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planning report GLA/0543h/02  

20 April 2020 

Grahame Park Estate, Plots 10, 11 and 12 
in the London Borough of Barnet 

planning application no. 19/5493/OUT  

Strategic planning application stage 2 referral 

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 2007; Town 
& Country Planning (Mayor of London) Order 2008. 

The proposal 

Estate regeneration comprising demolition and redevelopment to construct up to 2,088 residential units 
and up to 5,950 sq.m. of flexible non-residential use, within buildings ranging in height from 3 to 15 
storeys, together with associated parking and landscaping. 

The applicant 

The applicant is Choices for Grahame Park and the architect is Patel Taylor. 

Key dates 

Mayoral direction to refuse planning permission (on previous scheme): 18 December 2017 
Pre-application meetings: 9 May 2019, 4 July 2019, 18 July 2019  
Stage 1 representation issued: 10 December 2019  
Barnet Council Planning Committee: 2 March 2020    

Strategic issues summary 

Principle of estate regeneration: The application fully accords with the Mayor’s key principles for estate 
regeneration. The like for like replacement social rented floorspace would be secured, with an overall 
increase in low cost rent (social rent/London Affordable Rent) accommodation by floorspace and habitable 
rooms. The phased replacement and enhancement of social infrastructure has been secured, as has 
improvements to Heybourne Park (paragraphs 9 to 10).  

Housing and affordable housing: 50% affordable housing by habitable room, comprising a 38:62 tenure 
split between social rent/London Affordable Rent and intermediate shared ownership has been verified as 
the maximum viable level of affordable housing. The baseline affordable housing provision and affordability 
levels has been secured by Section 106, together with early, mid (x 2) and late stage viability review 
mechanisms. Play space provision is secured by condition (paragraphs 11 to 13).  

Outstanding issues relating to urban design, heritage and climate change have been resolved 
(paragraphs 14 to 18). 

Transport: Financial contributions towards bus capacity and Colindale Station improvements have been 
secured to mitigate the public transport impacts of the scheme (totalling £900,000). Other conditions and 
obligations have been secured (paragraphs 19-24).  

The Council’s decision 

Barnet Council has resolved to grant permission, subject to conditions and a Section 106 agreement. 

Recommendation 

That Barnet Council be advised that the Mayor is content for it to determine the application itself, subject 
to any action that the Secretary of State may take, and does not therefore wish to direct refusal or direct 
that he is to be the local planning authority.  
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Context 
 
1 On 31 October 2019, the Mayor of London received documents from Barnet Council notifying 
him of a planning application of potential strategic importance to develop the above site for the above 
uses.  

2 The application was referred under the following categories of the Schedule to the Order 
2008:  

• Category 1A: “Development which comprises or includes the provision of more than 150 
houses, flats, or houses and flats”. 

• Category 1B(c): “Development (other than development which only comprises the provision of 
houses, flats, or houses and flats) which comprises or includes the erection of a building or 
buildings - outside Central London and with a total floorspace of more than 15,000 square 
metres.” 

• Category 1C: “Development which comprises or includes the erection of a building of…more 
than 30 metres high and is outside the City of London.” 

• Category 3A: “Development which is likely to— (a) result in the loss of more than 200 houses, 
flats, or houses and flats (irrespective of whether the development would entail also the 
provision of new houses or flats).” 
 

3 On 10 December 2019, the Mayor considered planning report GLA/0543h/01 and 
subsequently advised Barnet Council that the application did not fully comply with the London Plan 
and draft London Plan, but that the possible remedies set out in paragraph 93 of that report could 
address these deficiencies.   

4 A copy of the above-mentioned report is attached. The essentials of the case with regard to 
the proposal, the site, case history, strategic planning issues and relevant policies and guidance 
are as set out therein, unless otherwise stated in this report. On 2 March 2020, Barnet Council 
resolved to grant planning permission subject to planning conditions and conclusion of a Section 
106 agreement. The Council formally referred the application back to the Mayor on 7 April 2020. 
Under the provisions of Article 5 of the Town & Country Planning (Mayor of London) Order 2008 the 
Mayor may allow the draft decision to proceed unchanged; direct the Council under Article 6 to 
refuse the application; or, issue a direction to the Council under Article 7 that he is to act as the 
Local Planning Authority for the purposes of determining the application (and any connected 
application).  The Mayor has until 20 April 2020 to notify the Council of his decision and to issue 
any direction.   

5 The environmental information for the purposes of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 has been taken into account in the 
consideration of this case. 

6 The Mayor of London’s statement on this case will be made available on the GLA website, 
www.london.gov.uk. 

Case history 

7 As set out in the case history section of the Mayor’s initial Stage 1 consultation response, the 
Mayor directed refusal on the previous application1 for the site for the following reasons:  

                                                 
1 LPA ref: 17/2840/OUT; GLA ref: D&P/0543g 

http://www.london.gov.uk/
http://www.london.gov.uk/
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• Affordable housing provision: The application demonstrably fails to replace the existing 
affordable housing on either a unit, floorspace or habitable room basis, and results in the loss of 
257 existing social rented units. The proposals are therefore contrary to London Plan Policy 
3.14, draft London Plan Policy H10, the Mayor’s Affordable Housing and Viability SPG and the 
Mayors draft Good Practice Guide to Estate Regeneration. 

• Transport: In the absence of a planning obligation that provides a minimum of £840,000 to 
deliver additional bus capacity, the impact of additional peak hour trips on the bus network in 
this area remain unmitigated and are likely to have an unacceptable impact on the public 
transport network, as well as failing to ensure that alternatives to the private car are accessible 
and appealing, contrary to London Plan policies 6.3 and 8.2 and draft London Plan policies T3 
and DF1. 

Consultation stage issues summary 

8 At consultation stage on this application, Barnet Council was advised that the application 
did not fully comply with London Plan and draft London Plan for the reasons set out below: 

• Principle of estate regeneration: The application complies with the requirement for the like 
for like replacement social rented floorspace and would provide an increase in terms of social 
rent accommodation by floorspace and habitable rooms.  

• Land use principle: Further housing intensification of the site is supported, as is the 
proposed quantum of flexible commercial and employment use. The approach to social 
infrastructure reprovision is supported, subject to further discussion on the wording of any 
Section 106 agreement. Amendments to Heybourne Park would result in a net loss of open 
space; however, this is acceptable given the overall net increase in open space proposed 
across the site and the comprehensive qualitative landscape improvements proposed to the 
park itself.   

• Housing and affordable housing: 50% affordable housing by habitable room, comprising a 
38:62 tenure split between social rent/London Affordable Rent and intermediate shared 
ownership is supported in principle, subject to this being verified as the maximum viable level 
of affordable housing and further discussion on any Section 106 agreement to ensure the 
affordable housing is secured in perpetuity. Early, Mid and Late Stage Viability Review 
Mechanisms should be secured given the size and timescales for the development. 
Affordability levels for shared ownership and low cost rent units should be confirmed and 
secured. 

• Urban design and heritage: The design, layout, density, height and massing of the proposed 
scheme is strongly supported and the proposed development would not harm heritage assets. 

• Climate change: The applicant’s strategies in relation to energy, drainage and urban greening 
are supported subject to conditions and obligations being secured.  

• Transport: Car parking and cycle parking would comply with the draft London Plan. A financial 
contribution of £900,000 is required to mitigate the impact on bus capacity (via two phased 
payments). A contribution of £160,000 is required towards improvements to Colindale station to 
mitigate the impact of the scheme. Conditions are required in relation to bus stop location and 
design, construction management and logistics, deliveries and servicing, travel planning and car 
parking and cycle parking. 

Strategic planning policy and guidance update 

9 The following policies and guidance are now material considerations: 
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• The London Plan (Intend to Publish Version, December 2019), which should be taken into 
account on the basis explained in paragraph 48 of the NPPF. 

• On 13 March 2020 the Secretary of State issued a set of Directions under Section 337 of the 
Greater London Authority Act 1999 (as amended) and this has been taken into account by the 
Mayor as a material consideration when considering this report and the officer’s 
recommendation, where relevant. 

Application update 

10 Since consultation stage, GLA officers have engaged in joint discussions with the applicant, 
the Council, and Transport for London (TfL) officers, with a view to addressing the above matters. 
Furthermore, as part of Barnet Council’s draft decision on the case, various planning conditions and 
obligations have been secured to address the above concerns and ensure that the development is 
acceptable in planning terms. An update of issues raised at consultation stage is set out below. 

 
Principle of estate regeneration 

11 At consultation stage, the principle of the demolition and comprehensive development and 
housing intensification of the site was supported, as having reviewed the new application against 
the Mayor’s key principles for estate regeneration, GLA officers concluded that scheme would 
comply with these requirements, as set out in the London Plan, the Mayor’s Intend to Publish 
London Plan and GPGER. In summary, the like for like replacement of existing social rented 
floorspace is proposed, with an increase in social rent accommodation by floorspace, in 
accordance with the above strategic policies and guidance. As required by the Mayor’s Intend to 
Publish London Plan, the replacement social rent units that are subject to a ‘right to return’ would 
be replaced with social rent tenure units, with the remaining social rent units which are not subject 
to a right to return (as these are on short-term non-secure tenancies) replaced with London 
Affordable Rent (LAR) units. This approach is acceptable. The phasing of affordable housing 
delivery was also considered acceptable, as was the consultation and engagement process 
undertaken. 
 
12 As requested in the Mayor’s initial Stage 1 consultation response, the Section 106 
agreement would secure, as a minimum, the agreed quantum of replacement low cost rent (social 
rent / LAR) affordable housing provision in terms of floorspace. Appropriate affordable housing 
delivery triggers have also been included in the S106 to ensure the provision of the agreed 
quantum of low cost rent affordable housing units in each of the three phases of the scheme linked 
to the occupation of market units.   
 
13 As such, the application fully accords with the Mayor’s key principles for estate regeneration 
as set out in the strategic policies and guidance mentioned above and satisfactorily addresses the 
Mayor’s first reason for refusal on the previous planning application.  
 

Land use principle 

14 As set out above, in land use terms the principle of the comprehensive mixed use 
redevelopment and housing intensification of the site alongside the phased reprovision and 
enhancement of social infrastructure and Heybourne Park was supported at Stage 1, subject to 
this being appropriately secured by condition or obligation.  

15 The reprovision of the existing community centre, nursery and health centre would be 
appropriately secured via the Section 106 agreement. The Section 106 agreement also ensures 
that the existing facilities cannot be demolished until the replacement and/or expanded facilities 
are provided. Overall, the approach to social infrastructure is acceptable and accords with the 
requirements of the London Plan and the Mayor’s Intend to Publish London Plan. 
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16 The Council’s draft decision notice includes appropriate conditions relating to the outline 
component of the scheme to ensure that the agreed land use strategy for the site is delivered, as 
set out in the planning application documents. Subsequent Reserved Matters Applications need to 
comply with parameter plan and guidelines in terms of the overall location and quantum of 
residential and non-residential use, with minimum requirements set out for the quantum of Class 
D1 community use and with scope for the existing public house to be replaced by up to 250 sq.m. 
of drinking establishment use. The improvements to Heybourne Park have also been 
appropriately secured in the Section 106 agreement, as set out below. The application is therefore 
acceptable in land use terms.  

Housing and affordable housing 

17 At Stage 1, the applicant’s 50% affordable housing offer was supported in principle, subject 
to this being demonstrated as being the maximum viable level of affordable housing that the 
scheme can deliver and further discussion and agreement on the detail of the tenure and 
affordability definitions, clauses and review mechanisms to be included in the Section 106.  
 
18 The applicant’s initial Financial Viability Appraisal (FVA) indicated that, based on the 
assumed revenue and costs, the scheme is expected to generate a substantial viability gap, with a 
residual profit level of £61.4 million, equivalent to 8.1% of Gross Development Value (GDV) of the 
scheme. Having reviewed the FVA at Stage 1, GLA officers did not accept all of the assumptions 
applied. The applicant included a target return of 20% on GDV for market housing in its original 
FVA report which GLA officers considered to be excessive, albeit no return was included in the 
initial FVA for affordable housing. Further information and justification was also required in relation 
to the assumed construction, site assembly and ongoing project management costs, as well a 
number of other assumptions in the FVA.  
 
19 As requested, the applicant has provided an updated FVA taking into account the GLA’s 
initial comments and to reflect updated S106 requirements and associated costs. The applicant has 
now adopted a blended target return of 14% on GDV for all residential units. This is considered to 
reasonable in this particular instance, taking into account the complexity, upfront costs and risk 
profile associated with this long-term project. This generates a moderately higher level of return 
(£66.2m 8.77% of GDV); however, this is not sufficient to generate any additional on-site affordable 
housing or tenure changes in the proposed scheme, with the FVA showing the scheme would 
generate deficit of £39.22 million based on current values and costs. On this basis, GLA officers 
have concluded that the scheme is delivering the maximum viable level of affordable housing and 
that a deficit arises based on current day values and costs. The FVA, together with the GLA’s 
viability review should now be published on the Council’s website, in line with the Mayor’s 
transparency objectives as set out in the Affordable Housing & Viability SPG. 
 
20  Given the long-term nature of the scheme, the applicant has however agreed to the 
inclusion of two mid-term viability reviews, in addition to an early review, and a late viability review. 
These will assess changing values and costs over the lifetime of the development and whether 
additional low cost rent housing can be provided (switched from intermediate housing); and, 
following this, whether additional affordable housing (low cost rent and intermediate) can be 
provided (instead of market housing). The Section 106 agreement also provides the flexibility for 
the intermediate housing (which is envisaged to be shared ownership) to be provided as London 
Living Rent. 
 
21 As set out above and outlined in more detail below, the Section 106 agreement secures the 
baseline affordable housing position in terms of the required replacement low cost tenure affordable 
housing floorspace and its phasing and delivery, as well as the agreed overall percentage and 
tenure of affordable housing by unit and habitable room. The S106 includes appropriate definitions 
and affordability requirements for all affordable housing tenures which accord with the Mayor’s 
definitions for ‘genuinely affordable housing’, as requested at pre-application stage and set out in 
the Mayor in his Stage 1 consultation response. In relation to service charges applied to low-cost 
rent housing, the S106 requires these to be submitted to and agreed in writing by the Council. 
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22 The play space strategy was considered acceptable at Stage 1. Conditions included in the 
Council’s decision notice require the detail of play space and landscaping to be approved for later 
Reserved Matters Applications, in line with design guidelines, and delivered prior to occupation. 
 
23 As such, the application accords with the housing and affordable housing policies in the 
London Plan and the Mayor’s Intend to Publish London Plan. 
 

Equality     
 
24        London Plan Policy 3.1 seeks to ensure that development proposals protect and enhance 
facilities and services that meet the need of particular groups and communities and resists their 
loss without adequate justification or reprovision. Objective GG1 of the Mayor’s Intend to Publish 
London Plan seeks to support and promote the creation of an inclusive city to address inequality.  
More generally, the Equality Act 2010 places a duty on public bodies, including the GLA and local 
authorities, in the exercise of their functions, to have due regard to the need to advance equality of 
opportunity between persons who share a relevant protected characteristic and persons who do not 
share it. This requirement includes removing or minimising disadvantages suffered by persons who 
share a relevant protected characteristic that are connected to that characteristic and taking steps 
to meet the needs of persons who share a relevant protected characteristic that are different from 
the needs of persons who do not share it.  
 
25       The applicant has submitted an Equalities Impact Assessment post-submission which 
considers the impacts of the proposed development (both temporary and permanent) on the 
various ‘protected groups’ under the Equalities Act. This includes age, disability, race/ethnicity, 
gender, gender reassignment, pregnancy and maternity, religion or belief and sexual orientation. 
The main impacts associated with the scheme are associated with: the rehousing of secure tenants 
on long-term tenancies; the rehousing of the non-secure tenants on temporary tenancies (349 
households) by Barnet Council; the demolition and construction of the scheme, including temporary 
changes to access and open space; and the phased reprovision and relocation of social 
infrastructure.  
 
26       Whilst there would be some negative impacts associated with these works, these are mostly 
all temporary in nature and would be mitigated appropriately by either then phasing approach or the 
planning conditions obligations proposed by the Council. Furthermore, over the medium to longer-
term, the impact of the development on protected groups would be positive by providing significant 
qualitative improvements to the quality and accessibility of the existing residential accommodation, 
social infrastructure facilities, open space, the overall design, layout and permeability of the estate, 
and in terms of public transport access and capacity and the walking and cycling network. 
Therefore, having regard to the above statutory and planning policy framework, GLA officers 
consider that the resolution to grant planning permission for the proposed development accords 
with the relevant statutory duties as set out in the Equalities Act, a conclusion which has also been 
reached by Barnet Council officers. 
 

Urban design  

27 The density, design, layout and massing of the scheme was strongly supported at 
consultation stage and it was welcomed that the scheme had been subject to local design review 
and an iterative GLA pre-application process. Overall, GLA officers consider that the Patel Taylor 
masterplan responds positively to the design objectives set out in the London Plan and the Mayor’s 
Intend to Publish London Plan and fully addresses the issues raised on the previous application in 
respect of optimising the overall and affordable housing capacity of the site. 
 
28 Subsequent detailed reserved matters applications (RMAs) will be brought forwards for 
Plots B to Q in relation to matters of scale, layout, landscaping and appearance, which would not 
be referred to the Mayor. The RMAs would be guided by a design guideline document and 
parameter plans, which set out mandatory and advisory design rules and specifications. This has 
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been secured by condition. The content of which has been subject to discussion and assessment at 
pre-application and application stage and is strongly supported by GLA officers.  
 
29 Further planning conditions have been included in the Council’s decision notice relating to 
secure the detailed element of the scheme in accordance with the approved plans and in relation to 
the layout, landscaping, scale, design and appearance of outline phases of the scheme and to 
ensure that the Mayor’s accessible and inclusive design standards are achieved. RMAs are 
required by condition to submit for approval an independent fire strategy produced by a suitably 
qualified assessor, taking into account the outline strategy submitted. As such, the urban design, 
inclusive design and housing design policies in the London Plan and the Mayor’s Intend to publish 
London Plan. 
 

Heritage 

 
30 Having considered the application documents and site and surroundings, GLA officers 
consider that the proposals would not give rise to any harm in relation to the surrounding heritage 
assets set out in paragraph 8 of that report. GLA officers note that Barnet Council have reached 
similar conclusions in their assessment of the application.  
 

Climate change 
 
Energy 
 
31 GLA officers supported the energy strategy at Stage 1 and concluded that the energy 
hierarchy has been followed. The required carbon offset payment has been secured in the Section 
106 agreement, together with an obligation to allow for a future possible connection to the proposed 
Colindale District Heating Network. Similarly, the sustainable urban drainage strategy proposed 
was supported by GLA officers and has been secured by condition. The approach to urban 
greening was supported and the proposed landscape strategy and tree replacement strategy was 
also considered acceptable, significantly exceeding the relevant Urban Greening Factor (UGF) 
benchmark and this has been secured by condition, with Heybourne Park improvements secured 
by obligation. As such, the application accords with the climate change policies in the London Plan 
and the Mayor’s Intend to Publish London Plan. 
 

Transport 
 
32 The proposed car parking ratio (0.41 spaces per unit) was considered acceptable at Stage 
1. As requested at the consultation stage, a Parking Design and Management Plan would be 
secured by planning condition. The Section 106 agreement would secure a study to consider 
implementing a bespoke Controlled Parking Zone (CPZ) on adopted roads within the Grahame 
Park Estate. The funding of this study and the associated implementation costs would be met by 
the applicant, with CPZ restrictions for future residents also secured in the Section 106 agreement.  
 
33 The proposed level of cycle parking complies with the Intend to Publish London Plan and, in 
line with the Mayor’s initial Stage 1 consultation response, the Council has included a condition to 
ensure that the design of cycle parking provision complies with the London Cycle Design Standards 
(LCDS), in terms of minimum aisle widths and provision for 5% non-standard cycle spaces and 
permanently retained thereafter. This is acceptable. 
 
34 The Mayor’s initial Stage 1 consultation response required financial contributions towards 
bus capacity mitigation and to support the delivery of the major upgrade scheme for Colindale 
Station. As set out in more detail below, these have both been secured as part of a £900,000 
financial contribution towards public transport improvements, paid over two £450,000 instalments. 
The first payment would be due on occupation of 631 residential units, with the later payment linked 
to the construction of the new bus link road and TfL’s acceptance that this has been designed 
appropriately for operating bus services, following a ‘bus test’. The Section 106 agreement allows a 
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maximum of £160,000 of the second public transport contribution to be allocated towards upgrading 
Colindale Station.   
 
35 The section 106 agreement also provides for pedestrian and cycle improvements which will 
be implemented in accordance with Healthy Streets guidance. Changes to bus stops will be 
delivered through section 278 agreement. The approach to the Travel Plan, Deliveries and 
Servicing and Construction Logistic Planning is acceptable to TfL and we welcome that these are 
secured.  
 
36 Overall, the application complies with the strategic transport policies in the London Plan and 
the Mayor’s Intend to publish London Plan. 

Response to consultation 
 
Response from neighbours 
 
37 Barnet Council undertook public consultation on the planning application in accordance with 
the statutory and Council requirements by displaying a site notice and advertising the application 
via a press notice and sending consultation notification letters sent to neighbouring properties. The 
Council received a total of 12 representations on the application from neighbours, including 7 
objections and 3 letters of support and a petition against the proposed development which is signed 
by 55 individuals.  
 
38 The representations objecting to the scheme can be summarised as follows: 

• density, scale and height of the proposal excessive and not in keeping with the area 

• loss of privacy and overlooking of neighbouring properties 

• impact on daylight and sunlight to neighbouring properties 

• impact of the volume of development on local public transport infrastructure 

• inadequate parking provision in development 

• impact on traffic generation and road safety as a result of the development 

• noise disturbance during demolition and construction 

• noise disturbance as a result in increased population and traffic generation 

• loss of genuine affordable housing, all existing residents (including non-secured 
tenants) should be rehoused on the estate 

• lack of transparency with residents 

• orientation of parking entrances to the existing houses on Great Field with corresponding 
traffic, road safety and pollution concerns  

• lack of local services to support growth in population including GP’s and schools 

• shops should be re-provided to replace those lost 

• removal of existing trees around existing car park on Plot A 

• limited green space in redevelopment 

• wind impacts 

• roads should be wider 

• safety issues of pond in the park 

• impact on TV signals 

• relationship of development to St Margaret’s Church in relation to accuracy of plans, privacy 
and security 

• relationship of this proposal to future proposals in Douglas Bader Estate.  
 
39 Representations supporting the scheme made the following points: 

• it is exciting to see the project moving forwards 

• the estate has seen better days and needs redevelopment  

40 No comments were received from neighbouring associations and other non-statutory 
bodies. 
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Objection from Andrew Dismore London Assembly Member 

41 An objection to the application was received by Andrew Dismore AM on the following 
grounds: 

• Unacceptable loss of genuinely affordable homes and replacement of homes which are not 
truly affordable and concerns that existing residents in temporary accommodation would be 
rehoused and are unlikely to afford the proposed properties. 

• Extremely poor quality design. Overdevelopment and unsustainable population density in a 
suburban location with poor public transport facilities.  

• Lack of local services to cope with vast expansion in the population in terms of GP services, 
school places and transport links.  

• Limited green space available for residents to use and enjoy. 

• Lack of parking  

• Height of 10/11 storeys is completely unacceptable and breaks promises made to residents. 

• Daylight /sunlight impacts 
  

Response from statutory and non-statutory bodies 

42 The following responses were received from statutory consultees and other organisations: 

• Environment Agency: No objection, subject to conditions and informatives (which have 
been included in the Council’s decision notice). 

• Highways England: No objection. 

• English Heritage Archaeology: The site is previously developed and outside of an 
Archaeological Priority Area with no recorded archaeological interest. No further 
assessment or conditions are necessary. 

• Natural England: No objection, reference made to standing advice. 

• National Grid: No objection, subject to conditions and informatives (which have been 
included in the Council’s decision notice).  

• Thames Water: No objection, subject to conditions relating to waste water and surface 
water discharge (which have been included in the Council’s decision notice).  

• Brent Council: No objection. 

• Metropolitan Police Crime Prevention Design Officer: Detailed comments provided in 
relation to secure by design / designing out crime, taking into account the layout and design 
issues on the existing estate. No objection subject to condition that each phase achieves 
Secure By Design accreditation prior to occupation (which have been included in the 
Council’s decision notice). 

Direct representations to the Mayor 
 
43 On 17 January 2020, the Mayor received direct representations from Mattijs Merkies – a 
local resident on Great Field to the north of Plot A. This correspondence included the same petition 
signed by 55 individuals which is entitled ‘Residents’ petition against the redevelopment of 
Grahame Park, Plot A, comprising the erection of 5 buildings between 3 and 11 storeys and 
associated parking garages’. The petition letter objects to the proposals on the grounds of building 
heights, daylight/sunlight and visual impacts, privacy, traffic generation, noise and air quality 
impacts, parking pressures, road safety, loss of trees, reduction in open space,  
the consultation and engagement process undertaken with local residents, the location of 
entrance/exits servicing car parking which would face terraced houses on Great Field.  
 
Consultation conclusion 
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44 Having considered the above consultation responses, Barnet Council has provided specific 
responses within its Committee Report published on 2 March 2020 and the addendum dated 2 
March 2020, and the Council has proposed various planning conditions and Section 106 obligations 
in response to the issues raised. Having had regard to these, GLA officers are satisfied that the 
statutory and non-statutory responses to the public consultation process do not raise any material 
planning issues of strategic importance that have not already been considered in this report, or 
consultation stage report GLA/0543h/01. 

 
Draft section 106 agreement 
 
45 The Section 106 agreement will secure the following key provisions: 

Affordable housing 

• Baseline affordable housing provision of 50% by habitable rooms, comprising a 38:62 
tenure split between low cost rent housing (social rent/ LAR) and with low cost rented 
floorspace not being less than the required 21,289 sq.m. 

• Affordable housing delivery within the detailed component of the scheme (Plot A), 
comprising 33 social rent units, 27 LAR units and 149 intermediate housing units, in 
accordance with the detailed mix and approved plan. 

• off-site social rent units secured in perpetuity - occupation of the 8 dwellings acquired 
by the applicant within the wider estate, as listed by address within the S106 
agreement. 

• Definitions and affordability requirements for all affordable housing tenures, in line with 
the Mayor’s definitions for ‘genuinely affordable housing’. 

• Early, mid (x 2) and late review mechanisms, in line with the Mayor’s Affordable 
Housing and Viability SPG, as set out in more detail above, with formulas prioritising the 
provision of additional LAR to achieve a more policy compliant tenure mix, either 
through the conversion of intermediate units or private units.      

• Requirements and provisions in relation to service charges. 

Transport  

• £900,000 financial contribution towards public transport improvements to be paid in two 
instalments, of which £160,000 can be used towards Colindale Station improvements. 

• the first public transport payment (£450,000) required prior to the occupation of 631 
residential units.   

• the second public transport payment (£450,000) paid following the approval of the New 
Road is suitable for a bus operated by TfL, following a bus test undertaken by TfL and 
following the delivery of any necessary remedial works required to enable the operation 
of an effective bus service. 

• £105,000 payment towards a bespoke CPZ study for adopted roads within the estate, 
together with implementation costs, paid in three phases after the occupation of 200, 
429 and 1,288 residential units. 

• Residential and non-residential Travel Plans and monitoring fees. 

• Travel plan incentives for each first resident comprising £300 travel vouchers for use 
towards oyster cards, cycle vouchers, or car club membership/hire. 

• Reasonable endeavours to establish and promote a car club scheme with at least 2 car 
parking spaces reserved for a car club (unless this cannot be secured).  

• Financial contribution of £150,000 towards off-site pedestrian and cycle route 
improvements towards Mill Hill Broadway and at Martlesham Walk. 
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Community facilities 

• Completion of the new community centre prior to the demolition of the existing 
community centre, in accordance with the specification agreed with the Council and its 
continued use within Class D2, with costs capped at £3.2 million.  

• Completion of the nursery prior to the demolition of the existing nursery, in accordance 
with the specification agreed with the Council and the continued use of the building for 
Class D2 use, with costs capped at a maximum of £1.87 million.    

• Health centre – the Council covenants to notify the applicant within two years of the 
Section 106 agreement being signed to confirm whether the applicant should construct 
a new health centre (with costs capped at £2.76 million); or provide a financial 
contribution of the same amount, with a restriction on the demolition of the existing 
health centre and continued use of any new facility being within Class D1 use. 

• The delivery of improvements to Heybourne Park to a value of £2 million; or payment of 
an equivalent cash sum to the Council to carry out these works, with either option 
subject to appropriate phasing triggers linked to occupation.  

Local employment and training  

• financial and non-financial contributions in line with Barnet’s SPD to a maximum total 
value of £2.35 million, of which 70% should be delivered by the applicant and 30% via a 
financial contribution. 

Energy 

• standard carbon off-set contribution and district heat network provisions. 
 

Article 7: Direction that the Mayor is to be the local planning authority 

 
46 Under Article 7 of the Order the Mayor could take over this application provided the policy tests 
set out in that Article are met. In this instance, the Council has resolved to grant permission with 
conditions and a planning obligation which satisfactorily addresses the matters raised at consultation 
stage, therefore, there is no sound planning reason for the Mayor to take over this application.  

Legal considerations 

47 Under the arrangements set out in Article 5 of the Town and Country Planning (Mayor of 
London) Order 2008 the Mayor has the power under Article 6 to direct the local planning authority to 
refuse permission for a planning application referred to him under Article 4 of the Order. He also has 
the power to issue a direction under Article 7 that he is to act as the local planning authority for the 
purpose of determining the application and any connected application. The Mayor may also leave the 
decision to the local authority. In directing refusal, the Mayor must have regard to the matters set out 
in Article 6(2) of the Order, including the principal purposes of the Greater London Authority, the effect 
on health and sustainable development, national policies and international obligations, regional 
planning guidance, and the use of the River Thames. The Mayor may direct refusal if he considers 
that to grant permission would be contrary to good strategic planning in Greater London. If he decides 
to direct refusal, the Mayor must set out his reasons, and the local planning authority must issue these 
with the refusal notice. If the Mayor decides to direct that he is to be the local planning authority, he 
must have regard to the matters set out in Article 7(3) and set out his reasons in the direction.  

Financial considerations 

48 Should the Mayor direct refusal, he would be the principal party at any subsequent appeal 
hearing or public inquiry. Government Planning Practice Guidance emphasises that parties usually 
pay their own expenses arising from an appeal.  
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49 Following an inquiry caused by a direction to refuse, costs may be awarded against the Mayor 
if he has either directed refusal unreasonably; handled a referral from a planning authority 
unreasonably; or, behaved unreasonably during the appeal. A major factor in deciding whether the 
Mayor has acted unreasonably will be the extent to which he has taken account of established 
planning policy. 

50 Should the Mayor take over the application he would be responsible for holding a 
representation hearing and negotiating any planning obligation. He would also be responsible for 
determining any reserved matters applications (unless he directs the Council to do so) and 
determining any approval of details (unless the Council agrees to do so). 

Conclusion 

51 The strategic issues raised at consultation stage regarding the principle of estate regeneration, 
housing and affordable housing, play space, urban design, heritage, climate change and transport 
have been satisfactorily addressed, and appropriate planning conditions and obligations have been 
secured. As such the application complies with the London Plan and the Mayor’s Intend to Publish 
London Plan, and there are no sound reasons for the Mayor to intervene in this particular case.  
Therefore, it is recommended that the Mayor allows Barnet Council to determine the application, 
subject to any action that the Secretary of State may take. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
for further information, contact GLA Planning Unit (Development Management Team): 
Debbie Jackson, Director – Built Environment 
020 7983 5800    email: debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management  
020 7084 2632 email: john.finlayson@london.gov.uk  
Allison Flight, Deputy Head of Development Management 
020 7084 2820 email alison.flight@london.gov.uk  
Nick Ray, Team Leader, Development Management 
020 7983 4178 email: nick.ray@london.gov.uk  
Andrew Russell, Principal Strategic Planner (case officer) 
020 7983 5785    email: andrew.russell@london.gov.uk  
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