
 
Location The Towers 53 The Bishops Avenue London N2 0BJ  

 
Reference(s): 
 

 
21/6801/FUL 

 
 

Received: 29th December 2021 
  Accepted: 11th January 2022 
Ward: Garden Suburb Expiry: 12th April 2023 
 
    

Case Officer:  James Langsmead   
 
Applicant: 

 
Smart Global Ltd 

    

Proposal(s): 
Demolition of existing property and erection of detached building of up to 6 storeys, 
plus lower ground levels and rooms in the roofspace to provide 65 residential flats with 
associated amenity space, access, parking, landscaping, refuse and cycle storage 

 
 
OFFICER’S RECOMMENDATION 
 
Approve subject to a Unilateral Undertaking and conditions 
 
AND the Committee grants delegated authority to the Service Director – Planning and 
Building Control to make any minor alterations, additions or deletions to the recommended 
conditions/obligations or reasons for refusal as set out in this report and addendum provided 
this authority shall be exercised after consultation with the Chairman (or in their absence the 
Vice- Chairman) of the Committee (who may request that such alterations, additions or 
deletions be first approved by the Committee). 
 
 
 
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 by Unilateral Undertaking and any other 
legislation which is considered necessary for the purposes of seeking to secure the 
following: 
 

1. Highways 
o Travel plan monitoring - £10,000.00. 
o Key headlines and financial implications of the travel plan must be set out in 

the S106 Agreement. 
o Travel Plan Incentives - £9,750.00 (£150.00 x per unit). 
o Upgrading/repositioning the existing pedestrian refuge in front of the site to a 

zebra crossing and renewing the footway along the site frontage - To 
enhance pedestrian safety (Works to be carried out under a s278 
Agreement). 

o Modifications to the existing vehicular access to the site. (Works to be carried 
out under a s278 Agreement). 

 
2. Affordable Housing 

o £1,500,000.00 Payment in lieu of Affordable Housing on site. 
o Late Stage Review mechanism 

 



3. Skills, Employment, Enterprise & Training  
o Provision of the following Skills, Employment, Enterprise and Training 

opportunities, or Commuted Sums for alternative employment opportunities 
(construction) in lieu of LEAs Job opportunities (commuted sums in event of 
non delivery TBC): 
▪ Job Brokerage 

• Progression into employment (under 6 months)  – 5 places 
• Progression into employment (over 6 months) – 3 places 

▪ Apprenticeships and work experience 
• Apprenticeships – 8 places 
• Work experience – 11 places 
• School/College/University site visits – 98 places 
• School / College workshops – 52 places 

▪ Local Labour – 10%; Local supplier requirements: 2 
 

4. Carbon Off setting 
o Contribution to Borough’s Carbon Off-set fund £72,997.00.  

 
5. Tree Replacements 

o Submission of a Landscaping plan detailing replacement trees to the value of 
£120,897.78, as estimated within Tree Valuation Report (Ref: 
HVL/WR/TVR/01 – 3rd May 2022; produced by Landmark Trees). Any 
shortfall to be estimated in consultation with the Council and agreed in 
writing. Estimated sum to be paid to the Council for to facilitate equivalent 
replanting locally. 

 
6. Ecology & Biodiversity 

o Submission of a combined landscaping and Biodiversity Net Gain plan that 
offsets the loss -0.82 habitat units of Medium Distinctiveness dense/bramble 
scrub and -2.05 of High Distinctiveness lowland mixed deciduous woodland 
requiring a like-for-like replacement. Where this cannot be achieved, then in 
consultation with the Local Planning Authority and its Biodiversity 
specialist(s), it will be agreed either that (1) reasonable like-for-like habitats 
on a site(s) within the Borough of Barnet shall be enhanced to the relative 
compensatory level; or, (2) the applicant will compensate like-for-like habitats 
by collaborating with local NGOs such as the London Wildlife Trust.  

o Monitoring of the Landscape and Ecological Management Strategy 
 

 
7. Monitoring of the Legal Agreement 

o Contribution towards monitoring of the legal agreement over the required 30 
year period. 

 
RECOMMENDATION II: 
 
That upon completion of the agreement specified in Recommendation I, the Service Director 
for Planning and Building Control approve the planning application subject to the following 
conditions and any changes to the wording of the conditions considered necessary by the 
Service Director for Planning and Building Control: 
 
Conditions 
 
1 The development hereby permitted shall be carried out in accordance with the 



following approved plans and documents:  
   
 Site Location - 2155 PL-0001 P1  
 Existing Site Plan - 2155 PL-0002 P1  
 Existing Building - 2155 PL-0110 P1  
 Proposed Site Plan - 2155 PL-0197 P1  
 Proposed Basement - 2155 PL-0198 P2  
 Proposed Lower Ground Floor - 2155 PL-0199 P1  
 Proposed Ground Floor - 2155 PL-0200 P1  
 Proposed First Floor - 2155 PL-0201 P1  
 Proposed Second Floor - 2155 PL-0202 P1  
 Proposed Third Floor - 2155 PL-0203 P1  
 Proposed Fourth Floor - 2155 PL-0204 P1  
 Proposed Fifth Floor - 2155 PL-0205 P1  
 Proposed Roof Plan - 2155 PL-0206 P1  
 Proposed Elevations - 2155 PL-0210 P1  
 Proposed Elevations - 2155 PL-0211 P1  
 Proposed Sections - 2155 PL-0220 P1  
 Proposed Basement (Coloured) - 2155 PL-0250 P2  
 Proposed Lower Ground Floor (Colour) - 2155 PL-0251 P1  
 Proposed Ground Floor (Coloured) - 2155 PL-0252 P1  
 Proposed First Floor (Coloured) - 2155 PL-0253 P1  
 Proposed Second Floor (Coloured) - 2155 PL-0254 P1  
 Proposed Third Floor (Coloured) - 2155 PL-0255 P1  
 Proposed Fourth Floor (Coloured) - 2155 PL-0256 P1  
 Proposed Fifth Floor (Coloured) - 2155 PL-0257 P1  
 Design and Access Statement - 2155 PL-DAS V3  
   
 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 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). 
 
 
 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 a) Prior to works above slab level, details of the materials to be used for the external 
surfaces of the building(s) and hard surfaced areas hereby approved have been submitted 
to and approved in writing by the Local Planning Authority.  
   
 b) The development shall thereafter be implemented in accordance with the materials 
as approved under this condition.  
   
 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 CS NPPF and 
CS1 of the Local Plan Core Strategy (adopted September 2012), Policy DM01 of the 
Development Management Policies DPD (adopted September 2012) and Policy D4 of the 



London Plan 2021. 
 
 
 4 a) No development shall take place until details of the levels of the building(s), road(s) 
and footpath(s) in relation to the adjoining land and highway(s) and any other changes 
proposed in the levels of the site have been submitted to and approved in writing by the 
Local Planning Authority.  
   
 b) The development shall thereafter be implemented in accordance with the details 
as approved under this condition and retained as such thereafter.  
   
 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 CS NPPF, CS1, CS5 and CS7 of the Local Plan Core 
Strategy (adopted September 2012), Policies DM01, DM04 and DM17 of the Development 
Management Policies DPD (adopted September 2012), and Policies D4, D5, D8 and G7 of 
the London Plan 2021. 
 
 
 5 a) No development shall take place until details of the location, extent and depth of 
all excavations for services (including but not limited to electricity, gas, water, drainage and 
telecommunications) in relation to trees on and adjacent to the site have been submitted to 
and approved in writing by the Local Planning Authority.  
   
 b) The development shall thereafter be implemented in accordance with details 
approved under this condition.  
   
 Reason: To safeguard the health of existing tree(s) which represent an important 
amenity feature in accordance with CS5 and CS7 of the Local Plan Core Strategy (adopted 
September 2012), Policy DM01 of the Development Management Policies DPD (adopted 
September 2012) and Policy G7 of the London Plan 2021. 
 
 
 6 a) No site works or development (including any temporary enabling works, site 
clearance and demolition) shall take place until 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) have 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 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) and Policy G7 of the London Plan 2021. 



 
 
 7 a) Notwithstanding the landscaping details submitted, a final scheme of hard and soft 
landscaping, including details of existing trees to be retained and size, species, planting 
heights, densities and positions of any soft landscaping, shall be submitted to and agreed in 
writing by the Local Planning Authority prior to the occupation of the hereby approved 
development. The scheme must achieve an Urban Greening Factor value of not less than 
0.4.  
   
 Tree and shrub species selected for landscaping/replacement planting must provide 
long term resilience to pest, diseases and climate change.  A diverse range of species and 
variety will help prevent rapid spread of any disease.  In addition to this, all trees, shrubs 
and herbaceous plants must adhere to basic bio-security measures to prevent accidental 
release of pest and diseases and must follow the guidelines immediately below. An 
overarching recommendation is to follow BS 8545: Trees: From Nursery to independence in 
the Landscape. Recommendations and that in the interest of bio-security, trees should not 
be imported directly from European suppliers and planted straight into the field, but spend a 
full growing season in a British nursery to ensure plant health and non-infection by foreign 
pests or disease. This is the appropriate measure to address the introduction of diseases 
such as Oak Processionary Moth and Chalara of Ash. All trees to be planted must have 
been held in quarantine.  
   
 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 Sustainable Design and Construction SPD (adopted October 2016) and G5, G6 and G7 
of the London Plan 2021. 
 
 
 8 a) Prior to the first occupation of the hereby approved development, details of the 
proposed green roof have been submitted to and approved in writing by the Local Planning 
Authority.  
   
 b) The green roof shall be implemented in accordance with the details approved this 
condition prior to the commencement of the use or first occupation of the development and 
retained as such thereafter. Should part of the approved green roof be removed, die, 
become severely damaged or diseased within five years of the completion of development, 
it shall be replaced in accordance with the details approved by this condition.  
   
 Reason: To ensure that the proposed development does not prejudice the enjoyment 
of the occupiers of their homes in accordance with Policies DM04 of the Development 
Management Policies DPD (adopted September 2012) and Policy G5 of the London Plan 
2021. 



 
 
 9 a) Prior to the occupation of the hereby approved development, a final Landscape 
and Ecological Management Plan for all landscaped areas for a minimum period of 25 years 
shall be submitted to and approved in writing by the Local Planning Authority.  
   
 b) The Landscape Ecological Management Plan shall include details of long term 
design objectives, management responsibilities, maintenance schedules and replacement 
planting provisions for existing retained trees and any new soft landscaping to be planted 
as part of the approved landscaping scheme.  
   
 c) The approved Landscape Ecological Management Plan shall be implemented in 
full in accordance with details approved under this condition.   
   
 Reason: To ensure a satisfactory appearance to the development in accordance with 
Policy DM01 of the Development Management Policies DPD (adopted September 2012), 
Policies CS5 and CS7 of the Local Plan Core Strategy (adopted September 2012) and 
Policies G5 and G6 of the London Plan 2021 
 
 
10 No removal of hedgerows, trees or shrubs or works to or demolition of buildings or 
structures that may be used by breeding birds shall take place between 1st March and 31st 
August inclusive, unless a competent ecologist has undertaken a careful, detailed check of 
vegetation for active birds' nests immediately before the vegetation is cleared and provided 
written confirmation that no birds will be harmed and/or that there are appropriate measures 
in place to protect nesting bird interest on site  
   
 Reason:   
 To protect nesting birds pursuant to section 197 of the Town and Country Planning 
Act 1990 in accordance with local planning policy DM01. Policies CS5 and CS7 of the Local 
Plan Core Strategy DPD (adopted September 2012) and Policy G6 and G7 of the London 
Plan 2021. 
 
 
11 Before the development hereby permitted commences, the applicant shall submit for 
approval details of measures to improve biodiversity on the site in accordance with guidance 
set out within BS42040:2013: Biodiversity - Code of practice for planning and development, 
and guidance documents provided by the Chartered Institute of Ecology and Environmental 
Management (CIEEM) and the Royal Town Planning Institute (RTPI) for approval. The 
development shall be implemented in full accordance with these details.  
   
 Reason:  
 To ensure biodiversity on site is enhanced, pursuant to section 197 of the Town and 
Country Planning Act 1990 in accordance with local planning policy DM01. Policies CS5 and 
CS7 of the Local Plan Core Strategy DPD (adopted September 2012) and Policy G6 and 
G7 of the London Plan 2021. 
 
 
12 Before the final occupation of the last remaining building hereby approved, all 
biodiversity and ecological enhancement and mitigation measures as set out in the Ground 
Level Tree Assessments (Syntegra Consulting, April 2023); Ecological Impact Assessment 
(EcIA) (Syngenta Consulting, December 2022); Bat emergence & Re-entry Survey Report 
(Syntegra Consulting, June 2023); Reptile Mitigation Strategy (Syntegra Consulting, May 



2023); and, Lighting Impact Assessment and External Lighting Design (BSG, R02, July 
2023) shall be implemented and thereafter maintained in accordance with the approved 
details.   
   
 Reason: To ensure that any protected species present are not adversely affected by 
the development in accordance with Policy DM16 of the Development Management Policies 
DPD (adopted September 2012) and the Sustainable Design and Construction SPD 
(adopted October 2016); and London Plan (2021) Policy G6. 
 
 
13 All site works and works in connection with the development hereby approved shall 
be carried out in strict accordance with the recommendations set out in the approved Ground 
Level Tree Assessments (Syntegra Consulting, April 2023); Bat emergence & Re-entry 
Survey Report (Syntegra Consulting, June 2023); Ecological Impact Assessment (EcIA) 
(Syngenta Consulting, December 2022); Reptile Mitigation Strategy (Syntegra Consulting, 
May 2023b); and, Lighting Impact Assessment and External Lighting Design (BSG, R02, 
July 2023).  
The reptile translocation as outlined within the approved Reptile Mitigation Strategy 
(Syntegra Consulting, May 2023b) must be completed within the appropriate survey time 
frame and weather conditions prior to any site clearance within the development. 
   
 Reason: To ensure that any protected species present are not adversely affected by 
the development in accordance with Policy DM16 of the Development Management Policies 
DPD (adopted September 2012) and the Sustainable Design and Construction SPD 
(adopted October 2016); and London Plan (2021) Policy G6. 
 
 
14 a) No development or site works shall take place on site until a 'Demolition and 
Construction Management and Logistics Plan' has been submitted to and approved in 
writing by the Local Planning Authority. The Demolition and Construction Management and 
Logistics Plan submitted shall include, but not be limited to, the following:  
   
 i.  details of the routing of construction vehicles to the site, hours of access, access 
and egress arrangements within the site and security procedures;  
 ii.  site preparation and construction stages of the development;  
 iii.  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;  
 iv.  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;  
 v.  the methods to be used and the measures to be undertaken to control the emission 
of dust, noise and vibration arising from construction works;  
 vi.  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;  
 vii.  noise mitigation measures for all plant and processors;  
 viii.  details of contractors compound and car parking arrangements;  
 ix.  details of interim car parking management arrangements for the duration of 
construction;   
 x.  details of a community liaison contact for the duration of all works associated with 
the development.  
 xi. Provision of competent banksman.  
   



 For major sites, the Statement shall be informed by the findings of the assessment of 
the air quality impacts of construction and demolition phases of the development.  
   
 b) The development shall thereafter be implemented in accordance with the 
measures detailed within the statement.  
   
 Reason: In the interests of highway safety, noise and good air quality in accordance 
with Policies DM04 and DM17 of the Development Management Policies DPD (adopted 
September 2012), the Sustainable Design and Construction SPD (adopted October 2016) 
and Policies SI 1, SI 7, D14 and T7 of the London Plan 2021. 
 
 
15 Notwithstanding the parking layout submitted with the planning application, prior to 
commencement of the development; a revised parking layout plan showing the exact 
dimensions of the existing/proposed crossovers and proposed off-street parking spaces 
including disabled spaces within the development shall be submitted to and approved in 
writing by the Local Planning Authority. Thereafter, the 97 off-street parking spaces shall be 
provided and used for no other purpose than the parking and turning of vehicles in 
connection with approved development.   
   
 Reason:  
 To ensure that adequate and satisfactory provision is made for the parking of vehicles 
in the interests of pedestrian and highway safety and the free flow of traffic 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 Details of cycle parking including the type of stands, gaps between stands, location 
and type of cycle store proposed shall be submitted to and approved in writing by the Local 
Authority. Thereafter, before the development hereby permitted is occupied, 134 cycle 
parking spaces (130 long stay and 4 short stay) in accordance with the London Plan Cycle 
Parking Standards and London Cycle Design Standards shall be provided and shall not be 
used for any purpose other than parking of vehicles in connection with the approved 
development.      
   
 Reason: To ensure that adequate and satisfactory provision is made for the parking 
of vehicles in the interests of pedestrian and highway safety and the free flow of traffic 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 Within 3 months of occupation, a Residential Travel Plan that meets the criteria of the 
current Transport for London Travel Plan guidance , currently 'Travel Planning for new 
development in London incorporating deliveries and servicing' and Itrace or TRICS 
compliant surveys shall be submitted to and approved in writing by the Local Planning 
Authority.  The document shall set out the transport policy to incorporate measures to reduce 
trips by the private car especially single occupancy and single passenger journeys and 
encourage non-car modes of transport such as walking, cycling and public transport and to 
reduce, consolidate or eliminate delivery trips.  The Travel Plan Statement should include 
the appointment of a Travel Plan Champion, SMART targets and a clear action plan for 
implementing the measures.    



   
 The Travel Plan should be reviewed, updated and resubmitted in writing for approval 
in years 1, 3 and 5 in accordance with the targets set out in the Plan. Monitoring of the travel 
plan is to be funded by the applicant in accordance with the Barnet's Travel Plan SPD.  
   
 Reason: To encourage the use of sustainable forms of transport to the site in 
accordance with policies Core Strategy (adopted) 2012 Policy  CS9 and Development 
Management Policies (adopted) 2012 Policy DM17. 
 
 
18 No works on the public highway including creation or modification of a vehicular 
access as a result of the proposed development shall be carried out until detailed design 
drawings have been submitted and approved by the Highway Authority and works shall only 
be carried out in accordance with the approved plans. The applicant will be expected to 
enter into an agreement with the Highways Authority under Section 278/184 of the Highways 
Act for these works any and reinstatement of the footway along the site frontage and any 
consequential damage to the public highway resulting from the proposed development. All 
off-site highway works shall be carried out fully implemented to the satisfaction of the Local 
Highway Authority prior to first occupation of the development.   
   
 Reason:   To ensure that the works on the public highway are carried out to the 
satisfaction of the highway authority 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 
 
 
19 Prior to works above slab level, a Stage 1 Road Safety Audit shall be undertaken in 
relation to the basement proposed car park. The results of the audit shall be submitted to 
and approved in writing by the Local Planning Authority. Any necessary works identified 
within the audit shall thereafter be fully implemented prior to the first occupation of any part 
of the development.  
   
 Reason: In the interest of highway/pedestrian 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. 
 
 
20 The applicant shall carry out a "before" and "after" condition survey of the agreed 
route to be utilised by all construction traffic. The "before" survey shall be submitted to and 
approved in writing by Local Planning Authority prior to the commencement of the 
development. The "after" survey shall be completed three months before the completion of 
the development and thereafter submitted to and approved in writing by the Local Planning 
Authority. Any recommended works necessary to reinstate the condition of the agreed route 
to that identified within the "before" survey shall be implemented as approved following 
completion of the development.   
   
 Reason: To ensure that the road is maintained in a suitable condition in order to 
minimise danger, obstruction and inconvenience to users of the highway, in accordance with 
Policy CS9 and DM17 of the Barnet Local Plan (2012) 
 
 
21 Before the permitted development is occupied a full Delivery and Servicing Plan 
(DSP) shall be submitted to and approved in writing by the Local Planning Authority. The 



development thereafter shall only be operated in accordance with the approved delivery 
service plan.  
   
 Reason:  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. 
 
 
22 Prior to works above slab level, details of the electric vehicle charging points to be 
installed in the development shall be submitted to and approved in writing by the Local 
Planning Authority. These details shall include the provision of a minimum of 20 active and 
77 passive electric vehicle charging points.   
   
 The development shall be implemented in full accordance with the approved details 
prior to first occupation and thereafter be maintained as such.  
    
 Reason: To ensure that the development makes adequate provision for electric 
vehicle charging points to encourage the use of electric vehicles in accordance with policy 
T6.1 of the London Plan 2021. 
 
 
23 Prior to works above slab level, drawings showing the swept paths of a fire tender 
entering and exiting the site in forward gear shall be submitted to and approved in writing by 
the Local Planning Authority. The development thereafter shall only be operated in 
accordance with the approved drawings.  
   
 Reason:  In the interest of highway safety, security and resilience to emergency in 
accordance with London Borough of Barnet's Local Plan Policy CS9 of Core Strategy 
(Adopted) September 2012, Policy DM17 of Development Management Policies (Adopted) 
September 2012 and Policy D11 of the London Plan (2021). 
 
 
24 Prior to works above slab level, a Specification, Manufacturer's Warranty, 
Maintenance Agreement, Call out response times, and signal system  for the operation of 
the car lifts and the Automated Electronic Access Control Shutter must be submitted to and 
approved in writing by the Local Planning Authority.   
   
 The development shall be maintained and managed in accordance with the details 
provided.  
   
 Reason:  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.  
  
 
 
25 Prior to works above slab level, an assessment of the potential impact of the 
underground car park and its extract ventilation system on the future users and occupiers of 
the development, shall be submitted to and agreed in writing in consultation with the 
Council's Environmental Health unit.   
   
 The assessment must:  
 - Identify the consequence to local air quality from the development, and the likely air 



pollution exposure and risks to the end users of the development and nearby sensitive 
receptors.  
 - Make suitable recommendations for the mitigation of any risks and harms identified.
  
   
 The scheme shall be carried out in full accordance with the details approved under 
this condition.  
   
 Reason: To ensure that the amenities and health of future occupiers and 
neighbouring occupiers of the development are not prejudiced by poor air quality, in 
accordance with  Policies GG3 and SI1 of the London Plan 2021, and Policies CS13 and 
DM04 of Barnets Local Plan (2012). 
 
 
26 Before development commences, an air quality neutral assessment report shall be 
written in accordance with the relevant current guidance. This report shall be submitted to 
and approved by the Local Planning Authority.   
   
 The report shall 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 content and 
recommendations.  
    
  a) If the report shows that the site does not conform to the air quality neutral 
benchmark requirements then a scheme of offset measures based on the findings of the 
report shall be submitted to and approved by the Local Planning Authority prior to 
development.   
   
 b) The approved measures shall be implemented in its entirety in accordance with 
details approved under this condition before any of the development is first occupied or the 
use commences and retained as such thereafter.   
    
 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 Development Management 
Policies DPD (adopted September 2012), the Sustainable Design and Construction SPD 
(adopted October 2016) and Policy GG3 and SI1 of the London Plan 2021. 
 
 
27 The level of noise emitted from any mechanical ventilation plant incorporated into the 
development 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 
Development Management Policies DPD (adopted September 2012) and D14 of the London 
Plan 2021. 
 
 



28 a) No  works above slab level shall commence on site in connection with the 
development hereby approved until a report has been carried out by a competent acoustic 
consultant that assesses the likely noise impacts from the development of the 
ventilation/extraction plant, and mitigation measures for the development to reduce these 
noise impacts to acceptable levels, and has been submitted to and approved in writing by 
the Local Planning Authority.  
   
 The report shall 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 content and 
recommendations.  
   
 b) The measures approved under this condition shall be implemented in their entirety 
prior to the commencement of the use/first occupation of the development and retained as 
such thereafter.  
   
 Reason: To ensure that the proposed development does not prejudice the amenities 
of occupiers of neighbouring properties in accordance with Policy DM04 of the Development 
Management Policies DPD (adopted September 2012), the Sustainable Design and 
Construction SPD (adopted April 2016) and Policies D13 and D14 of the London Plan 2021. 
 
 
29 All Non-Road Mobile Machinery (NRMM) of net power of 37kW and up to and 
including 560kW used during the course of the demolition, site preparation and construction 
phases shall comply with the emission standards set out in chapter 7 of the GLA's 
supplementary planning guidance "Control of Dust and Emissions During Construction and 
Demolition" dated July 2014 (SPG), or subsequent guidance.   
   
 Unless it complies with the standards set out in the SPG, no NRMM shall be on site, 
at any time, whether in use or not, without the prior written consent of the local planning 
authority.  
   
 The developer shall keep an up to date list of all NRMM used during the demolition, 
site preparation and construction phases of the development on the online register at 
https://nrmm.london/  
   
 Reason: In the interest of good air quality in accordance with Policy DM04 of the 
Barnet Local Plan Development Management Policies (2012) and Policy SI1 of the London 
Plan 2021. 
 
 
30 Before development commences, a report should be carried out by an approved 
acoustic consultant and submitted to the Local Planning Authority for approval, that 
assesses the likely noise impacts from the development with regards to its use as a gym. 
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/ the use commences).  
   
 Reason: To ensure that the amenities of neighbouring premises are protected from 
noise from the development in accordance with policy DM04 of the Barnet Local Plan (2012), 



and Policy D14 of the London Plan 2021. 
 
 
31 a) No development shall take place until details of mitigation measures to show how 
the development will be constructed/adapted so as to provide sufficient air borne and 
structure borne sound insulation against internally/externally generated noise and vibration 
has been submitted to and approved in writing by the Local Planning Authority.  
   
 This sound insulation shall ensure that the levels of noise generated from the leisure 
uses below the ground floor; as measured within habitable rooms of the development shall 
be no higher than 35dB(A) from 7am to 11pm and 30dB(A) in bedrooms from 11pm to 7am.
  
   
 The report shall 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 content and 
recommendations.  
   
 b) The mitigation measures as approved under this condition shall be implemented 
in their entirety prior to the commencement of the use or first occupation of the development 
and retained as such thereafter.  
   
 Reason: To ensure that the proposed development does not prejudice the amenities 
of occupiers of the residential properties in accordance with Policies DM04 of the 
Development Management Policies DPD (adopted September 2012), the Sustainable 
Design and Construction SPD (2016), and Policies D13 and D14 of the London Plan 2021. 
 
 
32 a) No development other than demolition works shall take place on site until a noise 
assessment, carried out by an approved acoustic consultant, which assesses the likely 
impacts of noise on the development and measures to be implemented to address its 
findings has been submitted to and approved in writing by the Local Planning Authority. The 
report shall 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 content and 
recommendations  
   
 b) The measures approved under this condition shall be implemented in their entirety 
prior to the commencement of the use/first occupation of the development and retained as 
such thereafter.  
   
 Reason: To ensure that the amenities of occupiers are not prejudiced by rail and/or 
road traffic and/or mixed use noise in the immediate surroundings in accordance with Policy 
DM04 of the Development Management Policies DPD (adopted September 2012), the 
Sustainable Design and Construction SPD (adopted April 2016) and Policy D14 of the 
London Plan 2021. 
 
 
33 Prior to completion of the development, the drainage strategy shall be implemented 
in full accordance with the details contained within the hereby approved Flood Risk 
Assessment and SUDS report (produced by Nimbus Engineering Consultants; ref: C2603-
R1-REV-B; dated: December 2021) and drawing numbers: C2603-01 Rev A; C2603-02 Rev 
E (Post-Development Impermeable Areas & Exceedance); C2603-02 Rev D (Ground Level 
Surface Water & Suds Network Layout Plan); C2603-04 Rev D; and, C2603-05 Rev A.  
   



 Reasons: To ensure that surface water runoff is managed effectively to mitigate flood 
risk and to ensure that SuDS are designed appropriately using industry best practice to be 
cost-effective to operate and maintain over the design life of the development in accordance 
with Policy CS13 of the Barnet Local Plan. 
 
 
34 Prior to the occupation of the development hereby approved, an External Lighting 
Assessment shall be submitted to and approved in writing by the Local Planning Authority. 
The External Lighting Assessment submitted shall detail the existing average night time 
luminance and light spread levels across the application site at night, identify the levels of 
light pollution received at the windows to residential properties within proposed development 
and, where appropriate, identify the measures to be used to mitigate the impacts of light 
pollution on the future occupiers proposed dwellings as well as mitigate any impacts to 
species including bats. Any light pollution mitigation identified in the External Lighting 
Assessment shall be implemented in full prior to occupation of the relevant phase.  
   
 Reason: To ensure the development provides adequate amenities of the future 
occupiers of the building and neighbouring residents and to accord with policy DM01 of the 
Barnet Local Plan. 
 
 
35 a) The site shall not be brought into use or first occupied until details of the means of 
enclosure, including boundary treatments, have been submitted to and approved in writing 
by the Local Planning Authority.  
   
 b) The treatment of boundaries should be permeable to species such as hedgehogs 
(Erinacaeus europaeus) and common toad (Bufo bufo), with the introduction of a minimum 
of 1no 13 x 13cm ground level access 'hedgehog hole' between the application site and 
each neighbouring piece of land to enable connections and prevent the fragmentation of 
habitat  
   
 c) The development shall be implemented in accordance with the details approved 
as part of this condition before first occupation or the use is commenced and retained as 
such thereafter.   
   
 Reason: To ensure that the proposed development does not prejudice the 
appearance of the locality and/or the amenities of occupiers of adjoining residential 
properties and to confine access to the permitted points in the interest of the flow of traffic 
and conditions of general safety on the adjoining highway in accordance with Policies DM01, 
DM03, DM16, DM17 of the Development Management Policies DPD (adopted September 
2012), and Policies CS NPPF and CS1 of the Local Plan Core Strategy (adopted September 
2012) 
 
 
36 Prior to occupation, the development hereby approved shall obtain a 'Secure by 
Design' accreditation and confirmation shall be submitted to and approved, in writing, by the 
Local Planning Authority.  
   
 The development shall only be carried out in accordance with the approved 
accreditation.   
   
 Reason: To protect the amenity of the area in accordance with Policies DM01 and 
DM04 of the Barnet Development Management Policies (adopted) September 2012 and 



Policy D11 of the London Plan (2021). 
 
 
37 Prior to the first occupation of the development hereby approved it shall be 
constructed incorporating carbon dioxide emission reduction measures which achieve an 
improvement of not less than 35% in carbon dioxide emissions when compared to a building 
constructed to comply with the minimum Target Emission Rate requirements of the 2013 
Building Regulations. The development shall be maintained as such in perpetuity thereafter.
  
   
 Reason: To ensure that the development is sustainable and minimises carbon dioxide 
emissions and to comply with the requirements of policies DM01 and DM02 of the Barnet 
Development Management Polices document (2012), Policy SI 2 of the London Plan 2021. 
 
 
38 Prior to the erection and installation of photovoltaic panels, details of the size, design 
and siting of all photovoltaic panels to be installed as part of the development shall be 
submitted and approved in writing by the Local Planning Authority. The development shall 
be carried out and constructed in accordance with the approved details.  
   
 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 CS5 and DM01 of 
the Barnet Local Plan. 
 
 
39 Notwithstanding the details shown in the drawings submitted and otherwise hereby 
approved, prior to the first occupation of the new dwellinghouses (Use Class C3) permitted 
under this consent they shall all have been constructed to meet and achieve all the relevant 
criteria of Part M4(2) of Schedule 1 to the Building Regulations 2010 (or the equivalent 
standard in such measure of accessibility and adaptability for house design which may 
replace that scheme in future) and 10% constructed to meet and achieve all the relevant 
criteria of Part M4(3) of the abovementioned regulations. The development shall be 
maintained as such in perpetuity thereafter.  
   
 Reason: To ensure the development meets the needs of its future occupiers and to 
comply with the requirements of Policy D7 of the London Plan 2021. 
 
 
40 Prior to the first occupation of the new dwellinghouse(s) (Use Class C3) hereby 
approved they shall all have been constructed to have 100% of the water supplied to them 
by the mains water infrastructure provided through a water meter or water meters and each 
new dwelling shall be constructed to include water saving and efficiency measures that 
comply with Regulation 36(2)(b) of Part G 2 of the Building Regulations to ensure that a 
maximum of 105 litres of water is consumed per person per day with a fittings based 
approach should be used to determine the water consumption of the proposed development. 
The development shall be maintained as such in perpetuity thereafter.  
   
 Reason: To encourage the efficient use of water in accordance with policy CS13 of 
the Barnet Core Strategy (2012) and Policy SI 5 of the London Plan 2021. 
 
 
41 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 pm 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 
Development Management Policies DPD (adopted September 2012). 
 
 
42 a) Notwithstanding the details submitted with the application and otherwise hereby 
approved, prior to first occupation of the residential units hereby approved, details of:  
 (i) A Refuse and Recycling Collection Strategy, which includes details of the collection 
arrangements and whether or not refuse and recycling collections would be carried out by 
the Council or an alternative service provider,   
 (ii) Details of the enclosures, screened facilities and internal areas of the proposed 
building to be used for the storage of recycling containers, wheeled refuse bins and any 
other refuse storage containers where applicable, and   
 (iii) Plans showing satisfactory points of collection for refuse and recycling, shall be 
submitted to and approved in writing by the Local Planning Authority.  
   
 b) The development shall be implemented and the refuse and recycling facilities 
provided in full accordance with the information approved under this condition before the 
development is first occupied and the development shall be managed in accordance with 
the information approved under this condition in perpetuity once occupation of the site has 
commenced.   
   
 Reason: To ensure a satisfactory appearance for the development and satisfactory 
accessibility; and to protect the amenities of the area in accordance with Policy CS14 of the 
Local Plan Core Strategy (adopted September 2012), Policy DM01 of the Development 
Management Policies DPD (adopted September 2012) and the Sustainable Design and 
Construction SPD (adopted October 2016). 
 
 
43 No development shall be occupied until confirmation has been provided that either:- 
  
 1. Foul water Capacity exists off site to serve the development, or   
 2. A development and infrastructure phasing plan has been agreed with the Local 
Authority in consultation with Thames Water. Where a development and infrastructure 
phasing plan is agreed, no occupation shall take place other than in accordance with the 
agreed development and infrastructure phasing plan, or   
 3. All Foul water network upgrades required to accommodate the additional flows 
from the development have been completed.    
   
 Reason: Network reinforcement works may be required to accommodate the 
proposed development. Any reinforcement works identified will be necessary in order to 
avoid sewage flooding and/or potential pollution incidents in accordance with the objectives 
of Policy SI7 of the London Plan 2021. 
 
 
44 The scheme shall be carried out in full accordance with the approved Construction 
Ecological Management Plan (Ref: 20-6805; by Syntegra Consulting; dated: May 2023).  
   
 Reason: To ensure that any protected species present are not adversely affected by 
the development in accordance with Policy DM16 of the Development Management Policies 
DPD (adopted September 2012) and the Sustainable Design and Construction SPD 



(adopted October 2016), and London Plan (2021) Policy G6. 
 
Informative(s): 
 
 1 In accordance with paragraphs 38-57 of the NPPF, the Local Planning Authority 
(LPA) takes a positive and proactive approach to development proposals, focused on 
solutions. The LPA has produced planning policies and written guidance to assist applicants 
when submitting applications. These are all available on the Council's website. A pre-
application advice service is also offered and the Applicant engaged with this prior to the 
submissions of this application. The LPA has negotiated with the applicant/agent where 
necessary during the application process to ensure that the proposed development is in 
accordance with the Development Plan. 
 
 
 2 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.  
   
 We believe that your development is liable for CIL. The Mayor of London adopted a 
CIL charge on 1st April 2012 setting a rate of £60 per sq m on all forms of development in 
Barnet except for education and health developments which are exempt from this charge. 
The London Borough of Barnet first adopted a CIL charge on 1st May 2013. A new Barnet 
CIL Charging Schedule applies from 1 April 2022 (https://www.barnet.gov.uk/planning-and-
building/planning/community-infrastructure-levy) which applies a charge to all residential 
(including sui generis residential), hotel, retail and employment uses.  
   
 Please note that Indexation will be added in line with Regulation 40 of Community 
Infrastructure Levy.  
   
 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.  
   
 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 CIL 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 at: cil@barnet.gov.uk. 



 
 
 3 A Planning Obligation under Section 106 of the Town & Country Planning Act 1990 
(as amended) relates to this permission. 
 
 
 4 The applicant is advised that any development or conversion which necessitates the 
removal, changing, or creation of an address or addresses must be officially registered by 
the Council through the formal 'Street Naming and Numbering' process.  
   
 The London Borough of Barnet is the Street Naming and Numbering Authority and is 
the only organisation that can create or change addresses within its boundaries. 
Applications are the responsibility of the developer or householder who wish to have an 
address created or amended.  
   
 Occupiers of properties which have not been formally registered can face a multitude 
of issues such as problems with deliveries, rejection of banking / insurance applications, 
problems accessing key council services and most importantly delays in an emergency 
situation.  
   
 Further details and the application form can be downloaded from: 
http://www.barnet.gov.uk/naming-and-numbering-applic-form.pdf or requested from the 
Street Naming and Numbering Team via street.naming@barnet.gov.uk or by telephoning 
0208 359 4500. 
 
 
 5 Applicants and agents are encouraged to sign up to the Considerate Contractors 
Scheme (www.ccscheme.org.uk) whereby general standards of work are raised and the 
condition and safety of the Borough's streets and pavements are improved. 
 
 
 6 Applicants and agents are advised that this development should be designed to 
achieve an average water consumption target of 105 litres per head per day. 
 
 
 7 The applicant is 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 Sustainable Design and Construction Supplementary Planning 
Document 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(2003) Pt 1, BS7445 (1991) Pts 2 & 3 - Description and measurement of 
environmental noise;  
 2) BS 4142:2014 - Method for rating industrial noise affecting mixed residential and 
industrial areas;  
 3) BS 8223: 2014 - Guidance on 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) National Planning Policy Framework (2012)/ National Planning Policy Guidance 
(2014).  
   
 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. 
 
 
 8 The Air Quality reports required under the Environment Act 1995 have 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 so habitable rooms are sited away from source of poor air quality; 4) Non 
residential usage of lower floors; 5) Altering footprint by siting 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 most recent Review and 
Assessment report available from the LPA web site and Air Quality England. The report 
should be written in accordance with the following guidance : 1) Environmental Protection 
UK and IAQM Guidance: Land-Use Planning and Development Control: Planning for Air 
Quality,  Jan 2017); 2) Environment Act 1995 Air Quality Regulations; 3) Local Air Quality 
Management Technical Guidance LAQM.TG(16); 4) London Councils Air Quality and 
Planning Guidance (2007); 5) Mayor of London's Supplementary Planning Guidance for 
Sustainable Design and Construction (2014); 6) Section 6.2 of the Technical Guidance Note 
D1 (Dispersion) 'Guidelines on Discharge Stack Heights for Polluting Emissions' 7) The 
control of dust and emissions from construction and demolition, Best Practice Guidance 
London Councils,  2006;  8)  The Control of Dust and Emissions during construction and 
demolition supplementary planning guidance July 2014; 9) Air Quality Neutral Planning 
Support Update April 2014 and 10) Guidance on the assessment of dust from demolition 
and construction, Institute of Air Quality Management, January 2014  
   
   
 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. 
 
 
 9 An overarching recommendation is to follow BS 8545: Trees: From Nursery to 
independence in the Landscape. Recommendations and that in the interest of Bio-security, 
trees should not be imported directly from European suppliers and planted straight into the 
field, but spend a full growing season in a British nursery to ensure plant health and 
noninfection by foreign pests or disease. This is the appropriate measure to address the 
introduction of diseases such as Oak Processionary Moth and Chalara of Ash. All trees to 



be planted must have been held in quarantine. 
 
 
10 Refuse collection point should be located at a ground floor level and within 10m of 
the refuse vehicle parking bay.  Levelled access should be provided for the refuse collection 
personnel to collect the bins.  The refuse collection personnel are not expected to push the 
bins on an inclined surface to safeguard their Health and Safety requirements.  If the refuse 
vehicle is expected to travel over an unadopted road then the applicant will be expected to 
sign a Waiver of Liability and Indemnity Agreement indemnifying the Council. Alternatively, 
the dustbins will need to be brought to the edge of the refuse vehicle parking bay on day of 
collection.  The applicant is advised that the Council's refuse collection department is 
consulted to agree a refuse collection arrangement. 
 
 
11 For works on the public highway, the applicant will be required to submit a Street 
Works Licence application to the Development and Regulatory Services, 2 Bristol Avenue, 
Colindale NW9 4EW at least 4-6 weeks before the start of works on the public highway. 
 
 
12 In cases, where a highway tree is present in the vicinity of the proposed access road 
or a crossover for the development the final approval would be subject to approval of the 
Council's Tree Officer. The applicant is advised that the permitted maximum width for a 
residential crossover is 4.2 metres.  
   
 Information on application for a crossover could be obtained from London Borough 
of Barnet, Crossover Team, Development and Regulatory Services, 2 Bristol Avenue, 
Colindale NW9 4EW. 
 
 
13 To minimise risks and damage to public highway, it is now a requirement as part of 
any new development to undertake a Highway Condition Survey of the surrounding public 
highway to the development to record the state of the highway prior to commencement of 
any development works. The condition of the public highway shall be recorded including a 
photographic survey prior to commencement of any works within the development. During 
the course of the development construction, the applicant will be held responsible for any 
consequential damage to the public highway due to site operations and these photographs 
will assist in establishing the basis of damage to the public highway. A bond will be sought 
to cover potential damage resulting from the development which will be equivalent to the 
cost of highway works fronting the development. To arrange a joint highway condition 
survey, please contact the Highways Development Control / Network Management Team 
on 020 8359 3555 or by e-mail highways.development@barnet.gov.uk or 
nrswa@barnet.gov.uk  at least 10 days prior to commencement of the development works.
  
   
 Please note existing public highways shall not be used as sites for stock piling and 
storing plant, vehicles, materials or equipment without an appropriate licence. Any damage 
to the paved surfaces, verges, surface water drains or street furniture shall be made good 
as directed by the Authority. The Applicant shall be liable for the cost of reinstatement if 
damage has been caused to highways. On completion of the works, the highway shall be 
cleared of all surplus materials, washed and left in a clean and tidy condition.  
 
 
14 If a concrete pump lorry is operated from the public highway, surface of the highway 



and any gullies or drains nearby must be protected with plastic sheeting.  Residue must 
never be washed into nearby gullies or drains. During the development works, any gullies 
or drains adjacent to the building site must be maintained to the satisfaction of the Local 
Highways Authority. If any gully is damaged or blocked, the applicant will be liable for all 
costs incurred. The Applicant shall ensure that all watercourses, drains, ditches, etc. are 
kept clear of any spoil, mud, slurry or other material likely to impede the free flow of water 
therein. 
 
15 A Planning Obligation under Section 106 of the Town & Country Planning Act 1990 
(as amended) relates to this permission. 
 
 
  
 
 
 
RECOMMENDATION III: 
 
That if the above agreement has not been completed by 31st December 2023, unless 
otherwise agreed in writing, the Service Director for Planning and Building Control 
REFUSE the application under delegated powers for the following reason(s):   
   
 1. The proposed development does not include a formal undertaking to meet 

the costs of provision of affordable housing, highways mitigation, improvements to 
parks, open spaces, and street scene, employment and training opportunities. The 
proposal would therefore not address the impacts of the development, contrary to 
Policies CS5 and CS9 of the Local Plan Core Strategy (adopted September 2012), 
policies DM01, DM04, DM10 and DM17 of the Development Management Policies 
(adopted September 2012) and the Planning Obligations SPD (adopted April 2013).
  

 
 
 
 
 
 
1. MATERIAL CONSIDERATIONS 
 
1.1 Key Relevant Planning Policy 
 
Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires that 
development proposals be determined in accordance with the development plan unless 
material considerations indicate otherwise.  
 
In this case, the development plan is The London Plan and the development plan documents 
in the Barnet Local Plan (2012). These statutory development plans are the main policy 
basis for the consideration of this planning application.  
 
Barnet's Local Plan is made up of a suite of documents, including the Core Strategy and 
Development Management Policies development plan documents. The Core Strategy and 
Development Management Policies documents were both adopted by the Council in 
September 2012.  
 



A number of other planning documents, including national planning guidance and 
supplementary planning guidance and documents are also material to the determination of 
this application.  
 
More detail on the policy framework relevant to the determination of this development and 
an appraisal of the proposal against the development plan policies of most relevance to the 
application is set out in subsequent sections of this report dealing with specific policy and 
topic areas. This is not repeated here. 
 
Revised National Planning Policy Framework and National Planning Practice Guidance 
 
The determination of planning applications is made mindful of Central Government advice 
and the Local Plan for the area. It is recognised that Local Planning Authorities must 
determine applications in accordance with the statutory Development Plan, unless material 
considerations indicate otherwise, and that the planning system does not exist to protect the 
private interests of one person against another.  
 
The Revised National Planning Policy Framework (NPPF) was published on 20 July 2021. 
This is a key part of the Governments reforms to make the planning system less complex 
and more accessible, and to promote sustainable growth. 
 
The Revised NPPF states that 'good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making places better for 
people'. The Revised NPPF retains a presumption in favour of sustainable development. 
This applies unless any adverse impacts of a development would 'significantly and 
demonstrably' outweigh the benefits. 
 
The Mayor's London Plan 2021 
 
The London Development Plan is the overall strategic plan for London, and it sets out a fully 
integrated economic, environmental, transport and social framework for the development of 
the capital to 2041. It forms part of the development plan for Greater London and is 
recognised in the NPPF as part of the development plan.  
 
The London Plan provides a unified framework for strategies that are designed to ensure 
that development in London achieves growth that is socially and economically inclusive and 
environmentally sustainable. 
 
The following Policies are relevant:  
GG2 (Making Best Use of Land),  
G5 (Urban Greening),  
G6 (Biodiversity and access to nature),  
G7 (Tree and woodlands),  
D1 (London's form, character and capacity for growth),  
D2 Infrastructure requirements for sustainable densities,  
D3 (Optimising site capacity through the design-led approach),  
D5 (Inclusive design),  
D6 (Housing quality standards),  
D7 (Accessible housing), 
D8 (Public realm),  
D11 (Safety, security & resilience to emergency)  
D12 (Fire safety) 
D14 (Noise),  



H1 (Increasing housing supply),  
H4 (Delivering affordable housing),  
H5 (Threshold approach to applications),  
H6 (Monitoring affordable housing),  
H10 (Housing size mix),  
HC1 (Heritage conservation and growth) 
S4 (Play and informal recreation),  
T5 (Cycling),  
T6.1 (Residential Parking),  
SI1 (Improving air quality),  
SI2 (Minimising greenhouse gas emission),  
SI5 (Water infrastructure),  
SI12 (Flood risk management),  
SI13 (Sustainable drainage),  
DF1 (Delivery of the plan and Planning Obligations). 
 
Barnet's Local Plan (2012) 
 
Barnet's Local Plan is made up of a suite of documents including the Core Strategy and 
Development Management Policies Development Plan Documents. Both were adopted in 
September 2012. 
 
Relevant Core Strategy (Adopted 2012):  
 
CS NPPF (National Planning Policy Framework - Presumption in favour of sustainable 
development)  
CS1 (Barnet's Place Shaping Strategy - Protection, enhancement and consolidated growth 
- The three strands approach)  
CS3 (Distribution of growth in meeting housing aspirations)  
CS4 (Providing quality homes and housing choice in Barnet)  
CS5 (Protecting and enhancing Barnet's character to create high quality places)  
CS7 (Enhancing and protecting Barnet's open spaces)  
CS9 (Providing safe, effective and efficient travel)  
CS11 (Improving health and wellbeing in Barnet)  
CS12 (Making Barnet a safer place)  
CS13 (Ensuring the efficient use of natural resources)  
CS14 (Dealing with our waste)  
CS15 (Delivering the Core Strategy) 
 
Relevant Development Management Policies:  
 
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)  
DM10 (Affordable housing contributions)  
DM16 (Biodiversity)  
DM17 (Travel impact and parking standards) 
 
Barnet's Local Plan (Reg 22) 2021 
 



The Council is in the process of reviewing and updating the Brough's planning policies in a 
document, known as the Local Plan. It forms a 15-year strategy which emphasises Barnet's 
many strengths as a place to live, work and visit. The Local Plan sets out a vision for how 
the Borough will change as a place over the next 15 years. 
 
Barnet's Draft Local Plan -Reg 22 – Submission was approved by the Council on 19th 
October 2021 for submission to the Secretary of State. Following submission the Local Plan 
is currently undergoing Examination in Public. The Examination hearing sessions 
commenced on Tuesday 20 September 2022 in Hendon Town Hall, and closed on Friday 
11 November 2022. Following the closure of the hearings and at the Inspectors’ request, 
the Council continue to prepare a number of documents set out within the Action Lists from 
each week of hearing sessions. After this, all of the Examination documents provided during 
and after the hearing sessions will be subject to an Inspector-led consultation in due course.  
 
The Reg 22 document sets out the Council's draft planning policy framework together with 
draft development proposals for 65 sites. It represents Barnet's draft Local Plan. 
 
The Local Plan 2012 remains the statutory development plan for Barnet until such stage as 
the replacement plan is adopted and as such applications should continue to be determined 
in accordance with the 2012 Local Plan, while noting that account needs to be taken of the 
policies and site proposals in the draft Local Plan and the stage that it has reached. 
 
Supplementary Planning Documents 
 
- Delivery Skills, Employment, Enterprise, and Training from Development through 
S106 SPD (October 2014) 
- Green Infrastructure SPD (October 2017)  
- Planning Obligations SPD (April 2013)  
- Residential Design Guidance SPD (April 2016)  
- Sustainable Design and Construction SPD (April 2016) 
-  Affordable Housing SPD (February 2007) 
 
2. PLANNING ASSESSMENT 

 
2.1 Background 

 
2.1.1 Members are advised that on the 21st July 2023 The Towers at 53 Bishops Avenue 

was the subject of a fire incident, which resulted in the destruction of the roof of the 
property. The applicant has provided a statement of what occurred.  
 

2.1.2 The Council’s Building Control department have been to the property and do not 
deem the remains to be a dangerous structure, and therefore, the remains of the 
property remain in situ. 

 
2.1.3 Officers do not consider that this changes the in-principle consideration of the 

scheme, which has been assessed from a pre-fire perspective. The loss of this 
building has been agreed in principle before in a previous planning permission, as 
detailed in the site history section. Officers, in consultation with the Council’s 
Ecologist, have given full consideration to the impact of the event on the status of 
pre-fire event ecology (protected species – i.e. bats) on site and reasonable and 
proportionate mitigation to promote and enhance ecology going forward has been 
recommended accordingly.  
 



2.2 Site Description 
 

2.2.1 The application site is located on the eastern side of The Bishops Avenue and lies 
within the Hampstead Garden Suburb, The Bishops Avenue Conservation Area. The 
total area of the site is approx. 0.85 hectares. 
 

2.2.2 The site originally housed the Gracie Fields mansion house, built in the 1930s and 
referred to as ‘The Towers’. This has since been demolished to make way for other 
mansion developments on the site over the years. At present, the only building on 
site comprises of a large detached classical pile dwellinghouse, built circa 1992. It is 
composed in red brick, stone portico with giant pediment, and Georgian-style 
windows in white painted frames and a hipped slate roof. The building is set back 
from the street behind a densely planted front garden and enclosed by dense planting 
and mature trees. 
 

2.2.3 The Bishops Avenue Conservation Area Statement states that the site falls within 
Zone 3 of the Conservation Area. This zone is characterised as containing {\i " most 
of the cul-de-sacs which have been created off the Avenue (although not Canons 
Close, built on the grounds to the rear of East Weald in the 1960s, which shares many 
of this zone's characteristics) interspersed with large houses along the Avenue. 
Bishops Grove was probably the earliest cul-de-sac, the roadway being visible on the 
1935 Ordnance Survey map (but no houses built at that time). Houses and plots are 
of a generous size. Byron Drive and White Lodge Close followed and, after Canons 
Close, Arden Court Gardens. The houses in these cul-de-sacs are smaller and sit 
within more modest plots. In this zone much of the interest is turned away from the 
main road. The cul-de-sacs tend to have a secluded air with building sizes on a 
smaller domestic scale resembling the adjacent Hampstead Garden Suburb"}. 
Notwithstanding, it is worth noting that the current site of The Towers does not fit the 
formulaic approach to Zone 3, as dwellings built originally fronted the main road. 
 

2.2.4 The site is described within the statement as follows: {\i “The Towers. 1992. Massive 
classical pile dramatically set back from the Avenue (with, consequently, no grounds 
behind). With its cocky angle to the street scene it's too theatrical for some but, from 
a distance, is well handled and a landmark”.} 
 

2.2.5 The Towers site has extensive front grounds including landscaped areas. There are 
extensive mature trees, and the entire site is subject to an area tree preservation 
order. 
 

2.3 Relevant Planning History 
 

The Towers, 53 The Bishops Avenue (Application Site) 
 
C04918 - the erection of eleven units of accommodation – Refused: 26.06.1974 
 
C04918A - by demolition of existing house and outbuildings. – Refused: 17.03.1976 
 
C04918B - erection of five detached houses with access road – Approved: 
11.05.1977 
 
C04918D - (a) demolition of existing building within Conservation area (b) erection of 
five houses and garages with access road and gatehouse – Approved: 10.01.1979 
 



C04918E - Three detached houses, vehicular access, service road and lodge – 
Approved: 12.04.1989 
 
C04918F - Two storey house with basement, and rooms within the roof space. New 
fence, railings and gates to street elevation. – Refused: 18.04.1990 
 
C04918G - Retention of detached house on part of site, new gates and railings to 
street elevation – Approved: 21.08.1990 
 
C04918R/05/TRE - Fell Dead Oak – Exemption: 09.08.2005 
 
F/04857/14 (site: The Towers / 1-5 Arden Court) - Demolition of six existing dwelling 
houses and erection of two three-storey blocks and one four-storey block to provide 
44 residential units (3 x 1-bed, 27 x 2-bed and 14 x 3-bed units) with servicing, 
refuse/recycling facilities, tennis court, car parking at basement levels and associated 
landscaping. – Approved following legal agreement: 03.08.2015 
 
54 The Bishops Avenue 
 
19/5453/FUL - Conversion and alterations (including demolition of rear modern 
extension) of Oak Lodge to create 2no residential units. Erection of three storey 
above ground building (Block A) to create 7no residential units. Erection of part four, 
part five storey above ground building (Block B) to create 12no residential units. 
Erection of part three, part four storey above ground rear extension to Oak Lodge 
(Block C) to create 9no residential units. Overall provision of 30no self-contained 
units. Excavation to form lower ground and basement levels below north wing, south 
east block and south west block. Lower ground level to include lower floor of ground 
floor duplexes in each block and ancillary leisure facilities with access from a single 
storey pavilion in the central courtyard. Basement to include ancillary cycle parking, 
motorcycle parking and car parking (x49 spaces), refuse store, plant and storage 
rooms. Erection of detached operations building and circular ramp with access to 
basement. Associated landscaping including formation of central courtyard, tree 
removals, replacement tree planting, soft landscaping and formation of secondary 
access to The Bishops Avenue and associated works – Approved: 28.02.2020 
 
56 The Bishops Avenue 
 
21/0263/FUL - Full demolition of the existing building (use class C3) and construction 
of a new building of part 4 storey and part 6 storey (5 above ground) with the 
uppermost storey of both elements providing accommodation within the roof. New 
building to provide residential accommodation (use class C3) of 109 apartments with 
basement car parking, associated communal areas, amenity space, refuse/recycling 
storage and cycle storage. Provision of 135 off-street parking spaces within the 
basement, accessed via ramped access, and 10 further spaces above ground. – 
Approved: 10.06.2021 
 
58 The Bishops Avenue 
 
19/3449/FUL - Partial demolition of the existing building (use class C3) and 
construction of a part 4 storey (3 above ground), part 2 storey building with 
accommodation in the roof space and basement car parking, to provide an elderly 
care home (use class C2) with up to 96 units and associated communal areas, 
amenity space, refuse/ recycling storage and cycle storage. Provision of 32 no. off-



street parking spaces within the basement, accessed via car lifts, and six further 
spaces above ground. – Approved: 30.01.2020 
 

2.4 Proposed Development 
 

2.4.1 The application seeks the redevelopment of the site, comprising: 
 
- Demolition of the existing dwellinghouse;  
- Construction of a new building of 4 storeys to the front of the site, with the 

uppermost storey providing roof accommodation at the front;  
- An adjoining part 7, part 6, part 5 storey (maximum 5 above ground) element with 

the uppermost storey with reduced footprint to the rear.  
 

2.4.2 New building to provide residential accommodation (use class C3) of 65 apartments 
with basement car parking, associated communal areas, amenity space, refuse/ 
recycling storage and cycle storage.  
 

2.4.3 Provision of 86 off-street parking spaces within the basement, accessed via car lifts, 
and 11 further spaces above ground (97 total). 134 cycle spaces are also to be 
provided within the basement within a secure cycle store. 
 

2.4.4 During the lifetime of the application a number of additional / revised documents 
including updated details of floor plans/elevation, landscaping, amenity space, 
lighting, biodiversity and ecological impacts were submitted following request of 
officers. The principle of the described proposed development remains unchanged, 
and further re-consultation was undertaken on these documents and plans. 
 

2.5 Public Consultation 
 

2.5.1 Consultation letters were sent to 35 neighbouring properties. The application was 
also advertised by Site Notice displayed 20th January 2022; and by press notice, 
printed 20th January 2022. 0 responses were received. 
 

2.5.2 Further consultation was undertaken with neighbouring properties from 28th July 2023 
for 21 days (expired 18th August 2023) to allow time to consider the additional and 
revised information received. Letters were sent to 54 neighbouring properties, 
however, 0 comments were received.  

 
2.5.3 Responses from Internal Consultees 
 

 
Affordable Housing 
 
Would seek policy compliant scheme of 40% Affordable Housing with 60/40 split 
between social rent / intermediate under existing adopted policy (DM10), and a 
minimum target of 35% under adopted London Plan (H4) and emerging Local Plan 
policy (HOU01). 
 
Tree Officer 
 
No objection subject to conditions and a financial contribution towards the loss of 
trees. 
 



Conservation 
 
Objection on heritage grounds  (comments truncated below): 
 
- The site coverage of the development means the entire plot of The Towers is 

completely subsumed by development 
- The development rises to a very modern and inappropriate designed rear 

elevation of six storeys with a flat roof. This inappropriateness of this modern 
design must be given consideration as there is a long-standing conservation 
principle, acknowledged by the Inspectorate in an appeal decision 
APP/N5090/D/15/3013615 

- Height, mass, scale, depth and bulk of the proposed development erodes the 
garden area of each plot by the intensification of harmful uncharacteristic, flatted 
development with attendant hardstanding in the conservation area, significantly 
over and above the 2014 approval, increasing densification of development on 
the plot. 

- Approving this over-sized, uncharacteristic development that fills the existing 
Towers plot, adds to the cumulative diminishment and erosion of the character, 
appearance and significance of the Bishops Avenue.  

- It would bring into question whether this part of the HGS conservation area has 
had its significance so harmed that designation may no longer be justified through 
degradation of all or part of the conservation area.  

 
Environmental Health 
 
No objection subject to conditions pertaining to matters of air quality, noise, and 
construction management (pollution). 
 
Sustainable Drainage 
 
Initial Comments (07.02.2022):  
Objection, more information required on Surface Water Drainage Strategy. 
 
Follow up comments (31.03.2022): 
Objection, more information required on Surface Water Drainage Strategy 
 
Follow up comments (07.08.2022): 
 
It has been demonstrated that the proposed drainage strategy is sufficient to manage 
flows from the site and that the proposals do not produce a risk to onsite or offsite 
receptors. Approval recommended. 
 
Traffic & Development 
 
No objections subject to conditions and the completion of a legal agreement. 
Comments detailed further within the assessment of the application. 
 
Travel Plan Team 
 
Contribution required for monitoring – as detailed in Officer report. 
 
Ecology 
 



Initial Comments (25.01.2022): No ecological surveys have been undertaken at the 
application site. The application should not be determined in the absence of this 
material, and protected species surveys cannot be conditioned. 
 
Follow up comments (20.07.2023): 
 
No objections to the contents of the Bat Mitigation Strategy Report (Syntegra 
Consulting, March 2023); Construction and Environmental Management Plan 
(Syntegra Consulting, May 2023b); Reptile Mitigation Strategy (Syntegra Consulting, 
May 2023a); Lighting Impact Assessment and External Lighting Design (BSG, R02, 
July 2023); and Landscape and Environmental Management Plan (Syntegra 
Consulting, May 2023a). 
 
A suitable worded condition will be required to secure the establishment of the reptile 
receptor site within the Towers site where any reptiles found on the Portfolio site 
would need to be translocated prior to any ground clearance. 
 
In respect of the Biodiversity Impact Calculation Report (BNG) (Syntegra Consulting, 
March 2023), it demonstrates Biodiversity Net Gain is achievable (+1.57 habitat units, 
22.54%) however to satisfy the BNG trading rule a legal agreement will be required 
to offset the identified losses.  
 
Waste & Recycling 
 
No objection. 
- In order for LBB to access the site to carry out waste collections we will need a 

letter of Indemnity from the developer / managing agent before collections can 
commence. 

 
 
Affinity Water 
 
No comments 
 

2.5.4 Responses from External Consultees 
 
Greater London Archaeological Advisory Service (GLAAS) 
 
The development could cause harm to archaeological remains and field evaluation is 
needed to determine appropriate mitigation. However, although the NPPF envisages 
evaluation being undertaken prior to determination, in this case consideration of the 
nature of the development, the archaeological interest and/or practical constraints are 
such that I consider a two stage archaeological condition could provide an acceptable 
safeguard. This would comprise firstly, evaluation to clarify the nature and extent of 
surviving remains, followed, if necessary, by a full investigation. 
 
Historic England 
 
I do not wish to comment in detail on these proposals. 
 
However, the pressure for redevelopment in this part of the conservation area is 
apparent. There have been several recent applications seeking to redevelop 
mansions and their plots to achieve a higher density of development.  Over time, 



these changes will alter the character and appearance of the designated heritage 
asset. 
 
Metropolitan Police (Secure by Design) 
 
I do not object to this proposal but due to the reported issues affecting the ward and 
overall crime levels within the borough, I would respectfully request that a planning 
condition be attached to any approval, “whereby the development must achieve 
Secured by Design accreditation, prior to occupation”. 
 
Thames Water 
 
Foul Water Comments: 
 
Thames Water has been unable to determine the Foul water infrastructure needs of 
this application. 
 
Thames Water request that the following condition be added to any planning 
permission. "No development shall be occupied until confirmation has been provided 
that either:- 1. Foul water Capacity exists off site to serve the development, or 2. A 
development and infrastructure phasing plan has been agreed with the Local 
Authority in consultation with Thames Water. Where a development and 
infrastructure phasing plan is agreed, no occupation shall take place other than in 
accordance with the agreed development and infrastructure phasing plan, or 3. All 
Foul water network upgrades required to accommodate the additional flows from the 
development have been completed.  Reason – Network reinforcement works may be 
required to accommodate the proposed development. Any reinforcement works 
identified will be necessary in order to avoid sewage flooding and/or potential pollution 
incidents.   
 
Surface Water Comments: 
 
No objections 
 
Transport for London 
 
No objection, comments provided (truncated): 
 
- TfL request that this development does not impact in any way the journey times, 

reliability or the manner in which bus stops are served. 
- The number of long stay and short stay cycle parking spaces are in line with the 

minimum requirements set out in table 10.2 of London Plan Policy T5. Details of 
storage to be provided by condition. 

- The number of car parking spaces proposed are in line with the requirements set 
out in table 10.3 of London Plan Policy T6.1, although, the applicant should 
consider reducing the parking space provision. 

- It is welcomed that the applicant is proposing disabled parking spaces and 
electrical vehicle charging points in line with London Plan Policy T6 

- TfL welcome that all construction vehicles will operate and be located on site. 
 
London Fire & Rescue Service 
 
No comments. 



 
HSE – Gateway One 
 
No comments. 
 
UK Power Networks 
 
No comments. 
 

2.5.5 Elected Representatives 
 
Former1 Cllr Rozenburg: 
 
- An eight storey block of flats would plainly be out of character with the street which 

is large scale but low level residential. I would anticipate that this would fail to meet 
our planning guidance for the neighbourhood by quite a substantial margin. 

 
Officer response:  
 
Officers responded to (former) Cllr Rozenberg clarifying the description of 
development, which is up to 6 storeys, with basement and lower ground level. No 
further comments or objections were received. 
 

 
3 OFFICER ASSESSMENT 

 
3.1 Principle of development 

 
3.1.1 The National Planning Policy Framework (NPPF) states that planning law requires 

applications for planning permission to be determined in accordance with the 
development plan, unless material considerations indicate otherwise. Development 
that that accords with an up-to-date Local Plan should be approved.  

 
3.1.2 Policy D3 of the London Plan recognises the pressing need for more homes in 

London and seeks to increase housing supply to in order to promote opportunity and 
provide real choice for all Londoners in ways that meet their needs at a price they 
can afford. Barnet Local Plan (2012) documents also recognise the need to increase 
housing supply. Policies CS1 and CS3 of the Barnet Core Strategy expect 
developments proposing new housing to protect and enhance the character and 
quality of the area and to optimise housing density to reflect local context, public 
transport accessibility and the provision of social infrastructure. 
 
Loss of a single family dwelling 
 

3.1.3 Barnet Policy DM01 of the Development Management Policies DPD (2012) states 
that the loss of houses in roads characterised by houses will not normally be 
acceptable.  
 

3.1.4 The site is located within The Bishops Avenue. This part of the Bishop’s Avenue is 
characterised by mansion style houses on very large plots and isolated flatted 
developments. These flatted developments now form part of the character of the 

 
1 Note: comments were received from former Councillor Gabriel Rozenburg during term of his election. 



area, although they do not define the predominant character of the road. They 
generally exist where there previously had been institutional uses.  
 

3.1.5 Of material note, is that planning permissions have been granted for the 
redevelopment of other nearby sites within The Bishops Avenue for flatted 
development.  
 

3.1.6 Firstly, the neighbouring site, known as The Towers (53 The Bishops Avenue) 
together with 1-5 Arden Court, as per the site history section above, were granted 
permission for the erection of two three-storey blocks and one four-storey block to 
provide 44 residential units. There is also a current application being considered 
alongside this application for The Towers site alone under application reference: 
21/6801/FUL. It seeks the demolition of the existing  building, and redevelopment of 
the site to provide 65 no. self-contained flats in  a new building of 4 storeys to the 
front of the site, with the uppermost storey providing roof accommodation at the front; 
and, an adjoining part 7, part 6, part 5 storey (maximum 5 above ground) element 
with the uppermost storey with reduced footprint to the rear. 
 

3.1.7 In addition: 
 

o No. 54 The Bishops Avenue, has been redeveloped to provide 30no. self 
contained flats;  

o No. 58 The Bishops Avenue, has been redeveloped to provide a 96-bed 
care home; 

o Barons Court, No. 56 The Bishops Avenue has been granted permission 
for a part 4 storey and part 6 storey (5 above ground) with the uppermost 
storey of both elements providing accommodation within the roof to provide 
109 flats. 

 
3.1.8 Whilst it is not considered that these developments define the predominate character 

of the road, and their respective permissions were granted based on the individual 
merits of respective schemes and the subsequent planning balance of each 
applications assessment, it is considered that they form a material consideration in 
deciding whether the loss of a vacant large single family dwelling for a higher density 
residential scheme in a flatted development format would be appropriate. 
 

3.1.9 Officers do not dispute that the use of the site as 65 flats would generate higher levels 
of general activity than a single mansion houses, for example through comings and 
goings of the proposal’s residents, whether on foot or by car, or that of normal 
household activity (e.g. playing music) through open windows in the summer months. 
However, given the distances to neighbouring dwellings, the level of existing natural 
screening (to be retained) and the set back of the development from the road, it is 
unlikely to cause adverse harm to the function, convenience and amenities of the 
locality. 
 

3.1.10 Consideration needs to be given to the fact that the development would provide 
additional dwelling units for the Borough, whilst making more efficient use of 
previously developed land, which is the objective of Policy D3 of the Mayor's London 
Plan (2021) and Policy CS1 of the Barnet Core Strategy (2012). It should also be 
noted that a number of the mansion houses on The Bishop’s Avenue remain 
uninhabited and unmaintained, creating lifeless areas within the conservation area, 
and thus, the potential to bring the site into greater residential use would make more 
efficient and effective use of the land. This has formed part of the planning balance 



for redevelopment of other sites on the road, weighed with other material 
considerations. 
 

3.1.11 The proposal would not result in a net loss of family sized units given that it makes 
provision for 37 x 3 bedroom homes, and 28 x family sized 2 bedroom (4 person) 
units. 
 

3.1.12 The Bishops Avenue is mainly characterised by large, detached mansion type 
houses. The Conservation Area Character Appraisal notes that "from the beginning 
it was intended to be the setting for expensive houses." The character of the road 
has changed since the adoption of the Character Appraisal and a number of flatted 
schemes have been or are in the process of being built. However it is acknowledged 
that the character of this part of the conservation area has changed somewhat and 
there are more examples of flats than would have been present when this was written.  
 

3.1.13 Looking at the issue on balance, it is acknowledged that the use of the site as flats 
could be considered to cause some harm to the character of the area, in land use 
terms, given the nature of the conservation area.  
 

3.1.14 In this specific case, it is considered that this part of The Bishops Avenue is 
characterised by large mansion style dwellings and that the introduction of an 
alternative use would cause harm to the character of the area. However, the extent 
of harm and the material considerations raised in terms of benefits will need to be 
considered and weighed against the harm. 
 
Provision of affordable housing 
 

3.1.15 Given that the development is for 33 residential units, the proposal would require 
provision of affordable housing under policy DM10 of the of the Development 
Management Policies 2012.  
 

3.1.16 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.' 
 

3.1.17 The scheme does not propose any affordable housing units on site and as such the 
applicant has provided a Financial Viability report by DS2 which has been 
independently reviewed by Carter Jonas (CJ) on behalf of the Council.   
 

3.1.18 CJ’s appraisal of DS2’s Financial Viability Assessment report does not raise 
significant objections to the findings of the report. They have suggested there are 
some points of difference between the estimate Benchmark Land Value (circa £10m 
instead of 13.96m), Residual Land Value (circa £4.5m instead of £608,406), and the 
Net Position (circa -£5.47m instead of -£13.36m). Notwithstanding the differences, 
the conclusion in principle, remains the same – i.e. the scheme would be unable to 
provide affordable housing, and based on the figures examined there would be no 
residual amount to offer as a financial contribution towards affordable housing off-
site.  
 

3.1.19 Sensitivity analysis was undertaken by CJ to illustrate the impact of both positive and 
negative market movements – examining private sales values and changes in 
construction cost. It was identified that the net position could be positive (or even 



more negative), if either the build costs and sales rate were to change by plus or 
minus 5-10%. In accordance with the threshold approach adopted by London Plan 
Policy H5 a late-stage viability review mechanism will be integrated into a S.106 to 
capture any uplift. 

 
3.1.20 In lieu of having a late stage review mechanism, the applicant offered a contribution 

of £1,000,000 towards off-site affordable housing contributions. This offer was 
predicated on the basis that an uplift in value growth of 10.4% for the development 
could be achieved. Omission of a late stage review mechanism via S106 agreement 
was not agreed by Officers, continued further negotiations with the applicant that has 
resulted in a revised sum of £1,500,000 (50% increase) being offered. The revised 
offer was agreed to be acceptable, and although it would have been preferable to 
secure on-site Affordable Housing delivery, it is understood that this sum would not 
deliver a meaningful number of affordable units on this particular site. Practically, two 
to three units (out of 65) would not be attractive to a Social Housing Provider to 
manage them, and further, there would be significant cost implications for future 
Social Housing Providers, tenants or prospective affordable housing owners, as a 
result of the maintenance costs within a high specification development such as this. 
As such, a payment in lieu, is considered to be the most efficient way to secure much 
needed affordable homes and will be utilised on Council projects elsewhere within 
the Borough would have a much greater impact on the delivery of the Council’s 
overall affordable housing needs.. 
 

3.1.21 In light of the above, it is considered on balance that a contribution of £1,500,000 in 
lieu of on-site affordable housing provision, secured by a Section 106 agreement 
together late stage review mechanism (to capture any potential uplift in value growth) 
would be an acceptable, and in accordance with the Mayor’s London Plan (2021) and 
Barnet’s adopted Local Plan affordable housing policy objectives. 
 

3.2 Design & Impact on Character 
 

3.2.1 The National Planning Policy Framework (2021) makes it clear that good design is 
indivisible from good planning and a key element in achieving sustainable 
development. This document states that permission should be refused for 
development which is of poor design that fails to take the opportunities available for 
improving the character and quality of an area and the way it functions. It identifies 
that good design involves integrating development into the natural, built and historic 
environment and also points out that although visual appearance and the architecture 
of buildings are important factors; securing high quality design goes beyond aesthetic 
considerations.  
 

3.2.2 The London Plan (202)1 policy D1B (London’s form, character and capacity for 
growth) requires development to respond to the existing character of a place by 
identifying the special and valued features and characteristics that are unique to the 
locality and be of high quality, with architecture that pays attention to detail, and gives 
consideration to the use of use of attractive, robust materials which weather and 
mature well. Policy D2 (Delivering good design) requires masterplans and design 
codes to help bring forward development and ensure it delivers high quality design.  
 

3.2.3 Policy CS5 of Barnet Council’s policy framework seeks to ensure that all development 
in Barnet respects local context and distinctive local character, creating places and 
buildings of high quality design. In this regard Policy CS5 is clear in mandating that 
new development should improve the quality of buildings, landscaping and the street 



environment and in turn enhance the experience of Barnet for residents, workers and 
visitors alike. Policy DM01 also requires that all developments should seek to ensure 
a high standard of urban and architectural design for all new development and high 
quality design, demonstrating high levels of environmental awareness of their 
location by way of character, scale, mass, height and pattern of surrounding 
buildings, spaces and streets. Proposals should preserve or enhance local character 
and respect the appearance. Policy DM03 seeks to create a positive and inclusive 
environment that also encourages high quality distinctive developments. The above 
policies form the basis for the assessment on design. 
 

3.2.4 Within the supporting Design and Access Statement, there is a comprehensive 
analysis of the street, existing site and the design evolution of the proposed 
development. It is noted that the appearance of the proposed development has been 
influenced by the design most recent previously approved schemes (referenced in 
the site history section) on each of the individual sites, and these in turn were derived 
from an appraisal of the local context which contain many styles from Arts and Crafts 
through to modern grandiose architectural edifices.  
 
Layout and footprint 
 

3.2.5 In footprint the proposal takes the form of an italicised 'I' with two horizontal ‘bar’ 
elements, situated and the front and rear of the site and a connecting perpendicular 
vertical element running through the middle of the site. The distorted angle of the 
footprint is consequent of the shape of the plot, and the need to ensure that valuable 
trees of significance to the conservation area can be retained. 
 

3.2.6 Whilst the front building line of the proposed development would come further forward 
towards The Bishops Avenue more than the existing building, it is still considered to 
maintain and respect the established pattern of development in terms of building lines 
along this side of the street.  
 

3.2.7 As will be referenced in the massing section, the front element has a staggered 
footprint which has a central element which then steps back towards the sides which 
denotes a main building with ancillary wings. Officers welcome this design approach 
to the front of the site which reflects the older mansion style houses that are found 
along the street. For these reasons, Officers are satisfied with the proposed siting 
and layout of the front section.  
 

3.2.8 The vertical perpendicular middle section slants south-easterly in direction, but allows 
for the built form to be pulled away from the neighbouring boundaries, which enables 
a greater proportion of landscaping / open space to be provided within the site. 
 

3.2.9 The design approach considered here is similar to that which was recently granted 
planning permission at No. 56 The Bishop’s Avenue. 
 

3.2.10 It is noted that the properties at Arden Court, that share the south adjoining boundary, 
all follow a consistent line along the boundary, although there is a moderate buffer 
between these buildings and their plot boundary. It is considered that the recessed 
return of the perpendicular section of the proposed development and the orientation 
of the building overall will help to maintain a generous open and airy spatial break 
between the proposed development and the neighbouring developments (between 
12m – 28m at varying points) at Arden Court – avoiding an overdeveloped 
appearance. 



 
3.2.11 The rear element would measure across a considerable part of the width of the rear 

part of the site – 33m of the 46m width, however, a satisfactory buffer (5m south side 
/ 10m east side / 10m+ on the north side) between the development and the plot 
boundary would be retained. The layout also facilitates the retention existing mature 
trees and foliage on the rear (east) boundary and the northern side boundary, 
ensuring that the development is adequately softened and screened, whilst 
maintaining natural assets that contribute to the special interest of the conservation 
area. 
 

3.2.12 Notwithstanding the other referenced approved schemes nearby, Officers accept that 
the proposal would be different in nature and character to the prominent context of 
this zone, and therefore, acknowledge that it would result in some harm in terms of 
pattern of development within the Conservation Area. Nevertheless, such harm will 
be considered within the planning balance section of the report.  
 
Massing and height 
 

3.2.13 The proposal provides a variety of massing and height across the proposed 
development.  
 

3.2.14 The western elevation of the development, facing on to The Bishops Avenue, would 
adopt a ‘Arts and Craft’ vernacular, assuming a domestic tempo, that fits with the 
prevailing character of other buildings within the street.  
 

3.2.15 The front building can be separated into two elements. There is the principal section 
representing the main proportion of the front of the site, measuring three-storeys in 
height with the attic level distinguished with tile-clad dormer windows. The building is 
defined by three symmetrical projecting gables, with the middle marking the entrance 
to the building.  
 

3.2.16 On the front right side, there is subordinate ancillary wing which steps down in height 
to two storeys and serves as a two-way (in and out) access to the basement car 
parking. It has a staggered footprint that reduces the massing and prominence in 
context with the principal part of the front element. 
 

3.2.17 With both the principal front element and side wing, there is a further level of 
accommodation within the roof space. There are small and proportionate dormer 
windows which identify this accommodation level.  
 

3.2.18 The composition of the front element of the building is designed in a way that 
responds to the domestic Wren-like architectural style, with its emphasis on the Neo-
Georgian, the Arts and Crafts and the Neo-Vernacular. It is considered that this 
approach to the design moderates any disproportionately heavy massing, 
establishing a more domestic aesthetic which addresses the road more 
sympathetically.  
 

3.2.19 Accordingly, Officers consider that the proposed height and massing of the front 
element would not appear out of context and would not dominate the visual 
appearance of the street scene.  
 

3.2.20 It is evident from the landscaping details supporting the application that a number 
existing mature trees and proposed vegetation would be in situ at the front of the site. 



This would provide considerable natural screening, allowing only occasional 
glimpsed views into the site, and therefore limited views of the building at the front 
itself. 
 

3.2.21 Building heights to the middle and rear of the site, which comprise of a more modern 
contemporary design, gradually rise by two storeys above the pitched roof of the 
principal front section. Whilst the overall height would measure above the front 
building, this additional height and mass would not be clearly perceptible from the 
front of the site or street scene due to the siting of these elements further back within 
the site.  
 

3.2.22 There would only be glimpsed views of part of the middle section and the taller rear 
element over the side of the two-storey front element, where the footprint of the rear 
element veers over to the right side of the property. This would be greater than 40m 
from any achievable viewing angle inside the site, and at circa 70m from the front 
boundary of the site. Combined with all of the mature tree planting to the front, it 
would not amount to anything visually prominent or obtrusive in terms of overall mass 
and height within the street.  
 

3.2.23 The massing and height is also broken up further by the modern material palette. It 
avoids monotony by incorporating brickwork broken up with glazing, framed in a dark 
grey finish, arrange in a more horizontal format to the east end of the site via a 
contemporary composition which does not front the main road. Overall, Officers are 
satisfied that the composition of gradual massing and height of the building enable 
the development to fit in with its surrounding context, and that both the existing and 
proposed landscaping proposals will go some way to ensuring that it integrates with 
the wider area satisfactorily. 
 
Design and external appearance 
 

3.2.24 In order to preserve the existing street scene, a traditional 'Arts and Crafts' style 
design has been incorporated onto the front elevation which allows the building to 
successfully integrate within the context of the street scene. A red brick blend is 
proposed as the primary building material which is predominate within the street. The 
use of stone, white timber windows and clay roof tiles are all considered appropriate. 
 

3.2.25 With the proposed middle and rear sections, a more contemporary style is proposed, 
with a slight variation of finishing materials. This approach is considered to be 
acceptable as these elements will not be clearly observable from the public realm. 
 

3.2.26 Overall, the materials are considered to represent an appropriate general approach 
for development in this part of The Bishops Avenue, and the Hampstead Garden 
Suburb The Bishops Avenue Conservation Area. 
 

3.3 Quality of Accommodation for future occupiers 
 

3.3.1 In In terms of the amenity for future occupiers, the Planning Authority would expect a 
high standard of internal design and layout in new residential development in order 
to provide an adequate standard of accommodation. Policy D6 of the Mayor’s London 
Plan (2021), policy DM02 of Barnet’s adopted Development Management Policies 
DPD (2012); and, Barnet's Sustainable Design and Construction SPD sets out the 
standards and minimum space requirements for residential units. 
 



3.3.2 All of the proposed flats would exceed the minimum space standards with the two 
bed units ranging in size from 88sqm to 190sqm; and, the three bed units ranging in 
size from 125sqm to 207sqm.  
 

3.3.3 The results of the submitted daylight and sunlight report (see appendix 4 of report: 
Daylight & Sunlight to neighbouring properties & accommodation) identify that all of 
the habitable rooms achieve the Average Daylight Factor (ADF) set out within the 
BRE guidelines.  
 

3.3.4 Notwithstanding, 31 out of 65 living rooms achieve BRE’s recommendation of 25% 
annually or equivalent to standards for Annual Probable Sun Hours (APSH) and 
during the winter months, 33 out of 65 living rooms would achieve BRE’s 
recommendation of 5% or equivalent to. This is an undesirable shortfall of the BRE 
standards, however, paragraph 2.3.46 of the London Plan Housing SPG (2016) 
states that “where direct sunlight cannot be achieved in line with Standard 32, 
developers should demonstrate how the daylight standards proposed within a 
scheme and individual units will achieve good amenity for residents”. 
 

3.3.5 It is considered that the proposed development provides a high standard of living 
accommodation, with very good internal space levels, a good standard of outlook, 
access to external private and communal amenity space (through balconies, terraces, 
sunken terrace gardens and communal gardens), and an attractive, high quality 
external environment, in terms of both buildings and landscaping, and therefore, such 
a shortfall would be reasonably compensated by these factors. 
 

3.3.6 Barnet's Local Plan (2012) expects that sufficient and functional amenity space 
should be provided for all new homes and flats, wherever possible. Amenity space in 
this scheme is provided through a combination of private and communal spaces, 
although, it is noted that some of the units (i.e. 14 in total, 2x 3 beds and 12 x 2 beds 
– units GF-02, 05, 08, 10; F1-05; F2-05, 10, 11, 12; F3-04, 08, 09, 10; F5-02), do not 
benefit from any privately accessed amenity space. Private balconies/terraces are 
predominantly provided within the 3-bedroom units, and some of the two beds, either 
5m2 or greater.  
 

3.3.7 Whilst it would be desirable for all units to have access to such space, it is 
acknowledged that from a design point of view additional balconies would ultimately 
create other issues with regards to design i.e. creating a visually cluttered 
appearance on the frontage building which is of significance to the appearance of the 
Conservation Area. In addition, Officers consider that it would not be entirely 
necessary to introduce additional balconies for the two-bedroom units, as these are 
unlikely to be occupied by young families, but rather professional or retired couples. 
Furthermore, there is a considerable amount of high quality communal amenity space 
provided at the lower ground, ground and roof levels (c. 3927m2), coupled with 
private leisure facilities (e.g. gym, swimming pool and jacuzzi – 59.6m2) which would 
all be accessible to the future occupiers of the development. 
 
Accessible Housing: 
 

3.3.8 The application scheme is required by Policy DM03 of Barnet's adopted Local Plan 
Development Management Policies DPD (2012) and Policy D7 (Accessible Housing) 
of the Mayor's London Plan (2021) to meet Building Regulation requirement M4(2) 
and for 10% of all units to be wheelchair home compliant. The applicant has 
confirmed that the proposed development would meet this requirement, and a 



condition will be recommended in the event that planning permission is granted, to 
ensure compliance with these Policies. 
 

3.3.9 Overall, it is considered that the proposals would provide an acceptable level of 
amenity for future residents. 
 
Childrens Playspace: 
 

3.3.10 Policy S4 (Play and informal recreation) of the London Plan (2021) states that 
residential development should  incorporate good-quality, accessible play provision 
for all ages, and that at least 10 square metres of playspace should be provided per 
child. The playspace should provide a stimulating environment, be easily accessible 
by children and young people independently, incorporate trees and or other forms of 
greenery, is overlooked to enable passive surveillance and not be segregated by 
tenure. 
 

3.3.11 Policy DM02 of the Barnet Development Management Policies DPD (2012) refers to 
the Play space standards set out in Policy 3.6 of the superseded London Plan. 
Accordingly, Officers consider it appropriate to assess against Policy S4 of the 
London Plan 2021, as referred to above. 
 

3.3.12 The GLA’s Population Yield Calculator estimates that the development is likely to 
generate circa 18.3 children across a range of ages, as follows: 
 

o Ages 0, 1, 2, 3 & 4: 9.3 
o Ages 5, 6, 7, 8, 9 , 10 & 11: 6.3 
o Ages 12, 13, 14 & 15: 1.7 
o Ages 16 & 17: 0.9 

 
3.3.13 This equates to a need for 241m2 of playspace. Playspace details were not originally 

submitted as part of the application, however, during the lifetime of the application, 
Officers discussed the need for children’s playspace, and consequently, the applicant 
provided a revised Landscaping Plan (Dwg no. 0512-11-01 revision D) to incorporate 
childrens play space. In principle, the location and level space provided within the 
south western corner of the development appears to be acceptable, providing a variet 
for ages 1-11. Coupled with access to the leisure facilities within the basement it is 
considered that playspace provision is sufficient. Officers recommend a condition 
requiring further details (detailed specifications) to be submitted by condition to 
ensure that the play equipment is of a satisfactory quality and appearance, in keeping 
with the development. 
 

3.4 Impact on the Conservation Area 
 

3.4.1 The application site is located within the Hampstead Garden Suburb The Bishops 
Avenue (HGSTBA) Conservation Area. The National Planning Policy Framework 
(paragraph 199) requires the decision maker to attach great weight to any harm to 
the significance of designated heritage assets. The definition of a heritage asset 
includes Conservation Areas.  
 

3.4.2 The applicant has submitted a Heritage Statement (Assessment of Significance and 
Impact Assessment) in support of the application.  It assesses the significance of The 
Towers as being low, and not having a positive contribution to the character and 
appearance of The Bishop’s Avenue. Officers concur with the findings of the report 



which states that the site makes a neutral contribution to the character and 
appearance of the Bishop’s Avenue Sub-Area (Zone 3) and the HGSTBA 
Conservation Area.  
 

3.4.3 Paragraph 207 of the NPPF (2021) acknowledges that “not all elements of a 
Conservation Area … will necessarily contribute to its significance”. Officers 
consider the site to be a case in point. Despite the 1999 HGSTBA Conservation 
Area Character Appraisal suggesting that the Towers Site contribution to the 
Conservation Area (CA) was positive, since this appraisal was written, the house 
has deteriorated significantly and the character of this part of the Bishop’s Avenue 
has evolved quite significantly, which is a material consideration. It could be 
reasoned that the existing site and dwelling have become a natural evolution of this 
part of the HGSTBA Conservation Area, and therefore the redevelopment could 
result in some harm to the significance of the Conservation Area. This harm in the 
language of the National Planning Policy Framework would be less than substantial. 
However, the principle of demolition and loss of the Towers building has previously 
been consented under a separate combined scheme (planning application 
referenced: F/04857/14) that also incorporated the neighbouring site of Arden 
Court, on the grounds that their contribution to the Conservation Area was 
considered to be neutral at best. 
 

3.4.4 The Council’s Conservation Officer objects to the scheme on the grounds that they 
consider that the architectural expression would undermine the special character and 
historic interest of the conservation area (CA), and further argue that its significance 
will be harmed and therefore that the CA designation may no longer be justified as 
consequence of cumulative degradation to this part of the conservation area.  

 
3.4.5 Officers contend that the proposed front element of the development would actually 

be more restorative of the site’s former significance. It is considered that it would have 
a positive impact on the special interest of the Conservation Area – i.e. restoring the 
former streetscene building line (as evidenced within the Heritage Statement); and it 
would fit in with the traditional architecture that is present and more characteristic of 
the wider Conservation Area. The middle and rear elements of the development is 
more neutral and in keeping with some of the newer, more modern developments 
that have become an evolved and established part of HGSTBA Conservation Area. 
Officers would regard these modern elements as having a neutral impact. 
Landscaping and planting on site will still be in commensurate with the green 
characteristics expressed within the Conservation Area character appraisal. It is 
acknowledged that the volume of development is undeniably greater than the existing 
Tower’s building, which will have a negative impact on the significance of the 
Conservation Area, however, it is considered that the associated harm to the 
Conservation Area from this again, could only be regarded as less than substantial. 
 

3.4.6 In accordance with Paragraph 202 of the NPPF (2021) less than substantial harm to 
the significance of a designated heritage asset, which in this case the HGSTBA 
Conservation Area, must be weighed against the public benefits of the proposal. 
Despite Officer views that the development’s impact would be largely neutral, regard 
for the ‘less than substantial harm’ test is had within the Planning Balance section at 
the end of this report. 
 

3.5 Amenity Impact on Neighbouring Properties 
 

3.5.1 Part of the 'Sustainable development' imperative of the NPPF 2021 is pursuing 



improvements to amenity through the design of the built environment (para 130). In 
addition, Barnet Development Management Policies DPD (2012) DM01 as well as 
the Sustainable Design and Construction SPD provide further requirements and 
guidance. 
 

3.5.2 Any development adjacent to residential units should ensure that the amenities of 
neighbouring occupiers are respected. The Council's guidance advises that new 
development should normally be consistent in regard to the form, scale and 
architectural style of the original building which can be achieved through respecting 
the proportions of the existing building and using an appropriate roof form to ensure 
that the amenities of neighbours are not harmed. Policy DM01 in Council's 
Development Management Policies DPD stipulates that development proposals 
should be designed to allow for adequate daylight, sunlight, privacy and outlook for 
adjoining and potential occupiers and users. 
 
Privacy, Overlooking and Outlook 
 

3.5.3 The Barnet Residential Design Guidance SPD states that 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. 
 

3.5.4 In terms of neighbouring properties, the closest residential properties are numbers 1, 
2 and 3 Arden Court Gardens, Ilkley House, The Bishops Avenue; numbers 5 and 6 
White Lodge Close; and Sproughton and Hillsdown, Courtenay Avenue 
(neighbouring borough). 
 
1, 2 and 3 Arden Court Gardens 
 

3.5.5 These neighbouring properties follow the adjacent southern boundary line of the site, 
and the rear of the properties face on to the side of the proposed development. With 
regards to numbers 1 and 2 Arden Court Gardens there is sufficient building to 
building distances (i.e. greater than 21m) between the front and mid sections of the 
proposed to development to avoid demonstrable adverse amenity impacts from 
overlooking, loss of privacy and sense of overbearing. The existing and proposed 
natural trees and planting will further reduce this impact. 
 

3.5.6 With regards to No. 3 Arden Court Gardens, there is a much closer building to building 
distance – circa 15m. The property in Arden Court is understood to be vacant 
(boarded up) at present, with intention to redevelop the site, as per previous planning 
permissions noted within the site history section of this report.  The applicant has 
supplied a letter from the General Counsel and Legal Representative for Birch 
Ventures Ltd - the owner of Arden Court – confirming that said owner is fully aware 
of the application and has no objections to the proposals. This can only be afforded 
limited weight, as there would be nothing to stop the property from being refurbished 
and re-inhabited at any point in the future. Officers are satisfied that that there is 
significant tree screening present within the boundary of 3 Arden Court, protected by 
virtue of the Conservation Area designation (preventing the trees from being 
removed), and therefore there would not be any undue overlooking or loss of privacy 
between the properties. Furthermore, both the proposed development and existing 
Arden Court development benefit from dual aspects which offer more than one means 
of outlook. Overall, on balance, it is considered that there would be an acceptable 



relationship between the two developments in respect of privacy. 
 
Ilkley House, The Bishops Avenue 
 

3.5.7 Ilkley House has been demolished as part of recent planning permission (ref 
18/7566/FUL) and is currently vacant, but subject of another planning application 
currently pending consideration (ref: 21/6798/FUL).  
 

3.5.8 The former Ilkley House sat adjacent to the northern boundary, fronting The Bishop’s 
Avenue. There would have been approximately 18m between the proposed 
development and the former Ilkley House. Notwithstanding, both the granted scheme 
and current planning application that is being considered at Ilkley House would have 
a similar relationship with the proposed development. Their primary outlook would/will 
exist within the front (i.e. facing The Bishops Avenue) and rear elevations (facing 
eastwards) of the building, there is a strong natural boundary, comprising of trees 
and vegetation, which screen the view of the flank elevations from either building. It 
is therefore considered that the proposed development would not result in any 
unacceptable loss of privacy, overlooking or sense of overbearing in this regard. 
 
5 and 6 White Lodge Close 
 

3.5.9 These properties side on to the northern boundary of the site. The latter of the two 
has been demolished in accordance with a planning permission granted in 2018 (ref: 
18/7569/FUL) and is currently vacant, with no council tax records existing for the site. 
Nevertheless, were the existing or proposed dwelling on site to be re-instated / built 
out then the proposed development would be circa 21m from the principal parts of 
the neighbouring property at No. 6 and even further in distance from No. 5 White 
Lodge Close. The distances, together with the existing established natural screening 
on the boundary – which is to be retained – would ensure that there would be no 
unacceptably harmful overlooking / loss of privacy of these neighbouring properties, 
or overbearing impacts. 
 
Sproughton and Hillsdown, Courtenay Avenue 
 

3.5.10 Both Sproughton and Hillsdown are access by Courtenay Avenue and sit within the 
neighbouring Borough. The development would be a minimum of 12.3m from the 
shared boundary line and no less than 30m from the rear elevation of Sproughton. 
Hillsdown sits diagonally across from the site and thus would be located at a much 
greater distance comparatively. In addition, there is a well-established natural screen 
of dense vegetation all across the rear boundary which is to be retained. This would 
also render the development imperceptible from these neighbouring properties. As 
such, loss of privacy, overlooking or a sense of overbearing is not considered to be 
demonstrable in this instance. 
 
Daylight and Sunlight 
 

3.5.11 Policy D6 (Housing quality and standards) of the Mayor's London Plan (2021) 
requires residential developments to demonstrate that they will have adequate 
daylight access. Aligning with this requirement, Part (e) of Policy DM01 of Barnet’s 
adopted Development Management Policies DPD (2012) requires developments to 
be designed to allow for adequate daylight, sunlight, privacy and outlook for adjoining 
and potential occupiers and users. 
 



3.5.12 A daylight and sunlight report by Brooke Vincent & Partners (ref: 11887/Report/The 
Towers; dated: 30 November 2021) has been submitted in support of the application. 
The report conducted an analysis on the following neighbouring properties: 
 

o 51 The Bishops Avenue (Current scheme: 21/6798/FUL pending 
consideration at the time of writing; consented/partially implemented 
scheme 18/7566/FUL); and 

o 4-6 White Lodge Close (consented scheme 18/7569/FUL). 
o 8-10 White Lodge Close (consented scheme 21/2531/S73) 
o Sproughton Courtenay Avenue 
o 1 – 3 Arden Court Gardens (consented scheme: F/04857/14) 
o Hammerson House (consented scheme: 18/3252/S73) 
o 48 & 50 Bishops Avenue (consented scheme: 9/6078/HSE) 

 
3.5.13 For daylight, the report analyses Average Daylight Factor (ADF), Vertical Sky 

Component (VSC) and Daylight Distribution (DD). 
 
51 The Bishops Avenue 
 

3.5.14 This neighbouring site is to the north and concerns an empty site which was recently 
occupied by 3 houses. These houses have now been demolished in accordance with 
permission ref: 18/7566/FUL, and thus, no analysis would typically be necessary in 
this instance. Notwithstanding, there is a current planning application being 
considered under reference:  21/6798/FUL, for which the daylight assessment has 
been assessed against. 
 

3.5.15 An assessment of this site was completed using the ADF test, revealing that the 107 
out of the 110 rooms within the proposed scheme would meet the BRE standards. 
This would equate to a pass rate of 97% which would be regarded as satisfactory. 
Accordingly, Officers consider that the proposed development would not 
demonstrably impact daylight to the prospective neighbouring development to an 
extent that would warrant the schemes refusal on such grounds. 
 
4-6 White Lodge Close 
 

3.5.16 These neighbouring properties sit to the north-east of the application site. The 
assessment has been carried out having regard to drawings for 4 White Lodge Close 
under planning application reference 19/3101/FUL, 5 White Lodge Close under 
planning application reference C02240J and 6 White Lodge Close under planning 
application reference 18/7569/FUL. 
 

3.5.17 The VSC results confirm that all of the windows for the consented schemes at 4, 5 
and 6 White Lodge Close would comply with the BRE’s criteria. The daylight 
distribution (DD) for 4 White Lodge Close and 6 White Lodge Close confirms that 
BRE’s criteria would be satisfied, although 5 White Lodge has not be assessed for 
compliance as there would be very little change in daylight between the proposed 
and existing conditions. 
 

3.5.18 Accordingly, Officers consider that the proposed development would not 
demonstrably impact daylight to the prospective neighbouring development to an 
extent that would warrant the schemes refusal on such grounds.  
 
8-10 White Lodge Close 



 
3.5.19 These neighbouring properties sit to the north-east of the site.  The assessment has 

been carried out having regard to drawings for 10 White Lodge Close under reference 
21/2531/S73; White Lodge Close under reference: 17/6191/PNH; and, 8 White Lodge 
Close under reference 15/05480/HSE. 
 

3.5.20 The assessment identifies that the proposed development complies with the BRE 
Guidance which states “If any part of a new building or extension, measured in a 
vertical section perpendicular to a main window wall of an existing building, from the 
centre of the lowest window, subtends an angle of more than 25 degrees to the 
horizontal, then the diffused daylighting of the existing building may be adversely 
affected. This will be the case if the Vertical Sky Component measured at the centre 
of an existing main window is less than 27% and less than 0.8 times its former value”. 
 

3.5.21 In summary, the 25-degree line drawn from these neighbouring properties subtend 
the proposal thereby satisfying BRE’s recommendation. Accordingly the 
development would not demonstrably compromise daylight access for these 
neighbouring properties. 
 
Sproughton Courtenay Avenue 
 

3.5.22 To the east of the site there are two buildings at this address. These buildings have 
been assessed as being too far away to be affected and therefore, were not analysed. 
Officers have no reason to disagree with this rationale. 
 
1-3 Arden Court Gardens 
 

3.5.23 The three detached properties sit to the south of the site. Numbers 1 and 2 Arden 
Court have been tested using the 25 degree principle – confirming that the 25 degree 
lines would subtend the proposal, and therefore would not result in undue impacts on 
daylight access for these properties, negating the need for further analysis. 
 

3.5.24 At 3 Arden Court the report assesses the windows with a view of the site. At ground 
floor level, the relevant windows would all achieve BRE’s criteria. At first floor level, 
windows W1, W2 and W7 serve a bedroom and windows W5 and W6 serve another 
bedroom. The report indicates that 3 out of 5 windows would achieve BRE’s criteria. 
 

3.5.25 Window W2 and W5 would achieve 0.39 and 0.44 times the existing value which are 
located beneath the roof overhang. Notwithstanding, the bedrooms beyond these 
windows are dual aspect, and as such Officers agree with the analysis of the report - 
that it is important to understand that the VSC test does not provide a true 
understanding of the daylight received since it does not consider the size of the 
window, or the total amount of daylight received by all windows combined. 
Accordingly in this instance, Officers acknowledge that a more appropriate way of 
assessing the daylight received by each bedroom would be to assess the Daylight 
Distribution (DD). The DD results confirm that daylight within these rooms would 
satisfy BRE’s criteria. At second floor level, the report also confirms that the dormer 
window would achieve the BRE’s criteria. 
 

3.5.26 Overall it is considered that the development would have an acceptable impact on 
daylight access for these examined properties. 
 
Hammerson House 



 
To the west of the application site, there is a newly built care home development with 
windows in the front elevation facing the site. An approved planning application under 
reference 18/3252/S73 includes plans and elevations which have been used to assist 
the applicant’s modelling. 
 

3.5.27 The VSC results confirm that every relevant window would achieve above 27% in the 
prosed condition or above 0.8 the existing value, exceeding BRE’s criteria. There 
would be no adverse effect. We have not assessed the DD for the rooms beyond 
these windows since the VSC levels are so high and the difference between the 
proposed and existing values is so small. 
 

3.5.28 Accordingly Officers are satisfied that the development would have an acceptable 
impact on daylight access for this neighbouring development. 
 
48 & 50 Bishops Avenue 

 
3.5.29 Adjacent to Hammerson House are these 2 detached houses with windows in the 

front elevation facing the site. The approved planning applications under references 
19/2431/CON and 19/6078/HSE includes drawings for 48 and 50 Bishops Avenue, 
respectively which we have been used to assist our modelling. The relevant windows 
and rooms have been analysed. 
 

3.5.30 At 50 Bishops Avenue, every window would exceed BRE’s recommendation of 27% 
in the proposed condition or above 0.8 the existing value. There would be no adverse 
effect. At 48 Bishops Avenue, the windows are too far away to be affected by the 
proposed development since the windows closest to the site pass the 25-degree test, 
therefore, no further analysis was necessary. 
 

3.5.31 Accordingly Officers are satisfied that the development would have an acceptable 
impact on daylight access for these neighbouring properties. 
 

3.5.32 In terms of sunlight. the assessment report also considers the impact of the scheme 
on Annual Probable Sunlight Hours (APSH) for all of the above neighbouring 
developments, and confirms that they would receive adequate sunlight levels, where 
possible, in accordance with BRE standards. 
 

3.6 Transport / Highways 
 

3.6.1 Policy T4 (Assessing and mitigating transport impacts) of the Mayor’s London Plan 
(2021) requires that the highways related impacts and opportunities which arise as a 
result of development proposals are identified and assessed so that appropriate 
mitigations and opportunities are secured through the planning process. It is 
important that development proposals reduce the negative impact of development on 
the transport network and reduce potentially harmful public health impacts. 
 

3.6.2 Policy CS9 of the Barnet Core Strategy (Providing safe, effective and efficient travel) 
identifies that the Council will seek to ensure more efficient use of the local road 
network and more environmentally friendly transport networks, require that 
development is matched to capacity and promote the delivery of appropriate transport 
infrastructure. Policy DM17 (Travel impact and parking standards) of the Barnet 
Development Management Plan document sets out the parking standards that the 
Council will apply when assessing new developments. Other sections of Policies 



DM17 and CS9 seek that proposals ensure the safety of all road users and make 
travel safer, reduce congestion, minimise increases in road traffic, provide suitable 
and safe access for all users of developments, ensure roads within the borough are 
used appropriately, require acceptable facilities for pedestrians and cyclists and 
reduce the need to travel. 

 
Residential Car Parking 

 
3.6.3 Barnet’s Local Plan (2012), draft (regulation 22 submission) Local Plan, and the 

Mayor's London Plan (2021) recommend a range of parking provision for new 
dwellings based on the site's Public Transport Accessibility Level (PTAL) and the type 
of units proposed. Policy DM17 of the Local Plan sets out the parking requirements 
for different types of units with the range of provision as follows:   
 
- four or more bedroom units - 2.0 to 1.5 parking spaces per unit  
- two and three-bedroom units - 1.5 to 1.0 parking spaces per unit  
- one-bedroom units - 1.0 to less than 1.0 parking space per unit 
 

3.6.4 Whilst Barnet's Draft Local Plan – Regulation 22 submission has not yet been 
adopted, and the 2012 Barnet Local Plan remains the statutory development plan for 
the Council, the policies of the draft Local Plan hold some weight in the overall 
planning balance. The draft Local Plan responds to the Mayor’s adopted London Plan 
(2021) parking standards, intending to adopt similar standards that it has established 
for residential car parking.  
 

3.6.5 The London Plan (2021) states that the accessibility of each site should be taken into 
consideration, including the PTAL, local population density and vehicle ownership, 
access on foot and by bike and other relevant transport considerations. The 
standards in both the Barnet draft Local Plan (Reg 22) and Mayor's London Plan 
(2021) are as follows: 

 

  
3.6.6 The standards above are maxima (not minimum) and are lower than those in Barnet’s 

current Local Plan (2012). TfL’s typical recommended starting point for all 
developments should be ‘car-free’. Nevertheless, it is recognised that this is not 
suitable for all locations, especially in outer London Boroughs. Given the site location, 
with limited access to shops/services and low PTAL accessibility, Officers consider 
that the starting point for calculating the residential parking ratio for the development 
should be from the maximum standard rather than the other way around. 
 

3.6.7 Based on Policy DM17, the proposed mix of units (29 x 1 bed units, 36 x 2 bed units) 
will require a parking provision of 65 – 97 parking spaces. Similarly, based on London 
Plan and emerging local plan standards, the development will require a parking 
provision of 97 parking spaces. 
 

3.6.8 The site lies in an area with a PTAL score of 0, on a scale of 1a to 6b, where 1a 
 

2 Footnote to Table 10.3 of Policy T6.1 of London Plan (2021) states: “Boroughs should consider standards that allow for 
higher levels of provision where there is clear evidence that this would support additional family housing” 

 Barnet Draft Local Plan - Reg 22 London Plan (2021) Policy T6.1 – Table 
10.3 

Location/PTAL 1/2 bed units 3+ bed units Any size unit 
Outer London  

PTAL 0 - 1 
1.5 spaces per 

dwelling 
1.5 spaces per 

dwelling 1.5 spaces per dwelling2 



represents (very poor) and 6b (excellent) access to public transport. Given that the 
site suffers from poor access to public transport with limited bus route access within 
2 minutes walking distance of the site, and no rail or tube stations nearby, the 
Highways Authority have agreed that the maximum provision of 97 spaces provided 
on site (consisting of 86 spaces within the basement and 11 spaces on the ground 
floor) – as per the proposed plans is appropriate. The Highway Authority have 
recommended a Parking Management plan condition for the site, however, Officers 
deem this to be unnecessary as the site makes adequate provision and is generally 
not open to the public – thereby making it unlikely that additional management of the 
parking spaces will be required.  
 

3.6.9 A minimum of 7 disabled spaces are required and these will need to be indicated on 
the final parking layout plan, secured by planning condition. The Highway Authority 
have raised no issue with the proposed level of parking provision on site in relation 
to the health club, as this is expected to be patronised only by residents.   
 

3.6.10 In accordance with the Mayor’s London Plan (2021) Policy T6, part (C) at least 20% 
of the parking spaces must be fitted with active electric vehicle changing points and 
the remaining 80% must be provided with a passive provision for future use. Based 
on this, 20 spaces should be fitted with active electric vehicle charging points and 
passive provision made for the remaining 77 spaces. This will be secured by way of 
a planning condition. 
 
Cycle Parking 
 

3.6.11 In terms of cycle parking, London Plan (2021) Policy T5 requires provisions of 2 
spaces per 2-3 bed units. This equates to a cycle parking provision of 130 spaces. In 
addition, there is a requirement for 4 short term spaces for visitors. Secure cycle 
storage is provided within the basement of the development for the 134 cycle spaces, 
as required. 
 

3.6.12 The Highway Authority have recommended conditions to secure details of cycle 
parking to demonstrate that the type of stands used allow both wheels and the frame 
of the bicycle to be locked. Officers consider this to be reasonable. In addition, the 
Highway Authority commented that the short-stay spaces should be closer to the 
building entrance. In response the applicant has provided a revised Ground Floor 
Plan (Drawing No. 2155-PL-0200 Rev P2) which illustrates cycle storage just inside 
the front of the site entrance. This is considered to be acceptable.  
 
Access & Layout 
 

3.6.13 Access to the site will remain as existing. Vehicles and pedestrians will access and 
egress the site via The Bishop’s Avenue. Highways Officers advise that the existing 
access is wider that the maximum width of 4.2 metres allowed under the Council’s 
current crossover policy. They have advised that modifications to the existing access 
are necessary and can be carried out as part of the package of off-site highway works 
to be progressed as part of the scheme. Officers concur with these observations. 
 

3.6.14 Two car lifts are shown at the front of the property on the eastern corner of the building 
at ground floor level which provide access to the basement parking. Highways 
Officers consider this to be acceptable as there is sufficient space for vehicles to wait 
in front of the car lifts. They have also requested that specification, manufacturer’s 
warranty, product reliability and repair response times are provided.   



 
3.6.15 Highways Officers consider that the basement car park layout is acceptable, but 

advise that minimum aisle width of 6m must be ensured throughout the basement car 
park. In addition, swept path drawings of refuse/delivery vehicles entering and exiting 
the site in forward gear have been provided, and these are considered to be 
satisfactory. Highways Officers recommend that the swept paths of a refuse lorry and 
fire tender should be secured by way of a planning condition. Officers considered this 
to be a reasonable and proportionate approach. Further, the Highways Authority have 
requested a safety audit of the internal layout of the car park to ensure that it is safe 
for use. This will be secured by way of a planning condition.  
 
Servicing 
 

3.6.16 Servicing will be undertaken within the Site. There will be opportunities for vehicles 
to load / unload adjacent to the building in the large forecourt in front of the building. 
Waste will be stored at basement floor level in a dedicated storage area. Site 
Management personnel/staff will transport waste to the ground floor where waste 
collection operatives will be able to collect refuse within a short distance of the vehicle 
waiting on the adjacent highway. This is in accordance with waste collection for 
neighbouring properties. The Highway Authority accepts the proposed servicing 
arrangements as proposed. It is expected that the site will generate around 8 
deliveries a day and this can be safely accommodated on site.  
 
 
Road Safety 
 

3.6.17 According to the data on CrashMap (accident database), there were 1 slight reported 
personal injury accidents on section of The Bishop’s Avenue within 150m either of 
the site access in the five year period between Jan 2015 and Dec 2019.  The 1 
reported slight personal injury accidents involved pedestrians.   
 

3.6.18 The site will generate additional pedestrian trips which will increase the demand to 
cross resulting in additional conflicts between pedestrian and vehicles. To enhance 
pedestrian safety in the vicinity of the site, the Highway Authority request that the 
applicant upgrade/reposition the existing pedestrian refuge in front of the site to a 
zebra crossing. These works should carried out under a s278 Agreement with the 
Council. Officers consider this to be a reasonable and proportionate request, to 
ensure the safety of pedestrians from the site and surrounding neighbourhood. 
 
Trip Generation 
 

3.6.19 The proposed development will generate a total of 63 two-way person trips in the AM 
peak and 37 in the PM peak. This includes 27 two-way car trips and 16 two-way car 
trips in the AM& PM peak periods. The Highway Authority advise that this level of trip 
generation is not anticipated to have a detrimental or noticeable impact on the local 
highway or public transport networks but the level of crossing demand in the vicinity 
of the site is expected to increase. 
 
Travel Plan 
 

3.6.20 A travel plan has been submitted by the applicant and officers are currently reviewing 
the plan. A separate response will follow in due course. A contribution of £10,000 is 
sought towards travel plan monitoring prior to the commencement of development. 



 
3.6.21 Also, the key headlines and financial implications of the travel plan must be set out in 

the S106 Agreement. The travel plan itself is to be secured via a S106 Agreement. A 
contribution of £150 per household is also sought towards travel plan measures 
(£9,750). 
 

3.6.22 The above obligations are considered by Officers to be both reasonable and 
proportionate to mitigate and management the transport impacts of the development. 
 
Construction Management Plan 
 

3.6.23 The applicant has submitted a draft Construction Traffic and Environmental 
Management Plan. Highway Officers reviewed the plan and provided following 
comments: 
 
1. Contact details of the community liaison officer are requested 
2. Residents engagement and communication strategy is requested 
3. All hauliers and freight operators must be FORS accredited 
4. There should be no parking or waiting of construction vehicles and 

construction staff on the public highway  
5. All deliveries must take place between 10am-3pm 
6. A map showing details of the proposed signage on site is requested. 
 

3.6.24 Officers consider that the additional information can be secured through a final 
Construction Traffic and Environmental Management Plan, required by planning 
condition. 
 

3.6.25 Highways Officers have requested a planning condition that requires a “before” and 
“after” highway condition survey to ensure that damage to the public highway is 
appropriately monitored and rectified, where necessary. This is considered to be a 
reasonable and proportionate approach to ensuring that the safe, functional condition 
of the highway is maintained. 
 

3.6.26 Overall, the Highways Authority raise no objection in principle to the proposed 
scheme, subject to conditions and the following planning obligations: 
 
1. A contribution of £10,000 towards travel plan monitoring - To promote 

sustainable travel and reduce car trips to the site thereby reducing conflicts 
between pedestrians and vehicles 

2. A contribution of £9,750 towards travel plan measures/incentives  
3. Upgrading/repositioning the existing pedestrian refuge in front of the site to a 

zebra crossing and renewing the footway along the site frontage - To enhance 
pedestrian safety (Works to be carried out under a s278 Agreement) 

4.  Modifications to the existing vehicular access to the site. (Works to be carried 
out under a s278 Agreement) 

 
3.6.27 Officers are satisfied that the recommended conditions and above planning 

obligations are reasonable and necessary to ensure that the proposed development 
does not compromise the safety, function and convenience of the local highway 
network and its users, in accordance with Policies DM17 and CS9 of the Barnet’s 
adopted Development Management Policies DPD (2012) and Local Plan Core 
Strategy (2012). 

 



3.7 Trees, Landscaping and Biodiversity 
 

3.7.1 Paragraph 131 of the National Planning Policy Framework (2021), Policies G5, G6 
and G7 of the London Plan 2021; and Policy DM01 of Barnet's adopted Local Plan 
Development Management Policies DPD (2012) all recognise the importance of 
green infrastructure in the enhancement of biodiversity, sustainable urban drainage, 
responding to climate change, and enhancing both character and amenity of places, 
collectively delivering sustainable development. Policy G6 (Biodiversity and access 
to nature) of the Mayor's London Plan (2021) requires development proposals to 
manage impacts on biodiversity and aim to secure net biodiversity gain.  
 

3.7.2 London Plan (2021) Policy D8 (Public Realm) states that development proposals 
should explore opportunities to create new public realm where appropriate. Proposals 
should also ensure the public realm is well-designed, safe, accessible, inclusive, 
attractive, well-connected, related to the local and historic context, and easy to 
understand, service and maintain. Landscape treatment, planting, street furniture and 
surface materials should be of good quality, fit-for-purpose, durable and sustainable. 
 

3.7.3 Policies CS4, CS5, CS7, DM01, DM02 and DM15 of the Barnet Local Plan ‘Core 
Strategy’ and ‘Development Management Policies’ (2012) align with the principles of 
the above London Plan policy – i.e. recognising that high quality, open and attractive 
outdoor public and communal spaces provide many leisure, recreational and health 
benefits thereby being essential to healthy, sustainable places and communities. The 
benefits are further reinforced the Council’s Green Infrastructure SPD (2017). 

 
Trees 
 

3.7.4 The application is supported by an Arboricultural Impact Assessment Report and an 
Arboricultural Method Statement. The initial review of these documents of the 
Arboricultural Officer resulted in three observations main observations: 
 
i) a reduction in the footprint of the proposed building would alleviate impacts to 

trees on the northern boundary and secondary impacts on trees along the 
southern boundary,  

ii)  An Arboricultural Method Statement should be supplied to demonstrate the 
feasibility of protecting trees through development, and, 

iii) The trees shown as being removed for the proposals should be valued to 
enable an equivalent value of trees to be replanted. 

 
3.7.5 In response to these observations, the applicant modified the building’s footprint to 

the north so that the stairwell that was shown as encroaching within the Root 
Protection Area of T120 has been removed and therefore there are now no impacts 
to retained trees to the north of the building.  
 

3.7.6 A revised Arboricultural Method statement has been submitted which illustrates 
protective measures and sets out how a preventative approach will be taken to 
ensure that T120 and other retained trees will be protected throughout the 
construction process.  The Council’s Arboricultural Officer is satisfied with the 
amended details provided, and these will be secured by planning condition. 
 

3.7.7 London Plan policy G7 states that wherever possible, existing trees of value should 
be retained. If planning permission is granted that necessitates the removal of trees, 
then it requires that there should be adequate replacement based on the existing 



value of the benefits of the trees removed. However, where the value of these trees 
cannot be replanted within the site, it promotes that the residual amount should be 
secured (by legal agreement) for new planting within the surrounding area. In 
accordance with this approach, the applicant has supplied a Tree Valuation Report 
(Ref: HVL/WR/TVR/01 – 3rd May 2022) produced by Landmark Trees which identifies 
that 66 trees will be removed from the site. These trees collectively have been valued 
at £120,897.78 using the CTLA (Council of Tree and Landscape Appraisers) 
methodology, which the Council’s Arboricultural Officer is in agreement with. A 
landscaping condition will be recommended which will require details of planting, 
including replacement trees, accordingly, where the equivalent value of replacement 
trees cannot be achieved through this, then an obligation within the S.106 agreement 
will ensure the residual value is captured for replanting locally. 
 

3.7.8 Overall, subject to conditions and the heads of terms for the Section 106 agreement, 
Officers are satisfied that the scheme would satisfy the objectives of DM01 of Barnet’s 
adopted Development Management Policies DPD (2012) and Policy G7 of the 
Mayor's London Plan (2021). 
 
Landscape Design 
 

3.7.9 A Landscape Design Proposal has been provided with the application and was 
revised during the application lifetime (dated: 29.06.2023) in response to comments 
from the Council's Arboricultural Officer.  
 

3.7.10 The proposal seeks to provide a series of high quality landscaped areas around the 
proposed development comprising of courtyards, footpaths, wildlife ponds and 
seating areas. The Arboricultural Officer recognises that the landscape strategy 
positively builds towards character of The Bishop’s Avenue and links back to The 
Bishops Forest.  Whilst the landscape proposals are supported in principle, the 
Arboricultural Officer would like to see this refined further – it should be designed in 
conjunction with the project ecologist to deliver meaningful improvements to the 
remaining habitats through the inclusion of native plant species over more ornamental 
species. Officers consider this to be integral to the enhancement of the special 
interest of the Conservation Area and therefore, consider the Tree Officer’s 
recommendation for a condition requiring further details of the final hard and soft 
landscaping for the scheme to be acceptable. 
 

3.7.11 London Plan policy G5 expects major development proposals to contribute to the 
greening of London by including urban greening as a fundamental element of site 
and building design. The policy expects Boroughs to identify an appropriate amount 
of urban greening but in the interim recommends a target score of 0.4 for 
predominately residential developments.  
 

3.7.12 The applicant has provided an early-stage assessment within the Landscape Design 
Proposals (Rev B; Date 23.03.23, produced by James Smith) which finds that the 
proposal can achieve an Urban Greening Factor score of 0.43. Officers are therefore 
satisfied that the proposal meets the required policy requirements for urban greening.  
 

3.7.13 Overall, Officers are satisfied that the principle of the proposed landscaping is 
acceptable, however, as per the recommendations of the Arboricultural Officer, 
further detailed plans and final planting details will be secured via planning conditions 
attached to this recommendation.  
 



Ecology / Biodiversity 
 

3.7.14 Paragraph 180 of the NPPF (2021) and Policy G6 (Biodiversity and access to nature) 
of the London Plan 2021 seek to ensure that development proposals manage impacts 
on biodiversity and aim to secure net biodiversity gain. Policy DM16 (Biodiversity) of 
the Barnet Local Plan Development Management Policies DPD (2012) broadly aligns 
with these policies in principle, as does Policy ECC06 (Biodiversity) of the emerging 
Barnet Local Plan (Reg 22). 
 

3.7.15 The application was originally submitted with no substantive ecological or biodiversity 
related information. During the lifetime of the application, in consultation with the 
Council’s Ecologist, Officers requested and received the requisite information, and as 
such the scheme is now supported by the following relevant documentation: 
 
- Bat Mitigation Strategy Report (Syntegra Consulting, March 2023);  
- Hibernation Bat Survey (Syntegra Consulting, February 2023) 
- Construction and Environmental Management Plan (Syntegra Consulting, May 

2023b);  
- Reptile Mitigation Strategy (Syntegra Consulting, May 2023a);  
- Lighting Impact Assessment and External Lighting Design (BSG, R02, July 2023);  
- Landscape and Environmental Management Plan (Syntegra Consulting, May 

2023a); 
- Ecological Impact Assessment Report (Syntegra Consulting, December 2022); 
- Bat Hibernation Survey Report (Syntegra Consulting, February 2023); and, 
- Biodiversity Impact Calculation Report (BNG) (Syntegra Consulting, March 2023); 
 

3.7.16 The above documents were reconsulted on with the neighbouring properties in 
July/August 2023, as detailed within the public consultation section of this report.  
 

3.7.17 The submitted Bat Mitigation Strategy has been prepared in response to Ecological 
Impact Assessment Report (2022) and Bat Hibernation Survey Report (2023) 
produced by Syntegra. The report identifies  that the proposed development would 
require the destruction of 12 common pipistrelle, 1 soprano pipistrelle and an 
unconfirmed number of historic brown long eared bat roosts, although concludes that 
“it is probable that the negative impact resulting from the loss of these roosts would 
be low as these common bat species may find it easy to locate suitable new roost 
sites”. It also recognises that “there may be some effect of the proposal upon foraging 
and commuting activity of bats at a local level, but this will be minor as surrounding, 
high quality habitat in the area will remain”. Despite the negative impacts, the strategy 
concludes that an equivalent population of bats can co-exist with the development on 
site, provided that the mitigation measures detailed within the strategy are fully 
implemented and works are undertaken in accordance with an EPS Licence issued 
by Natural England. The Council’s Ecologist has considered the contents of the 
mitigation proposed and concurs with the findings, therefore raising no objections. 
They have further commented that in order to obtain an EPS Licence, depending on 
when the works are to commence, that it may be necessary to undertake further 
surveys, if Natural England deem the surveys to be out of date. 
 

3.7.18 A lighting strategy is contained within the Lighting Impact Assessment and External 
Lighting Design report, and this has been designed to take account of the potential 
impact on bats. Further supplementary information and recommendations have been 
provided within the Landscape and Ecological Management report, and Ecological 
Impact Assessment Report. The Council’s ecologist has considered all of the 



submitted information and is satisfied that the proposals provide adequate mitigation 
to limit the risk of harm to bats, whilst providing adequate compensatory 
enhancements on site to ensure that bats can continue to use the site. The 
recommendations will be secured by planning conditions attached to this 
recommendation. 
 

3.7.19 Notwithstanding the above assessment and recommendations, it should be noted 
that consequent of the fire event that occurred at the property 21st July 2023, there 
are limitations to the reliability of the data within the surveys which concern bats that 
were roosting in the building. These roosts have now all been destroyed due to the 
complete loss of the roof of the building, thereby no longer providing a viable habitat 
for the species identified within the report. This has been confirmed by a site visit 
conducted by the Council’s Ecologist. Nevertheless, assuming that the bats have 
survived, the mitigation measures recommended within the reports are still 
considered to be completely worthwhile and a requirement, particularly as there is 
evidence of other bats living and foraging within the locality. The Council’s Ecologist 
has suggested an advancement of installing the bat boxes at the earliest opportunity. 
 

3.7.20 The Ecological Impact Assessment Report concludes that the site supports several 
protected and notable species and habitats, including birds, invertebrates and 
reptiles. The report makes avoidance, mitigation and compensation 
recommendations, along with further mitigation details for reptiles within the Reptile 
Mitigation Strategy. The Council’s Ecologist has considered these recommendations 
and raises no objections, subject to conditions. In specific, with regard to reptiles, the 
Council’s Ecologist advises that it will be necessary to ensure that the slow worms on 
site are translocated to a suitable area within the site, prior to the commencement of 
site clearance. These recommendations will be secured by planning conditions 
attached to this recommendation. 
 

3.7.21 The management of impacts on habitats and species during the construction phase 
and following the completion of the development will be managed through the 
Construction Environmental Management Plan and the Landscape and Ecological 
Management Plan, which will be secured by planning condition and legal obligations 
respectively. 
 

3.7.22 Paragraph 180 of the NPPF (2021) and Policy G6 (Biodiversity and access to nature) 
of the London Plan 2021 seek to ensure that development proposals manage impacts 
on biodiversity and aim to secure net biodiversity gain. Policy DM16 (Biodiversity) of 
the Barnet Local Plan Development Management Policies DPD (2012) broadly aligns 
with these policies in principle, as does Policy ECC06 (Biodiversity) of the emerging 
Barnet Local Plan (Reg 22). 
 

3.7.23 In respect of the Biodiversity Impact Calculation Report (BNG) (Syntegra Consulting, 
March 2023), it demonstrates Biodiversity Net Gain is achievable (+1.57 habitat units, 
22.54%). The Council’s Ecologist has considered the Biodiversity Impact Calculation 
Report (BNG) for the site and concurs with the conclusion that further consideration 
is needed in compensating for the loss of -0.82 habitat units of Medium 
Distinctiveness dense/bramble scrub and -2.05 of High Distinctiveness lowland 
mixed deciduous woodland. Accordingly, it is recommended, as per the heads of 
terms set out at the top of this report, that mitigation/compensation be secured via a 
legal agreement i.e. Requiring: submission of a detailed combined landscaping and 
Biodiversity Net Gain plan that offsets the loss -0.82 habitat units of Medium 
Distinctiveness dense/bramble scrub and -2.05 of High Distinctiveness lowland 



mixed deciduous woodland with like-for-like replacement. Where this cannot be 
achieved, then in consultation with the Local Planning Authority and its Biodiversity 
specialist(s), it will be agreed either that (1) reasonable like-for-like habitats on a 
site(s) within the Borough of Barnet shall be enhanced to the relative compensatory 
level; or, (2) the applicant will compensate like-for-like habitats by collaborating with 
local NGOs such as the London Wildlife Trust. Officers consider this to be both fair 
and reasonable approach in securing compliance with the relevant policies.  
 

3.7.24 Overall, Officers are satisfied that the information submitted is in line with NPPF 
policies for achieving a net gain in biodiversity and provides a series of measures and 
means to conserve and enhance biodiversity. 
 

3.7.25 Other Considerations 
 
Environmental Considerations 
 

3.7.26 Policy DM04 of Barnet's adopted Development Management Policies DPD (2012) 
seeks to reduce and mitigate against the impacts (i.e. noise, air pollution, and land 
contamination) of development which have an adverse effect on the health of the 
surrounding environment and the amenities of residents and businesses alike. This 
is consistent with the objectives of Section 15 of the National Planning Policy 
Framework (2021), which seeks to ensure that planning decisions conserve and 
enhance natural environment and avoid significant adverse impacts on health and 
quality of life. 
 
Contaminated Land: 
 

3.7.27 Environmental Health have considered the potential for contaminated land being 
present on site and the associated risks to the future occupiers. They have concluded 
that land contamination would not be an issue on this site and therefore no 
investigative studies or remediation would be required. 
 
Air Quality: 
 

3.7.28 Policy SI1 (Improving air quality) of the Mayor's London Plan (2021) aligns with the 
principles of DM04 of Barnet's adopted Development Management Policies DPD 
(2012), in that it seeks to ensure emission risks associated with development - i.e. air 
pollution, both existing and as a consequence of the proposed development - are 
identified, and that a suitable scheme of mitigation is established to mitigate the 
impacts for the existing environment and receptors (residents/public) as well as future 
receptors (residents of the development); and, that all new development meet the 
GLA's Air Quality Neutral benchmarks. 
 

3.7.29 Environmental Health have considered the submitted Air Quality Assessment by Air 
Quality Consultants ltd (ref. J10/12706A/10/1/F3, dated: 22 December 2021). 
 

3.7.30 They are satisfied that there would be a suitable approach to construction related 
dust mitigation as set out within the Construction dust risk assessment; and, also 
raise no objections to the justifications given for not performing a detailed assessment 
of operational phase traffic impacts. 
 

3.7.31 Notwithstanding, Environmental Health have queried the localised (future residents 
and immediate adjacent neighbouring receptors) air quality impacts of the 



underground car parking area and its extraction ventilation system. They have 
requested that an appropriate assessment be undertaken to identify the impacts and 
establish suitable means of mitigation to ensure that harm to the amenities and health 
of the future occupiers and immediate adjacent occupiers are adequately mitigated 
against. Officers are satisfied that this can be addressed through a planning 
condition, and thus, one addressing this matter has been attached to this 
recommendation report. 
 

3.7.32 In terms of being Air Quality Neutral, the scheme will be provided with heat and hot 
water via an electric Air Source Heat Pump system, and thus there will be no 
associated pollutant emissions, and no direct building emissions. Consequently, the 
proposed development will be air quality neutral in terms of building emissions. 
Environmental Health raise no objections on this basis. Notwithstanding, they note 
that the development would not be air quality neutral in its transport emissions, and 
thus they have recommended further assessment by conditions to ensure that this 
this is adequately mitigated and off-set against. Officers agree that this is an 
acceptable approach and have recommended a condition to address this – as 
attached to this recommendation. 
 

3.7.33 Accordingly, subject to conditions the proposed development would ensure that 
adverse air quality impacts are minimised and mitigated appropriately in accordance 
with Policy DM04 of Barnet's adopted Local Plan Development Management Policies 
DPD (2012) and Policies SI1 and SI2 of the London Plan 2021.  
 
Noise: 
 

3.7.34 Policies D13 (Agent of Change) and D14 (Noise) of the Mayor's London Plan (2021) 
recognise that the management of noise is important to promote good health and 
quality of life, within the wider context of achieving sustainable development, and that 
the burden of mitigation should not be exclusively placed on established neighbouring 
occupiers. The policies stipulate that mitigation should be a part of the design through 
the use of distance, screening, layout, orientation, uses and materials. This approach 
to noise is aligns with the principles within Barnet Local Plan (2012) Policy DM04. 
 

3.7.35 Environmental Health have reviewed the application and considered the submitted 
supporting Noise Assessment by KP Acoustics Ltd (ref. 23284.PCR.01 Rev A, dated: 
25/11/2021). They have advised that the methodology used to assess noise from the 
plant associated with the development is acceptable, however, the assessment does 
not appear to include an evaluation of the effects of traffic noise on the proposed 
development; or the potential noise and vibration (i.e. from the dropping of weights) 
from the communal leisure element (i.e. gym) of the development in the basement.  
In absence of this information the Environmental Health team have recommended 
conditions requiring further submission of assessment reports to address these 
matters and ensure that they would not prejudice the living conditions of the future 
occupiers. Officers consider this to be a reasonable and proportionate approach to 
address any outstanding potential noise issues. 
 

3.7.36 Overall, it is considered that the proposed development, subject to conditions, could 
achieve satisfactory internal noise levels, in accordance with the objectives of Policy 
DM04 of Barnet's adopted Local Plan Development Management Policies DPD 
(2012), and Policies D13 and D14 of the Mayor's London Plan (2021). 
 
Energy and Sustainability 



 
3.7.37 London Plan Policy SI 2 requires development proposals to make the fullest 

contribution to minimising carbon dioxide emissions in accordance with the following 
energy hierarchy: 
 

o Be lean: use less energy 
o Be clean: supply energy efficiently 
o Be green: use renewable energy 

 
3.7.38 London Plan Policy SI 2 'Minimising Carbon Dioxide Emissions' requires major 

developments to achieve zero. Proposals should achieve the highest standards of 
sustainable design and construction and demonstrate that sustainable design 
standards are integral to the proposal, including its construction and operation. A 
minimum on-site reduction of at least 35% beyond Building Regulations 2013 is 
required with any shortfall being provided through a cash in lieu contribution or an 
alternative off-site location. 
 

3.7.39 Local Plan Policy DM01 states that all development should demonstrate high levels 
of environmental awareness and contribute to climate change mitigation and 
adaptation. Policy DM04 requires all major developments to provide a statement 
which demonstrate compliance with the Mayors targets for reductions in carbon 
dioxide emissions, within the framework of the Mayor's energy hierarchy. Proposals 
are also expected to comply with the guidance set out in the council's Supplementary 
Planning Documents (SPD) in respect of the requirements of the Code for 
Sustainable Homes. 
 

3.7.40 An Energy & Sustainability Statement has been submitted in support of the 
application. The energy statement outlines a series of measures which will be 
incorporated into the proposal to improve sustainability and reduce carbon emissions. 
The Strategy follows the London Plan Energy Hierarchy: Be Lean, Be Clean and Be 
Green. The overriding objective in the formulation of the strategy is to maximise the 
reduction in total CO2 emissions through the application of the hierarchy with a 
technically appropriate and cost-effective approach, and to minimise the emission of 
other pollutants. The development will be constructed to comply with Part L 2013 
(with 2016 amendments) of the Building Regulations and in line with the London Plan 
to achieve a minimum of 64.3% CO2 reduction for the domestic elements and 59% 
CO2 reduction for the non-domestic elements. In order to achieve zero carbon, the 
developer will need to make a carbon offset contribution to bridge this gap. This has 
been calculated as a payment of £72,997.00. 
 

3.7.41 The mitigation and stated 64.3% / 59% reductions, together with the carbon offset 
payment is considered to comply with the objectives of Policies DM01 and DM02 of 
Barnet's Local Plan Development Management Policies DPD (2012) and Policy SI2 
of the Mayor's London Plan (2021). A condition is recommended in the event of 
planning permission being granted, to ensure the scheme is implemented in 
accordance with the Energy & Sustainability Statement recommendations, which will 
subsequently ensure compliance with the aforementioned policies. 
 
Overheating Assessment 
 

3.7.42 The Energy & Sustainability Statement contains details of the overheating 
assessment (in accordance with CIBSE TM59) for the scheme. The assessment 
concludes that mechanical cooling is not necessary for the residential units to comply 



with TM59 criteria, but will be proposed to maximise the occupant comfort. In 
essence, the scheme and its future occupiers will not be subject of unsatisfactory 
overheating conditions in future, in accordance with Policy D6 and SI4 of the London 
Plan 2021; and Policy DM02 of Barnet’s adopted Development Management Policies 
DPD (2012)  
 
Flood Risk / SuDS 
 

3.7.43 Policy CS13 of the Barnet Core Strategy states that "we will make Barnet a water 
efficient borough and minimise the potential for fluvial and surface water flooding by 
ensuring development does no cause harm to the water environment, water quality 
and drainage systems. Development should utilise Sustainable Urban Drainage 
Systems (SUDS) in order to reduce surface water run-off and ensure such run-off is 
managed as close to its source as possible subject to local geology and groundwater 
levels". 
 

3.7.44 The site is located within Flood Zone 1 which is classed as low risk. The application 
is accompanied by a Flood Risk Assessment and SUDS report (Nimbus Engineering 
Consultants; ref: C2603-R1-REV-B; dated: December 2021). This has been 
assessed by the Council's Lead Local Flood Authority who following the request and 
receipt of further details (i.e. technical drawings titled: Post-Development 
Impermeable Areas & Exceedance drawing reference: C2603-02 Rev E; Ground 
Level Surface Water & Suds Network Layout Plan drawing reference: C2603-02 Rev 
D; and, Basement Level Surface Water Network & Suds Outline Plan drawing 
reference: C2603- 04 Rev D, have raised no objection to the development.  
 

3.7.45 In light of the above, Officers are satisfied that the proposed development would 
satisfactorily manage flood risk on and adjacent to the site in accordance with London 
Plan and Local Plan policy requirements. A condition is recommended that the 
scheme be carried out in full accordance with the considered details. 
 
Water Consumption 
 

3.7.46 In terms of water consumption, a condition would be recommended in the event 
planning permission is granted to require each unit to receive water through a water 
meter, and be constructed with water saving and efficiency measures to facilitate the 
objective of minimising the level of water used by the future occupiers and 
development in general, to ensure the proposal accords with Barnet's Core Strategy 
(2012) Policy CS13 and Policy SI5 of the London Plan (2021). 
 

3.7.47 The proposed development, subject to conditions, would therefore meet the 
necessary sustainability and efficiency requirements of the London Plan (2021). 
 
Secure by Design 
 

3.7.48 Policy DM01 requires that the principles set out in the national Police initiative, 
'Secure by Design' should be considered in development proposals. The proposed 
development was subject to consultation with the Metropolitan Police Service who 
have raised no objections subject to the standard condition. Therefore, a condition 
would be attached to any permission requiring the proposed development to achieve 
Secure By Design Accreditation.    
 

3.7.49 Environmental Health have considered the potential for contaminated land being 



present on site and the associated risks to the future occupiers. They have concluded 
that land contamination would not be an issue on this site and therefore no 
investigative studies or remediation would be required. 
   

3.8  Fire Safety 
 

3.8.1 Paragraph 3.12.1 of the Mayor's London Plan (2021) states that fire safety of 
developments should be considered from the outset. Although such matters are 
covered by Part B of the Building Regulations, Para 3.12.2 further states that it is 
necessary that development proposals achieve the highest standards of fire safety, 
to reduce risk to life, minimise risk of fire spread, and provide suitable and convenient 
means of escape that building users can have confidence in. In essence, the fire 
safety should be integral to the design process of development, before it has obtained 
planning permission and thereby before any building control application is made. 
 

3.8.2 A fire statement (Ref: AF2470; Issue: 02; 16/12/2021; produced by Ashton Fire) has 
been submitted with the application. London Fire and Rescue Service were consulted 
on the application and did not raise any objections. A condition recommending 
compliance with the submitted Fire Statement is attached to this recommendation.  

 
 

3.9 Skills & Employment Opportunities 
 

3.9.1 Policy CS15 of the adopted Barnet Local Plan Core Strategy (2012) establishes that 
the Council will use planning obligations, where appropriate, alongside other suitable 
funding mechanisms to support the delivery of infrastructure, facilities and services 
to meet needs generated by development and mitigate the impact of development.  
 

3.9.2 With regard to skills, employment and training opportunities, the Council’s adopted 
Delivering Skills, Employment, Enterprise and Training from Development through 
S.106 SPD (2014) provides the method for calculating the number opportunities (i.e. 
jobs, apprenticeships, local labour/materials, work experience etc) that a proposed 
development should deliver, based on the construction value of the scheme. This 
scheme by its nature has an inherently high build cost of approximately £93.49m, 
however, this value is not reflective of the scale of the scheme and consequently the 
non-financial outputs are not realistic: 
 

 
 

3.9.3 Furthermore, given that the scheme has demonstrated viability issues, as discussed 
earlier within the affordable housing section of this report, a payment in lieu 
(estimated £1.04m) of the above would impact the viability of the scheme further. 
 

3.9.4 Officers have considered other examples where this has been an issue, in particular 
Barons Court at 56 The Bishop’s Avenue. In this example the obligations were 



reduced by 50%, in light of the scale and build-out timescales. This is considered to 
be a reasonable and proportionate approach that can be applied to the scheme 
being considered here. As such, subject to a Section 106 agreement, the scheme 
should reasonably be capable of delivering the following:: 
 
Part 1a – Non-financial obligations Outputs 

a) Progression in Employment (unemployed under 6mths) 5 
b) Progression into Employment (unemployed over 6 

months) 
3 

c) Apprenticeships (min NVQ Level 2) 8 
d) Work experience (min 10 days) 11 
e) School/college/university site visits 93 
f) School/college workshops 52 
g) Local labour 10 
h) Local supplier requirements 2 

 
 

3.9.5 The above are considered to be more proportionate figures, which subject to the 
appropriate heads of terms can be commuted to payments in lieu, should the non-
financial obligations not be met. Officers consider these to be a fair and reasonable 
obligations, relative to the scale of the proposals, and they will ensure that much 
needed employment, skills and business opportunities are provided to the Borough, 
in accordance with Policy CS15 of the adopted Barnet   Local Plan Core Strategy 
(2012). 
 

3.10 Equality and Diversity Issues 
 

3.10.1 Section 149 of the Equality Act 2010, which came into force on 5th April 2011, 
imposes important duties on public authorities in the exercise of their functions, 
including a duty to have regard to the need to: 

 
o "(a) eliminate discrimination, harassment, victimisation and any other 

conduct that is prohibited by or under this Act; 
o (b) advance equality of opportunity between persons who share a relevant 

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

characteristic and persons who do not share it." 
 

3.10.2 For the purposes of this obligation the term "protected characteristic" includes: 
o  age; 
o disability; 
o gender reassignment; 
o pregnancy and maternity; 
o  race; 
o religion or belief; 
o sex; and 
o sexual orientation. 
 

3.10.3 Officers have, in considering this application and preparing this report, had regard to 
the requirements of this section and have concluded that a decision to grant planning 
permission for these proposed amendments will comply with the Council's statutory 
duty under this important legislation. 



 
3.10.4 The sites are accessible by various modes of transport, including by foot, bicycle, 

public transport and private car, thus providing a range of transport choices for all 
users of the site. 
 

3.10.5 A minimum of 10% of units will be wheelchair adaptable across the development. 
 

3.10.6 As per the parent applications, the proposals continue to include level, step-free 
pedestrian approaches to the main entrances to the building to ensure that all 
occupiers and visitors of the development can move freely in and around the public 
and private communal spaces. Dedicated parking spaces for people with a disability 
will be provided in locations convenient to the entrances to the parking area. 
 

3.10.7 The proposals are therefore considered to be in accordance with national, regional 
and local policy by establishing an inclusive design, providing an environment which 
is accessible to all. 
 

3.10.8 Overall, it is considered that the proposals do not conflict with either Barnet Council's 
Equalities Policy or the commitments set in the Equality Scheme and supports the 
Council in meeting its statutory equality responsibilities. 

 
3.11 The Planning Balance 

 
3.11.1 In accordance with paragraph 202 of the NPPF (2021), the harm identified to the 

significance of the HGSTBA Conservation Area should be weighed against the public 
benefits of the proposal.  
 

3.11.2 The special significance of Zone 3 of HGSTBA Conservation Area is defined by the 
presence of large mansion style houses, that are set within large generous plots. The 
distinct issue which is clearly evident to Officers, when visiting this part of the street, 
is that many of these properties are vacant and derelict and have been for a 
significant period of time. There is no longer a demand for single family properties of 
this scale, and as such, it is it is likely that they will remain unoccupied without 
appropriate intervention. In recent times, this has lead to reported incidences of site 
security breaches, antisocial behaviour, vandalism and in the case of The Towers, 
alleged arson of the site (which continues to be investigated at the time of writing). 
 

3.11.3 The harm identified as a result of the proposal is: 
 

o Harm to the special significance of the HGSTBA Conservation Area. 
However, the harm is considered to be low as the evidence provided within 
the Heritage Statement demonstrates that the original building that was on 
site and which had a more positive contribution, was replaced by a number 
of previous buildings, including the current one in 1992; 

o Provision of a new flatted development in land-use terms in an area defined 
by mansion style houses on very large plots; and 

o Increased built footprint and massing on the site, in comparison to the 
single family dwellings that historically sat within their larger site curtilage.  

 
3.11.4 In the terms of the NPPF framework, this would represent less than substantial harm 

to the significance of the designated heritage (i.e. the Conservation Area). As 
required by section 72 of the Planning (Listed Buildings and Conservation Areas) Act 
1990, special attention should be given to the desirability of preserving or enhancing 



the character and appearance of that area. In line with paragraph 202 of the NPPF 
this harm should be weighed against the public benefits of the proposal.  
 

3.11.5 The proposed benefits of the scheme are: 
 

o Redevelopment of a vacant and deteriorating (and currently burnt out and 
structurally unsafe) site; 

o £1.5m payment in lieu of on-site affordable housing; 
o Provision of a high quality built development which is considered to improve 

and enhance the visual appearance of the site, the street scene and the 
conservation area; 

o Provision of 65no. residential homes towards the Borough's housing 
targets; 

o Increased security within the street due to site being occupied by residents; 
o Scheme will provide economic benefits in terms of jobs, income from CIL, 

S106 obligations for financial contributions and skills and employment, 
improvement to local greenspaces/parks, and council tax income. 

 
3.11.6 On balance, Officers give significant weight towards the current state and decline of 

this area of The Bishops Avenue and the need for intervention to ensure the street is 
revitalised with a greater provision of new homes. Significant weight is also attributed 
to the improvement in security from a site being occupied, thereby reducing / 
deterring anti-social behaviour and unlawful crimes. Also, significant weight is also 
attached to the £1,500,000.00 contribution to off-site affordable housing provision, 
which has the potential to unlock a greater value affordable housing scheme(s) within 
the Council’s current affordable housing project pipeline. Furthermore, the proposed 
development is considered to be of high-quality in architectural terms. Whilst a level 
of harm has been identified above, Officers having taken a balanced judgement, 
consider that the proposed benefits would outweigh the less than substantial harm to 
the character and significance of Zone 3 of the HGSTBA Conservation Area and also 
consider that in the longer term, the proposal will make a positive contribution to the 
sustained vibrance and enhancement of the Conservation Area.  
 

3.11.7 Having taken into account all of the material considerations, Under Section 72(1) of 
the Planning (Listed Building and Conservation Areas) Act 1990, Officers note that 
special attention should be paid to the desirability of preserving or enhancing the 
character or appearance of the conservation area. In this regard, it is considered that 
there is no substantial harm to the preservation of the conservation area as a result 
of the proposal and is therefore acceptable having regard to the provisions of Barnet 
Local Plan Policy DM06, policies within section 16 of the NPPF (2021), and Section 
72 of the Planning (Listed Building and Conservation Areas) Act 1990.  
 

4 Conclusion 
 

4.1.1 Having taken all material considerations into account, it is considered that there is 
level of harm due to the loss of the existing locally listed building and impact on the 
conservation area by virtue of the built form and land-use. However, the proposed 
development would be of a high quality and would contribute to the improvement of 
the visual appearance of the site which has been vacant and deteriorating for a 
considerable number of years. No demonstrably adverse harm has been identified in 
terms of neighbouring amenity and highways. Therefore, on balance of the 
consideration of all relevant matters, this application is therefore recommended for 
approval following the completion of a legal agreement and suitable conditions. 



 
 
 
Site Location Plan(s): 
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