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Pre-Application Briefing to Committee  
 
1. DETAILS OF THE DEVELOPMENT 
 
Reference No: PRE/2020/0124 Ward: Bounds Green 

 
Address:  Partridge Way, London N22 8DW 
 
Proposal: Demolition of the existing garages and redevelopment of the site to provide a 
nine storey building comprising of 14 x 1 bedroom flats and 9 x 2 bedroom flats (all for 
Council rent), with amenity space, associated bin stores, cycle stores and disabled and 
visitor parking, and provision of play space and landscape improvements in the vicinity 
of the site. 
 
Applicant: Haringey Council 
 
Agent: Unit One Architects Ltd.  
 
Ownership: Haringey Council 
  
Case Officer Contact: Conor Guilfoyle  
 
2. BACKGROUND 
 
2.1. The proposed development is a pre-application and 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. The applicant has been recently engaged in pre-
application discussions with Haringey Officers. 
 

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

 
3. SITE AND SURROUNDINGS 
 
3.1. The site is an approximately triangular shaped parcel of land located at the 

junction of Partridge Way and Trinity Road. It has two main frontages facing 
these roads.  
 

3.2. Trinity Road is a frontage road which runs parallel to Bounds Green Road. Owing 
to the proximity of the junction of these two roads with Bounds Green Road to the 
immediate south-west, and the orientation of that street, the site is highly visible 
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when travelling along Bounds Green Road. The east of site abuts the end of a 
terrace of two-storey mid-twentieth century houses.  
 

3.3. The site is currently occupied by a row of garages fronting Partridge Way. Paving 
slabs cover the remainder of the site, up to the adjacent houses. 
 

3.4. The site is not in a conservation area and does not affect the setting of any locally 
or statutorily listed building. It is not subject to any notable planning designations.  

 
4. PROPOSED DEVELOPMENT 

 
4.1. The proposal comprises demolition of the existing garages and redevelopment of 

the site to provide; a nine storey building comprising of 14 x 1 bedroom flats and 
9 x 2 bedroom flats including 2 fully accessible wheel chair homes; associated 
amenity space, bin stores, cycle stores and disabled and visitor parking; provision 
of play space and landscape improvements in the vicinity of the site.   
 

4.2. All homes would be for Council rent. 
 

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 prior to submission. 

 
6.3. Quality Review Panel 
 
6.4. An initial design of the proposal was assessed by the Quality Review Panel 

(QRP) on 18th March 2020.  The QRP’s report is attached as Appendix 1.  
 
6.5. Following the QRP review the applicant amended the scheme. The QRP were in 

support of the redevelopment of the current site and considered that a high-
quality building would transform the perception of the wider area. However, they 
recommended further refinements to the northern façade (more articulation, now 
achieved) and the storey link element to the adjoining terrace (now omitted). 
They supported the use of brick within the façade. 
 

6.6. The latest iteration was recently assessed by the Quality Review Panel on 26th 
August 2020. The Panel were again very supportive of the approach and 
architectural treatment including the plinth. The Panel however requested that the 
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type and colour of the brickwork and the detailed treatment of the plinth be 
carefully explored. They also suggested that the space between the proposed 
building and neighbouring terrace be considered carefully to ensure its effective 
use and suggested that the cycle store entrance on the front be omitted for 
security reasons. Further details of this will be reported to the Committee at the 
meeting. 

 
6.7. The submission of a full planning application will follow, with timescales to be 

confirmed. 
 
7. MATERIAL PLANNING CONSIDERATIONS 

 
7.1. The Council’s initial views on the development proposals are outlined below:  

 
7.2. Principle of Development  
 
7.3. A residential development on this site would be acceptable in land use planning 

policy terms.  
 
7.4. Design and Appearance  

 
7.1. The proposal would replace existing garages and paving with a nine-storey 

building. The surrounding context is mixed in character, with taller (15 storeys) 
and broader ‘tower blocks’ opposite and post-war two storey terraced housing 
adjacent (Nos 2-20 Partridge Way). The generous spacing between the front and 
rear of surrounding post-war housing development is typical in this respect.  
 

7.2. The older housing stock on Bounds Green Road is set back a considerable 
distance from the site. Open green spaces are notable in this area and provide a 
sense of openness and setbacks which allow for a taller building in this location. 
 

7.3. The height of the building and its overall massing and form was not objectionable 
during the previous QRP and is supported by Officers given the above context. It 
would be noticeably smaller than the older adjacent blocks on Partridge Way. 
 

7.4. The design has taken on board comments form the previous QRP and includes 
detailed articulation of all facades. Following several design considerations, the 
balconies are proposed to be integrated with the building, rather than 
cantilevered structures which would add to its visual complexity.  

 
7.5. The ground floor area and the stair and core layouts are unusually large in 

footprint because of the unusual plot layout and constraints in accommodating 
the units.  All units meet or exceed relevant space standards. 
 

7.6. The ‘plinth’ of the lower two floors is supported by Officers as a design solution 
which would provide visual interest to this part of the building, particularly the 
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non-residential ground floor. It would reference the adjacent terraces of similar 
scale. 
 

7.7. The site is located between two conservation areas (but not within one) therefore 
‘views to and from the conservation areas’ are being discussed with the council’s 
conservation officer.  
 

7.8. The proposal would be finished in brick. The type of brick has not yet been 
chosen. 
 

7.9. There is very limited space for viable on-site landscaping. Details are still being 
explored at this time, including the possibility of landscaping on adjacent Council 
owned green spaces.  

 
7.10. Residential Unit Mix and Affordable Housing 
 
7.11. The  development would provide 14x1 bed flats and 9 x 2 bed flats.   

 
7.12. While 3 bedroom units are not proposed, across the wider Council house delivery 

programme the Council is seeking to provide a range of unit sizes to address 
need. This includes such larger family-sized accommodation in accordance with 
the Housing Strategy and planning policy. 
 

7.13. In this instance, the unit mix is considered acceptable in this area due to the 
constraints of the site and limited buildable area, coupled with the need to 
optimise the number of Council homes built.  
 

7.14. 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.    
 

7.15. All the homes would be let at Council rent levels. 
 
7.16. Density  

 
7.17. The appropriate density range within an urban setting with PTAL 4-6 for the site 

would be between 200-700 habitable rooms / hectare, and between 200 – 350 
habitable rooms / hectare in a suburban site.  

 
7.18. The site is 0.48 hectares in size. The 29 units would result in density of 115 

habitable rooms per hectare. In this context, a larger building would not be 
appropriate on design or amenity grounds. The density is acceptable.  

 
7.19. Transportation and Parking  
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7.20. The site lies between Bounds Green and Wood Green underground stations, bus 
routes pass Bounds Green Road and Wood Green town centre is nearby.  
 

7.21. The site has a PTAL score of 4 and 6a, with 6a covering the majority. This 
provides very good public transport accessibility. Therefore, no on-site resident 
parking will be provided and this is supported by Officers. 
 

7.22. 10% ‘blue badge’ accessible parking spaces (two provided on Partridge Way) will 
be required and provided. One adjacent visitor parking space is also proposed. 

 
 
7.23. Impacts on Amenity of Surrounding Residents 
 
7.24. The planning application would be required to comply with BRE guidelines and 

ensure that there are no material adverse impacts on the amenity of 
neighbouring residents and occupiers in terms of access to daylight, sunlight, and 
overshadowing impacts. 
 

7.25. Although tall, the building footprint (front and rear) respects that of the adjacent 
terraced houses, particularly No.2 immediately adjacent. It would extend deeper 
than their rear gardens, but this would not cause a detrimental loss of daylight, 
sunlight, or detrimental overshadowing of those properties or their rear gardens.  
 

7.26. Officers are aware that the height, depth, and proximity of the building would be 
felt most from the rear elevation and garden of No.2 Partridge Way. Here, the 
building would be angled from their garden to reduce its visual impact form that 
perspective. 
 

7.27. The primary view from the balconies nearest to No.2 would be to the south 
towards Trinity Road, rather than obliquely overlooking their rear gardens. To 
avoid a detrimental sense of overlooking, louvered vertical panels would feature 
on this side of the balconies to deflect views south towards Trinity Road. Officers 
consider this would successfully overcome amenity concerns. 
 

7.28. Due to the location of the site and the distance from nearby buildings, amenity 
harm is not considered to arise to any other neighbouring property. 
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PLANS AND IMAGES 
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Proposed block plan 
 

 
 
Proposed site plan 
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Proposed ground floor plan 
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Proposed first floor plan 
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Proposed second to eighth floor plan 
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Proposed south-west elevation 
 

 
 
 
Indicative proposed materials 
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Proposed visualisations 
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Image of window louvres deflecting views away from rear garden of No.2 
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APPENDIX 1 – First QRP – March 2020 
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