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PLANNING COMMITTEE

28 SEPTEMBER 2017

ADDENDUM TO THE OFFICER’S REPORT

17/2248/FUL
Plot 299, 128 Colindale Avenue, London, NW9 4AX
Pages 5-20

Remove condition 7

The terms of condition 7 are already covered under condition 1 of the licensing 
permission.  

Remove the following text from the Material Consideration, Key Relevant Policies 
section:

‘The Community Infrastructure Levy Regulations 2010:

Planning obligations need to meet the requirements of the Community Infrastructure Levy 
Regulations 2010 (as amended) to be lawful. Were permission to be granted, obligations 
would be attached to mitigate the impact of development which are set out in Section 10 of 
this report.’

The following correspondence was received in relation to this item after the 
committee report was published:

- Letter from Smith Jenkins on behalf of the Colindale Village Residents 
Association, received 25th September 2017 (includes letters from Gold Star 
Federation, The Stay Club and Cllr Zubairi in appendices)

- Letter from Planning Potential, received 28th September 2017

These letters begin on the next page and are followed by the officer’s response.  
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25 September 2017

Harriet Beattie
Principal Planner – Major Developments Team
London Borough of Barnet 
Barnet House
1255 High Road
Whetstone
London N20 0EJ

Dear Ms Beattie,

Objection to planning application 17/2248/FUL 
Change of use of 97sqm of Plot 299 of 128 Colindale Avenue from flexible A1/A2/A3 use to a 
betting shop (Sui Generis use) at Plot 299 128 Colindale Avenue NW9 4AX

We write on behalf of our clients Colindale Village Residents Association, in respect of the above 
application for planning permission.  The application is due to be considered by the Planning 
Committee on 28th September 2017; please accept this letter as our formal request to speak at this 
meeting on behalf of our clients.  

Colindale Village Residents Association object to the proposals on the grounds explained below 
which are summarised at the end of this letter. 

Background

The application site is a vacant commercial unit which forms part of a new mixed use development, 
granted under planning permission reference H/05856/13 for:

‘Demolition of all existing buildings; redevelopment to provide 395 flats, 772sqm of 
retail/financial/professional/restaurant/café uses (Use Classes A1/A2/A3) and 112sqm of floorspace 
for retail/financial/professional/restaurant/café uses (Use Classes A1/A2/A3) or community use (Use 
Class D1) in six blocks ranging from 4 to 11 storeys; associated highways and public realm works 
including formation of piazza adjacent to Colindale Avenue and Colindale Park; associated access 
from Colindale Avenue, internal street network, car and cycle parking, refuse storage, landscaping 
and amenity space provision; associated plant and relocation of existing substation.’

Planning permission was granted subject to various conditions including a condition to restrict the 
first occupation of the commercial units on the ground floor of the development to use classes 
A1/A2/A3 (condition 9).  The reason for imposing the condition as stated on the decision notice was 
‘To enable flexibility for the first occupation of the commercial units hereby approved, in accordance 
with policies DM12 and DM13 of the Barnet Local Plan.’

A further condition was imposed to restrict future use of these commercial units after first 
occupation and commencement of a use, to require the submission of a full planning application to 
the Local Planning Authority for express permission for any subsequent change of use (condition 10).  
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The reason for imposing this was condition was ‘To enable the Local Planning Authority to exercise 
control over future potential uses within the development to safeguard the amenities of occupiers of 
adjoining residential properties, in accordance with policy DM01 of the Barnet Local Plan.’

The site falls within the Colindale Area Action Plan (CAAP) area which is a 200 hectare area of land 
covered by a Development Plan Document (adopted 2010).  The Core Strategy identifies that 
Colindale Avenue will:

‘provide the vibrant heart and gateway of Colindale as a sustainable mixed-use neighbourhood 
centre anchored by a new public transport interchange with pedestrian piazzas. This Corridor will 
provide a new convenience food store of up to 2,500m2 in the neighbourhood centre. It will also 
include a new location for Barnet College, support for relocation of Middlesex University’s student 
accommodation and support for provision of a new primary healthcare facility.’

Changes to the Use Classes Order in 2015 affecting betting shops

The unit has been vacant since completion and planning permission is now sought for change of use 
to a betting shop (sui generis use).  At the time of planning permission being granted for the 
development in 2014, a betting shop fell within the A2 use class (financial and professional services).  
The Use Classes Order was amended in April 2015 and betting shops were removed from the A2 use 
class, making them expressly sui generis use.  

The change to the Use Classes Order imposed much tighter restrictions on betting shops in response 
to a rise in the number of betting shops and to allow for the local consideration of any issues arising 
from such a use through a planning application.   

Therefore whilst it is acknowledged that the proposed betting shop would not have required 
planning permission if the use had commenced prior to April 2015, the application must be 
considered according to current legislation.  The current Use Classes Order does not permit change 
of use from any use class to sui generis use and therefore planning permission is required.   

Objection to the loss of permitted A1/A2/A3 use 

The application relates to a 97sqm unit which has been vacant since its completion.  The proposal 
will result in the occupation of the unit by a betting shop which falls outside of the uses permitted 
under the original planning permission. These uses were restricted to A1/A2/A3 in order to provide 
amenities and facilities for future occupiers of the development as well as existing residents.  The 
reason for imposing the condition was to allow flexibility between these uses for first occupation 
and in order to comply with policies DM12 and DM13 of the Barnet Local Plan.

Policy DM12 ‘Maintaining Local Centres and Parades’ states that the Council will protect all retail 
uses (Class A1) in the existing local centres, parades and isolated shops unless it can be 
demonstrated that: 

i. there will be no significant reduction of shopping facilities as a result; and 
ii. that alternative shopping facilities that are similarly accessible by walking, cycling or 

public transport exist to meet the needs of the area; and 

5



iii. the proposed use is within Class A2, A3, A4, A5 or meets an identified local need; and 
iv. there is no demand for continued Class A1 use, and that the site has been marketed 

effectively for such use. 

The application site is not in an existing centre or parade but is an isolated unit with A1 (shop) 
consent (amongst the other permitted uses) and therefore should be subject to the four policy tests 
listed above.  The proposal would comply with the first two tests as, due to the small size of the unit, 
it cannot be demonstrated that the proposal would lead to a significant reduction in shopping 
facilities, and alternative shopping facilities exist in the area.  However with regard to criteria iii, the 
proposal does not meet an identified local need and this is evidenced through the high number of 
objections from local residents, Local Councillors, from local education establishments and an 
objection from the Metropolitan Police.  There is no policy basis in either Local Plan policies or the 
Colindale Area Action Plan which identifies a sui generis betting shop use as meeting a local need.  
Furthermore, with regard to criteria iv, the permitted use of the unit includes A1 use and the 
application is not supported by any evidence of marketing.  Therefore it is unknown what demand 
there is for the A1 use, although it is likely demand would exist due to the unit being new, vacant 
and in a densely populated vibrant area.  The application therefore fails to comply with policy DM12, 
as the wording of the policy requires all four criteria to be satisfied. 

Our clients disagree with the officer report which states that the marketing requirement is onerous 
(page 12) due to the small size of the unit and the proximity of other shopping facilities.  The unit is 
new and has never been occupied, furthermore there is additional protection to the permitted uses 
of the unit beyond condition 9, by the imposition of condition 10 which requires planning permission 
for any subsequent change of use after first occupation and commencement of a use.  This 
demonstrates the Council’s intention at that time to retain appropriate uses in this location, forming 
an integral part of the creation of a neighbourhood centre on Colindale Avenue in accordance with 
the CAAP. 

The proposal will also have a negative economic impact on the local area as the proposed betting 
shop use would be likely to have a lower footfall compared to the permitted uses.  The London 
Assembly report ‘Open for Business: Empty shops on London’s high streets’ (March 2013), provides 
evidence ‘low quality’ units, such as betting shops, pawnbrokers and payday lenders, reduce the 
overall value of the high street. The study found strong evidence that reduced diversity impacts on 
the attractiveness of a centre, and therefore footfall.

Objection to the proposed betting shop use and the need for a broader community use   

Core Strategy Policy CS5 ‘Protecting and Enhancing Barnet’s Character to create High Quality Places’ 
states that all development should ‘maximise the opportunity for community diversity, inclusion and 
cohesion and should contribute to people’s sense of place, safety and security’.

As explained above, since April 2015 betting shops have been excluded from the A2 use class and 
are now a sui generis use.  Compared to the permitted A1/A2/A3 uses for this unit, a betting shop 
has a very limited focus.  It excludes everyone under the age of 18 and is not attractive to the whole 
community in the same way as a café or shop.  It is therefore considered that the proposal would be 
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contrary to policy CS5 as it fails to create an opportunity for community diversity, inclusion and 
cohesion.  

The proposal also fails to address the aims of policy CS10 ‘Enabling Inclusive and Integrated 
Community Facilities and Uses’ as this requires community facilities in Barnet such as schools, 
libraries, leisure centres and pools, places of worship, arts and cultural facilities, community meeting 
places and facilities for younger and older people.  The proposed betting shop does not meet this 
criteria since it fails to provide an inclusive use and does not provide at all for younger people.

The unit to which this application relates was granted planning permission at the same time as 395 
flats.  This is in addition to the existing residential properties that already existed prior to the 
development, and other new major developments in the CAAP area, and therefore the area is now 
densely populated.  It is for this reason that a genuine facility accessible to the whole community 
should be provided in the unit rather than a betting shop.

In total 132 objections have been submitted in response to the planning application online, with 
further representations having already been submitted in response to the licensing application.  
These include objections from the Local Members, Cllr Narenthira, Cllr Zubairi and Cllr Sargeant.  
Many of their comments object to the betting shop use as it does not serve a broad enough 
community purpose, and there is a greater need for facilities such as coffee shops, children’s 
nurseries, shops, doctors, dentists, etc. which would all have a wider reaching and more beneficial 
community purpose.  It is important to note that there is no public support for this application.  

The officer report states that ‘the majority of betting shops are located in town centres and parades 
with residential units above and/or nearby’ (page 13).  However the circumstances of this particular 
site are different to the majority of betting shops, as the site forms part of the ground floor of a 
densely populated high-rise development with a large number of residential properties in close 
proximity and therefore the proposals will impact on a greater number of people.  

The reason for imposing condition 10 of the original planning permission was ‘To enable the Local 
Planning Authority to exercise control over future potential uses within the development to 
safeguard the amenities of occupiers of adjoining residential properties, in accordance with policy 
DM01 of the Barnet Local Plan’.  Our clients therefore believe that the same approach to this 
proposal must be applied, which must safeguard the amenities of the adjoining residential 
properties.  

Our clients believe that further consideration should be given to the specific nature of this 
application site and its context as it is not comparable to the other betting shops which typically 
occupy a ground floor with a limited number of residential units above.

Objection to the ‘lack of betting shops’ in the officer report

The officer’s report states that ‘there is a lack of betting shops in this area’ (page 12).  The report 
does not clarify what number/ratio of betting shops is expected in a given area, and there is no set 
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requirement for betting shops (or in fact any use) set out in local or national policy and therefore the 
lack of betting shops in an area should not be used as grounds to support the application.
  
The officer report notes that the nearest betting shop is 0.5miles from the site at Burnt Oak 
Broadway.  The map below shows that there are six betting shops around Burnt Oak Broadway to 
the north of Colindale Avenue, and a further six to the south along Edgeware Road.

This does not represent a lack of betting shops in the area; in fact there is a wide variety of betting 
shops in close proximity to the site.  The objection letters in response to the application from local 
residents comment that further betting shop facilities are not required in this location.

Objection to the suitability of betting shop location in local context

Policy 7.3 of The London Plan ‘Designing Out Crime’ states that:

A. (Strategic) Boroughs and others should seek to create safe, secure and appropriately 
accessible environments where crime and disorder, and the fear of crime do not undermine 
quality of life or community cohesion. 

B. (Planning Decisions) Development should reduce the opportunities for criminal behaviour 
and contribute to a sense of security without being overbearing or intimidating. In 
particular: 
a. routes and spaces should be legible and well maintained, providing for convenient 
movement without compromising security 
b. there should be a clear indication of whether a space is private, semi-public or public, with 
natural surveillance of publicly accessible spaces from buildings at their lower floors 

Application site 
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c. design should encourage a level of human activity that is appropriate to the location, 
incorporating a mix of uses where appropriate, to maximize activity throughout the day and 
night, creating a reduced risk of crime and a sense of safety at all times 
d. places should be designed to promote an appropriate sense of ownership over communal 
spaces 
e. places, buildings and structures should incorporate appropriately designed security 
features 
f. schemes should be designed to minimise on-going management and future maintenance 
costs of the particular safety and security measures proposed 

Paragraph 7.12 of the London Plan goes on to explain ‘An integrated mix of land uses throughout a 
neighbourhood will add to its vitality and security but should be carefully designed to minimise 
conflict between incompatible activities’.

Policy DM01 of the adopted Barnet’s Local Plan (2012) ‘Protecting Barnet’s character and amenity’ 
lists 11 requirements for development proposals including: 

 - Development proposals should be based on an understanding of local characteristics. Proposals 
should preserve or enhance local character and respect the appearance, scale, mass, height and 
pattern of surrounding buildings, spaces and streets. 

 - Development proposals should ensure attractive, safe and, where appropriate, vibrant streets 
which provide visual interest, particularly at street level and avoid blank walls. 

 - Development proposals should create safe and secure environments and reduce opportunities for 
crime and minimise the fear of crime. 

The planning application has attracted objections from a large number of local residents, the Local 
Members, as well as the Metropolitan Police, the Chair of Governors for the Gold Star Federation 
(Goldbeaters Primary School and The Orion Primary School) and The Stay Club Colindale (student 
accommodation and Education Centre for 14-18+).  The objections submitted on behalf of the Gold 
Star Federation, The Stay Club and Cllr Zubairi are attached as Appendix 1.  All of these objections 
raise concerns regarding the impact of the proposals on crime and antisocial behaviour and the 
inappropriate location of the betting shop within a densely populated residential area with a high 
proportion of students and in close proximity to two primary schools.

The CVRA are concerned that the proposal will lead to crime and anti-social behaviour, and their 
concerns are substantiated by the objections raised by the Metropolitan Police.  The Police objection 
states that betting shops have extended hours of activity which can negatively impact on the quality 
of life for local residents.  They also comment that there is potential for this site to become a 
generator for crime and anti-social behaviour.  

The CVRA are also concerned regarding the impact of the development on the large student 
population in the area and the negative impact of gambling on this part of the community, which has 
recently been highlighted in the media http://www.bbc.co.uk/news/education-41226348

9

http://www.bbc.co.uk/news/education-41226348


Overall it is considered that the proposed betting shop is inappropriately located within this newly 
established residential area due to the high density of the development, the high proportion of 
students in the area, and proximity of education establishments, which results in an inappropriate 
mix of uses and a fear of crime.  The proposals are contrary to policy DM01 of the Local Plan and 
policy 7.3 of the London Plan in this regard.  

Conclusion

Colindale Village Residents Association object to the planning application for change of use to a 
betting shop on the following grounds:

- Objection to the loss of the permitted A1/A2/A3 uses without any requirement for 
marketing, contrary to policy DM12 of the Local Plan.

- The proposed betting shop use would have a negative economic impact on the area 
compared to the permitted uses which would have a higher footfall, contrary to the aims of 
the Colindale Area Action Plan DPD and the Core Strategy. 

- The proposed use has a very limited focus and does not serve the whole community 
compared to the permitted uses, contrary to policies CS5 and CS10 of the Local Plan.

- A variety of betting shops already exist in close proximity to the site and there is no need for 
an additional facility.

- The betting shop would be inappropriately located in a densely populated residential area 
with a high student population and in proximity to education establishments, resulting in an 
inappropriate mix of uses and a fear of crime, contrary to policy 7.3 of the London Plan and 
DM01 of the Local Plan.

The purpose of excluding betting shops from the A2 use class in 2015 was to allow proposals to be 
considered at a local level through a planning application to enable engagement from the 
community.  Through the submission of this planning application it has been clearly demonstrated 
that there is strong opposition to the proposed use, with objections raised by local residents, the 
Local Member, the Metropolitan Police, The Gold Star Federation and The Stay Club.  There is no 
public support for these proposals.

Recommended planning conditions 

In the event Members are minded to grant permission for the proposal, CVRA request amendments 
to the recommended conditions in order to address their concerns and more closely reflect the 
recommendations made by the Metropolitan Police.  A list of recommended planning conditions are 
attached as Appendix 2 and includes a condition limiting the planning permission for a temporary 
two year period In the event of planning permission being granted, in order for an assessment of the 
impact of the development to made after this time.

Other matters

The submitted Site Location Plan (which is also appended to the officer’s report) is inaccurate as it 
identifies the site with the red edge drawn around the whole of Plot 299, rather than the single 
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97sqm to which the application relates.  This is inconsistent with the red line on the site location 
plan submitted for the licensing application and should be corrected with changes made to condition 
1 accordingly.  Please confirm the Council’s position with regard to the process of determining the 
application in light of this error.

We trust that these objections will be taken into consideration in the determination of the 
application.  

Yours faithfully

Jennie Harris
Senior Planner

Enc: Appendix 1: Objection letters from the Gold Star Federation, The Stay Club and Cllr Zubairi

Appendix 2: List of recommended conditions 

Cc: Members of the Planning Committee

11



Appendix 1: Objection letters from the Goldstar Federation, The Stay Club 
and Cllr Zubairi
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Dear Harriet Beattie

14th of September,

Re: Proposed PADDY POWER, PLOT 299, 128 COLINDALE AVENUE, LONDON, NW9 4AX 

The proposed Paddy Power premises is in line of sight with The Stay Club Colindale, our 
student accommodation of 1900 students and an Education Centre with a capacity for 800 
students are between the ages of 14 to 18+, and for this reason I am writing to object the 
grant of planning permission for Paddy Power to open in our residential neighbourhood.

To have a gambling premises opposite our student accommodation and in an area of many 
students may encourage students to visit and frequent the betting office premises.

Our 15-16 year old looking mature students, would have no issues in using FOBTs and would 
find these entertaining and as a result not attending classes properly and lead to addiction as 
reported by BBC Education ref. http://www.bbc.co.uk/news/education-41226348

The Stay club objection lies on the following factors :

1. Paddy Power marketing encourages under age betting through Paddy Power’s marketing 
which is about mischief and jokey campaigns indirectly appeal to a young audience which 
actually is our student’s demographic.

2. FOBT (fixed odd betting terminals) is continually talked about in the press/news and would 
be easy for our students to enter and place bets on games clearly attracting their age group 
and would not have any interaction with staff what so ever.

The published report by Carolyn Harris MP, chairwoman of the parliamentary group on 
FOBTs stated,

"These machines are easily accessed in the most deprived areas, sucking money out of the 
pockets of families.

I support a responsible gambling industry, but there is nothing responsible about how FOBTs 
are currently being operated," (source: http://www.bbc.co.uk/news/business-38800095)

3. Use of these FOBT’s for our students would have a detrimental effect on their studies as a 
result leading to missing classes and ultimately addiction.

Paddy Power’s Controversial Advertising strategy is not considered a serious betting office to 
the more traditional betting offices around attracting less knowledgeable audiences and 
hindering those who seem to have success at winning money with in many reported 
instances where the winner privileges are held making profit 
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Our student demographic will fall into this category and therefore, the stay club objects the 
proposed PADDY POWER, PLOT 299, 128 COLINDALE AVENUE, LONDON, NW9 4AX  

Many thanks,

Alex Souza

Property Manager
The Stay Club Colindale|18 Charcot Road|London|NW9 5WU
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Dear  Jennie 

Ref: COUNCILLORS OBJECTION STATEMENT FOR JENNIE HARIS 

 

In any residential area a few outlets are important for a day-to-day running of the life of the 
residents. Post Office, Banks, News Agent, Local supermarket, DIY shop, Chemist and a few 
eating/take-away joints form that chain of necessary shops. A Betting Shop happens to be of 
least importance for a society that has a large population of young students, Working youth 
and a Railway Station bang opposite the Betting Shop.

 “The Gambling Act clearly states that it should be the endeavour of the Betting Agents 
preventing gambling from being a source of crime or disorder, being associated with crime or 
disorder or being used to support crime.” The residents of the area are strongly apprehensive 
that the proposed Betting Shops would attract detrimental crowd.

The Area has 1300 families of various backgrounds. To top it up the Area has a Student 
Accommodation of about 1500 students and their Age Group is 14-25 years. I must 
emphasise that this is a very impressionable age. Police data suggests that there is a 65% 
increase in Anti-social behaviour near the Betting shops. 

As a Councillor of Colindale ward I can confirm that it is a ward with the second lowest 
average Household Income in the Borough. We are all aware that the low-income group is 
more vulnerable to be addicted to the habit of gambling. 

The Betting Law talks of protecting children and other vulnerable persons from being harmed 
or exploited by gambling. Here we are exposing 1500 students to get hooked to this avoidable 
habit. 

Already there are more than ten Betting shops in a radius of one mile which already includes 
Paddy Power. What is such an urgent need for the Council to give permission for one more 
Betting Shop?

Residents/parents and students – all have their apprehensions about opening of Paddy Power 
in the area. The Council must take note of these objections and plan such openings in the area 
which could be conducive to a better and health Community Life.

I am sure on these grounds, we should be able to refuse Planning Permission  for the 
proposed betting shop.

Kind regards

Cllr Zakia Zubairi
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Appendix 2: List of recommended conditions

1. The development hereby permitted shall be carried out in accordance with the following 
approved plans; 15817-11; 15817-10; Planning Statement: Plot 299, 128 Colindale Avenue, 
NW9 4AX.

Reason: As stated.

2. The use hereby permitted shall be for the period of two years from the date of this Notice of 
Decision or the period during which the premises are occupied by Paddy Power whichever is 
the shorter. 

Reason: To enable the Local Planning Authority to assess the effects of this use over a 
temporary period and in the event of the applicant ceasing the use hereby permitted.

3. The use hereby permitted shall not be open to members of the public before 09:00am or 
after 06:00pm on weekdays and Saturdays, and shall not be open to members of the public 
on Sundays and Bank and Public Holidays.

Reason: As stated.

4. Before the development hereby permitted is first occupied, the name and contact number 
of the manager shall be displayed on the outside of the building.

Reason: As stated.

5. None of the windows of the development hereby permitted shall be obscure glazed.

Reason: As stated. 

6. A) No development shall take place until a scheme of hard and soft landscaping to the front 
of this unit, including details of planting species, heights, densities and positions of any soft 
landscaping, has been submitted to and agreed in writing by the Local Planning Authority.
B) All work comprised in the approved scheme of landscaping shall be carried out before the 
end of the first planting and seeding season following occupation of any part of the buildings 
or completion of the development, whichever is the sooner, or commencement of the use.
C) Any existing tree shown to be retained or trees or shrubs to be planted as part of the 
approved landscaping scheme which are removed, die, become severely damaged or 
diseased within five years of the completion of the development shall be replaced with trees 
or shrubs of appropriate size and species in the next planting season.

Reason: In the interests of visual amenity and the amenities of the occupiers of nearby 
residential properties.
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7. A) Before the development hereby permitted is occupied, details of CCTV to be installed 
inside and outside the premises shall be submitted to and approved in writing by the Local 
Planning Authority.
B) The CCTV shall be installed in accordance with the details approved under this condition 
before first occupation of the use is commenced and retained as such thereafter. 

Reason: As stated. 
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Officer response to Smith Jenkins letter:

The majority of the issues raised in Smith Jenkins statement have been addressed in 
the committee report.  Additional comments are below:

At the time that the outline application for this site was approved, a betting shop, as 
an A2 use class at that time, could legitimately have occupied the site.  Due to the 
change of use class for betting shops from A2 to sui generis, a formal planning 
application has now to be made in order to determine the acceptability of this change 
in use class.  As part of the appraisal procedures, policies have been assessed and 
appropriate consultation undertaken.  It is under this application that the local 
authority deems the change of use not detrimental to the character of the area, 
amenities of neighbouring occupiers or the functionality of this parade.  In the event 
that approval is granted for this application, permission will be extended to include in 
addition to the A1/A2/A3 classes, a betting shop use.  

As well as in town centre locations with flatted units above, there are numerous 
betting shops in the borough in high density residential areas.  Such locations 
include North Finchley (e.g. Paddy Power on the High Road has three storeys of 
residential flats above it as well as residential units attached upper floors) and 
Grahame Park (William Hill on the Concourse, Grahame Park is in a dense 
residential area).

None of these premises listed in the statement lie either within the Colindale Area or 
within 0.5 miles of the site.  The Local Authority would therefore argue that the 
absence of betting shops in Colindale and the distance of betting shops from the 
application site constitute ‘a lack of betting shops in the area’ as stated in the 
committee report.  The committee report details nearby retail units. 

In the event that crime or anti-social behaviour directly results from the change of 
use, the betting shop licence can be revoked. This is a licensing matter. This would 
mean that, although the premises may have planning permission for a betting shop 
use, it could not continue to be run as a betting shop.  

In order to comply with licensing, under 18s cannot be served in the betting shop 
premises. In the event that the betting shop was to serve under 18s, the licence 
would be revoked.  

Officer response to Planning Potential letter is detailed below:

Condition 7 relating to CCTV has been removed as the terms of this condition are 
already covered by condition 1 of the licensing permission.  
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17/1929/FUL
Silkstream Park and Montrose Playing Fields, Montrose Avenue, Colindale, NW9 5BY
Pages 21-56

Remove the following text from the Material Consideration, Key Relevant Policies 
section:

‘The Community Infrastructure Levy Regulations 2010:

Planning obligations need to meet the requirements of the Community Infrastructure Levy 
Regulations 2010 (as amended) to be lawful. Were permission to be granted, obligations 
would be attached to mitigate the impact of development which are set out in Section 10 of 
this report.’

17/1451/FUL
Land to the rear of 1 - 24 Underhill Court, Underhill, Barnet EN5 2BD

Pages 89 - 110

In Section 5.3 of the report the second paragraph under ‘Loss of and impacts on 
protected trees’ to be amended as follows (this is broken into two paragraphs in this 
amendment, with the amended text all in the first paragraph): 

Reference to old OS maps indicate an old hedgerow in the position of the hawthorn and field 
maples that are shown for removal, so the age of the trees may predate both Underhill Court 
and the houses on Westcombe Drive. These trees form a group that largely coincides with 
the site of two of the proposed dwellings and their gardens.  NPPF 118 advises that planning 
permission should be refused for development resulting in the loss of aged or veteran trees 
found outside ancient woodland, unless the need for, and benefits of, the development in 
that location clearly outweigh the loss. In this case there is an acknowledged overwhelming 
need to provide additional affordable housing, and it is considered that the weight of the 
decision making process should therefore fall in favour of the proposed development. 
Condition 4 as recommended would require submission of an arboricultural method 
statement (AMS) to show how the road frontage trees would be protected as far as is 
possible from damage in the construction of the new steps and ramped access. The 
possibility of retaining one of the field maples in the central group has been considered, but 
following advice from the applicant’s and Council’s arboriculturists it has been concluded that 
none of these trees would be viable in the layout proposed.  In order to comply with policies 
protecting aged trees at national, London wide and local levels it is considered that 
substantial replacement planting should be provided, and it is noted that the balance area 
within the site is available for further landscape enhancement. The Council’s Tree Officer 
advises that a suitable replacement size would be a large multi-stemmed field maple with an 
equivalent girth size of 40-45cm 6.5 to 7m high.  While replacement trees of this size would 
be the ideal, it is considered for ecological reasons that sourcing from local stock is also an 
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important consideration, so size of the replacement trees selected should be subject to this 
additional criteria.

The landscape strategy within the application includes new trees to be provided within the 
amenity space to the north of the houses. As this is on the southern side of the flats, any 
trees provided here would need to be of small stature to prevent future shading of the flats. 
Amended layout plans submitted during the course of the application also show additional 
trees within the space shown in the application as a new play area. New trees will go some 
way towards replacing those that would be lost and, in the case of the road frontage trees, 
possibly compromised in the application; however, it is considered that the relationship 
between the trees proposed and new play space requires further consideration and that this 
would be achieved through the landscaping condition recommended below. It is suggested 
that new plantings of advanced grade trees adjacent to the play area are likely to be more 
appropriate along the site boundary, and planting these as part of a native hedge in this 
location would assist in improving the wildlife habitat value of the new planting. As land on 
the Barnet Lane is shown on the location plan as being within the site, new planting could 
also (or alternatively) be located here.

Amend condition 1:

The development hereby permitted shall be carried out in accordance with the following 
approved plans:

-  15-290 D13 01 REV. A
-  15-290 D13 011 REV. B 
-  15-290 D13 050 REV.B  
-  15-290 D13 051 REV.B
-  15-290 D13 100 REV.D
-  15-290 D13 101 REV.B
-  15-290 D13 102 REV.B
-  15-290 D13 200 REV.C
-  15-290 D13 201 REV.C
-  Daylight and sunlight and overshadowing assessment
-  Noise and vibration assessment
-  Ground contamination assessment
-  Topographical Survey
-  Transport statement
-  Design and access statement
-  Planning Statement
-  Sustainability Statement
- Utilities site investigation report.
   
Reason: For the avoidance of doubt and in the interests of proper planning and so as to 
ensure that the development is carried out fully in accordance with the approved drawings 
and details, in accordance with Policies CS NPPF and CS1 of the Local Plan Core Strategy 
DPD (adopted September 2012) and Policy DM01 of the Local Plan Development 
Management Policies DPD (adopted September 2012).

Amend condition 4:
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4 a) No site works or development (including any temporary enabling works, site clearance 
and demolition) shall take place until an Arboricultural Method Statement and dimensioned 
tree protection plan in accordance with British Standard BS5837: 2012 (Trees in relation to 
design, demolition and construction - Recommendations) has been submitted to and 
approved in writing by the Local Planning Authority.
b) No site works (including any temporary enabling works, site clearance and demolition) or 
development shall take place until the temporary tree protection shown on the tree protection 
plan approved under part (a) this condition has been erected around existing trees on site. 
This protection shall remain in position until after the development works are completed and 
no material or soil shall be stored within these fenced areas at any time. The development 
shall be implemented in accordance with the protection plan and method statement as 
approved under this condition.

Reason: To safeguard the health of existing trees which represent an important amenity 
feature in accordance with Policy DM01 of the Development Management Policies DPD 
(adopted September 2012), Policies CS5 and CS7 of the Local Plan Core Strategy DPD 
(adopted September 2012), Policy 7.21 of the London Plan 2016 and NPPF 118.

Amend condition 8 (correction of typing errors only:

Notwithstanding the details shown on the approved drawings:

a) A scheme of hard and soft landscaping, including 

  -  details of existing trees to be retained,

  -  size, species, planting heights, densities and positions of soft landscaping including the 
location of advanced grade specimens and a native hedge along the southern boundary of 
the play area (with preference in all cases for locally sourcing of  native species) ,

  -  equipment and surfaces and outdoor furniture within the designated play area,

  -  trees and hard landscaping materials within the designated amenity space and road 
frontage areas and,

  -  hard materials for the new drying area;

shall be submitted to and agreed in writing by the Local Planning Authority before the 
development hereby permitted is commenced.

b) All work comprised in the approved scheme of landscaping shall be carried out before the 
end of the first planting and seeding season following occupation of any part of the buildings 
or completion of the development, whichever is sooner, or commencement of the use.

c) Any existing tree shown to be retained or trees or shrubs to be planted as part of the 
approved landscaping scheme which are removed, die, become severely damaged or 
diseased within five years of the completion of development shall be replaced with trees or 
shrubs of appropriate size and species in the next planting season.

Reason: To ensure a satisfactory appearance to the development in accordance with 
Policies CS5 and CS7 of the Local Plan Core Strategy DPD (adopted September 2012), 
Policy DM01 of the Development Management Policies DPD (adopted September 2012), the 
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Sustainable Design and Construction SPD (adopted April 2013) and 7.21 of the London Plan 
2016.

17/2076/FUL
Phoenix Canoe Club, Cool Oak Lane, London NW9 7ND
Pages 57-88

RECOMMENDATION 1 deleted and replaced as follows: 

Committee to Approve. 

Section 7.5 of the report ‘Trees’ paragraphs 5 to be amended as following: 

The Council’s Arboricultural Officer had previously raised concerns regarding the loss of tree 
T7. However a further review of the details submitted shows that this tree has not been 
earmarked for removal and would remain on site. In addition, the majority of the Category A-
C trees would not be removed. Only two trees have been earmarked for possible removal. 
However these are the subject of conditions to be discharged by the Council’s Arboricultural 
Officer. As the plans indicate, it will be required to remove a number of U grade trees in 
order to build the unit. However these trees are not protected under the defined British 
Standards Institute (BS) 5837 regulation, which defines what trees are protected. Therefore the 
Arboricultural Officer has raised no objection to this. 

Condition 8 to be deleted and replaced with the following:

8. Prior to the commencement of any works on site a Method Statement for the retention 
and protection of tree T7 shall be submitted to and approved by the Local Planning 
Authority. 

Reason: To safeguard the health of existing trees which represent an amenity feature in 
accordance with Policy DM01 of the Barnet Local Plan Development Management 
Policies (adopted) 2012 and Policy 7.21 of the London Plan (2017)

17/4799/FUS73
British Library, Newspaper Library, 130 Colindale Avenue NW9 4HE

Pages 111-134

RECOMMENDATION 2 deleted and replaced as follows: 

Committee to Approve. 
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