
 

 

Pre-Application Briefing to Committee 
 
1. DETAILS OF THE DEVELOPMENT 
 
Reference No: PPA/2020/0024 Ward: Noel Park Ward 

 
Address: West Indian Cultural Centre (to now be known as African Caribbean Cultural 
Centre) site, Clarendon Road off Hornsey Park Road, N8 0DD 
 
Proposal: Demolition of the three existing buildings and construction of a part 12/14 
and part 6/8/10 storey building incorporating a two storey base to provide a new cultural 
centre, co-workspace, gym and cafe, 85 residential units and 140 co-living units, with 
access, public realm improvements and landscaping and car and cycle parking. 
 
Applicant: Paul Simon Homes 
 
Agent: Frances Young, DLP Planning Ltd 
 
Ownership: Public (Council) and Private 
 
Case Officer Contact: Tobias Finlayson 
 
2. BACKGROUND 
 
2.1. The proposed development is being reported to Planning Sub-Committee to 

enable members to view it 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, would be presented 

to the Planning Sub-Committee in summer 2021.  The applicant has engaged in 
pre-application discussions with Council Planning Officers as well as presenting 
the scheme to the Quality Review Panel (QRP) on two occasions. 

 
3. SITE AND SURROUNDINGS 
 

3.1. The site is located to the south west of Clarendon Road and north of Turnpike 
Lane.  Shaped like an inverted, upside down letter L, the site wraps around the 
northern and eastern flanks of the Westpoint Apartments (1-69 Turnpike Lane). 

 
3.2. The site is neither listed nor within a conservation area.  However, the site is 

within the southernmost part of the Clarendon Road South Site Allocation (SA23) 
and the emerging draft Wood Green Area Action Plan Site Allocation (WGSA27). 

 

4. PROPOSED DEVELOPMENT 
 



 

 

4.1. The proposal is for demolition of the three existing buildings and construction of a 
part 12/14 and part 6/8/10 storey building incorporating a two storey base to 
provide a new cultural centre, co-workspace, gym and cafe, 85 residential units 
and 140 co-living units, with access, public realm improvements and landscaping 
and car and cycle parking. 

 
5. PLANNING HISTORY 
 

30-36 Clarendon Road (Jessica buttons factory site): 
 
5.1. 2019: Planning permission (HGY/2019/2664) granted for change of use to D1 

non-residential institution use (church and nursery) for a temporary period of 
three years only. 

 
5.2. 2002: Planning application (HGY/2002/0340) refused for change of use of 

property from textile storage to community social club. 
 
5.3. 1973: Planning permission (OLD/1973/0214) granted for erection of 2 storey 

industrial building. 
 

20 Clarendon Road (‘Day Centre’ site) and West Indian Cultural Centre site: 
 
5.4. No relevant planning history. 
 
6. CONSULTATIONS 
 

Public Consultation 
 
6.1. This scheme is currently at pre-application stage and therefore no formal 

consultation has been undertaken by the Local Planning Authority at this stage. 
 

Applicant’s Consultation 
 
6.2. The applicant has been advised of the requirements of the National Planning 

Policy Framework (NPPF) and the Council’s Statement of Community 
Involvement (SCI), which set out that a developer should engage with and 
consult the local community in planning and development issues on major 
developments prior to submitting an application.   



 

 

6.3. Given the Covid pandemic, in lieu of in-person consultation events, the applicant 
held online consultation events on 14 and 16 November 2020.  Any 
feedback/comments resulting from the applicant’s own consultation will be 
included within its SCI submitted with any forthcoming planning application. 

 
Development Management Forum 

 
6.2 Due to the Covid pandemic, an in-person Development Forum (DMF) has not 

been held.  It is anticipated that in lieu of the standard format DMF, an online 
version will be held before submission and likely early 2021.  Should a formal 
planning application be submitted and brought to this Committee, feedback from 
the DMF will be included within the written report to the Planning Sub-Committee. 

 
Quality Review Panel 

 
6.4. The proposal has been reviewed twice by the Quality Review Panel (QRP), the 

first on 12 August 2019 and the second on 18 November 2020.  The most recent 
QRP report is attached at Appendix 1.  The summary of the QRP views is: 

 
The panel welcomes the opportunity to review the proposals for the 
African Caribbean Cultural Centre as they continue to evolve. Overall, the 
panel applauds the work that the design team has done and feels that the 
revised scheme has responded well to previous feedback. The proposals 
promise a high-quality development subject to some further refinements. 
The distribution and mix of uses within the development are supported, 
and the panel feels that work to rationalise the configuration of the scheme 
has been successful. The architectural expression and landscape design 
are well-mannered, but there remains some scope for some further 
refinements. In addition, further work on the layout of the co-living 
accommodation, the co-working spaces, the residential entrances and the 
cycle parking is required, in order to improve the quality and liveability of 
the proposals. 
 
Next steps 
 
The panel is confident that the project team will be able to address the 
points above, in consultation with Haringey officers. 

 
7. MATERIAL PLANNING CONSIDERATIONS 
 
7.1. Officers’ initial views on the development proposals are outlined below: 



 

 

Principle of Development 
 
7.2. The principle of a proposed mixed-use development broadly aligns with the 

longer-term land-use objectives for the site and the strategic land use 
designations in the Local Plan Strategic Policies, Site Allocations DPD,and the 
emerging Wood Green Area Action Plan. 

 
Employment, community and residential uses: 

 
7.3. The site allocation requirements include re-provision of the existing cultural 

centre as well as maintaining employment floor space provision, both of which 
the proposal does.  In line with the site allocation, the scheme also includes 
conventional residential units to increase the viability of the new workspace.  The 
residential units including affordable housing will also contribute to meeting the 
borough’s housing provision targets. 

 
Co-living: 

 
7.4. The scheme proposes 140 co-living rooms with associated communal facilities 

and amenity space. This type of accommodation can provide an alternative to 
traditional flat shares and includes additional services and facilities, such as room 
cleaning, bed linen, on-site gym and concierge service. Appropriate conditions 
could be imposed on a planning consent ensuring that these units could not be 
rented out as short term accommodation such as AirBnB and other such type 
land uses.  

 
7.5. The council does not have a specific land use planning policy on co-living. 

However, the Mayor’s ‘Publication London Plan’ Policy H16 (Large-scale 
purpose-built shared living) is therefore the prevailing policy for co-living schemes 
and can be given significant weight. The scheme should align with Policy H16 (in 
full below)  and would also need to comply with other policies such as, but not 
necessarily limited to, an appropriate housing mix that supports balanced 
communities. 

 
Policy H16 Large-scale purpose-built shared living  
A Large-scale purpose-built shared living development81 must meet the following 
criteria:  
1) it is of good quality and design  
2) it contributes towards mixed and inclusive neighbourhoods 
3) it is located in an area well-connected to local services and employment by 
walking, cycling and public transport, and its design does not contribute to car 
dependency  
4) it is under single management 
5) its units are all for rent with minimum tenancy lengths of no less than three 
months 
6) communal facilities and services are provided that are sufficient to meet the 
requirements of the intended number of residents and offer at least:  



 

 

a) convenient access to a communal kitchen  
b) outside communal amenity space (roof terrace and/or garden)  
c) internal communal amenity space (dining rooms, lounges)  
d) laundry and drying facilities  
e) a concierge  
f) bedding and linen changing and/or room cleaning services.  
7) the private units provide adequate functional living space and layout, and are 
not self-contained homes or capable of being used as self-contained homes  
8) a management plan is provided with the application  
9) it delivers a cash in lieu contribution towards conventional C3 affordable 
housing. Boroughs should seek this contribution for the provision of new C3 off-
site affordable housing as either an:  
a) upfront cash in lieu payment to the local authority, or  
b) in perpetuity annual payment to the local authority  
10) In both cases developments are expected to provide a contribution that is 
equivalent to 35 per cent of the units, or 50 per cent where the development is on 
public sector land or industrial land appropriate for residential uses in accordance 
with Policy E7 Industrial intensification, co-location and substitution, to be 
provided at a discount of 50 per cent of the market rent. All large-scale purpose-
built shared living schemes will be subject to the Viability Tested Route set out in 
Policy H5 Threshold approach to applications, however, developments which 
provide a contribution equal to 35 per cent of the units at a discount of50 per cent 
of the market rent will not be subject to a Late Stage Viability Review.  
  
Design and Appearance 

 
7.6. Adopted Local Plan policies identifies the site as being suitable for a tall building.  

In that policy context, whilst the detailed design is still to be finalised and 
assessed, at this stage, the proposed height, bulk and massing of the scheme 
could be considered acceptable. Further, during pre-application discussions, as 
part of the process, the scheme has been presented to the Quality Review Panel 
(refer to Appendix 2) which is broadly supportive of the scheme. 

 
7.7. However, in addition to the required further detailed design, the above position is 

contingent on the scheme being acceptable with regard to other policy 
requirements such as impact on neighbouring residential amenity and 
microclimate, which would be fully assessed in detail should a formal planning 
application be submitted. 

 
Density, Residential Mix and Quality 

 
7.8. At this stage, the final density of the scheme is not yet known. However, it is 

noted that the London Plan density matrix is not taken forward in the new 
Publication London Plan, which instead takes a design led approach to site 
optimisation. Until formal adoption of policy, however, the density will be required 
to be taken into consideration as part of any scheme for the site. 

 



 

 

Conventional residential units (C3): 
 
7.9. As this stage, the mix of units would consist of 85 residential units, which would 

consist of 5% studio, 27% 1 bedroom, 55% 2 bedroom and 13% 3 bedroom. As 
the site is within an area identified in the draft Wood Green Area Action Plan as 
being more suitable for family sized units, the percentage of family sized units is 
considered low, especially when taking into account the co-living units in the 
overall mix. All conventional residential units will meet the space requirements set 
out in Policy D6 (Housing quality and standards) of the Publication London Plan 
and the Mayor’s Housing SPG ,having individual access to amenity space in the 
form of balconies and communal terraces. 56% of the units will be dual aspect 
and where only single aspect can be achieved, these units would be east or west 
facing. 

 
7.10. On-site child play space will be provided for ages 0-11 years with the remaining 

age (12+) provision being met offsite by way of financial contribution. 
 

Co-living: 
 
7.11. The size of the scheme’s co-living rooms ranges from 21-35m2 (average 22.5m2) 

and the average amenity area per person is 9.5m2 (6.4m2 internal and 3m2 

external).  The amenity areas are provided within the internal co-living communal 
facilities such as kitchen/dining, TV/cinema room, library and club room.  
Additional to these areas, co-living residents will have access to the co-work café 
and gym. The co-living external amenity is provided in dedicated roof terraces at 
6th and 8th floors. Communal areas are located on the ground floor. 

 
7.12. Unlike conventional residential units (C3), there is currently no Local Llan policy 

standards or guidelines for co-living minimum room sizes or amenity areas.  
However, the proposed room and amenity sizes both compare reasonably 
favourably to recently approved co-living schemes in other London Boroughs.   
 
Affordable Housing 

 
7.13. The scheme proposes 40% affordable housing within the conventional residential 

(C3) block of 85 units, which equates to 27 units overall.  The tenure split is 
proposed to be 59% affordable rented (16 units) and 41% intermediate (11 units). 

 
7.14. Regarding the co-living element of the scheme, the London Plan Policy 

advocates a cash in lieu contribution towards conventional C3 affordable housing 
off-site.  The applicant has indicated that due to cross-subsidising others parts of 
the scheme such as the replacement community facility (The African Caribbean 
Cultural Centre), the co-living aspect of the scheme will be unable to provide any 
financial contribution for off-site affordable housing provision. However, in 
accordance with the London Plan, as the scheme includes co-living, it must be 
subject to the Viability Test Route and not the Fast Track Route. Therefore, 
whether or not it is viable for the co-living element of the scheme to provide a 



 

 

contribution towards off site affordable housing provision, the proposal will be 
subject to further detailed scrutiny upon assessment of a planning application. 

 
Impacts on Amenity of Surrounding Residents 

 
7.15. Residential properties border the site to the west and are adjacent to the north, 

north east and east. Whilst the site is identified in the Development Management 
DPD as being suitable for a tall building, this needs to be considered against 
other relevant policies including those related to impact on neighbouring 
residential amenity. Furthermore, Site Allocation SA23 states that heights should 
be restricted where they adjoin the properties on Hornsey Park Road. 

 
7.16. The applicant has advised initial daylight/sunlight testing indicates that the 

proposed scheme would meet the BRE Guidelines.  Any forthcoming planning 
application will be required to include both a full daylight/sunlight report and a 
microclimate report, which will be fully scrutinised as part of the planning 
application assessment process. The views of nearby residents will also be 
sought via the DM Forum and formal planning application notifications.  

 
Transportation and Parking 

 
7.17. In line with policy, given the good accessibility level (PTAL 5), to promote 

sustainable modes of transport, in addition to compliant levels of cycle parking, 
both the conventional residential units and co-living use will be ‘car free’ aside 
from the appropriate number of ‘blue badge’ disabled spaces.  Also, in line with 
current policy, the co-working use will not have any car parking but will have 
compliant levels of cycle parking.  Given the existing community use parking, the 
scheme proposes retaining an appropriate number of spaces so as not to result 
in parking stress on the surrounding area. 

 
7.18. Delivery and servicing will be accommodated to the rear of the site away from 

close proximity to the junction where there may be conflict with other vehicles. 
 
7.19. These matters will be detailed further within the Transport Statement required to 

be submitted with any forthcoming planning application. 
 

Landscaping 
 
7.20. The scheme proposes to improve the public realm interface at the most important 

‘public’ frontages to the north, east and south. This improvement will be aided 
through keeping servicing to the rear or back of the site. Indicative landscaping 
and planting plans show an increase in planting to the footway as well as wider 
pavements and a colonnade to the south in close proximity to the at grade play 
space. Detailed plans and specifications for such provision will be submitted with 
any forthcoming planning application. 

 
Sustainability 



 

 

 
7.21. The applicant is currently working with officers on ensuring carbon reduction and 

overheating targets are met. It is also expected that the proposed development 
be able to connect to the Wood Green District Energy Network (DEN).  These 
matters will be detailed further within the energy and overheating assessments 
required to be submitted with any forthcoming planning application. 



 

 

Appendix 1: Plans and Images 
 
Location plan: 

 
 
Aerial view from south: 



 

 

Proposed Basement Plan: 
 

 



 

 

Proposed Ground Floor Plan: 
 

 



 

 

Proposed First Floor Plan: 
 

 



 

 

Proposed Typical Upper Floor Plan: 
 

 



 

 

Proposed Roof Plan: 
 

 



 

 

Proposed massing and indicative masterplan proposal: 

 
 
Proposed offset distances: 

 
Proposed Computer Generated (CGI) image looking north west from Turnpike Lane: 



 

 

 

 



 

 

CGI – View from Wightman Road: 

 
 
CGI – View from Turnpike Lane looking east: 

 



 

 

CGI – View from Turnpike Lane looking west: 

 
 
CGI – View from the Avenue: 

 
CGI – View from Hornsey Park Avenue: 



 

 

 
 
CGI – View from Clarendon Road: 

 



 

 

CGI – View from Clarendon Square: 

 



 

 

Appendix 2: Quality Review Panel Report 



 

 

 



 

 



 

 



 

 



 

 



 

 

 


