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INTRODUCTION
Purpose and Objectives

The development of land at Brake Shear House presents a significant
opportunity to deliver a mixed used development on a complex and constrained
site in Chipping Barnet. Currently occupied by a variety of commercial uses,
this draft Planning Brief provides the vision for the future transformation of this
site, the majority of which is within Chipping Barnet Town Centre.

The Council adopted The Spires Planning Framework in July 2012. The
framework provides an outline of the vision for the planning of three sites in or
on the edge of Chipping Barnet Town Centre. These are the Spires Shopping
Centre, Barnet Market site and the Territorial Army site. It provides detailed
guidance to manage future development and other improvements to the town
centre to ensure long term vitality and viability. Land at Brake Shear House was
not identified in the 2012 Planning Framework.

The Town Centre Strategy for Chipping Barnet was adopted in June 2013. The
Strategy provides a framework to protect what is best about Chipping Barnet,
setting parameters for high quality expansion of the town centre. It helps to
guide and manage future development and change, promote improvements to
ensure the town centre's long term vitality and viability and is a material
planning consideration in the determination of future planning applications
within the town centre.

4| CHIPPING BARNET
*{ TOWN CENTRE
STRATEGY AREA

OPPORTUNITY AREAS

1. Territorial Army 4. Land to the rear of 120-204 High Street
2. Bamet Market 5. Marie Foster Site
3. The Spires Shopping Centre

Figure 1: Chipping Barnet Town Centre Strategy Map



Brake Shear Hou$dlanning Brief

1.4 The Chipping Barnet Town Centre Strategy goes beyond the adopted Spires
Planning Framework in focusing on the wider issues facing the town centre
including:

A'| mpng the mix of land uses, primarily for shops (at ground floor level) but
also residential, leisure, employment and community uses;

Al mproving public transport and pedestriarl
Al mproving quality of buildings and publ i c
Apromoting a safer and more secure envirorl
Acreating a clear role for the town centr ¢

elsewhere such as at Brent Cross

1.5 The plan below shows the area covered by the Planning Brief. For the
purposes of this Planning Brief the site will be referred to as the Brake Shear
House site, even though the above buildings are also included in the site
boundary.
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Figure 2: Application s.:ite bouhdary
2.0 EXISTING SITE
Site History

2.1 The majority of the site lies within the boundary of Chipping Barnet Town
Centre in the North East of the borough. The High Street, behind which the site
lies, consists of commercial and residential properties which date back to the
Victorian times. There have been light industrial workshop uses on this site
since the mid-19" century. Historically this has included a photo-engraving
works and details of the historic uses and development of Chipping Barnet is
outlined in the Chipping Barnet Town Centre Strategy. The site falls within the
Chipping Barnet Area of Special Archaeological Significance.
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Built Character of Chipping Barnet

The streetscape in Chipping Barnet generally follows a linear form with
relatively well connected streets which stem from the main primary routes
through the area: Wood Street and the High Street. This aerial map below
shows the site (outlined in red) in relation to the surrounding context of
residential terraced and semi-detached housing and street grid layouts. The
High Street shows the tight grain of predominantly Victorian townscape which
reflects the original medieval burgage plots which originally lined the main
route. The Spires shows a departure from the scale, massing and grain of
surrounding townscape through the development of the shopping centre and
associated car park.

Figur 3: Aerial Photograph of Chipping Barnet (site outlined in red)

Below are historic maps showing the development of the site and its direct
surroundings:
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Figure 5: OS Map showing Brake Shear House site 1951-71

A review of the maps above has shown that the historic High Street has
remained largely unchanged over the past 150 years. Brake Shear House is
considered to be an undesignated heritage asset as this building dates back to
the late Victorian period. However, it should be noted that Brake Shear House
and the rest of the site has been subject to extensions, re-development and
external alterations. The Brake Shear House footprint today is very similar to
how it was in the late 19" Century. However, how this building appears now is
a result of several changes to its use and physical appearance over this period
of time, although there is limited record of these alterations. The site has been
owned by PCDFIII (Barnet) LLP since summer 2015.
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The site lies opposite the recently redeveloped Spires Shopping Centre which
lies to the west of the High Street. This has an important role in providing retail
services to Chipping Barnet while the Brake Shear House site provides a range
of ancillary works which support the Chipping Barnet Town Centre. These
include print works, picture framing and car repairs. Brake Shear House, with
other rear of High Street sites, provides non-retail employment which enhances
the town centre and its viability and vitality.

In terms of land adjoining the site, key changes have mainly included the
construction of residential properties. This includes Hyde Close to the east,
which was constructed in the 1930s and consists of pairs of semi-detached
dwellinghouses. A more recent adjoining residential development has been
Belgravia Close to the north which received planning permission in 1997
(planning reference N01054X). This development consisted on 23 two to three
storey terraced and semi-detached buildings built in a Georgian style. The
most recent residential development has been Novia House to the south of the
site which received planning permission in 2008 (planning reference
B/04315/08). Novia House is a part three, part four storey block of flats
consisting of 300sgm of B1 office space, 16 residential units and 21 car parking
spaces on a 0.17 ha site which lies to the rear of No. 128-140 High Street.

The site was identified within the 2006 UDP Schedule of Proposals as part of
dand at the Rear of 120 to 124 High Street, Chipping Barnet6 This supported a
mixed use scheme of business, retail and residential.

PLANNING POLICY FRAMEWORK

The Barnet statutory development plan is the 2012 Local Plan Core Strategy
and Development Management Policies, alongside the 2015 London Plan
(consolidated with alterations since 2011). Regard has to be paid to the
National Planning Policy Framework (NPPF) when making any decisions on a
planning proposal. The key policy issues relevant to the site are town centres,
employment, housing and design. These are summarised below.

Key Planning Policy Issues: Town Centres

Chipping Barnet is identified in the London Plan as a District Town Centre.
Thi s i s distfibutedendre widely than the Metropolitan and Major
centres, providing convenience goods and services for more local communities
and accessible by public transport, walking and cycling. Typically they contain
10,0007 50,000 sqg.m of retail, leisure and service floorspace. Some District

centres have developed specialist shopping functionsé . The London

identifies Chipping Barnet as having medium growth potential. This dncludes
town centres with moderate levels of demand for retail, leisure or office
floorspace and with physical and public transport capacity to accommodate it. 0

The NPPF states thatlocalaut hor i t i es s houdsidentialecogni se
developments can play an important role in ensuring the vitality of centresé a n d

s h o uehcdurage residential development on appropriate sites.6

6
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3.4 PolicyCSl:Barnet 6s Pl ace iSphoegonneghartdmerddnd gy
growth 1 the three strand approach identifies Chipping Barnet as a priority town
centre and thereforea | o c a promota mixed us®development in
accordance with the place making policies set out within the Core Strategy0 .

3.5 PolicyCS 6 : Pr omot i nwn CBnires highligbtsthafltiee Local
Authority will realise development opportunities for Chipping Barnet and pursue
individual planning objectives as set out in the Chipping Barnet Town Centre

Strategy. This policy also statest hat t he Locegtomodeut hority

successful and vibrant centres throughout Barnet to serve the needs of
residents, workers and visitors and ensure that new development is of an
appropriate scale and character for the centre in which it is locatedd This policy
also identifies that there is not the need to plan further convenience goods
provision before 2026 although the Local Authority aims an additional
16,800sgm (net) of comparison goods floorspace across Barnet by 2021-2026.

3.6 DM11: Development principles f or BaAppmaptiates t own

mixed use re-development will be expected to provide re-provision of
employment use, residential and community use.6

3.7 Map 4 of the Chipping Barnet Town Centre Strategy document (as replicated
on Page 2 of this brief), identifies the site as falling within Opportunity Area 4 i
Land to the rear of 120 7 204 High Street. The reference of this site within this
policy document indicates the Council
to add vitality to the town centre.

Key Planning Policy Issues: Employment

3.8 Policy 4.3 of the London Plan st at e s mixech as¢ dewelopment and
redevelopment should support consolidation and enhancements to the quality
of the remaining office stock in the types of strategically specified locations
identified in paragraph 4.12 6

3.9 (CS8: Promoting a strong and prosperous Barnet states that Barnet will
e n ¢ o u mewgmixeddise commercial floorspace in our priority town centres
(Edgware, North Finchley, Finchley Church End and Chipping Barnet) where
access to public transport is good?d

Key Planning Policy Issues: Housing and Design

3.10 &S3: Distribution of growth in meeting housing aspirationdidentifies Chipping
Bar net nmaisfoduhfer enblancement and infill housing development: and
will provide for residential uses above ground floor leveld .

3.11 Affordable housing should be provided in line with the Council& strategic
borough-wide target of 40% provision for all new homes. In line with the Core
Strategy the tenure mix of affordable housing which will be sought is 60% social
rented and 40% intermediate. Viability will be considered in line with the
Affordable Housing SPD.

W i
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3.12 A range of unit sizes should be provided to increase the supply of family
housing whi ch [ a priority i n Barnet.
recognises the market® pre-disposition to provide 1 and 2 bedroom units and
maintains the priority for family homes across all tenures.

313The NPPF states that n eregportetor lechl ahanacten t s s h «
and history, and reflect the identity of local surroundings and materials, while
not preventing or discouraging appropriate innovation6 . The NPPF al so
t hat new devel op mwsualy sattrastiieoas ladresuli ef gdéod
architecture and appropriate landscapingo .

4.0 DESIGN PARAMETERS
Site Characteristics

4.1 The site covers 0.465 hectares in area. The majority of the site falls within
Chipping Barnet Town Centre. The site does not lie in a Conservation Area
though the northern boundary of the site is close to the Monken Hadley
Conservation Area. Approximately 100 metres to the south of the site is the
Wood Street Conservation Area. There are no listed buildings on site.

4.2 The site consists of several small buildings, all built within a tight, compact grain
consisting of service yards and alleyways between buildings. The service yards
are predominantly used for off-street parking. This urban form developed
organically. The buildings on site vary in size and design, though the majority
are one or two storeys with the exception of Brake Shear House which has
three storeys.

4.3 The site is not identified as a locally significant employment site. Furthermore,
the site does not contain any buildings of historical interest. The site is
identiffiedasbei ng wi thin Flood Zone 1 of the Env
Map. None of the trees within the brief area are of sufficient quality for
inclusion in a Tree Preservation Order. However, there are a number of trees
outside the brief area which are considered to be of high amenity value.

Existing Uses

4.4 The site currently features several commercial uses and some residential
premi s éisF a rngGaitélHouse Cottage and Brake Shear House.

4.5 There is a mix of properties within the B use classes providing a range of
employment, including vehicle testing and servicing garages, coffee machine
repairs, framing and printing shops. A report submitted by Montagu Evans
states that approximately 30 people are currently employed full-time on site in
approximately 20 businesses. The total existing B use floorspace amounts to
2606 sgm.
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46 This site al so
on Bath Place and in Brake She

i n c | ThaFergedane Gate HausetCottage
ar House. The site is adjoined by a nursery

which currently uses the Bath Place entrance as an access. This part of Bath

Place adjoins the site boundary.

Surrounding Area

The majority of the site lies within the Chipping Barnet Town Centre with the exception of the

4.7
north east part of the site. The site in relation to the town centre boundary is shown on the plan
below:
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Figure 6: Chipping Barnet Town Centre Map showing retail frontage

4.8 The Monken Hadley Conservation Area adjoins the northern boundary of the
site (this is shown on the map below in pink hash).

4.9

The site is adjoined by low density two storey residential housing to the north

and east; Hyde Close and Belgravia Close. Both these residential areas are
predominantly characterised by dwellinghouses, in pairs of semis or short
terraces. Hyde Close also has a two storey block of flats which adjoins the
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north east boundary of the site (No. 12 Hyde Close). This provides residential
accommodation for people with physical and learning disabilities.

4.10 The land directly adjoining the southern boundary consists of rear yards serving
the high street retail units. The southern side backs onto Novia House, a part
three, part four storey block of flats, which was approved in August 2008. This
consists of 16 residential units and has a building footprint of 444sqm.
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Figure 7: Map showing Monken Hadley Conservation Area
Topography

4.11 The application site slopes downhill in an easterly direction by approximately 5
metres. The decrease in levels continues beyond the eastern site boundary
across Hyde Close. There is also believed to be a level decrease in a southerly
direction across the site. However, no details have been provided to ascertain
the extent of this level change.

5.0 OPPORTUNITIES AND CONSTRAINTS
5.1 The following constraints will need to be addressed in any development:

Levels

Monken Hadley Conservation Area

Constrained site permeability

Potential impact on High Street

Chipping Barnet Area of Special Archaeological Significance
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Levels
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