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planning report GLA/5257/01  

17 February 2020 

IBSA House, The Ridgeway 

in the London Borough of Barnet  

planning application no. 19/6551/FUL  
  

Strategic planning application stage 1 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 

Demolition of existing printworks/factory buildings and redevelopment of the site (to provide a 
total of 197 residential units) including conversion of the existing IBSA House office building into 
61 flats with associated external alterations. Erection of 5 no. new blocks ranging from 3 to 6 
storeys in height to provide 136 flats. Provision of private amenity space, communal rooftop 
terraces, refuse storage, 344 cycle parking spaces and basement and surface level parking for 
197 cars. Single storey extension to the existing gate house to provide management/security 
office. Associated alterations to landscaping and ancillary works. 

The applicant 

The applicant is Ziser London and the architect is BB Partnership.  

Strategic issues summary 

Principle of development: The proposed residential redevelopment of the site within an Area of 
Intensification is strongly supported in principle subject to providing the maximum viable level of 
affordable housing (paragraphs 18-25). 

Affordable housing: The quantum (5%) and mono-tenure nature of the proposed affordable 
housing is wholly unacceptable. GLA officers seek significant improvement to the quantum and 
tenure diversity of the affordable housing offer and will robustly interrogate the financial viability 
assessment to ensure that the maximum amount of affordable housing, with an appropriate 
affordable tenure mix is secured (paragraphs 26-34).  

Urban and inclusive design: Whilst the scale, massing and layout of the scheme is acceptable, 
there are concerns that the proposal is designed as a gated development. The applicant should 
revise the internal layout of the IBSA House building and provide clarification on the purpose of 
the management office. The access gates to the front of the site should be removed to ensure 
open access to the development (paragraphs 35-56). 

Transport: Car parking should be reduced in line with the Mayor’s Intend to Publish London 
Plan. Improvements are required to the site layout to improve walking and cycling and the 
applicant must increase the electric vehicle charging provision. Conditions and obligations are 
required (paragraphs 57-69).  

Sustainable Development:The applicant should provide further information regarding energy 
and urban greening (paragraphs 70-93). 

Recommendation 

That Barnet Council be advised that the proposed level of affordable housing is wholly 
unacceptable and the application does not comply with the London Plan and the Mayor’s Intend 
to Publish London Plan for the reasons set out in paragraph 97 of this report. The resolution of 
these issues could lead to the application becoming compliant with the London Plan and the 
Mayor’s Intend to Publish London Plan. 
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Context 

1 On 7 January  2020, 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. Under the provisions of The Town & Country 
Planning (Mayor of London) Order 2008 the Mayor has until 17 February 2020 to 
provide the Council with a statement setting out whether he considers that the 
application complies with the London Plan and the Mayor’s Intend to Publish London 
Plan, and his reasons for taking that view. The Mayor may also provide other 
comments. This report sets out information for the Mayor’s use in deciding what 
decision to make.  

2 The application is referable under Category 1A of the Mayor of London Order 
2008: 

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

3 Once Barnet Council has resolved to determine the application, it is required to 
refer it back to the Mayor for his decision as to whether to direct refusal; take it over for 
his own determination; or allow the Council to determine it itself. 

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

Site description 

5 The site is located within Mill Hill in the London Borough of Barnet. Access to the 
site is via The Ridgeway (B552). In total the site has an area of approximately 2 
hectares. The site lies on a ridge within the local landform affording long views to and 
from the wider area. 

6 The site is the administrative headquarters of the International Bible Students 
Association (IBSA). The site is comprised of two main buildings. The west side of the 
site comprises a six storey (plus basement) building in use as Class B1(a) office and 
known as IBSA House. The east side of the site formally accommodated IBSA’s 
Printery and includes two large interconnecting warehouses (with a total gross internal 
floor area of approximately 7,700 sq.m.) which were previously associated with the 
production and distribution of IBSA’s ‘Watchtower Magazine’. It is understood that the 
warehouse buildings are vacant but the main building is still in office use.  

7 The use of the site is linked with Watch Tower House located around 100 metres 
further north along the Ridgeway. These sites are in the process of becoming surplus to 
requirements due to the construction of a new UK headquarters at the former Temple 
Farm site near Chelmsford in Essex. 

8 The surrounding area is predominantly residential. To the east and south of the 
site is the Millbrook Park residential development with primarily two and three-storey 
residential units abutting the boundary of the site. Residential development also lies to 
the west of the site on the opposite side of the Ridgeway. The application site is within 
the area covered by the Mill Hill East Area Action Plan (MHEAAP). 
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9 A belt of mature and semi-mature evergreen and deciduous trees runs along the 
southern and eastern boundaries of the site, providing partial screening of the 
development from neighbouring properties. Immediately north of the IBSA site 
separated by Partingdale Lane is  the inner fringe of the Green Belt. Within the 
application site, there is an unmanaged woodland along the northern boundary which is 
also included within the Green Belt. There are two Sites of Metropolitan Importance for 
Nature Conservation (SINCs)in the vicinity of the site; Mill Hill Substation Pastures, and 
Arrandene Open Space and Featherstone Hill.  

10 Three designated heritage assets are within proximity to the site. North of the site 
is the Grade II Listed War Room Bunker and Grade II Listed Partingdale Manor. A 
Grade II Listed Milestone is located outside number 8 The Ridgeway to the south west 
of the site. The Mill Hill Conservation Area lies to the west of the site.   

11 The site has a Public Transport Accessibility level (PTAL) of 2. The nearest 
underground station is Mill Hill East on the Northern Line, which is a 10 min walk from 
the site. The nearest National Rail stations are Mill Hill Broadway on the Midland Main 
Line railway to the west and Oakleigh Park on the East Coast Main line to the east. 
Three bus routes serve the area including the 221, 240 and 382. 

Details of the proposal 

12  Demolition of existing printworks/factory buildings and redevelopment of the site 
to provide a total of 197 residential units including: 

• conversion of the existing IBSA House office building into 61 flats with associated 
external alterations; 

• erection of 5 no. new blocks ranging from 3 to 6 storeys in height to provide 136 
flats; 

• provision of private amenity space, communal rooftop terraces, refuse storage, 
344 cycle parking spaces and basement and surface level parking for 197 cars; 

•  single storey extension to the existing gate house to provide 
management/security office; 

• associated alterations to landscaping and ancillary works. 

Case history 

13 Barnet Council has refused a prior notification ‘office to residential’ application at 
this site which proposed conversion of the IBSA House office building to residential 
under permitted development rights. In making this decision to refuse, the Council 
concluded that the site should be treated as a single planning unit in sui generis use.  

14 A pre-application meeting with GLA officers was held on 22 August 2019 to 
discuss the proposal. The meeting covered strategic issues with respect to: principle of 
development, intensification areas, housing, affordable housing; urban design, transport 
and sustainability.  
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Strategic planning issues and relevant policies and guidance 

15 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 
2004, the development plan in force for the area is the 2012 Barnet Core Strategy; 2012 
Barnet Development Management Policies; 2009 Mill Hill East Area Action Plan; and, 
the London Plan 2016 (Consolidated with Alterations since 2011).  

16 The relevant issues and corresponding policies are as follows: 

• Intensification Areas      London Plan 

• Green Belt                     London Plan; Mayor’s Intend to Publish London Plan 

• Employment                  London Plan; Mayor’s Intend to Publish London Plan  

• Housing London Plan; Mayor’s Intend to Publish London Plan; 
Housing SPG; Housing Strategy; Shaping 
Neighbourhoods: Play and Informal Recreation SPG; 
Shaping Neighbourhoods: Character and Context SPG;  

• Affordable housing London Plan; Mayor’s Intend to Publish London Plan; 
Housing SPG; Housing Strategy; Mayor’s Affordable 
Housing and Viability SPG; 

• Urban design London Plan; Mayor’s Intend to Publish London Plan; 
Shaping Neighbourhoods: Character and Context SPG; 
Housing SPG; Shaping Neighbourhoods: Play and 
Informal Recreation SPG; 

• Inclusive design London Plan; Mayor’s Intend to Publish London Plan; 
Accessible London: Achieving an Inclusive Environment 
SPG; 

• Environment London Plan; Mayor’s Intend to Publish London Plan; 
Sustainable Design and Construction SPG; Mayor’s 
Environment Strategy;  

• Transport London Plan; Mayor’s Intend to Publish London Plan 
Mayor’s Transport Strategy. 

17 The following are relevant material considerations: 

• The National Planning Policy Framework and National Planning Practice 
Guidance; 

• The London Plan - intend to publish version (December 2019), which should 
be considered on the basis described in the NPPF; 

Principle of development  

18 The site is located within the Mill Hill East Intensification Area as identified by the 
London Plan. Within the intensification area, new residential development at a higher 
density is strongly supported. The Mill Hill East Intensification Area aims to provide a 
minimum of 2,000 new homes.  

19 The site is also located within the Mill Hill East Area Action Plan (MHEAAP) 
which seeks to provide a total of around 2,660 residential units over the plan period. 
The London Borough of Barnet’s housing target as set out in the London Plan (2016) is 
to deliver 23,489 new homes between 2015-2025. This is increased to a 10 year target 
of 23,640 new homes between 2019/20-2028/29 in the Mayor’s Intend to Publish 
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London Plan. The scheme provides a net increase of 197 residential units for the area 
which would assist Barnet in meeting this target.  

20 The site falls outside of Barnet’s designated Locally Significant Industrial Sites. 
Notwithstanding this, the MHEAPP recognises IBSA House as providing local 
employment space, accommodating around 500 jobs.  

21 The existing site has been used for head offices and a printer associated with the 
Watchtower Magazine and Jehovah’s Witnesses. Given the bespoke synergy between 
functional operations on-site, the planning history (as set out in paragraph 13) shows 
that the land use at the site has been established as sui generis.  

22 Policy E7 of the Mayor’s Intend to Publish London Plan protects Industrial sites-
including non-designated sites with a prevailing industrial use. Given the established 
use class of the site as sui generis, Policy E7 does not apply. 

23 London Plan Policy 7.16 and Policy G2 of the Mayor’s Intend to Publish London 
Plan affords the Green Belt the strongest possible protection. Policy G3 of the Mayor’s 
Intend to Publish London Plan states that Green Belt should be protected from 
inappropriate development and proposals that harm Green Belt should be refused. Part 
of the existing woodland along the northern edge of the site is within the Green Belt. 
The applicant does not propose any built development within the Green Belt, with the 
only change being the removal of the existing security fence and storage units from 
along the edge of the woodland.  

24 The applicant has included a visual analysis by way of existing and proposed 
views (visualisations) of the proposed development from the Green Belt. The visual 
analysis concludes that the proposed development would be of limited visibility from the 
Green Belt, and that visibility of the proposed development would not be substantially 
changed from the existing visibility of IBSA House. The proposed development does not 
include inappropriate development on Green Belt; would not conflict with the openness 
or permanence of the Green Belt; and, would not conflict with the five purposes of 
Green Belt designation. The application is therefore in accordance with London Plan 
Policy 7.16 and Policy G2 of the Mayor’s Intend to Publish London Plan. 

25 The principle of optimising the potential of this Intensification Area for residential 
development in order to increase housing and affordable housing supply is strongly 
supported subject to the scheme providing the maximum level of affordable housing.  

Housing and affordable housing  

26 London plan Policy 3.3 and Policy H1 of the Mayor’s Intend to Publish London 
Plan seek to increase housing supply in the capital and assign boroughs ten-year 
housing targets.  

27 London Plan Policy 3.12 seeks to maximum reasonable amount of affordable 
housing. Policy H4 of the Mayor’s Intend to Publish London Plan and the Mayor’s 
Affordable Housing and Viability SPG set a strategic target of 50% affordable housing. 
Policy H5 ‘Threshold approach to applications’ identifies a minimum threshold of 35% 
(by habitable room) affordable housing, whereby applications providing that level of 
affordable housing, with an appropriate tenure split, without public subsidy, and meeting 
other relevant policy requirements and obligations to the satisfaction of the borough and 
the Mayor, can follow the ‘Fast Track Route’ set out in the SPG; this means that they 
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are not required to submit a viability assessment or be subject to a late stage viability 
review. 

28 The starting point for a fast track tenure mix is at least 30% low cost rent 
(social or affordable rent) and at least 30% intermediate (with London Living Rent and 
shared ownership being the default tenures). The remaining 40% is then to be 
determined by the LPA, as set out in the Affordable Housing and Viability SPG and  
Policy H7 of the Mayor’s Intend to Publish London Plan. 
 
29 The scheme is currently proposing 5% affordable housing by habitable room 
(without public subsidy), comprised wholly of intermediate tenure (London Living Rent). 
In the absence of a verified viability position this level of proposed affordable housing 
and mono-tenure is wholly unacceptable. GLA officers seek a significant increase in the 
quantum and affordability of the affordable housing in response to the policy context set 
out above. The scheme does not qualify for the fast track route in accordance with the 
Mayor’s Intend to Publish London Plan. A viability assessment has been submitted, and 
GLA officers are robustly interrogating this, as well as the Council’s independent 
assessment, to ensure that the maximum amount of affordable housing, with an 
appropriate affordable tenure mix, is secured. Early implementation and late stage 
review mechanisms will be required in accordance with Policy H5 of the Mayor’s Intend 
to Publish London Plan and to optimise affordable housing delivery in accordance with 
strategic policy objectives.  

30 In accordance with the Mayor's Affordable Housing and Viability SPG and the 
Mayor’s Intend to Publish London Plan, the Council should publish the financial viability 
assessment to ensure transparency of information. Any independent reviews or revised 
assessments must also be published. 

31 The applicant should note that London Affordable Rent, London Shared 
Ownership and London Living Rent are the Mayor’s preferred affordable rent and 
intermediate housing products respectively. Affordability eligibility criteria for these 
products is set out in the Mayor’s Intend to Publish London Plan; the Mayor’s Affordable 
Homes Programme Funding Guidance; and, the London Plan Annual Monitoring 
Report.  
 
32 Once an enhanced affordable housing offer is agreed, a draft of the Section 106 
agreement must be provided to the GLA for review as soon as one is available to 
ensure that the review mechanisms and affordability have been secured and the 
eligibility criteria for the intermediate units comply with the London Plan, Mayor’s Intend 
to Publish London Plan and the Mayor’s Affordable Homes Programme Funding 
Guidance. 
 
Housing mix  
 
33 Policy H2 of the Mayor’s Intend to Publish London Plan promotes a range of unit 
sizes in new developments, whilst clarifying that boroughs should not set prescriptive 
area-wide dwelling size mix requirements. The proposed accommodation mix is 0.51% 
studio units, 27.41% 1 bedroom units, 30.46% 2 bedroom units, 26.40% 3 bedroom 
units and, 15.23% 4 bedroom units. The provision of family sized units is strongly 
supported in line with local need.  
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34 London Plan Policy 3.11 sets out a strategic priority for the provision of affordable 
family housing. As set out above, the proposal is for 5% affordable housing as London 
Living Rent. This equates to 10 units. The mix of units within the affordable housing 
tenure is 30% 1 bedroom units, 40% 2 bedroom units and 30% 3 bedroom units.  The 
affordable housing offer should be maximised including the number of family sized units 
within social/affordable rent.  

Urban design and heritage impacts 

35 Chapter 7 of the London Plan and Chapter 3 of the Mayor’s Intend to Publish 
London Plan sets out the relevant policies that apply in relation to design, architecture 
and local character. Policy D1 of the Mayor’s Intend to Publish London Plan seeks to 
ensure that development responds to local context by delivering buildings and spaces 
that are positioned and of a scale, appearance and shape that responds successfully to 
the identity and character of the locality.  

Layout  

36 In relation to design, the applicant has set out the constraints that affect the site 
planning, the site’s context and urban design principles it has adopted as part of the 
initial design work.  The scheme has been subject to a number of iterations in response 
to consultation with Barnet Council. 

37 As well as retaining the IBSA House building, there are five new blocks 
proposed. The heights of the blocks respond sensitively to the context. The largest 
blocks are  blocks A and B which are six storeys in height. Block A is situated along the 
Northern boundary and Block B sits in the centre of the site. The proposal involves an 
alteration to the ground levels at the rear of the site to enable the six-storey buildings to 
be read in line with the five-storey height of the existing office building. The smaller four 
storey blocks (C and E) sit on the eastern edge of the site and the smallest block (D) is 
on the southern edge facing Albuhera Mews.  

38 The ground floor plans show an access gate and management office at the front 
of the site.  It is unclear why access gates are proposed for the development and what 
the purpose of the management office is and this should be explained. Gated forms of 
development that could realistically be provided as a publicly accessible are 
unacceptable and alternative means of security should be achieved through utilising the 
principles of good urban design and inclusive design.  

39 The purpose of the management office and reception inside IBSA House should 
also be clarified.  

40 A reduction to the surface car parking on site would be supported particularly 
along the northern edge to provide more room for pedestrian and cycling through the 
site and soft landscaping. 

Green belt impact  

41 The applicant has provided a series of long views of the development from the 
Green Belt. The tallest element is Block A which faces north to the Green Belt and 
would be the most visible element of the development. There is an existing woodland 
within the development site and a bank of mature trees along the north side of 
Partingdale Lane and within the Green Belt which will mostly screen the development 
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during the summer months. The development is more noticeable in views during the 
winter months when there is less foliage on the trees. However, the highest element of 
the development is at the same height as the existing IBSA House building and the 
development sits below the tree line. As such, the development will not have a 
detrimental impact on views from the adjacent Green Belt.     

Residential quality 

42 All units must meet the internal space standards contained within the London 
Plan, the Mayor’s Intend to Publish London Plan and the Housing SPG. Some units 
within IBSA House do not appear to have storage space and reference to a communal 
storage space on the ground floor plans has been removed. The applicant must ensure 
that all units meet the internal space standards contained within the London Plan.  

43 The proposed internal layout of the IBSA House building raises some concerns, 
particularly at ground floor level with the circulation space. The revised ground floor plan 
providing a larger communal amenity space improves the layout and access between 
the front entry to the units toward the rear of the building. However, the access 
arrangements for the cycle store still appears constrained for users negotiating the 
doors and corridor width with a bike. It is unclear why the front entrance has been 
separated with a narrow corridor to each side and the layout and circulation could be 
further simplified. Attention should be paid particularly to the access for the accessible 
units and simplifying the route to and from these units.  

44 Each of the proposed units would have access to private amenity space as 
balconies or terraces and communal amenity areas are provided throughout the 
development including at roof level of each block.  

45 The applicant should consider the addition of a window on the west elevation of 
block D to benefit the apartments with an additional westerly aspect.  
 
Materials  

46 Key details of the materials including details of the window reveals should be 
sought. The Council is encouraged to secure details to ensure high quality materials 
and finishes within the application and not rely solely on the use of conditions to secure 
this detail.  

Heritage 

47 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the 
statutory duties for dealing with heritage assets in planning decisions. In relation to 
listed buildings, all planning decisions should “have special regard to the desirability of 
preserving the building or its setting or any features of special architectural or historic 
interest which it possesses”. The NPPF states that when considering the impact of the 
proposal on the significance of a designated heritage asset, great weight should be 
given to the asset’s conservation and the more important the asset, the greater the 
weight should be. Significance can be harmed or lost through alteration or destruction of 
the heritage asset or development within its setting.  

48 There are no listed buildings within the site however a number of heritage assets 
are located within proximity to the site, including the Grade II Listed War Room Bunker 
and Grade II Listed Partingdale Manor. The Mill Hill Conservation Area is located west 
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of the application site. The development is not likely to harm the setting or significance 
of the listed buildings or Mill Hill Conservation Area. The development is a considerable 
distance away from the boundary of the Conservation Area and the new build elements 
of the development are no higher than the existing IBSA House.  

49 Having regard to the statutory duties in respect of listed buildings in the Planning 
(Listed Buildings and Conservation Areas) Act 1990, and the relevant paragraphs in the 
NPPF, GLA officers consider that the proposed development would not cause harm to 
the setting of the nearby heritage assets given the proposal’s design and distance from 
the heritage sites.  

Play space  

50 In accordance with London Plan Policy 3.6 and Policy S4 of the Mayor’s Intend to 
Publish London Plan, development proposals that include housing should provide play 
space for children based on the short and long-term needs of the expected child 
population generated by the scheme.  

51 A total of approximately 1470 sq.m. of on-site play space is proposed in 
courtyard spaces and would be comprised of more formal play areas and multi-
functional playable landscapes. The proposed play space would not be segregated by 
tenure and the quantum of play space within the site is acceptable. However, should 
there be any changes to the tenure mix of the development, the applicant should review 
the required play space as per the GLA play calculator.  which is strongly supported. 

52  This development accords with Policy S4 of the Mayor’s Intend to Publish 
London Plan and the Council must secure appropriate conditions for the play spaces as 
part of the grant of any planning permission.  

Inclusive Design  

53 Inclusive design principles should be embedded into the development and design 
process from the outset. The aims of London Plan Policy 7.2 and Policy D5 of the 
Intend to Publish London Plan are to ensure that proposals achieve the highest 
standards of accessibility and inclusion (not just the minimum). London Plan Policy 3.8 
and Policy D7 of the Intend to Publish London Plan require that 90% of new housing 
meets Building Regulation requirement M4 (2) ‘accessible and adaptable dwellings’ and 
10% of new housing meets Building Regulation requirement M4 (3) ‘wheelchair user 
dwellings’.  

54 Concerns are raised with the ease of access to the accessible dwellings within 
IBSA House  in terms of corridor widths and the applicant should demonstrate that the 
access arrangements will be suitable for wheelchair users.  

55 The Council should secure compliance with Building Regulations M4 (2) and M4 
(3) by condition and also ensure that a minimum of 10% of units are delivered as 
wheelchair accessible units from the outset. The future marketing of the private 
wheelchair accessible homes must ensure that prospective occupiers are aware of the 
accessibility and adaptability of these units. The applicant is encouraged to consider 
how the units will be marketed and demonstrate how this would be secured in the s106 
agreement. 
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Fire Strategy 

56 To ensure the safety of future occupants, a fire strategy produced by a suitably 
qualified third-party assessor is required in accordance with Policy D12 of the Mayor’s 
Intend to Publish London Plan. 

Transport  

Access 
 
Pedestrian Realm and Access  

57 Pedestrian access from the public highway is via the footway on one side of the 
access road. The applicant should review the design to provide a continuous footway on 
both sides of the vehicular route. The public realm at the front of the site is dominated 
by perpendicular car parking. Walking and cycling access through the public realm 
should be identified and delineated in some way to minimise conflict between users.  

Vehicular access  

58 Vehicle access to the development will continue to be via the priority junction with 
The Ridgeway. The current gated access should be removed to ensure that the 
development is integrated with the wider network of streets in the area. It is also 
requested that the internal vehicle circulation route be designed to calm traffic speed 
with priority given to pedestrians over vehicles.  A Stage 1 Road Safety Audit should be 
undertaken to confirm the designs would be acceptable in highway safety terms. 

Car Parking 

59 The proposal includes 197 car parking spaces; a 1:1 ratio. As the site achieves a 
PTAL of 2 to the south and is within reasonable walking distance of Mill Hill East station, 
the applicant should consider reducing the site wide ratio to less than 1 space per 
dwelling. This could be achieved by reconfiguring surface parking to prioritise 
pedestrian and cycling routes and by limiting the extension of basement area.  Of all of 
the car parking spaces, 10% will be for disabled use and 1 car club space is also to be 
provided.  However, the applicant is required to provide passive Electric Vehicle 
Charging Provision (ECVP) for 80% of the car parking spaces as well as 20% active 
EVCP facilities; rather than 20% active and 20% passive as per currently committed. 
This is required to comply with the policies in the Mayor’s Intend to Publish London 
Plan.  

60 A permit system to allocate car parking is outlined in the Draft Residential Travel 
Plan, which is based on the current proposed parking provision. This should be revised 
to reflect comments on parking reduction.  The finalised policy should form part of the 
Car Parking Management Plan to be secured by condition, in line with Policy T6 of the 
Mayor’s Intend to Publish London Plan.  

Trip rate & mode share assessment 

61 The proposals are supported by a trip generation and mode share assessment 
which is acceptable.  It is not expected that existing local bus and underground service 
capacity will be significantly impact by the proposed development. 
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62 Across all trips, 45% are expected to be by car which is inconsistent with 
delivering the Mayor’s strategic target of 80% sustainable travel. This reinforces the 
need to reduce car parking as set out above.  

Healthy Streets 

63 In line with the Mayor’s Healthy Street approach, an Active Travel Zone (ATZ) 
has been undertaken, which has identified a number of walking and cycling 
improvement opportunities. The Council is strongly encouraged to secure necessary 
improvements by legal agreement. 

64 The applicant should take into account the Mayor’s Vision Zero agenda ensuring 
the scheme is designed to prevent accidents and ensure safety of all road users. 

Cycle Parking 

65 The proposal includes 234 residents’ cycle parking spaces at basement level 
below the rear blocks, 105 residents’ cycle parking spaces and five visitors’ spaces on 
the ground floor of the front building. This parking area will be adjacent to a 
management office which will be manned 24/7 to facilitate use of the cycle parking store 
by visitors. This level of provision meets the minimum cycle parking standards in the 
Mayor’s Intend to Publish London Plan and is therefore supported.  The applicant shall 
also ensure all cycle facilities would be designed in line with the London Cycle Design 
standards (LCDS) including the provision of larger spaces to at least 5% of the spaces. 

Servicing 

66 In line with Policies T2 and T7F of the Mayor’s Intend to Publish London Plan, a 
Draft Delivery & Servicing Plan (DSP) has been submitted and the proposed servicing 
strategy is principally supported which regulate servicing activities on site. It is expected 
that the final Delivery & Servicing Plan (DSP) would be secured by condition.  

Construction 

67 In line with Policy T7 of the Mayor’s Intend to Publish London Plan, a draft 
Construction Logistics Plan (CLP) have been produced and submitted in accordance 
with TfL’s CLP guidance, which is welcomed.  The final submission and approval of the 
CLP should be conditioned. 

Travel Plan 

68 A Framework Travel Plan has been submitted, the applicant should further 
enhance measures to promote cycling in particular.  The final Travel Plan shall be 
secured by s106 agreement. 

Summary 
 
69 Given the location within reasonable distance of Mill Hill East station, car parking 
should be reduced in line with the Mayor’s Intend to Publish London Plan.   
Improvements are required including, but not limited to, removing the site access control 
to ensure continuous footways, less dominant surface car parking, increased electric 
vehicle charging provision, securing  a car park design and management plan, and 
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revising the travel plan to include strengthening measures which would encourage the 
up-take of cycling. 

Sustainable Development 

Energy 

70 The Energy Hierarchy has been followed; the proposed strategy is generally 
supported; however, the applicant should submit additional information to ensure 
compliance with the London Plan policies. 

71 For the purposes of this assessment, the applicant will be estimating the CO2 
emission performance against London Plan policies using the SAP 2012 emissions 
factors although has also listed the SAP 10 emissions factors for reference and both 
assessments are policy compliant. 

72 The applicant is encouraged to submit the GLA’s Carbon Emission Reporting 
spreadsheet, which has been developed to allow the use of the updated SAP 10 
emission factors alongside the SAP 2012 emission factors. The link to the spreadsheet 
can be found here: https://www.london.gov.uk/what-we-do/planning/planning-
applications-and-decisions/pre-planning-application-meeting-service-0. 

Be Lean  

73 Based on the information provided, the domestic element of the proposed 
development is estimated to achieve a reduction of 19 tonnes per annum (7%) in 
regulated CO2 emissions compared to a 2013 Building Regulations compliant 
development.  

74 The applicant should note that the Mayor’s Intend to Publish  London Plan 
includes a target of a 10% improvement on 2013 Building Regulations from energy 
efficiency which applicants should be aiming towards. The applicant should therefore 
model additional energy efficiency measures and aspire to meet the energy efficiency 
target. 

75 The applicant should submit the overheating checklist that helps in identifying 
potential site-specific risks which may lead to overheating. 

76 The results of the Dynamic Overheating Analysis, using the CIBSE TM59 
methodology show that compliance with DSY1 is achieved, assuming a g-value of 0.4 
and natural ventilation.  

77 The applicant should also investigate the risk of overheating using the DSY 2 & 3 
weather files and consider the potential for internal and external shading along with 
further passive measures.  

Be Clean  

78 The applicant has carried out an investigation and there are no existing or 
planned district heating networks within the vicinity of the proposed development. 
However, it appears they are close to the Proposed Mill Hill east network. They should 
contact the borough and the network operator and establish the potential for connection. 
Evidence of the correspondence should be submitted. 
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79 The applicant has provided a commitment to ensure that the development is 
designed to allow future connection to a district heating network. Drawings 
demonstrating how the site is to be future-proofed for a connection to a district heating 
network should be provided; these should include space provision for heat exchangers 
in the plant room, isolation valves and safe-guarded pipe routes to the site boundary.  

80 The applicant is proposing a communal heat network supplied by a centralised 
energy centre. It should be confirmed that all apartments will be connected to the heat 
network. A drawing showing the route of the heat network linking all buildings  on the 
site should be provided alongside a drawing indicating the floor area, internal layout and 
location of the energy centre. 

Be Green  

81 The applicant is proposing to install 60.52 kWp of Photovoltaic (PV) panels. They 
should confirm the m2 of net PV area and kWh of electricity generation. A detailed roof 
layout has been provided demonstrating that much of the roof’s potential for a PV 
installation has been maximised. However, there may be some additional locations; for 
instance, the applicant should consider the potential to add PV to the top of core roofs. 
An updated roof layout should be provided demonstrating that the roof’s potential for a 
PV installation has been maximised. The on-site savings from renewable energy 
technologies should be maximised regardless of the London Plan targets having been 
met. 

82 Centralised heat pumps are being proposed in the form of a hybrid ASHP and 
gas boiler system. Further information on the heat pumps should be provided including:  

a. An estimate of the heating and/or cooling energy (MWh/annum) the heat pumps 
would provide to the development and the percentage of contribution to the site’s 
heat loads.  

b. Details of how the Seasonal Coefficient of Performance (SCOP) and Seasonal 
Energy Efficiency ratio (SEER) has been calculated for the energy modelling. 
This should be based on a dynamic calculation of the system boundaries over 
the course of a year i.e. incorporating variations in source temperatures and the 
design sink temperatures (for space heat and hot water). 

c. Manufacturer datasheets showing performance under test conditions for the 
specific source and sink temperatures of the proposed development and 
assumptions for hours spent under changing source temperatures. Whether any 
additional technology is required for hot water top up and how this has been 
incorporated into the energy modelling assumptions.  

d. An estimate of the expected heating costs to occupants, demonstrating that the 
costs have been minimised through energy efficient design.  

e. The expected heat source temperature and the heat distribution system 
temperature with an explanation of how the difference will be minimised to 
ensure the system runs efficiently. The distribution loss factor should be 
calculated based on the above information and used for calculation purposes. 
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f. A commitment to monitor the performance of the heat pump system post-
construction to ensure it is achieving the expected performance approved during 
planning. (It is recommended that boroughs condition this). 

Carbon performance and offsetting 

83 The applicant has provided the relevant modellings output sheets (i.e. TER, 
DER) for the Be Lean stage of the energy hierarchy. 

84 The carbon dioxide savings meet the on-site target set within Policy 5.2 of the 
London Plan for domestic uses. 

85 The applicant should ensure that the remaining regulated CO2 emissions will be 
met through a contribution to the borough’s offset fund and should confirm the tonnes 
CO2 of shortfall and the associated contribution. Evidence of correspondence with the 
borough confirming this  should be provided. 

Flood Risk and Drainage  

Flood Risk 

86 The site is in Flood Zone 1 and greater than 1 hectare in area. A Flood Risk 
Assessment (FRA) has been submitted as required under the NPPF. The FRA 
considers the risk of flooding from a range of sources. When mitigation measures are 
considered, the residual flood risk to the site is low. The approach to flood risk 
management for the proposed development complies with London Plan policy 5.12 and 
Policy SI.12 of the Mayor’s Intend to Publish London Plan 

Drainage Strategy  

87 The surface water drainage strategy provides an assessment of greenfield runoff 
rates, existing runoff rates, and attenuation storage required to restrict the 100 year 
(plus 40% climate change) post-development discharge rate to greenfield rate.  

88 The surface water drainage strategy addresses the drainage hierarchy. 
Attenuation is proposed in a mix of blue/green roofs, permeable paving and attenuation 
tanks. This approach generally satisfies the requirements of London Plan Policy 5.13 
and Policy SI.13 of the Mayor’s Intend to Publish London Plan.  

Water Efficiency  

89 The sustainability statement proposes that the proposed dwellings will have a 
maximum indoor water consumption of 105 l/person/day, in line with the optional 
standard in Part G of the Building Regulations, and compliant with Policy 5.15 of the 
London Plan and Policy SI.5 of the Mayor’s Intend to Publish London Plan. 

90 The Applicant should also consider water harvesting and reuse to reduce 
consumption of wholesome water across the entire development site.  This can be 
integrated with the surface water drainage system to provide a dual benefit. 

Urban Greening  

91 Part of the existing woodland along the northern edge of the site is within the 
Green Belt. The Mill Hill Substation Pastures Site of Importance for Nature 
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Conservation (SINC) is located to the north of the site on the opposite side of 
Partingdale Lane. The Preliminary Ecological Appraisal (November 2019) submitted 
with the application notes that impacts on the SINC are unknown. The applicant should 
provide a detailed assessment of the impacts on the SINC and how it will be protected, 
as per Policy G6 of the Mayor’s Intend to Publish London Plan. 

92 The proposed development presents a positive response to green infrastructure 
and urban greening. The application notes that the scheme is set to exceed the target 
Urban Greening Factor score of 0.4, however the applicant should also provide the 
breakdown of the calculation of the Urban Greening Factor, as set out in Policy G5 of 
the Mayor’s Intend to Publish London Plan, including a supporting drawing. 

93 An Arboricultural Impact Assessment has been included in the application; 
however, the number of trees proposed to be planted and removed is not clear.  The net 
change in tree numbers should be provided. Overall, there should be an increase in the 
number of trees on site. 

Local planning authority’s position 

94 Barnet Council planning officers are currently assessing the application. At this 
stage a committee date is still to be confirmed.  

Legal considerations 

95 Under the arrangements set out in Article 4 of the Town and Country Planning 
(Mayor of London) Order 2008 the Mayor is required to provide the local planning 
authority with a statement setting out whether he considers that the application complies 
with the London Plan, and his reasons for taking that view. Unless notified otherwise by 
the Mayor, the Council must consult the Mayor again under Article 5 of the Order if it 
subsequently resolves to make a draft decision on the application, in order that the 
Mayor may decide whether to allow the draft decision to proceed unchanged, or direct 
the Council under Article 6 of the Order to refuse the application, or issue a direction 
under Article 7 of the Order that he is to act as the local planning authority for the 
purpose of determining the application. There is no obligation at this present stage for 
the Mayor to indicate his intentions regarding a possible direction, and no such decision 
should be inferred from the Mayor’s statement and comments. 

Financial considerations 

96 There are no financial considerations at this stage. 

Conclusion 

97 London Plan and the Mayor’s Intend to Publish London Plan policies on areas of 
intensification, housing, affordable housing, urban and inclusive design, transport and 
sustainable development are relevant to this application. The application does not 
comply with the London Plan and the Mayor’s Intend to Publish London Plan. The 
following changes might, however, lead to the application becoming compliant with the 
London Plan and the Mayor’s Intend to Publish London Plan: 
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• Principle of development: The proposed residential redevelopment of the site 
within an Area of Intensification is strongly supported in principle subject to 
providing the maximum viable level of affordable housing.  

• Affordable housing: The quantum (5%) and mono-tenure nature of the 
proposed affordable housing is wholly unacceptable. GLA officers seek 
significant improvement to the quantum and tenure diversity of the affordable 
housing offer and will robustly interrogate the financial viability assessment to 
ensure that the maximum amount of affordable housing, with an appropriate 
affordable tenure mix is secured.  

• Urban design: Whilst the scale, massing and layout of the scheme is 
acceptable, there are concerns that the proposal is designed as a gated 
development. The applicant should revise the internal layout of the IBSA House 
building and provide clarification on the purpose of the management office. The 
access gates to the front of the site should be removed to ensure open access to 
the development.  

• Transport: Car parking should be reduced in line with the Mayor’s Intend to 
Publish London Plan.  Improvements are required to the site layout to improve 
walking and cycling and the applicant must increase the electric vehicle charging 
provision. Conditions and obligations are required.  

• Sustainable Development: The applicant should provide further information 
regarding energy and urban greening.  

 

 

   

 

 

 

 

 

 

For further information, contact the GLA Planning Team (Development Management): 
Debbie Jackson – Interim Head of Built Environment  
020 7983 4500 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 allison.flight@london.gov.uk 
Graham Clements, Team Leader – Development Management 
020 7983 4265 email graham.clements@london.gov.uk 
Jaydine Keenan, Case Officer 
020 7084 2741  email jaydine.keenan@london.gov.uk 


