Planning Sub Committee 25" March 2015 Item No.

REPORT FOR CONSIDERATION AT PLANNING SUB-COMMITTEE

1. APPLICATION DETAILS

Reference No: HGY/2014/1333 Ward: Fortis Green

Address: Muswell Hill Police Station 115 Fortis Green N2 9OHW

Proposal: Proposed conversion of former Police Station to 9 no. residential units.
Applicant: Station House (Muswell Hill) Ltd

Ownership: Private

Case Officer Contact: Matthew Gunning

Date received: 19/12/2014

Drawing number of plans: 1309.01 - 13 1309.15-16, 1309.23B,24A,25C,26B, 27B,28B,29B,30A,
21A

1.2 SUMMARY OF KEY REASONS FOR RECOMMENDATION

e The principle of converting this current vacant building is acceptable and will optimise the
potential of the existing building, providing 9 residential units, contributing to meeting the
housing needs of the Borough.

e The proposed development will not cause harm to the special interest of this locally listed
building or the conservation area but rather will enhance the character and appearance of this
part of the conservation area.

e Given the history of the site and associated operations of the former Police Station it is
considered that the use of this building for residential purposes will not exacerbate on-street
parking conditions and as such will not unduly harm the amenity of nearby residents.
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2. RECOMMENDATION

1)

2)

3)

That the Committee resolve to GRANT planning permission and that the Head of
Development Management is delegated authority to issue the planning permission and
impose conditions and informatives and/or subject to sec. 106 Legal Agreement.

That the section 106 legal agreement referred to in the resolution above is to be completed
no later than 30 May 2015 or within such extended time as the Head of Development
Management shall in her sole discretion allow; and

That, following completion of the agreement(s) referred to in resolution (1) within the time
period provided for in resolution (2) above, planning permission be granted in accordance
with the Planning Application subject to the attachment of all conditions imposed including;

Conditions

1) Implementation within 3 years;

2) Development to be carried out in accordance with approved plans;

3) Precise details of the materials;

4) Retention and/or proper recording of any hidden historic features;

5) Details of proposed new windows, doors, rooflights, cills to be submitted to LPA;
6) Central satellite antenna;

7) Cycle facilities to be provided in accordance with the approved details;

8) Details of external lighting to be submitted to LPA;

9) Construction Management Plan (CMP)

Informatives

1)
2)

CIL;

Hours of Construction;
Party Wall Act;
Numbering;

Surface water drainage;
Groundwater discharge;
Thames Water

S106 Heads of Terms

e A contribution of £10,000 towards the feasibility of implementation of a controlled
parking zone (CPZ) in the area surrounding the site.

e An affordable housing contribution £89,964.00.

¢ Implementation/ monitoring of an approved Travel Plan.
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3.1

3.2
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3.5

3.6

PROPOSED DEVELOPMENT AND LOCATION DETAILS
Proposed development

The proposal is for the conversion of the former Police Station into 9 no. residential
units with extensions and alteration to the building. The development would comprise
of the following mix:

1no. 1 bedroom unit

3no. 2 bedroom units
4no. 3 bedroom units
Ino. 4 bedroom unit.

The existing cell block to the rear of the main building would be demolished in order to
facilitate the construction of the rear extensions which would comprise 252 square
metres of net additional floor space. The front and side elevations of the existing
building would be retained and enhanced with the reinstatement of original features
with other alterations made to the front and side elevations in order to facilitate this
residential conversion.

Site and Surroundings

The application site is the former Muswell Hill Police Station located on the southern
side of Fortis Green Road on a prominent corner site at the junction with Fortis Green
Avenue. The site falls within Fortis Green Conservation Area and is included in the
Council’s local list of buildings of architectural and historic importance. The building is
a substantial three storey Edwardian building built in 1904, primarily in red brick with
contrasting buff coloured stone dressings and a steeply pitched roof. Architectural
features include prominent porch and decorative frieze to the main entrance, window
cills and lintels and open eaves. A substantial and prominent chimney stack is also a
particularly notable feature.

The surrounding area comprises different building types and uses, including residential
in the form of two-storey terraced and semi-detached properties, flatted development,
and commercial uses. To the south of Fortis Green are streets of residential properties;
substantial Edwardian terraces with good proportions and strongly consistent detailing.

The site is within walking distance of the main shopping thoroughfare of Muswell Hill
Broadway (400m to the east). The site is also within walking distance of East Finchley
High Road and is 950m to the north east of East Finchley Tube station.

Planning History

The most recent application for the site is a planning application in 2003 for the erection
of a portable building to the rear of the building to be used by police community
support officers, approved under reference HGY/2003/1516.

CONSULTATION RESPONSE

Internal:
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5.1

52

1) LBH Conservation Officer — Identifies that the proposals would improve the
appearance of the building, would secure the buildings future and would be to
the benefit of the character and appearance of the conservation area. The Officer
asks for a number of conditions to be imposed.

2) LBH Transportation — Raise objection as set out in para. 6.38 and in Appendix

2.
External:
4) Thames Water Utilities — Advise that with regard to sewerage infrastructure
capacity they would not have any objection but ask for informatives to be added.
5) Met Police — Have no objection but urge the developer to consider the standards

of the Secured by Design.

6) London Fire Brigade — Are satisfied with the proposal; the authority strongly
recommend that sprinklers are considered.

7) Building Control — Work will be subject to the requirements of the Building
Regulations 2010.

7) LBH Housing Investment & Sites — Would like to see that all possible attempts
to maximise the full potential of this site is explored to help contribute to the
affordable housing provision in the west of the borough. At its present size this
scheme is unable to sustain compliance with policy for on-site affordable
provision and hence an off-site financial contribution relating to 20 %
affordable contribution would be acceptable.

LOCAL REPRESENTATIONS

The application has been publicised by way of a site notice displayed in the vicinity of
the site and 135 letters. The number of representations received from neighbours
including an objection from Muswell Hill & Fortis Green Residents Association, are as
follows:

No of individual responses: 23
Objecting: 23
Supporting: 0

The following issues were raised in the representations received:

Parking related

o Proposal does not include on-site parking.

o Parking is already a problem on the surrounding roads as a result of restrictions
that apply from East Finchley station all the way to Lynmouth Avenue. As a
result, many non residents already use Annington Road and Fortis Green
Avenue to park in order to walk to the station.

o Area already suffering a lot of displacement parking being on the edge of the
Fortis Green CPZ extra cars will compound the problem.

o The former police station has ample parking on-site and the plans should be re-
configured to offer at least 9 parking spots for the new tenants.

o Disposal of the courtyard area will carry its own implications in terms of
additional parking.
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o Additional on street parking demand would damage business in the area.

o Local businesses would suffer if parking congestion reaches a point where
residents request a CPZ on these roads.

o Estimates of parking needs in the area have been underestimated; problem is
likely to worsen as a number of sites in the immediate area either have
permission for or are likely to be the subject of applications for housing
developments.

o Concerns about methodology used in traffic survey.

o Parking survey does not reflect true parking demands in the area.

o Peak demand is highest in the area between 1lam and 12noon and not 12
midnight and 6am as per the Lambeth methodology.

o Concern about extra traffic in street and associated noise, pollution etc.

o Provision of cycle storage is inadequate in addressing the fact that 6 of the 7
apartments are 2-3 bed, and the townhouses are 3 and 4 bed.

o A reduction in the proposed number of units within the existing building might
address both the parking and the aesthetic issues.

o Some of the units are only just over the minimum standards in terms of sizes;
reduction in the number of units would have the dual advantage of reducing the
parking impact and improving residential amenity.

o CPZ consultation is a necessity to protect rights of residents.

Design related

o Proposed rear elevation of the two Fortis Green Avenue houses involves the
addition of an ugly square dormer up to the level of the chimneys, which will
destroy the character of the roofline of the listed building.

o Care should be taken to keep the development in keeping with old Police Station
in view that it sits in a Conservation Area.

Amenity related

o Inclusion of the roof terraces will have a considerable impact on residents in
Annington Road.

o Application will change the nature of a quiet residential neighbourhood.

o Invasion of privacy (2 Coleraine Cottages Fortis Green).

Other

o Council should carry out a study of the area to determine what capacity of
redevelopment the location can support.

6. MATERIAL PLANNING CONSIDERATIONS
6.1 The main planning issues raised by the proposed development are:

e Principle of the development;
e External changes and impact on the character and appearance of the locally listed

building and conservation area;
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6.2

6.3

6.4

6.5

6.6

6.7

Layout & quality of accommodation;
Residential mix & affordable housing;
Impact on residential amenity;

Traffic generation, parking and access;
Waste Management;

Sustainability;

e Planning Obligations.

Principle of the development

Local Plan Policy SPO supports the broad vision of the NPPF, and states that the
Council will take a positive approach to reflect the government’s policy of presumption
in favour of sustainable development. Therefore, planning permission will be granted
by the Council for development that is sustainable unless any benefits are significantly
outweighed by demonstrable harm caused by the proposal

Local Plan policy SP16 protects against the loss of community facilities, but exceptions
to this may be considered acceptable if the facility is relocated as part of a wider
strategy by a service provider. In this case better and more accessible policing facilities
are being sought and replacement facilities have already been brought forward in
Haringey in the new Wood Green Police Station. There are also proposals for a
replacement facility at Tottenham Police Station.

This Police Station is therefore identified as surplus to the Mayor of London policing
requirements. A residential re-use of the building is considered to be acceptable as it
provides new additional housing within an existing building, which is served well by
existing services and infrastructure, and is located in a sustainable location in close
proximity to a town centre. The proposal also conforms with surrounding land uses.

While the site is located on the border of the Muswell Hill Restricted Conversion area,
an area identified by the Council’s saved UDP Policy HSG 11 as suffering from high
parking pressures, the site falls outside this area and as such its conversion could not be
refused on such grounds. Notwithstanding this the policy as written here is to control
the number of single family dwelling conversions as opposed to the conversion of non-
residential buildings.

The proposal optimises the potential of the site providing 9 residential units
contributing to meeting the Borough’s housing needs. The proposal is supported by
London Plan Policies 3.3 ‘Increasing Housing Supply’ and 3.4 ‘Optimising Housing
Supply’ and local plan policy SP2 ‘Housing’, which has a target of 1,502 homes under
the Further Alterations to the London Plan (FALP) 2014.

The proposal is therefore acceptable in land use terms subject to an assessment against
all other material considerations with special regard being given to preserving the
architectural merit and features of this locally listed building and the character and
appearance of the conservation area and any harm caused.

External changes and impact on the character and appearance of the locally listed
building and conservation area
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6.8

6.9

6.10

6.11

6.12

The Legal Position on impacts on heritage assets is as follows, and Section 72(1) of the
Listed Buildings Act 1990 provides:

“In the exercise, with respect to any buildings or other land in a conservation area, of
any functions under or by virtue of any of the provisions mentioned in subsection (2),
special attention shall be paid to the desirability of preserving or enhancing the
character or appearance of that area.” Among the provisions referred to in subsection
(2) are “the planning Acts”.

The Barnwell Manor Wind Farm Energy Limited v East Northamptonshire District
Council case tells us that "Parliament in enacting section 66(1) did intend that the
desirability of preserving the settings of listed buildings should not simply be given
careful consideration by the decision-maker for the purpose of deciding whether there
would be some harm, but should be given “considerable importance and weight” when
the decision-maker carries out the balancing exercise.”

The Queen (on the application of The Forge Field Society) v Sevenoaks District
Council says that the duties in Sections 66 and 72 of the Listed Buildings Act do not
allow a Local Planning Authority to treat the desirability of preserving the settings of
listed buildings and the character and appearance of conservation areas as mere material
considerations to which it can simply attach such weight as it sees fit. If there was any
doubt about this before the decision in Barnwell, it has now been firmly dispelled.
When an authority finds that a proposed development would harm the setting of a listed
building or the character or appearance of a conservation area, it must give that harm
considerable importance and weight. This does not mean that an authority’s assessment
of likely harm to the setting of a listed building or to a conservation area is other than a
matter for its own planning judgment. It does not mean that the weight the authority
should give to harm which it considers would be limited or less than substantial must be
the same as the weight it might give to harm which would be substantial. But it is to
recognise, as the Court of Appeal emphasized in Barnwell, that a finding of harm to the
setting of a listed building or to a conservation area gives rise to a strong presumption
against planning permission being granted. The presumption is a statutory one, but it is
not irrebuttable. It can be outweighed by material considerations powerful enough to do
so. An authority can only properly strike the balance between harm to a heritage asset
on the one hand and planning benefits on the other if it is conscious of the statutory
presumption in favour of preservation and if it demonstrably applies that presumption to
the proposal it is considering.

In short, there is a requirement that the impact of the proposal on the heritage assets be
very carefully considered, that is to say that any harm or benefit to each element needs
to be assessed individually in order to assess and come to a conclusion on the overall
heritage position. If the overall heritage assessment concludes that the proposal is
harmful then that should be given "considerable importance and weight" in the final
balancing exercise having regard to other material considerations which would need to
carry greater weight in order to prevail.

Policy 7.8 of the London Plan (LP) (2011) requires that development affecting heritage
assets and their settings to conserve their significance by being sympathetic to their
form, scale and architectural detail. Policy SP12 of the Haringey Local Plan (HLP)
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6.13

6.14

(2013) requires the conservation of the historic significance of Haringey’s heritage
assets. Saved policy CSV5 of the Haringey Unitary Development Plan (UDP) (2006)
requires that alterations or extensions preserve or enhance the character of the
Conservation Area.

The building’s position, substantial scale and design make the building prominent
within the conservation area and as such the building is a landmark building within the
streetscene. There are various remnant elements of the building’s former use which are
important to its character, such as the ‘POLICE’ engraving over the entrance porch, a
flagpole at first floor level, and a metal bracket fixed to the base of the chimney stack,
which would most likely have held a police lantern. There is also a stone pediment with
engraved date ‘1904°.

The proposal will retain the appearance of the front and side elevations with only minor
alterations. The proposal will result in more significant changes to the inner elevations.
The inner/ rear elevations facing the yard have a functional, utilitarian appearance and
are assessed as being of low significance both to the character of the building and to the
wider Conservation Area. The proposed development does not affect the height of the
existing building with the existing roof profile retained. The height of the ridge will
only be raised by the thickness of the insulation needed to bring the performance of the
building fabric to current standards. In more detail the alterations to the fabric of the
buildings will consist of the following:

Fortis Green / Front Elevation

Reinstate original windows that are now lost;

Repair of all of the stone detailing to the windows, cills front door portico etc;
Retain the elements of the Police Station that remind of its original use;

Subtle lighting introduced to illuminate discretely parts of the elevation;

A new illuminated 115 light to be installed in existing wrought iron support
frame on the corner of Fortis Green and Fortis Green Avenue;

Fortis Green Avenue Elevation

e Insertion of new windows, doors and new roof lights (new front door openings
to house 9, new pair of sash windows to house 9 and new doors to bin store);

e Existing low-level steel fencing with mesh infill panels will be removed and
replaced with a true period replication of a steel / iron fencing style in keeping
with the age of the building;

Rear Elevation

¢ Removing the cell block, remodelling the rear of the main buildings;

e Erection of new small extension to the rear part of the building;

e Simple materials palette for the inner elevations — buff coloured London
stock;

e Windows and doors will be either powder coated aluminium frames or
painted hardwood frames;
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6.15

6.16

6.17

6.18

6.19

6.20

e Glass balustrades to roof terrace edges and lead cappings to walls and other
weathering details in this area;

e Dormer windows at roof level will have metal cladding detailed and the
appearance of lead to the roofs.

The degree of alteration to the front and side elevations are minor preserving the special
interest of this locally listed building and the significance of its contribution to the
character and appearance of this part of the conservation area. The alterations to the
inner elevations are also acceptable and while more significant these elevations have
been modified over time and have limited architectural merit. The proposed extensions/
alterations to these inner elevations would be contemporary in nature and would add
interest to these elevations. The design approach has been assessed and is acceptable.
The demolition of the existing cell block to facilitate the extensions would not give rise
to the loss of a part of this building of historic/ architectural significance.

Overall, the proposals will not cause harm to the conservation area and would improve
the appearance of the building thereby enhancing the character and appearance of the
conservation area. The alterations would secure the building’s future use thus providing
wider public benefits in terms of cherishing the building’s past for the enjoyment of
future generations. In this case the proposal would serve to enhance the character and
appearance of the conservation area as such complying with the relevant legal tests and
planning policies outlined above.

Layout & Quality of Accommodation

London Plan 2011 Policy 3.5 ‘Quality and Design of Housing Developments’ requires
all new housing developments to enhance the quality of local places and for the
dwelling in particular to be of sufficient size and quality. The standards by which this is
measured are set out in the Mayor’s Housing SPG 2012.

While the conversion of the building here to residential use is affected by the fabric,
scale and configurations of the building the resulting flats meet or exceed the minimum
standards set out in The Mayor’s London Housing Design Guide 2011 in terms of
overall floor area. The proposed residential accommodation has been designed/ laid out
sensitively to respect the existing character of the building and will provide good
quality accommodation.

The proposal seeks to use the existing layout of principal rooms and circulation spaces
in order to maintain the primacy of the historic main entrance. The original staircase,
lobby and other elements of the original plan form would be retained in the interest of
creating an attractive internal environment to the building. In terms of access 7 of the
units will gain access from the existing main entrance from Fortis Green while two-
units (houses) will have their own dedicated entrances onto Fortis Green Avenue. The
various rooms in the development will have generous windows and all units are dual
aspect thereby providing cross ventilation.

The two new housing units will benefit from their own garden space. Unit 1 a 3-
bedroom duplex unit will have a south facing garden of 54 square metres. Unit 3 a 2-
bedroom unit which is constrained by it’s location in the corner of the building will

have a courtyard garden of 11 square metres. Unit 4 will have a south facing roof
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6.21

6.22

6.23

6.24

6.25

6.26

6.27

6.28

terrace of 9 square metres. Both units 6 and 7 will benefit from a roof terrace of 6
square metres.

The location of this site will mean that future residents will also benefit from its
proximity to good quality open spaces (Highgate Wood, Cherry Tree Wood, Coldfall
Wood and Muswell Hill Playing Fields).

The proposal will provide an acceptable standard and layout of accommodation for its
future occupants in line with Policy 3.5 of the London Plan 2011 and the Mayor’s
Housing SPG.

Residential Mix & affordable housing

Policy 3.8 of the London Plan highlights that new developments should offer a range of
housing choices in terms of the mix of housing sizes and types. The proposed mix
comprises 1 x one-bedroom, 3 x two-bedroom, 3 x three-bedroom and 1 x four-
bedroom unit. The mix of units proposed here is considered to be acceptable adding to
the local housing stock in accordance with national and local planning policies.

Policy SP2 of the Local Plan requires developments of less than 10 units to provide
20% of the scheme as affordable housing or to make an equivalent financial
contribution. In this case as a vacant building credit would apply (as per revised
National Planning Practice Guidance issued on 28 November 2014) the financial
contribution is calculated only on the net additional floor space (252 square metres)
rather than on the total floorspace of the building. An affordable housing contribution
will therefore be secured here (£89,964.00) based on the uplift in the floorspace.

The proposal will provide an acceptable residential mix and will make a financial
contribution to the delivery of affordable housing in the Borough. The proposal would
therefore meet the aims and objectives as set out in the NPPF, London Plan Policies 7.4,
7.5 and 7.6, saved UDP Policy UD3, Local Plan Policies SP11 and SP12.

Impact on the amenity of adjoining occupiers

London Plan 2011 Policies 7.6 and 7.15 and saved UDP 2006 Policies UD3 and ENV6
require that development must not cause unacceptable harm to the amenity of
surrounding land and buildings and the residential amenity of adjoining occupants in
terms of loss of daylight, sunlight, privacy and overlooking.

The conversion of the building to residential use does not present issues in terms of
privacy and overlooking. While concerns have been raised by a resident of 2 Coleraine
Cottages, located opposite the site, in respect of loss of privacy, the front and side
elevations (street elevations) are unchanged and as such do not present new issues of
overlooking.

The massing of the new extensions to the rear and siting of the private terraces have
been carefully considered so that no material harm will be caused to the occupants of
neighbouring properties by way of loss of light or privacy. In respect of the flats in the
adjoining building (111-113 Fortis Green) and the pair of semi-detaches houses located
to the rear of this building (111a & 111b) the roof terraces will have timber louvred
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6.29

6.30

6.31

6.32

6.33

privacy screens on the side closest to these properties so as to minimise overlooking.
The properties on Annington Road are positioned sufficiently far away so as not to be
overlooked by the proposed terraces in question. In fact given the position of 111a &
111b the line of vision from such roof terraces will be restricted by the height/ roof
form of these dwellings.

The privacy and amenity of neighbouring occupiers will not be adversely affected and
as such the proposal is in accordance with London Plan 2011 Policy 7.6 policy UD3 of
the UDP.

Traffic generation, parking and access

Saved policy M10 ‘Parking for development’ seeks to ensure that proposed
developments do not adversely affect the free flow of traffic around a site and that they
do not result in a material impact on existing parking levels. UDP policy M10 refers to
parking standards contained within Appendix 1, which are stated as maximum
standards. There are no minimum standards within policy M10. Whilst policy M10
states that proposals that do not meet these standards will not normally be permitted the
policy continues by stating that parking requirements will be assessed on an individual
basis as part of a transport assessment. This is particularly relevant in respect of
proposals for conversion of existing buildings as opposed to new build scheme.

The application site has a PTAL rating of 3 (medium accessibility) being within
walking distance of East Finchley underground station (10-12 minutes) and being
served by the 102, 234 and 603 bus routes. The site is located on the border of the
Muswell Hill Restricted Conversion area which is immediately to the east of the site.
The site is also located on the edge of the Fortis Green Controlled Parking Zone (CPZ)
which is to the west of the site. The Fortis Green CPZ operates Monday to Friday
between the hours of 11am and 1pm with the primary purpose of the CPZ to restrict
commuter parking.

The application does not provide any off street car parking spaces and as such is
supported by a transport assessment. While the land to the rear of the site via Fortis
Green Avenue was previously used for the parking of vehicles in connection with the
Police station use (approximately 10 spaces) this land does not form part of the
application site being considered in this application. There is a separate planning
application by a different applicant for this site. The spaces however were principally
used for the parking of police patrol vehicles.

It is recognised that the area surrounding the site is heavily parked with limited on street
car parking spaces attributed to three factors; 1) high car ownership levels- 0.9 car
parking spaces per household; 2) displaced parking from the Fortis Green CPZ and 3)
parking as a result of commuter parking to access the nearby East Finchley station. The
proposal however needs to be considered in the context of whether the removal of the
Police Station operation and the conversion of the building into residential use would
exacerbate on-street parking conditions and would unduly harm the amenity of nearby
residents. Therefore an assessment needs to be made as to whether or not the
surrounding roads can cope with the on-street parking demand in connection with a
residential use versus the former use.
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6.34

6.35

6.36

6.37

6.38

A transport statement has been submitted with the application. The report indicates that
the proposed residential use of this building would only give rise to minimal additional
traffic, compared to its previous use as a police station. The report also indicates that
there is currently sufficient on-street parking availability to accommodate the additional
demand created by the proposal. For the purpose of the analysis to show the
implications of the vehicle trips generated by the proposed use when compared with the
existing use, the applicant observed activity at nearby Hornsey Police Station, which is
comparable in size and characteristics to the Police Station that was previously on the
application site. The comparison here demonstrates that the proposed residential use
would result in a minimal number of additional vehicular trips, with only 3 trips in the
morning peak and 2 trips during the evening peak hour.

The submitted transport statement expects the scheme could generate ownership of up
to 8 vehicles, based on 2011 census data of car ownership in the area. The census data
indicates that 34.7% of households in Fortis Green Ward and 33.7% in Muswell Hill
Ward do not possess a car while 45.5% and 46.6% respectively have one car.

A parking survey has been submitted with this application which recorded demand
every 30 minutes between the hours of 18:00-23:00 and looked at the following roads:
Fortis Green, Fortis Green Avenue, Annington Road, Lymouth Road, Keynes Close,
Midhurst Avenue, Twford Avenue, Eastern Road and Collingwood Avenue.

In this case the number of available spaces during the busiest period would reduce from
58 spaces to 47 spaces when including the adjacent development site to the south. This
would result in the maximum parking demand increasing to 87.0% from 84.1%. The
survey also gave consideration to the roads within the immediate vicinity of this site,
namely Fortis Green Avenue and Annington Road to the south of the site. These two
roads are shown to accommodate a total of 97 parking spaces (based on a space
measuring 6 metres in length). In respect of these roads the survey indicates that there is
available parking space within the immediate area during the busiest half hour period,
with the percentage of spaces likely to reach a maximum of 91% (from 80.8%) when
also accounting both developments.

While the Council’s Transportation Team accept that the proposed trips generated by
the proposed development would not impact on the free flow of traffic on Fortis Green
and accept that it is likely to generate fewer trips when compared to the previous use as
a police station, they object and raise a number of concerns in relation to the proposed
development; namely:

e The application does not include off street parking);

e Concern that the parking survey carried out does not comply with Lambeth
methodology in respect of parking bay size and the need for the surveys to be
carried out over 2 week day night (between 12:30 am and 05:30 am) (nb it was
subsequently confirmed that it dies conform to the Lambeth methodology);

e Need for the parking survey to include morning and evening periods (7-8am and 6-7
pm) to capture the effect of commuter parking;

e The absence of a controlled parking zone in the area restricts the mechanism to
control on street parking;
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6.39

6.40

6.41

6.42

e Concerns in respect of the site’s location next to a restricted conversion area;
e Overspill in parking demand in respect of the former use would have been limited to
operational use and would be temporary in nature.

In this case the survey (as revised) was carried out in accordance with the Lambeth
Methodology (an industry standard) which considers the night time period when
parking demand associated with a residential area is at its highest. The survey
methodology also did assume a car required 6 metres of kerbline to park as required by
the Council’s Transportation Team.

It is recognised the area suffers from displaced commuter parking which has increased
the on street car parking pressure in the area. In this case the applicant will be required
to contribute by way of a S.106 agreement a sum of £10,000 (ten thousand pounds)
towards the feasibility of implementing a controlled parking zone (CPZ) in the area
surrounding the site. A contribution has already been secured in respect of consulting
on the implementation of a CPZ in the area surrounding the nearby St Lukes site,
following approval of a planning consent to redevelop this site in 2013 (Ref:
HGY/2013/0061). The inclusion of the application site here within a CPZ would help
manage parking demand and address the day time parking pressures experienced in the
area. The typical aim of a CPZ is to prioritise parking for residents by restricting non-
resident and commuter parking. The inclusion of this area within a CPZ would however
as mentioned have to be subject to separate consultation with local residents.

In respect of the development here and that of the adjoining site the removal of the on-
street space for disabled users and removal of the police station access will effectively
reinstate two on-street bays. It is also recognised that the site has good sustainable
transport choices other than use by private car. There is good provision of public
transport along Fortis Green with the site being within walking distance of East
Finchley underground station (10-12 minutes). Cycle parking is being provided and is
considered to be safe, secure, covered and convenient. The proposal is also to include a
travel plan which can include mechanisms such as introductory membership to a ‘car
club’, with welcome packs for residents. Car club schemes in Haringey now offer
members access to 80 on-street vehicles across the Borough, the nearest of which is on
Twyford Avenue.

Whilst account is taken of the concerns of local residents and Transportation Officers
about the effect of parking arising out of the scheme planning officers consider that the
removal of the Police Station operation is likely to reduce parking demand/ traffic
generation in the local road network surrounding the site and that there is capacity in the
wider area for on-street parking. The introduction of a CPZ would also further alleviate
parking pressure. As such Planning Officers consider that refusal on transport grounds
would not be justified. A decision here also needs to be balanced against the need/
benefit of finding a viable and suitable long term use for this vacant building.

Waste Management
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6.43

6.44

6.45

6.46

6.47

6.48

Saved policy UD7 Waste Storage of the UDP (2006) states that the Council will require
all development to include appropriate provision for the storage of waste and recyclable
material.

The siting of the bin store here will be in a new opening in the building which would be
accessed from Fortis Green Avenue. This is considered to be an acceptable solution
recognising the constraints of the building and the site and will be convenient in terms
of collection.

Sustainability

London Plan 2011 sets out the approach to climate change and requires developments to
make the fullest contribution to minimizing carbon dioxide emissions. This approach is
continued in Local Plan 2013 Policy SP4, which requires residential developments to
achieve Code for Sustainable Homes Level 4

As the building in question is an historic building located within a conservation area it
is understandable that the need for energy efficiency needs to be balanced with building
conservation. The refurbishment of the building here however will include the
following energy saving measures:

e Replacing the windows with high performance double glazing;

e Enhanced air tightness to reduce heat loss with additional insulation to walls;

e New additions to rear will provide a highly enhanced thermal envelope coupled
with generous glazing to provide good daylight penetration;

e All units are dual aspect thereby providing cross ventilation;

e Energy efficient boilers and heating appliance;

e Energy efficient, washing machines and dryers, fridges freezers and ovens.

Planning Obligation

Section 106 of the Town and Country Planning Act 1990 allows the Local Planning
Authority (LPA) to seek financial contributions to mitigate the impacts of a
development. Below are the agreed Heads of Terms:

e A contribution of £10,000 towards the feasibility of implementation of a controlled
parking zone (CPZ) in the area surrounding the site.
e An affordable housing contribution of £89,964.00.

e Implementation/ monitoring of an approved Travel Plan.

Based on the information given in the plans, the Mayor’s CIL charge will be £8,820.00
(252 sq.m x £35) and Haringey CIL charge will be £66,780.00 (252 sqm x £265). This
will be collected by Haringey after the scheme is implemented and could be subject to
surcharges for failure to assume liability, for failure to submit a commencement notice
and/or for late payment, and subject to indexation in line with the construction costs
index. An informative will be attached advising the applicant of this charge.

Conclusions
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6.49

6.50

6.51

The principle of converting this current vacant building is considered acceptable and
will optimise the potential of the existing building, providing 9 residential units,
contributing to meeting the housing needs of the Borough. The proposed development
will not cause harm to the special interest of this locally listed building or the
conservation area and will enhance the character and appearance of this part of the
conservation area.

Given the associated operations of the former Police Station it is considered that the use
of this building for residential purposes will not exacerbate on-street parking conditions
and as such will not unduly harm the amenity of nearby residents.

All other relevant policies and considerations, including equalities, have been taken into
account. Planning permission should be granted for the reasons set out above. The
details of the decision are set out in the RECOMMENDATION

7. RECOMMENDATION

GRANT PERMISSION subject to conditions and S106 Agreement

Registered No. HGY/2014/1333

Applicant’s drawing No.(s) 1309.01-13, 1309.15-16, 1309.23B, 24A, 25C, 26B, 27B, 28B,
29B, 30A & 21A

Subject to the following condition(s)

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.

The development hereby authorised shall be carried out in accordance with the plans
(1309.01-13, 1309.15-16, 1309.23B, 24A, 25C, 26B, 27B, 28B, 29B, 30A & 21A) and
specifications submitted to, and approved in writing by the Local Planning Authority.

Reason: In order to avoid doubt and in the interests of good planning.

No development shall have taken place until samples of the types and colours of the
external finishes have been submitted to and approved by the Local Planning Authority
in writing prior to the commencement of the development. The development shall be
implemented in accordance with such approved details. For the purpose of this
condition, the samples shall only be made available for inspection by the Local
Planning Authority at the planning application site itself.

Reason: In order to retain control over the external appearance of the development and
in the interest of the visual amenity of the area.

OFFREPC
Officers Report
For Sub Committee



All new external works and finishes and works of making good to the retained fabric,
shall match the existing adjacent work with regard to the methods used and to material,
colour, texture, including mortar.

Reason: To safeguard the historic fabric and the architectural character and appearance
of the building.

Any hidden historic features (internal or external) which are revealed during the course
of the works shall be retained in situ, work suspended in the relevant area of the
building with the Local Planning Authority notified immediately. Thereafter where
considered necessary provision shall be made for the retention and/or proper recording,
as required by the Local Planning Authority.

Reason: To safeguard the historic fabric and the architectural character and appearance
of the building.

The development hereby permitted shall not commenced until a drawing at a scale of
1:5 is submitted to and approved by the Local Planning Authority showing details of
proposed new windows, doors, rooflights along with cills and lentils.

Reason: To safeguard the historic fabric and the architectural character and appearance
of the building.

Notwithstanding the Provisions of Article 4 (1) and part 25 of Schedule 2 of the Town
and Country Planning (General Permitted Development) Order 1995, no satellite
antenna shall be erected or installed on any building hereby approved. The proposed
development shall have a central dish or aerial system for receiving all broadcasts for
the residential units created: details of such a scheme shall be submitted to and
approved by the Local Planning Authority prior to the occupation of the property, and
the approved scheme shall be implemented and permanently retained thereafter.

Reason: To safeguard the historic fabric and the architectural character and appearance
of the building.

No occupation of the flats hereby approved shall be occupied until the cycle facilities
serving it have been provided in accordance with the approved details, and they shall
thereafter be retained for their intended purpose unless otherwise agreed in writing by
the local planning authority.

Reason: To ensure the development provides adequate cycle parking facilities in
accordance with the London Plan.

No development shall take place until details of a scheme for installing external lighting
within the site, including night-time security lighting and its means of actuation, light
spread and average illuminance, have be submitted to and approved in writing by the
Local Planning Authority. The development shall be carried out entirely in accordance
with the approved details.
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10.

Reason: In order to retain control over the external appearance of the development and
in the interest of the visual amenity of the area.

No development shall take place, including any works of demolition, until a
Construction Method Statement has been submitted to, and approved in writing by, the
local planning authority. The approved Statement shall be adhered to throughout the
construction period. The Statement shall provide for: 1) the parking of vehicles of site
operatives and visitors; ii) loading and unloading of plant and materials; iii) storage of
plant and materials used in constructing the development; iv) the erection and
maintenance of any security hoarding including decorative displays and facilities for
public viewing, where appropriate; v) wheel washing facilities; vi) measures to control
the emission of dust and dirt during construction.

Reason: To safeguard pedestrians, reduce congestion and mitigate any obstruction to
the flow of traffic on the local Highways network.

INFORMATIVE:

The applicant is advised that the proposed development will be liable for the Mayor of
London's CIL. Based on the Mayor’s CIL and the information given on the plans charge
will be £8,820.00 (252 sq.m X £35) and Haringey CIL charge will be £66,780.00 (252
sqm x £265). This will be collected by Haringey after the scheme is implemented and
could be subject to surcharges for failure to assume liability, for failure to submit a
commencement notice and/or for late payment, and subject to indexation in line with
the construction costs index.

INFORMATIVE: Hours of Construction Work

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

INFORMATIVE: Party Wall Act

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

INFORMATIVE:

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

INFORMATIVE:

With regard to surface water drainage it is the responsibility of a developer to make
proper provision for drainage to ground, water courses or a suitable sewer. In respect of
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surface water it is recommended that the applicant should ensure that storm flows are
attenuated or regulated into the receiving public network through on or off site storage.
When it is proposed to connect to a combined public sewer, the site drainage should be
separate and combined at the final manhole nearest the boundary. Connections are not
permitted for the removal of groundwater. Where the developer proposes to discharge
to a public sewer, prior approval from Thames Water Developer Services will be
required. They can be contacted on 0845 850 2777.

INFORMATIVE:

Where a developer proposes to discharge groundwater into a public sewer, a
groundwater discharge permit will be required. Groundwater discharges typically result
from construction site dewatering, deep excavations, basement infiltration, borehole
installation, testing and site remediation. Groundwater permit enquiries should be
directed to Thames Water's Risk Management Team by telephoning 020 8507 4890 or
by emailing wwqriskmanagement@thameswater.co.uk. Application forms should be
completed on line via www.thameswater.co.uk/wastewaterquality. Any discharge made
without a permit is deemed illegal and may result in prosecution under the provisions of
the Water Industry Act 1991.

INFORMATIVE — Thames Water

Thames Water will aim to provide customers with a minimum pressure of 10m head
(approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames
Waters pipes. The developer should take account of this minimum pressure in the
design of the proposed development.
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8.0 APPENDICES

Appendix 1: Plans and images
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Aerial View
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Front Elevation

Side Elevation/ Fortis Green Avenue
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Rear Elevation

Proposed Ground Floor Plan
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Proposed Side Elevation/ Fortis Green Avenue
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Appendix 2: Comments by LBH Transportation

Initial Comments

The proposed site is located in an area with a Medium public transport accessibility level
(PTAL 3), on Fortis Green (the A504) which links Fortis Green to Muswell Hill. The site is

located on the border of the Muswell Hill Restricted Conversion area which is
immediately to the east of the site. The Muswell Hill Restricted conversion area is an area
which has been identified by the Councils saved UDP Policy HSG 11 as suffering from High
Parking pressures. Site visits were conducted on the 14th July where it was observed that the
area surrounding the site is heavily parked with very few on street car parking spaces available.

The site is also located on the edge of the Fortis Green Controlled Parking Zone (CPZ)

which is to the west of the site, the Fortis Green CPZ operates Monday to Friday
between the hours of 11am and 1pm, the primary purpose of the CPZ is to restrict commuter
parking. The area to the east of the of the Fortis Green CPZ which includes that immediate
area surrounding the site suffers from displaced commuter parking which has increased the on
street car parking pressure.

The proposed development site was previously used as a police station with off street car
parking provided to the rear of the site via Fortis Green Avenue, no existing trips or parking
demand has been provided as part of the Transport Statement provided by the applicants
transport consultant Vectos. The applicant is proposing to redevelop a section of the existing
site to provide 9 residential units including ( 1x1 bed, flat, 3x2 bed flat, 3x3 bed flat, 1x3
bed house and 1x4 bed house), the applicant has not proposed providing any off street car
parking spaces.

The applicants transport consultant has calculated the trip rates that are likely to be generated
by the proposed development using the following sites from the TRAVL trip

forecast database: (Orchard Court RM13, Osier Crescent N10 and Tysoe Avenue EN3). Based
on the following sites this proposed development of 9 units would generate 3 in/out movements
during the critical am peak hour.

Whilst we have considered that the proposed trips generated by the proposed development
would not impact on the free flow of traffic on Fortis Green and is likely to generate fewer trips
when compared to the previous use as a police station, we have a number of concerns in
relation to the proposed development:

1) The applicant has submitted parking surveys as requested as part of the pre-
application, and Transport Statement scoping meeting, the surveys must comply with
the Lambeth Methodology, with one exception, parking bays should be 6 metres in
length not 5 as per the methodology. As per the methodology the surveys must be
conducted over 2 week day night between 12:30 am and 05:30 am. The surveys
submitted by the applicant do not comply with Lambeth Methodology as the survey was
only conduced over 1 day not 2 and the survey period was not between 12:30 am and
05:30 am. In addition the area has been identified as suffering from commuter parking,
this will require the parking survey to include the morning and evening periods( 7-8am
and 6-7 pm). As the parking surveys have not been conducted in line with the Lambeth
Methodology, we cannot:
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a) Conclude that the surveys conducted represent the peak parking demand (worst
case scenario) in the 200m radius of the site.

b) Have sufficient confidence that the applicant’s site survey represents the actual
parking pressures on the various roads surrounding the site.

2) The applicant has not provided off street parking in line with saved UDP policy M10,
Parking for new developments which states that Development proposal will be assessed
against the parking standards set out in Appendix 1. “Proposals that do not meet these
standards will not normally be permitted. A development of this size should have
provided a total of 9 off street car parking spaces. This is confirmed by the applicants
transport consultants Transport Statement assessment which states that based on the
2011 census date of car ownership in the Muswell Hill Ward this development proposal
would require some 0.9 car parking spaces per unit (8 off street car parking spaces).

3) As the survey area 200m radius of the site includes roads which have been identified
by the Council’s Saved UDP Policy HSG11 as that which suffers from high parking
pressures any displacement of parking into these area will impact on residential amenity
and residents ability to park safely as residents would find it difficult to find on street
parking spaces which in turn would result in residents parking illegally on double
yellow lines, which will impact on highways safety.

4) There is no controlled parking zone in the area immediately surrounding the site. As
such there is no mechanism to restrict on street parking, hence although the applicant
has proposed measures as part of the Travel Plan to encourage residents to travel to and
from the site by sustainable modes of transport. Without a physical mechanism in place
to restrict car ownership it is unlikely that the proposed travel plan measures will
be successful.

5) Whilst we acknowledge that the previous use as a police station may have generated
some on street parking demand, this would have been limited in number due to the fact
that the station had off street car parking provision and officers have free travel on
public transport. As such any over spill in parking demand would have been limited to
operational use and would be temporary in nature, it is most likely that this would have
taken place on Fortis Green and not the surrounding residential streets subject to high
parking pressures.

Later Comments

In relation to the comments from Vectos (November 2014) for 115 Fortis Green Road or
response is as follows.

We acknowledge that there are two separate applications for the above site, both application
have been submitted with sufficient detail for us to assess the impact hence, as the highways
authority we have to consider the cumulative effect of the redevelopment of the entire site on
the local highways network, not doing so will underestimate the impact of this development on
the local highways network.

We have assessed the result of the parking survey which demonstrated that the area
surrounding the site is suffering from high parking pressures during the day and night, without
the presence of a compressive control parking zone (CPZ) to prevent displacement, as in the
case from the Fortis Green CPZ the area on the edge of the CPZ suffer from high parking
pressures as residents park outside the CPZ. In this case as per the correspondence and the level
of parking observed during the day, this area does seem to be suffering from high parking
pressure as a result of three factors, 1) high car ownership levels 0.9 car parking spaces per
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household; 2) displaced parking from the Fortis Green CPZ and 3) parking as a result of
commuter parking to access the nearby East Finchley Underground station.

The applicant own parking survey has demonstrated that the area surrounding the site has a
parking stress level of some 90.4% with only 26 car parking spaces available on street, these
car parking spaces area distributed over several roads, (Collingwood Avenue, Mildhurst
Avenue, Keynes Close, Lymouth Road, Fortis Green Avenueand Twyford Avnue). We must
assume that residents will try to park as close as possible to their homes/ destination. During
our site visits residents were observed double parking in order to remove shopping from cars
and temporary obstructing the free flow of traffic on Fortis Green Avenue.

Based on the applicants transport consultant transport assessment, the likely cumulative
parking requirement of the entire development based on the 2011 census data is 0.9 car parking
spaces per unit. As there are no mechanism proposed to change or restrict car ownership levels
for this development. We have therefore assume that characteristics of this wards including the
demographics and car ownership is also unlikely to change, hence we have assume that, the
likely car parking demand generated by this development will be 0.9 car parking spaces per
unit. As the highways authority we must assess the worst case scenario which must assume the
cumulative car parking demand generated by this development as a whole (11 car parking
spaces). In assuming that the re-development of this will require the assimilation or
displacement of 11 car parking spaces, we have as the highways authority assess how this can
be achieved.

1) We must as above assume that residents will seek to park as close as possible to
their place of residents or destination, in doing so this will mean that this
development will displace parking into the Muswell Restricted Conversion area,
as per the parking survey, Midhurst Avenue and Collingwood Avenue will be
impacted by the proposed development. We have considered that any displacement
of parking into the restricted conversion area is unacceptable as this is an area
which has been identified by the Council’s Saved UDP Policy HSG11 as suffering
from high parking pressure to the extent that is impact on residential amenity.

2) Our experience, as confirmed by the Planning Inspectorate as part of previous
application is that were there is the presence of high car parking pressures as in this
case, there is a restriction on residents and visitors ability to park legally this in turn
is likely to result in vehicles parked in areas where parking is restricted, this will
impact pm highways safety.

3) Based on the information provided, given the existing high car parking pressures in
the area surrounding the site and the impacts of the proposed development on the
local highways, we cannot support a development which will have a severe impact
on the Highways network.

In response to the applicants comments we acknowledge that Paragraph 7.21 states that:

“The Council will apply its parking standards to restrain car use, to reduce congestion, to
Improve road safety, to give priority to essential users and people with disabilities, to improve
the environment, to improve local accessibility and to encourage sustainable regeneration.”
However we must be realistic and practical in or application of such policies, we do try and
restrain car parking demand where possible, however in this case, without a Control Parking
Zone in operation, combined with a S.106 legal agreement to physical constrain car ownership
of any of the future occupants of this development, this policy in the form of Saved UDP
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Policy M9 (car —free development cannot be applied). Successful travel planning relies on both
travel plan measures in the form of incentives (free travel, personalise travel planning travel
information ect and restraints (restrict one’s ability to own a car). With the absence of
constraining mechanism, it is our opinion that the travel plan measures proposed to date cannot
constrain the car ownership and car parking demand generated by this development.

We have reviewed the comments made in respect to the Crouch End Cinema proposal and have
considered that it is not appropriate to compare both scheme due to their uses, location and
distribution in parking.

1.

People are prepared to park and walk further for leisure activities, than to park their
car when they arrive home, hence why a 400m radius was considered for the cinema
proposal.

The dynamics of the Crouch End town centre with restaurants distributed within
the 400 metres radius would mean that resident’s visitors would arrive and utilise
activates in various sections of the town centre, as such would visitors would park
further away and would be prepared to walk further; the is also a large proportion
of linked trips.

Parking is temporary in nature between 1.5-3 hours, which reduces the long term
parking stress.

Crouch End as a town centre generates a significant amount of parking throughout
the day; hence there is a balance between, day time and evening parking demand.
The applicant of the cinema proposal is financial contribution towards reviewing the
hours of the existing CPZ which will assist in mitigating the impact of the
development on residential streets.
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Appendix 3: Comment on Local Representations

Question/Comment

Response

Proposal does not include on-site parking.

Parking is already a problem on the surrounding roads as a
result of restrictions that apply from East Finchley station all
the way to Lynmouth Avenue. As a result, many non
residents already use Annington Road and Fortis Green
Avenue to park in order to walk to the station.

Area already suffering a lot of displacement parking being on
the edge of the Fortis Green CPZ extra cars will compound
the problem.

The former police station has ample parking on-site and the
plans should be re-configured to offer at least 9 parking spots
for the new tenants.

Disposal of the courtyard area will carry its own implications
in terms of additional parking.

Additional on street parking demand would damage business
in the area.

Local businesses would suffer if parking congestion reaches a
point where residents request a CPZ on these roads.
in the area have been

Estimates of parking needs

Noted, however the removal of the police station access will effectively
reinstate two on-street bays.

It is recognised that the area surrounding the site is heavily parked with limited
on street car parking spaces attributed to three factors as set out in para. 6.33.
The proposal here however needs to be considered in the context of whether the
removal of the Police Station operation and the conversion of the building here
into residential use would exacerbate on-street parking conditions and would
unduly harm the amenity of nearby residents

As above.

The land to the rear of the site via Fortis Green Avenue was previously used for
the parking of vehicles in connection with the Police station use (approximately
10 spaces) this land however does not form part of the application site being
considered in this application.

Officers view that in the context of former Police Station operation the
conversion of the building into residential use would not exacerbate on-street
parking conditions.

The inclusion of this area within a CPZ would have to be subject to separate
consultation with local residents/ businesses.

OFFREPC
Officers Report

For Sub Committee




Question/Comment

Response

underestimated; problem is likely to worsen as a number of
sites in the immediate area either have permission for or are
likely to be the subject of applications for housing
developments.

Concerns about methodology used in traffic survey.

Parking survey does not reflect true parking demands in the
area.

Peak demand is highest in the area between 1lam and
12noon and not 12 midnight and 6am as per the Lambeth
methodology.

Concern about extra traffic in street and associated noise,
pollution etc.

Provision of cycle storage is inadequate in addressing the fact
that 6 of the 7 apartments are 2-3 bed, and the townhouses
are 3 and 4 bed.

A reduction in the proposed number of units within the
existing building might address both the parking and the
aesthetic issues.

The parking survey was carried out in compliance with the Lambeth
methodology and account was taken of the likely parking generated by the
development in the adjoining site.

The survey was carried out in accordance with the Lambeth Methodology (an
industry standard) which considers the night time period when parking demand
associated with a residential area is at its highest. The survey methodology also
did assume a car required 6 metres of kerbline to park.

As above the survey considers night time period when parking demand
associated with a residential area is at its highest. Officers recognise that the
area suffers from displaced commuter parking and as outlined in para. 6.40 the
inclusion of the application site here within a CPZ may help manage parking
demand and address the day time parking pressures experienced in the area.

The development is likely to generate fewer trips when compared to the
previous use as a police station and as such less noise and pollution.

The development could generate ownership of up to 8 vehicles, based on 2011
census data of car ownership in the area. The application site has a PTAL rating
of 3 (medium accessibility) being within walking distance of East Finchley
underground station (10-12 minutes) and being served by the 102, 234 and 603
bus routes as such in part providing an alternative to car use.

The number of units is considered to be acceptable in the context of what is a
large building and will contribute to meeting the Borough’s housing needs.

The proposal will provide units of an acceptable size, standard and layout.

OFFREPC
Officers Report
For Sub Committee



Question/Comment

Response

Some of the units are only just over the minimum standards
in terms of size; s reduction in the number of units would
have the dual advantage of reducing the parking impact and
improving residential amenity.

CPZ consultation is a necessity to protect rights of residents.

Proposed rear elevation of the two Fortis Green Avenue
houses involves the addition of an ugly square dormer up to
the level of the chimneys, which will destroy the character of
the roofline of the listed building.

Care should be taken to keep the development in keeping
with old Police Station in view that is sits in a Conservation

Area.

Inclusion of the roof terraces will have a considerably impact
on residents in Annington Road.

Application will change the nature of a quiet residential
neighbourhood.

Invasion of privacy (2 Coleraine Cottages Fortis Green).

A contribution has already been secured in respect of consulting on the
implementation of a CPZ in the area surrounding the nearby St Lukes site,
following approval of a planning consent to redevelop this site in 2013 (Ref:
HGY/2013/0061). The inclusion of the application site here within a CPZ may
help manage parking demand and address the day time parking pressures
experienced in the area. The inclusion of this area within a CPZ would have to
be subject to separate consultation with local residents.

The alterations to the inner elevations are considered acceptable and while more
significant these elevations have been modified over time and have limited
architectural merit. The proposed extensions/ alterations to these inner
elevations would be contemporary in nature and would add interest to these
elevations.

The degree of alteration to the front and side elevations are minor preserving
the special interest of this locally listed building and the conservation area.

The properties on Annington Road are positioned sufficiently far away so as not
to be overlooked by the proposed terraces in question.

The immediate surroundings is of different building types and uses. The use of
this building for residential use will be in keeping with the prevailing residential
use.

The front and side elevations (street elevations) are unchanged and as such do
not present new issues of overlooking.

Local and strategic development needs including housing, employment, and
school places are looked at in various planning documents (London Plan, Local
Plan, Community Infrastructure Study, School Place Planning etc).
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Question/Comment

Response

Council should carry out a study of the area to determine
what capacity of redevelopment the location can support.

For Sub Committee
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