
 

 

Pre-Application Briefing to Committee 
 
1. DETAILS OF THE DEVELOPMENT 
 
Reference No: PPA/2021/0026 Ward: Seven Sisters 

 
Address: Florentia Clothing Village Storage Park, Vale Road, N4 1TD 
 
Proposal: Provision for five new blocks of light industrial floor space (GEA equates to 
circa 9,880sqm) 
 
Applicant: Florentia Property Unit Trust/General Projects RE Limited 
 
Agent: Victoria Orbart, DP9 
 
Ownership: 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 
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 the first quarter of 2022.  The applicant has 
engaged in pre-application discussions with Council Planning Officers as well as 
presenting the scheme to the Quality Review Panel (QRP). 

 
3. SITE AND SURROUNDINGS 
 

3.1. The existing Florentia Clothing Village campus sits to the south of Vale Road and 
comprises a mix of low-rise industrial buildings currently used for a variety of 
creative and start-up businesses comprising light industrial, studio workspace and 
residential uses.  The application site sits to the west of the existing village and is 
occupied by ‘Storage for London’ consisting of 130 self-storage units. 

 
3.2. The site is within a Locally Significant Industrial Site (LSIS), the Harringay 

Warehouse District, a Creative Enterprise Zone (CEZ), and an Area of Change 
(Seven Sisters Corridor). 



 

 

4. PROPOSED DEVELOPMENT 
 
4.1. The proposal is for provision for four new blocks of light industrial floor space 

(GEA equates to circa 9,880sqm). 
 
5. PLANNING HISTORY 
 
5.1. The adjacent Florentia Clothing Vilage itself has been subject to a number of 

different applications.  However, the storage pre-application site itself has no 
relevant planning history. 

 
6. CONSULTATIONS 
 

Public Consultation 
 
6.1. This scheme is currently at pre-application stage and therefore, the Local 

Planning Authority has undertaken no formal consultation at this stage. 
 

Applicant’s Consultation 
 
6.2. Officers have advised the applicant 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. The applicant has engaged with local groups and councillors and will be holding 

public consultation events.  Feedback/comments resulting from the applicant’s 
own consultation will be included within its SCI submitted with any forthcoming 
planning application. 

 
Development Management Forum 

 
6.4. The proposed development is not of such size as to necessitate a Development 

Forum (DMF).  Furthermore, the applicant’s own engagement is considered to be 
sufficient to allow local people to understand and provide feedback on this 
proposal. 

 
Quality Review Panel 

 
6.5. The Quality Review Panel (QRP) reviewed the proposal on 29 September 2021 

with the report attached at Appendix 2.  The summary of the QRP views is: 
 

The panel feels that this has the potential to be an exciting scheme, within a 
distinctive and characterful area. It appreciates the Council’s ambition for high 
quality, sustainable and biodiverse warehouse-style development within this 
unique part of London, and it welcomes the principles outlined by the design 



 

 

team in their presentation. However, it feels that further work, at both a strategic 
and detailed level, is required if its potential is to be realised. 
 
While the panel supports the general typology, scale and height of the proposals, 
it feels that there is more work to do to integrate the scheme into the wider 
context (including Florentia Clothing Village), in terms of how it functions as a 
piece of urbanism and as part of a larger masterplan for the local area. This 
should include further analysis of views, legibility, townscape, connections, 
routes, and links to wider networks. This analysis should feed into the next 
iteration of design, including the configuration, distribution, layout and three-
dimensional design of the new buildings, routes and spaces within the site. 
 
Sustainable design principles should be embedded at the heart of the proposals 
and should inform early strategic decision-making, as well as the detailed design. 
This should include decisions about orientation and form, retention / re-use of 
materials and elements, and the adoption of a fabric-first approach to the design 
of the building envelope. The panel would encourage the appointment of a 
landscape architect to the project team at an early stage, to contribute to the 
strategic and detailed work on the scheme’s landscape design and approach to 
biodiversity. 

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

Principle of Development 
 
7.2. Within Locally Significant Industrial Sites proposals for the intensification, renewal 

and modernisation of employment land and floorspace are supported subject to 
certain criteria being met (see London Plan Policy E7, Development 
Management DPD Policy DM37 and Local Plan Strategic Policy SP8). 

 
7.3. The proposal is likely to result in a significant increase in employment through an 

increase in potential jobs (circa 455) and floorspace; (circa 9,880 sqm). 
 
7.4. The whole Warehouse District is currently included within the Tottenham Creative 

Enterprise Zone, 1 of 6 CEZs across London designated by the Mayor to support 
and enhance affordable creative workspace in the capital alongside the role and 
presence of artists, makers and creators. 

 
7.5. The proposal has been designed to meet the specific need for SME and creative 

space within the CEZ and is therefore strongly supported in principle.  Where 
viable affordable workspace at rents maintained below the market rate will be 
secured in accordance with the requirements of Policy E3 of the London Plan. 

 
Design and Appearance 

 



 

 

7.6. The proposal has been presented to the Quality Review Panel (Appendix 2), 
which was broadly supportive, as summarised at section 6.5 above.  Officers are 
confident that the design approach presented, with further refinement, will result 
in an overall design that is acceptable and can be supported, particularly when 
considered in the context of the surrounding environment, which is comprised of 
mostly utilitarian buildings and the type of use proposed (light industrial).  Officers 
acknowledge that the applicant has designed a scheme that recognises the need 
for buildings that provide visual interest whilst meeting the wide range of 
occupiers’ needs. 

 
Impacts on Amenity of Surrounding Residents 

 
7.7. The design and scale is unlikely to result in a significant impact on residential 

uses within the Florentia Clothing Village adjoining the site and the separation 
distance to the residential terraces to the north along Hermitage Road, are 
substantial. 

 
7.8. The applicant has been advised to consider the impact of any likely night-time 

weekend activities or events and prepare a management plan for consideration, 
to ensure these can be accommodated without affecting neighbouring properties.  
This can then form part of the proposal to provide confidence such activities can 
be managed appropriately. 

 
Transportation and Highways 

 
7.9. As this is a major redevelopment proposal, any forthcoming planning application 

will require a Transportation Assessment.  The key transportation issues are 
sustainable travel, access, improvements to connectivity, and parking and 
servicing demands from within the site, and minimising the impacts of the 
construction process. 

 
7.10. The applicant is currently working with officers on ensuring these and other 

transport and highways matters are appropriately addressed within a Transport 
Assessment. 

 
Landscaping 

 
7.11. The site currently comprises hardstanding and no soft landscaping. Although the 

proposal is for continuation and intensification of light industrial uses, officers 
agree with the QRP that the proposal presents an opportunity to ‘green’ the site.  
This is particularly important given the London Plan requirements relating to 
Urban Greening Factor and securing net biodiversity gain (policies G5 and G6).  
The site lies within a Critical Drainage Area and therefore needs to reduce the 
overall level of flood risk (see Policy DM26 of the Development Management 
DPD) through Sustainable Urban Drainage Systems such as soft landscaping 
and permeable surfaces.  To this end, officers expect the applicant to discuss 



 

 

these matters in further detail and for these matters to be appropriately 
addressed in a landscaping plan. 

 
Sustainability 

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

overheating targets are met.  These matters will be detailed further within the 
detailed Energy and Sustainability statements required to be submitted with any 
forthcoming planning application. 

 
Conclusion 

 
7.13. Officers consider that the principle of the proposed development is acceptable 

and that it will unlikely result in undue harm to neighbouring residential amenities.  
In addition, subject to further detailed design and assessment in conjunction with 
ongoing discussions with officers, matters such as design, transport, 
sustainability and landscaping will likely be satisfactorily addressed should a 
planning application be forthcoming. 



 

 

Appendix 1: Plans and Images 
 
Location plan 

 
 
‘Bird’s eye’ view of existing site looking south 

 

Site 

Site 



 

 

Proposed block plan 

 
 
‘Bird’s eye’ view looking south with proposed indicative blocks shown 

 



 

 

Massing to Vale Road 

 
 
Vehicular entrance to Vale Road 

 
 
Pedestrian entrance to Vale Road 

 



 

 

Typical inner courtyard view with external walkways 

 
 
View from upper walkway 

 



 

 

Appendix 2: Quality Review Panel Report 

 



 

 

 



 

 

 



 

 



 

 



 

 



 

 

 


