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London Borough of Haringey
Planning Position Statement
Belmont Works, Belmont Avenue, N17
Redevelopment of Commercial Site to Provide 5 High Quality 2 Bedroom Flats
Proposal

This planning application supports the redevelopment of the above site from a vacant builder’s storage yard to provide a high-quality residential development of 5 no. two-bedroom apartments. 
A detailed accommodation breakdown is given below;

	Flat Number
	Person
	Bedrooms
	Internal SQM
	Private External Amenity Area

	1
	3
	2
	64.5
	7.5

	2
	3
	2
	65.5
	7.5

	3
	3
	2
	64.5
	28

	4
	3
	2
	65.5
	45

	5
	3
	2
	79
	17


Accompanying this application are the following documents:

· All Required Plans 

· Basement Viability Report

· Construction Management Plan

· Day Light and Sunlight Assessment

· Energy Statement

· Highway Report and Parking Stress Survey

· Arboriculture Report

· Design and Access Statement
Site Description 

Belmont Works is a lawful commercial/industrial site which would has secured immunity from enforcement through the passage of time rather than any recent planning applications permitting its use. The site was previously used as a builder’s storage yard. Two shipping containers, a large scaffolding frame, a dilapidated single story WC together with a large shed building and partially demolished storage building currently occupy the site. The overall appearance is one of neglect and detracts from the local area it is both unneighbourly and unsuitable for a residential environment.
The site is located at the junction of two terraces set at angles to each other on Belmont Avenue, a residential street comprising two storey terraced Victorian houses with additional attic accommodation. 

The main access to the site is via a solid metal gate from Belmont Avenue.

It is bounded to the north and south east by the brick and timber garden walls of the neighbouring terrace buildings and to the north west by a ball court assumed to belong to Grove School.

To the rear (south west), the site has a more open and elevated aspect with a grass verge sloping down on to Ivatt Way. A metal perforated fence defines the boundary with an additional fence located approximately 1-2m beyond the boundary fence.

Ivatt Way is built on the site of an old railway line that was infilled and developed as a residential estate (thought to be in the 1960/70s), which explains the topography to the rear of the site. The entrance elevations of Ivatt Way are approximately 17.5m from the site boundary.

A number of mature trees are located along the grass verge and to the rear gardens of Belmont Avenue.

It is an approximate 10 minute walk from the application site to the Turnpike Lane bus and Tube Station. The site is also in close proximity to areas of open space and recreation, including Belmont recreation ground to the North, Downhills Park to the East along with Ducketts and Green Gate Common to the West.
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The site outlined in red
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Access into the site currently consisting of an unattractive metal gate.
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Appearance from Ivatt Way.
Special Designations

The Site is not subject to any special designation it is not in a Conservation Area and there are no Listed Buildings in the vicinity of the site. It is an non-designated commercial site when assessed against Local Planning Policy. 
It is located to the immediate southeast of Site Allocation SA58 – Haringey Professional Development Centre. The vision of which is to redevelop the land to create residential and/or community uses including potentially education. (NB: you will see the original buildings on site shown on the Local Plan Proposal Map below)

To the north and east of the site are protected areas of accessible open space. 
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The site falls outside of any Flood Risk Areas being in Zone 1.
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In terms of Transport the site is listed as having a PTAL of 2, although it is on the boundary of an area of 4 – a manual PTAL review has been submitted with this application to demonstrate that the site is actually PTAL 4. 
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Planning Policy
The site is within the built up area, wherein the principle of development is acceptable subject to complying with relevant Local Plan Policies. 

While achieving good high-quality design and amenity requirements are commonplace for all development, the following site-specific policies are considered relevant as set out in the Council’s Development Framework. The most important policy for this pre-application submission is DM40, a full copy of the policy has therefore been included. 
DM7 'Development on Infill, Backland and Garden Land Sites

DM11 Housing Mix
DM12 Housing Design and Quality

DM25 Sustainable Drainage
DM32 Parking

Development Management policy DM18 (‘Residential Basement Development and Light

Wells’)
DM40 Non-Designated Employment Land and Floorspace

[image: image7.png]POLICY DM40:
NON-DESIGNATED
EMPLOYMENT LAND AND
FLOORSPACE

A On non-designated employment sites within
highly accessible or otherwise sustainable:
locations, the Council will support proposals for
‘mixed-use, employment-led development where
this is necessary to faciltate the renewal and
regeneration (including intensification) of existing
employment land and floorspace. All proposals
for mixed-use development must satisfy the
requirements of Policy DM38.Ala-f).

B On all other non-designated employment sites.
(i those which do not met the location criteria
of (A) above), the loss of employment land and
floorspace willonly be permitted where it can
be demonstrated that the buiding or land is no
longer suitable for continued employment use
having regard to:

a Feasible alterative employment uses;

buiding(s) and the potential for refurbishment
or adaptation, in partcular to more flexible
unit sizes;
© Site layout, access, and relationship to.
neighbouring uses;
d Periods of long-term vacancy; and
e Evidence of recent, continuous and suitable
‘marketing, covering a minimum period of 3
years
C Subject to (B) above, where the Council s
satisted that the loss of non-designated
employment land o floorspace is acceptable,
support will be given to proposals that deliver
‘community uses either as the Sole use or as part
of a mixed-use development.

D Where proposals involve the total loss of
‘employment floorspace a financial contribution
towards employment related initatives may be
sought, in line with Policy SP and DM48.




Pre-Application Advice

On 17th December 2021 The Design Team undertook a pre-application meeting with Ms Valerie Okeiyi regarding the redevelopment of the site to provide 5 x 2 bedroom flats. This was an evolved scheme following initial conversations taking place around a scheme orientated around family dwellings on site. The Council in very early advice suggested a flatted scheme was the more appropriate solution given the site constraints. 
The following paragraphs set out a summary of the advice received. At this junta we would like to thank Ms Okeiyi for a productive meeting and her advice has helped the team formulate the application submitted. 

Principle 

The proposal is considered ‘backland’ development. Officers accept that there are current partial structures on the site that appear to be vandalised and the remnants visible on site, with scaffolding structures which hold building materials and an associated access route, as such this can be considered previously developed land. 

The site was acknowledged to be a storage facility (Use Class B8). While Policy SP8 of the Haringey Local Plan 2017 makes it clear that there is a presumption to support local employment and small sized businesses the loss of employment land and floor space will be permitted where it can be demonstrated that the land is no longer suitable for continued employment use having regard to:
The developers case outlined the unsuitability of the site and how criteria A to E of Part B of Policy DM 40 has been met. Overall the Council confirmed the loss of the existing storage facility with the replacement of good quality housing stock is supported. 

The scheme would contribute to meeting the identified housing targets for the borough. 
Design

The proposed set back at first floor levels and above is welcomed but a future application should include more detail in terms of massing and design of the proposed scheme. 
Any development would need to sit comfortably within the backland area and respond to the height of the existing houses on Belmont Avenue. The development would also need to be in keeping with the established pattern of development in the immediate vicinity of the site.

A scheme which incorporates cleverly designed courtyards/lightwells within a modern and high quality design was accepted as a suitable way forward. 
Housing Quality

Officers considerd the private front gardens at the front will not work, as there would be issues of privacy and if a 1.8m fences was erected to resolve the privacy issues, the front garden would feel very oppressive. A communal approach to the front of the site was therefore suggested as a way forward. 
Officers were concerned the living accommodation at basement level would have a poor outlook and unacceptable levels of enclosure to the habitable rooms, as they would be severely restricted by the walls to the lightwell. The idea of courtyards at lower ground floor level works better. The lightwells will need to be cleverly designed having access to high levels of natural light.

The developer would be required to submit a daylight analysis report in order to

demonstrate that the proposed accommodation at basement level would receive sufficient daylight.

Neighbour Amenities

Any proposal for a scheme on this site will need to consider the impact on the amenity of the surrounding residents and occupiers.

An annotated site plan showing the distance between the proposed flats and the garden areas and dwellings/flats on the neighbouring sites will need to be submitted as part of any future planning application. 
The applicant was encouraged to utilise design to safeguard privacy and mitigate

Overlooking. Any scheme would also be expected to avoid other potential material impacts on amenity regarding over dominant development resulting in an increased sense of enclosure
Basement Development

Development Management policy DM18 (‘Residential Basement Development and Light Wells’) requires basement development to demonstrate that a proposal will not adversely affect the structural stability of the application building and neighbouring buildings. The LPA will require sufficient investigation of ground conditions to ensure that ground stability and ground water issues are sufficiently understood at the planning application stage. 
Highways 

The site has a PTAL value of 2, considered ‘poor’ access to public transport services. 
Whilst the PTAL report doesn’t reference any rail or tube stations being within the normally walk distances for inclusion into the PTAL value for the site, it does however appear that Turnpike Lane station is only an 8 minute walk away using the most direct walk route (via Belmont/Downhills Park Road/footpath connection to Langham Place/Graham Road/Langham Road). Therefore, the WEBCAT value may well be incorrect. This has a bearing on the overall accessibility of the site and suitability for any car free status sought.

DM32 doesn’t support car free in principle as PTAL lower than 4, however as commented above the PTAL value needs clarity. As less than 5 units DM32 doesn’t support formal designation as permit free via S106 but if the PTAL is 4 or above car free would be appropriate subject to a Parking Stress Survey which will be required for any future application in any instance.

Cycle parking should be accommodated within the site. Refuse collections would be from the street. However, details of the proposed storage and collection locations will need to be provided and meet the requirements of the Council’s waste team.

Planning Assessment

Principle 

While it is noted that during the pre-application approach the Council entirely the accepted the redevelopment of the site for housing, for completeness the case put forward is repeated. 
Policy DM40 confirms that on non-designated employment sites within highly accessible or otherwise sustainable locations, the Council will support proposals for mixed-use, employment-led development where this is necessary to facilitate the renewal and regeneration (including intensification) of existing employment land and floorspace.

It is considered that this site is in a sustainable location and therefore the principle of an alternative use is accepted therefore Policy DM40 bites. 

The policy confirms that the loss of employment land and floorspace will only be permitted where it can be demonstrated that the building or land is no longer suitable for continued employment use having regard to: 

a. Feasible alternative employment uses; 

b. The age and condition of the existing building(s) and the potential for refurbishment or adaptation, in particular to more flexible unit sizes; 
c. Site layout, access, and relationship to neighbouring uses; 
d. Periods of long-term vacancy; and 
e. Evidence of recent, continuous and suitable marketing, covering a minimum period of 3 years. 
The policy confirms that where the Council is satisfied that the loss of non-designated employment land or floorspace is acceptable a financial contribution towards employment related initiatives may be sought. The principle of which is acceptable to the applicant. 
The site has for many years been left somewhat dormant, although it is noted that it has not been abandoned therefore it retains its suspected B2/B8 Use. The site office was converted into a residential flat several years ago on the ground floor of the adjacent building to the southeast. It is therefore very much a satellite site at present for a business located off site. 
Looking at the criteria to be satisfied the fact that an unrestricted commercial site located in a residential area is totally inappropriate and therefore under Part B of Policy DM 40 the land is no longer suitable for employment purposes. This application should be seen as removing an unneighbourly and potentially very disruptive use from a residential area. 
Looking at criteria A to E of Part B of Policy DM40 it is clear a redevelopment of this site for commercial purposes would primarily fail part C because of the tight relationship to neighbouring developments regardless of use proposed. The site at present is only suitable for manufacturing or outside storage neither of which are palatable for the locality. 
The age and condition of the buildings/structures on site are obvious from the site photos submitted meaning that future adoption is simply not possible. Outside storage is therefore likely in an uncontrolled and ad hoc fashion. 
It is accepted that 3 years marketing has not been undertaken, however it is asked that pragmatic approach is adopted in this instance. While a marketing campaign could be undertaken it is entirely predictable to only highlight the interest from the residential sector. There is obviously the risk that the site could be sold for a commercial use which being unrestricted in terms of operation would likely result in a new detrimental relationship being introduced. It is considered therefore that nothing is to be gained from marketing the site in this instance.  The site has been the subject of vandalism in the recent past and put simply the sooner the site is secured and occupied by an alternative use the better. 
For all these reasons, it is considered that this opportunity for a residential development should be grasped as it would introduce an acceptable neighbouring use onto the site rather than risk a continuation of a highly inappropriate use. 

It is accepted that there remains a net loss of employment floor space however given the constrained nature of the site, this is unavoidable. The local plan policy position of employment use protection is noted; and while it is requested that the Council take a pragmatic approach to this site, and weigh the provision of 5 high quality flats in combination with the removal of am inappropriate commercial use in a residential area into the planning balance, the applicant would if considered necessary accepted a financial contribution being made in lieu of the net loss of floorspace. as set out in the Council’s Planning Obligations. 
Regarding payment in lieu calculations the following comments are made:

In calculating payments the Council use the employment densities identified in the HCA Employment Densities Guide. The cost of a job has been calculated as the equivalent of the cost of supporting a trainee for one year, in order to provide an opportunity to secure long term employment, which is £10,000. 
Based on the HCA calculations, they estimate 1 employee per 70m3. As the existing block plan demonstrates the only storage building on site measured approximately 50sqm. Therefore, the maximum the applicant should be liable for is £10,000. However, given the exceptional circumstances it is considered that such a payment should be waived in this instance as the site reached its natural end of life, and its loss has resulted in no loss of employment because the previous builder operated from other sites and this site was just surplus to requirements. 
Layout 
Following pre-application advice we have locate the building close to the centre of the site so as to give as much space as possible between the building and neighbouring boundaries and neighbour properties as possible. 

The building would introduce an active communal frontage as directed during the pre-app. The buildings siting within the plot minimises impact on amenity and windows on neighbouring properties. 
The building would be located so as to illuminate intrusive views from all neighbouring properties but is in a location that would still ensure that the street trees to the south remaining unharmed recognising that they are on 3rd party land. 
The orientation of the units allows for areas of private amenity to be provided for each flat creating attractive private spaces. The areas of amenity avoid any impact on surrounding residential properties. 

The proposed building would be subordinate in scale to adjacent residential buildings thus recognising its backland setting. 
The use of basement accommodation is supported by a Basement Impact Assessment. Based on information submitted the proposed basement construction will not have a detrimental effect on groundwater flows or on groundwater level upstream of the development.
The new foundations will bypass any potential desiccated soils encountered. Consideration will be given in the foundation design to protecting against the effects of continued growth of existing trees along the site boundary.

The development as a whole will have an impact on surface water flows across the site and SuDS measures will be incorporated into the detailed drainage design to reduce surface water runoff to greenfield runoff rates. There is adequate distance between the proposed basement and any nearby basements, either approved or existing, to allow any groundwater flows to pass freely between them. The impact of the cumulative development of basements is such that the proposed basement development is not expected to adversely impact on groundwater flows or ground water levels.
Size and Scale 
The residential development surrounding the site is typically 2 storey in nature albeit in a more traditional form. Taking this into consideration the proposed building would not compete with buildings for attention being in a back land location and subservient in both size and scale. While the building is more contemporary in design, this is not considered to be an issue as the area is robust enough to accommodate different forms of design. The area is not a Conservation Area nor are any of the sounding buildings listed. The bulk of the building would be lower in height than neighbouring properties, achieved through a flat roof design, an important characteristic if built mass is to be minimised to the benefit of neighbours. During the pre-application meeting it was expressed that the Council wanted to see an exciting modern building and that design thinking was likely to be modern given the site constraints. 
The internal open plan living would provide excellent accommodation which would feel both light and airy, without the need for windows in areas which would impact upon neighbouring amenities. All windows and massing is located in such a position as to avoid unacceptable impacts. 
The Council’s comments regarding dwellings vs flats is noted, therefore the proposed flats respond to the council’s aspirations. 
Design 
As explained it he Design and Access Statement the new apartments are arranged in a linear form following the Belmont Avenue terrace orientated north west/south east with a projecting circulation core angled to following the Belmont Avenue terrace orientated north/south. This arrangement defines a landscaped entrance courtyard accessed from the junction between the two terraces on Belmont Avenue and creates a primary frontage to Ivatt Way, effectively resolving the uncomfortable gap where the two lines of terraces meet. This directly follows pre-application request that the entrance area be communal and an attractive entrance point for future occupiers and visitors. 
The building is recessed into the ground by half a level to lower the height of the building and make the parapet at first floor commensurate with the eaves levels of the existing terraces. This helping to reduce impacts but also ensuring that internal space is high quality. 
Four L shaped apartments are housed over the ground and lower floors (two per floor), allowing a triple aspect to each of the apartments and to follow the rhythm of projections and recesses established by the rear of the existing terraces. This design allows the building to provide high quality internal space a key element the Council wanted to achieve in the pre-app. 

At first floor, the fifth apartment is set back from the parapet and is rotated to contrast with the lower two floors, create private terraces and provide a playful element informed by the existing geometry of the existing Belmont Avenue terraces. This also reduces the massing of the building and impact on the neighbouring buildings.

Architecturally, the massing is further articulated with balconies, chamfered corners and two storey canted bays fronting Ivatt Way, which are a subtle nod to the rear garden bay elevations of Belmont Avenue. But importantly all flats benefit for a highway quality area of external amenity area, which further complements the internal space. 
During the pre-application meeting it was expressed that a future building should think outside the box and be exciting in terms of design. This site is constrained and the design team have worked hard to meet the expectation of exciting design. It was accepted by all parties that a standalone building was acceptable, meaning traditional forms need not be followed. This proposal meets policy and council aspiration. 

Amenities 
The building has been located to ensure that there are no window-to-window conflicts created between the building those existing houses abutting the site. 

The building would be set off sensitive site boundaries to ensure that there is no dominant impact created either upon neighbouring dwellings or sensitive open spaces. While some neighbours will be able to see new built form, the built form visible will be set a significant distance from neighbouring properties and would in no way prove to be prominent or intrusive. Neighbour and new occupant amenities are respected and would be of a high quality. 

The building would back onto the turning head of the adjacent road to ensure no domination of residential gardens would result. 

Internally, the flats and window locations have been designed to reduce overheating whilst maximise internal daylight levels thus providing excellent internal accommodation standards.  

Right of Light Consulting has been commissioned to undertake a daylight and sunlight assessment in connection with the development and have looked at both the building but also its impacts upon neighbours. 

The assessments are based on the numerical tests laid down in the Building Research Establishment (BRE) guide ‘Site Layout Planning for Daylight and Sunlight: a good practice guide, 3rd Edition’ by P J Littlefair 2022.

With regards to the building applied for, the results demonstrate that the proposed development design achieves a very high level of compliance with the BRE recommendations. Whilst a small number of rooms and the outdoor amenity areas do not meet the recommendations, the results are not unusual in the context of an urban location. The proposed design will provide the development’s future occupiers with high levels of natural light. The proposed development would be consistent with the NPPF, which requires developments to provide acceptable living standards whilst making efficient use of land.
Looking at neighbouring properties the results demonstrate that the proposed development will have a low impact on the light receivable by its neighbouring properties. Taking into account the overall high level of compliance with the BRE recommendations, and the mitigating factors set out in section 4 of the consultant report, the proposed development is acceptable in terms of daylight and sunlight. 
The advice received during pre-app has therefore been satisfied. 
Parking
It is recognised that the movement of vehicles within this site as the potential to cause disturbance to neighbours given their close proximity, and while it is possible to provide parking provision, there is a case for a car free development on this site, a fact that at pre-app the Council were sympathetic to. 
A manual PTAL calculation has been provided as suggested during the pre-application meeting. The area is well served by alternative modes of transport and upon review the site is within PTAL 4. Therefore there are realistic alternatives for future occupiers other than the private car. 

DM32 supports car free in principle on sites of PTAL 4 or higher. In accordance with advice received a Parking Stress Survey has been undertaken to support the car free proposal. 

The study has shown that the there is ample ‘spare’ parking capacity within the immediate

vicinity of the proposal site. Therefore, motorists associated with the proposed development

will be able to park safely on-street if need be. They will not cause any consequent risk of

hazard, or inconvenience to road users or residents alike. There were at least 66 spare unrestricted parking spaces within the study area, maximum parking stress was calculated as being 67%. A car free development is therefore absolutely appropriate. 
Cycle storage and Refuse Storage is shown on the plans. Refuse collections will be able to take place from the street. Cycle parking can be provided easily on site in safe and secure storage areas. 

Given site constraints, the applicant has submitted a Construction Management Plan following advice received during the pre-application meeting. 
Energy 
The proposed building has been designed to achieve the highest of environmental performance standards following the Energy Hierarchy as set down by the London Plan and the London Borough of Haringey’s local plan policies. 

A supporting Energy Report has been submitted that takes on board the latest GLA guidance on writing energy statements (April 2020) as well as taking into account matters raised with the adopted London Plan. 

A ‘Lean, Clean, Green’ approach has been adopted and the development achieves an overall improvement (DER/TER) in regulated emissions at over 81.64% above Part L 2013 standard, through the adoption of high standards of insulation, heat pump driven heating and hot water systems to the flats and a roof mounted PV array.
Trees
A detailed Arboricultural Report has been prepared in support of this application. The purpose of this report is to provide a consideration of the arboricultural implications of the construction of a block of five apartments with associated hard and soft landscaping and ancillary structures for bin and cycle storage.

Trees considered to be within the influencing distance of the development have been assessed in accordance with BS5837:2012. All trees on and near the site that could potentially be affected by the development were considered. It is confirmed that there are no trees within the boundaries of the proposed development site. The scheme will require no tree removals to facilitate this development.

The trees in neighbouring gardens will be retained trees and protected in accordance with BS 5837:2012 specifications throughout the development. The development proposal includes landscaping with replacement tree and shrub plantings to improve the biodiversity and provide future canopy cover.
Conclusion

It is clear that this development achieves all policy requirement and aspirations of a high quality flatted development on this site. The development removes an unneighbourly commercial site thus improving the amenity of residents in the local area. During pre-application advice was received that has been followed and this statement has set out the measures undertaken to ensure that the advice was fully taken on board. This scheme meets all local planning policy and full suite of supporting statements has been provided to ensure that technical elements have been considered, met and explained. 
It is requested that the Council fully support this scheme, which is readily deliverable and will contribute to the council’s housing land supply in the short term. 

Yours Sincerely
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Andrew MacDougall

AJM Planning
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