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LONDON BOROUGH OF HARROW 
 

PLANNING COMMITTEE 
 

25th September 2024 
 
APPLICATION NUMBER: PL/2127/24 
VALID DATE: N/A 
LOCATION: BROADWALK SHOPPING CENTRE, EDGWARE 

TOWN CENTRE AND BUS STATION  
WARD: ADJOINING BOROUGH (BARNET) 
POSTCODE: HA8 7AB 
APPLICANT: BALLYMORE LTD 
AGENT: IYABO JOHNSON (SAVILLS) 
CASE OFFICER: JAMES CLARK  
EXPIRY DATE: N/A ï BARNET Ref 24/2686/OUT 

 
PROPOSAL: 
 
Comprehensive, phased mixed-use redevelopment of the site comprising of 
residential (C2, C3, and Sui Generis) and a range of town centre uses, flexible 
commercial business and service, hotel, learning and non-residential (Use Classes 
E/C1/ F1/ Sui Generis), within a range of tall buildings, together with a new transport 
interchange, basement bus depot, public realm, car and bicycle parking, public open 
space, hard and soft landscaping and other associated works. (OUTLINE 
APPLICATION with full details in respect of access for phases 1, 3 and (in part) 2 and 
(in respect of part of phase 1) landscaping).  
 
Further information provided by the applicant for consultation purposes only (not 
forming part of the formal description of development set out below):  
 
The Outline Planning Application includes an Illustrative Scheme which indicates one 
way in which the development for which planning permission is being sought could be 
delivered. The Illustrative Scheme contains:  
 
- New buildings including tall buildings up to 29 storeys  
- 3,365 new homes (Use Class C3)  
- 463 student or co-living units (Sui Generis)  
 
In addition to a new transport interchange commercial, hotel, learning and non-
residential uses, streets, open space, landscaping and public realm including 
improvements and public access to the Deans Brook Nature Reserve 
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RECOMMENDATION 
 
The London Borough of Harrow objects to this proposed development due to the 
adverse impacts of the proposal with respect to misplaced/overspill parking in 
Harrowôs streets, transportation impacts in relation to travel to and from surrounding 
tube stations on the Jubilee line in Harrow and additional pressure on Harrowôs open 
space infrastructure as a result of the increased numbers of residents that would 
result. There are no proposals to offer mitigation of these concerns through funding or 
appropriate heads of terms to be secured through a S106 agreement.  
 
 
 
 
INFORMATION  
This application is reported to Planning Committee as Nominated Member has called 
in the neighbouring boroughôs request for consultation comments to committee. 
 
 
HUMAN RIGHTS ACT 
 
The provisions of the Human Rights Act 1998 have been taken into account in the 
processing of the application and the preparation of this report. 
 
EQUALITIES 
 
In consideration of this application, the Council has regard to its equalityôs obligations 
including its obligations under section 149 of the Equality Act 2010. 
 
For the purposes of this application there are no adverse equalities issues. 
 
S17 CRIME & DISORDER ACT 
 
Policy D11 of The London Plan (2021) and Policy DM1 of the Development 
Management Policies Local Plan, require all new developments to have regard to 
safety and the measures to reduce crime in the design of development proposal.  
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1.0 SITE DESCRIPTION 
 
1.1 The proposed site is located in Barnet across the eastern boundaries adjoining 

the wards of Edgware and Canons in Harrow. The site of the development 
includes a bus stop and garage terminal owned and operated by TfL. The A5 
main road bisects the site from Harrow and marks the councilôs respective 
boundaries. 
 

1.2 The site currently comprises a range of uses, including the Broadwalk 
Shopping Centre (including a large Sainsburyôs store) and associated surface 
level car park, Edgware Bus Station, Edgware Bus Garage, Redhill Medical 
Centre, and a Borough Site of Importance for Nature Conservation (SINC) 
Deans Brook.  

 
1.3 The site is bordered by Edgware London Underground Station to the north; 

railway lines and sidings associated with Edgware Station, beyond which lie 
residential properties to the east; Edgware Primary School and Church Way, 
a public footpath, to the south beyond which residential uses are located 
along Fairfield Crescent and Parkfield Close; and residential and commercial 
uses along Station Road A5100 
 

1.4 The SINC occupies the eastern portion of the site, east of the route of the 
Northern Line. The SINC is currently inaccessible to the public, with gated 
access in place as a safety precaution to prevent public access to TfL 
infrastructure. 
 

1.5 The site has a PTAL rating of 6b (excellent public transport accessibility) and 
6a, due to close proximity to Edgware Underground Station and Bus Station, 
in addition to the bus stops along Station Road. 
 

 
 
2.0 PROPOSAL 
 
2.1 The planning application seeks outlie planning permission for the 

development of 3,365 new homes (Use Class C3) and 463 student or co-living 
units (Sui Generis) with tall buildings up to 29 storeys, amongst other 
commercial and town centre uses.  
 

2.2 As forementioned, the submission is at outline stage with the submission 
seeking to secure principles and define the specified parameters in line and 
with which the future, more detailed reserved matters applications will be 
considered. These principles include the general scale of development and 
the land uses considered appropriate throughout the proposed site.  
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2.3 The application does include landscape and access proposals for part of 
Phase 1 and vehicular access and circulation associated with Phases 1, 3 and 
(in part) 2 of the Development which are to form part of the final proposal. 

 
2.4 The designs and built form presented are Illustrative at this stage and not the 

final appearance. The final appearance and scale shall form part of any 
reserved matters scheme. 
 

 
3.0 RELEVANT PLANNING HISTORY  
 
3.1 The Edgware Town Centre site has been subject to provisional masterplans. 

The development of TfL assets for housing is ongoing throughout the capital 
and the stalled major development at Cockfosters in Enfield has recently had 
its veto removed by the Transport secretary, via the reversing of their 
predecessor's refusal of lease to allow 350 permitted homes to proceed. 
 
 
 

4.0 CONSULTATION     
 
4.1 Harrowôs highway authority and the education department have been 

consulted, please see assessment section for feedback.  
 
 

5.0 BACKGROUND  
              
5.1 The site is formed of two principal segments owned by different landowners. 

Ballymore acquired the Broadwalk Shopping Centre in the summer of 2020. 
The shopping centre lies adjacent to TTL Properties Limitedôs (óTTLPô) land, 
which includes Edgware Bus Station, Edgware Bus Garage, and Deans Brook 
Nature Park. Both sites lie at the heart of Edgware Town Centre and benefit 
from excellent public transport links. The land interests are shown in the 
illustrative map form.  
 

5.2 The site is broadly made up of two separate Barnet Borough-wide site 
allocations as part of the LB Barnet Draft Local Plan encompassing 67 sites 
identified for provisional 17,250 homes. The LB of Barnetôs housing target has 
recently been increased to 23,640 homes. 
 

5.3 The proposed Outline development site includes sites 27 (Edgware Town 
Centre) forecast for 2,397 homes and site 28 (Edgware Bus and Underground 
station) with a forecast of 2,317, combined 4,713 homes. The illustration below 
shows the scope of sites 27 and 28. The proposed outline development would 
essentially merge the two sites.       
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5.4 The Edgware Bus Station and Edgware Bus Garage would remain on site but 
located below ground and no incursion into the demise of Barnet Underground 
station is proposed.  
 

5.5 The outline developments seek to improve and mitigate existing weakness of 
Edgware town centre, including but not limited to the poor quality public realm, 
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poor connections to green space, car dominated environment and unhealthy 
streets, while providing housing need.   

 
6.0 ASSESSMENT    

 
6.1 The main issues affecting Harrow are set out below. 

 
o Transport  
o Education  
o Health impacts  
o Leisure and open space impacts 
o Impact on the Canons Park Estate and Edgware High Street 

Conservation Area   
o Secondary amenity impacts  
o Edgware Archaeology Area 

 
 

Impact on Transport:  
 
6.1.1 The site has a very high PTAL level of 6b the highest possible on account of 

the close proximity of the bus terminal and Edgware Station (Northern Line) 
and therefore mitigation in terms of spill over to Harrow is somewhat limited. 
However, Canons Park and Stanmore (Jubilee line) is 1.7km and 3.4km from 
the site and on account of the different underground line serving the 
destination, Canons Park and/or Stanmore Stations could receive greater 
arrivals and departures as a result of the development.  
 

6.1.2 The proposed outline development would reduce the total number of parking 
spaces on site from a 1000 to circa 600 (subject to reserved matters) and the 
existing road network could become more congested. The close proximity to 
Harrow could result in secondary parking and road use pressures that have 
the potential to be detrimental to the road network. Until further research is 
conducted by the Harrow Highway Authority, concerns are retained at the 
impacts and the measures to mitigate them but a financial contribution towards 
a CPZ review and improved sustainable means of travel between the Canons 
Park Station and Stanmore Station and the site would be expected. 
  

 
Impact on Education provision:  

 
6.1.3 The potential for up to 10,000 new residents would likely result in increased 

need and demand for school places across all age groups. Edgware Primary 
school is located directly to the south of the site within the borough of Barnet 
and planning officers at Barnet have confirmed the school is undersubscribed 
and has capacity for more pupils. No schools are proposed on site and while 
officers consider the spare capacity at Edgware school a positive, the 
proximity to Harrowôs Edgware and Canon wards could result in future 
occupiers of the development being within the catchments for the schools in 
Harrow and the subsequent pressure on places.   
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6.1.4 The illustration below identifies Edgware Primary school in situ to the 

development.  
 

 
 

6.1.5 Harrowôs education department is unable to confirm capacity for particular 
schools, but based on area and ward research there is predicted to be in the 
medium to long term excess capacity in the existing school network to absorb 
more children, thereby additional capacity may not be required. 
 

6.1.6 In recent years there has been a downward shift in demand for Primary School 
Places especially since 2015.  This decline coincided with the Welfare Benefit 
changes and was exacerbated by Brexit and the Covid-19 pandemic, the latter 
two resulted in migration out of London to other parts of the country or to other 
countries. The decline in the demand for primary school places created a 
significant surplus of places, which have increased as the high numbers of 
children moved out of primary schools into high schools. 

 
6.1.7 Currently four of Harrowôs five primary education planning areas have a 

surplus of places, with the exception of the Central area.  The Local Authority 
has been managing surplus places, through the reduction of Planned 
Admission Number (PAN) especially entry to reception year in primary schools 
and Year 7 in secondary schools and mothballing school places. This 
approach ensures that capacity is available when needed in the future and 
helps the LAôs ability to deal with fluctuations in school places demands.  

 
6.1.8 Notwithstanding the current demography in the east of the Borough caution is 

applied to making conclusions based on a short term trends. Demography is 
a moving picture with population movements and birth rates are subject to 
change, especially over 12 years which represents the overall development 
time horizon for the Outline development in question. In addition, the majority 
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of schools in Harrow are academies, and thereby have the final say on their 
respective capacity provision. The LPA has a statutory responsibility for 
creating the places required by local demand and to negotiate with existing 
schools to create additional spaces if demand warrants it.   
 
Health impacts:  

 
6.1.9 The NHS is the primary body for consultation pertaining to Health outcomes 

and capacity and therefore would provide formal feedback to Barnet Council 
as part of the consultation exercise.  At this stage officers are unclear as to the 
full impact on GP surgeries and both primary and secondary NHS services in 
eastern wards of Harrow.  
 
 
Leisure and open space impacts:  
 

6.1.10 An important part of the outline development seeks to open access to Deans 
Brook, a Site of Importance for Nature Conservation (SINC) for community 
use and to facilitate the wider development. In addition, the outline 
development seeks to create gardens and walkable open areas within the 
development to create a pleasant area for interaction and use.  

 
6.1.11 Officers acknowledge the on-site provision of amenity and open space which 

are all supported but the immediate site of Edgware Town centre is not well 
served by parks nor open space. The proximity of Chandos recreation ground, 
Lake Grove Park and Canons Park are all in relatively easy reach of the site 
and thereby the development has the potential to create additional pressure 
and demand to parks in Harrow that already have high usage and could result 
in localised deficit of open space.    
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6.1.12 Officers are aware the outline development seeks to provide onsite leisure 
provision but as yet, officers would seek assurance all measures are applied 
to reduce any additional burden on open space in Harrow to the detriment of 
existing users of the amenity space. Officers would welcome further 
information on the proposed on site open space provision and if there is an 
identified deficit how Harrowôs parks and open space could be enhanced via 
any financial contributions.     
 

 

Impact on the Canons Park Estate and Edgware High Street 

Conservation Area   

6.1.13 The Canons Park Estate Conservation Area is located 325m to the west of the 
site. Canons Drive is the principal road in the conservation area and is 
bookended by two sets of pillars designating the entrance to the conservation 
area.  
 

6.1.14 The map below illustrates the conservation area and the location of the 
Edgware Town centre. The conservation officer has reviewed the submitted 
heritage and townscape submission and considers the impact of the taller 
buildings to be less than substantial and while visible in views along Canons 
Drive the development would not unreasonably harm the significance of the 
Conservation Area.     
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6.1.15 The Harrow Conservation Areas Advisory Committee advises the existing 
views are very much urban from Edgware High Street Conservation Area and 
consider that the proposal is unlikely to have a major impact on the character 
of the Conservation Area. 

 
6.1.16 A portion of the wider Edgware High Street Conservation Area is located in 

Harrow and includes a large portion of the original village of Edgware with 
some of Edgware's oldest surviving buildings (listed and timber framed) 
centred on an old Roman road, and a Victorian terrace. The conservation area 
is formed of 9 statutory listed buildings, 2 locally listed buildings. The 
illustrative height of the buildings would be in the periphery of the conservation 
areaôs setting and visible from within. Nonetheless, the conservation area is 
not defined by its views outward and the heritage value relates to in large part 
to the timber buildings and irregular heights and broad cottage aesthetics, 
maintained on the upper floors. Officers do not consider the proposed outline 
development to detrimentally affect the heritage value of the site and its 
character.   

 
Canons Park Estate Conservation Area   
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Edgware High Street Conservation Area   
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Secondary amenity impacts:  

 
6.1.17 The siting of tall buildings to within 300m of residential properties in Harrow 

would have a visual presence to properties that have east by west axis 
footprints with those properties with east facing gardens having a particular 
impact in terms of views. Officers, nonetheless, do not consider the 
development to have detrimental impacts on light, outlook, overbearing or 
other impacts that would directly affect quality of habitation for residential 
properties in Harrow. 

 
 
Edgware Archaeology Area:  
 

6.1.18 The outline development site is adjacent to the Archaeological Priority Area 
and no development is sought within the designated area. The map below 
outlines the site in red and the Archaeological Priority Area in yellow.  

 


