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SUMMARY

The application proposes the demolition of two storey residential blocks
containing a total of 36 flats and the construction 19 No. single storey dwellings
with associated amenity, parking and landscaping. The planning issues are set
out in the report below and cover the principle of the development, impact on
streetscene, residential amenity and highways/parking. Staff consider the
proposal to be acceptable.

The application is recommended for approval subject to conditions

RECOMMENDATIONS

The proposed development is liable for the Mayor's Community Infrastructure
Levy (CIL) in accordance with London Plan Policy 8.3. The applicable fee is
based on a proposed residential floor space of 1700m?2 less the existing
residential floor space of 1300m2 which amounts to an overall gain of 400m2 and
equates to a Mayoral CIL payment of £8000.

That planning permission be granted subject to the conditions set out below:

1. Time Limit: The development to which this permission relates must be
commenced not later than three years from the date of this permission.

Reason: To comply with the requirements of section 91 of the Town and
Country Act 1990.

2. Accordance with plans: The development hereby permitted shall not be
carried out otherwise than in complete accordance with the approved plans
listed on page 1 of this decision notice.

Reason: The Local Planning Authority consider it essential that the whole
of the development is carried out and that no departure whatsoever is
made from the details approved, since the development would not
necessarily be acceptable if partly carried out or carried out differently in
any degree from the details submitted. Also, in order that the development
accords with Development Control Policies Development Plan Document
Policy DC61.

3. Parking standards: Before the building(s) hereby permitted is first occupied,
provision shall be made for 28 off-street car parking spaces within the site
and thereafter this provision shall be made permanently available for use,
unless otherwise agreed in writing by the Local Planning Authority.



Reason: To ensure that adequate car parking provision is made off street
in the interests of highway safety.

Materials: Before any of the development hereby permitted is commenced,
samples of all materials to be used in the external construction of the
buildings shall be submitted to and approved in writing by the Local
Planning Authority. Thereafter the development shall be constructed with
the approved materials.

Reason: To ensure that the appearance of the proposed development will
harmonise with the character of the surrounding area and in order that the
development accords with the LDF Development Control Policies
Development Plan Document Policy DC61.

Vehicle Parking Arrangements: No development shall take place until a
scheme detailing the proposed allocation of parking spaces has been
submitted to and approved in writing by the Local Planning Authority. The
development shall thereafter be undertaken in accordance with the
approved scheme and retained as such for the life of the development.

Reason: In the interests of protecting the amenities of the future occupiers
of ground floor flats located in close proximity to parking spaces, and in
accordance with Policy DC61 of the Development Control Policies
Development Plan Document.

Landscaping: No development shall take place until there has been
submitted to and approved by the Local Planning Authority a scheme of
hard and soft landscaping, which shall include indications of all existing
trees and shrubs on the site, and details of any to be retained, together
with measures for the protection in the course of development. All
planting, seeding or turfing comprised within the scheme shall be carried
out in the first planting season following completion of the development
and any trees or plants which within a period of 5 years from completion of
the development die, are removed or become seriously damaged or
diseased shall be replaced in the next planting season with others of a
similar size and species, unless otherwise agreed in writing by the local
Planning Authority.

Reason: In accordance with Section 197 of the Town and Country
Planning Act 1990 and to enhance the visual amenities of the
development, and that the development accords with the Development
Control Policies Development Plan Document Policy DC61.

Cycle storage: Prior to the completion of the works hereby permitted, cycle
storage of a type and in a location previously submitted to and agreed in
writing by the Local Planning Authority shall be provided and permanently
retained thereafter.



Reason: In the interests of providing a wide range of facilities for non-
motor car residents, in the interests of sustainability and in order that the
development accords with the LDF Development Control Policies
Development Plan Document Policy DC36.

Hours of construction: All building operations in connection with the
construction of external walls, roof, and foundations; site excavation or
other external site works; works involving the use of plant or machinery; the
erection of scaffolding; the delivery of materials; the removal of materials
and spoil from the site, and the playing of amplified music shall only take
place between the hours of 8.00am and 6.00pm Monday to Friday, and
between 8.00am and 1.00pm on Saturdays and not at all on Sundays and
Bank Holidays/Public Holidays.

Reason: To protect residential amenity, and in order that the development
accords with the Development Control Policies Development Plan
Document Policy DC61.

Construction Method Statement: Before commencement of the proposed
development, a scheme shall be submitted to and approved in writing by
the Local Planning Authority making provision for a Construction Method
Statement to control the adverse impact of the development on the amenity
of the public and nearby occupiers. The Construction Method statement
shall include details of:

a) parking of vehicles of site personnel and visitors;

b) storage of plant and materials;

c) dust management controls;

d) measures for minimising the impact of noise and, if appropriate,
vibration arising from construction activities;

e) predicted noise and, if appropriate, vibration levels for construction
using methodologies and at points agreed with the Local Planning
Authority;

f) scheme for monitoring noise and if appropriate, vibration levels using
methodologies and at points agreed with the Local Planning Authorities;
g) siting and design of temporary buildings;

h) scheme for security fencing/hoardings, depicting a readily visible 24-
hour contact number for queries or emergencies;

i) details of disposal of waste arising from the construction programme,
including final disposal points. The burning of waste on the site at any time
is specifically precluded.

And the development shall be carried out in accordance with the approved
scheme and statement.

Reason: To protect residential amenity, and in order that the development
accords the Development Control Policies Development Plan Document
Policy DC61.
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Highway Agreements: The necessary agreement, notice or licence to
enable the proposed alterations to the Public Highway shall be completed
prior to the commencement of the development.

Reason: To ensure the interests of the travelling public and are maintained
and comply with policies of the Core Strategy and Development Control
Policies, namely CP10, CP17 and DC61.

Refuse and recycling: Prior to the first occupation of the development
hereby permitted, provision shall be made for the storage of refuse and
recycling awaiting collection according to details which shall previously
have been agreed in writing by the Local Planning Authority.

Reason: In the interests of amenity of occupiers of the development and
also the visual amenity of the development and the locality generally, and
in order that the development accords with the LDF Development Control
Policies Development Plan Document Policy DC61

Secured by Design/Crime Prevention: Prior to the commencement of the
development hereby approved a full and detailed application for the
Secured by Design award scheme shall be submitted to the Local Planning
Authority, setting out how the principles and practices of the Secured by
Design Scheme are to be incorporated. Once approved in writing by the
Local Planning Authority in consultation with the Metropolitan Police
Designing Out Crime Officers, the development shall be carried out in
accordance with the agreed details.

Reason: In the interest of creating safer, sustainable communities and to
reflect guidance in PPS1 and Policies CP17 and DC63 of the LDF Core
Strategy and Development Control Policies Development Plan Document.

Risk and Contamination Assessment, Part 1: (1) Prior to the
commencement of any works pursuant to this permission the developer
shall submit for the written approval of the Local Planning Authority.

a) A Phase | (Desktop Study) Report documenting the history of the site, its
surrounding area and the likelihood of contaminant/s, their type and extent
incorporating a Site Conceptual Model.

b) A Phase Il (Site Investigation) Report if the Phase | Report confirms the
possibility of a significant risk to any sensitive receptors. This is an
intrusive site investigation including factors such as chemical testing,
guantitative risk assessment and a description of the sites ground
conditions. An updated Site Conceptual Model should be included showing
all the potential pollutant linkages and an assessment of risk to identified
receptors.

c) A Phase lll (Remediation Strategy) Report if the Phase 1l Report
confirms the presence of a significant pollutant linkage requiring
remediation. A detailed remediation scheme to bring the site to a condition
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suitable for the intended use by removing unacceptable risks to all
receptors must be prepared, and is subject to the approval in writing of the
Local Planning Authority. The scheme must include all works to be
undertaken, proposed remediation objectives and remediation criteria,
timetable of works, site management procedures and procedure for dealing
with previously unidentified any contamination. The scheme must ensure
that the site will not qualify as contaminated land under Part 2A of the
Environmental Protection Act 1990 in relation to the intended use of the
land after remediation.

d) Following completion of measures identified in the approved remediation
scheme mentioned in 1(c) above, a “Verification Report” that demonstrates
the effectiveness of the remediation carried out, any requirement for longer-
term monitoring of contaminant linkages, maintenance and arrangements
for contingency action, must be produced, and is subject to the approval in
writing of the Local Planning Authority.

Reason: To protect those engaged in construction and occupation of the
development from potential contamination and in order that the
development accords with Development Control Policies Development Plan
Document Policy DC53.

Risk and Contamination Assessment, Part 2. (2) a) If, during development,
contamination not previously identified is found to be present at the site
then no further development (unless otherwise agreed in writing with the
local planning authority) shall be carried out until a remediation strategy
detailing how this unsuspected contamination shall be dealt with has been
submitted to and approved in writing by the local planning authority. The
remediation strategy shall be implemented as approved.

b) Following completion of the remediation works as mentioned in (a)
above, a ‘Verification Report’ must be submitted demonstrating that the
works have been carried out satisfactorily and remediation targets have
been achieved.

Reason: To ensure that any previously unidentified contamination found at
the site is investigated and satisfactorily addressed in order to protect those
engaged in construction and occupation of the development from potential
contamination.

Boundary treatment: Prior to the commencement of the development, all
details of boundary treatment shall be submitted to and approved in writing
by the Local Planning Authority the approved details shall be implemented
immediately on approval and shall be permanently retained and maintained
thereafter to the satisfaction of the Local Planning Authority.

Reason: To protect the visual amenities of the development and to prevent
undue overlooking of adjoining properties.
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External lighting: Prior to the commencement of the development a
scheme for the lighting of external areas of the development including the
access road shall be submitted to and approved in writing by the local
planning authority. The scheme of lighting shall include details of the extent
of illumination together with precise details of the height, location and
design of the lights. The approved scheme shall then be implemented in
strict accordance with the agreed details prior to the first occupation of the
development and retained thereafter to the satisfaction of the Local
Planning Authority.

Reason: In the interests of highway safety and amenity. Also in order that
the development accords with Policies DC32 and DC61 of the LDF
Development Control Policies Development Plan Document.

Wheel washing: Before the development hereby permitted is first
commenced, details of wheel scrubbing/wash down facilities to prevent
mud being deposited onto the public highway during construction works
shall be submitted to and approved in writing by the Local Planning
Authority. The approved facilities shall be retained within the application
site and used at relevant entrances to the site throughout the course of
construction works.

Reason: In order to prevent materials from the site being deposited on the
adjoining public highway, in the interests of highway safety and the amenity
of the surrounding area.

Sustainability Statement: No development shall take place until a
sustainability statement has been submitted to and approved in writing by
the Local Planning Authority. The statement is required to demonstrate that
the development will achieve a Code for Sustainable Homes rating of “Level
3” or higher. No occupation of the development shall take place until the
developer has provided a copy of the Final Code Certificate of Compliance
to the Local Planning Authority in order to ensure that the required minimum
rating has been achieved.

Reason: In the interests of energy efficiency and sustainability in
accordance with Policy DC49 of the Core Strategy and Development
Control Policies DPD and Policy 5.3 of the London Plan 2011

Energy Statement: No development shall take place until an Energy
Statement has been submitted to and approved in writing by the Local
Planning Authority. The Statement shall provide a detailed energy
assessment to demonstrate how the targets for carbon dioxide emissions
reduction outlined in London Plan policy 5.2 are to be met within the
framework of the energy hierarchy. The minimum requirements for the
Energy Statement are set out in London Plan Policy 5.2.

Reason: In the interests of energy efficiency and sustainability in
accordance with Policy DC50 of the Core Strategy and Development
Control Policies DPD and Policy 5.2 of the London Plan 2011
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Lifetime Homes: No development shall take place until the developer has
submitted, for the approval in writing of the local planning authority, details
to ensure that the proposed dwellings would be compliant with Lifetime
Homes standards. The development shall thereafter be undertaken in
accordance with the approved details and be retained as such.

Reason: To ensure the proposal is in accordance with Policy DC7 of the
Core Strategy and Development Control Policies DPD.

Permitted Development rights: Notwithstanding the provisions of the Town
and Country Planning (General Permitted Development) Order 1995 (“the
1995 Order) (as amended) or any subsequent order revoking or re-
enacting that order no extensions, roof extensions, roof alterations or
outbuildings shall take place unless permission under the provisions of the
Town and Country Planning Act 1990 has first been sought and obtained in
writing from the Local Planning Authority.

Reason: In the interests of amenity and to enable the Local Planning
Authority to retain control over future development, and in order that the
development accords with Development Control Policies Development Plan
Document Policy DC61.

Affordable Housing: The development shall not begin until a scheme for
the provision of affordable housing as part of the development has been
submitted to and approved in writing by the local planning authority. The
affordable housing shall be provided in accordance with the approved
scheme and shall meet the definition of affordable housing in Annex 2 of
the NPPF or any future guidance that replaces it. The scheme shall
include:

I. the numbers, type, tenure and location on the site of the affordable
housing provision to be made;

. the timing of the construction of the affordable housing;

iii. the arrangements for management of the affordable housing;

V. the arrangements to ensure that such provision is affordable for both
first and subsequent occupiers of the affordable housing; and

V. the occupancy criteria to be used for determining the identity of
occupiers of the affordable housing and the means by which such
occupancy criteria shall be enforced.

Vi Provision of not less than 100% of the dwelling units as affordable
housing units.

Reason: To ensure that the proposal makes acceptable provision for
affordable housing in line with Policy DC6 of the LDF.

INFORMATIVES

1.

Fee Informative:



A fee is required when submitting details pursuant to the discharge of
conditions. In order to comply with the Town and Country Planning (Fees
for Applications, Deemed Applications, Requests and Site Visits) (England)
Regulations 2012, which came into force from 22.11.2012, a fee of £97 per
request or £28 where the related permission was for extending or altering a
dwellinghouse, is needed.

The proposal is liable for the Mayor of London Community Infrastructure
Levy (CIL). Based upon the information supplied with the application, the
CIL payable would be £8000.00 (subject to indexation). CIL is payable
within 60 days of commencement of development. A Liability Notice will be
sent to the applicant (or anyone else who has assumed liability) shortly and
you are required to notify the Council of the commencement of the
development before works begin. Further details with regard to CIL are
available from the Council's website.

The applicant is advised that planning approval does not constitute
approval for changes to the public highway. Highway Authority approval
will only be given after suitable details have been submitted, considered
and agreed. Any proposals which involve building over the public highway
as managed by the London Borough of Havering, will require a licence and
the applicant must contact StreetCare, Traffic and Engineering on 01708
433750 to commence the Submission / Licence Approval process.

The developer, their representatives and contractors are advised that
planning permission does not discharge the requirements under the New
Roads and Street Works Act 1991 and the Traffic Management Act 2004.
Formal notifications and approval will be needed for any highway works
(including temporary works) required during the construction of the
development.

The applicant is advised that if construction materials are proposed to be
kept on the highway during construction works then they will need to apply
for a license from the Council.

With regards to surface water drainage it is the responsibility of the
developer to make proper provision for drainage to ground, water courses
or a suitable sewer. In respect of surface water it is recommended that the
applicant should ensure that storm flows are attenuated or regulated into
the receiving public network through on or off site storage. When it is
proposed to connect to a combined public sewer, the site drainage should
be separate and combined at the final manhole nearest the boundary.
Connections are not permitted for the removal of Ground Water. Where
the developer proposes to discharge to a public sewer, prior approval from
Thames Water Developer Services will be required. They can be
contacted on 0845 850 2777.
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In aiming to satisfy condition 12 the applicant should seek the advice of the
Police Designing Out Crime Officers (DOCOs). The services of the Police
DOCOs are available free of charge and can be contacted via
docomailbox.ne@met.police.uk or 0208 217 3813. It is the policy of the
local planning authority to consult with the DOCOs in the discharging of
community safety condition(s).

Statement Required by Article 31 (cc) of the Town and Country Planning
(Development Management) Order 2010: No significant problems were
identified during the consideration of the application, and therefore it has
been determined in accordance with paragraphs 186-187 of the National
Planning Policy Framework 2012.

The proposal is liable for the Mayor of London Community Infrastructure
Levy (CIL). Based upon the information supplied with the application, the
CIL payable would be £8,000. CIL is payable within 60 days of
commencement of development. A Liability Notice will be sent to the
applicant (or anyone else who has assumed liability) shortly. Further details
with regard to CIL are available from the Council's website.

REPORT DETAIL

Site Description

The application site is located on the south - eastern side of South End
Road close to the junction with Princes Park.

The site is currently occupied by a car park and a group of two storey
blocks containing a total of 36 flats dating from the mid 1960’s. These
buildings have been vacant since 2012.

The existing buildings are set around open green amenity space and there
are a number of existing trees on the site, mainly along the western
boundary. The majority of these trees are deemed to be of high quality and
the proposals seek to retain these where possible.

To the west the site has a frontage onto South End Road and it also shares
boundaries with St John’s and St Matthew’s Church to the south, a council
owned housing estate to the east and two storey family homes to the north.

The local context is primarily residential, with the exception being St John’s
and St Matthew’s Church to the south. Many of the neighbouring properties
are two storey semi-detached or terraced houses with traditional front and
back gardens. These houses date from the mid Twentieth Century and are
not of any special architectural merit. The block of flats immediately to the
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3.1

east of the site are four storeys in height and are from the same era as the
existing buildings on the site.

The existing car park to the northern end of the site provides parking for 23
vehicles and is accessed from Mermagen Drive via the car park of the
neighbouring development.

Description of Proposal

Overall the proposed development provides 19 new homes in the form of
two bedroom dwellings, 16 of which are single storey and 3 of which have a
bedroom within the roof space.

All new homes have an individual entrance at ground floor level, as well as
amenity in the form of front and back gardens and recessed private patios.

Each house has its own refuse storage and an allocated parking space,
either adjacent to the property or very close by. The overall number of
parking spaces is 28 across the development, which equates to 1.5 parking
spaces per new dwelling.

The proposed residential development would be divided into 50%
affordable and 50% shared ownership.

All homes are designed with reference to Lifetime Homes to ensure they
are adaptable to the future needs of the residents.

The six properties fronting onto South End Road can be serviced in the
same way as the existing neighbouring houses. Similarly, the five
properties adjacent to the existing car park to the east can make use of the
existing refuse collection facilities for the block of flats to the east, namely
from Mermagen Drive. The remaining eight properties that sit away from
either of these roads will be serviced via the new access road which runs
east-west across the site from South End Road.

Every new property has its own on-plot external storage facility for both
general waste and recycling. There are three communal waste storage
points adjacent to the refuse vehicle collection points for use on collection
days.

All points of each new property are within 45m of a fire service pump

appliance vehicle, either from South End Road, Mermagen Drive or the
new east-west access road across the site.

History

P0479.14 - Redevelopment of Albyns Close - Demolition of existing
dilapidated and unused blocks of flats to provide 18 new bungalows with
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associated parking spaces, landscaping and boundary treatments -
Withdrawn.

Consultation/Representations

Notification letters were sent to 134 neighbouring properties and 1 letter of
objection was received requesting that the properties be refurbishment
rather than demolished.

The Council's Environmental Health Service raised no objection to the
proposal but requires conditions for contamination, construction
management and limited construction hours.

The Highway Authority has raised no objection to the proposal however
requires conditions for visibility splays, vehicle access and wheel washing.

The Environment Agency did not raise an objection to the proposal
however do require the management of surface water runoff.

The Fire Brigade did not raise an objection to the proposal provided that
the access arrangements complies with Section 11 of ADB volume 1.

The Designing Out Crime Officer has not raised an objection to the
proposal however requested a secure by design condition and informative.

TFL doos not object to the proposal provided that there is no obstruction of
the road and foortway during construction, that the vehicles associated with
the construction only park at permitted locations, that no skip or
construction materials be kept on the road or footway and that the busses
along South End Road could continue to serve the Albyns close stop during
construction.

Essex and Suffolk Water has advised that the proposed development
would affect a 4” water main running through the site and that it would
require diverting. The cost of the work will be recovered from the Client.
Essex and Suffiolk water gives consent to the development on the
condition that the cost of diverting their water main will be met by the Client,
and new metered water connections are made onto their Company network
for the new dwellings for revenue purposes.

Relevant Policies
National Planning Policy Framework (“‘the NPPF”)

Policies: 3.3 (increasing housing supply), 3.4 (optimising housing
potential), 3.5 (quality and design of housing developments), 3.8 (housing
choice), 3.9 (mixed and balanced communities), 3.10 (definition of
affordable housing), 3.11 (affordable housing targets), 3.12 (negotiating
affordable housing), 3.13 (affordable housing thresholds), 5.2 (minimising
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6.3.1

6.3.2

6.3.3

carbon dioxide emissions), 5.3 (sustainable design and construction), 5.7
(renewable energy), 5.12 (flood risk management), 5.13 (sustainable
drainage), 5.21 (contaminated land), 6.1 (strategic transport approach), 6.3
(assessing effect on transport capacity), 6.9 (cycling), 6.10 (walking), 6.13
(parking), 7.3 (designing out crime), 7.4 (local character), 7.6 (architecture),
7.14 (improving air quality), 7.15 (reducing noise and enhancing
soundscapes) and 8.2 (planning obligations) are relevant.

Policies CP1, CP2, CP9, CP10, CP17, DC2, DC3, DC6, DC7, DC30,
DC32, DC33, DC34, DC35, DC36, DC40, DC49, DC50, DC51, DC53,
DC55, DC61, DC63, and DC72 of the Local Development Framework Core
Strategy and Development Control Policies Development Plan Document
(“the LDF”) are material considerations.

In addition, the Residential Design Supplementary Planning Document
(“the SPD”), Designing Safer Places SPD, Landscaping SPD, Sustainable
Design and Construction SPD, and Planning Obligations SPD are also
material considerations in this case.

Staff comments

The main issues to be considered by Members in this case are the principle
of development, the site layout and amenity space, design/street scene
issues, amenity implications, affordable housing, parking and highways
issues and other considerations.

Principle of Development

Policy CP1 indicates that outside town centres and the Green Belt, priority
will be made on all non-specifically designated land for housing. The
proposal is for redevelopment of a previously developed site within an
existing residential area. The proposal is therefore acceptable in principle
and in accordance with Policy CP1 and policy 3.3 of the London Plan which
seeks to increase London’s housing supply.

Design Considerations

Policy DC2 of the LDF stipulates the appropriate residential densities in
given areas of the borough. Policy DC61 states that planning permission
will only be granted for development which maintains, enhances or
improves the character and appearance of the local area. The SPD
contains guidance in relation to the design of residential development.

The application site has an area of approximately 0.5 hectares and the
proposal is for 19 units, giving a development density of approximately 38
units per hectare which is below the density range of 30-50 units per
hectare set out in Policy DC2 for a location such as this one.

The site is located within a predominantly residential area with the
exception being St John’s and St Matthew’s Church to the south. To the
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west the site has a frontage onto South End Road and it also shares
boundaries with a housing estate to the east and two storey family homes
to the north. Many of the neighbouring properties are two storey semi-
detached or terraced houses with traditional front and back gardens.. The
site is currently occupied by a group of two storey blocks containing a total
of 36 flats dating from the mid 1960’s which have been vacant since 2012.
Officers consider the proposed scheme to improve the existing site and
make a positive contribution to the surrounding area.

The application proposes the use of grey brick (white multi facing brick) as
the main cladding material, along with tilebrick by Ibstock, timber / timber
effect cladding to inner face of entrance canopies and surrounding of
projecting windows, and aluminium/timber composite windows. It is
recommended that a planning condition be imposed requiring the
submission of samples relating to the proposed use of materials. Staff
considers the material to be acceptable in principle however details is to be
secured by condition.

The scale and massing of the proposal is considered to be broadly in
keeping with the character of the wider area, particularly given the existing,
two-storey residential development situated to the north. The proposed
residential development would also be significantly lower than the church
buildings to the south and flatted development to the east.

A nonspecific landscaping proposal has been submitted with the
application indicating an acceptable mix of hard and soft landscaping
throughout the site. It is recommended that a planning condition be
imposed requiring the submission of a detailed landscaping scheme.

Bicycle, refuse and recycling storage would be contained within the
individual properties at ground level, and these details are considered to be
acceptable in terms of the proposal’s visual impact. Some of the proposed
cycle storage spaces and refuse storage would be provided outdoors, and
a condition is therefore recommended requiring further details of the
proposal, including shelter.

Given the nature of the proposal, including its appearance, layout, scale,
massing and design in relation to the surrounding area and within the
proposed development itself, it is considered that the proposal would have
an acceptable impact on the character of the area, and that it would
therefore be in accordance with Policy DC61 of the LDF and Policy 7.4 of
the London Plan.

Site Layout and Amenity Considerations

Policy DC2 of the LDF provides guidance in relation to the dwelling mix
within residential developments. Policy DC61 states that planning
permission will not be granted for proposals that would significantly
diminish local and residential amenity. The Residential Design SPD
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provides guidance in relation to the provision of adequate levels of amenity
space for the future occupiers of new dwellings.

It should be noted that no objections relating to potential impact on
neighbouring amenity were received.

The development proposes a mix of house types, including 2- bedroom 3-
person and 2-bedroom 4-person dwellings. This complies with the aims of
Policy DC2 in respect of dwelling mix. Policy 3.5 of the London Plan
advises that housing developments should be of the highest quality
internally, externally and in relation to their context and to the wider
environment. To this end Policy 3.5 requires that new residential
development conform to minimum internal space standards set out in the
plan. In this instance the proposed dwellings would each exceed the
stipulated minimum standards and officers therefore consider that the
proposal would provide an acceptable standard of living accommodation
for future occupiers.

In relation to amenity space provision, the Council’s Residential Design
SPD does not prescribe amenity space standards but rather seeks to
ensure that amenity space is provided in a high quality, functional and well-
designed manner. Amenity space should also be private and not
unreasonably overshadowed. The proposed development would provide a
mixture of inset patios and front and rear gardens. Staff consider the
amenity space area proposed to be acceptable to provide an adequate
useable amenity space for residents, which would not compromise the
living conditions of adjoining residents and accords with the aims of the
SPD.

In terms of the overall layout, the developer used the ‘Green Fingers’ option
which is an approach that looks at the creation of smaller, more usable
shared amenity and a clearer expression of the new homes as individual on
terraced streets. The relationship between the terraces was a key driver in
developing the scheme as the potential and interaction and communication
was seen as an important factor for the specific target and users, namely
older residents. The boundary treatment between the private amenity and
the Home Zone comprise of low brick walls topped with a mix of open
railings and more enclosed timber fencing to break up the scale and allow a
balance between privacy and natural surveillance. Although the proposal
may seem cramped in its overall layout, Staff consider it acceptable given
the approach to promote interaction between residents and the emphasis
on pedestrians rather than vehicle movement.

In terms of how the proposed dwellings relate to one another, it is
considered that they would not result in any unacceptable levels of
overlooking, overshadowing, or outlook, primarily due to their single storey
(with the exception of plots 17-19) nature and back to front distances. It is
considered that the proposed development could, subject to conditions,
provide an adequate level of amenity for the future occupiers of the
development. Although there may be some concern about the relationship
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between the flatted block to the east and properties 13 and 14 and the
potential for overlooking from the upper floors of the block of flats, Staff
consider the separation distance to the most private patio areas of
approximately 24m to be acceptable. A 2m high boundary fence is also
proposed to the rear of these gardens to create a suitably enclosed
amenity area. It should also be noted that future residents would be aware
of the situation prior to occupation of the new dwellings.

6.4.7 In relation to the impact the proposal would have on existing,
neighbouring occupiers, the main impact of the proposal would be upon
those occupiers located to the north of the development site. The
proposed development is not considered to have an unacceptable impact
in terms of loss of amenity to these occupiers given the single storey
design and the distance of 1m offset from the boundary. The relationship
also is not considered significantly different compared to that of the current
development of the site with neighbouring houses. With regard to the loft
accommodation proposed to units 17-19, no overlooking would result to the
rear of the neighbouring properties along South End Road as only
rooflights are proposed to the western elevations of these proposed
dwellings. Dwellings to plots 17-19 are set approximately 10.5m from the
boundary with the houses to the rear with a back to back distance of
19.2m. On balance, this is considered sufficient to maintain residential
amenity. The relationship between unit 19 and no. 16 Mermagen Drive is
also considered acceptable given the 3m deep projection beyond the rear
building line of no. 16 and the separation distance of 3.5m between the
dwellings. A construction method statement will be required as part of a
planning condition to ensure that the impacts on neighbours during
construction works are kept to a minimum.

Officers consider that in terms of the standard of accommodation and
amenity space to be provided, and the amenity of existing neighbouring
occupiers, , that the proposal is acceptable and would be in accordance
with Policy DC61 of the LDF and guidance contained in the Residential
Design SPD.

Environmental Impact

The Council’'s Environmental Health officers were consulted about the
application with no objections being raised. Conditions have been
recommended in relation to land contamination, construction management
and limitations to construction times. It is recommended that these be
employed should planning permission be granted.

Parking and Highway Issues

A new vehicle access from South End Road with a new cross-over will be
provided. It is judged that this would help to relieve pressure on the
esidential roads around the site, in particular Mermagen Road and will give
the new development a clear entrance and identity.
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All new homes are provided with a parking space adjacent to either the
front or the rear of each property. In addition there will be parking provision
for visitors. The overall number of parking spaces is 28 across the
development, which equates to 1.5 parking spaces per new dwelling. A
condition is however recommended to show how the parking would be
allocated to residents. Cycle storage would also be provided; further
details would be requested by condition concerning the type and number of
cycle storage spaces.

The site has a PTAL rating of 1-2, which translates to a lower level of public
transport accessibility. The proposed level of parking provision of 1.5
complies with the 1.5-2 spaces required in accordance with Policy DC2 of
the LDF.

Council’'s Highway officers have raised no objections, subject to the use of
conditions and informatives, which can be imposed should planning
permission be granted.

It is recommended that conditions be imposed relating to wheel washing
facilities to prevent the deposition of mud onto the public highway during
construction works. It is also recommended that a condition be imposed
requiring the submission to and approval by the Local Planning Authority of
a construction method statement detailing the areas where construction
vehicles and plant will be parked.

Subject to the use of the afore mentioned conditions, the proposal is
considered to be acceptable in respect of parking and highway safety
issues and in accordance with Policies DC32, DC33 and DC34 of the LDF.

Affordable Housing

The proposal results in development for which an affordable housing
provision is required in accordance with the National Planning Policy
Framework and the London Plan. Policies CP2 and DC6 set out a borough
wide target of 50% of all new homes built in the borough to be affordable.
The site is to be developed by the Council’'s Housing Service and it is
advised that 100% of the units on the site will be provided as affordable
housing. This is in excess of policy requirements and is considered to be
acceptable.

The provision of affordable housing would normally be secured through a
legal agreement. However, such an agreement is not possible in this case
as the Council is both applicant and developer. It is therefore considered
that a planning condition should be used in this case to ensure that the site
provides affordable housing to meet the standards set out in Policy DCB6.

The Mayor’'s Community Infrastructure Levy
The proposed development is liable for the Mayor's Community

Infrastructure Levy (CIL) in accordance with London Plan Policy 8.3. The
chargeable floorspace of the development once the demolition works and



6.9

proposed affordable units are taken into account is 400m2, which equates
to a Mayoral CIL payment of £8,000.

Planning Obligations

6.9.1 Staff do not consider a planning obligation contribution to be justified in this

case as the proposed development would replace 36 existing units.

6.10 Other Considerations

6.10.1 Havering's Crime Prevention Design Advisor has recommended a condition

requiring the submission of details relating to the way in which "Secured by
Design" standards will be achieved, accompanied by an informative. In the
interests of designing out crime, this condition and informative will be
imposed should planning permission be granted.

6.10.2 Policy DC7 of the LDF requires that 10% of all new homes on sites of 15

7.1

7.2

dwellings or more must be designed to be wheelchair accessible or be
easily adaptable for residents who are wheelchair users. All of the 19 units
proposed would be wheelchair accessible, including parking spaces in
close proximity to them. The proposal therefore exceeds the requirements
of Policy DC7 and is considered acceptable. All of the proposed dwellings
would comply with Lifetime Homes standards.

Conclusion

The proposed residential development is acceptable in principle. The
design and layout of the proposed development is considered to be in
keeping with the character and amenity of the locality and to provide a
suitably high quality living environment for the enjoyment of future
occupiers. There is judged to be no material harm to neighbouring
residential amenity arising from the proposal and the application makes
acceptable provision for the retention and replacement of landscaping and
for environmental protection. The proposal is considered to be acceptable
in respect of parking and highways issues.

The proposal makes provision for affordable housing in excess of the LDF
policy requirements. The proposal is judged to be acceptable, subject to
conditions and it is recommended that planning permission is granted.

IMPLICATIONS AND RISKS

Financial Implications and risks:

Financial contributions are required through a legal agreement.



Legal Implications and risks:

Legal resources will be required to prepare and complete the legal agreement.
Human Resource Implications:

None

Equalities and Social Inclusion Implications:

The Council’s planning policies are implemented with regard to equality and
diversity. The development includes a mix of unit types, which are proposed as

affordable housing and all wheelchair accessible, , thus contributing to the
provision of mixed and balanced communities
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1. Application forms and plans received 01/08/14 (revised plan received
29/07/14 and 22/08/14).



