Pre-Application Briefing to Committee
1.

- 7 February 2022

DETAILS OF THE DEVELOPMENT

Reference No: PPA/2021/0010

Ward: St Ann’s

Address: Car Park and open land to the rear of Kerswell Close and 162 St Ann’s
Road, London, N15 5HT
Proposal: Demolition of existing retail unit and removal of existing car park and erection
of a part 4, part 5 storey building plus a separate dwelling house comprising 26 new
affordable homes for Council rent together with associated amenity space, two car
parking spaces, secure cycle and refuse storage, landscaping, tree planting and other
public realm works.
Applicant: London Borough of Haringey
Ownership: Council
Case Officer Contact: Christopher Smith
2.

BACKGROUND

2.1.

The proposed development is being reported to the 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 a planning application, once received, would be presented to
the Planning Sub-Committee in June 2022. The applicant has engaged in preapplication discussions with Council Planning Officers over the last few months.

3.

SITE AND SURROUNDINGS

3.1.

The 0.23ha site currently includes a fenced-off car park, an undulating raised
grassland that features tree and other planting, and a single storey shop unit that
fronts onto St Ann’s Road close to the road junction with Seven Sisters Road.

Fig 1: Existing site

3.2.

The site is bordered by St Ann’s Road to the south and Seven Sisters Road to
the east. The car park is accessed from Kerswell Close to the west and the site is
also bordered to the west and north by residential properties.

3.3.

The site is located within a Critical Drainage Area. It has no other planning policy
designations. To the west of the site is the St Ann’s Conservation Area. Seven
Sisters Road is a designated Area of Change. The railway line to the south is
designated as a Grade II Site of Importance for Nature Conservation (SINC) and
Ecological Corridor.

4.

PROPOSED DEVELOPMENT

4.1.

The proposal is for the demolition of the shop, removal of the car park and
erection of a four to five storey development of 26 dwellings, including a two
storey detached house on Kerswell Close. A community hub office for Council
staff and a separate community workspace are also proposed fronting St Ann’s
Road.

4.2.

The development would be accessed mainly from Seven Sisters Road and would
have a secondary access from Kerswell Close. The proposal includes two
parking spaces, a new landscaped courtyard amenity area, and the provision of
new and replacement tree planting.

5.

RELEVANT PLANNING HISTORY

5.1.

HGY/2018/3553. Replacement of existing car park with a part-3, part-6 storey
building comprising 44 one bedroom affordable residential units together with

amenity space, secure cycle and refuse store, site landscaping and public realm
works including new publicly accessible pedestrian routes and tree planting.
Refused 26/2/2019. Appeal dismissed 2/10/2019.
6.

CONSULTATIONS

6.1.

Public Consultation

6.2.

The applicant will present the development at a Development Management
Forum on 9th February 2022. The applicant’s team has also commenced its own
public consultations..

6.3.

Quality Review Panel

6.4.

An earlier version of the proposal was assessed by the Quality Review Panel
(QRP) on 1st December 2021. The QRP’s report is attached as Appendix 1.

6.5.

The Panel expressed strong support for the proposed land use principles, the
height and scale of the development, and the siting of the buildings and amenity
areas.

6.6.

Detailed design work is ongoing to ensure that these buildings are of a highquality external appearance, with a good quality layout, supported by an excellent
public realm environment.

7.

MATERIAL PLANNING CONSIDERATIONS

7.1.

The Planning team’s initial views on the development proposals are outlined
below.

7.2.

Principle of Land Uses

7.3.

The proposed development would be acceptable in land use terms as it would
replace an underutlised car park and an isolated shop unit with a new
development that would make a significant contribution to the Council’s housing
target (1,592 dwellings per annum) and would re-provide non-residential activities
(a community hub for Council staff and an additional community workspace of a
combined 100sqm) which are appropriate uses for this location outside a town
centre.

Fig 2: Ground floor layout

7.4.

Scale, Massing and Detailed Design

7.5.

The proposed development would be formed of two main buildings – one fronting
onto St Ann’s Road (five storeys) and another fronting onto Seven Sisters Road
(four storeys). A detached house (two storeys) would front onto Kerswell Close.

7.6.

The buildings would be of a contemporary design with chamfered corners and
recessed balconies. The height and siting of the blocks would be appropriate for
this location. The southern building would be screened in views from within the
Conservation Area by existing trees. The eastern building would be set back from
Seven Sisters Road behind an area of soft landscaping.

7.7.

The buildings would be finished with a robust suite of materials that would not
appear out of keeping with the character and appearance of the surrounding
area. As such, the development would appear as a high-quality addition to the
street scene.

Fig 3: Elevation image at corner of St Ann’s Road and Seven Sisters Road

7.8.

Further development of the design is expected as discussions are ongoing.

7.9.

Affordable Housing and Housing Mix

7.10. All of the proposed dwellings would be affordable housing units in Council rented
tenure. 19.2% (5) of the units would be family sized. 7.7% (2) of the units would
be wheelchair-accessible family sized units.
7.11. Layout, Open Space and Public Realm
7.12. The dwellings would meet the Nationally Described Space Standards and all
would have a private amenity space that meets the standards set by the Mayor’s
Housing SPG. There would be communal amenity areas at ground floor, which
would include the provision of play space. All dwellings would be at least dual
aspect.
7.13. The proposal is designed with careful consideration of the amenity impacts from
the nearby road and railway. Design work is ongoing to establish the level of
impact and whether mitigation will be required.
7.14. The development would retain as much of the existing tree planting and green
landscaped areas as possible. New landscaped areas would be provided within
the communal courtyard and local green spaces would be enhanced to
compensate for the loss of green space on this site. The principle of a net loss of
green space has been established as acceptable in the recent appeal decision
(reference HGY/2018/3553) which supported an overall loss subject to an
improvement in the quality of the landscaped areas that are retained.
7.15. The loss of one of the large trees fronting Seven Sisters Road will be necessary
to accommodate the development and was also considered acceptable in the
previous application for the site. The loss of 21 trees will be compensated for by

the provision of 25 new trees on and around the site. It is anticipated that the
replacement of parts of this poor quality green landscaped area with a new highquality development featuring widened footways and comprehensive new
planting, as well as active frontages, would provide significant visual amenity and
security benefits to the local area.

Fig 4: Tree planting plan

7.16. Amenity of Nearby Residents
7.17. The distance between the eastern block and the houses to the west on Kerswell
Close is 30 metres which removes the potential for significant overlooking. Mutual
overlooking of residential gardens in this area already occurs and would not be
increased significantly by this proposal. The buildings have been positioned and
orientated on the site to ensure any loss of daylight and sunlight to nearby
properties would not cause material harm to the amenity of neighbouring
occupiers.
7.18. The development is not expected to create any significant noise, light or air
quality issues for existing residents.
7.19. Transportation and Parking
7.20. There is sufficient car parking available in local streets to accommodate the loss
of this Council-owned car park, which is not currently used to its full capacity.
7.21. The site has excellent public transport connections (PTAL of 4). It is within a short
walk of Seven Sisters train and underground stations and several bus routes.
Policy DM32 supports car free development in areas with this level of public
transport connectivity. As such, this development would not provide any parking

other than for disabled occupiers. This restricted approach to car parking is
supported in this location. Cycle parking spaces will be provided in secure and
spacious locations throughout the site.
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