
1. The development hereby authorised must be begun not later than the expiration of 3 
years from the date of this permission, failing which the permission shall be of no effect.  

 
Reason: This condition is imposed by virtue of the provisions of the Planning & 
Compulsory Purchase Act 2004 and to prevent the accumulation of unimplemented 
planning permissions.  
 

2. The development hereby authorised shall be carried out in accordance with the 
following approved plans and specifications:  

 
 

Drawings  

- D01-02 – 01 – Proposed Basement GA Plan 

- D01-02 – 02 – Proposed Ground Floor GA Plan 

- D01-02- 03 – Proposed First Floor GA Plan 

- D01-02 – 04 – Proposed Second Floor GA Plan 

- D01-02 – 05 – Proposed Third Floor GA Plan 

- D01-02- 06 – Proposed Roof Plan 

- D01-02 – 21 – Proposed Elevations  

- D01-02 – 22 – Proposed Elevations – Colour 

- D01-02 – 23 – Proposed Elevations – Context Indicated 

- D01-02 – 24A – Proposed View Road Boundary Wall – Plan, Elevation & 3D 

Visual (Updated) 

- D01-02 – 31 – Basement Floor – Planning Approved Overlay 

- D01-02 – 32 – Ground Floor – Planning Approved Overlay 

- D01-02 – 33 – First Floor – Planning Approved Overlay 

- D01-02 – 34 – Second Floor – Planning Approved Overlay 

- D01-02 – 35 – Third Floor – Planning Approved Overlay 

- D01-02 – 36 – Proposed Elevations – Previous Planning Approved Outline 

Indicated 

- D01-02 – 41 – Proposed Site Sections  

- D01-02 – 51 – 3D Visual 1 

- D01-02 – 52 – 3D Visual 2 

- D01-02 – 53 – 3D Visual 3  

- D01-02 – 54 – 3D Visual 4 

- D01-02 – 55 – 3D Visual 5 

- D01-02 – 56 – 3D Visual 6 

- D01-02 – 57 – 3D Visual 7 

- D01-02 – 71H Proposed Site Plan 

- D01-02 – 81 – Site Location Plan 

- D01-02 – SK44 – Proposed Basement GA Plan – Apartments – Accommodation 

Schedule (Additional) 

- D01-02 – SK45 – Proposed Ground Floor GA Plan – Apartments – 

Accommodation Schedule (Additional) 

- D01-02 – SK46 – Proposed First Floor GA Plan – Apartments – Accommodation 

Schedule (Additional) 

- D01-02 – SK47 – Proposed Second Floor GA Plan – Apartments – 

Accommodation Schedule (Additional) 

- D01-02 – SK48 – Proposed Third Floor GA Plan – Apartments – Accommodation 

Schedule (Additional) 



- D01-02 – SK49 – ASHP Enclosure Visuals – Comparison (Additional) 

D01-02 – SK50 – ASHP Enclosure Visuals – Additional & Roof Plan (Additional 
o 2169-GUA-DR-L-001 10 Illustrative Landscape Masterplan (Updated) 

o 21069-GUA-DR-L-002 9 Urban Greening Factor Plan (Updated) 

o 21069-GUA-DR-L-003 8 Planting Schedules (Updated) 

o 21069-GUA-DR-L-004 12 Landscape General Arrangement (Updated) 

- 21047_Mary Feilding Internal Daylight Sunlight Report March 2025 + Appendices 

(Additional) 

o 21034-MA-DR-TS01-REV A Appendices-1-4 (Updated) Report No: 

13786_R02e (Updated) 

 
 

Documents 
 

Design & Access Statement; Heritage Assessment; • Ecological Assessment; • Energy 
Statement; • Circular Economy Statement and Appendices; • Surface Water and Foul 
Drainage Statement; • Healthy Streets Transport Assessment; • Framework 
Operational Site Waste Management Plan; • Sustainability Statement; • Air Quality 
Assessment; • Whole Life Cycle Carbon Emissions Assessment and Template; • 
Daylight and Sunlight Report; • Fire Statement; • Planning Statement 

 
 
 

Reason: In order to avoid doubt and in the interests of good planning.  
 
Detailed Drawings and External Materials  

 
      3  Prior to the commencement of building works above grade, detailed drawings, 

including sections, to a scale of 1:20 to confirm the detailed design and materials of 
the:  

 
a) Detailed elevational treatment;  
b) Detailing of roof and parapet treatment;  
c) Details of windows and doors  
d) Details of entrances, which shall include a recess of at least 115mm;  
e) Details and locations of rain water pipes; and  
f)  Details of balconies, privacy screens and balustrading  
g) Details of decorative brickwork (scale of 1:10 or 1:5) 
h) Details of plant screening 

 
Shall be submitted to, and approved in writing by, the Local Planning Authority. A 
sample panel of brickwork which demonstrates the proposed bricks, mortar and 
bonding pattern(s) shall be made available  to be viewed on site, windows, roof, 
glazing, balustrade, shall also be provided. The development shall thereafter be 
carried out solely in accordance with the approved details.. 

 
Reason: To safeguard and enhance the visual amenities of the locality in compliance 
with Policies D4 and HC1 of the London Plan 2021, Policy SP11 of the  Local Plan 
2017, Policies DM1 and DM9 of the Development Management Development Plan 
Document 2017, and Policy DH2 of the Highgate Neighbourhood Plan 2017. 

 
 Boundary Treatments 
 



    4  Prior to occupation of the development hereby permitted details of exact finishing 
materials to the boundary treatments and site access controls shall be submitted to, 
and approved in writing, by the Local Planning Authority. Once approved the details 
shall be provided as agreed and implemented in accordance with the approval.  

 
Reason: In order to provide a good quality local character, to protect residential 
amenity, and to promote secure and accessible environments in accordance with 
Policy D4 of the London Plan 2021, Policies DM1, DM2 and DM3 of the Development 
Management Development Plan Document 2017 and Policy DH2 of the Highgate 
Neighbourhood Local Plan 2017. 

 
Hard and Soft Landscaping  
 

5 Prior to the commencement of the development hereby permitted above slab level full 
details of both hard and soft landscape works shall be submitted to, and approved in 
writing by, the Local Planning Authority, and these works shall thereafter be carried 
out as approved. These details shall include information regarding, as appropriate:  

 
a) Proposed finished levels or contours; 
b) Means of enclosure including gates and boundary fencing;  
c) Hard surfacing materials;  
d) Minor artefacts and structures (e.g. Furniture, play equipment, refuse or other 
storage units, signs, lighting etc.); and  
e) Proposed and existing functional services above and below ground (e.g. Drainage 
power, communications cables, pipelines etc. Indicating lines, manholes, supports 
etc.).  
Soft landscape works shall include:  
f) Planting plans;  
g) Written specifications (including details of cultivation and other operations 
associated with plant and/or grass establishment);  
h) Schedules of plants, noting species, plant sizes and proposed numbers/densities 
where appropriate; and  
i) Implementation and management programmes.  

 
The soft landscaping scheme shall include detailed drawings of:  
j) Any new trees and shrubs to be planted together with a schedule of species.  

 
The approved scheme of planting, seeding or turfing comprised in the approved details 
of landscaping shall be carried out and implemented in accordance with the approved 
details in the first planting and seeding season following the occupation of the building 
or the completion of development (whichever is sooner). Any trees or plants, either 
existing or proposed, which, within a period of five years from the completion of the 
development die, are removed, become damaged or diseased shall be replaced in the 
next planting season with a similar size and species. The landscaping scheme, once 
implemented, is to be retained thereafter for the lifetime of the development.  

 
Reason: In order for the Local Planning Authority to assess the acceptability of any 
landscaping scheme in relation to the site itself, thereby ensuring a satisfactory setting 
for the proposed development in the interests of the visual amenity of the area and to 
accord with Policies D4 and G5 of the London Plan 2021, Policy SP11 of the Local 
Plan 2017 and Policies DM1 and DM2 of the Development Management Development 
Plan Document 2017. 

 External Lighting 
 



6 Prior to occupation of the development hereby approved details of all external lighting 
to building facades, street furniture, communal and public realm areas shall be 
submitted to, and approved in writing by, the Local Planning Authority, in consultation 
with the Metropolitan Police. The agreed lighting scheme shall be installed as approved 
prior to occupation, and retained as such thereafter for the lifetime of the development.  

 
Reason: To ensure the design quality of the development and also to safeguard 
residential amenity in accordance with Policies D4 and D11 of the London Plan 2021, 
Policy SP11 of the  Local Plan 2017 and Policy DM1 of the Development Management 
Development Plan Document 2017.  
 
Site Levels 

 
7 No development shall proceed until details of all existing and proposed levels on the 

site in relation to the adjoining properties have been submitted to, and approved in 
writing by, the Local Planning Authority. The development shall be built in accordance 
with the approved details.  

 
Reason: In order to ensure that any works in conjunction with the permission hereby 
granted respects the height of adjacent properties through suitable levels on the site 
in accordance with Policy D4 of the London Plan 2021, Policy SP 11 of the Local Plan 
2017 Policy DM1 of the Development Management Development Plan Document 
2017, and Policy DH2 of the Highgate Neighbourhood Local Plan 2017. 

 
Secure by Design Accreditation  
  

8 Prior to the commencement of above ground works to each building or part of a 
building hereby permitted, details shall be submitted to, and approved in writing by, the 
Local Planning Authority to demonstrate that such building or such part of a building 
can achieve ‘Secured by Design’ Accreditation. Accreditation must be achievable 
according to current and relevant Secured by design guidelines at the time of above 
grade works of each building within the development.  
 
The development shall only be carried out in accordance with the approved details. 
 
Reason: To ensure a safe and secure development and reduce crime in accordance 
with Policies D4 and D11 of the London Plan 2021, Policy SP11 of the of Local Plan 
Strategic  2017 and Policies DM1 and DM2 of the Development Management 
Development Plan Document 2017. 

 
 Secure by Design Certificate 
 
9  Prior to the occupation of each building or part of a building or use, ‘Secured by Design’ 

certification shall be obtained for such building or part of such building or its use and 
therefore all features are to be retained. This shall be submitted to, and approved in 
writing by, the Local Planning Authority. 

 
Reason: To ensure a safe and secure development and reduce crime in accordance 
with Policies D4 and D11 of the London Plan 2021, Policy SP11 of the Local Plan  2017 
and Policies DM1 and DM2 of the Development Management Development Plan 
Document 2017. 

 
 Secure by Design Accreditation at the final fitting stage  
 



10  The care home and rehabilitation facility must achieve the relevant Secured by Design 
Accreditation at the final fitting stage, prior to residential occupation of such building in 
accordance with condition B (Secured by Design) and commencement of business. 
Details shall be submitted to and approved, in writing, by the Local Planning Authority   

 
Reason: To ensure a safe and secure development and reduce crime in accordance 
with Policies D4 and D11 of the London Plan 2021, Policy SP11 of the Local Plan 2017 
and Policies DM1 and DM2 of the Development Management Development Plan 
Document 2017. 

 
 Contaminated Land 
 
11 Before the development hereby permitted commences other than for investigative 
work:  
 

a) A desktop study shall be carried out which shall include the identification of previous 

uses, potential contaminants that might be expected, given those uses, and other 

relevant information. Using this information, a diagrammatical representation 

(Conceptual Model) for the site of all potential contaminant sources, pathways and 

receptors shall be produced. The desktop study and Conceptual Model shall be 

submitted to, and approved in writing by, the Local Planning Authority.   

b) If the desktop study and Conceptual Model indicate any risk of harm, a site 

investigation shall be designed for the site, using information obtained from the desktop 

study and Conceptual Model. The investigation must be comprehensive enough to 

enable: an updated risk assessment to be undertaken, refinement of the Conceptual 

Model, and the development of a Method Statement Detailing the remediation 

requirements. The updated risk assessment and refined Conceptual Model along with 

the site investigation report, shall be submitted and approved in writing by the Local 

Planning Authority. 

c) If the updated risk assessment and refined Conceptual Model indicate any risk of 

harm, a Method Statement detailing the remediation requirements and any post 

remedial monitoring, using the information obtained from the site investigation, shall 

be submitted to, and approved in writing by, the Local Planning Authority prior to that 

remediation being carried out on site. The remediation strategy shall then be 

implemented as approved. 

d) Before the development is occupied and where remediation is required, a 

verification report demonstrating that all works detailed in the remediation method 

statement have been completed shall be submitted to and approved in writing by the 

Local Planning Authority. 

Reason: To ensure the development can be implemented and occupied with adequate 
regard for environmental and public safety in accordance with Policy DM23 of the 
Development Management Development Plan Document 2017.  
 
Unexpected Contamination 

 
12  If, during development, contamination not previously identified is found to be present 

at the site then no further development (unless otherwise agreed in writing with the 
Local Planning Authority) shall be carried out until a remediation strategy detailing how 
this contamination will be dealt with has been submitted to, and approved in writing by, 



the Local Planning Authority. The remediation strategy shall be implemented as 
approved.  

 
Reason: To ensure that the development is not put at unacceptable risk from, or 
adversely affected by, unacceptable levels water pollution from previously unidentified 
contamination sources at the development site in line with paragraph 109 of the 
National Planning Policy Framework and in accordance with Policy DM27 of the 
Development Management Development Plan Document 2017. 

 
 Non-Road Mobile Machinery (NRMM) 
 
13  a) Prior to the commencement of the development, evidence of site registration at 

http://nrmm.london/ to allow continuing details of Non-Road Mobile Machinery 

(NRMM) and plant of net power between 37kW and 560 kW to be uploaded during the 

construction phase of the development shall be submitted to, and approved by, the 

Local Planning Authority. 

b) Evidence that all plant and machinery to be used during the demolition and 

construction phases of the development shall meet Stage IIIA of EU Directive 97/68/ 

EC for both NOx and PM emissions shall be submitted to, and approved in writing by, 

the Local Planning Authority. 

c) During the course of the demolition, site preparation and construction phases, an 

inventory and emissions records for all Non-Road Mobile Machinery (NRMM) shall be 

kept on site. The inventory shall demonstrate that all NRMM is regularly serviced and 

detail proof of emission limits for all equipment. All documentation shall be made 

available for inspection by Local Authority officers at all times until the completion of 

the development. 

Reason: To protect local air quality and comply with Policy SI1 of the London Plan 
2021 and the GLA NRMM LEZ. 
 
Air Quality and Dust Management Plan 

 
14  No works shall be carried out on the site until a detailed Air Quality and Dust 

Management Plan (AQDMP), detailing the management of demolition and construction 

dust, has been submitted to, and approved in writing by, the LPA. The plan shall be in 

accordance with the GLA SPG Dust and Emissions Control and shall also include a 

Dust Risk Assessment. The works shall be carried out in accordance with the approved 

details thereafter.  

Reasons: To comply with Policy 7.14 of the London Plan 2021 and GLA SPG Dust and 

Emissions Control 2014. 

 
Considerate Constructors Scheme 
 

15  Prior to the commencement of any works on the site the Contractor Company must 

register with the Considerate Constructors Scheme. Proof of registration must be 

submitted to, and approved in writing by, the Local Planning Authority prior to 

commencement of any works. Registration shall be maintained throughout 

construction.  

Reason: To Comply with Policy 7.14 of the London Plan 2021. 



Energy Statement 

16 The development hereby approved shall be constructed in accordance with the 

Energy Statement prepared by Hodkinson (dated Nov 2024) delivering a minimum 

43.3% improvement on carbon emissions over 2021 Building Regulations Part L, with 

high fabric efficiencies, INDIVIDUAL air source heat pumps for apartments, 

communal air source heat pump for rehabilitation clinic, and a minimum 25kWp solar 

photovoltaic (PV) array.  

 

(a) Prior to above ground construction, details of the Energy Strategy shall be 

submitted to, and approved in writing by, the Local Planning Authority. This must 

include: 

- 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 18% 
reduction; 

- Details to reduce thermal bridging [majors only]; 
- Location, specification and efficiency of the proposed ASHPs (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 annual energy generation (kWh/year); inverter capacity; and how the energy will 
be used on-site before exporting to the grid;  

- Specification of any additional equipment installed to reduce carbon emissions, if 
relevant; 

- A metering strategy  
 

The development shall be carried out in accordance with the details so approved 

prior to occupation, and shall be maintained and retained for the lifetime of the 

development.  

(b) The solar PV arrays and air source heat pumps must be installed and brought into 

use prior to  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 in writing by, the 

Local Planning Authority, including photographs of the solar array, installer 

confirmation, an energy generation statement for the period that the solar PV array 

has been installed, and a Microgeneration Certification Scheme certificate. The solar 

PV array shall be installed with monitoring equipment prior to completion and shall be 

maintained at least annually thereafter. 

(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 to 



accord  with Policy S12 of the London Plan, 2021  Policy SP4 of the Local Plan 2017 

and Policy DM22 of the Development Management Development Plan Document 

2017. 

BREEAM 
 
17a) Prior to commencement of the development hereby permitted  for the care home and 

rehabilitation facility for the relevant non-residential unit, a Design Stage Assessment 
and evidence that the relevant information has been submitted to the BRE for a design 
stage accreditation certificate 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 shall be accompanied by a tracker 
demonstrating which credits are being targeted, and why other credits cannot be met 
on site. 

      b)  Within 6 months of commencement on site, the Design Stage Accreditation Certificate 
must be submitted. 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. 

c) Prior to occupation, the Post-Construction Stage Assessment and tool, and evidence 
that this has been submitted to BRE shall be submitted for approval, confirming that 
the development has achieved a BREEAM “Very Good” outcome (or equivalent), 
aiming for “Excellent”, subject to certification by BRE. 

d) Within 6 months of 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 to the Local Planning Authority for 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 (2021) Policies SI2, SI3 and SI4 of the London Plan 

2021, Policy SP4 of the Local Plan and Policy DM21 of the Development Management 

Development Plan Document 2017. 

 Living Roofs 
 
18 (a) Prior to the above ground commencement of development hereby permitted, 

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 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 the development, evidence must be submitted to, and 

approved in writing 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 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 Policies G1, G5, G6, SI1 and S12 of the London Plan 2021, 

and Policies SP4, SP5, SP11 and SP13 of the Local Plan 2017. 

Whole Life Cycle Carbon Emissions 

19 The development hereby approved shall be constructed in accordance with the Whole 

Life Cycle Carbon Emissions Assessment prepared by Hodkinson (dated June 2024). 

Prior to the commencement of the development hereby permitted, excluding 

demolition, an update to the approved Whole Life-Cycle Carbon assessment to 

reaffirm the proposed strategy or demonstrate improvements, shall be submitted to, 

and approved in writing by, the Local Planning Authority, demonstrating that the Whole 

Life-Cycle Carbon emissions savings of the development achieve at least the GLA’s 

Standard Benchmark and setting out further opportunities to achieve the GLA's 

Aspirational Benchmark set out in the GLA's Whole Life-Cycle Assessment Guidance.  

The assessment shall include details of measures to reduce carbon emissions 

throughout the whole life-cycle of the development and provide calculations in line with 

the Mayor of London's guidance on Whole Life-Cycle Carbon Assessments, and the 

development shall be carried out in accordance with the approved details and operated 



and managed in accordance with the approved assessment for the lifetime of the 

development. 

Reason: In the interests of sustainable development and to maximise on-site 
carbon dioxide savings in accordance with Policy SI2 of the London Plan 2021, 
Policy SP4 of the Local Plan 2017 and Policy DM21 of the Development 
Management Development Plan Document 2017. 
Biodiversity Net Gain Plan 

20 a) Prior to the commencement of the development hereby permitted, a Biodiversity Net 

Gain Plan shall be submitted to, and approved in writing by, the Local Planning 

Authority. This shall include the details of ecological enhancement measures and 

ecological protection measures, 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. A biodiversity net gain of 10% 

must be achieved firstly by maximising all on-site biodiversity enhancement measures, 

and then, if needed, through off-site credits.  

(b) Prior to the occupation of development hereby permitted, photographic evidence 

and a post-development ecological field survey and impact assessment shall be 

submitted to, and approved in writing by, the Local Planning Authority to demonstrate 

the delivery of the ecological enhancement and protection measures are in accordance 

with the approved measures and in accordance with CIEEM standards.  

The development shall accord with the details as approved, and the details shall be 

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 

and to be in accordance with Policies G1, G5, G6, SI1 and SI2 of the London Plan 

2017,  and Policies SP4, SP5, SP11 and SP13 of the Local Plan 2017. 

Urban Greening Factor 
 
21 Prior to completion of the development hereby permitted, an Urban Greening Factor 

calculation shall be submitted to, and approved in writing by, the Local Planning 

Authority demonstrating how a factor of 0.4 has been met through greening measures. 

The development shall thereafter be retained in accordance with the approved details 

for the lifetime of the development. 

Reason: To ensure that the development provides the maximum provision towards the 

urban greening of the local environment, creation of habitats for biodiversity and the 

mitigation and adaptation of climate change and to be, in accordance with Policies G1, 

G5, G6, SI1 and SI2 of the London Plan 2021, and Policies SP4, SP5, SP11 and SP13 

of the Local Plan 2017. 

Overheating Report  
 
22 Prior to above ground works of the relevant care home or domestic use, a final 

Overheating Report shall be submitted to, and approved in writing by, the Local 

Planning Authority. The submission shall assess the overheating risk with both open 

and closed windows in line with CIBSE TM52 and TM59 (using Category I for the care 

home element under the London Weather Centre TM49 weather DSY1-3 files for the 



2020s, and future weather files DSY1 for the 2050s and 2080s) and demonstrate how 

the overheating risks have been mitigated and removed through design solutions and 

provide a retrofit plan. 

This report shall include: 

- Annotated plans showing which habitable rooms will be affected by noise constraints; 
- Analysis I: Model all rooms with DSY1 2020s weather file and openable windows 

demonstrating how the rooms will not overheat, and the passive measures have been 
maximised in line with the Cooling Hierarchy;  

- Analysis II: Modelling of all rooms with DSY1 2020s weather file and rooms affected 
by noise and/or air pollution, or risk of crime with closed windows, demonstrating how 
the rooms will not overheat, with appropriate overheating mitigation measures in line 
with the Cooling Hierarchy and the Acoustics Ventilation and Overheating Residential 
Design Guide.  

- For both analyses, clearly setting out the baseline scenario and additional modelled 
scenarios to test mitigation measures required to pass the overheating assessment.  

- Details of the design measures incorporated within the scheme in line with the Cooling 
Hierarchy (including details of the feasibility of prioritising passive cooling and 
ventilation measures) to ensure adaptation to higher temperatures are addressed, the 
spaces do not overheat, and the use of active cooling is avoided, including the fixing 
mechanism, specification, and shading coefficient of any internal and external shading 
features, and the energy demand of the active cooling for communal areas; 

- Modelling of mitigation measures required to pass future weather files, clearly setting 
out which measures will be delivered before occupation and which measures will form 
part of the retrofit plan with confirmation that these can be integrated within the design 
(e.g., if there is space for pipework to allow the retrofitting of cooling and ventilation 
equipment); 

- Confirmation who will be responsible to mitigate the overheating risk once the 
development is occupied. 
 
Prior to occupation/use, the development must be built in accordance with the 

overheating measures as approved; and those measures shall be retained thereafter 

for the lifetime of the development. 

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 Policy SI4 of the London Plan 2021,  Policy SP4 of the Local Plan 

2017 and Policy DM21 of the Development Management Development Plan Document 

2017. 

 . 

Arboricultural Impact Assessment 

 
23  The development hereby approved shall be constructed in accordance with the 

Arboricultural Impact Assessment prepared by Tyler Grange (Report No. 13786_R02 
Rev E).   

 
Reason: In order to ensure the safety and wellbeing of the trees on the site during 
constructional works that are to remain after building works are completed in 
accordance with Policy G7 of the London Plan 2021, Policy SP13 of the Local Plan  
2017 and Policy OS2 of the Highgate Neighbourhood Plan 2017. 

 



 
Demolition and Construction Management Plan  
 

24 No development shall take place, including any works of demolition, until a detailed 
demolition and construction management plan for the entire development (including 
the basement) s has been submitted to, and approved in writing by, the Local Planning 
Authority. Only the approved details shall be implemented.  

 
Reason: In the interests of residential amenity and safety, and Policy DM18 of the 
Development Management Development Plan Document 2017 and Policy DH7 of the 
Highgate Neighbourhood Local Plan 2017. 

 
Cycle Parking 
  

25  Prior to occupation/use plans showing accessible, sheltered, and secure long stay 
cycle parking - 8 for the care home element of the proposal, and 16 for the residential 
element shall have been submitted to, and approved in writing by, the Local Planning 
Authority. The design must be in line with the London Cycle Design Standard.  The 
development shall not be occupied until the cycle parking has been provided; and it 
shall thereafter be retained for the lifetime of the development. 

 
Reason: To be in accordance with the Policy T5 of the London Plan 2021. 

 
Delivery and Servicing Plan 
 

26   A final Delivery and Servicing Plan (DSP) shall have been submitted to, and approved 
in writing by, the Local Planning Authority 6 months prior to the development being 
occupied. The DSP must be in place prior to occupation/use of the development. The 
delivery and service plan must also include a waste management plan which includes 
details of how refuse is to be collected from the development. The plan shall be 
prepared in line with the requirements of the Council's waste management service 
which must ensure that all bins are within 10 metres carrying distance of a refuse truck 
on a waste collection day. It shall also demonstrate how the development will include 
the consolidation of deliveries and enable last mile delivery using cargo bikes.  

 
Details shall be provided on how deliveries can take place without impacting on the 
public highway, the document shall be  produced in line with TfL guidance. 
The final DSP   must be reviewed annually in line with the travel plan for a period of 3 
years, unless otherwise agreed, in writing in advance, by the Local Planning Authority, 
in consultation with the local highways authority. 

 
Reason: To ensure that the development does not prejudice the free flow of traffic or 
public safety along the neighbouring highway and to comply with the TfL DSP guidance 
2020. 

 
Active and Passive EV Charging  
 

27    of 2 active and 2 passive electric vehicle   charging points to serve the on-site parking 
spaces from the onset must be provided in line with the London Plan. 

 
Reason: To be in accordance with Chapter 5 of the  Development Management 
Development Plan Document and Policy T6.2 of the London Plan 2021. 

 
Wheelchair Accessible Car Parking 

 

https://content.tfl.gov.uk/delivery-and-servicing-plan-guidance.pdf


28 No development shall take place until full details demonstrating how wheelchair 

accessible car parking spaces will be provided for employees shall be 

submitted to and approved in writing by the Local Planning Authority 

Only the approved details shall be implemented and retained thereafter. 

 
Reason: In order to ensure the development is in accordance with Policy T6.5 of the 
London Plan 2021. 

 
Car Parking Management Plan 
 

29 No development shall take place until a car parking management plan is 
provided which must include details on the allocation and management of the 
on-site car parking spaces including all accessible car parking spaces. 

 
Only the approved details shall be implemented and retained thereafter 

 
Reason: To manage the on-site car parking provision of the proposed 
development so that it is used efficiently and only by authorised occupiers. To 
protect the amenity of the site users. To promote sustainable travel 
 

 Satellite Dishes/TV antennae  
 
30 The placement of a satellite dish or television antenna on any external surface of the 

development is precluded, with the exception of a communal solution,   details of which 
shall have been submitted to, and agreed in writing by, the Local Planning Authority 
prior to the occupation of the development hereby approved. The provision shall be 
retained as installed thereafter.  

 
Reason: To protect the visual amenity of the locality in accordance with Policies DM1 
and DM3 of the Development Management Development Plan Document 2017 and 
Policy DH5 of the Highgate Neighbourhood Plan 2017. 

 
Extract flues/fans 
 

31 Prior to occupation of the development hereby permitted, details of any extract fans or 
flues required shall have been submitted to, and approved in writing by, by the Local 
Planning Authority. The development shall thereafter be implemented and retained in 
accordance with the approval.  

 
Reason: In order to ensure that the proposed development does not prejudice the 
enjoyment by neighbouring occupiers of their properties in accordance with Policy 
DM23 of the Development Management Development Plan Document 2017 and Policy 
DH9 of the Highgate Neighbourhood Plan 2017. 
 
Care Home – C2 Use restriction 

 
32  Notwithstanding the provisions of the Town & Country Planning (Use Classes) Order 

1987, or any provision equivalent to that Class in any statutory instrument revoking 
and re-enacting that Order, the care home shall be occupied by Use Class C2 only 
with a rehabilitation clinic and shall not be used for any other purpose, unless approval 



is obtained to a variation of this condition through the submission of a planning 
application  

 
Reason: In order to restrict the use of the premises in the interest of the amenities of 
the area in line with Policy DM1 of the Haringey Development Management 
Development Plan Document 2017.  
 
Telecommunications Infrastructure 
  

33 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (amendment) (No.2) Order 2016 - Development not permitted: small 
antennas installed, replaced or altered on a building which is not a 
dwellinghouse, no telecommunications apparatus shall be installed on the buildings 
hereby permitted without the prior written agreement of the Local Planning Authority.  

 
Reason: In order to control the visual appearance of the development in accordance 
with Policies DM1 and DM3 of the Development Management Development Plan 
Document 2017 and Policy DH5 of the Highgate Neighbourhood Plan 2017.  

 
 Fire safety 
 
34 The development shall not be occupied/used unless it has been carried out in 

accordance with the fire statement submitted prepared by N Lambert dated 
02/04/2024. .  

 
Reason: In the interest of fire safety to comply with Policy D12 of the London Plan 
2021.  

 
Noise from Plant/Equipment 
 

35 Noise arising from the use of any plant and associated equipment shall not increase 
the existing background noise level (LA90 15mins) when measured (LAeq 15mins) 1 
metre external from the nearest residential or noise sensitive premises  and  
vibration/structure borne noise derived from the use of any plant or equipment shall 
not cause nuisance within any residential unit or noise sensitive premises.  

 
Reason: To protect residential amenity in accordance with Policies DM1 and DM23 of 
the Development Management Development Plan Document 2017 and Policy DH9 of 
the Highgate Neighbourhood Plan 2017. 
 
Legacy of Mary Feilding 

 
36.  Prior to the commencement of development, options for honouring the history and 

legacy of Lady Mary Feilding as part of the proposed development shall be submitted 
to, and approved in writing by, the Local Planning Authority. These works shall 
thereafter be carried out as approved and retained for the lifetime of the development. 

 
Reason: To preserve the local history of the site in the interest of local heritage in 
compliance with Policy HC1 of the London Plan 2021, Policy SP12 of the  Local Plan  
2017 and Policies DM1 and DM9 of the Development Management Development Plan 
Document 2017. 

 
 
 Air Quality Neutral 



 
37 The development hereby approved shall not be occupied/used until it has achieved 

the Air Quality Neutral position, as set out in the hereby approved  Air Quality 
Assessment prepared by Air Quality Consultants dated June 2024  

 
Reason: To protect local air quality and comply with Policy SI1 of the London Plan 
2021 and the GLA NRMM LEZ. 

 
 

INFORMATIVES: 
 

Positive and Proactive 
In dealing with this application, Haringey Council has implemented the requirements 
of the National Planning Policy Framework and of the Town and Country Planning 
(Development Management Procedure) (England) (Amendment No.2) Order 2012 to 
foster the delivery of sustainable development in a positive and proactive manner 
 
 CIL 

 
 

Based on the information given on the plans, the Mayoral CIL charge will be 
£13,436.01 (189 sqm x £71.09) and the Haringey CIL charge will be £81,939.06 
(189sqm x £433.54). These rates are based on the Annual CIL Rate Summary 
for 2024, which will increase if the decision notice is issued in 2025 in 
accordance with the published Annual CIL Rate Summary for 2025. This will be 
collected by Haringey after/should the scheme is/be implemented and could be 
subject to surcharges for failure to assume liability, for failure to submit a 
commencement notice and/or for late payment, and subject to indexation in line 
with the RICS CIL Index. An informative will be attached advising the applicant 
of this charge. 
 
 

 
Hours of Construction Work 
The applicant is advised that under the Control of Pollution Act 1974, construction work 
which will be audible at the site boundary will be restricted to the following hours:-  
-  8.00m - 6.00pm Monday to Friday  
-  8.00am - 1.00pm Saturday  
- and not at all on Sundays and Bank Holidays.  

 
Party Wall Act 
The applicant's attention is drawn to the Party Wall Act 1996 which sets out 
requirements for notice to be given to relevant adjoining owners of intended works on 
a shared wall, on a boundary or if excavations are to be carried out near a neighbouring 
building. 

 
 

Naming and Numbering: The new development will require naming and numbering. 
The applicant should contact the Local Land Charges at least six weeks before the 
development is occupied (tel. 020 8489 5573) to arrange for the allocation of  suitable 
addresses. 

 
Fire Brigade: The London Fire Brigade strongly recommends that sprinklers are 
considered for new developments and major alterations to existing premises, 



particularly where the proposals relate to schools and care homes. Sprinkler systems 
installed in buildings can significantly reduce the damage caused by fire and the 
consequential cost to businesses and housing providers and can reduce the risk to 
life. The Brigade’s opinion is that there are opportunities for developers and building 
owners to install sprinkler systems in order to save money, save property and protect 
the lives of occupiers.  

 
Asbestos: Prior to demolition or any construction work of the existing buildings, an 
asbestos survey should be carried out to identify the location and type of asbestos 
containing materials. Any asbestos containing materials must be removed and 
disposed of in accordance with the correct procedure prior to any demolition or 
construction works carried out. 

 
 Metropolitan Police Service Designing Out Crime The applicant must seek the advice 
of the Metropolitan Police Service Designing Out Crime Officers (DOCOs) to achieve 
accreditation. The services of MPS DOCOs are available free of charge and can be 
contacted via docomailbox.ne@met.police.uk or 0208 217 3813. 

 
Thames Water – underground assets 
The proposed development is located within 15 metres of Thames Water’s 
underground assets and as such, the development could cause the assets to fail if 
appropriate measures are not taken. Please read their guide 'working near our assets' 
to ensure your workings are in line with the necessary processes you need to follow if 
you're considering working above or near Thames Water pipes or other 
structures.https://developers.thameswater.co.uk/Developing-a-large-site/Planning-
your-development/Working-near-ordiverting-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 

 
 

  
Thames Water – groundwater risk management 

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 
Wholesale; Business customers; Groundwater discharges section. 

 
  

Thames Water – water pressure 
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. 

 
 

  
  

 



 
 
 
 



Appendix 2 – Plans and Images 

 

 

Site location plan 

 

 



 

Birds eye view 

 

Proposed floor plans 

 

 



 

Comparative floorplan with the extant permission  

 

 

Height and scale comparison with extant scheme 

 

 



 

Illustrative view of residential building along North Hill  

 

Illustrative view of care home and rehabilitation clinic from View Road 



 

 

 



 

 

Illustrative landscape masterplan  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Appendix 1 Consultation Responses from internal and external agencies  

 

Stakeholder Question/Comment Response 

Design  
1. The council supports the introduction of the new C3 use class at North Hill, despite the loss of 20 

special need housing units in the new proposal. The overall scale of the development above ground, 
the footprint and the elevations along the site frontages remain largely unchanged from the existing 
planning permission. The basement and associated light wells have been omitted along View road, 
and an additional light well has been incorporated in the North Hill frontage. The View Road façade 
with its gable ends, dormer windows, roof articulation and architectural detailing references Queen 
Anne style of architecture. In contrast the North Hill façade is stepped into three bay, and is a 
contemporary interpretation of a Georgian terrace. The window proportions decrease in height from 
the floor as they scale the building and the prominent soldier courses running across enhance the 
design of the North Hill frontage. The locality comprises a mix of classical, traditional, and modern 
architectural styles and those expressed in the elevations are prominently referenced in the area.  
 

2. The layout of the proposed development is considerate of the neighbouring properties and generally 
consistent with the Council’s local planning policy on daylight, sunlight, and shadowing. 
 

3. The North Hill residential flats are oriented along the NE - SW axis and provided with a rear amenity 
space and a well landscaped frontage, significantly improving the green cover along North Hill. The 
three-bedroom unit located in the basement is flanked by three light wells and accessed internally 
through the staircase and lift core, and externally through an outdoor staircase in the sunken garden. 
The sunken garden offers a safe amenity space for the family-sized dwelling, and its south aspect 
ensures it is well-lit despite the partially overhanging balconies two floors above on the first, second 
and third floors.  
 

4. The projecting balconies of the residential flats are fitted with screens to the east and west to prevent 
overlooking on the neighbouring properties however, more clarity is needed on its design and 
materiality. Although the flats are considerate of their outlook, Bedroom 1 in the northern flat on the 
ground floor is not adequately screened by the landscaping in the rear communal garden. The shared 
space outside the bedroom will be well-used to access the cycle store and the seating area directly 
opposite it. Therefore, a dense screen, such as a 1. 2m high hedge should be provided to block visibility 
to the bedroom.  
 

Comments noted 
 
The landscaped plan 
has been revised to 
include a 1.2m high 
hedge to address 
point 4 

 
 
The landscaped plan 
has been revised to 
include a green roof to 
address point 5 



5. On the third floor of the residential flats, a section of the slab has been indicated as a flat roof with no 
access to prevent overlooking on neighbouring properties. A green roof or some form of green cover 
should be provided here to avoid leaving it as a bare slab. 
 

6. There is a loss of green cover along the southern boundary abutting View Road to accommodate 
surface parking, compared to both the existing and the planning permission. Despite which there is a 
greater environmental and sustainability gain in not digging out and building a large basement per the 
existing planning permission. Additionally, the proposed landscaping and trees along this boundary 
seem sufficient to soften the visibility of the parked cars.  
 

7. The proposed retaining boundary wall along View Road replaces an old structure with established 
vegetation creeping over its parapet. The new wall consists of a low-lying brick wall interspersed with 
regularly spaced brick piers infilled with metal railings, and it is nearly the same height as the existing 
wall and provides better animation to the street. While it is necessary to replace the old boundary wall 
the new wall is neither better nor worse than the existing one.  

 
 

Conservation Comments dated 12/03/2025 
 
The site lies within the Highgate conservation area and adjacent to a row of Grade II listed buildings, 109-119 
North Hill. The townscape along North Hill is characterised by the varied and down-sloping topography of The 
Bank, and three to four storey buildings of various age well set-back form the pavement behind their front 
gardens with a wide streetscape. The main elevation of the existing office building of the Mary Feilding Guild 
Care Home fronts North Hill. The existing office building on North Hill is linked through a series of utilitarian 
extension buildings to the original 1920’s care home building fronting View Road. View Road is a quiet 
residential street where several listed and locally listed large houses comfortably set in large sites are 
complemented by leafy front gardens and generous, deep rear gardens and contribute to a more suburban 
character.  
 
The previous scheme on this site was subject to an extensive set of negotiations and design refinement. 
Ultimately it was considered that whilst that previous scheme would be considered cause some less than 
substantial harm, this was at the lower end of the spectrum and the public benefits would outweigh this harm. 
The fundamental aspects of the proposed schemes design, and its assessment of the site and its context 
remain, the mass of the proposed buildings and their design is predominantly the same, however the newly 
proposed gap would be considered beneficial over the previous scheme, this would revert the site somewhat 
back to its historic urban grain, with two separate buildings to each street frontage and this is welcomed. whilst 
the introduction of balconies, and associated privacy screening would introduce some greater high level mass, 
this would still be considered an improvement in the relationship to the listed terrace as this would be a lot less 

Comments noted 
 Conditions included 
 
The proposed front 
boundary wall along 
View road has been 
revised to address the 
Conservation Officers 
concern 
 
 
The ASHP and screen 
have been 
repositioned to 
address the 
Conservation Officers 
concern 
 
 

 



dominant than the previously proposed greater built form.  The quality of the detailing for the balconies and 
screening should be ensured through condition.  
 
However, most of the other changes proposed are in relation to new servicing requirements and parking which 
have had subsequent consequences for the landscaping. Several of these changes have been amended as 
part of new pre-application discussions and the general extent of proposed landscaping has been better 
retained.  
 
The height of the north hill facing block was carefully designed and tested. However, the proposals now include 
a much larger amount of plant to the roof and associated screening. The views show that this would be visible 
in views from the road, particularly from the south and would obscure the view of the chimney stack at No. 109, 
particularly during the winter months. The plant screening would appear to be the cause of this visual impact 
and on the plans the arrangement of the ASHPs appears to an inefficient layout with a large amount of space 
inside the screening. Whilst the use of ASHPs is supported, the plant needs to be arranged and screened 
appropriately to reduce its visual impact as much as possible. The proposed layout of the rooftop plant should 
be reconsidered designed to reduce its impact so there is as little screening as possible.  
 
There are some aspects of the proposed landscaping which need some more careful consideration than the 
basic outline indicated on the plans. The frontage to North Hill has been somewhat downgraded by the retention 
of the two car parking spaces. Whilst the proposed would still represent a beneficial change from the existing, 
the entrance is now less legible because of the various conflicting uses this small frontage now needs to 
negotiate, as the path no longer aligns with the building and the space feels a little muddled. These detailed 
design aspects can be resolved through an appropriate landscaping condition.  
 
The main alteration to the View Road is the alterations to the boundary wall and landscaping to include car 
parking. The previous scheme was supported in part because it retaining a number of established features of 
this part of the conservation area such as the enclosed nature of the View Road building, the suburban, 
residential, verdant character of View Road”. The proposed new boundary wall is much lower and opens out 
onto the proposed car park, and would conflict with the principle of an enclosed sub-urban garden with a 
building sat behind greenery which was a positive characteristic of the previous scheme. 
 
The inclusion of a car park along View Road would be somewhat incongruous and would instead serve to make 
the extent of hard landscaping more noticeable form the street and would in its current form represent a 
downgrading of the proposed scheme. It is recommended that the boundary wall is retained existing so that 
this positive aspect of the previous scheme is maintained in the current application.  
 
Conservation still in principle supports this application, however the concerns over the roof plant and the 
boundary walls should be revisited to ensure that the scheme is not downgraded from its original application 
and that the proposals minimise any harm to the Highgate Conservation Area and the listed terrace.  



 
Comments dated 18/03/2025 
 
The revised plant area on the roof and the amendments to the boundary wall is welcomed and this 
overcomes the concerns raised, the viewpoints provided demonstrate that the plant to the roof in the 
proposed position would not be visible. Consequently, this proposal is now fully supported, subject to 
conditions to ensure the detailed design and materiality of the proposed development through to construction.  

 Further details for the proposed materials 
o however this may need to be a non-withstanding condition, as some of the drawings have 

material specifications on them.  
o The further details of materials condition should include the external hard landscaping 

surfaces and a sample panel(s) of brickwork which demonstrates the proposed bricks, 
mortar and bonding pattern(s) to be viewed on site  

 Detailed landscaping design including boundary treatments & planting 

 Detail drawings of the proposed scale 1:10 or 1:20): 
a) privacy screens & balustrading 
b) Plant screening  
c) windows and doors  
d) decorative brickwork (scale of 1:10 or 1:5) 

 
However, if the applicants are considering redesigning the landscape, rationalising the entrance layout to the 
flats on North Hill may be something they could consider now, rather than at AOD stage. 
 
 

 

Transport Application proposal 
This application seeks to demolish the existing Mary Feilding Guild Care Home which closed 
during 2021 and construct a new care home and rehabilitation clinic with up to 50 beds, and 
rehabilitation facilities including a gym, physio room, hydro pool and consulting rooms.  In 
addition to this facility a 9-unit residential component is included in the overall development.  
Associated car and cycle parking is included.  
 
Planning History 
The existing home accommodated 43 rooms and was closed as considered unviable by the 
current owners.  

Observation s have 
been taken into 
account. The 
Recommend ed legal 
agreement clauses 
and conditions will be 
included in line with 
the planning 
obligations SPD 



 
Two previous applications have been consented for this site, for slightly larger and different 
proposals. These are HGY/2021/3481 (7 October 2022) and HGY/2022/4415 (14 February 
2023). 
 
The extant permissions comprise a new care home of up to 70 beds (Class C2), together 
with a well-being and physiotherapy centre and associated facilities and services. 
 
This proposal, whilst including a residential component, is overall a slightly smaller proposal 
than those already consented. 
 
Location and access 
The site is located to the western side of North Hill, at the junction of North Hill with View 
Road (to the northern side of the junction). The site has frontages to both North Hill and View 
Road.  
 
The site has a PTAL value of 3, considered ‘moderate’ access to public transport services. 
5 different bus services are accessible within 2 to 8 minutes walk of the site, and Highgate 
Underground Station is a 9-minute walk away. 
 
It is also located within the Highgate Outer CPZ, which has operating hours of 10.00 to 12.00 
Monday to Friday. 
 
At present there are two vehicle crossovers/accesses off view Road and a long crossover 
off North Hill. There are parking spaces at the North Hill entrance and additional car parking 
is available within the site accessed from the crossovers off View Road. 
 
Development proposal and quantum 
Compared to the previously consented applications, this is both physically and in 
transportation terms a slightly smaller scale development. 
 



For the care home/rehabilitation component, there is a change in the type of operation 
proposed. The consented 70 bed development included 43 beds for long term palliative and 
dementia care, and 27 beds for rehabilitation, including well being and recuperation from 
surgery. 
 
This current proposal for a 50 bed facility is for the rehabilitation and post operative care only 
and not for the longer term and more intensive palliative and dementia care arrangements. 
The Transport Assessment details that 82 staff in total were required for the 70 bed 
arrangement, and 54 will be required for this revised proposal.  Therefore, there will be a 
reduction of around a third in terms of staff numbers compared to the consented 
arrangements. The current proposals for rehabilitation care as opposed to a proportion of 
palliative and dementia care do require a lower ratio of staff per bed/patient and this is 
referenced within the TA.  
 
There are ten off street car parking spaces proposed for this part of the development, which 
includes two blue badge/disabled bays. An area for ambulances and delivery/service 
vehicles to park/dwell is also referenced. Cycle parking for 8 cycles is proposed for location 
within a secure store, the applicant intends for short term/visitor cycle parking to also be 
located within this store.  
 
In addition to the above 9 new residential units are proposed for a block facing North Hill, to 
include the following. 
 

 5 No. 1 bedroom units 

 3 No. 2 bedroom units 

 1 No. 3 bedroom unit. 
 

Two off street car parking spaces (one blue badge) are proposed for these units, accessed 
off the existing highway access on the North Hill service road, and 16 cycle parking spaces, 
to be located externally within a secure, weatherproof store.  
 
Transportation considerations 



The following part of this response considers the transportation aspects of this application, 
with reference to the previously consented applications/proposals for this site. 
 
Access arrangements for all modes of transport 
The care home access will be off View Road, and the residential properties off North Hill.  
 
It does not appear (nor is there any reference within the application documents) that any 
physical changes are proposed for the site accesses off the public highway. However, the 
existing crossover off the North Hill service road at the residential component is full width of 
the site and is not expected to be required at these dimensions for this development given 
the two parking space arrangement. 
 
For both accesses any physical or dimensional changes will need to be detailed, along with 
swept path plots if appropriate for manoeuvring onto or off of the public highway and within 
the site to access car parking spaces or drop off/pick up or service vehicle facility. 
 
Any changes to the physical accesses will necessitate entering into the appropriate 
Highways Act Agreement. 
 
Pedestrian and cycle access for the care home and rehabilitation centre will also be off View 
Road.  
 
Transportation demand and impacts 
Overall, it is noted that with a smaller care/rehabilitation facility, there are expected to be 
fewer trips and reduced overall transportation demands compared to the consented 
applications for the care home/rehabilitation component of the development.  
 
Trip generation 
A comprehensive trip generation is included within the Transportation Assessment. Details 
of staffing levels have also been provided, as commented earlier there will be fewer staff (54 
in total) than the consented scheme from 2021. It is detailed the maximum staff on site will 



be 32 during 0730 – 0800. There will also be a lower number of visitors than previously 
considered for the consented scheme given the lower number of beds.  
 
Details in the TA include the following. 
 

 100% bed occupancy assumed, two-week turnover on average (i.e. 10% turnover in 
terms of vehicle drop off/pick up on any day) 

 Physio service for pre booked (no walk ups) up to 76 appointments a day, 0800 – 
1830. 

 2 maintenance contractors on site at any time 

 4 wellness centre deliveries a day 

 Delivery and service movements based on previous care home usage. 

 A staff accumulation exercise is included which detailed maximum car parking 
demand based on census journey to work information with a car mode of 41%. 

 Visitor trips to inpatients have been assumed at 32% as previously detailed, as in 
each patient on average has a visitor every three days. The peak number of visitors 
and car movements associated are between 1200 – 1300 and 1400 – 1500 with 
demand of 5 cars generated (assumption is all visitors visit using cars) 

 For the 9 residential units, 9 inbound and 9 outbound vehicle trips a day are predicted. 
 
A combined vehicular trip generation has been derived based on the above, and this has 
considered the vehicle trips referencing the updated current parking stress surveys carried 
out for this application (the results are discussed next in this response). This assessment 
has been based on the 6m long car iteration so a ‘worst case’ scenario. 
 
Parking considerations 
The care home will provide 10 off street spaces and 2 spaces are proposed for the 9 
residential units.  Two blue badge spaces are included within the 10 care home spaces and 
one of the two residential spaces.  The applicant will need to ensure that London Plan 
requirements with respect to electric vehicle charging points is met and this will need to be 
conditioned.  
 



The applicant has carried out a comprehensive parking stress survey for daytime periods as 
per the previously consented 2021 application.  This has recorded some on street changes 
carried out by the Council since the last survey, which include the addition of new EV 
charging bays within the 500m walk distance, plus amendments to the level of Pay & Display 
parking available on Church Road, which has been reduced. The overall level of parking 
spaces has marginally increased from 242 to 251 bays within 200m due to revisions to 
crossovers and marked bays.  
 
The parking stress survey identified that stresses are of a similar pattern to the earlier 
surveys, high stresses in some streets and lower in others, with slight stress reductions 
compared to the previous application, but does identify there will be some parking overspill 
onto the surrounding streets resultant from this development. 
 
Whilst this proposal is essentially smaller this iteration has lower off-street parking given the 
removal of the basement parking from the proposals associated with high construction costs.  
 
The trip generation and parking demand/accumulation exercise referenced above has 
identified that during the period 1500 – 1600 the excess car parking demand needing to be 
accommodated on street from both components of the development is for 20 vehicles taking 
into account the 10 care home spaces and the 2 residential spaces. Assuming these 
demands will be primarily met on View Road, this would increase the recently surveyed 
daytime parking stresses within View Road.  The TA reports this will result in parking stresses 
exceeding the normal 85% threshold with all spaces occupied, beyond which parking issues 
can be expected to occur, such as inappropriate parking and migration to adjacent streets.  
This occurs during the 0800 – 0900 and 1500 – 1600 periods only.  
 
Survey area wide, there are slight increases for the 200m walk distance comparing the 
consented and currently proposed developments, however it is noted that the 85% threshold 
for the survey area is only exceeded (87%) during the 0800 – 0900 period. 
 
Considering the existing parking conditions, and comparing the predictions for the two 
development scenarios, there are very slight increases in the survey area stresses predicted 



for the current application. It is of course taken on board though that these calculations are 
predicated on a 6m car length so it is not expected that the actual resultant stresses will be 
as predicted.  Nonetheless, it is still the case that the applicant will need to make a financial 
contribution via S106 to fund the refinement of waiting and loading restrictions to help 
manage these additional pressures on street at the busiest times. It is understood the 
applicant is amenable to this.  
 
Parking mitigation 
 
The cumulative impact of this development and existing parking demand being at capacity 
or near capacity, will likely result in residents and visitors to the development seeking to park 
on yellow and double yellow lines, and within adjacent streets, which will impact on highways 
safety and flow of traffic on the highways network. 
 
The TA has identified additional in street parking demands for 20 or so vehicles at the busiest 
times and View Road does experience quite high parking demands at present. There are a 
number of streets adjacent to this site that also already experience high parking stresses.  
 
Refinements and alterations to on street waiting and loading arrangements are appropriate 
to manage the expected impacts and very importantly, these should be able to be 
implemented   on the following streets: potential overflows of parking Storey Road, North 
Hill, Church Road, Talbot Road), where parking is forecasted due to the cumulative impact 
of this development and existing parking demand to be at capacity or near capacity and 
resident may seek to park on yellow and double yellow lines which will impact on highways 
safety and flow of traffic on the highways network. 
 Additional Parking Management Measures are required on: 
North Hill Avenue, the potential of overspill resulting in parking on double yellow lines change 
to double yellow lines with blips, (possible red route) 
North Hill Junction with North Hill Avenue, single and double lines, change to double yellow 
lines with blips (possible red route). North Hill possible blocking and change single yellow 
lines to double yellow lines. 
Storey Road implement blips on double yellow lines no waiting at any time.  



Church Road parking review post implementation a possible change of single yellow lines to 
double yellow with blips at junctions with Grange Road  
Review of parking restriction junction of junction Broad Lands Road / Broadlands Close with 
Grange Road, potential for additional double yellow lines. 
It is be noted that whilst there are currently high car parking pressures on some roads the 
overall parking pressures within the surveyed area has been assessed on the worst-case 
scenario. The contribution of £20,000 previously secured as part of the Planning application 
HGY/2021/3481 still appropriate and supported by the applicant is required for parking 
management measures, to address potential overflows of parking causing road safety 
concerns in the surrounding area from additional parking demands generated by the 
development. 
and with the measures secured as part of the S.106/S.278 agreement the scheme is 
acceptable.  
 
  
 
Active Travel Zone assessment and accident history review 
The applicant has included within their TA an ATZ assessment that has examined five routes 
to and from the development that can be used by both residential occupiers of the new 
dwellings plus visitors to the care home. This has identified similar issues with all routes, 
primarily relating to highway maintenance issues such as cutting back of vegetation/bushes 
and trees, footway paving maintenance and general removal of clutter where appropriate. 
There are also references to suggesting improvements to street lighting.  
 
It is acknowledged that there are no immediately appropriate measures arising from this 
assessment that are required to make this development acceptable and that they relate 
primarily to longer term highway maintenance issues.  
 
With regards historical accident data, the applicant has provided a review of all KSI accidents 
within the locality, and there are no patterns or issues arising from this data that are 
attributable to accessing this site. The 5 clusters identified are all along the A1 and 
improvements would be under the remit of TfL. 



 
Cycle parking arrangements 
The applicant is proposing 8 long stay spaces for the care home, and 16 for the residential 
units. Considering London Plan numerical requirements, for the care home there should be 
1 space per 5 FTE members of staff, and 1 visitor space for every 20 beds. 
 
It is not detailed how many FTE staff there will be, however it is noted that the maximum 
staff attendance will be 32, so 7 long term spaces is appropriate. With 50 beds 3 short stay 
spaces are required.  Cycle parking is proposed for an external cycle store located adjacent 
to the car parking area. 
 
For the residential units, 15 long stay and 2 short stay cycle parking spaces are required. 16 
spaces are proposed, shown indicatively in the rear garden area. There does not appear to 
be any visitor cycle parking displayed.  
 
The full dimensional arrangements and layouts have not been provided within the application 
documents, the applicant will need to provide full dimensional details to demonstrate how 
London Plan numerical requirements for long and short stay cycle parking will be provided, 
and how the proposed arrangements will meet TfL’s London Cycle Design Standards. This 
can be covered by a pre commencement condition.  
 
Waste and recycling storage and collection arrangements 
Bin stores are shown adjacent to the car parking area for the care home, and a rear garden 
store shown indicatively for the residential units. The applicant will need to ensure all waste 
and recycling storage and collection arrangements meet Haringey’s standards. Pull 
distances appear to be satisfactory.  
 
A Swept path for a collecting refuse vehicle has been included in the TA appendices, and 
this appears fine, however any parked ambulance or delivery/service vehicle in the 
designated informal rea may block exit. This needs to be clarified as to the arrangements 
and likelihood of this happening within a Delivery and Servicing Plan. 
 



There is some commentary on commercial waste management arrangements in the TA, 
detailing private contractors will be used but no details on the frequency or vehicle 
sizes/waiting and dwell locations. 
 
Collections from the North Hill service road, as per the adjacent properties will be carried out 
for the residential units.  
 
Delivery and servicing arrangements 
For the care home the TA details all waiting/visiting delivery and service vehicles will do so 
off of the highway.  Some commentary on waste and recycling arrangements is above.   
 
Overall a detailed Delivery and Servicing Plan is required to demonstrate how all delivery 
and servicing activity for the care home will be managed and accommodated off of the 
highway, including clarity on the numbers and durations of visits, the vehicle sizes and 
management arrangements for visiting vehicles when considering ongoing use of the off 
street parking spaces. This DSP should be provided for review and approval prior to 
commencement of the construction works to ensure arrangements are acceptable.  
 
Travel planning 
A Travel Plan should be implemented for the care/rehabilitation home component of this 
application. The Travel Plan should ensure that the development proposal encourages travel 
by sustainable modes of transport to and from the development and is in line with the 
Councils Local Plan Policies SP1, SP4 and SP7.   
 
Provision of a Travel Plan can be covered by the S106 and a Travel Plan monitoring fee will 
be required. 
 
Construction phase 
A comprehensive Demolition and Construction Logistics Plan will be required for this 
development, detailing the duration of the build and how it will be carried out with respect to 
access and potential impacts on the highway and adjacent neighbours.   
 



The applicant will need to detail how impacts on the public highway and adjacent neighbours 
will be minimised and managed, and it is strongly recommended the applicant engages with 
Haringey’s Network Management officers to discuss and agree any temporary measures, 
routing to and from the site, and especially with regards to Highgate Primary school which is 
close by to the site. 
 
This document will need to outline the construction period and programme, and the numbers 
and types of construction vehicles attending the site. All arrangements to minimise the 
impact on both the Public Highway and adjacent neighbours will need to be included in this 
document.  This will include deliveries and collections being made outside of the peak AM 
and PM periods and school start/finish times. The applicant will need to liaise with the 
Highways Team (Network Management Officers) to arrive at the optimum arrangements for 
construction access and any temporary arrangements on the highway or parking courts 
within the estate and these details should inform the detailed draft.  
 
Monies to cover officer time oversight and monitoring build out of the development will be 
required as well, for Network Management and Highways officers to ensure any temporary 
arrangements on the highway are appropriately managed and that highway safety and 
smooth operation of the network is maintained.  This must be secured by the S.106 legal 
agreement. 
 
Conclusion 
 
Overall, this is a slightly smaller proposal, and the transportation impacts are very similar 
with only slight differences. There is reduced trip generation, and similar car parking impacts. 
With the provision of S106 to enable parking mitigation measures, along with a travel plan, 
and CPZ permit free status for the care home and any staff, along with a number of 
conditions relating to cycle parking details, deliveries and servicing arrangements, and a 
Demolition and Construction Management Plan, this application can be supported by 
Transportation. 
 
Recommendation  



There are no highway objections to this proposal subject to the following conditions, S.106 
and S.278 obligations. 
Conditions 
1. Cycle Parking  
The applicant will be required to submit plans showing accessible; sheltered, and secure 
cycle parking 8 for the commercial element of the proposal and 16 residential car parking 
spaces for approval. The quantity must be in line with the London Plan 2021 T5 Cycle and 
the design must be in line with the London Cycle Design Standard. No Development 
(including demolition) shall take place on site until the details have been submitted and 
approved in writing by the Council. 
REASON: to be in accordance with the published London Plan 2021 Policy T5 Cycle, and 
London Cycle Design Standards (LCDS). 
 
2. Delivery and Servicing Plan and Waste Management 
The owner 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 
service and delivery plan must also include a waste management plan which includes details 
of how refuse is to be collected from the site, the plan should be prepared in line with the 
requirements of the Council's waste management service which must ensure that all bins 
are within 10 metres carrying distance of a refuse truck on a waste collection day. It should 
demonstrate how the development will include the consolidation of deliveries and enable last 
mile delivery using cargo bikes.  
Details should be provided on how deliveries can take place without impacting on the public 
highway, the document should be   produced in line with TfL guidance. 
The final DSP must be submitted at least 6 months before the site is occupied and must be 
reviewed annually in line with the travel plan for a period of 3 years unless otherwise agreed 
by the highway's authority. 
Reason: To ensure that the development does not prejudice the free flow of traffic or public 
safety along the neighbouring highway and to comply with the TfL DSP guidance 2020 
3. Electric Vehicle Charging 
Subject to a condition requiring the provision of 2 active and 2 passive electric vehicle 
charging points to serve the on-site parking spaces from the onset. 

https://content.tfl.gov.uk/delivery-and-servicing-plan-guidance.pdf


Reason: to be in accordance with published Haringey Council Development Management 
DPD, Chapter 5 Transport & Parking and the published London Plan 2021 Policy T6.2 Office 
Parking. 
5. Disabled parking bays 
The applicant will be required to submit and provide plans demonstrating how employees 
who require a wheelchair accessible car parking spaces will be provided with one from the 
onset; this must be submitted for approval before any development commences on site.  
REASON: to ensure the development is in accordance with the published London Plan 2021 
T6.5 Non-residential disabled person parking. 
6. Car Parking Management Plan 
The applicant will be required to provide a Car Parking Management Plan which must include 
details on the allocation and management of the on-site car parking spaces including all 
accessible car parking spaces. 
 
S106 Obligations 
1. Construction Logistics 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 works cannot 
commence until this is 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) to cover officer time required to administer and oversee the 
arrangements and ensure highways impacts are managed to minimise nuisance for other 
highways users, local residents and businesses. 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 and means of slot booking 
to avoid vehicles waiting on the highway and avoid the AM and PM peaks 
c) Estimates for the number and type of parking suspensions that will be required. 



d) Details of measures to protect pedestrians and other highway users from construction 
activities on the highway. 
e) The undertaking of a highways condition survey before and after completion. 
f) The implementation and use of the Construction Logistics and Community Safety 
 (CLOCS) standard.  
g) The applicant will be required to contact LBH Highways to agree pre commencement 
 condition surveys.  
h) Site logistics layout plan, including parking suspensions, turning movements, and 
 closure of footways. 
i)  Swept path drawings. 
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 locality 
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 the 
amenity of neighbouring properties and to maintain traffic safety. 
2. Commercial Travel Plan  
A commercial travel plan must be secured for each unit by way of a S.106 agreement and 
submitted 6 months before occupation. As part of the travel plan, the following measures 
must be included in order to maximise the use of public transport. 

a) The applicant submits a Commercial Travel Plan for the commercial aspect of the 
Development and appoints a travel plan coordinator who must work in collaboration 
with the Facility Management Team to monitor the travel plan initiatives annually for 
a period of 5 years and must include the following measures: 

b) Provision of commercial induction packs containing public transport and 
cycling/walking information, available bus/rail/tube services, showers. Lockers, map 
and timetables to all new staff, travel pack to be approved by the Councils 
transportation planning team. 

c) The applicant will be required to provide, showers lockers and changing room facility 
for the commercial element of the development.  

d) The developer is required to pay a sum of £2,000 (two thousand pounds) per year 
per Travel Plan per unit, £10,000 (ten thousand pounds) for monitoring of the travel 
plan for a period of 5 years. This must be secured by S.106 agreement. 



e) The first surveys should be completed 6 months post occupation or on 50% 
occupation whichever is sooner. 

Reason: To promote travel by sustainable modes of transport in line with the London Plan 
2021 and the Council’s Local Plan SP7 and the Development Management DMPD Policy 
DM 32. 
 
3. Parking Management contribution 
The applicant will be required to contribute £20,000 towards parking management measures 
in the local area to deal with potential overspill or parking outside the CPZ operational hours 
on Storey Road, North Hill, Church Road, Talbot Road and other roads within the local area. 
 
Reason to mitigate the impact of the development proposal on the local highway network 
through the implementation of parking management measures. 
 
4. Car-capped Agreement  
The owner is required to enter into a Section 106 Agreement to ensure that the commercial 
units are defined as "car capped " and therefore no employees therein will be entitled to 
apply for a business parking permit under the terms of the relevant Traffic Management 
Order (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.  
 
5. Highway Improvements 
The applicant will be required to enter into agreement with the Highway Authority under 
Section: 278 of the Highways Act, to pay for any necessary highway works, which includes 
if required, but not limited to, footway improvement works, access to the Highway, measures 
for street furniture relocation, carriageway markings, and access and visibility safety 
requirements,  and improved pedestrian infrastructure. The developer will be required to 
provide details of any temporary highways including temporary TMO’s required to enable 
the occupation of each phase of the development, which will have to be costed and 



implemented independently of the main S.278 works. The works include but are not limited 
to:  

1) The strengthening of the site’s vehicle crossover to allow for an increase in heavy 
vehicle movements.  

2) Reconstruction of existing crossover at North Hill at the former access to footways. 
3) Reconstruction of footways nearby to the site to mitigate deterioration caused by the 

development, 
4) Resurfacing of the carriageway outside of the site to ensure that the road network can 

support the increase in trips. 
 
Although the highway access is not proposed for any physical changes the applicant may 
well need to carryout works to remedy any construction related damage to the public highway 
relating to the demolition/construction and build out/fit out of the development.  
 
Reason: to improve accessibility to the site by foot and to ensure that the site is in 
accordance with the London Plan 2021 Policy T2 Healthy Streets and to implement highway 
works to facilitate future access to the development site. 
 
 
 
 
 
 
 
 

Lead Pollution Having considered the relevant applicant submitted information including: Energy Statement prepared by 
Hodkinson Consultancy and taken note of the proposal to install air source heat pumps and solar photovoltaics; 
Air Quality Assessment with reference J10/13064C/10/1/F2 prepared by Air Quality Consultants Ltd, dated 
27th June 2024 and taken note of section 4 (Assessment Approach), 5 (Baseline Conditions), 6 (Construction 
Phase Impact Assessment), 7 (Operational Phase Impact Assessment), 8 (Air Quality Neutral), 9 (Mitigation), 
10 (Conclusions); Landscape General Arrangement prepared by Guarda Landscape, dated December 2022, 
please be advised that we have no objections to the proposed development in respect to air quality and land 
contamination but the following planning conditions and informative are recommended should planning 
permission be granted. 

Comments noted. 
Conditions 
/informative included 



 
1. Land Contamination  

 
Before development commences other than for investigative work:  
 
a) A desktop study shall be carried out which shall include the identification of previous uses, potential 
contaminants that might be expected, given those uses, and other relevant information. Using this information, 
a diagrammatical representation (Conceptual Model) for the site of all potential contaminant sources, pathways 
and receptors shall be produced. The desktop study and Conceptual Model shall be submitted to the Local 
Planning Authority. If the desktop study and Conceptual Model indicate no risk of harm, development shall not 
commence until the desktop study has been approved in writing by the Local Planning Authority. 
b) If the desktop study and Conceptual Model indicate any risk of harm, a site investigation shall be designed 
for the site, using information obtained from the desktop study and Conceptual Model. The investigation must 
be comprehensive enough to enable: an updated risk assessment to be undertaken, refinement of the 
Conceptual Model, and the development of a Method Statement Detailing the remediation requirements. The 
updated risk assessment and refined Conceptual Model along with the site investigation report, shall be 
submitted and approved in writing by the Local Planning Authority. 
c) If the updated risk assessment and refined Conceptual Model indicate any risk of harm, a Method Statement 
detailing the remediation requirements and any post remedial monitoring, using the information obtained from 
the site investigation, shall be submitted to, and approved in writing by, the Local Planning Authority prior to 
that remediation being carried out on site. The remediation strategy shall then be implemented as approved. 
d) Before the development is occupied and where remediation is required, a verification report demonstrating 
that all works detailed in the remediation method statement have been completed shall be submitted to and 
approved in writing by the Local Planning Authority. 
 
Reason: To ensure the development can be implemented and occupied with adequate regard for 
environmental and public safety. 
 

2 Unexpected Contamination 
 

If, during development, contamination not previously identified is found to be present at the site then no further 
development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until a 
remediation strategy detailing how this contamination will be dealt with has been submitted to and approved in 
writing by the Local Planning Authority. The remediation strategy shall be implemented as approved.  

 
Reasons: To ensure that the development is not put at unacceptable risk from, or adversely affected by, 
unacceptable levels water pollution from previously unidentified contamination sources at the development 
site in line with paragraph 109 of the National Planning Policy Framework. 

 



3. NRMM 
 
a) Prior to the commencement of the development, evidence of site registration at http://nrmm.london/ to allow 
continuing details of Non-Road Mobile Machinery (NRMM) and plant of net power between 37kW and 560 kW 
to be uploaded during the construction phase of the development shall be submitted to and approved by the 
Local Planning Authority. 
b) Evidence that all plant and machinery to be used during the demolition and construction phases of the 
development shall meets Stage IIIA of EU Directive 97/68/ EC for both NOx and PM emissions shall be 
submitted to the Local Planning Authority.  
c) During the course of the demolitions, site preparation and construction phases, an inventory and emissions 
records for all Non-Road Mobile Machinery (NRMM) shall be kept on site. The inventory shall demonstrate that 
all NRMM is regularly serviced and detail proof of emission limits for all equipment. All documentation shall be 
made available for inspection by Local Authority officers at all times until the completion of the development.  
 
Reason: To protect local air quality and comply with Policy 7.14 of the London Plan and the GLA NRMM LEZ 
 

4 Management and Control of Dust  
No works shall be carried out on the site until a detailed Air Quality and Dust Management Plan (AQDMP), 
detailing the management of demolition and construction dust, has been submitted and approved in writing by 
the LPA. The plan shall be in accordance with the GLA SPG Dust and Emissions Control and shall also include 
a Dust Risk Assessment. The works shall be carried out in accordance with the approved details thereafter.  
 
Reasons: To Comply with Policy 7.14 of the London Plan and GLA SPG Dust and Emissions Control (2014). 
 
5. Considerate Constructors Scheme  
Prior to the commencement of any works the site or Contractor Company must register with the Considerate 
Constructors Scheme. Proof of registration must be submitted to and approved in writing by the Local Planning 
Authority. Registration shall be maintained throughout construction.  
 
Reason: To Comply with Policy 7.14 of the London Plan. 
 
 
Informative: 
 
1. Prior to refurbishment or any construction work of the existing buildings, an asbestos survey should be 
carried out to identify the location and type of asbestos containing materials. Any asbestos containing materials 
must be removed and disposed of in accordance with the correct procedure prior to any demolition or 
construction works carried out. 

 



Carbon Team Carbon Management Response 07/03/2024 
 
In preparing this consultation response, we have reviewed: 

 Energy Statement prepared by Hodkinson (dated Nov 2024) 

 Overheating Report prepared by Harniss (dated June 2024) 

 Whole Life Cycle Carbon Assessment prepared by Hodkinson (dated June 2024) 

 Relevant supporting documents. 
 

Summary 
The development achieves a reduction of 43.3% carbon dioxide emissions on site, which is 
supported in principle. However, the submitted overheating strategy does not provide details of the 
overheating measures recommended to mitigate the overheating risks of the development and how 
passive measures has been maximised in line with the London Plan’s cooling hierarchy.  
 
Furthermore, the submitted Biodiversity Net Gain statement shows, there is a net loss rather than a 
gain which is not policy compliant. For compliance, the applicant is required to firstly, explore 
options to enhance the biodiversity on-site and only after on-site measures has been maximised, 
applicant to secure off-site credits.  
 
Some clarifications must be provided with regard to the Overheating Strategy and Biodiversity Net 
Gain Plan. Planning conditions have been recommended to secure the benefits of the scheme.  
 

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 2021). 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 47.3% in carbon emissions with SAP10.2 carbon factors, from the Baseline 
development model (which is Part L 2021 compliant). This represents an annual saving of 
approximately 13.9 tonnes of CO2 from a baseline of 29.4 tCO2/year.  
 

Comments noted. 
Conditions and legal 
agreement 
Clauses included 



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: 26.7 tCO2. 
 

Site-wide (SAP10.2 emission factors) 

 Total regulated 
emissions  
(Tonnes CO2 / year)  

CO2 savings 
(Tonnes CO2 / year)  

Percentage 
savings 
(%) 

Part L 2021 
baseline  

29.4   

Be Lean  24.1 5.3 18% 

Be Clean  21.9 2.2 7.5% 

Be Green  15.5 6.4 21.8% 

Cumulative 
savings 

 13.9 47.3% 

Carbon shortfall to 
offset (tCO2) 

15.5   

Carbon offset 
contribution 

£95 x 30 years x 15.5 tCO2/year = £44,175 

10% management 
fee 

£4,417.50 

 
 

 Residential Non-Residential 

 Total 
regulated 
emissions  
(Tonnes 
CO2 / year)  

CO2 
savings 
(Tonnes 
CO2 / 
year)  

Percentage 

savings 

(%) 

Total 

regulated 

emissions  

(Tonnes 

CO2 / 

year)  

CO2 

savings 

(Tonnes 

CO2 / 

year)  

Percentage 

savings 

(%) 

Baseline 10.5   18.9   



Be Lean  8.8 1.7 16.2% 15.3 3.6 19% 

Be Clean  8.8 0.0 0% 13.1 2.2 11.6% 

Be Green  3.3 5.5 52.4% 12.2 0.9 4.8% 

Cumulative 
savings 

 7.2 68.6%  6.7 35.4% 

Carbon 
shortfall to 
offset (tCO2) 

3.3   12.2   

 
Actions: 

- Please submit the GLA’s Carbon Emission Reporting Spreadsheet. 
 
Energy Use Intensity (EUI) / Space Heating Demand (SHD) 
Applications are required to report on the total Energy Use Intensity (EUI) and Space Heating 
Demand (SHD), 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, 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.  
 

 Proposed Development GLA Benchmark 

Building 
type 

Residential Rehabilitation 
Clinic 

Residential/School/Office/Hotel/All 
other non-residential 

EUI  TBC TBC Meets/Does not meet GLA 
benchmark of 35/65/55 

kWh/m2/year 

SHD  TBC TBC Meets/Does not meet GLA 
benchmark of 15 kWh/m2/year 

Methodology 
used 

TBC TBC  

 
Actions: 



- What is the calculated Energy Use Intensity (excluding renewable energy)? How does this 
perform against GLA benchmarks? Please submit the information in line with the GLA’s 
reporting template. 

- What is the calculated space heating demand? 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. 
 

Energy – Lean 

The applicant has proposed a saving of 5.3 tCO2 in carbon emissions (18%) through improved 
energy efficiency standards in key elements of the build. This goes beyond the minimum 10% and 
15% reduction respectively set in London Plan Policy SI2, so this is supported.  
 
The following u-values, g-values and air tightness are proposed: 
 

Building Parameters Residential Rehabilitation Clinic 

Floor u-value 0.10 W/m2K (ground), 0.14 
W/m2K (above exposed floor), 
& 0.12 W/m2K (above 
unheated space) 

0.10 W/m2K (ground), 

External wall u-value 0.16 W/m2K 0.21 W/m2K 

Roof u-value 0.10 W/m2K (Flat) & 0.14 
W/m2K (terrace roof) 

0.12 W/m2K (Pitched and flat 
roof) 

Door u-value 1.60 W/m2K  

Window u-value 0.85 W/m2K 1.3 W/m2K (soft low E coating, 
G-values of 0.21, 0.28 & 0.32 
and light transmittance of 
0.60) 

G-value 0.32  

Air permeability rate 3 m3/hm2 @ 50Pa  

Ventilation strategy Mechanical ventilation with 
heat recovery (MVHR 87-89% 
efficiency; 0.51 to 0.58 W/l/s 
Specific Fan Power) 

Naturally ventilated with 
intermittent extract fans for the 
wet rooms as ensuites (0.2 
W/l/s, WCs, and 0.50 W/l/s for 
laundry and changing rooms.  



Thermal bridging Accredited Construction 
Details 

 

Low energy lighting 100% All 110 lamp lumens per 
circuit-watt 

Heating system 
(efficiency / emitter) 

 89.50% ASHP with COP of 2.64 
(heating) and COP of 2.86 
(hot water) 

Thermal mass Low/Medium  

 
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 supply energy to neighbouring existing and planned future developments. It requires 
developments to prioritise connection to existing or planned future DENs.  
 
The applicant is not proposing any Be Clean measures. The site is not within reasonable distance 
of a proposed Decentralised Energy Network (DEN).  
 

Energy – Green 

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 6.4 tCO2 (21.8%) reduction of 
emissions are proposed under Be Green measures. 
 



Proposed Renewable 
technologies 

Type Specification 

Main space heating 
system and DHW 
system 

Individual Air source heat 
pump for residential 

SCOP 3.3 for space heating 
and hot water. 

Communal Air source heat 
pump for rehabilitation clinic 

SCOP of 5.0 

Solar PV on the roof of 
Rehabilitation centre 

Peak output 25 kWp with south-
east/south west orientation 
with a pitch of 30 degrees.  

 

 
 
Actions: 

- All available roof spaces should be maximised to install solar PV. The roof plans indicate a 
number of roof spaces are available for Solar PV installation including the ones facing 
south-west and north-west facing roof slopes except the street facing one on View Road 



(See the green boxes in above roof plan). 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. 

 

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 and 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/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? 
- Demonstrate that the planning stage energy performance data has been submitted to the 

GLA webform for this development: (https://www.london.gov.uk/what-we-
do/planning/implementing-london-plan/london-plan-guidance/be-seen-energy-monitoring-
guidance/be-seen-planning-stage-webform)  

 

Carbon Offset Contribution 
A carbon shortfall of 15.5 tCO2/year remains. The remaining carbon emissions will need to be 
offset at £95/tCO2 over 30 years. 
 

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.  

https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/london-plan-guidance/be-seen-energy-monitoring-guidance/be-seen-planning-stage-webform
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/london-plan-guidance/be-seen-energy-monitoring-guidance/be-seen-planning-stage-webform
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/london-plan-guidance/be-seen-energy-monitoring-guidance/be-seen-planning-stage-webform


 
In accordance with the Energy Assessment Guidance, the applicant has undertaken a dynamic 
thermal modelling assessment in line with CIBSE TM59 with TM49 weather files under London 
Weather Centre files.  
 
Some areas in the site which are within close vicinity of the roads North Hill & View Road will be 
required to be modelled with the TM59 criteria for predominantly mechanically ventilated dwellings 
(assuming windows need to remain closed).  
 
Results are listed in the table below. 
 

Domestic: 
CIBSE 
TM59 

Predominantly naturally 
ventilated 

Predominantly 
mechanically 
ventilated 

Number of 
corridors 
pass 

Criterion A 
(<3% hours) 

Criterion B for 
bedrooms 
(less than 33 
hours) 

Number of habitable 
rooms pass (<3% 
hours) 

Care Home – Category I 

DSY1 2020s 100% 100% 100% 100% 

Apartments – Category II 

DSY1 2020s 100% 100% 100% 100% 

DSY2 2020s Not Modelled Not Modelled Not Modelled Not Modelled 

DSY3 2020s Not Modelled Not Modelled Not Modelled Not Modelled 

DSY1 2050s Not Modelled Not Modelled Not Modelled Not Modelled 

DSY1 2080s Not Modelled Not Modelled Not Modelled Not Modelled 

 
All spaces in the proposed Care Home and Apartments pass the overheating requirements for 
2020s DSY1. In order to pass this, the following measures will be built:  

- Natural ventilation unless restricted by noise issues 
- Improved Glazing g-value of 0.21, 0.28 and 0.32 
- MVHR with enhanced flow rates from 30l/s to 45l/s 
- Cooling system – highly efficient low carbon outdoor units with a fan coil unit to each room 

 



Non-domestic: 
CIBSE TM52 

Number of habitable spaces that pass at least 2 out of 3 criteria 
1: hours of exceedance 
2: daily weighted exceedance 
3: upper limit temperature 

DSY1 2020s 100% 

DSY2 2020s Not Modelled 

DSY3 2020s Not Modelled 

DSY1 2050s Not Modelled 

DSY1 2080s Not Modelled 

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

- Natural ventilation, with openable areas of 0.8 and opening angle of ° 
- Improved Glazing g-value of 0.21. 
- MVHR with enhanced flow rates – 4ach 
- Cooling system 

 
No future mitigation measure proposed. 
 
The submitted overheating strategy is not considered acceptable. 
 
Actions: 

- Modelling of DSY1 2020s weather file: 
o with openable windows demonstrating how the rooms will not overheat to 

demonstrate that passive measures have been maximised in line with the cooling 
hierarchy. 

o with closed windows demonstrating how the rooms that are constrained by noise will 
not overheat, with appropriate overheating mitigation measures in line with 
Approved Document O.  

- Undertake further modelling: 
o Model the 2020s DSY 2 and 3 and DSY1 for the 2050s and 2080s. Ensure the design has 

incorporated as many mitigation measures to pass these more extreme and future weather 
files as far as feasible. Any remaining overheating risk should inform the future retrofit plan. 

o All single-aspect rooms facing west, east, and south; 
o At least 50% of rooms on the top floor; 



o 75% of all modelled rooms facing South or South/West; 
o Rooms closest to any significant noise and / or air pollution source, with windows 

closed at all times (with cross reference to the Noise and the Air Quality 
Assessments to demonstrate the most sensitive receptors and the AVO Residential 
Design Guide); 

o Habitable communal spaces (e.g. communal living/dining rooms in care homes); 
o Communal corridors, where pipework runs through; 

- 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.  

- 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. 

- The applicant must demonstrate that the risk of overheating has been reduced as far as 
practical and that all passive measures have been explored, including reduced glazing and 
increased external shading. The applicant should also outline a strategy for residents to 
cope in extreme weather events, e.g. use of fans. 

- Set out a retrofit plan for future and more extreme weather files, demonstrating how these 
measures can be installed, how they would reduce the overheating risk, what their lifecycle 
replacement will be, and who will be responsible for overheating risk. 

- Demonstrate how the future mitigation measures will improve the overheating results. 
- Identify communal spaces (indoor and outdoor) where residents can cool down if their flats are 

overheating. 
- 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. 

 

Sustainability 
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 energy and 
carbon reduction, water reduction, waste management, circular economy, materials, pollution, flood 

https://www.ioa.org.uk/publications/acoustics-ventilation-and-overheating-residential-design-guide
https://www.ioa.org.uk/publications/acoustics-ventilation-and-overheating-residential-design-guide


risk and surface water run-off, building quality, transport and local amenities, biodiversity and 
ecology, sustainable construction and aftercare.  
 

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 also prepared a BREEAM Pre-Assessment Report for the commercial units. 
Based on this report, a score of 63.88 % is expected to be achieved, equivalent to ‘Very Good’ 
rating.  
 
Actions:  

- A table should be submitted to demonstrate which credits will be met, how many are met 
out of the total available, under which category, which 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 

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 Biodiversity Net Gain calculation shows a net loss of -20.75%, which is below the 10% 
requirement as set out in the Environment Act 2021. This is not policy compliant. In order to be 
policy compliant, the applicant is required to firstly, explore options to enhance the biodiversity on-
site and only after on-site measures has been maximised, applicant to secure off-site credits. To 
secure this a biodiversity net gain plan has been conditioned.  



 
The urban greening factor is 0.30.  
 
Living roofs  
All development sites must incorporate urban greening within their fundamental design, in line with 
London Plan Policy G5.  
 
The applicant proposes 129.4m2 of green roof which is supported. 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.  
 
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 Embodied carbon 
rating (Industry-
wide) 

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

 525kgCO2e/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 

 302kgCO2e/m2 Meets GLA target (<350 
kgCO2e/m2) and almost 
meets the aspirational 

 



Modules B-C (excl. 
B6 and B7) 

benchmark (<300 
kgCO2e/m2). 

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

 796kgCO2e/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 ‘C’, not 
meeting the 
LETI2020 Design 
Target. 

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

 1579kgCO2e/m2 N/A 

Reuse, Recovery, 
Recycling Stages 
Module D  

 -185kgCO2e/m2 N/A 

 
It is recommended to incorporate the measures recommended as high-level opportunities by the 
report to further reduce carbon emissions post planning. 
 

Planning Conditions  
To be secured with amendments expected to the wording below once the revised information has 
been submitted.  
 
Energy strategy 
The development hereby approved shall be constructed in accordance with the Energy Statement 
prepared by Hodkinson (dated Nov 2024) delivering a minimum 43.3% improvement on carbon 
emissions over 2021 Building Regulations Part L, with high fabric efficiencies, INDIVIDUAL air 
source heat pumps for apartments, communal air source heat pump for rehabilitation clinic, and a 
minimum 25kWp solar photovoltaic (PV) array.  
 
(a) Prior to above ground construction, details of the Energy Strategy shall be submitted to and 
approved by the Local Planning Authority. This must include: 

- 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 18% reduction; 
- Details to reduce thermal bridging [majors only]; 
- Location, specification and efficiency of the proposed ASHPs (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 annual energy 
generation (kWh/year); inverter capacity; and how the energy will be used on-site before 
exporting to the grid;  

- Specification of any additional equipment installed to reduce carbon emissions, if relevant; 
- 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.  
 
(b) The solar PV arrays and air source heat pumps 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 that the solar PV array 
has been installed, and a Microgeneration Certification Scheme certificate. The solar PV array shall 
be installed with monitoring equipment prior to completion and shall be maintained at least annually 
thereafter. 
 
(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. 
 



BREEAM Certificate 
a) Prior to commencement on site for the relevant non-residential unit, a Design Stage 

Assessment and evidence that the relevant information has been submitted to the BRE for a 
design stage accreditation certificate 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.  

b) Within 6 months of commencement on site, the Design Stage Accreditation Certificate must be 
submitted. 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. 

c) Prior to occupation, the Post-Construction Stage Assessment and tool, and evidence that this 
has been submitted to BRE should be submitted for approval, confirming that the development 
has achieved a BREEAM “Very Good” outcome (or equivalent), aiming for “Excellent”, subject 
to certification by BRE. 

d) Within 6 months of 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 roofs 
(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 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 roof 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 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. 



 
Whole Life Carbon 

The development hereby approved shall be constructed in accordance with the Whole Life Cycle 
Carbon Emissions Assessment prepared by Hodkinson (dated June 2024). 
 
Prior to the commencement of the development, excluding demolition, an update to the approved 
Whole Life-Cycle Carbon assessment to reaffirm the proposed strategy or demonstrate 
improvements, shall be submitted to and approved in writing by the Local Planning Authority, 
demonstrating that the Whole Life-Cycle Carbon emissions savings of the development achieve at 
least the GLA’s Standard Benchmark and setting out further opportunities to achieve the GLA's 
Aspirational Benchmark set out in the GLA's Whole Life-Cycle Assessment Guidance.  
 
The assessment should include details of measures to reduce carbon emissions throughout the 
whole life-cycle of the development and provide calculations in line with the Mayor of London's 
guidance on Whole Life-Cycle Carbon Assessments, and the development shall be carried out in 
accordance with the approved details and operated and managed in accordance with the approved 
assessment for the life-cycle of the development. 
 
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, a Biodiversity Gain Plan shall be submitted to and 
approved in writing by the Local Planning Authority. This shall include the details of ecological 
enhancement measures and ecological protection measures, 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. A biodiversity net gain of 10% must be achieved firstly by 
maximising all on-site biodiversity enhancement measures, and then, through off-site credits.  
 
(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. 
 
Urban Greening Factor 
Prior to completion of the construction work, an Urban Greening Factor calculation should be 
submitted to and approved by the Local Planning Authority demonstrating a target factor of 0.3 has 
been met through greening measures. 
 
Reason: To ensure that the development provides the maximum provision towards the urban 
greening of the local environment, 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. 
 

Planning Obligations Heads of Terms 
- Be Seen commitment to uploading energy data 
- Energy Plan 
- Sustainability Review 

- Estimated carbon offset contribution (and associated obligations) of £44,175 (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. 

 
 

Carbon Management Response 19/03/2024 
 
In preparing this consultation response, we have reviewed: 

 Email response dated 19 March 2025 

 Overheating Report prepared by Harniss (dated June 2024) 

 Relevant supporting documents. 
 

Overheating 



No revisions have been submitted at this stage; therefore, the overheating strategy is still not 
considered acceptable and revised strategy is expected prior to above ground works.  
 
The applicant has agreed to undertake further modelling and submit a revised overheating report 
showing compliance with relevant CIBSE TM52 and TM59 compliance criteria and London Plan’s 
Cooling hierarchy. This will therefore be conditioned. 
 
The applicant is also requested to refer to the cooling and overheating section of the GLA Energy 
Assessment Guidance 2022, particularly to section 8.10 which states that -  
 
“In instances where security, air quality or noise concerns pose limitations to the opening of 
windows, applicants will be required to demonstrate that all passive design measures have been 
thoroughly investigated. This should include technical and cost feasibility assessments of the 
following fixed shading devices, external shutters, external blinds, awnings and ventilated louvres. 
Should natural ventilation not be proposed due to opening limitations, applicants are required to 
submit two separate overheating analyses: one with openable windows and one with closed 
windows. This will ensure that passive measures have been maximised, and the façade design has 
been optimised regardless of the constraints posed by the site’s location. Applicants should 
demonstrate that the assumptions of the overheating model are aligned with the noise and air 
quality assessments. Applicants are encouraged to refer to relevant published guidance which 
draws together these areas including Approved Document O and the Acoustics, Ventilation and 
Overheating Residential Design Guide25 (January 2020).” 
 
The previous action points have been reiterated and expanded for simplification. 
 
Actions: 

- Modelling of DSY1 2020s weather file: 
o Analysis I: All rooms modelled with openable windows demonstrating how the rooms 

will not overheat in line with the cooling hierarchy maximising all passive measures 
before introducing mechanical measures. This shall show that passive measures 
have been maximised in line with the cooling hierarchy. 

o Analysis II: All rooms modelled, and rooms affected by noise and/or air pollution with 
closed windows demonstrating how the rooms will not overheat, with appropriate 
overheating mitigation measures in line with Approved Document O.  



o For both Analysis I & II, report results of the dynamic modelling in line with the 
TM52/TM59 compliance criteria, (Category I for Care Home) clearly setting out the 
baseline scenario and additional modelled scenarios to test mitigation measure(s) 
required to pass the overheating assessment.  

 Baseline scenario  
 Baseline scenario + mitigation measure 1  
 Baseline scenario+ mitigation measure 1 + measure 2, etc.  
 Full results reported in a table that is colour coded and clearly sets out the 

maximum hours above Criteria A and B in order to pass the requirement, and 
a summary of the number of rooms that pass. 

- Undertake further modelling: 
o Model the 2020s DSY 2 and 3 and DSY1 for the 2050s and 2080s. Ensure the design has 

incorporated as many mitigation measures to pass these more extreme and future weather 
files as far as feasible. Any remaining overheating risk should inform the future retrofit plan. 

o All single-aspect rooms facing west, east, and south; 
o At least 50% of rooms on the top floor; 
o 75% of all modelled rooms facing South or South/West; 
o Rooms closest to any significant noise and / or air pollution source, with windows 

closed at all times (with cross reference to the Noise and the Air Quality 
Assessments to demonstrate the most sensitive receptors and the AVO Residential 
Design Guide); 

o Habitable communal spaces (e.g. communal living/dining rooms in care homes); 
o Communal corridors, where pipework runs through; 

- 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.  

- 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. 

- The applicant must demonstrate that the risk of overheating has been reduced as far as 
practical and that all passive measures have been explored, including reduced glazing and 

https://www.ioa.org.uk/publications/acoustics-ventilation-and-overheating-residential-design-guide
https://www.ioa.org.uk/publications/acoustics-ventilation-and-overheating-residential-design-guide


increased external shading. The applicant should also outline a strategy for residents to 
cope in extreme weather events, e.g. use of fans. 

- Set out a retrofit plan for future and more extreme weather files, demonstrating how these 
measures can be installed, how they would reduce the overheating risk, what their lifecycle 
replacement will be, and who will be responsible for overheating risk. 

- Demonstrate how the future mitigation measures will improve the overheating results. 
- Identify communal spaces (indoor and outdoor) where residents can cool down if their flats are 

overheating. 
- 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. 

 

Planning Conditions  
The overheating condition have been updated to reflect the clarification provided. 
 
Overheating 
Prior to above ground works of the relevant care home or domestic use, a revised Overheating 
Report shall be submitted to and approved by the Local Planning Authority. The submission shall 
assess the overheating risk with both open & closed windows in line with CIBSE TM52 and TM59 
(using Category I for the Care home element under the London Weather Centre TM49 weather 
DSY1-3 files for the 2020s, and future weather files DSY1 for the 2050s and 2080s) and 
demonstrate how the overheating risks have been mitigated and removed through design solutions 
and provide a retrofit plan. 
 
This report shall include: 

- Annotated plans showing which habitable rooms will be affected by noise constraints; 
- Analysis I: Model all rooms with DSY1 2020s weather file and openable windows 

demonstrating how the rooms will not overheat, and the passive measures have been 
maximised in line with the Cooling Hierarchy;  

- Analysis II: Modelling of all rooms with DSY1 2020s weather file and rooms affected by 
noise and/or air pollution, or risk of crime with closed windows, demonstrating how the 
rooms will not overheat, with appropriate overheating mitigation measures in line with the 
Cooling Hierarchy and the Acoustics Ventilation and Overheating Residential Design Guide.  

- For both analyses, clearly setting out the baseline scenario and additional modelled 
scenarios to test mitigation measures required to pass the overheating assessment.  



- Details of the design measures incorporated within the scheme in line with the Cooling 
Hierarchy (including details of the feasibility of prioritising passive cooling and ventilation 
measures) to ensure adaptation to higher temperatures are addressed, the spaces do not 
overheat, and the use of active cooling is avoided, including the fixing mechanism, 
specification, and shading coefficient of any internal and external shading features, and the 
energy demand of the active cooling for communal areas; 

- Modelling of mitigation measures required to pass future weather files, clearly setting out 
which measures will be delivered before occupation and which measures will form part of 
the retrofit plan with confirmation that these can be integrated within the design (e.g., if 
there is space for pipework to allow the retrofitting of cooling and ventilation equipment); 

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

 
Prior to occupation, the development must be built in accordance with the overheating measures as 
approved and retained thereafter for the lifetime of the development. 
 
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. 

 

Flood and 
Water 
Management 

Thank you for consulting us on the above planning application reference number HGY/2024/3240 for the 
Demolition of existing buildings and redevelopment to provide a new care home and rehabilitation clinic (Class 
C2 - Residential Institution) fronting View Road and including up to 50 beds, hydro pool, salon, foyer/central 
hub, gym/physio room, lounge and dining rooms and consulting rooms, together with a new residential building 
(Class C3 - Dwelling Houses) fronting North Hill providing 9 flats (5 x1 bed, 3 x 2 bed and 1 x 3 bed), car and 
cycle parking, refuse/recycling storage, mechanical and electrical plant, hard and soft landscaping, perimeter 
treatment and associated works at 103-107 North Hill, Hornsey, London, N6 4DP 
 
Having reviewed the applicant’s submitted Surface Water and Foul Drainage Statement report reference 
number 2100313-ACE-XX-XX-RP-C-0331 dated November 2024 as prepared by Ardent Consulting Engineers, 
we have no observation to make on the above planning application. We are satisfied that sufficient information 
have been received in terms of assessing the above full planning application and if the site is to be built, 
operate, manage and maintain as per the above referred Flood Risk Assessment and Drainage Strategy report, 
we are content that the impact of surface water drainage have been adequately addressed.   

Comments noted  



 

 

Trees The proposal is satisfactory Comments noted 

Waste 
Management 

I can confirm that the proposed refuse arrangements for the residential flats are acceptable, as long 
as the residential containers are moved to the temporary storage point at the front of the building 
prior to collection. For the residential units, containers should be provided for general waste, mixed 
dry recycling and food waste and for 9 flats we would advise the following: 
 

 Refuse - 2 x 1,100 litre eurobins  

 Mixed dry recycling - 1 x 1,100 litre eurobin 

 Food waste -  1 x 140 litre wheelie bin 
 

I noticed that 103 -107 North Hill has parking opposite so the road is single track where the bins are 
to be presented (although this is the current pick-up point) so the traffic team may have some 
comments about that. 
 
Our guidance advises a threshold of 6 units rather than 10 which is why we advise the use of 
eurobins but if wheelie bins are used instead, then there would need to be the following provision: 
 

 General waste – 9 x 240 litre wheelie bins. 

 Mixed dry recycling – 5 x 240 litre wheelie bins 

 Food waste – 1 x 140 litre wheelie bin 
 
The concern with residents presenting the bins for collection is the reliability of that happening. Will 
the occupants have their own bin and each be responsible for putting it out ? What will happen 
where they share the recycling / food waste containers and who will be responsible for presenting 
those for collection? How will they know about the arrangements?  
 
 
Applicants response 
 
In principle we are happy with the provisions highlighted in relation to the number of wheelie bins 
required for the flats. The intention is for each of the flats to have their own individual numbered / 
designated wheelie bin for general waste, a wheelie bin per floor to be shared between the flats for 
mixed dry recycling and then proposing the use of individual caddy bins to each flat for food waste. 

Waste comments 
noted. The Delivery 
and Servicing Plan 
condition will 
address waste 
collection concerns 



 
Residents / occupants will oversee making sure that their individual general waste bin is moved to 
the collection point either before or on the day of collection. In terms of the mixed dry recycling 
bins, it would be the responsibility of the flats on each of the floors to make sure that this bin is 
moved to the collection point and decide between themselves who carries this out. Obviously, the 
individual caddy bins that we are proposing for food waste would also be the responsibility of the 
resident / occupant of the flat to again make sure that this bin is within the collection point when 
required. The arrangements for the bin collection will be explained to a potential buyer upon either 
purchasing or renting of the flats.  
 
 

   

EXTERNAL 
 

  

Thames Water  Waste Comments As required by Building regulations part H paragraph 2.36, Thames Water requests that the 
Applicant should incorporate within their proposal, protection to the property to prevent sewage flooding, by 
installing a positive pumped device (or equivalent reflecting technological advances), on the assumption that 
the sewerage network may surcharge to ground level during storm conditions. If as part of the basement 
development there is a proposal to discharge ground water to the public network, this would require a 
Groundwater Risk Management Permit from Thames Water. 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 will be undertaken to minimise groundwater discharges into the 
public sewer. Permit enquiries should be directed to Thames Water's Risk Management Team by telephoning 
02035779483 or by emailing trade.effluent@thameswater.co.uk . Application forms should be completed on 
line via www.thameswater.co.uk. Please refer to the Wholesale; Business customers; Groundwater discharges 
section. 
 
 
The proposed development is located within 15 metres of our underground waste water assets and as such 
we would like the following informative attached to any approval granted. "The proposed development is 
located within 15 metres of Thames Waters underground assets and as such, the development could cause 
the assets to fail if appropriate measures are not taken. Please read our guide 'working near our assets' to 
ensure your workings are 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 

Comments noted 
Informatives included 



(Monday to Friday, 8am to 5pm) Write to: Thames Water Developer Services, Clearwater Court, Vastern Road, 
Reading, Berkshire RG1 8DB 
 
 
There are public sewers crossing or close to your development. If you're planning significant work near our 
sewers, it's important that you minimize the risk of damage. We'll need to check that your development doesn't 
limit repair or maintenance activities, or inhibit the services we provide in any other way. The applicant is 
advised to read our guide working near or diverting our pipes. 
https://www.thameswater.co.uk/developers/larger-scale-developments/planning-your-development/working-
near-our-pipes 
 
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 guidance under sections 167, 168 & 169 in the National Planning 
Policy Framework. 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/help/home-improvements/how-to-connect-to-a-sewer/sewer-connection-
design 
 
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 Wholesale; 
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 

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
https://www.thameswater.co.uk/help/home-improvements/how-to-connect-to-a-sewer/sewer-connection-design
https://www.thameswater.co.uk/help/home-improvements/how-to-connect-to-a-sewer/sewer-connection-design


 There are water mains crossing or close to your development. Thames Water do NOT permit the building over 
or construction within 3m of water mains. If you're planning significant works near our mains (within 3m) we'll 
need to check that your development doesn't reduce capacity, limit repair or maintenance activities during and 
after construction, or inhibit the services we provide in any other way. The applicant is advised to read our 
guide working near or diverting our pipes. https://www.thameswater.co.uk/developers/larger-scale-
developments/planning-your-development/working-near-our-pipes 
 
 
If you are planning on using mains water for construction purposes, it's important you let Thames Water know 
before you start using it, to avoid potential fines for improper usage. More information and how to apply can be 
found online at thameswater.co.uk/buildingwater. 
 
On the basis of information provided, Thames Water would advise that with regard to water network and water 
treatment infrastructure capacity, we would not have any objection to the above planning application. Thames 
Water recommends 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. 
 

 

Transport for 
London 

Having assessed the proposals, I can confirm that TfL Spatial Planning has no strategic comments 
to make on this planning application other than to emphasise the development should comply with 
the transport policies set out in The London Plan 2021. In particular the car and cycle parking 
standards in tables 10.2 – 10.6 (inclusive). Cycle parking should comply with the London Cycling 
Design Standards (https://tfl.gov.uk/corporate/publications-and-reports/streets-toolkit) including the 
provision of at least 5 % wider bike space. 
 
TfL has no objection to this planning application, providing that the development itself including any 
works does not impact on the operation of bus services. Please contact me if you consider that there 
are any strategic as opposed to local transport issues raised by this case. If the development is 
permitted I recommend the developer is reminded of the following: 
 
North Hill supports various bus routes. In the event that implementation of the development requires 
the temporary re-routeing of bus services or temporary or permanent closure or alteration of a bus 
stop or shelter or other such arrangements, these must be agreed with TfL before the work. 
 

Comments note 
Cycle parking 
condition 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


Historic 
England 

 

Comment noted 



 
 



LB Camden 

 
 
 

Comment noted 



 

 
 
 



The Greater 
London 
Archaeological 
Advisory 
Service 
(GLAAS) 

 
 

Comment noted 



 

 



 

 

Comment noted 



 

 

 



Designing Out 
Crime Officer 

 

Comments noted. 
Conditions/Informative 
included 



 



 



 



 



 



 



 
 
 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 
 
 

NEIGHBOURING 
PROPERTIES 

 
- The quality of the residential accommodation is poor 
- Daylight/sunlight for the residential homes are poor 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

- The front elevation on North Hill is poorly designed 
 
 
 
 
 
 
 
 
 
 

 
It is considered the 
residential homes 
would benefit from 
good levels of 
daylight. The 
sunken garden of 
the basement flat 
due to its southerly 
aspect ensures it is 
well-lit despite the 
partially 
overhanging 
balconies two floors 
above on the first, 
second and third 
floors. 

 
The conservation 
and design officers 
have assessed and 
considered this 
aspect of the 
proposed 
development 
comprehensively 
and which are 
covered in the main 
body. The 
fundamental 
aspects of the North 
hill design remain 



 
 
 

- Loss of privacy/overlooking 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

- Loss of daylight and sunlight 
 
 
 
 
 
 
 
 
 
 
 

- Secure by Design concerns 
 

unchanged from the 
extant permission 
 
Loss of privacy and 
overlooking is 
covered in the main 
body of the report. 
Nearby residential 
properties would not 
be materially 
affected by the 
proposal in terms of 
loss of 
privacy/overlooking 
as per the extant 
permissions. 

 
There are no 
daylight/sunlight and 
overshadowing 
concerns to 
neighbouring 
properties as the 
massing and scale 
of the proposal 
remains unchanged 
from the extant 
permissions 
 
 
The Secure by 
Design Officer does 
not object to the 
proposed 
development subject 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

- Concerns with additional traffic generation  
- The full impact on the nearby traffic flow needs to be fully understood 
- Highways and safety concerns 

 

to standard 
conditions requiring 
details of and 
compliance with the 
principles and 
practices of the 
Secured by Design 
Award Scheme 
 
 
The Transportation 
Officer has 
assessed these 
points and which 
have been covered 
in the main body of 
the report. 
 
With a smaller 
care/rehabilitation 
facility, there are 
expected to be 
fewer trips and 
reduced overall 
transportation 
demands compared 
to the extant 
permissions 
 
it is considered that 
the application is 
acceptable in 
transport and 
parking terms, and 
in terms of its impact 



on the public 
highway and the 
uncertainty in terms 
of parking stresses 
has been sufficiently 
addressed and 
includes a S106 
contribution towards 
highways and traffic 
management 
measures. 

 
 
 

   

   

   



 


