
Pre-Application Briefing to Committee  
 
1. DETAILS OF THE DEVELOPMENT 
 
Reference No: PRE/2020/0205 Ward: Woodside 

 
Address:  Rear of 132 Station Road N22 7SX 
 
Proposal: Construction of 6 dwellings set in landscaped area and creation of 
community wildlife garden, following the demolition of existing structures 
 
Applicant / Agent: Arden Property Limited  
 
Ownership: Private 
  
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. The proposal follows a previous application refused at the Planning Sub-
Committee early 2018, subsequently dismissed at appeal, and a more recent 
withdrawn application as detailed in the planning history section. 
 

2.3. 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 Officers.  

 
3. SITE AND SURROUNDINGS 
 
3.1 The application site relates to a plot of land which previously served as a private 

garden belonging to 132 Station Road. Mapping and site visit evidence suggest 
it has not been used as a residential garden for many years. The site is located 
to the east of the New River, and to the rear of gardens serving terraced houses 
along Station Road to the south, Park Avenue to the north west and Barrett 
Avenue to the north. The site is accessed via a passageway which opens on to 
Station Road currently serving 140 Station Road which adjoins the site to the 
west. It includes a number of single storey, somewhat dilapidated structures / 
sheds. 

 
3.2 The site is within the Wood Green Common conservation area. Whilst there are 

no listed buildings within the site, the Grade II listed New River tunnel entrance is 



located on land which adjoins the site to the west. The New River itself is locally 
listed. 

 
4. PROPOSED DEVELOPMENT 
 
4.1. The proposed works involve the demolition of existing structures and 

construction of 6 dwellings (1 x two storey dwelling with basement & 5 x single 
storey dwellings with basement) set in a landscaped area, and the creation of a 
community wildlife garden with public access. 

 
5. PLANNING HISTORY 
 
5.1 HGY/2020/1841 - Rear of 132 Station Road London N22 7SX - Construction of 6 

dwellings set in landscaped area and creation of community wildlife garden, 
following the demolition of existing structures – Withdrawn. 

 
5.2 HGY/2017/2182 - Land at the rear of 132 Station Road London N22 7SX London 

- Demolition of existing structures and redevelopment of the site to provide 3 no. 
two storey family sized dwellings (with basement floors) and associated refuse 
shelters, cycle parking and additional landscaping. – Refused - 22/01/2018. 
Appeal reference APP/Y5420/W/18/3196614 - Appeal dismissed - 29/06/2018. 

 
6. CONSULTATIONS 

 
6.1. Public Consultation 

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

consultation has been undertaken. However, an application for the same 
development was recently withdrawn, as highlighted within the planning history 
section of this report. That application was publically consulted on. The 
applicant had also previously undertaken consultations with local residents prior 
to that. 

 
7. MATERIAL PLANNING CONSIDERATIONS 

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

 
Principle of Development  

 
7.2. 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 and recognises that there is a lack of family sized housing in the 
Borough. The Haringey Local Plan has a target of 19,820 dwellings between 
2011 and 2026. 



 
7.3. The provision of public open space (approximately 200m2) would provide a 

public benefit given that the existing site is not open to the public, and would 
weigh in favour of the development. A section 106 agreement would be required 
to ensure that it is the responsibility of the developers / occupiers of the site to 
maintain that area and to ensure public access is retained. 
 

7.4. Despite the plot having been historically associated as a private garden, it is an 
anomaly in that it does not conform with the layout of development in the area 
which is characterised by terraced houses on rectangular plots with regularly 
sized garden areas to the front and rear. The proposed development would not 
result in the loss of private garden space to any of the existing properties along 
Station Road or Barrett Avenue. 

 
7.5. Whilst the existing ‘Coach House’ on the site may have been used for 

employment purposes (it was last used as a music recording studio), the site is 
not located within a designated area for employment. In addition, the locality of 
the site is characterised by residential dwellings and the studio is very modest. 
As such, the use of the site for residential purposes would be more appropriate 
than that of any commercial use. Given the relatively small scale nature of the 
building in question, the level of employment loss would be insignificant and 
would be outweighed by the provision of the creation of additional housing 
delivery on the site in this case 

 
7.6. The site is in a sustainable location, located within 800m of both tube (Wood 

Green) and rail stations (Alexandra Palace), the site is also within close proximity 
to the Wood Green district town centre and within a PTAL 5 area which is 
considered very good. A wide variety of 24-hour bus services are accessible 
from Wood Green within a 10-minute walk of the site, with W3 bus stops being 
located within a minutes’ walk of the application site along Station Road, which 
also provides a 24-hour service.  
 

7.7. The site itself is not subject to any open space or biodiversity policy 
designations. 

 
Design and Appearance  
 

7.8 Officers consider the consider the proposed massing and scale of the proposal 
and building form to be acceptable. Five of the proposed dwellings would be 
read as single storey buildings (with additional habitable space provided at 
basement level). As such the development would appear subservient to the 
adjacent two storey terraced housing. The proposed ‘Coach House’ dwelling 
would replace an existing two storey structure in a similar location. Given the 
similarities in the scale of the built form in that location, it is considered that this 



element of the scheme would have a similar impact to that of the existing 
building in terms of its visual prominence. 

 
7.11 Overall, the concept has the potential to be respectful of the landscaped 

character of the site and subordinate to the surrounding buildings. There is no in 
principle objection to the proposed design and this is considered the way 
forward in providing a natural / seamless appearance to best reflect the context 
of the existing site and neighbouring residential use. 

 
Conservation area 

 
7.12 The site is currently in poor condition and cluttered with dense, overgrown 

vegetation and a number of run-down sheds which currently detract from the 
character and quality of the Conservation Area.  This is of course is partly a 
maintenance issue.  

 
7.13 The proposal has been developed in consultation with both conservation and 

urban design officers and originates from a comprehensive design exploration 
based on clear understanding of the green and visually open character of the 
site as well as from full appreciation of its spatial and visual relationship with the 
back gardens of the surrounding residential terraces. 

 
Standard of accommodation 

 
7.15 The proposed units would meet the relevant internal space standards for each 

sized unit. The 5 smaller dwellings would be single aspect, but split level and 
also south-west facing. They would also be shallow enough in plan to receive 
good levels of sunlight from the south and daylight from roof lights. The 
proposed couch house dwelling includes dual aspect views and also south and 
south west facing. All of the proposed units would provide sufficient levels of 
outlook from habitable rooms and daylight for future occupiers. Amenity areas 
are provided by way of courtyard garden areas and inset balconies at ground 
floor level. 

 
Impacts on Amenity of Surrounding Residents 

 
7.16 Whilst the dwellings would be somewhat visible from upper floor windows of 

neighbouring properties, this would not in itself constitute harm to the amenity of 
neighbouring occupiers. A further application would again be subject to public 
consultation and the views of respondents would be fully considered.  

 
 Parking and highway safety 
 
7.19 The current scheme would provide 6 additional units, and would be subject to 

being designated as a car free development, secured by way of a section 106 
agreement. The area has a the high public transport accessibility rating (PTAL 5).  



 
Basement development 

 
7.20 A BIA was submitted with the previous application which showed no risk of 

flooding from either surface water or from rivers or seas (including the New 
River) resulting from the excavation of the basements and lightwells that might 
affect future occupiers.  

 
7.21 In terms of ground movements, the assessment shows that either none or very 

slight levels as most existing residential properties lie beyond the distance to no 
horizontal or vertical ground movement due to the basement excavations and 
wall constructions. Calculations indicate that only the rear single storey 
extension to 19 Barratt Avenue may experience very slight hairline cracks that 
can be easily treated.  

 
Trees and ecology 

 
7.22 A number of trees would need to be removed to facilitate the development. 

However, the trees to be removed from the site are generally category C trees, 
or below and of low amenity value. Three category B trees of reasonable 
amenity value would also need to be removed. 25 new trees would be planted 
within the site.   

 
7.23 Trees next to the New River may provide a foraging habitat for bats. These trees 

are not affected by the proposal and therefore foraging routes through and next 
to the New River will not be affected here.  



PLANS AND IMAGES 
 
Site Location Plan  
 
 

 
 
 
 
 
 
 
 
 
 



 
 
Site image (looking north) 
 

 
 
Site image (looking south) 
 
 



 
View of Access Road into site from Station Road. 
 

 



 
View of one of existing structures on site 
 

 
 
View of site from the rear of 138 Station Road 
 
 
 
 



 
 
View of site from the access from Barratt Avenue 
 
 



 
 
Basement  Plan 
 
 



 
 
 
Ground Floor Plan 
 



 
 
First Floor Plan 
 



 
 
Roof Plan 
 
 



 
 
Section / Elevation Drawing 
 
 
 

 



 
Side Elevation Drawing of Coach House Building 

 
 
Elevation Drawings 
 



 
 
Landscape Plan 
 
 
 
 
 
 



 
 
 
Landscape Strategy Plan 
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