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Robbie Erbmann - Assistant Director - Housing 

Date: 8th September 2023
          Your ref:				
Our ref: CF1/S73a/HGY/2017/0320
London Borough of Haringey
Planning Department
Development Management
Alexandra House
10 Station Road, Wood Green
N22 7TR

Dear Sir/Madam,
Section 73 Application for Minor Material Amendments to Planning Permission Ref: HGY/2017/0320
Land at the Chocolate Factory and Parma House, 5 Clarendon Road, N22 - Section 73 Application to amend planning condition 2 of Planning Permission Reference HGY/2017/3020.

Please find enclosed an application under Section S.73 of the Town and Country Planning Act 1990 for a minor material amendment to planning permission ref: HGY/2017/3020.
The purpose of this application is to amend the seven market residential units located in Block E2 to affordable housing and to confirm all affordable housing units (the 73 units contained in the S106 attached to planning application ref: HGY/2017/0302 and the seven market residential units subject to this application, therefore 80 in total), will be offered to eligible households at London Affordable Rent or Social Rented.
The amendments proposed by this application will increase the total number of affordable homes available at the development allowing the Council to offer homes to qualifying households at London Affordable Rent and/or Social Rent; thereby meeting an identified local housing need.
Given all the proposed affordable housing will be located in Block E2 (this is detailed below and shown in the accompanying drawings to this application), the tenure of the remaining residential units (found in Blocks B, D and E1) will be unamended. 

Background 

Full planning permission for the development of the Land at the Chocolate Factory and Parma House was granted on 15th February 2019 for demolition and mixed-use development including 230 Class C3 residential units. 
Planning permission ref: HGY/2017/3020 approved the following development:
“Partial demolition, change of use and extension of the Chocolate Factory buildings. Demolition of the remaining buildings and redevelopment to create four new build blocks ranging in height from three up to 18 storeys. Mixed use development comprising 10,657sq.m (GIA) of commercial floorspace (flexible Use Classes A1, A3, B1, D1 and D2), 230 Class C3 residential units together with associated residential and commercial car parking, public realm works and access.”
The S106 agreement attached to the permission, contained an obligation for the provision of no less than 73 homes (202 by habitable rooms) to be made available to eligible households as Social Rented Housing. The Affordable Housing Plans, as contained in the S106, allocated all the affordable homes within Block E, specifically Block E2 (the element of the scheme which is owned by the Council). It is to be noted Blocks E1 and E2 comprise the entirety of Block E.
A summary of the Class C3 residential units (by unit type) and the affordable housing element - both as consented and proposed (the latter highlighted in yellow) - is given in Table 1 below. 
Table 1: Summary of C3 residential units (by unit type) as contained in the planning permission (HGY/2017/3020) detailing the affordable housing as per the planning permission and (highlighted in yellow) the affordable housing as proposed by this application.

	Unit Type of C3 residential unit
	Total number of residential units consented (HGY/2017/3020)
	Affordable Housing units as contained in S106 attached to (HGY/2017/3020)
	Proposed Affordable Housing units as contained in this application

	Studio 
	29
	-
	-

	1B  
	98
	38
	38

	2B 
	72
	16
	22

	3B 
	29
	17
	18

	4B
	2
	2
	2

	Totals
	230
	73
	80




Relevant Planning History 

In September 2021, a non-material amendment to the planning permission (HGY/2017/3020) was approved by the Local Planning Authority - planning reference HGY/2021/0624. The decision notice issued by the Council included the following description:

“Location: Land at the Chocolate Factory and Parma House, 5 Clarendon Road Off Coburg Road N22
6XJ.

Proposal: Non-Material amendment to planning permission (HGY/2017/3020) to amend the description of development to partial demolition, change of use and extension of the Chocolate Factory buildings.

Demolition of the remaining buildings and redevelopment to create four new build blocks comprising commercial floorspace (flexible Use Classes A1, A3, B1, D1 and D2), residential dwellings (Class C3) together with associated residential and commercial car parking, public realm works and access. Amendments to conditions to enable phased submission and approval of details, and control of the approved scheme on a phased basis. Changes proposed to Conditions 2 (Approved drawings and supporting documents), 3 (Minimum B1 Business floorspace) 6 (Materials to be approved), 8 (Electric charging facilities), 9 (Delivery and Servicing Plan and Waste Management Plan), 11 (External Lighting), 12 (Crossrail 2 operations protection), 16 (Sustainable drainage details), 17 (Drainage Management Maintenance Schedule), 19 (Contaminated land 1), 20 (Contaminated land 2), 22 (Non road mobile machinery), 25 (Secured by Design certification), 27 (Residential amenity noise levels), 28 (Sound Insulation - residential), 29 (Sound Insulation - commercial), 31 (Heating and hot water system), 32 (Construction standard of energy network), 33 (BREEAM), 34 (Overheating), 36 (Wheelchair unit provision), 37 (Central satellite dish), 38 (Broadband), 41 (Residential Design Standards) and 42 (Residential Access)”

The reason for the application was clearly set out by the applicant’s agent (Barton Wilmore) as follows:
“Both Workspace and LB Haringey are freehold owners of the site and intend to implement the planning permission for their respective land parcels as follows:
 • Workspace: Chocolate Factory refurbishment and extension (Block A), Block F, Block B and part of Block E. 
• LB Haringey: Block D2 and part of Block E.
This has resulted in the need to make minor non-material changes to the approved drawings. These relate to minor changes to Block E to address the fact that the freehold ownership line dissects the approved Block E. The block will be delivered between the landholdings therefore the changes relate to ensuring a logical separation and enabling both parts of the block to be constructed and operated separately. Moreover, other minor changes to drawings to facilitate the independent operation of the remaining blocks. In addition to the above, changes are proposed to some condition triggers to facilitate the phased submission and approval of conditional details and the phased implementation of the approved scheme.” 
It is to be noted the part of Block E to be implemented by Workspace is referred to in this application as E1 and the part of Block E2 to be implemented by the Council is referred to in this application as E2.

Proposed Amendments

As stated previously, the purpose of this application is to: 

(i) Amend the seven market residential units located in Block E2 to affordable housing (the 73 units contained in the S106 attached to planning application HGY/2017/0302 and the seven market residential units subject to this application, therefore 80 in total), and 

(ii) To confirm all affordable housing units (80 in total), will be offered to eligible households at London Affordable Rent or Social Rented.
 
The Council is seeking to amend Condition 2 of planning permission ref: HGY/2017/3020 specifically, the inclusion of additional drawings showing the location of the affordable housing on plans, along with revised accommodation schedules: “Accommodation and Areas Schedule Block E2 Residential Affordable Housing Rev B (14.08.23)” and “Accommodation and Areas Schedule Residential Summary Rev N (14.08.23)”. These schedules are to replace “Accommodation and Areas Schedule Block E2 Residential Rev A (01.03.21)” and “Accommodation and Areas Schedule Residential Summary Rev M (01.03.21)” which were both approved under application HGY/2021/0624. The additional documents to be included in Condition 2 of permission ref: HGY/2017/3020 are included in table 2 below. 

Together with the new plans showing the location of the additional affordable housing and flexible tenure or social rent and London Affordable rent, a deed of variation will also be needed to amend the approved s106 legal agreement associated with the scheme to include the proposed amendments.

Table 2 - Additional drawings to be included in Condition 2 of (HGY/2017/3020)

	Title 
	Drawing Number / Schedule Title
	Date 

	Proposed Plans Block E2-D Ground Floor

	CFE-DAR-XX-XX-DR-0010 Rev P1
	July 2023

	Proposed Plans Block E2-D First Floor

	CFE-DAR-XX-XX-DR-0011 Rev P1
	July 2023

	Proposed Plans Block E2-D Second Floor

	CFE-DAR-XX-XX-DR-0012 Rev P1
	July 2023

	Proposed Plans Block E2-D Third Floor

	CFE-DAR-XX-XX-DR-0013 Rev P1
	July 2023

	Proposed Plans Block E2-D Fourth Floor

	CFE-DAR-XX-XX-DR-0014 Rev P1
	July 2023

	Proposed Plans Block E2-D Fifth Floor

	CFE-DAR-XX-XX-DR-0015 Rev P1
	July 2023

	Proposed Plans Block E2-D Sixth Floor

	CFE-DAR-XX-XX-DR-0016 Rev P1
	July 2023

	Accommodation and Areas Schedule Block E2 Residential Affordable Housing
Rev B

	Aug 2023

	Accommodation and Areas Schedule Residential Summary Rev N

	Aug 2023



All of the proposed affordable housing will be located in Block E2 (as illustrated in the above documents), the tenure of the remaining residential units (found in Blocks B, D and E1) will be unamended. 

A summary of the proposed changes is set out in table 3 and table 4 below. Table 3 details the affordable housing and housing tenures as approved under planning permission ref: HGY/2017/3020 and table 4 details the affordable housing and housing tenures as proposed by this application.

Table 3: Summary of C3 residential units (by block) detailing the affordable housing as per planning permission ref: HGY/2017/3020. 

	Block 
	Studio
	1B
	2B
	3B
	4B
	TOTAL

	B (market residential units)
	4
	30
	30
	-
	-
	64

	D (market residential units)
	25
	26
	3
	3
	-
	57

	Block E (comprising E1 and E2 only)
	Split out below
	

	  E1 (market residential units)
	-
	4
	17
	8
	-
	29

	  E2 (market residential units)
	-
	-
	6
	1
	-
	7

	  E2 (affordable housing units)
	-
	38
	16
	17
	2
	73

	TOTAL 
	29
	98
	72
	29
	2
	230

	Market residential as a percentage of the total number of C3 residential units
	68%

	Affordable housing as a percentage of the total number of C3 residential units
	32%



Table 4: Summary of C3 residential units (by block) detailing the affordable housing as proposed by this planning application. 

	Block 
	Studio
	1B
	2B
	3B
	4B
	TOTAL

	B (market residential units)
	4
	30
	30
	-
	-
	64

	D (market residential units)
	25
	26
	3
	3
	-
	57

	Block E (comprising E1 and E2 only)
	Split out below
	

	  E1 (market residential units)
	-
	4
	17
	8
	-
	29

	  E2 (market residential units)
	-
	-
	-
	-
	-
	-

	  E2 (affordable housing units)
	-
	38
	22
	18
	2
	80

	TOTAL 
	29
	98
	72
	29
	2
	230

	Market residential as a percentage of the total number of C3 residential units
	65%

	Affordable housing as a percentage of the total number of C3 residential units
	35%



Furthermore, the increase in affordable housing will result in an 40% provision (up from 35%) of affordable housing on a habitable room basis. This is demonstrated in table 5 and table 6 below.

Table 5: Summary of C3 residential units (by block) expressing affordable housing provision, as approved under planning application ref: HGY/2017/3020, on a habitable room basis.

	Block 
	Market residential units (Hab Rooms)
	Affordable Housing (Hab Rooms)
	TOTAL

	B
	154
	-
	154

	D
	98
	-
	98

	Block E (comprising E1 and E2 only)
	Split out below
	

	  E1
	91
	-
	91

	  E2
	22
	202
	224

	TOTAL
	365 (65%)
	202 (35%)
	567 (100%)



Table 6: Summary of C3 residential units (by block) expressing affordable housing provision, as proposed by this application, on a habitable room basis.

	Block 
	Market residential units (Hab Rooms)
	Affordable Housing (Hab Rooms)
	TOTAL

	B
	154
	-
	154

	D
	98
	-
	98

	Block E (comprising E1 and E2 only)
	Split out below
	

	  E1
	91
	-
	91

	  E2
	-
	224
	224

	TOTAL
	343 (60%)
	224 (40%)
	567 (100%)



The proposed increase in the provision of affordable housing will help Haringey Council in its programme to deliver 3,000 new council homes by 2031. This is an important corporate priority, given that, like many other local authorities, Haringey is facing an acute demand for housing with more than 12,500 households registered on the Council’s housing waiting list. Many of these families are living in overcrowded conditions and the Council is keen to ensure as many affordable homes, built as part of its housing building programme, are made available to households in housing need. 

The proposed additional affordable housing units will better align the scheme with Haringey Council’s Housing Strategy 2017 - 2022. Table 7 sets out the percentage of the approved and proposed affordable housing mix against the Council’s Target mix. 

Table 7: Comparison of dwelling mix for affordable housing 
	 Dwelling Mix % for Affordable Housing


	
	Council Target (Housing Strategy)
	Approved mix of affordable housing (HGY/2017/3020)
	Proposed mix of affordable housing

	1B
	11 %
	52%
	48%

	2B
	45 %
	22%
	27%

	3B 
	33 %
	23%
	23%

	4B
	11 %
	3%
	2%


                                           
Haringey 2021 Census data shows that 3,822 Council tenant households have spare bedrooms with 1,450 of those households headed by a tenant aged over 65.  A Lettings and Housing Management Plan to cover one and two-bedroom homes will be developed to address this, targeting older tenants with spare bedrooms to encourage them to move to new high-quality new homes at the right size. This would free up existing larger homes for letting to meet the needs of some of the 3,642 Council tenant households shown by the Census to be living in overcrowded homes. 
This application also seeks to address the additional children’s play space requirements resulting from the change of the seven market residential unit homes to affordable housing - via a financial contribution to local play facilities. This is detailed further in the section below. 
This application proposes no other amendments to the scheme as permitted and does not anticipate any additional local impact.
Play Space Requirements

The original planning permission ref: HGY/2017/3020 contained a total of 872m2 of child play space provision in response to an assessed child yield of 75 resulting (based on GLA policy) in child play space need of 750m2.  Tables 8 and 9 contain further details.

Table 8: Summary of child yield and need as contained in planning application ref: HGY/2017/3020
	Child Yield
	Child Play Space Need

	Under 5
	41
	410m2

	5 to 11
	21
	210m2

	12+
	13
	130m2

	TOTALS 
	75
	750m2



Table 9: Summary of play space provision as contained in planning permission ref: HGY/2017/3020
	[bookmark: _Hlk140595516]Child Play Space Provision 

	Block D 
	233m2

	Block E1
	369m2

	Block E2 Courtyard
	270m2

	
	872m2



The proposed play space provision, as summarised above, was primarily aimed at children up to 11 years old with the needs of 12+ year olds to be met within the surrounding parks and open spaces within walking distance from the development including Wood Green Common, Alexandra Park and Ducketts Common. The new play area (located off Mary Neuner Road) and recently provided by the St. William scheme (HGY/2017/3117) can be added as local play area provision. 
As part of this application, an assessment of play space need has been undertaken. Given the proposed additional 7 affordable homes, the child yield calculation has been updated based on the following: 150 market residential units and 80 affordable units (as set out in table 3 above). This has resulted in a revised play space need of 988m2. Further detail is contained in table 10 below with a comparison of the child yield as contained in the planning permission ref: HGY/2017/0302.
Table 10: Summary of child yield as proposed by this application (highlighted in yellow) and contained in planning permission ref: HGY/2017/0302:
	[bookmark: _Hlk141105510]Planning permission (HGY/2017/0302)
	This application

	Child Yield
	Child Play Space Need
	Child Yield
	Child Play Space Need

	Under 5
	41
	410m2
	Under 5 
	45.1
	451m2

	5 to 11
	21
	210m2
	5 to 11
	33.2
	332m2

	12+
	13
	130m2
	12+
	20.5
	205m2

	TOTALS 
	75
	750m2
	
	98.8
	988m2



Given the proposed changes in tenure type of C3 residential units (as set out in this application) and the fact Council residents, within E2, will only access the E2 Courtyard play space, a further analysis has been undertaken to assess the child yield/play space need arising from Block E2 only. This is shown below in table 11.
Table 11: Analysis of Child yield/play space need for Block E2 arising from the changes proposed by this application:
	 This application 

	Child Yield
	Child Play Space Need

	Under 5
	26.7
	267m2

	5 to 11
	21.4
	214m2

	12+
	16.8
	168m2

	TOTALS 
	64.9
	649m2



From tables 10 and 11, it can be seen this application results in an under provision of play space. This shortfall in play space provision can be met through a financial contribution towards new play space and sport facilities in the local area. For example, Haringey Council are planning to add sporting facilities (multi use games area and ping pong tables) and new play equipment to Wood Green Common / Barrett Gardens (within 5mins walk from the development). These facilities are due to be completed within 2024.   
Environmental Impact Assessment
As part of the original planning application, an Environmental Statement (ES) was submitted on behalf of the applicant to address the Environmental Impact Assessment (EIA) regulations, as the site covered in excess of 1ha in size, (1.36ha). A request was made for an EIA scoping opinion to the council on the 29th October 2015 and in March 2016 a position was adopted by the council, setting out the scope required for the ES. The subsequently submitted ES as part of the planning application was considered to have sufficiently covered all necessary matters relating to Environmental Impacts.
As the amendments proposed as part of this application are considered very minor in relation to the scale of the approved development, it is not considered that a further or updated ES would be required in this instance.
Policy Context

Housing
The increase in the quantum of affordable housing (by 7 units) and the flexibility of tenure (London Affordable Rent and/or Social Rent) will support the delivery of the Housing Priority in the new Borough Plan, which sets out in its first outcome that “We will work together to deliver the new homes Haringey needs, especially new affordable homes.” Furthermore, the Corporate Delivery Plan sets the aim to “Ensure that new developments provide affordable homes with the right mix of tenures to meet the wide range of needs across the borough.” 
The amendments sought by this application will help support the council in its an ambitious programme to deliver 3,000 new council homes by 2031. This is a key corporate priority given that, like many other local authorities, Haringey is facing an acute demand for housing with more than 12,500 households on our housing waiting list.
Moreover, the London Plan 2021 emphasises the importance of delivering genuinely affordable housing, The Mayor’s preferred affordable housing tenures as set out in the London Plan include homes based on social rent levels, including London Affordable Rent.
[bookmark: _Hlk142923359]It is considered that the proposed provision of affordable rented homes across this scheme at social rent and/or London Affordable rent levels and will make a significant contribution to meeting an identified local need and is fully compliant with national, regional, and local planning policy and guidance in this respect.

Planning
The site is located within site allocation SA19: Wood Green Cultural Quarter (South) as contained in the Council’s Site Allocations DPD dated July 2017. This allocation has been identified to provide significant residential and employment development. The Council’s housing target, as set by the London Plan, is 1,592 dwellings per annum. London Plan Policy H1 states that boroughs should optimise the potential for housing delivery on all suitable and available brownfield sites, including through the redevelopment of surplus public sector sites. Policy DM10 of the Development Management DPD seeks to increase housing supply and seeks to optimise housing capacity on individual sites.
[bookmark: _Hlk113964378]The site is also included in the draft allocation WG SA16: COBURG ROAD NORTH contained in the emerging Wood Green Area Action Plan. 
The London Plan 2021 emphasises the importance of delivering genuinely affordable housing. Within the broad definition of affordable housing, the Mayor’s preferred affordable housing tenures as set out in the London Plan include homes based on social rent levels, including Social Rent and London Affordable Rent.
The NPPF 2021 states that where it is identified that affordable housing is needed, planning policies should expect this to be provided on site in the first instance. The London Plan also states that boroughs may wish to prioritise meeting the most urgent needs earlier in the Plan period, which may mean prioritising low-cost rented units. Policy DM13 of the DM DPD states that developments with capacity to accommodate more than ten dwellings should provide affordable housing and highlights a preference for social and affordable rented accommodation.
As highlighted above, this proposal forms part of the Council’s Housing Delivery Programme which seeks to increase Council owned, council rent homes in the borough through the delivery of 3,000 new council homes by 2031. It aims to address the Council’s housing waiting list through the provision of a wide range of housing typologies and to address issues relating to the over and under occupation of the existing housing stock to ensure the effective use of public assets and funding. 
Policy S4 of the London Plan seeks to ensure that all children and young people have safe access to good quality play and informal recreation space, which is not segregated by tenure. At least 10 sqm per child should be provided to all qualifying developments.
The increase in the number of affordable homes will impact on the quantum of play space provision required by planning policy. The revised play space for children up to the aged 11 will be met by the play space provision permitted under application ref: HGY/2017/3020 and the overall shortfall of play space (ages 12+) can be met through a financial contribution towards the improvements planned for Wood Green Common and other local parks. 
It is considered that the proposed added provision of affordable rented homes across this scheme at London Affordable Rent and/or Social Rent will make a contribution in addressing identified local housing need and is compliant with national, regional and local planning policy and guidance in this respect.

Conclusion
The amendments to the scheme, as proposed under this Section 73 application, seeks to change the quantum of affordable housing provided by the development (from 73 units to 80 units and from 35% to 40% on habitable room basis). The flexibility of tenure sought for the affordable homes (London Affordable Rent and/or Social Rent) will allow the Council to set differing rental levels should it ever be required. 
Given the resulting impact on play space need, this applicant is willing to agree a financial contribution which will support the delivery of new sports and play facilities in the local area (Wood Green Common/Barrett Gardens).
Finally, the revised tenure complies with the objectives and requirements of the Development plan and is acceptable with regards to all other material planning considerations. 
We respectfully submit that planning permission should be granted for this Section 73 application.

Yours sincerely,
p.p. 
			
Jon Southern
Placemaking & Housing, Haringey Council
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