
 
LOCATION: 
 

Church Walk House, Church Walk, London, NW2 2TJ 

REFERENCE: F/02299/13 Received: 11 June 2013 
  Accepted: 11 June 2013 
WARD: Childs Hill 

 
Expiry: 10 September 2013 

  Final Revisions:  
APPLICANT: 
 

 Central & Cecil Housing Trust 

PROPOSAL: Demolition of existing building and erection of a 4 storey 
building including lower ground level to provide 53 self-
contained units for extra care housing. Development includes 
restaurant, kitchen, Communal lounge, hair dresser, treatment 
room, assisted bathroom, scooter store and refuse space. 
Associated parking and storage 

Approve subject to completion of Section 106 Agreement 
RECOMMENDATION I: 
That the applicant and any other person having a requisite interest be invited to 
enter by way of an agreement into a planning obligation under Section 106 of 
the Town and Country Planning Act 1990 and any other legislation which is 
considered necessary for the purposes seeking to secure the following: 
1 Paying the council's legal and professional costs of preparing the 

Agreement and any other enabling agreements; 
2 All obligations listed below to become enforceable in accordance with a 

timetable to be agreed in writing with the Local Planning Authority; 
3 Affordable Housing (units) £0.00 

Provision of 40 affordable housing units on the site, split up into the following 
types: 
21 social rented 
19 intermediate 

 

4 
Highways (controlled parking) £5,000.00 

A contribution towards the cost of required changes to an existing scheme or 
creation of a new scheme for controlling parking within the vicinity of the 
development. 

5 Special Site-Specific Obligation £5,000.00 
A contribution towards the cost of converting parts of the single yellow line to 
double yellow line in the vicinity. 

 

6 
Requirement to submit Travel Plan £12,950.00 

Requirement to submit a Travel Plan for approval by the Council prior to first 
occupation of the development and the obligation to provide a contribution 
towards the Council's costs of monitoring the implementation of a Travel Plan. 

 

7 
Special Site-Specific Obligation £0.00 

The accommodation is limited to people aged 55 and over. 
 RECOMMENDATION II: 
That upon completion of the agreement the Acting Assistant Director of 
Planning and Development Management approve the planning application 
reference: F/02299/13 under delegated powers subject to the following 
conditions: - 



1 The development hereby permitted shall be carried out in accordance with the 
following approved plans: ITL8245-SK-004, APL001 revision A; APL002 revision 
A; APL003 revision B (Amended); APL004 revision C; APL005 revision A; 
APL006 revision F; APL007 revision F; APL008 revision F (Amended); APL009 
revision D;  APL010 revision A; APL011 revision B (Amended); APL012 revision 
A; APL013 revision A; APL014 revision B (Amended); APL015 revision A; 
APL016 revision A; Arboricultural Development Statement by CBA Trees dated 
June 2013; Tree Survey Report by CBA Trees dated December 2012; Design 
and Access Statement dated June 2013; BREEAM Pre-Assessment by Bespoke 
Builders Services Ltd dated April 2013; Bat Survey report by Betts Ecology 
dated September 2011 updated May 2013; CBA10113AIA work plan; 
Framework Travel Plan by i-Transport LLP dated 6 June 2013; Baseline 
Ecological Site Audit and daytime bat assessment by Betts Ecology dated March 
2013; Transport Statement by i-Transport LLP dated 6 June 2013. 
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 plans as 
assessed in accordance with policies DM01 of the Adopted Barnet Development 
Management Policies DPD (2012) and CS NPPF and CS1 of the Adopted 
Barnet Core Strategy DPD (2012). 

2 This development must be begun within three years from the date of this 
permission.  
Reason: 
To comply with Section 51 of the Planning and Compulsory Purchase Act, 2004. 

3 Notwithstanding the approved plans and documents, a scheme for surface water 
drainage shall be submitted to and approved by the Local Planning Authority.  
The approved scheme shall be fully installed before the first occupation of the 
building and maintained therefafter. 
Reason: 
To ensure satisfactory surface water drainage at the site in accordance with 
policy CS NPPF of the Adopted Barnet Core Strategy DPD (2012) and Policy 
5.13 of the Adopted London Plan (2011). 

4 The dwelling(s) shall achieve a Code Level 4 in accordance with the Code for 
Sustainable Homes Technical Guide (October 2008) (or such national measure 
of sustainability for house design that replaces that scheme).  No dwelling shall 
be occupied until a Final Code Certificate has been issued certifying that Code 
Level 4 has been achieved and this certificate has been submitted to and 
approved by the local planning authority. 
Reason: 
To ensure that the development is sustainable and complies with Strategic and 
Local Policies in accordance with policy DM02 of the Adopted Barnet 
Development Management Policies DPD (2012).,the adopted Sustainable 
Design and Construction Supplementary Planning Document (June 2007) and 
policies 5.2 and 5.3 of the London Plan (2011). 

5 A scheme for the provision of bat boxes shall be submitted to the Local Planning 
Authority before the first occupation of the building.  The approved scheme shall 
be installed before the first occupation of the building and retained thereafter.  If 
any of the bat boxes are damaged or lost they shall be replaced. 
 
Reason: 



To enhance the biodiversity of the site in accordance with Policy DM16 : 
Biodiversity of the adopted Development Management Policies DPD (2012). 

6 Part 1 
 
Before development commences other than for investigative work: 
 
a. A desktop study shall be carried out which shall include the identification of 

previous uses, potential contaminants that might be expected, given those 
uses, and other relevant information. Using this information, a 
diagrammatical representation (Conceptual Model) for the site of all potential 
contaminant sources, pathways and receptors shall be produced.  The 
desktop study and Conceptual Model shall be submitted to the Local 
Planning Authority. If the desktop study and Conceptual Model indicate no 
risk of harm, development shall not commence until approved in writing by 
the Local Planning Authority. 

 
b. If the desktop study and Conceptual Model indicate any risk of harm, a site 

investigation shall be designed for the site using information obtained from 
the desktop study and Conceptual Model. This shall be submitted to, and 
approved in writing by, the Local Planning Authority prior to that investigation 
being carried out on site.  The investigation must be comprehensive enough 
to enable:- 

• a risk assessment to be undertaken, 

• refinement of the Conceptual Model, and 

• the development of a Method Statement detailing the remediation 
requirements. 

 
The risk assessment and refined Conceptual Model shall be submitted, along 
with the site investigation report, to the Local Planning Authority. 
 
c. If the risk assessment and refined Conceptual Model indicate any risk of 

harm, a Method Statement detailing the remediation requirements, using the 
information obtained from the site investigation, and also detailing any post 
remedial monitoring shall be submitted to, and approved in writing by, the 
Local Planning Authority prior to that remediation being carried out on site.  

 
Part 2 
 
Where remediation of contamination on the site is required completion of the 
remediation detailed in the method statement shall be carried out and a report 
that provides verification that the required works have been carried out, shall be 
submitted to, and approved in writing by the Local Planning Authority before the 
development is occupied. 
 
Reason: 
To ensure the development can be implemented and occupied with adequate 
regard for environmental and public safety in accordance with policies DM04 of 
the Adopted Barnet Development Management Policies DPD (2012), CS NPPF 
of the Adopted Barnet Core Strategy DPD (2012) and 5.21 of the London Plan 
2011. 



7 Before the development hereby permitted commences on site, details of the flue 
shall be submitted to and approved by the Local Planning Authority and 
implemented in accordance with agreed details before the use is commenced. 
Reason: 
To ensure that the proposed development does not prejudice the enjoyment or 
amenities of occupiers of adjoining residential properties in accordance with 
policies DM04 of the Adopted Barnet Development Management Policies DPD 
(2012) and 7.15 of the London Plan 2011. 

8 The level of noise emitted from the plant in the plant room and the flue hereby 
approved shall be at least 5dB(A) below the background level, as measured 
from any point 1 metre outside the window of any room of a neighbouring 
residential property. 
If the noise emitted has a distinguishable, discrete continuous note (whine, hiss, 
screech, hum) and/or distinct impulse (bangs, clicks, clatters, thumps), then it 
shall be at least 10dB(A) below the background level, as measured from any 
point 1 metre outside the window of any room of a neighbouring residential 
property. 
Reason: 
To ensure that the proposed development does not prejudice the amenities of 
occupiers of neighbouring properties in accordance with policies DM04 of the 
Adopted Barnet Development Management Policies DPD (2012) and 7.15 of the 
London Plan 2011. 

9 Before development commences, a report should be carried out by a competent 
acoustic consultant and submitted to the Local Planning Authority for approval, 
that assesses the likely noise impacts from the development of the plant in the 
plant room and the flue. The report shall also clearly outline mitigation measures 
for the development to reduce these noise impacts to acceptable levels. 
 
It should include all calculations and baseline data, and be set out so that the 
Local Planning Authority can fully audit the report and critically analyse the 
contents and recommendations.  The approved measures shall be implemented 
in their entirety before any of the units are occupied. 
 
Reason:  
To ensure that the amenities of neighbouring premises are protected from noise 
from the development in accordance with policies DM04 of the Adopted Barnet 
Development Management Policies DPD (2012) and 7.15 of the London Plan 
2011. 

10 A scheme for acoustic fencing along the boundary of the site and between the 
neighbouring premises shall be submitted in writing and approved by the Local 
Planning Authority prior to development. This scheme shall be fully implemented 
before the development hereby permitted is brought into use. 
 
Reason: 
To ensure that the proposed development does not prejudice the enjoyment of 
the occupiers of their home(s) in accordance with policies DM04 of the Adopted 
Barnet Development Management Policies DPD (2012) and 7.15 of the London 
Plan 2011. 

11 Before development commences, a scheme of proposed air pollution mitigation 
measures shall be submitted to and approved by the Local Planning Authority. 



The approved mitigation scheme shall be implemented in its entirety before any 
of the units are occupied.  
Reason: 
To ensure that the amenities of occupiers are protected from the poor air quality 
in the vicinity in accordance with policy DM04 of the Adopted Barnet 
Development Management Policies DPD (2012) and policy 5.3 of the London 
Plan 2011. 

12 Before the building hereby permitted is occupied the proposed windows serving 
apartments 35 and 53 in the south west elevation facing Lyndale Avenue shall 
be glazed with obscure glass only and shall be permanently retained as such 
thereafter and shall be permanently fixed shut with only a fanlight opening.  
Reason: 
To safeguard the privacy and amenities of occupiers of adjoining residential 
properties in accordance with policy DM01 of the Adopted Barnet Development 
Management Policies DPD (2012). 

13 Prior to commencement of the development a scheme showing details of a 
revised vehicular access point and other details shown on the proposed  
drawings shall be submitted to and approved by the Local Planning Authority. 
Thereafter, the vehicular access as approved shall be constructed in accordance 
with the approved details before the development is occupied. 
Reason:   To ensure safe access to and from the development and protect the 
amenity of the area and conform with London Borough of Barnet’s Local Plan 
Policy CS9 of Core Strategy (Adopted) September 2012 and Policy DM17 of 
Development Management Policies (Adopted) September 2012. 

14 The development hereby permitted shall not commence until a parking 
management plan detailing the allocation of car parking spaces, including 
accommodating the visitors, onsite parking controls, provision of the EVCP 
(active & passive), scooter parking, enforcement system of the unauthorised 
parking, access details regarding the signal controls (or other) and its 
maintenance has been submitted to and approved by the local planning 
authority. All standard and disabled car parking spaces to be provided and to be 
operational shall be for use only in connection with this site. The plan shall be 
implemented before the buildings hereby permitted are occupied and maintained 
thereafter. 

Reason: To ensure the free flow of traffic is maintained and in the interest of 
highway safety in accordance with London Borough of Barnet’s Local Plan 
Policy CS9 of Core Strategy (Adopted) September 2012 and Policy DM17 of 
Development Management Policies (Adopted) September 2012 

15 Before the permitted development commences, details of the Recycle/Servicing 
arrangements shall be submitted to and agreed by the Local Planning Authority.  

Reason:   To ensure that this operation is satisfactory in terms of highway safety 
development and to protect the amenity of the area and in accordance with 
London Borough of Barnet’s Local Plan Policy CS9 of Core Strategy (Adopted) 
September 2012 and Policy DM17 of Development Management Policies 
(Adopted) September 2012 

16 Prior to commencement of the proposed development the Demolition 
/Construction Management Plan shall be submitted to and approved in writing by 
the local planning authority. The development shall thereafter be implemented in 



accordance with the approved details. The Demolition/Construction 
Management Plan shall include, but not be limited to, the following information: 

  

• details of the routing of construction vehicles to the site, access and 
egress arrangements within the site; 

• site preparation and construction stages of the development; 

• details of provisions for recycling of materials, the provision on site of 
a storage/delivery area for all plant, site huts, site facilities and materials; 

• details showing how all vehicles associated with the construction 
works are properly washed and cleaned to prevent the passage to mud and 
dirt onto the adjoining highway; 

• the methods to be used and the measures to be undertaken to control 
the emission of dust, noise and vibration arising from construction works; 

• a suitable and efficient means of suppressing dust, including the 
adequate containment of stored or accumulated material so as to prevent it 
becoming airborne at any time and giving rise to nuisance; 

• noise mitigation measures for all plant and processors; 

• details of contractors compound and car parking arrangements; 

• Details of interim car parking management arrangements for the 
duration of construction; 

• details of precautions to minimise damage to protected species and 
habitats in particular from site clearance works including soil moving and 
material storage, vehicle and machinery movements, removal and disposal 
of excess soil, debris and materials from the site; 

• details of action to be taken and mitigation measures to be employed 
should any protected species be found or disturbed on the site. 
  

Reason: To ensure that the proposed development does not prejudice the 
amenities of occupiers of adjoining residential properties and in the interests of 
highway safety in accordance with London Borough of Barnet’s Local Plan 
Policy CS9 of Core Strategy (Adopted) September 2012 and Policy DM17 of 
Development Management Policies (Adopted) September 2012 
 

17 Before this development is commenced details of the location, extent and 
depth of all excavations for drainage and other services in relation to trees 
on the site shall be submitted and approved in writing by the Local Planning 
Authority and the development carried out in accordance with such 
approval.          
Reason: 
To safeguard the health of existing tree(s) which represent an important 
amenity feature in accordance with policies DM01 of the Adopted Barnet 
Development Management Policies DPD (2012) and CS5 and CS7 of the 
Adopted Barnet Core Strategy DPD (2012) and 7.21 of the London Plan 
2011. 

 



18 No site works or works on this development shall be commenced before 
temporary tree protection  has been erected around existing tree(s) in 
accordance with details to be submitted and approved in writing by the Local 
Planning Authority. 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.  
Reason: 
To safeguard the health of existing tree(s) which represent an important amenity 
feature in accordance with policies DM01 of the Adopted Barnet Development 
Management Policies DPD (2012) and CS5 and CS7 of the Adopted Barnet 
Core Strategy DPD (2012) and 7.21 of the London Plan 2011. 

19 No siteworks or works on this development shall be commenced before a 
dimensioned tree protection plan in accordance with Section 5.5 and a method 
statement detailing precautions to minimise damage to trees in accordance with 
Section 6.1 of British Standard BS5837: 2012 Trees in relation to design, 
demolition and construction - Recommendations are submitted to and approved 
in writing by the Local Planning Authority and the development shall be carried 
out in accordance with such approval. 
Reason: 
To safeguard the health of existing trees which represent an important amenity 
feature in accordance with policies DM01 of the Adopted Barnet Development 
Management Policies DPD (2012), CS5 and CS7 of the Adopted Barnet Core 
Strategy DPD (2012) and 7.21 of the London Plan 2011.  

20 Provisions shall be made within the site to ensure that all vehicles associated 
with the construction of the development hereby approved are properly washed 
and cleaned to prevent the passage of mud and dirt onto the adjoining highway.  
Reason: 
To ensure that the development does not cause danger and inconvenience to 
users of the adjoining pavement and highway. 

21 Before this development is commenced, details of the levels of the building(s), 
road(s) and footpath(s) in relation to adjoining land and highway(s) and any 
other changes proposed in the levels of the site shall be submitted to and 
approved in writing by the Local Planning Authority. The development shall be 
implemented in accordance with such details as approved.  
Reason: 
To ensure that the development is carried out at suitable levels in relation to the 
highway and adjoining land having regard to drainage, gradient of access, the 
safety and amenities of users of the site, the amenities of the area and the 
health of any trees or vegetation in accordance with policies DM01 and DM04 of 
the Adopted Barnet Development Management Policies DPD (2012), CS NPPF, 
CS1, CS5 and CS7 of the Adopted Barnet Core Strategy DPD (2012) and 7.4, 
7.5, 7.6 and 7.21 of the London Plan 2011. 

22 Notwithstanding the approved plans, before the development hereby permitted 
commences, details of the materials to be used for the external surfaces of the 
building(s) and hard surfaced areas shall be submitted to and approved in 
writing by the Local Planning Authority. The development shall be implemented 
in accordance with such details as approved.  
Reason: 
To safeguard the character and visual amenities of the site and wider area and 
to ensure that the building is constructed in accordance with policies DM01 of 



the Adopted Barnet Development Management Policies DPD (2012), CS NPPF 
and CS1 of the Adopted Barnet Core Strategy DPD (2012) and 1.1, 7.4, 7.5 and 
7.6 of the London Plan 2011. 

23 Before the development hereby permitted commences, details of enclosures and 
screened facilities for the storage of recycling containers and wheeled refuse 
bins or other refuse storage containers where applicable, together with a 
satisfactory point of collection shall be submitted to and approved in writing by 
the Local Planning Authority and shall be provided at the site in accordance with 
the approved details before the development is occupied. 
Reason: 
To ensure a satisfactory appearance for the development and satisfactory 
accessibility; and to protect the amenities of the area in accordance with policies 
DM01 of the Adopted Barnet Development Management Policies DPD (2012) 
and CS14 of the Adopted Barnet Core Strategy DPD (2012). 

24 Before the building hereby permitted is occupied the proposed windows at first 
floor level and above in the south east elevation facing 11 Church Walk and in 
the north west elevation facing All Saints Vicarage shall be glazed with obscure 
glass only and shall be permanently retained as such thereafter and shall be 
permanently fixed shut with only a fanlight opening.  
Reason: 
To safeguard the privacy and amenities of occupiers of adjoining residential 
properties in accordance with policy DM01 of the Adopted Barnet Development 
Management Policies DPD (2012). 

25 No construction work resulting from the planning permission shall be carried out 
on the premises at any time on Sundays, Bank or Public Holidays, before 8.00 
am or after 1.00 pm on Saturdays, or before 8.00 am or after 6.00pm on other 
days.  
Reason: 
To ensure that the proposed development does not prejudice the amenities of 
occupiers of adjoining residential properties in accordance with policy DM04 of 
the Adopted Barnet Development Management Policies DPD (2012). 

26 All work comprised in the approved scheme of landscaping shown on drawing 
APL005 revision: A 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. 
Reason: 
To ensure a satisfactory appearance to the development in accordance with 
policies DM01 of the Adopted Barnet Development Management Policies DPD 
(2012) and CS5 and CS7 of the Adopted Barnet Core Strategy DPD (2012) and 
7.21 of the London Plan 2011. 

27 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 DM01 of the Adopted Barnet Development Management Policies DPD 
(2012) and CS5 and CS7 of the Adopted Barnet Core Strategy DPD (2012) and 
7.21 of the London Plan 2011. 



28 Before the building hereby permitted is occupied the proposed windows at first 
and second floor levels in the south west elevation of apartments 35 and 53 and 
serving stair 2, facing Lyndale Avenue, shall be glazed with obscure glass only 
and shall be permanently retained as such thereafter and shall be permanently 
fixed shut with only a fanlight opening.  
Reason: 
To safeguard the privacy and amenities of occupiers of adjoining residential 
properties in accordance with policy DM01 of the Adopted Barnet Development 
Management Policies DPD (2012). 

29 Before the building hereby permitted is occupied the proposed first floor 
openings serving the bedrooms at apartments 30 and 32 in the north east 
elevation facing Prospect Road (as shown on drawing APL008 revision: F) shall 
be fitted with Oriel windows only and shall be permanently retained as such 
thereafter.  
Reason: 
To safeguard the privacy and amenities of occupiers of adjoining residential 
properties in accordance with policy DM01 of the Adopted Barnet Development 
Management Policies DPD (2012). 

30 The existing building shall be demolished, and the proposed building 
constructed, in accordance with the guidance contained in the Baseline 
Ecological Site Audit and daytime bat assessment by Betts Ecology dated March 
2013 and the Bat Survey report by Betts Ecology dated September 2011 
updated May 2013. 
Reason: 
To ensure the protection of bats and other protected species on site in 
accordance with Policy DM16 : Biodiversity of the adopted Development 
Management Policies DPD (2012). 

31 For every five parking spaces provided, one parking space should have 
provision or be future proofed to provide a suitable electrical charging point.  
Reason:  
To ensure that parking is provided in accordance with the council’s standards in 
the interests of pedestrian and highway safety, the free flow of traffic and in 
order to protect the amenities of the area in accordance with policies 6.13 of the 
London Plan (2011) and Policy DM17 of Barnet’s Local Plan (Development 
Management Policies). 

INFORMATIVE(S): 
1 Thames Water will aim to provide customers with a minimum pressure of 10m 

head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves 
Thames Waters pipes.  The developer should take account of this minimum 
pressure in the design of the proposed development. 

2 In complying with the contaminated land condition parts 1 and 2: 
 
Reference should be made at all stages to appropriate current  guidance and 
codes of practice.  This would include: 
1) The Environment Agency CLR & SR Guidance documents; 
2) Planning Policy Statement 23 (PPS 23) - England (2004); 
3) BS10175:2001 Investigation of potentially contaminated sites - Code of 
Practice; 
4) Guidance for the safe development of housing on land affected by 
contamination, (2008) by NHBC, the EA and CIEH. 



 
Please note that in addition to the above, consultants should refer to the most 
relevant and up to date guidance and codes of practice if not already listed in the 
above list. 

3 You are advised to engage a qualified acoustic consultant to advise on the 
scheme, including the specifications of any materials, construction, fittings and 
equipment necessary to achieve satisfactory internal noise levels in this location. 
 
In addition to the noise control measures and details, the scheme needs to 
clearly set out the target noise levels for the habitable rooms, including for 
bedrooms at night, and the levels that the sound insulation scheme would 
achieve.   
 
The council’s supplementary planning document on Sustainable Design and 
Construction requires that dwellings are designed and built to insulate against 
external noise so that the internal noise level in rooms does not exceed 30dB(A) 
expressed as an Leq between the hours of 11.00pm and 7.00am, nor 35dB(A) 
expressed as an Leq between the hours of 7.00am and 11.00pm (Guidelines for 
Community Noise, WHO). This needs to be considered in the context of room 
ventilation requirements 
 
The details of acoustic consultants can be obtained from the following contacts: 
a) Institute of Acoustics and b) Association of Noise Consultants. 
 
The assessment and report on the noise impacts of a development should use 
methods of measurement, calculation, prediction and assessment of noise levels 
and impacts that comply with the following standards, where appropriate: 1) BS 
7445 (1991) Pts 1, 2 & 3 (ISO 1996 pts 1-3) - Description and & measurement of 
environmental noise; 2) BS 4142:1997 - Method of rating industrial noise 
affecting mixed residential and industrial areas; 3) BS 8223: 1999 - Sound 
insulation and noise reduction for buildings: code of practice; 4) Department of 
transport: Calculation of road traffic noise (1988); 5) Department of transport: 
Calculation of railway noise (1995); 6) Department of transport : Railway Noise 
and insulation of dwellings. 

4 The Air Quality Stage 4 Review and Assessment for the London Borough of 
Barnet has highlighted that this area currently experiences or is likely to 
experience exceedances of Government set health-based air quality standards.  
A list of possible options for mitigating poor air quality is as follows: 1) Use of 
passive or active air conditioning; 2) Use of acoustic ventilators; 3) Altering lay 
out – habitable rooms away from source of poor air quality; 4) Non residential 
usage of lower floors; 5) Altering footprint – setting further away from source of 
poor air quality. 
For developments that require an Air Quality report; the report should have 
regard to the air quality predictions and monitoring results from the Stage Four of 
the Authority’s  Review and Assessment available from the LPA web site and the 
London Air Quality Network. The report should be written in accordance with the 
following guidance: 1) NSCA Guidance: Development Control: Planning for Air 
Quality and the Planning Policy Statement 23: Planning and Pollution Control; 2) 
Environment Act 1995 Air Quality Regulations, Planning Policy Statement 23: 
Planning and Pollution Control, Annex 1: Pollution Control, Air and Water 



Quality; 3) Local Air Quality Management Technical Guidance LAQM.TG(03); 4) 
London Councils Air Quality and Planning Guidance, revised version January 
2007. 

5 The applicant is advised that all occupiers of the site would not be able to 
purchase any type of parking permit, voucher or similar issued within a 
Controlled Parking Zone (CPZ) in the area that a property address might 
otherwise be eligible for as part of the councils ongoing management of the 
public highway. The exemption is for existing and possible future amendments to 
the existing Controlled Parking Zone (CPZ) in the vicinity.  

6 The applicant must submit an application under Section 184 of the Highways Act 
(1980) for the proposed vehicular access. The proposed access design details, 
construction and location will be reviewed by the Development Team as part of 
the application. Any related costs for alterations to the public highway layout that 
may become necessary, due to the design of the onsite development, will be 
borne by the applicant. 
 
To receive a copy of our Guidelines for Developers and an application form 
please contact: London Borough of Barnet, North London Business Park (NLBP) 
Building 4, Oakleigh Road South, London N11 1NP 
 

7 The Community Infrastructure Levy (CIL) applies to all 'chargeable 
development'.  This is defined as development of one or more additional units, 
and / or an increase to existing floor space of more than 100 sq m.  Details of 
how the calculations work are provided in guidance documents on the Planning 
Portal at www.planningportal.gov.uk/cil. 
 
The Mayor of London adopted a CIL charge on 1st April 2012 setting a rate of 
£35 per sq m on all forms of development in Barnet except for education and 
health developments which are exempt from this charge. Your planning 
application has been assessed at this time as liable for a £151,700.50 payment 
under Mayoral CIL. 
 
The London Borough of Barnet adopted a CIL charge on 1st May 2013 setting a 
rate of £135 per sq m on residential and retail development in its area of 
authority.  All other uses and ancillary car parking are exempt from this charge. 
Your planning application has therefore been assessed at this time as liable for a 
£449,239.50 payment under Barnet CIL. 
 
It should be noted that the affordable houisng element of the scheme may be 
eligible for relief of £60,052.50 from the Mayoril CIL figure and £212,849.92 from 
the Barnet CIL figure. 
 
Liability for CIL will be recorded to the register of Local Land Charges as a legal 
charge upon your site payable should you commence development.  Receipts of 
the Mayoral CIL charge are collected by the London Borough of Barnet on behalf 
of the Mayor of London; receipts are passed across to Transport for London to 
support Crossrail, London's highest infrastructure priority.  
 
If affordable housing or charitable relief applies to your development then this 
may reduce the final amount you are required to pay; such relief must be applied 



for prior to commencement of development using the 'Claiming Exemption or 
Relief' form available from the Planning Portal website: 
www.planningportal.gov.uk/cil. 
 
You will be sent a 'Liability Notice' that provides full details of the charge and to 
whom it has been apportioned for payment. If you wish to identify named parties 
other than the applicant for this permission as the liable party for paying this 
levy, please submit to the Council an 'Assumption of Liability' notice, which is 
also available from the Planning Portal website.  
 
The Community Infrastructure Levy becomes payable upon commencement of 
development. You are required to submit a 'Notice of Commencement' to the 
Council's CIL Team prior to commencing on site, and failure to provide such 
information at the due date will incur both surcharges and penalty interest. There 
are various other charges and surcharges that may apply if you fail to meet other 
statutory requirements relating to CIL, such requirements will all be set out in the 
Liability Notice you will receive. You may wish to seek professional planning 
advice to ensure that you comply fully with the requirements of CIL Regulations. 
 
If you have a specific question or matter you need to discuss with the CIL team, 
or you fail to receive a 'Liability Notice' from the Council within 1 month of this 
grant of planning permission, please email us: cil@barnet.gov.uk. 

8 The flue must be 1.5m above the eaves or any open able windows in the vicinity 
(within 20m of the flue) if there are sensitive premises in the vicinity.  The final 
discharge must be vertically upwards.  There should be no Chinese hat or cowl 
on top of the flue. If flues are to be attached to neighbouring noise/viration 
sensitive premises they must incoportae anti-vibration mounts, flexible couplings 
and silencers.  

9 i)  In accordance with paragraphs 186 and 187 of the NPPF, the Council takes a 
positive and proactive approach to development proposals, focused on 
solutions. The Local Planning Authority has produced planning policies and 
written guidance to guide applicants when submitting applications. These are all 
available on the Council’s website. A pre-application advice service is also 
offered. The Local Planning Authority has negotiated with the applicant / agent 
where necessary during the application process to ensure that the proposed 
development is in accordance with the Council’s relevant policies and guidance. 
 
ii)  In this case, formal pre-application advice was sought prior to submission of 
the application.              

 
 1.   MATERIAL CONSIDERATIONS 
 
National Planning Policy Framework 
 
The Mayor's London Plan: July 2011 
 

• Policy 3.1 Ensuring equal life chances for all 

• Policy 3.3 – Increasing Housing Supply 

• Policy 3.4 – Optimising Housing Potential 

• Policy 3.5 – Quality and Design of Housing Developments 



• Policy 3.8 – Housing Choice 

• Policy 3.9 – Mixed and Balanced Communities 

• Policy 3.10 – Definition of Affordable Housing 

• Policy 3.11 – Affordable Housing Targets 

• Policy 3.12 – Negotiating Affordable Housing on Individual Private Residential 
and Mixed Use Schemes 

• Policy 3.13 – Affordable Housing Thresholds 

• Policy 3.14 – Affordable  Housing Thresholds 

• Policy 5.2 – Minimising carbon dioxide emissions 

• Policy 5.3 – Sustainable design and construction 

• Policy 5.11 - Green roofs and development site environs 

• Policy 5.14 – Water quality and wastewater infrastructure 

• Policy 5.15 – Water use and supplies 

• Policy 6.12 – Road network capacity 

• Policy 7.1 – Building London’s Neighbourhoods and Communities 

• Policy 7.2 – An Inclusive Environment 

• Policy 7.3 – Designing Out Crime 

• Policy 7.4 – Local Character 

• Policy 7.6 – Architecture 

• Policy 7.14 – Improving air quality 

• Policy 7.19 - Biodiversity and access to nature 

• Policy 7.21- Trees and woodlands 
 
 
Core Strategy DPD (Adopted) 2012 
 

• CS NPPF National Planning Policy Framework - Presumption in Favour of 
Sustainable Development 

• CS 1 Barnet’s Place Shaping Strategy – The Three Strands Approach 

• CS 3 Distribution of growth in meeting housing aspirations 

• CS 4 Providing quality homes and housing choice in Barnet 

• CS 5 Protecting and Enhancing Barnet’s character to create high quality places 

• CS 9 Providing safe, effective and efficient travel 

• CS 10 Enabling inclusive integrated community facilities and uses 

• CS 15 Delivering the Core Strategy 
 
Development Management Policies DPD (Adopted) 2012:  

• DM01 Protecting Barnet’s character and amenity 

• DM02 Development standards  

• DM03 Accessibility and inclusive design 

• DM04 Environmental considerations for development 

• DM06 Barnet's Heritage and Conservation 

• DM08 Ensuring a variety of sizes of new homes to meet housing need 

• DM09 Specialist housing - Houses in Multiple Occupation, student 
accommodation and housing choice for older people 

• DM10 Affordable housing contributions 

• DM13 Community and education uses 

• DM16 Biodiversity 



• DM17 Travel impact and parking standards 
 
Affordable Housing SPD  
 
Planning Obligations SPD 2013 
 
Residential Design Guidance SPD 2013 
 
Sustainable Design and Construction SPD 2013 
 
Equalities Act 
 
 
Relevant Planning History: None relevant 
 
 
Consultations and Views Expressed: 
 
 
Neighbours Consulted: 396  
Replies: 99 objections along with 2 petitions.   
 
The online petition against the scheme has 98 objectors but their addresses were 
not provided.   
The petition received by post had 276 objections. 
     
Neighbours Wishing To Speak:  5     
 
The objections raised may be summarised as follows: 
 
Impact on amenity including: 
- noise disturbance and vibration 
- no report submitted regarding impact on light 
- loss of sunlight 
- loss of privacy/overlooking 
- sense of enclosure 
- loss of outlook 
- loss of view 
- noise and vibration from traffic 
- air pollution 
- odour / smells 
- overdominance and close proximity to existing houses 
- impact on residents's ability to grow vegetables 
- the new building will be closer to residents 
- the scheme will affect children's play space 
 
Highway issues including: 
- traffic increase 
- unsuitable access 
- parking 



- the road will be made unsafe 
- pedestrian safety 
- highway safety 
- Church Walk is very narrow 
- problems for refuse collection 
- the scheme encourages reliance on the private car even though there are good 
public transport links in the area 
- access to the parking area is dangerous 
- difficulties for emergency services 
- excessive parking provision 
- safety issues because a footpath developers have referred to is a grass verge 
- lack of pavements for pedestrians in the area 
- school children use the road to walk on when the bins are out because of narrow 
width of pavement 
- access to the church, hall and school needs to be open at all times 
 
Character/Design issues including: 
- the scheme is too large 
- excessive height of proposal 
- excessive mass of proposal 
- unsympathetic to nearby church 
- out of character for the area 
- density of development 
- significant increase in floor area 
- loss of an attractive building / loss of a landmark 
- will destroy the current gardens at the site 
- loss of Victorian vicarage which is an important asset to the area 
 
Tree and biodiversity issues including: 
- the map on the arboricultural report does not cover the whole site 
- impact on trees 
- there are protected species on site 
- there needs to be a biodiversity gain 
- impact on wildlife 
- surveys are required with regard to protected species and especially bats and great 
crested newts 
 
Other Issues including: 
- planning application wrongly states that there is a path on the Prospect Road side 
of the Church when there is no path 
- surface water flooding 
- poor drainage 
- construction will be problematic and impractical 
- lack of surveys regarding geology/hydrology because of basement 
- clarification needed as to how use of the site will be restricted 
- safety issues given the close proximity of schools in the area 
- will be pressure on local services including the NHS 
- not clear who is eligible for the flats 
- loss of grass verge 
- impact on foundations of neighbouring buildings 



- if approval is granted conditions are needed to ensure that the development retains 
an affordable housing element 
- unsustainable development 
- will exceed the recommended density per hectare in the Barnet guidelines 
- many of the plans show a green strip of land to the south of the building but this 
strip of land is not within the ownership of the Church Walk development site 
- possible damage to the church 
- the charges, including service charges, on the building should be controlled 
- continuning control needs to be maintained regarding standards of service and care 
offered 
- the right of the development owner to levy a percentage of the sale price on re-sale 
should be rejected or limited to a genuine adminstration charge 
- if consent gained use class should be C2 
 
 
Internal /Other Consultations: 
 

• Commissioning Services - Comments provided on viability issues - support the scheme 
 

• Environmental Health - No objection subject to conditions 
 

• Traffic & Development - This planning application is recommended for approval on 
highways grounds, subject to attaching Conditions and Informatives as listed below and 
agreeing to the Section 106 Contributions. 

• Thames Water Devt Control - 

• Concerns about the inability of the existing wastewater infrastructure to accommodate 
the needs of this application.  Thames Water is concerned about the increase in 
combined flow from this site and in particular surface water flows and the affect further 
down the catchment in the Counters Creek area. Preferred option would be for all 
surface water to be disposed on site using SUDs 

• With regard to sewage infrastructure Thames Water has no objection. 

• With regard to water infrastructure Thames Water would not have any objection. 
 

• Housing Development - Comments provided - support the scheme 
 

• Tree Officer - No objection subject to conditions 
 

• London Borough of Camden - no objection 
 
Date of Site Notice: 27 June 2013 
 
 
2. PLANNING APPRAISAL 
 
Site Description and Surroundings: 
 
The application site is 0.415 hectares in area and is accessed from Church Walk 
along the northern boundary.  The existing building contains the original Victorian 
element in the centre and has been extensively extended on both sides. It was last 



used as a care home. The area is characterised by residential development although 
there is a vicarage to the north west. There are currently Tree Preservation Orders 
(TPOs) on the site. 
 
 
Proposal: 
 
The application proposes the demolition of the existing building and seeks 
permission for the erection of a new detached building comprising of 53 one and two 
bed apartments.  The new building will be part one, part two, part three and part four 
storeys with a lower ground level parking and access ramp comprising of 25 
parkings spaces and storage.The proposed development is for extra care housing 
and includes common areas such as a restaurant, kitchen, communal lounges, 
hairdresser, treatment room, assisted bathroom, WC's, scooter store and plant and 
refuse spaces. Landscaped gardens will be provided to the front and rear of the site. 
The scheme includes twenty nine 1 bed apartments and twenty four 2 bed 
apartments. 
 
The submission of the application follows extensive discussions between the 
applicant and planning , housing and adult social care officers.  
 
 
Planning Considerations: 
 
Principle of the Proposal 
 
Policy CS NPPF states that 'When considering development proposals we will take a 
positive approach that reflects the presumption in favour of sustainable development 
contained in the National Planning Policy Framework'. 
 
Policy CS 3 explains that it is an aim of the Core Startegy to help deliver in the range 
of 28,000 new homes from 2011/12 to 2025/26. 
 
Policy CS 4 explains that: ' We will aim to create successful communities in Barnet 
by: 

• seeking to ensure a mix of housing products in the affordable and market 
sectors to provide choice fo all households and enable Barnet residents to 
progress on a housing journey that can meet the aspirations of home 
ownership 

• seeking a range of dwelling sizes and types of housing including family and 
lifetime homes that meets our identified housing priorities and does not 
undermine suburban character or local distinctiveness. 

• seeking a variety of housing related support options that maximises the 
independence of vulnerable residents including young people, people with 
disabilities, older people, homeless people and other vulnerable adults' 

 
Policy DM09 states that 'Housing proposals for older people should: 

• help to meet an identified need 

• be within walking distance of local shops and easily accessible by public 
transport 



• provide adequate communal facilities including accommodation for essential 
staff on site'    

The council's commissioning services team have explained that there is a critical 
mass for the economic viability of Extra Care Housing schemes to enable services 
offered from within the scheme to be affordable. The number of units required to 
achieve viability will vary between locations but in a study carried out by the PSSRU 
for the Department of Health on extra care housing funded through a DoH 
programme (2004-06), the average number of extra care properties per scheme 
(excluding larger ‘villages’) was 45.  
 
The proposal, although not providing residential accommodation open to everyone, 
will help provide a mixed community of rented, private and shared ownership homes 
to the over 55s and will therefore help to provide much needed accommodation in 
Barnet where there is a shortage of residential accommodation.  A s106 agreement 
will ensure that 70% of the units are available as affordable accommodation and 
restricted to over 55s. By offering a range of tenures it is intended that the proposal 
will create a mixed community in an area of London where empty nesters and retired 
senior comprise a larger proportion of the population in NW2 2 than any other 
London areas. The figure of empty nesters and retired seniors in NW2 is 34.4% 
which is more comparible to the England and Wales average than to the London 
average which is lower. The report 'A Better Fit' (Shelter, 2012) identified that over a 
third of older people are interested in the idea of retirement housing now or in the 
future.   
 
There are 9 sheltered housing schemes and one leasehold retirement scheme within 
a 3 mile radius and this proposal would be the only extra care scheme in the south of 
the borough. The application site has a PTAL rating of 3 and has easy access to a 
number of public transport services including underground tube stations and bus 
routes.   
 
There is an immediate need for well designed quality extra care housing for older 
people.  All projections demonstrate this need will continue to grow.  This scheme 
offers opportunities to downsize and free up their assets and be able to use these 
funds to contribute towards their care and support costs. 
 
It is considered that this application will: 

• address the current shortfall of extra care homes within the council stock 

• address the demographic trend within the borough of an ageing population 
that will require extra care 

• address the adults and communities strategy of increasing opportunities for 
individuals with disabilities to live as independent a life as possible and remain 
in their own homes for as long as possible and delaying admission to 
residential care 

• provide more housing choice for older people 
 

It should also be brought to the attention of members that extra care schemes do not 
generally operate with less than 50 units because the service costs are too high at 
anything below that scale. 

 



Community uses 
 
Policy CS 10 explains that 'The council will work with our partneers to ensure that 
community facilities including schools, libraries, leisure centres and pools, places of 
worship, arts and cultural facilities, community meeting places and facilities for 
younger and older people, are provided for Barnet's communities.' 
 
Policy DM13 states that 'New community or education uses should be located where 
they are accessible by public transport, walking and cycling, preferably in town 
centres or local centres'. 
 
The proposal would provide numerous facilities for over 55s in the community 
including a lounge, hairdressers, treatment room and a restaurant.  Such provision is 
encouraged by the policies mentionned above providing it is in a well served 
location.  The application site is well served by public transport links and has a PTAL 
rating of 3.   
 
 
Design and character 
 
Policy DM01 states that '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 appropraite, vibrant streets which provide visual interst, 
particulalry at street level and avoid blank walls'. 
 
It is accepted that the proposal is significantly larger than the existing building with 
regard to size, height and bulk.  However, given the narrow width of Church Walk, 
views of the new building would be constrained. The majority of the rear elevation of 
the building would not be visible to residents along Lyndale Avenue because of the 
existence of mature vegetation at the rear of the site that is covered by a TPO. The 
proposal has been designed to take account of surrounding buildings and the overall 
character of the area.  Projecting gables and recesses at each end along the 
elevation facing Church Walk break up the elevation and improve the streetscene by 
introducing symmetry and rhythm which the existing buildings lack. The use of red 
brick is sympathetic to the character of the area given that the majority of buildings 
have been constructed using red brick along Church Walk.  The use of slate for the 
roof provides a contrast with the red brick and helps break up the frontage. Second 
floor accommodation has been incorporated into the roof space to reduce massing 
whilst the rear elevation of the proposal is also broken up in a similar fashion to the 
front.  A planning condition will control the materials used for the construction of the 
development to ensure that it is sympathetic to neighbouring buildings.  It should be 
noted, as illustrated on the proposed street elevation, that the new building would be 
lower in height than other buildings along this side of Church Walk. The building 
mass and design is considered proportionate when compared to surrounding 
buildings.  Although the footprint of the proposal is greater than that of the existing 
building it should be noted that the general position of the building has been retained 
to ensure that the pattern of surrounding buildings and the streetscene is respected. 
The proposal would also be similar in appearance to a new row of terraces houses in 



this location. 
 
 
Affordable Housing 
 
Policy DM10 states that 'Having regard to the borough-wide target that 40% of 
housing provision should be affordable, the maximum reasonable amount of 
affordable housing will be required on site, subject to viability, from all new sites 
providing 10 or more units gross or covering an area of 0.4 hectares or more'. 
 
The applicants have stated in their application form that they intend to provide 40 (21 
social rented and 19 intermediate) units out of the 53 units as affordable housing  
which is significantly above the minimum 40% requirement.  A s106 agreement will 
ensure that the applicants have to provide at least 70% affordable housing on site.  
 
 
Amenity 
 
Policy DM01 also explains that 'Development proposals should be designed to allow 
for adequate daylight, sunlight, privacy and outlook for adjoining and potential 
occupiers and users'.  
 
The adopted Residential design Guidance SPD states that 'Privacy can be 
safeguarded by achieving adequate window to window, or window to balcony 
distances between buildings (both existing and proposed).  In new residential 
development there should be a minimum distance of about 21 metres between 
properties with facing windows to habitable rooms to avoid overlooking, and 10.5 
metres to a neighbouring garden.  Shorter distances may be acceptable between 
new build properties where there are material justifications.'  
 
The gable end closest to 11 Church Walk has been stepped to ensure that there is 
little impact on outlook and loss of sunlight.   
 
At a more general level the proposal has been designed to ensure that there is a 
distance of at least 21m between almost all windows serving habitable rooms at the 
proposed building from windows serving habitable rooms along Prospect Road. A 
planning condition will obscure any windows above ground floor level along the rear 
elevation that would be located less than 10.5m from the boundary of the gardens 
along  Lyndale Avenue. None of the windows at the proposed building would be 
located within 11m of the rear boundary along prospect Road. 
 

The original drawings have been updated  (APL003 Rev. B and APL004 Rev.D) to 
indicate the two / three storey build lines on Prospect Road and as shown in the 
presentation photos. The confusion with regard to 21m separation distances 
(highlighted by some objectors) was due to the OS survey which shows the Prospect 
Road buildings inclusive of the single storey structures to the end of the rear gables 
and not visible from the site due to the garden fences and walls. 

There is one projecting bay on the proposed scheme that has a distance of 20.4m 
from the rear properties of Prospect Road. Only the two windows on the first floor (as 



the 2nd floor windows are set back by 800mm) will be within 20.4m. Oriel windows 
will ensure that there is no loss of privacy in these two instances. 

It should be noted that the existing building on the site has a number of gables with 
windows that overlook the rear of Prospect Road properties with separation 
distances of only 17m (to single storey lean-to or extensions) and 18m (to the two 
storey building line). In effect the proposed building line sits 2m further away from the 
Church Walk Road and site front boundary. 

 
The proposed building is therefore considered to be located at an adequate distance 
from neighbouring properties to avoid issues with regard to loss of sunlight, loss of 
outlook, overlooking and overdominance.  Loss of a view is not a planning issue. 

 
The applicant conducted a shadow survey which concluded that the aspect of the 
site means that over-shadowing and reduction in daylight to adjacent properties is 
minimal.  The report does state that there would be some very slight increase in 
shadowing of the Vicarage early in the day but that this would affect the garage more 
than the residence.  The report also concludes that the summer months are free 
from overshadowing. 
 
 
Trees 
 
Policy DM01 states 'Trees should be safeguarded.  When protected trees are to be 
felled the council will require replanting with suitable size and species of tree where 
appropriate'. 
 
Numerous trees are protected by a Tree Preservation Order (TPO) at the rear of the 
site.  The scheme has been designed to ensure that no building works will be within 
the root protection areas of these TPO trees.  Furthermore, planning conditions will 
ensure that the retained trees are protected during construction by fencing and a 
detailed method statement.  
 
The proposal would result in the loss of some trees at the front of the site, including a 
Red Oak and a  Sycamore. Some residents have raised concerns about the loss of 
the existing Red Oak tree at the front of the site.  However, the council's tree officer 
has advised that the council has already considered the oak for possible inclusion in 
an order but determined that, because of significant previous treatment involving the 
removal of major limbs, the tree was unsuitable.  Concerns have also been raised by 
residents about a group of Sycamores on the frontage.  These trees were also 
previously excluded because of their previous treatment when the Order was made 
but the plans do show two of these are to be retained. The council's tree officer has 
therefore concluded that it is not appropriate to include these trees in a new Tree 
Preservation Order.  
 

The Oak (applicant’s reference T3) and Sycamores (T4 – T6) on the frontage were 
among the trees surveyed when the Tree Preservation Order at the site (internal 
reference TPO/CA/134) was made - however, these trees were considered 
unsuitable for inclusion in an order because of significant previous treatment.   



The arboricultural report has been assessed by the council's tree officer and is 
considered comprehensive. 

 
 
Landscaping 
 
The landscaping scheme illustrates that 13 new trees will be planted as part of the 
scheme. 
 
The proposed landscaping plan shows changes to existing pathways and 
construction of garden features including a summerhouse and pergolas. As some of 
these proposals are within root protection areas of retained TPO trees, conditions 
have been suggested to safeguard the health and retention of the trees.  
 
The submitted drawings illustrate that the proposal would retain a large graden area 
for future residents. 
 
 
Sustainability 
 
Policy DM02 explains that where appropriate development will be expected to 
demonstrate compliance with national and Londonwide standards supported by the 
guidance set out in the council's Supplementary Planning Documents. 
 
Policy 5.11 of the London Plan (2011) states that 'Major development proposals 
should be designed to include roof, wall and site planting, especially green roofs and 
walls where feasible'. 
 

Amenity space will be provided to all residents by way of balconies, patios and the 
communal garden. The plans and schedule submitted with the application illustrate 
that all 1-bed apartments are over 50sqm and all 2-bed 3person apartments are over 
60sqm. They are therefore policy compliant. 

 
The proposed rooms have been arranged and stacked in a manner as far as practial 
to ensure that bedrooms do not overlap living rooms, kitchens and bathrooms on 
other floors.  The internal rranagements of the proposal should help to reduce noise 
transfer between the flats. 
 
Green roofs along with PV cells utilise the flat areas of the roof to increase the 
sustainability of the scheme.  A planning condition will ensure that the proposal is 
built to Code for Sustainble Homes Level 4 standard. 
 
The design of the properties will be flexible and enable the properties to be adapted 
physically with ease, and cost effectively, to provide quality homes for residents for 
different stages within the ageing process in terms of both their physical and mental 
disabilities.  The property design will support resident's variable needs for care 
service and those of the carer.  
 
Based on a site area of 4150m2 and a PTAL score of 3, the proposed density of the 



scheme (127.71 units per hectare and 313.25 habitable rooms per hectare) would 
not exceed the density standards of the London Plan for an urban area which require 
a density of 70 -170 units per hectare. The density of development is not expected to 
detrimentally impact on neighbouring residents/users.  
 

The development for which consent is sought is not considered to be of a description 
identified in Schedule 1 or 2 of the Regulations (Town and Country Planning 
(Environmental Impact Assessment) Regulations 2011). The characteristics, location 
and the impacts of the development proposed are described in detail in other 
sections of this report and so are not repeated here. Having considered the 
characteristics of the development, the location of the development and the 
characteristics of the potential impacts of the proposal (the criteria set out in 
Schedule 3 of the Regulations) it is concluded that in each of these respects and 
taken in totality the proposal would not be likely to give rise to significant effects on 
the environment in the sense intended by the Regulations. It is considered that the 
proposal is not a major development which is of more than local importance, is not a 
proposal situated in (or partially within) a particularly environmentally sensitive or 
vulnerable location and is not a development with unusually complex or potentially 
hazardous environmental effects. This is considered to support further the 
conclusion that the proposal would not be likely to give rise to significant effects on 
the environment in the sense intended by the Regulations. Taking account of the 
criteria set out in Schedule 3 of the Regulations and all other relevant factors it is 
considered that the development described in the information accompanying the 
application would not be likely to have significant effects on the environment, in the 
sense intended by the Regulations. Therefore an Environmental Impact Assessment 
is not necessary and an Environmental Statement, in line with the Regulations, is not 
required to be submitted with the application. 

 
 
Environmental Considerations 
 
Policy DM04 states that 'Proposals to locate develpment that is likely to generate 
unacceptable noise levels close to noise sensitive uses will not normally be 
permitted.' 
 
There are not any road traffic issues affecting the application site according to the 
DEFRA noise maps.  Impact from parking at the site would not be detrimental to 
amenity of neighbours because the car park would be located underground. 
 
The council's environmental health officer consider that a close boarded fence would 
provide adequate acoustric fencing to protect neighbours from the communal spaces 
at the site.  The fact that the communal areas are in the middle of the site, away from 
the vicarage and 11 Church Walk, helps to reduce any disturbance whilst the mature 
vegetation at the rear of the site buffers residents along Lyndale Avenue. A planning 
condition will control noise from plant machinery on site.   
 
In terms of air quality, the council's environmental helath officer has stated that the 
location of the site is not in an area that exceeds the air quality limit.  However, 
planning conditions will provide air mitigation for the proposed units. 



 
A ventilation and extraction condition will ensure that there are no issues with regard 
to odour from the restaurant. 
 
 
Heritage/ Historic Environment 
 
The application site is not located in close proximity to a listed building and is not 
situated within a conservation area. 
 
The existing central vicarage building on site is not considered worthy of listing and 
so therefore canot be protected from demolition.  Other existing buildings at the site 
are unsympathetic to the character of the area and their demolition would improve 
the character of the locality. 
 
 
Surface Water Drainage and Sewage 
  
Policy 5.13 of The London Plan (2011) states that 'Development should utilise 
sustainable urban drainage systems (SUDS) unless there are practical reasons for 
not doing so and should aim to achieve greenfield run-off rates and ensure that 
surface water run-off is managed as close to its source as possible'. 
 
The applicant has stated in their design and access statement that both sewage and 
surface water will be discharged into the public sewer.  Thames Water has no 
objection to the sewage measures at the site but have expressed concerns about 
surface water drainage.  For this reason a planning condition will ensure that the 
applicant has to submit details of a surface water drainage scheme to ensure that 
the best possible arrangement is achieved on site.   
 
It should be noted however that the site lies above London Clay and so there are no 
abnormal issues with regard to the geology of the area and drainage.  A hydro-
geological report and engineering stability report are not considered to be required 
given the presence of clay.  Issues surrounding structural stability will be considered 
at the building control stage. 
 
 
Biodiversity 
 
Policy DM16 states that 'When considering development proposals the council will 
seek the retention and enhancement, or the creation of biodiversity'. 
 
The application site is not located within a protected area. A bat survey report by 
Betts Ecology found that there were no roosts and no bats entering or emerging from 
the buildings.  A standard bat watch will be followed during any demolition works. A 
planning condition will ensure that the existing building is demolished in acccordance 
with the guidance contained in the bat survey report. 
 
Furthermore, a baseline ecological site audit and daytime bat assessment was 
conducted to accompany the bat survey report and found that there were no great 



crested newts, or other European protected species, at the site. 
 
To enhance biodiversity the applicant is proposing to locate bat boxes on the wall of 
the proposed building.  The bat boxes will be secured by condition. 
 
 
Highways/Parking 
 

The site is within the Controlled Parking Zone (CPZ) C1, which is a One Hour Zone 
operating from 10AM to 11AM (Mon-Fri). On the Church Walk, on the development 
side of the road, there are double yellow lines restricting parking at all times. There 
are various waiting restrictions on the other side of the road, part is controlled by 
single yellow line and  part controlled by  restrictions operating from 7AM-7PM 
(Mon–Sat). In Church Walk near the junction with Finchley Road, there is a 
designated doctors bay.  On the other side of Church Walk, near the junction with 
Lyndale Avenue there are waiting restrictions operating from 7AM-10AM (Mon-Fri), 
including some Dual Use Bay Long Stay Pay & Display or Business Permit Holders 
operating 9AM – 5:30PM (Mon – Fri) There are very few vehicle crossovers along 
Church Walk.  

There is no existing on-site parking serving the current buildings. 

Public Transport Accessibility 

PTAL (Public Transport Accessibility Level) rating for this site is 3, calculated on a 
point where the site entrance is proposed. PTALs range from 1 to 6, where 6 
represents a high level of accessibility and 1 a low level of accessibility.  
 
There are several bus routes operating nearby and the closest is a bus stop on 
Finchley Road which serves three bus routes: Route 13; Route 82 and Route 328. 
The other bus stop is on the Cricklewood Lane serving another three bus routes: 
Routes 245; Route 260 and Route 460. The nearest underground station to this 
proposal is Golders Green which is part of the Northern Line and approximately 1.5 
kilometres away, which is not  considered within walking distance to this site. 
However, there are buses that make it possible to get to this underground station.  
 
Also, Cricklewood rail station is approximately 1.2 km and even though this distance 
is beyond what is considered to be a recommended walking distance there are two 
bus routes, route 260 and 460, that make it possible to link this journey and get to 
this station. The station itself provides links to the First Capital Connect network. 
 
Since, PTAL calculations do not take into consideration the possibility of linking trips, 
meaning changing one mode of transport to another, public transport accessibility 
level for this location is considered to be of Medium level of accessibility. 
 

The number of standard parking spaces provided is 25 of which 4 spaces would be 
for disabled users. The ratio between units vs parking spaces is 0.47. 
 
Policy CS9 sets out within the DM17 the following parking provision standards: 

• A maximum of one and a half to one space, per unit (2 to 3 bed) 



• A maximum of one to less than one space, per unit (1 bed) 
 
The proposed car parking provision for a new development should comply with The 
London Plan and although a restraint based approach is encouraged the applicant 
must provide reassurance and justification that any overspill parking will not unduly 
affect the free flow of traffic and operation of bus routes nearby nor that the 
residential parking is unduly effected.  
 
In order for the proposed development not to contribute to parking stress increase in 
nearby areas a S106 is sought to exclude residents of this development from 
purchasing parking permits. To prohibit users from obtaining CPZ resident parking 
permits, which will be enforced by legal agreement, all occupiers of this site will be 
exempt from the  Controlled Parking Zone and in order to facilitate this exception the 
amount of £5,000 would be secured by S106.  
 
Taking into consideration the age profile of the residents the council's highways 
officer feels that this proposal is acceptable. 

In accordance with The London Plan, the applicant has proposed that the 20% of the 
parking spaces will have Electric Vehicle Charging Point (EVCP) active and 20 % 
passive.   
 
Vehicular access  
 
Car Parking is proposed in the basement and accessed from Church Walk. This is a 
new vehicular access with a ramp and served by one-way movements which are 
controlled by a signal operating entry system. The request to open/close gates will 
be done via a fob (or through a microwave sensor). 
 
The Church Walk is a narrow road. For the  proposed access, it is recommended 
that the existing single yellow line be converted to double yellow line to restrict 
parking.  The Highway Authority must consider safety and needs of all road users 
and the recommendations given in response to this proposal are made having taken 
into consideration all of the above. A S106 is proposed to accommodate changes to 
convert parts of the single yellow line to double yellow line. 
 
A Car Park Management Strategy condition will ensure that details of car parking 
allocation are submitted, split between staff/residents/visitors, controlling and 
monitoring of the parking areas and enforcement of non correct use of the car park. 
The strategy will also include converting the EVCP from passive to active based on 
demand. 
 
Trip Generation 
 
The two-way traffic flow on the AM peak was 10 trips and  for the PM peak was only 
3. The total generated two- way daily trips was estimated to have been 96. Two 
assumptions were made in the Transport Assessment, first that the number of 
people residing is expected to be a low trip generator based on the fact that is a 
proposed accommodation for the extra care elderly people and second, the worst 
case scenario was taken where all of the 21 staff are assumed to be driving to work. 



The residents and visitors trip generators were added to this and the total number of 
trip generators proposed was derived. 
 
If considering the same peak times as before, the proposal generates 2 two-way 
trips and for PM peak it generates 4 two-way trips. The total generated two- way 
daily trips is estimated to be 64.  
 
The difference between the existing and the proposed two way trips for AM peak is 8 
less trips and for PM peak is 1 more. In overall, the daily trip generator is 32 less 
than the existing use.  
 

Cycle Parking Provision  

With this proposal the applicant has included a provision of 16 cycle spaces. In terms 
of spaces vs. number of units the proposed provision is 30 %. In the Transport 
Assessment it is not explained how this number was arrived at and if this number is 
considered sufficient. However, it is mentioned that considering the anticipated age-
profile of residents then adequate levels of cycle parking is proposed.  
 
The additional provision of cycle parking for staff and visitors is a requirement for 
new developments. The cycle parking numbers proposed could be sufficient. 
 
Travel Plan 
 
As this is considered a C3 residential development of 53 age-restricted units and 
communal space a local level travel plan would be required that covers travel 
movements of residents, staff and visitors.  
 
As a residential development the Planning Obligations SPD requires Travel Plan 
incentives fund funding of £150 per unit to be spent on 1 of the 3 possible incentives 
and £5000 TP monitoring secured via S106. 
 
Refuse/Recycle  
 
The LBB’s guidance notes “Information for developers and architects – provision of 
domestic and organic waste collection services, and recycling facilities” includes 
details on refuse bin sizes recommended for new developments and provisions 
required for recycling. The walking distance from the kerb to the location of the bins 
is recommended to be less than 10m in all cases.  
 
Refuse/recycling/deliveries/servicing vehicles will require regular access to 
accommodate the users that reside on this site.  It is understood that currently both 
parts of the existing buildings are served regularly from onstreet where the point of 
collection is and that the applicant has stated that there is no proposed change with 
regards to refuse collection.   
 
The submitted drawing with ref: APL007 rev.F shows the ground floor plan of this 
development where the refuse store is shown however, the details on where the 
recycling will be stored and how it will be collected is not disclosed. Furthermore 
more details on servicing is required because this development is expected to 
necessitate more deliveries/servicing because of the nature and the increased 



number of units it proposes.  A planning condition with details about the recycling 
storage and servicing arrangements will be attached to any approval.  
 
Demolition/ Construction Management Plan  

Due to the size and the location of this development, a planning condition will be 
required that deals with a Demolition and Construction Management Plan (DCMP). 
The DCMP must be submitted to and approved by the local planning authority, prior 
to the commencement of any works.  
 
The Construction Management Plan would include limits on times of operation for 
lorries and any large vehicles and identify a designated safe route to ensure minimal 
interference to the public highway. The plan must demonstrate how the demolition, 
operation and construction of this development will be done safely.  

In summary, the following Section 106 contributions will be required to mitigate the impact 

and facilitate a development in this location: 

 

• Exclusion of the residents from the Controlled Parking Zone permits The 
amount of £5,000 

• To convert parts  of the single yellow line to double yellow line  The amount of 
£ 5,000 

• Travel Plan Monitoring  £150 per unit to be spent on 1 of the 3 possible 
incentives (Planning Obligations SPD- table 3.2) and £5000  monitoring  

 
Other Issues 
 
The proposal includes the retention of a pedestrian footpath to ensure that 
pedestrian safety is not compromised at the site and will not imapct upon the safety 
of school children in the locality. 
 
It is not a requirement of the planning procedure to control re-sale percentages, 
service charges at the site or the level of care provided. 
 
Some of the submitted plans show a strip of green land to the south of the site.  
Some residents have stated that this green strip is outside of the applicant's control 
but the applicant has merely shown the extent of the Tree Protection Zone. 
 
The scheme does not involve the loss of any children's play space because there is 
no designated children's play space on the existing site. 
 
The applicant has confirmed that the original care home had 43 residents and the 
original sheltered scheme had 14 flats giving a total of 57 residents. The new 
scheme will have 53 apartments. It should be noted that within the proposal there 
are a number of 2-bed apartments, however it is quite uncommon for couples to live 
in these schemes given their age and they are normally moving into these schemes 
as a result of losing their partners or loved ones. On this basis it is not foreseen that 
there would be a significant rise in the demand for local services such as dentists, 
doctors etc.  

The proposal would not result in the loss of any grass verges. 



The proposal will be for a C3 use because this is what the applicant has applied for. 

 
3. COMMENTS ON GROUNDS OF OBJECTIONS 
 
Covered in report. 
 
4. EQUALITIES AND DIVERSITY ISSUES 
 
The proposals do not conflict with either Barnet Council’s Equalities Policy or the 
commitments set in our Equality Scheme and supports the council in meeting its 
statutory equality responsibilities.  The proposal has been designed to provide 
access for potential disabaled users and would help to provide residential 
accommodation for members of a vulnerable group, namely the elderly. The site has 
been designed to support the varying needs of future residents. The properties will 
have a statutory requirement to comply with The Disability Discriminatiom Act (DDA) 
and with the Building Regulations and follow best practice. 
 

The Equality Act 2010 (the Act) came into force in April 2011. The general duty on 
public bodies is set out in Section 149 of the Act. The duty requires the Council to 
pay regard to the need to eliminate discrimination and promote equality with regard 
to those with protected characteristics such as race, disability, and gender including 
gender reassignment, religion or belief, sex, pregnancy or maternity and foster good 
relations between different groups when discharging its functions. 

Equality duties require Authorities to demonstrate that any decision it makes is 
reached in a fair, transparent and accountable way, considering the needs and the 
rights of different members of the community. This is achieved through assessing the 
impact that changes to policies, procedures and practices could have on different 
equality groups. It is an opportunity to ensure better decisions are made based on 
robust evidence. 

Section 149 of the Act states that:  

(1) A public authority must, in the exercise of its functions, have due regard to the 
need to-  

(a) eliminate discrimination, harassment, victimisation and any other conduct that is 
prohibited by or under this Act;  

(b) advance equality of opportunity between persons who share a relevant protected 
characteristic and persons who do not share it;  

(c) foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it.  

(2) Having due regard to the need to advance equality of opportunity between 
persons who share a relevant protected characteristic and persons who do not share 
it involves having due regard, in particular, to the need to-  

(a) remove or minimise disadvantages suffered by persons who share a relevant 
protected characteristic that are connected to that characteristic;  

(b) take steps to meet the needs of persons who share a relevant protected 
characteristic that are different to the needs of persons who do not share it;  

(c) encourage persons who share a relevant protected characteristic to participate in 



public life or in any other activity in which participation by such persons is 
disproportionately low.  

(3) The steps involved in meeting the needs of disabled persons that are different 
from the needs of persons who are not disabled include, in particular steps to take 
account of disabled persons’ disabilities.  

(4) Having due regard to the need to foster good relations between persons who 
share relevant protected characteristic and persons who do not share it involves 
having due regard, in particular, to the need to-  

(a) tackle prejudice, and  

(b) promote understanding  

(5) Compliance with the duties in this section may involve treating some persons 
more favourably than others; but that is not to be taken as permitting conduct that 
would otherwise be prohibited by or under this Act. 

(6) The relevant protected characteristics are-  

· age; including the elderly  

· disability  

- children 

It is considered that the following protected groups will potentially be affected by the 
proposal:  

• people over the age of 55  

The new building would provide accommodaton for over 55's. The provision of a 
modern purpose built care home would significantly benefit older people and result in 
a significant upgrade to the existing care home.  

• Disabled people  

The proposal would provide some extra care housing and includes the provision of 
facilities such as an assisted bathroom. The care home has been designed to 
provide good access for people with disabilities which is a marked improvement on 
the existing care home.  

• Young children 

The proposal would be erected in failry close proximity to a school. The proposed 
changes to the layout of the site have taken pedestrian safety into account to ensure 
that there are adequate pedestrian facilities for children in the locality. It is not 
considered that the construction of the care home would impact detrimentally on 
children living in surrounding properties.  

S149 (5) of the Act requires that the Council have due regard to the need to:-  

“(5) having due regard to the need to foster good relations between persons who 
share a relevant protected characteristic and persons who do not share it involves 
having due regard, in particular, to the need to:-  

(a)Tackle prejudice and  

(b) Promote understanding”  

It is considered that the planning application itself provides an opportunity to provide 
much needed accommodation for over 55s , and in some cases disabled, residents 



without detracting from the needs of children in the locality. 

 
 
5. CONCLUSION 
 

The proposal is in accordance with the above mentionned policies and is therefore 
recommend for approval subject to conditions.  The scheme would not be 
detrimental to the residential amenity or character of the area.  Furthermore the 
scheme would not result in an unacceptable impact on highway safety or parking 
provision and would provide much need residential, including affordable, 
accommodation in the area. APPROVAL is recommended.  

 



 
 
SITE LOCATION PLAN: Church Walk House, Church Walk, London, NW2 2TJ 
 
REFERENCE:  F/02299/13 
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