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1.0

Note for Members:

1.1

Applications of this nature would normally be considered under delegated
authority, but the application has been brought to the Planning Committee at
the request of Councillor Milne and Councillor Neville in light of the planning
history and background to this case.

2.0

Executive Summary

2.1

The part retrospective application which proposes the redevelopment of site
by the erection of 2x 2-storey blocks of 6 self-contained flats with
accommodation in roof space, is a resubmission of a planning application
determined by Planning Committee at its meeting on 4th August 2020.

2.2

At the meeting, the officer’s recommendation to grant was overturned and it
was resolved to refuse planning permission for the following reasons:
1.

The proposed development, involving the creation of three flats, by
reason of the intensity of occupation of the site and the original plot of
which it once formed a part, would constitute an overdevelopment of
the site that would be out of keeping with, and would harm the
established residential character of the area, contrary to Policies 7.4
and 7.6 of the London Plan (2016), Policy CP20 of the Enfield Core
Strategy (2010) and Policies DMD5 and DMD37 of the Enfield
Development Management Document (2014) and the Enfield Strategic
Housing Market Assessment (2015).

2.

The proposed development, by virtue of insufficient provision of
private amenity space would result in sub-standard accommodation
and be harmful to the amenities of future occupiers, contrary to Policy
3.5 of the London Plan 2016, Policies CP4 and CP30 of the Enfield
Core Strategy (2010), and Policy DMD8 of the Enfield
Development Management Document (2014).

2.3

No appeal against the refusal of planning permission was made.

2.4

This current planning application has been submitted by the new owner of the
site and needs to be assessed in light of this previous decision. However, it
also needs to be assessed against any other material change in
circumstances which includes the adoption of the new London Plan in March
2021 and the fact that due to the Council failing to meet 75% of their housing
targets in the preceding 3 years, has been placed into the category of
“presumption in favour of sustainable development”

2.5

This means that that decisions on planning applications for new housing
development must give significant weight to the presumption that proposed
housing developments should be granted planning permission unless their
adverse impacts "significantly and demonstrably" outweigh their benefits
when assessed against the policies in the NPPF taken as a whole”.

2.6

With these changes in mind, the planning application has been reassessed.
While it is for Members to make their own assessment of the balance that has
been applied as set out in Para 8.5 and Section 9 of the report,
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notwithstanding the previous decision to refuse planning permission, it is
considered the harm associated with the intensification of occupation and
provision of private amenity space for the proposed units does not
significantly and demonstrably outweigh the benefits associated with the
delivery of new homes
3.0

Recommendation

3.1

That planning permission be GRANTED subject to the following conditions:
1.

C51 Time Limit) - The development hereby permitted shall be begun
before the expiration of three years from the date of this permission.
Reason: In pursuance of Section 91(1) of the Town and Country
Planning Act 1990 and as amended by the Planning and Compulsory
Purchase Act 2004.

2.

The development hereby permitted shall be carried out in accordance
with the approved plans including plans(s) that may have been
revised, as set out in the attached schedule which forms part of this
notice.
Reason: To comply with the Town and Country Act 1990 and in the
interest of proper planning

3.

The hereby approved partly built development shall be continued and
completed subject to pre-commencement condition numbers 3
(Levels), construction methodology (4), materials (5), parking and
turning (6), landscaping (8), biodiversity enhancements (9), surfacing
materials (10), considerate constructors scheme (11), potable water
(13) and energy statement (14) as approved under discharge of
condition application number 18/02086/CND dated 18.12.2018.
Reason: For the avoidance of doubt and in the interests of proper
planning of the area.

4.

No exterior lighting is to be installed near the entrance/ exit point of
new biodiversity enhancement features (bat/bird boxes/bricks etc) or
situated adjacent to any trees/ hedgerows on the site boundaries.
Reason: To ensure maximum benefits of the biodiversity
enhancements to be installed as part of the development and to avoid
adverse impacts on bats and their wildlife.

5.

The site shall be enclosed in accordance with details to be submitted
to and approved in writing by the Local Planning Authority. The means
of enclosure shall be erected in accordance with the approved detail
before the development is occupied.
Reason: To ensure satisfactory appearance and safeguard the
privacy, amenity and safety of adjoining occupiers and the public and
in the interests of highway safety.

6.

Prior to the occupation of the development, details of the siting, size,
number and materials of the refuse storage facilities including facilities
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for the recycling of waste to be provided within the development, in
accordance with the London Borough of Enfield – Waste and
Recycling Planning Storage Guidance ENV 08/162, shall be submitted
to and approved in writing by the Local Planning Authority. The
facilities shall be provided in accordance with the approved details
before the development is occupied or use commences.
Reason: In the interests of amenity and the recycling of waste
materials in support of the Boroughs waste reduction targets.
7.

Prior to the occupation of the development details of the siting,
number and design of secure cycle spaces (twelve residential spaces
and four visitor spaces) shall be submitted to and approved in writing
by the Local Planning Authority. The development shall be carried out
in accordance with the approved details before it is occupied.
Reason: To ensure the provision of cycle parking in line with the
Council’s adopted standards.

8.

Prior to the occupation of the development details of the management
arrangements of the communal garden space shall be submitted to
and approved by the Local Planning Authority. The development shall
be provided in accordance with the approved details and maintained
as such thereafter.
Reason: In the interests of future occupants and the amenity of
neighbouring properties.

9.

The development hereby approved shall be built in accordance with
Requirement M4(2) of Building Regulations and shall be maintained
as such thereafter. Prior to occupation evidence of compliance with
Requirement M4(2) across the development shall be submitted to and
approved in writing by the Local Planning Authority.
Reason: This optional national technical standard will ensure that the
development allows for the future adaptability of the home to meet
with the needs of future residents over their lifetime in accordance with
Policy CP4 of the Core Strategy, DMD8 of the Development
Management Document and the London Plan policies.

10.

Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) Order 2015, or any amending
Order, no external windows or doors other than those indicated on the
approved drawings shall be installed in the development hereby
approved without the approval in writing of the Local Planning
Authority.
Reason: To safeguard the privacy of the occupiers of adjoining
properties.

11.

Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) Order 2015, or any amending
Order, and excluding the terraces and balconies labelled on the
approved plans, no balustrades or other means of enclosure shall be
erected on the roof of the development. Excluding the terraces and
4

balconies labelled on the approved plans, no roof of any part of the
extension(s) shall be used for any recreational purpose and access
shall only be for the purposes of the maintenance of the property or
means of emergency escape.
Reason: To safeguard the privacy of the occupiers of adjoining
properties.
12.

The windows at first floor level to serve non-habitable rooms within the
flank elevations of the block of flats and the windows at first floor level
within the flank elevations of the new house shall be in obscured glass
with an equivalent obscuration as level 3 on the Pilkington
Obscuration Range and fixed to a height of 1.7 metres above the floor
level of the room to which they relate. The glazing shall not be altered
without the approval in writing of the Local Planning Authority.
Reason: To safeguard the privacy of the occupiers of adjoining and
neighbouring properties.

Informative
Thames Water advises the following:
With regard to surface water drainage it is the responsibility of a developer to
make proper provision for drainage to ground, water courses or a suitable
sewer. In respect of surface water, it is recommended that the applicant
should ensure that storm flows are attenuated or regulated into the receiving
public network through on or off site storage. When it is proposed to connect
to a combined public sewer, the site drainage should be separate and
combined at the final manhole nearest the boundary. Connections are not
permitted for the removal of groundwater. Where the developer proposes to
discharge to a public sewer, prior approval from Thames Water Developer
Services will be required. The contact number is 0800 009 3921.
Thames Water would advise that with regard to sewerage infrastructure
capacity, we would not have any objection to the above planning application.
Legal changes under The Water Industry (Scheme for the Adoption of private
sewers) Regulations 2011 mean that the sections of pipes you share with
your neighbours or are situated outside of your property boundary which
connect to a public sewer are likely to have transferred to Thames Water's
ownership. Should your proposed building work fall within 3 metres of these
pipes we recommend you email us a scaled ground floor plan of your property
showing the proposed work and the complete sewer layout to
developer.services@thameswater.co.uk to determine if a building over / near
to agreement is required.
Thames Water recommend the following informative be attached to this
planning permission. Thames Water will aim to provide customers with a
minimum pressure of 10m head (approx. 1 bar) and a flow rate of 9
litres/minute at the point where it leaves Thames Waters pipes. The
developer should take account of this minimum pressure in the design of the
proposed development.
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4.0

Site and Surroundings

4.1

The site is located on the eastern side of Old Park Ridings, opposite the
junction with Ridings Avenue. The site was previously occupied by a twostorey detached dwelling with front forecourt parking area and carriage
accessway, and a large rear garden; however, the dwelling has been
demolished and two buildings granted planning permission under
16/05960/FUL are substantially complete.

4.2

Old Park Ridings is predominantly characterised by large two-storey detached
and semi-detached dwellings with front and rear gardens. Properties
generally feature pitched roofs with gable ends and consistent window
proportions and positioning. The exception to this is the three detached
dwellings immediately to the south of the subject site which are of a more
contemporary design, incorporating a mansard roof above the ground level,
and are anomalous within the streetscene. To the rear (east) and north of the
site is Bush Hill Park golf club.

4.3

The site is not located within a conservation area, however, is within the
setting of the Grange Park Conservation Area, and is separated from the
conservation area by three properties to the south – No. 122, 122 a and 122 b
Old Park Ridings. The site does not contain a listed or locally listed building.

5.0

Proposal

5.1

The application seeks part retrospective planning permission for the
redevelopment of site by the erection of 2x 2-storey blocks of 6 self-contained
flats with accommodation in roof space. This follows a recent grant of
planning permission for the redevelopment of the site including subdivision
and erection of a new building containing a 1 x 4 bed dwelling and a new
building containing 1 x 2 bed flat and 2 x 3 bed flats with mansard roof and
balconies at rear.

5.2

The new buildings already substantially build with two storey rear projections
measure approximately 9 metres in height and a depth of 14 - 18.3 metres
and a maximum width of 12 metres. The buildings are largely built in
accordance with the approved plans save for some minor variations.

5.3

The buildings are separated from the common boundary by 1 metre and set
in from the common boundary with Nos.122b and 126 Old Park Ridings by 2
metres. Dormer windows are proposed within the front and rear roof slopes
and rooflights within the side roof slopes.

5.4

Eight car parking spaces and the bin stores would be sited within the front
garden. Cycle stores are proposed along the side boundaries. Rear gardens
are proposed that would measure 355sqm per each block.

5.5

The key difference in this application from that previously approved is the
conversion of the 4 bedroom dwelling house into 3 flats. The internal
arrangement of both buildings will be the same with the three bed flats sited
on the ground floor and first floors whilst the two-bedroom flats would be in
the loft space. All upper floor flats would have access to rear amenity space
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and terraces. The ground floor flats would have access directly to the rear
gardens.
Background
5.6

Concerns have been raised that the previously approved development has
not been built in accordance with the approved plans. This led to the
Enforcement Team being investigating and their findings are summarised
below:

5.7

Both properties have been formed to create 3 flats in each block. The internal
layouts of both buildings have been altered to reflect the proposed 6 flats
arrangement. The area for the lift shafts have been marked out but not yet
installed. (This is the subject of this application)
Other non-approved Amendments:

5.8

-

The front elevation of the dwelling, as approved has been amended at first
floor level. This now has a stone arch over the window to reflect that of the
flats front elevation.

-

The windows at first floor level of the house, as approved are slightly
wider than that approved.

-

The rear dormers on each property are wider than those approved

-

The southern elevation of the house, as approved contains an additional
opening for a third roof light and the Northern elevation has a wider
window opening at ground floor level.

-

The northern elevation of the flats building contains an additional roof light
and the ground floor windows have brick soldier courses rather than stone
lintel details.

-

The gap between the two properties (separation) measured 2.45m on site
whereas on the current plan it is shown as a 1.8m wide separation. The
approved scheme showed a separation of 1.4m so the setting out has
altered slightly.

Officer comments
In the context of the permitted scheme under (16/05960/FUL), it is considered
that the non-approved amendments do not have any material effect on the
approved development in terms of its appearance and impact on
neighbouring amenity. It is considered that the changes are relatively minor in
the context of the approved scheme and can therefore be regarded as a nonmaterial variation of the approved scheme.
The amendments proposed represent a non-material alteration to the scheme
under reference 16/05960/FUL.

6.0

Relevant Planning History

6.1

19/04133/FUL - Redevelopment of site by the erection of 2x 2-storey blocks of
6 self-contained flats with accommodation in roof space (PART
7

RETROSPECTIVE) – Refused at Committee on 04/08/2020 for the following
reasons:
1. The proposed development, involving the creation of three flats, by
reason of the intensity of occupation of the site and the original plot of
which it once formed a part, would constitute an overdevelopment of the
site that would be out of keeping with, and would harm the established
residential character of the area, contrary to Policies 7.4 and 7.6 of the
London Plan (2016), Policy CP20 of the Enfield Core Strategy (2010) and
Policies DMD5 and DMD37 of the Enfield Development Management
Document (2014) and the Enfield Strategic Housing Market Assessment
(2015).
2. The proposed development, by virtue of insufficient provision of private
amenity space would result in sub-standard accommodation and be
harmful to the amenities of future occupiers, contrary to Policy 3.5 of the
London Plan 2016, Policies CP4 and CP30 of the Enfield Core Strategy
(2010), and Policy DMD8 of the Enfield Development Management
Document (2014).
6.2

19/01910/FUL-Sub-division of site and erection of a 2-storey block of 3x selfcontained flats comprising 1 x 2-bed and 2 x 3-bed, together with conversion
of a single family dwellinghouse to provide 3x self-contained flats comprising
1 x 2-bed and 2 x 3-bed with associated – Withdrawn 10.09.2019

6.3

18/02086/CND- Details submitted pursuant to ref: 16/05960/FUL comprising
levels (3), construction methodology (4), materials (5), parking and turning (6),
landscaping (8), biodiversity enhancements (9), surfacing materials (10),
considerate constructors scheme (11), no exterior lighting (12), potable water
(13), energy statement (14), privacy screen (15), window design (16),
enclosure (17), refuse (18), cycle parking (19), management of communal
garden (20), requirement M4 (21), obscured glass (25) and compliance with
policy (26) in respect of redevelopment of site including subdivision and
erection of a new building containing a 1 x 4 bed dwelling and a new building
containing 1 x 2 bed flat and 2 x 3 bed flats with mansard roof and balconies
and terraces at rear. – Granted 18.12.2018

6.4

19/00233/CND -Details submitted pursuant to planning application ref:
16/05960/FUL comprising of SuDS (7) in respect of redevelopment of site
including subdivision and erection of a new building containing a 1 x 4 bed
dwelling and a new building containing 1 x 2 bed flat and 2 x 3 bed flats with
mansard roof and balconies and terraces at rear.- Refused 25.11.2019

6.5

16/05960/FUL – Redevelopment of site including subdivision and erection of
a new building containing a 1 x 4 bed dwelling and a new building containing
1 x 2 bed flat and 2 x 3 bed flats with mansard roof and balconies and
terraces at rear – Approved 20 April 2017

6.6

15/05506/FUL – Demolition of existing dwelling, subdivision of site and
erection of 2 x 2 storey 5 - bed detached single family dwellings with mansard
roof, balcony at rear and basement with habitable rooms and garage with lift
access and barrier. – Approved 08.04.2016

6.7

15/03147/FUL - Demolition of existing dwelling, subdivision of site and
erection of 2 x 2 storey 5 - bed detached single family dwellings with mansard
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roof, balcony at rear and basement with habitable rooms and garage with lift
access. – Withdrawn 20 September 2015
6.8

TP/96/0232 – Widening of existing vehicular access to existing property

7.0

Consultations

7.1

Statutory and non-statutory consultees

7.1.1

Traffic and Transportation:
No objection in principle although comments made in respect of the parking
arrangements and swept analysis which will inform conditions.

7.1.2

SuDS Officer:
No objection but further details on SuDS strategy required.

7.1.3

Historic England:
No objection – fairly small scale and involves development largely on the
footprint of a modern building so is unlikely to cause significant harm in this
location.

7.2

Public

7.2.1

Consultation letters were sent to 15 adjoining and nearby properties. In
response, 7 objections were received including an objection from Councillor
Milne and the Grange Park Conservation Advisory Group. The comments are
largely the same as per the refused application and can be summarised as
follows:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Overdevelopment
Out of keeping with the character of the area
Affect local ecology
Close to adjoining properties
Conflict with local plan
Inadequate access
Inadequate parking provision
Increase in traffic
Loss of light
Loss of parking
Loss of privacy
Noise nuisance
Would set a precedent and lead to the development of flats along Old
Park Ridings to the detriment of the family oriented character of the
area
Worse than the original proposal
Scale and massing of the building larger than the original and the
neighbouring properties
Side windows and balconies would be intrusive
Restricted turning spaces for the cars to be sited within the front
curtilages
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•
•
•
•
•
•

Excess cars for the flats would congest Old Park Ridings near a
corner and opposite Ridings Avenue
Adverse effect on the residential amenity of the section of the road
outside the conservation area, with overlooking, overshadowing and
loss of privacy for neighbours' gardens.
Development has not been built in accordance to approved plans.
Inaccurate drawings
Flatted development was refused at No.128 Old Park Ridings.
Lift over run will be unsightly and out of character

8.0

Relevant Policy

8.1

London Plan (2021)
GG2: Making the best use of land
D3:
Optimising site capacity through the design-led approach (*):
Optimising site capacity through the design-led approach – sets out
that all development must make the best use of land by following a
design-led approach that optimises the capacity of sites, including site
allocations;
D4:
Delivering good design
D5:
Inclusive design
D6:
Housing Quality and Standards: Introduces a stronger policy on
housing standards including minimum space standards.
D7:
Accessible Housing
H1:
Increasing Housing Supply:
H2:
Small sites
H4:
Delivering Affordable Housing
H10: Housing Size Mix
GG2: Making the Best Use of Land
G5:
Urban Greening
SI12: Flood risk management
SI13: Sustainable drainage
T1:
Strategic approach to transport
T2:
Healthy Streets
T3:
Transport capacity, connectivity and safeguarding
T4:
Assessing and mitigating transport impacts
T5:
Cycling
T6:
Car Parking

8.2

Core Strategy (November 2010)
CP2
CP3
CP4
CP5
CP20
CP21
CP22
CP25
CP30
CP31

- Housing supply and locations for new homes
- Affordable housing
- Housing quality
- Housing Types
- Sustainable energy use and energy infrastructure
- Delivering sustainable water supply, drainage and sewerage
infrastructure
- Delivering sustainable waste management
- Pedestrians and cyclists
- Maintaining and improving the quality of the built and open
environment
– Built and Landscape Heritage
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CP32 - Pollution
CP46 – Infrastructure Contributions
8.3

Development Management Plan (November 2014)
DMD2 - Affordable Housing for Developments of less than 10 units
DMD3 - Providing a mix of different size homes
DMD6 – Residential Character
DMD8 - General standards for new residential development
DMD9 - Amenity Space
DMD10 – Distancing
DMD11 – Rear Extensions
DMD37 - Achieving High Quality and Design-Led Development
DMD44 – Conserving and Enhancing Heritage Assets
DMD45 – Parking Standards and Layout
DMD47 - New Roads, Access and Servicing
DMD49 - Sustainable design and construction statements
DMD50 –Environmental Assessment Methods
DMD51 - Energy Efficiency standards
DMD58 - Water Efficiency
DMD64 – Pollution Control and Assessment
DMD79 – Ecological Enhancements
DMD81 - Landscaping

8.4

Other Policy
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Section 106 Supplementary Planning Document (adopted 2016)
Enfield Strategic Housing Market Assessment (2010)
Mayor of London’s Housing Supplementary Planning Guidance (SPG) (2016)

8.5

Other Material Consideration
Housing Delivery Test and Presumption in Favour of Sustainable
Development
The National Planning Policy Framework sets out at Para 11 a presumption in
favour of sustainable development. For decision taking this means:
“( c) approving development proposals that accord with an up-to date
development plan without delay; or
(d) where there are no relevant development plan policies, or the policies
which are most important for determining the application are out-of-date (7),
granting permission unless:
(i) the application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed (6); or
(ii) any adverse impacts of so doing would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the Framework
taken as a whole.
Footnote (7) referenced here advises “This includes, for applications
involving the provision of housing, situations where the local planning
authority cannot demonstrate a 5 year supply of deliverable housing sites (
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with the appropriate buffer, as set out in paragraph 73); or where the Housing
Delivery Test indicates that the delivery of housing was substantially below
(less than 75% of) the housing requirement over the previous 3 years.”
The Council’s recent housing delivery has been below our increasing housing
targets. This has translated into the Council being required to prepare a
Housing Action Plan in 2019 and more recently being placed in the
“presumption in favour of sustainable development category” by the
Government through its Housing Delivery Test.
The Housing Delivery Test (HDT) is an annual measurement of housing
delivery introduced by the government through the National Planning Policy
Framework (NPPF). It measures the performance of local authorities by
comparing the completion of net additional homes in the previous three years
to the housing targets adopted by local authorities for that period.
•

•

•

Local authorities that fail to meet 95% of their housing targets needs
to prepare a Housing Action Plan to assess the causes of under
delivery and identify actions to increase delivery in future years.
Local authorities failing to meet 85% of their housing targets are
required to add 20% to their five-year supply of deliverable housing
sites targets by moving forward that 20% from later stages of the Local
Plan period.
Local authorities failing to meet 75% of their housing targets in the
preceding 3 years are placed in a category of “presumption in favour
of sustainable development”

In 2018, Enfield met 85% of its housing targets delivering 2,003 homes
against a target of 2,355 homes over the preceding three years (2015/16,
2016/17, 2017/18). In 2019 we met 77% of the 2,394 homes target for the
three-year period delivering 1,839 homes. In 2020 Enfield delivered 56% of
the 2,328 homes target and we now fall into the “presumption in favour of
sustainable development” category.
This is referred to as the “tilted balance” and the National Planning Policy
Framework (NPPF) states that for decision-taking this means granting
permission unless any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the policies in
the Framework taken as a whole – which also includes the Development
Plan. Under the NPPF paragraph 11(d) the most important development plan
policies for the application are deemed to be ‘out of date’. However, the fact
that a policy is considered out of date does not mean it can be disregarded,
but it means that less weight can be applied to it, and applications for new
homes should be considered with more weight (tilted) by planning committee.
The level of weight given is a matter of planning judgement and the statutory
test continues to apply, that the decision should be, as section 38(6) of the
Planning and Compulsory Purchase Act 2004 requires, in accordance with
the development plan unless material considerations indicate otherwise. ”.
9.0

Analysis

9.1

It is recognised a recent application under planning reference 19/04133/FUL
was refused by the Planning Committee on the 4th August 2020. The current
planning application is similar, but the proposal has been developed to deliver
high quality residential environment and residential units that meet quality and
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amenity standards together with complaint drainage plans and proposals to
meet carbon emissions targets in compliance with the new London Plan
2021.
9.2

This report sets out the analysis of the issues that arise from the proposal
when assessed against National, Regional and adopted strategic and local
planning policies
Principle of Development

9.3

The principle of new residential development on the site is acceptable,
contributing to the strategic housing needs of London and increasing the
housing stock of the Borough in accordance with the National Planning Policy
Framework (NPPF), Policy H1 of the London Plan 2021 and Policy CP5 of
the Enfield Core Strategy (2010). However, while the development must be
assessed in light of the tilted balance and presumption in favour of approving
sustainable development, the development must also be judged on its own
merits and assessed in relation to material considerations including the
impact on the character of the area and the attainment of appropriate scale,
design, amenity space, parking provision, residential amenity and privacy, to
achieve a development that integrates appropriately into their surroundings.

9.4

Para 118 of Section 11 of NPPF (2019) Making efficient use of land expects
councils to promote and support the development of under-utilised land and
buildings, especially if this would help to meet identified needs for housing
where land supply is constrained and available sites could be used more
effectively (for example converting space above shops, and building on or
above service yards, car parks, lock-ups and railway infrastructure). The site
is a brownfield site with two substantive vacant building in a highly
sustainable location, and as such the site is considered to be highly
appropriate for re-development to deliver housing subject to other pertinent
and material planning considerations. The development is therefore
acceptable in principle.

9.5

The application site is located within an established residential area and given
the size of the site, the principle of redevelopment of the site for one new
dwelling and a building to accommodate three flats has already been
considered acceptable under the recently approved planning application
number 16/05960/FUL. This current application seeks the use of the
approved single family dwelling as a block of flats. Objections have been
received which have raised concerns with the introduction of another block of
flats given Old Park Ridings is predominantly characterised by large twostorey detached and semi-detached single family dwellings. However, there is
no adopted planning policy that could be applied to the proposed
development that could enable the application to be refused on this basis.

9.6

In terms of housing need, the Council’s Core Strategy seeks to ensure new
developments offer a range of housing sizes to meet housing need. The
findings of Ecotec’s research, Enfield Strategic Housing Market Assessment
(February 2010), demonstrates a shortage of houses of all sizes, particularly
houses with three or more bedrooms across owner occupier, social and
private rented sectors. The greatest requirement in the owner-occupied
market housing sector is for family sized housing (i.e. 3+ bedrooms). The
proposal would result in a net increase in residential units and the block of
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flats would provide 4 x three bed family units and therefore the proposal
would be in accordance with policy requirements.
9.7

As such the principle of the development is considered to be acceptable with
regard to these policies. However, regard must also be given to the relevant
policies within the Enfield Local Plan that seek to, in particular, protect the
residential amenities of the neighbouring and future occupiers, ensure
development is in keeping with the character of the area, ensure adequate
internal floor space and layouts are provided; and development has
appropriate regard to highway issues. These issues must be balanced with
the requirement for new housing within the Borough, as set out above.
Impact on Character

9.8

Policy D3 of the London Plan (2021) expects “all development must make the
best use of land by following a design-led approach that optimises the
capacity of sites, including site allocations. Optimising site capacity means
ensuring that development is of the most appropriate form for the site. The
design-led approach requires consideration of design options to optimise the
development potential that responds to a site’s context and capacity for
growth, and existing and planned supporting infrastructure capacity”. Policy
CP30 of the Core Strategy requires new development to be of a high quality
design and in keeping with the character of the surrounding area. This is
echoed in Policy DMD8 which seeks to ensure that development is high
quality, sustainable, has regard for and enhances local character and can
meet the existing and future needs of residents; and also, Policy DMD37
which sets out criteria for achieving high quality and design led development.

9.9

Policy DMD8 also states that development must be appropriately located
taking into account the nature of the surrounding area and land uses and be
of an appropriate scale, bulk and massing.

9.10

Policy DMD5 restricts the development of a road to 20% conversions and
requires that only 1 out of 5 houses in a consecutive row may be converted.
Whilst this policy is not directly applicable to new build schemes, it
nevertheless provides a basis against which the cumulative impact of flatted
development on the character of a road can be assessed. As assessed under
the 2016 application, the new buildings have been designed so that they
would appear as large two storey residential dwellings, with accommodation I
n the roof rather than a purpose built block of flats, which would help ensure
that the buildings do not appear significantly out of keeping within the street.

9.11

Objections have been received in terms of the scale of the new buildings
however there have been no change to the size and scale of the buildings
from the previously approved scheme (refs. no. 15/05506/FUL and
16/05960/FUL) and therefore, there are no grounds to substantiate a reason
for refusal in terms of the effect of the physical form on the character and
appearance of the area. There have been minor changes to the style of
window detailing as noted in the report above but these changes would not be
to the detriment of the appearance of the development or its effect on the
character of the area. Due to their modest proportions, they are considered
non-material amendments which would not significantly alter the design of the
approved parent application. These changes were accepted previously.
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9.12

It is considered appropriate to include the Impact on Local Character analysis
from the Case Officer’s reports for approved schemes ref. nos. 15/05506/FUL
and 16/05960/FUL below as the analysis remains relevant to this scheme.
The same analysis is the same as per the refused application 19/04133/FUL.
The proposed replacement buildings would be of a similar height to the two
neighbouring properties and would be of similar, albeit slightly greater,
proportions. The height of the proposed dwellings to the top of the roof pitch
would be slightly lower than the adjoining property to north and slightly higher
than the dwelling to the south.
In terms of height alone, the proposed dwellings would not be out of context.
While the proposed dwellings would be wider than adjoining properties and
have greater mass at roof level, this is not considered unreasonable, and the
siting of the proposed dwellings would maintain a similar building spacing
between neighbouring dwellings to that established throughout the street.
The proposal would also provide a break of 2m between the proposed
dwellings which would continue the pattern of detached dwellings within the
streetscene, noting that the subject site is much wider than both of the
adjoining properties.
It is otherwise noted that the proposal would employ pitched roof forms with a
central gable element, and window proportions which are characteristic of
surrounding dwellings.
It is therefore considered that the proposal would adequately integrate within
the streetscene and the character of the area in terms of building scale, siting
and design.
While the proposal would extend further into the rear of the site than the
adjoining properties, the proposal would not extend beyond a line taken at 45degrees from the mid-point of adjoining ground floor rear facing windows or
30-degrees beyond first floor windows and would therefore comply with DMD
11. Furthermore, the subject site, like many of the properties along the
eastern side of Old Park Ridings, features a large rear garden, and therefore,
subject to amenity considerations, it is considered that the site is capable of
accommodating a development of increased depth without unreasonably
compromising the existing green space or the garden character at the rear of
properties along Old Park Ridings.
Having regard to the above, it is considered that while the proposal would
result in an increase in the scale of buildings on site, the proposed dwellings
would broadly reflect the pattern of surrounding development in terms of
overall height, siting, building spacing, roof form and architectural detailing.
Consequently, it is considered that the proposal would not give rise to
significant adverse impacts on the character of the area and that a reason for
refusal could be substantiated on character grounds.
Furthermore, for the above reasons, and considering the fact that the subject
site is separated from the conservation area boundary by three properties, it
is considered that the proposal would not have any adverse impact on the
setting of the Grange Park Conservation Area.
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9.13

Overall therefore while also giving the necessary weight to the tilted balance
and the presumption in favour of approving sustainable development, the
development is considered to be acceptable
Residential Amenity

9.14

A number of concerns have been raised over the potential for loss of light,
overlooking and loss of privacy to neighbouring properties. Policy DMD8
requires development to preserve amenity in terms of daylight, sunlight,
outlook, privacy, overlooking, noise and disturbance. It is considered that the
properties most affected by the proposed development would be No.126 Old
Park Ridings and No.122b Old Park Ridings.

9.15

The assessment for the approved application ref. nos. 15/05506/FUL and
16/05960/FUL remains relevant in terms of impact on residential amenity in
terms of daylight, sunlight and outlook because the siting of the buildings
remain the same and is set out below.
Policy DMD 11 relates to rear extensions however can also be used as a
guide when assessing the impact of new development on neighbouring
properties. It requires that development must not exceed a line taken at 45degrees from the mid-point of the nearest original ground floor window to any
of the adjacent properties or 30-degrees from the mid-point of first floor
windows.
While the proposed dwellings would extend beyond the rear building line of
both adjoining properties, as depicted on the submitted plans, the proposals
would not project beyond the 45 or 30-degree lines suggested by DMD 11.
While the proposal would have some impact on daylight and sunlight levels
for 126 Old Park Ridings to the north in the afternoon, this property would still
receive uninterrupted sunlight in the morning. The proposal would not cause
any additional impacts on 122b Old Park Ridings as it is located to the south
of the subject site.
In terms of outlook, while the proposals would extend beyond the rear
building line of both adjoining properties, both dwellings would be set away
from the boundary by 2m and at first floor level would be within a 30-degree
line taken from first floor windows as previously noted. It is further noted that
the southernmost dwelling would only project a very small amount beyond the
rear building line of the 122b Old Park Ridings at first floor level. The impacts
of the proposal in terms of outlook are therefore considered acceptable.

9.16

In terms of privacy and overlooking, the approved side windows within the
buildings will serve both habitable and non-habitable rooms rather than solely
non-habitable rooms i.e. bathrooms and/ or dressing rooms. To prevent
overlooking to No.126 Old Park Ridings, a condition would be attached
requiring window to be fixed shut or top openable and fitted with obscure
glazing.

9.17

Within the approved application 16/05960/FUL, the side windows at first floor
level serve non-habitable rooms and this remains the same in this current
application. These will be similarly conditioned.
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9.18

It is considered that the bedroom window to be sited within the southern
elevation at first level of the block of flats would not result in any undue harm
to the residential amenity of the other block of flats in terms of overlooking or
loss of privacy, particularly given the buildings are set off the common
boundary by 1 metre and the position of the window facing non habitable
rooms.

9.19

While there would be some opportunities for overlooking into the rear gardens
for the adjoining properties from rear-facing windows and balconies, these
views would not be significantly different to existing views available from the
first floor of the suburban dwellings and as are not unreasonable in a
residential setting such as this.

9.20

It is therefore considered that the proposed development would not result in
any significant impact in terms of noise and disturbance or loss privacy
through overlooking given the scale and nature of the proposal. It is further
considered that any deficiencies would be offset by the benefits derived for
the delivery of new homes in line with the need to apply a presumption in
favour test.
Internal Layout

9.21

Policy H6 of the new London Plan and Policy DMD 8 of the Development
Management Document (2014) set minimum internal space standards for
residential development.

9.22

New development is expected to provide well-designed, flexible and
functional layouts with adequately sized rooms, including but not limited to
2.3m floor-to-ceiling heights, and 20% glazing to all habitable rooms in
accordance with the Mayor’s Supplementary Housing Guidance.

9.23

The proposed residential units would all exceed the minimum requirement for
internal floorspace, have a dual aspect layout and all habitable rooms would
have good levels of outlook with south facing windows providing natural light
to the internal spaces.

9.24

The main change from the approved scheme (ref:16/05960/FUL) is the
introduction of flats within the approved second building. The internal
configuration has been laid out to the exact same layout of the first block of
flats accepted in the 2016 application.

9.25

The overall quality of accommodation within the residential development
scheme is considered acceptable and complies with Policy H6 of the London
Plan (2021) as well as Policies DMD 8 and DMD 9 of the Development
Management Plan (2014).
Amenity Space

9.26

Policy DMD8 states that development will only be permitted if all of the criteria
set out in Policy DMD9 is provided which includes providing a high-quality
amenity space within developments.

9.27

As set out in Policy DMD9 the overall quality and design of amenity space is
important to how successfully it functions and its accessibility. Private amenity
17

space is defined as open space which is accessible only to and screened for
the purposes of the resident/residents of the unit. The standards for private
amenity space set out in the policy include a minimum requirement for
individual unit types and an average which needs to be met across the
development as a whole.
9.28

In terms of both flats, the ground floor flats would have direct access to a
private amenity space that would measure 70sqm which would exceed the
minimum requirements of 29sqm.

9.29

A communal garden would be provided for the upper flats that would measure
300sqm. Policy DMD9 states that where a communal amenity space is to be
provided the minimum private amenity space for units should be 6sqm for a 2
bed 3 person flat and 8sqm for a 3 bed 5 person flat. The 2 bed flats would
have a 12.9sqm and 4.8 sqm respectively terraces and the 3 bed flats would
have 5.7sqm balconies. Although there would be some shortfalls in terms of
the balcony space, it is considered this would be offset by the availability of
and access to a private and secure communal amenity space. It is therefore
considered that the proposal would be in accordance with section 2 of Policy
DMD9 in terms of parts a – d. A condition is to be imposed to secure suitable
management arrangements for the communal garden.
Highway Issues

9.30

Concerns have been raised regarding the car parking to be provided on site
and the impact the proposed development would have on the on-street
parking and traffic along Old Park Ridings. The Traffic and Transportation
team raise no objection and agree that outstanding matters relating to
parking can be conditioned.

9.31

The London Plan 2021, Core Strategy and DMD encourage and advocate
sustainable modes of travel and require that each development should be
assessed on its respective merits and requirements, in terms of the level of
parking spaces to be provided for example. Policy DMD45 requires parking to
be incorporated into schemes having regard to the parking standards of the
London Plan; the scale and nature of the development; the public transport
accessibility (PTAL) of the site; existing parking pressures in the locality; and
accessibility to local amenities and the needs of the future occupants of the
developments.

9.32

The parking standards within the new London Plan states that 3 bed units
should provide up to 1.5 parking spaces and 1 - 2 bed units should provide
less than 1 parking space per unit. The proposed 8 parking spaces for the
development is considered acceptable and in line with the London Plan
parking standards.

9.33

Additional information is required in terms of the details of bike stores. Given
the size of the plot and the plans that have been provided it is considered that
these can be secured through conditions.
Trees, Landscape and Biodiversity

9.34

Policy DMD80 of the DMD states that all development including subsidiary or
enabling works that involve the loss of or harm to trees covered by Tree
Preservation Orders, or trees of significant amenity or biodiversity value will
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be refused. The proposed scheme will not have any significant effect on trees
as there are no trees within the vicinity that are of particular significance to the
wider amenity of the area. The Tree Officer was consulted on the previous
scheme and raised no objection with the development.
9.35

The London Plan and the adopted Core Strategy and DMD seeks to protect
and enhance biodiversity. Policy DMD79 states that developments resulting in
a net gain of one or more dwellings should provide on-site ecological
enhancements and Policy DMD81 states that development must provide high
quality landscaping that enhances the local environment. Several conditions
relating to landscaping and biodiversity would be attached to any grant of
planning permission to ensure that the proposal is in accordance with these
policies.
Accessibility

9.36

The national technical standards are material in the assessment of the
subject application. Building Regulations optional standard M4(2) is the
equivalent of the former Lifetime Homes Standard and given the status of the
Local Plan and in particular Policy D5 of the London Plan, Policies DMD5 and
DMD8 of the DMD and Policy CP4 of the Core Strategy the LPA would hold
that this optional standard is applicable to all residential development within
the Borough.

9.37

The London Plan and Enfield Local Plan require all future development to
meet the highest standards of accessibility and inclusion. A condition would
be attached to any permission to ensure the scheme complies with the
optional national technical standard M4(2).
Sustainability

9.37

Policy DMD49 states that all new development must achieve the highest
sustainable design and construction standards having regard to technical
feasibility and economic viability. An energy statement in accordance with
Policies DMD49 and DMD51 is required to demonstrate how the development
has engaged with the energy hierarchy to maximise energy efficiency.

9.38

An energy statement was submitted which related to creating a 37.5%
improvement over the Part L 2013 building regulations exceeding the 35%
improvement required. In the interests of addressing climate change and to
secure sustainable development in accordance with the strategic objectives of
the Council and relative planning policies set out in the DMD, several
conditions would be attached to any grant of planning permission in terms
compliance to the energy statement and incorporating renewable technology.
Drainage

9.39

The site is not located within a flood zone. London Plan Policy SI16 requires
the consideration of the effects of development on sustainable drainage.
“Development proposals should aim to achieve greenfield run-off rates and
ensure that surface water run-off is managed as close to its source as
possible.
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9.40

Thames Water were consulted on the scheme and raised no objection to the
proposed development but suggested an informative. The scheme would
need to comply with Thames Water requirements. The scheme would also
need to comply with Policy DMD61 of the DMD which states that a
drainage strategy will be required for all development to demonstrate how
proposed measures manage surface water as close to its source as possible
and follow the drainage hierarchy in the London Plan. A drainage strategy
would be required to be secured through a condition.

10.0

Community Infrastructure Levy

10.1

The development would be liable to both the Enfield and Mayoral CIL.

11.0

Conclusion

11.1

The Council as local planning authority is subject to “Presumption in favour of
sustainable development“ assessment and must according with paragraph 11
of the NPPF and application of “tilted balance” in its decision making. The
presumption in favour of sustainable development means that proposed
housing developments should be granted planning permission unless their
adverse impacts "significantly and demonstrably" outweigh their benefits
when assessed against the policies in the NPPF taken as a whole”.

11.2

Mindful of this “tilted balance”, it is considered the design and form of this
proposal which delivers additional residential units including a larger family
size unit in place of the originally approved dwelling house, would be in
keeping with the residential character and appearance of the surrounding
area. There is no concern regarding the effect on the amenities of
neighbouring propoerties and although it is recognised there are minor
deficiencies in the provision of private amenity space to some of the
units, this is significantly offset by the availability of private communal space
to the rear of the property and a condition is agreed to secure appropriate
management of this space.

11.3

It is considered this proposal would deliver a good standard of residential
development and is acceptable when assessed in light of the National
Planning Policy Framework, the newly adopted London Plan (2021), the Core
Strategy (2010) and the Development Management Document (2014).
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