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Introduction

This Statement has been prepared by Avison Young on behalf of Marstead Living Limited/IBSA, the
owners of the Watchtower House and Kingdom Hall (WTHKH) site in Mill Hill (site allocation ref. 49).

Marstead Living has recently submitted a planning application for the redevelopment of the WTHKH
site for 185 homes, comprising 175 x Specialist Older Persons Housing (SOPH) units (use class C2) and
10 x conventional dwellings (use class C3) plus a community facility. The application is pending
determination (ref. 22/0649/FUL).

This statement sets out our comments with respect to the issues and questions raised by the
Inspectors regarding Matter 10, as relevant to Site ref. 49 and our particular representations.

Question 1 - Are the proposed site allocations appropriate and justified in the light of potential
constraints, infrastructure requirements and adverse impacts?

Question 2 - Is there any risk that any infrastructure requirements, site conditions and/or
constraints might prevent or delay development or adversely affect viability and delivery?

Site ref. 49 is a vacant, previously developed, deliverable (for the purposes of the NPPF Annex 2
definition) site. The principle of allocating the site for development is entirely appropriate and
justified.

Potential constraints, infrastructure requirements and adverse impacts associated with the allocation
have been thoroughly explored and assessed as part of the preparation of planning application ref.
22/0649/FUL which is in accordance with the allocation. No significant barriers to development have
been identified as part of this process which is the product of extensive joint working with LBB and
other stakeholders. We consider provides clear evidence that development can be delivered on this
site.

Question 3 - Are the site allocation boundaries justified?

The site allocation boundary for Site Ref. 49 accords with the ownership (title) boundary of the land
owned by Marstead Living Limited/IBSA; the physical site boundaries; and the boundary of planning
application ref. 22/0649/FUL which seeks approval for the redevelopment of the site. Accordingly, we
consider the boundary to be justified. Refer to site ownership plan at Appendix A.
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Question 4 - Are the assumptions regarding the capacity of the sites in terms of density of
development and net developable areas justified and what is this based on?

Site Ref. 49 supports an indicative capacity of 224 homes.

Marstead Living were engaged in pre-application discussions with London Borough of Barnet (LBB)
regarding the redevelopment of the WTHKH site over the period October 2019 to January 2022. We
understand that the indicative figure of 224 homes was evidenced by provisional plans for the site

discussed with LBB Officers as part of pre-application discussions.

A full/detailed planning application has subsequently been submitted for 185 homes, comprising 175
x C2 Specialist Older Persons Housing (SOPH) units and 10 x conventional C3 dwellings, plus a
community facility, which is pending determination (application ref. 22/0649/FUL). The scheme is the
product of extensive joint working with LBB and other stakeholders and we consider it to be the
optimum deliverable capacity of the site for the type of specialist housing proposed, having regard to
all relevant planning policy considerations particularly maintaining the essential characteristics of the
Green Belt (openness).

Extracts from the Design and Access Statement that supports application ref. 22/0649/FUL are
attached at Appendix B for reference. This demonstrates how the proposed new buildings are
clustered in/around the areas of existing buildings, while extensive areas of existing hardstanding (car
parking) are proposed to be removed in order to increase the proportion of the site that comprises
genuinely ‘open’ greenspace compared to the existing.

As is typical for a C2 SOPH scheme, there are extensive communal facilities which are necessary to
support the use. These take up approximately 10% of the total amount of floorspace. It would be
reasonable to assume that the site would be able to support around 10% more homes if a
conventional C3 dwelling scheme was brought forward (perhaps higher depending on the unit size
mix), which would be allowed by the site allocation. Accordingly, we consider there to be clear
evidence to justify an indicative capacity of at least around 200 homes for the WTHKH site (site ref.49).

We consider the Council's proposed modifications to Site Ref. 49 are necessary to make the allocation
appropriate and justified.

Question 5 - What is the expected timescale for development in terms of lead in times and annual
delivery rates, and are these assumptions realistic and supported by evidence?

Site Ref. 49 indicates a development timeframe of 6-10 years. A full/detailed planning application has
been submitted for redevelopment of the Site which is pending determination (application ref.
22/0649/FUL). The Applicant is also the intended developer/operator of the proposed scheme who is
keen to deliver the development as soon as possible. On this basis we consider development could be
delivered within year 0-5 rather than 6-10 years.

Question 6 - Does the Plan sufficiently make clear the infrastructure requirements for each of the
allocated sites, together with the timing of and dependencies upon such infrastructure for their
delivery?

There are no infrastructure requirements listed for Site Ref. 49. The need for any off-site
infrastructure upgrades has been assessed as part of the preparation of planning application ref.
22/0649/FUL, with no significant issues identified.
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Question 7 - Are the proposed allocations and the associated development requirements and
principles identified in Annex 1 of the Plan - justified, effective, consistent with national policy and
in general conformity with the London Plan?

Question 8 - Are any further modifications required to ensure that the relevant policies for each
site and/or their development requirements identified in Annex 1 are accurate and sound?

We consider the Council's proposed modifications to site Ref. 49 which removes the numerical
percentage quantum figures for proposed uses to be necessary as these figures were not justified (as
explained in our Regulation 19 representations). We consider that further modifications are necessary
to ensure soundness, specifically with respect to being consistent with NPPF para 149(g) which
provides the national policy basis that underpins the allocation.

The current drafting (incorporating the Council's proposed modifications) supports the
redevelopment of the ‘area of existing buildings'. In practice, limiting new development to the ‘area of
existing buildings' could prove to be overly restrictive when considered in conjunction with NPPF para
149(g) and therefore inconsistent with national policy.

The existing development at the WTHKH site comprises a sprawling complex of buildings, surface car
parks and other hardstanding (i.e. not just buildings) set amongst gardens alongside a large area of
open space. Refer to Appendix B for further details.

As per our representations to the Regulation 19 consultation, we consider that the entirety of the
WTH site and the northern part of the KH site comprises Previously Developed Land (PDL) for the
purposes of the definition at Annex 2 of the NPPF, in that it is land which is occupied by permanent
structures and associated fixed infrastructure (including the associated curtilage). The exception at
NPPF para.149(g) applies to the entirety of this PDL land, where the relevant policy consideration is
whether the proposed development would have a greater impact on the openness of the Green Belt
compared to the existing (i.e. a comparison exercise). This is different to (not consistent with) the
draft allocation which restricts development to the ‘areas of existing buildings’ only.

In our representations to the Regulation 19 consultation we have suggested that, in order to ensure
greater consistency with NPPF para 149(g), the allocation could be modified to state that the extent of
the future developed area should not exceed the extent of the existing developed area (in terms of a
total land area sgm/hectare), with the ‘developed area’ comprising land that accommodates
permanent structures and associated fixed infrastructure and the spaces immediately in between
them.

However, having regard to the Council's proposed modifications, a more straightforward solution
could be to amend the (Council's proposed modified) wording as follows (new wording in
red/deletions stuck through):

Existing built-up area (buildings, car parks, and hardstanding) Area-of-existing buildings redeveloped
for residential with supporting community uses while the site maintains the essential characteristics

of the Green Belt, including retaining at least the existing amount the-areas of undeveloped land.

Or,

Site Area-of existing buildings redeveloped for residential with supporting community uses while the
site-maintains maintaining the essential characteristics of the Green Belt in accordance with the

exception at NPPF para 149(g)-including retaining the areas-of undeveloped-land.

Avison Young
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Appendix A — Site Ownership

August 2022 Page 5



BARR GAZETAS

— Site Bol

undary

@

1:1250

1823-BG-ZZ-00-DR-A-00.100

.




AVISON
YOUNG

Appendix B — Extracts of Design & Access Statement
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Site Analysis 01/04
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~ |~ Spatial Impact Assessment

Green Space

[=)]
=
=
=

X
w

[ | Footprint: 62,033 m?

[ | Footprint: 55,868 m*

Proposed Green Space - Increase 11%

+6,165m*

Marstead Living- January 2022

BARR GAZETAS
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© = Spatial Impact Assessment

Developed envelope

Existing

. Developed Land : 17,445m?

O Developed Land : 20,454m?

Proposed Developed Land - Reduction 13.5%

-3,099 m*

Marstead Living- January 2022

BARR GAZETAS
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~ |~ Spatial Impact Assessment

Footprint and Hard standing

[=)]
=
=)
2

X
w

[ | Footprint: 6,688 m*

[ | Footprint: 5,651m?

| Hardstanding: 4,125 m?

" Hard standing: 10,126 m?*

Proposed Footprint - Increase

+1,037 m?

Proposed Hard standing - Reduction

- 6,001 m*

Marstead Living- January 2022

BARR GAZETAS
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Marstead Living- January 2022
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	1. Introduction
	2. Question 1 – Are the proposed site allocations appropriate and justified in the light of potential constraints, infrastructure requirements and adverse impacts?
	Question 2 – Is there any risk that any infrastructure requirements, site conditions and/or constraints might prevent or delay development or adversely affect viability and delivery?
	3. Question 3 – Are the site allocation boundaries justified?
	4. Question 4 – Are the assumptions regarding the capacity of the sites in terms of density of development and net developable areas justified and what is this based on?
	5. Question 5 – What is the expected timescale for development in terms of lead in times and annual delivery rates, and are these assumptions realistic and supported by evidence?
	6. Question 6 – Does the Plan sufficiently make clear the infrastructure requirements for each of the allocated sites, together with the timing of and dependencies upon such infrastructure for their delivery?
	7. Question 7 – Are the proposed allocations and the associated development requirements and principles identified in Annex 1 of the Plan - justified, effective, consistent with national policy and in general conformity with the London Plan?
	Question 8 – Are any further modifications required to ensure that the relevant policies for each site and/or their development requirements identified in Annex 1 are accurate and sound?

