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Pre-Application Briefing to Committee  
 
1. DETAILS OF THE DEVELOPMENT 
 
Reference No: PRE/2020/0011 Ward: Seven Sisters 

 
Address:  Open land and garages, Remington Road, London, N15 6SS 
 
Proposal: Development of open land and garages for c45 residential units (houses and 
flats - all Council rent) and associated landscaping, public realm improvements, play 
space, cycling and refuse stores. 
 
Applicant: London Borough of Haringey 
 
Agent: Satish Jassal Architects  
 
Ownership: London Borough of Haringey 
  
Case Officer Contact: Laurence Ackrill  
 
2. BACKGROUND 
 
2.1. The proposed development is being reported to Planning Sub-Committee to 

enable members to view it in good time ahead of a full planning application 
submission. Any comments made are of a provisional nature only and will not 
prejudice the final outcome of any formally submitted planning application. 
 

2.2. It is anticipated that the planning application, once received, will be presented to 
the Planning Sub-Committee in early 2021. The applicant has been recently 
engaged in pre-application discussions with Haringey Planning Officers and the 
proposals have been reported to the Quality Review Panel. 
 

2.3. The proposed development forms part of the portfolio of sites under Haringey’s 
new Council homes delivery agenda 

 
3. SITE AND SURROUNDINGS 
 

3.1 The application site relates to a plot of land comprising partly of a row of garages 
and also an area of open space. The site is located north of a 1970’s part 5, part 
6 storey block of flats, located on the Southern side of Remington Road. The TFL 
London Overground Line to the north is a grade II Site of Importance for Nature 
Conservation and Ecological Corridor The site is also located within a Critical 
Drainage Area. 

 
3.2 The area surrounding the application site is characterised predominantly by larger 

blocks of self-contained flats, but there are also smaller, single family, townhouse 
dwellings located along Pulford Road and the adjoining streets. 
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3.3 The site is close to the Seven Sisters Local Shopping Centre, east of the site, 

which can be accessed via an underpass between Nos. 521 and 523 Seven 
Sisters Road. 

 
4. PROPOSED DEVELOPMENT 
 
4.1. The proposed works involve the construction of a part 3, part 6 storey block of 

c34 residential units and 11 x 3 storey townhouses following the demolition of a 
block of single storey garages. The proposal includes associated improvements 
to existing areas of landscaping, public realm and public amenity spaces. 

 
4.2. The proposal would also incorporate some car-parking including Blue Badge 

spaces subject to parking surveys and a transport assessment.  
 

4.3. The site is located within the Green Lanes B Controlled Parking Zone and has a 
PTAL of between 1b & 2 according to TfL's web-based Connectivity Assessment 
Toolkit. However, a manual calculation has been undertaken indicating that the 
PTAL of the site is between 3/4 having regard to the public access path to Seven 
Sisters Road.  

 
5. PLANNING HISTORY 
 
5.1 None  
 
6. CONSULTATIONS 

 
6.1. Public Consultation 

 
6.2. This scheme is currently at pre-application stage and therefore no formal 

consultation has been undertaken. The applicant is yet to undertake pre-
application public consultation and engagement prior to submission. 

 
6.3. Quality Review Panel 
 
6.4. The proposal was assessed by the Quality Review Panel (QRP) on 17th June 

2020.  The QRP’s report is attached as Appendix 1.  
 
6.5. The scheme has yet to be amended from that reviewed by the QRP. The QRP 

were in support of the layout, scale and massing, however further refinements to 
the layout were advised. 

 
6.6. The submission of a full planning application is anticipated early next year. 
 
7. MATERIAL PLANNING CONSIDERATIONS 
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7.1. Officers’ initial views on the development proposals are outlined below:  
 

7.2. Principle of Development  
 
7.3. Part of the site is non-designated open space and the proposal would result in a 

net-loss of this open space which is contrary to Policy DM20.  The net loss could 
be outweighed in the planning balance by the high proportion of affordable 
housing units proposed, and subject to the scheme achieving enhancements to 
the quality and accessibility of the public realm and existing open spaces. On this 
basis, the provision of additional residential development on this site is 
acceptable in land use terms and would provide much needed affordable housing 
in line with Local Plan requirements. 

 
Affordable Housing 

 
7.4. The site has the potential to make an important contribution the 1000 Council 

homes Haringey has committed to deliver through the Council Housing Delivery 
Programme.    
 

7.5. All the homes would be affordable with the development providing c45 Council 
houses to be let at Council rent levels.  

 
7.6. Design and Appearance  

 
7.1. Officers consider the proposed massing and scale of the proposal and building 

form to be generally acceptable given the scale of the existing blocks and the 
nature of the surrounding area. The proposed scale has also been informed by 
potential impacts in relation to daylight/sunlight and overlooking to neighbouring 
occupiers. The closest windows on the northern elevation of the existing block on 
Remington Road appear only to serve kitchen areas and a walkway access. 

 
7.2. Given the net loss of open space, the open space to be re-provided must have a 

clear purpose and must be high-quality. 
 
7.3. The proposed design is of a ‘new London vernacular’ style responding to the 

somewhat fragmented context of the surrounding area. The proposal was 
presented to the Quality Review Panel meeting in mid-June, which was generally 
supportive, but raised issues in respect to the internal layout, the functionality of 
Remington Road and the treatment of the public realm and landscaping across 
the site and adjoining areas.   

 
7.4. The QRP noted that the overall development strategy has the potential to work 

successfully, and it is considered that the proposed combination of taller and 
lower buildings to be convincing and appropriately distributed.  They also noted 
that the proposed landscape design will prove very important to helping the 
scheme to work as a whole. A strong landscape narrative is needed to give 
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coherence to the series of public spaces created by the scheme. One way of 
achieving this might be to use trees to draw a thread through the site all the way 
from the Seven Sisters Road entrance. 
 

7.5. The design of the proposals remains ongoing and the schemes will be presented 
to the QRP again later this year.   

 
7.6. Residential Unit Mix and Affordable Housing 
 
7.7. The  development would provide a range of 1, 2, 3, & 4 bed units. This mix of 

units is considered appropriate for this location and a high number of family sized 
units is expected. 

 
7.8. Transportation and Parking  
 
7.9. The site has a PTAL rating of 2. When the link to Seven Sisters Road is taken 

into account the PTAL is higher (PTAL 3/4). The development would provide 
some car parking including Blue Badge spaces and discussions are currently 
taking place with the Council’s Transportation Officers. 

 
7.10. Impacts on Amenity of Surrounding Residents 
 
7.12 The proposed scale has also been informed by potential impacts in relation to 

daylight / sunlight and overlooking to neighbouring occupiers. The closest 
windows on the northern elevation to the existing block on Remington Road 
appear only to serve kitchen areas and a walkway access to those flats. 

 
7.13 Further design work will focus on ensuring compliance insofar as possible with 

the BRE guidelines in relation to daylight / sunlight requirements and to minimise 
the impact on neighbouring residents in terms of overlooking, loss of outlook, 
noise disturbance or visual amenity. 
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PLANS AND IMAGES 
 

Site location plan 
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Scheme Layout 
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Proposed Blocks CGI 
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Proposed Pulford Road CGI 
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APPENDIX 1 
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