Apnlication Humber: TPOG/1238 Ward: Winchmore Hilt
Date of Reqistration: 14th Aogust 2000

Contact Dawvid Warden 35831

Location: Land rear of, 483/489, Green Lanes, London, N13.

Propogzal: Redevelopment of site by the erection of a part 2, part 3-storey block of 36 residential
units {comprising 8 x 1-bed, 16 x Z-bed, 6 x 3-bed, 7 ¥ 4-bed) incorporating 18 affordable units,
with accommodation in roof space, roof terraces, balconies and dormer windows, together with
provision of associated car parking and access to Green Lanes.

Applicant Name & Adtdress:

Beacon Securities Ltd, and, London and Qadrant Mousing Trust

266, Slamford Hill
Landon
MN1GBTL

Agent Name & Address:

Studio:08 Architecture & Pianning Lid
Orawbridge

The Rear Courtyard

&, Stonard Road

London

N13 40P

Note to Members

At the meeting of the Planning Commiftee on 20" November, it was agreed lo defer consideration
of this application to enable officers to provide further guidance on the access arrangements for
the development with Green Lanes. This followed an earfier deferral at the Octoher meeting for
officers o identify potential reasons for refusal,

in the light of these requests, the previously reported "Note for Members™ has been updated to
provide the requested clarification on highway matters together with the previously identified
reasons for refusal and the olficers' assessment regarding their merit.

This application follows a previows scheme for 42 units on the site. The application was refused
for seven reasons, each of these reasons is included in ull and considered below.

Characier and appearance

The proposed development by reason of its siting, size, scale, design, massing and proximity o
sHe boundaries would result in the introduction of an overly dominant and visually intrusive form
of development that would be detrimental to the character and appearance of the surrounding
area and the visual amenities enjoyed by neighbouring properties, as well as representing an
overdevelopment of the site contrary to policies (HGO1T, (IGD2 and {HGDI of the Unitary
Development Plan and Policy 48.8 of the London Plan (2008}, as wall as the objectives of PP51
and PP&3,



This scheme has a reduced buitding footprint and increased separation from the site boundaries.
I particular, the depth of the buildings has been reduced and apexes added to the ends of the
blocks to reflect the predominantly pitched roofs within the surrounding area. This reduction in
depth has significantly reduced the bulk of the building at the upper levels. The density now ligs
within the middle of the range sel out within the London Plan, with the scheme providing only &
riore units than was envisaged when it was allosated in the Unitary Development Planr. 1t must
be acknowledged thal this was in 1894, was based upon density standards that have now been
superseded by the London Plan and predates thres editions of central government guidance on
housing which each promole more dense forms of development. Officers are therefore of the
opinion, an balance, that the current scheme has satisfactorily addressed these concerns.

Amenity space

The proposed ameanity space is of insufficient size and inadequate quality to provide for the needs
of future occupiers, in particular for the proposed family sized accommodation. This would result
i an unsatisfactary and unsustainable form of residential development, contrary to Policies
(G0 and ([1HS of the Unitary Devetopment Plan, as well as the objeclives of PPST and PPS3,

The previous proposal had a GlA of 3,187 square metres and provided 1509 square metres of
amenity apace or 47% of the GlA, whereas the current scheme provides amenity space al 64% of
the GlA. Whilst there remains a deficiency of 393 square metres of amenity space and 27% of
the amenity space providad is in the form of balconies and terraces, government guidance is that
stardards such as these must be applied flexibly. In ihis case the scheme provides for a darge
tsable area of arnenity space within the courtyard area and a mixturg of private gardens,
balances and terraces. |0 addition, the schame provides for a conlribution 1o provide improved
naturat pray faclities of £15,000 to the nearest public cpen space. Officers are therefore of the
opinion, on balance, that the current scheme has satisfactorily addressed these concerns.

Overtooking facing Glebe Court

The propaosed first floor balconies, second floor windows and balconies to elevation AA, facing
Glebe Court, would unduly prejudice through averlooking and loss of privacy the amenities
enjoyed by neighbouring properties, particdarly Glebe Court itself and the amenity space of
Glebe Court and no.'s 501 to 505 Green Lanes, contrary to Policies (17G01, (HGD2 and {I1)H8 of
the Unitary Development Plan, as well as the objeclives of FFS1 and PP33.

The first and second floor balconies facing Glebe Court have now been removed from the
scheme entirely. The second floor dormer windows have been revised to provide onty velux style
raof lights to the elevation facing Glebe Courl. Whilst these roof lights would still provide some
views towards Glebe Cour, the angles and {sightly improved) separalion distances involved
would prevent an unacceptable level of overlooking of Glebe Court or the perception of being
overtooking. It must also be acknowledged that the armenity space to Glebe Court is currently
directly averiooked die to the open nature of the fencing aleng the public footpath, Officers are
therefore of the opinion, on balance, that the current scheme has salisfactorily addressed these

CONCeTNS.

Qverlooking fram roef gardens

The proposed roof gardens to blocks A, B and © would unduly prejudice through overlooking and
logs of privacy the amenities enjoyed by neighbouring properties, paticutarly Glehe Court and
no.'s 801 to 5056 Green Lanes and to a lesser extent no.'s 483 to 438 Green Lanes, contrary o
Palicies {1G01, (HGD2 and {111HE of the Unitary Development Plan, as welt as the objectives of
PPST and PPE3.



The roof gardens have now been provided with screening above average eye level lo prevent
unacceptable overlooking of the surrounding properties. The only exception of the elevation
facing the railway, the views from which are suffictently distant and adequately screenad by rees
and to which the above reason for refuse does not relate, Officers are therefore of the opinion
that the currert scheme has satisfactorily addressed lhess concems,

Owitlook and lights for future residants

The proposed development would result in an unacceptable outlook and levels of ight for the
future residents of units CG.2, BG.1 and BG.2 and their respective amenily space, in respect of
the proximity to the requisite public footpath retaining wall, and units BG 2, 8G.3, BG 4, AGA1,
AG3 AG A and AG.S and thelr respective amenity space, in respect of the proximity to the
railway embankment significantly compounded by the presence of a row of large established
trees and overhanging balconies. This would result in an unsatisfactory and unsustainable form of
residential development, contrary to contrary lo Policies (1}GD1 and (1}GD2 of the Unitary
Development Plan and Policy 34.6 of the London Plan (2008), as well as the objactives of PP51

and PPS3.

This revised scheme has increased significantly increased the separation distances from the
prapesed units and both the footpath retaining wall and the railway embankment. In addition, the
corner unit has been arranged such that it has both north and west facing windows. With the
exception of units BG.1, BG.2 and BG.3, all of the units to the ground floor are dual aspect
reducing the impact of retaining wall and embankment. n respect of these remairing units, unit
B3, would face south towards the courtyard: unit B2 would face north with approximately 4.5
metres of separation to the retaining walf, which itself will be between only 0.6 and ¢.28 metres
high with cpen railings above; and, unit BG.3 would face west with approximataly & metres of
separation the railway embankment, |t is considered, on balance, that these units would have an
acceptable outlook. OHficers are therefore of the opinion, on balance, that the curreni scheme
has salisfaclorily addressed these concerns.

hMechanism to secure adecuate noise afignuation

In the absence of an appropriate mechanisn to secure adequate noise atlenuation measures {o
screen no. 501 Green Lanes from vehicle noise from the proposed access, the proposed
development would have an unacceptable impact on the amenities of this dwelling contrary to
policies (1GD1, (NGD2, (NENG and {(INEN30 of the Unitary Developrnent Plan and Palicy 4A.20 of
the London Plan (2008}, as welt as the objectives of PFE1, PPS3 and PPG24.

The applicant has made contact with no. 501 Green Lanes, who, without prejudice to their
remaining objections to the scheme, has confirmed if the developrent is lo proceed they would
accept improvemesns to their property. The applicant’s solicitors have been in contact with
Officers regarding drafing such an agreement, which could be completed before the issues of a
decision. Officers are therefore of the opinion that the current scheme has satisfactorily
addressed these concerns,

Loss of protected trees withowt adequate replacements

The loss of T2 {Oak), T3 {ash), T4 {(Ash) and T5 (Weeping Ash), without adequate replacements,
would be detrimental to the character and appearance of the area and the street scene, in
particular views from the adiacent pubkic footpath, resulting in & loss of amenily o the surrounding
residential properties contrary to policies {IBC38 and {11}C38 of the Unitary Development Plan,

The previous application was refused due {o the lack of adequate replacements for the protecied
raes thal would be losl. This revised scheme provides & larger area of amenity space within the



centre of the site and proposed four mature specimens to replace the protected trees, with
measures proposed to protect the retained Horse Chestnut. This approach is supported by the
Council's Arboriculturalist. Officers are therefore of the opinion, on bakance, that the current
scheme has satisfactorily addressed these concerns.

Other matiers

Finally, it showld be noted that the previous application for 42 units involved substantially the
same access to the site and approximately proportionately the same number of parking spaces.
That application was not refused on highway grounds.  As sueh, having regard to the reduced
number of wnits and consequent reduction in vehicle movements, it is considered that a reason
for refusal could not now be introduced on these grounds,

Additional Information from Traffic and Transportation

The previous report set out the main issues and describes the location and issues. In summary, il
should be noted that :
s the {northbound} right-turn lane at the Green Lanes/Hedge Lane junction is retatively
short and accommodates about 5 cars,
v Green Lanses is subject to a 30mph speed limit,;
o there are loading restrictions and 'at any time” waiting restrictions on the west side of
Green Lanes past no 495,

As already identified, the highway concerns raised by Members focus on:

1. The adeguacy of the new access read to serve the site; and
2. The suitahility of the access joining Green Lanes at this location.

The Proposed Access Hoad

The development comprises 38 flats and it is considered a scheme of this scale would not
generate undue movements for the proposed access. This access is of adeguate width (5.3m) at
its junction with Green Lanes to ensure thal 2 vehicles can pass, thus ensuring that flows on
Green Lanes are nat impeded whilst an entering vehicle waits for another to leave the site. In
addition, the sight lines for exiting vehicles are adeguate to ensure that sufficient visibility is
provided to the north or south. It is accepted however thal when the northbound gueue from the
Hedge Lane/Grean Lanes signals extends past the site access, then stationery vehicles could
compromise this visibikity.

The proposed access is generally 4.8m wide, but does have a pinch point {3.6m) ag it passes the
corner of the retained property. Road markings will give priority to cars coming into the site, again
to ensure vehicles do not back up out onte Green Lanes, This featurs, in conjunction with the
build-outfchicane will aiso have the added benefit of siowing down vehicles, The tight bend into
the back of the site does have limited visibility but the siow speeds involved do not pose any
undue safety concerns, The bend itself does widen on the radius to permit all vehicke movernents,
In particular, the access road has been designed so thal it is suitable for use by refuse freighters
ar emeargency service vehicles. However, this layout is reliant on the inclusion of a narrow stitp
from the adjoining public Right of Way to achisve the proposed carriageway dimension, This
requires & Stopping Up Order to release this land for this purpese.  This would be processed at
the applicant's expense should the scheme be approved and currently, a condition requires this
o be organised before (he development is impleménted.

The new road will not be adopled and hence will not have {enforceabla) wailing restrictions on #
to minimise obstructive parking. It will rely on any on-site management arrangements to keep the



road clear for users, a common arrangement for most developmeants of this scale. However there
would be a concern if no action was taken to address parking on the access read closs to where
it joins Green Lanes, thus frustrating the suitability of the design as described above,

Farkingturning into the front garden of no. 489 Green Lanes off the new access would also be
prejudicial 1o the safe operation of the access close to Green Lanes. Such parking is to be
preventad by a condition.

Accessilunction onto Graen Lanes

The new access joing Green Lanes about 40m norh of the north-bound bus stop and 63m south
of tha north-bound stop line to the signalied unclion at Bourne HillHedge Lane. This is a vary
busy junction which is often subject to congestion. It also has & poor accident record within all
categories (slight, serious and fatal). There is also a record of casualties away from the junction,
along Green Lanes,

Concerns about the junction have already resulted in preliminary  investigations into whether a
roundabot configuration would offer refief to the jumction’s current operation. A roundabouit
sofution would not directly cater very well for the needs of pedestrians and hence separate
pelican crossings away from the junction would be required: that required for this section of
Green Lanes would not conflict with the proposed access.

The access also joins Green Lanes opposite the southbound bus stop, This stop has a bus
boarder — e a widened footway, which extends 1.4m out from the kerb line. This functions to
deter unauthorised patking in the bus bay and allows the bus to fully reach the kerb. However it
does place any waiting bus furher into the carhageway where other vehicles need o continue
southbound whilst passengers are boarding. There are on-street short term parking bays either
side of this bus boarder.

The main issues relating to the use of he naw junction on to Green Lanes are therefore:

T. Safety when vehicles durn in and out of the sile; and
2. dmplications regarding delaysicongestion {o other road users.

There are several footway crossovers serving individual properties along Green Lanes, These
give rise fo numerous turning movements oh and off the road, akthough the scale of these s
limited,

The applicant cites the nurmber trips arising from the premises along Green Lanes {part of the
application site} as a relevant consideration to this traffic being replaced by that from the new
development. However many of the vehictes apparently based there seem somewhat static and
do not appear to generale the number of trips that may be suggested.

ln 2008 consultants acting on behalf of the Council, tooked at the Green Lanes/Hedge Lang
junction and ils environs as a precursor to developing the roundabout option for the intersection
referred to above, That study confirmed that the junction:

ls generally operating over capacily in peak perieds,
In the AM peak all inks operate over-capacity excepl Green Lanes northbound;

- In the PM pesk the Green Lanes nomthistraight aheadfright turn {(+ Boume Hill, has
capacily. but the Sreen Lanes straighl sheadilell has the highest queues and a degree of
saturation of 103%, and overall the junction has a reserve capacity of -34% and a total
delay of 78.2 vehicles.



This provides context far the current aperation of the adjoining main road junclion, within which
the new development will be located,

The application was itself supported by a Transport Statement This followed accepted
methodology of assessing traffic generation and concluded that that the development would
generate 10 trips in the am peak, 11 in the pm peak, and 112 two-way trips for the whole day. [t
was further acknowledpged in the svening peak “that traffic continually guevsd back from the
traffic signals”. Mowever, it contended that the peak time traffic generation is therefore quite low,
and the stationery lraffic gueuing past the access would assist exiting vehicles to tern right out of
the site.

The CouncHl underdook its own surveys outside the site in Green Lanes {o understand the
frequency of queuing and general fraffic conditions. This confirms that queuing s 8 regular
oecurrence and that queues will regularly biock the access/egress from the site unless 'give way'
ar box markings are installed across the nothbound lane, This also suggests that at some times
vehicles thal approach from the north, and wish to furn right into the site, will delay other
sowthbound wehicles as there is insufficient kane width to proceed past the turming wehicle
alongside the bus-stop

The surveys also noticed that on some occasions northbound/right-turn raffic vse the Green
Lanes southbound fane to join the end of the right-turn lane, thus extending the queue south
beyond the limit of the right-turn flare. The aflect of this is that the southbound {ane could be
blocked if the is a bus waiting at the southbound stop, if northbound cars are encroaching into this
lane.

In summary, it can be noted that:

- Green Lanes/Hedge Lane junction is freguenlly congested and operating over capacity;

- This juneiion and Green Lanas itself has a poor accident record;

- The width of Green Lanes at the point in guestion is tight for the flows and movements
present and this is exacerbated by the bus-stop/boarder,

- MNorthbound gueues regularly extend back past the location of the site access,

- The proposed site access is geomelrically satisfactory for the scale of development
currently intended, including for refuse freighters etc, and has adeguate sight lines to
Green Lanes,

- Addressing any concerns owver the right-turn movements in and out of the site access
could not be controlled by securing 'lefl-infleft-out’ only arrangements within the current
proposed access geometry availahle;

- This adeguate access is reliant on securing an additional width by stopping up part of the
footpath alongside,

- The modest development will not generate unreasonably high levels of traffic at peak
times, but overall dees add to general raffic growdth;

Yehicles leaving the site will be assisted to exit by nonthbound gueues to the signals to the
north (when the 'keep clear’ controls are obeyed);

- Right-turning vehicles exiting the site could conflick with northbound tratfic moving ouiside
stationary vehictes queuing o the signals;

- In free flow condilions, wehicles turning right into the site could cause delays to
southbound wvehicles waiting behind them and in extreme examples this may cause
gquetes back nordh inlo the Green Lanes/Medge Lane junction,

Conclusion

Owerall, having regard to the amendments made, it is considered that on Balance, this revised
scheme has addressed each of the reasons for refusal applied to the previous scheme. In



particuiar, the matters relating fo: character and appearance, amenity space, overlooking from the
second ficor roof Hghts facing Glebe Court, the outlook and light levels for future residents and
the loss of protected trees have required carefut and detailed assessment as part of our overalt

cansideration,

Neverthelass, it is acknowladged that although based on policy is subjective and balansed. I
Mernbers remain concemed about the acceptabifity of the proposed davelopment, it is suggested
that & defendable case could be made in respect of. character and appearance, ameanity space,
overlgoking fram the second floor roof lights facing Glebe Court, the outlook and light levels for

future residents and the loss of protected frees.

With regard to traffic generation and the acceptability of the access, the scale of the development
is guite modest and the traffic generation quite low. As a result, the proposed road |ayout is felt to
be acceptable for this scale of development. Nevertheless, it is acknowledged that cerlain traffic
mancelvies associaled with the development may cause delays to other road users and
potentially give fise to traffic conflicts with the turning movements involved. Although not
previously used as a reason for refusal, if Members are 50 minded having considered the details
and impact thereof, of the proposed access arrangements, a reason for refusal could be applied

in response fo this concern.

Recormmendation: That subject to the completion of a section 106 Agreemeant ragarding a
financial contribution for education, play and open space pravision and highway works together
with the provision of 18 affordable units on site and acoustic improvements to no.’s 489 and 501
Green Lanes, planning permission be GRANTED subject to the following conditions:

1. No development shalt take place until full details of the existing and proposed ground
levels or contours, means of enclosure, car parking layouts, other vehicle and pedestrian
accesses, junclions and circulation areas, a high kerb to protect pedestrians using the
adiacent public footpath, streel and other forms of external lighting {including mitigation for
adjoining properties and nature conservation afong the railway elevation), and surfating
materials/markings have been submitted to and approved in writing by the Local Planning
Authotity. These works shall be carded out in accordance with the approved details before

any dwelling hereby approved is occupted.

Reason: To ensure that they are constructed to satisfactory standard, in the interests of
safety, access needs of the proposed use, visual amenily and amenities of the adjoining

occupiars.

2. That developiment shall not commence on site until a construction methodology has been
submitted to and approved in writing by the Local Planning Authority, The construction
methodology shall contain include a Construction Logistic Plan (CLP} in accordance with
Transport far London's current guidance, a photographic condition survey of the roads
and footways |2ading to the site, details of construction access and vehicle routing to the
site, arrangements for vehicle servicing and turning areas, arrangements for the parking of
cantractors vehicles, arrangements for wheel cleaning, arrangements for the storage of
materials and hours of work. The development shall then be undertaken in accordance
with the approved canstruction methodology unless otherwise agreed in writing by the

Local Planning Authorily,

Reason: To ensure the implementation of the development does not lead to damage to
the existing roads, prejudice highway safety or the free-fiow of trallic on Green Lanes, and

to minimise disruption to neighbouring properties.



The parking areas shown on approved plan P80A received by the Local Pianning
Authorily on 22nd Septemter 2009 shall be provided prior to the cccupation of the
dwelling to which they relate and shall be only be used for the parking of private motor
vehicles and shall not be used for any other purpose.

Reason; To ensure that the development complies with Unitary Development Plan
Policies and to prevent the introduction of activily which would be detrimentat to amenity.

Detaits of sustainable design and construction methods, renewahle energy pravision and

tetails angd specification of the wheelchair accessible units shall be submiltad to the Local
Planning Aulhority for approval prior to the commencement of development. The scheme
will achieve a minimum Code for Sustainable Homes rating of 3.

Reason: In arder fo secure on site renewable energy provision and ensure the
development is constructed in accordance with sustainable design and construction

methods.

Mo development shalt commence until a scheme detatting the specimens and a planting
and 5 year maintenance schedule for the replacement trees detailed on the approved
plans has been submitted to and approved by the Local Planning Authority. The scheme
shall be implementad in accordance with the approved details and schedule. Any planting
which dies, becomes severely damaged or diseased within five years of planting shall be
replaced with new planting in accordance with the approved details.

Reason; To ensure adequate replacements of the TRPO trees to be losl within the scheme
in the interests of visual amenity.

No developmenl shall commence until a scheme (o protect the TPO Horse Chestnut Tree:
1} during the period of construction, 2} from roat compaction of damage, o include
foundation design, methods of excavation (including had digging where reguired) and a
gea-grid root protection system and 3} 2 management stralegy to ensure the fong-term
heallh of the protected tree have been submitted to and approved in writing by the Local
Planning Authority. The measlires shat! be in place during the period of construction with
(he root protection system and management strategy shall be retained thereafter.

Reason: To protect existing planting during construction.

The development shall not commeance until detaits of trees, shrubs and grass to Le
planted on the site have been submitted to and approved in writing by the Local Flanning
Autharity, The scheme shall include measures to enhance the natural environment in
accordance with the objectives of PPS9. The planting scheme shall be carried out in
accordance with the approved details in the first planting season alter completion or
occupation of the development whichever is the sooner. Any planting which dies,
becomes severaly damaged or diseased within five years of planting shall be replaced
with new planting in accordance with the approved details.

Reason: To provide a satisfactory appearance and ensure that the development does not
prejudice highway safety.

Mo development shall take place until an assessment has been carried out into the
potential for disposing of surface water by means of a sustainable drainage (SuDS)
scheme, in accordance with the principles of sustainable drainage systems set out in
national planning policy guidance and statements, and the results of thal assessment
have been provided to the local planning authority. The assessment shall take nlo



10.

11,

12,

13

account the design storm periad and intensity; methods to delay and conteol the surface
water discharged from the site; and measures to prevent polution of the receiving
groundwater andior surface walers.

Reason: To ensure (hat the proposal would not result in an unacceptable risk of flooding
from surface water run-off or create an unacceptable risk of flooding elsewhers.

Surface water drainage works shall be carried ouf in accordance with details that have
been submitted to, and approved in writing by, the local planning authorily before the
devetopment commences. Those details shall include a programme for implementing the
works. Where, in the light of the assessment required by the above condition, the locat
planning authority concludes that a SuDS scheme showld be implemented, details of the
works shall specify:

i a management and maintenance plan, for the lifetime of the development, which shall
include the arrangements for adoption by any public authority or statutory undertaker or
any other arrangements to secure the operation of the scheme throughout its lifetime; and

i the responsibiiies of each party for implementation of the SuDS scheme, together with
a timelable for that knplementation.

Reason: To ensure implementation and adequate maintenance to enswe that the
propasal would not result in an unacoeptable risk of ficoding from surface water run-off or
create an unacceplable risk of flooding elsewhere.

The glazing to be instalted in the east elevation of unit H1 of the development indicated on
drawing No. P@1t/A receivad by the Local Planning Authority on 20th September 2009
shall be provide with obscured and fixed glazed except for any point more than 1.7 metres
above imternal floor level. The glazing shaH not be altered without the apgroval in wriling
of the Local Pianning Autharity,

Reasen: To safeguard the privacy of the coceupiers of adjoining properties.

Motwithstanding the provisions of the Town and Country Planning (General Permutied
Development} Order 1985 or any amending Order, no walls, fences, gates or any other
maans of enclosure shall be grected within any part of the comimunal courtyard or access

way.

Reason: In the interests of visual amenity and to ensure the area is retain far communat
Use.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1985 or any amending Order, no buildings or extensions to buildings
shall be erected within the cartitage of units H1, H2, H3, B4 or HS shown on approved
plan PE1/A received by the Local Planning Authority on 22nd September 2009 without the
prior approval in witting of the Local Planning Authority.

Reason: To ensure adequate amenily space is retained and to prolect the amenities of
adjoining oosupiers.

Before the development is commenced details of measures to ensure that noise from
external sources (transport and industrial) is conltrolled should be submitted to the Local
Planning Autharity. This shoufd be in the form of a report and have regard to PPG 24 and
B54142. The insulation and building design to be adopted shall be stbmitted to and
approved by the Local Flanning Authority, The measures proposed shall be implemented



in accordance with the approved detait before the building is occupied or use commences.

Reason: To ensure the external noise does not prejudice the amenities of occupiers of the
prermises

14. The developmeant shall not commence until details of measures to ensure that amplifisd
sound generated from plant and macshinery {ie; air conditioning wnits) onfvwithin the
premises have been submitted to and approved inwriting by the Local Planning Authorily.
The measures shalt be provided in accardance with the approved detail before the

premises are occupied.

Reason: To enswe that the use of the premises does not prejudice the amenities of the
public or the accupiars of nearby premises due to noise poliution.

15. Mo development shall commence untld details of drainags, excavations and security during
and post construction aleng the railway boundary have been submilled to and approved in
writing. These measures shall be in place during the period of construction and any post
construction fencing shall be retained tharaaftar.

Feason: To protect the stabilily of the radway embankment and in the interest of railway
safety.

16, COT7 Detaile of Materials

17. C19 Details of Refuse Storage & Recyeling Facilities

18. C23 Details of Archasological Investigation

189. Mo development shall commence until the statitory extinguishment of the part of the pant
of the adjacent footpath required to provide the access, untess otherwise agreed in writing

by the Local Planning Authority.
Reason: To ensure adequate access to the site in the interests of tighway safety.

20. No development shall commence until & schems to prevent parking at the frontage of no.
400 Green Lanes has been submitted to approved in wriling by the Lacal Planning
Authority. The scheme shall be implemented prior the occupation of any dwelling hereby
approved and shall thereafter be retained. Nolwithstanding the provisions of the Towm
and Country Flanning {General Permitted Development) Crder 1685 or any amending
Order, ne changes shall be made 1o the frontage or any means of enclosure without the
written permission of the Local Planning Authority,

Reason: [n the inlerests of highway safety.

21. 058 Cycle parking spaces
22 C51A Tirme Limited Perrmission

Site and Surroundings

The sife forms an area of back land to the rear of no. 483 to 49% Green Lanes, which is made of
up two areas, The area to the north, accounting for approximately three quariers of the site,
comprises a former, now largely claared, area of trees. The soulhern area is a car park and
repair garage access from 483 Green Lanes. The site also includes no. 488 Green Lanes itself.
The remaining trees on the site largely comprise those subject 1o Tree Preservation Orders.
These orders cover five trees in lotal, namely: a Horse Chestnut along the boundary with the
public footpath to the north, an Oak and an Ash to the soulh of this point, & further Ash is localed
in the centre of the site and a2 Weeping Ash to the northwest corner of the site. in addition, there



are a number of significant mature trees to the western boundary that appear 10 be on Network
Rail land.

The area is of mixed use, o the north on the other side of the public footpath lies Glebe Court
elderly person accommodation, with residential dwellings to the northeast and St Jehn's Chureh
beyond. To the east are the properties fronting Green Lanes that are largely either in entirely
commercial use or have a commercial use at ground floor and a residenlial use above. Whilst
many of the rear yards area are clearly in commercial use, some {including no. 485 Green Langs)
provide residential amenity space. To the south is a car park serving a car rental business at 477
to 478 Green Lanes, bayond which is a nursing hoime with a single storey rear projecting
exiending deep into the site towards the ralfway. Finally to the west, on the opposile side of the
deep railway cutting, are residential dwellings fronting Caversham Awvanue.

The site is allocated within the Unitary Development Plan as a Site Intended for Development
(10H). The retevant table suggests that it may be possible to achieve 30 dwellings on the {1.38
hectares of land,

The railway embankment is allocated within the LUDP as a Wildlife Corridar,

Proposal

This application is for 36 residentiat unils arranged as an E-shaped pan two and part three slotey
block with accommodation in the roof space. The three storey element will front the existing
public footpath that forms the nothern boundary with the site, with the thiee storey element
facing towards the raitway. Both elements will provide a partial courtyard incorporating open
gpace, parking and replacement tree planting.

The proposal provides for a contemporary design with a mixture of brick and rendered panels,
with balconies to the courtyard and radway elevations. The pitched roofs incorporate both
projecting and inset dormer windows, along with providing ascreening for roof top terraces.

The scheme includes 18 affordable units located primarily tocated within the block fronting the
public footpath these include 5 x 4 bed houses arranged over three floors with a small private roof
terraces above and garden areas adjacent to the public footpath along with 4 x 1 bed and $x 2
bed flats.

The site utilises an improved existing access from Green Lanes that will incorporate part of the
adjacent public foolpath, The access leads to a courlyard area providing 30 car parking spaces,
36 secure and covered cycle parking spaces and refuse and recyching storage.

Relevant Planning Decistons

TRO8/2229  Redeveloprnant of sile by the erection of & part 2, part 3-storey block of 42
residential units (comprising 5 % 1-bed, 20 x 2-bed, 15 » 3-bed, 2 X 4-hed)
incorporating 21 affordable units, with accommeodation in roof space, roof terraces,
balconies and dormer windows, tagether with provision of assoctated car parking
and access to Green Lanes, refused in April 2009 for the fellowing reasons:

The proposed development by reason of its siting, size, scale, design, massing
and proximity to site boundaries would result in the introduction of an overly
dominant and visually intrusive form of development that would be detrimental to
the character and appearance of the surrounding area and the visual amenities
enjoyed by neighbowing properties, as well as representing an overdevelopment
of the site contrary to policies (NG, (1GD2 and {13303 of the Unitary
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Bevelopment Plan and Policy 48.8 of the London Plan (2008}, as wel as the
objectives of PPS1 and PPS3.

The proposed amenity space is of insufficient size and inadeguate quatity to
provide for the needs of future occupiers, in particular for the proposed family
sized accommodation. This would result in an unsatisfactory and unsustainable
form of residential development, contrary to Policies {501 and (1149 of the
Unitary Devefopment Plan, as wetf as the objectives of PPS1 and PPS3.

The proposed first fioor batconies, second floor windows and balconies to
elevation A4, facing Glebe Counl, would unduly prejudice through overlogking and
loss of privacy the amenities enjoyed by neighbouring propertias, parlicutaly
Glebe Court itself and the amenity space of Glebe Court and ne.'s 501 o 508
Green Lanes, contrary to Policies (G0, (HGE2 and ()HE of the Unitary
Development Plan, as well as the objectives of PR51 and PPS3,

The proposed roof gardens to hlocks A, B and C would unduy prejudice through
overiooking and |oss of privacy the amenities enjoyed by neighbouring properties,
particularly Glebe Court and no.'s 501 to 505 Green Lanes and to a lesser axtent
no.'s 483 to 499 Green Lanes, contrary to Paolicies (1$GEH, (1MGD2 and (|18 of the
Unitary Developmenl Plan, as well as the objectives of PPS1 and PPS3.

The proposed development would result in an unacceptable outiook and levels of
light for the future residents of units CG.2, BG.1 and BG .2 and thek respactive
amenity space, in respect of the proximity to the requisite public footpath relaiing
wall and units BG.2, 85,3, BG.4, AG 1, AG.3, AG.4 and AG.6§ and their respective
amenily space, in respect of the proximiy to the railway embankment significantly
compounded by the presence of 2 row of large established lrees and overhanging
balconies. This would result in an unsatisfactory and unsustainable form of
residential development, conlrary to contrary to Policies ()G and {)GD2 of the
Unitary Development Plan and Policy 3£.6 of the London Plan (2008), as well as
the objeclives of #FS1 and PRSI,

In the absence of an appropriate mechanism to secure adeguate noise attenuation
measures to screen no. 501 Green Lanes from vehicle noise from the proposed
access, the proposed development would have an unacceptable impact on the
amenities of this dwelling contrary to policies {(1GER1, (HG02, (1JENG and {IBEN3D
of the Unitary Development Plan and Policy 44.20 of the Londen Plan {2008), as
wetl as the objectives of PPS1T, PPS3 and PPG24.

The loss of T2 (Qak), T3 (Ash), T4 {Ash) and T5 (Weeping Ash}, without adeguate
replacements, would be detrimental to the character and appearance of the area
and the street scene, in particular views from the adjacent public footpath,
resulting in a loss of amenity to the surrounding residential properties contrary to
policies (11/C38 and (IC39 of the Unitary Development Plan,

Proposed demolition of exisling property at 439 Green Lanes and erection of 57
fats within part 3, part 4, part 5-storey blocks (20 x 1-bed, 18 x 2-bed, 18 x 3-bed)
with 82 caw parking spaces - Advice issued.

Proposad redevelopment of site by the erection of 46 residential units in 3 blocks -
Inilial advice given,



TRE9T16  Erection of 2 three-storey blocks to provide 29 one-bedroom and 1 two-bedroom
tlats {sheltered housing) and the partial rebuilding of 49% Green Lanes to provide
social room and 2 guest sitting reoms together with the formation of new access
road and the provision of parking facilities, withdrawn fapsed January 1958,

TP/B4/0734 Residential development (Qutling) including access and the demolition of no. 469
Green Lanes, refused August 1984 for reasons retating to iack of comprehensives,
insufficient access width and demochition of 485 resulting in an enbatanced propeny
detrimental to the street scene.

An appeal was upheld and parmission granled. The inspeclor concluded that no.
487 Green Lanes would he of sufficient size and scale to not appear out of
character with the surrounding properties, that access to the adjoining land could
be secured by condition and that a 4.8 metre wide sccess with pedestrian footway
coutd be provided and was adequate,

Surraunding Area Planning History:

{Rear of 481, Green Lanes):

TRIO4/0658 Demolition of existing buildings at rear and erection of a single storey office
building and provisions of 4 No. parking bays, granted November 2004,

Consultation

Publig

Consultation letters have been issued {o 120 neighbouring properties, The intial consuttation
period expired on 14™ September 2009 and the current re-consultation period will expire on 207
Oetober 2009, At the time of writing 7 replies have been received, whilst many residents
comment that they do not object to the principte of the development, they state the following
CONCEMS!

Character and Appearanta
s Loss of unspoilt naturat Bnd
«  Overdevelopment, above what is acceptable in an outer London borough
» Loss of protected trees, which report suggests have 50-80 years of life and no pressing
reasan for their loss
« Rigk to only remaining tree during construction
« Loss of rees surrounding the site
v Encroachment into wildlife corridor
o Qut of characler, style and height do net reflect the surroundings
» 4 storey continuous line of development when viewed from the rear of Caversham Avenue
+ Proxinity to boundaries
« Overbearing impact on public footpath

Impact on Amenity
«  Noige and disturbance from traffic, paricularly 1o no. 501 Green Lanes
o Heflection of irain neise to Caversham Avenug
v hMeighbours already impacted upon by surrounding developmeants
« Loss of privacy
= Light pollution
+ Impact on Glebe Court



Change in views from neighbouring properies

impact on guality of life of local residents

Site currently acts as a buffer between Green Lanes and Caversham Avenug
Height of trees shown on the plans is & misreprasentation

Balconies are an over dominant feature

Little reduction in impact from the previous proposals

Highways and Parking
= Access would be unsafe
« Lack of highway capacity
Existing conversions already place significant pressure an parking and congestion
Potential impact of future developrment 1o the south
Lack of parking, including visitor parking
Existing impact on adjacent recent from parking cars
Disregard for existing double yellow line restrictions
Lack of barrier between public footpath and proposed access
Potential for cars to mount the public feolpath
Access standards are less than required in 1984 appeal, whilst Green Lanes is busier
Reduction in width of public foolpath
irmpact of open car parking areas on the salety of the public footpath
tnadequate consideration af right turning vehictes into the proposed access
Emergency service including fire brigade access
Keep clear markings are insufficient
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Other

« |mpact on protected species including stag beetles, slow worms and bats; as well as a
nurnber of birds

« Lack of play areas for children within the development

«  Developers should not provide contributions towards off-site open space to obtain
planning permission

« Lack of capacity at local schools, GP's and other local services

s Parfy wal agreements may be required

» Lack of consuitation by developer

tn addition, a response has been received from no, 501 Green Lanes regarding the potential to
upgrade the windows within this property. n summany, he letter states that 'without prejudice’ to
any objections to the scheme, if the development is to go ahead, the owner would welcome such
Wworks,

The Parish of St John the Evangelist expresses concern regarding the scale of development, the
traffic it will generate and its impact on the local community suggesting that a smatier
development would he preferable and more suited to the site. Further concerns are raised
regarding the need for a barrier to separate the proposed access and the public footpath.

Fox Lane & District Residents' Association objects to the application on the grounds that
+ Proposal is oo large, high-density development, which together with ils appearance, is
gt of keeping with the residential character of the area
+ The access is toc close to the public footpath and to the busy Green Lanes/Bourne Hill
nction, which would be hazardous for pedestrians and other vehicles
« MNoise and disturbance from vehicles



v The units are very cramped for the number of people expected to cccupy them, The
rooms are very small — this is totally out of keeping wilh olher residential properties in the
araa. 5o litle space for each peyson would be very stressful.

+ There is not encugh car parking space for the number of units/people. Although residents
of some units will nol require a parking space, inevitably others will require two spaces, o
more, alss vigitors and trades people would require parking space. This woulld cause
even more parking problems in surrounding strests.

s  The loss of tress

« Developmenl is still oo close the footpath and is overbearing

+ HMNoise and disturbance from roof terraces

« RNotwilhstanding the changes, the gardens remain very small, particularly the & terraced
houses.

+ The gardens are ovarlpoked from the public foolpath and are uniikely to be used, instead
simply collecling rubbish

»  The living roem windows ook out on to this area and the path, as there is no other
communal space in the units the occupants miaht feel that being overtooked in this way is
an invasion of their privacy.

+ This alevation faces north therefore the 'gardens” would get very liltle sun and then only
very early in the momning and kate in the afternocon/evening for six or eight weeks in
midsummer, and none at all for the rest of the year. 0 all probability not very moech would
grow in the gardens and, as there is so hittle internal space, they would be used as storage
arcas for iteims which passersby might well regard as rubbish. On the plans there
appears to be hedges between each garden and along the footpath boundary, this woutd
create even more shade and reduce air girculation; thus the gardens would become damp
and dreary and be of no use except for storage and would be an eyesore to passershy.

Councillor Hurer has written to endorse and support the concerns of the Residents’ Association.
Me also states particular concern regarding the significant additional pressure on the already busy
junclion and if vehicles are permitted to turn right out of the site it could become an accident black

spot.

Christian Action Housing Association {who own Glebe Court) have not commented on the current
proposal but did object 1o the previous scheme based upon overlooking, loss of sun light, lack of
amenity space, overbearing and out of character, backland site requiring less dense
development,

Councifior Frescott has not commented on the current schame bt previously wrote in support of
residents concerns commenting that whilst he believes the previous proposat would be
inappropriate and over-intense development under any circumstances, his pringiple concern is
about access from Green Lanes. The proposed vehicle access is very close lo the busy junction
of Green Lanes, Hedge Lane and Bourne Hill, yet this junclion has already been the focus of
mach critical attention for a very fong time. Traffic waiting to cross the junction heading nosth is
ofter backed up beyond the proposed enfrance, and there is also 2 bus stop on the south-bound
lane immediately opposite, He cannot see how the design of this development could
accommodate a sufficiently wide access-way al all bul, if the proposal is accepted a condition is
saught to restrict vehicular access to be via the north-bound lane of Green Lanes ONLY, in other
words, acocess to and exit from by feft turn only. The sheer volume of traffic passing at the
lncation of the proposed access-way would mean that tuens to and from the south-Bound lane
would effectively compromise the nearby junction itself for much of the day, and this would have a
knock-on effect on much of the surrounding road network. He further asks that highway
alterations are made (and paid for by the Applicant via 106} to physically enforce this condition,
For the safety of all road users, the south-bound side of Green Lanes should not be accessible
AT ALL at this point. If Officers are minded to approve, a request is made that the apptication be
considered by Planning Committee, Finally, consultation with Transport for London is requesled.



Dravid Burrows MP has not commented on the current scheme but wrate to objects to the
previous application stating concerns regarding:

» The scale of development impacting upon the character of the surrounding area and the
amenity of neighbouring residents, particularly those direct neighbours who will be most
affected by the buildings

v Impact on local environment, wildlife and the loss of protected trees, which the developers
repaort confirms appear to be in a reasonable condition

s |mpact on the surrounding road aetwork, particularly as access will be onto busy Green
Lanes close to an already difficult junction, giving rise to the lkelihood that traffic will be
impeded.

« The narrowness of the access, at points allowing only 1 car to pass, with the potential for
vehicles to encroach on the footpath compromising pedestitan safety, many of whom are
children, and also a significant loss of amenity

»  Cumulative impact with other developmen!, including that at New River Creseent, on local
infrastructure

Fxternal

Tharmes YWater does not abject to the applisation, bul seeks informatives relating to surface water
drainage and the minimum water pressure that Thameas Water aims to provide.

Metwork rail has not commented on the current propoesal but did not object to the previous
scheme subject to conditions relating to drainage, a construction management plan, details of
excavations, enclosure and securily of the ratway boundary, noise allenualion and landscaping

L.ondon Fire & Emergency Planning Authorily has not commented on (he current scheme, but
were satisfied with the previous schemes proposals, but commented that dry riser maimns or
domestic sprinkiers may be required to overcome internal travel distance excesses.

Enfield Primary Care Trust has not commented on the current scheme, but did not consider the
previous proposal would cause undue hardship on local GF practices in the area, and as such
does not object to the proposat.

[ntermnaf

Diractor of Edoecation, Child Eervices and Leisure commenls that there is a lack of school places
in this area, which they are seeking to address through expansions and new schools, a S106
sontribution is sought. The average child yield from the proposed development has been
calcidated, based upon the current ratios, as 5§ primary places and 1 secondary place. The
related capital costs based on the 2008/08 mutipliers are detailed below:

Primary
b places x £13%,115 = £65 575

Secondary
1place x £19,762 = £18 762

TOTAL = EB85,337

The Affordable Housing Enabling Officer comments that 2 50% affordable housing provision has
been negotiated with a 60% intermediate and 40% social rented splil. Whilst the targer family
accommodation for rent is supported and that space standards result in greater storage for
restdents, a8 3 bed wheeglchair unit had been requeasted.



The Council's Place Shaping Team has not commented on the current scheme but in response to
the previous scheme commenied that issues may arise with access from Green Lanes but that
the mix of housing appeared to be what was required in the Borough, reof gardens are good for
increased amenity space but should be well designed and accessible for use; and, cansideration
needs to be given to the wider impact of varicus infilling schemes an the A408/surrcunding araa.

The Head of Economic Devetoprant has not commented on the current scheme b his previous
response stated that whilst the proposal would not displace an employmeant generating activities
he is concerned about the potential increase in local traffic congestion in the town centre, arising
from the proposed access arrangements at Green Lanes to and from this development site,
which could serve to detract from the health and vitality of the retail centre of Pakmers Green. He
notes that the applicant refers to a2 precedent to backland redevelopment having already been set
through the construstion of Skinners Court - bt that scheme, in fact, is not backland
development, as it is served directly from Fox Lane, not Green Lanes, The proposed access point
is close to a set of traffic lights at Green LanesiBourne Hill, from which there is very often a long
tadback south wards along Green Lanes and directly across the proposed access point. There is
also & pinch point in the widlh of the access read alongside No. 499 which would appear 1o
prevent 2 cars passing along the whole route. Such a pinch point coudd | | suggest, give rise to
queues forming from both directions on Green Lanes [ especially at peak times)] as vehicles wait
to turn into the site, theraby increasing the local congestion levels, If 5o, the retailers and
hbusinesses in Green Lanes are likely to become very displeased as it could deter thedr
custorners. In the cirgumstances | suggest that the traffic nplications be very carefully

considered at this stage.

The Counci's Arboriculluralist previously commiented that the lrees T1 lo T4 stand i a row more
ar less toward the centre of the site. Hence, whilst they alf remain the full development potentiat
cannot be exploited. The weeping ash T5 stands adjacent to the rail embankment and is
encroached upan by the nearby trees. From my recollections of previously visiting the site (in
garly 2008} | recall that all the trees have various defects (listed in the report). It might be possible
to relain all the trees if the development proposals were substantially modified and reduced in
scale, and the trees subjected o works to substantially reduce their existing visual impact to
make them compatible with their new surroundings, The Horse Chestnut T1 slands in close
praxirnity o the existing acesss to the site. The report recommends an adeguate root profection
ZoNe to protect the tree but also records that a trench has been excavated in close proximity {o
the tree and revealed limited root develapment probably as a result of surfaces! building
instatiation in close proximity to the tree resfricting root growth. As long as the precaulionary
measures cutlined in the report are adhered to in my opinion the tree could be successfully
retained, although it should be acknowledged that this tree too has limilalions in terms of its long
term contribution to the site. In addition the scheme as it stands does not compensate for the
loss of the trees in terms of adeguately screening the developrient and providing sufficient
amenity space.

Relevant Policies

London Flan (2008}

24.9 The Suburbs: Supporing sustainable communities
3A1 Increasing Supply of Housing

342 Borough Housing Targets

3A3 Maximising the potential of sites

3A5 Haousing chaoice

3AG Chality of new housing prowvision

aas Definition of affordable housing



3A8 Allordable housing targets

3440 Megotiating affordable housing in individual private residential and mixed-use
schemes

3401 Affordable houeing thresholds

3AT Agdressing the needs of London's diverse population

acH Integrating transparn and development

ac.z Improving Cenditions for Cyceling

3023 Parking Strategy

48,3 Sustainable Design and Construction

447 Renewable Energy

4412 Flocding

4413 Flood risk management

4A.14 Sustainable drainage

45 20 Readucing nolse and enhancing soundscapes

4B.1 Design principles for 8 compact city

4B8.2 Architectural design

4B8.6 Respect the context of local communitiss

Annex 4 Marking standards

Unitary Development Plan

G0 Regard to Surroundings / Integrated into Local Community
(nGo2 Qualify of Life and Visual Amenity

(ING03 Character / Pesign

fIE06 Traffic Generation

{(IhGD3 Site Access and Servicing

{43012 Development in Areas at Risk from Flooding

{I1y¥aD13 ncreased Risk of Flooding downstream

{II}HE Range of size and Tenure

f1IHH8 Privacy and Overloaoking

fiHg Amenity Space

(T3 Creation or improvement of accesses

(INT16 Adequate access for pedestrians and disabled persens
fIC38 Loss of trees of public amenity value

(I3 Replacement of frees

{I}EMG Minimise impact of development {noise, pollution and vibration}
{I}EN3 Mature consensatinn

{I1INENS Development in sites of nature conservation impeniance
{INEMT1 Wiidlife Cornidors

fIEM30 Land, air, noise and water pollution

Local Developmenl Framewark - Core Strateqy Praferred Optiohs

The Planning and Compulsory FPurchase Act 2004 requires the Council to replace the UDP with a
Locat Development Framewark (LDF). The LDF Core Strategy will set out the spatial vision and
strategic objectives for the Borough. The Core Strategy is al an early stage in its adoption
pracess, As this continues the weight given to it will grow and the relevanl objectives are reported
to demonstrate the degree to which the proposals are consistent with the emerging policy

direction,

S01 Sustainability and Climate Change
s02 Biodiversity
503 Pratect and enhance Enfield's environmenta quality,



SO6 High quality, sustainably constructed, new homes 10 meet the aspirations of local

pecple

S04 Affordable Housing, Family Homes and Social Mix

501t Safer and stronger communities

S015 Presarve the local distinctivenass

5017 Safeguard established communities and the guality of the local envirenment

SO Sustainabie Transpor

CP1 Suslainable and Efficient Land Use

CR2 Sustainable Design and Construction

CP5 Air, Water, Noise and Light Pollution and Contaminated Land

CPid Managing the supply and location of new housing

CPiz Housing Mix

CP14 Safer and stronger communities

CP28 Promoting sustainable transpert and improving access for pecple with restricted
mobility

CR31 Walking and Cycling

Other Matenal Consideratinong

FPS1 Dedivering Sustainable Communities
PPSA Housing

FPSS Biodivarsity and Geological Consenation
PPG13 Transport

PPG24 Molse

Analysis

Principle

The proposal has the potential to contribute to the quantily and range of accommodation
available, as required by the London Plan, in particular through the provision of affordable
housing. The area is characterised by a mix of commercial and residential uses. The principle of
residential developmant of the site was also previously established at appeal, whilst this
permission lapsed some considerable time ago, the site Is also allucaled within the adopted
Unitary Development Plan as ‘Site Intended for Development {10H), The relevant table suggests
that it may be possible to achieve 20 dwellings on the 0.39 hactares of land. As such, subject to
the resciution of the below malters in respect of the scale of development, impact ch
neighbouring properties and access maters, the principle of the development of the site for
residential purposes is considered acceptahle.

Character and Appearance of the area

Density

The site is within 800 meties of Falmers Green dislfic! centre within an area characierised by
mixed-use developiment including semi-detached and terraced houses and flats. for the
purposes of the London Plan 2008 density matrix, it is considered the site lies within an urban
area. The site is located within PTAL 2. The density matrix suggests a density of 200 to 450
hakitable rooms per heclare, Given the predominance of units with batween 3.1 10 3.7 habitable
rooms within the vicinity of the site the matdix suggests a unit range of 55 to 145 units per
hectare, which is the middle density option within PTAL 2-3 Urban. This indicates that an
acceplable densily would be towards the middle of the 200 to 450 hrph.



The propasal is for 36 fiats {8 x 1-bed, 15 x 2-bed, 6 x 3-bed and 7 x 4-bed resulting in 120
habitable rooms giving a residential density of 312 hrph (140/3850x10,000) or 83 uh, These lie
just below the middle of the range set cut above and indicate that the density is likely to be
acceptable. However, advice contained in PPS1 and PPS3 states that & numerical assessment
of density must not be the sofe test of acceptability and must also depend on the attainment of
appropriate scale and design relative to character and appearance of the surrounding area. In
this instance the backland nature of the site is a matertat factor that will limit the scale of any

proposal,

The previous application was refused partially dug to the proposed overdeveiopment of the site.
In particuiar concerns were expressed regarding the scale of the proposal, extent of site coverage
and proximily to the sile boundaries. Mowever, the curent scheme provides for reduced butding
depths with 8 conseguential reduction in scale and site coverage along with an increase in
distance from the site boundaries providing for larger areas of amenity space, These reductions
comhine with the design features of the buliding that seek to reduce Hs cveralt mass by lhe use of
projecting elemenis and variation of materials. Overall, having regard to both the numerical and
physical elements of the scheme, iLis considered that the proposal would now result in an
acceptable scale of devetopment and would not result in an overdeveloprnent of the site.

Amenity space provision

The propased amenily space provision for the blocks comprises a mixture of roof terraces,
balcomies, areas along the northern and western boundaries and a communal garden area within
the courtyard. The previous apglication was refused due to the insufficient size and inadeguale
guality of the amenity spaces provided. The current appiication, however, provides for significanl
improvements to the guality of the open space provide. This is achieved by providing a larger
central courtyard amenity area for communal use, along with enlarged ‘rear’ garden areas along
the norlhern and western boundaries whilst retaining roof terraces and balconies. Whilst some
concerns remain regarding the usability of the areas along the northern boundary, it is considered
their increased depth significantly increases the likelihood that hey will be constructively used

cpaces.

Int respect of the amount of amenity space provided the UDP standard seeks amenily space to be
equal to at least 50% of the Gross Internal Area (GIA) of the proposed 1-bed flats, 75% of the
Gla of all other flats and 100% of the GIA for houses, Balconies may provide an alternative form
of amenity space provided that they are not detrimental to the privacy of adjoining occupiers. The
provision of amenity space in the form of baiconies and roof terraces should not exceed 15% of
the total amenity space provision. Eight of the proposed units are 1 bad flats, five are houses
and the remaining twenty-three are 2, 3 and 4 bed fiats. This results in an amenity space
reguiremnent of 2,241 square metres (269 x 50%, 625 x 100% & 1908 x 75%). The total propused
amenity space is 1,848 or 64% of the total GiA, resulting in a deficiency of 293 square metres. In
addition, approximately 500 square metres or 27% of the amenity space is provided in the form of
terraces and bafconies, which significantly exceeds the 15% stated within the UDP. However, in
light of guidance within PFPS1 and PPS3 on a more fiexible approach to planning standards,
regard must also be had to the context of the development including its preximity to Falmers
Green Town Centre and location along a busy arferial route. These factors must be balanced
against the backland nature of the site. In addition, consideration must be given to whether an
off-site contribution could mitigate the impact on the proposed onsite deficiency.

The site is approximalety 800 metres walking distance from Broomfield Park, Whilst this is
beyond the generally accepted 5 minute (400 metre) walking distance, it is the nearest usable
open space within & built up area and is likely to be used by future residents. Maving regard o
the extent of the deficiency, it is considered that & contribution fowards improvements to
Broomfield Park may address the reduced level of on site provision. 1Lis considered that such a



contribution, provided it ts appropriatety allocated, would mest the tests of Circular 05/05 and
wolld accord with the objectives of the Mayor's Supplementary Planning Guidance on Providing
for Children and Young People's Play and Infarmal Recraation,

The Park Business & Development Tearm has identified thal whilst there has been a recent
replacement of some of the play equipment at Broomfield Park, there remains a deficiency in
respect of natural play facilities. Natural ptay is a key aim of both the Mationat and Borough Play
Surategies, VWhitst improvernents continue to be made o natural play within the Borough, no such
facilities are currently present at Broomifield Park, Thus far such schemeas have cost
approximately £50,000. Another scheme at 90-120 Green Lanes required a contribution of
£35,000 towards such as scheme, whare a far greater on site deficiency was present. Having
regard to the more limited deficiency in this case, it is considered that the application shouid
contribute a surm of £15,000 of the cost of a scheme in Broomfiedd Park. This conlribution has
been agreed by the developer and can be secured within a 5106 agreement. Having regard to
the improved play facilities that will result from Lhis contribution, for the benefit of both the
occupiers of the proposed development and the wider communily, it is considered that the on sile
deficiency has bean adequately addressed, As such, the proposed amenity space provision and
contribution are acceptable.

Design and Impact on the Street Scene

The proposed deveiopment would not genarally be visible from Green Lanes, save for down the
access to 1he site, bt would be prominent from the adjacent public foolpath and adjoining
properties. The proposal provides for a moderm design with architectural features thal seek to
‘break up' the mass of the building with projecting elements and the variation of colour and
materials. The scheme has been designed (0 provide an active elavation to the public faotpath,
whilst balancing the overicoking issues considered in detail befow.

The previous apphication was refused due to the overall scale of the proposed buildings and their
proximity 1o the site boundaries. However, the current proposed has been revised to seek to
address these concerns. in paricular, the depth of the buildings have been reduced, separation
from the northern and western houndaries increased and dummy apexes added to the ends of
the blocks to more closely accord with the pitehed roofs of ihe serrounding dwellings. The
application has recently been revised to provide more activity to the elevation facing the site
access by providing a projecting elemant and the provision of additionat windows to the elevation,
Cverall, it is considered that the previous concerns regarding the design and scale of the scheme
have been adequately addressed.

Impact an Neighbouring Properties and Futire Occupiers

Clutfook

The proposed development is origntated at 80 degrees to ne.'s 19 to 28 Glebe Court and projects
some 34 metres from the eastern elevation of Glebe Cowt. However, the proposed building is
located 8 metras from the southern etevation Glebe Court at its nearest point. In addition, much
greater separation is present o the remaining units within Glebe Court. Having regard to the
open courtyard to the eas! of Glebe Court, the reduction in ground levels on the application site
and the separation referred to above, it is not considered thal the propesal would have an
unaceeptable impact on the outlook of the residents of Glebe. Morgover, this current application
proposes greater separation than was previcusly considered acceptable within the 2008 scheme,

Planring permission has been granted for an office building to the rear of no. 481 Green Lanes.
It is not considered the proposal wauld adversely affect the amenities of the occupiers of this



tuilding norwould there be an unacceptable impact from the building to the rear of no. 481 Green
Lanes on the proposed development.

it i3 considered that the proposal weould maintain sufficient separation fram the remaining
surrounding propetlies such thal there would be no uwnacceplable impact on outlook fromm these
properties.

Turning to the cutlegk from the development for future occupiers, the previous application was
refused due to the proximily of the proposat to the refaining wall fo the public footpath and the
railway embankment, which at their nearest points were only 1.4 and 4 metres, respectively. The
surrant propasal has increased this separalion to 2 minimum of 3.8 metres and § metres,
respectively. In addition, in alt but ene case, units have been reconfigured to ensure the northern
elevations facing the retaining wall {o the public footpath is not the only aspect. Unfortunately,
unit BG.2 does provide a single northern aspect. However, there is between 4.3 and 4.5 metres
of separation before the retaining wall, which itself will be between (1.6 and 0.8 metres high. The
applicant has also provided Blustrations o show the absence of buildings on the other side of the
public footpath ensure that the unit will have an appropriale sky aspect and levels of light,
Owerall, it is considered this issue has been adequately addressed,

Qverlooking

The proposed development will result in windows facing lowards Glebe Court al ground, first and
second floor level. The previcus application was refusad due to the extent of overlooking from
the first ficor halconies, second floor windows and balconies facing Glebe Courl. The current
application has removed the dormer windows and balconies from this elevation, which
significantly reduces the extent of overlooking of Glebe Courl and the perception of being
overlooked. In addition, there has been a slight increase in separation from the norlhem site
boundary, Having regard to the existing largely open views from the public footpath into the
Glebe Court site and the reduction in activity in this proposed elevation, it is considered that the
proposal would not result in an unacceplable degree of overlooking of Glebe Courd, its related
amenily space or the amanity space of no’s 501 to 508 Green Langs.

A8 discussed above, the application has recently been revised to provide for increased activity to
the elevation facing the entrance {o the site. This involves additional fenestration that has the
potential to overlook the rear of the properties fronting Green Lanes. Whikst this would also bring
the benefit of increased natural survedlance of the access and some of the rear gardens to the
praoperies fronting Green Lanas are in commercial use, H is considerad that it will be necessary to
pravide obscured and fixed windows up to 1.7 metres above internal floor levels to protect the
remaining residential gardens.

In respect of the remaiing fenestralion, as well as lhe proposed balconies o lhe south, east and
west elevations, having regard to the tree screening along the railvay embankment, the largely
commercial use of the rear of the properies fronting Green Lanes and, moreover, the separation
distances and angles involvad, it is considerad that these elernents of the scheme would not

result in an enacceptahle tevel of averlocking.

in respect of the proposed roof terraces, the previows application was refused due to the
panoramic views and the potentiat for large numbers of people to overlock adjoining properties.
However, the roof desian has been revised to provide screens at avérage ave tevel of 1.7 metres
in heighl, which, along with durmrmy apaxes, serve to substantially prevent overlooking from the
proposed roof terraces. The application has recently been revised by reducing the height of the
screens franting the railway, as this would improve the ocuticok for future residents, without a
significant impact on the residents of Caversham Avenue due to the separation distances and
tree screening.



Other matlars

Concerns have been raised regarding the overall impact on properties fronting Caversham
Avenue. However, it is that the separation distances, along with the intervening free screening,
prevent there from being an unacceptable impact on the amenities of the residents of these
properies.

The applicant has provided a noise assessment that deals with both railway noise and noise from
the praposad access that will run in close proximity to no's 498 and 501 Green Lanes. The
document proposes construction details for the proposed units including thermal glaring. In
addition, the documant recommends replacement thermal glazing to hoth 489 and 501 Green
Lanes. Whilst it is acknowledged that the resident at no. 501 Green Lanegs maintaing objections
ter the schems, they have weitten to confier that if development is to proceed they would accept
the mitigation measure of replacement glazing. Maving regard to all relevant factors, including
lhe scale of the proposed use and Ekely vehicle movemenls, it is considered that the potential for
noise and disturbance from the proposed access may not itself be sufficient grounds 1o warrant
the refusal of this application. Moreover, there are technical mitigation measures that would
substantially address these concerns. These mitigation measures would require the installation
of glazing and an acoustic fence along the boundary with no, 501 Green Lanes and the public
footpath. It is considered that mprovements to both no. 498 and 501 Green lanes should be
secured by an appropriately worded seclion 106 agreement and that these requirements woulkd
reet the relevant fests in Circuiar (35/05.

Cwerall, it is considered the previous concerns regarding overlooking, outlook for future residents

and securing mitigation measures for vehicular noise {0 no. 301 Green Lanes have all been
adeqguately addressed. As such, this elemant of the scheme is considered acceptable

Affordable housing, unil size mix, tenure and accessibilily

The proposed scheme includes 18 affordable unils comprising 4 x T-bed, 9 x 2-bed and & x 4-bed
and 18 open market units comprising 4 » 1-bed 6 x 2-bed and 6 x 3-bad and 2 x 4-bed wmnits,

The current housing needs assessment indicates that the overall mix of new housing sought
should be as follows: 10% % T-bed, 35% % 2-bed, 38% x 3-bed and 18% x 4-hed. The mix of the
current scheme is as follows; 22% x 1-bed, 42% 2-bed, 17% 3-bed and 18% 4-bed. The scheme
includes an over provision of 1-bed units, a skight over pravision of 2-bed units and an under
provision of 3-bed units. Howsver, having regard to the extent of the deficiencies and, in
particulas, that the scheme provides 38% family sized units with 50% of the schema affordable
housing, it is considered, on balance, that the proposed mix is acceptable,

The Affordable Housing Enabling Officer suppors the scheme and the proposed tenure sphit of
60% intermediate and 40% social rented, which will be secured by a section 106 agresment.

The internal floor areas of the proposed units excesd those set out within the Unitary
Oevelopment Plan and area considered acceptable.

The London Flan seeks at least 10% of the units {0 be wheelchair accessible. The applicant has
amended the scheme to provide 4 units that spacifically meet the standards, with a number of
otiter units within the schame that mest the vast majorily of the refevant criteria. As such, the
proposal exceeds the standards set out within the London Plan and is considered acceplable, A
condition is proposed requiring details of wheelchair accessible units to be submitted and

appraved,



Farking and Access

The site is accessed from the A106 Green Lanes is a busy Principal Rd, with a 30 mph {imit. The
PTAL rating {from Tl is low at 2 {albelt the TA says 3). The northern boundary of the site abuts
Public Right of Way 207. This joing Green Lanes approxirately 85m from the A105/4111 junction
and 1uns broadly westwards over the railway through to Caversham Avenuea. The 36 flats would
have 30 off-streal spaces, which Traffic and Transporiation have confirmed would be acceptable
provisian at this location. Four spaces for disabled users are provided, which is considered
acceptable. Full eycle parking provision is indicated, which is indicated as covered and sacured.
Whilst its location is slightly detached, an balance, it is considered acceptable.

The layout provides adequate turning/manceuvring space to serve the site via a new private road
alf Green Lanes alongside belween 499 and 501 Green Lanes, Traffic and transporation
consider a far mare satisfactory scheme would be achieved if ne. 489 is demolished. However, i
is considered that as adeguate access can be provided and the demchition of no. 488 Green
Lanes would provide for an isofated formerly semi-detached property that would be harmiul to the
appearance of the streetscene, the proposed access arrangements are considerad acceptable.

The junction of this new access is adeguate to accommodale vehicles entering & leaving the site
without creating a 1-way operation loffrom the site, Site lines are adeguate. The trafic generatiaon
for the site would he guite modest & should not give rise to undue delgys to Green Lanes, albeit
there is the south-bound bus stop opposite. When this i in use vehicles turning right into the site
will obstruct the scuthhound traffic.

The new access road has to narrow o pass the retained no 499 Green Lanes and relies upon
utilising space from the footpath 1o secure a greater carriageway width. This footpath is currently
around 2.4m wide and up to 800mm coutd be relinquished along this strelch as the aspect of the
path opens up past the development and is othenwise nol running between fairly high fencing
atongside as it does now. The access road's minimum width is 4 8, which will suffice for the
anticipated level of use, albeit there may be one way working past the pinch point.

New 'keep clear' markings would be required on Green Lanes at the new junction, which will
imvolved a Traffic Regulation Order to be funded by the applicant. This will be secured in the
section 106 agresiment,

To remove an area from the right of way for use as cariageway will necessitate a formal Order to
extinguish it as footpalh. This would only be pursued, at the applicant's expanse and risk,
fofiowing the grant of planning permission.

Cencerns have been raised regarding pedestian safety and the lack of space (o provide an
appropriate barrier. However, it is considered that an elevated kerb could be used to provide
adeguate protection 1o ensure that vehicles did not mount the pavement onto the footpath, this
could be secured by condition, In addition, having regard to lhe siles frontage fo the public
footpath and the proposed stopping up of part of the footpath a contribution fowards highway and
footpath improvements will be required. When added to the TRO required above this will involve
a highways contribution of £15,000 o be secured by section 106 agreement. Itis considered
these contributions are necessary and meet the tests of Circutar 05/05.

in teims of internal layout and parking provigion the scheme is acceptable subject to conditions
relating to: hard surfacing, details of levels, enclosure, construction methodelogy, parkingfturming,
junctionfaccess and no implementation until the footpath stopping up is in place.



Traffic and Transportation have raised concerns regarding the potential for parking to the frontage
of no, 449 Green Lanes impacting upon the operation of the access. Howewer, & condition is
praposed raquiring a scheme (0 be submilted to prevent parking in this area.

Ir summary, on balance, the parking and access arrangemeants meet the minimum adopted
standards and as such are considered acceptable.

Trees and Biodiversily

The proposal includes the loss of 4 TPO trees (T2 (Oak), T3 {Ash), T4 {Ash} and TS (Weeping
Ashyy and measures to protect the remaining protected tree T1 {Horse Chestniut}.

The applicant's Arboricultural Report provides limited justification for the joss of these trees.
Whilst these trees are not visible from many public vantage points, they can be seen fram the
adjacent public footpath and adjoining properties. However, lhe variation in ground levels and
sifing of bulldings proposed by the applicant make it difficult 4o retain these trees. One of the
reasons for refusal of the previous application was that adeguate replacements had not been
proposed and the layout was such that these could not reasonably be secured by condition.
However, the current application now includes a much larger area of communal amenity space
within the courtyard. This areas shows four replacement trees with malure specimens. Hawing
regard to these replacemeant and that mature specimens will be used, the details of which can he
secured by condition, i is considered this issues has been adequately addressed. |n addition,
the protection of the retained Horse Chestnut could be secured by condition. These views are
supporied by the Council's Arboriculturalist.

The sile adjoins a Wildlife Corridor and concerns have been expressed regarding the proximity of
the new devalopment. However, whilst there are some concerns regarding the impacts of
additional tighting and noise on the Wildlife Corridor it is considered that appropriate mitigation
tan be secured by conditton. This would be in the form of a lighting report to minimise fight
spillage and a biodiversity repror to incorporate bat boxes elc. il is not considered, on balance,
that it would be appropriate {o refuse the application based upon the extent of the impact on the
Wildlife Corridor,

Cther Mallers

It is considered the sustainable drainage syslem detailed below will ensure the development does
nat resull in an unacceptable risk of surface water flooding on or off site.

It appears thal the sile may not have been disturbed for some considerable number of years. As
such, it will be necessary for an archaeclogical investigation to take place prior lo and, if
hecessary, during development. This will be secured by condition.

Conditions will also he reguired in respect of construction vehicle wheel cleaning, restricted hours
— construction sites and further details of noise control including plant and machinery noise.

S108 Matters

A 5108 agresment will be required to secure the provision of affordable housing and acoustic
improvements to no.’s 49% and 501 Graen Lanes, as delait above. In addition, financlal
contribufions will be required to make the development acceplable in planning terms of £85,337
for tocal education provision, £15,000 for play and open space improvemeants to Breomfield Park
ard £15 000 for highway and footpath improvements.



Suslamable Bresign and Construction

An Energy Assessment and a Drainage Report, a3 well as a commitment to meet Code for
Sustainable Homes Level 3 accompany the application. The energy report concludes that it wilt
be possible Lo provide a reduction of 10% carban emissions and the generation of 10% of the
anargy requirements from onsite Solar Thermal panels. In addition, passive wind cowls, gréen
roofs, sun pipes, argon filled glass, low Nox boilers, low enargy AAS apphiances, Low flush
cisterns and water buits wilk ke incorparated into the scheme. Finally, further sustainables
drainage measures include soakways and rainwater harvesting syastems. |t is considered that the
accumulation of these matters, detailed within the sustainability assessmeant form, makes for an
acceptable level of sustainable design features. As such, it is considered the scheme accords
with the objectives of policy 44,3 "Sustainable Design and Construction’ of the Londeon Plan.

Conclusion

Ir the light of the above assessment, it is considered that the proposed be granled for the
following reasons:

The proposed development of 36 residential nol detract from the character and appearance or
the visual amenilies of the surrounding area having regard o Pelicies (NGD1, (1WE02 and (13503
of the Unitary Developrient Plan and Policies 4B.8 of the London Plan {2008), as wel as the
ohjectives of the emerging North Circutar Area Action Plan, PPS1 and PPS3.

The proposed development of 36 residential would not unduty affect the amenities of adjoining or
nearby residential properties having regard to Policies (G011 and (302 of the Unitary
Prevelopment Plan, as well as the objeclives of PPE1 and FFS3,

The proposed development of 38 residential unite would nol prejudice through overtooking or loss
of privacy, the amenities enjoyed by neighbouring properties, having regard to Policy {11)H8 of the
Unitary Development Plan, as welt as the objectives of PPST and PPS3.

The proposed development of 36 residential including the provision of 30 parking spaces and 36
aecure oycle spaces woHd not give rise 10 unacceptable on street parking, congestion or hghway
safety issues, having regard to Policies (INDGDES, {(INGEDE and (113713 as of the Unitary
Development Flan, Policy 3C 23 of the London Plan {2008}, as well a8 the objectives of PPGE13.

The proposed development of 36 residential units would not result in an snacceptable fisk of
fluoding or create an unacceptable risk of flooding elsewhere, having regard to Unitary
Devetspment Plan policies (G012 and (130 13, as wel as policies 44,12 and 44,13 of the
Lendon Flan 2008 and the objectives of PP525,

The loss of T2 (Qak), T3 {Ash}, T4 (Ash) and TS (Weeping Ach}, having particiiar regard to the
replacement matune specimen secured by condition, weuld not have an unacceptable impact on
the character and appearance of the ares or the strest scehe having regard o poticies (138
and {111C39 of the Unitary Development Plan,
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Application No:- TP/09/1523

ENFIELD

Councif

RHGrpwn copprghl. Loscar: Darcagh 2 Cedald L AREE2G3. 2007

Development C

Seale - 11250
Timne of plot; 1532

ontrol

- b ?

Date al Hok: DED 12010




Application Number: TR/O2/1523 Ward: Palmers Grean
Date of Registration: 22nd October 2008

Contact: David Warden 020 8378 3831

Location: 34, New River Crescent, And Land At Rear OF, 2-32, New River Crescent, London,
M13 5RF

Proposal: Demalition of Mo, 34 New River Crescent and construction of an access road (o
faciiitate the erection of a total of 39 residential units {4 x i-bed, 17 x 2-bed, 11 x 3-bed, 4 X 4-
bed) in 2 pairs of pant 2, pan 3 storey blocks, incorparating accommaodation in roof space with
rear dormer windows, roofl terraces and balconies to front and rear, tegethar with conversion of
detached garage block into 3 x 2-bed units, and provision of associated open and covered car

parking bays,

Applicant Name & Address:

Mewriverside
8853, Green Lanes
London

W21 208

Agent Name & Address:

Stephens Design Associates

The Otd Post Office Stores

Cotterad

Nr Buntingford

Hetis

5G9 90QL

Recommendation: That planning permission be REFUSED for the following reason:

The proposed development by virtue of the substandard size of units the proposed, including the
two bedroarn units 8 and @ and the three bedroom units 6 and 7 in each of the Blocks A to D
{units AG fo AS, BE to BS, C6 to C and DS Lo DF), woldd resuit in an unacceptable standard of
residential accortmodation for future occupants contrary to policy (NGB, {(HGLZ, (G033 and
{H3H18 of the Unitary Development Plan and Folicy 34.6 of the London Plan {2008}

Site and Surrcundings

The site i3 located to the rear of no's 2 to 32 New River Crescenl and includes no. 34 Naw River
Crecsoent. The northern part of the site has 28 garages whilst the southern part of the site i3
vacant. The sauthern part was previously used as allotmants gardens but becames overgrown
since the cessation of the use. This part of the site was subject to enfercement action regarding
rodents, rubbish and Hs unkermpt nature and as a rasult; the site has now been cleared.

tmmediately to the west of the site is the Mew River, which lies adjacent to the Hazeiwood Sports
Grounds. On ail other sides, including the southwaest, the site is surroundad by 2 storey semi-
detached and terraced houseas.

Proposal

Permission is sought for the redevelopment of the site for residentiat use. The proposal includes
the demolition of the end-pi-terrace house at no. 34 New River Crescent to provide a widened
access to the site off New River Crascent.



The application includes 39 unils comprising 4 x 1 bed, 17 x 2 bed, 11 % 3 bed and 4 x 4 bed flats
in two part 2 storey and part 3 sterey bfocks with dormer windows to the eastern elevation
providing accommodation in the roof and 3 x 2 bed residential dwellings in the converted garages
retained on the northern part of the site. All olher garages on the site will be demolished,

The plans show a total of 46 car parking spaces, including 7 'unallocated’ spaces. Cycle storage
for 39 cycles is provided within the ground floor area of the connecling blocks linking the three
storey elements, at the end of some of the undercroft parking spaces, under the stairs {o the
former garage blocks and within storage areas adjacent fo the speed humps near Blocks © and
0.

The scheme has been revised reducing the width of the three storey part of Block B, The
exiernal envelope of Blocks A to D now substantially reflect that of the approved 'Schame B

Relevant Planning Decisions

THIO6E2450/0F1 Details of materials, hard and soff landscaping, oycle parking, boundary
treatment, new vehicular access, wheel cleaning, external lighting and surface water drainage
sibmitted pursuant to conditions 02, 43, 04, 05, 06, 07, 08 & 10 of approval under appeat
reference APPAQSI00MADTI2048286/NWF {TP/06/2450) for demolition of building at 34 New
River Crescent and erection of 32 residentiad enits (comprising 4 x T hed, 22 x 2 bedand 6x 3
hed) in 2 pairs of part 2, part 3 storey blocks with accommadation in roof space and rear inverisd
dormer terraces, roof lerraces, logether with conversion and extension of existing single storey
building into 2 one bed studio flats and access to New River Crescent and associated car
parking, currently under consideration.

TPOYOEEY  Demolition of Mo, 34 New River Crescent and canstruction of an access road to
facilitate the erection of a total of 36 residential units {incorporating 9 affordable units), comprising
33 units within two 3-storey blocks {6 x t-bed, 10 x 2-bed, 13 x 3-bed, 4 x 4-bed), with
accormmodation in roof space, rear dormer windows, roof terraces and balconies to front and
rear, together with conversion of detached garage block into 3 x 2-bed units, and provision of
assoclated open and coverad car parking hays,

1. The proposed development due 1o its size and massing would result in the infroduction of
an gverly dominant and visually intrusive form of devetopment detrimental to the character and
appearance of the surrounding area and the visual amenities enjoyed by neighbouring properties,
as well as providing the perception of overdevelopment of the site, contrary to Policies (GO,
(NGO2, ANGD3, (IDHS, (BEN3Z, (INENY, (INENT1, and INC10 of the Unitary Development Plan
and Policy 4B .8 of the London Plan as well as the objectives of PPS1 and PPS3.

This appfication is currenily the subject of an appeal; a hearing is scheduled for 3 February
2010,

TROB/TTS Demctition of No. 34 New River Crescent and construction of an access road o
facilitate the erection of 2 tofal of 38 residential units (8 x 1-bed, 14 x 2-bed, 11 x 3-hed, I x 4-
bed) in two 3 storey Blocks, incorporating accommodation in roof space with rear dormer
windows, roof terraces and balconies to front and rear, together with conversion of detached
garage block into 3 x 2-bed units, and provision of associated open and covered car parking
bays, refused in Marsh 2008 for the following reason;

1. The proposed development due to its size and massing wolld result in the introduction of
an overly deminant and visually intrugive form of development detrimental to the character and
appearance of the surrounding area and the visual amenities emjoyed by neighbouring properties,
as well as providing the perception of overdevelopment of the site, contrary to Policies (MGD1,



{NG02, (1NGD3, ([13HS, (I1ENS, (IBENS, (DEN11, and Y010 of the Unitary Development Plan
and Policy 4B.8 of the London Plan as well as the objectives of PPS1 and PPES.

An appeal was dismissed in Novembear 2008. The Inspector congidered the increased height and
massing af the connecling blocks would appear unduly dominaling and obtrusive, which in tumn
would also adversely affect the outlook of residants in Maw River Crescent. In addition, the
nspecter considerad the additional overiocking from the Velux style rooflights and replacement of
only hedroom windows with some living room and kitchen windows to the second fioor level of the
western elevation. {Scheme C)

TPOGR2450  Demolition of building at 34 New River Crescent and erection of 32 residential
units {carmprising 4 » 1 bed, 22 x 2 bed and 8 x 3 bed) in 2 pairg of part 2, part 3 storey blocks
with accommedation in roof space and rear invented dormer terraces, roof terraces, together with
conversion and extension of existing single storey building inte 2 one bed studio flals and access
to Mew River Crescent and associated car parking {revised scheme), refused February 2007,
agllowed on appeal Gotober 2007 (Scheme B)

TPOG/M1439  Bemolition of building &t 34 New River Crescen! and erection of 32 residential
units (comprising 30 » 2 bed and 2 x 3 bed} in 2 pairs of 4 storey blocks with baleonies to the east
elevation, togelher with part demolition and conversion of existing single storey buiiding into 2
one bad studio flate and access to New River Crescent and associated car parking, refused
Qctober 2008, dismissed on appeal Octaber 2007, {Scheme &)

Consusttation

Fublic

Consultation letters tssuad to 371 neighbouring properties and a total of 34 responses received
abjecting to the application. These comprise 19 standard letters and 15 individual tetters and
raise some or all of the following points:

Character and appesarancs issuas;

- Scheme B should be the upper limit far this smal backland site
- Scheme C Inspecior stated "extensive development that has been permitted on this narrow
{inear site”

- Overdevelopment
- Materfal increase in habitable rooms {30% on Schemes B and more than Schemes C or D)

- 95 units and 320 hrph exceeds both London Plan PTAL 1 and PTAL 2-3 suburban density
standards

- Site shauld be considered suburban not urban

- Siteis PTAL 1, not FTAL 2

- Fropogal doss not respect the “local context, history, built heritage, character and communities”
as required by the London Plan

- Amenity space weal befow UDP standards, with mare family units and less T bed fiats than
previous schemes

- Need to 'shave off the corner of the garage units demonstrates overdevelopment

- Areg has reached saturation paoint for new housing, particiany with other developments
ineluding Lacey Hall

- Incréased height of garage hlock adds to overdevelopment

- Increased height of link blocks

Imgacl on neighbouring property and future residents IssUes

- Poor standard of accommodation



- Vary smalt units

- Motse and disturbance, including parking adjacent 1o no. 36 New River Crescent
- Loss of privacy, including from garage block and access

- Lack of amenity space

- Logs of outiook

- Security to adjacent proparties

- Light paliution from the development

- Loss of views

Sustainability and environmental issues:

- Impact on wildlife on the site, including rare water beelles and bumble bees
- Arga is subject to flooding, loss of natural drainage

- L.oss of Green Chain

- Loss of trees, including those within the cartilage of no. 34

- impact on roots of adjacent rees, particulathy during construction

Highway issues:

- Froportionately less parking than scheme B

- Too few spaces for 39 units and 148 residents

- Compeunding existing traffic problems

- The commen singie siream of tralfic will be worsenad

- Access is on a difficull bend

- Read is a cul through

- Private roads have led to crime and anti-social behaviour efsewhere

- Impact on safety of pedestrians, mcluding those visiting nearby schools
- Due to proposed access, parking to no. 32 and 36 will be compromised

Other matters

- Impact on akready oversubscribed local infrastructure, including sewage infrasfructure
- Repeated spphications impacting residents and draining resouices

- Contrary to adopted Londan FPlan and UDP standards

- Previous applications recommended for approval but refused by planning committee
- All ohjeclions lo previous apphcation should be considerad

- New River Crescent Neighbourhood Watch suppors residents concerns

- Notwithstanding the Article 6 Notice, the developer dogs not own he entire site and penmission
for building on this land will not be granted

- Concerns regarding the applicants traffic and noise experts at the Scheme B Inguiry

- Council should purchase the land for allotments

- Type of people that may occupy 1o overlook the park

A letter of objection has been received from Councillor Pipe stating concerns relating to:

- lnadequale room sizes, as small as 4.9 square metres

- Whether rooms sizes staled on the plans are accurale

- Af fully occupied, it would appear that some units would ba ‘overcrowded’ within the meaning of
5326 of the Housing Act 1985

- Reduced room sizes are a malerial changea fram previous schemes

- Material increase in ocoupants of the development

- Inadequale amenily space

- Buburban, rather than urhan densily standards should apply



