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Planning Committee 10TH Septmber 2012   Item No. 
 
REPORT FOR CONSIDERATION AT PLANNING COMMITTEE 
 
Reference No: HGY/2012/1279 Ward:  Muswell Hill 

 
Address:  185a Park Road N8 8JJ 
 
Proposal: Application for a new planning permission to replace an extant planning 
permission HGY/2009/0723, in order to extend the time limit for implementation, for 
creation of 6 x multi use games areas and two tennis courts together with close netted 
wire fence 4 metres high; new gravel footpath and 1 metre high retaining wall along with 
the insertion of 3 x underground rainwater collect and holding tanks. Placing of 10 x new 
seating benches and planting of trees and refurbishment of existing building into 
changing room 
 
Existing Use: Recreation / MOL                                Proposed Use: Recreation / MOL        
 
Applicant: MrChris Hadji-Panayi Sport Club UK Ltd 
 
Ownership: Private 
 
Date received: 25/06/2012 Last amended date: DD/MM/YYYY  
 
Drawing number of plans: TMC/01,  02A & TMC/03. 
 
 
Case Officer Contact: Matthew Gunning 
 
 
PLANNING DESIGNATIONS: Retrieved from GIS on 27/06/2012 Tube Lines, Road 
Network: C  Road, UNKNOWN 
 
 
RECOMMENDATION - GRANT PERMISSION TO REPLACE EXTANT PERMISISON 
 



OFFREPC 
Officers Report 

For Sub Committee
    

 
SUMMARY OF REPORT:   
 
The current proposal is for the renewal of a previous consent issued in 2009 for the 
creation of 6 x multi use games areas (MUGA) and two tennis courts to be enclosed by 4 
meters high close netted wire fencing. Since the approval of this previous application 
there has been no overriding change to National, London and Local Planning Policy. 
There is one material considered to take into account, namely in November 2011 
permission was granted (on appeal) for the erection of 8 x 12m high flood lights in 
association with the approved scheme. The scheme however in terms of its scale, layout 
and design is still considered acceptable and compatible with the established use of this 
site. The proposal will not adversely affect the residential amenities of the nearby 
residents by reason of noise or disturbance and the traffic impact associated with the 
development will not adversely affect adjoining roads network.   
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1.0 SITE PLAN 
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2.0 IMAGES 
 

 
 

Existing Site Layout 
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View within the site (showing pavilion structure along western boundary) 
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Existing Pavilion Structure 
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Proposed Layout  
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3.0 SITE AND SURROUNDINGS 
 
3.1 The application site is located within the grounds formerly know as North 
 Middlesex, Lawn Tennis and Bowls Club which is accessed of Park Road. The 
 site comprises of a large clubhouse with an associated car park located to 
 the northern  part of the site. The site is largely dominated by the cricket pitch, 
 however along the western boundary of the site there are three tennis 
 courts and a bowling green with an associated pavilion building which is  no 
 longer actively used and are in a  state of disrepair. The cricket pitch and 
 clubhouse are actively used by North Middlesex Cricket Club. 
 
3.2 The northern boundary of the site is bounded by the rear gardens of the 
 properties on Cranley Gardens, while along the eastern boundary the site 
 adjoins the rear gardens of No’s 171-191 Park Road There is a footpath along 
 the southern  boundary which links Wood Vale and Park Road. Along the 
 western boundary there are a number of tennis courts. The application site falls 
 within land designated as Metropolitan Open Land (MOL). The site does not 
 falls within a  Conservation Area. 
  
4.0 PLANNING HISTORY 
 
 HGY/1992/1034 – Erection of single storey pavilion extension to provide 

additional changing room facilities and replacement tennis clubhouse. – 
Approved 13/04/1993 

 
 HGY/1995/1392 – Change of use from tennis clubhouse to function 

room/restaurant – Refused 20-02-96 
 
 HGY/2007/1710 – Retention of refrigeration unit and three air conditioning units 

– Refused 09-10-07 
 
 HGY/2007/2299 - Retention of three air-conditioning units –Approved 

31/12/2007 
 
 HGY/2008/1743 - Change of use and Refurbishment of derelict storage 

building into Day Nursery Use Class (D1) – Refused 02-12-08 
 
 HGY/2007/1834 - Demolition of existing storage and erection of new nursery 

building – Refused 23-10-07 
 
 HGY/2008/0380- Retaining of two storage containers to boundary of cricket 

ground –Refused 08/04/2008 
 
 HGY/2008/1743 - Change of use and Refurbishment of derelict storage 

building into Day Nursery Use Class (D1). – Refused 02-12-08 
 
 HGY/2009/0723 - Creation of 6 x multi use games areas and two tennis courts 

together with close netted wire fence 4 meters high; new gravel footpath and 1 
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metre high retaining wall along with the insertion of  3 x underground rainwater 
collect and holding tanks. Placing of 10 x new seating benches and planting of 
trees and refurbishment of existing building into changing rooms – Approved 
23/09/2009 

 
 HGY/2010/2176 - Erection of 8 x 15.24m poles with illumination lighting – 
 Refused 01/03/2011 - Allowed on appeal 23/11/2011 
 
5.0 RELEVANT PLANNING POLICY 
 
5.1 National Planning Policy Framework  
 

The NPPF was formally published on 27th March 2012. This document sets out 
the Government’s planning policies for England and supersedes the previous 
Planning Policy Statements (PPSs) and Planning Policy Guidance notes 
(PPGs). This policy document states that “access to high quality open spaces 
and opportunities for sport and recreation can make an important contribution 
to the health and well-being of communities. Planning policies should be based 
on robust and up to date assessments of the needs for open space, sports and 
recreation facilities and opportunities for new provision.” (Para.73). 
 

5.2 London Plan 2011 
 

Policy 7.17 Metropolitan Open Land 
Policy 7.19 Biodiversity and access to nature  

 
5.3 Haringey’s Local Plan; Strategic Policies (formerly the Core Strategy  - Draft 
 2012 
 

SP13 Open Space and Biodiversity 
 
States that “New development shall protect and improve Haringey’s parks and 
open spaces” and new development shall: 
   

•  Secure improvements, enhancement and management in both quality 
and access to existing green spaces; 

• Seek to secure opportunities for additional publicly accessible open 
space  

 
SP15 Culture and Leisure 
 
States that “the Council will safeguard and foster the borough’s existing 
recreational and sporting facilities through: 

• The protection and enhancement of sporting and leisure facilities in 
areas of deficiency; and 

• The dual use of the borough’s cultural assets, such as land and 
buildings to meet the needs of local communities”. 

 
SP16 Community Facilities 
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States that “the Council will work with its partners to ensure that appropriate 
improvement and enhancements, and where possible, protection of 
community facilities and services are provided for Haringey’s communities”.  

 
5.4 Unitary Development Plan 2006 
 

G9 Community Well Being 
UD3 General Principles 
UD4 Quality Design 
ENV2 Surface Water Runoff 
ENV6 Noise Pollution 
ENV7 Ai, Water & Light Pollution  
CLT1 Provision of New Facilities 
OS2 Metropolitan Open Land (MOL) 
OS11 Biodiversity 
OS13 Playing Fields 
OS17 Tree Protection, Tree Masses and Spines 
M6 Road Hierarchy 
M10 Parking for Development 

 
5.5 Supplementary Planning Guidance 
 

SPG8d Biodiversity, Landscape & Trees 
 
5.6 Other 
 

Sport England ‘A guide to the Design, Specification and Construction of Multi 
Use Games Areas (MUGAs) including Multi Sport Synthetic Turf Pitches (STPs) 
Parts 1, 2, 3 

 
6.0 CONSULTATION 
 
 

Statutory Internal External 
Sports England 
 
 
 
 

Transportation  
Ward Councillors 

Amenity Groups 
CREOS  - Crouch End Open 
Space  
Cranley Gardens Residents 
Association 
 
Local Residents 
171-191 Park Road 
119- 185 Cranley Gardens 
1-35a Wood Vale 
 

 
7.0 RESPONSES 
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 Transportation 
 
7.1 The highway and transportation comments made in relation to previously 
 approved application HGY/2009/0723 highlighted concerns regarding lack of 
 designated disabled parking bays, lack of cycle storage and the narrow width 
 of the access onto Park Road. However, it has been noted that the above 
 concerns were addressed via the imposition of appropriate conditions upon 
 the previous decision notice. As this is the case the highway and transportation 
 authority would not wish to object to the above application for renewal of   
 permission subject to the re-imposition of the conditions as  
 
 1. Prior to development commencing details of the number of, type, finish and 
 location of 20 secure cycle stands as well as 2 disabled car parking spaces 
 shall be submitted to and approved in writing by the Local Planning Authority 
 and thereafter provided in accordance with the approved details 
 
 Reason: To ensure satisfactory facilities for cyclists and adequate disabled 
 parking provision. 
 
 2. No part of the development hereby permitted shall be brought into use until 
 works to create a 4.1metres-wide access onto Park Road, which would allow 
 entering and exiting vehicles to pass each other, have been submitted to and 
 approved in writing by the Local Planning Authority and thereafter 
 implemented. 
 
 Reason: To minimise vehicular conflict and conflict of vehicles with 
 pedestrians/cyclists and to ensure highway safety at this location 
 
 Sports England 
 
7.2 The principle of the development has already been established by the 
 HGY/2009/0723 planning application. The current application is to extend the 
 time limit for the implementation. This being the case, Sport England does not 
 wish to raise an objection to this application. 
 
7.3 The absence of an objection to this application in the context of the Town and 
 Country Planning Acts, does not in any way commit Sport England’s or any 
 National Governing Body of Sport’s support for any related application for 
 grant funding. If this application is to be presented to a Planning Committee, 
 we would like to be notified in advance of the publication of any committee 
 agendas, report(s) and committee date(s). We would be grateful if you would 
 advise us of the outcome of the application by sending us a copy of the 
 decision notice. 
  
 CREOS - Crouch End Open Space (Crouch End Playing Fields Protection 
 Society) 
 
7.4 “The original application had been extremely controversial and attracted an 
 unusually high number of objections, including our own very detailed 
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 objections. The behaviour of the applicants in intervening years and months 
 has served to reinforce those original objections. 

 
1. Despite forswearing any intention subsequently to seek permission for 

floodlighting for these new areas that is exactly what the applicants did. We 
therefore feel that the Committee and public were misled at that time and it 
would be wrong to reward such behaviour with a renewal of permission. 
London Borough of Haringey’s commendable decision to turn down the 
floodlighting application was subsequently overturned by the Planning 
Inspectorate. 

2. The Planning Inspectorate review of the later floodlighting application was 
seriously flawed and unsatisfactory (a copy of our letter of complaint to the 
Planning Inspectorate was copied to you). They admitted shortcomings in their 
conduct of that appeal but did not retract their decision. 

3. In our view, the failure of the applicants to progress their first consent 
illustrates the speculative nature of the application. They are ¿adding value¿ to 
their enterprise at the cost of drawn out uncertainty and blight to adjacent 
residents. 

4. The site has fallen into considerable neglect during the current proprietorship. 
Boundary fencing is partially collapsed and potentially unsafe. Intruders are 
readily able to access the site and cause nuisance. There are unsightly 
accumulations of rubbish and junk and these also provide harbourage for 
pests. The fact that the Club is content to tolerate such conditions reflects very 
unfavourably on their commitment to the wider area and their neighbours. 
London Borough of Haringey might wish to consider action in this regard under 
s215 of the Town and Country Planning Act 1990. 5. As far as we are aware, 
the Club has failed to investigate the impact of their proposals on bat 
populations or other wildlife and the environment generally.  

5. We query whether the ¿tennis courts¿ required by London Borough of 
Haringey in place of one or two of the originally proposed multi-use games 
areas actually comply with Lawn Tennis Association guidelines on space 
standards. We believe they are just rectangular shaped areas and suspect that 
other uses will follow.  

6. We remain of the view that the impact of traffic and parking on traffic flows in 
Park Road and resident parking availability in Cranley Gardens, N10 and other 
nearby residential roads will be severe. Park Road is a major and through 
route. There is inadequate parking provision on site. All of this will cause delays 
and congestion and may increase the likelihood of accidents. 

  
 For all the above reasons we would ask for this proposal to be remitted back 
 to the Committee for public examination and would urge London Borough of 
 Haringey to reject the application.” 

 
 Cllr Bloch 
 
7.5 “On behalf of the councillors of Muswell Hill Ward I want to strongly object to 

this application. We totally back the comments made by CREOS so I will not 
repeat them save to say that by turning this application down the Council 
Planning Officers may redeem themselves in the eyes of the residents. This 
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application given the amount of resident opposition should definitely not be 
decided by delegated powers but should go to planning committee for 
decision.” 

 
 Local Residents  
 
7.6 Letters of objection/ comment have been received from the residents of the 

following properties No’s 169. 274 Park Road, No’s 5, 17, 19, 23, 27, 36 Wood 
Vale, No 8 Connaught Gardens and No’s 121, 167, 169, 171 Cranley Gardens. 
The objections are summarised as follows:  

 
 Traffic & Parking  
 

• Significant increase in traffic; 
• Already significant parking problems and road congestion in the area; 
• No provision for extra parking; 
 

 Impact on Residential Amenity  
 
• Additional pitches would produce an intolerable amount of noise and verbal 

abuse; 
• Noise issues both from multiple games of football being played 

simultaneously  and the social activities at the Pavillion which already 
cause noise disturbance for neighbours; 

• Multi use games areas are inappropriate in this residential area because of 
the noise level generated; 

• Existing problems of noise pollution associated with evening events 
(especially Friday evening/ night); 

• Impact of bright lights on amenity of nearby residents; 
• Nuisance to local residents from light, noise and traffic; 
• Changing room development should be no higher than the building to avoid 

any visual intrusion; 
 

 Impact on Ecology 
 
• Impact of this development on the wildlife that has colonised the area in 

recent years;  
• Some area of undeveloped land should be left for wildlife in order to protest 

nocturnal species, we would want guarantees that the sports pitches, 
changing rooms or paths to them, would not be lit after dark and that noise 
would be kept to a minimum; 

• Floodlit towers at this height are out of keeping with the area which is 
metropolitan open land and has a thriving wildlife population which will 
inevitably be disturbed by such bright lights; 

 
 Other  
 

• The area is already exceptionally well provided for with sports facilities; 
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• The fact that they have not proceeded with the work suggests that there is 
no real demand for it; 

• The area is designated as 'Metropolitan open space', and as such belongs 
to the public, meaning it would be unlawful to sell it to a private bidder or 
allow any development by anyone other than the parks department; 

 
 Gardens Residents’ Association  
 
7.7 The HGY/2012/1279 proposal is relevant to Cranley Gardens Residents’ 

Association firstly because the MOL site directly abuts back gardens of 
Cranley Gardens houses, and secondly because the bottom end of Cranley 
Gardens would be adversely affected by increased parking pressure. 
Residents are concerned about both these aspects, and additionally are not 
convinced that the Pavilion has as many parking spaces as it indicated in its 
original application. Please would Haringey Council check this on the site visit, 
and if the proposal were allowed, ensure that adequate parking provision is 
required to be implemented on-site. 

 
7.8 Residents of the houses abutting the185a Park Road site are particularly 

concerned that the proposal would have an adverse impact on noise levels 
which would be detrimental to their enjoyment of their back gardens. Football 
is naturally a far noisier game than cricket or tennis. Local residents have 
already found this from the football sessions that sometimes take place at the 
site. The further aspect of noise problems will arise from people coming and 
going in the general area around the Pavilion.  

 
7.9 The impact on local wildlife has not as far as Cranley Gardens Residents’ 

Association is aware been adequately looked into. This is a neighbourhood 
with bats and owls. The proposal doesn’t merit planning permission on 
grounds of need this time round as there is now ample equivalent provision 
elsewhere in the area, usually better sited that 185a Park Road, avoiding 
nuisance to residential properties. Schools for example have resources, and 
commercially there is a large PowerLeague nearby at Bobby Moore Way, 
London N10 which has an ideal site between other open land and a dual 
carriageway road, (the A406). 

 
7.10 On account of all these factors we urge Haringey Council not to grant the 185a 
 Park Road planning permission this time. If however the planning permission 
 were to be extended at all, then constraining it by more imposing stringent 
 conditions would help reduce the impact of the scheme. We suggest the 
 following are incorporated in conditions: 
 
 1. Reduced evening operation time 
 
 Could the evening hours of operation to be reduced to not after 6.00pm so that 
 local residents can enjoy at least some evening-time in their own homes and 
 gardens in peace and quiet? 
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 Reason: Otherwise, large numbers of local residents will have no peaceful 
 daylight time in their gardens at all. 
 
 2. Augmented soft landscaping screening 
 
 Reason: Substantially thickening the natural barrier of bushes and trees to be 
 planted would mitigate against the adverse impacts of this proposal on Cranley 
 Gardens residents. A further effect of this is that it could also mitigate against 
 any negative impact on wildlife. 
 
 High School 
 
7.10 The head teacher of Heartlands High School writes in support of the 

application and explains that: 
 
 “As a new school we require the use of outdoor pitches and sports facilities. 
 The school adjudicator highlighted these as conditions for the opening of the 
 school. The planning application and proposals put forward by the Middlesex 
 Club will have a direct impression upon young people within the community 
 and for students from our school. We would like to enter an agreement with 
 the club and this application would allow them to meet the requirements for 
 our curriculum and out of hours use Furthermore with enhanced access after 
 school we would be able to engage in activities that would enrich the 
 experience of our young people. The local area has a deficit in facilities such as 
 this and as a local resident and head it would make a significant difference and 
 would be fully supported by governors”. 
 
8.0 ANALYSIS / ASSESSMENT OF THE APPLICATION 
 
8.1 Planning permission was granted in September 2009 for the following: 
 

• creation of 6 x multi use games areas (MUGA) (which could be used for 
 basketball, netball and football) and two tennis courts to be enclosed by 
 4 meters high close netted wire fence; 
• creation of a new footpath and 1 metre high retaining wall; 
• insertion of 3 x underground rainwater collect and holding tanks.  
• placing of 10x new seating benches; 
• planting of trees; 
• and refurbishment of existing building along the western boundary of 
 the site into changing rooms.  

 
8.2 The scheme as approved in 2009 was amended from that initially submitted so 
 as to maintain more open space and vegetation along the boundaries of the 
 site. One of the large multi functional pitches has been lost with the 
 introduction of two  smaller tennis courts closer to the rear gardens of Cranley 
 Gardens”. 
 
8.3 In November 2011 permission was granted (on appeal) for the erection of 8 x 
 15.24m poles with illumination lighting. The LPA considered that the 
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 floodlighting, even as amended, would be unacceptable, adversely affecting 
 the residential amenities of those nearby and the character of the MOL, due to 
 light pollution and the nuisance likely to arise from the additional hours and 
 intensity of use. 
 
8.4 A copy of the appeal decision is attached in Appendix 2. In this decision the 
 Inspector states that “the sports ground is, in itself, fairly utilitarian: it is 
 designed to be used for sporting activities: it lies beside similar facilities, some 
 of which are floodlit, and in the midst of a city: and, no evidence is adduced to 
 demonstrate that it has any special quality for the environment or wildlife”. The 
 Inspector went onto say:  
 
 “on the contrary, parts of it are clearly run down and  under-used. I think that 
 the proposal might encourage its regeneration and, in galvanising more use of 
 this local facility, enhance sporting and recreational opportunities for the health 
 and benefit of the local community, including children and young people.  I do 
 not accept, therefore, that the floodlighting or the consequent use of the 
 facilities proposed would seriously impair the character and environmental 
 value of this  open space” 
 
8.5 In conclusion the Inspector states that he “found that this scheme would not 

seriously impair the character and environmental value of this open space nor 
spoil  the amenities that neighbouring residents might reasonably expect to 
enjoy. 

 
8.6 Condition 5 of this consent required that the floodlights be switched off at 

18.00  hours and until 8.00 hours between October and March and at 20.00 
hours and  until 8.00 hours between April and September. Condition 6 of the 
2009 application  stated that the MUGA shall not be used other than 
between the hours of 08.00 and  18.00 during the winter months (October to 
March) and between the hours of 08.00  and 21.00 during the summer months 
(April-September). There is a slight difference (of 1 hour) therefore between the 
hours of use of the MUGA and the switching off the floodlight.  

 
8.7 The current application is in effect a renewal of the previous 2009 consent. The 

details assessment of the planning issues was carried out as per the 
committee  report prepared for planning reference: LPA HGY/2009/0723, 
attached in Appendix 3. 

 
8.8 The Town and Country Planning (General Development Procedure 

(Amendment  No.3) (England) Order 2009 which amended the Town and 
Country Planning  (General Development Procedure) Order 1995 to allow 
extensions to extant permissions. The regulations came into effect on 1st 
October 2009. 

 
8.9 While the PPG2 & 17 have been superseded by the National Planning Policy 

Framework and the London Plan has been revised since this previous 
application  has been approved, there are no overriding changes in the 
Council’s policy position or no new material considerations to take account of. 
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The proposal is considered to be in accordance with Haringey’s emerging 
Local Plan: Strategic Policies (April 2012).  

 
8.10 The scale layout and design of the previously approved scheme is still 

considered acceptable and compatible with the established use of this site. 
The proposal will not adversely affect the residential amenities of the nearby 
residents by reason of noise or disturbance and the traffic impact associated 
with the development will not adversely affect adjoining roads network 

 
10.0 HUMAN RIGHTS 
 
10.1 All applications are considered against a background of the Human Rights Act 

1998 and in accordance with Article 22(1) of the Town and Country Planning 
(General Development Procedure) (England) (Amendment) Order 2003 where 
there is a requirement to give reasons for the grant of planning permission. 
Reasons for refusal are always given and are set out on the decision notice. 
Unless any report specifically indicates otherwise all decisions of this 
Committee will accord with the requirements of the above Act and Order. 

 
11.0 EQUALITIES 
 
11.1 In determining this planning application the Council is required to have regard 

to its obligations under equalities legislation including the obligations under 
section 71 of the Race Relations Act 1976. In carrying out the Council’s 
functions due regard must be had, firstly to the need to eliminate unlawful 
discrimination, and secondly to the need to promote equality of opportunity 
and good relations between persons of different equalities groups. Members 
must have regard to these obligations in taking a decision on this application.  

 
12.0 CONCLUSION 
 
12.1 This determination has been made having regards to the previous consent 
 under LPA Ref: HGY/2009/0723. The current proposal is a renewal of this 
 previous consent. The scheme in terms of its scale layout and design is still 
 considered acceptable and compatible with the established use of this site. 
 The proposal will not adversely affect the residential amenities of the nearby 
 residents by reason of noise or disturbance and the traffic impact associated 
 with the development will not adversely affect adjoining roads network. As 
 such the proposal is considered to be in accordance with policies UD3 
 ‘General Principles’, UD4 ‘Quality Design’, ENV6 ‘Noise Pollution’, M6 ‘Road 
 Hierarchy; M10 ‘Parking for Development;. OS2 ‘Metropolitan Open Land 
 (MOL)’, OS11 ‘Biodiversity’, OS13 ‘Playing Fields’, OS17 ‘Tree Protection, Tree 
 Masses and Spines’. Given the above this application is recommended for 
 APPROVAL. 
 
13.0 RECOMMENDATIONS 
 
GRANT PERMISSION subject to conditions  
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Applicant’s drawing No.(s) TMC/01,  02A & TMC/03. 
 
Subject to the following conditions: 
 
 IMPLEMENTATION 
 
1.  The development hereby authorised must be begun not later than the 
 expiration of 3 years from the date of this permission, failing which the 
 permission shall be of no effect. 
 
 Reason: This condition is imposed by virtue of the provisions of the Planning & 
 Compulsory Purchase Act 2004 and to prevent the accumulation of 
 unimplemented planning permissions. 
 
2.  The development hereby authorised shall be carried out in complete 
 accordance with the plans and specifications submitted to, and approved 
 in writing by the Local Planning Authority. 
 
 Reason: In order to ensure the development is carried out in accordance with 
 the approved details and in the interests of amenity. 
 
 SITE LAYOUT & LANDSCAPING 
 
3.  That prior to the commencement of the development, hereby approved, 
 full details of the surface treatment of all areas of hardsurfacing within 
 the applicable part of the site as well as details of the close netted wire 
 fence shall  be submitted to and approved in writing by the Local 
 Planning Authority. These areas shall then be constructed and marked out 
 in accordance with the approved details prior to their first use, or other 
 timescale as agreed in writing with the Local Planning Authority. 
 
 Reason: In the interests of visual amenity of the area. 
 
4.  A scheme for native tree/shrub planting around the proposed MUGA 
 (including details of species, number, size, location and density) shall be 
 submitted to and approved in writing by the Local Planning Authority prior 
 to works commencing on site. The approved tree planting shall be 
 completed within the first planting season following completion of the 
 development approved. Any planting that is part of the approved scheme 
 that within a period of five years after planting is removed, dies or 
 becomes seriously damaged or diseased, shall be replaced in the next 
 planting season and all planting shall be replaced with others of a similar 
 size and species and in the same position, unless the Local Planning 
 Authority first gives written consent to any variation. 
 
 Reason: To ensure a satisfactory standard of appearance and that the 
 proposed development enhances the visual amenity of the locality. 
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5.  Prior to development commencing details of the number of, type, finish 
 and location of 20 secure cycle stands as well as 2 disable car parking 
 spaces shall be submitted to and approved in writing by the Local 
 Planning Authority and thereafter provided in accordance with the 
 approved details.  
 
 Reason: To ensure satisfactory facilities for cyclists and adequate disabled 
 parking provision. 
 
6. A scheme for the repair/ replacement of the fence along the southern 
 boundary of the site adjoining the public footpath shall be submitted to 
 and approved in writing by the Local Planning Authority prior to the 
 completion of the development. This scheme shall be fully implemented 
 before the multi use games area hereby approved is brought into use. 
 
 Reason: To prevent danger, obstruction and inconvenience to users of the 
 adjoining public footpath 
 
7.  No part of the development hereby permitted shall be brought into use 
 until  works to create a 4.1metres-wide access onto Park Road, which 
 would allow  entering and exiting vehicles to pass each other, have been 
 submitted to and  approved in writing by the Local Planning Authority and 
 thereafter implemented. 
 
 Reason: To minimise vehicular conflict and conflict of vehicles with 
 pedestrians/cyclists and to ensure highway safety at this location. 
 
 CONTROLS ON USE  
 
8.  The MUGA shall not be used other than between the hours of 08.00 and 
 18.00  during the winter months (October to March) and between the hours 
 of 08.00 and 21.00 during the summer months (April-September). 
 
 Reason: To safeguard the amenities of the occupiers of properties in the 
 vicinity of the site. 
 
 NATURE CONSERVATION   
 
9. No development shall take place until a Phase 1 habitat survey, bat roost 
 potential survey, has been carried out and approved in writing by the 
 Local Planning Authority prior to the implementation of the development 
 hereby permitted. Should the presence of bats on site be found, then no 
 development shall take place until full details of measures for bat 
 migration and conservation have been submitted to and approved by the 
 Local Planning Authority. 
 
 Reason: To safeguard the ecology of the Metropolitan Open Lane and to 
 protect species in line with UK and European Law. 
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 OTHER 
 
9. To the extent that it is lawfully permitted to do so, the applicant shall use 
 reasonable endeavours to ensure that not less than 20 percent (20%) of 
 the onsite workforce (excluding managers and supervisors) employed 
 during the construction of the development shall be 'local residents'. In 
 the event that achieving 20% proves impracticable for reasons notified in 
 writing to the Council, then a lower figure will be agreed by the council as
  local planning authority. The applicant shall provide written records of the 
 recruitment process undertaken and the resulting employment outcomes 
 required to fulfil this condition, to the local planning authority, prior to the 
 occupation of the development. 
 
 Reason: In order to support local residents in gaining access to 
 employment and training opportunities in the borough. 
 
REASONS FOR APPROVAL 
 
This determination has been made having regards to the previous consent under LPA 
Ref: HGY/2009/0723. The current proposal is a renewal of this previous consent. The 
scheme in terms of its scale layout and design is still considered acceptable and 
compatible with the established use of this site. The proposal will not adversely affect 
the residential amenities of the nearby residents by reason of noise or disturbance 
and the traffic impact associated with the development will not adversely affect 
adjoining roads network. As such the proposal is considered to be in accordance with 
policies UD3 ‘General Principles’, UD4 ‘Quality Design’, ENV6 ‘Noise Pollution’, M6 
‘Road Hierarchy; M10 ‘Parking for Development;. OS2 ‘Metropolitan Open Land 
(MOL)’, OS11 ‘Biodiversity’, OS13 ‘Playing Fields’, OS17 ‘Tree Protection, Tree 
Masses and Spines’  
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APPENDIX 1: COMMENTS ON OBJECTIONS 
 
 
No. Stakeholder Comments Response 
1 Transportation 

 
Comments made in relation to 
previously approved application 
HGY/2009/0723 highlighted concerns 
regarding lack of designated disabled 
parking bays, lack of cycle storage and 
the narrow width of the access onto 
Park Road; 
 
Noted that the above concerns were 
addressed via the imposition of 
appropriate conditions upon the 
previous decision notice.  
 
Transportation do not object to the 
above application for renewal of 
permission subject to the re-imposition 
of the conditions. 
 
 

Noted and conditions imposed. 
 
 
 
 

2 
 
 

Sports England The principle of the development has 
already been established by the 
HGY/2009/0723 planning application. 
The current application is to extend the 
time limit for the implementation. This 
being the case, Sport England does not 
wish to raise an objection to this 
application. 

Noted. 
Sports England notified about Planning Committee. 
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No. Stakeholder Comments Response 
 
The absence of an objection to this 
application in the context of the Town 
and  Country Planning Acts, does not 
in any way commit Sport England’s or 
any National Governing Body of Sport’s 
support for any related application for 
grant funding. If this application is to be 
presented to a Planning Committee, we 
would like to be notified in advance of 
the publication of any committee 
agendas, report(s) and committee 
date(s). We would be grateful if you 
would  advise us of the outcome of the 
application by sending us a copy of the 
decision notice. 
  
 
 
 

3 
 
 

CREOS / Crouch 
End Open Space 
 

Original application had been extremely 
controversial and attracted an unusually 
high number of objections; 
 
The behaviour of the applicants in 
intervening years and months has 
served to reinforce those original 
objections; 
 
Feel that the Committee and public 
were misled at that time and it would be 

 
 
 
 
 
 
 
 
 
Application is going before Planning Committee for them to 
review/ take note of the appeal decision; 
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No. Stakeholder Comments Response 
wrong to reward such behaviour with a 
renewal of permission; 
 
The Planning Inspectorate review of the 
later floodlighting application was 
seriously flawed and unsatisfactory; 
 
They admitted shortcomings in their 
conduct of that appeal but did not 
retract their decision. 
 
 
In our view, the failure of the applicants 
to progress their first consent illustrates 
the speculative nature of the 
application.  
 
The site has fallen into considerable 
neglect during the current 
proprietorship. Boundary fencing is 
partially collapsed and potentially 
unsafe. Intruders are readily able to 
access the site and cause nuisance.  
 
There are unsightly accumulations of 
rubbish and junk and these also provide 
harbourage for pests. The fact that the 
Club is content to tolerate such 
conditions reflects very unfavourably on 
their commitment to the wider area and 
their neighbours.  

 
 
 
Planning Inspectorate were entitled to comment to different 
view to that of the LPA in terms of the application for 
floodlighting; 
 
The Inspector gave weight to the fact there are floodlit tennis 
courts occupied by the Highgate Cricket and Lawn Tennis Club; 
The LPA have no seen any communication between CREOS 
and the Planning Inspectorate on this matter; 
 
There may be many reasons why the previously allowed scheme 
has not been implemented (difficulty in securing funding, lack of 
interest/ oversupply of similar facilities). These are however not 
material to making a decision on this application. 
 
The dilapidated nature of the site is noted. As per Condition 6 
above (as put forward by Members of the Planning Committee 
previously) a scheme for the replacement/ repair of the fence 
along the southern boundary of the site is required prior to the 
completion of the development. 
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The Club has failed to investigate the 
impact of their proposals on bat 
populations or other wildlife and the 
environment generally; 
 
Question as to whether the tennis courts 
areas actually comply with Lawn Tennis 
Association guidelines on space 
standards; 
 
 
The impact of traffic and parking on 
traffic flows in Park Road and resident 
parking availability in Cranley Gardens, 
N10 and other nearby residential roads 
will be severe.  
 
Park Road is a major and through route. 
There is inadequate parking provision 
on site. All of this will cause delays and 
congestion and may increase the 
likelihood of accidents. 

  

 
A condition will be applied asking for a Phase 1 Habitat/ Bat 
Survey to be submitted; 
 
 
 
The LPA cannot insist that the courts meet Lawn Tennis 
Association guidelines. There are tennis courts in the broader 
area which do not meet current Lawn Tennis guidelines. In order 
to generate local interest/ demand for the use of these tennis 
courts it is in the interest in the applicant to meet these 
guidelines. 
 
45 car parking spaces  
 
 
 
 
 

4 Cllr Bloch As Ward Councillor strongly objects to 
the application and supports comments 
made by CREOS. 
 
Ask that the application is refused and 
“should definitely not be decided by 
delegated powers but should go to 

Noted. 
 
Application brought before Planning Committee for them take 
note of appeal decision allowing floodlighting. 
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No. Stakeholder Comments Response 
planning committee for decision” 
 

 
 
 
 

5 Local Residents  - Significant increase in traffic; 
 
- Already significant parking problems 
and road congestion in the area; 
 
 
 
- No provision for extra parking; 
 
 
- Additional pitches would produce an 
intolerable amount of noise and verbal 
abuse; 
 
- Noise issues both from multiple games 
of football being played simultaneously 
and the social activities at the Pavillion 
which already cause noise disturbance 
for neighbours; 
 
- Multi use games areas are 
inappropriate in this residential area 
because of the noise level generated; 
 
 
 
 

- The coming and going associated with this use are not 
considered to be significant. The proposed MUGA will in part be 
used by schools who will travel by minibus and by member of 
the local community who may car share (particularly parents 
bringing a number of children) or walk to this facility. 
 
 
- 45 parking spaces provided which is considered adequate. 
Cycle parking is also required. 
 
- The nearest MUGA court will be 44m away from the northern 
boundary. The rear gardens of these properties on Cranley 
Gardens are in excess of 35m deep. 
 
- There is more screening along the western boundary of the 
site which adjoins other tennis courts and which are located 
behind the rear gardens of properties (No’s 1 to 35a) on Wood 
Vale. The closest property on Wood Vale is 75m away from the 
boundary of the application site. 
 
- The MUGA and tennis courts will replace the forlorn tennis 
courts and bowling green. These courts will complement the 
sports facilities provided on site and in the immediate area. As 
explained by the Planning Inspector “much of this open space, 
designated as Metropolitan Open Land, remains in use as a 
cricket”.  
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- Existing problems of noise pollution 
associated with evening events 
(especially Friday evening/ night); 
 
- Impact of bright lights on amenity of 
nearby residents; 
 
- Nuisance to local residents from light, 
noise and traffic; 
 
 
 
 
- Changing room development should 
be no higher than the building to avoid 
any visual intrusion; 
 
- Impact of this development on the 
wildlife that has colonised the area in 
recent years;  
 
- Some area of undeveloped land 
should be left for wildlife in order to 
protest nocturnal species, we would 
want guarantees that the sports pitches, 
changing rooms or paths to them, 
would not be lit after dark and that noise 
would be kept to a minimum; 
 
- Floodlit towers at this height are out of 
keeping with the area which is 

- Time limits as previously recommended will apply to prevent 
disturbance to local residents and the enjoyment of their houses 
and gardens. 
 
- Considered in the appeal decision. The Inspector noted that 
the floodlight would be positioned about 38m from the boundary 
with the nearest property on Cranley Gardens (not including 
depth of the garden) “that a considerable degree of separation 
would be achieved” and “moreover, new tree planting is 
proposed …thereby strengthening the intervening vegetation 
apparent in the adjacent back garden”. 
 
 
- The profile and height of the new changing rooms will be the 
same as that of the existing structure. 
 
 
- The area of hardsurfacing has been reduced in order to bring 
the development further away from boundaries of the site which 
have vegetation and which is of importance for ecological 
reasons. Additional planting will be provided along the northern 
boundary of the site which will help biodiversity of the site as 
well reduce its visual impact. Given the extent of hardsurfacing 
to this part of the site and given the fact that there are numerous 
tennis courts surrounding this part of the site and the fact that 
this site has no specific ecological designation within the current 
UDP, the LPA would not be in a position to refuse this 
application on such a ground. 
 
- There are some floodlit tennis courts in the area. As per the 
appeal decision the height of the approved floodlight will be 
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No. Stakeholder Comments Response 
metropolitan open land and has a 
thriving wildlife population which will 
inevitably be disturbed by such bright 
lights; 
 
- The area is already exceptionally well 
provided for with sports facilities; 
 
- The fact that they have not proceeded 
with the work suggests that there is no 
real demand for it; 
 
- The area is designated as 
'Metropolitan open space', and as such 
belongs to the public, meaning it would 
be unlawful to sell it to a private bidder 
or allow any development by anyone 
other than the parks department. 
 

12m, reduced from 15m. The Inspector considered that such a 
reduction “would further reduce the risk of visual intrusion” and 
with the addition of a louver and the separating distance this will 
mitigate against light intruding into adjacent homes. 
 
- Point noted, however the improvement of existing facilities 
could not be resisted/ refused. 
 
- Point noted and discussed above.  
 
 
 
- MOL can be on privately owned land. The designation of MOL 
does not mean it “belongs to the public”. The application site of 
which the majority remains as cricket ground is accessible to 
the public, although restricted. The land in question may be 
subject to covenants, however the presence of a covenant does 
not prohibit an application being submitted and determined. 
 

6 Cranley Gardens 
Residents’ 
Association  
 
 

The proposal is relevant to Cranley 
Gardens Residents’ Association firstly 
because the MOL site directly abuts 
back gardens of Cranley Gardens 
houses, and secondly because the 
bottom end of Cranley Gardens would 
be adversely affected by increased 
parking pressure.  
 
Residents …..are not convinced that the 
Pavilion has as many parking spaces as 
it indicated in its original application.  

 
 
 
 
 
 
 
 
 
- In deterring the last application the number of spaces were 
counted. 
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No. Stakeholder Comments Response 
 
Residents of the houses abutting 
the185a Park Road site are particularly 
concerned that the proposal would have 
an adverse impact on noise levels which 
would be detrimental to their enjoyment 
of their back gardens.  
 
Football is naturally a far noisier game 
than cricket or tennis.  
 
 
Further aspect of noise problems will 
arise from people coming and going in 
the general area around the Pavilion.  
 
 
The impact on local wildlife has not as 
far as Cranley Gardens Residents’ 
Association is aware been adequately 
looked into. This is a neighbourhood 
with bats and owls.  
 
 
 
 
 
 
 
 
The proposal doesn’t merit planning 

 
- The distances between the MUGA and nearby properties is 
significant. Existing and proposed additional planting adjacent 
to back garden boundaries will act as a sound barrier. 
 
 
 
 
- It is accepted that football is generally noisier however in this 
case the MUGA are smaller than those found at Powerleague 
facilities and as such will not generate significant noise levels. 
 
 - As noted above the proposed MUGA will in part be used by 
schools who will travel by minibus and by member of the local 
community who may car share (particularly parents bringing a 
number of children) or walk to this facility. 
 
- The area of hardsurfacing has been reduced in order to bring 
the development further away from boundaries of the site which 
have vegetation and which is of importance for ecological 
reasons. Additional planting will be provided along the northern 
boundary of the site which will help biodiversity of the site as 
well reduce its visual impact. The site in question does not have 
an ecological designation however a Phase 1/ Bat Survey is 
required to be submitted.  
 
- In the event that the presence of bats found then details of 
measures for bat migration and conservation are required to be 
submitted. 
 
- Need in itself was not the reason for previously granting 
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permission on grounds of need…... 
Schools for example have resources, 
and commercially there is a large 
PowerLeague nearby at Bobby Moore 
Way, London N10 which has an ideal 
site between other open land and a dual 
carriageway road, (the A406). 
 
If planning permission were to be 
extended….then stringent  conditions 
would help reduce the impact of the 
scheme 
 
1. Reduced evening operation time 
Could the evening hours of operation to 
be reduced to not after 6.00pm so that 
local residents can enjoy at least some 
evening-time in their own homes and 
gardens in peace and quiet? 
 
 
 
2. Augmented soft landscaping 
screening 
 

planning permission; however there is a planning policy position 
to improve existing open space and access.  
 
 
 
 
 
 
 
 
 
 
 
- The hours as put forward previously are considered to be 
acceptable (MUGA shall not be used other than between the 
hours of 08.00 and  18.00  during the winter months (October to 
March) and between the hours of 08.00 and 21.00 during the 
summer months April-September). Reflecting the hours imposed 
by the Planning Inspector on the application for floodlights, the 
MUGA will be required to not operate after 20.00 hours between 
April and September. 
 
- This was previously required as per the consent issued in 2009 
and also as per conditions 6 & 7 of the Inspector’s appeal 
decision. 
 

7 Heartlands High 
School 
 
 

The headteacher of Heartlands High 
School writes in support of the 
application and explains that as a new 
school they require the use of outdoor 
pitches and sports facilities. 

Noted 
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 The school adjudicator highlighted 
these as conditions for the opening of 
the school. The planning application and 
proposals put forward by the Middlesex 
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