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Dear Marc Dorfman,

Town & Country Planning Act 1990 (as amended); Greater London Authority
Act 1999; Town & Country Planning (Mayor of London) Order 2000
Wards Corner, Seven Sisters HGY/2008/0303

| refer to your ernail of 24 January 2011, reconsulting the Mayor of London on the above planning
application. The Mayor has delegated his planning function to his Deputy Mayor and Chief of Staff
and on 22 Jurie 2011 he considered a report on this proposal, reference PDU/1973/03. A copy of
the report is attached, in full.

Having considered the report, the Deputy Mayor has concluded that given the measured proposed
in the section 106 agreement relating to the provision of a market facilitator and the right to return
for market traders the proposal is unlikely to give rise to major negative equality impacts, provided
that provision of a temparary market is made before the existing market closes. The negative
impact of the non-provision of affordable housing is justified by the fact that it would not be viable
to provide affordable housing and the planned provision for such elsewhere in the local area. The
Council should ensure that the measures suggested in the equalities impact assessment to assist
existing residents with relocation are secured.

If Haringey Council decides in due course that it is minded to approve the application, it should
allow the Mayor fourteen days to decide whether or not to direct the Council to refuse planning
permission (under artlcle 4(1)(b)(i) of the Town & Countyy Planning (Mayor of London) Order
2000}, You should therefore send me a copy of any officer’s report on this case to your planning

- committee (or its equivalent), together with a statement of the permission your authority proposes
to grant and of any conditions the authority proposes to impose, and a copy of any representations
made in respect of the application (article 4(1)(a) of the Order).

Yours sincerely,

[; i/ﬁ@; /73? Z)ﬂ (.

Giles Dolphin
Assistant Director — Planning

Direct telephone: 0207983 6590  Fax: 0207983 4706 Email: emma.williamson@london.gov.uk
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GREATERLONDONAUTHORITY
planning report PDU/1973/03
22 June 2011
Wards Corner, Seven Sisters
in the London Borough of Haringey
planning application no. HGY/2008/0303

Strategic planning application stage 1 referral (old powers)

Town & Country Planning Act 1990 (as amended); Greater London Authority Act 1998; Town &
Country Planning (Mayor of London) Order 2000

The proposal

Demolition of existing buildings and the erection of a mixed-use development comprising 197
residential units, new retail units, replacement market and restaurant together with basement car
parking and a new public square on Tottenham High Road incorporating public realm
improvements.

The applicant
The appllcant is Grainger ('Seven Sastels) Ltd., and the architect is Pollard Thomas Edwards

Strategic issues

The regeneration of this site with a mixed use development is welcomed. The replacement of the
market and the provision of local retail space is welcomed and addresses the concerns raised
previously and is, on balance, acceptable in strategic planning terms. The significant improvements
to the public realm and the improved quality of retail provision is also welcomed. The applicant has
robustly demonstrated that no affordable housing can be provided on viability grounds. The energy
strategy is in line with London Plan policy.

Given the meastires proposed in the section 106 agreement relating to the provision of a market
facilltator and the right to return for market traders the proposal is unlikely to give rise to major
negative equahty impacts, provided that provision of a temporary market is macle before the existin
market closes. The negative Jmpact of the non-pravision of affordable housing is justified by the fa
that it would not be viable to proyide affordable housing and the planned provision elsewhere in th
local area. The Council should ensure that the measures suggested in the equalities impact
assessment }o assist existing residents and businesses with relocation are secured.

Recommendation

That Haringey Council be advised that the regeneratian of thrs site with a mixed use development
is generally con5|stent with London Plan policies. The level of reprovision of space for the market
and local retailers is on balance acceptable Given the measures proposed in the section 106
agreement rélating to the provision of a market facilitator and the r{;ht to return for market
traders the proposal is unlikely to give rise to major negative, equahty |mpacts
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Context

1 On 12 February 2008 Haringey Council consulted the Mayor of London on a proposal to
develop the above site for the above uses. A Stage | report was issued on 4 July 2008 and a Stage
[l report was issued on 3 December 2008 following Haringey Council’s planning committee passing
a resolution to grant the application on 17 November 2008. This decision was quashed by judicial
review in June 2010 and as such the application is now due to be redetermined. Under the
provisions of the Town & Country Planning (Mayor of London) Order 2000 the Mayor has the same
opportunity as other statutory consultees to comment on the proposal. This report sets out
information for the Mayor’s use in deciding what comments to make.

2 The application is referable under Category 1B of the Schedule to the Order 2000:
“Development (other than development which only comprises the provision of houses, flats, or
houses and flats) which comprises or includes the erection of a building or bujldings (¢) outside
Central London and with a totaf floorspace of miore than 15,000 sq.m.” '

3 If Haringey Council subsequently decides that it is minded to grant planning permission, it
must first allow the Mayor an opportunity to decide whether to direct the Council to refuse
permission.

4 The Mayor's comnients on this case will be made available on the GLA website
www.london.gov,uk,

Site description

5 Wards Corner is a prominent site above Seven Sisters Victoria Line underground station on
the western side of Tottenham High Road. The site is also located near to Seven Sisters overground
station. The site is 0.65 hectares and comprises a group of 2 and 3-storey late Victorian
commercial buildings along the western side of Tottenhham High Road wrapping round into West
Gréén Road ahd Seven Sisters Road together with a group of Victdrlan terraced houses on Suffield
Road. It incluiles the Wards Corner department store buildirig which gives the site its name. The
site Is In the West Green Road/Seven Sisters District Centre and the area is predominantly made up
of local irdependent traders with a mix of Turkish, Cypriot, Colombian and Afro-Caribbean
influerices. The site also incorporates an indoor market comprising 36 separate shops/units of
which 64% of traders originate from Latin America and/or are Spanish speaking. The total retail
floorspace currently oh site is 3,182 sq.m. The existing residential accommodation on site
comprises 33 residential units along Suffield Road as well as first floor accommodation above the
fetail units on Tottenham High Road, Seven Sisters Road and West Green Road. THe site is in
multiple ownership with TfL and Haringey Couricll both having significant land holdings.

6 The site marks the overlapping section of two identified regeneration areas- the Tottenham
High Road regeneration area and The Bridge New Deal for Communities Aréa. A planning brief has
also been prepared for the site. Part of the site is in the Seven Sisters Conservation Area,
essentially the Wards Corner building, the Tottenham High Road frontage and half of the West
Green Road frontage. None of the buildings are statutorily listed although three have been locally
listbd: the Wards Corner building and Ta and b West Green Road. The sité has publjc transport
accessibility level of & (where 1 is low apd 6 is high).

Details of tﬁw proposil
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7 The proposed development comprises 197 resideptial units in a mix of studios, 1, 2 and 3-
bedroom units a;nd 3,792 sq.m. of retdil. The retail units will be focated on the Tottepham High
Road, West Green Road and Seven Sisters frontages with the Tottepham High Road frontage
aimed primarily at high street multiples and the other frontages aimed at local retailers. The West
Green Road frontage units are arrelnged as kiosks to allow for the location of uses similar to that
provided in the existing market. The family residential units are located at ground floor on Suffield
Road and the smaller units afe located above the retail units accessed from a podium. 44 parking
spaces, including three disabled spaces, are included in the basement car park.

Case history

8 Theére are no previous strategic planning applications for this site. A development brief for
the site was adopte_iin January 2004. Thie brief ackhowledges that the area around the station is
perceived as unsafe by the local commuhity and suffers from a high degree of crite. The range of
shops anfl facilities in the area J5 considered to be poor. The brief sets out @ number of strategic
objectives for the redevelopment and regeneration of the area. The followihg vision is set out: “to
create g /anp’mark development that acts qs a high quality gateway to Seven Sisters, providing
mixed uses with improved facilities and safer underground station access”. The brief states that the
redevelopmen{ of the site should take place comprehensively and should rake the best use of the
opportunities presented by the site including the provision of new housing and retail uses, The
replacement buildings should be of a distinctive and imaginative modern design with active
frontages and visual variety and interest and should enhance the conservatjon area. The biief also
sets out that the development should include significant improvements to the public realm
including public art and street trees and Improvements to the access to the underground and bus
waiting and interchange facilities.

9 An alternative development pfoposal was submitted hy a coalition of the market traders
and community associations in January 2008. The description of the developmiant was as follows:
“Erection of first flgor rear extensions, alterations to rear elevation. Alteratlons to front elevation,
including new bays at first floor level and dormer windows to front roofslope, installation of new
shopfront, alterations to 3 storey corner block, internal alterations to create new shops/
workshops/ ofﬁces/cafe (A3) use on ground / first floors and creation of 8 x one bed flats at:
second floor.” This scheme envisages the refurbishment of the existing buildings and the retention
and expansion of the existing market. This application was not referable to the Mayot. The
applicants appealed against non-determination in May 2010. As the deadline to supmit such an
appeal expired on 28 October 2008, and the Planning Inspectorate considered there had not been
sufficient evidehce of continulng actjvity on the application or dialogue betweeh the parties to
suggest that the application was still alive and allow it to exercise the Secretary of State’s
discretion to extend the appeal period, the Planning Inspectorate did not accept the appeal. As
such Haringey Council cannot subsequeritly determine the application itself and it has encouraged
the gpplicant to resubmit the application, and has offered the applicants support to do so and has
agreed to walve the application fee. The Council has indicated that “In principle” the application
could comply with policy. To date the application has not been resubmitted.

The judicial review

10 The case bought by Janet Harris against London Borough of Haringey was successful at the
court of appeal and as such the planning permission has been quashed. :

11 The lawfulness of the decision was originally challenged on three grounds but only one
ground was pursued at the Court of Appeal: the Council, when granting permission, failed to
discharge its duties under section 71 of the Race Relations Act 1976, as amended by the Race
Relations (Amendment) Act 2000. Section 71 provided, in 5o far as is material:

page 3




“(1) Every body or other person specified in Schedule 1A or of a description falling within that
Schedule shall, in carrying out its function, have due redard to the need-

(a) to eliminate unlawful racial discrimination; and
(b} to promote equality of opportunity and good relations belween persons of different
racial groups.”

12 The breach alleged was of section 71(1)(b). The judge set out that there was sufficient
potentlal impact on equality of opportunity between persons of different racial grqups, and on
good relations between such groups, to requite that the impact of the decision on those aspects of
social and economic life be considered. He concluded that the Council did not have due regard to
the need td promote equality of opportunity and good relations between persons of different racial
groups. The potential impact of the development in relation to the loss of ethnic minority
businesses, the lack of affordable housing and the loss of housing currently accessible to ¢thnic
minorities was djscussed by the Court. '

13 The Judge set out that not only was there nd reference to section 71 in the report to the
committeg, or in the deliberations of the committee, but the required due regard fof the need to
promote equality of opportunity and dood relations between persons of different racial groups was
not demonstrated in the decision making process. He went on to say that due regard need not
require the promotion of equality of opportunity but on the material availabje to the council an
analysls of the materigl with the specific statutory considerations in mind should be made. The
weight to be givep to the consideratiors is for the decision maker to assess,

Strategic planning issues and re*eﬁ!ant policies and guidance

14 The refevant issues and corresponding policies are as fo['ows;

e Economic development Londori Plan; the Mayor’s Economic Development Strategy

e Mix of uses Londop Flap

o Regeneration London Flan, the Mayor’s Economic Development Strategy

e Retail London Plan; PPS4; PPS13

e Employment London Plan; PPG4; draft PRS4; [ndustrial Capacity SPG

e Equal opportunities London Plan; Planning for Equality and Diversily In Meeting the

spatial needs of London’s diverse communities SPG; Diversity
and Equality in Planning: A good practice gulde (ODPM)

¢ Sustainable d'évelopment London Plan; PPS1, PPST supplement; PPS3; PPG13; PPS22;
Draft PPS Planning for g Low Carbon Future in a Changing
Climate; the Mayor's Energy Strategy; Mayor’s draft Climate
Change Mitigation and Adaptation Strategies, Mayor’s draft
Water Strateqy; Sustainable Design and Construction SPG.

¢ Historic Environment London Plan; PPS5

15 For the purposes df Section 38(6) of the Planning and Compulsory Purchase Act 2004, the
development plan In force for the area is Haringey Unitary Development Plan (2006) and the
London Plan (Consolidated with Alterations since 2004).

16 The following are also relevant material considerations:

e The draft replacement London Plan, which underwent Examination in Public in 2010 and
upon which the Panel has now reported is a relevant material consideration of significant
weight,
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o The Haringey Core Strategy which Is submission stage.
e The planning brief for the site.

Update

17 The proposal has not substantially changed since the previous Stage | and Stage Il report.
As such this report only deals with new information and areas where London Plah policy or
government policy has changed. The comments on design, child playspace, community facilities
and transport set aut in the previous report still stand.

Equalities

18 From 5 April 2011 a new public sector equality duty, as set out in Section 149 of the
Equality Act 2070 (the Act) came into force, This replaces duties under the Race Relations Act as
well as other domestic discrimination legislation. The Act includes a new single public sector
equality duty (the Duty) which brings together the previous race, disability and gender duties and
extends coverage to Include age, sexual orientation, religion or belief, pregnancy and maternity
and gender reassignment. These are the grounds upon which discrimination is unlawful and are
referred to as ‘protected characteristics.” The Duty requires listed public bodies to consider the
need to eliminate discrimination, advance equality of opportunity and foster good relations in all
their functions.

19 As set out in the recently launched Queen Mary University London/ Latin American
Women’s Rights Service/ Trust for London report: ‘No Longer Invisible; the Latin American
community in London” (the report) 113,500 Latin Americans are resident in London. Latin
Americans in London experience higher levels of unemployment (85%) than other members of the
community and when employed around half of those employed are in low skilled and low paid jobs.
The report sets out the findings of the first arge-scale quantitative survey of over 1000 Latin
Americans. 7% of respondents to the survey resided in Haringey.

20 Seven Slsters is a commercial hub for Spanish speaking Latin Americans. In tetms of
population there is a concentration of Latin American residents in Séven Sisters, 85% of Latin
American communities use facilities such as Seven Sisters market and such activity is identified as a
way of engaging with Latin American ctlture on a daily basis. Opportunities to éngage with Latin
American culture are seen as impojtant for secongd generation Latin Americans.

2] Haringey Coyncil has commissioned an independent Equalities Impact Assessment (EQIA).
This is based on a desktop assessment of the material submitted with the original application,
those submitted at the curréht tirrie and consultation responses thus far. This methodology is
acceptable and it is reasonable to-assume that little has changed in terms of demographics since
the application was originally submitted. The EQIA concludes that overall the planning dpplication
is unlikely to give rise to major negative equality impacts provided that all the measures set out in
the section 106 agreement are implemented in a timely mahner. The assessment recognises
concerns expressed by objectors concerning potential impacts, particularly in relation to Latin
American people and members of other black and minority ethriic gloups. The assessment has
identiﬁec‘ additional recommendatioris to strengthen previodsly identified mitigation measures gnd
to address residual negative impacts. For example a baseline study of businesses and market stall
holders is suggested with monitoring at set stages through the progress of the development, the
assessment suggests that the developers should discuss with the market stall holdefs mutually
acceptable measures to safeguard thé option to return of existing market stall holders, support in
marketing, sighposting to suitable alternative employment for struggling businesses and that
future marketing of the compilated development should capitalise on the Latin American identity.
These matters are discussed in more detail in the following sections.
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22 The lack of affordable housing on-site is consldered to give rise to some negative equality
impact, including for black and ethnic minority residents of the area in housing need, however the
independent gssessment of the viability of the scheme which shows that provision of affordable
housing is not viable is considered to justify this negative impact. A numbet of measures are
Suggested to assist existing residents on site to access alternafive accommodation. The Council
should et out how these are being taken on board prior to the Stage Il referral to the Mayor and
they should be reflected in the final section 106 agreement. This issue is discussed in more detail
below. :

23 The assessment also identifies that the application gives rise to positive equality impacts in
relation to safety and crime, accessible public realm and the provision of family housing.

The market, local retail and principle of land use

Land use principle

24 The concept of locating residential units above retail uses Is well established and is
considered to be particularly suitable for this location above an underground station. The
additioral resiclents in the area will increase the security of the area by introducing usérs to the
area particularly ih the evening. They will also increase the number of potential shoppers in the
area which will be: positive for the existing shopping centre.

The market
25 The stage | decision letter stated the following regarding the market:

“Any scheme that fails to re-provide the market in its entirety within the development,
together with temporary provision whilst the site is redeveloped, will not be acceptable and
will not comply with London Plan policy 3D.3 of the London Plan.”

26 Following extensive discussions regarding the scheme, prior to the original determination,
the market was replaced on the Seven Sisters Road frontage. The floorspace of the current market
is 9,700 sq.ft. and the replacement market will be 9,434 sq.ft. Whilst the replacement market is
slightly smaller it will 5till accommodate the same number of stalls as the existing market and has a
niore efficient layout. The large entrance to the market will be from the prominent corner building
through the feature arch and the market units will also have a frontage to Seven Sisters Road.

27 The applicant has undertaken to provide a minimum ¢f 6 month’s notice to the traders for
vacait possession and compensation will be paid to traders at a rate equivalent to that payable
under the Landlord and Tenant Act 1954 which amounts to £144,000. This is an jncrease on the.
sum of £96, 650 previously offered. The traders do not have any tenancy rights and therefore this
payment Is voluntary. '

28 Grainger has employed Urban Space Management and Union Land to assess the
opportunities for temporary locations for the market as a whole or WithinLan existing market. Given
that the applicant has stated that it will take approximately two yeays before the development
starts on-site it is not practicablé to identify an alternative location at this paint.

29 The applicant has put together a package to assist the market find a temporary location
and to continue functioning. This package will run for five yeats from the granting of consent. This
package includes a ‘market facilitator” to work with traders to identify a temporary location, to
work with the Spanish speaking traders to promote their interests In the témporary focation and to
provide appr(}!priate business support and advice to all traders to secure the maximum number of
éxpressions of irterest to return to the site as wel| funding towards relocation costs and a three
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month rent free perfod in the temporary location. The provision of this package will be secured in
the section 106 agreement. This pdckage will be funded by TfL from the larid receipt that it will
receive from the sale of part of the site to the applicant. Although this sale will not take place untli
two years from planning consent the applicant will fund the first two years of the package and will
be refunded by TfL at a later date. This package is identified in the independent equalitles impact
assessment as being key to the acceptabllity of the proposal in equalities terms.

30 Four conditions are set out in the section 106 agreement:
o The market must be run by an experlenced indoor market operator

o This arrangement must be in place not less than 12 months prior to the due practical
completion date of the proposed development

o The market operator must offer a fifst right to occupy to all existing traders op an exclusjve and
non-assignable licence of ap equivalent stall In the new market area.

o The rent will be open market for Al use class

31 in addition the application should be conditioned such that the market currently on-site
cannot be closed untll a temporary location is found. There Is a potential concerpi that moving the
market for a temporary period could result in its decl|ne or failure. However, the package of
measures sef out abdve should avold this. In additjon the fact that the existing mafket survived a
move from Elephant Castle would suggest that a successful temporary move is not Lnachievable.

32 These conditions, together with the additional condition suggested, are considered to be
reasonable to énsure that the market is re-provided for the current traders and that it will be
successful in the long term and as such will not have a negative equalities impact.

Local retail

33 With the redevelopment of the site there will inevitably be a loss of the retail units currently
on the site. It is understood that a number of these retail units are Black and Minority Ethnic
owned shops and businesses and one sells Halal meat. As such, as identified in the EQIA, there will
be some nedative equality impacts however it is considered that these are mitigated by the
measures proposed by the applicant as set out below.

34 As sef out in the EQIA it is considered that there is suitable alternative locations for the
Halal meat business to relocate to as well as suitable alternative retailers in this line of business,

35 The owners/occupants of the current units on-site will receive statutory compensation as
appropriate and to further mitigate negative equality impacts the business advice available to the
market traders, funded through the sectfon 106 agreement, should be extended to cover them.

36 The six units located on West Green Road have been specifically designed to accommodate
local retdilers. The Section 106 agreement will include clauses to the effect that the applicant will
develop and promote a letting strategy in respect of these units which is consistent with the
promotion of West Green Road as a district centre focused around independent trading. In addition
the lettings will need to be approved by Haringey Council and prior approval will need to be given
for the amalgamation of any of the units to form larger units. The promotion of local independent
retail is welcomed and as such there not be a negative equalities impact.

37 The EQIA also identifies that the development will have a positive equality impact in terms
of increasing employment opportunities in the area,
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38 A town centre health check undertaken by Cushman and Wakefield in early 2008 concluded
that whilst the centre displays some positive qualities such as, good accessibility, 4 notable
independent trading sector, and the presence of a reasonable quality food storé anchor, a range of
problems and challenges faces the centre. Most notable of these are the poor quality of the
physical environment, the lack of recognised national multiple traders, the problems associated
with heavy traffic, and retail competition from the Tottenham Hale retail park. Custiman and
Wakefield conclude that the development proposed would have a number of posjtive benefits for
the centre including: the potential to attract a quality anchor tenant to Seven Sisters; that the
development would represent a more intensive use of this part of the centre; that the development
would not harm the positive characteristics of the centre, including its independent retail offer;
that the scheme would help maximise the benefit of its position adjacent to a very busy entrance
to an underground station with easy access to the central London; that the characteristics of the
development would represent an opporiunity for the centre to try and safeguard its vitality and
viabllity in the face of competition; and the proposal would assist in addressing the identified
shortcomings in the environniental quality of the centre and public realm. The ICM poll carried out
by the appllcaqt found that 63% of respondents favoured the option of providing retail units for
use by both high street shops and local traders, compared to 30% who wanted retail focussed
around the existing market and local traders

Conclusion

39 The arrangements far the fit-out of the market and the local retail units are still under
discussion. The delivery of the imarket and these units are a reqmlement of the planning permission
and daviation from this approach woulld require the prior permissiori of Haringey Council. On this
basis it is considered that the rents of the units and the market will be controlled hy the nature of
the spaces and will therefore be comparable to other local rates.

40 The proposed offer js a combmatlon of multiples, ocal retail and the Latin American
market, The proposals deliver a range of retclllmg options for all types of businesses. Within this
offer six units are specifically allocated for IOLa] retailing, As such, the proposal would have a
positive impact on the centre. A social and ecoroniic impact assessment as set qut in London Plan
policy 3A.25 has been produced together with a retail impact assessment and a market assessment.
The developer has replaced the market in the development and provided units 5pecifically designed
for local retail and the Council is satisfied that their plans will be a positive benéfit to the area and
the local community. The proposed scherme therefore complies with London Plan policy 3D.3,
3A.25 and 3B.1(The Mayor will seek a range of workspaces of different types, sizes and costs to
meet the needs of the different sectors of the economy and firms of different types and sizes).
These policies are carried forward into the draft replacement Londoh Plan in policy 4.8 and a new
policy 4.9 has been introduced which specifically relates to the provision of units suitable for local
tetails. The proposat also coniplies with the draft replacement London Plan {n this regard.

47 The retention of the Latin American Market also complies with London Plan policy 4B.8:
Respecting local context and communitles given that the market is replaced within the
development as well as draft replacement London Plan pelicy 3.17 protection and enhancement of
social infrastructure.

42 It is also considered that the provision of the market facilitator and associated package of
measures, the re-provision of the market and the provision of local retail in the scheme discharges
the obligations of the Council and the GLA under the Equalities Act 2070 provided that the
application is conditioned such that the current market canpot be closed until a temporary facility
is secured.
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* Affordable housing

43 There are currently 31 existing homes on the site. Of these 10 units are affordable (3
council owned and 7 Housing association). The loss of affordable housing is not in line with London
Plan Policy 3A.15 or draft replacement London Plan policy 3.15. In this instance this is acceptable
given the wider regenerative benefits of the scheme, the viability of the scheme as set out below
and given that within South Tottenham (N15) area there 169 units for social rent and 31
intermediate units in the pipeline.

44 London Plan Policy 3A.10 requires borough councils to seek the maximufn reasonable
amount of affordable housing when negotiating on individual private residential and mix-use
schemes. In doing so, each council should have regard to its own overall target for the amount of
affordable housing provision. Policy 3A.9 states that such targets should be based on an
assessment of regional and local housing need and a realistic assessment of supply, and should
take account of the London Plan strategic target that 35% of housing should be social and 15%
intermediate provision, and of the promotion of mixed and balanced communities. In addition,
Policy 3A.10 encourages councils to have regard to the need to encourage rather than restrain
residential development, and to the individuat circumstances of the site. Targets sholild be applied
flexibly, taking account of individual site costs, the availability of public subisidy and other scheme
requirements.

45 Policy 3A.10 is supported by paragraph 3.52, which urges borough councils to take account
of economic viability when estimating the appropriate amount of affordable provision. The ‘Three
Dragons’ development control toolkit is recommended for this purpose. The results of a toolkit
appraisal might need to be independently verified.

46 Haringey’s UDP contains a policy regarding affordable housing which states that housing
developments capable of providing 10 or more units will be required to include a proportion of
affordable housing to meet an overall borough target of 50%. The proportion negotiated will
depend on the [ocatian, scheme details or site characteristics.

47 A toolkit has Been submitted with this application which shows that it is not viable to
provide any affordable housmg as part of the development. This is because of the exceptional
development costs of buildirlg over the shallow London Underground lines and the fact that the
size of the building is limited by the load that cari be put on the areas of the site that are above
the undergroupd lines. The toolkit has been independently verified by the Valuation Office Agency
and it has been confirmed that the development cannot support affordable Housing on viability
grounds.

48 At the time of the previous Stage | dnd Stage Il reports Harihgey Council had given an
undertaking, in its development agreement with the applicant, that affordable housing equating to

50% of the habitable rooms on the Wards Comner site will be provided In a tedevelopmept of the
Apex House site and a development of the Westerfield Road car park site, together with 50%
affordable housing of any market provision on these sltes themsélves. However, given the crrent
economic climateé the Council is no lopger able to makg this undertaking.

49 The applicant has robustly demionstrated that it is not viable to prdvide any affordable
housing in this development and whilst this is regrettable the position is accepted.

50 It should also be noted that a large amount of affordable housing is in the pipeline in the

vicinity of the site. Mpst notably at Hale Village where the consent has recently been amended to
increase the proportion of affordable housing.
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51 The EQIA sets out that the loss of the existing housing on the site is a negative impact
particularly given that it is likely that the unlts are occupied by BAME residents. GLA officers are of
the view this impact is mitigated by the high provision of social housing units and conventional
housing units in the pipeline locally. However the current residents should be actively engaged
with in order to mitigate the impact. It is accepted that the local council and relevant housing
associations have a duty to rehouse secure tendnts, Any shorthold tenants and owner occupiers
should be offered assistance to locate to alternative suitable properties. This assistance should be
tonditioned/ set out in the section 106 agreement. '

Design and herﬁtage

52 London Plan policies on historic environment are set out in London Plan policy 4B.17 and
48.12 and in Draft Replacement London Plan policy 7.8. The Draft Replacement London Plan sets
out the following in the planning decisions section of Policy 7.8: ‘development should preserve,
refurbish and incorporate heritage assets, where appropriate. New development in the setting of
heritage assets, and conservation areas, should be sympathetic to their form, scale, materials and
architectural detail.” Draft Replacement London Plan policy 7.9 sets out the following in the
planning decisions section: ‘New development should repair, refurbish and re-use heritage assets
including buildings at risk. It should be demonstrated that the proposed development would give
adequate status to the heritage asset in the design of the ptoposal.” .

53 Part of the site lies withiri a conservation area. Three of the existing buildings are locally
listed. The most riotable building, the Wards Corner building, was considered for listing in late
2007 by English Heritage but it was not felt to be worthy of listing. The applicant has looked at the
retention of this building in the scheme but has concluded that this would not be viable. This
approach has been agreed with Haringey Council officers. Conservation Area Consent for the
demalition of all buildings on the site was granted in November 2008 and this permission still
stands. As such the principle of demolition has been accepted.

54 Notwithstanding the Cohservation Area Consent already granted, iri considering this
application against the Draft Replacement London Plan it would still be acceptable as the difficulty
of retaining the buildings and making the scheme viable mean that in this instance the
incorporation of heritage assets would not be appropriate. Whilst heritage led regeneration should
generally be pursued in this instance significant viability issues preclude that approach.

55 The architecture of the scheme is conceived as a modern interpretation of London’s
street architecture. The apartment blocks and shop fronts are presented as a terrace of adjoinihg
buildings, separated by shadow gaps. The principal residentlal storeys are brick faced, with stone
copings and cills. A range of rectangular window openings reflect the different requijrements of
living rooms and bedrooms. Projecting windows enliven facades whilst providing views along the
street and brihging sunlight into the roomss. The shop fronts are fully glazed and framed with
dark painted or coated steel sections and a spandrel zone for controlled sighage. The set back
upper storeys are coated in zinc and glass panels.

56 The corner to Seven Sisters Road and the High Road, where the Wards Corner building is
currehtly located, has been given special elevational treatment in order to create & landmark.
The corner block conforms to the general parapet height but is rounded on plan and framed in
stone, The stone frame is to carry a frieze of cast or sculpted relief images recalling the history
of the site, for which an artist will be selected by competition. Withip the stohe frarte a
composition of vertical coloured glass fins spans between the storeys, providlng visual interest
and scréening the rooms behind.
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57 The High Road centrepiece containing the shaps, residential foyer and first floor
restaurant comprises a frameless glass curved facade over two lofty storeys.

58 Suffield Road has a completely different scale and character to the other frontages. The
proposed frontage contains a row of family duplexes with private front doors at street level and
two floors of flats aHoye and these relate well to néighbouring i'esiclential buildings.

59 The a!architectural approach is welcomed, particularly the high road centrepiece, the
Suffield Road blocks and the brick treatment and is considered to be sympathetic to the form,
scale, materfals and arthitectural detail of the conservation area and remaining herifage assets.

60 Notwithstanding the extant conservation aréa consent the applicant has assessed the
impact the development would have on identified heritage assets, in'accordance with PPS5. The
application would involve the loss of four heritage assets With low significance apﬂ three heritage
assets with low to moderate significance. PPS 5 sets out that there is a presumptjon in favout of
the conservation of dasignated assets (in thls instance the conservation area). It also sets out the
where the application Will lead to the loss of such assets local planning authorities should refuse
consent unless it can be demonstrated that the substantfal harm to or loss of significant is
necessary to deliver substantial public benefits that outweigh harm or loss; the nature of the
heritage asset prevents all feasonable uses of the slte and no viable use of the heritage asset can
be found in the medium term that will enable its conservation; cohservation through grant funding
is not possible and the harm or loss is outweighed by the benefits of bringing the site back into
use. PPS5 also requireg local planning authorities to take into accolint the value and significance
of all (other) heritage assets (in this instance the locaily [isted buildings).

61 TfL. are cutrently committed to a major programme of works on the adjacent gyratoty and,
whilst those works are not directly dependant on this scheme, the cumulative impact of this
development and the gyratory works should have a significant benefit for the setting of the
conservation arga and the wider townscape. :

62 English Heritage has set out that whilst it accepts that it would not be viable for the current
scheme to reuse the existing buildings that public benefit could also be delivered thyoitgh a
conservation hased scheme. The applicant has considered the viability of variations of the scherrie
which retain ohe or more of the existing locally listed buildings and Haringey Council has confirmed
that none of these options are financially viable or deliverable.

63 Given the relatively low significance of the assets, their current condition, the public
benefits of the regeneration and replacement market provided by the scheme, the non-viability of
the variants of the scheme and the extant conservation area consent it is considered that the loss
of the assets is justifiable.

64 Overall, the proposed scheme makes a positive contribution to the conservation area and
the wider towrjscape and is acceptable.

Residential design quality

65 Policy 3.5 of the draft replacement plan introduces a new policy on the quality and design
of housing developments. Part A of the draft policy states that housing developments should be of
the highest quality Internally, externally and in relation to the wider environment. Part C of the
draft policy states that new dwellings should meet the dwelling space standards set out in Table
3.3, have adequately sized rooms and convenient and efficient room layouts. Part E of the draft
policy states that the Mayor will provide guidance on implerentation of this policy including on
housing design for all tenures. The reasoned justification provides further guiddance and
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explanation. In particular paragraph 3.31 states that other aspects of housing design are also
important to improving the attractiveness of new homes as well as being central to the Mayor’s
wider objectives to improve the quality of life of Londoner’s environment.,

66 To address these the Mayor has produced a new draft Housing SPG on the jmplententation
of Policy 3.5 for all housing tenures, drawing on his Housing Design Guide fof affordable hous|ng.
Paragraph 3.33 highlights what the propased SPG would cover, in téerms of requirements for
individual dwellings. This draft has been produced for the London Plan examinatiot} in public.

67 All the family homes and most other flats have private terraces or balconies. Most of the
homes are dual aspect and none of them has a single aspect north-facing otitlook. The number
of units per core has been minjmised.

68 The majority of the units meet the space standards, and many are larger than the
standards, and the overall quality of the housing offer Is high, and this is acceptable.

Inclusive design

69  The applicant has set ot that 20 of the duplexes and four flats do nat meet lifetime
homes standards although they would be adaptable in the future by the creation of a small
living room at entry level and a ground floor WC and shower. Given the constraints of the site
this is acceptable in this instance. 10% of uhits are wheelcHair accessible,

Climate charige mitigation

70 The London Plan climate charige policies as set out In chapter 4A collectively require
developments to make the fullest contributiori to the mitigation of ahd adaptation to climate
change and to minimiée carbon dioxide emissions (Policy 4A.1). Chapter 5 of the ’{iraft
replacement London Plar} also requires deve|apments to make thé fullest ¢ontribution to
minimising carbon dioxidé emissions. '

71 London Plan policies 4A,4-11 foeus on mitigation of climgte change and require a
reduction in a development’s carbon dioxide Errlisgions through the use of passive desidn,
energy efficiency and renewable energy measures. The London Plan requires developments to
make the fullest contribution to tackling climate change by minimising carbon dioxide emissions,
adopting sustainable design and construction measures and prioritising decenttalised enerdy,
including renewables,

72 Following discussions with the applicant the energy strategy has been revised to reflect
changes in policy and technology since the previous Stage | and Stage If reports wera issued.

Energy efficiency

73 The applicant has investigated additional energy efficiehcy measures that do not require
fundamental chahges to the architecture of the building. As part of this, a sample of dwellings
were modelled with improved insulation levels and mechanical ventilation with heat recovery.
The modelling confirms that, considering the dwellings together, they will exceed 2010 Building
Regulations compliapce through energy efficiency alone (and the overall development will
achieve a 25% reduction over 2006 building regulations through energy efficiency alone). This
is welcomed and is in line with London Plan poliey.

District Heating

page 12




74 The applicant has investigated whether there are any existing or planned heat networks
within the vicinity of the development. Although no heat networks are currently available, the
applicant has committed to designing the sitewide heat network to allow future connection to
an external district heating network should the opportunity arise. The applicant has ptovided a
drawing identifying the location of the energy centre (towards the centre of the site) and its
physical size. This is welcomed and is in line with London Plan policy.

Combined heat and power plant (CHP)

75 The applicant has provided information indicating that the sizing and operation of the
CHP will be optimised to supply part of the space heating as well as the hot water demands.
This has been supported with monthly heat consumption data. This is welcomed and is in line
with London Plan policy.

Cooling
76 High performance glazing and shading will be used to minimise the need for active

cooling. While active cooling will not be required in the residential elements, it is likely to be
required in the retail units where electrically driven cooling will be employed. This approach is
acceptable.

Renewable enerdy

77 The applicant has abandoned the proposed use of biofuel boilers due to air quality and
other concerns, Instead the inclusion of photovoltaic panels (PV) has been investigated and
proposed. Allowing for shading and other uses of roof space, 220 sq.m. of PV can be
accomodated. This would produce a carbon dioxide saving of 11 tonnes per annum. This change
in strateqy is supported.

Summary

78 After the application of énergy efficiency, CHP and renewable energy, the development will
emit 165 tonnes per annum in regulated carbon dioxide emissions. This represents a saving of
100 tonnes of carbon dioxide per annum (38%) compared to a 2010 Building Regulations
compliant development. The energy strategy is supported and is in line with London Plan policy.

Transport

79 No new transport information has been submitted. The transport elements of the scheme
were considered to be, on balance, acceptable previously. In line with draft replacement. London
Plan policy 20% of the parklnb spaces prowded on-site should have electric charqmg points and
a further 20% should have passive provision. The applicant has agreed to this provision.

80 TfL is currently committed to a major programine of works (£15 million) on the nearby
Tottenham Gyratory.

Local planmng authority’s position
8i The development is gérierally supported at officer |evel by both the regeneration teanj
and the plarining officers.

Legal considerations

82 Under the arrangements set out in article 3 of the Town and Country Planning (Mayor of
London) Order 2000 the Mayor has an opportunity to make representations to Haringey Council
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at this stage. If the Council subsequently resalves to grant planhing permission, it must allow
thie Mayor an opportunity to declde whether to direct it to refuse planning permission. There is
no obligation at this present stage for the Mayor to indicate his intentions regarding a possible
direction, and no such decision should be inferred from the Mayor's comments unless
specifically stated. :

Financial considerations

83 There are no financial considerations at this stage.

Conclusion

84  The regeheration of this site with 3 mixed use development is welcomed. The
replacement of the market and the provision of local retail space is welcomed and addresses the
concerns raised regarding previous iterations of the scheme and is, on balance, acceptable in
strategic planning terms. The significant improvements to the public realm and the improved
quality of retail provision is also welcomed. The applicant has robustly demonstrated that no
affordable housing can be provided on viability grounds. Given the relatively low significance of
the heritage assets, their current condition, the public benefits of the regéeneration and
replacement market provided by the scheme, the non-viabllity of the variants of the scheme and
the extant conservation area consent it is considered that the loss of the assets is justifiable.
Overall, the proposed scheme makes a positive contributionr to the conservation area and the
wider townscape and is acceptable, The energy strategy is in line with Londop Plan policy.

85 Given the measured proposed in the section 106 agreement relating to the provision of a
market facilitator and the right to return for market traders the proposal is unlikely to give rise -
to major negative equality impacts, provided that provision of a temporary market is made
before the existing market closes, The negative impact of the non-provision of affordable
housing is justified by the fact that it would not be viable to provide affordable housing and the
planned provision for such elsewhere in the local area. The Council should ensure that the
measures suggested in the equalities impact assessment to assist existing residents with
relocation are secured.

for further lnforrnatlon contact Planning Decisions Unit:

Giles Dolphln, Head of Planning Decisions

020 7983 4271  email giles.dolphin@london.gov.uk

Justin Carr, Strategic Planning Manager (Development Decisions)
0207983 4895  email justin.carr@london.gov.uk

Emma Williamson, Principal Strategic Planner (Case Officet)
0207983 6590 email  emma.williamson@londoii.gov.uk
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GREATERLONDONAUTHORITY

Mayor’s Office City Hall
The Queen’s Walk
ivlore i.ondon
London SE1 2AA
Switchhoard: 020 7983 4000
Minicom: 020 7983 4458
Web: www.london,gov.uk

IE[aui r_Smlthr 4 Devel Our ref: PDU/1973/EW12
anning Policy and Development Your ref: HGY/2(08/0303
Haringey Counci Date: 3 December 2008

639 High Road
London N17 8BD

Dear Mr Smith

Town & tountry Plainning Act 1990 (as amended); Greater London Authority Act 1999;
Town & Country Planning (Mayor of London) Order 2000
Wards Corner, Seven Sisters HGY/2008/0303

| refer to your letter of 21 November 2008 informing the Mayor that Haringey Council is minded to
grant planning permission for the above planning application. In this case the Mayor has delegated
his planning function to me, in my capacity as Deputy Mayor, Government Relations. | refer you
also to the notice that was issued on 24 November 2008 under the pravisions of article 4(1}b)(i)
of the above Order. :

Having now considered a report oh this case (reference PDU/1973/02, copy enclosed) together
with the representations received and the matters ralsed at meetings with Sir Simon Milton and the
Mayor, | have concluded that the regeneration of this partially derelict site with a rnixed lse
development is welcomed. The provision of a range of local q'nd multiple shop units and
replacemgnt market units, new homes, focal artwork, new civic space and improved entrances to
the Undefground wi!t significantly enhance the attractiveness of this site. The retail impact
assessment an socio-économic impact assessment that have been submitted with the application
demonstrate thdt the application will have a positivé impact on the area. The proposed replacement
market is considered to be adequate for the traders particularly given the street frantage arid
improved accommodation that will be provided. There will a‘iso be opportunities fof local retailers to
return to the development. The replacement of the market is considered to fulfil a commurjity
development role within the area and wilf contribute to cultural activities in the area. The fact that
the site may fall into further disrepair prior to the planned start date is not a planning -
consideration. The benefits of the scheme outweigh any harim caused by the loss of the Wards
Cornef building. The package of measures put in place to compepsate market traders while the
development is taking place, to secure an alternative location during construction and facllitate the
re~provision of the market and some local retail space within the new development is welcomed
and addresses the concerns | raised previously.

The concerns raised abolit consultation on the application are noted, as is the community’s desire

for a collaborative approach. Whilst the application is not strictly in accordance with the
development brief, in that the Wards Corner site has come forward ahead of the Apex House and

Direct telephone: 020 7983 4100 Fax: 020 7983 4057  Fmail: mayor@london.gov.uk







Westerfield Road sites and there is no affordable housing proposed, the applicant has robustly
demonstrated that no affordable housing can be provided on viability grounds. This assertion has
been independently verified and as such the application complies with London Pfan policy. The
energy strategy is acceptable in stratetjic policy terms. :

Notwithstanding the fact that the application is only for one site In the development brief area,
that there may be alternative plans for the site that involve the retention of the building, that these
alternative plans may mean that the development would be finished in time for the Olympics and
the recognised community aspiration for a collaborative approach, | have to consider this
application on its merits and | have concluded, for the reasons set out above, that the scheme is, on
balance, acceptable in strategic planning terms. | am therefore content to allow Haringey Council to
determine the case itself, subject to any action that the Secretary of State may take, and do not
therefore wish to direct refusal.

Yours sincerely

fan Clement
Deputy Mayor, Government Relations

cc Joanne McCartney, London Asseimbly Constituency Member
Nicky Gavron, Chair of London Assembly Planning & Housing Committee
lan McNally & John Pierce, Gol.
Colin Lovell, TfL
Dean Williams & Helen Wood, LDA







GREATERLONDONAUTHORITY
planning feport PDU/1973/02
3 December 2008

Wards Corner, Seven Sisters
in the London Borough of Haringey
planning application no. HGY/2008/0303

Strategic planning application stage il referral

Town & Country Planning Act 1990 (as amended); Greater London Authority Act 1999; Town &
Country Planiijng (Mayor of London) Order 2000

The proposal

Demolition of existing buildings and the erection of a mixed-use development comptising 197
residentia| units, replacement market, new retail units and restaurant together with basement car
parking and a new public squgre on Tottenham High Road incorporating public realm
improvements.

The applicant
The applicant is Grainger (Seven Sisters) Ltd., and the architect is Pollard Thomas Edwards.

Strategic issues

Design, re-provision of the existing market, affordable housing, energy, children’s
playspace and transport.

Recommengdation

That Haringey Council be advised that the Mayor is content for it to determine the case jtself,
stibject to any action that the Secretary of State may take, and does not therefore wish to direct
refusal.

Context

1 On 12 February 2008 Haringey Council consulted the Mayor of London on an application
for planning permission for the ahove development at the above site. This was referred to the
Mayor under Category 1B of the Schedule of the Order 2000. On 16 July 2008 the Deputy Mayor
considered planning report PDU 1973/07, and subsequently advised Haringey Council that “the
principle of the re-development of the site is supported in strategic policy terms. Ay scheme that
fails to re-provide the market in its entirety within the developntent, together with temporary
provision whilst the site is redeveloped, will not be acceptable and wifl not comply with policy 3D.3
of the London Plan. In addition further work is needed on design and energy before this
application comes back to the Mayor.”

2 A copy of the above-mentioned report is attached. The essentials of the case with regard
to the proposal, the site, case history, strategic planning issues and relevant policies and guidance
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are as set out therein, unless otherwise stated in this report. Since then, the scheme has been
amended ih response to the Mayor's concerns (see below). On 17 November 2008 Haringey
Council decided that it was minded to grant planning permission for the application, and on 24
November 2008 it advised the Mayor of this decision. Under the provisions of the Town &
Country Planning (Mayor of London) Order 2000 the Mayor may direct the Council to refuse
planning permission, and has until 5 December 2008 to notify the Council of such a direction. This
report sets out the information needed by the Mayor in deciding whether to direct refusal.

3 The decision on this case, and the reasons will be made available on the GLA’s website
www.london.gov.uk.

Update

4 Following the issuing of the Stage | decision a meeting was held between the applicant,
Haringey Council, the Mayor and Sir Simon Milton (Deputy Mayor for Planning and Pollcy) on 25
July 2008. At this meeting the Mayor expressed a view that the market should be replaced in its
entifety within the development, a temporary location during redevelopment ihvestigated ahd
changes to the design of the roof were suggested, The follgwing press release was issued following
the reeting:

*The Mayor had a good meeting today with Haringey Council and the developer
Grafhger at which the Mayor reiterated his support for regeneration of the Wards Corner
site and his desire to see « future for the Latin American market thdt has been operating
there. The developers agreed to consider further options for the market's fisture in
partnership with the GLA, Haringey Council and the traders and a follow up meéting will
be held in early September.”

5 A follow-up meeting was held between the applicant, Haringey Council apd Sir Simon
Milton on 3 Octaber 2008, Following this meeting a letter was sent to Haririgey Council as follows:

“The changes to the scheme, since the Stage I report was issued in July 2008 can be
summarlsed as follows:

¢ The market is now repfaced, almost like for like in space terms, on the Seven
Sisters Road froptuge.

s Grainger undertake to provide a minimum 6 months notice period to traders for
vacant possession.

e Compensation wil{ be paid to traders at a rate equivalent to that payable under
the_ Lapdlord and Tebaan‘ct 1954 and which amounts to £96,650.

e Grainger has employed Urban Space Management and Unioh Land to assess the
opportunities for temporary locations for the mdrket as a whole or within an
existing market.

e Four conditions are proposed to be contained within the S. 106 agreement.
These are as follows:

-the market must be run by an experienced indoor market operator

-this arrangement must be in place not less than 12 months prior to the
due practical completion date of the proposed development
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6

- The market must be occupied by not less than 60% of afl market traders
that previously occupied the Seven Sistefs Market
- The rent will be open market for AT use class.

o The set back storey to Seven Sisters Roud is now glazed.

It is considered by officers that these changes address the concerns set out in the Stage |
repott and decision letter, but these comments cannot fetter the Mayor’s decision when the
applicdtion is reported to him at Stage I1”.

A meeting was held between members of the Wards Corner Coalition and Sjr Simon Milton

on 26 November 2008. At this meeting the coalition expressed their view that the changes to the
proposal did not address the issues set out in the Stage | report and they outlined their alternative
vision for the site. Whilst a planning application, which is not referable, has been submitted for the
site by the coalition the scheme does not currently have funding.

7

The following issues were raised at the meeting:

o  The proposed replacement market will not be adequate for the traders.

° The needs of the local businesses have not been taken into consideration.

° Concern that the site will fall into further disrepair prior to the planned start date.
° The introduction of housing to the town centre will have a detrimenta| impact.

° Consultation has not been adequate.

J The proposal is contrary to London Plan policy 3A.25 (now policy 3A.28 in the
London Plan (consclidated with alterations since 2004) ds there has been no social and
economic impact assessment of the proposal.

° There has been no adequate retail impact assessment.

J There is no community development aspect to the proposal and therefore the
proposal is contrary to London Plan policy 3D.1

° The proposal is contrary to London Plan policy 4B.7 (now 4B. 8) as it fails to
recognise and manage local chdracteristics.

° The new development will struggle to compete with Tottenham Hale.

. Haringey have made this area a cultural quarter and this should be enhanced with a
development at Seven Sisters.

¢ TI";e area will be dereljct in 2012 for the Olympics and yet it could be a Latin Quarter
for Spanish speaking visitors.

¢ If the buildings were to be restored then the deveiopme‘nt would be open in 2072.

s The current leaseholder of the market receives an average of two enduiries per

month from people interested in reusing the Wards Corner building.
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¢ The Prince’s Regeneration Trust has expressed an ihterest in being involved in a
col|aborative project with the Council and the community.

o Parity Projects, an environmenta[ renovatioh specialist, is prepared to work with the
community but they need access to the Wards Corner building and the construction
drawings.

° The energy strategy is not suitainable- the usé of biofuels Is Backward [aoking.

° The consultation process has been flawed.

° The running of the council meeting where the planning decision was taken was

bigsed and flawed.

° The assurances made to the traders are not adequate- the market rents will not be
affordable, they can be priced out. There is also @ fear that some traders will take the
compensation and will not return and thus the market will be broken up.

o No affordable housing is projiosed and there is no guarantee that the Apex House
and Westerfield Road developments (which would provide aLfordabI'e housing) will go
ahead. The development brief included all three sites gnd a holistic vision for all three sites
should be presented. The community have been looking at a plan for the whole area with
East Architects and GlassHouse. The community feel a more collaborative approach is
needed.

° TfL as landowner of pait of the site should accept a reduced value to their land to
enable the alternative proposal to go ahead.

8 The proposed section 106 agreement includes an education contribution of £200,000, a
contribution of £100,000 for a public art competition for artwork at the front of the site on the
High Street and the design of the frieze on the corner building, as well as the reprovision of the
market.

The market, local retail and principle of land use
9 The stage | decision letter stated the following regarding the market:

“Any scheme that fails to re-provide the market in its entirety within the developmient,
together with temporary provision whilst the site is redeveloped, will not be acceptable and
will not comply with London Plan policy 3D.3 of theé London Plan.”

10 The plans have substantially changed since the Stage | decision and the market is now
replaced on the Seven Sisters Road frontage. The floorspace of the current market is 9,700 sq.ft.
and the replacement market will be 9,434 sq.ft. Whilst the replacement market is slightly smaller it
will still accomriiodate the same number of stalls as the existing market and has a more efficient
layout. The large entrance to the market will be from the prominent corner building through the
feature arch and the market units will also have a frontage to Seven Sisters Road.

11 The applicant has undertaken to provide a minimum of 6 month’s notice to the traders for
- vacant possession and compensation will be paid to traders at a rate equivalent to that payable
uhder the Landlord and Tenant Act 1954 and which amounts to £96,650. The tfaders do not have
any tenancy rights and therefore this payment is voluntary.
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12 Grainger has employed Urban Space Mandgemént dnd Unifon Land to assess the
opportunities for temporary locations for the market as a whole or within an existing arket. Given
that the applican%t has stated that It will take approximately two years before the development
starts on-site it is not practicable to identify an alternative location at this point.

13 The applicant is putting together plans for a ‘market facilitator” to work with traders in the
long term to identify an alternatjve focation. To this end they are in discussions with North London
Business, Haringey Coupcil and the Bridge New Deal for Communities (NDC). A funding bid will be
presented to the London Developmept Agency in the new year for this role. The applicant is also
discussing setting up a market steering committee to conslst of themselves, Haringey Council, the
NDC, Noyth Londori Business and the market traders.

14 Four conditions are set out in the Section 106 agreement:
o The market must be run by an experienced indoor market operator

o This arrangement must be in place not less than 12 months prior to the due
practical completion date of the proposed development

¢« The market must be occupied by not less than 60% of all market traders that
previously ociupied the Seven Sisters Market

o The rent will be open market for AT use class

15 These conditions are considered to be reasonable to ensure that the market is provided for
the current traders and that it will be successful in the long term.

16 The six units located on West Green Road have been specifically designed to accommaodate
local retailers. The Section 106 agreement will include clauses to the effect that the applicant will
develop and promote a letting strategy in respect of these units which is consistent with the
promotion of West Green Road as a district centre focused around independent trading. In addition
the lettings will need to be approved by Haringey Council and prior approval will need ta be given
for the amalgdmation of any of the units to form larger units. The promotion of local independeht
retail is welcomed.

17 The concep{ of locating residential units above retail uses is well established and is
considered to be patticularly suitable for this location above an underground station. The
additional resldents in the area will increase the security of the area by introducing users o the
area particularly in the evening. They wilf also increase the number of potential shoppers in the
area which will be positive for the existing shopping centre.

18 As identified in the Stage | report a town centre health check undertaken by Cushman and
Wakefield in early 2008 concluded that whilst the centre displays some positive qualities such as,
good accessibility, a notable independent trading sector, and the presence of a reasonable quality
food store anchor, a range of problems and challenges faces the centre. Most notable of these are
the poor quality of the physical environment, the lack of recognised national multiple traders, the
problems associated with heavy traffic, and retail competition from the Tottenham Hale retail park.
Cushman and Wakefield conclude that the development proposed would have a number of positive
benefits for the centre including: the potential to atiract a quality anchor tenant to Seven Sistefs;
that the development would represent a more intensive use of this part of the centre; that the
development would not harm the positive characteristics of the centre, including its independent
retail offer; that the 5cheme tould help maximise the benefit of its position adjacent to a very busy
entrance to an underground station with easy access to the central London; that the
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characteristics of the developnient would represent an opportunity for the centre to try and
safeguard its vitality and viability in the face of competition; and the proposal would assist in
addressing the identified shortcdmings in the environmental quality of the centre and public reatm.
The ICM poll carried out by the applicant found that 63% of respondents favoured the option of
providing retail units for use by both high street shops and local traders, compared ta 30% who
wanted retail focussed around the existing market and local traders.

19 The arrangements for the fit-out of the market and the local retail units are still under
discussion. The delivery of the market and these units are a requirement of the planning permission
and deviation from this approach would require the prior permission of Haringey Council. On this
basis it is considered that the rents of the units and the market will be controlled by the nature of
the spaces and will therefore be comparable to other local rates.

20 The proposed offer is a combination of multiples, local retail and the Latin American
market. The proposals deliver a range of retalling options for all types of businesses. Within this
offer six units are specifically allocated for local retailing, As such, the proposal would have a
positive impact on the centre. A social and economic impact assessment as set out jn London Plan
policy 3A.25 has been produced together with a retall impact assessment and a market assessment.
The developer has replaced the market in the development and provided units specifically designed
for local retail and the Council is satisfied that their plans will be a positive benefit to the area and
the local community, The proposed scheme therefore complies with London Plan policy 3D.3,
3A.25 and 3B.1(The Mayor will seek a range of workspaces of different types, sizes and costs to
meet the needs of the different sectors of the economy and firms of different types and sizes).

21 The retention of the Latir American Market also complies with London Plan policy 4B.8:
Respectlhg local context and communities given that the market is replaced within the
develppment, The heritage aspects of the issue of local context are discussed in the design section
below.

Design
22 The Stage I report concluded ths following on design:

“The architectural approach is on the whofe welcomed, particularly the high road centrepiece, the
Suffield Road blocks and the brick treatment, however, the set back upper storeys and the corner
treatment appear awkward and should be reconsidered.”

23 The sét back upper storeys are now glazed and further details have been submitted of the
corner treétmept. A frieze will be jncluded around the corner arch and this will Be the subject of a
competition. As such the issues raised at Stage |, and subsequently by the Mayor, have been
resolved. |

24 Anumber of objections have been received which set out requests to preserve the existing
buildings on the site and the Wards Corner building specifically. The Stage 1 l‘epdr't set put the
following on heritage issues:

“Part of the site lies within a conservation area. Three of the éxisting buildings dre facally
listed. The most notable building, the Wards Coner building, was considered for fisting in
late 2007 by English Heritage but it was not felt to be worthy of listing. The applicant
has looked at the retention of this }Juﬂding in the scheme but has concluded that this
would not be viable. This approach has been agréed with Haringey Council officers. It is
considered that the loss of the building would be justifiable provided the quality of the
replacement scheme is high.
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Overall, the proposed scheme, with the changes set out above, would make a positive
contribution to the conservation area and the wider townscape.”

25 English Heritage state that the applicant has demonstrated that the retention of the
buildings on-site would render the current proposal unviable however, it also states that the
supporting information does not confirm that repair and refurbishment is unviable. English
Heritage support a coiiservation led approach to regeneration.

26 CABE suggested that the massing at roof level on West Green Road should be reconsidered
and it raised concerns around the maintenance of the public space however, overall it felt that the
scheme has the potential to transform the area and the scheme is supported.

27 Given that the buildings were not felt worthy of listing, that there is no currently viable
refurbishment led stheme under consideration and most importantly that the pfoposed scheme
makes a positive contribution to the conservation area and the wider townscape it is considered
that the pr‘oPosal complies with the London Plan in design terms.

Climate cﬂ1ange mitigation

28 The applicant has clarifed building reguiatiorj calculations for the dwellings, providing
additlonal information in relation to passive energy features adppted. The provision of additional
madelling work for the non-residential element of the development has been secured by condition.
The implementation of energy efficiency measures for the residential upits to reduce carbon
dioxide eFrnissions by at least 8% beyond the target eissions rate ltl. secured by condition,

29 The provision of a single energy centre and heat network is conditioned together with the
combined heat and power plant (CHP). The applicants states that the gas CHP unit is to be the
lead boiiér, with the bio-fuel boller as a top-up hoilér, and the applicant has indicated that the
electricity generated will be dsed within the development.

30 The Stage | report set out that the dual fuel bojler (natural gas and rapeseeds oil) was not
acceptable as the only renewakle solution for the development, and that this option required
significant further information before it could be consideted acceptable. The applicant has
subrhitted further infofmation that demonstrates that due to the constraints of the site, and on
cost grounds, there is |imited viability for other renewable solutions to be provided. Further
information in relation to the availability and type of biofuel, fuel suppliers, delivery of biofuel to
site, and storage of biofuel have been provided, Reference has also been made fo the carbon
intensity factors and guidelines on this issue given under the Government’s Rehewgble Trasnport
Fuel Obliggtion (RTFO).

37 The submission of further details of the biofuel boiler type, air quality impact, fuel supply
and carbon intensity are secured by condition. A requirement that, 15 months from the practical
completion of the development, the applicant shall submit to the Local Planning Authority a
statement confirmirig the amount of biofuel used by the development in the preceding yeat is also
conditioned. Such a statement then needs to be submitted annually for five years. The provision of
10.5% reduction in carbon dioxide em|ssions from renewable energy technologies is conditioned.
Although the use of dual fuel boilers is not an ideal solution it is acceptable in this case, given the
conditions that have been included and due to the constraints of the site and the acceptability of
the solution to Hatingey Council.

32 Further information on the cooling strategy has been submitted and is satisfactory.
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33 The epergy strategy is broadly in line with London Plan policy and is now acceptable.
Climate change adaptation

34 The Stage | report set out that further information needed to be provided of any measures
desjgned to prevent overheating, minimise solar gain, minimise water use and contribute to flood
risk redluctions, The applicant has stated that the following measures have been inchrporated to
reduce peak sdlar gain in summer anq dllow passive heating in winter: deep reyeals in the brick
facade, relatively fow ratios of glazed and opague areas and the projection of the facades to the
west on Suffield Road ara.d the south elevationl on West Green Road. The applicart has committed
to the water fdrget set out in the London Plan of 105 litres of water per person per day. This
should be secured in the section 106 agreement.

Trarisgmrt

35 In view of the highly accessible nature of the site it was recommended that the scheme
be made car free. The development provides 39 car parking spaces and 12 on street permits for
the town houses. All other occupiers of the development wil| be prevented from obtaining a
permit by section 106 agreement, which is welcomed in order to encourage sustainable travel. A
survey of bus stops together with suggested mitigation was requested at the consultation stage
and it is disappointing to note that this has not yet been undettaken. It is therefore jinclear on
what basis the borough reached their conciusion that the impact on the public transport
network is acceptable. Travel plans for the commercial and residential elements of the scheme
will be secured by condition and this is welcomed in order to mitigate travel demand, and should
Include clear targets and a robust monitoring mechanism. The approval of any construction
routing should minimise the impact on the TLRN and the developer should be reminded that TfL
can license temporary use of the public highway in certain circumstances.

36 The proposed development will be in close proximity to TfL owned property,
including the underground station, tunnels and infrastructure. Accordingly the impacts of

constructior and excavation, including impacts on the integrity of the all the station assets,
need to be robustly managed. A construction strategy should be secured by condition and
determined in consultatioh with London Underground, however to date no such conditions or
informatives has been proposed. The detailed design and programime of works to provide
canopies over the station entrances and kiosks within their vicinity should be secured by a
condition to ensure that there Is an acceptable impact on Seven Sisters Station,

London Development Agency’s comments

37 At Stage , the London Development Agency (LDA) supported the principle of
development, however, the Agency raised a number of issues relating to existing market gnd
the wider regeneration potential of the scheme.

38  Asthe original scheme did not include the like for like reprovision of the existing market,
the LDA requested that in accordance with London Plan Policy 3D.3 "Maintaining and improving
retail facilities', every effort must be made to find alternative accommodation for the

existing market traders. [n addition, given the significant construction period for the proposed
developmient, sufficient notice and support should be given to tenants to allow them explore the
options for re-location on or off site available to them. The LDA therefore welcomes that

the Section 106 agreement secures the replacement of market, almost like for like in space
terms along the Seven Sisters Road frontage. In addition, the LDA welcomes that a minimurm six
month notice will be given to traders for vacant possession and that the applicant will employ
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Urbah Space Management and Urlion Land to assess the opportunities for tempaorary locations
for tHe market as a whole or within an existing market. The LDA therefore considers that there
are no strategic issues in relation to London Plan Policy 3D.3.

39 At Stage 1 the LDA Highlighted that in accordance with London Plgn Policies 3B.1
‘Developing London's economy’ and 3B.11 'Improving employment opportunities for Londoners'
and the adopted Wards Corner/Seven Sisters Underground Development Brief, the developer
should seek to ensure that local residents and businesses benefit from the job opportunities
created by this proposal, in both the construction and operational phases of the development.
The LDA therefore welcomes that the section 106 agreement Heads of Terms includes the
requirement for the applicant to submit a construction Training and Local Labour Agrepment. In
addition, the LDA welcomes the requirement to procure goods and services from local
businesses and to recruit local people. The LDA therefore considers that there are no strategic
issues in relation to London Plan Policies 3B.7 and 38.11 and that the Economic Development
Objective to 'Tackle Barriers to Employment' is met.

Other comments

40 English Heritage state that the applicant has demonstrated that the retention of the
buildings on-site would render the current proposal unviable however, it also states that the
supporting information does not confirm that repair and refurbishment is unviable. English
Heritage does not consider that the replacement buildings offer sufficient merit to justify
demolition and it considers that a scheme that takes a conservation led approach to regeneration
should be pursued.

41 CABE has made some comments regarding the massing at roof level on West Green Road
(which has been resolved with the glazed set back storeys) and around the maintenance of the
public space however, overall it feels that the scheme has the potential to transform the area and
they support it.

42 Tottenham Civic Society has stated that the proposal is an over-development of the site
and would result |n serious compromise to the quality of life of new and existing residents.

43 Tottenham Conservation Area Advisory Committee objeat to the application on the grounds
that there are no adequate grounds to demolish historic and characterful buildings in a
conservation area; the loss of locally listed buildings; the proposal is not in keeping with the
planning brief for the site or for policies for creating new town centres; the proposed design is not
appropriate in the conservation area on the grounds of bulk, mass and height; the proposal
represents overdevelopment; there is no social housing and therefore a socially divisive gated
community is created; there is a lack of amenity space for future residents; family businesses and
the market will be destroyed; small business units suitable for start-ups will be lost; there has heen
a lack of consultation with the local community; a bland environment with no sense of place will be
created which will be unaffordable to local resldents and local shopkeepers.

44 The Environment Agency stated that it had no objection to the application provided that its
suggested conditions ‘relating to d(ainage, decontaniination, storage of oils, fuels and chemicals
and water efficiency are imposed. These conditions have not been included on the draft decision
notice. Haringey Council should ehsure that these conditions are included in either the decislon
notice or in the Section 106 agreement. '

45 Transport for London (property division)} has written in support of the application stating
that they welcome the anticipated improvements to the local environment.
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Response to consultation

46 Haringey Council’s committee report sets out that 242 letters were received by Haringey
Council regarding-the application ; 23 of these letters are in support and 23 letters are duplicates.
The report also sets out that 123 email objections were received by Haringey thiough their “Public
Access” system. Two petitions were also recelved by Haringey Council. One had 81 signatures and
was in support of the application (although some of the signatures were subsequently withdrawn)
and one had 126 signatures and objected to the development, The GLA hds also received 15
objections directly (as of Friday 28 Noveinber),

47 The following issues have been raised by the letters, emails and petitions ip objection to the
proposal: the impact on local businesses; the loss of traders homes; blight due to the length of
construction; loss of the market; loss of the Wards Corner building and Edwardian terrace;
insufficient consultation; the development is not in accordance with the planning brief; the design
is not an Imaginative gateway to the area; the development is not at a human scale; the
development creates a gated community; the development is not appropriate in a conservation
area; the development will replace local businesses with chain stores; there Is no open space in the
development; there has been no involvement of the local community in the drawing up of the
plans; there is no social housing provided and no apparent planning gain; the proposals are based
on the erroneous notion of risk of crime in the area but will in fact make the area more dangerous.

48 The Wards Corner Community Coalition have held public meetings and have submitted
objections to the planning application as well as ah alternatlve vision for the site, Their objections
are set out in paragraph 7 above.

49 Tottenham Conservatives have stated that the Wards Corner building sholild be preserved
and that it is their opinion that the current plans are unimaginative and ugly. They state that
restaration would be possible and that the current plans would destroy the local businesses on the
site apd make a number of the traders homeless as they also live on-site as well as cause disruption
to local transport services and put a strain on local infrastructure. :

50 David Lammy MP for Tottenham has stated that the plans for the redevelopment of the
site have improved following hls discussioris with the developers however, he points out the
historic value of the Wards Corher building and the continued concerns that the traders and local
businesses have bver thelr futures.

51 |ceni prdjects have written a letter on behalf of the community coalition specifically
addressing thﬁ revised scheme. They have stated that the increased rent levels in the market will
make it unviable, that there are no firm comniitments to provide a témporary location, the
requirement that 60% of tha traders return will be unviable as there is no firm temporary relocation
optlon, the disfinctiveness of the market will be lost as part of this redevelopment and this will
have an impact on its community value, Londor Plan policy 3A.25 Has not baen complied with and
no social and economic impact assessinent has been carried out, policy 3D.3 has pot been
complied with in that retail facilities that provide essential convenience and specialist shopping will
be lost; London Plan policy 3B.1 has not beén complied with in that a range of premises of
different types, sizes and costs o meet the rieeds of different sectors of the econorily 4 id firms of
different types and sizes have ndt been provided; the policy also calls for meeting the l’1eeds of
small and medium enterprises and black and minority ethnic buginesses; the development does not
accord with London Plan bolicy 4B.7 in that the Mayor will work w}th local communities to
recognise and manage local distinctiveness,
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52 A letter from lceni covering the same points listed above was also received directly by [an
Clement, the Deputy Mayor. These points are dealt with in the section on the market above,

53 The heritage, design and market issues are dealt with in the body of the report above.

54 The following issues have been raised in support of the scheine; the area needs to be
developed to make the area a safe place to live and work in; the proposal will introduce viable
retail competition to Tesco; the plans will give Seven Sisters a boost; the proposals wiil give a more
favourable impression of the area; the proposals will increase the range of goods available to
customers; the existing buildings are shabby and mostly unused and provide no facilities for
residents in the area; the area is currently threatening and depressing, the new plans will
regenerate local businesses and the community as a whole.

55 A letter of support was received from the Bridge New Deal for Communities.

56 The Prince’s Regeneration Trust wrote to the Mayor setting out that it had been
approached by the Community Coalition and were in discussions with them about delivering a way
forward. GLA officers subsequently contacted the Trust and it has now stated that it has no currefit
plans to be involved and that in order t¢ be involved there would need to be collaboration betweén
Haringey Council, the developers and the local community.

Legal considerations

57 Urider the arrangements $et out [n article 5 of the Town and Countty Planning (Mayor of
London) Ordet 2000 the Mayor has the power to direct the local planning authority to refuse
permission for a plann‘ng application referred to him under article 3 of the Order. It doing so the
Mayor must have regard to the mattérs set out iri article 5(2) of the Order, including the principle
purposes of the Greater London Authority, the effect on health and sustainable development,
national policies and internatiopal obligations, regional pla__hning quidance, and the use of the River
Thames. The Mayor may direct refusal if he considers that to grant permission would be contrary
to good strategic planning in Greater London. [f he decides to direct refusal, the Mayor must set
out his reasons, and the local planning authority must issue these with the refusgl notice.

Financial considerations

58 Shodld the Mayor direct refusal, he would be the principal party at any subsequent appeal
hearing or public inquiry. Government guidance in Circular 8/93 ("Award of Costs in Planning and
Other (including Colmpdisory Purchase Order) Proceedings’) emphasises that parties usually pay
their owh expénses arising from an appeal.

59 Following arj inquiry caused by a direction to refuse, costs may be awarded against the
Mayor if he has either directed refusal unreasonably; handled a referral from @ planning authority
unreasonably; or behaved unreasonably during the appeal. A major factor In deciding whether the
Mayor has acted unreasonably will be the extent to which he has taken account of established

planhing poljcy,
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Conclusion

60  The regeneration of this site with a mixed use development is welcofned. The replacement
of the market and the provision of local retail spice is welcomed and addresses the concekrs raised
at Stage | and is, on balance, acceptable in strategic plannihg terms. The significant improvements
to the public fealm and the improved quality of retail provision is dlso welcomed. The outstanding
design and er[ergy issues have been resolved.

for further information, contact Planning Decisions Unit:

Giles Dolphin, Head of Planning Decisions

0207983 4271  email giles.dolphin@london.gov.uk

Justin Carr, Strategic Planning Manager (Development Decisions)
0207983 4895  email justin.carr@london.gov.uk

Colin Wilson, Strategic Planning Manager (Planning Frameworks)
0207983 4783  email colin.wilson@london.gov.uk

Emma Williamson, Case Officer

020 7983 4310 emall emma.willizmson@london.gov.uk
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. e planning report PDU/TB?S/OI

4 July 2008

*"Wards Corper, Seven Sisters

_in the London Borough__;gf;:_,l;l__gl_,;ji_'n._gey

L .-,;:;'pl_;aﬁl:n'ningA-,._app_li.cat:iqnikeo-,;,rH,GY/?‘QOS/Qm?. .

; ir.i;'";'.,referral (old powers) ‘

Demolitidn oF exnstmg bulldlngs and the erectlon t)f i mlxed “isg devefopment compnsmq 197

| residentlal:units, new retail-units and restaurant together with basement car. parkmg and anew. '

pubi;c square on Tottenham ngh Road Incorporatlng pubhc reaim ;mprovements

_ l'he app[lcant

' The appiican‘c I8 Glamger (Seven Sisters) Ltd and the arc]utect is Pollard Thomas. Edwards e

: Strateglc szUes

R(‘st.oménentlatlon :

| That Harinqey Coungil bé advised that the regeneration of this site with a mixed use de\re!opment
1 is generally ;:ohsistent with London Plan policies. The level of reprovision of spdce for the market
. | dnd focal retailersds on ba{ance acceptable. Further. work is needed on, de 519n and energy before
. this’ applicanon cornes back to the t\z ayor at: Stage [I I g SR

_ . On 12 Fe Jruary 2008 Harmgey Counul consuited the Mayor of Landon on a proposai to
_ _develop the above site. for the aboye uses, Under the provisions of:the Town &. Country Plannlng
~ (Mayor of London) Order 2000 the Mayor has the same opportunity as other statutory consultees
to comment on the proposal 'lhls report sets out information for the Mayof’s use ln decicﬂng what
comments to make :

The apphcation is feferabie under Category 1B of the Schedule to the Order ?ODO
”Development (other, than deveiopment which-only comprfses the, prow:s.'on of houfes ﬂats o:
houses and flats): wh:ch comprises or. includes the erection of @ buﬂdmg or bu11d ngs (c) outsid
'Centrai 1L ondon ai vwfh a foial. ﬁoorspace of more than ? ,000 sq m." R
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3% T Iiarir{tje:y Co’uri'cil SUbeeqﬁehtly decides that it Is minded to grant planning PEH‘HISS[OH, it
must first allow the Mayor an opportunity to decide whether to dlrect the Coundil to refuse :
permissron " : ; .

“The. Mayor’s cqmments on thrs case vill be made avqllab[e on the GLA Website
'ww‘.»v tondon gov.uk,

' Sh 2 descrlgtaon

57 Wards Corner isa promrpent sité above Seven Sisters V|ctor|a Line underground statron on

1he western side of Tottenham High Road. The site is also located near to Seven Sisters overground . -

. station. The site is 0.65 hectares and comprises a group of 2 and 3-storey late Victorian -

* commerclal buildings along the western side of Tattenham High Road wrapping roumd.into West ©

~ Green Road and Seven Sisters Road together with a group of Victorian terraced. houses on Suffield |
" Road. It includes the Wards Cornér department store. bullding which gives the site. Its naipe, The -

site is in the West Green Road/Seven Sisters District Centre and the area is predommantly macIe up. -

of local independent traders with a mix of Turkish, Cypriot, Colombian and Afro-Caribbean

influences. The site also incorporates an indaor market comprising 36 separate shbps/urjts of

- which.64% of traders originate from.Latin America and/or are:Spanish speaking. [ he total retarf

- floorspace. clirrently on site is 3,182 sq.m. The existing-residential accommodation on.site
_comprises 33 residentlal units along Suffield Road. as well-as first floor accommodation above the :
retail units on Tottenham High Road, Seven Sisters Road and West Green Road. The slte is in

_'multiple ownership with Tﬂ_ and Haringey Councii both having sigﬁificant land ho‘ldih'gs L

61 The site marks the’ overlapprng sect|on of two'Identifid regeneration dreas- the Tottenham. _
"'Hrgh Road regeneration area and The Bridge New Deal for Communities Area. A planning brlef has -
also béen prepared for.the site. Part of the site is i the Seven Sisters Conservation Area, = '
~“essentially the Wards Corner burldlng, the Tottenham High Road frontage.and half of the West B
" Green Road frontage. None of the buildings are statutorily listed although three have been IocaIIy

listed: the Wards Corner building and 1a and 1h West Green Road.. The site. has ] publlc transport
: accessrb!lrty level of & (where 1 is low and 6 is htgh) : .

'7"..

Detarls oi the proposal IR ._-'_; . f" :jkr S :

The proposed deveiopment comprrses_t_g? resrdentlal unlts ln a m!x of studros 1 2 and 3—L o
' .Road West Green’ Road and Seven Slsters frontages with the Tottenham High Road ftontage
aimed primarily at high street multiples and the other frontages atmed at local retallers, The West
Green Road frontage units are drranged as klosks to allow for the Jocation of uses similar-to that -

- provided in the existing market. The family residentfal units are focated 4t ground floor on Suffield -
‘Road and thie smaller uhits are Iocated above the retall units accessed from'a: podium 44 parkmg

spaces rncludmg three drsabled spaces, are mcluded in the basement car park ‘

‘Case hlstory

8 There are no previous strategic planning appIrcations for this site. A development : brref for

_ thesite was adopted In January 2004. The hrief acknowledges that the area around the statlon is
percélved as unsafe by the local commumty and suffers fram a high degree ‘of ¢ime. The | range of .
shops and facilities in the area is consrdered to be poor. The bnef setsouta number of strategrc :
objectives for the redevelopment and regeneratron of the area, The following vision'is set out;
create a landmark development that acts os a high quality gateway to Seven Sisters, prowdrng
mixed uses with Improved facilities and safer underground station access”, The brief states that the
redevelopnient of the site should take place comprehensively and should make the best use of the
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.opportunities presented by the site including the provision of new housing and retail yses. The
replacement bulldings should be of a distinctive and imaginative modern design with active

frontages and visUal variety and interest and should enhiance the conservation area. The bnef also

- sets out tHat the development should Include significant improvements to the.public tealm*
including public art and street treeq and |mprovements to the acce 23 to the underground and bus
‘waiting and interchange facrlltles : -

9. .Analtemative development proposal has been subrmtted by a coalltmn oF the marke

-trade{s and community assotiations. The descnptlon of-fthe deve!opment Is ‘as fellows “Erection of

~first ﬂom, 3 "._a[teratiqns to’ rear e]evatlon ;A{teratlons to front elevatlon mc]udmg new
bays at-first. { Ioor fevel'and dormer W g

( d crea ion of 8 X one bed flats
eme\en\nsages the refurblshment of the exsstmg bulldmgs and the "+
fcation is aot referable to Lhe quor

London Pkm the Mayor s Economtc Deve!opment Strqtegy
ndon_Pian PP53 Housmg SPG Prowdfng for Chfldren and

,.Affordable housmg

Fs a_o'o o & o @ o_,__c'

Density.: -
Urban deslgn '
~ Mix of.uses... fon & e
i.gRegeneratlbn BRI London Plan; the Mayors Economlc DevelopmentStmtegy
Transport - “London Plan; the Mayor's Transport Strategy; PPG13; _
Parking Teve T - London Plan; the. Mayor's TransportStrategy, PPG 13: =
“Retall - London Plan'PPSb‘ PPG?B SRR
”E:mployment London Pl 3 PG4; draft PP54  Inchistrial Capac]
Access R 7 ' ** London Plin; -PS? ceessible. London dchigving an mriuswe
SRR " environment SPG; Wheelchair Accessible Hodsing BPG; Planning
. _ _ ~and Access for Disabled People:-a-good proctice gu:de (ODPM)
« . Equal opportunities London Plan; Planning Tor Equality and Diversity i ‘Meeting the .
P UL . spatial needs ofLondonedwefse comimunities SPG; Diversity.
L T T and Equality in Planning: A good praétice guide (ODPM)_____ o
. "‘Cultdre e E London_ Plan; the Mayor’s-Culture Strategy: o

* Sustafnable development - London Plan; PFS, PPS Planmng and Climate Change
Supplement to PPS1; PPS3; PPG13; PPS22; the Mayor’s Ent’rgy
““Strategy; Sustainable Design’ and Constructmn SPG . '
London Plan; PPG?S ‘

. :' Hlstoric Enwronment

11 ' For the purposes of Section 38(6) of the PEannmg and € ompuisoly Purchase Act 2004 the
' development plan I force for the areals Haringey Umtary DeVe]opment Plan (2006) and Lhe
Londen Plan (Consohdated with Alterations since 2004).. o , L

_12 The folfow]ng are a]so refevant materlai con5|derat|ons

. The Halmgey Core Strategy whlch is at [ssues and optsons stage
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. The plann]ng b jof for the 5|te _:. |

Nlrx of uses '

13 ( The concept of the redevelopmeut wrth res ,ldentlal loceted above‘retall at a publlc transport
rnterchange s supported in strateglc pollcy terms

]n 2003 Chesterton carned out a health check of the Se\ren S:sters shopping area and thls
conc]uded that although. the. centre had good convenience (food) retall provlsron, including.a -
_ strong lndependent centre,-and was busy, there were some. slgnlﬂcant problems ‘These included

-poor comparison (non- food). offér, Inadequate. retailstock_relatlve to operator requirements,
environmental.quality, and a partrcular problem with street \ o
undertaken by Cushman and Wakefield in early. 2008 and thrs concluded that whilst the centre, ..,

OOT :

[th:check wa:

dlsplays some. positive. qualrtres such.as, good accesslbrl:ty, a notable lndependent trading sector, .
and the presence of a reasonable quality food store anchor, a range of problems and challenges”
faces the centre. Most notable of these.are the poor. quallty of the. physical environment, the-lack-
-of recognised national multiple traders, the problems assoclated wrth heevy traffrc and retarl
competrtlon from the Tottenham Hale retail park, W T

15 Cushman and Wakefleld conclude that the. development proposed would have a number of |
posrtrve [Jenefrts for the centre 1nclodlng ‘the potentra] to attfact a quality anchor tehant to Seven

Sisters; that the development would
the delelopment would not harm the po

represent a.more.in

sive use of this part of the centre that
ive charactenstrcs of the ceritre, including its -

rndependent retail offer; that the scheme Wou]d help ‘maxrmlse the benefrt of 1ts bositiof ‘adjecent '

16 The c]uanturn of retaJl wrthln thc scherﬂe wlll rncrease by 610 sq.m. ancl this Is cons!d red
appropriate. The proposed offer is a comblnat:on of multiples, local retail and market kiosks: The,
: proposals deliver ] rangeol retallrng optrohs for all types of. bumnesses Wlthln this, offer slx Llnl’ts

: ",The exlstlng resldential_‘unlte on

the slte comprlse 16 x 1- bed umts 15 % 2-bed unrts and 2

x 3-bed Unlts; totalling 85 habitable rooms, T he l9/"umts (570 habitable rooms) proposed equates

to anet lnctease of '164 dwe!llngs (485 ;

mlx. o S

Tindie T T

-

3 bed

Proposed

TR wen T

07 o) |

37 (ze%) g

Ex15tmg

18 - Although Haringey’s Housing SPG sets otrt that 2?% of developments should be 3 bed
units and 11% 4-bed plus and.the London Plan housing SPG'sets 4 target for 30%.of units in-
~ developments to be family sazed given the clrcumstances of the site and its busy town centre
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o developments ‘capable of prod

. location, the proposed mix is approprlate The famlly units are Jocated along Sufﬁeld Road to the
rear of the site. : SR

18 - AII of the umts are bullt to, hfetrme homes standards and’ ]0% wiil be deslgned to be
_wheelchalr access:bie of easily adaptab!e for resrdents who are whee]chalr users in Ilné WIth N
' London Plan palicy.” L e : RTINS

: .20 _ London Plan Pohcy 3A. 10 requrres borough councrls to seek the maximum reasonable

schemes. .in.doing so, each council should have Tegard to its own overall target for the amount of
_ -affordabie housmg provision..'Policy 3AI9 states that stch’ ‘targets'should be’ based onan’

. , ffreglonal and local’ hot]slng ‘heed and a realistic assessment of stpply, ahd shoulcl

take account ‘of the London Plan strategic target that 35% of: ‘housing sholld be scial, and 15% i
':‘rntermediate prowswn “and of the promotior of mlxed and balanced communities.” In’ addltron, B
“ Policy 3A.10 encouirages: “codnells‘to have regard to the need to encourage father than restrajn -

residential deve!opment 1nd to'the mdwiduat drcimstances of the slte.” ‘Targets should. be. applied :

- amount of affordable houslng When negotiating onIndividual private. residentlal and mix-use SR

: ﬂexrbiv, taking: account of mcllmdual srte costs the aval[ablhty of pubhc subsldy and other scheme L

freqmrcments v :'} RS

21 Pohcy 3A101s supported by paragraph 3, 52 wh]ch urges borough councns o take account - '

of economic. vrablllty when estimating the approprlate a}mount of hffordabie provrsron “The Three
‘Dragons’ det,zeiopment tontrol taolkit is recommended or.this pu; pos The results of a toolkrt
I m:ght ﬂeed to be rndependently verrflec[ . =

Harln ey/s UDP corstaars a pohcy regardrr}g affordable hbu lng wh;ch states that housrng
ding 10 ormare tnits will be rethrcd to: rnclude a propoftion of

=afford1ble housing to meet an overall’ borough target of 50%. }he proportlon negotlated erl

- depend on the Iocatlon, scheme detalls or site charactefistics,

2 A toolk|t has.bee subm[tted with. this appllcatlon WhiCh shows tHat it is pot vrable to
3provlde ny affordable housmg as part, of the developmient. This Js'because of tha exceptidnal
development costs of building over the shallow Loridon Underground linies and thé fact that the :
slze of the burdmg is limited by the load that can be put on the areas of the site that are above *
the underground lines. The toolkit has been Endependently verlfied by the Valuation thce Agency
-and jt has been’ copfirmpd that the deVeIopment cannot support affordab]e houqmg on viabrhty
grounds LA _ RIS S

24 ““Haiingey Councrl has given an'undertaking, in'its development agréement with the
-apphtant ‘that affordable housing equat]ng 10 50% of the habitablé rooms on the Watkds Corner
‘site will be provided In & redevelopment of the Apex House slte and-a developrient-of the
Westerfleld "Road car park site, together with 50% affordable housing of any market provision on
these sites themselves. The Apex House Is opposite the Wards Corner site and is currsEntly occupled
as colingll officgs. The Westesfield Road site is nearby. Agreement has been given by Haringey
Council's execttive ommittee to the disposal of both these sites for this purpose. It is understood
‘that an alitliné planhing application for these sites will be brought forward’ shortly together with &

' competiton to select a registered social landlord-and development partner: However, there fs no

way of legally tying this provision to the current plannlng applrcatron and therefore no certamty
that thls prowsron WI“ be delnvered e K
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’fhe marlget o

25 The first jleratidn of this proposal digl not include any proyision.for the rmarket. The second
iteration of the proposal Included six k|osk units.: However, followling Pegotrattons with GLA
officers, the Iatest plans propose the provision of 12 kiosk hnrts anng; the Seven, Sssters Road
frontage '

26 . Urban Spa(e Management was commlss{oned by The Brldge i\{ew Deal for Lommunrtres to
assess the existing Seven Sisters Market and to consider if the-market could be ncorporated.into ..
the Warlls. .Corner scheme ar. refocated. elsewhere, | e report f ound. that the site cuhently contalns '
34 traders.in kiosk/shop type units in ap- rnd'oor hall: 64% of the traders originate from Latin ..., -

 America.: and/or areSpanish speakrdg The rrjarket is operated bya head leaseholder who has a : -ﬁ
- lease with London Underground Limited thrrl ends.in September 2011, i‘he rents within. the market
. are considerably. Iower than those in nearby, markets Thisisa reﬂect[on of the low ¢ost of the head

lease given that the bulldmg is poorly imaintalhed.and has been earmarked for deve]opment Each

“tenant has a licence.with a 4-week break. clause on either side. The head leaseholder has.a lease

~which entitles London Underground Limited to give three months notice to efid the Iease once ..

plannfng permtssion |5 recelved for the redevelopment - :

'27 Urban Space Management conclude that It |s }nappropnate for the market to be : L

. -rncorporated into the proposal for.a number of reasons. Princlpally, it expresses.an.opinion. Ihat the o
- current traders will not be able to afford the Inevitably. higher rents that will be charged forthe, = -

_ ;_proposed spaces and that an indoor hall arrahgement would not ttract a high.enbitgh footfall to _
- make the businesses vizble. The isstie of where themarket is: Iocaéled whilst the sd,e is tedew,loped '
i5 also ralsec] Work has bequn with the traders 1o look at relocation énsmasse,ior individually,.: -

. dlthough understandably. there is. retrcence Iscuiss this tssue at th[s stage wrthout the certalnty

of pladnlng permrssron o S

o 28, A polt was conducted by ILM In May.2008 that co,nducted telephone interviews. wrth 500
'resrdents in the nerghbounng post cade areas of N15 4,N155and N15 6, Approxrmate[y the. -
same number of peopJe were poiled In. each age range and area, The key flndlntjs ffon] the po]i

- wereas, follows

. - 57% of respondents had never VISJted Seven Srsters market and ]9% of respondents L
Lo shopped at the market once a month of more often. - Lot

‘e 63% of respondents favoured the optlon of: provtd[ng retaii units for use by hoth h[gh _
.+ street shops and local traders, .compared. to 30% who Wanted retatl focUssed around the
' eXIstlng market and local traders, .- T O

el % o, respondents (17 people out of 500) speaﬂed that keeplng the market was,_
'_|mportant --;:' ST - :

_ 6 819 % of respondents thought that substantla! lnvestment in the Wards Co(“ner area isa good
. -idea and. only 4% felt that. ret ining peFIOd buitdmgs was a, prlor:ty e

e 55% of respondents satd that they felt uncafe \rlsitlng the area at mght and tacklmg crrme
was the main prlorlty for respondents with 43% spectfying this option

29 - The poll shows that the provision of a combination of jocal and high street retailing is

. favoured by the majority of respondents. Although the number of respondents who use the market

Is re]atlvely low it should be noted that the market has a w1der catchment area, being specialist
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retail provision, than the jmmediate area. The poll does, however, show that the market has a rofe

within the focal conmuntty as well a5 a wider role. e .
30 . “Policy 30.3 of the Londoh. Plan, maintaining and improving retail facilities, sets out that -
bordiighis shiauild work with fetallers and others to prevent the loss of retail facllitiés, including
street and farmers” markets, that provide essential convenience and specialist shopping and to

- encourage mixed use development. This policy is also applicable to planning applications arjd as_
such the loss of the market should-he resisted. ™ 7 - 0 on T T T

T

31 ItisImportant to separate out the Issues'of the,,cbnri_e}jtbf a market on this sjite‘and the

 viability and continuation of the ctirrent inarket. Both of these Issues’are of importance and need

. ~ 'to b dealt with in this proposal.

32 T_h'e pr"ovls_io_h of 'an-Ir'_l'ér'éas,é'd_'_mjmber’__bffkios_k units, together with the safeguarding of the
unjts oii West Green Road and Seven Sisters Road for loal'independent Tetail use; will sepve to” +
maintain a'market and local independent retall on this'site: Further work should be iindértaken to

find an alternative temporary location for the current market so that staliholders could relocate - . -

back onthe site, at least in part: Work should also continue'with the‘current traders to fifd them
alternative permanent locations, én-niasse or individually; should they wish to do so.’A permanent
relacation option in the locality would mean that continuity would be achieved, Clarification asto.
- the current funding package for assistance with relocation should be provided, Notwithstanding

. the comments of Urban.Space: Management regarding increased rents in the new development, -~
. measures to increase the affordability of the West Gréen Roadl and Seven Sisters Road units and = -

“klosks to local fetailers, such as subsidised rents, fit-outs and cappéd rent perlods shold be -

considered. The use of these units and kiosks for local retailers should be conditioned, If = -

undertakings are made that such measures can be impleniented and an alternative temporary -
- location for those stallholders wishing to retuin to the development is found, on balance, the=
~application will be in accordance with strategic planning policy. - :

Children’s playspace vt

33 " ““Policy 3D.413 of the London Plan se:ts_-_.‘outwthat-"’the Mayor will and the boroughs should -
- ensure.developments that include fousing make piovision for play and informal recication, based

. on the expected child population generated by the scheme and an assessmerit of future needs.” -

Using the methodology within the Mayor’s supplementary planning guidance “Providing for
Childreri.and Young People’s Play and Informal Recreationt’.it Is anticlpated that there will be
~ approximately 36 children within the development.’ The guldance ‘sets a benchmark of 7 0 sq.m. of
useable child playspace to be provided per child, with under-5 child playspace provided on-site, As
- such the development should make provision for 360 sq.m, of playspace, ' o

o

34 - This development provided approximately 1,538 sq.m. of amenity space within a central
_courtyard which inctudes a dedicated playspace for under 5's. The site is also-within 400ni of the
- Brunswick Road Open Space which includes recently upgraded-play facilities for childrer aged 0-
16. This provision-is acceptable in strategic planning policy tefms. -7 o ¢ g0

' Urhhn:d?éigri-l s

.35 Good deslgn Is central to all objectives of the l.ondon Plan and Is specifically promoted
- by-the policies coritained within Chapter 4B which dddress hoth general design principles and -
specific design issues.:London Plan Policy 4B.1 sétsout a series of ‘overarching deSign'giingiples.

for deyeloprnent in L ondon: Other design polices in this.chapter.and elsewhere in the London ~* =~~~
Plan include specific design requirements relating to maximising the potential of sites, the =«

quality-gf-'new hg,ysjng_r.pric'»ngior;,thl_l:angi large-séale byild,ings,fbuiit'héritage and Views, " Bk
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36 = The existing residential density of the site Is 1 1 9 habltable fooms per hectare ar 46
- ~dwelling per hectare, The application proposes a density of 795 hahitable rooms per hectare, or .
. 275 dwelllrigs per:hectare. This Is within the range of density set out in, table 48,1 of theLondon:‘.
: plan and Is acceptable in strateglc pollcy terms }. TN S W S '

37 Many of the emstlng bulldmgs on the site. are. poor qualtty and contrlbute Esttle to the
_area, which has a generally run down quality and is dominated by trafflc from the Tottenham
Gyratory. TfL. and the GLA are committed to making significant chaniges to the gyratory dnd this :

scheme could contribute to.the overall regeneratron of this. part of. Harlngey, S R

. 38 - A new public square is formed to the Tottenham High Road frontage; new shops and -
- kiosk units create a continuous street level frontage to.the High Road; Seven Sisters Road-and -
- West Green.Road; a cafe-bar/restaurant is located.at first floor overlooking the public square - -
~and High.Road:-flats and’ family duplexes are located at fisst floor-and above a new.garden . . .
square above the shops.and accessed froma main foyer opening off-the public square; and: ...
- family dupiexes are Iocated on Suffield Road w[th front gardens and front doors openrng off the .
: street s s e R R A A T IS AN

39 The homer; are arranged in: ten blocks wrth separate entrances stalrs and Iifts formmg a-

comp!ete enclostire to the shared central garden,The enclosure is comp[eted by.a row of houses. - -

with direct front doors to the garden. The homes are accessed.via.the garden which s in tum
" ‘reachéd via a glass pavilion containinga lift-and grand.stalr froln the fayer. The. street level foyer - -
s accessed drrectly from.the public.square.and is manaded by:a 24-houy concrerge. The service.
road is covered over and th[s is welcomed. The srte layout Is an appropr[ate response to the slte G

* &cale-and massing

4Q The shops provide a continuous glazed frontage around three sides of: the srte Above
‘them the teh apartment blocks range in height from three to seven storeys ahove the retail -

units, including set backs. The main parapet height to Seven Sisters Road and the High Read is =~

four storeys ahove ground floor retall space and to.West Green Road it is three storeys above -
ground-fioor retajl space. Suffield Road Is three storeys from street level plus a set-back upper— .
. storey, wlth a further ievei concealed In the roof space and over[ookrng the central garden

A1 The frontqge onto the High Road dips |n the middle due to the helght restraints Ihaposed
by building over the undergrodnd lines, . R T S ST

42 The massing strategy is to break down the deve]opment lnto a series of dlstlnctr\re '

‘buildings of different height and detall corresponding to the various street contexts, The @ -

" apiproach of a development of this scale is:appropriate for this site. glven its location-at a wrde
road junction together-with the scale of Apex House and the Tesco's development on sites -
opposite the development. The scale.of the development reduces to the rear.arid relates- "
appropriately to the existing residential propertiés. The dengity of the development is in line
with the London Plan density matrix and this in ttself is an mdlcatlon that the scaleof the - =7 ¢
deve[opment is appropriate to the srte -

Publlc rea}m . ' : :
43 The. publir reatm it transformed by the proposal prlnc]paiiy, the ngh Rtrad trontage is
expanded and. r;otnprehehsively redesignet to cteate.a.new public.square. All exlstrng street
clutter Is removed. Thé main retained. elements are the mature.London Plane trée and the two -
entrance stairs to the undergrotind statiori, which wij| be réciad and.fovered, by-gliss canoples.:
Although changes to the undergrodnd statton are nof withln the remit of the application the
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demgn alfows for the future mstaliatron of llft access to the tlcket hall Two new retari klosks are

:Iocated next to the starrs

44 The exlstlng builging line to the High Road is carved out to grye more space to the publlc_

. realm and rreate a curved public place at the centre of the site. The shops and the restaurant_

- above have & curved frontage embrac|rg this space. A large paved circle is centred on the

underground stairs and is shielded from the High Road by an arc of seven new trees, At the
'centre is a plece of publlc art whlch w1ll be the subject of a sep.arate desrgn competltihn

o

.45 All the family homes and lnost other flats have private terraces'or'balconles' Moet of the R
~homes are dual‘aspect-and nong of them has a. smgle aspect north faclng outlook 'lhe unlts are

: of a reasonable stze

External eppear_enee
46.  The archttecture of the scheme is:conceived as a lnodem mterpretatlon of London's.:

street arch:tecturel The apartment blocks and shop fronts are presented as a terrace of adjomrng

. bulldlngs separatéd by shadow gaps. The principal residential ‘storeys are brick faced, with stone’
- copings and cills, A range oF tactangular wihdow openngs teflect the d|fferent reqmrements of -

livipg rooms and bedrooms. Projecting WIndOWS enliven facades whilst providing views along the
- street'and bringing. sunlight into the rooms The shop fronts ate fully glazed and framed with

: dark pa:nted or coated steel sectlons arid a spandrel zone for controllecl s;gnage The set back

_ upper stdreys are coated in zinc and glass panels IR

47 The comer to Sevep Sisters Road and the ngh Road where the Wards Carner btuldmg is
- currently located, has been given spetial elevatlonal freatment in order to create a fandmark.’
The corner block conforms to the general parapet I]elght but is rounded on plan.and framed in
stone. The. stone. frame Is to carry a frieze of cast ¢ sculpted relief images recalllng the hlstory
of the site, lor which an artlst will be. selected qu competition. Wlt Hn the stope frame a
'composnlon of vertical coloured glass t[ns spans betweean the storeys, prowdrng visual lnterest
- and screening thé rooms hehind. This does not work particulatly well and appears as somethlng
' 'stuck on fo the mgin body of the building. A better use of moiey would be to have. the highest
'p0551|3le stdndards of materials design and detmlmg rather than adding a piece of publ cart,

- 48 The High Road centreplece containing the shops, residential foyer and frrst ﬂoor
restaurant. comprlses a frame]ess glass curved facade .over two lofty storeys Lo '

49 h Suffleld Road has a completely dlfferent scale and charactea to the other frontages The.

+ proposed frontage contains a row of family duplexes with private front doors at street level and.
two floofs of flats above and these relate well to nelghbouung residential burlqus :

50 The architectural approach is on the whole Welcomed particularly the hlgh rmd '

.centrepiece, the Suffield Road blocks and the brick treatment; however, the set ba(k upper
storeys- and the comer: treatment appear awkward and should be recon‘;ldered :

.H_UEQQL&I__ |

©.51 Part of tl-'e site [ies wlthln a consewatlon area, Tllree of the exastmg bulldlngs are locally -

- fisted. The most hotable buillding, the Watds Corner building, was considered for listing in late
2007 by English Heritage but it was not folt to be worthy of listing. The applicant-has looked at
the retention of this building in the scheme but has concluded that this would not be viabla.
This approach has been agreed with Haringey Council officers. It is considered that'the loss of
the burldlng would bejustiﬂable prowded the qualrty of the replacement scheme is hrgh
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52 Dverall the proposed scheme wrth tha changes set odt ‘rbove Would make 2 posrtI\re
contribution to the conservation area and the wider townscape.

T e

rpmmunltyfacmtie-z

53 Polrcy 3A 18 of the London Plan sets out that the net Eoss of soclal Infrastructure and
com[nunlty facifittes should be resisted and that adequate provision of such facllitiés is -
particularly important in major areas of new developtnent and regenerat:on Policy 3A.17 of the
London Plan sets out that the spatlal needs of djvarse graups in an area shauld be met. The . -
curtent proposalincludes.a community-facility of 158 sq.m., the vse.of which is current]y
suggesteéd for a youth centre. It should be noted that the market also serves as a. meetlrlgl place
for the Latin Amérlcan community and consrderatlon should he grven to the corpmunlty facrlrty
being gjven aver for such a use.

Cltmate change mitlgatlon g

- 54 The London Plan r('qulrps developmeq’ts to make tlte fullest contnbutron to the mrtrgatron
- of, and adaptatron to clrmate change and ta mrnamase carbon droxrde emissions. (Polrcy 4A l)

55 Polrcres 4A 2 to AA 8 ofthe l-ondoh Plan focus on how to mrtlgate c!rmate change and the o

. carbon dioxide reduction targets. that are necessary across London to achieve this. Developments:
. are required to be adaptable to the climate they will face aver. the:r l;fettme and aclclress thefive - -
. prrncrples set out In polrcy 4A, 9 of the London Plan i : : :

B trog LR ‘ R o T

-Energy e
.58 London Plan polrcres 4A 4 and 4A 7 requlre the subrmssron of an energy demand

" assessment along with the adoptton of sustainable design and constructlon demonstratron of how

heating and cooting systems have been, selected in accordance wrth the Mayor’s hierarchy and how

o the developl ent will minimise carbon dioxide emissions, maximise energy efficl neles, prlontlse

0 decentralised energy supp!y, and incorporate renewable energy technologres w h a target of 20"0

: carbon redurtrons from on- ~slte lenewable energy R,

L

"._.'Energy demami assessn{ent L 1 L o
57 . An energy demand assessment has been submrtted biit, it is unclear how tha baselrne
- emissions relate to 2006 building requfations requirements. Energy efficlency measures and related
_carbori dlogide reductrons should be evaluated wlth suitable modelllng for both domestic and non-
-domestic elements ' et . B o

: :SLtstalnahle desrgn and constructton

58  The extent of the demand reductlon fmeasures proposed appears to he llmited to thermal
-~ fabric performance improvements over buillding regilation requlrements and energy’efficlent
~ lighting. Whilst these measures are welcomed confirmation is requested as to whether any other
*-measures are-being-employed. Further Information alsé needs to be provlded of the demgn
" measuras’ that are- bemg adopted to mlnlnnse overheatan : e

: 'Power heatmg and coolmg infrastructure and CHP/CCHP [Poﬁcies AA 5 and AA. 6)
59 In line with the L. ondon Pian a comblned heat and power (CHP) system needs to be

considered before the provision of renewables, The suitability of CHP. far this site has heen-
examined dnd a site-wide heat network supplied by a 70 kWe gas fired engine CHP is proposed.
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' Fur_thﬁe.r,cqnside{ati:qn as.to how the electricity generated is to be used needs to be Included in the
application. The cooling strategy for all élements of the development needs ta pe set out ina’
revised enerdy strategy. e : - R o
Renowable énargy (Poliey 4A.7) "

60  The use of a dual fuel blo-fuel (rapeseed) boller Js proposed. The use of this type of hoiler
fails to ensure that renewable energy will be used on site and, unless a legal clause is in place, the

‘applicant will be free to switch away from renewables, This s not acceptable as the primary source

~ of renewables given the difficalty in enforcing the Use of bio-fuel: A'more rigorous option appraisal

distfict heating ne_twc_i_rk_ considered. -

of alternative renewable technologles needs to be submitted and their integration in the siteswide -

St

61 The following further Information an the bio-fuel boller needs to be submitted: detals of

any additional abatement technology planned to reduce air pollution emissions: a breakdown'of = . -

emissions factors for NOX and particulates from the proposed boiler, specifically dispersion
modelling on'a map showing the levels of both pollutants at'ground level; the type, height and

location of the chiminey; and.detafls of the fuel, the fuel supply chain and the arrangements that .

have been fnvestigated to secure the fuel supply.

62 The London Plan promotes five principles in policy 4A.9 to promote and support the most
effective adaptation to climate change. These are to minimise overheating and contributionto
heat island effects, minimise solar gain in summer, contributing to flood risk reductions, including -
applying sustainable drainage principles, minimising water use and protecting and enhancing green
infrastructure. Specific policies cover overheating, living roofs and walls and water. ~ '

L83 - ‘The.'p{qpom[‘i’ncor_porat.es an extensive green amenlty space at roof le_ve[_whfch, tosome - - -
- extent, will contribute to minimising overheating and surface run-off. Further information needs to -

~ be provided of any measures designed to prevent overheating, minimise solar galn, minimise water
bsg and contribite to flood risk reduictions, o ‘ o :

Transport. -

- 64 The proposed developinent Is on land within multiple ownerships, richiding fand cwned
by Transport for London. As,a result these transport comments have been prepared.by the GLA, -
and are based on information provided by the applicant within the transport assessment, . .
65 Given the high public transport accessibility level of & it is recommended that this oo
development is made car free In accordance with palicy 3€.23 of the London.Plan and the . -
advice in paragraphs 7.14 to 7.16 of TfL's Transport Assessment Best Practice Guidance.

Residents sr,ou:ld also be ineligible fof on street parking permits. - . -

66 . Below street level, in addltion to the underground tunnels serving the Victoria fine, there
- are running funnels for trajns accessing the depots, The development should take into account .

67. . The ifprovement of access t6 the Londen Uridetground and Network Rall stations and
the Interchange between them is a key issue. London Rall’s Eastern Route Corridor Plan and the - -
Network Rail Greater'Anglia Roiite Utifisation. Stratedy (RUS) have both identified Seven Slsters
as a constraint to future growth; A corjtdbution towards the interchange between rail and .
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underground in order to wrden corrrdors/walkways to the London Underground statron rnay be
required. - :

68 " In order to mitlgate the expected increase in bus patronagé and to.improve. acc;ﬁin to -
bus setvices, the four nearby bus stops on Tottenham High Road, Seven Sisters Road and We '
“Green Road should be upgraded to TfL. accessibility standards The GLA transport team -
welcomes further clrscussron onthese rnatters

69 iy A .urvey of the exrstrng car, park should be carrred out to quantrfy current traff{c
ovements S B P . R L

_ _70 B  Details with regard to swapt paths and accident ana[ysrs may aﬁect the scope of works _
on the. hrghway and may requrre adjustments to- the Suffreld Road Junctron wrth Seven Srsters o
Road. . Cai AN W _ I e T ,

71 Ser\rlcmg issties should be addressed for any Iarge \rehrcle to access the top servrce bay -
“the vehrc]e needs to be able to.turmn around wrthin the yard _____ I P
72 . The offer to improve the public realm adJacent to thrs srte mcludlng the Transport for |
“London Road Netwaork (TLRN) public highway, is welcome, However, works on the TLRN would_ L
he SUb_]ect to agreement and the proposed kiosks may require Ilcenses from TfL -

. 73 _ Therefore it is requesled that the proposed footway desrgn rs treated by the Iocal o
- " planning autharity as indicative, SUbJECt to detaiied consrderatron and aqreernent by TfL as
- should the proposed klosks NI S .

74 Further deta:ls of proposed pedestrran facrlrtres shouid be provfded

75, | Cycie parkrng should be provlded for the 1ersure and retarl élements of tho dcyeloprrrent N
in addition to the. residenitial provrsron . Lol ot o
76 The GLAwll be primarily guided by TfL's Streetscape Gurdance on any changes to the o
- TLRN arid will also seek advice from Desrqn for London. R

77 . Whergver posslble any constructlon works should avoid encroachment o the TERN .

' pubi]c highway, lncludlng the publ[c footway TfL can license’ ‘temporary use of the pub[lc o
highway in certam crrcumstances rf thrs does not rmpede pedestrran and other movement on s

the network, i " :

78 Constructron vehicles servrcmg the site should not stop on 1he TL RN except In
authonsed b1ys and Iocatlons and access Should be from Sufﬂeld Road

Lonton Development Agenr.y c“'“ments Ao

79 " The London Deve]opment Agency (LDAY support the Farlncrple of devefopment As thrs is
recognrsed a5 a gateway location into the Borotigh, the LDA welcomes the lncorporatron of e
retail frontages onto Tottenham High Road, Seven Sisters Road arid West Green Road. th
addition, the provision of a range of retail atcommodation size suitable fot large national l-YgIr
streat rete}tiers smaller Iocal rndependent shops as Well are as range of compleméntary faci

is Welcomnd aslt wlil he[p to ensure pn approprrate balance and. mix, of retaliers is .
LDA welcomes the provision of smal retail space. siiitable for statt up, uslnesse_ ngrder T
to support and promote a diverse retail offer gn Tottenham High Road. Thiswill siipport the
Economic Development Strategy (EDS) objective to “address parrlers to enterprise start-up,
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growth andl competitiveness”. The promotion of smal retailers can also assist the needs of local

business, small arid medium sized enterprises (SME’s) and black and minority ethnic busingsses - - -

- which In trn tan support the needs of the local community,

80" Every effort muist b nalé to find alternative acconiriodation for the existing market '

trgde;fjwh”slfsitfth'é development Is constructed. The LDA welcomes the provision of units "+ -

suitable for local traders within the replacement Scheime; however; given the signlficant © =+

- construction period for the proposed development; sufficient notice and support shollld be™ .

given fo tenants to allow them to explore the options for Teffoca_tio_n '(_Jﬂ('or Uffis‘i_te"that are
avaflable to them. - - - o . o . S

81 Given the scale of the redevelopment, the provision of employment generating uses and
in accordance with London Plan policies 3B.1 ‘Deve]obing Lafidon's economy’ and 3B.11 - -
'Imptoving efnployment apportunities for Londoners', the developer should seek to ensure that
locat residents and businesses benefit from the Job opportunities created by this proposal, in
both the con'strdc_tfon and operatlonal phases of the development. The adopted Wards .~
- Corner/Seven Sisters Underground Development Brlef which promotes comprehensive
- development of the site states, that the pHorItles for planning obligation contributions include
secuiring Jocal employment benefits through training anil Jocal labour schemes. o

82 - Therefore, initiatives to create training and ernployment opportupities ahd to uti’is;;e the
~ goods antl services of SME's and local businesses should be formalised through a section 106
agreement befween the applicant and Haringey Council. The LDA would welcome the
- opportunity to discuss with Haringey Council the scope for inclusion of such initiatives within

-~ the S106 agreement. The delivery of such initiatives will help to ensure the regeneration benefits
~ of the proposed qevelopment aré maximised for residents of the local community and
~ that the Econoiic Develapment Strategy objective o "Tackle Bartiers to Employment' is

supported. . . ... L

Loesl planning authority's position

. 83 The dé{feiopment is generally supported at officer level by both the regeperatjor) team and
the plannifg officers. : S N _ o _

Legal considerations

84 _ Under the arrangements set out in article 3 of the Town and Country Planning (Mayor of

‘London) Order 2000 the Mayor has an opportunity to make representations to Haringey Council at

this stage. If the Council subsequently resolves to grant planning permission, it must allow the

Mayaor an opportunity. to decide whether to direct it to refuse planning permission. There is no

obligation at this present stage for the Mayor to Indicate his intentions regarding a possible

direction, and no such decision should be inferred from the Mayor’s comments Unless specifically
stated. . - - o : : o

Financial thnsiderat_it:sns _

85 ° Thereare no financlal conslderations at this stage.
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Conclusion | .~ o
86 The regeneration of this site with a mixed use development Is welcomed. The level of
reprovision.of space for the market and local retallers js.on halance considered acceptable, gl\fen
the stqnlﬂrant improvements to the. public realm 4nd, the. Improvéd qqality of rg_ta:l provision. ..
Further work Is needed on deslgn eneray, temporary location for the market, measufes to enstire
the viahility of the market k|osks and, local retall untts and. transport befnre thls apphcati:m comes
back o the Mayor at- Stage I, . : :

~for further infdrmation, contact Planning Decisions Unit:

. Giles Dolphin, Head of Planning Decisions

10207983 4271 emall giles.dolphin@london.gov,uk - ..
Justin Carr, Strategic Planning Manager (Developmcnt Decisions)
020 7983 4895 emal]Justm catr@london.gov.ulk
Celin Wilson, Strategie Planning Manager (Planning Frameworks)
0207983 4783 email colin.wilson@london.gov. uk
Emma Williama son, Case Officer
0207983 4310 emalt  emma. Wllliamson@fundnn gov uk
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