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1. Introduction 

1.1 This statement is an addendum to the Planning Statement submitted in support of the 

planning application seeking consent for the redevelopment of the Mill Hill East site for 

residential-led development (document reference MHE/OPA/12, dated October 2009). It 

should be read in conjunction with this original statement.  

1.2 Following the submission of the planning application in October 2009, it has been necessary 

to review the planning application proposals and make minor modifications to the proposed 

development in response to (the notably limited number of) issues identified during the 

consultation process. The purpose of this document is to set out and justify these changes 

having regard to the provisions of the development plan and other material considerations that 

are relevant to the determination of the planning application.  

1.3 On account of the constantly evolving nature of the UK planning system, it should be noted 

that the planning policy framework affecting the MHE site has changed since the submission 

of the planning application. However, these changes are relatively minor and do not materially 

alter the policy basis underpinning the planning application proposals, as set out in the original 

Planning Statement (dated October 2009).  

1.4 This statement is structured as follows: 

��  Section 2 provides a summary of the changes; 

��  Sections 3 to 8 consider the changes in detail, as follows: 

- Housing mix 

- Energy  

- Transport  

- Phasing and delivery 

- Sport and recreation/open space 

- Ground levels 

��  Section 9 concludes the statement.  

1.5 The following appendices are enclosed: 

��  Appendix A – Mill Hill East Sports Statement, June 2010; and 

��  Appendix B – Project MoDEL: RAF Northolt Sports Facilities, June 2010.  
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2. Summary of Changes to the Planning Application 

Proposals 

2.1 The amendments to the planning application proposals are summarised as follows: 

��  Changes to the housing tenure mix (as set out in the Revised Housing Strategy 

(document ref. MHE/OPA/7.1), involving a reduction in the minimum amount of affordable 

tenure homes plus a correction to the number of net additional dwellings (but no change 

to the total number of dwellings proposed). 

��  A revised energy strategy (technologies and infrastructure for the generation and 

distribution of heat and power on-site) (as set out in the Revised Environmental 

Sustainability and Energy Strategy (document ref. MHE/OPA/9.1)). The changes involve: 

- A revised fuel-source for the CHP plant (gas/biomass dual-fuel replaced with gas 

only) while ensuring future-proofing; 

- Revisions to the extent of the proposed CHP district network; and 

- Increased use of photovoltaic cells. 

��  A revised transport strategy (as set out in the Revised Transport Strategy and 

Assessment (document ref. MHE/OPA/4.1 and revised Parameter Plan 1 – Access and 

Movement). The changes involve alterations to proposed bus routing plus the provision of 

further detail/clarification.  

��  A revised phasing and delivery strategy (as set out in the Revised Phasing and delivery 

Strategy (document ref. MHE/OPA/10.1). The changes involve amendments to the 

approach for bringing forward development. 

��  Minor amendments to the Public Realm and Open Space Strategy (as set out in the 

Revised Public Realm and Open Space Strategy (document ref. MHE/OPA/5.1). The 

changes comprise alterations to the functionality of the proposed panorama park. 

��  Alterations to proposed ground levels (as set out on revised Parameter Plan 6 – Levels 

Strategy).  

2.2 Reference should be made to the Revised Planning Specification Document (document ref. 

MHE/OPA/2.1) which sets out consolidated details of the revised planning application 

proposals.  
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3. Housing Mix 

3.1 Reference should be made to the Revised Housing Strategy (document ref.MHE/OPA/7.1) 

which sets out full details of the housing proposals which comprises a series of commitments 

aimed at ensuring that the residential elements of the proposed development make the most 

appropriate contribution to housing provision in the Borough, and support the Inglis 

Consortium’s (IC) overarching objective of creating a successful sustainable new community 

where people will want to live, work and visit.  

Amount of Housing 

3.2 Paragraph 8.4 of the October 2009 Planning Statement provided an incorrect breakdown of 

the amount of housing proposed for the site (in terms of ‘new’ and ‘replacement’ units). The 

correct details are as follows: 

��  1,926 x ‘new units’ (the October 2009 statement previously stated a figure of 1,901 which 

was incorrect) 

��  150 x replacement of existing units  

��  98 x replacement of consented units (the October 2009 statement previously stated a 

figure of 123 which was incorrect) 

[The total ‘gross’ number of units proposed remains unchanged at 2,174.] 

3.3 The housing numbers set out above reflect the outcomes of a design-led approach to 

establishing the site’s capacity, and accord with the density parameters set by MHE AAP 

Policies MHE-CA1 to CA5 (considered in more detail below). This represents 81.7% of the 

total housing proposed for the AAP area. The balance of 486 units will be provided by the 

following means: 

��  Consented development to the north-east of the AAP area (the Countryside scheme) –  

262 units; and 

��  The potential future redevelopment of the Bittacy Court, Mill Hill East Station and Notting 

Hill Housing Trust sites – 41 ‘new’ units plus 1:1 replacement of existing units (183 units).  

3.4 The proposed quantum of development on the application site is therefore considered to 

make an effective and efficient use of the land and make a significant contribution to achieving 

the AAP objectives (for housing delivery) without prejudicing the provision of the non-

residential land uses sought by the MHE AAP, nor the future redevelopment of other land 

within the AAP area (which falls outside the planning application boundary).  



Mill Hill East    Planning Statement Addendum 

  

  

 

August 2010 
6 

Tenure Mix 

3.5 The tenure mix proposed at the planning application stage has been revised following further 

viability testing.  

3.6 The planning application proposes the following mix of the above tenures: 

��  Replacement Housing (demolitions and consented dwellings) – the existing/consented 

tenure mix should be replicated to ensure 1:1 re-provision (a  mix of social rent and 

private/market units); and 

��  New Housing (net additional housing) – a mix of tenures comprising social rent, shared 

ownership and private. The overall target is to provide 30% of new homes as affordable 

(social rent or shared ownership) subject to viability. There will be an overall minimum of 

15% and maximum of 50%. 60% of affordable tenure units will be provided as social rent 

and 40% shared ownership (which accords with the most up to date GLA/Borough 

objectives).  

3.7 The proposed mix of the above tenures has been established following the application of the 

Mayor’s Affordable Housing Toolkit (in order to establish the maximum viable proportion of 

affordable housing that the proposed development could incorporate), and will be secured via 

the s.106 agreement. The proposed terms of the planning obligation incorporate a review 

mechanism to ensure that future market conditions are taken account of in later phases to 

ensure that the maximum viable proportion of affordable housing is secured going forward.  

3.8 The proposed tenure mix has been subject to an independent viability appraisal, which has 

confirmed that this represents the maximum viable proportion of affordable housing. On this 

basis, the proposed tenure mix is considered to be in full accordance with the requirements of 

London Plan policies 3A.9 and 3A.10, and MHE AAP Policy MHE2.  
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4. Energy  

4.1 The energy strategy set out in the Environmental Sustainability and Energy Strategy 

(document ref. MHE/OPA/9) has been revised for reasons of viability, deliverability, and 

environmental impact as follows: 

��  Confirmation of the Feed-in Tariffs by Government (and the associated impacts this has 

on the viability of small scale renewable technologies) and acknowledgement that the 

implementation of the Renewable Heat Incentive is uncertain brought into question the 

viability of the original strategy (for a future ESCO partner to take forward); 

��  The need to allow the Annington/Countryside ‘review’ plot to come forward as the first 

phase of development, while not unnecessarily delaying housing delivery and ensuring a 

comprehensive redevelopment solution for MHE; and 

��  General concerns over local air quality impacts of biomass.  

4.2 The key changes to the strategy are as follows: 

��  Revision to the extent of the District Heating Network. Plots U, W, AR1, and AR2 are 

excluded from the network (although there is the opportunity for connection at a future 

date). Alternative provision is to be made within this development parcel to meet Code for 

Sustainable Homes Level 4 requirements.  

��  Revisions to the CHP fuel source. The CHP boiler will be fuelled by gas (as opposed to a 

combination of gas and biomass). The proposed plant size/specification allows for 

alternative fuel sources to be ‘plugged-in’ at a later date which could include renewable 

fuel sources (i.e. future-proofing). 

��  Increased use of photovoltaic panels across the site.  

4.3 The revised strategy is set out in the Revised Environmental Sustainability and Energy 

Strategy (document ref. MHE/OPA/9.1). It enables 20% of the site’s energy requirements to 

be met by the on-site generation of energy from renewable sources and achieves a 40% 

reduction in total carbon emissions which exceeds the requirements for Code for Sustainable 

Homes (CfSH) Level 4. The proposals are ‘future-proofed’ to enable additional renewable 

technologies to be incorporated at later phases to enable CfSH Level 5/6 to be achieved (as/if 

necessary). It is on this basis that the revised strategy is considered to be in full accordance 

with MHE AAP Policy MHE14 and the policies set out in Section 4A of the London Plan and 

Section 5 of the draft replacement London Plan.  
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5. Transport  

5.1 The Transport Strategy (document ref. MHE/OPA/9) has been revised in response to 

queries/issues raised by the Local Highway Authority and Transport for London (TFL) during 

the consultation period. The additions/alterations are summarised as: 

��  Trip generation and mode share calculations – updated to respond to concerns that the 

original methodology may underestimate public transport uptake. 

��  Junction proposals – the proposed road improvements have been refined and subject to a 

stage 1 safety audit. 

��  Public transport strategy – a separate public strategy is provided which aims to clarify the 

proposed public transport access improvements and phasing. It includes the following 

revisions to the original proposals: 

- The proposals to divert service 221 through the site have been deleted, in response 

to concerns over the number of existing residents who would be adversely affected 

by the diversions.  

- The proposed re-routing of service 382 has changed. Under the revised proposals 

buses will follow the same route into and out of the site via Bittacy Hill.  The proposal 

means that a 2-way service can be introduced at the existing stops close to the 

Railway Engineers public house. 

��  Revised Travel Plan – a revised framework travel plan compliant with TFLs ‘Attribute’ 

scoring method. 

��  Pedestrian Environment Review Software (PERS) audit. 

��  Car parking strategy.  

5.2 The revised Transport Strategy and Assessment has been prepared in close consultation with 

TFL and the Local Highways Authority and seeks to respond fully to all matters raised in the 

interim period since the planning application was submitted in October 2009, and is 

considered to fully meet the requirements of MHE AAP Policies MHE11, MHE12, MHE13 and 

MHE18 (as it relates to transport).  
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6. Phasing and Delivery 

6.1 The phasing and delivery proposals set out in the MHE Phasing and Delivery Strategy 

(document ref. MHE/OPA/10) have been revised in response the following reasons: 

��  Local Planning Authority requests for greater commitment to enable them to have greater 

control over implementation going forward; and 

��  Deliverability considerations necessary to enable the comprehensive development of the 

MHE area (linked to the Annington/Countryside review site). 

6.2 The revised proposals are set out in the Revised Phasing and Delivery Strategy (document 

ref. MHE/OPA/10.1) – a summary of the key changes are as follows: 

��  Re-ordering of the sequence in which development parcels are expected to come forward;   

��  The phasing details (in terms of the composition of each development parcel and the 

sequence in which each comes forward) are to be tied to the planning permission sought 

via means of condition which should incorporate provisions to allow future changes (via 

approval of the LPA); and 

��  Minor changes to the triggers for the delivery of affordable housing in each phase and key 

infrastructure.  

6.3 This revised approach is considered to be fully aligned with LPA aspirations and the 

requirements of MHE AAP Policy MHE18.  



Mill Hill East    Planning Statement Addendum 

  

  

 

August 2010 
10 

7. Sport and Recreation/Open Space 

7.1 The proposals for on-site open space as set out in the MHE Public Realm and Open Space 

Strategy (document ref. MHE/OPA/5) have been revised in response to comments raised by 

Sport England relating to the loss of the existing MoD playing field on the site. The revisions 

comprise the introduction of a small sports pitch to the panoramic park and are set out in 

detail in the Revised Public Realm and Open Space Strategy (document ref. MHE/OPA/5.1). 

These revisions are considered to be the most appropriate response to Sport England’s 

concerns having regard to all considerations, and build upon the existing proposed sports and 

open spaces facilities which include: 

��  A total of 5.95ha of open space comprising: 

- 1.3ha of sports pitches at the school; 

- 3.65ha of parkland which accommodates a mix of amenity space, children’s 

playspace (in line with the Mayor’s 10sqm standard), a sports pitch (in the Panoramic 

Park), informal kick-about spaces, trim trails, and picnic areas; and 

- Woodland (0.7ha) (VSM Estates propose to transfer the ownership of the woodland 

to the scouts to enable wider access for the community and school). 

��  The retention of the scout camp.  

��  A financial contribution towards the enhancement of Bittacy Hill Park and the 

enhancement of other off-site sports facilities (to be defined in the S.106 agreement).  

7.2 Further evidence dealing with the loss of the playing field and the provision of sports facilities 

is contained in the documents entitled ‘Mill Hill East Sports Statement’ (June 2010) and 

‘Project MoDEL, RAF Northolt Sports Facilities’ (June 2010), contained at Appendix A and B. 

The provisions of these documents confirm that: 

��  The Mill Hill East AAP requires the existing playing field to be redeveloped in order to 

enable the delivery of housing – retention of the playing field would conflict with the 

development plan. 

��  Local (site specific) standards for the provision of on-site open space, playing fields, and 

children’s playspace have been set in the Mill Hill East AAP, based on an assessment of 

need/demand likely to be generated by the redevelopment of the Mill Hill East Area for 

Intensification. The planning application proposals are in full accordance with these policy 

requirements (the provision of more playing fields on the site would conflict with the 

development plan as it would prevent other policy requirements from being met); 

��  The GLA/Mayor has confirmed that the planning application proposals are in accordance 

with the London Plan (and draft replacement London Plan) in the Stage 1 report; and 
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��  Despite being in accordance with the Mill Hill East AAP and the London Plan, the planning 

application proposals result in a net reduction in the on-site provision of playing fields of 

1.24ha. It is our view that this quantitative loss is offset by significant on-site qualitative 

improvements to playing field provision (associated with the proposed 1.3ha playing field), 

plus quantitative and qualitative improvements to playing field provision at RAF Northolt 

(which is a more appropriate location to meet user needs). Accordingly, it is our view that 

this should be treated as being in accordance with PPG17 Paragraph 13 and ‘exception 

test’ iii (and Exception Test E4 set out in Sport England’s own policy guidance ‘A Sporting 

Future for the Playing fields of England’).  

 
7.3 Accordingly, it is our view that the loss of the existing playing field (and the proposals for on-

site open space and sports facilities) are acceptable in planning terms and fully accord with 

the requirements of the Mill Hill East AAP.  
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8. Ground Levels 

8.1 Minor revisions have been made to Parameter Plan 6 – Ground Levels in response to further 

technical work. The changes aim to assist in successful implementation. 
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9. Conclusions 

9.1 As demonstrated in this addendum, the revisions to the original planning application proposals 

respond positively to issues raised by the Local Planning Authority and other stakeholders in 

the interim period since the submission of the planning application in 2009. Furthermore, they 

have responded to further technical work, technological advances, and market conditions to 

help further support the deliverability of the proposals. Accordingly, the revisions are strongly 

recommended to the Council.  
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8. CONCLUSIONS 

8.1  On the basis of the information presented in the enclosed documents, it is our view that the 

following applies: 

Loss of the Existing Playing Field 

• The Mill Hill East AAP requires the existing playing field to be redeveloped in order to 

enable the delivery of housing – retention of the playing field would conflict with the 

development plan. 

• Local (site specific) standards for the provision of on-site open space, playing fields, and 

children’s playspace have been set in the Mill Hill East AAP, based on an assessment of 

need/demand likely to be generated by the redevelopment of the Mill Hill East Area for 

Intensification. The planning application proposals are in full accordance with these policy 

requirements (the provision of more playing fields on the site would conflict with the 

development plan as it would prevent other policy requirements from being met); 

• The GLA/Mayor has confirmed that the planning application proposals are in accordance 

with the London Plan (and draft replacement London Plan); and 

• Despite being in accordance with the Mill Hill East AAP and the London Plan, the 

planning application proposals result in a net reduction in the on-site provision of playing 

fields of 1.24ha. It is our view that this quantitative loss is offset by significant on-site 

qualitative improvements to playing field provision (associated with the proposed 1.3ha 

playing field), plus quantitative and qualitative improvements to playing field provision at 

RAF Northolt (which is a more appropriate location to meet user needs). Accordingly, it is 

our view that this should be treated as being in accordance with PPG17 Paragraph 13 

and ‘exception test’ iii (and Exception Test E4 set out in Sport England’s own policy 

guidance ‘A Sporting Future for the Playing fields of England’).  

 
8.2 Accordingly, it is our view that the loss of the existing playing field is acceptable in planning 

terms.  

Strategic Planning for New Sports Facilities 

8.3 The provision of appropriate sports facilities to meet the needs of future residents at Mill Hill 

East has been considered alongside other elements of open space and social infrastructure 

since commencing the preparation of the planning application proposals in 2007 (as opposed 
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to being considered as an after thought). This has included undertaking a study of local open 

space/sports provision (2007) and holding a number of stakeholder workshops (2008) to 

inform the preparation of the masterplan, which was followed with extensive and ongoing 

consultation with the LPA and GLA to ensure alignment with planning policy and local 

priorities.  

8.4 In addition to on-site provision of a playing field, hard courts, hall, kick-about areas, trim trails, 

and informal open space, the applicant intends to enter into planning obligations with the local 

authority to fund improvements to existing off-site sports facilities in support of the Council’s 

wider objectives and programmes for sports infrastructure in the borough. The scale and 

scope of planning obligations are being negotiated at present, but are likely to include 

contributing to improvements to Bittacy Hill Park and Copthall Leisure centre (in line with the 

Council’s identified priorities).  
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