development an existing garden or amenity area does not meet the above, 
and the area which can receive two hours of sunlight on 21 March is less than 
0.8 times its former value, then the loss of light is likely to be noticeable. 
 

6.4.5 The study concluded that all main habitable room windows tested passed the 
VSC test. The precise room layouts of the neighbouring properties are unknown. 
Therefore, the daylight distribution test was not undertaken.  However, based on 
the results of the VSC test officers do not consider that further testing is 
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necessary as no material harm would likely arise to neighbouring amenity in 
terms of the considerations of this test. 

 
6.4.6 The closest properties in this respect would be the three-storey block of flats to 

the immediate north/rear of the proposed houses (33-40 Rheola Close). The 
main windows on that building are oriented west-east to the front and rear, and 
away from the application site. The side windows face south, towards the 
application site, and are not principal windows. Secondary windows would not be 
‘protected’ in the same way as primary habitable room windows. 

 
6.4.7 While the proposed houses would be taller than the existing boundary wall to the 

rear of the site, this boundary already has a notable presence on windows to Nos 
33-40. Having regard to the width and height of the houses, and their set-back 
behind the boundary wall, they are not considered to lead to material harm to 
neighbouring properties, in terms of daylight, sunlight or overshadowing. Given 
the greater setback from other nearby properties, and the same existing 
boundary context, the same view is reached regarding other such neighbouring 
properties.  

 
6.4.8 All main habitable room windows within 90 degrees of due south passed the BRE 

test for annual sunlight hours and winter sunlight hours. Likewise, the 
development would not result in at least 50% of any nearby gardens receiving 
less than 2 hours sunlight on March 21st, in accordance with BRE guidance. As 
such, the proposed development would not adversely affect daylight-sunlight 
conditions to neighbouring occupiers. 

 
6.4.9 The results of the overshadowing test show that sunlight availability after the 

development will be no less than 0.86 times the former value. This is better than 
the BRE minimum requirement which permits sunlight to be reduced by up to 0.8 
times.  
 
Outlook 
 

6.4.10 As noted above, the three-storey block of flats to the immediate north/rear of the 
proposed houses (33-40 Rheola Close) has secondary windows on its (south) 
elevation facing the application site which are not to habitable rooms, with its 
main front-rear windows on an east-west orientation unaffected by the proposal. 
As such, the proposal would not cause a material loss or reduction in the level of 
outlook enjoyed by the occupiers of this block.  
 

6.4.11 The size and height of the two new houses would reduce the level of outlook 
from their rear communal garden grounds to some extent. However, given the 
existing boundary wall in close proximity to that property, the level of change is 
not considered enough to result in material harm to the residential amenity of 
those users. 
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6.4.12 To the west, the limited width and height of the proposal, and its set-back from 
the boundary wall which is an existing longstanding boundary feature of 
approximately 1.8m in height, means it would not reduce outlook from the rear 
windows and gardens of Nos 41 and 42 Rheola close to a detrimental degree 
compared to existing. This also applies to No.3 St Marys Close to the east. 
Properties to the south-east and south-west, on the far end of St Marys Close, 
would be too far away to have their outlook materially impacted upon. 

 
Visual overbearing impact 
 

6.4.13 The siting, height and massing of the development would not have a visually 
overbearing impact on neighbouring properties. For the reasons outlined with 
respect to outlook above, while the new houses would have additional volume, 
depth and height as viewed from neighbouring properties, the site is one in which 
there is already existing boundary walls, and the houses would be set-back from 
them. As such the existing built context and the resulting scale of the 
development is not considered to have a visually overbearing impact on 
neighbouring occupiers.  
 
Privacy 
 

6.4.14 The houses would be triple aspect, with the main window orientations facing 
approximately north and south (front and rear). The houses would be set further 
‘back’ from No.41 Rheola Close to the west and No.3 St Marys Close to the east. 
No.41 has a first-floor rear elevation and rear garden facing towards the site and 
No.3 has a side elevation adjacent to it.  
 

6.4.15 In response to this context, following the QRP comments, the houses were 
changed to tilt at a slight angle inwards towards each other and the centre part of 
the street. This avoids direct or oblique overlooking of the rear elevation and 
garden of No.41 to the west (and to a lesser degree, No.42 further beyond) from 
the first and second floor front elevations. It also avoids overlooking of first floor 
side windows of No.3 from this perspective. 

 
6.4.16 The first floor would also have side windows facing east and west. However, they 

would be complementary windows to the main front-rear window orientation. A 
planning condition is to be imposed to ensure they are obscure glazed and not 
openable below 1.7m above floor height. This would avoid material harm to the 
residential amenity of properties on either side. 

 
6.4.17 The rear upper floor windows would face approximately north, towards the block 

of flats comprising Nos 33-40 Rheola Close and their rear communal gardens. 
This would cause some overlooking of those rear gardens and the side windows 
in that building. However the existing urban context of this location should be 
noted and the rear gardens are already overlooked by the block of flats and rear 
of No.3 St Marys Close. The side windows in Nos 33-40 are not habitable rooms. 
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The resultant arrangement would not cause overlooking to a degree that would 
cause material harm which would warrant refusal of planning permission. 

 
6.4.18 At ground floor level, the existing boundary wall of 1.8m means that the windows 

in the houses would not cause a loss of privacy/overlooking to the neighbouring 
occupiers. The proposal is acceptable in this regard. 

 
6.5  Quality of Residential Accommodation 

 
6.5.1 In addition to the high-quality design requirements of Policy DM1 of the Haringey 

Development Management DPD (2017), Policy DM12 of the DPD states that all 
new housing must be of a high quality. Policy 3.5 (Housing Standards) of the 
London Plan (2016) states that housing developments must be of a high-quality 
internally and externally. This policy also includes Table 3.3 which sets out space 
standards for dwellings. The government’s 2015 ‘Technical housing standards – 
nationally described space standard’ (NDSS) is also relevant. The greater 
emphasis on securing high quality housing across London has been translated 
into Haringey Local Plan Policies SP2 and SP11.  
 

6.5.2 Two x 3-bedroom 5-person houses are proposed for the scheme which comply 
with minimum floor space standards as set out in the London Plan as set out in 
the table below. All bedrooms exceed minimum space standards. Both units 
would have a triple aspect with all habitable rooms benefitting from a satisfactory 
north and south outlook with good access to natural light.  

 

Unit Bedrooms/bed 

spaces 

Internal 

floorspace 

m2 

London Plan 

min. 

requirement 

Complies 

1 3-bed 5-person 115 99 Yes 

2 3-bed 5-person 115 99 Yes 

 

 
 

6.5.3 A Daylight and Sunlight Study, showing the quality of light afforded to occupants 
within the proposed development, has been undertaken by Right of Light 
Consulting and provided as part of the application. It finds that all rooms surpass 
the BRE Average Daylight Factor targets with good access to daylight over a 
significant part of the working plane of rooms. All living rooms have at least one 
window which passes both the total annual sunlight hours test and the winter 
sunlight hours test. The proposed development therefore satisfies the BRE direct 
sunlight to windows requirements. 
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6.5.4 Both houses would benefit from having their main gardens, to the side and front, 
facing south, as well as further garden wrapping around to the rear.  The amenity 
space exceeds the minimum amenity space requirements as set out in the 
London Plan. 
 

6.5.5 The daylight and sunlight study also considers the amenity space. The results 
show that 88% or more of the area of each amenity space will receive at least 
two hours of sunlight on 21 March. This is significantly better than the BRE 
recommendation which states that at least 50% of any garden or amenity area 
should receive at least two hours of sunlight on 21 March. The proposed 
development therefore passes the BRE overshadowing to gardens and open 
spaces test. 

 
6.5.6 A level access and ground floor kitchen/living room and bathroom would be 

provided to all units in accordance with Part M4(1) Building Regulations. There 
would be scope to adapt the homes to meet the changing needs of occupants 
over time in accordance with Part M4(2). A satisfactory level of in-built storage is 
provided to all units within the scheme. The proposed development would 
provide a satisfactory standard of accommodation for future occupants of the 
development. 
 

6.5.7 The houses would meet national and regional space standards. The layout 
allows for future adaptation and accessibility requirements under Part M of the 
building regulations. The proposal complies with Secured by Design principles, 
including the cycle storage which is designed to be securely located within the 
property, accessed via the rear entrance. The quality of accommodation for 
future occupants is therefore acceptable. 

 
6.6 Parking and highway safety 

 
6.6.1 Local Plan (2017) Policy SP7 Transport states that the Council aims to tackle 

climate change, improve local place shaping and public realm, and 
environmental and transport quality and safety by promoting public transport, 
walking and cycling and seeking to locate major trip generating developments in 
locations with good access to public transport.  This is supported by DM Policy 
(2017) DM31 ‘Sustainable Transport’.  

 
6.6.2 DM Policy (2017) DM32 ‘Parking’ states that the Council will support proposals 

for new development with limited or no on-site parking (‘car-free’) subject to 
several criteria. These are where there are alternative and accessible means of 
transport available, public transport accessibility is at least 4 as defined in the 
Public Transport Accessibility Index Level (PTAL), a Controlled Parking Zone 
(CPZ) exists or will be provided prior to the occupation of the development 
parking is provided for disabled people, and parking is designated for occupiers 
of developments specified as car capped. 
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Parking and stopping up of highway 
 

6.6.3 The proposal would involve ‘stopping up’ part of the public highway (St Mary’s 
Close) and the loss of approximately 15 parking spaces on the hardstanding to 
either side, to form the application site and accommodate the development. Two 
new spaces will be created for the proposed dwellings. The site has a PTAL 
value of 4, which is considered ‘good’ access to public transport services. Seven 
bus routes and Bruce Grove Railway station are within a few minutes’ walk of the 
site. The site is located within the Tottenham Hale North CPZ, (08:00 – 1830 
Monday to Sunday) and there are additional parking restrictions in place on local 
match days.  

 
6.6.4 The two new units will be ‘car-capped’ and therefore not entitled to the issue of 

CPZ permits (each has one off-street space). They satisfy the policy criteria for 
this, as outlined above.  To consider if this is appropriate, and to gauge parking 
demand, a parking stress survey was submitted with the application. 

 
6.6.5 The parking stress survey was reviewed by the Council’s Transportation Officers. 

It found parking stress in the survey area at 64%, with 50 spaces available 
overnight out of the 136 within the parking stress survey area. It also recorded 
that a maximum of 7 vehicles were recorded parking within the 15 spaces to be 
redeveloped, and the parking stress within St Mary’s Close was recorded as 
36%.  

 
6.6.6 The survey recorded 10 cars parking within St. Mary’s Close and the existing 

parking area. Under the proposal, approximately 4 to 5 cars will be able to park. 
The proposal could therefore result in approximately 5 vehicles seeking to park 
on the wider network. Kemble Road is the closest to the site, and the parking 
stress recorded in this street was 20% on both survey nights, with 12 spaces 
available out of the 15 on the road. 
 

6.6.7 Therefore, the loss of the parking area and spaces within St. Mary’s Close should 
not be problematic given the low adjacent parking stresses and ability to 
accommodate the cars potentially displaced by the proposal. Therefore, the loss 
of the 15 spaces is not considered to cause difficulties in obtaining parking 
elsewhere in the locality. 

 
6.6.8 A single blue badge space is proposed for each new residential unit so that they 

are ‘future proofed’ should future occupiers require them. In terms of car-parking, 
the proposal is therefore acceptable and policy compliant. 

 
Cycle parking 
 

6.6.9 London Plan (2016) cycle space standards (and emerging standards) require at 
least two cycle spaces for each house. It is proposed to provide a secure cycle 
parking store for two cycles internally in each house. Full details will need to be 
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provided for the proposed arrangements, to demonstrate that there will be a 
dedicated location for the two cycles. There will need to be details of the fixing 
arrangements so that the store is specifically used for cycles rather than an 
internal cupboard/store. These details can be secured by condition to be 
approved before occupation of the houses. 
 
Delivery and servicing arrangements / Refuse and recycling collections 
 

6.6.10 Under the existing highway arrangement, service vehicles need to reverse down 
into St. Mary’s Close. Transportation Officers note that over-running of the 
footway has happened or regularly occurs.  Removal of some kerbside parking 
space within St. Mary’s Close will facilitate easier access for refuse and recycling 
collection trucks and emergency services vehicles. The new layouts have been 
subject to a ‘swept path analysis’ which demonstrated that they allow for bin 
truck/servicing and emergency service vehicle access and movements. 
Transportation Officers find the details satisfactory. 
 
Construction phase 

 
6.6.11 Given the site’s location adjacent to other residential properties and the narrow 

highway access, Transportation Officers have requested a Construction Logistics 
Plan or Construction Method Statement. This will be required for approval prior to 
commencement of the works. It will need to detail how impacts arising from the 
build out of the development will be managed and minimised, with respect to the 
safe operation and function of the public highway and adjacent neighbours. 
Subject to this, the proposal is acceptable in this regard. 
 
Sustainability 

 
6.6.12 The NPPF, London Plan (2016) Policies 5.1, 5.2, 5.3, 5.7, 5.8, 5.9, 5.10 and 

5.11, Policy DM21 of the Haringey Development Management DPD (2017) and 
Haringey Local Plan (2017) Policy SP4 sets out the approach to climate change. 
They require developments to meet the highest standards of sustainable design, 
including the conservation of energy and water; ensuring designs make the most 
of natural systems and the conserving and enhancing the natural environment. 
The London Plan requires all new homes to achieve a zero carbon target beyond 
Part L 2013 of the Building Regulations. The London Plan also sets a target of 
25% of the heat and power used in London to be generated through the use of 
localised decentralised energy systems by 2025 

 
6.6.13 The application has been accompanied by an Energy & Sustainability Statement 

produced by XC02 in December 2019. The statement outlines that the proposed 
development would include a number of sustainable design and energy efficiency 
features, including: 

 
- The re-use of previously developed land; 
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- Effective site layout in response to the neighbouring context; Efficient design of 
the proposed massing, openings and internal layouts so that habitable spaces 
across the site benefit maximise daylight and sunlight levels, whilst impacts to 
neighbouring buildings are kept to a minimum; 

- The specification of water efficient fittings to limit water consumption to less than 
105 litres per person per day for domestic uses; 

- The improvement of biodiversity on site through introducing landscaped areas 
within private gardens for each dwelling; 

- Effective pollution management and control: the development is not expected to 
have any significant adverse effects to air, noise, land or watercourses. 
 

6.6.14 The development would incorporate energy efficiency measures including a 
highly insulated building envelope and renewable technology such as electric air 
source heat pumps. The development would exceed the 35% CO2 savings of the 
London Plan, with expected CO2 savings level of 58% compared to a notional 
development which meets the minimum building regulations standards. Given the 
size of the site and the small number of units provided the level of carbon 
savings is significantly improved over the majority of developments of this size. 
The carbon-offsetting charge has not been applied in this instance in order to 
allow for this funding to be used towards the larger Council schemes being zero 
carbon and this is acceptable in this instance.  
 

 Contamination 
  
6.6.15 DM policy DM23 states that proposals for new development 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. All proposals for new development on land which is known to be 
contaminated, or potentially contaminated, will be required to submit a 
preliminary assessment to identify the level and risk of contamination and where 
appropriate, a risk management and remediation strategy. 
 

6.6.16 A Preliminary Risk Assessment Report by ‘GO Contaminated Land Solutions’ 
has been submitted as part of the proposal. This document has been reviewed 
by Officers. The level of risk identified is low, with ‘standard’ precautions against 
direct contact with contaminated soil, inhalation of contaminated dust, and any 
asbestos fibres from existing development if present.  

 
6.6.17 The report recommends some preliminary intrusive investigations to determine if 

contamination is present on the property. Subject to the recommendations of the 
report in managing such potential risk, the proposal is considered acceptable. 
 

6.6.18 Therefore, Officers raise no objection to the proposal subject to a tiered number 
of conditions being applied to any grant of consent. The conditions would initially 
require a site investigation to be conducted, to allow a risk assessment to be 
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undertaken, refinement of the Conceptual Model, and the development of a 
Method Statement detailing any remediation requirements if necessary.  
 

6.7 Flood Risk and Drainage  
 

6.7.1 London Plan (2011) Policy 5.13 (Sustainable drainage) and Local Plan (2013) 
Policy SP5 (Water Management and Flooding) require developments to utilise 
Sustainable Urban Drainage Systems (SUDS) unless there are practical reasons 
for not doing so, and aim to achieve greenfield run-off rates and ensure that 
surface water run-off is managed as close to its source as possible in line with 
the drainage hierarchy.  
 

6.7.2 Policy also requires drainage to be designed and implemented in ways that 
deliver other policy objectives, including water use efficiency and quality, 
biodiversity, amenity and recreation. Further guidance on implementing Policy 
5.13 is provided in the Mayor’s Sustainable Design and Construction SPG (2014) 
including the design of a suitable SUDS scheme.    

 
6.7.3 The site is located within Flood Zone 1, which has the least-risk of the three flood 

zones covering all areas. It is therefore considered to have a low probability of 
flooding.  Compared to the existing hardstanding of highway and parking spaces, 
the proposal would result in an increase in unmade ground (gardens) which will 
result in a net gain in the ability of the area to absorb excess surface water 
runoff. The proposal is acceptable in this regard. 
 

6.8      Conclusion 
 
6.8.1 The development would provide a high quality, council social rented family-sized 

accommodation as part of the Council’s 1,000 home programme and this 
provision is welcomed.  

 
6.8.2 The proposal responds to its context and is of high design quality and 
equally provides a high quality of accommodation for future occupiers 

 
6.8.3 The design, layout and orientation of the buildings and separation distances to 

neighbouring properties are considered to be satisfactory to protect the amenities 
of the neighbouring occupier.  

 
6.8.4 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 

 
7.0  CIL 
 
Based on the information given on the plans, the Mayoral CIL charge will be £13,717 
(230 sqm x £59.64) and the Haringey CIL charge will be £4821 (230 sqm x £20.96). 
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However It is expected that this proposal will be subject to Affordable housing relief and 
that this CIL will not be payable.  
 
8.0 RECOMMENDATIONS 
 
 
GRANT PERMISSION subject to conditions subject to conditions as set out below:  
 
Applicant’s drawing No.(s) PL_0001; Design and Access Statement; PL_1000 REV.C; 
PL_0100; PL_0300; PL_0301; PL_1001 REV.C; PL_1002 REV.C; PL_1003; PL_1004 
REV.A; PL_3000; PL_3100; PL_3101; PL_4000; 1073-P1E-1-A (Phase 1 
Environmental Report) dated 19 December 2019; 200 (Drainage Strategy) dated 
December 2019; Energy & Sustainability Statement dated December 2019; Daylight 
and Sunlight Study (Neighbouring Properties) dated 22 November 2019; Daylight and 
Sunlight Study (Within Development) dated 22 November 2019; Transport Statement 
dated December 2019 
 
Subject to the following condition(s) 
 
 

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 approved plans comprise drawing nos; PL_0001; Design and Access 

Statement; PL_1000 REV.C; PL_0100; PL_0300; PL_0301; PL_1001 REV.C; 
PL_1002 REV.C; PL_1003; PL_1004 REV.A; PL_3000; PL_3100; PL_3101; 
PL_4000; 1073-P1E-1-A (Phase 1 Environmental Report) dated 19 December 
2019; 200 (Drainage Strategy) dated December 2019; Energy & Sustainability 
Statement dated December 2019; Daylight and Sunlight Study (Neighbouring 
Properties) dated 22 November 2019; Daylight and Sunlight Study (Within 
Development) dated 22 November 2019; Transport Statement dated December 
2019. 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 and in the interests of amenity. 
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3. Before any above ground development commences the following details in 
relation to the buildings hereby approved shall be submitted to and approved in 
writing by the local planning authority: 
 
i) plan, elevation and section drawings indicating jamb, head, cill, reveal and 
surrounds of all new external frontage windows and doors at a scale of 1:10; 
 
ii) details of brickwork, roofing and cladding materials including model and 
manufacturer. 
 
The development shall be carried out in accordance with the approved details. 
 
Reason: In order for the Local Planning Authority to retain control over the exact 
materials to be used for the proposed development, assess the suitability of the 
samples submitted and to ensure a satisfactory standard of design in the 
interests of visual amenity, consistent with Policy 7.6 of the London Plan 2016, 
Policy SP11 of the Haringey Local Plan 2017 and Policy DM1 of The 
Development Management DPD 2017. 
 

4. Notwithstanding the plans hereby approved, no plumbing, down pipes, rainwater 
pipes or foul pipes other than those shown on the approved plans shall be 
located to the external elevations of buildings hereby approved without obtaining 
express planning consent unless submitted to and approved in writing by the 
local planning authority as part of discharging this condition. 
 
Reason: The Local Planning Authority considers that such plumbing and pipes 
would potentially detract from the appearance of the building and undermine the 
current assessment of the application, necessitating the condition to ensure a 
satisfactory standard of design in the interests of visual amenity, consistent with 
Policy 7.6 of the London Plan 2016, Policy SP11 of the Haringey Local Plan 2017 
and Policy DM1 of The Development Management DPD 2017. 
 

5. Prior to practical completion of the development hereby approved, details of 
treatment of all parts on the site not covered by buildings shall be submitted to 
and approved in writing by the Local Planning Authority. The site shall be 
landscaped strictly in accordance with the approved details in the first planting 
season after completion or first occupation of the development, whichever is the 
sooner. Details shall include: 
 
1) location, type and materials to be used for hard landscaping including 
specifications for the permeable paving; 
2) a schedule detailing sizes and numbers/densities of all proposed trees/plants; 
and 
3) Details, including elevations and materials of all hard boundary treatments. 
 



Planning Sub-Committee Report  
    

Any new tree(s) that die(s), are/is removed or become(s) severely damaged or 
diseased shall be replaced and any new planting (other than trees) which dies, is 
removed, becomes severely damaged or diseased within five years of planting 
shall be replaced. Unless further specific permission has been given by the Local 
Planning Authority, replacement planting shall be in accordance with the 
approved details. 
 
Reason: In order to provide a suitable setting for the proposed development in 
the interests of visual amenity consistent with Policy 7.21 of the London Plan 
2016, Policy SP11 of the Haringey Local Plan 2017 and Policy DM1 of The 
Development Management DPD 2017. 
 

6. Notwithstanding the details shown in drawing no. PL_1001 REV.C, details of the 
fixing arrangements for the secure cycle stands in compliance with London Plan 
(2016) minimum standards (4 cycles /2 in each house) shall be submitted to and 
approved in writing by the Local Planning Authority. The cycle parking facilities 
thereafter shall be installed fully operational prior to the occupation of the 
residential units and shall be retained and maintained to function fully for the life 
of the development as cycle parking 
 
Reason:  To promote sustainable modes of transport in accordance with Policies 
6.1 and 6.9 of the London Plan 2016 and Policy SP7 of the Haringey Local Plan 
2017. 
 

7. No development shall take place, including any works of demolition, 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)  
e) provision of boundary hoarding behind any visibility zones  
f) wheel washing facilities: 
 
have been submitted to and approved in writing by the Local Planning Authority. 
Only the approved details shall be implemented and retained during the 
demolition and construction period. 
 
Reasons: 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 
6.3, 6.11 and 7.15 of the London Plan 2011, Policies SP0 of the Haringey Local 
Plan 2017 and with Policy DM1 of The Development Management DPD 2017.  
 

8. No development shall take place until arrangements have been made to secure 
the development as ‘car-free’ in accordance with a detailed scheme or 
agreement which has been approved in writing by the local planning authority.  
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The approved scheme/ agreement should ensure that all future occupiers of the 
approved development cannot apply for or obtain an on-street parking permit to 
park a vehicle on the public highway in perpetuity. The approved scheme/ 
agreement shall be implemented prior to first occupation of the development 
hereby permitted. 
 
Reason:  To promote sustainable transport and to reduce the potential for 
additional on street parking stress as a result of the development, consistent with 
Policy DM32 of The Development Management DPD 2017 and Policy 6.13 of the 
London Plan 2016.  
 

9. Before development commences other than for investigative work: 
a. With the recommendation of the outcome of risk assessment in sections 10 
and 11 of the submitted Desk Study/Preliminary Risk Assessment Report with 
reference 1073-P1E-1-A REV.A, dated 19/12/2019, prepared by ‘GO 
Contaminated Land Solutions’ indicating the risk of contamination and the need 
for Phase II investigation, a site investigation shall be conducted for the site using 
information obtained from the desktop study and Conceptual Model. The 
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.  
 
c. If the risk assessment and refined Conceptual Model indicate any risk of harm, 
a Method Statement detailing the remediation requirements, using the 
information obtained from the site investigation, and also detailing any post 
remedial monitoring shall be submitted to, and approved in writing by, the Local 
Planning Authority prior to that remediation being carried out on site.  
 
d. Where remediation of contamination on the site is required, completion of the 
remediation detailed in the method statement shall be carried out and 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 
5.21 of the London Plan 2011 and Policy DM1 of The Development Management 
DPD 2017. 
 

10. 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 
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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 water pollution from previously 
unidentified contamination sources at the development site in line with paragraph 
109 of the National Planning Policy Framework, policy 5.21 of the London Plan 
2016 and Policy DM1 of The Development Management DPD 2017. 
 

11. Notwithstanding the provisions of the Town & Country Planning General 
Permitted Development Order 2015 or any Order revoking or re-enacting that 
Order, no works permitted under Classes A-E  shall be carried out without the 
grant of planning permission having first been obtained from the Local Planning 
Authority. 
 
Reason: To safeguard the visual amenities of the area and to prevent 
overdevelopment of the site by controlling proposed extensions and alterations 
consistent with Policy 7.4 of the London Plan 2016 and Policy DM1 of The 
Development Management DPD 2017. 
 

12. Prior to commencement of all works on site (save for demolition or site 
investigation and preparation works), details of full Secured by Design' 
Accreditation shall be submitted in writing to and for approval by the Local 
Planning Authority.  The details shall demonstrate consultation with the 
Metropolitan Police Designing Out Crime Officers. The development shall be 
carried out in accordance with the approved details and maintained thereafter. 
 
Reason: To ensure safe and secure development and reduce crime. 
 

13. Before the first occupation of the dwelling houses hereby permitted, their first 
floor side elevation windows shall be fitted with obscured glazing and any part of 
the window that is less than 1.7 metres above the floor of the room in which it is 
installed shall be non-opening and fixed shut. The window shall be permanently 
retained in that condition thereafter.  
 
Reason: To avoid overlooking into the adjoining properties and to comply with 
Policy SP11 of the Haringey Local Plan 2013 and Policy DM1 of The 
Development Management DPD 2017. 

 
14.Nothwithstanding any provisions to the contrary, the eight residential units 

hereby approved shall be for rent at social-rent levels within the C3 use class, 
and for other tenure or use unless otherwise agreed in writing by the Local 
Planning Authority.  

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

affordable housing. 
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Informatives: 

 
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 
£13,717 (230 sqm x £59.64) and the Haringey CIL charge will be £4821 (230 
sqm x £20.96). 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 
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: 
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With regards to surface water drainage, it is the responsibility of a developer to 
make proper provision for drainage to ground, water course, or a suitable sewer.  
In respect of surface water, it is recommended that the applicant should ensure 
that storm flows are attenuated or regulated into the receiving public network 
through on or off site storage.  When it is proposed to connect to a combined 
public sewer, the site drainage should be separate and combined at the final 
manhole nearest the boundary.  Connections are not permitted for the removal of 
groundwater.  Where the developer proposes to discharge to a public sewer, 
prior approval from Thames Water Developer Services will be required.  They 
can be contacted on 0845 850 2777. 
 
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. 
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Appendix 1 Conditions and Informatives 
 
Appendix 2 Consultation Responses from internal and external agencies  
 

Stakeholder Question/Comment Response 

INTERNAL   

Transportation   This proposal is for redevelopment of a parking area within St. Mary’s Close to enable provision 

of 2 No. 3 bedroom houses with cycle and blue badge parking. This site is located at the 

western end of St. Mary’s Close in Tottenham, access to the wider highway network is from 

Kemble Road. 

 
It has a PTAL value of 4, considered ‘good’ access to public transport services.  7 different bus 

services are accessible within 4 to 5 minutes walk of the site, and Bruce Grove Railway station is 

a 7 to 8minute walk away. 

 

The site is located within the Tottenham Hale North CPZ, which has operating hours of 0800 – 

1830 Monday to Sunday, and there are additional parking restrictions in place on matchdays 

and event days at the Tottenham Hotspur Stadium.  

 

The transportation considerations are as follows; 

 

Access arrangements 

The site accesses the wider highway network via Kemble Road. The car parking spaces 

proposed for redevelopment are accessed from what is currently public highway, and 

None 
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Stakeholder Question/Comment Response 

accordingly this area where the houses will be built will need to be formally stopped up as 

highway. 

 

Car parking considerations 

A single blue badge space is proposed for each new residential unit. The two new units will be 

permit free and not entitled to the issue of CPZ permits.  

 

There will be loss of 15 parking spaces to facilitate build out of the two new residential units.  In 

addition to this, it is proposed to remove 2 to 3 spaces on St. Mary’s Close to facilitate easier 

service and refuse/recycling vehicle manoeuvring and prevent over running of the footway. This 

is a suitable suggestion and should be implemented. 

 

A Parking stress survey has been carried out and this recorded parking stress in the survey area 

at 64%, with 50 spaces available overnight out of the 136 in the area.  It also recorded that a 

maximum of 7 vehicles were recorded parking within the 15 spaces to be redeveloped, and the 

parking stress within St Mary’s Close was recorded as 36%. Therefore, the loss of the 15 spaces 

is not considered to cause difficulties in obtaining parking elsewhere in the locality. 

 

As each new unit will have a blue badge space, there should be no additional parking stresses 

resultant from these.  
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Stakeholder Question/Comment Response 

The parking stress survey recorded 10 cars parking within St. Mary’s Close and the existing 

parking area, with this development something like 4 to 5 cars will be able to park. Potentially 

then, the redevelopment could result in 5 or so car seeking to park on the wider network. Kemble 

Road is the closest to the site, and the parking stress recorded in this street was 20% on both 

survey nights, with 12 spaces available out of the 15 on the road. Therefore, the loss of the 

parking area and spaces within St. Mary’s Close should not be problematic given the low 

adjacent parking stresses and ability to accommodate the cars potentially displaced.  

 

Cycle parking 

It is proposed to provide a secure cycle parking store for two cycles internally in each house. Full 

details will need to be provided for the proposed arrangements, to demonstrate that there will be 

a dedicated location for the two cycles. There will need to be details of the fixing arrangements 

so that the store is specifically used for cycles rather than an internal cupboard/store. This can 

be covered by condition for approval prior to build out.  

 

Delivery and servicing arrangements/ Refuse and recycling collections 

As commented earlier in this response, it is noted that with the existing highway arrangement, 

service vehicles need to reverse down into St. Mary’s Close, and that over running of the 

footway has happened or regularly occurs.  Removal of some kerbside parking space within St. 

Mary’s Close will facilitate easier access for refuse and recycling collection trucks and 

emergency services vehicles. 
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Stakeholder Question/Comment Response 

 

 

Construction phase 

Given the site’s location adjacent to other residential properties and the narrow highway access, 

a Construction Logistics Plan or Construction Method Statement will be required for approval 

prior to commencement of the works. This document will need to detail how impacts arising from 

the build out of the development will be managed and minimised, with respect to the safe 

operation and function of the public highway and adjacent neighbours. The measures in the CLP 

should include the following;  

  

• Construction programme duration and key activities  

• A breakdown of the number of construction movements during the different phases of the 

programme  

• Ensure construction vehicle arrivals are managed using a slot/booking system so no vehicles 

wait on the highway  

• No arrivals or departures during the AM and PM peak periods  

• Footways and carriageways to be kept clear and unobstructed  

• Dirt and dust nuisance to be effectively managed  

• Discussions with the Highway Authority and Network Management team/offices will be required 

in the production of the CLP. 
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Stakeholder Question/Comment Response 

Conclusion 

This proposal is for redevelopment of a parking area within St. Mary’s Close to provide 2 new 3 

bedroom houses with off street parking.  In addition to this it is proposed to remove some on 

street parking bays to facilitate easier access for larger service vehicles and this is supported. 

This will reduce the available parking within St Mary’s Close, however this is not expected to be 

problematic given the low parking stresses in the locality. The new properties will need to be 

designated as permit free/car free, and there will also need to be stopping up of some highway. 

Finally, full details of the proposed arrangements for the internal cycle parking will be required, 

and this can be covered by condition.  

 

No objections to this application from Transportation.  

 

EXTERNAL N/A (None) N/A (None) 

NEIGHBOURING 
PROPERTIES 

N/A (None) N/A (None) 
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Appendix 3 Plans and Images 
 
Location Plan 
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Existing site 
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Previous proposal reviewed by QRP 
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Current proposal: visualisation and access arrangements 
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Proposed layout 
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Appendix 4 QRP Note 
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