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1. DETAILS OF THE DEVELOPMENT 

Address: Land at Haringey Heartlands, between Hornsey Park Road, Mayes Road, 

Clarendon Road and the Kings Cross / East Coast Mainline 

Proposal: Approval of reserved matters (Scale, Layout, Landscaping, Appearance) relating 

to Outline Planning Permission HGY/2013/2455. 

Agent: CGMS Ltd 

Ownership: Private 

Case Officer Contact: Adam Flynn 

2.  BACKGROUND 

2.1 The proposed development is being reported to Planning Sub Committee to enable 

members to view it at an early stage.  Any comments made are of a provisional 

nature only and will not prejudice the final outcome of any planning application 

submitted for formal determination. It is anticipated that the proposal will be 

presented to the Planning Committee later in the year. 

2.2 The Haringey Heartlands area lies in the centre of the Borough and is one of the 

Growth Areas identified in the Council’s Local Plan 2013. The area is also identified 

in the London Plan as an Area of Intensification. 

2.3 In 2005 Haringey adopted the Haringey Heartlands Development Framework in order 

to help ensure major applications meet the strategic goals for the area. The 

framework covers two areas known as the western and eastern utilities lands as well 

as areas which provide vital links to Wood Green and Hornsey Centres. The 

framework replaced earlier planning briefs covering smaller sites in the area – the 

fundamental aim of the Framework is to regenerate these areas. 

2.4 The Framework seeks to provide at least 1,700 additional homes, 1,500 net 

additional jobs as well as new community, cultural and education facilities, public 

realm and improved transport infrastructure. This will be achieved by bringing back 

into use underused brownfield land, decommissioning the existing gas holders and 

decontaminating the land. 

 

3.  SITE AND SURROUNDS 

Reference No: n/a Ward: Harringay 

 

  



3.1 The application site forms part of the wider Haringey Heartlands area and is situated 
on land between Hornsey Park Road, Mayes Road and the London Kings Cross/East 
Coast Main Line, Clarendon Road and Coburg Road. The site covers an area of 4.83 
ha and includes land, buildings and structures owned by National Grid Property and 
the Greater London Authority. The site is currently characterised by cleared, derelict 
land on the southern portion but also includes an occupied single storey call centre 
office building. The middle of the site contains two large unlisted operational gas 
holders. A car parking area is located adjacent to the largest gas holder and is used 
as a car compound by Haringey Council. 

 
3.2 The site forms part of a wider strategic regeneration site known as Haringey 

Heartlands and is identified in the London Plan 2011, Haringey Local Plan: Strategic 
Policies 2013-2016 and Haringey Heartlands Development Framework SPD. It is in a 
growth area as allocated by the London Plan. The Haringey Heartlands area 
stretches from Alexandra Palace Station to the north, Wood Green High Road to the 
east, Hornsey station to the south and Hornsey High Street to the west.   

 
3.3 The site is a site-allocation in the Draft pre-submission version of the Site Allocations 

DPD (SA22) which sets out that indicative development capacity is for 1,080 
residential units,  700 sq.m. of commercial, 920 sq.m. of town centre uses and 550 
sq.m. of other uses.  

 
3.3 The surrounding land uses includes a mix of residential, retail, office, industrial and 

operational land. To the east is Hornsey Park Road characterised by two storey 
terraced dwellings with gardens backing on to the site. Coburg Road to the northern 
boundary of the site is characterised by a number of industrial units and the further 
north are a number of cultural facilities including The Mountview Academy of Theatre 
Arts and The Chocolate Factory artist spaces. To the north-west is a recently 
completed secondary school for up to 1,100 students. To the south is Clarendon 
Road which contains a number of light industrial and office uses.  

 
3.4 To the west of the railway line is New River Village, a contemporary residential 

development. There is a pedestrian access between the two sites adjacent to the 
water treatment works and under the railway. 

 
3.5 The site has a Public Transport Accessibility Rating (PTAL) of four and is within close 

proximity to Turnpike Lane and Wood Green Underground stations, Alexandra 
Palace and Hornsey train stations, and is within walking distance of numerous bus 
routes. 

 

4.  PROPOSED DEVELOPMENT 

4.1  This planning permission will be realised by the demolition of the gasholders and the 
submission of reserved matters. The reserved matters application will comprise the 
following:  

 C3 Residential:  1056 units, of which 205 units are affordable (24.4% by 
habitable room) 

 Class A:  1,336m² (GIA) 

 Class B1:  640m² (GIA) 

 Class D1:  685m² (GIA) 

 Car Parking:  251 spaces (60 disabled spaces) 
 

 

 



 

 

4. 2 The following controls exist across the permission: 

 

 The maximum height of the proposed development, including lift overruns, 
rooftop plant etc, shall be no greater than indicated  on the parameter plan for 
Maximum and Minimum Storey Heights.  

 The outline planning permission shall not exceed 1080 separate dwelling units, 
whether flats or houses.  

 The dwelling mix shall be approved in writing by the Local Planning Authority in 
consultation with the Greater London Authority, prior to commencement of the 
development with the exception of the Site Preparation Works.  

 The developer will be required to dedicate a 3m strip of land by way of a 
section 72 agreement along Mary Neuner Road. 

 The applicant shall provide 251 car spaces parking provision for the residential 
component of the development, including 60 disabled spaces. 

 Building and structures on site to be set a minimum of 8m back from the outer 
culvert wall of the Moselle Brook. 

 Any proposed buildings shall be at least 2 metres from the boundary with the 
operational railway, at least 5 metres from overhead power lines, or 3 metres 
from viaducts. 

 

5. PLANNING HISTORY 

 

5.1 Outline Planning Permission 

5.2      In 2009, an Outline planning application (accompanied with an Environmental Impact 

Assessment) (ref. HGY/2009/0503), was submitted for the demolition of existing 

structures and redevelopment of the site to provide a residential led, mixed-use 

development, comprising: 

 between 950 to 1,080 residential units (C3);  

 460sqm to 700sqm of office uses (B1);  

 370sqm to 700sqm of retail/financial and professional services uses (A1/A2);  

 190sqm to 550sqm of restaurant/cafe/drinking establishment uses (A3/A4);  

 325sqm to 550sqm of community/assembly/leisure uses (D1/D2);  

 new landscaping, public and private open space,  

 energy centre, two utility compounds,  

 up to 251 car parking spaces, cycle parking, access and other associated 
infrastructure works. 

 

5.3    This planning application was approved on 18 June 2009 subject to a section   106 

legal agreement.  

5.4      This scheme has not been implemented. 

 

 

5.5 Section 73 Applications 



5.6      A revised planning application (Section 73) (ref. HGY/2013/2455) was submitted in 

2013 (accompanied with an Environmental Impact Assessment) for a variation of 

conditions to existing planning permission HGY/2009/0503, described as: 

5.7      Variation of conditions to existing planning permission HGY/2009/0503 is sought as 

follows "Site Preparation Works" to include "demolition of (including the removal of 

the gas holders and remediation works but excluding the Olympia Trading Estate), 

surveys, site clearance, works of archaeological or ground investigations or 

remediation, the erection of fencing or hoardings, the provision of security measures 

or lighting, the erection of temporary buildings or structures associated with the 

Development, the laying, removal or diversion of services, construction of temporary 

access, temporary highway works, temporary estate roads and erection of the 

"Pressure Reduction Stations" and variation of conditions to allow for such works to 

be carried out prior to the submission of detailed reserved matters applications and 

for phased submission of these reserved matters applications. 

5.8     This planning application was approved on 3 April 2014 subject to a section 106 legal 

agreement. Essentially, this second planning application allows remediation and site 

preparation works to take place without having to discharge all pre-commencement 

planning conditions. 

5.9     This scheme has not been implemented but enabling works can commence. 

5.10      A further and current revised planning application (Section 73) (ref. HGY/2016/0026) 

was submitted this year (accompanied with an Environmental Impact Assessment) 

for a variation of conditions to existing planning permission HGY/2013/2455, 

described as: 

5.11     Variation of Condition 1 (Reserved Matters), Condition 2 (Time Limit), (Condition 3 

(plans and specifications), Condition 6 (Maximum Building Heights),  Condition 10 

(Landscaping Details), Condition, 11 (Landscaping) Condition 26 (CCTV and Security 

Lighting), Condition 27 (External Lighting Strategy), Condition 28 (Surface Water 

Drainage), Condition 29 (Water Supply Impact Study), Condition 30 (Waste Storage 

and Recycling), Condition 31 (BREEAM),  Condition 34 (Parking Provision), 

Condition 35 (Electric Vehicles), Condition 36 (Cycle Parking), Condition 37 (Travel 

Plan and Car Club), Condition 40 (Shopfronts), Condition 41 (Signage), Condition 55 

(Network Rail), Condition 59 (Satellite Aerials), Condition 62 (Ventilation) and 

Condition 66 (Energy), deletion of Condition 67 (Code for Sustainable Homes) and 

additional informative regarding the Site Preparation Works as a 'phase' of 

development attached to planning permission HGY/2013/2455 to: permit the 

relocation of some gas infrastructure known as a Pressure Reduction Station (PRS) 

to a different part of the Site; to allow the submission of certain details to follow the 

approval of reserved matters for a particular phase of development, rather than being 

submitted at the same time as the reserved matters for that phase; and to add clarity 

to the planning permission. 

5.12    This current S73 application has not been determined and a decision is due 

on13/04/2016.  

6.  CONSULTATION 



 

6.1  Internal/external consultation: 

6.2 The applicant has been advised that the requirements of the National Planning Policy 
Framework (NPPF) and the Council’s Statement of Community Involvement (SCI) 
(2011), which sets out the requirement of the developer engaging with and consulting 
the local community in planning and development issues. As outlined in the NPPF 
and the Council’s SCI applicants of major schemes are advised to undertake early 
community involvement before submitting an application to the Council. The 
applicant has confirmed they will be undertaking their own consultation prior to the 
submission of the application as required by the NPPF and the council’s statement of 
community involvement (SCI) which sets out details of the developer undertaking 
community engagement. 

 
6.3 Development Management Forum 

6.4 The proposal will be presented to a Development Management Forum following 
purdah. Feedback from the Forum will be included within the written report to a 
forthcoming planning sub-committee. 

 

6.5 Quality Review Panel  

 

6.6 The proposal will be presented to the Quality Review Panel on 16 March and the 

committee will be updated verbally at the meeting. 

 

7.  MATERIAL PLANNING CONSIDERATIONS 

 

7.1 The main planning issues raised by the proposed development are: 

1. Principle of development; 

2. Design and appearance 

3. Affordable housing 

4. Density 

5. Housing mix 

6. Impact on amenity 

7. Quality of accommodation 

8. Parking and highway safety 

9. Accessibility 

10. Sustainability 

7.2  These matters are to be assessed prior to the application being considered at 

Committee. 
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