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local policy guidance, and on the basis of your specialist conservation 

advice. It is not necessary for us to be consulted again. 
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CONSERVATION COMMENTS 

Application Ref: HGY/2013/2019 

Location: Hornsey Reuse and Recycling Centre High Street N8 7QB 

Proposal: 

Demolition of existing structures and buildings and redevelopment of the site to 
provide a mixed-use development comprising approximately 3,25Osqm (GIA) 
foodstore (Al use) and 114 space surface level car parking for the foodstore; 438 
residential units including affordable housing and ancillary residential gym, 
approximately 356sqm (GIA) unit on Hornsey High Street (flexible Al, A2 
(including a temporary marketing suite), or Dl use); two live/work units fronting 
onto Cross Lane; together with private amenity space and new public realm, 
including publicly accessible routes through the site; an energy centre; 178 car 
parking spaces for the residential use (within a basement and undercroft); cycle 
parking; refuse storage; recycling centre in the foodstore car park; access; and 
other infrastructure work. 
 

Officer: Jeffrey Holt 

 

BACKGROUND: This is a large site located to the north of Hornsey High Street (A504), Haringey. The 

site is within the Haringey Heartlands Development Framework. The southern part of the site is 

within the ‘Hornsey High Street’ Conservation Area. 

The London Plan identifies ‘Haringey Heartlands / Wood Green’ as an ‘Area for Intensification’. As a 

result, the Council adopted the Haringey Heartlands Development Framework in April 2005. This site 

is located within the Western Utilities section of The framework. The key points of the Development 

Framework that relate to this section are: 

 Creation of sustainable neighbourhood with range and mix of housing, employment and 

community facilities. 

 Provision of a single main vehicular and service access via Waterworks site. 

 Protection of residential areas to North from through traffic. 

 Development of medium sized food store on High Street on Hornsey Depot Site. 

 Creation of a new linear park linking the High Street to Alexandra Park and improvements to 

New River Walk/Penstock Path and Moselle Brook. 

 Development of physical and economic links between the east and west of Haringey. 

 Build on and extend the existing movement network in the area including pedestrian and 

cycle routes. 

 Improved community facilities such as provision for primary healthcare and improved school 

provision. 
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In relation to Hornsey High Street, the document further states that: 

 Development should enhance local heritage and the appearance and setting of Historic 
Buildings and the Conservation Area. 

 An extended retail and leisure offer will be encouraged to support the town centre function 
of Hornsey High Street. 

 Physical and environmental improvements will be sought in the Cross Lane Area. 

 Environmental improvements and improved linkages developed between the Campsbourne 
Housing Estate and the High Street. 

 Provision of improved pedestrian and cycle linkages. 

 Improvements to image and environment of Hornsey Station. 

 Regeneration of poor quality, redundant and decayed buildings. 

 Enhancement of the High Street frontage. 
 

This application is in response to the above and has been submitted following rigorous consultation 

with the Council as well as members of public and other external organisations. 

Assessment of Significance (by the Council’s Conservation Officer): The site is located to the north 

of Hornsey High Street Conservation Area and Hillfield Conservation Area. The High Street section of 

the site is included within the conservation area and is occupied by a single storey 1930s public bath 

building, proposed to be demolished. 

Designated Heritage Assets: 

The Hornsey High Street Conservation Area is a narrow ribbon encompassing the buildings fronting 

both sides of the High Street on the site of the historic Hornsey Village. The area retains a number of 

interesting features, most importantly the site and tower of the medieval Parish Church of St Mary’s 

(listed at grade II*) within its churchyard.  At its eastern end the small former village green on the 

north side of the street, surrounded by impressive 18th and 19th Century listed buildings and mature 

trees, adds to the rural atmosphere that harks back to the historic village character that is further 

enhanced by the Rectory Gardens at the west end.  

Hornsey High Street has an almost continuous built-up frontage on both sides of groups of three 

storey properties that restrict views to the north or south.   The notable exception is the view of 

Alexandra Palace over the top of the single storey former Public Baths building that is readily 

available from the south side of the Hornsey High Street near the junction with Hillside Avenue.  

Views to the east and west along Hornsey High Street are focussed on the open spaces at each end, 

the former village green on the high ground to the east and Rectory Gardens and Priory Park to the 

west of the conservation area. The Grade II* listed medieval tower of St Mary’s Parish Church is a 

local landmark that, when open to the public, offers views in all directions from the top.    

To the south, the site faces directly on to the Hillfield Conservation Area, made up of Hillfield Avenue 

and its subsidiary Harold Road. This is a late Victorian and Edwardian development located on a hill 

immediately south of the central part of Hornsey village. The area was developed over a period of 

less than 10 years between 1894 and 1904 as a single phase of building, of which 138 of the houses 

in Hillfield Avenue and several in Harold Road were designed by the local architect and surveyor, 
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John Farrer. This has resulted in the area having a considerable consistency of character and 

appearance which is an integral part of the significance of the area. 

Hillfield Avenue curves and turns as it rises to reduce the gradient and in so doing creates a 

picturesque streetscape, revealing the buildings at the top and important vistas out of the 

conservation area. There are long views to the north along Hillfield Avenue towards Hornsey High 

Street. At the junction of Hillfield Avenue and High Street, views towards Alexandra Palace open up 

over the single storey public bath buildings. 

Non-designated heritage assets: 

Hornsey Public Bath and washhouses (1930s) occupy a wide plot on the High Street and have a long 

single storey brick frontage with Portland Stone dressings. There are two further blocks placed 

immediately behind the front block, which are staggered in height giving the building a stepped 

appearance. This is also reflected in the principal elevation, the parapet of which rises above the 

central three bays and in the centres of the flanking sections. These bays also advance slightly, the 

central bay projecting even further; the latter bay contains the arched doorway which is crowned 

with a stone plaque bearing the arms of the Borough of Hornsey. Many internal features are now 

lost.  

A listing request in 2007 led English Heritage to examine the building to list it. The findings however 

showed that the Hornsey Public Baths and Washhouses did not have enough architectural interest in 

a national context. However, English Heritage noted that the buildings were ‘of clear local interest in 

that they displayed the former Borough’s arms which contributes to the community identity of 

Hornsey as a former parch and municipal borough.’ It was also noted that the buildings being 

adjacent to the locally listed parish rooms of the late C19 and near the listed tower of the former 

parish church formed an attractive municipal group. The assessment went on to stated that ‘the 

historic function of the building survives in local social memory and the frontage is an attractive 

example of 1930s design which make a positive contribution to the character of the conservation 

area. 

Thus it can be concluded that the building is of local interest and make a positive contribution to the 

conservation area.   

To the west of the High Street, No 31 is a locally listed building within the Hornsey High Street 

Conservation Area. Turkish Mosque, this building is a prominent red brick three 

storey property.   The hall dates from 1888 and was designed by the architect John Ferrer.  A 

memorial stone at ground floor level reveals the former status of the hall: “Hornsey National Hall 

and Constitutional Club”. The building has large timber and replacement steel windows set within 

decorated hood moulds and a prominent red painted entrance set within a square bay. The recessed 

section of the frontage is set back behind the original white painted cast iron railings. This building 

along with the Baths on the High Street frontage form an attractive group within the area. 

COMMENTS: 

Assessment of Heritage Significance and impact of new development (by the Applicant): It is felt 

that the applicant’s assessment of the heritage significance of the various assets as contained within 
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the Heritage Statement and the Archaeology and Cultural Heritage Chapter of the ES could have 

been more comprehensive.  

The overall criterion for assessing significance of the heritage assets and the subsequent analysis of 

the impact of the development states that the development would only have a minor negative and 

temporary impact on the designated and non-designated assets. For example, paragraph 7.5.12 of 

the Cultural Heritage Chapter in the ES states that the change in the setting of the Horney High 

Street would be temporary and would have minor negative significance. It is considered, however, 

that the scale of the proposed development it would have a significant permanent affect on the 

setting of the conservation area. Similarly, the demolition of the baths would also lead to the total 

loss of a non-designated heritage asset, which at present contributes positively to the conservation 

area.  

Principle of demolition: The development forms part of a wider regeneration of the site providing 

several new homes to the borough and a retail unit to facilitate the High Street activities. Whilst 

regrettable, given their present condition, the retention and reuse of the bath buildings would be 

difficult and impractical. Thus their demolition, necessitated by the development would be 

acceptable in this instance. A minimum of Level 3 recording as per English Heritage’s guidance to 

‘Understanding Historic Buildings: A guide to good recording practice’ should be submitted prior to 

works on site and should be conditioned accordingly. 

Retention of the bay containing the arched doorway and crest: The principle of this retention is 

welcomed. Whilst in conservation terms it is not ideal to relocate a salvaged architectural feature, it 

successfully disguises what could be an unattractive elevation of the substation. It is, therefore, 

acceptable only in this instance.  

New Development: The various aspects of the proposed development are as discussed below: 

Layout: The development would involve creation of a new access road off the High Street. This 

would act as the main route for delivery vehicles for the retail use as well as the residential users. To 

facilitate the permeability of the site, the scheme proposes further residential vehicular access from 

Myddleton Road, Cross Lane and Miles Road/Mosselle Close. This creates four separate quadrants 

through the site.  

The larger blocks, Moselle quadrangle and Hornsey Gardens, are placed at the northwest and 

southeast of the quadrant with the smaller blocks placed at northeast and southwest. A large car 

park would be created at street level opposite the Horney Gardens West elevation. The landscaped 

areas would be contained within the larger blocks as amenity spaces for the residential users. A 

small retail unit with flats above would also be built at the southern end of the site, along the High 

Street frontage. 

From a conservation point of view, it is felt that the development along the High Street and to its 

rear, including the car park, would have a considerable impact on the designated and non 

designated heritage assets. Along High Street, the creation of the new access is considered to be 

wider than preferable and would result in a visual break in an otherwise tightly developed 

continuous street frontage. Views of the less attractive rear elevations of buildings to the west of the 

High Street would also be opened from the back of the car park, into the conservation area. In 
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addition, the wide access would facilitate views from the High Street into the open frontage of the 

supermarket and the large car park opposite to it. These views would be commercial and urban in 

character, in contrast with the more suburban and rural appearance of the conservation area 

accentuated, by the Village Green to the east and Rectory Park to the west. This would be 

considered detrimental to the overall character and streetscene of the conservation area. 

However, it is argued, that given the potential of this site, any reasonable form of development 

would have an impact on the suburban character of the conservation area. Additionally, the opening 

would improve the setting of the locally listed mosque which would contribute to the appearance of 

the conservation area. It is, therefore, acceptable in this instance. 

At present, there are views of Alexandra Palace from the High Street and Hillfield Avenue over and 

above the existing public bath. This also creates a vista point at the intersection of these two streets. 

As noted previously, this forms a very important part of the character of the conservation area. In 

addition, the demolition of the baths and the new block along the High Street would also preclude 

part of the long distance views of Alexandra Palace from both Hornsey High Street and Hillfield 

Avenue. 

It is felt, however, that the availability of this view was purely accidental, from over and above the 

public bath buildings that are single storey in height. It is presumed, that the original street frontage 

would have had similar three storey buildings as is characteristic of the High Street and this view 

would not have been an original view within the conservation area. Notwithstanding this, it is 

regrettable that the proposed development would necessitate the loss of this view. However, the 

layout of the blocks is such that the west elevation of Hornsey Gardens and Hillfield Avenue have a 

staggered visual link, which would still permit some views of the Palace from between the gap on 

High Street. Thus, this important aspect of the conservation area would be partly preserved. 

Scale and massing: The Haringey Heartland Development Framework established this area for 

potential high density residential development. The supermarket’s requirement of a large car park 

has necessitated the density of the development to be concentrated to the sides of the quadrant in 

high residential blocks. Whilst the height of the block referred to as Hornsey Gardens is staggered to 

distribute its overall bulk and massing towards New River Avenue, the height at eight storeys is still 

considered significant and will be visible from long distance views from within the conservation 

areas (see verified view location 2). Views form the High Street and Hillfield Avenue would be also 

dominated by the high rise blocks. As such the scale of the blocks would not relate to the domestic 

scale of the High Street and the surrounding conservation areas. However, given the high density 

identified for this site, any reasonable form of development would have had a similar impact and a 

balanced judgment ought to be made regarding the relative impact of the proposed development.  

The proposed three storey block along High Street appears taller than the buildings to its east. 

Whilst not ideal, the building would act as the ‘bookend’ to the street frontage, the listed Great 

Northern Railway Tavern being on the eastern end of the same parade. 

Design: The overall design appears to what is being popularly referred to as ‘New London 

Vernacular’ consisting of plain rectangular façades broken only by use of materials and fenestration. 

Given the established local details of materials within the conservation areas, i.e bricks, tiles and 
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rendering, the proposed development would not be considered out of character and would be 

acceptable.  

Along the Hornsey Gardens elevation, the long horizontal facade has been broken by the use of the 

materials creating a rhythm similar to Hillfield Avenue, albeit much higher in scale. This continuation 

of the rhythm somewhat mitigates the impact of the development and ties the high density 

contemporary development with the traditional terraces along Hillfield Avenue. This aspect of the 

proposal has some merit that could potentially make a contribution to the conservation area. 

The proposed three storey block on High Street is considered to be a contemporary take on the 

more vernacular style of architecture, following the shop frontage of the existing parade. As such, 

there are no objections to the same. 

Landscape: Most of the landscaped areas would be within the built up blocks of the site and would 

not be visible from the High Street. As such the landscaped setting of the conservation area would 

not be directly enhanced. However, the landscaping of the car park with trees and quality paving 

materials would mitigate much of the impact of the harsh nature of the proposed development. The 

landscaping to the access road would also help to mitigate the development’s impact on the locally 

listed Mosque and the wider conservation area. 

CONCLUSION: 

Paragraph 133 of the National Planning Policy Framework states that ‘Where proposed development 

will lead to substantial harm to total loss of significance of a designated heritage asset, local planning 

authorities should refuse consent, unless it can be demonstrated that the substantial harm or loss is 

necessary to achieve substantial public benefits that outweigh that harm or loss.’ 

Paragraph 135 of the same also states that ‘The effect of an application on the significance of a non-

designation heritage asset should be taken into account in determining the application. In weighing 

applications that affect directly or indirectly non designated heritage asses, a balance judgement will 

be required having regard to the scale of any harm or loss of the significance of the heritage asset’. 

It is felt that the Applicant’s assessment of the significance of the heritage asset and the impact on 

the development could have been more thorough. Notwithstanding this, the contribution of the 

Hornsey Public Baths is limited by the redundancy of the buildings and the lost interiors. Thus, given 

the much wider regeneration of the site, the loss of significance caused due to their total demolition 

would not outweigh the public benefits of the proposed development. It is, therefore, acceptable in 

this instance. 

The new development, especially Hornsey Gardens and the High Street block would have an impact 

on the setting of the conservation area and other designated and non-designated heritage assets. 

The large car park and the wide access road, creating views of the 8 storey block and the retail unit 

are not in character with the conservation area. The overall scale of the development would be 

dominant and affect the setting of the conservation area. However, the ‘new vernacular’ design, the 

quality of materials, the rhythm of the façades and the landscaping would mitigate this impact and 

add a distinctive contemporary dimension to the character and appearance of the conservation 

area. 
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Overall, on balance the greater merits of the development from a regeneration point of view, 

providing significant housing numbers, permeable circulation network and a contemporary 

architectural language outweigh the loss of significance due to the demolition of the Baths and the 

impact on the setting of the conservation area and other designated and non designated assets 

CONDITIONS: 

No demolition works should be undertaken unless an a minimum of Level 3 recording of the Hornsey 

Public Bath buildings as per English Heritage’s guidance to ‘Understanding Historic Buildings: A guide 

to good recording practice’ should be submitted and agreed to with the Council and English 

Heritage.  

Details of all materials including fenestration, bricks, mortar joints and type should be submitted to 

the Council for further approval. 

 

Nairita Chakraborty 

Conservation Officer 

10th January 2014 

 


