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1. Introduction 
1.1 OVERVIEW 

1.1.1 This statement has been prepared to support the planning application for the proposed works to Hornsey 
Town Hall and land within its curtilage. The submitted proposals are the development of the ‘Hornsey 
Town Hall Renaissance’ project with the primary objective of refurbishing and renovating the largely 
disused Grade II buildings on this site. The vision is to create a “world class model of civic renaissance, an 
arena for all that harnesses a spirit of progress, community and enterprise for future generations in 
Haringey, London and beyond.”  

1.1.2 Proposals for the redevelopment of the town hall site have been explored over the last number of years.  
From an early stage it was understood that the redevelopment of the Town Hall, Broadway Annexe, 
Mews and the East Wing would be required to be part-funded by the sale of land to the rear of the site.   

1.1.3 A Planning Brief for the Hall was prepared in 2004 for the site in order to guide the future re-use and 
development of Hornsey Town Hall and its Associated Buildings. The brief set out a vision for the Hall 
and was intended to provide a guide for potential developers as to the potential suitable uses which the 
Hall could incorporate following redevelopment.  

1.1.4 Fundamental to the success of this project is the residential development from which the capitalised 
revenue secured will facilitate the majority of the funding for Phase 1 of the restoration of the Town Hall 
to meet the objectives of this project and the Planning Brief.   A number of options for the development 
were explored which sought to extract the most profitable solutions whilst also retaining the historical 
integrity of the town hall, its associated buildings and surroundings. 

1.1.5 This statement therefore sets out the details of the housing proposed as part of this mixed use 
development which is to facilitate the Town Hall renovation and conversion works in the context of the 
adopted policies and guidance.  

1.2 PROPOSED DEVELOPMENT 

1.2.1 The housing element of the proposed development will comprise 123 No. units in total (35 x 1 bed flats, 
61 x 2 bed flats, 20  x 3 bed flats and 7 (4 affordable) x 4 bed flats) and associated car parking including 
at basement level.   This will be accommodated within the following areas of the site: 

Town Hall and Assembly (East Wing and Link Building) 

The East Wing, Link Block and new Block B will form the new residential element of the Town Hall 

Block A (land adjoining Town Hall) 

Block A forms the main block of residential development on the site and contains the majority of the 
residential units.  It is a 4/5 storey building formed of 4 main ‘pavilion’ blocks and is located along the 
eastern boundary of the site. 

Block B (extension to East Wing of Town Hall) 

New build extension consisting of a mix of 1/2/3/4 bedroom flats arranged over 5 storeys. 
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Broadway Annex 

Broadway Annexe is a Grade II listed building which is in two parts accessed from a central stairwell.  The 
east part is undergoing basic refurbishment as basic office accommodation at first floor and retail shell 
and core at ground floor level.  Residential accommodation will be provided at first and second floor 
level. 

Mews 

The Mews is a new build development located to the rear of Broadway Annexe comprising four new 
mews houses with internal garages providing space for one vehicle each.  The development is enclosed 
by a building to the rear of properties along The Broadway and the rear gardens of properties along 
Weston Park. 
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2. Policy 
2.1 NATIONAL PLANNING POLICIES 

 

PLANNING POLICY STATEMENT 3: HOUSING (2006) 
 

2.1.1 PPS 3 makes it clear that affordable housing requirements should always be regarded as targets. 

“At the local level, Local Development Documents should include a local previously developed land 
target and trajectory (having regard to the national and regional previously developed land target in 
the Regional Spatial Strategy) and strategies for bringing previously-developed land into housing use. 
Where appropriate, this could also include dividing up the trajectory to reflect the contribution 
expected from different categories of previously developed land, for example, vacant and derelict sites, 
in order to deliver the spatial vision for the area in the most sustainable way.” 

2.1.2 At the local level, Local Planning Authorities should set out in Local Development Documents their 
policies and strategies for delivering the level of housing provision, including identifying broad locations 
and specific sites that will enable continuous delivery of housing for at least 15 years from the date of 
adoption, taking account of the level of housing provision set out in the Regional Spatial Strategy. In 
circumstances where Regional Spatial Strategies are in development, or subject to review, Local Planning 
Authorities should also have regard to the level of housing provision as proposed in the relevant 
emerging Regional Spatial Strategy. 

2.1.3 Drawing on information from the Strategic Housing Land Availability Assessment and or other relevant 
evidence, Local Planning Authorities should identify sufficient specific deliverable sites to deliver housing 
in the first five years. To be considered deliverable, sites should, at the point of adoption of the relevant 
Local Development Document: 

• Be Available – the site is available now. 
• Be Suitable – the site offers a suitable location for development now and would contribute to 

the creation of sustainable, mixed communities. 
• Be Achievable – there is a reasonable prospect that housing will be delivered on the site 

within five years. 

2.1.4 Once identified, the supply of land should be managed in a way that ensures that a continuous five year 
supply of deliverable sites is maintained ie at least enough sites to deliver the housing requirements over 
the next five years of the housing trajectory. 

2.1.5 To ensure that there is a continuous five year supply of deliverable sites available for housing, Local 
Planning Authorities should monitor the supply of deliverable sites on an annual basis, linked to the 
Annual Monitoring Report review process, including: 

• Setting out in Local Development Documents the approach by which allocated sites will be 
advanced into the five year supply of deliverable sites. 

• Monitoring how many sites from the five year supply of deliverable sites have been delivered 
annually. 

• Drawing upon allocated sites, as necessary, to update the five years supply of deliverable sites, 
setting out in the Annual Monitoring Report the revised list of specific deliverable sites. 
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• Considering whether it is necessary to update the housing market and land availability 
evidence bases and initiate a review of relevant Local Development Documents in order to be 
able to continue to maintain an up-to-date five year supply of deliverable sites. 

2.1.6 In general, in deciding planning applications, Local Planning Authorities should have regard to: 

• Achieving high quality housing. 
• Ensuring developments achieve a good mix of housing reflecting the accommodation 

requirements of specific groups, in particular, families and older people. 
• The suitability of a site for housing, including its environmental sustainability. 
• Using land effectively and efficiently. 
• Ensuring the proposed development is in line with planning for housing objectives, reflecting 

the need and demand for housing in, and the spatial vision for, the area and does not 
undermine wider policy objectives eg addressing housing market renewal issues. 

2.1.7 Strategic Housing Market Assessments should estimate housing need and demand for affordable and 
market housing. A Strategic Housing Market Assessment should: 

• Estimate housing need and demand in terms of affordable and market housing. 
• Determine how the distribution of need and demand varies across the plan area, for example, 

as between the urban and rural areas. 
• Consider future demographic trends and identify the accommodation requirements of specific 

groups such as, homeless households, Black and Minority Ethnic groups, first time buyers, 
disabled people, older people, Gypsies and Travellers and occupational groups such as key 
workers, students and operational defence personnel 

 

CIRCULAR 05/2005 

2.1.8 Paragraphs B10 and B38 of Circular 05/2005 state that local authorities should take viability issues into 
account when concluding any Section 106 agreement. This policy demonstrates the Secretary of State’s 
willingness to take account of market conditions and support for substantial reductions in affordable 
housing to bring development forward. This has been demonstrated in recent planning appeal decisions, 
including:  

• Maidenhead (DCS No. 100-060-592): 400 dwellings on regeneration site where inspector 
agreed no  affordable housing provision was required. 

• Godalming (DCS No. 100-058-474): Small residential scheme on regeneration site where 
inspector accepted evidence of scheme viability and substantial reduction in percentage of 
affordable housing provision 

• Beverley on Humberside (DCS No. 100-061-857): Mixed use development including 165 
homes to be built in a later phase. Inspector accepted a provision of just nine units, a 
departure from the 40% affordable housing target required by policy. This was, subject to a 
Section 106 agreement allowing for a staged review of affordable housing provision based on 
future viability in expectation of an improved market by the time the housing phase of the 
development was implemented. 
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2.2 REGIONAL PLANNING POLICIES 
 
CONSOLIDATED LONDON PLAN 

Housing  

2.2.1 The Plan states that changing lifestyles are making new demands upon the way residents use their 
homes and new housing development should reflect these changes and help to promote mixed and 
balanced communities by taking account of changes in household characteristics and lifestyles and by 
offering a range of housing types and sizes.  Homes built for general mainstream use but designed to 
meet the ‘Lifetime Homes’ standards will contribute towards redressing the severe shortage of accessible 
housing in London. 

2.2.2 Policy 3A.1 relates to London’s supply of housing and states that the minimum target for housing 
provision is 30,500 additional homes per year. The ten year target for Haringey is 6800 homes (680 
annually).  This target will be on the basis of monitoring up to 2016/17 and reviewed in 2011.  The Mayor 
will, and boroughs should, promote policies that seek to achieve and exceed this target. 

2.2.3 Policy 3A.5 states that boroughs should take steps to identify the full range of housing needs within their 
area.  Polices should ensure that new developments offer a range of housing choices in terms of the mix 
of housing sizes and types as well as being constructed to Lifetime Homes standards.  Ten per cent of 
new housing is designed to be wheelchair accessible or easily adaptable  

2.2.4 Policy 3A.6 states that residential development should take account of the design and construction 
policies set out in the plan as well as having regard to the Mayor’s Supplementary Planning Guidance  

2.2.5 Policy 3A.10 states that boroughs should seek the maximum reasonable amount of affordable housing 
when negotiating on individual private residential and mixed-use schemes, having regard to their 
affordable housing targets.  The targets set for housing provision by the boroughs should be applied 
flexibly, taking account of individual site costs, the availability of public subsidy and other scheme 
requirements.  The Plan also states that in estimating provision from private residential or mixed-use 
developments, boroughs should take into account economic viability and the most effective use of 
private and public investment, including use of financial contributions.   

2.2.6 Policy 3A.4 deals with housing choice and states that Boroughs should take steps to identify the full 
range of housing needs within their areas.  UDP policies should seek to ensure that: 

• new developments offer a range of housing choices, in terms of the mix of housing sizes and 
types, taking account of the housing requirements of different groups, such as students, older 
people, families with children and people willing to share accommodation 

• all new housing is built to ‘Lifetime Homes’ standards 
• ten per cent of new housing is designed to be wheelchair accessible, or easily adaptable for 

residents who are wheelchair users.  
 



2 Policy
 

  
11 
Hornsey Town Hall Affordable Housing Statement 
12 March 2010 

Page 6

 

Living in London  

2.2.7 Policy 3A.17 deals with addressing the needs of London’s diverse population and states that UDP policies 
should identify the needs of the diverse groups in their area.  They should address the spatial needs of 
these groups, and ensure that they are not disadvantaged both through general policies for development 
and specific policies relating to the provision of social infrastructure the public realm, inclusive design 
and local distinctiveness. 

2.2.8 In terms of providing for community services the Mayor places particular priority on ensuring that as 
London develops and changes, it does so explicitly taking into account, and where possible addressing, 
the needs of communities and other groups posing particular strategic planning issues as outlined above.  
The Plan recognises that accessible and affordable community facilities are key to enabling the 
community to function.  

2.2.9 Policy 3A.18 states that UDP policies should assess the need for social infrastructure and community 
facilities in their area, including children’s play and recreation facilities, services for young people, older 
people and disabled people, as well as libraries, community halls, meeting rooms, places of worship and 
public toilets. Adequate provision for these facilities is particularly important in major areas of new 
development and regeneration.  Policies should seek to ensure that appropriate facilities are provided 
within easy reach by walking and public transport of the population that use them.  

2.3 LOCAL PLANNING POLICIES 
 

HARINGEY UNITARY DEVELOPMENT PLAN (UDP) – 2006  

2.3.1 The UDP (Unitary Development Plan) is the Haringey Council statutory plan relating to the development 
and use of land and buildings for the whole borough.  Following the public consultation, the UDP was 
adopted by the Council in July 2006.  All the policies and proposals contained in the UDP are saved for at 
least three years (July 2009).  From the 17 July 2009 Haringey’s UDP and Proposals Map have been saved 
in accordance with the Planning and Compulsory Purchase Act 2004. 

2.3.2 The Planning and Compulsory Purchase Act 2004 introduced a range of reforms to the planning system. 
The most significant reform is the introduction of a Local Development Framework (LDF) to replace the 
Unitary Development Plan (UDP).  

2.3.3 The key strategic and core policies of the UDP, relating to housing, are as follows. 

Strategic Policy 

2.3.4 Policy G3 states that the Council will aim to provide enough housing to meet the needs of Haringey 
residents by developing new sites for housing as well making use of empty properties and redeveloping 
existing sites at higher densities.  

Core Policies 

2.3.5 Policy HSG1 provides guidance on new housing developments including providing a mix of house types 
and sizes, access to local services and public transport etc.  HSG2 provides the criteria for changes of use 
to residential whilst HSG4 provides the guidance for affordable housing which is required to meet an 
overall borough target of 50%.  The Plan states that Affordable housing should be provided on site unless 
in exceptional circumstances there are certain factors which mean that it would be more beneficial to 
provide the affordable housing on another site or make a financial contribution instead.  Policy HSG9 
provides the density standards to be applied to residential development in the borough which is to be 
between 200-700 habitable rooms per hectare.   Policy HSG10 states that all new residential 
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development should provide a mix of dwelling types to meet the housing need of the local community. 

2.4 SUPPLEMENTARY PLANNING GUIDANCE  
 

ADOPTED HOUSING SUPPLEMENTARY PLANNING DOCUMENT (SPD) – 2008  

2.4.1 Haringey’s Housing SPD was adopted in October 2008 and aims to : 

• maximise new housing opportunities 

• ensure an adequate standard and range of housing, especially affordable and accessible housing 
in order to meet current and future needs in the borough 

• help create mixed and balanced communities 

2.4.2 The SPD is used in the determination of planning applications for housing development or for mixed use 
proposals involving housing. It provides detailed guidance on standards for new housing and conversions, 
on affordable housing provision and on housing density and design. It sets out detailed guidelines which 
should be used in the design of new housing developments. The SPD states that the precise mix of 
affordable housing on individual sites will be set out in a planning brief for that site “having regard to:” 

• the existing proportion of social rented housing in a ward 

• the overall amount of affordable housing provided 

• the suitability of the site and location for family housing 

• individual site costs 

HORNSEY TOWN HALL AND ASSOCIATED BUILDINGS PLANNING BRIEF (DECEMBER 2004) 

2.4.3 The Planning Brief was adopted by the council in 2004 as supplementary guidance to the UDP and is 
stated as being a material consideration for the determination of planning applications.  

2.4.4 The overall vision of the Council for the Town Hall site is to create a lively, interesting focal point for 
Crouch End and highlights the importance of a viable and vibrant mix of uses including residential 
through refurbishment and further enabling development. This vision is based on a number of objectives 
that include: 

• The desire to restore/refurbish the Town Hall  and enhance the character of the listed 
buildings; 

• To ensure a viable scheme with sufficient value, so all the objectives are met. 

2.4.5 The brief suggests a balance of uses as potentially being appropriate on the site as a whole and the Town 
Hall itself which includes residential on the following parts of the site: 

• Non family residential in the Town Hall (50% affordable) 
• Family/non-family units within the Weston Park Annex, rear Annex, Town Hall & Library car 

park and Town Hall open space party of the site (50% affordable) 
• The Mews Studio is also highlighted as potentially providing residential units 
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2.5 OTHER HOUSING AND PLANNING DOCUMENTS 
 

 LONDON HOUSING STRATEGY (2010) 

2.5.1 The GLA Act 2007 gives the Mayor responsibility for producing London’s housing strategy. The draft for 
public consultation was published on 21 May 2009. Embodied in the strategy is the Mayor’s vision for 
housing in London: 

• to raise aspirations and promote opportunity: by producing more affordable homes, 
particularly for families, and by increasing opportunities for home ownership through the new 
First Steps housing programme  

• to improve homes and transform neighbourhoods: by improving design quality, by greening 
homes, by targeting and delivering regeneration and by tackling empty homes  

• to maximise delivery and optimise value for money: by creating a new architecture for 
delivery, by developing new investment models and by promoting new delivery mechanisms.  

2.5.2 The Strategy outlines a significant shift from the current adopted housing policies in the London Plan, 
which are focussed on delivering housing numbers as targets, to ensuring that new homes “fit the range 
of Londoners’ needs and aspirations”.  The emphasis is put on providing more family sized housing and a 
wider range of tenures including homeowners, private renting and low cost housing as well as social 
rented housing. The proposed abolition of the current London Plan policy setting the 50% target for 
affordable housing is a notable part of this change. This is a policy proposed in the draft replacement 
London Plan that has been subject to public consultation up until January this year and is to be heard at 
an Examination in Public in the summer and Autumn of this year. 

2.5.3  The replacement plan is expected to be adopted in late 2011. Instead of the 50% target the Plan 
proposes to set a new “regional (Londonwide) target for an average net supply of at least 13,500 new 
affordable homes each year in London taking into account economic viability and the likely availability of 
public sector investment”. It proposes that “the current investment programme will deliver 50,000 
affordable homes in London over the four years 2008 to 2012”.  

 

HARINGEY HOUSING STRATEGY 2009-2019 

2.5.4 This strategy has been developed by the Integrated Housing Board (IHB) as an over-arching council 
policy document. It sets out Haringey’s approach to housing over the next ten years by identifying a 
vision for housing in the borough and a set of strategic objectives, these being: 

1. To meet housing need through mixed communities which provide opportunities for Haringey 
residents 

2. To ensure housing in the borough is well managed, of high quality, and sustainable 
3. To provide people with the support and advice they need  
4. To make all homes in the borough a part of neighbourhoods of choice 
5. To contribute to creating the Greenest Borough  

 

2007 HOUSING NEEDS ASSESSMENT FOR HARINGEY 

2.5.5 This assessment was undertaken for Haringey to inform the data collection and analysis for the 
development of Affordable Housing Policies and the assessment was in line with ODPM guidance, 
published in 2000. It should be noted therefore that since this guidance the government has published 
PPS 3 setting out the national planning policy relating to housing for planning authorities. PPS3 now 
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requires housing assessments that are to inform planning policies to look at both housing need and 
demand for market and affordable housing within each borough. It should also be noted that since this 
assessment was undertaken the housing market has undergone a significant change. 

LOCAL DEVELOPMENT FRAMEWORK, CORE  STRATEGY  

2.5.6 Haringey are currently in the process of compiling their Core Strategy pre-submission document which is 
aimed to go out to public consultation in April 2010.  The intention is to have the Core Strategy adopted 
in early 2011.   
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3. Policy Assessment 
3.1 HOUSING PROVISION 

3.1.1 The London Plan sets a ten year target for Haringey of 6800 homes (680 annually). This site is identified 
in the UDP as a housing site to help meet this target. The adopted Planning Brief for Hornsey Town Hall 
also identifies the potential for new residential development on this site as part of a mixed use 
development. The principle for housing on this site is therefore recognised in the current planning 
policies and this site remains part of the housing supply identified to meet the current London Plan 
housing provision targets for the borough. These targets are for the provision of all types of housing 
tenures.  

3.1.2 Whilst the principal objective of the development of the site is to restore the Grade II listed Town Hall 
and bring it back into a sustainable use the additional housing provided on this site would be an 
important windfall contribution to help the council meet its annual housing provision targets. 

3.1.3 The detailed accommodation schedules for the proposed housing are attached in Appendix A. 

3.2 AFFORDABLE HOUSING 

3.2.1 The level of affordable housing provided across the site has been considered against existing planning 
policy guidance and in light of the overall financial viability of the development as a whole.  

3.2.2 The proposed housing is summarised in the table below. The detailed accommodation schedules are 
attached in Appendix A. 

Table 3-1 Proposed Housing Mix (Tenures) 
Building  Private  Affordable Wheelchair Totals

Block A  66  0 9 66

Block B  26  0 3 26

East Wing  13  0 13

Link Block  6  0 6

Mews Site  0  4 4

Broadway Annex  8  0 8

Totals  119  4 12 (10%) 123

3.2.3 Planning Policy Statement 3: Housing (2006) makes it clear that affordable housing requirements should 
always be regarded as targets and Circular 05/2005, Paragraphs B10 and B38 state that local authorities 
should take viability issues into account when concluding any Section 106 agreement. This policy 
demonstrates the Secretary of State’s willingness to take account of market conditions and support for 
substantial reductions in affordable housing to bring development forward. 

3.2.4 The minimum annual target for housing provision in London is 30,500 additional homes per year 
between 2007/08 – 2016/17. The corresponding housing target for Haringey over this period is 6,800 
units, which equates to 680 additional homes per annum. The current London Plan recognises that these 
targets should be applied flexibly taking into account individual site costs, the availability of public 
subsidy and other site requirements.  Furthermore it is recognised that the delivery of these targets is 
dependent on adequate funding for transport infrastructure, social infrastructure and affordable housing. 
Delivery will also be affected by market factors. Consequently, the housing targets should be reviewed 
on a five yearly basis. 
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3.2.5 The London Plan provides a target of achieving 50% affordable across all developments within London 
which the Haringey UDP housing policy also sets as a target for the Borough. The current draft 
replacement London Plan proposes to abolish this target and set a more flexible numerical target for an 
average annual net supply of affordable housing of 13,500 new homes in London as a whole. 

3.2.6 The Haringey Adopted Housing SPD (2008) identifies two major regeneration areas at Tottenham Hale 
and Haringey Heartlands to provide over 4/5ths of the total housing supply in next ten years. The SPD 
seeks the maximum reasonable amount of affordable housing when negotiating on individual private 
residential and mixed used sites which means taking into account individual site cost, the availability of 
public subsidy and other scheme requirements .The SPD advises that mixed use schemes, such as this, 
which are not contributing to affordable housing need justification by financial appraisal. The SPD also 
provides that the precise mix of affordable housing on sites will be set out in a planning brief. 

3.2.7 The principle scheme requirement for this site is to  achieve the following: 

• Restore, refurbish and revitalise the Hornsey Town Hall building, preserving and enhancing the 
character of the buildings within the Crouch End Conservation Area and creating an accessible 
civic resource. 

• Provide attractive and affordable accommodation for creative and artistic activity including 
the refurbishment of the Assembly Hall and the Council Chamber to provide performance 
spaces, front/back of house areas, studio and rehearsal spaces together with workshop, office 
and studio spaces for appropriate business uses. 

• Encourage a mix of uses within the existing building and across the development, promoting 
vitality, diversity, enterprise arts activities and improving the public realm, while giving careful 
consideration to the longevity of the refurbishment work and the cost in use of the 
refurbished building. 

3.2.8 Proposals for the redevelopment of the Town Hall site have been explored over the last number of years.  
From an early stage it was understood that the redevelopment of the Town Hall, Broadway Annexe, 
Mews and the East Wing would be required to be part-funded by the sale of land to the rear of the site.   

3.2.9 The successful realisation of the project is therefore dependent on the careful balancing and optimisation 
of the 3 components of the project: 

• The Business Plan – Identifying a sustainable mix of uses in line with the Hornsey Town Hall 
Creative Trust’s (HTHCT) vision and objectives.  Identifying the extent and scope of these uses 
required to demonstrate a viable business case with the aim of not being dependant on Council 
subsidy. 

 
• The facilitating development - The quantum of capital receipts generated from the sale or 

development of the adjoining site will essentially determine the budget or extent of possible 
development to the Town Hall.  This income stream will also need to cover other project costs such 
as professional fees surveys and investigations.  It is therefore essential to maximise the revenue 
generated from the facilitating development whilst respecting existing constraints surrounding the 
site and the setting of the Listed Buildings and appearance of the Conservation Area.   

• The Town Hall Works - The capital expenditure required to deliver the client’s aspirations and mix 
of uses identified in the business plan will have to be directly funded from the facilitating 
development, plus any additional grant monies and fund raising carried out by the HTHCT. 
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3.2.10 The Planning Brief, adopted by the council for this site suggests a balance of uses  as being appropriate 
on the site as a whole and the Town Hall itself, which includes some residential as follows: 

• Non family residential in the Town Hall (50% affordable) 
• Family/non-family units within the Weston Park Annex, rear Annex, Town Hall & Library car 

park and Town Hall open space party of the site (50% affordable) 
• The Mews Studio is also highlighted as potentially providing residential units 

3.2.11 The level of affordable housing that can be accommodated on this site is recognised in these policies and 
guidance as being dependant on the viability of the proposed development which has been assessed as 
set out in the following section. 

3.2.12 The level of affordable housing proposed is justified by the particular scheme requirement (restoration of 
the Town Hall), the viability of the scheme and availability of public subsidy as required by the London 
Plan and Housing SPD. 

3.3 VIABILITY 

3.3.1 The proposed residential part of this mixed use development is the primary means of funding the 
essential refurbishment works required to bring the listed Town Hall back into a sustainable use.   This is 
in line with the Planning Brief for Hornsey Town Hall adopted by the Council for development control 
purposes. In particular the Planning Brief states as one of its key objectives the need to ensure a viable 
scheme with sufficient value to achieve all the objectives which highlights the particular need to restore 
the Town Hall.   

3.3.2 PPS3 and the Consolidated London Plan both require that local plan policies include the need to consider 
the viability of development schemes in determining the amount of affordable housing provided. The 
Haringey Housing Supplementary Planning Document supports this principle, particularly for mixed use 
developments i.e. that “The Council recognises that in some cases it may not be financially viable to provide 
the full amount of affordable housing required.  In these cases the Council will request that the developer 
provides a financial appraisal of the scheme so that a fair contribution can be agreed.  The GLA Affordable 
Housing Toolkit can be used for this purpose.”  

3.3.3 Knight Frank were commissioned to undertake a financial appraisal to determine the viability of the 
scheme and this has been provided to the local planning authoring for their consideration which is in line 
with the London Plan and Housing SPD requirements. This demonstrates that the proposals would 
generate a negative residual land value (ie the shortfall the scheme will need to gap fund from the Trust).  
This takes into account the provision of four 4 bed houses as socially rented affordable housing plus a 
number of other public benefits, summarized below. 

3.3.4 The financial appraisal  makes a number of assumptions if not realised could increase the negative 
residual land value further, these include: 

• The £820k receipt for the affordable housing includes an assumed public sector grant of 
£120k per unit. The allocation of this grant is not secured at present as the registered 
housing provider is not appointed. Should this not be secured there will be a further 
increase in the negative residual land value to be met by the developer or Trust. 

• Changes to the proposed mix of tenures and sizes, as set out in Figures 1 & 2, will also 
impact on the residual land value. In particular the increase of larger family sized units 
along with the requisite amenity space and parking provision is likely to increase build costs 
and the negative residual land value. 
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• No additional costs have been included for the provision of the wheelchair accessible units 
which could also impact on the extent of the negative residual land value. 

3.3.5 The financial appraisal complies with the GLA guidance for ‘open book appraisals’ and uses the GLA’s 
Affordable Housing Toolkit as recommended.  The results of this appraisal demonstrate that the level of 
affordable housing proposed meets the ‘viability test’ required in the London Plan policy and Haringey 
Housing SPD. The proposed scheme would therefore comply with national, regional and local planning 
policies. 

3.4 LOCAL HOUSING NEED AND DEMAND 

3.4.1 The proposed development has been designed to accommodate a range of different size residential 
homes on site, to accord with national, regional and local policies. The viability of the scheme is 
dependent on the mix of sizes proposed, set out in Figure 2 below. These generally are in line with the 
targets set out in the Haringey guidance and would therefore contribute to meeting a recognised local 
demand and need.  

3.4.2 The Knight Frank research report, attached in Appendix B, provides an up to date indication of the local 
demographics that correspond to the housing demand. The report shows that the immediate area 
around the application site and to a lesser extent Haringey has a high proportion of 25 – 44 year olds 
compared with London and the nation as a whole. The age of the local population is expected to remain 
fairly constant through to 2018, with the profile still expected to be dominated by residents aged 25 – 
44. This age bracket represents a key household forming group and therefore demand for the residential 
component of a scheme at Hornsey Town Hall. 

3.4.3 The forecast population growth of Crouch End and Haringey is modest in comparison to the London and 
national projections. It should be noted however that these forecasts are ‘development neutral’, that is 
to say that they do not take into account large regeneration schemes. 

3.4.4 Household projections are available at a local authority level. This is largely a function of the fact that 
the average household size is expected to diminish going forward from just under 2.4 in 2001 to around 
2.1 in 2026. This is a nationwide trend and this reduction in the average household size is driven in part 
by a rise in single person households. 

3.4.5 The socio-economic profile of the study area points towards a particularly high proportion of residents 
sitting within the ‘urban prosperity’ group. This group includes ‘young professionals’ and ‘educated 
urbanites’ who dominate the wider area. 

3.4.6 The local housing market has a high proportion of residents living in privately rented accommodation 
(23.5%) compared with Haringey and London as a whole. The high number of renters is driven by the 
high proportion of young professionals who have not yet got a footing on the housing ladder. Ownership 
is above that of the London Borough of Haringey but below that of London. 

3.4.7 This research shows that there is a likely demand for smaller size housing which is reflected in the 
number of 2 bed units in this scheme. Haringey’s adopted SPD also recognises the need for 2 bed units in 
the borough and the need to maximise new housing opportunities. The proposal would therefore be in 
line with the council’s guidance and the London Plan and UDP policies.    

3.5 HOUSING MIX 

3.5.1 The Housing Needs Survey (2007), which informs the adopted Housing SPD, identifies a shortfall for all 
sizes of accommodation. However, the requirement is most acute for affordable three and four bedroom 
properties. The Council would prefer dwellings of 3 bedrooms and above to be provided in the form of 
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houses rather than flats. 

3.5.2 The housing need identified in this assessment needs to be balanced by the change in the economic 
market conditions and national planning policy. The more recent research study undertaken by Knight 
Frank, outlined above, provides an indication of the demand for housing in this local area which PPS3 
requires to be taken into consideration as well as the local need. The Knight Frank research also indicates 
that there is a greater demand for smaller sized units, ie 1-2 bed units. The existing residential 
development in the neighbouring roads is predominantly family housing. The inclusion of the 1 & 2 bed 
flats in this scheme will provide a balanced community, which is the overall aim of the London Plan and 
Housing SPD, which will also go some way to redressing the current imbalance in the immediate area 
with the predominance of family housing. 

3.5.3 The recommended mix for affordable housing, in the Housing SPD, presents a greater emphasis on larger 
family housing which this proposal will provide with four 4 bed houses.   

3.5.4 In terms of market housing, the current design is very close to suggested SPD guidelines as demonstrated 
in the table below. Overall the scheme provides a relatively high proportion of family accommodation 
which is in line with both the London Plan and the Housing SPD. 

 
Table 3-2 Proposed Housing Mix (Bed Sizes) 
Proposed Units No (%) Proposed Standard SPD 

(market Housing) 

1 bed  35 (28.4%)  37%

2 bed  61 (49.6%)  30%

3 bed  20 (16.3%)  22%

4 bed  7 (5.7%)  11%
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3.6 WIDER BENEFITS 

3.6.1 The provision of a significant amount of housing on this site will provide a substantial benefit to meeting 
some of the housing demands in Haringey in addition to bringing the Town Hall back into a sustainable 
use for the future. The restoration of this special historic and architectural important listed building to a 
use that will provide substantial benefits to the community of Crouch End and beyond is the principle 
objective of this project. This will only be achieved through the subsidy that the residential element of 
the development will provide. 

3.6.2 The Town Hall building is currently on the English Heritage ‘Buildings at Risk Register’ and these 
improvements will ensure that it will be able to be removed from this register and secure the future of 
this building for the community. The proposed uses such as the creative studios, cinema and 
function/performance rooms within this building will also provide a significant contribution to the local 
community. 

3.6.3 The proposed scheme will also provide substantial environmental improvements through the provision 
of new publically accessible open and green spaces and improvements to the public Town Hall Square in 
front of the Town Hall.  

3.6.4 The proposed housing will meet the Lifetime Homes standards and 10% of the units will be wheelchair 
accessible meeting the recognised demand and need and providing a more varied range of types of 
housing for a sustainable community. 

3.6.5 Provision has also been provided for a renewable energy source for the new build residential 
development. 

3.6.6 The scheme has been designed to balance the need for some onsite parking for the future residents with 
the need to encourage more sustainable forms of transport through the proposal to raise awareness 
through a travel plan and potential use of a car club. In addition the location of the homes within close 
walking distance to the community and town centre amenities, including the new uses proposed in the 
Town Hall, will also reduce the dependency on using cars.   
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4. Conclusions 
4.1.1 The proposed scheme will provide a means of regenerating this important listed building to restore the 

Grade II listed building, enhance the Conservation Area and ensure a sustainable future use of the Town 
Hall buildings. This will meet the principle objective of the Council’s Town Hall Renaissance project as 
well as secure the future of the listed building and remove it from the Buildings at Risk Register. 

4.1.2 The scheme will provide a significant contribution to the need to provide new housing in the borough to 
meet the UDP and London Plan targets. In addition the proposed housing will include a substantial 
proportion of family sized homes to meet the recognised need and the national, regional and local 
policies. A significant number of 2 bed units will also be provided to meet the identified demand in this 
locality. 

4.1.3 A financial appraisal, that meets the requirements of the London Plan and Housing SPD requirements for 
a ‘viability test’, has been provided that demonstrates the scheme will generate a negative residual land 
value and therefore justifies the level of affordable housing proposed. 

4.1.4 The type, amount, mix of sizes and tenures proposed is therefore in line with the adopted policies in the 
London Plan and UDP. 

4.1.5 In addition the scheme will provide substantial wider public benefits including environmental 
improvements, sustainable community uses and encouragement of sustainable forms of transport.   
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Appendix A 
ACCOMMODATION SCHEDULES 
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Appendix B 
 

KNIGHT FRANK RESEARCH REPORT: “HORNSEY TOWN HALL, HARINGEY: LOCAL DEMOGRAPHICS 

AND RESIDENTIAL / COMMERCIAL MARKET ANALYSIS” 
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