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RECOMMENDATION:
1.

That subject to the finalisation of a S106 to secure the matters covered in this report the
Head of Development Management/ the Planning Decisions Manager be authorised to
GRANT planning permission subject to conditions.

2.

That the Head of Development Management/Planning Decisions Manager be granted
delegated authority to agree the final wording of the conditions to cover the matters in the
Recommendation section of this report.
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1.0

RECOMMENDATION:

1.1

That subject to the completion of a S106 to secure the matters covered in this
report, the Head of Development Management/ the Planning Decisions Manager
be authorised to GRANT planning permission subject to conditions.

1.2

That the Head of Development Management/Planning Decisions Manager be
granted delegated authority to agree the final wording of the conditions to cover
the matters in the Recommendation section of this report.
Standard conditions
1.
Time limit
2.
Accordance with plans
3.
External Appearance (sample materials)
Design
4.
BREEAM
5.
Sound insulation Boundary fencing
6.
Playspace Design and management
7.
Terraces – design
8.
Finished floor levels
Landscape, Ecology & Trees
9.
Landscaping – details and management plan
10.
Bat Licence
11.
Lighting Plan
12.
Biodiversity Enhancements
13.
Construction environmental management plan (CEMP)
14.
Arboricultural Method Statement with Tree Protection Plan
15.
Nesting season
Sustainability
16.
Whole Life-Cycle Carbon
17.
Circular economy
18.
Post built circular economy
19.
Low carbon technology
20.
Land Contaminated (1)
21.
Land Contaminated (2)
22.
Minimum 35% Carbon improvement
23.
Energy certificate
24.
Green procurement Plan

25.

Care home carbon zero

Transport
26.
Access and sight splays
27.
Details of Car Parking Management Plan
28.
Detail of development – Refuse storage
29.
Construction Site Waste Management
30.
Cycling storage
31.
Delivery and Servicing Management Plan (operational)
32.
Electric charging points
33.
Construction Management Plan
34.
Construction Noise
Drainage
35.
Thames water (1) – Foul sewage
36.
Thames Water (2) Water infrastructure
37.
Drainage strategy
38.
Verification SUDs report
Specific site condition
39.
Use of Care home (C2)
40.
Visiting hours for Care home
41.
C2 Noise and ventilation
42.
Dementia room threshold
Material condition
43.
Details of any rooftop plant, extract ducts and fans
44.
Acoustic Report
45.
Part M units
46.
Fibre connectivity infrastructure
47.
Secure by Design
48.
Restricted PD
49.
No plant equipment to be fixed to external face of building
50.
Water efficiency
51.
Pilling
52.
Ground Reprofiling
53.
Fire evacuation lift (details / management)
54.
Demolition

2.0

Executive Summary:

2.1

The committee report seeks to outline the material matters for the
recommendation of planning permission for Redevelopment of site involving
demolition of existing hotel and erection of a three-storey care-home (C2 use)
with 92 rooms and 64 residential dwellings. The site is designated as brownfield
and currently occupied by a hotel and grounds of modest quality. The site
borders the designated Metropolitan Green Belt to the west and south and
adjoins the rear gardens of properties on Oak Avenue. To the north the site is
bordered by the Ridgeway which provides the sole vehicular access point to the
site.

2.2

The development optimises the use of the site and would deliver specialist
residential (Care Home - C2) and traditional residential (C3) both of high demand
in Enfield and the wider London region. The site is sustainable providing an
existing access and infrastructure on site currently serving the operations of the
Sui generis hotel. This is a high-quality development with on-site communal and
private amenity space alongside 114 on-site parking spaces.

2.3

The Care Home and residential elements create a legible design relationship
while operating independently with a shared access entrance and road linking the
two portions of the site. The residential portion of the site provides a mix of unit
types and sizes with close to parity in terms of flats versus houses, 29 and 35
respectively.

2.5

The reasons for recommending approval are as follows,
i)

The development meets strategic requirements for both new specialist
(C2) and traditional (C3) residential development and family size houses
in a sustainable location as per policies in the recently adopted London
Plan (2021), Enfield Strategic objective 4 of the Enfield Core Strategy
(Housing supply) and housing policies in the Enfield Development
Management Document (Adopted 2014).

ii)

35.9% of the residential (C3) units would be affordable (23 of the 64
units), rising to 36.9% and 37.8% when assessed against affordable
housing habitable rooms and total floorspace respectively. The affordable
dwelling mix is formed of four (4) 1b2p, six (6) 2b3p flats and thirteen (13)
3b5p units. The tenure split of the affordable housing is 60.4% affordable
rent and 39.6% intermediate housing (London Living Rent or shared
ownership). The onsite affordable housing provision is London Plan

(2021) policy compliant and marginally below locally Enfield adopted
policy.
iii)

The proposed residential properties are designed in layout, scale and
massing to create a tree lined street and efficient parking and permitting
active streets with high passive surveillance and good quality
accommodation. On site private and communal amenity space is provided
and retains a transition to the Green Belt to the south and west. The
development meets design and standard of accommodation policies in
the London Plan Housing SPG and Enfield Development Management
Document.

iv)

The care home provides high quality specialist accommodation for
primarily adults of 85 years and above with 25% of the 92 rooms
designated for persons suffering with dementia. The 92 rooms
are split over three floors with the majority located on the first and second
floor. The rooms are formed of twenty-three (23) specialist dementia
rooms, thirty-five (35) studio rooms (designed for single occupation) and
thirty-four (34) suites (designed for couples). The Care home meets
“HAPPI” (Housing our ageing population) guidance for occupation, while
not an adopted document the content is instructive for accommodation
standards. The current and future demand for living accommodation
persons needing varying degrees of live in care will be a growing area of
the residential accommodation in the UK.

v)

The development provides enhanced ecological and biodiversity gains to
the site via creating habitats and planting of trees on site. The
development provides financial contributions to education, off-site
sports/park funds, carbon off-set and funding to local NHS facilities in
accordance with planning policies and the S106 Supplementary Planning
Document.

vi)

The development scheme is considered to be acceptable, as it complies
with the policies of the development plan when taken as a whole,
subject to planning conditions and a signed legal agreement.

3.0

Site and Surroundings:

3.1

The subject development site is designated as a brownfield site and currently
occupied by a hotel and respective grounds of modest quality. The site
borders the designated Metropolitan Green Belt to the west and south, borders

the rear garden boundaries of Oak Avenue properties. To the north the site is
bordered by the Ridgeway which provides the sole vehicular access point
to the site.
3.2

The hotel was built in 1970 and contains 92 bedrooms plus function rooms and
conference facilities. The hotel closed in March 2020. The site also includes a
number of outbuildings, over 100 parking spaces and a helipad. The existing
building is two storey and sited broadly in the centre of the north and clearly
visible from southward view from the Ridgeway.

3.3

The wider location of the site marks the transition from urban residential to open
farmland and countryside. The land to the west and south falls away creating an
undulating landscape resulting in the hotel appearing prominent in the landscape.

3.4

The adjacent properties on Oak Avenue are in the main detached houses built
on an east by west axis with garden depths of between 20 to 30 metres. The
character and form of the dwellings is mixed albeit all properties are two storey
with off-street parking with a Controlled Parking Zone.

4.0

Proposal:

4.1

Redevelopment of site involving demolition of existing hotel and erection of a
three-storey care-home (C2 use) with ninety-two (92) rooms and sixty-four (64)
residential dwellings. The proposed dwellings would be formed of thirty-five
houses (35) laid out as 6 x 2b4p, 8 x 3b4p and 21 x 3b5p. Twenty-nine (29)
flats layout as 11 x 1b2p and 18 x 2b3/4p

4.2

The ninety-two (92) bed Care home (C2 use) would provide flexible on-site care
to occupants with twenty-three (23) of the rooms, representing 25% of the total,
provided as specialist dementia rooms located solely at second floor level. (35)
studio rooms (designed for single occupation) and thirty-four (34) suites
(designed for couples). The care home is designed for persons over 85 years of
age however there is no policy preventing younger persons from residing at the
Care home.

5.0

Relevant Planning History:

5.1

The site history covers modest extensions and alterations to the existing hotel.
On site - Pre-applications

5.2

The LPA have undertaken extensive pre-application discussions with Signature
and Senior Lifestyle and later Bellway Homes. The pre-application discussions
with the LPA started in 2018 and the application scope was partly settled during
the pre-application discussions. However, not all aspects of development were
formally agreed prior to planning submission.
a. 18/01776/PREAPP - Proposed redevelopment of site and erection of 100
bed care home and 70 residential units.
b. 19/02859/PREAPP - Proposed redevelopment of site and erection of 102
bed care home and 52 residential units (Follow-up meeting to ref:
18/01776/PREAPP)
c. 20/02912/PREAPP - Proposed redevelopment of site and erection of 102
bed care home and 65 residential units (Part follow up to ref:
19/02859/PREAPP).
d. 21/00428/PREAPP - Proposed redevelopment of site and erection of 102
bed care home and 64 residential houses/flats (part follow up to
20/02912/PREAPP).

6.0

Consultation:
Public Response

6.1

Two rounds of neighbouring consultation letters have been sent out during the
period of the planning application. In each of the two rounds of consultations on
the 15/7/2021 and 02/12/2021, 305 neighbouring properties received letters and
a site notice(s) was erected on The Ridgeway and Hadley Road on the 10th of
August 2021.

6.2

The development was advertised in the Enfield Independent on the 21/07/2021
and the 08/12/2021.

6.3

At the time of writing the report, the LPA had received 9 objections (received in
round 1) and 3 objections in round 2 were received and the concerns have been
summarised below,
- Inadequate public transport provisions
- Increase in traffic

- More open space needed on development
- Strain on existing community facilities
- Close to adjoining properties
- Development too high
- Inadequate access
- Increase danger of flooding
- Increase of pollution
- Not enough info given on application
- Over development
- Affect local ecology
- Conflict with local plan
- Inadequate parking provision
- Loss of parking
- Loss of privacy
- Noise nuisance
- Out of keeping with character of area
6.4

Other neighbouring comment received are provided below,
a. There isn’t any provision for the Common Pipistrel Bat, which has been
nesting on site for many years. Which is illegal to destroy their habitat!
b. There isn’t any provision for a zebra crossing from the site! The
Ridgeway is a very busy fast moving road and fear for the elderly and
other residents trying to cross the road to use the bus stop.
c. Proximity to Chase side development
d. The compensation offered for Biodiversity is seriously inadequate, flawed
and not thought through sufficiently. Loss of trees

Officer response to comments
6.5

The material planning concerns within the objection letters have been considered
by officers during the assessment of the planning application. Officers visited
the site several times to make assessment of the highlighted concerns. Transport
concerns have been raised via many objectors during the consultation period.
The transport section of the report provides the position in regard to on-site
parking and wider transport implications against adopted policy.

6.6

The development shall be subject to a range of pre-commencement planning
conditions pertaining to ecology, sustainable drainage and other core material
aspects raised during the consultation period. For example, a section 278
Agreement [for the carrying out of highway works] will be required to be entered
into and a condition requiring a licence from Natural England prior to
demolition of the existing hotel building will be applied to the site.
Statutory and Non-Statutory Consultees:

6.7

Internal Consultations:

6.7.1

Transportation & Transport – comments are incorporated in the main
body of the report (Paras. 8.72 to 8.91)

6.7.2

Sustainable Drainage – A pre-commencement planning condition is applied to
the development and further comments are incorporated in the main
body of the report (Paras. 8.68 to 8.71)

.
6.7.3

Tree officer – No objection is raised to the scheme on the provision and further
comments are incorporated in the main body of the report (Paras. 8.95 to 8.99)

6.7.4

Education department – The vicinity of the development requires special school
provision. Therefore, a contribution is sought via a S106 agreement

6.7.5

Environmental Health – No objection subject to planning conditions

6.7.6

Sustainability officer – comments are incorporated in the main body of the report
(Paras. 8.106 to 8.110)

6.7.7

Urban Design – comments are incorporated in the main body of the report
(Paras. 8.29 to 8.41)

6.7.8

Ecology (Council appointed consultant) – supportive subject to conditions,
comments are incorporated in the main body of the report (Paras. 8.100 to 8.105)

6.8

External Consultees

6.8.1

Thames Water – No objection to the sewage capacity locally for the
development. Pre-commencement and occupation conditions to be applied to the

scheme to secure the proposed surface water infrastructure would be required
(see conditions)
6.8.2

Metropolitan Police (Secure by Design) – if minded to approve, a Secured by
Design condition should be applied, we request the completion of the relevant
Secured by Design application forms at the earliest opportunity

6.8.3

NHS – A financial contribution is sought to provide and support existing and
additional services locally. The provisional contribution is included in the s106
part of the report.

7.0

Relevant Policies:
National Planning Policy Framework (Adopted July 2021)

7.1

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 (8), 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
(7); 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.

7.2

Footnote (8) 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 (with the appropriate
buffer, as set out in paragraph 74); 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.”

7.3

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.
7.4

The Housing Delivery Test (HDT) is an annual measurement of housing delivery
introduced by the government through the National Planning Policy Framework. 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.

7.5

Local authorities that fail to meet 95% of their housing targets need 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.

7.6

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 Enfield 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.

7.7

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: the application of policies in the NPPF that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed; or 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 in accordance with the presumption in favour / tilted balance. 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.
7.8

Key relevant policy objectives in the NPPF (2021) to the site are referred to
below,
Section 5 – Delivering a sufficient supply of homes Para 60 - 77.
Section 8 – Promoting Healthy and safe communities, Para 92 & 97
Section 9 – Promoting sustainable transport, Para 104-113
Section 11 – Making effective use of land Para 119 -125
Section 12 – Achieving well-designed places, Para 126-136
London Plan (2021)

7.9

The London Plan (2021) was adopted on the 2nd of March 2021. The London
Plan 2021 replaces the 2016 London Plan and as such is given significant weight
in determining of planning applications. Pertinent Policies in the London Plan
2021 are outlined below,
GG1: Building Strong and Inclusive Communities
GG2: Making the best use of land
GG4: Delivering the Homes Londoners Need
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
D11: Safety, Security and Resilience to Emergency
D12: Fire Safety
D14: Noise
H1: Increasing Housing Supply:
H4: Delivering Affordable Housing
H5: Threshold Approach to Applications
H6: Affordable Housing Tenure
H10: Housing Size Mix
H12: Supported and specialised accommodation
H13: Specialist older persons housing

S2: Health and social care facilities
S4: Play and Informal Recreation
G5: Urban Greening
G6: Biodiversity and Access to Nature
G7: Trees and Woodland
SI 3: Energy infrastructure
SI 4: Managing heat risk
SI 5: Water Infrastructure
SI 7: Reducing Waste and Supporting the Circular Economy
SI 13: 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
T6.1: Residential Parking
T7: Deliveries, Servicing and Construction
T9: Funding transport infrastructure through planning
Local Plan – Overview
7.10

Enfield’s Local Plan comprises the Core Strategy, Development Management
Document, Policies Map and various Area Action Plans as well as other
supporting policy documents. Together with the London Plan, it forms the
statutory development policies for the Borough and sets out planning policies to
steer development according to the level it aligns with the NPPF. Whilst many of
the policies do align with the NPPF and the London Plan, it is noted that these
documents do in places supersede the Local Plan in terms of some detail and as
such the proposal is reviewed against the most relevant and up-to-date policies
within the Development Plan.

7.11

Core Strategy (2010)
CP2: Housing supply and locations for new homes
CP3: Affordable housing
CP4: Housing quality
CP5: Housing types
CP6: Meeting Particular housing needs
CP20: Sustainable energy use and energy infrastructure
CP21: Delivering sustainable water supply, drainage and sewerage

infrastructure
CP22: Delivering sustainable waste management
CP25: Pedestrians and cyclists
CP30: Maintaining and improving the quality of the built and open environment
CP32: Pollution
CP36: Biodiversity
CP46: Infrastructure contributions
7.12

Development Management Document (2014)
DMD1: Affordable Housing on sites capable of providing 10 units or more
DMD3: Providing a Mix of Different Sized Homes
DMD6: Residential Character
DMD8: General Standards for New Residential Development
DMD9: Amenity Space
DMD10: Distancing
DMD15: Specialist Housing Needs
DMD37: Achieving High Quality Design-Led Development
DMD38: Design Process
DMD45: Parking Standards
DMD47: New Roads, Access and Servicing
DMD48: Transport Assessments
DMD49: Sustainable Design and Construction Statements
DMD50: Environmental Assessment Methods
DMD51: Energy Efficiency Standards
DMD53: Low and Zero Carbon Technology
DMD54: Allowable Solutions
DMD55: Use of Roof Space / Vertical Surfaces
DMD56: Heating and Cooling
DMD57: Responsible Sourcing of Materials
DMD58: Water Efficiency
DMD61: Managing Surface Water
DMD65: Air Quality
DMD66: Land contamination and instability
DMD68: Noise
DMD69: Light Pollution
DMD72: Open Space Provision
DMD73: Children’s Play Space
DMD78: Nature Conservation
DMD79: Ecological Enhancements
DMD80: Trees on Development sites

DMD81: Landscaping
DMD83: Development Adjacent to the Green Belt
DMD Appendix 9 - Road classifications
7.13

Other material Policy documents
National Planning Practice Guidance
Mayor of London Housing SPG (Adopted March 2016)
Enfield Strategic Housing Market Assessment Update (2015)
Community Infrastructure Levy Regulations 2010 (as amended)
LBE S106 SPD (Adopted 2016)
Enfield Local Plan (Reg 18) 2021

7.14

Enfield Local Plan - Reg 18 Preferred Approach was approved for consultation
on 9th June 2021. The Reg 18 document sets out the Council’s preferred policy
approach together with draft development proposals for several sites. It is
Enfield’s Emerging Local Plan.

7.15

The Local Plan remains the statutory development plan for Enfield until such
stage as the replacement plan is adopted and as such applications should
continue to be determined in accordance with the Local Plan. Little weight shall
be afforded to the Draft Enfield Local plan (Reg 18), while noting that account
needs to be taken of emerging policies and draft site proposals in accordance
with paragraph 48 of the NPPF.

8.0

Analysis:

8.1

The Planning and Compulsory Purchase Act 2004 and the Town and Country
Planning Act 1990 seek to establish that planning decisions are taken in
accordance with the Development Plan unless material considerations indicate
otherwise. Furthermore, paragraph 11 (c) of the National Planning Policy
Framework (NPPF) goes on to state that development proposals that accord with
the development plan should be approved without delay.

8.2

This report sets out the analysis of the issues that arise from the proposed
development assessed against the Development Plan, National policies, and
emerging local plan policies.

8.3

The main considerations of the development are the following,

-

Principle of development
Housing need and Tenure mix
Development design and character
Residential and Care Home (C2) standard of accommodation
Impact on neighbouring amenity
Sustainable drainage and water infrastructure
Highway and transport implications
Landscaping & Biodiversity impacts
Sustainability and Climate Change
S106 contributions
Community infrastructure Levy
Other Matters

Principle of Development:
Loss of a hotel
8.4

The existing Class C1 92 bed room hotel has been unoccupied since March 2020
and would be demolished as part of the development. Policies CP11, CP12 of
the Core Strategy (2010) and Policy DMD31 of the Enfield Development
Management Document are principally focused on the location and development
of new hotel and leisure facilities as opposed to the retention of existing. Hotels
are commercial and therefore are open to market forces.

8.5

Considering the pertinent policies mentioned above as a guide, the site is not
located in the town centres of Enfield Town, Edmonton Green, Palmers Green,
Southgate and Angel Edmonton, thereby does not lend itself to significant market
pull. The site is not in close proximity to tourist attractions in the north of the
borough and is subject to localised competition. If a proposal for a hotel were
considered against current policy, the merits against Policy DMD 31 of the
Development Management Document would potential fail to address all the
desired criteria.

8.6

Overall the loss of the hotel when viewed against the benefits of the proposed
uses and development on site, are considered acceptable and in accordance
with meeting the borough priority land uses.
Residential Development

8.7

The principle of new residential development on the site is acceptable, meeting
the strategic housing needs of Greater London and increasing the housing stock
of the Borough in accordance with the National Planning Policy Framework
(NPPF) and the Policy CP5 of the Enfield Core Strategy (2010). However, 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, to achieve a development that integrates appropriately into
their surroundings.

8.8

Para 120 of Chapter 11 of NPPF (2021) Making efficient use of land expects
Councils to
c) give substantial weight to the value of using suitable brownfield land within
settlements for homes and other identified needs, and support appropriate
opportunities to remediate despoiled, degraded, derelict, contaminated or
unstable land;
d) 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.

8.9

London Plan (2021) Policy GG2 (Making the best use of land) builds on the para
120 of the NPPF (2021) and seeks to create successful sustainable mixed-use
places that make the best use of land. Development must:
a) enable the development of brownfield land, particularly in Opportunity Areas,
on surplus public sector land, and sites within and on the edge of town centres,
as well as utilising small sites
c) proactively explore the potential to intensify the use of land to support
additional homes and workspaces, promoting higher density development,
particularly in locations that are well-connected to jobs, services, infrastructure
and amenities by public transport, walking and cycling
d) applying a design–led approach to determine the optimum development
capacity of sites

8.10

The southern half of the site is currently vacant and has not been intensively
optimised. The site offers a policy compliant location for residential land use and
the proposed sixty-four (64) units would add much needed affordable and private

housing stock to the borough on a designated brownfield site, in accordance with
overarching policies.
Care home (C2) Development
8.11

London Plan (2021) Policy H13 (Specialist older persons housing) expects
Boroughs to work positively and collaboratively with providers to identify sites
which may be suitable for specialist older persons housing taking account of
1) local housing needs information including data on the local type and tenure of
demand, and the indicative benchmarks set out in Table 4.3 (provided below)

2) the need for sites to be well-connected in terms of contributing to an inclusive
neighbourhood, having access to relevant facilities, social infrastructure and
health care, and being well served by public transport
3) the increasing need for accommodation suitable for people with dementia.
8.12

Para 4.13.13 of Policy H13 outlines the need and future demand for specialist
older persons housing including that for Dementia sufferers, confirming the total
number of older people with dementia in London is forecast to rise from 73,825 in
2017 to 96,939 in 2029, an increase of 31 per cent.

8.13

Policy DMD15 (Specialists housing needs) of the Enfield Development
Management Document expects “development is adaptable, well designed, of a
high quality, accessible (internally and externally),meets the needs of the specific
client groups it serves and their carers but is flexible in case these change”. In
addition, “development would meet an identified borough need for that form of
specialist housing having regard to evidence of need in the Council’s Market
Statement”.

8.14

The on-site provision of a care home (C2) with 25% of rooms assigned for
persons with dementia is a current and future need for the ageing population.
The provision of care home rooms provides an important contribution to the
range of housing available and can act to free up housing for families and
younger generations. The principle position of the Care home is supported by a
planning need assessment submitted by the Applicant (dated April 2021) which
states In terms of ‘specialist dementia’ care bed need, our analysis concludes
there is a net need for 738 market standard beds in the market catchment. The
specialist nursing care provision for older people with dementia is consistent with
the Council’s most recent Market Position Statement (2019-2022) and thereby a
designated need in the borough.
Summary - Principle of development

8.15

The site is a designated brownfield site with a substantive vacant building, as
such, the site is prime land for re-development as C3 Residential and specialist
C2 older person occupation, subject to other pertinent and material planning
considerations. The principle of development is therefore compliant with the
policies of the development plan and acceptable.
Housing Need and Tenure mix:
Housing targets

8.16

The current London Plan sets a target for the provision of 52,287 new homes
each year. In addition, the London Plan identifies a need for a minimum of 1,246
dwellings per year to be delivered over the next 10-years in the Borough, based
on the Strategic Housing Market Assessment (SHMA): an increase over the
previous target of 798. Whilst Enfield’s 2019 Housing Action Plan recognises that
the construction of more affordable high-quality homes is a clear priority, only
51% of approvals in the Borough have been delivered over the previous 3-years.

8.17

Enfield’s Housing and Growth Strategy (2020) was considered by Cabinet in
January 2020 and approved at February’s Council meeting (2020) and sets out
the Council’s ambition to deliver the previous London Plan and Core Strategy
plus the now adopted London Plan targets.
Affordable housing provision

8.18

Policy H4 (delivering affordable housing) and H5 (Threshold approach to
applications) of the London Plan (2021) expects provision of on-site
affordable housing on all Major development. “All major development of 10 or
more units triggers an affordable housing requirement.

8.19

Policy H5 (Threshold approach to applications) permits a fast track approach
subject to major development proposals meeting a minimum threshold level of
affordable housing on gross residential development of 35 per cent. To meet the
fast track development must meet the following criteria in addition to providing
35%: namely;
1) meet or exceed the relevant threshold level of affordable housing on site
without public subsidy
2) be consistent with the relevant tenure split (see Policy H6 Affordable housing
tenure)
3) meet other relevant policy requirements and obligations to the satisfaction of
the borough and the Mayor where relevant

8.20

The development scheme would provide 23 affordable units representing 35.9%
of the total and thereby meeting the London Plan (2021) threshold for fast track.
When the quantum of affordable housing is assessed against the number of
habitable rooms and cumulative floorspace assigned for affordable provision, the
percentage of affordable housing equates to 36.9% and 37.8% respectively,
beyond the gross residential unit analysis.

8.21

Para 4.5.3 of Policy H5 of the London Plan (2021), states, “the percentage of
affordable housing on a scheme should be measured in habitable rooms to
ensure that a range of sizes of affordable homes can be delivered, including
family-sized homes”. In instances where habitable rooms in affordable and
market elements of the scheme are not comparable in size when averaged
across the whole development, it may be more appropriate to measure the
provision of affordable housing using habitable floorspace”. In this instance, the
cumulative affordable housing habitable floorspace is greater than both the gross
unit and habitable room split.

8.22

8.23

The dwelling mix between private and affordable housing is positive and assigns
thirteen (13) of the 3 bed houses as affordable out of a total of twenty-nine (29).
The table below illustrates the breakdown and meets the goal of mixed
communities in the borough. The development of the affordable housing is not
grant funded.
House Type

Private

1b Flat
2b Flat
2b House
3b House
Total

7
12
6
16
41

London
Affordable
rent
4
6
5
15

Intermediate
Affordable
housing
8
8

Total units
11
18
6
29
64

Policy H6 (Affordable housing tenure) sets out the expected residential tenure
split of the affordable housing products on-site.
1) a minimum of 30 per cent low-cost rented homes, as either London Affordable
Rent or Social Rent, allocated according to need and for Londoners on low
incomes
2) a minimum of 30 per cent intermediate products which meet the definition of
genuinely affordable housing, including London Living Rent and London Shared
ownership
3) the remaining 40 per cent to be determined by the borough as low-cost rented
homes or intermediate products (defined in Part A1 and Part A2) based on
identified need.

8.24

The proposed tenure split of the affordable housing on site (23 units) is 60.4%
affordable rent and 39.6% intermediate housing (Shared Ownership). The onsite
affordable housing provision is London Plan (2021) policy compliant and
marginally below Enfield adopted policies. However, given the more recently
adopted London Plan policy, it is on balance, considered acceptable.

8.25

Officers acknowledge policies CP3 and DMD 1 (Affordable Housing on sites
capable of providing 10 units or more) seeks a borough wide affordable housing

target of 40% with a mix of 70% and 30% social rent and affordable rent.
Nevertheless, considering the provision of 35.9% by habitable room and 37.8%
of total floorspace as affordable housing, representing only 2.2% below Policy
DMD 1 target and a true spread of affordable unit types, significant weight is
given to the London Plan 2021 criteria of 35%.
8.26

Further to the consideration of Policy DMD 1 and CP3 above, due weight is given
to paragraph 11 (c) of the National Planning Policy Framework (NPPF) and the
under provision of the both gross residential units and particularly affordable
units. While limited weight is given to the Draft Reg 18 Local plan consultation,
Draft policy (8.2 Strategic Policy SP) H2: Affordable Housing seeks future
development under part 3 (d), to provide 35% affordable housing on all major
housing development. As such, the level, mix and tenure mix of the affordable
housing on site is acceptable subject to and secured via a s106 legal agreement.
Dwelling Mix

8.27

Policy H10 (Housing size mix) of the London Plan (2021) and Policy CP5 of the
Core Strategy (2010) seeks to ensure that new developments offer a range of
housing sizes to meet housing needs. The development provides 45% family size
accommodation reflecting targets in the SHMA and providing a true dwelling mix,
and therefore acceptable.
Dwelling size
1b2p
2b3p
2b4p
3b4p
3b5p

Number of units
11
2
22
8
21
64

Percentage
17
3
35
12
33
100%

Summary of Housing need
8.28

The on-site housing provision and affordable housing, formed of a true mix of unit
dwellings and locations on-site, meets the aspirations of mixed communities
within the borough. The development scheme makes the most efficient use of
Brownfield land and meets a significant local demand for housing. Determining
the application favourably would correspond with the results of the Housing
Delivery Test which has triggered the “tilted balance” and the presumption in

favour of development. (NPPF). 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.
Included in the Section 106 Agreement would also be the requirement for an
early stage review as required pursuant to the fast track policy of the London
plan.
Development design and character:
8.29

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 and land use for the site. The
design-led approach requires consideration of design options to determine the
most appropriate form of development that responds to a site’s context and
capacity for growth, and existing and planned supporting infrastructure capacity”.
Design of Care Home

8.30

The design of the care home has undergone a series of changes through the preapplication process with the LPA seeking a high-quality building that introduces a
traditional style with contemporary features. The building is clearly visual from
open views north and west of the site and as such is a transitional zone from the
Green Belt to the urban area of north Enfield (Chase). The footprint of the
building is in the form of an “H” on west by east axis with the ground floor
covering approximately 2100m² and three storeys in height.

8.31

The deep reveals, pitched roofs and warm external brickwork all assist to provide
a welcoming and attractive building presenting a gateway building to the borough
from the north via the Ridgeway. The external materials are listed (below) and a
full analysis is provided in the submitted design and access documents to
accompany the scheme.
A. Facing Brickwork, Belle Epoque or similar with light mortar joint or similar.
B. Reconstituted Slate Tile Roof. Colour: Grey or similar.
C. Rain Water Goods- Powder Coated Aluminium with North Brink Grey Finish
or similar.
D. Ventilation screen to window.
E. Windows and External Doors- Powder Coated Aluminium with North Brink

Grey Finish or similar.
F. Metal Work - Powder Coated Aluminium with North Brink Grey Finish or
similar.
G. Soldier Brick detail. Belle Epoque or similar.
H. Recessed Brick, Belle Epoque Soldier or similar.
I. Reconstituted Stone Window Surround
8.32

Officers consider the Care home to be appropriately sited to the Ridgeway
following the prevailing line of development established by the residential
properties on the Ridgeway. The introduction of a three storey building would be
a moderate departure from the prevailing two storey residential in the immediate
context, care homes, community and administration buildings are expected to be
visible and provide legibility to a location. The proposed care home provides a
high quality development with on-site private gardens and appropriate locations
for parking and drop-off access. The building succeeds in providing a visually
attractive gateway to the established urban area in accordance with adopted
design policies.
Design of Residential

8.33

The proposed sixty-four (64) residential units are laid out in two main segments
formed of the two flatted blocks (Arrowsmith and Bradshaw) and thirty-five (35)
houses fronting a tree lined street. The external appearance of both the flatted
and housing residential units reflects design elements of the care homes and
provides a clear relationship between the two parts of the development. The
residential units would be accessed via the road from the care home and circle
around the houses and flatted units before rejoining the dividing access road
between the care home and the residential housing area. The on-site parking
provision shall be elaborated further in the transport section of the report but the
design of the parking provision utilises parallel on-street parking rather than less
efficient banks of parking areas. While a bank of parking spaces is provided to
the east of the site, introducing an expanse of hardstanding, the proximity of the
properties on Oak Avenue make such an arrangement rational in this instance.

8.34

The two flatted blocks are an “L” shape layout located adjacent the proposed
location of the care home with an internal courtyard to the south of the blocks
providing part private, part communal amenity space. The two flatted blocks are
both three storey with accommodation in the loft voids. The elevations of the
flatted blocks breakup the elevation with projecting balconies and window frames
adding depth and visual interest to the building. Red brick and dark grey roof tiles
shall be utilised for the building to create a character reflective of the site context.

The design of the flats optimises the portion of the site and the final make and
model of the external appearance materials shall be conditioned to secure a
high-quality finish.
8.35

The proposed thirty-five (35) dwellinghouses are set out either side of the
principal main road forming an orthodox street pattern with clearly defined
functional areas. Six dwelling types are proposed on site known as, Cobbler,
Coiner, Parkman, Walker, Harper and Napier. Each dwelling type follows a core
appearance features with the main differences being the Parkman houses are
three storey, the Walker and Napier houses are two storey with front dormers
permitting roof level accommodation. The other three house types, Harper,
Cobbler and Coiner are two storey.
Name of dwelling
Harper
Cobbler
Coiner
Parkman
Walker
Napier

8.36

Height (storeys)
Two
Two
Two
Three
Two with loft
accommodation
Two with loft
accommodation

Number of units
8
1
6
8
8
4

The style of appearance of the houses are uncomplicated but do include window
coping and recessed doors and windows. The flank elevations of houses 30 and
45 have been enhanced via the introduction of windows boundaries. The
concentration of the taller Parkman and Harper house types to the centre of the
street minimises views of the three storey height when viewed from outside the
site looking in.

Metropolitan Green Belt
8.37

Policy DMD 83 of the Enfield Development Management Document seeks to
assess development proposals against their impact on the Green Belt. For the
avoidance of doubt the site is not within the Green belt designation but does
border the Green Belt on all sides except for the eastern boundary. The NPPF

(2021) and London Plan (2021) do not contain policies that directly affect
development sites adjacent to the Green Belt.
8.38

The proposed Care Home (C2) and residential development would have a
greater impact than the current hotel on the views and vistas when viewed from
the Green Belt into the site. Officers note the existing site is clearly evident from
viewing points on the Ridgeway, including the residential development beyond
the site on Oak Avenue. The massing and siting of the proposed development
are set in from the boundaries to the west and south, thereby providing a clear
separation distance from the delineated Green Belt boundary.

8.39

Planning officers have given due weight to the greater massing on the boundary
of the Green Belt resulting from the proposed development. Nonetheless,
overarching policy supports the development of such sites and the presence of a
part two part three storey commercial building is clearly read as a developed site
opposed to a open or undeveloped plot.

8.40

The site is brownfield land and has been assessed in the principle of
development section of the committee report, concluding the site to represent
appropriate and suitable for intensification of uses C2 and C3. Considering
paragraph 11 (d) of the NPPF and the tilted balance in favour of presumption of
sustainable development, alongside the significant weight given to the public
benefits of the scheme and no encroachment on the Green Belt, the impact on
the Green Belt is acceptable in the circumstances
Design conclusion

8.41

The proposed development is of high quality design and optimises the site
providing an attractive setting for future occupiers of both the care home (C2) and
sixty-four (64) residential units. The establishment of a legible and linked
development while retaining some visual separation assists in visually demarking
the two uses on site. Officers are comfortable and supportive of the schemes
design and view the development to represent a sustainable development.
Residential (C3) and Care Home (C2) standard of accommodation

8.42

London Policy D6 sets out the London Plan criteria to ensure the delivery of new
housing of an adequate standard. Despite the adoption of the London Plan 2021,
the Mayor of London’s Housing Supplementary Planning Guidance Document
(2016) remains an adopted document and a material consideration in decision
making. The DMD contains several policies which also aim to ensure the delivery
of new housing of an adequate quality, namely Policy DMD8 (General Standards

for New Residential Development), DMD9 (Amenity Space), DMD10 (Distancing)
and DMD15 (Specialist Housing Needs).
Care Home (C2)
8.43

The proposed care home is considered as use class C2 (Residential institution),
providing residential nursing care (including dementia care). The important
definition to make is such “residential use” is nursing and care focused providing
on site facilities and is importantly non-self-contained accommodation for people
who by reason of age or illness have physical, sensory or mental impairment,
including high levels of dementia. The London Plan Housing SPG provides
clarification and guidance on the definition in Para 3.7.4 with core terms
embolden below.
“Residential / nursing care (including end of life/ hospice care and dementia

care); Nursing or residential care home providing non-self-contained residential
accommodation for people who by reason of age or illness have physical,
sensory or mental impairment, including high levels of dementia.
Accommodation is not self-contained; meals and personal services are
routinely provided to all residents. Communal facilities are likely to include a
dining room and residents lounge. There will be a scheme manager and inhouse care team who provide a consistent presence. Personal or nursing care
is a critical part of the accommodation package. Nursing homes include 24hour medical care from a qualified nurse”.
8.44

There are no set standards for C2 care home room and facilities in general, and
no locally adopted policies to provide minimum standards. Notwithstanding the
lack of dedicated standards, the nationally described floorspace standards,
alongside the HAPPI guidance (Housing our ageing population) and minor
elements of the national design code provide some overarching guidance.

8.45

Notwithstanding the lack of detailed guidance for C2 accommodation, officers
consider the level of accommodation to be high quality and provides
approximately 29% of all total space as non-habitable (communal areas including
a hair salon) floorspace with excellent external amenity space within both shelter
and non-sheltered areas. The table below provides an overview of the numbers
of each unit type and average internal space. The internal areas for the
studio/suite/dementia rooms are comparable to normal residential units albeit
with no kitchen areas. In addition, there are both terraces off communal rooms
and private terraces on the southern elevation of the building for those units.

Unit type
Suite
Studio
Dementia room
8.46

Number of units
34
35
23

Average floorspace
40m²
24m²
25m²

The quality of C2 accommodation is considered policy compliant meeting
unadopted guidance for accommodation features and adopted Policies D6
(Housing quality and standards) and H13 (Specialist older person housing) of the
London Plan (2021) and Policy DMD15 (Specialist Housing needs) of the Enfield
DMD (2014).
Residential accommodation standards

8.47

Policy D6 of the London Plan 2021 and policy DMD 8 of the Enfield Development
Management Document (2014) set minimum internal space standards for
residential development. The Nationally Described Internal Space Standard
applies to all residential developments within the Borough and the London Plan
Housing SPG adopted in 2016 has been updated to reflect the Nationally
Described Space Standards.

8.48

The table below illustrates the residential (Houses and flats) compliance with
national floorspace in respective of the unit sizes.
Dwellinghouses
Unit Type

Floorspace
provision

Unit size &
Habitable
floors

Minimum
expected

Accordance
with criteria

CN (The Coiner)

79m²

79m²

Y

CR (The
Cobbler)
HA (The Harper)

101m²

99m²

Y

93m²

Y

NA (The Napier)

101m²

99m²

Y

PA (The

105m²

2bed 4p
2 floors
3bed 5p
3 floors
3bed 5p
2 floors
3bed 5p
3 floors
3bed 5p

99m²

Y

93m²

Parkman)
WL (The
Walker)

99.2m²

3 floors
3bed 5p
3 floors

99m²

Y

Flatted Units
Unit Type

Floorspace
provision
range

Unit
size

Minimum
floorspace
expected

Accordance
with criteria

1 Bed 2 person

50m² – 58m²

1b2p

50m²

Y

2 Bed 3 person

63.9m² –
70.1m²
70.77m²

2b3p

61m²

Y

2b4p

70m²

Y

2 Bed 4 person
8.49

The thirty-five (35) houses proposed would be constructed on a north-south axis
allowing south facing elevations for all the units, with the exception of plots 62, 63
and 64 are built on an east by west axis. All the houses would have high levels of
ambient and direct sunlight with good levels of outlook from habitable windows
throughout. Modest defendable space would be provided at the front of the
properties however based on the nature of the development the footfall would be
modest and community driven.

8.50

The twenty-nine (29) units of the flatted development are set out in two blocks
know as Arrowsmith and Bradshaw both with four floors of habitable space. The
“L” shape of the two blocks are focused on providing southern elevations to the
residential units. To support the standard of flatted accommodation the applicant
has submitted a Daylight and Sunlight Report (dated April 2021) was prepared by
Right of Light Consulting to clarify the provision of light to the units. The report
does highlight “around 87% of all rooms achieve or surpass their Average
Daylight Factor (ADF) Targets”. This figure increase to 95% (5 rooms out of the
76) when considered against an ADF of 1.5% which is policy complaint opposed
to the slightly higher 2% ADF (clarified in para 3.3.6 of the light report).

8.51

The flatted residential development provides a good level of daylight and
sunlight to future occupiers, all units will have access to natural light and are dual
aspect with the exception of two units at loft level which are served by a roof light
and south facing window, which on balance is sufficient for good light levels
throughout the year. In addition, those units at ground floor of the flatted blocks

would have large external gardens of 30m² which is usual in flatted developments
and clearly of significant benefit to the future occupiers.
8.52

All the proposed flatted units would have a 2.3m internal floor-to-ceiling heights,
and 20% glazing to all habitable rooms in accordance with the Mayor’s
Supplementary Housing Guidance. The outlook from the units is of reasonable
quality with those flats on the western elevation benefiting from views across the
Green Belt. The units provide well-designed, flexible and functional layouts with
adequately sized rooms and have direct access to private amenity space, as well
as functional and safe communal space.
Quality of external amenity space

8.53

Policy DMD9 provides the standards for the level of private amenity space
provision for each unit and is primarily based upon the number of rooms and
occupancy level. The standards represent the absolute minimum, although
regard must also be given to the character of the area.

8.54

The flatted units would all be provided with external space via projecting terrace
of a minimum depth of 1.5m on upper floors and generous gardens at ground
floor between 25m² and 34m². 99m² of communal amenity space would be
provided within the courtyard receiving consistent levels of daylight and sunlight
receiving far in excess of at least two hours of sunlight on 21 March.

8.55

Policy DMD 8 expects dwellings without access to communal amenity space to
provide 44m² of private amenity space. All the proposed houses provide at least
40m² and above, examples provided below, in addition the development has
access to communal playspace.
Plot 32 - 42m² (type CN)
Plot 36 - 40m² (type PA)
Plot 46 - 45m² (type HA)
Overlooking

8.56

Policy DMD 10 (Distancing) of the Development Management Document
provides guidance on the separation distances between building when
considering new development. The proximity between the projecting terraces
serving the flats will result in some mutual overlooking between terraces and
therefore appropriately sited privacy screens shall be erected subject to final

appearance details to be conditioned. For clarify the separation distance table
sough in Ppolicy DMD10 is provided below

8.57

The relationship between the dwelling plots on the north side of the new road and
the flats would result in a modest element of mutual overlooking however the
separation distances are in accordance with Policy DMD 10 and would not
degenerate any existing circumstances on site. The separation distance between
the eastern flank of the Arrowsmith flatted building and west flank of Bradshaw
flatted building would be 34m, in excess of the 30m stipulated in DMD 10.

8.58

There is a distance of 14m from the elevations of Plots 33, 34, 42, 43 and 45
(dwellinghouses) to the south flank elevations of the flatted development. Small
obscured side facing windows are proposed on the flank elevation and as such o
privacy issues would be evident, nor light concerns on account the flatted blocks
are north of the dwellings. A separation distance of approximately 25m between
the south facing flatted elevations and plots 35-41 is evident and therefore
compliant. A distance of approximately 14-15m is evident between the principal
elevations on the street following urban design principles for residential streets,
advocated in designing high grain development and optimisation of the site. The
separation distances exceed acceptable tolerance levels for privacy and
overlooking.
On-site Playspace

8.59

Policy S4 (Play and inform recreation) of the London Plan 2021 expects on-site
playspace to be provided for all major planning applications and additional
guidance is provided in the adopted Shaping Neighbourhoods: Play and Informal
Recreation SPG (2012). Policy S4 sets outs core expectations of play space:
Residential developments should incorporate good-quality, accessible play
provision for all ages. At least 10 square metres of playspace should be provided
per child that:
o provides a stimulating environment
o can be accessed safely from the street by children and young people
independently
o forms an integral part of the surrounding neighbourhood
o incorporates trees and/or other forms of greenery
o is overlooked to enable passive surveillance
o is not segregated by tenure

8.60

Using the GLA population yield calculator a forecast total of 40 children are
envisaged to be residing within the development between the ages of 1-17. As
such, 400m² of playspace is required on site meeting the criteria set out above.
The proposal identifies approximately 135m² of playspace, a significant shortfall
in the required on-site provision. In instances where a shortfall has been
identified an off-site contribution can be sought and provided by the developer to
create or enhance existing off-site facilities (options include Botany Bay cricket
club and/or the Enfield Lawn tennis club). In this case, a contribution of £50,000
(Parking and playfield) and open space contribution of £30,000 has been agreed
(subject to a completed s106) to improve the Botany Bay crickets club and/or the
Enfield Lawn Tennis club facilities. The provision 135m² of playspace shall be
conditioned to provide high quality equipment for children between 1-9 years of
age. Older children shall not be excluded but the playspace would be better
suited to younger children.
Accessible units

8.61

London Plan Policy D7 requires at least 10% of new dwellings to constitute
Building Regulations M4(3) wheelchair user dwellings. Of the thirty-five (35)
proposed dwelling houses and Twenty-nine (29) flats, over 10% of units are
designed to meet this standard equating to over the 10% threshold for new units.
Design Summary

8.62

The overall quality of accommodation within the development both C2 care home
and the C3 residential parts, are considered acceptable and comply with relevant
Policies in the adopted London Plan (2021), polices in the DMD and other
adopted Supplementary guidance.
Impact on neighbouring amenity:

8.63

London Plan Policy D6 sets out that buildings should not cause unacceptable
harm to residential amenity, including in terms of privacy and overshadowing.
Development proposals should provide sufficient daylight and sunlight to new
and surrounding housing that is appropriate for its context, whilst avoiding
overheating, minimising overshadowing and maximising the usability of outside
amenity space. Meanwhile Policy CP30 of the Core Strategy seeks to ensure that
new developments have appropriate regard to their surroundings, and that they
improve the environment in terms of visual and residential amenity. Lastly Enfield
Policies DMD 6 and 8 seek to ensure that residential developments do not
prejudice the amenities enjoyed by the occupiers of neighbouring residential
properties in terms of privacy, overlooking and general sense of encroachment.

8.64

The location of the site results in limited impact to neighbouring properties,
primarily due to the open nature to the Green Belt on the southern, western and
northern boundaries. Dwellings to the east of the site on Oak Avenue are
approximately 27.5m at their closest (No 1B Oak Avenue) extending to 38-40m
(No 1c & 3 Oak Avenue) the further south along the shared boundary with the
development site. The three (3) east by west axis Plots 62, 63, 64 have a
separation distance of 30m from their respective rear elevation to the rear
elevation of direct property on Oak Avenue. The eastern elevation of the care
home has no habitable windows serving rooms looking towards Oak Avenue
thereby securing privacy standards.

8.65

The development site is located to the west of the dwellings on Oak Avenue and
the topography on site matches that of Oak Avenue and therefore there are no
disparities between the siting of the buildings in relation to light and overlooking.

8.66

A neighbouring objection highlighted a concern at the potential noise arising from
the car parking court adjacent rear boundaries of properties on Oak Avenue. An
appropriately worded condition shall be provided to secure noise insulated
fencing. Care homes generally have relatively strict visiting hours and this will be
conditioned as part of the planning approval. The comings and goings are
therefore likely to be limited post 8.30pm, furthermore, the variation in usage and
visits would not be dissimilar to the existing hotel were it not vacant currently.

8.67

The optimisation of the site would not result in any material difference to the
existing level of outlook and privacy received by the occupiers of the property.
The impact on neighbouring amenity levels as a result of the development is not
considered to have any unreasonable impacts to direct amenity conditions of
existing occupiers of dwellings on Oak Avenue. As such, the impact on
neighbouring amenity levels as a result of the development are considered to be
acceptable.
Impact on Sustainable Drainage:

8.68

Policy SI 12 of the London Plan (2021) states that development proposals should
ensure that flood risk is minimised with mitigation to ensure that any residual risk
is addressed. Policy SI 13 outlines that development proposals should aim to
achieve greenfield runoff rates and ensure that surface water run-off is managed
as close to its source as possible. It also states there should also be a preference
for green over grey features, in line with an outlined drainage hierarchy set out in
Core Strategy Policies CP21, CP28 and CP29 and Development Management
Document Policies DMD59 – DMD63.

8.69

The applicant has submitted a Drainage Strategy Report (October 2021
(Prepared by Clark Smith Partnership) and a Flood Risk Assessment (April 2021)
to justify the development against drainage policies. The proposed drainage
strategy relies heavily on the subterranean infrastructure and a pump to move
water around the south of the site to the Ridgeway at the north of the site. The
sustainable drainage officer has reviewed the details and while acknowledging
the infrastructure meets the green field runoff rate, consistent with policy, the
method of the drainage could nonetheless be improved in regard to its natural
sustainable potential.

8.70

Notwithstanding the technical reports submitted by the applicant a precommencement condition shall be imposed to provide further drainage details
pertaining to sustainable methods of attenuation and drainage of surface water
to follow the typography of the land.

8.71

Thames Water have been consulted and confirmed no objections subject to preoccupation connections to the foul water sewerage network are provided to
Thames Water and are compliant with legislation.
Highway and transport implications:

8.72

London Plan (2021) Policy T1 sets a strategic target of 80% of all trips in London
to be by foot, cycle or public transport by 2041 and requires all development to
make the most effective use of land. Policy T5 encourages cycling and sets out
cycle parking standards. Policies T6 and T6.1 to T6.5 set out car parking
standards.

8.73

The site is served and benefits from a two way access point to the Ridgeway
facilitating the use of the hotel (now vacant). The access shall remain in situ and
support the internal access routes within the site providing the access source for
the development. Paragraphs 4.2 1 and 4.2.2 of the submitted Transport
Statement (March 2021) confirms the existing site access would be
improved with a formalised 6m wide bellmouth, simple priority junction
arrangement provided and 10m junction radii tied into the edge of the
carriageway. The existing layby would be removed and new kerbs provided along
the edge of the carriageway. Give-way road markings would be provided at the
edge of the access. Visibility splays of 2.4m x 90m would be provided to each
side of the access along The Ridgeway.

8.74

Policy DMD 47 seeks new access, new roads and serving to be suitable for
pedestrians, cyclists and appropriately sited vehicular access and serving
configuration whereby there is no adverse impact on highway safety and the free
flow of traffic. Policy DMD 47 states,
“New development will only be permitted if the access and road junction which
serves the development is appropriately sited and is of an appropriate scale and
configuration and there is no adverse impact on highway safety and the free flow
of traffic”.

8.75

The internal access roads within the development are well-designed and laid out
in a circular form to benefit free vehicular movement and reduce potential safety
issues. The pedestrian paths would be 2m wide and the road 6m allowing twoway access. The retention of the existing access for the new care home (C2)
and residential parts of the development compiles with adopted policy.

8.76

Appendix 8 of the submitted Transport Statement provides an illustration of the
modified access from the Ridgeway including a 10m junction radii removal of
layby and reinstatement of kerbs. The following highway and transport
documents Transport Statement (March 2021), Travel Plan (March 2021) and
Travel Plan statement (residential March 2021) are submitted to support the
planning application, including but not limited to provision of a full analysis of the
development including TRICs data.

8.77

Para 4.8 of the Transport Statement clarifies the care home staff provide a 24
hour operation with typically three shifts for care and nursing staff comprising
mornings, afternoons and a night shift. The morning shift typically commences
between 06:00 and 07:30, the afternoon shift at 14:00-15:30 and the night shift
between 20:00 and 22:00. The shift pattern arrangement is suited to minimalizing
trips during peak hours on the Ridgeway, thereby reducing prospective
congestion.

8.78

The proposed development makes appropriate provision for access and parking
having regard to adopted planning policies and subject to the applied precommencement and pre-occupation planning conditions, sufficient security is
pertinent for the transport integrity of the development. The transport officer has
assessed the submitted information and has no objections to the schemes impact
on the highway integrity or potential harm congestion.
Vehicle Parking & Cycle provision

8.79

Policy T6 of the London Plan (2021) states “car-free development should be the
starting point for all development proposals in places that are (or are planned to
be) well-connected by public transport, with developments elsewhere designed to
provide the minimum necessary parking (‘car-lite’). Car-free development has no
general parking but should still provide disabled persons parking in line with Part
E of this policy. The policy goes on to state “an absence of local on-street parking
controls should not be a barrier to new development, and boroughs should look
to implement these controls wherever necessary to allow existing residents to
maintain safe and efficient use of their streets”.

8.80

The site is located within a 1b PTAL level in an outer London designation and
therefore car free would not be appropriate. The parking guidelines in Policy T6.1
table 10.3 of the London plan supersede the Enfield car parking standards and
are maximum standards. As such, a balance is assessed based on the focus for
less car derived transport and more sustainable methods, versus the transport
needs of future occupiers of the residential and care home elements on site.

Care Home (C2) parking provision
8.81

The proposed care home scheme would have a total of some 50 car parking
spaces provided including three disabled bays in three car parks. The Transport

Statement states. “based on experience of other Signature care homes in the UK
residents are typically frail, in their eighties and are therefore unlikely to own a
car on site. The parking provision would therefore generally serve staff and
visitors only”. Considering 25% of the care home rooms would be assigned to
dementia patients and the probability the broad age of occupants would be
advanced, the LPA agrees the parking demand from the Care home occupants
would be modest.
8.82

Some twenty-six (26) visitor spaces would be provided in the main car park in the
northern corner of the care home site. Separate entry and exit barriers would be
provided at the car park access with an intercom and code system provided to
gain entry. The second car park in the south east corner of the care home site
would have some 19 car spaces for staff use. A barrier would be provided across
the car park entrance with entry controlled by ANPR, an electronic fob or other
similar device. The three disabled bays and a standard car bay would be
provided off the drop-off area.
Residential parking provision

8.83

Sixty-four (64) car spaces are proposed for the 64 residential units in a mix of
some 40 parallel bays, 15 perpendicular bays and nine bays in parking courts.
The standard perpendicular car parking bays would be 2.4m wide and 4.8m long
with the disabled bays provided with additional 1.2m wide safety margins. The
parallel residential bays would be 6m long and 2m wide.

8.84

The transport officer has assessed the scheme and considers the parking
provision to be satisfactory and acceptable. The submitted transport statement as
referred to the 2011 census data in para 2.9.2 which clarified a split of no car,
22.9%, one car 46.7% and two cars 23.1%. Considering the tenure and mix of
units on site the provision of one space per dwelling is considered policy
compliant and matches the census data. Further, the site is 1.5km from Gordon
Hill railway station on Lavender Hill with services into Moorgate with trains
typically every 30 minutes and regular bus services. The mix of transport options
warrants significant merit in providing one space per unit. The development
would be subject to parking management conditions.

8.85

Some neighbouring concerns have been raised regarding congestion and
parking however, Oak Avenue is subject to a CPZ and other roads in the vicinity
have private management of their parking and private roads. As such, the
potential for excess parking in the locality is not present. Nevertheless, it is
considered appropriate for contributions via a s106 to be made pertaining to

Sustainable transport measures, Travel Management (surveys) Plan and CPZ
feasibility
8.86

Electric vehicle charging points shall be conditioned and provided on a minimum
of 20% of spaces and passive adaptability (infrastructure for future connection)
on the remaining 80% of residential units.
Residential Cycle storage

8.87

Secure cycle parking is provided to the rear gardens of the thirty-five (35)
houses, assessible via the access alleys. Standalone and accessible cycle
storage is provided to the south of Arrowsmith flatted block serving the twentynine (29) flats. The cycle storage requirement for the care home staff and
occupants is forty (40) spaces. Adequate on-site space is provided to the southeast corner of the care home site. The quantity of on-site cycle storage would be
policy complaint. All the cycle spaces would be secure and covered but subject to
a pre-occupation condition finalising the final appearance of the secure units.

8.88

The transport impacts of the development would not result in safety concerns or
increase parking demand in the location in accordance with adopted planning
policies in the London Plan (2021) and the Enfield Development Management
Document (2014).
Refuse Management on site

8.89

Secure, appropriately sized refuse and recycling stores are provided within each
Dwelling and located in the rear garden. Each garden is served by a shared
ally between the houses, allowing presentation of the refuse bins on collection
day without transportation through the respective house.

8.90

The flatted blocks would benefit from a designated refuse storage location point
at the south-east of the Block known as Bradshaw. Refuse will be collected within
the site with a refuse vehicle able to get within acceptable collection distances of
all entrances. Vehicle tracking has been provided in the applicants submitted
transport report and ensures that a refuse vehicle can manoeuvre acceptably
within the site

8.91

The applicant has submitted a site waste management plan (Ref AP6946 dated
April 2021) alongside a layout plan (Ref Parking and refuse layout plan (Ref
062001-BEL-NL-02-Rev D) confirming the method of collection and separate

plan confirming the access of the dwellinghouses. The management of the waste
collection is considered to be satisfactory and meets policy expectations.
Impact on Landscaping, Trees & Biodiversity:
Landscape quality
8.92

Policy G5 of the London Plan outlines that major development proposals should
contribute to the greening of London by including urban greening by incorporating
measures such as high-quality landscaping, green roofs, green walls and nature
based sustainable drainage. Policy G5 outlines that the Mayor recommends a
target score of 0.4 for developments that are predominantly residential.

8.93

The applicant has submitted the following documents pertaining to landscape
and broader greening of the site.
Urban Greening Factor Calculations (Ref B21004-V1)
Urban Greening Factor Calculations - Bellway Homes ONLY (Ref B21014-V2)
Care Home Landscape Proposal (Ref B21004-101 Rev K)
Residential Landscape Proposals (Ref B21014 - 101 Rev G)
Site Wide Landscape Masterplan (Ref B21004-102 Rev B)

8.94

The submitted Urban Greening Factor assessment has calculated the UGF score
as 0.32, below the expectation of 0.4 in the London Plan (2021). The LPA note
the UGF is not optimum but note the condition of the existing site is poor and in
an unmanaged state. In addition a robust condition would be applied to the site to
provide the highest possible level of green infrastructure while bringing forward a
brownfield site. Full details on all the landscape features will be required by
condition including proposed species of plants and the treatment of the boundary
between the development and the Green Belt, requiring particularly sensitively to
ensure a natural appearing transition. The indicative soft landscaping scheme
provided is generally acceptable but will be strengthen via the landscape
condition to provide strategically planted broad canopied trees across the site.
Trees

8.95

London Plan Policy G7 states that where development proposals result in the
removal of trees, adequate replacement trees should be planted based on the
existing value of the trees to be removed.

8.96

Chapter 12 para 131 of the NPPF adds weight to the need for trees to be
provided in visually enhancing locations such as streets. Para 131 states,
“Trees make an important contribution to the character and quality of urban
environments, and can also help mitigate and adapt to climate change. Planning
policies and decisions should ensure that new streets are tree-lined, that
opportunities are taken to incorporate trees elsewhere in developments…”
During the design stage trees were sought and have been provided on the
principle residential street, fifteen (15) in total and additional trees to the western
boundaries. Eight (8) trees have been provided adjacent the playspace on the
western side of the residential portion of the development.

8.97

The development will require the loss of 39 trees including
4 B category
23 C category
12 U category trees.
U category trees are generally of neither mature, nor specialist species and
have limited visual or biodiversity weight. In addition, 16 hedgerows / groups of
low value vegetation will be removed.

8.98

While there is a loss of trees, 94 new trees (inclusive of the street trees) will be
provided as well as extensive specimen shrub planting, ornamental shrub
planting, evergreen hedgerows, beech hedgerows and wildflower grassland. As
such the replacement offered is just over 2:1 replacement to loss. The London
Plan makes it clear that existing trees of good quality refers to “Category A and B
trees as defined by BS 5837:2012”. The landscape plan to be secured by a
condition shall expect and require strict attention to the quality of tree
replacement on site and strategically planted broad canopied trees cross the site.

8.99

The LPAs tree officer has assessed the submitted Arboricultural Impact
Assessment (Ref 191101-PD-11 Dated April 2021) and has no object to the
scheme on the provision that a comprehensive Arboricultural Method Statement
and Tree Protection Plan are provided, in accordance with BS 5837:2012. The
method statement will include an auditable monitoring schedule where
supervision may be required for works within the Root Protection Areas of
retained trees.
Ecology impacts

8.100 Policy G6 of the London plan (2021) states “development proposals should
manage impacts on biodiversity and aim to secure net biodiversity gain. This
should be informed by the best available ecological information and addressed
from the start of the development process”. The applicant has submitted a
revised Ecological Appraisal during the planning application dated October 21
which has subsequently been assessed internally against policy.
8.101 The site is not subject to any statutory or non-statutory ecological designations.
The nearest statutory designation is Oak Hill Wood Local Nature Reserve
(designated for its mature trees) located 3.6km south-west of the site. The
proposals will not affect this site. The site comprises buildings and hardstanding
surrounded by areas of amenity grassland, ornamental planting, and hedgerows.
There are also small areas of rough grassland and small areas of dense and
scattered scrub. Overall the preliminary ecology survey provides an adequate
overview of ecology on site and the on-site habitats are not a constraint to
development against ecological value.
8.102 The ecology report confirms, the Noctule, Common Pipistrelle Pipistrellus
pipistrellus, Soprano Pipistrelle, and Pipistrelle bat species Pipistrelle sp. within
2km of the site. The closest record is for a Common Pipistrelle, recorded in 2016,
located within 1.2km of the site boundary. Para 5.3.10 of the ecology report
states “the existing buildings will be demolished under the current proposals,
which will result in the loss of the bat roost present in B1e”. As such, a Natural
England mitigation licence will be required prior to demolition, with appropriate
mitigation measures implemented to safeguard bats.
8.103 The loss of any bat habitats is not optimum however significant weight is given to
three principle rationales, namely,
-

-

A licence from Natural England will be required prior to any demolition works
and as such would be significant protection to the presence of Bats which is
identified as low in the report (for derogation from the provisions of the
Habitat Regulations).
The economic nature of the development will contribute to a social and
economic need of the local community that is balanced favourably against the
low bat accommodation.
Mitigation for the loss of existing habitats provided by the landscape scheme.

8.104 The landscaping plan (Landscape Proposals, Job no: B21004 – received
7/10/2021) shows the location of bird, bat and hedgehog boxes. A robust report
and plan will be required by way of a planning condition.

8.105 The existing site offers little ecology environments of quality and following the
details and strategies submitted in the ecology report and through the imposition
of further conditions, pertaining to the Natural England licence and robust
landscaping scheme, the development would provide a net gain and good quality
of ecology and biodiversity enhancements in accordance planning policy.
Energy & Carbon emissions:
8.106 Policy SI 2 (Minimising greenhouse gas emissions) of the London Plan (2021)
expects major development to be net zero-carbon. This means reducing
greenhouse gas emissions and minimising both annual and peak energy demand
in accordance with the following energy hierarchy:
1) be lean: use less energy and manage demand during operation
2) be clean: exploit local energy resources (such as secondary heat) and supply
energy efficiently and cleanly
3) be green: maximise opportunities for renewable energy by producing, storing
and using renewable energy on-site
4) be seen: monitor, verify and report on energy performance.
8.107 Major development proposals should include a detailed energy strategy to
demonstrate how the zero-carbon target will be met within the framework of the
energy hierarchy. A minimum on-site reduction of at least 35 per cent beyond
Building Regulations is required for major development. Residential development
should achieve 10 per cent, and non-residential development should achieve 15
per cent through energy efficiency measures. Where it is clearly demonstrated
that the zero-carbon target cannot be fully achieved on-site, any shortfall should
be provided, in agreement with the borough, either:
1) through a cash in lieu contribution to the borough’s carbon offset fund, or
2) off-site provided that an alternative proposal is identified and delivery is certain
8.108 The applicant has submitted the following reports to satisfy policy requirements.
o
o
o
o
o
o

Thermal Comfort report (Care Home -Signature Senior Lifestyle Enfield)
(Dated April 2021)
Energy assessment - Care Home (Signature Senior Lifestyle Enfield)
(Dated April 2021)
Energy Strategy Bellway Homes (Dated Oct 21)
Sustainability Statement (Dated April 2021 Rev P05)
Overheating Assessment (Dated March 2021 Rev B)
Maximation of PVs within development (Ref 062001-BEL-NL-PV01)

8.109 At the time of submission, the applicant does not intend to connect to the
Energetik Decentralised Energy Network (DEN) as the current proposals for DEN
do not run in close proximity to the site. The sustainability officer confirms the
development meets the minimum thresholds of energy hierarchy and adopted
SAP 10 carbon factors. PV minimum output should avoid lower-quality panels
being installed 78.5kWp.
8.110 The applicant only just meets 35% above Building regs 2013 part L, nevertheless
the policy criteria is met and would be subject to a cash in lieu contribution of
£148,399, reflective of the 15,562 tonnes of CO2 below Carbon zero at a rate of
£95 per CO2 tonnage. The contribution shall be paid upon commencement of the
development and secured via the s106 legal agreement. Planning conditions
shall be applied to the development to secure pertinent aspects of the carbon offset.
Other materials matters:
Socio-Economics
8.111 London Plan Policy CG5 seeks to ensure that the benefits of economic success
are shared more equally across London and Policy E11 makes clear that
development should support employment, skills development, apprenticeships
and other education and training opportunities in both the construction and end
use phases.
8.112 The proposed care home shall provide approximately 120 new jobs in a range of
roles, with staggered and flexible shifts on both a full-time and part-time basis.
8.113 Core Strategy Policy 13 seeks to protect Enfield’s employment offer and Core
Policy 16 requires mitigation to help local people improve skills and access jobs.
The Council’s Planning Obligations SPD (2016) sets out guidance on
implementing these policies. To help ensure that Enfield residents are able to
take advantage of this beneficial effect of the scheme, it is recommended that
s106 planning obligations secure the following:
o
o
o
o

Local Labour (during demolition and construction phases):
Employment & Skills Strategy submitted and approved prior to
commencement
Reasonable endeavours to secure 25% of workforce
Apprenticeships or trainees

o

Local goods and materials

Employment & training:
o
o
o

Employment and Skills Strategy to establish requirements for local
resident engagement in employment opportunities, recruitment of
apprentices, quarterly reporting and targets.
Training opportunities
Partnership working with local providers/programmes

Health Impact Assessment
8.114 London Plan Policy GC3 outlines that to improve Londoners’ health and reduce
health inequalities, those involved in planning and development must adhere to
an outlined criterion.
8.115 This application is accompanied by a Health Impact Assessment. The
assessment outlines health profile baselines which have informed impacts of the
proposed development. Overall, the assessment concludes that the proposed
development will generally have a positive impact on the health of the future
residents and local residents.
Contamination
8.116 The applicant has submitted a Geotechnical and Geo-environmental
Interpretative report and remediation Strategy (Reference CG/38113, Dated April
2021). The report has highlighted the presence of elements of contamination,
however the Environmental Health officer considers an appropriated worded
condition requiring a scheme to deal with the identified contaminants to be
sufficient. Furthermore, subject to conditions on the development during
construction, the Environmental Health officer has no objection regarding
neighbouring amenity, noise and air quality. Planning conditions shall be applied
to safeguard the site during construction and for neighbouring amenity.
Archaeology
8.117 An Archaeological assessment (Ref JAC27042) was submitted to support the
planning application. The report concluded “Overall, given the site’s limited
archaeological potential and historic location within an area of dense woodland, it
is considered unlikely that the proposed redevelopment of the site would have

either a significant or widespread archaeological impact. No further
archaeological works are recommended in this particular instance”. The LPA has
no evidence to contradict this conclusion and no further investigation is required
on site.
Water efficiency
8.118 Policy DMD 58 (Water Efficiency) expects new residential development, including
new build and conversions, will be required to achieve as a minimum water use
of under 105 litres per person per day. The applicant has provided no reports or
documents to confirm how the proposed development will implement water
efficiency measures to achieve usage of less than or equal to 105
litres/person/day for residential developments and incorporate water saving
measures and equipment. A condition shall be applied to secure the water usage
on the development site.
Security
8.119 Final details of the appearance and form of the gate detail and access
arrangement to the site and shall form pre-commencement conditions. The
Metropolitan Police have reviewed the development and in raising no objection,
have requested planning conditions. Officers consider the layout of residential
development to provide high levels of passive surveillance and overall, it is
concluded the proposed development is acceptable in this respect. .
9.0

Section 106 Agreements & Planning Obligations

9.1

The planning application is subject to financial contributions and other obligations
which will be secured via a Section 106 legal agreement with the following heads
of terms.

Affordable Housing Contribution
9.2

A total of twenty-three (23) units are to be provided on site as affordable housing
with a ratio of 40% and 60% shared ownership and London affordable rent (LAR)
respectively. The twenty-three units are formed of the following Mix four (4) 1b2p,
six (6) 2b3p flats and thirteen (13) 3b5p units
a. 35.9% of the residential (C3) units would be affordable (23 of the 64 units)

b. 36.9% of total habitable rooms
c. 37.8% of total floorspace
d. Tenure split of the affordable housing is 60.4% affordable rent (LAR) and
39.6% intermediate housing (shared ownership)
e. Early Stage Review mechanism
Transport – Sustainable Transport
9.3

A contribution of £52,0000 towards the sustainable transport infrastructure in the
vicinity of the Development Site would be secured. The contribution would fund
(but not limited to) the following,
a. Cycle infrastructure including proposed segregated lanes
b. Cycle parking (including at stations, shops)
c. Pedestrian Environment Review System study
d. Pedestrian dropped kerbs
e. Crossing points
f. Monitoring of CPZ in the location
g. Pre-credited Oyster cards
Transport – car club

9.3

A contribution of £15,000 secured via a s106 towards the feasibility provision of a
car club spot within the site or no more than a 10min walk of the site shall be
identified.
a. This payment provides 2 years free membership
b. identification of site
Transport – Travel Plan and Travel Plan Monitoring

9.4

A contribution of £7,000 secured via a s106 towards a parking management
report to monitor how the allocation of spaces will be managed, monitor efficiently
of C2 and residential units, seeking to reduce car derived journeys.
Appointment of Travel Plan Coordinator and monitoring of Travel Plan
initiatives including TRICS compliant surveys
Transport – CPZ

9.5

A contribution of £10,000 for consultation, design and implementation (if
applicable) of parking controls (including Traffic Management Order costs) to
mitigate overspill parking and manage existing demand particularly on Oak
Avenue (with any residual amount used on active travel initiatives). Occupiers of

the development will not be permitted to obtain resident parking permits for any
existing or future controlled parking.
Climate Change, Flooding and the Environment
9.6

A Contribution (Carbon Offset Payment) towards the Carbon Offset Fund
(utilised by LB Enfield towards the provision of measures for securing CO2
reduction in the vicinity of the Site) of £148,399 shall be secured.
Play space contribution

9.6

A contribution of £50,000 secured via a s106 towards off-set appropriate
provision for older children. The LPA in partnership with the parks team shall
identify a park and club in the vicinity to provide enhanced facilities for children
between 9-17 years of age.
Parks and Fields

9.7

A Contribution of £30,000 shall be secured to provide open space expansion
and improvements to public access, mitigating Green factor rating.
Education

9.8

A Payment of £160k for the purposes of mitigating the impact of the Development
on educational services and for the provision of additional educational facilities
and school places in the Borough, especially targeting specialist school places.
Health Care

9.10

A payment of £100,00 for the purposes of increasing the capacity of primary care
services and/or supporting the delivery of health facilities. The fee is predicated
on the basis hospital services for future occupiers could be offset by the benefit
of care home accommodation. A lower net population yield on account of the
catchment area affects the net population.
Employment and Training

9.11

a. Local Labour (during construction phase)
b. Employment & Skills Strategy submitted and approved prior to
commencement of development (definition of development in this instance not
including demolition) using reasonable endeavours to secure: (i). 25% of local

workforce, (ii). 1 x apprentice or trainee for every £1m contract value (figure to be
agreed during drafting of s106 subject to formula) (financial contribution to be
provided if exceptional circumstance exist), (iii). Quarterly apprenticeship
reporting & targets, (iv). Local goods and materials, and (v). partnership working
with local providers/ programmes
9.12

Parking permit restriction for new occupiers of the residential dwellings for
surrounding roads, inclusive of Oak Avenue. The aim of the permit restriction
(s106 legal agreement) is to retain parking capacity in the roads in walking
distance to prevent under provision of parking to local residents
Other

9.13

a. Considerate Constructors Scheme.
b. LBE Management monitoring fee (maximum 5% of value of financial
contributions).
c. Section 278 to be entered by the applicant for the reinstatement and
improvement works to the existing access crossover and provision of extended
new crossover,
d. all contributions to be index linked

10.0

Community Infrastructure Levy (CIL)
Mayoral CIL

10.1

The Mayoral CIL is collected by the Council on behalf of the Mayor of London.
The amount that is sought is for the scheme is calculated on the net increase of
gross internal floor area multiplied by an Outer London weighting (increased to
£60per sqm as of 1st April 2019).
Enfield CIL

10.2

The Council introduced its own CIL on 1 April 2016 to support inratructure in the
Boorugh. Enfield has identified three residential charging zones and the site falls
within charging rate zone (£120/sqm).

10.3

The existing sui generis Hotel building has a total floorspace of 6,529m². The
proposed C2 Care Home would have a total floorspace of 7,309m², alongside the
6,606m² of new C3 residential floorspace, resulting in a net increase in
floorspace of 6,840m² across the site.

10.4

The Enfield Community infrastructure Levy Charging schedule (adopted April
2016) seeks contributions of £0 per m² on C2 uses. The MCIL2 Charging
schedule does not make exception and the total C2 floorspace would be subject
to London Mayoral CIL.
Residential
6,606m² of floorspace would be subject to Local CIL £120 = £792,720
6,606m² of floorspace would be subject to Mayoral CIL £60 = £396,360
C2 Care Home
The net new C2 floorspace (7,309m² - 6,529m²) of 780m² would be subject to
London Mayoral rate of £60, therefore £60 x 780 = £46,900
All figures above are subject to the BCIS figure for CIL liable developments at
time of CIL processing.

11.0

Conclusion

11.1

The starting point for the determination of any planning application is the
development plan. Paragraph 11(d) of the NPPF, states that planning permission
should be granted unless “the application of policies in this Framework that
protect areas or assets of particular importance provides a clear reason for
refusing the development proposed”.

11.2

Members will be aware of the need to deliver more housing including affordable
housing in order to meet housing delivery targets. This proposed development
would deliver a total of 64 homes including 23 affordable homes. In light of the
presumption in favour of sustainable development and the tilted balance, this
needs to be given significant weight. In addition, the development would provide
a care facility which would contribute to meeting local needs.

11.3

In addition, it must be acknowledged that the development is a brownfield site
with a vacant hotel building with existing access and is appropriate for
intensification of development in accordance with strategic expectations

11.4

The design, sitting, massing, standard of accommodation and impact on
neighbouring amenity are all considered acceptable. The relationship of the
development to the Green belt is also considered to be acceptable. It is also
considered the access and parking arrangements would ensure there is no
adverse effect on the free flow and safety of traffic or highway safety

11.5

In addition, as well as being energy efficient and sustainable, care has been
given to ensure that the proposal would not harm the trees, which define this site.
The site would be enhanced with suitable replacement trees, not only bringing
visual benefits, but also helping us to improve our natural environment.

11.6

Overall and given weight to the need for development which provide new homes,
it is concluded that the application proposes a high-quality residential
development on existing underutilised, brownfield land consistent with the
objectives of adopted planning policy in the NPPF (2021) adopted London plan
(2021),) and Local Enfield planning policy within the Core Strategy (2010) and
Development Management Document (2014).

11.7

As a result, subject to the appropriate mitigations as set out within the
recommended condition schedule, and within the Section 106 Agreement, the
application is considered acceptable and is recommended for approval.
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