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INTRODUCTION

Qualifications and experience
1.0
My name is Terence Garner Dip TRP MRTPI.

1.01
I am the Planning Manager for Major Developments, which is part of the Strategic Planning and Regeneration Section within the Development and Regulatory Services Department of Capita Plc. I have been employed by Capita Plc since 20th October 2014, within Re (Regional Enterprise Limited) which is a joint venture company formed between The Council and Capita to run the Council’s development and regulatory services. The joint venture began on 1st October 2013 and will deliver growth in the Borough and develop a new consultancy business, which will supplement the core activities of the Council.

1.02
Prior to this I have worked in a planning and development environment for more than 40 years, in both rural and urban areas, which has included a considerable level of both private and local government work within the UK and overseas. I have also been a self-employed planning consultant for in excess of 30 years, working for various Local Planning Authorities on long and short-term contracts including a number of contracts with multi-national companies.  

1.03
The Council’s Major Developments team deals with its larger and more complex planning submissions, including regeneration schemes and developments of a strategic nature both to the Council and the wider region. 

1.04
As such I undertake strategic-level decision making for large-scale major developments and regeneration schemes. I have been the planning case officer for the Estate at Childs Hill for over 2½ years. The Phase 2 Scheme involves 132 residential units forming a wider area of estate regeneration of a 1960’s Council estate, aiming to transform the area to create a balanced, mixed and inclusive community.

1.05
I have a good understanding of the Order Land within the wider context of the regeneration area, together with the most recent planning history and relevant planning policy issues.

2.0 BACKGROUND TO THE SCHEME
2.01
The Estate contains the last multi-storey housing blocks owned by the Council. In early 2007, the tower blocks were identified for improvement works to bring them up to the Government’s Decent Homes Standards. However, the tower blocks were outside of any regeneration area whereby grants could be obtained to carry out the improvement works.

2.02
In October 2007, the Cabinet Resources Committee approved regeneration and improvement works to The Estate [CD-8]. This was initially to be implemented through the upgrading of the existing tower blocks by over-cladding the building’s exterior to improve their thermal performance and appearance. In addition, each property was to be provided with new and improved internal fittings giving the residents an overall improvement in their living accommodation and environment. 

2.03
Notwithstanding the above, in 2008 the sheltered housing scheme within the former Garth House and Garth Hall Community Centre was damaged by fire and was demolished in 2009, leaving a vacant site to the south-west of the estate, this is shown on Appendix B. 

2.04
On 23rd January 2008, the Cabinet Resources Committee approved a Planning Brief (“the Brief” CD-9/10) for the Estate. The Brief included the retention of the three taller tower blocks for major refurbishment and improvement which would be funded by unlocking development potential on the Estate. The Brief was to review the existing estate with a view to funding the refurbishments to the existing high-rise housing blocks from the development of areas of underutilised land and buildings within the Estate. 

2.05
The Brief outlines the objectives of the scheme of regeneration for the area which was a twofold approach, covering two distinct areas of works (CD-9/10):
· The first objective was the external and internal improvements to the three tower blocks. These works were completed in May 2012.

· The second objective was to achieve the finances to undertake the improvement works on the estate, with a view to delivering the underlying objectives for the estate which included:

· to create a cohesive sense of place;

· promote the supply of market and affordable housing;

· achieve an integrated balanced community;

· deliver high quality design, employing sustainable construction techniques;

· bring improvements to public amenity space;

· enhance the local economy;

· reinforce local identity; and 

· meet local demand for housing.

2.06
The Brief was drawn up with this framework in mind and in the light of national planning policy.
2.07
Following the preparation and adoption of the Planning Brief (CD-10), Cabinet Resources Committee, 23 April 2009, approved the allocation of £1 million of Growth Area Funding to assist the financial business case for the refurbishment of the three tower blocks and the wider regeneration of the Estate, this is confirmed (Appendix S: para-2.4). 

2.08
Subsequent to the above, the Council was offered further funding for the estate regeneration and on 30th July 2009 [Appendix T] the Cabinet Resources Committee approved the formal acceptance of an award of funding of approximately £7M from the London Development Agency
2.09
This funding was to contribute towards improving the 179 homes within the three tower blocks on the estate. It should be noted that the funding from the LDA still left a shortfall in the overall restoration costs of £1M, in order to resolve this, it was evident that the regeneration of the wider site would still be necessary as it unlocked monies with the land value which would go towards this shortfall. 

2.10
In addition to the funding for the refurbishment of the existing properties on the Estate, the Council undertook a parallel process for the wider estate regeneration and related procurement process to progress the Council’s original aspirations for the Estate and to continue with the wider scheme of development and estate improvement.

2.11
The Council ran a competitive dialogue process to select a development partner for the Regeneration Project Parties entering the competition and tender process were required to submit comprehensive bid submissions which were subject to high levels of scrutiny. On 7 November 2012 (CD-16), following this process, the Council appointed Mulalley/One Housing Consortium as the preferred development partner to take forward proposals for the Granville Road New Housing Development Scheme. In progressing through the bid process, Mulalley, One Housing Group and Sherrygreen Homes (who together now form New Granville LLP) were required to demonstrate a clear understanding of the site context and the regeneration outcomes to be secured.

2.12
The planning application as submitted (Appendix A), was the culmination of the above sequence of decisions and processes by the Council as well as a significant and comprehensive assessment of the existing estate layout and design. 

3.0
DESCRIPTION OF THE SITE AND SURROUNDINGS
3.01 The Estate comprises a residential development dating from the 1960’s which lies within Childs Hill Ward in the south east of the Borough. The Estate encompasses an area of 3.72 hectares, a plan of the Estate is at (CD-06) for clarification of the estate layout and access arrangements. 

3.02 There are 257 residential properties on the Estate, predominantly made up of affordable housing in the form of secure tenancies and managed by Barnet Homes. The existing Estate comprises 178 (69%) social rented units and 79 (31%) private leasehold units. The specific mix is set out in the table below. 

Table of housing mix of existing estate

[image: image1.emf]
3.03 Buildings on the estate currently comprise: 

· three 15 storey residential tower blocks (Granville Point, Harpenmead Point, Templewood Point), comprising 60 apartments each; 

· Beech Court – a 3 storey brick-built block with a tiled roof comprising 21 apartments; which lies to the north-west corner of the estate;

· Nant Court – a 3 and 5 storey block comprising 41 flats, constructed of render and brickwork with a tiled pitched roof, which is located to the east side of Granville Road; 

· Mountfield Court– located to the south-eastern corner of the estate which is a 5-storey block constructed of render and brickwork with a tiled and pitched roof, containing 15 apartments; Single storey pramsheds adjacent to the existing blocks and a number of garage blocks.
3.04 The Garth House development site is vacant behind hoardings, this is the site of the former sheltered housing block and Garth Hall community hall which were subject to fire damage in October 2008 and subsequently demolished, a plan of the former building is at Appendix B.  

3.05 Extending into the Estate but excluded from this application site is a flatted development completed in the last 8 years, comprising two four storey blocks of 16 flats (Athena and Aphrodite) on a former builder’s yard site and offices (forming one of the blocks, now converted) a plan of the former builders’ yard is attached as Appendix C.

3.06 The existing Estate buildings are set within a relatively open landscape, see (CD-06), marked by a series of grassed open spaces with pockets of established tree cover. There is no formal play provision on site, although there is an area of hardstanding north of Templewood Point which is understood to have previously been the site of some formal play equipment which was subsequently moved, this is shown on (CD-06).

3.07 Vehicular access is provided via Granville Road, Llanelly Road and Mortimer Close although each form a dead end and there is no vehicular through route. Parking across the site is arranged in a series of car parks adjacent to the existing blocks, garages, and on street parking. Few of these areas benefit from formal parking layouts marked on the ground; with the exception of some marked disabled spaces. Although there is existing signage referring to the estate being private, parking is not controlled by means of permits, yellow lining, or any other means. 

3.08 Pedestrian routes through the site remain unencumbered and served by a series of paths and alleys through and into the site. These include a footpath to the rear of the Garth House site between Mortimer Close and Cloister Road; a path to the rear and west of Harpenmead Point onto Cloister Road; an alley between properties on Crewys Road to the east onto the estate to the rear of Nant Court; and an access gate onto the adjacent allotments to the rear of Granville Point. Levels rise across the estate from north to south by some 12 metres.

3.09 The Estate is located within a network of mid twentieth century streets which are suburban in character, with 2 or 3 storey terraced or semi-detached houses having front and rear gardens, see the larger scale plan at Appendix D.

3.010 West of Granville Road estate is Crewys Road which comprises late Victorian brick-built houses with pitched slate roofs; the majority of these properties have rear gardens which form the eastern boundary of Granville Road estate. 

3.011 The more southern boundary to the estate is formed by the rear of properties located at the junction of Cricklewood Lane and Crewys Road, running west up to and including the Victorian Baptist Chapel and Primrose Court.

3.012 The western boundary of the estate is formed by the eastern end of Garth Road and Cloister Road, a 1930’s development of brick built semi-detached properties with pitched and tiled roofs. The Childs Hill allotments located to the north of Garth Road and lying to the west of Granville Road estate forms the north westerly boundary.

3.013 The most northern part of the estate boundary is formed by and includes Beech Court and a small block of concrete panel garages on the eastern side of Granville Road opposite Beech Court on the northern side of Nant Road. 

3.014 North of Beech Court is the Hawthorn Business Park comprising three storey blocks of contemporary design buildings with flat roofs, brick walls and feature clad mono-pitched projecting gables. On the east side of Granville Road are a number of additional residential and commercial properties.

3.015 Some 100 metres to the north east of the estate is Childs Hill Park a large open space area covering 3.02ha, which has formal and informal outdoor activities. In addition to Childs Hill Park there is Basing Hill Park open space covering an area of 2.64ha and Golders Hill Park with an area of 14.5ha. Both are within 400 metres of the site, the open space areas are shown on Appendix E.
3.016 The estate is not located within any conservation area, nor are there any statutory listed or locally listed buildings within the estate boundary. The estate is not affected by any designated SSSI or other form of protected area but is located within a flood risk area, see Appendix O.  
4.0 PRE-APPLICATION CONSULTATION
4.01
The applicant submitted a Statement of Community Involvement (SCI) (Appendix F) with the planning application which set out details of the pre-application consultation process undertaken by New Granville LLP and the project design team in respect of the proposed development. This included consultation with local residents and existing residents of the estate, and the feedback received.

4.02
The NPPF (CD-24) gives weight and support to proposals where active and community engagement has taken place, with paragraph 155, promoting early and meaningful engagement and collaboration with neighbourhoods, local organisations and businesses.

4.03
The following information is taken from the Statement of Community Involvement (SCI) Appendix F submitted as part of the application: 

Methodology and Approach

4.04
The SCI states (Appendix F. Pg 10 – 3.1) that from the outset, the applicant has recognised the importance of public engagement to inform the development of the application scheme and in particular with existing residents of the estate. Accordingly, the applicants have co-ordinated consultation and engagement with Barnet Homes to provide a programme of consultation which maximised participation and raised local awareness of the scheme. This was particularly important at the early stages of the scheme’s development in 2013. 

4.05
The Council employed Strategic Urban Futures (StUF), an independent resident advisor, to ensure that residents understood the consultation process and information presented at each event, along with the opportunities residents had for getting involved at each stage of the project.

4.06
Throughout these events, concerns were regularly raised by residents of the estate and immediate area regarding the principle of the proposed development with a majority of people attending expressing their objections to the scheme. Wherever possible, residents were asked to outline the reasons for their objection so that the team could gain a better understanding of this, to ensure residents were as informed as possible about the scheme and to inform further reviews of the proposals by the project team to explore any potential amendments which might overcome some of the objections.

Public Exhibitions and Meetings

4.07
The following list summarises the chronology of key engagement dates for the project (Appendix F. Pg 10 – 3.2) 
· December 2011 – Newsletter explaining that the selection process for a Development Partner for the Council had begun;

· December 2012 – Letter to all residents informing them of the Committee approval to appoint Mulalley as the Council’s Development Partner;

· 12th February 2013, St Agnes Centre – Meeting to introduce Mulalley to residents and outline the proposals, proposed consultation programme and introduce the project team;

· Saturday 20th April 2013, Childs Hill Baptist Church Hall – Community Consultation Day, details of which are outlined in Appendix F. Pg 11 – 3.2.4.
· 4th July 2013, Childs Hill Baptist Church Hall - evening event to give initial introductory presentation followed by an open exhibition with presentation boards and model of the scheme;

· 17th September 2013, Childs Hill Baptist Church Hall – Community Consultation event 3,30pm – 8pm to present amendments to the scheme made since the previous exhibition in July and having had regard to the comments received;

· 1st April 2014 – Council Staff attend Granville Road Residents Association Meeting to provide an up-date;

· August 2014 – Letter sent to all residents from New Granville explaining submission of planning application.
Resident Steering Group

 4.08
A Resident Steering Group was set up following the initial principal exhibition on 20th April 2013, the steering group Granville Estate Residents’ Association (GERA) once formed has been overseen by StUF in their role as resident liaison group and attended by Barnet Homes.
4.09
GERA was set up to give a voice to the residents of Templewood Point, Harpenmead Point, Granville Point, Nant Court, Mountfield and Beech Court. Its purpose is to connect individuals and families who live in the estate and to make them aware about issues related to the estate.
4.10
The applicants liaised closely with both GERA/StUF and Barnet council to ensure that whenever their attendance was required, a suitable representative was present and that any information required for the meetings was provided. Minutes of all meetings were issued to the applicants, ensuring that any issues raised would be given due consideration and where necessary, a direct response provided for the next meeting.

4.11
Meetings were held on 6th June 2013, 20th June 2013 and 27th June 2013 and provided feedback that informed the presentation material for the exhibition on 4th July 2013, to ensure that all issues raised would be addressed. 

Key comments and issues Highlighted
4.12
The comments made at each meeting have been included in the SCI (Appendix F). Details of any changes that have been made to the scheme are also noted in the SCI.
4.13
Some of the comments are outlined below but are expanded in (Appendix F, Pg12 para: 3.2.5.) (SCI). They relate generally to the loss of open landscape, overdevelopment, loss of Pramsheds, lack of parking provision and increased traffic, public rights of way issues, doubts over proposed car club, affordable housing provision not really affordable, objections to the proposed Square, no community centre and a number of other issues all shown within the SCI.
New Granville Website

4.14
Throughout the pre-application stages, the applicants have administered a project website: www.newgranville.co.uk. This has provided a resource that can be accessed freely by estate and other local residents at any time, providing copies of consultation material, and the ability to contact the project team directly with any queries or comments by email. It is intended that this website will remain active post-application and become a resource whereby residents can be kept fully informed about the construction programme. 

5.
PLANNING APPLICATION, PLANNING POLICY AND ASSESSMENT - F/04474/14
5.1
The application submitted (Appendix A) involved the redevelopment of underused land within the Estate. The proposal will deliver physical enhancements to the environment of the Estate bringing about improvements to the quality of life for existing residents and the wider community through the provision of new streets and spaces which are overlooked by new and existing properties and provide for a range of facilities and uses. 

5.2
The development will broaden the range of housing types and tenures within the estate including shared ownership, private and family housing contributing towards a balanced, mixed and inclusive community. 
5.3
The detailed description and assessment for the development is contained within the Planning and Environment Committee Report (CD-17) and within the developers Access and Design Statement at Appendix U. 
Environmental Impact Assessment

5.4
A formal screening opinion for EIA was sought at pre-application stage. The Council issued a screening opinion on the 5th August 2013 (reference F/03186/13) for a 149 unit development confirming that the proposal did not constitute EIA development.
Detailed Planning Application and Policy Considerations
5.5
The detailed planning submission (Phase 2 Scheme) (Appendix A) included for the demolition of Beech Court, existing garages and other ancillary buildings and the erection of new buildings (including an extension to Nant Court) between two and six storeys in height (with additional basement levels in places) to provide 132 new dwellings in total (all use class C3). 
5.6
The Phase 2 Scheme includes for 74 flats and 58 houses, together with associated reconfiguration of the site access arrangements and alterations to parking, landscaping, refuse, recycling and other storage facilities and the provision of new play and communal amenity space. 

5.7
The Phase 2 Scheme proposes a total of 46 affordable housing units on site. This equates to approximately to 35% of the total new dwellings proposed. Whilst this is below Barnet’s policy requirements the percentage has been reviewed by the GLA and subsequently by the Secretary of State on Appeal and has been found to be acceptable. (CD-20 – Para 44). 
5.8
The affordable housing units would all be provided as Intermediate (Shared Ownership) units comprising the following mix:

17 x one bedroom two person flats, 

5 x two bedroom three person flats, 

14 x two bedroom four person flats, 

2 x two bedroom four person houses, 

2 x three bedroom four person houses,

6 x three bedroom five person houses.  

5.9
One Housing Group are the Registered Provider that will manage the new affordable housing for the development. Barnet Homes will continue to manage the current affordable housing within the existing tower blocks and low-rise buildings.
5.10
As part of the proposals, Beech Court is to be demolished and redeveloped, resulting in the loss of 21 x one-bedroom flats, of which 16 are social rented units. The application does not propose to replace these on a like for like tenure basis but instead proposes the provision of shared ownership and market sale properties. 
5.11
This was referred to with the Decision Letter authorising the Planning permission (CD-20 – Para 42, 43) and refers to the need to achieve balanced mix of tenures. 
5.12
However, the demolition of Beech Court will enable improvements to the quality and character of the physical environment of that part of the estate. The development will deliver a net increase in affordable housing of 23% when the 16 Beech Court units are taken into account. The existing estate comprises 178 (69%) social rented units and 79 (31%) private leasehold units. The proposed development will assist in creating a more mixed and balanced approach to housing tenure and reduce the predominance of rented affordable housing in the locality. This is supported by the Decision Letter authorising the Planning permission (CD-20 - Par:44).
5.13
This is also a major objective of the NPPF which seeks to boost the supply of houses and the needs of the market in terms of tenure and affordable housing and this echoes similar sentiments with the London Plan Paragraph 2.14 (CD-25) which requires the boroughs to identify areas for regeneration.
5.14
The London Plan policy 2.7/3.3 (CD-25) encourages outer London boroughs to ensure the availability of an adequate number and range of homes identifying that boroughs should exceed their housing targets, in particular through realising brownfield land capacity via intensification as well as surplus public land. Similarly the London Plan Housing Supplementary Planning Guidance March 2016 (CD 28) provides new guidance on achieving and exceeding minimum housing targets and advises on potential sources of additional housing capacity. The Phase 2 Scheme satisfies these objectives.
5.15
When taken with the existing housing on the estate, upon completion the Phase 2 Scheme would deliver a revised tenure split of 44% social rented, 13% shared ownership and 43% private housing. The total amount of affordable housing within the estate will be approximately 57%. This will still represent a majority of affordable housing tenures in the estate and it delivers a more even split of tenure across the site and therefore a more mixed community. 
5.16
London Plan policy 3.11 seeks, ‘an appropriate mix of affordable housing of 60% social rented and 40% intermediate …’. The Planning Inspector concluded that this policy does not require every development site in the Borough to provide an affordable housing mix of 60% social rented and 40% intermediate, rather that it is a Borough wide target. As such it affords the Council flexibility to address affordable housing needs in their local context and to take account of factors such as scheme viability.

5.17
The Phase 2 Scheme established that the proposed level of affordable housing strikes an appropriate balance to meet policy objectives including the need to bring about significant enhancements to the environment of the estate and a desire to introduce a wider range of tenures, by following an approach consistent with the National Planning Policy Framework 2012 (the NPPF) (CD 24) the London Plan (CD-25:para3.8) and the aims for the estate identified in the Core Strategy (CD-27), the scheme will result in a mixed and balanced community. 
5.18
The design and layout of the Phase 2 Scheme has been based on sound urban design principles using the Councils policies contained in (CD-27 and Appendix R) and Barnet’s Supplementary Planning Guidance for Residential Layout (Appendix L) together with London Plan policies (CD-25, CD-26, CD-28, CD-29) as well as an analysis of the surrounding area. 
5.19
The Phase 2 Scheme shown in Appendix A and Appendix U, seeks to re-introduce a street-based development pattern through the estate working with the existing tower blocks and lower rise blocks. London Plan policy 3.5/3.9 emphasises that communities must be supported by effective and attractive design, adequate infrastructure and an enhanced environment. A more balanced mix of tenures should be sought where social renting predominates and there are concentrations of deprivation. 
5.20
The overall approach to the design of the buildings and elevations has been to use a limited palette of high quality materials and details for both the proposed new houses, apartment blocks and the landscape elements to the private and communal amenity spaces as well as to provide a cohesive overall character to the new buildings in relation to the retained blocks. A similar overall architectural language is proposed for both the houses and apartment blocks to further reinforce this approach, with subtle variations in terms of the detailing of smaller elements introduced to the elevations and landscape areas (Appendix A and Appendix U). 

Overlooking and loss of privacy

5.21
Having regard to (Appendix L: Section 7 - Safeguarding Residential Amenity), the Phase 2 Scheme of development will result in little or no loss of amenity, privacy or involve any significant level of overlooking as a result of this development. In addition and to ensure new windows are not introduced under permitted development rights, conditions are included which remove permitted development rights under the General Permitted Development Order 2015 (As Amended): Schedule 2: Permitted Development Rights – Part 1: Development within the Curtilage of a Dwellinghouse. 

Outlook and visual impact

5.22
The documents submitted with the Phase 2 Scheme included plans showing the impact of the proposed development from key locations within the area surrounding the site and also showed the relationship of the proposed buildings with neighbouring properties and spaces, see (Appendix A and Appendix U). 

5.23
The design, size and siting of the proposed buildings, in particular Block A, is such that they would not have an unacceptable visual impact or result in any significant loss of outlook at neighbouring properties including dwellings in Crewys Road, Nant Road and Llanelly Road, (CD-20: para 60).
5.24
The proposals will reconnect the estate with its surroundings via alterations to Granville Road, Llanelly Road and Mortimer Close resulting in a series of linked, mixed tenure streets providing a defined and attractive public realm, in accord with London Plan Policy 3.5 see Appendix V and CD-25. 

5.25
The Phase 2 Scheme will provide for a high quality architectural design approach which is considered to relate acceptably to neighbouring properties and is in keeping with the character of the area; does not cause any unacceptable harm to the amenities of the occupiers of existing neighbouring properties and will provide its future occupiers with a good standard of accommodation.  This is considered to accord with planning policies, see (Appendix R and CD-27), that seek to optimise the use of underutilised and vacant land with high quality development.  
5.26
The Core Strategy (CD-27) supports this view in that Policies CS1, 3 and 4, set out a three strand place shaping strategy of ‘protection, enhancement and consolidated growth’ that will ‘concentrate and consolidate housing and economic growth in well located areas’. Furthermore, Policy CS3 highlights that we will ‘seek to optimise rather than maximise density to reflect local context, public transport accessibility and provision of social infrastructure.’
5.27
Policy CS4 highlights that in ‘seeking to maintain the housing supply we will adjust the type and mix of housing sought, having regard to the financial viability of development, the housing market and the needs of different groups.’ Granville Road estate is a ‘priority housing estate’ for new development, Core Strategy states para7.2.12:
"The Granville Road Estate was built in the 1960s and consists of three 15 storey tower blocks and a further three blocks of low rise housing. It is in need of capital investment to refurbish the tower blocks and also to improve the estate environment and integrate it with the surrounding community. Within the estate there are some surplus lands and these offer the opportunity to build some additional homes for private sale, and intermediate housing for sale, thus creating a mixed tenure community. The regeneration of the estate will be in two phases. The first phase the refurbishment of the tower blocks is under way and the second phase will be the building of new homes. It is expected that in the range of 130 to 140 new homes will be built. New homes are expected to be delivered by 2016."
Creating Inclusive Environments for all Members of the Community

5.28
Planning policies make it clear that new developments should be accessible, usable and permeable for all users. The Design and Access Statement (Appendix U – Mix and Tenure: Pg84 – 87), sets out that all the proposed dwellings would meet the relevant Lifetime Homes standards. At least 10% of the dwellings proposed (14 in total) would be designed to meet wheelchair accessible standards or be easily adaptable to meet such requirements and 14 of the parking spaces proposed would be provided to a disabled parking space standard. 

Pramsheds

5.29
The proposals incorporate the re-provision of the pramsheds shown on (Appendix G and Appendix U:Pg167) which are for the existing buildings at Templewood, Harpenmead and Granville Point – 8No Pramsheds per tower block.  Nant Court was 6No Pramsheds. The existing Pramsheds for Mountfield would be retained as part of the proposals 

5.30
The Pramsheds are designed to replace existing Pramsheds which would be demolished as part of the proposals. New Pramsheds would be weather protected, secure and of similar height and size as the existing Pramsheds to ensure adequate re-provision, details of the design is at (Appendix U Pg:167). 

Travel and Construction Management Plans
5.31
A Strategic Level Residential Travel Plan is required for the Phase 2 Scheme. Conditions and legal obligations are included with the planning permission to ensure that an acceptable and policy compliant Travel Plan is provided prior to its occupation and that a Travel Plan Champion is appointed, (a person appointed by the owner who shall be responsible for implementing, monitoring progressing, reviewing and reporting on the travel plan in order to ensure that the travel plan achieves its objectives and targets) see (CD-21). 

5.32
In order to ensure that the travel plan has the best chance of effective uptake and in accordance with the Council’s s106 Supplementary Planning Document (Appendix H), upon occupation, each new household will be offered a travel voucher enabling them to select 2 of the 3 following incentives to the value of £300, which will be secured as part of the s106 agreement (CD-21):

• Oyster card with £150 credit

• Cycle shop voucher to the values of £150

• Car club credit/membership to the value of £150

5.33
To mitigate any adverse impacts from construction traffic on the road network surrounding the Estate, a Construction Management and Logistics Plan is also required.

Contaminated Land, Flooding and Water Infrastructure Matters

5.34
The Estate falls within an area identified as being at possible risk of flooding. A Flood Risk Assessment (Appendix-P) has been submitted with the application which incorporates a proposed drainage strategy for the site.

5.35
The Phase 2 Scheme referenced the sustainable drainage options for the estate, following the drainage design hierarchy listed in London Plan Policy 5.13 (CD-25). Drainage options have been considered on the basis of achieving greenfield run-off rates. Having regard to the presence of a Local Flood Risk Zone (LFRZ) which is identified in the Council’s Surface Water Management Plan (Appendix I: Pg i) on land to the north of the site, the developer has included the existing development within the relevant calculations. 
5.36
In order to achieve the required greenfield run-off rates, Appendix P calculates that up to 1265m3 of surface water storage needs to be provided with the scheme, yielding a total reduction in surface water runoff from the site of 206litres/second (from 258 l/s to a greenfield runoff rate of 52 l/s).
5.37
The application demonstrates that the adopted strategy for the estate, Appendix - P selects a series of SUDS techniques suited to the site which is spread evenly across the site. These include the provision of green roofs, filter strips and swales (including a rain garden along Granville Road), permeable surfaces to parking areas and underground tanked systems. Sedum green roofs are proposed to allow for the installation of photovoltaic panels, given the low maintenance required.

5.38
Thames Water responded to the consultation for the application but did not raise any objections to the proposal. Both businesses potentially supplying water to the development (Affinity and Thames Water) were consulted on the application and neither raised any objections to the Phase 2 Scheme in relation to water supply matters or on any other grounds.

5.39
The Environment Agency did not raise any objection to the proposal nor requested that any conditions be imposed on a grant of consent in terms of contaminated land or water quality matters.

5.40
Although they did not object to the Phase 2 Scheme the Environment Agency noted that the development is located within an area of water stress and stated that they would expect water efficiency measures to be used in the development, in addition, they also requested a condition requiring details to be submitted in relation to drainage matters. 

5.41
The Council’s Environmental Health Service has confirmed that there are limited issues with contaminated land on the estate and any potential concerns they may have regarding contaminated land issues are adequately addressed through the conditions applied to the planning approval. 

Safety and Security Matters:

5.42
Development plan policies, (CD-27: Pg50), requires new developments to provide a safe and secure environment for people to live and work in and reduce opportunities for crime and fear of crime. 
5.43
The London Fire and Emergency Planning Authority and Metropolitan Police Service did not raise any objection to the proposal or request that conditions be placed upon any grant of consent. The proposal was therefore deemed to be acceptable in respect of providing a safe and secure development.

Highway Layout, Parking and Pedestrian Footway Improvements

5.44
Highway Layout:
A new road layout is proposed for the Phase 2 Scheme, allowing access through the site and joining Llanelly Road with Granville Road to the north, this is shown on Appendix V. This stretch of Granville Road between Nant Road and Llanelly Road will be a private road maintained by One Housing Group. The new layout will allow residents better choice of route off site but is specifically designed as a Home Zone, with design speeds for traffic of 20mph with in-built traffic calming measures, in order to avoid a ‘rat-run’ developing and ensuring it is no faster or more convenient than the existing route via Nant Road and Crewys Road. No through route is proposed to Mortimer Close. The access from Mortimer close will only allow access to the proposed new houses in The Close and the parking court to the rear of Mountfield Court.

5.45
Parking:

Basement car parking is to be provided to two of the proposed blocks of flats. Surface car parking courts will provide the majority of the car parking for the terraced houses. In total there will be 134 parking spaces for the proposed 132 new units equating to a ratio of just over 1:1 see Appendix U: Pg80. 

5.46
A total of 196 car parking spaces will be provided for the 236 retained existing properties representing a ratio of 0.83:1. The scheme proposes 330 spaces in total. All of the spaces will be properly marked out and will be managed and controlled by One Housing Group. This will prevent commuter parking within the estate and will provide a slight increase in car parking capacity compared to existing conditions see Appendix W. 

5.47
Cycle Spaces:

A total of 188 secure cycle parking spaces are to be provided for the proposed dwellings and a further 36 spaces for visitors. This does fall marginally short (by 3 spaces) of the London Plan standard but has been considered to be acceptable these are shown on Appendix W.
5.48
Transport Assessment:

The Phase 2 Scheme has been designed to provide appropriate and safe access for all users.  A Transport Assessment was submitted with the application (Appendix J: Section 2) and the Council’s Highways Officers are satisfied that the development would not be expected to result in any significant adverse impacts to the local road network (including when the transport impacts of other committed developments in the surrounding area are taken into account). 

5.49
Existing pedestrian routes through the estate are to be retained and enhanced through increased overlooking and appropriate boundary treatment in accordance with advice received from the Crime Prevention Design Advisor. This layout and approach also enhances the permeability of the site for cyclists, with secure cycle parking provided for residents within the communal public realm areas, see Appendix W: Pg 164.

5.50
A planning obligation is included with the approval to secure a contribution towards implementing the improvements identified in the PERS audit. 

5.51
The Council’s Traffic and Development Team have assessed the proposal and consider it to be acceptable and compliant with the objectives of development plan policy.

Landscaping, Open Space, Amenity Space and Public Realm 

5.52
Linear Park:
At the heart of the Phase 2 Scheme is a linear park, see Appendix: N. This central public open space is defined on each side by a linear run of new houses or existing flat blocks. The space is designed with a naturalistic character with minimal hard surfacing. Low feature walls are introduced to reflect the geometry of towers located at each end and punctuate the space. Grass mounding is used along with informal tree planting and hedging are used to act as buffers to surrounding roads. 
5.53
Within the parkland itself, the majority of existing mature trees are retained, see Appendix: N, with much of the play equipment arranged around them. Footpaths run across the space linking the terrace of houses to the central spine road. Parking bays are broken up by new street tree planting and low level planting areas to soften visual impact of parking around key green space.

5.54
The proposed layout was amended, following initial submission, to increase the communal amenity area serving Granville Point by approximately 20% to ensure that it exceeds the area of the existing communal fenced area serving the block. This is also referenced in an updated Open Space Assessment included in Appendix K.

5.55
Minor amendments to the layout in response to comments received from the Designing Out Crime Officer, included increased security of boundary treatments in areas across the site and more detail on the access control strategy to communal areas and the proposed flat blocks.

5.56
The Phase 2 Scheme has however been more directly informed by the proposed open space strategy Appendix K, recognising the existing open nature of the estate and the need to provide adequate levels of playspace, amenity space and public open space in the new development for both the existing properties on the estate and the new units.
5.57
The proposed open space strategy for the estate is:

· To provide high quality formal and informal equipped playspace on site accessible to all residents;

· To provide new high quality communal areas serving the existing and proposed flat blocks for the benefit of existing and new residents;

· To provide high quality informal open space to other public areas across the site that incorporate planting and imaginative play for residents;

· To provide all new houses and flats with suitable levels of private amenity space, meeting policy standards;

· To enhance existing public open space in the local area, particularly Childs Hill Park;
5.58
Dedicated landscaped communal amenity space will be provided for each of the existing blocks of flats on the estate to provide semi-private open space which is currently lacking from the site for existing residents.

5.59
All new houses are provided with rear private gardens that meet the Council’s minimum standards, with some supplemented by terraces where required. Proposed flats each benefit from a balcony that also meets the applicable minimum standards. The proposed layout satisfies all privacy distances set out within the Council’s Supplementary Planning Guidance (Appendix L).

5.60
Balcony provision is supplemented by further amenity space, allocated to each existing and proposed flat block to provide semi-private open space which is currently lacking from the site for existing residents. This together with additional central open space at the site, including an area identified during the public consultation events as particularly valued by existing residents, provides amenity space across the site that satisfies the Councils standards, this is shown on Appendix N.

5.61
All new spaces will benefit from high quality informal natural play elements, new native planting, a clear management regime and natural surveillance will ensure that they are useable and offer an enhancement over the current provision. The existing area of designated open space within the estate will be improved and increased in size from 255m2 to 378m2, this is shown on Document M. 
5.62
The site also benefits from good accessibility to existing local open space in the form of Childs Hill Park and Basing Hill Park Open Space as well as Golders Hill Park in the wider area, as outlined on Appendix E.

5.63
The strategy outlined above, ensures sufficient open space on site for existing and proposed residents alike, serving the under 12’s age group following the London Plan 10m2 play provision per child is provided. The development is not required to directly provide onsite facilities for the over 12’s group as this is already provided at Childs Hill Park and other nearby open spaces.
5.64
Throughout the Phase 2 Scheme, proposed roads and routes are to be defined and treated using high quality hard and soft landscaping, including the use of street trees as part of a comprehensive and co-ordinated landscaping strategy across the site see Appendix N. 

Trees and Biodiversity

5.65
There will be approximately 96 trees removed from the estate these will be mostly sub-standard trees or trees that need to be removed to enable the Phase 2 Scheme to take place. None of the trees to be removed are covered by a Tree Preservation Order. It is intended to replace these with up to 200 native species trees of various sizes (including whips, standards, extra heavy standards and semi mature trees) see Appendix N. 

5.66
Use of green roofs, tree planting and other ecological enhancements are promoted to improve biodiversity. Natural England responded to the consultation on the application and confirmed that it did not have any objection to the proposal. However, it advised that the council should consider requesting biodiversity enhancements in relation to both bats and birds. 

5.67
London Plan Policy 5.2 (CD-25) requires development proposals to make the fullest contribution to minimising carbon dioxide emissions in accordance with the following energy hierarchy:

Be lean: use less energy 

Be clean: supply energy efficiently

Be green: use renewable energy

5.67
Local Plan policy DM01 (Appendix R) states that all development should demonstrate high levels of environmental awareness and contribute to climate change mitigation and adaptation. Policy DM04 requires all major developments to provide a statement which demonstrate compliance with the Mayors targets for reductions in carbon dioxide emissions, within the framework of the Mayor’s energy hierarchy. The developers have referenced these issues in their Access and Design statement Appendix U. 

5.68
A number of conditions and planning obligations have been included to ensure that the Phase 2 Scheme achieves a suitable quality of residential environment, does not cause any unacceptable harm to the amenities of neighbouring occupiers, achieves the benefits that the submission advances in support of the scheme and mitigates any potential adverse impacts from the proposal, see CD-20 which outlines all the planning conditions referenced in the Planning Inspectors letter. 

Public Squares
 
5.69
The central route through the estate is punctuated by three public squares. Whilst there is a significant slope over the site, the public squares will feature a series of flat terraced levels, with raised planting beds and retained seating walls used to adapt level changes. Core Strategy policy CS7, seeks, among other things, to enhance open space and meet increased demand by securing improvements to open spaces including provision of children’s play. The squares to be formed are situated adjacent to the three existing tower blocks. Higher-quality hard landscaping materials are incorporated: clay pavers; high-finish granite constituent pavers; brick retaining wall edges topped with timber seating. Squares are distinguished through a strong colour scheme both in the blooming plants, but also leaf colour of the gridded trees. 

5.70
The landscaping proposed for the estate (Appendix N) includes an adequate balance of hard and soft surfaces (including new areas of lawn and shrub planting), provides an appropriate setting for the buildings proposed and includes the planting of 200 new trees. It is considered that the replacement planting proposed provides adequate mitigation for the loss of the trees identified. No trees outside the application site are proposed for removal as part of the works. 

Community Infrastructure Levy 

5.71
The proposed development is estimated to be liable for a payment of £1,291,410 under the Barnet CIL based on the floorspaces proposed as part of the application. 

5.72
The proposed development is also estimated to be liable for charge of £390,320 under the Mayoral CIL. 

Daylight and Sunlight
5.73
The Daylight, Sunlight & Overshadowing Assessment (Appendix U: Pg 52), provided included clarification of the BRE Guidance in respect of existing properties already affected in daylight terms by balconies above units and the assessment of ground floor windows to the new development at 124-128 Granville Road. The addendum also confirmed that the ground floor kitchens in Templewood Point fall below the Council’s size threshold for habitable rooms.
5.74
Subsequent changes significantly improved the results of the assessment, with 54 rooms previously falling below the relevant BRE guidance thresholds now reduced to just 4. As the committee report detailed see (CD-17), in these 4 instances, daylighting has been maximised as far as possible and practicable, further amendments are not possible due to other constraints which take precedent (e.g. avoiding overlooking, ensuring adequate balcony provision, and car port provision for a wheelchair house). These significantly improved results ensure the amenity of prospective occupants is optimised.

5.75
The daylight and sunlight report submitted and amended did not show any significant or detrimental adverse impacts on windows at neighbouring properties. There were therefore no issues with this aspect of the scheme. 

Flooding
5.76
The estate is within Zone 1 as defined by the Environment Agency Flood Maps (Appendix O) which shows the site to be within the Childs Hill Critical Drainage Area, this is due in principal to the location of the culverted Clitterhouse Stream which has been shown to be at risk of flooding in the past.
5.77
A Flood Risk Assessment and Drainage Strategy was submitted (Appendix P) with the application detailing how the development will deal with surface water runoff and drainage to ensure that post development, greenfield run-off rates at the site are achieved and bettered. This is to be achieved through a combination of SUDS techniques and will result in a net enhancement at the site in terms of run-off rates. Thames Water and the Environment Agency have been consulted and have no objections to the application subject to the conditions recommended. 

Sustainability, Energy and Carbon Reduction
5.78
The proposed Phase 2 Scheme would make efficient use of brownfield land, would improve and promote public transport accessibility and create a mixed and balanced community. The development has also been designed to minimise its impact on the environment, with an emphasis on using less energy.  This is entirely in accord with both the National Planning Policy Framework and the statutory development plan (which principally comprises the London Plan and the Council’s Core Strategy).
5.79
 All residential units are designed to achieve Sustainable Homes (CfSH) certification. The Phase 2 Scheme will deliver at least a 40% reduction in CO2 emissions above Building Regulations (2010), including the provision of on-site renewable energy through the installation of 180 photovoltaic solar panels on the roofs of the proposed flat blocks and further provision to each house.

5.80
A Sustainability Statement, prepared by the applicant, was submitted with the application. This identified a number of sustainable design features that the proposal would incorporate to develop in a sustainable way, mitigate and adapt to climate change, conserve resources and minimise pollution, this philosophy sits at the heart of the NPPF (NPPF paragraph 14), which identifies that there are three elements to sustainable development: economic, social and environmental. 
5.81
Sustainable development involves making positive improvements in the quality of the built, natural and historic environment as well as in people's quality of life NPPF paragraph 9 (CD24). In addition the Sustainable Design and Construction SPD 2013 (Appendix X), includes elements such as measures to reduce water consumption, the provision of appropriate recycling facilities, the inclusion of energy efficiency measures, the use of appropriately sourced materials and the installation of facilities for cyclists, the works included with the Phase 2 Scheme are compliant with the NPPF and SPD and were acknowledge as such in the Decision Letter authorising the Planning permission (CD-20).

5.82
Reference has been made to the emerging London Plan within the assessment of the Phase 2 Scheme however, the plan has been subject to consultation, closing on 2 March 2018 (CD 26). An examination in public of the draft is scheduled for Autumn 2018. The emerging London Plan is expected to be adopted by the Mayor of London during Autumn 2019. It is emphasised that emerging local plan documents should be given little weight as material considerations in determination of planning decisions.
5.83
However, the Draft London Plan does support the Phase 2 Scheme, with Policy H5 which sets a strategic target for 50% of all new homes delivered across London to be affordable and Policy H6 sets a threshold level of 50% for public sector land. The Phase 2 Scheme delivers 35% affordable housing. Furthermore, Policy H10 supports the loss of existing housing where the housing is replaced at existing or higher densities, and the loss of existing affordable housing where it produces an uplift in affordable housing provision. The Phase 2 Scheme delivers a net increase in affordable housing on the estate 
5.84
It is considered that the details provided in the submission for the Phase 2 Scheme are acceptable and that the scheme of development would result in an appropriate standard in respect of sustainable design and construction matters. 

6.0
CONSULTATION EXERCISE
6.01
To publicise the Phase 2 Scheme, letters and emails were sent to 2,522 addresses in October and again in December 2014, following further amendments to the scheme. The application was also advertised on site in 12 locations within the estate and in the local press at that time. Copies of the application and its amendments were also placed in Childs Hill Library as part of the consultation exercise.

6.02
In total 15 petitions containing 746 signatures and 215 letters/responses were received from local residents, councillors and a member of the House of Lords. One response received supports the proposal and one response was neutral. The remaining responses were objections. Many of the objectors wished to speak at committee, a limited number of representatives of the various groups were allowed to speak to Members.

6.03
Council internal consultations

· London Borough of Barnet Highways Section

· London Borough of Barnet Scientific Services

· London Borough of Barnet Trees Section - Planning

· London Borough of Barnet Affordable Housing Development

· London Borough of Barnet Green Spaces

· London Borough of Barnet Green Spaces – Trees

· London Borough of Barnet Refuse services

6.04
External Consultations

· Transport For London

· Environment Agency

· Natural England

· Thames Water

· Affinity Water

· London Fire Brigade

· Metropolitan Police Service – North West London Designing Out Crime Team 

· Highways Agency

· Transco

· National Grid

· English Heritage  - Archaeology

· Additional Consultees included

· CLAN (Crewys, Llanvanor and Nant) Residents Association

· Granville Estate Residents Association

· Elected Members:

· Councillor P Zinkin

· Councillor S Ryde

· Councillor J Cohen 

· Mike Freer MP
6.05
The consultation process carried out for this Phase 2 Scheme is considered to have been entirely appropriate for a development of this nature. The extent of consultation exceeded the requirements of national planning legislation and Barnet’s own adopted policy on the consultation process to be carried out for schemes of this nature.

7.0
COMMITTEE DECISION AND SUBSEQUENT PLANNING APPEAL
7.01
The Phase 2 Scheme was referred to the planning committee, see planning committee report (CD-17) recommended for approval by officers to Members, providing a list of planning conditions and the heads of terms for the section 106 agreement.

7.02
However, the Phase 2 Scheme was considered by Members who refused consent on 26 March 2015 due to the number of objections and public opinion put forward at committee as well as Members concerns in relation to the residents’ comments, it was resolved by Members to refuse planning permission for the development as submitted.

7.03
The reasons for refusal put forward by Members are shown on the decision notice (Appendix Q)
7.04
Following the refusal of the application a planning appeal was made to the Planning Inspectorate requesting an inquiry into the case. The Inquiry took place on 28 June 2016 to 5 July 2016 and the Inspector’s decision letter was dated 8 August 2016. A copy of the Inspector’s statement is contained within Core Document (CD-20) which upholds the appeal on behalf of the developers
7.05
Within the Decision Letter Authorising the Planning Permission, the Inspector highlighted the main issues to be considered with the appeal, (CD-20: Pg2 Para 4);
‘The main issues are whether the proposed development makes appropriate provision for open-space, affordable housing and community facilities’ (My emphasis.)
Open Space
7.06
In regard to Open space the inspector stated in (CD-20: Pg3- Para15)(Appendix X -  Sustainable Design and Construction Supplementary Planning Document [SPD]), 

’15. It is common ground between all parties that the proposed scheme would provide open space and amenity space in excess of the minimum requirements of the Council’s Sustainable Design and Construction Supplementary Planning Document(SPD)…’ 
7.07
Furthermore (CD-20: Pg3):
’18. The appeal scheme would inevitably result in the loss of some of the estate’s open character and ‘green feel’. This would be the case (albeit to varying degrees) whatever the quantum of development upon it; development that is supported by the Core Strategy’. In my judgement however, this would not be significantly to the estates detriment. The scheme would result in the planting of a very substantial number of additional trees the provision of varied landscaped public and communal spaces and numerous areas of children’s play space, which would be well-overlooked; 
7.08
The Inspector also commented (CD-20: Pg 4 – Para 22), that: 
‘…the estate lies wholly within the catchment of Childs Hill Park, which is the nearest Local Park This is assessed as a high quality/high value park in the Council’s draft Open Spaces Strategy 2016 – 2026. Parts of the estate also lie within the Basing Hill Park and Elm Park. Thus the estate is not within an area of Local Park deficiency.’

7.09
There was little that the Inspector considered to be un-toward with the scheme of development before him and the issues of open space, both public and communal areas. He referred to (also see (CD-27): Core Strategy CS7, Pg89 and Appendix DMDPD: DM01-Pg16 and DM15-Pg55):
‘the appeal scheme would make appropriate provision for open space. It would not conflict with Core Strategy policy CS7 which seeks, among other things, to enhance open space and meet increased demand by securing improvements to open space including provision of children’s play. Nor would it conflict with DMDPD policies DM01 and DM15, which seek, among other things, to ensure that where open space is lost it is replaced by equivalent or better-quality provision, does not create further public open space deficiency and has no significant impact upon biodiversity; and to retain outdoor amenity space having regard to a development’s character’.
7.10
Taking cognisance of the above it is clear that the Inspector did not consider that the development would be detrimental to open space provision on the estate, he went on to state that (CD-20: Pg5 -Para 25): 

‘Reference was also made to Paragraph 74 of the Framework, which states that existing open space should not be built on unless it would be replaced by equivalent or better provision in terms of quantity and quality. Clearly the proposal would not provide and increase in open space quantity. Even so this needs to be seen in the context of Core Strategy policy CS3, adopted post-Framework, which envisages development of the estate for upto 140 houses for regenerative purposes, and the frameworks emphasis on a plan led system. As such, I do not consider that paragraph 74’s wider scope weighs heavily against the appeal proposal in these circumstance’. 
7.11
In conclusion, the Inspector clearly found that the scheme is acceptable from an open space point of view and was found to generally be in compliance with Council policy.

Affordable Housing

7.12
The aspect of affordable housing was referred to within the Planning Permission, (CD-20: Pg 6 – Para:30) wherein the Inspector commented:
‘30. There was some debate at the Inquiry about the overall amount of affordable housing to be provided by the scheme. Both the Council and GERA nonetheless accepted that there was no evidence to gainsay the appellant’s position (previously agreed with the Council on the basis of viability information) that the scheme was providing the maximum number of affordable housing units that it could.’

7.13
Notwithstanding the above, it was clear that the main issue was (CD-20: Pg6-Para31):

‘31… whether the scheme, which would deliver 100% of its affordable housing as intermediate housing, provides an appropriate mix of affordable housing’.

7.14
In addition to the above, the Inspector did not consider that the appeal proposal conflicted with policies 3.12 and 3.13 of the London Plan (CD-25) which seeks to provide the maximum amount of affordable homes on sites with more than 10 units.

7.15
In light of this, London Plan Housing Supplementary Planning Guidance (SPG) states (Appendix Z:para5.1.15):

‘Replacement of social/affordable rented units by intermediate provision is acceptable where it can be robustly demonstrated that this would achieve a more appropriate range of housing provision in a neighbourhood or borough and contribute to achieving a more mixed and balanced community’. 
7.16
Core strategy policy CS4 (CD-27) echoes the same aims as the London Plan, however the Inspector took the view (CD-20:Pg6-para33), that he considered:
’33….this policy does not, in my judgment, require every development site in the Borough to provide an affordable housing mix of 60% social rented and 40% intermediate. I consider it to be a Borough wide target, which necessarily affords the Council flexibility to address affordable housing needs in their local context and to take account of factors such as scheme viability’.
7.17
Further, (CD-20:Pg7-para 35) stated that:
‘35. Likewise, London Plan policy 3.12 highlights ‘the need to promote mixed and balanced communities’ and to consider ‘the specific circumstances of individual sites’.
7.18
It was also clear to the Inspector that the Council’s Housing Team: 

‘43….that the Council’s Housing team, which it is reasonable to consider is well-placed to take an overview of affordable housing need and tenure in the Borough, responded to the appeal proposals by saying that they ‘deliver the Council’s vision for the estate’ and ‘will be addressing tenure needs that have not been available previously with 46 of the homes being for shared ownership’.

7.19
The inspector concluded in paragraph 44 page 8 (CD-20):
‘44. I conclude, therefore, that the appeal scheme would make appropriate provision for affordable housing. It would not conflict with Core Strategy policies CS4 and CS15 or London Plan policies 3.12 and 3.13, which are addressed above. Nor would it offend the guidance set out in the Council’s Affordable Housing SPD or the London Plan Housing SPG, also addressed above’.

7.20
In consequence to the above the scheme was considered to be acceptable in terms of the affordable housing element for the estate and the introduction of a more balanced and mixed tenure and ultimately community.

Community Space

7.21
The Inspector highlighted the fact that the Phase 2 Scheme made no provision for any on site community facilities, which was highlighted by the Council and GERA. 

7.22
In an effort to review this the Inspector referenced DMDPD policy DM13, which seeks to prevent the loss of community uses (CD20: Pg8- Para 47) however he commented: 

‘47…it is clearly not relevant to the appeal before me as no community uses will be lost’.
7.23
Reference was also made to: 


‘48. Core Strategy policy CS10 sets out how community facilities will be provided. Most relevant is bullet point 4, which states that the Council will: 

‘expect development that increases the demand for community facilities and services to make appropriate contributions towards new and accessible facilities, particularly within the regeneration and development areas of the Borough…’. 
7.24
There is no policy requirement to provide on-site community facilities, albeit that this could be an option if it were to be considered appropriate and justified. In this instance the Phase 2 Scheme did not include for a community centre as there was not considered to be an identified need, the Inspector commented (CD-20: Pg8-Para50):

‘50. There is not, however, any substantive evidence before me to support the view that a community hall is necessary over and above any other form of community facility; that it would be financially viable as an on-going enterprise; or that it could be delivered as part of a viable and appropriately designed residential scheme..’

7.25
In regard to providing a community centre or similar facility, the Inspector in (CD-20:Pg8-Para51) stated that:
‘51….the appeal scheme will make a contribution through the Council’s Community Infrastructure Levy (CIL) of just over £1m for infrastructure provision in the Borough. These funds can be used by the Council to fund new or to improve existing community facilities in the area of the appeal site, as per the Council’s Regulation 123 List of infrastructure, which includes reconfigured provision and/or improvements to Childs Hill Library near the site. In my judgment, this CIL payment falls within Core Strategy policy CS10’s definition of ‘appropriate contribution’s’.

7.26
In conclusion the inspector confirmed that (CD-20:Pg8 – Para51): 

‘52. I conclude, therefore, that the appeal scheme makes appropriate provision for community facilities. It would not conflict with the requirements of Core Strategy policy CS10, discussed above’.

7.27
There were a number of concerns about the effect of the proposed development on highway safety and efficiency; evidence in relation to flood risk; sunlight/daylight impacts and outlook; ‘pram sheds’ used for storage by residents; air and noise pollution from the proposed development; anti-social behaviour and burglaries; inaccurate density and outdoor space calculations, however the Inspector did not consider that there was sufficient evidence to change his opinion to approve the case before him. 
Decision Letter authorising the Planning permission

7.28
The Decision Letter authorising the Planning permission (CD-20) includes 42 planning conditions, these are outlined in detail within (CD-20: Para-61 to 63) together with a number of planning obligations which are outlined in (CD-20: Paragraphs 64 to 75), both the conditions and the obligations will all need to be complied with as part of the development. 
7.29
The planning obligations which form the Section 106 agreement are included as core document (CD-21) the obligations will be discharged as the development progresses, but generally relate to:

( 35% affordable homes as intermediate housing

( A contribution of £210,000 for park improvements to Childs Hill Park; 

( A contribution of £75,000 for parking control improvements; 

( A contribution of £200,000 for pedestrian environment and public realm improvements; 

( A travel plan and car club; 

( A restriction on car parking permit applications; and 

( 5 apprenticeships during the construction and operational phases.

7.30
The New Granville Limited Liability Partnership proof of evidence prepared by Mr Williams, outlines in Section 5 and 6, the prior to commencement conditions that need to be complied with and emphasises their commitment to the scheme delivery (para:6.1-6.8). 
7.31
Mr Williams proof confirms (para 5.14) that some of the prior to commencement conditions have already been complied with and the developer and the council are working to discharge the remaining conditions, Mr Williams also states that he is unaware of any reasons why this should not be achieved and I agree with him.
7.32
Subsequent to the above, a non-material amendment application (reference 17/5054/NMA) (CD 22) has been approved by the Council as local planning authority on 15 November 2017. The amendments to the Planning Permission were to re-arrange the substation/pump room and replacement pramshed building adjacent to existing Granville Point Tower, and for the relocation of a bike store for the new 'Block C'

8.0
CONCLUSION
8.01
Development of the Order Land will support the regeneration of Granville Road Area by providing new residential units, public realm enhancements and a new more usable public open space area which will be realised within the new housing proposed; enhancing the quality of the existing improved provision of housing.

8.02
The Phase 2 Scheme is compliant with the adopted Policy Framework for the area and is not subject to any planning impediments. The Phase 2 Scheme will improve the economic, social and environmental wellbeing of the area and will contribute to the greater benefits that would be secured by unlocking the wider delivery of the Scheme.  

8.03
The implementation of the development is subject to the completion of the Order. Without the Order Land the regeneration of the estate will not take place in its expected fashion and the area will remain somewhat disjointed in its location and disconnected from the surrounding area.

8.04
Delivery of the scheme will unlock the wider social and environmental benefits that will come from the full delivery of the Scheme including key social, economic and environmental benefits.
9.0
Declaration
I believe that the facts stated in this proof of evidence are true.

__________________________

Mr Terence Garner Dip TRP MRTPI dated [



]
Page 44 of 44 


