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EXECUTIVE SUMMARY

This Planning Statement has been prepared by DP9 Limited on behalf of Lendlease (High
Road West) Limited (Lendlease or the “Applicant”) in support of a hybrid planning
application for the site known as High Road West (“HRW” or the “Site”). The hybrid
planning application is formed of detailed proposals in respect of Plot A for which no
matters are reserved ("Detailed Proposals"), and outline proposals for the remainder of
the Site, with all matters reserved except for points of access ("Outline Proposals"). The
Detailed Proposals and Outline Proposals together are referred to as the “Proposed

Development”.

The Proposed Development comprises the comprehensive regeneration of High Road
West and will deliver new retail, office, leisure and community floorspace along with
residential dwellings, including 500 new council homes together with other ancillary uses.
It follows on from the successful Estate Ballot for the Love Lane Estate residents held in
August/September 2021. Together with a mix of commercial, leisure and community uses
the Development will also provide significant, high quality public realm, including a new

public square and park.

Overall, the regeneration of High Road West represents an exciting opportunity to deliver
transformative change for Tottenham and its residents and has been designed to respond
to the vision for the Site to: “create a vibrant and sustainable neighbourhood and support
the creation of a new leisure destination for London.” As set out in the High Road West

Masterplan.

The purpose of the Planning Statement is to assess the planning considerations
associated with the Development in the context of national, regional and local planning
policy and guidance. It will describe and analyse the wide-ranging planning benefits of
the Development and demonstrate that it substantially accords with planning policy at all
levels. In summary, the Development will deliver the following planning benefits:

e Substantial delivery of new homes: up to 2,929 new homes including 500

new council homes will be delivered across the masterplan, making a
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significant contribution towards the Council’s housing delivery including shared

ownership and intermediate housing;

Significant affordable housing delivery: The proposals will deliver a
minimum of 35% affordable housing across the Site, with a target of 40%
subject to viability and future grant funding. 40% affordable housing will be
delivered across Phase A to the south of White Hart Lane and 100% social

rented accommodation in Plot A;

Delivery of a new Library and Learning Centre: the creation of a new library
and learning centre for residents, including study space, expanded children’s
library and Creative Enterprise space, creating a new hub for the community

to meet, learn and socialise;

New public spaces and links: the proposals have been designed to deliver
a series of public spaces for the Tottenham community which will be accessible
for all, complemented by a series of new cycle and pedestrian routes through
the Site;

A new, public route between Tottenham Hotspurs Stadium from White
Hart Lane Station: a new public route will be delivered to link White Hart Lane
Station and Tottenham Hotspurs Stadium which has been designed to ensure
suitable capacity is provided to meet the demand for match days and other

Stadium events;

Securing high quality, sustainable design: The Design Code and
Parameter Plans will secure high-quality design of the proposed buildings and
landscape. The lllustrative Masterplan demonstrates a clear intent by
Lendlease to deliver an exemplary, high-quality development with a unique

sense of place and character;

A new Energy Centre, supporting the wider Tottenham Area: In addition
to supporting the provision of the new High Road West neighbourhood, the
new Energy Centre will also support the energy needs for future developments

in the Tottenham Area as they are brought forward;



High Road West | Planning Statement

Encouraging healthy and active lifestyles: the network and hierarchy of
streets and spaces seek to encourage walking and cycling and the diverse mix
of public spaces and activities will create a stimulating place to encourage
participation and foster enjoyment;

Enhancing the biodiversity value of the Site: The Development will deliver
significant biodiversity enhancements through the delivery of new public realm
and the provision of a new public park, together with extensive tree planting
and greening throughout. It will equate to a Biodiversity Net Gain of 48% on-

site;

Creation of new jobs, training and apprenticeship during construction:
As part of delivering High Road West, the proposals will secure a range of
employment and training opportunities, including 1,214 new Full Time
Equivalent (FTE) jobs directly and a further 1,202 FTE jobs indirectly per
annum over the lifetime of construction activity on-site. In addition, Lendlease
will be working with LB Haringey and other delivery partners to secure a
programme of apprenticeships on-site, supporting residents into work and

training, as prioritised in the Haringey Recovery Plan;

Developing local supply chains and employment during construction:
Lendlease will work with LB Haringey and its partners to identify opportunities
for local businesses operating from and in the borough as part of developing
local supply chains over the lifetime of the demolition and construction phases
for the Proposed Development, including the procurement of local trades

people;

Significant contribution to the national economy during construction:
generating £143.1million of direct Gross Value Added (GVA) alongside
£267.8million of indirect and induced GVA per year of demolition and

construction activity towards the national economy;

Supporting new jobs and employment: Once complete, the Proposed

Development will support a minimum of 374 permanent FTE jobs on-site;
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Delivering a significant boost to the vitality and viability of the local
economy: Once complete, the development will generate £23.2million of
resident expenditure to the local economy per annum and an economic output

of £57.7million per annum.

Supporting the Local Community during Construction: Lendlease will
support local community projects and initiatives through the provision of a £10

million investment, delivered through the Annual Community Fund.
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INTRODUCTION

The Planning Statement

This Planning Statement has been prepared by DP9 Limited on behalf of Lendlease
(High Road West) Limited (Lendlease or the “Applicant”) in support of a hybrid
planning application for the site known as High Road West (“HRW” or the “Site”).
The hybrid planning application is formed of detailed proposals in respect of Plot A
for which no matters are reserved ("Detailed Proposals"), and outline proposals for
the remainder of the Site, with all matters reserved ("Outline Proposals"). The
Detailed Proposals and Outline Proposals together are referred to as the

“‘Development”.
Specifically, the planning application seeks permission for:

“Hybrid Planning application seeking permission for 1) outline component
comprising the demolition of existing buildings and for the creation of a new mixed-
use development including residential (Use Class C3), commercial, business and
service (Use Class E), leisure (Use Class E), community uses (Use Class F1/F2)
and Sui Generis uses together with the creation of a new public square, park and
associated access, parking and public realm works with matters of layout, scale,
appearance, landscaping and access within the site reserved for subsequent
approval and 2) detailed component comprising Plot A including the demolition of
existing buildings and the creation of new residential floorspace (Use Class C3)

together with landscaping, parking and other associated works.”

The purpose of the Planning Statement is to assess the planning considerations
associated with the Development in the context of national, regional and local
planning policy and guidance. To this end, the Planning Statement comprises the

following:
e Chapter 2: describes the Site and the surrounding area;

e Chapter 3: describes the planning history of the Site;
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e Chapter 4. summarises the consultation process undertaken as part of the

application proposals;
e Chapter 5: provides a description of the Development;
e Chapter 6: explains the Development content;
e Chapter 7: assesses the Development against planning policy and guidance;

e Chapter 8: sets out the relevant planning obligations, Section 106 Heads of

Terms and Community Infrastructure Levy.
e Chapter 9: outlines the benefits of the Development;
e Chapter 10: provides a summary and conclusions.

A full description of the Development is contained in the Development Specification,
prepared by DP9 Limited. A summary description of the Development is contained

in Chapter 3 of this Statement.
Planning Application Documents

This Statement should be read and considered in conjunction with a number of

planning application documents, as set out in Appendix 2 of this Statement.

Due to the nature of the Development, an Environmental Impact Assessment has
been both formally and informally scoped and undertaken in accordance with the

Town and Country Planning (Environmental Impact Assessment) Regulations 2011.
Appendices to this Statement comprise:

o Appendix 1: Site Location Plan

o Appendix 2: List of Planning Application Documents

o Appendix 3: Cycle Parking Standards

o Appendix 4: lllustrative Phasing Plan
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o Appendix 5: Development Guidelines

10
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2. SITE AND SURROUNDINGS

The Site

2.1 High Road West comprises approximately 8.57ha of mixed-use brownfield land,
which stretches to the High Road Corridor in Tottenham. It is principally bound by
the High Road to the east and the railway line (including White Hart Lane Station)
to the west. A smaller plot to the west of the railway tracks is also included,
comprising of Whitehall Lodge and the Whitehall & Tenterden Community Centre.

A copy of the planning application boundary is shown in Figure 1 below:

Figure 1: The Site (Planning application boundary shown in red)

2.2 Detdailed descriptions of the key choracter areas is set out below:

12
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The Love Lane Estate

The Love Lane Estate comprises of 297 residential properties spread across nine
buildings, managed by Homes for Haringey. The Estate varies in height with low-
rise four storey blocks alongside three 10-storey towers. As part of the
Development, the Love Lane Estate will be demolished which is proposed to be

delivered in a number of phases.

Whitehall Lodge and Whitehall & Tenterden Community Centre

Whitehall Lodge comprises Stage One Temporary Accommodation for 22
households and a small community space currently managed by Homes for
Haringey. To the north east of Whitehall Lodge is the Whitehall & Tenterden
Community Hall which is currently used by local groups and activities. It is bound by

the Railway to the east and the Headcorn and Tenterden Estate to the west.

Peacock Industrial Estate

The Peacock Industrial Estate is non-designated industrial land (NB. It is not a
Locally Strategic Industrial Site (LSIS), Local Employment Area (LEA), Designated
Employment Area (DEA) or a Strategic Industrial Location (SIL)) which sits to the
north of the Love Lane Estate, accessed via White Hart Lane and the High Road.
The Industrial Estate comprises a mix of one and two storey light industrial and

manufacturing units together with car parking and offices.

Land To The Rear Of 867-879 High Road

The Site accommodates a large retail store currently occupied by B&M together with
five small retail units and surface carpark. A hybrid planning application was granted
in November 2019 to redevelop this part of the Site to convert the adjoining Listed
Buildings at Nos. 867 — 869 High Road to deliver 330 residential units together with
retail and public open space (Ref: HGY/2019/2929). Further commentary on this
consent together with other associated planning permissions are set out in Chapter
3 of this Statement.

13
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The Goods Yard and Carberry Enterprise Park

To the west of the HRW Site is the former Goods Yard and the Carbery Enterprise
Park (also undesignated industrial land). The cleared Goods Yard is currently used
as a temporary car park in relation to THFC’s Stadium. The Goods Yard has
previously been used in conjunction with the redevelopment of THFC’s Stadium and
predominantly comprises of cleared land. The Station Master's House is also
included within this segment of the Site and is locally listed. To the south of this

portion is the Grange Community Hub which is Grade Il Listed.

A hybrid application for the redevelopment of the Goods Yard and the Carbery
Enterprise Park to deliver approx. 316 residential units together with offices, retail,
community, and leisure uses was originally submitted in December 2017 and
subsequently appealed by THFC on grounds of non-determination (Ref:
HGY/2018/0187). The scheme was later allowed on appeal in June 2019 (Appeal
Ref: 3204592). Further commentary on this consent together with other associated

planning permissions are set out in Chapter 3 of this Statement.

High Road Properties

Several groups of properties along the High Road are included within the Site. To
the north of White Hart Lane, the properties are largely uniform in character and
comprise a series of low-rise Victorian terraces with ground floor retail units; these
are all exclusively locally listed and sit within the setting of statutorily listed (see
following sections) and sit within the North Tottenham High Road Conservation
Area. This includes Chapel Place, where there are locally listed buildings. The
properties to the south of White Hart Lane comprise a mix of modern and Victorian
terraces, including some locally listed buildings and structures; these are outside of

the Conservation Area.

Policy Designations

The Site is covered (in full and in-part) by the following policy designations:

e Site Allocation HT5;

e Estate Renewal Site;

14
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e Tottenham Area Action Plan;

e Growth Area;

e Local Centre (Tottenham High Road North);

e Moselle Blue Ribbon Network (NB. This stretches along White Hart Lane);
e Tottenham High Road Ecological Corridor;

e North Tottenham High Road Conservation Area;

e Archaeological Priority Area;

e Critical Drainage Area;

e Flood Zone 2 (NB. This covers land to the south of White Hart Lane only);
e Family Housing Protection Zone; and

e Tall Buildings Growth Area.

2.1 In addition to the above, the Site has a PTAL Rating of 3, 4 and 5 (‘Good’) and is

partly located in Flood Zone 2, an extract of which is shown in Figure 2.

o
(0)

=Y

Figure 2: Environment Agency Flood Zone Map Extract

15



2.12

2.13

2.14

2.15

2.16

High Road West | Planning Statement

We note that the Upper Lea Valley Opportunity Area makes reference to the north
of White Hart Lane as a Locally Significant Industrial Site (LSIS). This designation
was subsequently removed in its entirety as part of the latest version of the adopted
London Plan which forms part of the Development Plan on which the Development
should be assessed. As such it is considered that this designation is no longer

applicable.

Surrounding Context

The surrounding context around HRW is immediately characterised by a series of
transformative regeneration projects together with more traditional residential

patterns of development in the wider vicinity.

To the north of the Site is the Cannon Road residential development, which
comprises four residential buildings between 4/5 (Beachcroft Court) and 22/23
storeys (River Apartments) in height as well Brook House Primary School. Beyond
is the London Borough of Enfield (LB Enfield) and the Joyce and Snell's Estate
which is currently undergoing an estate ballot as part of regeneration proposals. The
initial scheme currently looks to deliver circa 2,000 new homes, with a series of
heights concentrated along the railway line. The Site also includes the Langhedge

Lane Industrial Estate.

To the north-east of the Site along the High Road, is Stellar House and Atlair Close
(also referred to as Northumberland Park North). This broad area is designated in
the Tottenham Area Action Plan (TAAP) for redevelopment (Site Allocation
Reference: NT3) and has been subject to separate engagement by LB Haringey.
The area to the south-east of the site along the High Road is dominated by the THFC
Stadium which sits directly adjacent to HRW along High Road as part of the
Northumberland Park regeneration and is designated within the TAAP (Ref: NT1).
The Site was originally granted planning permission in 2011 for its wholesale
redevelopment together with the delivery of Tottenham University Technical College
and the Club’s offices together with the provision of 285 residential units (Ref:
HGY/2010/1000 and latterly, HGY/2015/3000).

The context to the south of the Site is predominantly characterised by a series of

lower rise residential blocks along Brereton Road and is bound by St Francis de

16
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Sales Church and Junior School (locally listed). Further south is the Tottenham
Community Sports Centre and a series of properties along Church Road. The High
Road corridor to the south is typified by a series of shopfronts with commercial and

residential accommodation above.

The west of the Site is bound by the London Overground Railway Line which
traverses the Site north to south, with Whitehall Lodge and Whitehall & Tenterden
Community Centre sitting to the west of the Line. To the north west is the Haringey
Sixth Form College together with a series of residential roads and the Commercial
Road and North Middlesex Estate (designated LSIS). To the south west is the
Headcorn and Tenterden Estate which comprises as a series of relatively low-rise

residential blocks together with Lancastrian Primary School and Bruce Castle Park.

Heritage Context

The Site and wider area include a number of locally listed and statutorily listed
buildings. The following designated and non-designated heritage assets are

included within the red line boundary:

The Grange, 34 White Hart Lane (Grade Il)
. 819 — 821 High Road (Grade II)

o Station Masters House (Locally Listed)

. 6A White Hart Lane (Locally Listed)

. 122 — 133 High Road (Locally Listed)

o Chapel Place (Locally Listed)

Substation to the South of White Hart Lane (Locally Listed)

Part of the Site is covered by the North Tottenham High Road Conservation Area
which traverses the Site along White Hart Lane. The Conservation Area together
with the significant number of locally listed buildings seek to retain the historic
townscape form and appearance along this Section of High Road. This is similarly
reflected in the conservation area appraisal which states “Key features of the

conservation area that need to be preserved and enhanced include the historic
17
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linear continuity of buildings either side of the High Road, maintaining the character
of the townscape and its sense of spatial sequence highlighted by the mix of

Victorian and Georgian buildings that help to give the street its scale and sense of
place.”

A segment of the Conservation Area to the south of White Hart Lane within the
boundary of the Site is proposed to be removed. The decision to remove this parcel
of land from the designated Conservation Area boundary was mindful of the very
poor quality of existing buildings within the sub-area and the potential to deliver a

direct route between the Tottenham Hotspur Football Stadium and White Hart Lane
Station.

Accessibility

The Site is well served by public transport and has a PTAL Rating of between 3, 4
and 5 across the Site. The site is in close proximity to White Hart Lane Station which
sits within the Red Line application boundary of the Site. The Station is served by
the London Overground service (Zone 3) between London Liverpool Street and
Enfield Town and Cheshunt. It is also served by a number of bus routes as shown
in Figure 3 below. These include: W3, 149, 259, 279, 349 and N279 services which
link the Site to the wider area and beyond including Waltham Cross Bus Station,
Edmonton Green, Northumberland Park, Finsbury Park and Charing Cross.
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Figure 3: Bus Stops in and around the Site

The High Road (A1010) is a designated TfL Red Route and part of the strategic road
network. The Site itself presents a barrier to north-south pedestrian movement, with
minimal through routes and poor pedestrian crossing provision. This is mainly owing
to the historic pattern of development and limited permeability to the north of White
Hart Lane.

To the south of the Site is Cycle Superhighway 1 (CS1) which is routed along Church

Road and terminates at the Tottenham Hotspur Stadium.

19
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3. THE DEVELOPMENT

Description of The Development

3.1 Planning permission is sought for the following:

“Hybrid Planning application seeking permission for 1) outline component
comprising the demolition of existing buildings and for thecreation of a new mixed-
use development including residential (Use Class C3), commercial, business and
service (Use Class E), leisure (UseClass E), community uses (Use Class F1/F2)
and Sui Generis uses together with the creation of a new public square, park and
associatedaccess, parking and public realm works with matters of layout, scale,
appearance, landscaping and access within the site reserved forsubsequent
approval and 2) detailed component comprising Plot A including the demolition of
existing buildings and the creation of new residential floorspace (Use Class C3)

together with landscaping, parking and other associated works.”

3.2 The application seeks approval of the parameters for the Outline Proposals. The
parameters for the Outline Proposals are detailed within the Development
Specification, the Parameter Plans and the Design Guidelines. These should be

given equal weighting and should be considered as a whole.

3.3 The application seeks to reserve all matters for the Outline Proposals except
access; however, a sufficient level of detail has been provided in accordance with
the Town and Country Planning (Development Management Procedure) Order 2015
and Planning Practice Guidance (PPG) Paragraph 006 Reference 14-006-
20140306. Matters for future determination are:

e ‘Access’ —the accessibility within the site, for vehicles, cycles and pedestrians
in terms of the positioning and treatment of access and circulation routes and
how these fit into the surrounding access network. Access into the Site is not
reserved and is shown on Parameter Plan Ref: 0311-SEW-ZZ-ZZ-DR-T-
001006.

21
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e ‘Appearance’ — the aspects of a building or place within the Development
which determine the visual impression the building or place makes, including
the external built form of the development, its architecture, materials,

decoration, lighting, colour and texture.

e ‘Landscaping’ — the treatment of land (other than buildings) for the purpose
of enhancing or protecting the amenities of the site and the area in which it is
situated and includes: (a) screening by fences, walls or other means; (b) the
planting of trees, hedges, shrubs or grass; (c) the formation of banks, terraces
or other earthworks; (d) the laying out or provision of gardens, courts, squares,
water features, sculpture or public art; and (e) the provision of other amenity

features;

e ‘Layout’ — the way in which buildings, routes and open spaces within the
Development are provided, situated and orientated in relation to each other

and to buildings and spaces outside the Development.

e ‘Scale’ — the height, width and length of each building proposed within the

Development in relation to its surroundings.
The Detailed Proposals

Detailed Proposals are submitted in respect of Plot A for which no matters are
reserved. In addition to the documents submitted for the Outline Proposals, a suite
of planning application documents is submitted in support of the Detailed Proposals,

as set out in Appendix Two.
The Need for Flexibility

The form of the application reflects the nature of the scheme. The Development
comprises a true mix of uses which will be built out over a prolonged period of time
and will encounter market fluctuations, full economic cycles and demand pressures.
The need for flexibility is therefore paramount to allow the Development to respond

to changing needs and patterns as future phases come forward for development.

In addition, it is recognised that there are two major extant consents promoted by

22
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Tottenham Hotspurs Football Club (“THFC”) to the north of White Hart Lane. These

comprise of the following:

The Goods Yard (LPA Ref: HGY/2018/0187):

“Hybrid Application with matters of layout, scale, appearance, landscaping and
access within the site reserved for residential-led mixed use redevelopment to
comprise the demolition of existing buildings/structures and associated site
clearance and erection of new buildings/structures and basement to provide
residential units, employment (B1 Use), retail (A1 Use), leisure (A3 and D2
Uses) and community (D1 Use) uses, with associated access, parking
(including basement parking) and servicing space, infrastructure, public realm
works and ancillary development. Change of use of No. 562 White Hart Lane
(Station Master's House) from C3 use to A3 use. N.B. Access to the Site is
sought for approval in this application. This proposal is accompanied by an
Environmental Statement. The Environmental Statement is available in full on
the Council's website, but can also be inspected at River Park House, 225 High
Road, N22 8HQ between the hours of 10:00-16:00 Monday to Friday. If any
consultee or interested person requires hard copies of the Environmental
Statement, please contact the case officer.” (Allowed on Appeal 29th June
2019).

867 — 879 High Road (LPA Ref: HGY/2019/2929)

“Hybrid planning application (part Full/Part Outline) for the demolition of
existing buildings & structures and redevelopment of the site for a residential
led mixed-use scheme with up to 330 residential units (class C3), retail/café
use (Use Class A1/A3), area of new public open space, landscaping and other
associated works. Full details/permission is sought in respect of Block D, 867
and 869 High Road (Grade Il listed) and proposed Block G to its rear. Outline
permission is sought for the remainder of the site, with details of "scale”,
"layout”, "appearance” and "landscaping” reserved in relation to proposed

Blocks A, B and C and details of "appearance”, "landscaping” and "layout” only
reserved in relation to Block E." (Granted: 25th September 2020).

23
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In addition, an application for full planning permission in relation to the Site known
as 807 High Road — which is partially included within the red line boundary of the
Proposed Development - was granted on 3rd September 2021 (LPA Ref:
HGY/2021/0441) for the following:

“Full planning application for the demolition of the existing buildings and the erection
of a replacement building up to four storeys to include residential (C3), retail (Class
E, a) and flexible medical / health (Class E, e) and office (Class E, g, i) uses; hard

and soft landscaping works including a residential podium,; and associated works.”

For the purpose of this application submission, the maximum physical parameters
of the Outline Proposals (as shown in Parameter Plans 0311-SEW-ZZ-ZZ-DR-T-
001003, 0311-SEW-ZZ-ZZ-DR-T-001004 and 0311-SEW-ZZ-ZZ-DR-T-001005) in
the Proposed Development takes the above planning consents into consideration
and would allow these extant consents to be built out within the maximum
parameters of the hybrid permission. In practice, the intention of this approach is to
provide a suitable degree of consistency between the Proposed Development and
the extent consents should THFC bring forward their extant consents. The
methodology for EIA assessment purposes is set out within the accompanying

Environmental Statement.

The hybrid application seeks planning permission for a maximum total of
339,300sgm GEA floorspace in the Outline Proposals and 7,390sqgm GEA of

residential floorspace in the Detail Proposals for Plot A.

Separate to the above, an application for the demolition of the former British Queen
Public House was submitted in October 2021 (Ref: HGY/2021/3034), which has
been submitted for approval in advance of this application allowing enabling works

to commence in early 2022.
Outline Proposals

The application seeks a total maximum 339,300sgm GEA floorspace for the Outline
Proposals. Table 1 defines the maximum floorspace for each category of land use
(in GEA sgm) proposed for the Outline Proposals. The amount of floorspace that

could come forward is controlled by a maximum GEA cap by zone, land use and for
24
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the Development as a whole contained within the Development Specification. This
has been arrived at following extensive testing by the Applicant and Design Team

and is justified in the documents supporting the planning application.

The Development is divided into several Development Plots shown on Parameter
Plan Ref: 0311-SEW-ZZ-ZZ-DR-T-001002. A Development Zone Plan for the
purposes of the Development Specification has also been prepared and shown on
Parameter Plan Ref: 0311-SEW-ZZ-ZZ-DR-T-001012. Table 1 sets out the

minimum and maximum total floorspace cap by land use.

Lan Mirr‘ri]mu Maximu
d mGEA
GEA
Use (sgm) (Sqm)
Use Class B2: Industrial* Osgm 7,000sgm
Use Class B8: Industrial* Osgm 1,000sgm

|
Use Class C3: Residential 235,000sgm 280,000sgm

than hotfood 7,800sgm

Use Class E (a): Retail other

Use Class E (,bl(: Sale 4,000sgm
of foodand drin

mainly for,
consymption on
premise

Use Class E (c):

Commercial,
professional(other than
medical) orfinancial services
Use Class E (d): Indoor sports,

recreationorfitness 500sgm 4,000sgm
Use Class E (e): Medical or Osgm 1,000sgm
healthcare

Use Class E (f): Osgm 2,000sqm3
Creche, daynursery or

centre

Use Class E (g: i, ii and iii)*: 1,525sgm 7,200sgm

offices for operational or
administrative functions, R+D of
products or processes, industrial
processes

Use Class F1 (d): Public 500sgm 3,500sgm
Libraries orreading rooms

Use Class F1 (e): Public halls or
exhibition halls

25
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Use Class F1 (f): public Osgm Osgm
places ofworship

Use Class F2 (b): local 500sgm 2,500sgm
community halls

!w !enerls: !nergy !enlre !!!sqm !,!!!sqm
Sul Generis: Public House Osgm 3,000sgm
Sui Generis: Sub Station Osgm 500sgm
Sui Generis: Cinema Osgm 3,000sgm

|
15,000sgm

* A minimum floorspace of 4,686sqm GEA will be delivered either as B2, B8 or E(qg i, i or iii)
consistent with the Minimum and Maximum floorspace areas for these uses.

Table 1: Minimum and Maximum floorspace areas for the Proposed Development

3.13 Table 2 below provides an indicative summary of each Development Zone.
Development Summary Description
Zone

Zone 1 comprises Plots A1, A2 and A3. It will provide new
residential floorspace (Use Class C3).

Zone 2 comprises of Plots B and C. The principal land use will
be residential (Use Class C3) above the first floor, with the
potential for residential (Use Class C3), commercial, retail and
leisure (Use Class E (a — e) and F2), creche, day nursery or
centre (Use Class E(f)), office and industrial processes (Use
ClassE(g)), community floorspace (Use Class F1) and/or for the
delivery of a Cinema and/or Public House and/or Energy Centre
(Sui Generis) together with parking and/or plant on

the ground and first floor levels.

Zone 3 comprises of Plot D. The principal land use will be
residential (Use Class C3) above the first floor, with the potential
for residential (Use Class C3), commercial, retail and leisure
(Use Class E (a—e) and F2), office and industrial processes (Use
Class E(g)), community floorspace (Use Class F1) and/or for the
delivery of a Cinema and/or Public House and/or Energy Centre
( Sui Generis ) together with parking and/or plant on the ground
and first floor levels.
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Zone 4 comprises of Plot E. The principal land use across all
floors will be community floorspace (Use Class F1) with the
potential for commercial, retail and leisure (Use Class E (a — €)
and F2), office and industrial processes (Use Class E(g)) and/or
for the delivery of a Cinema and/or Public House and/or Energy
Centre (Sui Generis) together with parking and/or

plant.

Zone 5 comprises of Plot F. The principal land use will be
residential (Use Class C3) above the first floor, with the potential
for residential (Use Class C3), commercial, retail and leisure
(Use Class E (a — e) and F2), community floorspace (Use Class
F1) and/or for the delivery of a Cinema and/or Sub- station (Sui
Centre) together with parking and/or plant on the ground and first
floor levels.

Zone 6 comprises of Plot G. The principal land use will be
residential (Use Class C3) at first floor and above, with the
potential for residential (Use Class C3), commercial, retail and
leisure (Use Class E (a — e) and F2), office and industrial
processes (Use Class E(g)) together with parking and/or plant on
the ground floor.

Zone 7 comprises of Plots H1, H2 and H3. The principal land use
will be residential (Use Class C3) which will be located at first
floor and above in Plots H1 and H3, together with the potential
for residential (Use Class C3), commercial, retail and leisure (Use
Class E (a —e) and F2), creche, day nursery or centre (Use Class
E(f)), community floorspace (Use Class F1) together with parking
and/or plant on at ground floor of all plots and at first floor and
above in Plot H2.

Zone 8 comprises of Plots |1, 12 and 13. The principal land use
will be residential (Use Class C3) which will be located at first
floor and above in Plot 1, together with the potential for
residential (Use Class C3), commercial, retail and leisure (Use
Class E (a—e) and F2), creche, day nursery or centre (Use Class
E(f)), offices and industrial processes (Use Class E(g)), light
Industrial, storage and distribution (Use Class B2/B8) together
with parking and/or plant on at ground floor of all plots and atfirst
floor and above in Plots12 and 13.
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Zone 9 comprises of Plots J1 and J2. The principal land use will
be residential (Use Class C3) which will be located at first floor
and above in both Plots, with the potential for residential (Use
Class C3), commercial, retail and leisure (Use Class E (a —
e)and F2), offices and industrial processes (Use Class E(g))
and/orenergy centre and/or Sub-station (Sui Generis) together
with parking and/or plant on the ground floor.

Zone 10 comprises of Plots K1 and K2. The principal land use
will be residential (Use Class C3) which will be located at first
floor and above in Plot K1, together with the potential for
residential (Use Class C3), commercial, retail and leisure (Use
Class E (a — €) and F2), offices and industrial processes (Use
Class E(g)), light Industrial, storage and distribution (Use Class
B2/B8) and/or cinema and/or energy centre and/or Sub- station
(Sui Generis) together with parking and/or plant on at ground
floor of both plots and at first floor and above in Plot K2.

Zone 11 comprises of Plots L1 and L2. The principal land use
will be residential (Use Class C3) which will be located at first
floor and above in both plots, with the potential for residential
(Use Class C3), commercial, retail and leisure (Use Class E (a -
e)and F2), together with parking and/or plant at ground floor.

Zone 12 comprises of Plots M1, M2 and M3. The principal land
use will be residential (Use Class C3) which will be located at first
floor and above in all three plots, with the potential for residential
(Use Class C3), commercial, retail and leisure (Use Class E (a —
e) and F2), creche, day nursery or centre (Use ClassE(f)), and/or
energy centre and/or Sub-station (Sui Generis) together with
parking and/or plant at ground floor.

Zone 13 comprises of Plots N1, N2, N3 and N4. The principal
land use will be residential (Use Class C3) which will be located
at first floor and above across all plots and exclusively at ground
floor in Plots N1 and N3, together with the potential for residential
(Use Class C3), commercial, retail and leisure (Use Class E (a —
e), offices and industrial processes (Use Class E(g)), creche, day
nursery or centre (Use Class E(f)), light Industrial, storage and
distribution (Use Class B2/B8), and/or energy centre (Sui
Generis) together with parking and/or plant on at ground floor of
plots N2 and N4. This plot will also include the provision of new
play space in conjunction with the Brook House Primary School,
the size, and dimensions of which will be agreed.

Table 2: Development Zone Description
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Proposed Land Uses

Residential

The Outline Proposals seek permission for a maximum level of 280,000sqm GEA
of Use Class C3 residential floorspace distributed across Development Zones 1, 2,
3,5,6,7,8,9,10, 11,12 and 13.

In terms of the Detailed Proposals, Plot A will provide 7,390sgm GEA of residential
floorspace. The Development will provide a mix of housing types including studio,
1, 2, 3 and 4+ bedroom units. The number of residential units and the mix to be
delivered as part of the Outline Proposals is to be agreed at the reserved matters

stage.

The Detailed Proposals will provide 100% affordable housing (social rented) by
habitable room. The amount of affordable housing to be delivered in subsequent
phases will be subject to scheme viability, grant availability and other scheme

requirements.
Retail, Food and Drink and Professional Services

The Outline Proposals seek permission for a maximum of 7,800 sqm GEA of Use
Class E (a, b and c) floorspace across Development Zones 2, 3,4, 5,6, 7, 8,9, 10,
11, 12 and 13.

General Industry, Storage, Office and Workspace

The Outline Proposals seek permission for a maximum of 7,200 sqm GEA of Use

Class E(g) floorspace across Development Zones 2, 6, 7, 8, 9, 10 and 13.

Learning and Community Facilities

The Outline Proposals seek permission for a maximum of 6,000 sqm GEA of Use
Class F1 and F2 floorspace, comprising community facilities in Development Zones
2,3,4,5,7,8, 11 and 12. Community facilities will include the new Library and

Learning Centre.
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The Outline Proposals seek permission for a maximum of 1,000 sgqm GEA of Use
Class E(e) comprising of new medical facilities or floorspace in Development Zones
2,3,4,5,6,7,8,9,10, 11,12 and 13".

Leisure and Cultural Uses

The Development seeks permission for a maximum of 7,000 sqm GEA of Use Class
E(d) comprising leisure and cultural uses together with Sui Generis Cinema
floorspace. This could be potentially delivered in Development Zones 2, 3, 4, 5, 7,
8,10, 11 and 12.

Nursery and Creche Floorspace

The Development seeks permission for 2,000sgqm GEA of Use Class E(f) floorspace

comprising of creche, day nursery or centre floorspace.

The creche, day nursery or centre floorspace could be located within Development
Zones 2,7, 8,12 and 13.

Energy Centre and Substation

The Development seeks permission for Sui Generis energy centre with a maximum
floorspace of 1,800 sgqm GEA. The energy centre could be located within

Development Zones 2, 3, 9,12 and 13.

In addition, the Development also seeks permission for 500 sgqm GEA of Sui Generis
floorspace for a Substation. The substation could be located within Development
Zones 2, 3,5,9, 10,11 and 12.

Publicly Accessible Open Space

In addition to the built floorspace set out above, the Outline Proposals will include

areas of open space. These areas include the following:

e Minimum of 33,300 sqm of publicly accessible public realm (excluding the

! A minimum floorspcace of 4,686sgm GEA will be delivered either as B2, B8 or E(g i, ii or
iii) consistent with the Minimum and Maximum floorspcace areds for these uses.
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Public Park and Public Square);

e A new Public Park, which will include a minimum area of 5,300 sgm of public

realm;

¢ A new Public Square, which will include a minimum area of 3,500 sqm of public

realm.
Car and Cycle Parking

The Cycle Parking Provision for each Development Zone or Plot will be delivered in

accordance with the adopted London Plan Standards as set out in Appendix Three.

A minimum of 3% blue badge car parking provision will be delivered for each
Development Zone or Plot. Up to a further 7% of blue badge car parking provision
will be delivered for each Development Zone or Plot, with the first Reserved Matters

Application to come forward delivering 10% blue badge parking in total.

All existing tenants in the Love Lane Estate will be offered on-street parking permits

within the existing Car Parking Zone.
Phasing

An lllustrative Phasing Plan is included at Appendix Four. The exact phasing of the
Proposed Development will be submitted to the Local Planning Authority for
approval prior to the commencement of the Development, with Plot A the first Phase

to be commenced.

The Detailed Proposals

The Detailed Proposals for Plot A will provide a mixed-use scheme comprising
solely affordable (social rented) accommodation. It is subdivided into three separate
blocks (A1, A2 and A3). The floor areas for each land use are set out in Table 3.

Land Use

Plot A will provide 60 residential units with a mix of 1 bed, 2 bed, 3 bed and 4 bed
units:
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Plot A Mix (by unit size)

1 Bed 16 27%
2 Bed 15 25%
3 Bed 25 42%
4 Bed 4 6%

Table 3: Plot A Unit Mix

A total of 5 units (representing 8% of the total units), are for wheelchair users and
have been designed in compliance with Building Regulations Part M4 Category 3.
The remaining 92% of residential units will be wheelchair adaptable and have been
designed in compliance with Part M4 Category 22.

The scheme will include the reprovision of 26 car parking spaces, to be located
within the existing CPZ. 123 cycle parking spaces will be provided, including
provision for four accessible Sheffield stands and four short-stay visitor spaces.

Public Realm

The public realm and open space in Plot A is designed around a courtyard
arrangement and will provide a pedestrian link between Whitehall Street and
Headcorn Road. This will provide approximately 1,221 sqgm (GIA) of informal
playspace as well as amenity space for local residents.

Car Parking

As the proposals for Plot A contain 100% council homes, all tenants will be entitled
to a permit for use within the existing CPZ. As set out in the accompanying Transport
Assessment, there is considered to be sufficient capacity within the existing CPZ to
accommodate car parking provision for all existing tenants that are to be relocated
to Plot A. In addition, blue badge parking provision has also been identified within
the existing CPZ .

2 NB. The masterplan as a whole will deliver a minimum of 10% of all residential units to
meet M4(3) Standards.
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4. PLANNING HISTORY SUMMARY

4.1. At This chapter sets out the recent planning history relevant to the Site which is

listed in Table 4 below. This has been prepared based on the online records

available via the Council’s Planning Portal.

Application Ref

Address

Description

Status

HGY/2021/2034

Former British
Public House

Queen

Demolition of all above ground buildings and
structures in relation to the former British
Queen Public House including all necessary
ancillary and enabling works.

Under
determination.

HGY/2021/1771

The Goods Yard and

The Depot 36

& 44-52

White Hart Lane (and
land to the rear), and

867-879 High
(and land to the

Road
rear)

Full planning application for (i) the demolition
of existing buildings and structures, site
clearance and the redevelopment of the site
for a residential-led, mixed-use development
comprising residential units (C3); flexible
commercial, business, community, retail and
service uses (Class E); hard and soft
landscaping; associated parking; and
associated works. (ii) Change of use of No. 52
White Hart Lane from residential (C3) to a
flexible retail (Class E) (iii) Change of use of
No. 867-869 High Road to residential (C3)
use. This proposal is accompanied by an
Environmental Statement.

Under
determination.

HGY/2021/2283

Printworks,
High Road

819-829

Full planning application: Full planning
application for the demolition of existing
buildings and structures to the rear of 819-829
High Road; the demolition of 829 High Road;
and redevelopment for a residential-led,
mixed-use development comprising
residential units (C3), flexible commercial,
business and service uses (Class E), a
cinema (Sui Generis), hard and soft
landscaping, parking, and associated works.
To include the change of use of 819-827 High
Road to flexible residential (C3), cinema (Sui
Generis), and commercial, business and
service uses (Class E).

Under
determination.

HGY/2020/1361

807 High Road

Full planning application for the demolition of
existing buildings and the erection of a
replacement building up to four storeys to
include residential (C3); retail (A1); and
flexible D1/B1 uses; hard and soft
landscaping works including a residential
podium; and associated works.

Granted:
03.09.2021

HGY/2019/2929

867-879 High Road

Hybrid planning application (part Full/Part
Outline) for the demolition of existing buildings
& structures and redevelopment of the site for
a residential led mixed-use scheme with up to

Granted:
25.09.2020

34




High Road West | Planning Statement

330 residential units (class C3), retail/café use
(Use Class A1/A3), area of new public open
space, landscaping and other associated
works. Full details/permission is sought in
respect of Block D, 867 and 869 High Road
(Grade I listed) and proposed Block G to its
rear. Outline permission is sought for the
remainder of the site, with details of “scale”,
“layout”, *“appearance” and “landscaping”
reserved in relation to proposed Blocks A, B
and C and details of “appearance”,
“landscaping” and “layout” only reserved in
relation to Block E.

HGY/2019/2210 (LBC)

819-821 High Road

Listed Building Consent for: like-for-like
replacement of single glazed, timber, sash
windows, removal of paint from cills to allow
for condition survey and allow for like-for-like
repairs / replacement as required, like-for-like
replacement of broken cills, allowance for
slim-line secondary glazing internally, subject
to the thermal/ acoustic requirements. Storm
windows secondary glazing system to be
used, as previously installed at Percy House
(796 High Road), associated making good,
with  like-for-like materials, as required
following repairs, redecoration of affected
areas following repairs.

Granted:
09.10.2019

HGY/2018/0187

The Goods Yard
36 and 44-52
White Hart Lane

plication with matters of layout, scale,
appearance, landscaping and access within
the site reserved for residential-led mixed use
redevelopment to comprise the demolition of
existing buildings/structures and associated
site clearance and erection of new
buildings/structures and basement to provide
residential units, employment (B1 Use), retail
(A1 Use), leisure (A3 and D2 Uses) and
community (D1 Use) uses, with associated
access, parking (including basement parking)
and servicing space, infrastructure, public
realm works and ancillary development.
Change of use of No. 52 White Hart Lane
(Station Master's House) from C3 use to A3
use. N.B. Access to the Site is sought for
approval in this application. This proposal is
accompanied by an Environmental
Statement.

Allowed on Appeal:
28.06.2019

HGY/2019/0817

Unit 3, Brunswick
Square

Increase in height of the existing mansard roof
and the insertion of dormer windows to create
an additional storey in order to provide
customer welfare facilities ancillary to the
existing  wedding  designer  business
occupying the building.

Granted:
29.04.2019

HGY/2016/2573

White Hart Lane Station

Works to extend the operational railway
station at White Hart Lane. Creation of a new
station entrance, ticket hall, station facilities
and station forecourt. Provision of a new
pedestrian entrance from Penshurst Road.
Improved access and lift access from street
level to platforms, including the erection of
new platform canopies. Demolition of the
existing station entrance and 33 local
authority owned garages. Enhanced public
reaAlm and cycle parking facilities.
Improvements to the former station building.
Plus associated works.

Granted:
02.08.2016
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HGY/2016/3914 100 Whitehall Street Temporary change of use from use as a care | Granted:
home (Use Class C2) to temporary | 20.01.2017
accommodation for families (Use Class C1).

HGY/2021/0218 31 and 32 Nesta Works, | Erection of an additional storey on top of | Refused:
Peacock Industrial | existing commercial property. 18.03.2021
Estate, White Hart Lane

HGY/2017/1146 Unit 2, Peacock | Change of Use from a B8 to a B2 use. Granted:
Industrial Estate, White 16.06.2017
Hart Lane

Table 4: Relevant Planning History
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5. CONSULTATION PROCESS

5.1.

5.2.

Background

Lendlease has been involved in the High Road West Masterplan since it's
appointment as the Council’s development partner for the Site in July 2017. The
masterplan for HRW originally devised as part of LBH’s Strategic Regeneration
Framework (SRF) which sought to realise the comprehensive regeneration of
Tottenham over the next 20 years. The masterplan for HRW was approved by LBH'’s
Cabinet in 2014 and subsequently fed into the Tottenham Area Action Plan (2017).

Since 2012, LBH has been undertaking extensive consultation with local residents
on the Love Lane Estate regarding the proposed masterplan for HRW. This included
establishing the Residents Design Panel which has fed into the masterplan on
matters including the design of new homes, public realm and neighbourhood
character. In addition, LBH has also continued to undertake consultation with the
local businesses based on the principles of its Business Charter. This has included
the Tottenham Heritage Initiative which has invested funding into new frontages and
public realm improvements together with practical support for employers.

5.3. The Statement of Community Involvement explains all public consultation carried out

during the pre-application stage, together with an explanation of the approach to
consultation that will continue through the determination of the planning application

and beyond.

5.4. This Chapter provides a detailed description of the statutory consultation process

5.5.

undertaken, including the pre-application process with LB Haringey; the Greater
London Authority (GLA): Transport for London (TfL); and other consultees. It also
summarises the public consultation exercise set out in detail in the Statement of

Community Involvement.

EIA Scoping Request

Due to the nature of the Development, an Environmental Impact Assessment has
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been formally scoped and undertaken in accordance with the Town and Country

Planning (Environmental Impact Assessment) Regulations 2011. The Scoping
Opinion was requested from the Council on 14" October 2021 (Ref:
HGY/2021/2960).

Mayoral Referral

The application is referrable to the GLA as it exceeds the relevant thresholds set out
in The Town and Country Planning (Mayor of London) Order 2008. Accordingly, the
GLA has been involved in formal pre-application discussions with the Applicant and

LB Haringey.
Pre-Application Discussions

Formal pre-application discussions have been held with the Council; the GLA and
TfL on the evolving masterplan since January 2021. This follows on from extensive
engagement with LB Haringey on the HRWM since 2017 which paused in 2018.
Consultation has also taken place with statutory consultees including Historic

England and the Environment Agency.

Pre-application meetings on the 2017 and 2021 Masterplan have been held

regularly at the Council’s Offices. The principal meeting topics included:

Planning Policy and Land Use;
e Design and Townscape;
e Transport;

e Environmental Considerations (including Energy Strategy and

Sustainability); and
e CIL and Section 106.

Quality Review Panel

As part of comprehensive approach to developing the design of the HRWM,
Lendlease together with SEW, PTE and wider consultant team have been actively
engaged in a series of iterative meetings with Haringey’s Quality Review Panel
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(QRP). This has included four sessions in 2021, the latest taking place in September
2021 where the current proposals were presented and discussed. This has helped
influence the design of the scheme and the detail included within Control
Documents. It is intended that engagement will remain on-going with LB Haringey
design officers and the QRP Panel Members involved as the scheme develops

through the Reserved Matters stages.
Community Consultation

The Site has been subject to extensive consultation which has predominantly
focused on partnership engagement carried out by the London Borough of Haringey,

prior to Lendlease’s involvement in relation to the Love Lane Estate.

Engagement was initially undertaken during the development of the High Road West
Masterplan Framework in 2013 and subsequently during the production of the
Residents’ Charter and Residents’ Design Guide between 2013 - 2016. This was
later following by the Council’s housing consultation on the future of the Love Lane
Estate between 2014- 2017.

Since 2018, Lendlease in partnership with the London Borough of Haringey have
been responsible for community consultation and engagement on proposals for
High Road West. This included a series of pop-up events, consultation events, walk
and talk days together with a community fun day alongside exhibitions and drop-in
events held by the team during the initial phase of engagement. This was followed
up at the beginning of 2021 by a second phase of engagement, following a pause
on the masterplan between 2019 — 2020. Theis was focused on the distribution of
the new homes offer, which included a new of events and reach-out activities with
the local community. In addition, a series of online consultation events were carried

out and an online poll conducted.

A further round of engagement was held between May — July 2021 which included
a series of online workshops which covered a number of themes on the masterplan
including transport and open spaces, neighbourhoods together with new
community, workshops and leisure facilities. A standalone workshop session was
also held with the Dukes Academy. Meetings were also held with the Headcorn,

Tenterden , Beaufoy and Gretton Roads Residents’ Association together with the
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Haringey Cycle Campaign and the St Francis de Sale School.

Between August — September 2021 , the team carried out a further stage of
consultation which focused on the detailed designs for White Hall Mews (Plot A)
together with details on the broader masterplan proposals such as height, access
points and amenities, public realm features and architectural look and feel of the
masterplan. A subsequent walk and talk session was also held with the Headcorn
& Tenterden Residents’ Association regarding the proposals for White Hall Mews
(Plot A).

A separate stream of engagement in relation to the Estate Ballot for the eligible
residents on the Love Lane Estate was also carried out; this included a community
fun day together with a series of drop-in sessions and community reach-out

initiatives.

A detailed breakdown of all the consultation engagement carried out in relation to
the Proposed Development alongside the Estate Ballot is set out in the Statement
of Community Involvement which has been prepared by Soundings. That document
also sets out how the scheme has responded to the feedback received as part of a

collaborative and responsive engagement process.

It is intended that engagement with the local community, groups and wider
stakeholders is maintained throughout the determination of the planning application
and beyond. This will include on-going engagement with all stakeholders and the
local community over the lifetime of the Development as phases are brought forward
and the scheme developed for Reserved Matters Application submissions. It will
draw upon the principles established in the Residents’ Design Guide and Residents’

Charter to help inform and develop the proposals for the local community.
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6.PLANNING POLICY FRAMEWORK

OVERVIEW

At The purpose of this Chapter is to identify the key national, regional and local
planning policy and guidance relevant to the determination of the application for
the Development, and to which the proposals have had regard during design
development. An analysis of the key policies and tests is included in the relevant

sections.

National planning policy is set out in the form of the adopted National Planning
Policy Framework (NPPF), which was adopted in July 2021. The NPPF is subject
to updates by the Government and is supplemented by the National Planning
Practice Guidance (NPPG) which is updated on a regular basis. Both of these

documents carry significant material weight.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires
planning applications to be determined in accordance with the Development Plan

unless material considerations indicate otherwise.
o Haringey’s Development Plan comprises:
o London Plan (2021)
. Strategic Policies Development Plan Document (DPD) (2017)
. Development Management DPD (2017)
o Site Allocations DPD (2017)
In addition to the Development Plan, regard has been had to the following:
Supplementary Planning Documents and Guidance
J GLA Public London Charter (2021)

o LB Haringey Planning Obligations SPD (2018)
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. GLA Affordable Housing and Viability SPG (2017)

o LB Haringey Tottenham Area Action Plan (AAP) (2017)
o GLA Housing SPG (2016)

o GLA Social Infrastructure SPG (2015)

o The Control of Dust and Emissions during Construction and
Demolition SPG (2014)

o GLA Accessible London: Achieving an Inclusive Environment (2014)
o GLA Character and Context SPG (2014)

. Upper Lea Valley Opportunity Area Planning Framework (2013)

o LB Haringey Sustainable Design and Construction SPD (2013)

. GLA London View Management Framework (LVMF) (2012)

. GLA Play and Informal Recreation SPG (2012)

Draft

o GLA Good Quality Homes for all Londoners (2020)

o GLA Circular Economy Statements (2020)

o GLA Whole -life Carbon Assessments (2020)

o GLA ‘Be Seen’ Monitoring Guidance (2020)

o GLA Air Quality Positive (to be consulted upon in Summer 2021)
o GLA Fire Safety (to be consulted upon in Summer 2021)

o GLA Urban Greening Factor (to be consulted upon in Summer 2021)
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Other Documents

o The Mayor’s Good Practice Guide to Estate Regeneration (2018)
o Haringey Tottenham Character Study (2015)
J High Road West Masterplan (2014)

The Development has also had regard to various relevant GLA and Haringey
Council strategies and guidance documents, which although do not form part of
the Development Plan against which the Development is assessed, have been

taken into consideration where relevant.

The Council is currently in the process of preparing a new Local Plan which
underwent a Regulation 18 Consultation in between November 2020 — March
2021. This document set out its First Steps Engagement on the issues and options
for the new Local Plan. At the time of writing, the draft new Local Plan has no
weight in decision making and very limited policies beyond the context set out in
the First Steps Engagement document. As such, this has not been considered at

present within the Planning Application submission.
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7. ASSESSMENT OF THE DEVELOPMENT

Introduction

7.1.  The This Chapter assesses the Development in the context of key national,
regional and local planning policy and guidance relevant to the determination

of the application.

7.2. The Proposed Development as a whole is assessed within this Chapter
unless otherwise delineated in the assessment between the Outline
Proposals and the Detailed Proposals. Where relevant additional
commentary on the Proposed Development is provided to reflect the greater

level of detail submitted as part of the planning application.

7.3. A full assessment of the impacts of the Proposed Development is included in
the ES for the associated topics. The ES also recommends any mitigation

measures that may be required as a result of the Proposed Development.

Principle of The Proposed Development
National Planning Policy

7.4. The principle of the redevelopment of the Site to deliver a high-density mix of

uses is supported by planning policy at all levels.

7.5. The National Planning Policy Framework (NPPF) was published on 20th July
2021 and sets out the Government’s economic, environmental and social

planning policies.

7.6. This is enshrined in Paragraph 8 of the NPPF which states that “achieving
sustainable developments means that the planning system has three over-
arching objectives, which are interdependent and need to be pursued in
mutually supportive ways...” These are as follows:

o an economic objective: to help build a strong, responsive and
competitive economy, by ensuring that sufficient land of the right types
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is available in the right places and at the right time to support growth,
innovation and improved productivity; and by identifying and

coordinating the provision of infrastructure;

o a social objective: to support strong, vibrant and healthy
communities, by ensuring that a sufficient number and range of homes
can be provided to meet the needs of present and future generations;
and by fostering well-designed, beautiful and safe places, with
accessible services and open spaces that reflect current and future
needs and support communities’ health, social and cultural well-being;

and

. an environmental objective: to protect and enhance our natural,
built and historic environment; including making effective use of land,
improving biodiversity, using natural resources prudently, minimising
waste and pollution, and mitigating and adapting to climate change,

including moving to a low carbon economy.

The NPPF states that “So that sustainable development is pursued in a
positive way, at the heart of the Framework is a presumption in favour of
sustainable development”. For decision-taking, Paragraph 11 of the NPPF
states that this means that development proposals which accord with the

development plan should be approved without delay.

Paragraph 124 of the NPPF states that local planning authorities should
support development which makes the most efficient use of land which takes

into account:

o the identified need for different types of housing and other forms of
development, and the availability of land suitable for accommodating
it;

o local market conditions and viability;
o the availability and capacity of infrastructure and services — both

existing and proposed — as well as their potential for further

improvement and the scope to promote sustainable travel modes that
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limit future car use;

o the desirability of maintaining an area’s prevailing character and
setting (including residential gardens), or of promoting regeneration

and change; and

o the importance of securing well-designed, attractive, and healthy

places.

7.9. The national strategic objectives are supported by the Planning Practice
Guidance, which sets out further detail on how the Government’s objectives

can be achieved through plan-making and decision-taking.

Regional Planning Policy

7.10. The London Plan (2021) sets out the Mayor’s spatial vision and overall

strategic plan for London.

7.11. The vision, objectives and policies set out in the London Plan are
underpinned by the principles of Good Growth which is described as “growth
which is socially and economically inclusive and environmentally
sustainable.” As part of delivering Good Growth, the London Plan proposes
more efficient use of land in the capital as part of improving the lives of
existing and new Londoners. This means in creating areas of higher density
in appropriate locations, encouraging a mix of land uses and co-locating
different uses to provide communities with a wider range of services and

amenitiess.

7.12. As part of delivering Good Growth in appropriate locations, the London Plan
also states that growth should be directed to the most accessible and well-
connected places, making the most of the transport network across all
modes*. To this end, the London Plan states that all options for using the
City’s Land more effectively should be explored, including the redevelopment

of brownfield land and the intensification of existing places, including outer

8 Paragraph 1.2.2 of the London Plan
4 Paragraph 1.2.4 of the London Plon
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London®. Through making the best use of land, the City is envisaged to grow
in a way which works for all and will allow high-quality homes to be built and

workspaces to be developed®.

7.13. High Road West is identified within the Upper Lea Valley Opportunity Area in
the London Plan. Policy SD1 of the London Plan states that the Mayor will
support regeneration in Opportunity Areas and ensure that they deliver the
maximum affordable housing and create inclusive and mixed communities.
To this end, Part B of Policy SD1 states that boroughs through development
plans and decisions should: supports development which creates
employment opportunities and housing choice for Londoners; establish
capacity for growth in Opportunity Areas; take into account the indicative
capacity for homes and jobs in the London Plan; and include ambitious
transport mode share targets. It should also support wider regeneration and

ensure that development proposals integrate into the surrounding area.

7.14. Opportunity Areas are defined in the Plan as: “significant locations with
development capacity to accommodate new housing, commercial
development and infrastructure (of all types), linked to existing or potential
improvements in public transport connectivity and capacity. Opportunity
Areas typically contain capacity for at least 5,000 net additional jobs or 2,500

net additional homes or a combination of the two.”

7.15. The Upper Lea Valley Opportunity Area is identified as having an indicative
employment capacity of 13,000 jobs and a minimum of 21,000 new homes.
For development, the London Plan states that “Development in the
Opportunity Area should fully capture the benefits of these significant
transport interventions and provide the stimulus for regeneration, broadening
employment opportunities for existing communities including those in
Edmonton, the Tottenham corridor from Stoke Newington to Northumberland
Park, and around Blackhorse Lane and Walthamstow’.”

7.16. In conjunction with its designation in the Opportunity Area, High Road West

S Paragraph 1.2.6 of the London Plan
¢ Paragraph 1.2.8 of the London Plon
7 Paragraph 2.1.31 of the London Plon
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is also identified within a Strategic Area of Regeneration; this is based on the
20% most deprived super low output areas in England®. Policy SD10 of the
London Plan outlines that the Mayor will provide leadership and support for
regeneration through the London Plan alongside other strategies and
programmes. In particular, Development Plans, Opportunity Area Planning
Frameworks and development proposals should contribute towards
regeneration through tackling inequalities to the environment, economic and
social barriers that affect the lives of people, particular in areas identified as
strategic and local regeneration areas. This is further reinforced at
Paragraph 2.10.3, which states that successful regeneration requires all
stakeholders to operate in a collaborative way, pooling resources and

creating partnerships.
Haringey: Policies and Local Objectives

7.17. Policy SP1 of the Council’s Strategic Policies (formerly known as the Core
Strategy) states that the Council will focus Haringey’s growth in suitable
locations, as part of meeting its minimum housing target of 19,802 new
homes over the lifetime of the Plan (2011 — 2026); this includes High Road
West amongst other strategic sites in North Tottenham, Wood Green and

Tottenham Hall.

7.18. Policy DM55 of the Development Management Plan states that where
development comes forward as part of an allocated site, the Council will
require a masterplan to be prepared and accompanied by the proposal. In
preparing a proposal, the Council expects the applicant to have engaged with
landowners and occupiers on other parts of the Site, and where appropriate
neighbouring boroughs. Supporting Paragraph 7.37 states that particular
projects which require masterplans, includes Estate Renewal projects
(including High Road West), where community consultation and co-ordination

will be required.

7.19. Policy DM56 states that the Council will support land assembly to achieve

8Figure 2.19 of the London Plon
? Please refer to Figure 2.3 of the Tottenham Area Action Plan which indicates that the Site falls with the 5% of the most
deprived arecas in the UK.
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comprehensive and co-ordinated development©. It will only use Compulsory
Purchase Order (CPO) powers where necessary to assemble land for

development in the borough where:
o “‘Landowners and developers can demonstrate that they have:
0 aviable, deliverable and Local Plan compliant scheme;

o0 Have made all reasonable attempts to acquire, secure an option

over the land needed through negotiation.

o “Comprehensive redevelopment of the assembled Site is required to
meet the Site Allocation (including the requirements of a Masterplan

were stated in the Plan); and

o “The development proposed for the assembled site would contribute

to the delivery of the Local Plan’s objectives.”

7.20. The Tottenham Area Action Plan (TAAP) was adopted in 2017 which sets out
the Council’s vision to regenerate the Tottenham and deliver 10,000 new
homes together with 5,000 new jobs. Paragraph 1.18 refers to several other
documents which should be read in conjunction with the TAAP, including the

High Road West Masterplan Framework which:

“highlights opportunities for improvement and change and identifies where
housing, open space and play areas, as well as community, leisure,
education and health facilities and shops could be provided. The master
plan helps to demonstrate how the growth and development planned for
HRW could be delivered through strategic interventions over the short to

longer term.”

7.21. In addition, it is identified as a site with requirements for comprehensive

development'’.

7.22. The TAAP sets out the following seven key objectives:

10 As noted at supporting paragraph 7.38, this is often in the public interest within the borough.
1 Table 2 of the TAAP.
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e World class education and training;

e A prosperous hub for business and local employment;
e High quality public realm;

e A different kind of housing market;

e A fully connected place with even better transport links;
e A strong and healthy economy; and

e Enhancement of heritage assets.

7.23. In order to achieve the aspirations set out in the TAAP, Policy AAP1 outlines
that the Council will expect all development proposals to be brought forward
comprehensively. To this end, development proposals which form part of a
site allocation within the TAAP will require a masterplan. Applicants will be

required to demonstrate how proposals will:

e contribute towards the objectives of the Site, neighbourhood area and
the wider AAP;

e integrate and complement successfully with existing and proposed

neighbouring development; and
e optimise development outcomes for the Site.

7.24. The Council will direct development to Growth Areas and Areas of Change
and will support planning applications which accord with the Neighbourhood
Objectives and site requirements. Proposals should promote the positive
regeneration of Tottenham, in-line with the principles of the Strategic
Regeneration Framework. Similar to the Mayor, the Council will also work
with a range of stakeholders to help deliver change and regeneration in the
area. Proposals will be expected to deliver a range of types and sizes of
homes as part of creating mixed and inclusive communities, create
economic opportunities for residents and businesses, whilst reducing

carbon emissions and adapt to climate change. Policy AAP2 also states that
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the Council will support site assembly to achieve comprehensive

development.

7.25. The Site is identified as a Site Allocation in the TAAP (Ref: NT5). The Site
has varying indicative capacity studies between the Masterplan (as set out
in this Planning Statement) and site allocation. The TAAP sets out an
indicative capacity of 1,200 new homes together with approximately
17,300sgm of non-residential development. In addition, the site allocation

states the following vision for High Road West:

“Masterplanned, comprehensive development creating a new residential
neighbourhood and a new leisure destination for London. The residential-
led mixed-use development will include a new high quality public square
and an expanded local shopping centre, as well as an uplift in the amount

and quality of open space and improved community infrastructure.”
7.26. To this end the following site requirements are set out for High Road West:

e The site will be brought forward in a comprehensive manner to best

optimise the regeneration opportunity.

e Development should accord with the principles set out in the most up-

to-date Council-approved masterplan.

e Creation of a new residential neighbourhood through increased housing
choice and supply, with a minimum 1,400 new homes of a mix of tenure,
type and unit size (including the re-provision of existing social rented
council homes, the offer of alternative accommodation for secure
tenants, and assistance in remaining within the area for resident

leaseholders from the Love Lane Estate).

e Creation of a new public square, connecting an enhanced White Hart
Lane Station, and Tottenham High Road, to complement the

redeveloped football stadium.

¢ New retail provision to enlarge the existing local centre, or create a new

local centre, opposite to and incorporating appropriate town centre uses
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within the new stadium, including the new Moselle public square. This

should complement not compete with Bruce Grove District Centre.

e Enhance the area as a destination through the creation of new leisure,

sports and cultural uses that provide seven day a week activity.

¢ Improve east-west pedestrian and cycling connectivity with places such

as the Northumberland Park Estate and Lee Valley Regional Park.

e The site lies within the North Tottenham Conservation Area and
includes listed and locally listed buildings. Development should follow
the principles under the ‘Management of Heritage Assets’ section of this

document.

e Where feasible, viable uses should be sought for existing heritage
assets, which may require sensitive adaptations and sympathetic

development to facilitate.
e Deliver new high-quality workspace.

e Increase and enhance the quality and quantity of community facilities
and social infrastructure, proportionate to the population growth in the

area, including:
0 A new Learning Centre including library and community centre;

o Provision of a range of leisure uses that support 7 day a week

activity and visitation; and

o Provision of a new and enhanced public open space, including a
large new community park and high-quality public square along

with a defined hierarchy of interconnected pedestrian routes.

7.27. The above is supplemented by Development Guidelines which are not
repeated in the main body of this Planning Statement but set out in
Appendix Five for reference.

7.28. The High Road West Masterplan Framework (HRWMF) was adopted in
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2014 and pre-dated the adoption of the TAAP. The document sets out the
visions and objectives of the HRWMF together with principles for future

development proposals on the Site.

Assessment

7.29. The Proposed Development for High Road West principally seeks to deliver
the comprehensive redevelopment of the Site to deliver a residential-led
mixed-use development which will also include the delivery of commercial
(including offices, storage and distribution, light industrial and workspace),
leisure, community floorspace together with a new public park and new
public square. This is linked to the overarching vision for the Site as

summarised below:

“The vision for High Road West is to create a vibrant and sustainable
neighbourhood and support the creation of a new leisure destination for

London”

7.30.  The Proposed Development will positively respond to meeting the three-
over-arching objective for sustainable development at the heart of the NPPF
and the principles of Good Growth as defined by the Mayor of London. This
will be principally delivered through the prism of a high-quality,
comprehensive masterplan which contributes towards the economic, social,

and environmental objectives as defined at Paragraph 8 of the NPPF.

7.31. At the heart of the placemaking strategy for High Road West is a
neighbourhood which is socially and economically inclusive for local
residents, the wider community, and visitors alike. This is reflected in the
commitment to deliver a range of housing which will comprise of affordable,

intermediate, and private accommodation including 500 new council homes.

7.32.  The Proposed Development will make the most efficient use of the land
available. It will deliver a significant number of new homes, together with a
range of commercial, leisure and community spaces alongside public open
space, achievable as part of a comprehensive masterplan for the Site. This
will contribute towards the overarching housing targets for the Upper Lea
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Valley Opportunity Area, the TAAP together with LB Haringey’s overall

housing needs.

7.33.  In conjunction with the above, the Proposed Development will also fulfil the
site requirements set out in the Site Allocation (NTS) for High Road West. It
will deliver a minimum of 1,400 new homes, including 500 new council
homes — all secure, non-secure tenant and leaseholders on the Love Lane
Estate will be offered a new home at High Road West. It will include a new
public square which will sit central in the pedestrian link between White Hart
Lane Station and Tottenham Hotspur FC’s Stadium; this route will be
supplemented with a range of retail, leisure and cultural uses including the
provision of the new Library and Learning Centre. The collective community

and leisure uses will support a 7 day week of activity and visitation.

7.34. To the north of the Site, the Proposed Development will deliver a new public
park which will be accessible for the local community and provide further
opportunities to unlock the north-south permeability across High Road
West, supporting and enhancing the pedestrian and cycling network to and

from key transport nodes.

7.35. By the very nature of the proposed uses at the ground floor level in this
location, it is anticipated that this will create a natural extension to the
existing town centre, which will inform the emerging boundaries in the draft
Local Plan. The Proposed Development will also deliver new flexible
workspace; this has been designed within the Development Specification to
allow a minimum of 1,525sqm (GEA) of Use Class E(g) floorspace to come
forward in the Proposed Development, included within the minimum
floorspace of 4,686sqgm (GEA) of flexible B2, B8 or E(g) which will be

delivered in the Proposed Development.

7.36. The Proposed Development does not include proposals to either alter or
change the use of existing listed buildings within the red line boundary.
Notwithstanding, the proposals have been developed to establish a
coherent set of principles in relation to the design of new buildings which sit
within close proximity to listed buildings which is set out in the

accompanying Design Code.
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7.37.  The North Tottenham Conservation Area was altered in June 2017'? to
exclude a number of properties along the High Road in order to facilitate the
provision of a new route from Tottenham Hotspur FC’s Stadium to White
Hart Lane Station, including a number of locally listed buildings'3. This
application seeks planning permission to demolish these buildings. This is
assessed in the Heritage Assessment section of this planning statement
and assessed in further detail within the BHTVIA enclosed as part of the

Environmental Statement.

7.38. Overall, it is considered that the Proposed Development positively accords
with the policies and guidance set out in relation to the principle of

development at High Road West.

Loss Of Existing Non-Residential Uses

7.39. Part A of Policy DM15 of the Development Management Plan DPD states
that the loss of specialist accommodation will only be granted where it can
be demonstrated that there is no longer an established need or that
adequate replacement provision will be provided. The definition of
residential hostels/secured accommodation is further defined in supporting

paragraph 3.35.

7.40. Policy 40 of the Development Management Plan DPD states that all non-
designated 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 floorspace,

in accordance with Policy DM38.

7.41. Policy DM49 states that the Council will seek to protect existing social and
community facilities unless a replacement facility is provided which meets

the needs of the community. Major Developments may also be required to

12 This de-designated: 2 — 6 Northumberland Park, 1 Moselle Place (Brooklyn Apartments), 761 High Road (Bergen
Apartments), 731 — 795 High Road, 742 - 748 High Road and 774 - 776 High Road, Coombe's Croft Library, Kathleen
Ferrier Court and 1- 3 Park, under Section 69 of the Planning (Listed Buildings and Conservation Areas) Act (as amended)
1990.

13 Namely, the Electricity Sub-station and Nos. 743 — 759 High Road.
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accommodate new infrastructure as part of mixed-use proposals where

feasible, in accordance with the Infrastructure Delivery Plan.

Assessment

7.42. As part of the comprehensive redevelopment of High Road West, the
proposals will include the comprehensive redevelopment of the Site.
Excluding the existing Love Lane Estate (which is assessed in the
subsequent sub-section) and statutory listed buildings (noting that these will
remain unaltered for the purpose of this Planning Application submission),
this will include the demolition of all existing buildings on Site, as shown on
Parameter Plan Ref: 0311-SEW-ZZ-ZZ-DR-T-001011. As part of
Lendlease’s holistic approach to the Site, the proposals will include a
comprehensive Commercial Relocation Strategy for existing businesses
across the Site. This is aimed at enabling businesses to either temporarily
or permanently relocate from High Road West prior to or during the relevant
phase of development with the opportunity to return during a future phase.
The intention is to allow flexibility for all businesses to return back to High
Road West or find new permanent premises elsewhere within the borough

and/or wider area.

7.43. The maximum floorspace parameters have been developed to allow up to
15,200sgm (GEA) of B2, B8 or E(g: i, ii and iii) to come forward which will
be delivered within the maximum parameters for each Development Zone
as set out in the accompanying Development Specification. This could
potentially deliver floorspace for all existing occupiers which is

accommodated within the maximum floorspace areas.

7.44. The existing healthcare use on-site is also proposed to be removed as part
of the Proposed Development, noting however, that sufficient flexibility has
been incorporated within the maximum land use parameters to allow a

future healthcare use to be delivered on-site.

7.45. The existing Whitehall Lodge is located within Plot A which is the subject of
the Detailed Proposals for the Proposed Development. Whitehall Lodge is

currently operated as a temporary use, providing temporary emergency
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accommodation for families and is managed by Homes for Haringey. The
temporary permission granted in 2018 was for a C1 (guest house) although
is akin to a Sui Generis form of emergency accommodation. The use is not
considered to be C3 residential or a specialist form of C2 accommodation,
however, we would note that the historic lawful use was C2 which ceased
approximately 10 years ago. The existing operation at Whitehall Lodge is
proposed to be relocated to nearby premises within the Homes for Haringey
portfolio upon which the use on the Site will cease. As such, there will be no
net loss of the temporary accommodation as a consequence of the

Proposed Development and satisfies Policy DM15.

Estate Regeneration

7.46. Paragraph 94 of the NPPF states that planning policies and decisions
should consider the social, economic and environmental benefits of estate
regeneration. In addition, planning authorities should use their powers to

ensure that estate regeneration is delivered to a high standard.

7.47. Policy H8 of the London Plan sets out the requirements for the loss of
existing housing and estate redevelopment. Part A outlines that the loss of
existing housing should be replaced with new residential development at an
equivalent or higher density, with a minimum amount of floorspace
equivalent to the existing provided. Part B states that the loss of hostels,
staff accommodation or shared/supported accommodation that meet an

identified housing need should be satisfactorily reprovided.

7.48. Part C states that before demolition and replacement of affordable homes
is considered, alternative options should be considered. This should
balance the potential benefits of this approach against the wider social and
environmental impacts. This should also consider the availability of mayoral

funding and any associated conditions.

7.49. The Mayor's Good Practice Guide to Estate Regeneration (2018) sets out
the Mayor of London’s vision and associated guidance for qualifying estate
regeneration schemes. This sets out the following key objectives:

61



High Road West | Planning Statement

e deliver safe and better quality homes for local people;
e increase the overall supply of new and affordable homes; and

e improve the quality of the local environment through a better public
realm and provision of social infrastructure (e.g. schools, parks, or

community centres).

7.50. In addition, the Guide sets out that the Mayor will expect of estate

regeneration proposals to:
e anincrease in affordable housing;
e full rights to return or remain for social tenants; and
e a fair deal for leaseholders and freeholders.

7.51. Whilst pre-dating the introduction of estate balloting, LB Haringey’s
development plan also sets out clear aspirations and policy requirements
for estate regeneration proposals. Of note, supporting Paragraph 3.3 states
that Haringey’s housing policies seek to ensuring that existing housing
estates are renewed, and the quality of housing stock significantly

improved.

7.52. These principles are similarly reflected in Policy DM11 and supporting
Paragraph 3.7 which also outlines that the renewal of estates should re-
provide housing on a habitable room basis to increase the capacity to
rehouse families into suitable accommodation. This also acknowledges the
need to ‘cross-subsidise’ renewal schemes, through the provision of market
housing and shared ownership products which will simultaneously

contribute towards creating mixed and balanced communities.

7.53. Paragraphs 3.2.26 — 3.2.30 of the Strategic Policies (2013) sets out the
Council’s approach to the strategic improvement and/or renewal of the
borough’s housing estates which draws upon the principles set out above.
This also adds that the Council will seek to re-provide the equivalent amount
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of social rented housing on a floorspace basis'4.

Assessment

7.54. The proposals for High Road West have been developed over a number of
years in conjunction with the feedback received through engagement with
Love Lane Estate residents and the local community. To this end, an Estate
Ballot was undertaken between August — September 2021 on the Landlord
Offer including the estate regeneration proposals. In September 2021, the
result of the Estate Ballot was published in which residents voted in favour

of the future regeneration proposals.

7.55. As part of the Landlord Offer, all secure, non-secure tenants and
leaseholders will be offered a new home in the Proposed Development (as
set out within the Delivery Statement and Landlord Offer document). All new

homes will be designed to meet all eligible households’ housing needs.

7.56. The Proposed Development will deliver a minimum of 500 new council
homes; in-excess of the existing 297 homes on the Love Lane Estate.
These new homes will be of a high quality and designed to meet the needs
of future occupiers. In Plot A, the proposals have been informed by the
Residents Charter (2014) and Residents Design Guide (2016). It is
envisaged that this process for engagement will set the blueprint for future
engagement with local residents as future phases of the Outline Proposals

are brought forward.

7.57. It is envisaged that an additional 416 affordable homes will be delivered as
a minimum at intermediate level across the masterplan. The new homes
together with the wider range of uses will be delivered at a higher density
across the Site, optimising an efficient use of the Site to deliver high quality
public realm. Overall, it is considered that the Proposed Development
positively accords with the requirements for Estate Regeneration in the
adopted London Plan and associated Mayor's Good Practice Guide to

Estate Regeneration together with the adopted Development Plan.

14 As defined by the Haringey Housing Strategy 2019
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Site Suitability and Land Use

7.58. This Section assess the Site’s suitability for the range of uses proposed as
part of the Proposed Development. The assessment evaluates the

acceptability of the principle of each of the land uses proposed.

Residential

7.59. Chapter 5 of the NPPF seeks to significantly boost the supply of housing.
Paragraph 65 states that in order to significantly boost housing supply, it is
important to recognise that a sufficient and variety of land can come forward

where needed which meets specific housing requirements are addressed.

7.60. Part A of Paragraph 65 in the NPPF states that local planning authorities
should support development which makes the most efficient use of land
which takes into account the identified need for different types of housing
and other forms of development, and the availability of land suitable for

accommodating it.

7.61. Paragraph 73 sets out the supply of new homes can “often be best achieved
through planning for larger scale development, such as new settlements or
significant extensions to existing villages and towns, provided they are well
located and designed, and supported by the necessary infrastructure and
facilities (including a genuine choice of transport modes). Working with the
support of their communities, and with other authorities if appropriate,
strategic policy-making authorities should identify suitable locations for such
development where this can help to meet identified needs in a sustainable

way. In doing so, they should:

e consider the opportunities presented by existing or planned
investment in infrastructure, the area’s economic potential and the

scope for net environmental gains;
e ensure that their size and location will support a sustainable
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community, with sufficient access to services and employment
opportunities within the development itself (without expecting an
unrealistic level of self-containment), or in larger towns to which there

is good access;

e set clear expectations for the quality of the places to be created and
how this can be maintained (such as by following Garden City
principles); and ensure that appropriate tools such as masterplans and
design guides or codes are used to secure a variety of well-designed
and beautiful homes to meet the needs of different groups in the

community;

¢ make a realistic assessment of likely rates of delivery, given the lead-
in times for large scale sites, and identify opportunities for supporting
rapid implementation (such as through joint ventures or locally led

development corporations); and

e consider whether it is appropriate to establish Green Belt around or

adjoining new developments of significant size.

7.62. At regional level, the London Plan seeks to increase the number of homes
across the capital, with a borough target of 15,290 new dwellings over the
plan period (until 2028/29), equivalent to 1,529 dwellings per annum. Policy
GG2 states that those involved in planning and development must enable
the development of brownfield land, particularly in Opportunity Areas. This
is similarly reiterated in Policy H1 alongside supporting Paragraphs 1.4.5
and 2.1.8. We would also note that the Council’s housing presentation on
the new draft Local Plan identifies a shortfall of approximately 2,000 homes

since 2011.

7.63. Policy H8 of the London Plan sets out the requirements for the loss of
existing housing and estate redevelopment. Part A outlines that the loss of
existing housing should be replaced with new residential development at an
equivalent or higher density, with a minimum amount of floorspace

equivalent to the existing provided.
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7.64. Policy H10 of the London Plan states that appropriate mix of unit sizes
should be determined based on a number of factors including the mix of
uses in the schemes, the aim to optimise housing potential on sites, the
nature and location of the site and the role of one and two bed units in
freeing up family housing. The Policy notes that a higher proportion of one
and two beds is generally more appropriate in more central or urban
locations and boroug