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          planning report GLA/3730/02 

16 April 2018 

New Avenue Estate, N14  
in the London Borough of Enfield   

planning application no. 16/01578/FUL  
  

Strategic planning application stage II 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 estate and phased redevelopment to provide 408 residential units, a 
nursery and community building, energy centre, play space and car parking. 

The applicant 
The applicant is Countryside Properties and the architect is HTA. 

Key dates 
Pre-application meeting: 24 September 2015 
Stage I Report: 25 July 2016 
Committee Meeting: 8 November 2016 

Strategic issues 

Principle of development:  The principle of the redevelopment of the estate is supported. 

Estate regeneration:  The application will re-provide the existing quantum of social rented 
floorspace.  This is supported in accordance with London Plan Policy 3.4, Policy H10 of the draft 
London Plan, the Mayor’s Affordable Housing & Viability SPG, and the Mayor’s Good Practice 
Guide to Estate Regeneration.  

Affordable housing:  GLA officers have robustly interrogated the viability assessment and 
conclude that 34% affordable housing is the maximum quantum achievable at the current time.  
Both early and late stage viability reviews have been secured in line with draft London Plan Policy 
H6 and the Mayor’s Affordable Housing and Viability SPG.   

Urban design:  The proposals are of a high design quality and are supported. 

Issues relating to community facilities, transport, and climate change have been addressed.  

The Council’s decision 

In this instance, Enfield Council has resolved to grant permission, subject to conditions and 
conclusion of a section 106 agreement. 

Recommendation 
That Enfield Council be advised that the Mayor is content for it to determine the case 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 7 June 2016, the Mayor of London received documents from Enfield Council notifying 
him of a planning application of potential strategic importance to develop the above site for the 
above uses.  This was referred to the Mayor under Category 1A of the Schedule to the Order 2008:  

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

2 On 25 July 2016, the Mayor considered planning report D&P/3730/01, and subsequently 
advised Enfield Council that whilst the principle of the redevelopment of the estate was strongly 
supported, the application did not yet comply with the London Plan, for the reasons set out in 
paragraph 78 of the above-mentioned report; but that the possible remedies set out in that 
paragraph could address these deficiencies. 

3 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.  Since then, further information has 
been provided in response to the Mayor’s concerns (see below).  On 8 November 2016, Enfield  
Council decided that it was minded to grant planning permission, subject to conditions and 
conclusion of a section 106 agreement, and on 3 April 2018 it advised the Mayor of this decision.  
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 Enfield 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.  The Mayor has until 16 
April 2018 to notify the Council of his decision and to issue any direction.   

4 The decision on this case, and the reasons, will be made available on the GLA’s website 
www.london.gov.uk. 

Consultation stage issues summary 

5 At consultation stage, Enfield Council was advised that whilst the principle of the 
redevelopment of New Avenue Estate was strongly supported, the application did not yet comply 
with the London Plan; however the possible remedies set out below could address these 
deficiencies: 

• Estate regeneration, housing & affordable housing:  The development proposal will 
result in an increase in affordable housing in line with London Plan Policy 3.14 and 33.3% 
affordable housing by habitable room is proposed on-site (subsequently confirmed as 
34%).  GLA officers will review the Council’s appraisal of the applicant’s viability statement 
before the scheme is referred back at Stage 2 to determine whether the proposed 
affordable offer is the optimum that can be achieved on-site.  Further information on the 
tenure split should be provided and the Council should confirm that any affordable offer, 
tenures, rent levels and housing mix meet local housing needs.  A condition should be 
secured for the scheme to meet Building Regulation requirements M4(2) and M4(3).  A 
contribution should be offered to the Council to improve the accessibility and quality of 
off-site play provision if necessary. 

• Community facility:  A condition should be secured by the Council to ensure the facilities 
are fitted out to meet the needs of the end user. 

• Urban design:  The applicant should demonstrate that the scheme in its context does not 
impact on local views.  The final choice of material and quality of detailing will have a 
significant impact on this, and as such the applicant is asked to secure this by including a 
clause in the section 106 agreement that will ensure the same architects or architects of 
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equal quality are used to produce all construction drawings or a budget is allocated to allow 
them to review these when they get produced. 

• Climate change:  The site contains a significant area of surface water flood risk and 
suitable planning conditions should be applied to any proposed planning permission to 
ensure the sustainable management of water and minimise surface water flooding.   

• Transport:  Appropriate conditions should be secured by the Council to ensure the 

proposal complies with London Plan transport policy.  

Strategic planning policy and guidance update 

6 The following draft policy and guidance are now material considerations: 

• Mayor’s Affordable Housing & Viability Supplementary Planning Guidance.  

• Mayor’s Good Practice Guide to Estate Regeneration. 

• Draft London Plan 2017, which should be taken into account on the basis explained in 
the NPPF. 

• In addition, on 5 March 2018, the Government published the draft revised National 
Planning Policy Framework for consultation (until 10 May 2018).  This should be taken 
into account appropriately in accordance with its early stage of preparation. 

 

Application update 
 
7 Since consultation stage, the proposal has been amended with minor changes to building 
heights, resulting in a slight reduction in unit numbers from 412 to 408.  GLA officers have also 
engaged in discussions with the applicant, the Council and TfL officers with a view to addressing 
the above matters.  Furthermore, as part of the Council’s draft decision, various planning 
conditions and obligations have been proposed to address the above concerns and ensure that 
the development is acceptable in planning terms.  
 

Principle of development 
 
8 The proposals are in accordance with Policy 3.3 of the London Plan and Policy H1 of the 
draft London Plan, which seek to optimise housing delivery to ensure that London-wide targets 
are achieved. The principle of the redevelopment of these sites for residential and community 
uses is therefore supported. 

 

Estate regeneration, housing and affordable housing 

9 The Mayor is committed to ensuring the successful regeneration of London’s housing 
estates, ensuring a fair deal for residents and that affordable housing is protected, and these 
priorities are set out in detail in the Mayor’s Good Practice Guidance to Estate Regeneration 
(February 2018).  As set out in the draft London Plan (paragraph 4.10.3), the Mayor expects any 
proposals for estate regeneration schemes to take account of the requirements of his Good 
Practice Guidance.  This guide, the draft London Plan, and this report all make clear the Mayor 
will use his planning powers to make sure that any homes demolished are replaced on a like-for-
like basis, and that these schemes maximise the delivery of additional affordable homes 
wherever possible.  Where a scheme involves demolition of existing homes, the Guidance is also 
clear the Mayor will use his non-planning powers to support resident ballots by making his 
funding conditional on the proposed scheme winning a ballot.  The details of this funding 
condition, and of transitional arrangements, have been subject to a public consultation, and 
their final versions will be published when responses have been considered.  Whilst 
considerations around ballots and funding conditions are not planning issues, and have not 
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affected the Mayor’s planning decision in this case, the Mayor encourages landlords to use 
ballots as widely as possible in line with his Good Practice Guidance. 
 
10 The existing estate comprised 171 dwellings, of which 41 had been sold under right-to-
buy, with 130 social rent units remaining.  All of the 130 Council tenants were offered the right 
to return to the redeveloped estate, and 60 opted to do so, with the other 70 opting to move 
permanently off the estate to other Council stock at social rent levels.  Of the leaseholders, 11 
have indicated that they may wish to return, although not all may take up this option.  All 
Council tenants will be given equivalent rental terms and compensation in line with the 
provisions of draft London Plan Policy H10 and the Mayor’s Good Practice Guidance.  All 
resident leaseholders will be offered open market value for their existing home, plus 10% for the 
statutory home loss payment, and all reasonable disbursements.   
 
11 Of the 408 units proposed, 140 will be affordable housing units.  Initially, the Council 
proposed that 70 of these units would be at affordable rent levels and 70 as shared ownership; 
however, as a result of further discussions with GLA officers, and taking account of the 
requirements of the draft London Plan, the Affordable Housing and Viability SPG, and the 
Mayor’s Good Practice Guidance to Estate Regeneration, a minimum of 129 units are now 
proposed as social rent, and a maximum of 11 as intermediate shared ownership, as shown 
below: 
 

Unit size Market Social rent Intermediate Total 

1 bed 75 39 1 115 (28%) 

2 bed 115 73 8 196 (48%) 

3 bed 64 17 2 83 (20%) 

4 bed 14 0 0 14 (4%) 

Total 268 129 11 408 

  34% (hab room)   
35% (unit) 

 

 
12 The proposal would achieve better than like-for-like replacement of social rent units on a 
floorspace basis (increase of 262 sq.m.), in line with London Plan and draft London Plan policy.  
Moreover, as part of a drive to maximise the provision of social rent units on-site, the Council 
has agreed that any intermediate units not taken up by returning leaseholders will be converted 
to social rent units.  Where one (or more) such conversions take place, the scheme would also 
achieve a like-for-like replacement of social rent units (as well as floorspace).  This is supported, 
in accordance with London Plan Policy 3.4, Policy H10 of the draft London Plan, the Mayor’s 
Affordable Housing & Viability SPG, and the Mayor’s Good Practice Guide to Estate 
Regeneration. 

13 The applicant’s viability information and the Council’s independent review has been 
robustly assessed by both GLA and Council officers, and confirms that 34% (by habitable room) 
is the maximum amount of affordable housing, in line with London Plan Policy 3.12, draft 
London Plan Policy H6, and the Mayor’s Affordable Housing and Viability SPG.   

14 The affordability of the shared ownership units is secured in accordance with the London 
Plan Annual Monitoring Report.  Social rent units are secured at target rent levels. 
 
15 Both early and late stage viability reviews have been secured within the draft section 106 
agreement, in line with draft London Plan Policy H6 and the Mayor’s Affordable Housing and 
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Viability SPG.  The late stage review is secured upon the sale of 95% of the market units, which 
goes beyond the 75% identified in the SPG, and is supported. 
 
16 As requested at consultation stage, the Council has confirmed that the mix of units 
proposed by the applicant meets local needs.  The Council has applied conditions to secure that 
90% of the new housing units will meet Building Regulation requirements M4(2) ‘accessible and 
adaptable dwellings’ and 10% of homes will meet Building Regulation requirement M4(3) 
‘wheelchair user dwellings’.  A total of 1,950 sq.m. of play space will be provided on site, which 
meets London Plan standards according to the expected child yield.  A number of parks and open 
spaces are also within 800 metres of the site; however, the Council has confirmed that no financial 
contributions are required for these facilities. 

Community facilities 

17 The new community centre and replacement nursery will be provided to shell and core.  
This has been secured by condition for Use Class D1 only.  The proposals for social infrastructure 
are supported in accordance with London Plan Policy 3.16 and draft London Plan Policy S1. 
 

Urban design  

18 The buildings proposed range from 2 to 6 storeys with one taller building of 9 storeys, 
replacing an existing 10 storey block.  The applicant has demonstrated that the removal of the 
10 storey block will have a positive impact on local views and the proposed buildings do not 
have adverse effects on local views. 
 
19 As requested at consultation stage, in order to ensure the quality of the scheme, the 
architect has been secured in the draft section 106 agreement.  Should a new architect be 
engaged, the applicant would be required to provide a design monitoring contribution in order 
for the Council to engage professional advice.  This is supported in accordance with draft 
London Plan Policy D2. 
 

Climate change  

20 As requested at consultation stage, the Council has confirmed that flood risk and 
sustainable drainage approaches are acceptable, with measures secured by condition.  The 
energy strategy was agreed at consultation stage. 
 

Transport 

21 Since consultation stage, the number of residential units has slightly decreased to 408, 
whilst car parking has slightly increased to 348 spaces.  The car parking ratio has therefore 
increased from 0.8 to 0.85 spaces per unit; however, it is accepted that this is within both 
London Plan and draft London Plan standards given the site’s relatively poor access to public 
transport.  Provision of a car club bay, electric vehicle charging points and Blue Badge parking 
have been secured by condition.  London Plan cycle parking has been secured by condition.  A 
number of highways, pedestrian and cycle improvements to borough roads around the site will 
be delivered through the proposals, and the Council has secured a £20,000 contribution to 
better link the site into Greenway cycle routes, which will ensure improved pedestrian and cycle 
connectivity.  A delivery and servicing plan and a construction management plan have been 
secured by condition and a framework travel plan through the draft section 106 agreement.  The 
application is compliant with the transport policies of the London Plan and the draft London 
Plan. 
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Response to consultation 

22 Enfield Council publicised the application by sending 1,002 consultation letters to 
neighbouring properties and issuing site and press notices.  A total of 45 responses, including 16 
objections were received, with grounds for objection as follows: 

• Height of buildings. 

• Inadequate parking provision. 

• Increase in traffic. 

• Loss of light and privacy. 

• Out of keeping with character of area. 

• Over-development. 

• Strain on existing community facilities. 

• Impact on local ecology 

23 The following statutory bodies commented as follows: 

• Thames Water – no objection raised. 

• Metropolitan Police – no objection raised. 

• Fire Brigade – no objection raised. 

24 Having considered the responses to public consultation, Enfield Council has proposed 
various planning obligations and conditions 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 D&P/3730/01.  
 

Draft Section 106 agreement 
 
25 The draft section 106 agreement includes the following provisions: 

• Affordable housing as set out above, comprising a minimum of 140 affordable units, of 
which no less than 129 units will be social rent units, and no more than 11 units as 
shared ownership, with an early and a late stage review;  

• Education contribution of £600,795;  

• Highways contribution of £160,000; 

• Design monitoring contribution (if required) of £105,000; 

• Cycle link contribution of £20,000. 
 

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

26 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 

27 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 
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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.  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 

28 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.  

29 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. 

30 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 

31 The strategic issues raised at consultation stage regarding estate regeneration; housing; 
affordable housing; community facilities, urban design; transport; and climate change, have been 
appropriately addressed, and conditions and section 106 obligations secured, and as such, the 
application complies with the London Plan and the draft London Plan and there are no sound 
reasons for the Mayor to intervene in this particular case. 

 

 

 

 

 

 

for further information, contact the GLA Planning Team: 
Juliemma McLoughlin, Chief Planner  
020 7983 4271    email juliemma.mcloughlin@london.gov.uk 
Graham Clements, Principal Strategic Planner 
020 7983 4265    email graham.clements@london.gov.uk 
Martin Jones, Senior Strategic Planner, Case Officer 

020 7983 6567    email martin.jones@london.gov.uk 
 


