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1. Introduction and Purpose 

1.1 The purpose of this document is to set out a non-technical summary of the planning 

application for the redevelopment of the Mill Hill East site. It replaces the document entitled 

‘Mill Hill East – Planning Application Non-technical Summary’ dated October 2009 (document 

ref. MHE/OPA/20). 

1.2 This document is structured as follows: 

��  Section 2 provides a summary of the post-submission changes to the planning 

application; 

��  Section 3 establishes the type/form and content of the planning application; 

��  Section 4 describes the proposed development for which planning permission is sought; 

��  Section 5 provides details of the parameter plans that are submitted for approval; 

��  Section 6 summarises the commitments and development principles set out in the  

Strategic Development Framework documents which are submitted for approval; 

��  Section 7 summarises the scope of the package of supporting documents submitted with 

the planning application; and 

��  Section 8 provides a summary of the Environmental Impact Assessment.  

1.3 A detailed development schedule (Table A6157.1) is attached at Appendix A. 

1.4 The following plans are attached at Appendix B: 

��  Site Location Plan (plan ref. A6157/2.1/01); 

��  Site Plan (plan ref. A6157/2.1/02); 

��  Parameter Plan 1: Access and movement (plan ref. A6157/2.1/03RevA); 

��  Parameter Plan 2: Landscape (plan ref. A6157/2.1/04); 

��  Parameter Plan 3: Land use (plan ref. A6157/2.1/05); 

��  Parameter Plan 4: Scale (plan ref. A6157/2.1/06); 

��  Parameter Plan 5: Character areas (plan ref. A6157/2.1/07); 

��  Parameter Plan 6: Levels strategy (plan ref. A6157/2.1/08RevA); and 

��  Illustrative Masterplan (plan ref. A6157/2.1/09RevA). 
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2. Summary of Changes to the Planning Application 

Proposals 

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

to review the planning application proposals and make a number of minor modifications to the 

proposed development in response to issues identified during the consultation period. The 

revisions comprise changes to the following: 

��  Housing Strategy; 

��  Energy Strategy; 

��  Transport Strategy; 

��  Phasing and Delivery Strategy; 

��  Public Realm and Open Space Strategy; and 

��  Ground level parameters.  

2.2 The changes are summarised below: 

Housing Strategy 

2.3 The Housing Strategy (document ref.MHE/OPA/7) has been revised in response to further 

viability testing and in order to correct an error in the original submission. Full details of the 

updated proposals are set out in the Revised Housing Strategy (document ref.MHE/OPA/7.1):  

Amount of Housing (Correction) 

2.4 The October 2009 planning application submission 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.] 

Tenure Mix 

2.5 The revised proposed tenure mix comprises the following: 
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��  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) (this is unchanged from the original application); 

��  New Housing (net additional housing) – The original proposals involved providing 29.7% 

of units as affordable. The revised proposals set an overall target 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 is consistent with the original 

proposals).  

2.6 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.  

2.7 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.  

Energy Strategy 

2.8 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 in response to the following: 

��  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.  

2.9 The key changes to the strategy are as follows: 

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

proposed first phase of development) are excluded from the network (although there is 
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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); and 

��  Increased use of photovoltaic panels across the site.  

2.10 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.  

Transport Strategy 

2.11 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. 
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��  Pedestrian Environment Review Software (PERS) audit. 

��  Car parking strategy.  

2.12 The revised Transport Strategy and Assessment (document ref.MHE/OPA/9.1) 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).  

Phasing and Delivery Strategy 

2.13 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: 

��  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). 

2.14 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 will 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.  

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

requirements of MHE AAP Policy MHE18.  

Public Realm and Open Space Strategy 

2.16 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 
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concerns having regard to all considerations, and build upon the existing proposed sports and 

open spaces facilities. 

Ground Levels Parameters 

2.17 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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3. Type/Form and Content of the Planning Application 

Type/Form of Planning Application  

3.1 The planning application is submitted in hybrid form (part outline/part detailed), and seeks 

approval for the following: 

��  The principle of development; 

��  Landuses; 

��  Amount of development; 

��  Means of access to the site; and 

��  The change of use of the Officers Mess building. 

3.2 All remaining matters of scale, layout, appearance and landscaping are reserved for future 

determination.  

Duration of the Planning Permission Sought 

3.3 Permission is sought that will enable applications for the approval of subsequent reserved 

matters to be made in a series of phases within a period extending up to 10 years from the 

grant of planning permission. 

Planning Application Package 

3.4 The planning application package comprises application documents for approval and other 

supporting information.  

3.5 The planning application documents submitted for approval are as follows: 

��  Planning application forms; 

��  Ownership Certificate and Agricultural Holdings Certificate; 

��  A plan showing the application site boundary (plan reference A6157/2.1/02); 

��  Development schedule (Table A6157.1 – contained in Appendix A of this document); 

��  Parameter plans (refer to Section 4 of this document for further detail): 

- Parameter Plan 1: Access and movement (plan reference A6157/2.1/03/RevA); 

- Parameter Plan 2: Landscape (plan reference A6157/2.1/04); 

- Parameter Plan 3: Land use (plan reference A6157/2.1/05); 

- Parameter Plan 4: Scale (plan reference A6157/2.1/06); 

- Parameter Plan 5: Character areas (plan reference A6157/2.1/07); 
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- Parameter Plan 6: Levels strategy (plan reference A6157/2.1/08/RevA); 

��  Plans for the conversion of the existing Officers Mess building (plan references 

A6157/2.1/10 to A6157/2.0/16); 

��  A suite of documents that comprise a ‘Strategic Development Framework’, comprising 

(refer to Section 5 of this document for further detail): 

- Design Principles Document (document reference MHE/OPA/3) and Addendum 

(document reference MHE/OPA/3.1); 

- Revised Transport Strategy and Assessment (document reference MHE/OPA/4.1); 

- Revised Public Realm and Open Space Strategy (document reference 

MHE/OPA/5.1); 

- Technical/Infrastructure Strategy (document reference MHE/OPA/6); 

- Revised Housing Strategy (document reference MHE/OPA/7.1); 

- Revised Community Facilities/Social Infrastructure Strategy (document reference 

MHE/OPA/8.1);  

- Revised Environmental Sustainability and Energy Strategy (document reference 

MHE/OPA/9.1); and 

- Revised Phasing and Delivery Strategy (document reference MHE/OPA/10.1). 

3.6 The following supporting information is submitted with the planning application, which aims to 

assist both the understanding and evaluation of the proposals (refer to Section 6 of this 

document for more detail): 

��  Illustrative masterplan (plan reference A6157/2.1/09RevA); 

��  Design and Access Statement (document reference MHE/OPA/11) and Addendum 

(document reference MHE/OPA/11.1); 

��  Planning Statement (document reference MHE/OPA/12) and Addendum (document 

reference MHE/OPA/12.1); 

��  Environmental Statement (document reference MHE/OPA/13) and Addendum (document 

reference MHE/OPA/13.1); 

��  Economic/Regeneration Statement (document reference MHE/OPA/14); 

��  Health Impact Assessment (document reference MHE/OPA/15); 

��  Statement of Community Engagement (document reference MHE/OPA/16); 

��  Outline Estate Management Strategy (document reference MHE/OPA/17);  

��  Open Space, Sport and Recreation Study (document reference MHE/OPA/18); 

��  Arboricultural Constraints Report (document reference MHE/OPA/19); and 

��  Revised Planning Application Non-technical Summary (document reference 

MHE/OPA/20.1). 



Mill Hill East Revised Planning Application Non-technical Summary 

  

  

 

August 2010   11 

4. Proposed Development  

Description of Development 

4.1 Outline planning permission is sought for the comprehensive redevelopment of the site for 

residential-led mixed use development, involving the demolition of all existing buildings 

(excluding the Officers Mess building) and ground re-profiling works, to provide 2,174 

dwellings, a primary school, GP surgery, 1,100sqm of 'High Street' (A1/2/3/4/5) uses, 

3,470sqm of employment (B1) uses, a district energy centre, and associated open space, 

means of access, car parking, and infrastructure.  

Amount and Uses 

4.2 The amount of development and uses for which planning permission is sought is set out in 

Tables 4.1 and 4.2 below (reference should be made to the more detailed Development 

Schedule (Table A6157.1) at Appendix A which provides a plot by plot breakdown).  

Table 4.1 Development Schedule  

Use  New Buildings Conversion of 
Existing Officers 
Mess Building 

Total 

One Bed Units 638 3 641 

Two Bed units 959 7 966 

Three Bed Units 290 0 290 

Four Bed Units 239 0 239 

Five Bed Units 38 0 38 

Residential (use 
Class C3) 

Total Units 2,164 10 2,174 

High Street Uses 
(Use Classes 
A1/2/3/4/5 plus 
ancillary) 

Total Floorspace 
(GIA) 

1,100sqm 

(11,840sqft) 

- 1,100sqm 

(11,840sqft) 

Primary School 
(Use Class D1) 

Total Floorspace 
(GIA) 

3,430sqm 

(36,920sqft) 

- 3,430sqm 

(36,920sqft) 

Employment 
(Offices and Light 
Industry) (Use Class 
B1) 

Total Floorspace 
(GIA) 

3,470sqm 

(37,351sqft) 

- 3,470sqm 

(37,351sqft) 

GP Surgery (Use 
Class D1) 

Total Floorspace 
(GIA) 

- 530sqm 

(5,700sqft) 

530sqm 

(5,700sqft) 

Energy Centre (Use 
Class Sui Generis) 

Total Floorspace 
(GIA) 

630sqm 

(6,781sqft) 

- 630sqm 

(6,781sqft) 
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Table 4.2 Parking Schedule 

Use Car Cycle 

Residential  2,490 spaces 2,174 spaces 

Primary School  16 spaces 50 spaces 

Employment (Offices and Light 
Industry)  

17 spaces  10 spaces 

High Street Uses 11 spaces 10 spaces 

GP Surgery  10 spaces 10 spaces 

 

Means of Access 

4.3 The planning application seeks approval of details of means of access to the site from Bittacy 

Hill, Frith Lane and the Countryside/Annington scheme which is under construction 

(Ridgemont).  

Conversion of the Existing Officers Mess Building 

4.4 The planning application seeks approval for the change of use of the existing Officers Mess 

building (refer to Table 4.1).  
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5. Parameter Plans 

5.1 The parameter plans form part of the planning application package of documents for approval 

and set parameters within which details of reserved matters must be prepared/approved, and 

development subsequently brought forward. It is intended that the provisions of the parameter 

plans will be secured by means of conditions attached to the outline planning permission 

sought. The plans are described below: 

��  Parameter Plan 1: Access and Movement (plan reference A6157/2.1/03RevA) 

Sets parameters for the locations of primary and secondary access points to the site for 

vehicles, cyclists and pedestrians; internal circulation arrangements for vehicles, cycles 

and pedestrians including street hierarchy and bus routes; and defines locations for bus 

stops.   

��  Parameter Plan 2: Landscape (plan reference A6157/2.1/04) 

Sets parameters for the location, type and extent of open spaces and areas of structural 

landscaping; arrangements for street tree planting; removal and retention of existing trees; 

and the arrangements for the network of swales. 

��  Parameter Plan 3: Land use (plan reference A6157/2.1/05) 

Sets parameters for the distribution of land uses across the site. 

��  Parameter Plan 4: Scale (plan reference A6157/2.1/06) 

Identifies each development block (which links to the detailed development schedule 

appended to the planning application forms) and sets parameters for the maximum extent 

of the development zones/areas within each block, as well as maximum and minimum 

parameters for the height, width and length of buildings for each plot.  

��  Parameter Plan 5: Character Areas (plan reference A6157/2.1/07) 

Sets parameters for the extent of each character area.  

��  Parameter Plan 6: Ground Levels (plan reference A6157/2.1/08RevA) 

Identifies existing ground levels and sets parameters for future ground levels within the 

site.  
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6. The Strategic Development Framework 

6.1 In order to ensure a comprehensive approach to development, a suite of documents have 

been prepared that comprise a ‘Strategic Development Framework’, which is submitted with 

the planning application for approval. The ‘Framework’ establishes a raft of commitments and 

development principles that will guide the preparation of reserved matters applications going 

forward, as a further level of detail to the standard provisions of the planning application (as 

set out in the planning application forms and parameter plans). It is intended that the 

provisions of the Framework will be secured by means of conditions (or s.106 legal 

agreement) attached to the outline planning permission sought. 

6.2 The structure of the Framework is set out below in Figure 6.1, and a schedule of the key 

provisions of each document follows: 

Figure 6.1 Structure of the Strategic Development Framework 

 

 

 

 

 

 

 

 

Design Principles Document (and addendum) 

6.3 This document (and associated addendum) establishes a comprehensive framework of 

design principles and controls that should guide the preparation of reserved matters 

applications (as further ‘layer’ of detail to the set of Parameter Plans). (Document references 

MHE/OPA/3 and MHE/OPA/3.1). 
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Revised Transport Strategy and Assessment 

6.4 This strategy sets out details of on and off-site highway works necessary to bring forward the 

development and establishes a framework of sustainable transport principles which will guide 

reserved matters applications. (Document reference MHE/OPA/4.1). 

Revised Public Realm and Open Space Strategy 

6.5 This report sets out a strategy for the provision of public realm, play, and recreation for the 

proposed development. The principles established in the strategy provide a comprehensive 

framework for the preparation of reserved matters applications (as a further ‘layer’ of detail to 

the Landscape Parameter Plan). (Document reference MHE/OPA/5.1).  

Technical/Infrastructure Strategy 

6.6 Sets out details of the technical and infrastructural works including surface water drainage 

(SUDS strategy), utilities, and remediation proposed as part of the planning application. 

(Document reference MHE/OPA/6).  

Revised Housing Strategy 

6.7 This document sets out commitments to existing housing; the mix of new housing tenures, 

types and sizes; design and sustainable construction standards; and delivery arrangements. 

(Document reference MHE/OPA/7.1).  

Revised Community Facilities/Social Infrastructure Strategy 

6.8 This strategy sets out details for the provision of community and social infrastructure needed 

to support future residents at MHE. (Document reference MHE/OPA/8.1).  

Revised Environmental Sustainability and Energy Strategy 

6.9 This strategy sets out commitments for achieving sustainable design and construction 

standards and details of the decentralised energy generation/distribution proposals for the 

site. It also establishes a control framework for the securing further sustainability measures at 

later stages in the planning process. (Document reference MHE/OPA/9.1). 
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Revised Phasing and Delivery Strategy 

6.10 This document sets out the phasing and delivery strategy for the outline proposals. Its 

purpose is to set out how the development is expected to be delivered and to establish 

provisions (including triggers) that will enable the Local Planning Authority to maintain control 

over delivery going forward. (Document reference MHE/OPA/10.1). 
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7. Supporting Documents 

7.1 A number of documents are submitted in support of the planning application. A 

description/overview of these is provided below: 

��  Illustrative masterplan (Plan ref. A6157/2.0/09RevA) 

This shows how the development proposed by the planning application could be delivered 

– it is submitted for illustrative purposes only.  

��  Design and Access Statement and Addendum (Document ref. MHE/OPA/11 and 

MHE/OPA/11.1) 

Statement considering the design principles and concepts that have been applied to the 

development and how issues relating to access to the development have been dealt with.   

��  Planning Statement and Addendum (Document ref. MHE/OPA/12 and 

MHE/OPA/12.1) 

Assesses the planning proposals against planning policies and other material 

considerations. 

��  Environmental Statement and Addendum (Document ref. MHE/OPA/13 and 

MHE/OPA/13.1) 

Sets out the outcomes of the environmental impact assessment (EIA) of the proposed 

development.  

��  Economic/Regeneration Statement (Document ref. MHE/OPA/14) 

Sets out the outcomes of an assessment of the potential economic/regeneration effects of 

the proposed development.  

��  Health Impact Assessment (Document ref. MHE/OPA/15) 

Sets out the outcomes of an assessment of the potential health impacts of the proposed 

development.  

��  Statement of Community Engagement (Document ref. MHE/OPA/16) 

Sets out how the Consortium have informed, consulted and involved the community in the 

preparation of the development proposals. 

��  Outline Estate Management Strategy (Document ref. MHE/OPA/17) 

Provides outline information on proposed estate management arrangements.  

��  Open Space, Sport and Recreation Study (Document ref. MHE/OPA/18) 

Sets out the outcomes of a study into the existing provision of open space, sport, and 

recreation facilities in the local area.  

��  Arboricultural Constraints Report (Document ref. MHE/OPA/19) 

Sets out details of the existing trees on the site.  
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8. Summary of the Environmental Impact Assessment 

(EIA) 

The EIA Process 

The Requirement for an EIA 

8.1 The applicants have not submitted a Screening Application to LBB in order to establish whether an 

Environmental Impact Assessment (EIA) of the proposals is required. Instead, following initial 

consideration of the potential environmental impacts of the proposed development a voluntary ES has 

been prepared, in accordance with the provisions of the Town and Country Planning (Environmental 

Impact Assessment (England and Wales) Regulations 1999.  

8.2 In accordance with the aforementioned regulations, an application for a ‘Scoping Opinion’ (with 

associated Scoping Report) was submitted to LBB in November 2008 and subsequently updated in April 

2009. The Scoping Opinion was provided by LBB in May 2009. This ES has been prepared in 

accordance with the agreed Scoping Report and Scoping Opinion.  

8.3 The ES provides detailed information on the likely significant environmental effects of the proposed 

development. It also describes the measures that are proposed to mitigate any adverse effects and 

provides a statement as to the significance of any predicted impacts both before and after mitigation. 

8.4 The ES is supported by an addendum (dated August 2010) which takes account of the revisions to the 

planning application submitted in August 2010.  

Approach to the EIA 

8.5 The general approach to the ES follows best practice guidance and covers those areas referred to in 

Schedule 4 ‘Information for Inclusion in Environmental Statements’ of the Town and Country Planning 

(Environmental Impact Assessment) (England and Wales) Regulations 1999.  

8.6 The main objective of producing the ES is to provide a systematic analysis of potential environmental 

effects, which may occur as a consequence of the proposed development and to identify those likely to 

be significant. The ES considers the following environmental topics: 

��  Socio-economic; 

��  Transport; 

��  Air Quality and Greenhouse Gas Emissions; 

��  Noise and Vibration; 

��  Soils, Geology and Ground Contamination; 

��  Water Resources; 
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��  Ecology; 

��  Landscape, Townscape and Visual; 

��  Archaeology and Cultural Heritage; and 

��  Waste Management. 

8.7 Where adverse impacts are identified, the ES proposes appropriate mitigation measures (incorporating 

design and operational measures), which seek to prevent, reduce or offset effects of adverse effects and 

to enhance beneficial effects. 

Environmental Effects and Mitigation Measures  

8.8 The ES and associated addendum contains full details of the likely environmental effects of the 

proposed development and puts forward appropriate mitigation measures to minimise adverse effects 

where necessary. A summary is provided below. 

Socio-economic 

8.9 The development proposals will involve the demolition of all existing buildings (with the exception of the 

Officers Mess) including the loss of 150 dwellings. This will cause a temporary reduction in the local 

resident population, displacement of existing households and reduction in the local housing supply 

(particularly rented homes), resulting in temporary additional pressure on the housing supply in the local 

area. Existing jobs on the site include those associated with the Council Depot and temporary 

businesses occupying the former military buildings at Inglis Barracks – demolition works will lead to the 

displacement of these jobs off-site. The construction phase will generate a significant number of direct 

construction jobs and indirect supply-chain related jobs, which together with the relocation of existing 

jobs is likely to alter travel to work patterns in the local area.  

8.10 Once complete, the development will significantly increase the resident population in the local area. The 

proposed housing mix includes a large proportion of flats which is likely to encourage smaller 

households, however it is assumed that the profile of future residents is likely to be similar to the existing 

population in the local area. The proposed development will increase the available stock of housing in 

the study area across a range of tenures (owner-occupied, private rent, social rent, intermediate). A 

number permanent direct and indirect jobs are predicted to be created as a result of the proposed 

development. The increased resident population is expected to increase local expenditure on retail 

goods and services which is predicted to have a positive effect on the vitality and viability of Holders Hill 

Neighbourhood Centre. The development will significantly increase local capacity for primary healthcare 

and primary education provision through on-site provision of new facilities.  

8.11 In order to mitigate any adverse effects and, where possible, to enhance beneficial effects, the following 

mitigation measures are recommended (which will be delivered through an appropriate s.106 package or 

via conditions attached to the outline planning permission): 

��  A Training Programme will be produced to help promote construction jobs to local residents; 
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��  Permanent jobs and training opportunities should be maximised and promoted to local residents; 

��  Provision through planning obligations to address needs arising from the development for social 

infrastructure capacity (secondary schools, healthcare and library facilities); and 

��  An appropriate re-housing strategy for existing on-site residents. 

Transport 

8.12 This ES assesses the effects of the proposed development on pedestrian, cycle, public transport, and 

vehicular accessibility.  

8.13 The assessment concludes that the proposed development is not predicted to have any significant 

transport impacts during the construction stage.  

8.14 The assessment considers a broad range of potential impacts on pedestrian and cyclist accessibility 

including severance, pedestrian delay, pedestrian amenity, pedestrian fear and intimidation, and 

accident/safety. It identifies a number of potentially adverse effects once the proposed development is 

operational, including: 

��  A sense of severance on Engle Park and Bittacy Rise (a perceived division that can occur within a 

community when it becomes separated by a major traffic artery), which could have an adverse 

effect on pedestrian and cyclist accessibility; 

��  Increased pedestrian delay (impact of increased traffic volumes on crossing the road) on Bray 

Road, Engle Park, and Bittacy Rise; and 

��  Poor pedestrian amenity (the relative ‘pleasantness’ of a journey) on Engle Park and Bittacy Hill. 

8.15 These potential effects will be addressed by providing a controlled pedestrian crossing at the Bittacy 

Rise/Sanders Lane junction and pedestrian refuge islands on Bray Road and Engle Park. Following the 

implementation of these mitigation measures, the assessment concludes that the residual effects of the 

development on pedestrian and cyclist movement will be limited to a minor adverse effect on Engle 

Park/Bittacy Rise in terms of pedestrian amenity and sense of severance.  

8.16 The ES indicates that there are no specific capacity constraints on bus or rail services servicing the site. 

The proposals include a number of provisions to enhance public transport accessibility including the re-

routing of bus services through the site and the provision of disabled access to Mill Hill East station, 

which are assessed to result in a significant beneficial impact on public transport accessibility.  

8.17 The ES concludes that the proposed development will significantly reduce existing levels of driver delay 

on Frith Lane and lead to a relatively insignificant (negligible) increase to driver delay on Bittacy Hill. Car 

borne traffic generation from the development will be minimised through the implementation of a travel 

plan initiative. Overall, the ES concludes that there will be no significant effects on vehicular 

accessibility.  
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Air Quality and Greenhouse Gas Emissions 

8.18 The ES assesses the potential effects of the proposed development on air quality, having particular 

regard to construction related dust, vehicle traffic emissions, emissions associated with the proposed 

energy centre, and Greenhouse Gas emissions.  

8.19 Construction works are likely to result in dust which has the potential to cause nuisance at nearby 

properties if unmitigated. However, with the adoption of Best Practical Means (BPM) the impacts of dust 

from the construction phase are not predicted to be significant. 

8.20 The assessment predicts an increase in nitrogen dioxide (NO2) and particulate matter smaller than 10 

microns in aerodynamic diameter (PM10) due to the traffic associated with the operation of proposals, 

and an increase in NO2 and PM10 concentrations due to emissions from the energy centre installed on 

site. However, the assessment concludes that while this is a slight adverse impact, no air quality 

objectives are likely to be exceeded therefore no mitigation measures are deemed necessary.  

8.21 Greenhouse gas emissions from the traffic associated with the development and from the energy 

demands of the proposals are mitigated through the use of renewable energy sources and the 

implementation of a Green Travel Plan, and are therefore assessed to be of negligible significance.  

Noise and Vibration 

8.22 The ES has assessed the likely noise and vibration effects of the proposed development.  

8.23 It concludes that the construction work noise could adversely affect existing receptors, although these 

effects can be mitigated through the use of Best Practical Means and through the provisions of an 

appropriate Construction Management Plan. Increases in vehicle road traffic during the operation of the 

proposal are predicted to lead to increased noise affecting existing properties, although the effects of 

increased traffic noise on future receptors (proposed new homes) can be mitigated through the 

application of appropriate design measures. Potential adverse effects of noise from IBSA House (print 

works) and the proposed energy centre on future residents can be appropriately mitigated through 

design.  

Soils, Geology and Ground Contamination 

8.24 The ES assesses the likely effects of the development upon the soils and geology of the area and the 

effect of the development upon the level of risk associated with pre-existing ground contamination.  

Remediation of ground contamination is expected to be a part of redevelopment therefore the effect of 

this upon ground quality is also considered.  

8.25 The ES predicts that there will be an increase in risk of harm from existing contaminants and a risk of 

contamination of soils during the construction stage, but that these risks can be largely controlled by the 
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future site contractor through CDM regulations and the provisions of a site waste management plan. 

Ground remediation works should ensure that future risks from existing contamination are controlled.  

Water Resources 

8.26 The ES assesses the likely environmental impact of the development proposals on water resources 

which, for the purposes of the assessment, include: surface water quality; groundwater; and flood risk 

issues.  

8.27 The ES identifies a potential risk of adverse impacts upon water quality as a result of site construction 

works (common issues include spillages of chemicals, the presence of hazardous materials, concrete 

slurry and sediment laden runoff). To mitigate this risk, a Construction Environmental Management Plan 

will be prepared and implemented which will establish controls to ensure that best environmental 

practice is followed throughout the construction phase.  

8.28 The development proposals incorporate a raft of mitigation measures that aim to design-out the risks of 

long term effects relating to flood risk in the operation phase. Measures include the use of Sustainable 

Urban Drainage Systems, flood mitigation works, and the integration of green spaces and green/brown 

roofs to ensure that the proposed development does not increase levels of flood risk (relating to surface 

water run off). Potential impacts on water quality include water contamination associated with changes 

to drainage regimes or through deliberate/accidental actions of people (discharge of contaminants into 

water sources), although the ES concludes that the overall impacts of the development on water quality 

is unlikely to be significant.  

Ecology  

8.29 The ES assesses the ecological and nature conservation effects of the proposed development, 

focussing on protected sites, habitats, and protected species. 

8.30 Protected Sites – During the construction phase, the ES identifies a potential risk of adverse impacts on 

flora within the Mill Hill Pastures and Burtonhole Lane and Pastures Sites of Metropolitan Importance to 

Nature Conservation (SMINCs) through the deposit of construction dust. The Construction Management 

Strategy will detail measures necessary to protect the SMINCs from such risks, therefore any 

construction phase impacts on designated sites is assessed to be not significant. At the operation stage 

the key risks to the protected sites are considered to be associated with the potential for increased 

surface run-off rates, which is satisfactorily mitigated through the implementation of a Sustainable Urban 

Drainage System, green/brown roofs, rainwater harvesting and permeable paving. Accordingly, the ES 

concludes that the proposals are not likely to give rise to significant impacts on protected sites.  

8.31 Habitats – The majority of ecologically important trees are to be retained, a number of young and semi-

mature trees are to be lost during construction which are likely to provide benefits for a range of 

biodiversity including bats, birds and invertebrates. This loss will be mitigated through replacement as 

part of the landscape scheme, however it will take time for the trees to reach the same level of maturity 

of those being lost. Accordingly, in the short term there is likely to be an adverse impact on habitats. 
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However, in the longer term the proposals are assessed to have a positive impact through the removal 

of non-native species and the encouragement of native ground flora and understorey which will provide 

benefits for a range of biodiversity including bats, birds and invertebrates. The ES concludes that the 

risks of construction stage impacts to trees including physical damage, soil compaction (which will 

reduce the amount of oxygen available around the root zone) and the creation of dust (which would 

reduce the ability of the tree to photosynthesise) can be adequately mitigated through accordance with 

appropriate British Standards. 

8.32 Protected Species – During construction existing bat roosts will be removed. Mitigation measures 

include the erection of temporary roosts prior to demolition, followed by the incorporation of permanent 

roosting features into building designs, inclusion of bat boxes on trees, the management of scrub and 

woodland habitats for bats, and sensitive use of lighting. It cannot be guaranteed that bats will use the 

temporary roosts therefore there is likely to be an adverse impact on bats during the construction phase, 

however in the longer term the mitigation measures are likely to provide opportunities for additional 

roosting bats and therefore have a significant positive effect on bats. The inclusion of green/brown roofs 

and the aforementioned scrub/woodland management will also provide increased breeding and foraging 

opportunities for birds and habitat enhancement for reptiles, resulting in wider positive impacts.  

Landscape, Townscape and Visual  

8.33 The ES assesses the potential impact of the proposed development on the landscape and townscape 

setting and the visual amenity of the area. 

8.34 The ES predicts that the majority of effects are likely to be beneficial, with the proposed development 

resulting in the physical regeneration of the Mill Hill ‘triangle’, with adverse impacts limited to the loss of 

long distance views (over predominantly green space) from existing properties in Bray Road.  

Archaeology and Cultural Heritage 

8.35 The ES assesses the likely impacts of the proposed development on archaeology and built heritage.  

8.36 The assessment identifies 2 listed buildings that lie adjacent to the site whose settings would be affected 

by the redevelopment of the site. It concludes that appropriate mitigation of potential affects can be 

achieved through the design process, and therefore there is likely to be no significant effects on the 

setting of these buildings.  

8.37 The development proposals involve the demolition of a number of on-site structures relating to the 

Middlesex Regiment (barrack blocks) and conversion of the former Officers Mess building. In order to 

mitigate adverse effects, the ES recommends a process of historic building recording. Following 

mitigation, the ES concludes that the effects of the development will be minor adverse.  
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8.38 The ES identifies the potential for unknown archaeological resources on the site, and recommends that 

if such  deposits are found during construction works that they should be preserved by record. Following 

mitigation, their loss would be a  minor adverse effect.  

Waste Management 

8.39 The ES assesses the waste management impacts of the proposed development.  

8.40 During demolition the principal impacts will be the solid waste generated that cannot be avoided, reused, 

or recycled on site and which will require treatment or disposal off site. These impacts can be mitigated 

by adopting the waste hierarchy and by developing a Site Waste Management Plan to ensure that 

measures are in place to minimise waste in the first instance and to reuse and recycle as much as 

possible. Following mitigation, the impacts of demolition works are assessed to be negligible (not 

significant). 

8.41 During construction the principal impacts will be the solid waste generated that cannot be avoided, 

reused or recycled on site and which will require treatment of disposal off site. These impacts will be 

mitigated by adopting the waste hierarchy and developing a Site Waste Management Plan (as described 

above), and accordingly the construction works are not predicted to cause any significant effects on 

waste management. 

8.42 During the operation of the development, the principal impacts will be the household and commercial 

wastes generated that will require collection, recycling, composting or disposal off-site. These impacts 

can be mitigated by implementing measures to promote the minimisation of household waste and by 

ensuring that each dwelling has appropriate space to store recyclable wastes. Following mitigation, the 

effects of the operation of the scheme are assessed to be not significant.  

Summary and Conclusions 

8.43 The proposed development at Mill Hill East has been prepared with the aim of avoiding adverse effects 

on the environment. It is clear from the ES that the significance of the predicted effects associated with 

the proposed development are mainly either negligible or beneficial, with only a minimal number of 

adverse effects that cannot be satisfactorily mitigated against.  
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