
This document provides some possible options for objecting to the development and is intended to 
help people make up their own minds about whether and on what basis to object.

Victoria Quarter East Barnet Proposed Development: Objection Options



Objection Options

Options for objecting to the proposed development are grouped within the following:

1. Design Objections based on policy breaches

2. Concerns over impact on local area

3. Lack of trust in the planners and planning process



The design is in breach of numerous policies

The design is in breach of numerous policies:

Policy DM01: Protecting Barnet’s Character and 
Amenity

Policy DM02, Draft London Plan Policy D3 and D6 and 
Draft Local Plan Policy CDH01 which seeks to optimise 
housing density rather than maximise housing density.

Policy DM05 and Draft Local Plan Policy CDHD4 
relating to tall buildings.

Policy CS3 9.2.13 to 14, Policy DM08 and Draft Local 
Plan Policy HOU02 Housing mix.

Paragraphs 10.6.4-5 of the Core Strategy and Policy 
CS5 of the Barnet Local Plan regarding views

Development Management Policy DM01(g) and DM02 
Policy requirements for public amenity space

Draft London Plan: Policy T6 Car parking



Protecting Barnet’s 
Character:
Policy DM01

The only residential building within the entire East Barnet Ward that has in excess of 
6 storeys is Desmond House on Cat Hill. The proposed scheme will introduce 10 new 
buildings in excess of 6 storeys into the ward which is characterised by 2 and 3 
storey homes.

The proposed development by reason of its massing, scale and its excessive height 
would represent a significant departure from the local plan detrimental to the 
character and appearance of the surrounding area

It is in breach of Policy DM01: Protecting Barnet’s Character and Amenity.



Housing Density

The proposed scheme has a housing density to 625 hr/ha 
(habitable rooms per hectare). This is significantly in excess 
of the London Plan density guideline of 200-450 hr/ha if New 
Barnet were considered to be Urban. Located a few hundred 
metres from the green belt, most would consider the 
location Suburban and would have a density guideline in the 
range 150-250hr/ha. 

Fairview recognises that policy is to optimise not maximise 
the capacity of sites saying: “The London Intend to Publish 
Plan Policy D3 requires all development to make the best use 
of land by following a design led approach that optimises the 
capacity of sites”. However, they state that their aim is to 
“maximise the potential of the site through the development 
of 652 residential units”.

The proposed scheme breaches current Planning Policy 
DM02, Draft London Plan Policy D3 and D6 and Draft Local 
Plan Policy CDH01 which seeks to optimise housing density 
rather than maximise housing density.



Tall Buildings

Blocks of 8 to 10 storeys conflict with the local planning policy that tall buildings should only be 
allowed in certain specified locations.

The scheme is in breach of Planning Policy DM05 as the site is not within a strategic location as 
detailed in the core strategy. In addition it does not reflect the council’s current thoughts on Tall 
Buildings as set out in the Draft Local Plan Policy CDHD4.



Barnet Council have rejected a planning application for Kingmaker House (a nearby development) as: 
“by reason of its massing, scale and its excessive height … would represent a significant departure 
from the local plan detrimental to the character and appearance of the surrounding area”.
This decision provides precedent for not allowing a breach of Policy DM01: Protecting Barnet’s 
Character and Amenity.

Kingmaker House New Barnet sets a precedent



The application is not similar to the Hyde Estate Road development as East Barnet has not had a 
fundamental change in prevailing architectural typologies. Hyde Estate Road does not set a precedent 
for East Barnet. 
The height and scale of the proposed development is not complementary to the surrounding area.

East Barnet is not similar to Hyde Road Estate Colindale



Policy CS5 of the Barnet Local Plan dictates 
that developments should both ‘respect and 

enhance the distinctive natural landscapes of 
Barnet’ and ‘protect important local views 

from places within Barnet’. 
Development is not acceptable as it obstructs 

local views and skylines..

Views and Landscape



The new blocks would also be clearly visible in the locally important local view D, looking down from Hadley 
Green and King George’s Fields through New Barnet to central London and Canary Wharf, and the east-west view 
between the summits of High Barnet and Cockfosters. This application would therefore be inconsistent with 
planning policy to safeguard such views, as set out in Paragraphs 10.6.4-5 of the Core Strategy.
Development is not acceptable as it obstructs local views and skylines.

Close proximity to Locally Protected View



Housing Mix

The application is inconsistent with the Barnet Local Plan 
which states in Policy CS3 9.2.13 to 14 that priority will be 
given to three and four bedroom homes (see also 
Development Management Policy DM08). The 2020 Draft 
Barnet Local Plan also emphasises that priority will be given 
to three-bedroom homes (HOU02).

81% of the development is for one and two bed flats,  zero 4 
bedroom properties, and only 19% is made up of 3 bedroom 
properties. 
It is in breach of Planning Policy DM08 and Draft Local Plan 
Policy HOU02 Housing mix.



Publicly accessible amenity

Fairview says:” The propose scheme will provide 
3,953sqm. While this falls short of the policy 
requirements, we contend that’s the sites location next 
to Victoria Park and the improved access created by the 
development ensures that the future occupiers of the 
development will have sufficient access to the public 
open space they require”.

Covid-19 lockdown demonstrates the importance of 
meeting policy on private and public space. Fairview 
admit that they do not meet policy requirements.

The plans are inconsistent with Development 
Management Policy DM01(g) and DM02 that provide 
that developments should include outdoor amenity 
space including sufficient play space for children and 
young people.



Car-free development

Fairview highlights the proximity to the 
station as justification for having a higher 
proportion of one and two-bedroom units. 
Draft London Plan: Policy T6 Car parking says:
“Car-free development should be the starting 
point for all development proposals in places 
that are (or are planned to be) well-
connected by public transport, with 
developments elsewhere designed to 
provide the minimum necessary parking 
(‘car-lite’)”.

The scheme includes 392 car parking spaces 
and is in breach of the Draft London Plan: 
Policy T6 Car parking 



Impact of the scheme



Impact of the scheme

According to the Greater London Authority the population of East 
Barnet is currently 17,300 increasing to 17,800 by 2025. The 
2011 census recorded 6531 households. The proposed 
development will add 652 more households and around 1,500 
residents to the above numbers. It will increase the number of 
tall residential buildings from 1 to 11.
Local schools, health services, transport and roads do not have 
the capacity to cope with such an increase in the local 
population. The density and scale of the scheme is too high for 
East Barnet Ward.



Impact of the scheme

The scheme will lead to an increase in 
road traffic which will impact on 
traffic congestion, air quality, noise 
and safety especially at the junction of 
Victoria Road, Albert Road and East 
Barnet Road, which is already under 
pressure because of existing traffic 
problems.

The safety of cyclists using this 
junction is of significant concern.

The density and scale of the scheme is 
too high for East Barnet ward.



Impact on local roads

As acknowledged in the 2020 Draft Barnet Local Plan, 

there continues to be high car usage in this borough. 

This site is some considerable distance from Tube 

stations. Although a national rail station is closer, 

services there are limited, both geographically and in 

scheduling. The comparatively poor public transport 

options nearby mean that people living in this new 

development will inevitably be dependent on car 

travel.

There would therefore be a considerable impact on 

local roads both in terms of traffic congestion and 

parking. Overspill parking will occur in streets which 

are narrow and are already filled with the cars of 

residents whose homes cannot accommodate off-

street parking.



Lack of Trust



Lack of trust Fairview are selective about what they include and exclude in their planning 
statement:

In their Planning Statement Fairview do not mention the Kingmaker House planning 
refusal, the Gasholder site being in close proximity to a locally protected view, the 
local plan intention for the gasholder to be demolished so leaving the Fairview 
development as the tallest buildings in the site, the requirement to be car-free or 
car-lite.

The comparison of East Barnet to Colindale is not factual as they do not mention the 
main reason why the Hyde Road East proposal was approved.

Public consultation was misleading and insufficient with minimal engagement with 
local residents.

Fairview says that “The proposed design concept has been discussed with LBB 
officers during pre-application meetings and is considered to be the product of a 
positive collaborative approach”. If that is the case it is worrying that the proposal is 
in breach of policies about character and appearance, housing density, site 
optimisation, height, housing mix, car parking, local views.

As Fairview said during the public consultation a new scheme was needed as the 
previous scheme was unviable. The scheme appears to be designed to maximise the 
sites economic potential rather than being a design led approach that optimises the 
capacity of the site.

There is a lack of trust in the developers and the planning process.



Design Quality

Fairview says: “The character of the local area has been respected through the 
appropriate massing and scale, and a high-quality approach to design and 
materiality”.

The design quality appears low. The blocky design is both a cheap option and its 
massing will impact negatively on the visual impact of the development.

There are a high number of housing units per building which can contribute to anti-
social behaviour.

Many flats will have poor daylight levels and some will not be able to open windows 
due to noise from the railway line. 



Public Transport Access Level (PTAL)

PTAL is used as a development planning tool in London, 
to determine both permitted parking standards and 
development densities.
A PTAL score rates a location based on how close it is to 
public transport and how frequent services are in the 
area. and ranges from 0 (poor) to 6 (excellent). It is 
claimed that the site has “good transport connections”. 
The report uses a PTAL score of 3 in all of the 
calculations and assumptions used to justify the 
development. 

The reality is that more than half of the proposed units 
will have a PTAL score of 1a. As such many of the 
calculations are inaccurate and inappropriate.



Optimising the site or maximising the potential

Fairview says: 

“The London Intend to Publish Plan Policy D3 requires all 
development to make the best use of land by following a 
design led approach that optimises the capacity of sites”.

They also say: 

“The proposed development seeks to optimise the 
existing permission and maximise the potential of the 
site through the development of 652 residential units”.

The scheme appears to be designed to maximise the
economic potential of the site rather than being a design 
led approach that optimises the capacity of the site.



Insufficient and misleading consultation

The earlier plans were adopted, after much engagement in good faith between the previous owners of the site and 
residents. 

For this proposal there has been minimal engagement with residents and due to covid-19 the planned second public 
consultation was cancelled. 

For the public consultation Fairview New Homes said that they  have partnered with One Housing to develop a new 
proposal as: “previous consent has been made unviable and undeliverable due to the site’s past use making the 
remediation costs particularly high, combined with changes in the housing market and rising construction costs.”

In the planning statement Fairview says:

“The current approvals currently underutilise the site and the proposed scheme enhances the currently consent 
through providing 652 dwellings. These units will assist LBB to meet their current housing deficit. The proposed 
development will therefore make efficient use of the site, assisting to addressing LBB current shortfall in delivery and 
accordingly complies with the NPPF and Local Development Plan”.

Public consultation was insufficient with minimal engagement with local residents.

Public consultation was about how to make the site economically viable not about the site being underutilised - the 
public consultation was misleading. 



Fairview New Homes have submitted a planning application to build 652 flats on the former gasworks site in Albert Road (Victoria
Quarter).
The deadline for public comments to Barnet Council is Wednesday 17th June 2020.
Link to application (20/1719/FUL) on Barnet Council's planning website https://www.barnet.gov.uk/planning-and-
building/planning/find-and-comment-planning-applications/how-make-comment-planning

Victoria Quarter Planning Application for Gasworks Site

https://www.barnet.gov.uk/planning-and-building/planning/find-and-comment-planning-applications/how-make-comment-planning

