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2.1

2.2

3.1

3.2

3.3

4.1

5.1

5.2

RECOMMENDATION

That the Committee consider and make appropriate comments and
recommendations on the draft Finchley Church End Town Centre Strategy as part
of the final stage of consultation and in advance of formal approval by Cabinet in
early 2012.

RELEVANT PREVIOUS DECISIONS

Cabinet, 3 April 2008, Decision 10 (Vibrant and Viable Town Centres — A Suburban
Town Centre Strategy for Barnet)

Cabinet, 3 February 2010, Decision 6 (Responding to the Recession — Suburban Town
Centres)

CORPORATE PRIORITIES AND POLICY CONSIDERATIONS

Overview and Scrutiny Committees, Panels and Task and Finish Groups must ensure
that the work of Scrutiny is reflective of the Council’s priorities..

The three priority outcomes set out in the 2011/13 Corporate Plan are: —

e  Better services with less money
e Sharing opportunities, sharing responsibilities
e A successful London suburb

Through the preparation of Town Centre Strategies, the Council can deliver the Corporate

Plan strategic objective of ensuring that our town centres are vibrant places where
business can thrive.

RISK MANAGEMENT ISSUES

Failure to sustain and enhance Barnet's town centres will impair their key contribution to
the social, economic and environmental well-being of the borough.

EQUALITIES AND DIVERSITY ISSUES

Pursuant to the Equality Act 2010 (“the Act”), the council has a legislative duty to have
‘due regard’ to eliminating unlawful discrimination, advancing equality and fostering good
relations in the contexts of age, disability, gender reassignment, pregnancy, and
maternity, religion or belief and sexual orientation.

In addition to the Terms of Reference of the Committee, and in so far as relating to
matters within its remit, the responsibility of the Committee is to perform the Overview
and Scrutiny role in relation to:

e The Council’s leadership role in relation to diversity and inclusiveness; and

e The fulfilment of the Council’s duties as employer including recruitment and retention,
personnel, pensions and payroll services, staff development, equalities and health
and safety.
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5.3

5.4

6.1

7.1

7.2

8.1

8.2

8.3

8.4

9.1

Town centre strategies aim to create the right environment for vibrant and viable town
centres in Barnet. Integral to this is the need to respect the diversity of the town centre
network and to take into account the different requirements of each town centre, and the
different needs and preferences of those who use them.

The individual Town Centre Strategies will identify opportunities to enhance the public
realm and improve accessibility for all users and will seek to support the provision of a wide
range of shops and services to meet the needs of diverse local populations.

USE OF RESOURCES IMPLICATIONS (Finance, Procurement, Performance &
Value for Money, Staffing, IT, Property, Sustainability)

Use of resources implications will be addressed when the Finchley Church End Town
Centre Strategy is reported to Cabinet for approval.

LEGAL ISSUES

The development of Town Centre Strategies is currently not a statutory requirement in
the United Kingdom. However, the London Plan emphasises the strategic importance of
town centres and contains a series of specific policies for London’s town centres, which
all local authorities must be in general conformity with. This includes maximising choice
in town centres and promoting sustainable access to goods and services.

Any decision relating to the implementation of the Finchley Church End Town Centre
Strategy which has legal implications will be addressed at the time of reporting to
Cabinet.

CONSTITUTIONAL POWERS

The scope of the Overview & Scrutiny Committees is contained within Part 2, Article 6 of
the Council’'s Constitution.

The Terms of Reference of the Overview & Scrutiny Committees are set out in the
Overview and Scrutiny Procedure Rules (Part 4 of the Constitution).

Item 2 of Business Management Overview & Scrutiny Committee Terms of Reference
details that the Committee has “...responsibility for the review of the policy framework
and development of policy and strategy not within the remit of other overview and
scrutiny committees.”

Decisions relating to the Town Centre Strategies are for the Executive as a whole.
Responsibilities of the Executive are set out in Section 3 (Responsibility for Functions) of
the Council’'s Constitution.

BACKGROUND INFORMATION
Finchley Church End is one of Barnet’s 14 district town centres and is broadly

comparable in size to North Finchley, Burnt Oak and Chipping Barnet. It is one of the
most visited town centres in the borough and one of the most accessible.



9.2

9.3

9.4

9.5

9.6

9.7

9.8

The town centre is identified in Barnet's emerging Local Development Framework Core
Strategy as a Priority Town Centre with potential for future growth. The draft town centre
strategy attached to this report is intended to provide a framework for managing
anticipated change and guiding future development to ensure that this supports the long
term vitality and viability of the town centre and protects and enhances this part of the
borough. The strategy will be a material consideration in the determination of future
planning applications within the town centre.

The strategy has four key objectives:

o To encourage positive change, renewal and investment;
o To foster enterprise;

o To protect the suburban character of the area; and

o To improve and enhance the quality of the public realm.

In February 2010 public consultation was undertaken on the key issues and
opportunities for Finchley Church End Town Centre. The outcome of the consultation
and specific issues that were raised have helped shape a number of priorities for the
town centre strategy which are set out below.

Priority 1 - Ensure an accessible and integrated town centre and maximise the
potential of the existing transport hub

Finchley Church End is a highly accessible centre due to the location of the tube station
in the heart of the town centre and the proximity to the strategic road network.

However, there are significant issues in relation to the quality of the environment
around, and access to, the station. Through capturing the benefits of new development
there is a major opportunity to create a better, more integrated and more accessible
transport hub for the Borough by working with Transport for London and other
stakeholders.

Priority 2 - Enhance the character of the town centre

Finchley Church End has retained much of its historic character with the original Church
End Village at the southern end of the town centre designated as a conservation area.
However, the character of the buildings in much of the town centre is being

progressively eroded by inappropriately sited advertising hoardings, street clutter,
inappropriate signage and poor quality shop fronts. Future development and
refurbishment opportunities must be carefully managed to ensure that these enhance the
historic character of the town centre. Opportunities to declutter the public realm should
also be progressed as and when funding becomes available.

Priority 3 — Develop Finchley Church End’s role as a sustainable, modern
employment centre

Finchley Church End is already a successful employment centre. Office workers are
key to supporting a range of town centre businesses, and an improved pedestrian
environment would encourage them to make fuller use of the centre. A significant
employment area exists at the southern end of the town centre on the east side of
Regents Park Road. However, at present this is poorly integrated with the core retalil
area. There is scope to improve connections between employment areas and town
centre facilities for the benefit of local employees and businesses.

Priority 4 - Protect, improve and strengthen the existing range of independent
retail provision within the town centre
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9.9

9.10

9.11

9.12

10.

10.1

Finchley Church End has a large number of independent retail and service providers,
including a number of good quality ethnic restaurants, which meet the needs of the
diverse local population. There is an opportunity to build on this distinctive characteristic
of the area by improving the quality of existing frontages but also to strengthen the retail
core through attracting additional high street retail provision. There is also an opportunity
to work with existing traders to encourage more collaboration and promotion of the town
centre to enhance trade and capture the spending power of the surrounding residential
community and the large number of office workers located at the southern end of the
town centre.

Priority 4 - Improve and green the public realm throughout the town centre
Parts of the town centre benefit from mature street trees and other planting, and the
quality of the environment in these areas is noticeably better than in areas where
planting is absent. There are opportunities, particularly where pavements are wider,
to plant mature trees which will also help to provide shade and some protection from
the impacts of traffic.

A number of key sites have been identified where there are opportunities for future
development and improvement. The draft strategy sets out a series of principles to
inform and guide proposals for these sites as they come forward for development.

A number of opportunities to enhance the public realm in the town centre and address
current problems are also identified. In many cases these could be brought forward
incrementally in different parts of the town centre as opportunities and resources
present themselves. To support future delivery a set of priorities for future Section 106
funding is also set out in the strategy.

The strategy is undergoing a final round of public consultation during November and
December prior to formal adoption by Cabinet in early 2012. This will be via a local
exhibition and circulation of information to local resident and amenity groups and
through local business networks.

LIST OF BACKGROUND PAPERS

None.

Legal — CH
Finance — JH
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1. Introduction and Purpose

1.1

1.2

Finchley Church End is one of Bamet's 14
district town centres and is broadly comparable
in size to North Finchley, Burnt Oak and Chipping
Bamnet. Itis one of the most visited town centres
in the borough and one of the most accessible.

Finchley Church End is identified in Bamet's
emerging LDF Core Strategy as a Priority Town
Centre with potential for future growth. The
town centre strategy is intended to provide
a framework for managing this anticipated
change and guiding future development to
ensure that this supports the long term vitality
and viability of the town centre and protects
and enhances this part of the borough.

The strategy has four key objectives for the town
centre:

e To encourage positive change, renewal and
investment.

e o foster enterprise.

e o protect the suburban character of the
area.

e o improve and enhance the quality of the
public realm.

Historic core
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1.3

1.4

The delivery of these objectives will support the
following long term vision.

Finchley Church End will become a thriving,
vibrant and sustainable district centre with
an enhanced range of independent and
niche retailers,convenience retail outlets,

and local employment provision. The centre
will be easy to access and move around
for all users. The historic fabric will be

protected, and the quality of the town centre
environment improved for all. Change will be
delivered through partnership working with
both public and private sector landowners
to ensure that development is co-ordinated
and the benefits for the town centre arising
from new development are maximised.

The Town Centre Strategy will be a material
planning consideration in the determination
of future planning applications within the town
centre.

Southern end of Ballards Lane

Church End Finchley Town Centre Strategy | Draft Repor October 2011
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2. Background and Priorities

2.1

Barnet's largest
20 town centres "
- Brent Cross f ‘
Regional Shopping Centre West £
Handon

. Major town centres
@ District town centres

& Local town centres

Finchley Church End is located in the centre
of the Borough. The district centre of North
Finchley lies to the north east, with East Finchley
to the east, Brent Street and Hendon Central to
the south west and Temple Fortune and Golders
Green to the south. Finchley Church End has
a number of characteristics which distinguish it
from surrounding centres and which this town
centre strategy seeks to enhance through
encouraging positive change, investment and
renewal.

%

Church End Finchley District Centre
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2.2

Character of the Town Centre

Finchley Church End is linear in form with a
ribbon of mostly late 19th and early 20th Century
buildings with varied retail and commercial uses
at ground floor running for a 1km length from
Regents Park Road in the south to Victoria Park
in the north. The centre is bisected by the road
bridge that crosses the railway line just to the
south of Finchley Central Station which lies on
the Northern Line at the busy road junction of
Nether Street and Ballards Lane. The road
bridge over the railway exacerbates congestion
by narrowing the road space and creates a poor
pedestrian environment.

Finchley

Church
End

Church End Finchley Town Centre Strategy | Draft Repoft 1October 2011



2.3

2.4

o

. i R
ictoria Park

Finchley Church End’s retail offer differs from
surrounding centres and is dominated by a
variety of small, independent convenience and
specialist shops, with Tesco acting as the main
retail anchor in the centre. The independent
shops are a key asset, along with the good
transport links by road and public transport.
However, areview of the local property markethas
found that there is limited demand from national
retailers to locate in the centre, potentially due to
the small size of the retail units in the centre and
competition from surrounding centres such as
North Finchley, as well as the current economic
climate.

Finchley Church End is one of the six major
office locations in the Borough with an important
cluster of employment uses mainly concentrated
in purpose built offices at the southem end of
the town centre. These uses play an important
economic role, providing local employment and
supporting a wide range of other businesses in
the centre, particularly through the lunchtime
trade. There are a small number of taller, 1960s
office blocks within the centre which are out of
character with the surrounding area and where
the office floorspace is of a declining quality and
there are varying levels of vacancy.

2.5

2.6

2.7

i .
Regent's Park Road at the junction with Ballards [ane

Much of the southern section of the town centre
is designated as a Conservation Area. This
includes the original Church End Village and
historic core of the town centre. A Conservation
Area Character Appraisal for the Finchley
Church End Conservation Area has recently
been completed. This will provide the basis for
better protecting the historic assets of the area
and enhancing the quality of the conservation
area over time.

The majority of the residential area surrounding
the town centre consists of detached and semi-
detached family homes developed between the
1870s and 1930s.

The town centre lies across two wards, Finchley
Church End and West Finchley. There is a slightly
higher than average proportion of residents aged
over 60 in these wards and a higher than average
population density. The average income across
the two wards is 12% above the Barnet average
indicating that the town centre has a relatively
large and affluent catchment population and that
there is scope to better capture the spending
power of the surrounding community.

(] .

Church End Fird@ley Town Centre Strategy | Draft Report | October 2011 7



2.8

8

Transport and Movement

The town centre benefits from good public
transport links. Finchley Central Underground
Station (Zone 4) is located at the heart of the
centre providing direct links into central London
and numerous bus routes run along Ballards
Lane and Nether Street providing good local
connections.

However, pedestrian access to Finchley Central
station is poor, as the station is set back from
the main road along Chaville Way which also
provides vehicular access to the Station Car
Park (see paragraph 2.11). Pedestrian access
is also hindered by its location at a busy road
junction and the narrow footways across the
railway bridge.

[reos] ey amimes T,
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2.10

There are excellent road connections to the
strategic road network. Ballards Lane (A598)
connectsFinchley Church EndwithNorthFinchley
and Whetstone to the north and Hendon, Temple
Fortune, Golders Green, the A406 and A1 to the
south. However, the location of the town centre
on, and adjacent to, these key routes leads to
significant traffic congestion through the town
centre and at key junctions at peak times. This
creates a poor quality pedestrian environment,
particularly around the Nether Street/Ballards
Lane junction and can also have an impact on
the journey times of buses.

| Reproduced from Ordnance Survey mapping with the
permission of the Controller of Her Majesty’s Stationery
.. Office.© Crown Copyright.Unauthorised reproduction
infringes copyright and may lead to prosecution or civil
proceedings. Licence No.: 100017674 (2011)

Church End Finchley Town Centre Strategy | Draft Repoft 8October 2011



2.12

213

Parking

Finchley Central station has a 260 (approx)
space car park which is owned and managed by
Transport for London (TfL). However, this is used
mainly by commuters because of the charging
regime and does not specifically serve the
town centre. There is also a 100 (approx) space
multi storey car park to the rear of Tesco, which
is owned and operated by the store. The whole
of the town centre lies within a Controlled
Parking Zone and there is on street pay and
display parking provided along Ballards Lane
and adjacent residential streets which is well
used.

Issues and Opportunities Consultation

In February 2010 public consultation was
undertaken on the key issues and opportunities
for Finchley Church End Town Centre. The
outcome of the consultation and specific issues
that were raised have been summarised below
under a number of headings. The results of this
consultation have helped shape the priorities for
the town centre strategy set out in paragraph
217,

The Shopping Offer

e Desire to secure improved ‘quality’ shopping
offer, particularly from niche/independent
retailers (especially butchers and bakers)
but also ‘higher quality’ chains. Several
respondents identified a specific desire for
a post office in the town centre.,

e (Concem to resist big new stores and clear
objections to further A2 uses (banks/building
societies/estate agents).

e The high rates and rents in the area were
highlighted as a reason for shops closing
or ‘desirable’ (niche) businesses not being
attracted to the area.

2.14

2.15

2.16

The Public Realm and Pedestrian Movement

e Strong support was expressed for better
pedestrian crossings and an improved
pedestrian environment around the station
and over the railway bridge; and for improved
pedestrian links between the station and the
centre.

e  (eneral support was expressed for more
soft landscaping in the centre and ‘greening’
of the public realm including tree planting.

e \ery strong support was expressed for de-
cluttering of the public realm.

Buildings

e A concem was expressed that there was
a need for better protection for Finchley
Church End'’s historic buildings.

e (Concerns were expressed about poor guality
existing shop fronts, signage and advertising
impacting on the visual appearance of the
town centre.

Traffic and Parking

e A number of respondents highlighted that
more public car parking was required to
support shops.

e (Concems that new development will
bring more cars and people to an already
overcrowded and congested area and a
need for changes to be made to relieve the
existing vehicular congestion in the area
were raised.

e Some suggestions were made that new
developments should be ‘car free’

Church End Firddley Town Centre Strategy | Draft Report | October 2011 9



Priorities for the Town Centre

217 The five priorities for change and investment
in Finchley Church End to be considered and
addressed through this town centre strategy
and future development proposals are:

1. Ensure an accessible and integrated town
centre and maximise the potential of the existing
transport hub

Finchley Church End is a highly accessible
centre due to the location of the tube station in
the heart of the town centre and the proximity
to the strategic road network. However, there
are significant issues in relation to the quality
of the environment around, and access to,
the station. Through capturing the benefits of
new development there is a major opportunity
to create a better, more integrated and more
accessible transport hub for the Borough
by working with TfL and other stakeholders.
Particular opportunities include:

e Improving the station environment;

e Developing better linkages between the
underground station and bus services;

* Improving pedestrian access to the station;

e Improving the bridge environment;

* Improving pedestrian crossing facilities; and b

e Improving the quality of the public realm at  HlEReeEEROERINENEINEAILES

key junctions.

10 Church End Finchley Town Centre Strategy | Draft Repoft HOctober 2011



2. Enhance the character of the town centre

Finchley Church End has retained much of its
historic character. However, the character of
the buildings along Ballards Lane and Regents
Park Road is being progressively eroded by
inappropriately  sited advertising hoardings,
street clutter, inappropriate signage and poor
quality shop fronts. Future development and
refurbishment opportunities must be carefully
managed to ensure that these enhance
the historic character of the town centre.
Opportunities to declutter the public realm
should also be progressed as and when funding
becomes available.

(Corner of Ballards Lane and Hervey Close

Develop Finchley Church End’s role as a
sustainable, modern employment centre

Finchley Church End is already a successful
employment centre. Office workers are key to
supporting a range of town centre businesses,
and an improved pedestrian environment would
encourage them to make fuller use of the
centre. A significant employment area exists at
the southern end of the town centre on the east
side of Regents Park Road. However, at present
this is poorly integrated with the core retail area.
There is scope to improve connections between
employment areas and town centre facilities for
the benefit of local employees and businesses.

Protect, improve and strengthen the existing
range of independent retail provision within the
town centre

Finchley Church End has a large number
of independent retail and service providers,
including a number of good quality ethnic
restaurants, which meet the needs of the diverse
local population. There is an opportunity to build
on this distinctive characteristic of the area
by improving the quality of existing frontages
but also to strengthen the retail core through
attracting additional high street retail provision.
There is also an opportunity to work with existing
traders to encourage more collaboration and
promotion of the town centre to enhance
trade and capture the spending power of the
surrounding residential community and the large
number of office workers located at the southern
end of the town centre.

Church End Firdley Town Centre Strategy | Draft Report | October 2011 11
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2.18

2.19

2.20

2.21

Improve and green the public realm across the
town centre

Parts of the town centre benefit from mature street
trees and other planting, and the quality of the
environment in these areas is noticeably better
than in areas where planting is absent. There are
opportunities, particularly along Ballards Lane, to
plant mature trees which will enhance the quality
of the physical environment, help to reduce the
impact of traffic on pedestrians and also provide
shade and evaporative cooling.

Delivery

The overall objective of the strategy is to
encourage positive change, renewal and
investment in the town centre. The Council is
keen to work in partnership with local residents,
businesses, land owners, developers and other
public bodies to achieve this.

A number of key sites have been identified where
there are opportunities for future development
and improvement. In Section 3.0 the strategy
sets out a series of principles to inform and guide
proposals for these sites as they come forward
for development and ensure the priorities for
the town centre set out in this section can be
delivered.

A number of opportunities to enhance the public
realm in the town centre and address current
problems are also identified in section 3.0. In
many cases these could be brought forward
incrementally in different parts of the town
centre as opportunities and resources present
themselves.

To support future delivery a number of priorities
for future funding are set out in Section 4.0,

Office space at Winston House

istoric core, Hendon Lane

Church End FirdBley Town Centre Strategy | Draft Report | October 2011 13
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3. Proposals and Opportunities

3.1

3.2

Opportunity Sites

Following a detailed analysis of the town centre,
including discussions with key stakeholders and
landowners, a number of sites with the potential
to contribute to the enhancement of Finchley
Church End have been identified. The sites
are shown on the plan opposite. These sites
represent opportunities to deliver new or
refurbished buildings to provide new services,
facilities, homes and economic opportunities
within the town centre.,

Additional sites in the town centre may come
forwardfordevelopmentovertime. Development
on such sites should also reflect the vision,
Objectves and overarching development
principles contained within this strategy.

The sites identified fall within three groups:

Existing office buildings where the owners
are presently in discussions with the Council
about possible schemes (Sites 1, 2 and 3);

Sites owned predominantly by Transport
for London (TfL). There is an opportunity for
these sites to be brought forward together in
a way which makes a significant contribution
to the enhancement of the public realm (sites
4,5 and 6); and

Longer term development opportunities at
Central House and Tesco (sites 7 and 8).

Aerial photograph of Church End

Church End Fi20ley Town Centre Strategy | Draft Report | October 2011 15



3.4

Existing Office Buildings — Short to medium
term opportunities

Site 1: 401-405 Nether Street
Site area: 0.1ha

This site is located on the comer of Nether
Street and Albert Place (leading to Popes Drive)
and is currently occupied by a three storey office
building fronting on to Nether Street. There is a
car park to the north of the building, accessed
off Albert Place, beyond which is a five storey
office building. Central House is to the east of
the site and to the west is a six storey building
of residential flats. The site is positioned in a
transition zone on the edge of the town centre.

|}

|
|

Plan of 401- 405 Nether Street

401- 405 Nether Street (cream building)

Site 2: Winston House and 2-4 Dollis Park
Site area: 0.6ha

This site contains buildings up to six storeys in
height and includes anareaof undercroft
parking accessed from Dollis Park Road. The
site includes a mixture of office, residential and
storage and distribution uses. In addition to this
the ground floor units fronting onto Regents Park
Road include retail, public house and restaurant,
bank and estate agent uses. The position of the
building line creates an area of wide pavement
on Regents Park Road, into which the public
house and restaurant currently spills out with
tables and chairs.

16 Church End Finchley Town Centre Strategy | Draft Repc 1October 2011



Site 3: Gateway House
Site area: 0.2ha

Gateway House is located on the comer of
Regents Park Road and Arcadia Avenue,
opposite King Edward Hall and close to the
Finchley Church End Conservation Area. The
building is a modermist office block set back
from the street to provide a wider section of
pavement along Regents Park Road. The

scale and height of this building are at odds with
those of the buildings which surround fit.

Gateway House

3.5

Sites Owned by Transport for London

Site 4: 290-298 Nether Street
Site area: 0.3ha

This site is located at the busy junction of Ballards
Lane and Nether Street andis currently occupied
by a single storey bar and restaurant, a mini cab
firm and hand car washing business. The site
is bounded by the railway line to the west and
fronts on to Nether Street. As a result of its poor
quality buildings, numerous advertisements
and cluttered nature this site presently has a
negative impact on the townscape of the town
centre,

290-298 Nether Street

Church End Fi2&ley Town Centre Strategy | Draft Report | October 2011 17



Site 5: Finchley Central Station car park (and
land to the east)

Site area (car park): O.7ha (0.6ha if Transport for
London building remains)

Finchley Central car park is a strip of land to the
north of the underground line and immediately
east of Finchley Central Station, which is
currently in use for predominantly commuter car
parking. The site is bounded to the north by a
strip of trees and shrubs which provide some
degree of buffer between the site and the two
storey detached housing on Hervey Close.

The car park currently has around 260 parking
spaces and also contains a building used for
operational purposes. Itis uncertainifthis building
needs to be retained. The entrance to the station
and car park is set back from Ballards Lane and
is reached by an access road (Chaville Way)
which slopes down towards the station. The
pedestrian environment between the main road
and the station) has limited pavement space, a
lack of natural surveillance and a generally poor
quality public realm. This creates a negative first
impression of the town centre and, as a key
point of arrival for many users of the surrounding
area, requires enhancement.

v e, Sl

Finchley Central car park

18  Church End Finchley Town Centre Strategy | Draft RepcR 8October 2011



Site 6: Station Road
Site area: 0.4ha

The site is located to the south of the railway
lines on Station Road and contains a number of
buildings, comprising a series of single storey
retail units, a minicab office and a builders yard
with associated offices. A secondary access
to Finchley Central Station, in the form of a
pedestrian footbridge over the railway, cuts
through the site and leads to significant footfall
along its western part.

As with site 6, this western part of the site is
a point of arrival for a significant number of
users of the town centre and the pedestrian
environment in this part of Station Road would
benefit from enhancement. The buildings on
this site are of a generally poor quality and falil
to make effective use of the land. The builders
yard also creates noise, disturbance and vehicle
movements which detract from the amenity of
the neighbouring properties and can cause
traffic congestion.

Station Road

Plan of Station Road site

Church End Fi2dley Town Centre Strategy | Draft Report | October 2011 19



3.6 Longer Term Development Opportunities
Site 7: Central House and 1-9 Ballards Lane
Site area: 0.1ha

Central House is a nine storey 1960s office
block located in a prominent position on the
corner of Ballards Lane and Nether Street. The
building, which provides low cost office space,
is significantly taller than the buildings which
surround it and relates poorly to these properties.
The ground floor of the building covers a greater
area than the remainder of the building and
contains retail, takeaway and bar uses.

The site includes 1-9 Ballards Lane, a three
storey building fronting Ballards Lane, and
some buildings fronting onto Albert Place. The
buildings on Ballards Lane sit significantly forward
of the predominant building line in this area and
substantially reduce the width of the pavement.
They could therefore sensibly be included in a
comprehensive redevelopment of the site and
set back from their current position.

Plan of Central House and 1-9 Ballards Lane

Central House
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Site 8: Tesco, Ballards Lane
Site area: 1.0ha

This site is situated within the main retail area
of Finchley Church End and incorporates the
current Tesco supermarket and associated mullti-
storey car park, accessed from Popes Drive to
the rear of the store. The predominantly three
storey red brick building is of an unremarkable
design, has two storeys of office use above
the supermarket and occupies a significant
space along Ballards Lane. Where appropriate
certain other buildings in the surrounding area
might be included in a scheme to facilitate the
comprehensive improvement of this site. Jesco froniage

P

Plan of Tesco and associated car park

Tesco multi-storey car park
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Town Centre Wide Development Principles

3.7

3.8

Any proposals for development in Finchley
Church End will be assessed against national
guidance, the London Plan, the Council's
adopted Unitary Development Plan (UDP) and
i's emerging Local Development Framework
(LDF). However, a number of specific principles,
opportunities and issues have been identified
which are particularly relevant and will be applied
to development coming forward in Finchley
Church End. These are set out below:

Design Quality

Good design creates environments  where
people want to be and where businesses want
to invest and is essential to delivering places
that create social, environmental and economic
value. The Council is committed to securing high
quality design to enhance the existing character
of Finchley Church End and create a sustainable
mixed-use environment. The key development
sites identified above represent a significant
opportunity to enhance the character of the town
centre. In order to achieve this proposals for the
development of these sites, and any other sites
which may come forward, should incorporate
the following design principles:

Character

Finchley Church End has a distinctive character,
sometimesreferredtoasthe ‘Finchley vernacular’.
New developments should respond to this in a
positive manner, including the incorporation of
design features and elements as appropriate.

Proposals within or close to the Finchley Church
End Conservation Area should have  particular
regard to the Character Appraisal for this part of
the town centre. This document includes many
good examples of the Finchley vernacular from
which developments in the centre more widely
could also take a positive design lead.

Building heights

Existing buildings within the town centre are
generally three or four storeys high (including
the ground floor), although there are some
significantly taller office buildings, such as Central
House and Gateway House, which were built in
the 1960’s. These taller buildings relate poorly
to their context, are in a poor state of repair and
detract from the character of the area. The height
of new buildings in Finchley Church End will be
expected to respect the character of the town
centre and respond positively to the surrounding
built form.

Materials

Proposed development should  incorporate
quality materials which are in keeping with the
character of Finchley Church End. An example
of such material is high quality brick in various
shades of red, brown and orange. Besides
brick, other appropriate materials frequently
have natural finishes, which complement the
materials found in the centre’'s existing built
form.

Typical Finchley \lernacular
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Residential amenity
Any new dwellings proposed in Finchley Church

End must provide future occupiers with adequate
amenities. New residential units should provide
adequate privacy for neighbouring and future
occupiers, include suitable levels of external
amenity space and have regard to the relevant
internal space standards set out in the London
Plan. Dual aspect dwellings should be included
wherever possible and the inclusion of any single
aspect flats must be fully justified. Numerous
sites within the town centre are close to sources
of noise and air pollution. This will require careful
mitigation in the design of any proposals.

Shop front qualit
It is important that shops have well designed

frontages that are in keeping with the  building
they are situated within and wherever possible
retain and respect any historical features that
are present. The quality of the existing shop
fronts varies significantly across Finchley Church
End. There are examples of well designed shop
fronts which are suitably framed, retain traditional
features, have proportional fascias and relate
well to the building in which they are situated.
The Council will promote and encourage the
sensitive alteration of shop fronts and the
replacement of poor design features, such as

large internally illuminated box signage, oversized
fascias and any elements which do not respect
the scale, materials or character of the building
they front. The Council's design guidance note
10 ‘Shopfronts’ provides more detailed advice
on this issue and should be taken into account
when new shop fronts are designed or alterations
are made to existing shop fronts.

Advertising and signage
Advertising and signage can have a significant

impact on the quality of an area. There are
areas within Finchley Church End that contain
poorly designed and excessive concentrations
of signage and advertisements. These create
unnecessary clutter and are detrimental to
the character of the town centre. The Council
will encourage the removal of inappropriately
designed and sited advertisements and signage.
Any new advertisements and signage should
be designed to take account of the advice
provided in the Council design guidance note 1
‘Advertising and Signage’.

Natural finishes in Church End

Poor advertising and signage
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3.9

3.10

3.12

Appropriate Range of Uses

This strategy is seeking to encourage an
appropriate and balanced range of uses within
Finchley Church End to meets the needs of
residents and businesses. The mixture of
uses in the town centre should provide activity
throughout the day and into the evening and will
need to avoid (or mitigate) any negative impacts,
such as congestion or excessive pressure
on local services or impacts on surrounding
residential areas. The impact of any proposed
uses on traffic and local congestion will be an
important consideration in the determination of
any development proposals in Finchley Church
End.

Finchley Church End is a key office location in the
Borough and this strategy is looking to reinforce
this role. Sites which are currently in use as
offices may be redeveloped to include a mixture
of uses, however, any net loss of employment
generating floor space, employment capacity
or jobs will need to be clearly and thoroughly
justified.

The provision of a new hotel in an appropriate
location could be a positive use in the town
centre. This would add to the mixture of uses
and encourage activity throughout the day. Any
significant additional food store retail use should
be consolidated on the existing supermarket
site (8).

While much of any new residential development
coming forward is likely to incorporate flats,
a mix of dwelling sizes and types should be
provided. Certain sites, for example part of site
6 on Station Road, have the potential to provide
family houses. The mix of dwellings proposed
on individual sites will need to reflect the priorities
identified in the Council's emerging LDF.

3.13

3.14

3.15

3.16

Movement, Transport and Parking

Successful development depends on good
access and connections for pedestrians,
cyclists, public transport and other vehicles,
including private cars. This strategy therefore
proposes a balanced provision across all modes
of transport to ensure that future travel demands
can be catered for in Finchley Church End and
real travel choice can be provided.

The following section identifies movement,
streetscape and public realm opportunities in the
area, which will contribute towards enhancing
Finchley Church End’s special character and
facilitating its use. Although many of the identified
changes are small in scale, cumulatively they
have the potential to significantly enhance the
environment for users of the centre.

Any proposals for development in Finchley
Church End should retain or increase the overall
number of public car parking spaces in the town
centre. This may involve providing basement or
undercroft parking on particular sites. Off street
parking provision for all new developments will
be considered on an individual basis. However,
development will normally be required to comply
with the requirements of the UDP and emerging
LDF.

Potential Public Realm Improvements

Many of the issues identified for Finchley Church
End relate to the quality of the public realm. This
sectionsetsoutsomeexamplesof possible public
realm improvements. These have been identified
in relation to the key junction of Ballards Lane,
Nether Street and Chaville Way specifically and
also some other examples of improvements that
could be made across the town centre more
generally. The improvements outlined below are
all examples of ways in which Finchley Church
End could be enhanced to create a much more
pleasant experience for people who use the
station and wider town centre. However, these
are all subject to the need for detailed designs to
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3.17

be developed, survey work and traffic modelling
undertaken (where needed) and funding being
sourced.

Junction of Ballards Lane, Nether Strest and
Chaville Way

The area around the junction of Ballards Lane,
Nether Street and Chaville Way is a key location
in the town centre. Itis both a major point of arrival
in the area for those who use Finchley Central
Station and a key crossing point for users of the
town centre more widely. However, at present
this area is unattractive, poorly defined and in
places complicated to move through.

Broader footways along Chaville Way
Broader footways along one or both sides

of Chavile Way would increase capacity for
pedestrians walking to and from the station
and improve upon the current situation where
significant numbers of people regularly walk in
the roadway. On the north side of Chaville Way
this would necessitate the relocation of the
existing station car parking in this area.

Enhanced environment along Chaville Way
Otherpotential enhancementsto the environment

along Chaville Way could include tree planting
on the south side of the road, improved lighting
and the replacement of the existing fencing on
the south side of the road with a better quality
structure. The use of co-ordinated high quality
materials on Chaville Way could also be a
means of guiding pedestrians towards Ballards
Lane and create a positive first impression of
the town centre. This might be assisted further
by the provision of some kiosk type retail uses
along Chaville Way. The following page contains
an example of how this could be achieved.

Church End Fildley Town Centre Strategy | Draft Report | October 2011
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Provide an enhanced public space in front of
Finchley Central Station

An enhanced public space in front of Finchley
Central Station would create a more  attractive
first impression of the area and provide a sense
of arrival. If a new shared surface or pedestrian
crossing were provided in this area it would
allow users of the station to cross this road more
easily. As with a number of the options outlined
for the area around the junction this would also
improve the experience of those looking to move
between the underground and bus networks.

Pedestrian crossings around junctions of Nether

Street, Ballards | ane and Chaville Way
Appropriately sited new, altered or relocated

pedestrian crossings around the junction of
these three roads could make it easier for
pedestrians to move through this area. However,
any changes would need to undergo  detailed
design, survey work and have traffic modelling
undertaken to ensure there would not be any
detrimental impact on vehicular movements.

Broader footway near the bus stop on Ballards
Lane north of Chaville Way

There may be the potential to increase the
width of the footway on the east side of Ballards
Lane near the bus stop. This would ease the
congestion that occurs in this location at certain
times of the day. However, this would be subject
to detailed design and survey work.

Improving the Railway Bridge

The footways along the bridge over the railway
would benefit from replacement. While these
footways are fairly narrow, because of the need
to maintain capacity for vehicles in this already
congested area it would be difficult to increase
footway widths on either side.

Options for removing one footway and widening
the other in this area have been examined.
However, it is considered that at present both
footways should be maintained, particularly as

there is no pedestrian crossing on the southern
side of the junction of Ballards Lane and Nether
Street.

It has been suggested that the existing bridge
might be increased in width or a separate bridge
constructed to ease pedestrian congestion in this
area and improve the pedestrian environment,
Either of these options would require a significant
amount of survey work to establish feasibility and
an appropriate design approach would need to
be developed. Substantial funding would also
need to be sourced to deliver such a scheme.
At this point in time no detailed work has been
undertaken on either option.

inchley Central Station entrance
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3.18

Improvements to the wider public realm

In certain places the experience of those using
the town centre has considerable scope for
improvement. Examples of issues include
unnecessary clutter in the public realm,
domination of the pedestrian environment by the
road, poorly utilised public space and narrow
footways.

Removal of unnecessary street furniture and
clutter

The removal of street fumiture, such as bollards,
guard rails, posts and signage, can ease
pedestrian  movement, reduce visual clutter
and significantly improve the appearance of an
area. However, some street fumiture provides
an important function and so any removal would
need to be assessed on an item by item basis.

Where street fumiture is added or replaced
it should be kept to a minimum, based on a
simple palate of high quality materials, be easy to
maintain and located in a co-ordinated manner
that does not obstruct pedestrian movement.
This might be something as simple as locating
multiple signs on a single post to avoid the need
for multiple supporting posts.

Improving footways
Where footways are replaced the palate of

materials selected should be kept simple, of an
appropriate quality and used consistently. The
simple concrete paving used in many areas
works well and could be continued in the same
simple manner as other upgrading takes place.

In the long-term there is potential to increase
footway widths in parts of the town centre.
For example, if Central House and 1-9 Ballards
Lane were redeveloped the building line could
be pushed back to continue the building line to
the north. The creation of wider footways in this
location would enhance the suburban feel of
the area and could also facilitate other features
such as new tree planting.

Additional tree planting
Several parts of the town centre already benefit

from substantialtree planting. The broadfootways
that exists in certain sections of the town centre
provide the potential for further tree planting. The
species and siting of any new planting would
require careful consideration. However, new
tree planting is to be encouraged where it is
appropriate for the substantial contribution trees
can make 1o softening harsh environments and
Creating a suburban character.

Reduce street clutter - Regents Park Road
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4. Delivery and Next Steps

4.1

4.2

4.3

4.4

Achieving the vision and delivering the priorities
for change in Finchley Church End will be
challenging and the Council cannot implement
this strategy alone. The Council will work with
a range of stakeholders including the GLA and
TiL, landowners, utility providers, residents, the
voluntary and community sectors and others
to ensure that Finchley Church End becomes
a thriving, vibrant and viable district centre and
the quality of the town centre environment is
improved for all.

Partnership Working

The Council will work with partners, landowners
and other stakeholders to secure successful
change in the town centre. The Council's
implementation and delivery strategy is based
on on-going partnership working, particularly
with TfL who are major land owners in the town
centre and a major stakeholder in helping to
improve the public realm.

Partnershipworkingwillfocusonthe co-ordination
of the policies, resources and decisions of the
key stakeholders so that these are in line with
the priorities and the guidance contained within
this strategy. Such an approach will ensure that
the efforts exerted by partners and stakeholders
in progressing their individual objectives will be
consistent with, and supportive of, the vision
and overarching objectives of this strategy.

Public engagement and consultation  with
the local community and resident groups will
be important throughout the lifetime of this
strategy and will be essential to the success of
partnership working. The local community has
been engaged and consulted with during the
Issues and Options and draft strategy stages
and will continue to be consulted with through
the submission of planning applications and
any proposed updates to the strategy.

4.5

4.6

4.7

Planning Obligations / Community
Infrastructure Levy

Bamnet is currently developing a strategic
approach to the implementation of the
Community Infrastructure  Levy (CIL) which
enables Local Authorities to set a standard
charge for development to contribute towards
the costs arising from new development. This
approach will be used to ensure that any
new development in Finchley Church End will
contribute appropriately to meeting infrastructure
requirements and will complement the Council's
approach to securing S106 contributions.

Itis envisaged that the implementation of the CIL
will help secure wider transport / public realm
improvements to Finchley Church End.  Planning
obligations through Section 106 Agreements will
still prove appropriate for improvements relating
directly to specific development proposals and
their associated impacts.

The priorities for planning obligations  for
development on sites within the strategy
area have been set out to ensure that such
contributions help to deliver the objectives of the
strategy. The priorities can be summarised as
follows:

e Reduce clutter in the public realm through
removing unnecessary street furniture, such
as signs, sign posts and guard railing that
are no longer needed. An example of an
area which would benefit from de-cluttering
is the junction of Nether Street, Ballards
Lane and Chaville Way.

¢ Provide additional tree planting in appropriate
locations, such as the wider sections of
pavement on Regents Park Road and
Ballards Lane.

* |mprove pedestrian routes in key locations
through measures such as the widening of
footways and replacement of pavement,
for example along Chaville Way to Finchley
Central Station.
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4.8

e Upgrade necessary street fumiture to
enhance the public ream. Retained or
replaced street fumiture should use a simple
palate of high quality materials, be easy to
maintain and located in a co-ordinated
manner.

e (Create a well designed, shared arrival space
outside Finchley Central Station.

e Improve the quality of the street lighting
where necessary across the town centre.

This town centre strategy provides the framework
to manage change in Finchley Church End and
help realise the development potential of the
opportunity sites identified. The strategy offers
a major opportunity to enhance the distinctive
character of the town centre and help deliver
the movement and public realm changes
identified in section 3.0. The Council will work
in partnership with landowners, residents and
other stakeholders to secure successful change
in the town centre over the coming years.

4.9

4.10

4.11

Next Steps

We will be finalising this strategy for formal
adoption by the Council's Cabinet over the next
few months.

We would welcome your views on the
opportunities and changes identified in this draft
strategy to help us shape the future of Finchley
Church End Town Centre

Please send any comments to:

Finchley Church End Town Centre Strategy
Consultation

Major Developments Team,

Planning Housing and Regeneration

London Borough of Barmnet

North London Business Park

Ground Floor, Building 4

Oakleigh Road South

London, N11 1NP

Or email: xoxxx@barmnet.gov.uk

www.barmet.gov.uk/

All comments should be received by xxxx
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