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Save Canada Life Estate – 11 Sept 2026 
Formal Representa;on to the Planning Inspectorate 
Applica;on Reference: S62A/2026/0159 
Site Address: Maple House, Nos 8-16 (even) & 30-32 High Street and nos 1-7 Princes Parade, 
PoSers Bar, EN6 5BA 
Proposed Development: Mixed-use redevelopment across 4 blocks comprising 293 
residen;al apartments (Class C3) 
From: Daniel Bone MA Dip Arch RIBA MRTPI MAPM Rtd 
Email: @civix.org.uk 
 
 
Dear Sec;on 62A Applica;ons Team,  
 
The purpose of this submission is to lodge a formal objec;on to the design layout of the 293 
proposed apartments under applica;on S62A/2026/0159. As one of the original project 
architects for Canada Life Place, structural engineer colleague Michael Coombs and I have 
evaluated the structural and architectural mechanics of this site and building extensively.  
The applicant is aSemp;ng to repeat an unviable, strictly single-aspect apartment 
arrangement across four new blocks across the Canada Life Estate and along the High 
Street.  
 
Summary 
The purpose of this note is to bring to the Inspector’s aSen;on severe design failures 
regarding the single-aspect apartment layouts across the proposed 293-unit redevelopment 
under S62A/2026/0159. Evidence is moun;ng na;onally on the cri;cal issue of residen;al 
overhea;ng. The applicant has submiSed environmental modelling based on 2016 CIBSE 
data to jus;fy a default reliance on mechanical MVHR units. The current thinking in the 
updated Na;onal Planning Policy Framework (NPPF) published on 17 August 2026, 
mandates a strict "passive design first" approach (Codes CC2 and CC3).  
 
The Structural Link to the 293 New-Build Homes (S62A/2026/0159) 
While the technical analysis overleaf references our views on the proposed Canada Life Place 
retrofit, it is submiSed here as a cri;cal precedent for the wider 293-apartment applica;on. 
The applicant is proposing the same flawed, single-aspect layout logic used at CLP and 
replicates the unven;lated corridor model across the four proposed new blocks.  
 
The applicant claims that Mechanical Ven;la;on (MVHR) can solve the climate load. Our 
evidence regarding CLP proves the exact opposite and is supported by recent research 
quoted by the TCPA. With the removal of the atrium single-aspect apartments are exposed 
in a superheated courtyard sun trap. The nature-inspired, dual-aspect principles we propose 
for CLP—based on the Marylebone Square exemplar—should be mandated by the 
Inspectorate for the new-build blocks if these 293 homes are to be safe and habitable for the 
next genera;on. 
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understand that the removal of the atrium and granite cladding is imminent, following Full 
Planning Permission being granted on 6 August 20261.  
 
We consider the housing layout proposals in the Prior Approval conversion office to 
residential scheme2 to be flawed and there should be an immediate review of the issues 
commented on by us and also raised in the recent article by the Town and Country Planning 
Association – Hot Housing: Why is the government still permitting overheated office 
conversions3.  
 
 
 
 
 
 
 
 
 
 
 
The Town and Country Planning Association highlights nearly half of residents living in flats 
converted from office blocks and industrial buildings via PermiSed Development (PD) 
experience severe summer overhea;ng. 
 
Although the planning permission is locked, a Section 734 application can be used to vary 
the design details of the consent and this we believe should be considered.  
 
 
 
 
 
  

 
1 Ref to 26/0764/FUL External altera-ons to facade and fenestra-on, removal of roo4op plant enclosure, and associated 
landscaping works. h=ps://www6.hertsmere.gov.uk/online-
applica-ons/applica-onDetails.do?ac-veTab=documents&keyVal=TG2BXAIFMVL00  
2 25/1764/PD56M Prior Approval Change of use from Class E (commercial) to 74no. Class C3 (dwellinghouses). 
h;ps://www6.hertsmere.gov.uk/online-
applicaCons/applicaConDetails.do?acCveTab=documents&keyVal=T71TZPIFJAC00  
3 h"ps://www.tcpa.org.uk/hot-housing-why-is-the-government-s8ll-permi:ng-overheated-office-conversions / 
4 A Sec-on 73 applica-on under the Town and Country Planning Act 1990 allows you to alter or subs-tute the approved 
architectural plans or design condi-ons of an exis-ng planning permission, resul-ng in a new, standalone planning 
permission that runs alongside the original one 
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The rest of the Canada Life Estate 
 
At the time of writing, I am aware of the proposals for the remainder of the Canada Life 
estate being the subject of planning application, S62A/2026/015.  Briefly viewing the block 
plans indicates that the use of single aspect apartment arrangement will mean that 
overheating is likely without the introduction of cross ventilation or air conditioning.
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Appendix 1 
 
Michael Coombs and Daniel Bone  
Comments on Planning Applica;on 26/0764/FUL 
 
1822/10/MC/mw 
 
Comments on Planning Applica;on 26/0764/FUL 
 
29 June 2026 
 
I was the structural engineer who designed Canada Life Place in 1985 and oversaw its 
construc;on. 
 
The building is of excep;onally high quality and even today appears to be in the same 
condi;on it was when it was completed and handed over to Canada Life around 40 years 
ago. Together with the adjacent Tower (Maple House) the building is iconic within the urban 
landscape of PoSers Bar. It can be seen from the M25. 
 
The repurposing of the building for residen;al use is, in principle something I support, but I 
do not support the proposals put forward by Chase New Homes. These disrespect the intent 
of the original architectural concept and the inherent value of the high quality building. The 
designers of the scheme demonstrate no imagina;on and no desire to achieve residen;al 
units of quality. The en;re proposi;on represents a lost opportunity to meet Hertsmere’s 
brief of achieving very high quality. 
 
At the most fundamental level, the deep office floors are arranged with a central corridor 
serving single aspect naturally ven;lated apartments. The corridors are not naturally lit and 
are unven;lated. It would be simple in structural terms to introduce new ver;cal lightwells 
and ven;la;on shajs in the centre of the floor plates to bring natural light into the corridors 
and act as natural ven;la;on shajs. The size and posi;on of these shajs will be determined 
by the way the structure is working and the circula;on and apartment layout can be tailored 
to suit them. This would mean that the residen;al units could be dual aspect and have 
effec;ve cross ven;la;on. A recent project by Concord London at Marylebone Square is an 
exemplar of how to achieve this. The slab penetra;ons at Canada Life Place cannot be linear 
as at Marylebone Square but can achieve similar ven;lated and naturally lit corridors. 
Concord London - Marylebone Square FPV Drone Fly-Through  
 
The atrium is a very important part of the overall architectural composi;on of Canada Life 
Place and its complete removal destroys the special character of the building. It is in 
excellent condi;on and is designed to be easy to maintain. One can understand that having 
the en;re volume enclosed might require costly air-condi;oning to be retained, but this 
would not be needed if, for example, the glass of the atrium walls were removed to make it 
an external environment. Addi;onal ven;la;on could be introduced in the roof glazing if this 
proved to be necessary. 
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One consequence of removing the atrium is that the lijs, which have glass backs and afford 
views out over the Herqordshire countryside as they rise up their shajs, become external 
and have to be enclosed and provided with roofs. This destroys their original architectural 
design concept (which is special) and removes what could be an enjoyable experience in 
accessing the upper floors of the building. The exis;ng granite clad eleva;ons of the building 
are of very high quality and appear to be in excellent condi;on. To describe them as dated is 
odd and to replace them with brick is wasteful, environmentally harmful and architecturally 
ques;onable. Obviously, it will be necessary to replace the windows with units that can 
open for ven;la;on, but with appropriate design the exis;ng window openings and cladding 
arrangement can be retained. 
 
The jus;fica;on for the proposals in the covering leSer from Barker Parry is shallow and 
disingenuous. It needs to be challenged. There is men;on of a Design Review Panel. They 
should be asked to look cri;cally at the proposals in the light of my comments. I would be 
very pleased to meet them, to discuss the points I make here. 
 
Canada Life Place is iconic within Porters Bar and is bound up with the town’s development. 
Architecturally it is an important example of a state-of-the-art office building of the 1980’s 
by Rock Townsend, a significant prac;ce within the UK at that ;me. 
 
Repurposing the building for residen;al use is not unreasonable, but a much more 
imagina;ve design is needed that respects the inherent quality and architectural form of the 
exis;ng building. 
 
I strongly object to the proposals. 
 
Michael Coombs M MSc DIC FIStructE MConsE 
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Comments on Planning Applica;on 26/0764/FUL         
  
Background  
I was one of the project architects working at Rock Townsend designing Canada Life Place in 
the mid 1980s.  I was responsible for coordina;ng the interior’s design, working closely with 
the appointed structural and MEP engineers.  
  
The design evolved over several years with the architects working in close collabora;on with 
senior management and staff at Canada Life, developing and tes;ng Canada Life’s brief and 
aspira;ons. The building was to be a new statement of the company’s corporate values. The 
architectural design process and the resultant building would embody these ambi;ons.    
  
Crea;ng this new European headquarters for the company was necessary to radically change 
the restric;ve plan form of previous Canada Life offices.  The challenge was to develop a 
corporate HQ fit for the age of ‘open plan’ – a modern social office working environment 
defined by the concept of ‘Bürolandschaj’.7  The building had to provide the corporate 
‘sense of place’ on a more human scale ‘appropriate to its sevng‘, and ‘welcoming’8 to 
visitors and workers alike. The pivotal architectural concept to achieve these aims comes in 
the form of the acclaimed atrium which has become an enduring landmark in PoSers Bar.  
‘This atrium acts as the metaphorical and func;onal hub of the building; its dual-purpose is 
to augment communica;on and company unity.’9  
  
Rethinking the company’s workforce requirements in the 21st Century has created the need 
to change business loca;on and thus make Canada Life Place redundant for office purposes.  
The building is being offered for retrofit for residen;al use and I agree with this repurposing. 
The building, ajer nearly 40 years of everyday use, is in fine shape and is testament to the 
quality of its construc;on, detailed design and specifica;on and to the care taken by Canada 
Life facili;es management team.    
  
Observa;ons   
The ques;on now faced is how to retrofit the building for its proposed residen;al use while 
retaining its architectural quali;es. Since the 1980s the func;onal requirements for buildings 
have been to meet new standards and regula;ons rela;ng to safety, climate change and 
resource deple;on determined by the need to meet sustainable development and net zero 
targets. The challenge for today is to develop high quality, well ven;lated, low energy 
demand apartments respecqul of the architectural quali;es of the building. And it makes 
economic and sustainability sense to retain the aspects of the building that have these 
embedded.  
  
Proposed layout - the single aspect apartments are likely to be problema;c in mee;ng the 
requirements of Part O Building Regula;ons. Crea;ng lightwells in circula;on areas and 
making the apartments dual aspect offers the opportunity for cross ven;la;on: an example 

 
7 The design philosophy behind Bürolandscha[ focuses on the natural flow of informaCon and people rather 
than strict departmental boundaries.  
8 Quote John Townsend Interior Design Magazine  
9 Op cit   
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is here hSps://marylebonesquare.com/news/concord-london-completes-
marylebonesquare/ .   

  
Atrium - its complete removal would damage the integrity of the building’s design and lose a 
communal covered mee;ng space for future residents. A beSer considered response would 
be to carry out studies to retain the glazed trussed roof and suppor;ng framework, and with 
the removal of the atrium’s side glazing, model how induced air movement across the space 
could support the cross ven;la;on of the apartments facing into the atrium.    
  
External cladding - the Spanish pink granite cladding is an integral part of the composi;on 
and character of the building and there seems no reason for brickwork to replace it – there 
being no signs of degrada;on of the cladding on site visits in June 2026. Replacing the 
granite would be an unnecessary cost and wasteful use of materials.  
  
Window design - the proposed remodelling of the façade’s strong geometric design to 
provide side hung casement windows has no beneficial architectural quality.  Reten;on of 
the exis;ng window openings offers the opportunity to develop a window replacement that 
provides shading solu;ons to reduce solar gain and glare, as well as ven;la;on measures for 
each eleva;on’s orienta;on.      
  
Conclusion - I support the idea of retrofivng Canada Life Place for future residen;al use but 
the focus should be on repurposing the building’s exis;ng and func;oning assets to create 
quality homes and not the discarding and resul;ng waste of serviceable parts of it.   
  
I strongly object to the current proposals.  
  
Daniel Bone MA Dip Arch RIBA MRTPI MAPM Rtd  
  
6 July 2026 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
















