
  
    

Pre-Application Briefing to Committee - 6 December 2021 
 
1. DETAILS OF THE DEVELOPMENT 
 
Reference No: PPA/2021/0022 Ward: Tottenham Hale 

 
Address:  Ashley Road Depot, Ashley Road, London, N17 9LZ 
 
Proposal: Demolition of buildings and redevelopment of the site to provide approx. 275 
new dwellings (min. 50% for social rent) in buildings of between four and thirteen 
storeys, two commercial units, 41 car parking spaces, new pedestrian/cycle routes, 
landscaping and public realm improvements. 
 
Applicant: London Borough of Haringey 
 
Agent: Iceni Projects Limited  
 
Ownership: Council 
  
Case Officer Contact: Christopher Smith  
 
2. BACKGROUND 
 
2.1. The proposed development is being reported to Planning Sub-Committee to 

enable members to view it ahead of the submission of a full planning application. 
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 May 2022. The applicant has engaged in pre-
application discussions with Council Planning Officers and the Greater London 
Authority over the last few months.  

 
3. SITE AND SURROUNDINGS 
 

3.1. The site is a Council depot approximately 1.5ha in size. It is surrounded by a 
brick wall and fencing fronting Park View Road and a concrete wall fronting onto 
Down Lane Park. The existing Council services are being relocated from this site 
to other locations including the newly completed Council depot on Watermead 
Way (close by to the north). This depot is expected to permanently close soon.  
 

3.2. The existing site is characterised by utilitarian depot buildings with a boundary 
wall of brick on the northern and western sides and of concrete on the southern 
side. The boundary also includes high level fencing on parts of the northern side 
and metal palisade fencing on the western side. In the south-western corner is a 
two storey cottage-style building. 
 



  
    

3.3. The site is located at the northern end of Ashley Road. Down Lane Park is 
located to the south of the site, and Harris Academy Tottenham is to the east of 
the site. On the northern and western sides the site is bordered by Park View 
Road, which is predominantly characterised by terraced residential properties. 
 

3.4. The emerging Tottenham Hale District Centre is located nearby to the south of 
the site. Bruce Grove is a short walk to the west and Tottenham Marshes/Lee 
Valley Regional Park is a short walk to the east. 

 
3.5. The site is located within Site Allocation TH7 (Ashley Road North) of the 

Tottenham Area Action Plan, which allocates this site for residential development. 
The site is also identified for residential development in the Tottenham Hale 
District Centre Framework. 

 
4. PROPOSED DEVELOPMENT 

 
4.1. The proposal is for the demolition of the existing buildings and boundary walls 

and erection of a four to thirteen storey development of 275 dwellings and two 
commercial units. A minimum of 50% of the total residential units will be provided 
for affordable Council rent. 
 

4.2. The scheme would include 41 car parking spaces, new pedestrian/cycle routes, 
associated landscaping and public realm improvements. All buildings on site and 
the boundary walls would be demolished. 

 
5. PLANNING HISTORY 
 
5.1. Depot Site 

 
5.2. The site has no relevant planning history. 

 
5.3. Adjacent School 
 
5.4. HGY/2015/3096 Demolition of existing buildings on the Ashley Road Depot site in 

association with the change of use from sui generis to Class D1 (school) and 
construction of sports hall, sports pitches and floodlights.  Construction of infill 
extensions at first and second floor levels of existing building (previously 
converted to D1 (school) use using permitted development), construction of a 
three storey extension to provide additional educational floor space and other 
minor works.  Permission granted 01/04/2016  

 
5.5. HGY/2019/0111. Variation of condition 2 (approved drawings) attached to 

planning permission HGY/2018/0745 (which approved variations to original 
permission HGY/2015/3096) to make minor alterations to the approved drawings 
list, in order to make minor amendments to omit the inclusion of the existing 



  
    

public footpath to the east of the site at Harris Academy Tottenham. Permission 
granted 09/04/2019. 

 
6. CONSULTATIONS 

 
6.1. Public Consultation 

 
6.2. The consultation period for a Development Management Forum on 8th December 

has been commenced. 
 
6.3. The applicant has also undertaken their own public consultations. All comments 

received during these consultations will be summarised as part of the planning 
application and taken into account in the design of the final development design. 

 
6.4. Quality Review Panel 
 
6.5. An earlier version of the proposal was assessed by the Quality Review Panel 

(QRP) on 29th September 2021.  The QRP’s report is attached as Appendix 1.  
 
6.6. In summary, the Panel strongly support the development’s provisions in terms of 

housing size, tenure and typology mix and its overall sustainability objectives. 
Connectivity improvements through the site and to the Lee Valley Regional Park 
are also supported. 

 
6.7. The provision of tall and taller buildings on the site is also supported by the 

Panel. Detailed design work is ongoing to ensure that these buildings are of a 
high-quality external appearance with good internal layout and that no material 
adverse impacts on the amenity of existing surrounding residents and occupiers 
would arise. 

 
6.8. The submission of a full planning application is anticipated at the end of February 

2022.  
 
7. MATERIAL PLANNING CONSIDERATIONS 

 
7.1. The Planning officer’s initial views on the development proposals are outlined 

below. 
 

7.2. Principle of Land Use  
 
7.3. The proposed development would be acceptable in principle in land use terms as 

this site is identified for residential development by Site Allocation TH7 (Ashley 
Road North) of the Tottenham Area Action Plan. The development would make a 
substantial contribution to the Council’s housing target which is 1,592 dwellings 
per annum. 

 



  
    

7.4. Two small commercial units are also proposed and these are also acceptable in 
land use terms on the basis that they would support the emerging residential 
community on this site whilst creating employment opportunities. 

 
7.5. Principle of Tall Buildings 
 
7.6. London Plan Policy D6 states that Local Plans should identify what each borough 

considers to be a tall building, but this should be no less than 6 storeys in height. 
It also states that boroughs should identify specific locations where tall buildings 
would be suitable and should only allow tall buildings in these identified locations. 
 

7.7. Policy DM6 of the Development Management DPD identifies areas that are 
suitable for tall buildings (which the Council defines as buildings of ten storeys or 
greater), which includes the nearby Tottenham Hale District Centre. This site is 
located outside of these designated areas.  

 
7.8. The Council’s emerging Local Plan, which is expected to be published in draft 

form in early 2022, will include policies which identify new areas suitable for tall 
buildings which may include this part of Tottenham Hale.  

 
7.9. Furthermore, the Tottenham Hale area, which is a short distance to the south, 

includes a cluster of tall buildings some of which will be greater than twenty 
storeys in height. This site is just to the north of this new cluster, separated only 
by Down Lane Park. 

 
7.10. This proposal presents an opportunity for the development to visually connect 

with the cluster of tall buildings on the other side of Down Lane Park through a 
pair of buildings of ten and thirteen storeys. These buildings would also mark the 
location of Ashley Road, which is a key route to and through the site from 
Tottenham Hale.  

 
7.11. The remaining buildings on site would be much lower in height (four to seven 

storeys) with a gentle stepping up in height from the residential properties on the 
northern and eastern sides towards a trio of seven storey buildings that would 
frame the adjacent park. 

 
7.12. As such, the provision of tall buildings on this site is supported in principle, 

subject to these being of a high-quality detailed design and further analysis of 
potential impacts on the amenity of existing surrounding residents. 

 
7.13. Scale, Massing and Detailed Design 
 
7.14. The proposed development would be mostly four to seven storeys in height, with 

two taller elements of ten and thirteen storeys. The taller parts of the scheme 
would address Ashley Road and Down Lane Park providing more attractive 
frontages and increasing natural surveillance to these public areas.  



  
    

 
7.15. The building line to the north and west on Park View Road would be set back 

from the existing site frontage which enables the provision of a stepping up in 
height from the surrounding terraced properties to the proposed four and five 
storey buildings. The seven storey building on the south-eastern corner would 
mark both a renewed entrance to the park and a new public square. 

 
7.16. The buildings would be of a high-quality contemporary design of an appropriate 

height and scale. They finished with a robust suite of materials that would not 
appear out of keeping with the character and appearance of the surrounding 
area.  

 
7.17. Affordable Housing and Housing Mix 
 
7.18. A minimum of 50% affordable housing for Council rent is proposed. 33% of the 

total number of proposed dwellings would be family-sized and all of these would 
be provided within the Council rent tenure.  

 
7.19. 25 of the Council rent dwellings would be larger family homes with four bedrooms 

(9% of the total). 
 
7.20. The market dwellings would all be one and two bedroom units 
 
7.21. The proposed housing and tenure mix is described in the table below: 
 

 
 
7.22. Layout and Public Realm 
 



  
    

7.23. The residential properties would be of a very high quality with all relevant internal 
space requirements to be met. The development layout enables close to all 
properties to have dual or triple aspect and most to have views of green space or 
tree planting. The properties would be designed to avoid noise or light impact 
from the adjacent school. Two commercial properties would serve the amenity 
requirements of residents.  

 
7.24. Site Allocation TH7 requires improved connectivity through the site, which is 

provided in the form an extension to Ashley Road for pedestrians and cycles 
only. 

 
7.25. The development would create large areas of new public realm around and 

through the site including new tree planting, soft landscaping and publicly 
accessible routes through the site. The proposed buildings would be accessed 
directly from these new routes and public realm areas and would have direct 
access to the park. Each dwelling will have private amenity space in accordance 
with London Plan standards. The properties would also benefit from shared 
courtyard gardens, roof amenity areas and direct access to the adjacent park. 
Play space would also be provided on site. 

 
7.26. Amenity of Nearby Residents 
 
7.27. The development would be located so as not to give rise to overlooking any 

existing residential gardens or rear windows. The buildings would be set back 
from the existing depot street frontage to prevent material loss of light to existing 
houses.  The proposal will need to be supported by detailed analysis of the 
impacts on daylight and sunlight privacy and sense of closure.   

 
7.28. Transportation and Parking  
 
7.29. The site has excellent public transport connections (Max. PTAL of 5). It is within a 

ten-minute walk of both Tottenham Hale and Bruce Grove stations. Policy DM32 
supports car free development in areas with this level of public transport 
connectivity.  

 
7.30. 41 car parking spaces are proposed (including eight wheelchair-accessible 

spaces) which is significantly above the level required by policy. This additional 
parking above the policy threshold would provide the spaces necessary to meet 
the anticipated parking demand from future residents of the development. 
Parking in local residential streets will be prevented through a restriction of 
access to parking permits. 

 



  
    

PLANS AND IMAGES 
 
Existing Site Plan 

 

 
 
Ground Floor Layout Plan 

 

 



  
    

 
Local Arrangement of Building Heights 

 

 
 
 
View from Within Down Lane Park 

 

 
 
 
 
 



  
    

Aerial View of Proposed Development 

 

 
 
 



  
    

APPENDIX 1 
 

 
 
 
 
 



  
    

 
 



  
    

 
 
 



  
    

 
 



  
    

 



  
    

 
 



  
    

 
 
 
 
 


