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Pre-Application Planning Advice Note

[bookmark: _GoBack]Ref: PRE/2019/0040

Thank you for attending the recent Pre-Application Planning advice meeting with Haringey Council to discuss your proposal.  We hope you found the meeting useful. The points discussed at the meeting are outlined below, along with feedback from the Planning Service about aspects that were good, could be improved, or are unlikely to obtain planning permission as currently proposed.  We hope this summary will provide you with useful guidance about the steps you will need to take before submitting and application for planning permission.

If you have any questions about the feedback we have provided, please contact the named officer who will be able to clarify the advice.  If you require further advice, our website can provide you with some information about the things we take into consideration when determining a planning application, or you can book a second pre-application advice meeting.

Site Address: 16-17 Harcourt House, Haringey Park, N8 9JB.

Proposal: See Pre-Application Briefing and Feasibility Study.

Submitted Documents: Pre-Application Briefing Document, dated February 2019; Feasability Study, Rev.A, dated February 2019.

Meeting Date: 25/03/2019.

Attendees:  Conor Guilfoyle (Planning Officer), Elisabetta Tonazzi (Conservation Officer).









Principle of the development/ planning policy context

The principle of additional housing is supported at national, regional, and local plan level. 

In terms of the form of any development, policies DM1, DM2, and DM12 of the Haringey Development Management DPD (2017) are key design-led policies, which require high quality, accessible residential developments which respect the character and amenity considerations of their surrounding context. Local Plan (2017) Policies SP11 and London Plan (2016) Policies 7.4 and 7.6 are consistent with this approach. The London Plan sets includes relevant minimum space standards and is supplemented by its Housing Supplementary Planning Guidance (SPG), 2016.

In a conservation area such as this, the Council must comply with the statutory requirement to ensure that proposals preserve or enhance the conservation area. Specific planning policies for conservation areas are consistent with this statutory requirement. The Government has set out its planning policies for the historic environment and our heritage assets in the NPPF.  

London Plan (2016) Policy 7.8 requires that development affecting heritage assets and their settings to conserve their significance by being sympathetic to their form, scale and architectural detail. Haringey Local Plan Policy SP12 requires the conservation of the historic significance of Haringey’s heritage assets.  Policy DM9 of the DPD (2017) states that proposals for alterations and extensions to existing buildings in Conservation Areas should complement the architectural style, scale, proportions, materials and details of the host building and should not appear overbearing or intrusive.

Site context, relevant planning history, and assessment of works

The application site comprises a four-storey building fronting Haringey Park. It is located in Crouch End Conservation Area and contains eight flats. A central undercroft leads from Haringey Park to the rear of the site where residential flats are accommodated within a separate building, Primezone Mews. The northern side of the rear elevation features a two-storey projection with a second floor terrace.  

The building is bounded on either side by No. 15 to the west/south-west and No. 18 to the east/north-east. Nos 13 to 15 are locally listed buildings of a smaller scale and asymmetrical design. Their roofs are pitched, with pitched gables fronting the street. Similar roof designs feature at No.18 and more widely. The surrounding area and this part of the Conservation Area is characterised by a wide variety of building designs and architectural styles.

The application property originally had a pitched roof and gable ends, which were infilled and replaced with a continuous additional storey above. This considerably altered its original form, architectural design and overall appearance. The 2010 Crouch End Conservation Area Character Appraisal (para 6.8) details the works carried out, noting the result is a “utilitarian white painted rendered three storey block of flats with a Parapet. Whilst originally of Victorian origin, the architectural interest of this building has been diminished by the replacement of gable ends and pitched roof with a continuous additional floor the removal of ornamentation and new windows. Harcourt House and Primezone Mews have a neutral effect on this part of the conservation area.” As a result of the nature and extent of changes undertaken which have fundamentally altered the appearance of the building, it has been identified as a ‘detractor’ from the character and appearance of the Conservation Area in the Character Appraisal.

Officers appreciate the case put forward of re-introducing a pitched roof slope in an attempt to reflect the design of the original roof form of the building and those adjacent and in so doing finance its maintenance. However, the proposal seeks to do so without remedying the harm already carried out to the building by way of the previous roof extension which increased the volume and scale of the building and removed its architectural features and detailing. 

This approach is not considered acceptable from a conservation perspective as it does not respect the scale, design and setting of the building and would neither preserve nor enhance the Conservation Area. The additional volume would therefore fail to satisfy the current planning policy framework. 

The latest NPPF guidance was published February 2019. It states that any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification. The level of harm that would arise is considered ‘less than substantial’. In such instances, the NPPF states that this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use. It is not considered that improving the condition of the building for existing residents would provide the necessary public benefit to outweigh the harm and therefore insufficient justification has been provided in accordance with the NPPF.

In the meeting, it was queried as to whether measures could be incorporated to reduce the above harm including contextual improvements - brickwork and landscaping etc. These however would not outweigh the fundamental harm to the building and Conservation Area.

The Council’s Conservation Officer advises that short of re-instating/exposing the original architectural features of the building, the only other option which could be supported would be a high quality re-build. 

Impact on the amenity of neighbouring and future occupiers

The London Plan (2016) Policy 7.6 Architecture states that development must not cause unacceptable harm to the amenity of surrounding land and buildings. DM Policy (2017) DM1 ‘Delivering High Quality Design’ states that development proposals must ensure a high standard of privacy and amenity for the development’s users and neighbours. 

Given the distance of the building to neighbouring properties, notably Primezone Mews to the rear, it is not considered that the proposed extension would adversely affect residential amenity. The additional floor would of course increase the scale of the building, but it would not appear overbearing nor excessively overshadow neighbours. Furthermore, the proposed arrangement of windows and balconies would not materially impact current levels of privacy. The proposal would therefore satisfy Policies DM1 of the DPD and 7.6 of the London Plan (2016) which are relevant in this regard.

Standard of accommodation

Policy DM12 of the DPD states that all new housing must be of a high quality. Policy 3.5 of the London Plan (2016) states that housing developments must be of a high-quality internally and externally. This policy also includes Table 3.3 which sets out space standards for dwellings. The government’s 2015 ‘Technical housing standards – nationally described space standard’ (NDSS) is also relevant.

The gross internal area and bedroom sizes of the flats would exceed the relevant standards. The NDSS requires a minimum floor to ceiling height of 2.3m for at least 75% of the gross internal area of the flats. It has not been possible to measure this on the submitted drawings, but this would need to be adhered to as a minimum, with the London Plan (2016) strongly encouraging a height of 2.5m. 

Parking and highway safety

Policy DM32 of the DPD is relevant. It does not support car-free development unless the site has a public transport accessibility level (PTAL) of 4 or above and is located within a controlled parking zone (CPZ). The PTAL value of the site is 2.

The 2011 census recorded average car ownership in the Crouch End ward at 0.75 vehicles per household. Two new units could therefore be predicted to generate a parking demand of 1 to 2 vehicles. Actual demands however are likely to be lower given the size of the proposed accommodation. A Parking Stress Survey (PSS) will be required with any formal application to examine and detail the existing on street parking conditions in the locality of the site.  This PSS will be required to enable a view to be reached as to the acceptability of car free development for this proposal.

Conclusion

The principle of additional housing is supported. However, the proposed alterations would not be acceptable as they would not improve the appearance of the building and fail to preserve or enhance the Conservation Area.  An appropriately designed and high-quality replacement building may be a better option to deliver a viable and policy compliant scheme. 

Other comments

The development would attract a Community Infrastructure Levy (CIL). More information can be found on the following link;
http://www.haringey.gov.uk/planning-and-building-control/planning/planning-applications/pre-application-guidance/community-infrastructure-levy-cil

Next steps

If you decide to proceed with applying for Planning Permission, the following information would be required when you submit your application:

1. The completed full planning application form (available on our website or from the Planning Portal) 
2. Location plan at a scale of 1:1250 with a red line around the site in question.
3. Site plan at a scale of 1:500 or 1:200 showing the direction of North, the proposed development in relation to the site boundaries and written dimensions.
4. Existing and proposed plans (elevations, floor plans, roof plans and section where appropriate).  All plans/elevations must have a scale bar and dimensions.
5. Design and Access Statement
6. Heritage Statement
7. Construction Logistics Plan/Method Statement
8. Fee.

The planning application process

Once you have submitted your planning application, it goes through a number of steps:

1. Validation/Checking
Applications are checked to make sure all required documents and fees are there, and checked for any potential issues which need addressed to ensure compliance with policy, if considered ‘valid’ and likely to be acceptable they are registered, applications are only checked when an officer is available so there can be a number of weeks before an application is validated and checked.
2. Registration 
The application is entered into the register of applications and customers are informed formally that their application is registered, their application reference number, their case officer and the deadline they can expect to hear back by.
3. Consultation (a minimum of 21 days following registration)
Details of the application will be provided to neighbours in line with our consultation policy and they will have the opportunity to comment on the proposed development.  Consultees are given a minimum of 21 days to comment on an application.
4. Decision (Usually as soon as the consultation has ended).
The planning service can deal with most minor applications under delegated powers and will issue a decision notice to stating whether the application has been approved or refused, and if there are any conditions that must be met.

Carrying out building works
Once you have planning permission, it is recommended that you obtain technical advice regarding building control matters.  Building Control services ensure that the works carried out by your appointed builders are done safely.  Building Control services can be found through your local council or an Approved Inspector service.

Haringey Building Control has extensive experience in working with clients on a wide range of projects.  Should you wish to discuss your project and how Haringey Building Control may best advise you regarding compliance with relevant building control regulations, please contact Building Control on 020 8489 5504 or by email on building.control@haringey.gov.uk

List of relevant contacts

Planning Officer: Conor Guilfoyle
Phone: 0208 489 5670

Building Control Officer: Bob McIver
Phone: 0208 489 5500

INFORMATIVE

Please be advised that this response is given at officer level and does not form a formal response or decision of the Council with regard to future planning application(s) or other formal approaches. The views expressed above are given in good faith, to the best of ability, and without prejudice to the formal consideration of any future planning application, which will be subject to formal consultation and ultimately decided on by the Council.
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