
 

Appendix 2 – Plans and images 
 
 

 
 
 
 
 
 
 
 



 

 
Proposed ground floor 
 

 
 
 



 

 
Proposed first floor 

 
 



 

 
Proposed 6th floor 
 

 
 
 
 



 

 
Proposed eighth floor 
 
 

 
 
 
 
 
 



 

 
Proposed roof plan 

 
 
 
 
 
 
 
 
 
 
 



 

 
Clarendon Road Approach View 
 

 
 
 
 
 
 



 

 
Departing Clarendon Road 
 

 
 
 
 
 
 
 
 
 
 
 



 

 
 
Appendix 3 Consultation Responses from internal and external agencies  
 

Stakeholder Question/Comment Response 

INTERNAL   

Design   Having been closely involved in discussions with the applicant for this development from 
pre-application, including for the former larger scheme that also included two 
neighbouring sites, I am very familiar with these proposals, the site and the relevant 
issues. As such I have no concerns with these proposals, which are well designed and 
appropriate to the site, and will provide much needed housing, new business units to 
increase employment and will fit in well with and help encourage the further development 
of this important part of the Haringey Heartlands Growth Area. 
 
Site Location & Context The site is towards the southern end of the Haringey Heartlands 
Growth Area. This London Plan and Haringey Local Plan designation covers a large area 
of existing and former industrial land between the Metropolitan Town Centre along Wood 
Green High Road to the east and the West Coast Main Line railway to the west. Butting 
up hard against the railway embankment, which is wooded and a designated Ecological 
Corridor, the Growth area only extends east as far as the back gardens of existing two 
and three storey, Victorian terraced housing where that exists between the town centre 
and industrial area, and here , towards the southern end of Heartlands, there are several 
such residential streets. Just south of the site, Heartlands ends at Turnpike Lane, a major 
east-west street connecting Turnpike Lane Station, at the southern end of Wood Green 
High Road, and a major transport interchange a 15 minute walk to the east, with Hornsey 
High Street, a 5 minute walk under the main railway line to the west. 
 
Surrounded by other industrial and community uses in a mixture of two and three storey 
buildings of up to forty years old, but generally more recent, either side of the straight, 
north-south spine of Clarendon Road. However, a 1990s housing block, Westpoint 
House, closes the end of Clarendon Road, cutting it off from Turnpike Lane, just one 
property south of the site. A double curving recent road connects Clarendon to Hornsey 

Comment noted 
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Park Road, just north of its crossroads with Turnpike Lane and Wightman Road, a major 
interchange in a wide, nebulous space, dominated by busy traffic, turning lanes and 
numerous pelican crossings. Heading north, Clarendon Road becomes Mary Neuner 
Way where it enters the former gas works, currently being redeveloped by St William, in 
a large major development known as Clarendon Square, to designs by Panter Hudspith. 
This development has done much to firm up the model of how Heartlands should be 
developed, albeit that the amount of workspace and residential, and acceptable height, 
varies across the wider Heartlands area. 
 
The site is part of a Site Allocation, SA23: Clarendon Road South, for employment-led 
mixed-use development. The allocation requires re-provision of the West Indian Cultural 
Centre, maximum feasible quantum of employment floorspace (but that enabling 
residential will be acceptable), taller development acceptable on the west of the site, but 
the east side should take account of the scale of properties on Hornsey Park Road. Draft 
site allocation WGSA24 (consultation draft Wood Green AAP) also recognises the 
potential for the site to be used more intensively to create a new mixed-use development 
including community, employment and residential uses. An allocation in the forthcoming 
new draft Local Plan is likely to be similar. 
 
Masterplan 
 
 As part of the site allocation requirement, given that the application site forms only a 
small part of a large adopted Site Allocation, itself part of a larger designated Growth 
Area, the applicants are required to demonstrate through masterplans that their 
proposals are compatible with both the existing context and likely, similar, SA23 
compliant development on some or all of the other sites within this allocation and its 
neighbours, particularly those in closest proximity. 
 The large major development at Clarendon Square, the former gas works site, a short 
distance to the north of this site and adjoining the northern edge of SA23 is the most 
significant and in many ways forms a suitable model for development of the whole of this 
allocated site. In particular, officers strongly recommend the model of fragmented blocks, 
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forming a street edge interspersed with landscaped courts connected to the streets, with 
stepped and L-shaped blocks creating glimpses through to private rear courtyard 
amenity spaces, as well as of thew gradation of heights from low to the backs of the 
existing two and three storey terraced houses east, to higher to the railway embankment 
to the west, is followed. 
 
 Clarendon Square also includes a gentler rise of height from south to north, with their 
interface with the Chocolate Factory / Haringey Cultural Quarter site at Coburg Road, 
identified as the suitable place for Tall Buildings. This will aid wider legibility, identifying 
the heart of the growth area, where the cultural quarter is, be connected back to Wood 
Green High Road via a new east-west link and mark the Penstock Tunnel crossing under 
the wide barrier of the railway to the west, linking to Alexandra Park. Officers have long 
accepted that the Turnpike Lane interface, particularly its crossroads with Hornsey Park 
Road / Clarendon Road and Wightman Road, has an equally strong justification as a 
location for height, especially as the wide space of the crossroads is somewhat nebulous, 
albeit that it would be just as a point block at the southern end of the WICC site. Having 
said that, the only opportunity for a transition from that point block would be on this (& 
the CRC) site. This thinking leads to a longer north-south heigh profile that drops from 
tall to mansion-block (6-8 storey) north to south across Clarendon Square, then rises 
similarly gently across Clarendon South, justifying the 11-storey height proposed for this. 
 
This proposal has undergone a long and at times tortuous gestation, being originally part 
of a larger comprehensive proposal, which was also for the two neighbouring sites to its 
south, the Haringey Recovery College (CRC - immediately south) and West Indian 
Cultural Centre (WICC - beyond and to its south-east) that was developed right up to a 
planning application but fell through for unconnected reasons. Nevertheless, the 
applicants have convincingly demonstrated that this proposal would be completely 
compatible with an effective completion of the rest of the development on those two sites. 
They have also demonstrated convincingly that a separate development on just the CRC 
site, either as previously envisaged, with a similar height alongside the taller part of this 
proposal at the western end of the site, or on the most impactful alternative, with a similar 
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height but pushed instead to the eastern end of the CRC site, would be compatible with 
these proposals.  
 
Other sites within the allocation are separated by at least the width of the street from this. 
Many are, it would appear, currently unlikely to be redeveloped in the short-to-medium 
term, including two that have recently been modestly extended, but we know at least one 
is in advanced current pre-app discussions. Nevertheless, officers are confident that the 
street width separation and a pattern of development that includes courtyards off the 
street, will maintain a pleasing streetscape and good residential amenity. This 
development can be considered compatible with that pattern of development, provided 
neighbouring sites maintain that pattern, and therefore can be considered compatible 
with potential future developments on the northern or western sides of the neighbouring 
streets to this site. 
Streetscape Character & Pattern of Development 
 
The site is on the corner of a junction, between the main north-south alignment of the 
original Clarendon Road and the point where the original’ straight, north-south alignment 
of Clarendon Road was previously disrupted, by the construction of Westpoint 
Apartments closing off its previous connection to Turnpike Lane, and a new, double-
curved street, also named Clarendon Road, connecting traffic to Hornsey Park Road, 
just north of its crossroads with Turnpike Lane and Whiteman Road. The eastward, 
“chicane” section of Clarendon Road is deeply unsatisfactory in urban design and 
streetscape terms, being pedestrian unfriendly with lack of legibility and limited active 
frontage, particularly at the current configuration of this application site, which very much 
fronts west, with side flank small windows and rear 3 high fences to the chicane portion, 
with CRC and the WICC doing much the same. At the same time its western frontage, 
like that of CRC, are set well back from the dead-end continuation of Clarendon Road, 
which itself peters out in residents parking for Westpoint and a car-park / service yard for 
WICC. 
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Although redevelopment of the two neighbouring sites will be required to fully repair the 
streetscape here, this proposal goes a long way to improving things. The proposed 
building form and architectural treatment addresses the junction, with a facetted corner 
and the highest point marking the junction, whilst the most active frontage, with the 
residential main entrance and the three business units’ front doors and “shopfront” 
windows facing north and east. The development also widens, moderately straightens 
and greens-up the chicane frontage, with a set-back building line, widened pavement, 
new street trees and raingardens. 
 
 No significant new public realm is created in this proposal, so it does not directly 
contribute to creation of a courtyard garden or yard as established in the Clarendon 
Square precedent, but as the height cascades down in its eastern side in a series of 
landscaped roof terraces, providing private amenity and play space for residents of this 
proposal, its landscaped quality would become evident and connect to the “greenedup” 
eastern chicane of Clarendon Road. The small courtyard / lightwell space in the central 
third of this proposal’s southern flank could also connect to the envisaged courtyard part 
of the CRC site, and the development does provide a nett gain in usable public space. 
 
Form, Bulk, Height, and Massing 
 
At eleven storeys, this proposal just meets definition of a Tall Building, defined as of 10 
storeys or over in our adopted local plan, and rather more easily meets the stricter, more 
recent, government definition, of over six storeys. Nevertheless, the site is within a zone 
recognised in Haringey’s Local Plan as suitable for tall buildings, and the design officer 
assessment is that the site and this proposal can be justified as a tall building. 
 
At eleven storeys, this proposal just meets definition of a Tall Building, defined as of 10 
storeys or over in our adopted local plan, and rather more easily meets the stricter, more 
recent, government definition, of over six storeys. Nevertheless, the site is within a zone 
recognised in Haringey’s Local Plan as suitable for tall buildings, and the design officer 
assessment is that the site and this proposal can be justified as a tall building. 
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 The site is within the areas of both the adopted Local Plan and draft Wood Green 

AAP, both supporting the principle of tall buildings in this location;  

 The council prepared a borough-wide Urban Characterisation Study in 2016, 

which supported tall buildings in this location, as part of a cluster marking the 

southern end of the Heartlands Growth Area;  

 High quality design especially of public realm is being delivered by other 

developments within Heartlands, particularly Clarendon Square, and can be 

further expected as part of the WICC development, with which this proposal will 

be integrated; 

  The applicants Design & Access Statement demonstrates how they have 

considered local and more distant views of the proposal, further discussed below;  

 The proposal will be capable of being considered a “Landmark” by being a 

wayfinder and a marker within the masterplan, marking the junction in Clarendon 

Road and forming a subsidiary part of a n intended cluster at the key junction of 

the Turnpike Lane etc crossroads (where the tallest node will be on the WICC 

site), and forming a gateway to the heart of Tottenham Hale; 

  It will also be capable of being considered a “Landmark” by being elegant, well-

proportioned and visually interesting when viewed from any direction as discussed 

below;  

 Consideration of impact on ecology and microclimate encompasses daylight, 

sunlight and wind, are assessed by others, but this proposal is not expected to 

have a significant impact, being well away from any protected biodiversity. Impact 

on ecology could also include impact on the flight of birds and other flying 

creatures, but this is only likely to be relevant adjacent to open countryside, a 

large open space or open waterway, which this is not; 
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 The proposed tall buildings will be in proximity to a number of other tall and less 

tall buildings, but impact on them and of them on this proposal is considered in 

detail in the applicants views; 

 And the urban design analysis and 3d model views of their proposal satisfactorily 

shows that the tower could be a successful and elegant landmark, contributing to 

the planned cluster of tall buildings. 

 The detailed design of the tower has undergone extensive revision and 

refinement, in conjunction with numerous workshops with Officers, during the 

course of this application, particularly in making the tower more slender and 

elegant. 

 

For the design to be successfully “read” in more distant views, there has to be a 

significant contrast between the base, middle and top. This proposal is designed 

with a distinct two storey base, in a darker brick on a more open grid, expressing 

the commercial uses and residential entrances, and incorporating first floor flats 

behind terraces. The base will feature intricately detailed brickwork, reflecting 

details used in the Clarendon Square development and providing a more robust 

facade, where traffic & discolouration is likely to be greater. The middle is then 

formed by more domestically scaled windows in a two-storey grid of windows and 

recessed balconies, in a middle-toned brick, with the top expressed as a four-

storey giant frame with infill of more textured brickwork. The form of the proposed 

tower is also expressed in the “cascade” of roof terraces down its eastern side, 

integrated into the two-storey grouping of the middle of the composition and better 

integrating this taller building into the lower rise buildings to its east. 

Elevational Treatment, Fenestration & Balconies 
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These proposals have an orderly, elegant and exceptionally carefully designed 
elevational treatment, expressing the base, middle and top and the cascade of roof 
terraces as mentioned above. Openings, whether they are doors at ground level, or 
windows and recessed balconies throughout, are at least paired vertically. In the base 
(ground and first floor), the darker brick frame has a textured detailing, and windows are 
larger, with the small areas of remaining intervening brickwork flat. Over the middle, the 
main expanses of brickwork are flat with textured brick spandrels between paired 
windows and projecting horizontal bands between each pair of floors, integrated to the 
steps in the eastern façade. And finally, at and top, larger expanses of textured brickwork 
and larger windows are between the flat brick giant four storey frame that also hides 
rooftop plant and lift overruns. Windows are also vertically proportioned, except in the 
base, expressing the different residential and commercial uses. Importantly, window 
reveals, and brick profiling generally will be deep, giving a solidity and vibrancy to the 
well-considered façade modelling, and adding to residents’ privacy. Roof terraces are 
screened behind high parapets, coordinated into the pairing of floors, supplemented by 
a low balustrades Balconies are always recessed, for added privacy and to better 
integrate them into the building and façade composition. Balustrades are designed with 
vertical balusters to give light into and views out from them whilst giving some privacy 
and hiding clutter in more oblique views. 
 
Materials & Detailing 

 
The proposed materials palette is brick-based, with a crème brick proposed for most 
floors and a darker grey brick for the ground and first floor base, but a precise brick is 
not specified. The Design and Access Statement suggests it should be a crème and dark 
grey brick with a strong red-brown element and a degree of warmth and variation, which 
would be strongly supported on design grounds, and would be dependent on selection 
required by condition. Metalwork to windows, balustrades etc would be in complimentary 
colours, similarly agreed buy condition. 
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Careful consideration has been given to design of doors and ground floor windows, to 
give a light and airy opening to the main residential entrance, flexible “shopfronts” to the 
commercial units and robust but interesting solid doors to more functional doors. In 
particular, the decorative patterns to these solid doors will permit ventilation, to refuse 
stores and car parking, yet hide potentially ugly functions and still provide visual interest 
and a surface discouraging of and resistant to vandalism and graffiti. 
 
Residential Quality 
 
All maisonette, flat and room sizes comply with or exceed minima defined in the 
Nationally Described Space Standards, as is to be routinely expected. All flats also have 
one or two recessed balconies providing private external amenity space, all of which are 
at least as large as the London Plan requirement. 
 
Most of the proposed flats (61%) have full dual aspect. Of the few that do not (two per 
floor on 1st-5th, one per floor on 6th-10th floors), all also have a side window onto their 
recessed balcony, all are east or west facing, the best direction for single aspect units, 
and all are single bedroom flats, so that all potential family sized flats have two aspects. 
 
In addition to each flat having at least one private balcony, there are three landscaped 
communal external amenity terraces, at the 6th floor, 8th floor and roof level. Those on 
both the 6th and 8th floors include large equipped childrens playspace, with that in the 
6th floor including a large covered external play area as well as the area open to the sky; 
these meet the GLA policy requirement for playspace for the development for 0-4 and 5-
11 year old children. The remainder of those two roof terraces and the whole of the 
rooftop accessible terraces will include planting beds for biodiverse ornamental plants 
and shrubs, seating benches, decking and potted small trees, with a pergola included on 
the rooftop terrace, considered a more “adult” communal amenity space. 
 
There will also be biodiverse green roofs to the inaccessible roofs at the 2nd floor and 
over the rooftop plant and lift/stair core. In addition to the new street trees, landscaping 
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and raingardens to the chicane street, these will contribute to an overall high impression 
of verdant greenery for such a large and sitefilling development. 
 
Privacy & Outlook 
 
This proposed development will be relatively distant from any existing homes but is 
expected to be joined onto the neighbouring future part-residential development on the 
CRC site to the immediate south, and in close proximity to several others, as part of the 
expectation of continued intensification and redevelopment of the wider Haringey 
Heartlands area and the rest of this site allocation in particular. 
 
In expectation of the neighbouring development on the CRC site, this development 
generally turns its back on its southern flank, with windows to the lift and stair cores and 
a few secondary residential windows (to bedrooms, bathrooms, kitchens and circulation), 
onto the small lightwell, and no openings except the sides of west facing recessed 
balconies withing the flank walls against the boundary. There should be no objection to 
development on the CRC site being build right up to any part of their mutual boundary 
with no openings, or being close to any part of their mutual boundary, including some 
potential locations for windows to habitable rooms, that would not cause a privacy 
concern, in the relatively unlikely event that they needed north facing windows. These 
applicants’ masterplan goes into detail of how a couple of possible neighbouring 
developments could match this site’s development quantum without creating any privacy 
concerns. 
 
Other neighbouring potential development sites are all separated from this site by at least 
a street width, which should be close to or more than the 18m necessary to ensure 
privacy, notwithstanding that there is less expectation of privacy to street facing windows. 
It should also be noted that in many flats where bedrooms face the street, they are 
recessed behind balconies. 
 
Daylight & Sunlight 
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Of relevance to this section, Haringey policy in the DM DPD DM1 requires that: “…D 
Development proposals must ensure a high standard of privacy and amenity for the 
development’s users and neighbours. The council will support proposals that: a. Provide 
appropriate sunlight, daylight and open aspects (including private amenity spaces where 
required) to all parts of the development and adjacent buildings and land; b. Provide an 
appropriate amount of privacy to their residents and neighbouring properties to avoid 
overlooking and loss of privacy detrimental to the amenity of neighbouring residents and 
residents of the development…” 
 
The applicants provided Daylight and Sunlight Report on their proposals and of the effect 
of their proposals on neighbouring dwellings. These have been prepared fully in 
accordance with council policy following the methods explained in the Building Research 
Establishment’s publication “Site Layout Planning for Daylight and Sunlight – A Guide to 
Good Practice” (2nd Edition, Littlefair, 2011), known as “The BRE Guide”. 
 
The assessment finds that the impact of the development on existing neighbouring 
residential properties is generally favourable for both daylight and sunlight, with only 21 
neighbouring existing residential windows found to lose a noticeable amount of daylight, 
and 15 neighbouring windows losing a noticeable amount of sunlight. Notably, none of 
the older residential properties on Hornsey Park Road or further east or south would lose 
a noticeable amount of daylight. 
 
The only residential properties affected would be 16 north facing windows in Westpoint 
apartments, 13 of which are only marginally affected and the remaining 3 are beneath 
overhanging balconies, and 5 windows in Katerina House (50 Clarendon Road), a recent 
conversion of workspace without planning permission that in all cases are to windows 
below overhanging balconies. Four relatively small windows to the rear of nos. 23 & 29 
Hornsey Park Road that would lose noticeable amounts of sunlight are close to rear 
projections to their south making it difficult to avoid some loss, whilst the affected 
windows in 50 Clarendon Road (Katerina House) are again beneath projecting balconies. 
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The assessment also finds that no existing neighbouring external amenity spaces would 
lose noticeable amounts of sunlight. Given that the existing building is a low 2 storey 
structure, meaning neighbours have been receiving more day and sunlight across the 
application site than would be expected, these results can be considered wholly 
acceptable. 
 
The applicants’ assessment also finds the proposals would achieve good levels of 
daylight to the proposed dwellings. Only 12 rooms in the whole development would 
receive less than the BRE Guide recommended daylight levels, of which seven are very 
close to the recommendations. Just three relevant rooms (living rooms within 90˚ of 
south) fail to achieve the BRE recommended sunlight levels. All of the proposed outdoor 
communal amenity spaces meet the recommendations. 
 
In the case of higher density developments, it should be noted that the BRE Guide itself 
states that it is written with low density, suburban patterns of development in mind and 
should not be slavishly applied to more urban locations; as in London, the Mayor of 
London’s Housing SPG acknowledges. In particular, the 27% VSC recommended 
guideline is based on a low density suburban housing model and in an urban 
environment it is recognised that VSC values in excess of 20% are considered as 
reasonably good, and that VSC values in the mid-teens are deemed acceptable. 
Paragraph 2.3.29 of the GLA Housing SPD supports this view as it acknowledges that 
natural light can be restricted in densely developed parts of the city. Therefore, full or 
near full compliance with the BRE Guide is not to be expected and the fact that it is very 
nearly achieved here is considered an excellent performance. 
 
Conclusions 
 
This proposal is for a well-designed mixed use development that would provide a 
significant number of high quality new homes as well as improved workspace in and are 
identified as suitable for considerably increased intensity, density and height of 
development in adopted London and Haringey Planning Policy. The applicants have 
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demonstrated it would be complimentary to a range of different likely development., or 
of no change, on neighbouring sites also within the Growth Area, and not be harmful to 
character and amenity of areas outside of the Growth Area. It would also encourage 
progress on development of the wider Haringey Heartlands Growth Area, form a marker 
of development and contribute to its extension into the Clarendon Road South site 
allocation, towards the anticipated landmark development at the key crossroads on 
Turnpike Lane. A high quality, brick based materials palette and detailing language 
compliment the well-considered, attractive proposed composition 
 

 

Transportation Development proposal 
The proposals are for the demolition of the existing building and construction of an eleven 
storey building to provide 51 residential Units and 560sqm of commercial floorspace. 
 
The breakdown of the residential units is as follows; 
 

 19 N. 1 bedroom units 

 26 No. 2 bedroom units 

 6 No. 3 bedroom units. 

 
5 of the residential units will be fully accessible/wheelchair units. 
 
2 off street blue badge parking bays are proposed and 93 long stay, and 12 short stay 
cycle parking spaces as well.  
 
Location and access  
This site is currently the ‘Jessica Buttons’ factory and is located on Clarendon Road.  
 
It has a PTAL value of 4-5, considered ‘good’ to very good’ access to public transport.  
Bus services are close by, Turnpike Lane Underground station is a 9 minute walk away, 

Observations 
have been taken 
into account. The 
Recommended 
legal agreement 
clauses and 
conditions  
attached.   
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and Hornsey National rail station a 7 minute walk away. Areas of ‘excellent’ public 
transport accessibility (value 6A) are close by. 
 
It is also located within the Wood Green Outer CPZ which has operating hours of 0800 
– 1830 Monday to Saturday. The Wood Green Inner CPZ boundary is close by, at the 
junction of Clarendon Road with Hornsey Park Road to the west of the site. 
 
Transportation considerations 
 
In assessing this application, we have to consider the current use of the site and the 
temporary use granted as a nursery and church as part of the decant due to a nearby 
development by the same applicant. 
The existing temporary church and nursery use forecasted that there will be some 220 
attendees attending the Church  with a total of 40 cars arriving and departing during the 
busiest time periods ( 09:00-10:00 and 13:00-14:00) the applicant  provided a total of 9 
car parking spaces on site and the remainder of the vehicles would have parked on 
street. The nursery element would result in 6 car trips during the critical AM and PM 
periods. 
 
Access arrangements 
A vehicular access will be required to the western side of the site which will require 
alteration to the  existing crossover/access. The applicant’s proposal includes changes 
to the  waiting and loading restrictions and  public realm changes at the site on the 
eastern side, the alteration to the public highways  will need to be secured by a Section 
278 Agreement under the Highways Act, with the applicant meeting all of the Councils 
and works costs.  
 
Car parking considerations and permit free status. 
As the site is located within a CPZ and has good to very good public transport 
accessibility, it meets the criteria of policy DM32 to be formally designated as a car 
free/permit free site. A car free s106 agreement will be required to restrict eligibility of all 
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occupiers from obtaining CPZ parking permits. The developer will be responsible for cost 
(£4000) for amending the CPZ. Designation as a car free/permit free development 
accord with Haringey and London Plan policies and is appropriate.  
 
The TA includes details of a parking stress survey. This recorded survey wide stresses 
of 72% across the 500m wide/walk distance survey area. 277 spaces were recorded as 
available within this area. Looking at the streets closest to the site, it is noted there were 
only a low number of available spaces recorded in Clarendon Road and Mary Neuner 
Road, however 13 available spaces were recorded overnight within the Avenue.  
 
Given the very good access to public transport services, close proximity to local shops 
and services on the south side of Turnpike Lane, and car free status with comprehensive 
formal parking controls, it is not anticipated that there will be much car parking demand 
generated at all by this development proposal. Of the 51 units only 6 are family sized.  
There will also be a travel plan and Transportation will require and enhance car club 
provision to further mitigate any potential parking demands that could arise. All of these 
components will work together to reduce potential parking demands.  
 
The transport planning and highways authority is aware that there are local parking 
issues reported by residents, that are essentially resultant from events related parking 
pressures generated by the adjacent community centres and facilities. The Highways 
and parking team developed possible measures to address these issues following a 
number of requests received from residents prior to Covid 19 to increase parking controls 
on Clarendon Road N8.  The parking team conducted a video traffic survey to understand 
the level of infringement of parking restrictions and on footways for a potential parking 
scheme in Clarendon Road N8.  Results of this surveys shows a significant change in 
parking violations post  the Covid 19 pandemic with no infringements being recorded 
during the duration of the surveys which were commissioned to take place whilst events 
were taking place at the local community centres. Ultimately the issues experienced can 
only be addressed by a mixture of active parking enforcement and behavioural change. 
Any potential parking impacts resultant from this development proposal are likely to be 
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very minor and only result in additional parking outside of CPZ operational hours. It is 
therefore not possible for the Transportation Planning and highways authority to object 
to this application on parking grounds as there is sufficient parking restriction to prevent 
illegal parking in this location in the form of double yellow lines with blips, the issue is 
therefore one of enforcement. We have also concluded that the development proposal 
will result in less  parking demand when compared to the existing use as a Church. 
 
Blue badge parking 
The London Plan requires provision of 3% blue badge parking from the outset and the 
ability to provide 10% if required. The two spaces proposed for off street meet the 3% 
requirement.  The applicant has suggested conversion of existing on street bays to 
provide additional blue badge parking in close proximity to the site if demands require. 
Whilst the London Plan policy requires the ability to provide up to 10%, it is not 
necessarily expected that this full demand will materialise.  
 
The applicant will need to provide a plan for meeting the future demands of the occupiers 
of the accessible units at the site, and detail what steps are to be taken to react to 
demands and implement further bays, which would require agreement with the highways 
and parking teams at Haringey. This will be secured via the parking management plan 
which will be monitored as part of the travel plan which will be secured by the S.106 
agreement. 
 
Cycle parking 
Cycle parking provision for 93 cycle spaces is proposed – comprising of 74 spaces (two 
tiered), 14 spaces (Sheffield stands) and 5 spaces for larger bicycles. These cycle 
spaces are located in the basement and an access lift measuring 1.2m x 2.3m will be 
provided. In addition, it is proposed to provide six ‘Sheffield Stands’ (12 cycle spaces) on 
Clarendon Road for short stay cycle parking.  
 
It is noted that the short stay/visitor cycle parking appears to be located within the 
highway adjacent to new areas of public realm that will be created by this development.  
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Detailed drawing of the public realm works must be provided for approval and will be 
secured by the S278 Agreement.  
 
A pre commencement condition requiring submission of details of cycle parking provision 
for the commercial use (worst case for uses permitted within use Class E), for approval 
prior to occupation, is required. All cycle parking is to be designed and detailed to meet 
the London Cycle Design Standards. 
 
 
 
 
Delivery and servicing arrangements 
The application is supported by a draft delivery servicing management plan (DSMP). 
There is reference to one delivery and servicing visit for the commercial/office floor 
space, and 8 for the residential units.  
 
The applicant envisages all delivery and servicing activity to take place from the adjacent 
kerbside from the carriageway.  Smaller service vehicles could use any available CPZ 
bays, larger vehicles would need to park to the perimeter of the development. This would 
require removal of or adjustments to the double yellow line restrictions with double blips 
that prevent any loading activity at present, which have been implemented to address 
the event related parking issues that have arisen.  
 
A pre commencement condition for the developer/applicant to agree a regime of 
adjustments to existing on street waiting and loading restrictions will be required to 
ensure that any proposed changes are safe and appropriate from the highway 
perspective. Any changes will need to be included within the S278 Agreement. A 
separate pre commencement condition for an enhanced delivery and servicing plan to 
address this issue will be required.  
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It is noted that refuse and recycling collections are envisaged as taking place from both 
sides of the development and the proposed storage and collection arrangements will 
need to be supported by the Borough’s waste team. The details for these should be 
included in the enhanced Delivery and Servicing Plan. 
 
Car club facility 
As commented earlier in this response, the further mitigate any potential parking impacts, 
the applicant should include a car club facility for the development. This must be covered 
by the section 106 agreement and should include the applicant providing details of the 
recommended provision by the car club operator. It is expected that this will include two 
years free membership for each unit plus a driving credit of £100 per unit. 
 
 
 
 
Travel Plan 
There is reference on the application to provision and implementation of a Residential 
Travel Plan. This must be secured by the S106 or by condition and submitted to the 
council for approval no less than 3 months before the development is occupied. 
 
Construction Phase 
The application is supported with an outline construction logistics plan, this must be 
secured by S106 agreement including a monitoring contribution of £10,000 ( Ten 
thousand pounds), to monitor this development proposal and the other development 
proposals in the Wood Green area to ensure that activities are coordinated and safety 
and integrity of the highways network is maintained. We will require the applicant to 
submit detailed Construction Logistics Management Plan for approval prior to the start 
of any works. The applicant should be advised to undertake early discussions with 
Haringey Highways Construction Logistic Team to agree traffic management 
arrangements that may be required.  
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Summary  
This application is for redevelopment of the site at 30 to 36 Clarendon Road, to provide 
51 residential units and some commercial floor space. The development is proposed as 
car free except for two blue badge spaces to be located within the site.  
 
The development is appropriate to be dedicated as a car free development, in line with 
the London Plan Policy T6 Car Parking, and Haringey Development Management  DPD 
Policy DM 32, as this location is located in an area with a high public transport 
accessibility level and a CPZ is in place to restrict parking. In addition any parking 
demands generated by the development is likely to be  minor when combined with the  
proposed mitigation measures such as  the permit free status, travel plan, car club and 
high-quality cycle parking provision, in addition local shops and services are located 
within a short distance of the development. 
 
It is recognised that there are existing parking issues and nuisance generated by some 
event activity at the community facilities located close by, this application should not 
worsen this situation and reduction in nuisance generated with this issue will have to 
come from behavioural change and ongoing parking enforcement. It is also to be noted 
that the proposed residential units will generate less trip and parking demand when 
compared to the existing use as a church and nursery. 
 
We will require the following section 106 obligation and conditions to be secured as part 
of the proposed development to ensure that the development proposal complies with the 
policy requirements of the London Plan, Haringey Local Plan and Haringey Development 
Management DPD, subject to the following conditions section 106 obligations and 
conditions we have no objection to this development proposal: 
 
1. Car-Free Agreement 
The owner is required to enter into a Section 106 Agreement to ensure that the residential 
units are defined as “car free” and therefore no residents therein will be entitled to apply 
for a residents parking permit under the terms of the relevant Traffic Management Order 
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(TMO) controlling on-street parking in the vicinity of the development. The applicant must 
contribute a sum of £4000 (four thousand pounds) towards the amendment of the Traffic 
Management Order for this purpose. 
 
Reason: To ensure that the development proposal is car-free and any residual car 
parking demand generated by the development will not impact on existing residential 
amenity. 
 
2. Car Club Membership 
The applicant will be required to enter into a Section 106 Agreement to establish a car 
club scheme, which includes the provision of two years’ free membership for all residents 
and £100 (one hundred pounds in credit) per year/per unit  for the first 2 years. 
 
Reason: To enable residential occupiers to consider sustainable transport options, as 
part of the measures to limit any net increase in travel movements. 
 
3. Construction Logistics and Management Plan 
The applicant / developer is required to submit a Construction Logistics and Management 
Plan, 6 months (six months) prior to the commencement of development , and approved 
in writing by the local planning authority. The applicant will be required to contribute, by 
way of a Section 106 agreement, a sum of £5,000 (five thousand pounds). The plan shall 
include the following matters, but not limited to, and the development shall be undertaken 
in accordance with the details as approved: 
a) Routing of excavation and construction vehicles, including a response to existing or 
known projected major building works at other sites in the vicinity and local works on the 
highway; 
b) The estimated number and type of vehicles per day/week; 
c) Estimates for the number and type of parking suspensions that will be required; and 
d) Details of measures to protect pedestrians and other highway users from construction 
activities on the highway. 
 



 

Stakeholder Question/Comment Response 

Reason: To provide the framework for understanding and managing construction vehicle 
activity into and out of a proposed development in combination with other sites in the 
Wood Green area and to encourage modal shift and reducing overall vehicle numbers. 
To give the Council an overview of the expected logistics activity during the construction 
programme. To protect of the amenity of neighbour properties and to main traffic safety. 
 
4. Cycle Parking 
The applicant will be required to provide long and short-stay cycle parking provision, for 
both residential and non-residential elements of the development, in line with the London 
Plan (2021), cycle parking is to be design and implemented in line with the London Cycle 
Design Standards. 
 
Reason: To promote travel by sustainable modes of transport and to comply with the 
London Plan (2021) standards and the London Cycle Design Standards. 
 
5. Delivery and Servicing Plan 
The applicant shall be required to submit a Delivery and Servicing Plan (DSP) for the 
local authority’s approval. The DSP must be in place prior to occupation of the 
development. The delivery and servicing plan must also include a waste management 
plan which includes details of how refuse is to be collected from the site.  
 
Reason: To ensure that the development does not prejudice the free flow of traffic or 
public safety along the neighbouring highway. 
 
7. Residential Travel Plan 
Within six (6) months of first occupation of the proposed new residential development a 
Travel Plan for the approved residential uses shall have been submitted to and approved 
by the Local Planning Authority detailing means of conveying information for new 
occupiers and techniques for advising residents of sustainable travel options. The Travel 
Plan shall then be implemented in accordance with a timetable of implementation, 
monitoring and review to be agreed in writing by the Local Planning Authority, we will 



 

Stakeholder Question/Comment Response 

require the following measures to be included as part of the travel plan in order to 
maximise the use of public transport: 
a) The developer must appoint  a travel plan co-ordinator, working in collaboration with 
the Estate Management Team, to monitor the travel plan initiatives annually for a 
minimum period of 5 years. 
b) Provision of welcome induction packs containing public transport and cycling/walking 
information to every new resident. 
c) The applicants are required to pay a sum of, £2,000 (two thousand pounds) per year 
per travel plan for fiver years £20,000 ( twenty thousand pounds) in total  for the 
monitoring of the travel plan initiatives. 
 
Reason: To enable residential occupiers to consider sustainable transport options, as 
part of the measures to limit any net increase in travel movements.  
 
13. Section 278 (Highway Works) Agreement 
Prior to the first occupation of the development, the developer shall enter into an 
agreement with the Council as the Local Highway Authority under Section 278 of the 
Highways Act 1980 to undertake highway works comprising, new public realm scheme, 
cross over and footways works proposed on Clarendon Road. The applicant will be 
required to provide details designs for all associated works including a Stage 1 and Stage 
2 Road Safety Audits being carried.  
 
Reason: To ensure the highway works are undertaken to high-level standards and in 
accordance with the Council's requirements. To enable the amendment of the Traffic 
Management Order enabling the reinstatement of on-street parking outside the site, as 
well as lining and signing works. 
 
Conditions 
 

1. Service and delivery plan, the applicant will be required to submit a service and 

delivery plan which includes how refuse collections will be made by both the 
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residential and commercial element of the development proposal.  The plan must 

be submitted for approval before the development is occupied. 

 

Reason: To reduce the number of trips and reduce the impacts of the development 
proposal on the highways network. 

 

Carbon team Carbon Management Response 10/05/2023 
 
In preparing this consultation response, we have reviewed: 

 Energy Statement prepared by XCO2 (dated May 2023) 

 Overheating Risk Assessment prepared by XCO2 (dated 7 October 2022) 

 Sustainability/BREEAM Statement prepared by XCO2 (dated 19 October 2022) 

 Whole Life Cycle Carbon Assessment prepared by XCO2 (dated 17 October 
2022) 

 Circular Economy Statement prepared by XCO2 (dated 17 October 2022) 

 Relevant supporting documents. 
 

1. Summary 
The development achieves a reduction of 63.3% on site, which is supported in 
principle. The applicant should provide further clarifications with regards to the Energy 
Strategy and Overheating Strategy as mentioned in the following sections. Appropriate 
planning conditions will be recommended once this information has been provided. 
 

2. Energy Strategy 
Policy SP4 of the Local Plan Strategic Policies, requires all new development to be 
zero carbon (i.e. a 100% improvement beyond Part L 2013). The London Plan (2021) 
further confirms this in Policy SI2.  
 
The overall predicted reduction in CO2 emissions for the development shows an 
improvement of approximately 63.3% in carbon emissions with SAP10 carbon factors, 

Observations 
have been taken 
into account.  
Conditions and 
clauses in 106 
recommended  
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from the Baseline development model (which is Part L 2013 compliant). This 
represents an annual saving of approximately 42.7 tonnes of CO2 from a baseline of 
67.5 tCO2/year.  
 
London Plan Policy SI2 requires major development proposals to calculate and 
minimise unregulated carbon emissions, not covered by Building Regulations. The 
calculated unregulated emissions are:  30.8 tCO2. 
 

 Residential Non-
residential 

Site-wide 

(SAP10 emission 
factors) 

tCO2 % tCO2 % tCO2 % 

Baseline emissions  57.1 10.4 67.5 

Be Lean savings 5.7 10% 4.0 38.6
% 

9.7 14.3% 

Be Clean savings 0.0 0% 0 0% 0.0 0% 

Be Green savings 30.6 53.7% 2.4 22.9
% 

33.0 48.9% 

Cumulative savings 36.3 63.6% 6.4 61.4
% 

42.7 63.3% 

Carbon shortfall to 
offset (tCO2) 

24.8 

Carbon offset 
contribution 

£95 x 30 years x 24.8 tCO2/year = £70,680 

10% management 
fee 

£7,068 

 
Energy Use Intensity / Space Heating Demand 
Applications are required to report on the total Energy Use Intensity and Space Heating 
Demand, in line with the GLA Energy Assessment Guidance (June 2022). The Energy 
Strategy should follow the reporting template set out in Table 5 of the guidance, 
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including what methodology has been used. EUI is a measure of the total energy 
consumed annually but should exclude on-site renewable energy generation and 
energy use from electric vehicle charging.  
 
The overall energy use intensity (EUI) of the proposed development is 448,040 
kWh/year. The average proposed space heating demand is 29.59 kWh/m2/year. 
 

Building type EUI 
(kWh/m2/year) 

Space Heating 
Demand 
(kWh/m2/year) 

Methodology 
used 

Residential    

Non-Residential    

 
Actions: 

- What is the calculated Energy Use Intensity (excluding renewable energy) for 
the residential and non-residential build? How does this perform against the 
GLA benchmarks, i.e. at 35 (residential) and 55 (non-residential) kWh/m2/year? 
Please re-submit the information in line with the GLA’s reporting template and 
specify the methodology used to calculate these figures. 

- What is the calculated space heating demand for the residential and non-
residential build? How does this perform against the GLA benchmark of 15 
kWh/m2/year? Please submit the information in line with the GLA’s reporting 
template and specify the methodology used to calculate these figures. 

 
Energy – Lean 
The applicant has proposed a site-wide saving of 9.7tCO2 in emissions (14.3%) 
through improved energy efficiency standards in key elements of the build, based on 
SAP10 carbon factors. A total of 5.7 tCO2 (10%) and 4.0 tCO2 (38.6%) reduction of 
emissions are proposed for residential and non-residential part of the development 
respectively. This goes beyond the minimum 10% and 15% reduction for residential 
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and non-residential development respectively set in London Plan Policy SI2, so this is 
supported.  
 
The following u-values, g-values and air tightness are proposed: 
 

Elements: Residential Non-Residential 

Floor u-
value 

0.10 W/m2K 0.10 W/m2K 

External wall 
u-value 

0.15 W/m2K 0.15 W/m2K 

Roof u-value 0.10 W/m2K 0.10 W/m2K 

Door u-
value 

1.30 W/m2K 1.20 W/m2K 

Window u-
value 

1.20 W/m2K 1.20 W/m2K 

G-value 0.50 0.40 

Air 
permeability 
rate 

3 m3/hm2 @ 
50Pa 

2.5 m3/hm2 @ 50Pa 

Ventilation 
strategy 

Mechanical 
ventilation with 
heat recovery 
(MVHR 95% 
efficiency; 
Specific Fan 
Power) 

Mechanical ventilation with heat recovery  
(MVHR 80% efficiency; 0.8 W/I/s  
Specific Fan Power) 

Thermal 
bridging 

TBC TBC 

Low energy 
lighting 

100% 100% 
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Heating 
system 
(efficiency / 
emitter) 

Gas boiler with 
90% efficiency 

Gas boiler with 90% efficiency 

Thermal 
mass 

TBC TBC 

Improvemen
t from the 
target fabric 
energy 
efficiency 
(TFEE) 

21.4% improvement, from 53.9 to 42.4 kWh/m2.yr 

 
Actions: 

- Please identify on a plan where the MVHR units will be located within the 
dwellings. The units should be less than 2m away from external walls. This 
detail can also be conditioned. 

- The fabric efficiencies and thermal bridging should be improved upon to reduce 
heat losses. 

- What is the construction of the building and what is the assumed thermal mass? 
 
Overheating is dealt with in more detail below. 
 
Energy – Clean 
London Plan Policy SI3 calls for major development in Heat Network Priority Areas to 
have a communal low-temperature heating system, with the heat source selected from 
a hierarchy of options (with connecting to a local existing or planned heat network at 
the top). Policy DM22 of the Development Management Document supports proposals 
that contribute to the provision and use of Decentralised Energy Network (DEN) 
infrastructure. It requires developments incorporating site-wide communal energy 
systems to examine opportunities to extend these systems beyond the site boundary to 
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supply energy to neighbouring existing and planned future developments. It requires 
developments to prioritise connection to existing or planned future DENs.  
 
The development is within 500 meters of a planned future DEN, so the development is 
expected to secure connection subject to demonstration of technical feasibility and 
financial viability. The applicant proposes a site-wide heat network utilising ASHP 
allowing future connection including a single point of connection, capped off 
connections to non-domestic spaces and a single plant room.  
 
The applicant will need to demonstrate that they will provide the following details prior 
to the commencement of construction: 
 

a) Buried pipe (dry and filled with nitrogen) to our specification from the GF plant 
room to a manhole at the boundary of their site and evidence of any obstructions 
in highway adjacent to connection point; 

b) A good quality network within the building – 60/40 F&R, <50W/dwelling losses 
from the network – ideally to an agreed standard in the S106; 

c) A clear plan for QA of the network post-design approval through to operation, 
based on CP1; 

d) A clear commercial strategy identifying who will sell energy to residents and how 
prices/quality of service will be set. 

 
Actions: 

– Please provide a Connection to the DEN scenario that shows the carbon 
reduction following the Energy Hierarchy, and state what carbon factor has been 
used. 

– Please submit a site plan showing the connection point at the edge of the site, 
location of a pipe between the connection point and plant room, and plant room 
layout and schematics. 

 
Energy – Green 
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As part of the Be Green carbon reductions, all new developments must achieve a 
minimum reduction of 20% from on-site renewable energy generation to comply with 
Policy SP4.  
 
The application has reviewed the installation of various renewable technologies. The 
report concludes that air source heat pumps (ASHPs) and solar photovoltaic (PV) 
panels are the most viable options to deliver the Be Green requirement. A total of 27.7 
tCO2 (47.7%) reduction of emissions are proposed under Be Green measures. 
 
The solar array peak output would be 16.69 kWp, with 2.8 kWp attributed to 
commercial area and 13.89kWp to the residential, which is estimated to produce 
around 12,482 kWh of renewable electricity per year, equivalent to a reduction of 2.9 
tCO2/year. The array of panels of 83.45m2 will cover the roof with a southern 
orientation.  
 
A communal air-to-water ASHP system (COP of 2.6) will provide hot water and heating 
to the residential spaces for 100% of the demand. Individual ASHP systems (COP 
heating 2.6 & cooling 6.0) will provide space heating, hot water and space cooling to 
the non-residential spaces for 100% of demand. In total the ASHP technology will save 
30.4 tCO2/year in the development.  
 
Actions: 

- Please provide some commentary on how the available roof space has been 
maximised to install solar PV.  

- A living roof should be installed under the solar PV, or if this is not feasible, the 
roof should be light coloured to reduce solar heat gains and the improve 
efficiency of the solar panels. 

- Please identify on the plans where the air source heat pumps will be located and 
how the units will be mitigated in terms of visual and noise impact. 
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- What analysis has been undertaken to assess the costs to occupants at peak 
demand, and what alternative options were explored to meet some of the peak 
demand with other heating sources? 

- What thermal storage capacity will be provided within the plant room, and how 
much will be provided for the non-domestic spaces? Thermal storage capacity 
should be maximised to reduce the cost to generate heat during peak periods. 

 
Energy – Be Seen 
London Plan Policy SI2 requests all developments to ‘be seen’, to monitor, verify and 
report on energy performance. The GLA requires all major development proposals to 
report on their modelled and measured operational energy performance. This will 
improve transparency on energy usage on sites, reduce the performance gap between 
modelled and measured energy use, and provide the applicant, building managers and 
occupants clarity on the performance of the building, equipment, and renewable energy 
technologies. 
 
The applicant should install metering equipment on site, with sub-metering by dwelling 
& non-residential unit. A public display of energy usage and generation should also be 
provided in the main entrance area to raise awareness of residents and businesses. 
 

- Please confirm that sub-metering will be implemented for residential and 
commercial units. 

- What are the unregulated emissions and proposed demand-side response to 
reducing energy: smart grids, smart meters, battery storage? 

 
3. Carbon Offset Contribution 

A carbon shortfall of 24.8 tCO2/year remains (based on a low-carbon heating solution). 
The remaining carbon emissions will need to be offset at £95/tCO2 over 30 years. 
 
A deferred carbon offset contribution mechanism will apply to this scheme as it is 
expected to connect to the DEN when this has been built.  
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The applicant should present two carbon reduction table scenarios: 
 

 Scenario 1: Connection to the DEN scenario (residual tCO2 over 30 years) 

 Scenario 2: Low-carbon alternative heating solution (residual tCO2 over 30 

years) 

 

Action: 
- Energy modelling of the two scenarios is needed to calculate the deferred 

carbon offset contribution. Please provide the energy modelling for these 
scenarios.  

 
4. Overheating 

London Plan Policy SI4 requires developments to minimise adverse impacts on the 
urban heat island, reduce the potential for overheating and reduce reliance on air 
conditioning systems. Through careful design, layout, orientation, materials and 
incorporation of green infrastructure, designs must reduce overheating in line with the 
Cooling Hierarchy.  
 
In accordance with the Energy Assessment Guidance, the applicant has undertaken a 
dynamic thermal modelling assessment in line with CIBSE TM59 and TM52 with TM49 
weather files, and the cooling hierarchy has been followed in the design. The report 
has modelled 6 retail spaces and 42 habitable spaces including 26 habitable rooms (22 
double bedroom and 4 single bedroom), 16 spaces (7no. 1-bed KLDs, 8no. 2-bed 
KLDs and 1no. 3-bed KLDs) and 1 corridor under the London Weather Centre files.  
 
The acoustic assessment has set out that all bedrooms are expected to experience 
increased risk of noise. Therefore, the TM59 criteria for predominantly mechanically 
ventilated dwellings apply (assuming windows need to remain closed).  
Results are listed in the table below. 
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Residential: 
 

 TM59 – 
criterion A 
(<3% hours 
of 
overheating) 

TM59 – 
criterion B 
hours 
>26°C (pass 
<33 hours) 

Number of 
habitable 
rooms pass 
TM59 

Number 
of spaces 
pass 
TM52 

Number 
of 
corridor
s pass 

DSY1 
2020s 

42/42 26/26 26/26 16/16 1/1 

DSY2 
2020s 

0/42 0/26 0/26 0/16 0/1 

DSY3 
2020s 

0/42 0/26 0/26 0/16 0/1 

DSY1 
2050s 

0/21 13/13 13/13 0/8 0/0 

DSY1 
2080s 

1/21 8/13 1/8 0/13 0/0 

 
Non-residential: 
 

 Mecha
nical 
Ventil
ation 

g-
value 

Design Change Number of retail 
spaces pass TM52 

DSY1 
2020s 

10 
l/s/p 

0.5 Natural Ventilation 0/6 

DSY1 
2020s 

10 
l/s/p 

0.3 Trim cooling MVHR with cooling 
coil  

6/6 

DSY2 
2020s 

20 
l/s/p 

0.25 Trim cooling MVHR with cooling 
coil 

6/6 
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DSY3 
2020s 

20 
l/s/p 

0.25 Trim cooling MVHR with cooling 
coil 

6/6 

DSY1 
2050s 

20 
l/s/p 

0.25 Trim cooling MVHR with cooling 
coil 

6/6 

DSY1 
2080s 

20 
l/s/p 

0.25 Active cooling MVHR  6/6 

 
All rooms pass the overheating requirements for 2020s DSY1. In order to pass this, the 
following measures will be built:  

- Ensure a minimum opening equivalent areas of the windows as proposed in the 
Table 9 of the report.  

- Glazing g-value of 0.50 for all residential windows and glazed doors. 
- Use of internal shading devices e.g., curtains or blinds of low shading co-

efficient to be recommended to the future tenants.  
- External fins at level 1  
- Natural ventilation option (but not for the purposes of the modelling) – side hung 

by 90 degrees, inward opening. 
- Corridors to have 10 L/s mechanical extract fans in AOV riser.  
- MVHR ‘trim cooling’ for all residential apartments 

 
In the event of overheating, residents should make use of their balconies or the 
communal outdoor space at Level 6. 
 
Proposed future mitigation measures include: 

- 800mm deep external shading (to achieve 1m in total) as a horizontal feature on 
south and south-west glazing 

- G-value of 0.40 
- Higher flow rates from MVHR at night, and air conditioning for the 3-bedroom 

flats 
 
Further retrofit plans are suggested for the more extreme weather files: 
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- Juliet balconies with railing to replace fixed glazing at the end of their life; 
- External automated blinds; 
- Ceiling fans on the dwellings; 
- Active cooling for 2080s weather file. 

 
Overheating Actions: 

- Why is the shading not proposed on higher levels? Why is it not 
integrated within the current design? 

- What heat loss has been assumed for the pipework? 
- How would the lower g-value be achieved? 
- To what extent MVHR is being taken into consideration? 
- Specify the shading strategy, including: technical specification and images of the 

proposed shading feature (e.g. overhangs, Brise Soleil, external shutters), 
elevations and sections showing where these measures are proposed. Internal 
blinds cannot be used to pass the weather files, but can form part of the 
delivered strategy to reduce overheating risk for occupants (as long as it does 
not compromise any ventilation requirements). 

- Specify the ventilation strategy, including: floorplans showing which habitable 
spaces will be predominantly naturally ventilated or mechanically ventilated, 
specification of the proposed mechanical ventilation (efficiency and air changes), 
window opening areas. 

- Specify the active cooling demand (space cooling, not energy used) on 
an area-weighted average in MJ/m2 and MY/year? Please also confirm 
the efficiency of the equipment, whether the air is sourced from the 
coolest point / any renewable sources. 

- Confirm who will own the overheating risk when the building is occupied 
(not the residents). 

- This development should have a heatwave plan / building user guide to mitigate 
overheating risk for occupants. 

 
5. Sustainability 
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Policy DM21 of the Development Management Document requires developments to 
demonstrate sustainable design, layout and construction techniques. The sustainability 
section in the report sets out the proposed measures to improve the sustainability of 
the scheme, including transport, health and wellbeing, materials and waste, water 
consumption, flood risk and drainage, biodiversity, climate resilience, energy and CO2 
emissions and landscape design.  
 
The applicant proposes 100% of the timber used during construction to be sourced 
from accredited Forest Stewardship Council (FSC) or Programme for the Endorsement 
of forestry Certification (PEFC) source. Sustainable urban drainage systems (SUDS) is 
proposed, comprising blue roofs and below ground attenuation tanks incorporated on 
site. The discharge rate from the development to be restricted and achieving an 84.2% 
reduction on existing peak flows for the 100-year storm event. 
 
Non-Domestic BREEAM Requirement 
Policy SP4 requires all new non-residential developments to achieve a BREEAM rating 
‘Very Good’ (or equivalent), although developments should aim to achieve ‘Excellent’ 
where achievable.  
 
The applicant has prepared a BREEAM Pre-Assessment Report for the commercial 
portion of the development. Based on this report, a score of 65.94% is expected to be 
achieved, equivalent to ‘Very Good’ rating.  
 
Actions:  

- The submitted table should specify which targets could be achieved and which 
will not be met. This needs to include justification where targets are not met or 
‘potential’ credits (where they are available under the Shell and Core 
assessment). This will enable better assessment of which credits. 

 
Urban Greening / Biodiversity 
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All development sites must incorporate urban greening within their fundamental design 
and submit an Urban Greening Factor Statement, in line with London Plan Policy G5. 
London Plan Policy G6 and Local Plan Policy DM21 require proposals to manage 
impacts on biodiversity and aim to secure a biodiversity net gain. Additional greening 
should be provided through high-quality, durable measures that contribute to London’s 
biodiversity and mitigate the urban heat island impact. This should include tree planting, 
shrubs, hedges, living roofs, and urban food growing. Specifically, living roofs and walls 
are encouraged in the London Plan. Amongst other benefits, these will increase 
biodiversity and reduce surface water runoff.  
 
The development aims to achieves an Urban Greening Factor of 0.4 in line with Policy 
G5 of the London Plan for residential-led sites.  
 
Actions: 

- Provide Urban Greening Factor calculation showing it achieves the minimum 0.4 
for residential-led sites. 

- Provide the Biodiversity Net Gain calculation.  
 
Living roofs  
All development sites must incorporate urban greening within their fundamental design, 
in line with London Plan Policy G5.  
 
The development is proposing living roofs in the development. All landscaping 
proposals and living roofs should stimulate a variety of planting species. Mat-based, 
sedum systems are discouraged as they retain less rainfall and deliver limited 
biodiversity advantages. The growing medium for extensive roofs must be 120-150mm 
deep, and at least 250mm deep for intensive roofs (these are often roof-level amenity 
spaces) to ensure most plant species can establish and thrive and can withstand 
periods of drought. Living walls should be rooted in the ground with sufficient substrate 
depth.  
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Living roofs are supported in principle, subject to detailed design. Details for living roofs 
will need to be submitted as part of a planning condition.  
 
Whole Life-Cycle Carbon Assessments 
Policy SI2 requires developments referable to the Mayor of London to submit a Whole 
Life-Cycle Carbon Assessment and demonstrate actions undertaken to reduce life-
cycle emissions.  
 
The total calculated emissions based on the GIA (without grid decarbonisation) is 
estimated at: 
 

 Estimated 
carbon 
emissions 

GLA benchmark 
RESIDENTIAL 

Embodied carbon 
rating (Industry-
wide) 

Product & 
Construction 
Stages Modules 
A1-A5 (excl. 
sequestration) 

 633 
kgCO2e/m2 

Meets GLA benchmark 
(<850 kgCO2e/m2) but 
misses the aspirational 
target (<500 
kgCO2e/m2). 
 

Modules A1-A5 
achieve a band 
rating of ‘D’, not 
meeting the LETI 
2020 Design 
Target. 

Use and End-Of-
Life Stages 
Modules B-C 
(excl. B6 and B7) 

 395 
kgCO2e/m2 

Does not meet GLA 
target (<350 
kgCO2e/m2) and 
aspirational benchmark 
(<300 kgCO2e/m2). 

 

Modules A-C 
(excl B6, B7 and 
incl. 
sequestration) 

973 kgCO2e/m2 Meets GLA target 
(<1200 kgCO2e/m2) 
and the aspirational 
benchmark (<800 
kgCO2e/m2). 

Modules A1-B5, 
C1-4 (incl 
sequestration) 
achieve a letter 
band rating of ‘D’, 
not meeting the 
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LETI 2020 Design 
Target. 

Use and End-Of-
Life Stages 
Modules B6 and 
B7 

 738 
kgCO2e/m2 

N/A 

Reuse, 
Recovery, 
Recycling 
Stages 
Module D  

 150 
kgCO2e/m2 

N/A 

 
This shows that the majority of carbon emissions (42%) are associated with Module 
B6-B7 with Module A1-A5 contributing the second highest amount at 36% of WLC 
emissions. 
 
The highest embodied carbon in Modules A1-A5 is attributed to the superstructure 
(65%) and substructure (24%). In Modules B-C (excl B6 & B7) the highest contributors 
in embodied carbon are superstructure (50%), internal finishes (29%) and the services 
(14%). A number of areas have been identified to calculate more accurately and to 
reduce the embodied carbon of the buildings. 
 
The GLA requested further actions to be taken on whole-life carbon, which we support.  
 
Circular Economy 
Policy SI7 requires applications referable to the Mayor of London to submit a Circular 
Economy Statement demonstrating how it promotes a circular economy within the 
design and aim to be net zero waste. Haringey Policy SP6 requires developments to 
seek to minimise waste creation and increase recycling rates, address waste as a 
resource and requires major applications to submit Site Waste Management Plans. 
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The principles used for this development are: 
- Building in Layers 
- Designing Out Waste 
- Designing for longevity, circa 50 years of building life, and disassembly at end of 

life 
- Designing for flexibility and adaptability  
- Design for Disassembly 
- Using Systems, Elements or Materials that can be Reused and Recycled 

 
The report sets Circular Economy Design Out Waste (Table 2-5), Design for Longevity 
(Table 6), Designing for adaptability or flexibility (Table 7), Strategies to promote the 
use of reusable or recyclable systems, elements or materials (Table 9), key 
commitments and implementation plan (Table 12). This is a fairly high level of 
information, and the applicant expects this to become more detailed as the detailed 
design progresses following permission. 
 
The GLA requested further actions to be taken on Circular Economy, which we 
support. 
 

6. Planning Obligations Heads of Terms 
- Be Seen commitment to uploading energy data 
- Energy Plan 
- Sustainability Review 
- Estimated carbon offset contribution (and associated obligations) of £70,680 

(indicative), plus a 10% management fee; carbon offset contribution to be re-
calculated at £2,850 per tCO2 at the Energy Plan and Sustainability stages. 

- DEN connection (and associated obligations) 
- Heating strategy fall-back option if not connecting to the DEN 

 
7. Planning Conditions  
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To be secured, however amendments are expected to be submitted and outstanding 
items resolved before the conditions can be drafted.  
 
Carbon Management Response 17/05/2023 
 
In preparing this consultation response, we have reviewed: 

 Energy Statement prepared by XCO2 (dated 11th May 2023) 

 Overheating Risk Assessment prepared by XCO2 (dated 15th May 2023) 

 BREEAM Summary of Performance & Rating dated 24th May 2023 

 Biodiversity New Gain Calculation prepared by Ecology and Land Management 
(dated October 2022) 

 Basement Level Plans including District Heating.  

 Relevant supporting documents. 
 

1. Summary 
The development achieves a reduction of 63.3% on site, which is supported.  
 

2. Energy Strategy 
Energy Use Intensity / Space Heating Demand 
The energy use intensity (EUI) and space heating demand of the proposed 
development is as follows: 
 
 

Building type EUI 
(kWh/m2/year) 

Space 
Heating 
Demand 
(kWh/m2/year) 

Methodology used 

Residential 111.2 34.1 Part L Calculation 
(SAP) 

Non-Residential 54.8 1.2 Part L Calculation 
(BRUKL) 
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The applicant has clarified that the scheme has gone beyond the Building Regulations 
Part L 2013 and 2021 standards, low thermal bridging y-values and efficient MVHR 
systems. It is recommended to explore more options to decrease the Energy Use 
Intensity.  
 
Energy – Lean 
The applicant has proposed to meet and exceed the Part L 2013 thermal bridging y-
value target of 0.15 by achieving a value of 0.08-0.10. An indicative thermal mass 
parameter of 250 kJ/m2K has been applied to all dwellings, this is based on a 
proposed steel frame construction with brick façade. 
The detail of MVHR is requested to be conditioned.  
 
Energy – Clean 
Applicant to provide the following information on DEN in later stage. The applicant will 
need to demonstrate that they will provide the following details prior to the 
commencement of construction: 
 

e) Buried pipe (dry and filled with nitrogen) to our specification from the GF plant 
room to a manhole at the boundary of their site and evidence of any obstructions 
in highway adjacent to connection point; 

f) A good quality network within the building – 60/40 F&R, <50W/dwelling losses 
from the network – ideally to an agreed standard in the S106; 

g) A clear plan for QA of the network post-design approval through to operation, 
based on CP1; 

h) A clear commercial strategy identifying who will sell energy to residents and how 
prices/quality of service will be set. 

 
In order to calculate the carbon-offset a connection to DEN scenario must be 
calculated. The site plan that shows the connection point and the location between the 
connection point and plant room is required.  
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Actions: 

– Please provide a Connection to the DEN scenario that shows the carbon 
reduction following the Energy Hierarchy, and state what carbon factor has been 
used. This can be conditioned.  

 
Energy – Green 
The development does not propose living roofs to minimise the distance between PV 
arrays maximising the overall on-site renewable energy generation. The roof area is 
proposed to be painted in a light colour to minimise the temperature of the areas below 
the panels.  
 
The ASHP units is proposed at roof level as per the plan in appendix H of the energy 
statement, and acoustic attenuation is proposed to minimise noise and sheltering of the 
units to minimise their visual impact. 
 
Smart energy meters are proposed as part of the proposed scheme. The feasibility to 
incorporate demand side flexibility measures is proposed to be explored at the next 
stages.  
 
The applicant proposed to confirm the technical details of thermal stores during the 
technical design stage. 
 
Energy – Be Seen 
The applicant confirms a monitoring strategy to be put in place ensuring monitoring and 
reporting of the actual energy performance of the development post-occupation which 
will include sub-metering for both the domestic and non-domestic spaces individually.  
 

3. Carbon Offset Contribution 
A carbon shortfall of 24.8 tCO2/year remains (based on a low-carbon heating solution). 
The remaining carbon emissions will need to be offset at £95/tCO2 over 30 years. 
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A deferred carbon offset contribution mechanism will apply to this scheme as it is 
expected to connect to the DEN when this has been built.  
 
The applicant should present two carbon reduction table scenarios: 
 

 Scenario 1: Connection to the DEN scenario (residual tCO2 over 30 years) 

 Scenario 2: Low-carbon alternative heating solution (residual tCO2 over 30 

years)  

Action: 
- Energy modelling of the two scenarios is needed to calculate the deferred 

carbon offset contribution. Please provide the energy modelling for these 
scenarios. This can be conditioned.  

 
4. Overheating 

An updated overheating assessment is submitted which follows the cooling hierarchy 
which includes external shading, lower g-value and cooling coil capacity as mitigation 
measures consecutively.  
 
The report has modelled all south and west facing windows including a 500mm 
overhang, plus all west facing windows including an additional 500mm side fin to the 
south side. These mitigation proposals have reduced the number of overheating hours 
by approximately 5%.  
 
The applicant has confirmed that the model accounts for 12.19 W/m heat loss per 
metre run of pipe. The MVHR system is proposed for all dwelling with a trim-cooling 
capacity of 2.2kW for the largest 3-bed flats and be able to provide constant air at 
18.9oC with a flow rate of 60/90/120 l/s for the 1Bed/2Bed/3Bed respectively, for the 
whole flat.  
 
The efficiency and air changes of the proposed mechanical ventilation are as follows: 
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Balanced whole flat MVHR: 0.7 (70%) heat recovery efficiency. SFP (1/2/3 wet rooms) 
= 0.42 / 0.50 / 0.61 W/l.s, respectively. 
 
Air source heat pumps (ASHP) is proposed for both heating and cooling of the non-
residential portions of the development (e.g., for the 3 no. commercial units at ground 
level). The specification of the proposed ASHP is COP = 2.6 / EER = 6.0.  
 
Applicant confirms to provide building user guide or a formal heatwave plan at later 
stage and requests to condition this.  
 

5. Sustainability 
 
Non-Domestic BREEAM Requirement 
The applicant has prepared a BREEAM Pre-Assessment Report for the commercial 
portion of the development. Based on this report, a score of 64.72% is expected to be 
achieved, equivalent to ‘Very Good’ rating and a potential score of 72.47% can be 
achieved, equivalent to ‘Excellent’ rating.  
 
Urban Greening / Biodiversity 
The development aims to achieves an Urban Greening Factor of 0.431 in line with 
Policy G5 of the London Plan for residential-led sites.  
The bio-diversity net gain calculation is submitted which shows that the development 
will make a net contribution of habitat biodiversity units of 431.26% and a net loss of 
linear biodiversity units of -100%.  
 
 
Living roofs  
Living roofs are supported in principle, subject to detailed design. Details for living roofs 
will need to be submitted as part of a planning condition.  
 
Whole Life-Cycle Carbon Assessments 
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The GLA requested further actions to be taken on whole-life carbon, which we support.  
 
Circular Economy 
The GLA requested further actions to be taken on Circular Economy, which we 
support. 
 

6. Planning Obligations Heads of Terms 
- Be Seen commitment to uploading energy data 
- Energy Plan 
- Sustainability Review 
- Estimated carbon offset contribution (and associated obligations) of £70,680 

(indicative), plus a 10% management fee; carbon offset contribution to be re-
calculated at £2,850 per tCO2 at the Energy Plan and Sustainability stages. 

- DEN connection (and associated obligations) 
- Heating strategy fall-back option if not connecting to the DEN 

 
7. Planning Conditions  

To be secured: 
 
Energy strategy: 
The development hereby approved shall be constructed in accordance with the Energy 
Statement prepared by XCO2 (dated May 2023) delivering a minimum 63.3% 
improvement on carbon emissions over 2013 Building Regulations Part L, with SAP10 
emission factors, high fabric efficiencies, communal ASHP and future connection to the 
Decentralised Energy Network, and a minimum 16.69kWp solar photovoltaic (PV) 
array.  
 
(a) Prior to above ground construction, a revised Energy Strategy shall be submitted to 
and approved by the Local Planning Authority. This must include: 

- Carbon reduction following the energy hierarchy for future connection to DEN 
and ASHP scenario; 
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- Confirmation of how this development will meet the zero-carbon policy 
requirement in line with the Energy Hierarchy; 

- Confirmation of the necessary fabric efficiencies to achieve a minimum 10% 
reduction with SAP10 carbon factors; 

- Details to reduce thermal bridging; 

- Location, specification and efficiency of the proposed ASHP system (Coefficient 
of Performance, Seasonal Coefficient of Performance, and the Seasonal 
Performance Factor), with plans showing the ASHP pipework and noise and 
visual mitigation measures; 

- Specification and efficiency of the proposed Mechanical Ventilation and Heat 
Recovery (MVHR), with plans showing the rigid MVHR ducting and location of 
the unit; 

- Details of the PV, demonstrating the roof area has been maximised, with the 
following details: a roof plan; the number, angle, orientation, type, and efficiency 
level of the PVs; how overheating of the panels will be minimised; their peak 
output (kWp); and how the energy will be used on-site before exporting to the 
grid;  

- Specification of any additional equipment installed to reduce carbon emissions; 
- A metering strategy 

 
The development shall be carried out strictly in accordance with the details so 
approved prior to first operation and shall be maintained and retained for the lifetime of 
the development. The solar PV array shall be installed with monitoring equipment prior 
to completion and shall be maintained at least annually thereafter. 
 
(b) The solar PV arrays must be installed and brought into use prior to first occupation 
of the relevant block. Six months following the first occupation of that block, evidence 
that the solar PV arrays have been installed correctly and are operational shall be 
submitted to and approved by the Local Planning Authority, including photographs of 
the solar array, installer confirmation, an energy generation statement for the period 



 

Stakeholder Question/Comment Response 

that the solar PV array has been installed, and a Microgeneration Certification Scheme 
certificate. 
 
(c) Within six months of first occupation, evidence shall be submitted to the Local 
Planning Authority that the development has been registered on the GLA’s Be Seen 
energy monitoring platform.  
 
Reason: To ensure the development reduces its impact on climate change by reducing 
carbon emissions on site in compliance with the Energy Hierarchy, and in line with 
London Plan (2021) Policy SI2, and Local Plan (2017) Policies SP4 and DM22. 
 
DEN Connection: 
Prior to the above ground commencement of construction work, details relating to the 
future connection to the DEN must be submitted to and approved by the local planning 
authority. This shall include: 

 Further detail of how the developer will ensure the performance of the DEN 
system will be safeguarded through later stages of design (e.g. value 
engineering proposals by installers), construction and commissioning including 
provision of key information on system performance required by CoP1 (e.g. joint 
weld and HIU commissioning certificates, CoP1 checklists, etc.); 

 Peak heat load calculations in accordance with CIBSE CP1 Heat Networks: 

Code of Practice for the UK (2020) taking account of diversification. 

 Detail of the pipe design, pipe sizes and lengths (taking account of flow and 

return temperatures and diversification), insulation and calculated heat loss from 

the pipes in Watts, demonstrating heat losses have been minimised together 

with analysis of stress/expansion; 

 A before and after floor plan showing how the plant room can accommodate a 

heat substation for future DEN connection. The heat substation shall be sized to 

meet the peak heat load of the site. The drawings should cover details of the 
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phasing including any plant that needs to be removed or relocated and access 

routes for installation of the heat substation; 

 Details of the route for the primary pipework from the energy centre to a point of 

connection at the site boundary including evidence that the point of connection 

is accessible by the area wide DEN, detailed proposals for installation for the 

route that shall be coordinated with existing and services, and plans and 

sections showing the route for three 100mm diameter communications ducts; 

 Details of the location for building entry including dimensions, isolation points, 

coordination with existing services and detail of flushing/seals; 

 Details of the location for the set down of a temporary plant to provide heat to 

the development in case of an interruption to the DEN supply including 

confirmation that the structural load bearing of the temporary boiler location is 

adequate for the temporary plant and identify the area/route available for a flue; 

 Details of a future pipework route from the temporary boiler location to the plant 

room.  

 
Reason: To ensure the development reduces its impact on climate change by reducing 
carbon emissions on site in compliance with the Energy Hierarchy, and in line with 
London Plan (2021) Policy SI2 and SI3, and Local Plan (2017) Policies SP4 and DM22. 
 
Overheating 
Prior to the above ground commencement of the development, revised Overheating 
Report shall be submitted to and approved by the Local Planning Authority. The 
submission shall assess the overheating risk and propose a retrofit plan. This 
assessment shall be based on the TM52 and TM59 Overheating modelling undertaken 
by XCO2 (Overheating Risk Assessment dated 15th May 2023). 
 
This report shall include: 
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- Revised modelling of units modelled based on CIBSE TM52/59, using the 
CIBSE TM49 London Weather Centre files for the DSY1-3 (2020s) and DSY1 
2050s and 2080s, high emissions, 50% percentile; 

- Demonstrating the mandatory pass for DSY1 2020s can be achieved following 
the Cooling Hierarchy and in compliance with Building Regulations Part O, 
demonstrating that any risk of distribution heat losses, external shading, crime, 
noise and air quality issues are assessed and mitigated appropriately evidenced 
by the proposed location and specification of measures; 

- Modelling of mitigation measures required to pass future weather files including 
external shading, clearly setting out which measures will be delivered before 
occupation and which measures will form part of the retrofit plan;  

- Confirmation that the retrofit measures can be integrated within the design (e.g., 
if there is space for pipework to allow the retrofitting of ventilation equipment), 
setting out mitigation measures in line with the Cooling Hierarchy; 

- Confirmation who will be responsible to mitigate the overheating risk once the 
development is occupied. 

 
(b) Prior to occupation of the development, details of internal blinds to all habitable 
rooms must be submitted for approval by the local planning authority. This should 
include the fixing mechanism, specification of the blinds, shading coefficient, etc. 
Occupiers must retain internal blinds for the lifetime of the development, or replace the 
blinds with equivalent or better shading coefficient specifications. 
 
(c) Prior to occupation, the development must be built in accordance with the approved 
overheating measures and retained thereafter for the lifetime of the development: 

- Natural ventilation with fully inward openable windows; 

- Infiltration rate of 0.15 ACH 
- Window g-values of 0.4; 
- External shading – overhangs and side fins;  

- Mechanical ventilation with summer bypass (40l/s); 
- Hot water pipes insulated to high standards. 
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- Any further mitigation measures as approved by or superseded by the latest 
approved Overheating Strategy. 

 
Active cooling is not permitted in this development. 
 
If the design of Blocks is amended, or the heat network pipes will result in higher heat 
losses and will impact on the overheating risk of any units, a revised Overheating 
Strategy must be submitted as part of the amendment application. 
 
REASON: In the interest of reducing the impacts of climate change, to enable the Local 
Planning Authority to assess overheating risk and to ensure that any necessary 
mitigation measures are implemented prior to construction, and maintained, in 
accordance with London Plan (2021) Policy SI4 and Local Plan (2017) Policies SP4 
and DM21. 
 
 
Overheating Building User Guide 
Prior to occupation of the residential dwellings, a Building User Guide for new 
residential occupants shall be submitted in writing to and for approval by the Local 
Planning Authority. The Building User Guide will advise residents how to operate their 
property during a heatwave, setting out a cooling hierarchy in accordance with London 
Plan (2021) Policy SI4 with passive measures being considered ahead of cooling 
systems. The Building User Guide will be issued to residential occupants upon first 
occupation. 
 
Reason: In the interest of reducing the impacts of climate change and mitigation of 
overheating risk, in accordance with London Plan (2021) Policy SI4, and Local Plan 
(2017) Policies SP4 and DM21. 
 
BREEAM Certificates 
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(a) Prior to commencement on site, a design stage accreditation certificate for every 
type of non-residential category must be submitted to the Local Planning Authority 
confirming that the development will achieve a BREEAM “Very Good” outcome (or 
equivalent), aiming for “Excellent”. This should be accompanied by a tracker 
demonstrating which credits are being targeted, and why other credits cannot be met 
on site. 
 
The development shall then be constructed in strict accordance with the details so 
approved, shall achieve the agreed rating and shall be maintained as such thereafter 
for the lifetime of the development. 
 
(b) Prior to occupation, a post-construction certificate issued by the Building Research 
Establishment must be submitted to the local authority for approval, confirming this 
standard has been achieved.  
 
In the event that the development fails to achieve the agreed rating for the 
development, a full schedule and costings of remedial works required to achieve this 
rating shall be submitted for our written approval with 2 months of the submission of the 
post construction certificate. Thereafter the schedule of remedial works must be 
implemented on site within 3 months of the Local Authority’s approval of the schedule, 
or the full costs and management fees given to the Council for offsite remedial actions.  
 
Reason: In the interest of addressing climate change and securing sustainable 
development in accordance with London Plan (2021) Policies SI2, SI3 and SI4, and 
Local Plan (2017) Policies SP4 and DM21. 
 
Living roof(s) 
(a) Prior to the above ground commencement of development, details of the living roofs 
must be submitted to and approved in writing by the Local Planning Authority. Living 
roofs must be planted with flowering species that provide amenity and biodiversity 
value at different times of year. Plants must be grown and sourced from the UK and all 
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soils and compost used must be peat-free, to reduce the impact on climate change. 
The submission shall include:  

i) A roof plan identifying where the living roofs will be located;  
ii) A section demonstrating settled substrate levels of no less than 120mm for 
extensive living roofs (varying depths of 120-180mm), and no less than 250mm 
for intensive living roofs (including planters on amenity roof terraces);  
iii) Roof plans annotating details of the substrate: showing at least two substrate 
types across the roofs, annotating contours of the varying depths of substrate 
iv) Details of the proposed type of invertebrate habitat structures with a minimum 
of one feature per 30m2 of living roof: substrate mounds and 0.5m high sandy 
piles in areas with the greatest structural support to provide a variation in 
habitat; semi-buried log piles / flat stones for invertebrates with a minimum 
footprint of 1m2, rope coils, pebble mounds of water trays; 
v) Details on the range and seed spread of native species of (wild)flowers and 
herbs (minimum 10g/m2) and density of plug plants planted (minimum 20/m2 
with root ball of plugs 25cm3) to benefit native wildlife, suitable for the amount of 
direct sunshine/shading of the different living roof spaces. The living roofs will 
not rely on one species of plant life such as Sedum (which are not native);  
vi) Roof plans and sections showing the relationship between the living roof 
areas and photovoltaic array; and 
vii) Management and maintenance plan, including frequency of watering 
arrangements. 
viii) A section showing the build-up of the blue roofs and confirmation of the 
water attenuation properties, and feasibility of collecting the rainwater and using 
this on site; 
 

(b) Prior to the occupation of 90% of the development, evidence must be submitted to 
and approved by the Local Planning Authority that the living roofs have been delivered 
in line with the details set out in point (a). This evidence shall include photographs 
demonstrating the measured depth of substrate, planting and biodiversity measures. If 
the Local Planning Authority finds that the living roofs have not been delivered to the 
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approved standards, the applicant shall rectify this to ensure it complies with the 
condition. The living roofs shall be retained thereafter for the lifetime of the 
development in accordance with the approved management arrangements. 
 
Reason: To ensure that the development provides the maximum provision towards the 
creation of habitats for biodiversity and supports the water retention on site during 
rainfall. In accordance with London Plan (2021) Policies G1, G5, G6, SI1 and SI2 and 
Local Plan (2017) Policies SP4, SP5, SP11 and SP13. 
 
Circular Economy (Post-Completion report) 
Prior to the occupation of development, a Post-Construction Monitoring Report should 
be completed in line with the GLA’s Circular Economy Statement Guidance.  
 
The relevant Circular Economy Statement shall be submitted to the GLA at: 
circulareconomystatements@london.gov.uk, along with any supporting evidence as per 
the guidance. Confirmation of submission to the GLA shall be submitted to, and 
approved in writing by, the Local Planning Authority, prior to the occupation of 
development. 
 
Reason: In the interests of sustainable waste management and in order to maximise 
the re-use of materials in accordance with London Plan (2021) Policies D3, SI2 and 
SI7, and Local Plan (2017) Policies SP4, SP6, and DM21. 
 
 
 
Whole-Life Carbon 
Prior to the occupation of each building, the post-construction tab of the GLA’s Whole 
Life Carbon Assessment template should be completed in line with the GLA’s Whole 
Life Carbon Assessment Guidance. The post-construction assessment should provide 
an update of the information submitted at planning submission stage. This should be 
submitted to the GLA at: ZeroCarbonPlanning@london.gov.uk, along with any 
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supporting evidence as per the guidance. Confirmation of submission to the GLA shall 
be submitted to, and approved in writing by, the Local Planning Authority, prior to 
occupation of the relevant building. 
 
Reason: In the interests of sustainable development and to maximise on-site carbon 
dioxide savings in accordance with London Plan (2021) Policy SI2, and Local Plan 
(2017) Policies SP4 and DM21. 
 
Biodiversity 
(a) Prior to the commencement of development, details of ecological enhancement 
measures and ecological protection measures shall be submitted to and approved in 
writing by the Council. This shall detail the biodiversity net gain, plans showing the 
proposed location of ecological enhancement measures, a sensitive lighting scheme, 
justification for the location and type of enhancement measures by a qualified 
ecologist, and how the development will support and protect local wildlife and natural 
habitats.  
 
(b) Prior to the occupation of development, photographic evidence and a post-
development ecological field survey and impact assessment shall be submitted to and 
approved by the Local Planning Authority to demonstrate the delivery of the ecological 
enhancement and protection measures is in accordance with the approved measures 
and in accordance with CIEEM standards.  
 
Development shall accord with the details as approved and retained for the lifetime of 
the development.  
 
Reason: To ensure that the development provides the maximum provision towards the 
creation of habitats for biodiversity and the mitigation and adaptation of climate change. 
In accordance with London Plan (2021) Policies G1, G5, G6, SI1 and SI2 and Local 
Plan (2017) Policies SP4, SP5, SP11 and SP13. 
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Waste 
Management 
Team 

Officers comments dated 12 December 2022 
 
I’ve looked at the details of this proposed development at 30-36, Clarendon Road Off 
Hornsey Park Road, Wood Green, London, N8 0DJ. 
 
 The number of household waste and recycling containers for the development are very 
slightly lower than calculated as they have been rounded down rather than up which I 
would advise against. We can’t collect food waste from anything other than 140 litre bins 
as it is too heavy in larger containers although I appreciate this isn’t reflected in the 
current guidance.  
 
Also from our perspective there is no requirement for waste and recycling from affordable 
housing and that for private rent or sale to be separated, being both from domestic 
sources. It may be more convenient to have one single waste / recycling storage room 
for domestic waste but this is at the developer’s discretion. The only waste we would 
expect to be stored separately from residential is commercial waste and recycling and 
this is included as part of the development. The bin storage areas for all waste types are 
on the ground floor and accessible for servicing purposes. 
 
Officers comments dated 15 March 2023 
 
Thank you for your email and for letting me know about the changes to refuse strategy 
and bin provision. I note they have now been amended to 140 litre food waste bins and 
include an additional recycling bin as well as the reconfiguration of the commercial and 
residential bin storage facilities.  
 
Based on these changes I don’t have any further comments but please let me know if 
there is anything else you need to check concerning waste and recycling. 
 

Comments noted 

Building 
Control 

I can confirm that the BiA provided for this scheme, meets the policy requirements 
subject to the following information being provided: 

Comments noted. 
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 1 Soil investigation from the site itself; 
 2 Unexploded (UXO) bombs survey; and 
 3 Ground movement assessment and effect on adjoining structures (including the 
method of monitoring). 
 

Conditions 
included 
 

Building 
Control 

Fire Safety matters to be considered by the HSE under Gateway 
 
1. A full detailed check of the fire strategy to be carried out on the submission to Building 

Control, or through the HSE, if submitted at a later date through the Gateway regime. 

 

Flood & Water 
Management 
Lead 

Having reviewed the applicant’s submitted: 
 
 1) Flood Risk Assessment and SuDS main Report Part 1, Version 2 dated October 2022 
 2) Flood Risk Assessment and SuDS Appendices Part 2, dated October 2022 
 3) Blue Roof Area for SuDS Strategy Drawing reference number 221070-GSL-ZZ-XX-
SK-C-0003 Version 02 dated 11th October 2022 
 4) Exceedance Flow Plan reference number 221070-GSL-ZZ-XX-SK-C-0002, version 
01, dated 11th October 2022 
 5) Preliminary Drainage Layout drawing reference number 221070-GSL-ZZ-XX-SK-C-
0001, version 01, dated 11th October 2022 along with 
 6) SuDS Maintenance plan reference number 220170-GSL-XX-XX-RP-C-0001 dated 
October 2022 as prepared by Graphics Structures Consultant, we have no further 
comments to make on the above application. We are content that the impact of surface 
water drainage have been addressed adequately. 
 

Comments noted. 
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Pollution 

 
 
 

Comments noted 
Conditions 
included 



 

 

 

Comments noted. 
Conditions 
included 
 
 



 

 



 

Stakeholder Question/Comment Response 

 

Housing 

 
 

Comments noted 



 

 



 

 



 

 



 

Stakeholder Question/Comment Response 

 
 

Tree Officer Comments dated 09 January 2023 
 
I hold no initial objections, from an arboricultural point of view to the proposal.  
 
A tree survey has been submitted with the proposal. The report has been carried out by 
MJC Tree Services Ltd. and is dated 26th November 2020. The document has been 
carried out to British Standard 5837: 2012 Trees in relation to Design, Demolition and 
Construction- Recommendations and includes an Arboricultural Impact Assessment 
(AIA), Tree Protection Plan (TPP), Tree Constraints Plans, and Arboricultural Method 
Statements. 
 
 I concur with much of the survey including the Tree Quality Classification.  
 
14 trees have been identified for removal. The majority are low grade and replaceable 
trees. The plans show re planting of trees and shrubs. However, we will need to know 
the net gain of trees, proposed species, and aftercare programme to be planted as there 
is no Landscape Master plan.  
 
Providing the above information is provided, the tree survey has every statement, 
drawing, and site-specific arboricultural method statements conditioned, I do not see any 
major issues. 
 
Comments dated 20 January 2023 
 
I have no objections to the submitted details with the updated tree survey. Providing this 
is conditioned I have no further issues. 
 

Comment noted 

Public Health Thank you for the clarity and positive to see the entrance and lifts are accessible and 
inclusive to all tenures. No further comments from Public Health. 

Comment noted 



 

Stakeholder Question/Comment Response 

 
EXTERNAL 

  

Thames Water Waste Comments 
The proposed development is located within 15 metres of a strategic sewer. Thames 
Water requests the following condition to be added to any planning permission. "No piling 
shall take place until a PILING METHOD STATEMENT (detailing the depth and type of 
piling to be undertaken and the methodology by which such piling will be carried out, 
including measures to prevent and minimise the potential for damage to subsurface 
sewerage infrastructure, and the programme for the works) has been submitted to and 
approved in writing by the local planning authority in consultation with Thames Water. 
Any piling must be undertaken in accordance with the terms of the approved piling 
method statement." Reason: The proposed works will be in close proximity to 
underground sewerage utility infrastructure. Piling has the potential to significantly impact 
/ cause failure of local underground sewerage utility infrastructure. Please read our guide 
'working near our assets' to ensure your workings will be in line with the necessary 
processes you need to follow if you're considering working above or near our pipes or 
other structures. https://www.thameswater.co.uk/developers/larger-scale-
developments/planning-your-development/working-near-our-pipes Should you require 
further information please contact Thames Water. Email: 
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to Friday, 8am 
to 5pm) Write to: Thames Water Developer Services, Clearwater Court, Vastern Road, 
Reading, Berkshire RG1 8DB 
 
With regard to SURFACE WATER drainage, Thames Water would advise that if the 
developer follows the sequential approach to the disposal of surface water we would 
have no objection. Management of surface water from new developments should follow 
Policy SI 13 Sustainable drainage of the London Plan 2021. Where the developer 
proposes to discharge to a public sewer, prior approval from Thames Water Developer 
Services will be required. Should you require further information please refer to our 
website. https://www.thameswater.co.uk/developers/larger-scale-
developments/planning-your-development/working-near-our-pipes 

Comments noted. 
Condition/Informa
tive included 
 

https://www.thameswater.co.uk/developers/larger-scale-developments/planning-your-development/working-near-our-pipes
https://www.thameswater.co.uk/developers/larger-scale-developments/planning-your-development/working-near-our-pipes


 

Stakeholder Question/Comment Response 

 
We would expect the developer to demonstrate what measures will be undertaken to 
minimise groundwater discharges into the public sewer. Groundwater discharges 
typically result from construction site dewatering, deep excavations, basement 
infiltration, borehole installation, testing and site remediation. Any discharge made 
without a permit is deemed illegal and may result in prosecution under the provisions of 
the Water Industry Act 1991. Should the Local Planning Authority be minded to approve 
the planning application, Thames Water would like the following informative attached to 
the planning permission: "A Groundwater Risk Management Permit from Thames Water 
will be required for discharging groundwater into a public sewer. Any discharge made 
without a permit is deemed illegal and may result in prosecution under the provisions of 
the Water Industry Act 1991. We would expect the developer to demonstrate what 
measures he will undertake to minimise groundwater discharges into the public sewer. 
Permit enquiries should be directed to Thames Water's Risk Management Team by 
telephoning 020 3577 9483 or by emailing trade.effluent@thameswater.co.uk . 
Application forms should be completed on line via www.thameswater.co.uk. Please refer 
to the Wholsesale; Business customers; Groundwater discharges section. 
 
Thames Water would advise that with regard to WASTE WATER NETWORK and 
SEWAGE TREATMENT WORKS infrastructure capacity, we would not have any 
objection to the above planning application, based on the information provided. 
 
Water Comments 
On the basis of information provided, Thames Water would advise that with regard to 
water network infrastructure capacity, we would not have any objection to the above 
planning application. Thames Water recommend the following informative be attached 
to this planning permission. Thames Water will aim to provide customers with a minimum 
pressure of 10m head (approx 1 bar) and a flow rate of 9 litres/minute at the point where 
it leaves Thames Waters pipes. The developer should take account of this minimum 
pressure in the design of the proposed development. 



 

Stakeholder Question/Comment Response 

The proposed development is located within 15m of our underground water assets and 
as such we would like the following informative attached to any approval granted. The 
proposed development is located within 15m of Thames Waters underground assets, as 
such the development could cause the assets to fail if appropriate measures are not 
taken.  
 
The applicant is advised that their development boundary falls within a Source Protection 
Zone for groundwater abstraction. These zones may be at particular risk from polluting 
activities on or below the land surface. To prevent pollution, the Environment Agency 
and Thames Water (or other local water undertaker) will use a tiered, risk-based 
approach to regulate activities that may impact groundwater resources. The applicant is 
encouraged to read the Environment Agency's approach to groundwater protection 
(available at https://www.gov.uk/government/publications/groundwater-protection-
position-statements) and may wish to discuss the implication for their development with 
a suitably qualified environmental consultant. 
 



 

Stakeholder Question/Comment Response 

Secure By 
Design 

  

Comments noted. 
Conditions 
included 
 



 

 



 

Stakeholder Question/Comment Response 

 

 
 



 

Stakeholder Question/Comment Response 

Health and 
Safety 
Executive  

 
 

Comments noted. 
 



 

Stakeholder Question/Comment Response 

 
 

   

NEIGHBOURIN
G 
PROPERTIES 

Land Use and housing 
 

- Concerns the commercial unit will remain vacant 

The site 
allocation for the 



 

Stakeholder Question/Comment Response 

- Excessive commercial use proposed 
- More housing developments are not needed in the area 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Size, Scale and Design 
 

- Excessive height, bulk, massing and overdevelopment of site 
- Overbearing and not in keeping in relation to neighbouring buildings 
- The design is not in keeping with surrounding area 
- The height is not in accordance with the Clarendon Square development 

site requires 
provision of  
commercial 
space and the 
provision would 
deliver the  
aims of the site 
allocation. 
 
Delivery of 
housing is 
essential to 
meeting Local 
Plan  
Housing targets. 
 
The applicant has 
provided 
evidence to show 
that the  
commercial 
market is buoyant 
at present 
 
Size, Scale and 
Design 
 
The proposed 
design and scale 
of the 



 

Stakeholder Question/Comment Response 

- The design is contrary to the Haringey Heartlands Development Framework April 
2005 

- Obstruction to the skyline 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Impact on neighbours 

- Loss of privacy/overlooking/overshadowing 
- Loss of daylight and sunlight 
- Noise and disturbance  

 
 
 
 
 
 
 

development 
remains 
 a high-quality 
design that is in-
keeping with the 
approved  
development and 
surrounding area 
in line with the 
policies 
 and site 
allocation  set out 
above 
 
This proposed 
development is 
considered 
 appropriate in 
this location, 
 
Impact on 
neighbours 
 
As noted in the 
neighbouring 
amenity section 
above the  
proposal would 
not have a 
significant impact 
on  



 

Stakeholder Question/Comment Response 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Parking, Transport and Highways 

- Parking pressure 
- Increased traffic generated 
- Concerns the development is car free 
- Turnpike Lane/Hornsey Park road junction is not pedestrian friendly 
- Road safety concerns 
- Increased deliveries and vehicle trips per day 
- Highway safety concerns 
- No access for emergency vehicles 

 
 
 

 
 
 
 

neighbouring 
properties in 
terms of privacy, 
daylight or  
sunlight. The 
proposal will not 
result in any 
greater noise  
or light levels 
than should be 
expected in an 
urban area. 
 
Parking, 
Transport and 
Highways 
 
The 
Transportation 
Officer has 
assessed these 
points and  
which have been 
covered in the 
main body of the 
report and  
concludes that 
the  proposed 
development is 
considered 
acceptable, in 



 

Stakeholder Question/Comment Response 

 
 
 
 
 
 
Environment and Public Health 
- The development lacks greenery  
- The green space improvements located at roof level does not benefit the wider 

local area  
- Structural damage to infrastructure  
- Pressure on existing infrastructure 
- Noise and disturbance during construction 
- Impact on quality of life 
- Concerns the development provide no ground level garden to absorb heavy 

rainfall 
- Air quality concerns 

regard to 
transport  
impacts 
 
Environment 
and Public 
Health 
 
Any dust and 
noise relating to 
demolition and 
construction  
works would be 
temporary 
nuisances that 
are typically  
controlled by non- 
planning 
legislation. 
Nevertheless, the 
 demolition and 
construction 
methodology for 
the  
development 
would be 
controlled by the 
imposition of a  
condition 
 



 

Stakeholder Question/Comment Response 

The site currently 
achieves an 
urban greening 
factor of  
0.28 and the 
proposed 
development 
achieves an 
urban  
greening factor of 
0.43 which 
exceeds the 
minimum target  
set out in the 
London Plan 
 
As noted in the 
flood risk and 
drainage section, 
the  Flood  
Risk Assessment 
and Drainage 
Strategy report,  
Officers are 
satisfied that the 
impacts of 
surface  
water drainage 
will be addressed 
adequately. 
 



 

Stakeholder Question/Comment Response 

The scheme 
would provide 
CIL payment 
towards  
local 
infrastructure. 
 
As noted in the 
air quality section 
an addendum Air 
Quality 
Assessment is 
required which 
Officers are 
satisfied can be 
adequately 
addressed at a 
later stage, and 
as such this 
matter can be 
secured by the 
imposition of a 
condition. 
 

 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 
Appendix 4 Consultation Response– Greater London Authority Stage 1 Response 
 
 
 

 
 
 
 
 



 

 
 
 
 
 
 
 
 
 



 

 
 
 

 
 
 
 
 
 
 



 

 
 
 
 
 

 
 
 
 



 

 
 
 
 
 

 
 
 
 
 



 

 
 
 
 
 
 
 

 
 
 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 
 
 



 

 
 

 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 
 
 



 

 
 

 
 
 
 
 
 
 
 



 

 
 
 
 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 



 

 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
Appendix 5 QRP Reports 
 
 



 

 
 
 
 



 

 
 
 
 



 

 
 
 
 



 

 
 
 
 



 

 
 
 
 



 

 
 
 
 



 

 

 
 
 



 

 

 
 
 
 
 



 

 
 
 
 



 

 
 
 
 
 



 

 
 
 

 



 

 
 

 
 



 

 
 
 
 
 
 
 
 
 
 
 



 

 
 
 



 

 
 

 
 



 

 
 

 
 



 

 
 
 
 
 
 



 

 
 
 
 
Appendix 6 Development Forum minutes 



 

 
 
 

- Query on the name of the development 

- New blocks of flats already going up 

- Housing crisis 

- Excessive commercial space proposed 

- Not enough infrastructure to support development 

- Shared ownership is not affordable 

- Private blocks should be affordable 

- Obstruction to view from Westpoint apartment 

- Loss of sunlight 

- Overlooking/loss of privacy 

- Will each flat in the Westpoint apartment be assessed for 

daylight/sunlight/overlooking 

- How can neighbours have access to the above assessments 

- Concerns the construction work will take place at different stages 

- Concerns other site will not come forward for development 

- Concerns the other 2 sites are outside the applicants ownership 

- Why is the entire site not being developed 

- Risky to develop the site piecemeal  

- The development could look disjoined and unattractive 

- A working group for the construction would be helpful 

- Haringey’s housing target should not be detrimental to its neighbours 

- The Clarendon Square development is very disturbing 

- Concerns commercial spaces are left vacant 

- Concerns there would be overshadowing of gardens 

- Overdevelopment 

- The scheme does not accord with the masterplan 

- The density of the scheme should be reduced 

- Stepping down to 2 storeys at Hornsey park road is not correct 

- Views are important 

- The New River development is a good example  

 
 
 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Appendix 7 Pre-application Committee minutes 
 
 



 

 
 



 

 
 



 

 
 



 

 
 
 
 
 



 

 
 
 



 

 
 
 



 

 
 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


