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Pre-Application Planning Advice Note 
 
Ref: PRE/2016/0454 
 
Site Address:   Sybil Mews N4 1EP           
 
Proposal: Demolish the out of date commercial buildings at the site, predominately in class B8 use and replace them with a 
modern purpose-built commercial building and 7 townhouses. 
 
Submitted Documents:  
 
Meeting Date:       19th January 2015 
 
Attendees: Samuel Uff (Planning Officer);  Robbie McNaugher (Team Leader – not present at meeting); Richard Truscott (Urban Design 
Officer);     Ian Pinamonti-Hyde  (Transport Planner – not present at meeting) 
 
 
Summary of Council’s response  
 
Overall RAG 
Rating 

Reason for rating 

 Policy concerns – Loss of employment land (DM40). Previous refusal was on this basis of this loss of floorspace 
(HGY/1995/0118) among other issues, but this could potentially be overcome with reference to the emerging policy DM policy 
DM40 (Planning Inspector’s Main Modifications) which does consider suitability of mixed use development in local employment 
land. Evidence of the existing issues of renting the site and proof of potential employment increase would be required in support 
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of the application. The maximisation of the site for employment use would also be required.  
 
Design – the proposed terrace is not a site specific response in terms of height, design and layout. This would lead to an 
undesirable access to the end of the terrace. A mews development with dwellings facing onto a forecourt would allow for 
passive surveillance and would be a more acceptable option. Overall heights should be reduced – not exceed the eaves 
heights of the surrounding terraces. Contemporary design could be acceptable.  
 
Amenity – Concerns to the terrace of Venetia Road first floor front top rear concerns of the terrace. A more conventional mews 
development with dwellings facing into central communal area may lead amenity concerns of rear windows facing onto the 
surrounding dwellings.  
 
Transport – Site is within designated Restricted Conversion Zone (area of parking pressure). Transport Statement will be 
required to provide details of the transportation characteristics of the proposal, particularly means of access (especially vehicle 
manoeuvring and pedestrian routes), pedestrian route should be created to Endymion Road. Lambeth methodology parking 
stress survey required. S106 requirements for future improvement and refining of parking controls and car free contributions. 14 
secure and covered cycle spaces. Delivery plan required for refuse collection and highways servicing. Construction Logistics 
Plan or Construction Method Statement. 
 
Affordable housing, drainage and sustainability commitments would be dependent on the size of scheme submitted. It is 
expected that the eventual scheme will be under 10000sqm, but if it is submitted as a Major application then these should be 
considered.  
 

 
 
Next Steps/recommendations 
 
The proposal would be suitable for a Planning Performance Agreement, further details can found on the Council’s website.  Following the 
agreement of a PPA, the scheme would be put before a Development Management Forum, the Quality Review Panel, and would be presented 
to a Planning Committee Pre-Application meeting. 
 
Review of Submitted Proposal 
 
The assessment of the proposal submitted uses a RAG rating system (see below). Comments are provided on the reasons for the rating given.  
 
Red =  This element of the scheme is not currently considered to be acceptable. 
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Amber =  This element of the proposal has not been adequately addressed within the submission.  
Green =  This element of the proposals is considered to be acceptable by officers.  
 
NOTE: The rating assigned will be a result of the officer/panels consideration of the proposal against the development plan (see below) and all 
other material planning considerations insofar as they are known at this stage (i.e before statutory consultation and public/community 
engagement has taken place).  
 
Policy Aspect Red Amber Green Comments 
     
Principle of 
Development 

   The site is a non-designated employment site. A previous application (HGY/1995/0118) was 
refused on the principle objection of the loss of employment.  
 
The Development Management DPD (Policy DM40) sets out the current approach to managing 
non-designated employment land and sites. The DM DPD is currently in the final stages of 
Examination in Public. Following EiP hearing sessions last Summer the Council published a 
schedule of Main Modifications to the DPD on 18th November 2017 for public consultation.  
 
A number of modifications to DM40 have been proposed through the examination process to 
ensure clarity and effective plan implementation. Specifically, strategic considerations for non-
designated employment sites are now dealt with entirely through DM40 (whereas previously these 
were covered both by DM38 and DM40). The modifications are set out in the Main Modifications 
Schedule (see references DMMod86-DMMod91) however the land-use principles for sustainably 
located, non-designated employment sites remain intact. 
 
This site is a non-designated employment land which is considered to be in a sustainable location 
given the high PTAL rating and proximity to a District Town Centre, and therefore DM40(A) would 
apply (see DMMod86). DM40(A) provides support for mixed-use, employment-led development at 
such sustainable locations to help facilitate site renewal. Any proposal would be subject to the 
requirements of DM38(A) being satisfied (see also modification references DMMod63-70). 
Accordingly, the proposal would need to be accompanied by a viability assessment that 
demonstrates the proposed mixed use scheme will maximise employment uses on site (further 
detail in DM DPD paragraph 6.14).  
 
Evidence of recent activity to market the site, as well as proof of the sub-market rate of rent and 
undesirability of B8 use would be required. Further evidence should be provided to support the 
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applicant’s position that the proposed B1 use will result in a net gain of jobs or other demonstrable 
improvement in the employment offer (i.e. increase in employment density, and/or quality and type 
of jobs) – this may require further clarification on the specific type of B1 use proposed. Specific 
uses within the B1 use class should be dictated by local need. The applicant is advised to enter a 
dialogue the Council’s Economic Development Team to support the type of B1 use proposed.  
 

Design 
Approach 

   At the meeting there were provisional discussions regarding the siting of the units and the 
constraints of the site but it was accepted that these were secondary concerns and the principle 
objection to residential use of the employment site must first be overcome.  
 
Officers commented that the proposed height of buildings and use of dormers would be 
disproportionate and that height of these backland sites should not generally exceed the eaves 
height of the lower terraces in the road frontages of the site, specifically those on Lothiar Road 
North. It is accepted that the footprint of the terrace would be an improvement from the current 
situation in terms of the impact on the properties on Lothiar Road North but this should not be used 
as compensation for unacceptable impact on the residential units of Venetia Road, Endymion Road 
or Green Lanes.  
 
The continuous ridgeline was seen as being a simple but undesirable design form. A more 
contemporary approach as detailed in the examples cited in the pre-application document would be 
preferred.  
 
The linear form of the terrace would create a very narrow pedestrian access, which would be 
unpleasant for prospective occupants of the end units using this access. A more conventional 
mews style layout with a communal area in front of the buildings may present a desirable 
alternative design. This could take a similar form to the existing buildings, with smaller rear gardens 
than proposed, as well as front gardens or a shared yard space. The design constraint of this 
approach would be the impact of first floor rear windows to the existing residential, as well as 
potential overlooking between the proposed units, but this could feasibly be overcome in design. 
 
The mixed palette of materials, as shown in the three example projects could be acceptable. A 
predominantly brick design, complimented with high quality materials could achieve a high quality 
design. It was noted in the meeting that although the examples given do have a fairly uniform linear 
form, they are not a site specific response and would be acceptable in a smaller backland site such 
as this. The smaller backland site at Effingham Road, which provided a 3 unit development, was 
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referenced by the applicants. This seems a more suitable example to follow in this instance.  
      

Impact on 
Neighbouring 
Amenity 

   Any design proposal should consider the impact on the amenity of the surrounding properties, 
particularly those on Lothair Road North, Endymion Road and Venetia Road, as well as the 
residential units above the commercial frontage of Green Lanes. 
 
There would be an amenity improvement to Lothair Road North in terms of a reduction in massing 
to the rear of these dwellings. It is noted that the use of the existing footprint could have amenity 
impacts as any dual aspect would likely cause overlooking to residential to the rear. As mentioned 
above, the proposed siting is not acceptable, so any design would need to consider mitigating 
overlooking whilst providing suitable outlook, sunlight and daylight to the proposed units.  
 
The London Plan Housing SPG  (Standard 28) references a “yardstick” separation distance of 18m 
– 21m between habitable room windows. This also accepts that a reduced distance may be 
acceptable if suitable mitigation is achieved in a contemporary design. Whilst a buffer from 
boundaries would be required, a contemporary design may mean that the standard 18m minimum 
could be overcome.   
 
Concern was raised regarding the impact on amenity to dwellings on Venetia Road. It is unclear 
what the exact relationship between them is but the gable ended finish doesn’t seem to be a 
sympathetic relationship in terms of amenity. The size of buildings would be expected to be 
reduced and the removal of the dormers and contemporary style, coupled with a potentially altered 
siting and unit mix as well as reduced rear garden depths would be acceptable.  
 
It is unclear what the existing height of the existing / proposed commercial unit would be, but the 
proposed height would need to consider the impact on the residential units in Endymion Road and 
Green Lanes.  
 

Housing Quality  ➜  London Plan policy 3.5 and Local Plan policy SP2 require high quality development to meet the 
standards of the Mayor’s Housing SPG.  The proposal should meet all of the requirements of the 
London Housing SPG.  
      
The dwellings would all be dual aspect and would have suitable rear gardens. The undesirability of 
the linear layout of the terrace would create a narrow access to the end units. This would be 
undesirable for those units at the end of the terrace and would create an unpleasant and unsafe 
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thoroughfare for the units at the start of the terrace.  
 
It appears as though ground floor kitchens are proposed at the front of the dwellings, so privacy to 
these rooms would be less important. However, it would be better for an amended design to include 
a defensive buffer between the private and public areas.   
 
The internal layout of the dwellings appears to be acceptable but it is anticipated that this mix and 
layout would likely be amended prior to any submission. The resultant units would be required to 
comply with London Plan policy and housing standards. 
  

Housing Mix 
 

   Officers commented in the meeting that the number and size of units may need to be reconsidered 
to comply with the height and layout concerns. Whilst the provision of seven family dwellings is 
welcomed, a mix of sizes might be more suitable to ensure the viability of the site, especially if this 
would maximise potential employment floorspace availability. 
        

Density    Gross and net density for residential minus commercial space would be required, using the GLA 
methodology. These should be detaield in the planning statement.  
 

Affordable 
Housing 

 ➜  In line with London Plan Policies 3.9, 3.10, 3.11, 3.12 and 3.13, Local Plan Policy SP2 aims to 
provide affordable housing by: 
 
- Subject to viability (as discussed below), sites capable of delivering ten or more units, will be 
required to meet a borough wide affordable housing target of 40%, based on habitable rooms; 
 
- Delivering and affordable housing tenure split of 60% Affordable Rent (including social rent) and 
40% Intermediate Housing;  
 
- Schemes below the ten unit threshold will be required to provide 20% affordable housing on site, 
based on habitable rooms, or provide financial contributions towards affordable housing provision; 
    
- The preferred affordable housing mix, in terms of unit size and type of dwellings on individual 
schemes will be determined through negotiation, scheme viability assessments and driven by up to 
date assessments of local housing need, as set out in the Mayor’s Housing SPD. 
 
The scheme as submitted would have less than 10 units but would have a total gross floor area in 
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excess of 1000sqm. If the proposed development provided remains above this threshold then 20% 
of the proposed habitable rooms of the proposed units would be required to be affordable or a 
financial contribution secured in lieu. However, it seems likely that the total floorspace may be 
reduced.       
 

Viability 
 

   Local Plan Policy SP2 requires developments of more than 10 units or over 1000sqm to contribute 
to the Borough’s target of 40% of affordable housing contributions to the Borough’s affordable 
housing stock. However, subject to viability any proposed scheme providing less than 40% (or 
20%) affordable housing must submit a viability report. Any viability report will be independently 
assessed at the Applicant’s expense.     
 

Inclusive 
Design 

 ➜  Policy 3.6 of the London Plan and Local Plan Policy SP2 require new housing is built to meet 
Building Regulation requirement M4 (2) ‘accessible and adaptable dwellings’ (formerly Lifetime 
Homes’ standards).  This ensures that dwellings are able to be easily adapted to suit the changing 
needs of occupiers, particularly those with limits to mobility.  Any forthcoming application should 
demonstrate compliance with these requirements of Polices SP2 and 3.6.   
      

Sustainability  ➜  The NPPF, London Plan and local policy requires development to meet the highest standards of 
sustainable design, including the conservation of energy and water; ensuring designs make the 
most of natural systems and the conserving and enhancing the natural environment. The London 
Plan requires all new homes to achieve a 35 per cent carbon reduction target beyond Part L 2013 
of the Building Regulations (this is deemed to be broadly equivalent to the 40 per cent target 
beyond Part L 2010 of the Building Regulations, as specified in Policy 5.2 of the London Plan for 
2013-2016).  
 
Should the application be over 1000sqm then the applicant is required to submit an energy 
assessment to confirm that the proposal will meet this requirement, and any other sustainability 
measures which are incorporated into the proposal. 
 

Drainage and 
Flooding 
 

   If the application is submitted as over 1000sqm floorspace then the following would apply. London 
Plan (2011) Policy 5.13 ‘Sustainable drainage’ and Local Plan (2013) Policy SP5 ‘Water 
Management and Flooding’ require developments to utilise sustainable urban drainage systems 
(SUDS) unless there are practical reasons for not doing so, and aim to achieve greenfield run-off 
rates and ensure that surface water run-off is managed as close to its source as possible in line 
with the following drainage hierarchy: 
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1 store rainwater for later use 
2 use infiltration techniques, such as porous surfaces in non-clay areas 
3 attenuate rainwater in ponds or open water features for gradual release 
4 attenuate rainwater by storing in tanks or sealed water features for gradual release 
5 discharge rainwater direct to a watercourse  
6 discharge rainwater to a surface water sewer/drain 
7 discharge rainwater to the combined sewer. 

 
Drainage is required to be designed and implemented in ways that deliver other policy objectives, 
including water use efficiency and quality, biodiversity, amenity and recreation.   
 
Further guidance on implementing Policy 5.13 is provided in the Mayor’s Sustainable Design and 
Construction SPG (2014) including how to design a suitable SuDS scheme for a site.  The SPG 
advises that if greenfield runoff rates are not proposed, developers will be expected to clearly 
demonstrate how all opportunities to minimise final site runoff, as close to greenfield rate as 
practical, have been taken. This should be done using calculations and drawings appropriate to the 
scale of the application. On previously developed sites, runoff rates should not be more than three 
times the calculated greenfield rate. The SPG also advises that drainage designs incorporating 
SuDS measures should include details of how each SuDS feature, and the scheme as a whole, will 
be managed and maintained throughout its lifetime. 
 
Therefore any forthcoming application should include details of the proposed surface water 
drainage scheme in accordance with the drainage hierarchy set out above in order to comply with 
the requirements of Policies 5.13 and SP5. 
 

Highways and 
Transportation 
 

   The site has a PTAL value of 6a which is considered ‘excellent’ access to public transport services. 
Multiple bus services are accessible between 1 and 8 minutes walk of the site, and three railway 
stations are within walking distance, namely Harringay Green Lanes (6 minutes), Manor House 
Underground Station (8 minutes) and Harringay Network Rail Station (9 minutes).  
  
It is in the Green Lanes CPZ (zone B) which has operating hours of 0800 – 1830 Monday to Friday. 
It is also within the Harringay Ladder Restricted Conversion Area, these are areas known to have 
high parking stresses.  
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For any future Planning Application, a Transport Statement will be required to provide details of the 
Transportation Characteristics of the proposal.  In particular, this will need to detail and provide 
commentary on the following; 
  
• Means of access – the existing vehicle access will be retained, swept paths will need to be 
provided to demonstrate how blue badge vehicles and delivery/service vehicles are able to enter 
and leave the site in a forward gear and manoeuvre internally with sufficient ease, and what the 
access widths are for pedestrians. There will need to be detail on whether any other properties or 
premises have a right of use of Sybil Mews (which is not Public Highway), as consideration of the 
potential for obstruction resulting in vehicles backing out onto the Highway will need to be made.  
  
• It is assumed that the opportunity will be taken to create a foot connection to the south  
(Endymion Road). 
  
• It is proposed that the site be car free (apart from two blue badge bays). These are all family 
sized houses. The 2011 census recorded average car ownership in the postcode locality as 0.4 
cars hour household. A parking stress survey needs to accompany any formal application, to 
provide details and a commentary on the existing parking stresses in the locality. This needs to be 
carried out and presented in accordance with the ‘Lambeth’ Methodology. With this information 
Transportation can come to a view on the acceptability or not of the proposal for 7 family units 
being car free bar the two blue badge bays.  As the site is within a Restricted Conversion Area 
there are sensitivities in relation to parking stresses. If the proposal was to be considered 
acceptable it may be appropriate for a future contribution towards improving and refining parking 
controls I the locality as mitigation towards any impacts however this will not be clear until a formal 
application and parking stress survey is submitted. In any instance the development will need to be 
designated as a car free/permit free site with the appropriate S106 agreement or similar to cover 
the costs to the Council.  
  
• Cycle parking to London Plan standards will be needed (14 cycles for the residential 
component plus appropriate provision for the commercial dependent on Land Class use). This 
needs to be both secure and weatherproof, and full details showing the location, type of system to 
be used, and dimensioned layout to confirm/demonstrate adequacy of the proposed arrangement 
will need to accompany the application.  
  
• A Delivery and Servicing Plan detailing the arrangements for off highway servicing and 
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collection arrangements for refuse and recycling will need to be submitted.  
 
• Given the site’s narrow access and location, a Construction Logistics Plan or Construction 
Method Statement will be required, to detail how the development would be built out.  In particular 
Transportation will need to be informed of the contract programme and duration, the numbers and 
types of construction vehicles that will attend site, and the arrangements for minimising the impact 
on the public highway such as timing of vehicle arrivals outside of the AM and PM peaks. Any 
temporary impacts or proposals affecting the highway will need to be detailed as well as the means 
of dealing with dust and debris. 
 

Waste and 
Recycling 
 

   The proposal is required to provide adequate refuse and recycling storage for the proposed 
dwellings and commercial use. The transport comments have referred to potential concerns 
regarding location of refuse storage. Details of a management plan should be submitted at 
application stage.      
 
Further advice can be obtained from the Council’s Sustainable Design and Construction SPD 
Appendix or Waste Management Officer (contact below). 
 

Trees 
 

   The site appears to be bounded by mature trees. Any trees on or adjacent to the site should be 
detailed in a submission and protected where required. 
 

Mayor  CIL / 
Haringey CIL 
and Planning 
Obligations 

   The Mayoral CIL is applicable on developments that are granted planning permission after 1 April 
2012. The London Borough of Haringey is within the second band of the charging zone, which 
requires a £35 x 1.229 per sq m charge on net additional increase in floor space of all 
developments (with some exceptions) equal to or over 100 sqm, or involving the creation of one 
dwelling even where this is below 100 sq m (although any net charge of less than £50 will not be 
collected). Further information on the Mayoral CIL can be found on the Greater London Authority’s 
(GLA) website. 
 
As per the Community Infrastructure Levy (CIL) regulations introduced in April 2010 the Council 
moved to the new tariff style system on 1st November 2014. The site falls within the central part of 
the borough and as such any new residential floor space created would be subject to a £165 per 
sqm x 1.054 charge. For more information on this please go to the following link: 
http://www.haringey.gov.uk/cil 
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Note: The CIL rates published by the Mayor and Haringey in their respective Charging Schedules 
have been inflated in accordance with the CIL regulations 
 
The Council’s adopted the Planning Obligations SPD (2014) sets out the Council’s approach 
policies and procedures in respect of the use of planning obligation.   The proposal will require the 
following matters to be secured through a Section 106 Agreement: 
 

 Affordable Housing 
 Sustainable Transport / Car parking restrictions  

 
 
Building Control 
 
It is recommended that you obtain technical advice regarding building control matters during the early stages of project design, and Haringey 
Building Control has extensive experience in working with clients on a wide range of projects. Should you wish to discuss your project and how 
Haringey Building Control may best advise you regarding compliance with relevant building control regulations, please contact Bob McIver on 
020 8489 5500 or by email on Bob.McIver@haringey.gov.uk 
 
Consultation 
 
As stated in the National Planning Policy Framework, that where beneficial, local planning authorities should encourage applicants to engage 
with the local community before submitting applications. The Council’s Statement of Community Involvement (SCI) (2011) 
(http://www.haringey.gov.uk/sci) sets out the Council’s approach to engaging with and consulting the community in planning and development 
issues. As outlined in the SCI applicants of major schemes are advised to undertake early community involvement before submitting an 
application to the Council. 
 
A new planning protocol has recently been adopted, this includes the requirement for Applicants to present their schemes to Members of the 
Planning Sub – Committee at pre-application stage, as well as the opportunity to present the scheme to a Quality Review Panel. Where 
considered necessary, applicants will also be required to undertake a Development Forum as part of the pre-application process in order to 
engage the local community in order to obtain their opinions on any proposed development before any planning application is submitted for 
formal consideration and determination.  This can be discussed in more detail at any subsequent pre-application meetings.    
  
Once a planning application is submitted, the LPA will undertake the normal consultation procedures in accordance with the Town and Country 
Planning (Development Management) Order 2012 which will include providing a minimum of 21 days for neighbours and other statutory and 
non-statutory consultees to provide responses and comments to any submitted planning application.  
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The scheme will need to be presented to Members of the Councils Planning Committee for determination. The LPA will endeavour to ensure 
that a formal decision is issued within the statutory 13 week period however this is contingent on Planning Committee dates.  
 
In order to assist in the application process the applicant is strongly encouraged to enter into a Planning Performance Agreement (PPA) with 
the Council in order to assist the smooth process of any planning application from pre-application to determination stages. Please contact 
Samuel Uff on the details provided above to discuss this requirement.   
 
NB: Harringay Ward Councillors       
 
Information required for Planning Application Submissions 
 
The following information will be required for registration of the planning application in respect of this site.   
1. Standard application form (three copies plus original unless submitted electronically)  
2. ‘Determining whether an application is CIL liable’ form and plan or drawing showing any chargeable development and gross internal area in 

square metres on each plan 
3. Location plan on an up to date map at an identified standard metric scale (typically 1:1250 or 1:2500 to fit onto A4 or A3 paper) with the red 

line including all land necessary to carry out the proposed development and blue line for any other land owned by the applicant 
4. Site plan – direction of North, proposed development in relation to the site boundaries with written dimensions (and public rights of way, 

trees, hard surfacing and boundary treatment where relevant)  typically 1:500 or 1:200 
5. Ownership certificate and notices, and Agricultural land declaration 
6. Fee 
7. Fully annotated and scaled (1:50 or 1:100) drawings showing, floor plans, elevations of the existing and proposed buildings as well as 

drawings showing site sections and a ‘streetscene elevation’ showing the relationship with the neighbouring buildings.  Please note that 
Haringey requires all applications to have a scale bar and all proposed plans/elevations require one significant dimension. This is 
to ensure that the Planning Officer can accurately measure dimensions using measuring software.   

8. Design & Access Statement (including a statement confirming compliance with Lifetime Homes standards and London Plan SPG housing 
space standards) 

9. Planning Statement 
10. Transport Statement 
11. Viability Assessment 
12. Statement of Community Involvement* 
13. Energy Assessment and Sustainability Strategy* 
14. Tree Report 
15. Daylight and Sunlight Assessment 
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* Required if Major application submitted 
 
For further information please see the Council’s Validation Checklist.   
 
List of Relevant Contacts 
 
 
Robbie McNaugher – Team Leader – 0208 489 8233 
Samuel Uff – Planning Officer –2177 
Richard Truscott – Urban Design Officer – 0208 489 5241 
Maurice Richards – Transport Planner – 0208 489 5575 
Adam Littler Senior Drainage Engineer- 0208 489 1219 
Michael McNicholas – Head of Waste Management – 0208 489 5561 
Bob McIver – Head of Building Control – 0208 489 5500  
Andrew Snape – Met. Police Crime Prevention Officer – 0208 345 2167 
 
INFORMATIVE 
 
Without Prejudice 
 
Please be advised that this response is given at officer level and does not form a formal response or decision of the council with regard to 
future planning application(s) or other formal approaches.  The views expressed above are given in good faith, to the best of ability, and without 
prejudice to the formal consideration of any future planning application, which will be subject to formal consultation and ultimately decided on by 
the council. 
 
 
 


