
 

 
 
 
 
 
 
 

PLANNING COMMITTEE   

Date: 08 July 2014  

 

Application number P2014/0950/FUL 

Application type Full Planning Application 

Ward Holloway Ward 

Listed building No Listing. Site adjoins boundary of Grade II Listed 
Hungerford School. 

Conservation area None 

Development Plan Context None  

Licensing Implications None 

Site Address Goodinge Community Centre, 21 North Road, 
London, N7 9GQ 

Proposal Demolition of existing single storey Goodinge 
community Centre building.  Redevelopment of the 
site to provide a 6 storey building comprising a 
community centre at ground floor level and 23 
residential units on upper levels.  

 

Case Officer Nathaniel Baker 

Applicant New Build and Regeneration Team, London Borough 
of Islington. 

Agent HTA Design, Riette Oosthuizen 

 
1 RECOMMENDATION 

The Committee is asked to resolve to GRANT planning permission: 
 
1. subject to the conditions set out in Appendix 1; and 
 
2. conditional upon the prior completion of a Directors’ Agreement securing the 

heads of terms as set out in Appendix 1. 
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2 SITE PLAN (SITE OUTLINED IN BLACK) 

 

3 PHOTOS OF SITE/STREET 

Photograph 1: Aerial Photograph of site. 

 
 
Note that the site to the South of the application site has been redeveloped as 
part of the Market Estate.  
 



Photograph 2: Angled Aerial Photograph 

 

Note that the site to the South of the application site has been redeveloped as 
part of the Market Estate.  
 
Photograph 3: View of existing Community Centre from North Road looking 
up Goodinge Road with the Grade II Listed Hungerford Primary School in 
background. 

 

Photograph 4: View of existing Community Centre from Goodinge Road with 
Market Estate building in background (on the opposite side of North Road).  
 

 
 
 



4 SUMMARY 

4.1 The planning application proposes a contemporary development which is 
supported in townscape/design terms. The application re-provides and slightly 
expands the existing community centre addressing planning policy which 
safeguards such social infrastructure.    

4.2 The scheme delivers good quality housing including a high proportion of 
affordable housing (72%) and accessible accommodation to address housing 
needs within the borough.  

4.3 Residents concerns relate to the scale, density and design of the 
development together with the impact upon neighbour amenity, anti-social 
behaviour, views and the Grade II listed building.  

4.4 The scale and massing of the development is in keeping with the surrounding 
built form, although high, the density level of the residential accommodation is 
acceptable and the development represents a high quality contemporary 
building that would not detract from the setting of the Grade II listed building. 
Furthermore, the proposal would not be overbearing or result in an 
unacceptable loss of outlook to the neighbouring occupiers, while the 
Daylight/Sunlight survey shows that there would be no significant impact upon 
the neighbouring properties. As such, the proposal is considered to be 
acceptable and is recommended for approval subject to conditions and the 
completion of a Directors’ Agreement to secure the required mitigation. 

5 SITE AND SURROUNDING 

5.1 The proposed development is located within the Holloway ward at the junction 
of North Road and Goodinge Road. The site covers an area of approximately 
0.07 hectares and is square in shape.   

5.2 The site is currently occupied by a single storey building which is the 
Goodinge Community Centre. To the rear of the site is an external area of 
private space. The community centre is currently accessed from a recessed 
entrance on the corner of North Road and Goodinge Road. The existing 
facilities consist of an entrance foyer, a hall, a meeting room, a kitchen and 
toilets.     

5.3 The site is situated at the junction of North Road and Goodinge Road.  Both 
roads are Islington maintained by the Council as the highway authority. 
Goodinge Road provides access to housing at Goodinge Close but is not a 
through road.   

5.4 To the south of the site is the Market Estate residential development which is 
a recently completed large scale housing redevelopment. The building is 6 
storeys in height facing onto North Road.   

5.5 To the immediate north and west of the Community Centre are the car parking 
spaces for the Bridge and Hungerford Schools which are entered from North 
Road and exited from Goodinge Road. Beyond the parking area is the 



playground serving the school and then the school buildings further to the 
north and west.   

5.6 The site is not located within a conservation area, nor does the site contain 
any listed buildings. The three to five storey high Hungerford School building 
(to the north) dates back to 1895, was designed by T.J Bailey for the London 
School Board and is Grade II statutory listed.  

5.7 The site is well served by public transport being located close to two frequent 
bus services. The site has a PTAL rating of 5 (very good). Three trees are 
located on the public footway along each frontage: one on North Road, one 
on Goodinge Road and one on the corner of both roads. These trees are LBI 
owned.   

6 PROPOSAL (IN DETAIL) 

6.1 The proposed development is for the demolition of the existing single storey 
community centre and the erection of a building standing at part one storey, 
part five storey and rising to six storeys comprising of a new community 
centre across the whole of the ground floor with 23 mixed tenure residential 
units within an L shaped building facing onto North Road and Goodinge Road.  

6.2 In total the proposal provides for 23 residential units of which 17 would be 
affordable housing and 6 private units. Within the affordable housing provision 
13 units would be provided as social rent tenure (10 x 2 bed, 3 x 3 bed units) 
and 4 units within the shared ownership tenure (4 x 2bed units). The 6 private 
units are comprised of 4 x 3 bed and 2 x 2 bed units.   

6.3 The development therefore proposes a housing split of 72% affordable 
housing and 28% private housing (measured by habitable room). Within the 
affordable housing provision 79% is proposed as social rent tenure and 21% 
as intermediate/shared ownership tenure (measured by habitable room).   

6.4 The proposed community centre location at ground floor would be accessed 
from Goodinge Road and includes two halls (capable of being made into 1 
large hall), an external courtyard which is capable of being covered, kitchen, 
offices, foyer, meeting room and toilets. Its floor area measures 379 square 
metres (an uplift of 104 square metres). 

6.5 The proposal includes communal cycle parking and refuse and recycle 
storage. The proposed units are designed to comply with lifetime homes and 
Islington Accessible Housing standards. The application proposes 3 x 2 
bedroom units as wheelchair accessible units (11% by habitable rooms). The 
proposed units are Code for Sustainable homes level 4 compliant and the 
community centre would achieve a BREEAM rating of ‘excellent’.   

 

 

 



7 RELEVANT HISTORY: 

PLANNING APPLICATIONS: 

7.1 850051 - Erection of a single storey community centre building – Granted 
Conditional Permission (29th May 1984). 

PRE-APPLICATION ADVICE: 

7.2 The proposed development has been subject to pre-application discussions 
with both planning officers, local residents and other stakeholders such as the 
Islington Design Review Panel. 

7.3 Initial proposals included two options, the first (as taken forward in this 
application) was for development of the Goodinge Community Centre site. 
The second option explored at a feasibility stage was a wider development 
taking into account a number of other sites in the locality. This development 
relies on a number of different landowners.   

7.4 The development of this single site has been taken forward but it is 
acknowledged that the development should complement and have regard to 
the future development potential of neighbouring sites in the area.   

7.5 During consideration of the initial proposals thought was given to relocating 
the Hungerford Children’s Centre to this site alongside a new Community 
Centre and residential accommodation. On evaluation it quickly became 
apparent that it would be unfeasible to adequately accommodate all of those 
uses on the site given its constrained nature, the limited availability of land, 
and the need to cater for growth of demand for both the children’s centre and 
community centre. 

7.6 The protection of the community land use through reprovision which would 
accommodate existing activities and allow room for growth was identified as a 
key planning policy requirement for the development proposals.   

7.7 It was understood that private housing would be required to provide financial 
subsidy to the affordable housing and community centre reprovision.  

7.8 The scale of the building was originally discussed at 5 storeys, this was 
amended to six storeys at a later point. Whilst the height is taller than many 
adjacent buildings it is noted (as encouraged by the informal planning 
guidance) that there are a number of development sites in the area and 
notably the six storey Market Estate building to the south has been recently 
developed. There is therefore no requirement that this building should be of a 
lower height and therefore limit the efficient use of this and adjoining sites in 
the future given the potential for change. 

7.9 The applicant was also made aware that a key matter for consideration would 
be the effect of the development on the amenities of surrounding residential 
units. It was identified that any application would need to be submitted and 
supported by a full BRE sunlight/daylight assessment.   



  

 ENFORCEMENT 

7.10 None. 

8 CONSULTATION 

Public Consultation 
 

8.1 Letters were sent to occupants of 286 adjoining and nearby properties at 
North Road, Clock View Crescent, Goodinge Close, Hungerford Road and 
Chris Pullen Way on 03rd April 2014. A site notice and press advert were 
displayed on 10th April 2014. The public consultation on the application 
therefore expired on 1st May 2014. However it is the Council’s practice to 
continue to consider representations made up until the date of a decision. 

8.2 At the time of the writing of this report a total of 9 responses had been 
received from the public with regard to the application.  These included 6 
objections and 3 in support. The issues raised can be summarised as follows 
(with the paragraph that provides responses to each issue indicated within 
brackets): 

Objections: 

- Objections to the scale of the development in relation to how this will affect 
light provision, outlook and undue sense of enclosure of adjoining residential 
occupiers (paras 10.46 – 10.60); 

- Objections to the proposed development in relation to the impact on the 
privacy of adjoining residential occupiers from overlooking (paras 10.46 – 
10.48); 

- Objections to the increased residential density in the area with reference of 
the cumulative effects of recent developments including the Market Estate 
(paras 10.30 – 10.35 and 10.115); 

- Objection to the impact of the development on the historic visual interest of 
the Grade II listed Hungerford School (para 10.17); 

- Objection to the scale of the proposed development and the architectural 
detailing, building considered to be out of scale with its surroundings (paras 
10.15 and 10.23 -10.29) 

- Raised concerns over the consultation undertaken by the Local Planning 
Authority on the development proposals (paras 8.1 and 10.114): and 

- Consider that the new community centre and additional number of homes 
will exacerbate existing anti social behaviour that they consider is occurring in 
the locality (para 10.117). 

 



Non-planning Issues: 

- Objection to the impact on views across the site enjoyed by residents of 
existing properties in the area (para 10.113); and 

- Financial loss from impact on the view from neighbouring properties (para 
10.116). 

Support: 

-The centre is a thriving hub that brings the community together; 

- It would be a shame for the site to be used just for housing; 

- Good design and soundproofing will ensure that any noise will be kept to a 
minimum; 

- The community centre was there before the neighbouring residential 
properties were built or bought; 

- The community centre is attended by multiple community groups and also 
hosts local TA meetings, anti-social behaviour meetings, community police 
panel meetings, local issue meetings and is a good practice centre; 

- The new centre would accommodate more people from within the 
community, a wider variety of projects and achieve more goals, whilst 
improving disabled access; 

- A low maintenance building would cut costs to providers; and 

-The proposal would provide useable space for storage and recycling refuse. 

External Consultees 

8.3 L.B Camden Council –  have raised no objection. 

Internal Consultees 

8.4 Access Officer – The officer has made various comments on the proposal 
through the pre-application and application stage to require amendments to 
the plans to provide appropriate levels of access and inclusive design. These 
comments include the requirement for two lifts within the residential core 
serving the wheelchair accessible housing, the provision of wheelchair 
housing within the private sector accommodation, details of furniture layouts, 
hoist routes to bathrooms and questions over travel and transport needs of 
mobility impaired residents, visitors and centre users (on-street parking, safe 
drop-off, storage and charging facilities for mobility scooters and accessible 
cycle storage). Conditions here proposed within the recommendation to 
require compliance with accessibility standards and policies.   

8.5 Design and Conservation Officer – No objection to the six storey height. 
However, concerns raised regarding perceived scale and bulk, mainly due to 
the prominence of the top storey. The building form appears rigid and the 



corner emphasises the scale which is beyond the prevailing heights in the 
area. Recessing the top corner element to bring it in line with the other 
recessed parts at that level would provide a more coherent form and would 
assist in softening the top. 

The use of brickwork is welcomed and the use of texture and cut outs on the 
brickwork will provide a simple but elegant solution to break the volume and 
articulate the elevations. Suggests different brick, such as dark engineering 
brick, at ground floor level to provide a better sense of ‘base, middle and top’ 
and highlight the different ground floor use. 
 
The visualisations seem to indicate some shallow reveals. It will be important 
to have deep reveals here to properly articulate the elevations and break the 
mass. Reveals of a minimum of 18-20cm should be conditioned. The quality 
of the glazing (to windows and balustrades) and frames will also be very 
important. 
 

8.6 Energy Conservation Officer – considered the overall strategy and is largely 
satisfied with the approach. The proposed energy statement for the 
development is an acceptable response to planning policy and the attainment 
of code level 4 for the residential units and BREEAM ‘excellent’ for the 
community centre is welcomed. Officer identified that the communal heating 
system may further improve CO2 equivalent reductions and that a revised 
energy statement should be submitted.   

8.7 Transport Planning Officer – notes that the residential cycle parking 
provision was insufficient by one space and that details of the type of storage 
should be submitted and the family bike/trailer area clearly defined with 
something to securely lock these to. Furthermore, there is no provision for 
staff cycle parking.  

It is noted that the proposal is car free in accordance with policy. However, 
residents transferring to the proposal would maintain the right to a parking 
permit.  

Details of delivery/servicing arrangements and paving materials are required 
to be submitted. In addition to this, the relocation of a lamp column and a 
bench are required, which would be at the expense of the works covered by 
the applicant and the relocation discussed with the Council’s Highways 
Department.  

8.8 Tree Preservation / Landscape Officer – notes that there are no tree or 
landscape reasons to refuse the application but would recommend that any 
approval be subject to conditions ensuring mitigating replanting for the tree 
loss proposed and any subsequent tree loss to facilitate construction. 

Whilst the principle of the loss of the street tree is considered acceptable, 
subject to its replacement with two further street trees, the need for its 
removal is questioned.  

The retention of the school trees running along the north and west boundaries 
of the site is achievable but optimistic. It is likely that the majority of these 



trees would be required to be removed/relocated. These trees are of amenity 
value and whilst their replacement within the immediate vicinity of the site is 
acceptable this would have to be secured through condition/legal agreement, 
with the CAVAT value of any tree lost used to provide replacement planting.   

8.9 Street Environment Manager – Proposal looks acceptable. 

8.10 Sustainability Officer – noted that the proposal was unlikely to provide a 
sufficient Sustainable Urban Drainage System (SUDS). However, the 
provision of a green roof was welcomed. 

Other Consultees 

8.11 Members’ Pre-application Forum –2nd December 2013. 

8.12 Design Review Panel – At pre-application stage the proposal was considered 
by the Design Review Panel on the 10 December 2013.  The Design Review 
Panel provides expert impartial design advice following the 10 key principles 
of design review established by the Design Council/CABE. The panel’s 
observations are attached at Appendix 3 but are summarised below: 

 The Panel generally supported the provision of community facilities and 
housing on site. 

 The Panel would prefer a wider redevelopment scheme. 

 The Panel felt the civic nature of the building should appear as its primary 
function.  

 Panel members were concerned that the North Road elevation appeared 
primarily as a closed facade with almost 50% dedicated to storage with the 
rest being taken up by the constrained residential entry and a very guarded 
“grill-like” hall facade. Given the lack of ground floor activity in the new 
blocks across the street, it was highlighted that this is an important 
opportunity to get activity visible from the street. 

 The Panel felt that the two separate entries for the residential tenures were 
understandable as the default option but they were concerned that this also 
constrained the ability to get active community presence onto the street. 

 Panel members noted that the residential element was delivering a 
standard perimeter block morphology mimicking the new block across the 
street where the 5/6 storey block came straight down to the back of 
pavement street edge. 

8.13 Since the scheme was presented to the Design Review Panel (DRP) the 
following amendments were made to address the Panel’s concerns: 

 Alterations to the ground floor elevation including additional glazing, 
removal of metal grills and the use of engineering brick to define the 
community centre; 



 The set back of the ground floor community centre at the corner to create 
an overhang; 

 Articulation and detailing added to main and flank elevations; 

 Glazed tiling added to elevations of recessed fifth floor elements; and 

 Addition of a communal heating system with roof top plant. 

9 RELEVANT POLICIES 

Details of all relevant policies and guidance notes are attached in 
Appendix 2.  This report considers the proposal against the following 
development plan documents. 

National Guidance 

9.1 The National Planning Policy Framework 2012 seeks to secure positive 
growth in a way that effectively balances economic, environmental and social 
progress for this and future generations. The NPPF is a material consideration 
and has been taken into account as part of the assessment of these 
proposals.  

Development Plan   

9.2 The Development Plan is comprised of the London Plan 2011, Islington Core 
Strategy 2011, Development Management Policies 2013, Finsbury Local Plan 
2013 and Site Allocations 2013.  The policies of the Development Plan are 
considered relevant to this application and are listed at Appendix 2 to this 
report. 

Designations 
  

9.3 The site has no designations under the London Plan 2011, Islington Core 
Strategy 2011 and Development Management Policies 2013. 

Supplementary Planning Guidance (SPG) / Document (SPD) 
 

9.4 The SPGs and/or SPDs which are considered relevant are listed in Appendix 
2. 

Environmental Impact Assessment 

9.5 An EIA screening was not submitted. However the site is less than 0.5ha in 
size and whilst it is a development of an urban location/nature, its general 
characteristics are not considered to fall within Schedule 1 or 2 development 
of the EIA Regulations (2011). 

10 ASSESSMENT 

10.1 The main issues arising from this proposal relate to: 



 Land use 

 Design and heritage considerations 

 Density 

 Accessibility 

 Landscaping and trees 

 Neighbouring amenity 

 Quality of residential accommodation 

 Dwelling mix 

 Affordable housing (and financial viability) 

 Energy conservation and sustainability 

 Highways and transportation 

 Planning obligations/mitigations 
 
Land-use 

10.2 The site is currently used as a community centre (D1 non residential 
institution use class).   

10.3 The proposed redevelopment scheme includes the re-provision of a new 
community centre at ground floor level and 23 residential units (C3 
dwellinghouses) on upper floors.    

10.4 A key reason for this development proposal is to provide new and enhanced 
community facilities in the area. The existing community centre provides a 
wide-ranging service and is successful in providing activities for all age 
groups, ethnicities and abilities as is supported by consultation responses in 
support of this proposal. The new community centre has been designed with a 
view to expanding the services on offer enabling improvements and greater 
community use for the benefit of the local community.    

10.5 The below floor plans show the existing and proposed community centre: 

 Existing :     Proposed: 

    



10.6 The proposed community centre is larger than the existing centre in terms of 
the amount on internal space (gain of 104 square metres). This is achieved by 
the development encompassing almost the whole of the footprint of the site. 
The existing community centre has an external area to the rear of the site. It 
was felt in consultation with the community centre operators that within the 
limited footprint of the site it would be preferred to have this space as an 
internal space within the community centre. The new community centre (384 
square metres) would comprise of: 

 A managers’ office overlooking the entrance and the foyer (8.5 sqm) 

 Two community halls (101 sqm, 102 sqm) which can be connected via 
a naturally lit courtyard (32.8 sqm) 

 A large entrance foyer (12.8 sqm) 

 A sheltered external entrance from Goodinge Road 

 A kitchen with a serving hatch (15.5 sqm) 

 An internal mobility / pram/cycle storage area (4.2 sqm) 

 A large meeting room (16.28 sqm) 

 Six toilets, two of which are accessible 

 Built in storage capacity 

 Refuse waste storage area 
 

10.7 Policy DM4.12 of the Islington Development Management Policies Document 
provides protection for social and strategic infrastructure and cultural facilities 
and applies to this proposal in order to protect the existing community centre. 
This policy (particularly part A) is key to the assessment and acceptability of 
this proposal: 

A. The Council will not permit any loss or reduction in social infrastructure uses 
unless: 
 
- A replacement facility is provided on site which would, in the council’s 

view, meet the need of the local population for the specific use; or 
 

- The specific use is no longer required on site. In such circumstances, the 
applicant must provide evidence demonstrating: 

 
i. That the proposal would not lead to a shortfall in provision for the 

specific use within the local catchment; 
ii. That there is either no demand for another suitable social 

infrastructure use on the site, or that the site/premises is no longer 
appropriate for social infrastructure uses; and 

iii. Any replacement/relocated facilities for the specific use provide a level 
of accessibility and standard of provision at least equal to that of the 
existing facility. 

 
10.8 The proposal provides a facility which complies with part i of this policy in 

terms of providing an onsite replacement facility which would meet the needs 
of the local population. The proposed new community centre in terms of 
floorspace and design can accommodate all existing activities of the centre 
and allow for future growth. The multi-purpose centre would provide a high 



quality accessible building. The existing building is of an age where it is 
starting to deteriorate and it is considered that a new centre will benefit the 
local community. 

10.9 The applicant has confirmed that during the period of construction of the 
development the user groups of the community centre would be temporarily 
relocated to various local community centres. These include, but are not 
limited to Nailour Hall Community Centre (Blundell Street), The Underground 
Youth Centre (Piper Close), Williamson Street Community Centre (Parkhurst 
Road) and Lorraine Estate Community Centre (Biddestone Road). The 
applicant would provide a coach service during the construction period to 
transport a number of the user groups to their temporary locations. This 
temporary re-provision is welcomed during the development of the site and is 
secured in the heads of terms of the Directors’ Agreement. 

10.10 Policy CS12 (Meeting the housing challenge) of the Islington Core Strategy 
2011 provides a clear direction of seeking new housing of good quality to 
meet identified and pressing housing needs, particularly affordability and 
inclusivity needs. It is considered residential accommodation fulfilling these 
requirements would be an acceptable additional use for the site subject to the 
successful re-provision of the community centre as demonstrated.   

Design and Heritage Considerations  

10.11 The existing community centre building at the site is single storey in height 
with a red tiled hipped roof and yellow brick elevations broken-up by red brick 
detailing. The building has a relatively inactive frontage with a set back 
entrance facing onto North Road and two further limited openings onto 
Goodinge Road. The site incorporates a small grassed area to the rear and 
backs onto the school playground and parking areas serving both The Bridge 
and Hungerford Primary Schools. Young trees and shrubs extend around the 
north and west elevations of the site and there are two street trees to both 
North and Goodinge Roads. 

10.12 The proposal would involve the demolition of the existing building at the site 
and no statutory protection exists for the building to protect it from demolition. 
The existing community centre is of little architectural merit and therefore its 
loss, in design terms is not resisted. 

10.13 The proposal would introduce a part six storey, part five storey, part single 
storey building encompassing the entire site. The six storey element would 
have an ‘L’ shaped footprint, wrapping around the North Road and Goodinge 
Road frontages, with the single storey element set to the rear of this. The 
image below, looking south toward North Road, shows the heights of the 
building:  



 

10.14 The full six storey element of the proposal is realised on the south east corner 
of the building where North Road and Goodinge Road meet, with the fifth floor 
elements either side of the corner would be set back from the frontage and 
constructed in different materials. At ground floor level, the community centre 
footprint tapers in to where it meets each residential core, creating an 
overhang. The single storey element to the rear is of a flat roof design and 
completes the square footprint of the site. The image below details the North 
Road elevation: 

 

10.15 This side of North Road is predominantly made up of two storey high buildings 
with a school playground to the north and west of the site. The resultant 
building would therefore be most apparent in views along North Road and 
from part of York Way immediately to the west of the site. Longer views from 
the wider locality would be predominantly screened by existing built form. 
Notwithstanding the open nature of this corner location, the six storey height 
of the building would be comparable to that of the Market Estate buildings to 
the south, the buildings on York Way to the west, the Bridge School building 
to the north west and would be set below the spire heights of the Grade II 
Listed Hungerford Primary School Building. 



10.16 As part of the assessment of the proposal and through extensive discussions, 
it was identified that a communal heating system was required to satisfy 
energy and environmental policy. A number of design options were explored 
with the roof top plant the least disruptive to the other elements of the 
proposal. The applicant has detailed that the roof top plant is of the minimum 
floor area and height required to house the plant equipment for the communal 
heating system. The proposal also includes two lift overruns. The plant room 
and lift overruns would align along a north south axis, leaving a clear 
separation between each of the overruns. Although visible in some longer 
views, due to their minimal scale, their set back from the main frontages and 
as they would be partly screened by the parapet surround, the plant room and 
lift overruns are considered to be acceptable. 

10.17 It is noted that some concern has been raised regarding the setting of the 
Grade II listed building at Hungerford Primary School and the scale and 
massing of the proposed building. At its closest point the application site is 
located over 55 metres from the main school building and although of a 
greater height and massing, by reason of this separation and due to the scale 
of the building being comparative with that of other surrounding built form, the 
proposal would not detract from the setting or significance of the listed 
building. Additionally the scale and height sits below the listed building’s 
spires.  

10.18 The single storey to the rear of the proposal would be largely screened in 
views form the public realm by the six storey element, with limited views 
afforded from the north or west of the site across the school playground. 

10.19 Concern has been raised by the Design and Conservation Officer regarding 
the perceived scale and bulk of the six storey corner height of the building, 
suggesting that this should be set back to match the rest of the fifth floor.  

10.20 The applicant has sought to respond to this and the questions raised to the 
pre-application scheme by the Design Review Panel (DRP), which suggested 
that the building be viewed as a single civic block, by stating that the intention 
of the corner element is to express the civic nature of the building as a single 
identity.  

10.21 The submitted proposal introduces a larger balcony opening and two window 
openings at fifth floor level, with regular openings from first to fourth floor 
level, all with deep reveals. The punctuating openings, deep reveals and scale 
of the openings visually break-up the extent of facing brickwork on the corner, 
particularly at fifth floor level resulting in a more light weight appearance, 
which helps to reduce the massing of the corner element.  

10.22 The section below shows the heights of the buildings looking west along North 
Road and the separation to the listed building: 



 

10.23 The ‘L’ shaped layout of the six storey element would have a perimeter block 
appearance wrapping around the two street frontages. It was noted by DRP 
panel members at the pre-application stage that this design mimics that of the 
Market Estate block opposite the site, where the 5/6 storey block comes 
straight down to the back of pavement street edge. 

10.24 Moving onto the detailed design, and the materials, the main publicly visible 
frontages of the five storey and the six storey corner elements of the proposal 
would be formed of a light coloured stock brick with a Flemish bond pattern. 
The extent of brick work would be punctuated by windows and balconies with 
deep reveals (Condition 3) and perforations in the brickwork. Both flank 
elevations would have a limited amount of windows, to reduce overlooking to 
the school site and would include the use of projecting and perforated 
brickwork, which will provide a simple but elegant solution to break the volume 
and articulate the elevations.   

10.25 The inner elevations of the ‘L’ shape would utilise the same brick as the main 
elevations but with a simpler stretcher bond (less intricate than a Flemish 
bond) pattern due to the limited visibility of these elevations. The recessed 
fifth floor elements of the proposal would have glazed tile elevations, which 
together with the set back would give a more light weight appearance to these 
elements and mark them out as subservient to the main massing of the 
building. 

10.26 Both DRP panel members and the Design and Conservation Officer have 
noted that the ground floor community centre use did not have enough 
presence due to a continuation of the upper floor brickwork, a lack of a 
canopy or an overhang and lack of active frontage on North Road. The 
proposal was amended to include: 

 an off-set tapered layout to the corner element of the community centre that 
creates two overhanging elements; 

 the use of a darker coloured engineering brick to demarcate the community 
use; and 

 the introduction of high level glazing running around the ground floor unit.  
 
The resultant ground floor relates to the uppers floors while providing a clear 
reference to the community centre use and maximises its active frontage to 
both North Road and Goodinge Road. 
 



10.27 The single storey rear element would continue the simple lower level brick 
elevation, introducing a green roof and an opening over the courtyard with a 
perforated wall detail serving the courtyard. 

10.28 The overall quality of materials and finishes is considered to be key to the 
success of the proposal. Conditions are attached with regard to submission of 
material samples prior to commencement to ensure that a building of 
appropriate high quality would be delivered.   

10.29 The resultant building would introduce a high quality contemporary building 
that would be of an acceptable scale and massing and would be in keeping 
with the emerging townscape of the locality. The building would appear as a 
single coherent structure, with an emphasis on the junction of North Road and 
Goodinge Road, whilst also emphasising the civic use of the ground floor.    

Density 

10.30 The London Plan encourages developments to achieve the highest possible 
intensity of use compatible with the local context. The redevelopment scheme 
proposes a total of 23 residential dwellings comprised of 79 habitable rooms 
(hr).   

10.31 Density is expressed as habitable rooms per hectare (hrh) and is calculated 
by dividing the total number of habitable rooms by the gross site area. The 
site covers an area of approximately 0.07 hectares. However in line with the 
guidance of the London Plan for mixed use schemes such as this the site 
area for residential uses is calculated as 0.059 hectares. 

10.32 The site has a public transport accessibility level (PTAL) within the range of 5 
(very good). In terms of the character of the area, this would be defined as 
urban by the London Plan definition. The London Plan for areas of the PTAL 
rating identifies the suggested residential density range of 200-700hrh.  

10.33 The proposed development has a residential density of 1339hr/ha, which is 
significantly above the density range of the London Plan policy. 

10.34 In assessing this it is necessary to consider that the London Plan policy notes 
that it would not be appropriate to apply these limits mechanistically with local 
context and other considerations to be taken into account also when 
considering the acceptability of a specific proposal. 

10.35 Assessing the proposal against the London Housing SPG (2012), which sets 
out other considerations where proposals exceed London Plan density 
figures, the proposal would provide high quality accommodation and a 
significant proportion of affordable housing whilst also providing a new larger 
community centre. It is considered that the benefits of the proposal, together 
with the high accessibility level of the site, mitigation to help accommodate the 
increase in population by way of financial contributions towards playspace 
and open space, as well as new social infrastructure secure compliance with 
London Plan policy 3.4 and paragraph 1.3.41 of the London Housing SPG 
(2012).   



Accessibility 

10.36 The development is required to achieve the standards of the Islington 
Inclusive Design SPD together with the requirement that 10% of residential 
units are wheelchair accessible units. The application provides 3 units as 
wheelchair accessible units (3 x 2 bed units) amounting to just over 11% as 
measured by habitable room. The units provided are all within the social rent 
tenure and provide accommodation suitable for smaller families.  While we 
would typically look for provision across a range of tenures, given the high 
proportion of social rent units and limited site size to accommodate 2 lifts in 
each access core, the offer in this particular case is considered to be 
acceptable (Condition 11).   

10.37 Amendments have been carried out during the consideration of the 
application in response to comments of the Council’s Access Officer.  All 23 
units have also been designed to achieve the Lifetime Homes Standards 
(Condition 12).   

10.38 With regard to the ground floor community centre, this would provide level 
access, ground floor accessible W.Cs and would be in accordance with the 
Islington Inclusive Design SPD (Condition 13). 

Landscaping and Trees 

10.39 The site currently has a small grassed area to the north of the community 
centre with the adjoining playground area to the north and west supporting a 
number of trees in close proximity to the site boundary. Both the Goodinge 
Road and North Road elevations have two street trees, a total of four.  

10.40 The street trees and perimeter trees surrounding the site contribute positively 
to the visual amenity of the locality, playing an important role in providing a 
demarcation of the school site and visual break to built form within the 
immediate vicinity. 

10.41 The proposal would involve the removal of the most southerly of the street 
trees on Goodinge Road to ensure that there is adequate pavement width to 
provide a suitable means of access to the proposed community centre. Whilst 
the loss of this tree is regrettable, should it be retained the proximity of the 
proposed development would be likely to impact upon the future of this tree. 
The loss of the tree is considered to be acceptable, subject to its replacement 
with two new street trees, which has been agreed by the applicant and would 
be secured through the Directors’ Agreement. 

10.42 The submitted Arboricultural Impact Assessment sets out that all of the eleven 
perimeter trees at the school site would be retained. The Council’s Tree and 
Landscape Officer has noted that this is optimistic and it is likely that during 
construction a number of the trees, if not all of them would be damaged 
and/or lost. However, the loss of these trees could be considered acceptable 
subject to their replacement or relocation within the school site. This will be 
addressed by a condition (Condition 21) and in the Directors’ Agreement 
(paragraph 7 of the Heads of Terms). 



10.43 Although there would be a loss of soft landscaping at the site, which consists 
solely of a rear grassed area, the proposal would include a courtyard area and 
an area of green roof over the single storey element. However, the current 
external area is under utilised and of little bio-diversity value. Furthermore, 
following public consultation a door has been added to the north elevation of 
the community centre that would lead onto the school parking area to the 
north and could therefore facilitate the future shared use of school amenity 
space outside of school hours (if appropriate in the future). 

10.44 The proposed green roof would have a significant biodiversity value and to 
ensure this a condition (Condition 8) is attached which prescribes a substrate 
depth of 120-150mm to maximise benefits for biodiversity, sustainable 
drainage and cooling. Furthermore, bird and bat boxes would also be 
conditioned (Condition 14). 

10.45 By reason of the retention and/or replacement of all the trees at the site, the 
introduction of a green roof, the future potential for shared use of amenity 
space and the wider benefits of the proposal, the proposal is considered to be 
acceptable with regard to landscaping, open space, bio-diversity and trees. 

Neighbouring Amenity 
 

10.46 The Development Plan contains policies which seek to appropriately 
safeguard the amenities of residential occupiers when considering new 
development. Policy DM2.1 of the Development Management Policies 
Document 2013 states that satisfactory consideration must be given to noise 
and the impact of disturbance, vibration, as well as overshadowing, 
overlooking, privacy, direct sunlight and daylight receipt, over-dominance, 
sense of enclosure and outlook.  

10.47 Overlooking / Privacy Policy identifies that ‘to protect privacy for residential 
developments and existing residential properties, there should be a minimum 
distance of 18 metres between windows of habitable rooms. This does not 
apply across the public highway, overlooking across a public highway does 
not constitute an unacceptable loss of privacy’. In the application of this policy, 
consideration has to be given also to the nature of views between habitable 
rooms. For instance where the views between habitable rooms are oblique as 
a result of angles or height difference between windows, there may be no 
harm.  

10.48 The proposal is set across the highway and over 20 metres away from the 
nearest residential units and therefore no unacceptable loss of privacy would 
result.  

10.49 Overbearing The proposed building would be set a clear distance from the 
nearest residential properties and due to its location at the junction of two 
roads and next to an extensive school play area, space would remain around 
the building. By virtue of this, the proposed building would not be overbearing 
to the neighbouring occupiers.   

10.50 Daylight and Sunlight The application has been submitted with a sunlight and 
daylight assessment. The assessment is carried out with reference to the 



2011 Building Research Establishment (BRE) guidelines which are accepted 
as the relevant guidance. The supporting text to Policy DM2.1 identifies that 
the BRE ‘provides guidance on sunlight layout planning to achieve good sun 
lighting and day lighting’.  

10.51 Daylight the BRE Guidelines stipulate that there should be no real noticeable 
loss of daylight provided that either:  

The Vertical Sky Component (VSC) as measured at the centre point of a 
window is greater than 27%; or the VSC is not reduced by greater than 20% 
of its original value. (Skylight); 
 

10.52 Sunlight the BRE Guidelines confirm that windows that do not enjoy an 
orientation within 90 degrees of due south do not warrant assessment. For 
those windows that do warrant assessment, it is considered that there would 
be no real noticeable loss of sunlight where:  

In 1 year the centre point of the assessed window receives more than 1 
quarter (25%) of annual probable sunlight hours (APSH), including at least 5% 
of Annual Winter Probable Sunlight Hours (WSPH)  between 21 Sept and 21 
March – being winter; and less than 0.8 of its former hours during either 
period.  

In cases where these requirements are breached there will still be no real 
noticeable loss of sunlight where the reduction in sunlight received over the 
whole year is no greater than 4% of annual probable sunlight hours.   

10.53 Where these guidelines are exceeded then sunlighting and/or daylighting may 
be adversely affected. The BRE Guidelines provide numerical guidelines, the 
document though emphasizes that advice given is not mandatory and the 
guide should not be seen as an instrument of planning policy, these 
(numerical guidelines) are to be interpreted flexibly since natural lighting is 
only one of many factors in site layout design.  

Sunlight and Daylight Losses for Affected Properties Analysis 

10.54 Residential dwellings within Market estate, Block 1 have been considered for 
the purposes of sunlight and daylight impacts as a result of the proposed 
development.  

10.55 Due to the orientation of dwellings within this block to the proposed building 
and the solar path of the sun the development will not have an effect on 
sunlight provision to these dwellings.   

10.56 In relation to daylight, vertical sky component tests in accordance with BRE 
guidelines have been carried out and show that all units will retain VSC values 
exceeding minimum requirements (i.e would retain existing or continue to 
retain 27% VSC or greater).  

10.57 The report concludes that the retained levels of daylight to neighbouring 
residential properties will be very good for an urban location and the impact of 
the scheme will not be harmful.  



10.58 The applicant has detailed that due to the distance from the application site of 
other properties, these are unlikely to be affected by the development. Given 
the results of the Daylight/Sunlight Assessment in relation to the Market 
Estate Block 1, this is accepted. 

10.59 Overshadowing The BRE guidelines states that to appear adequately sunlit 
throughout the year at least half of an amenity space should receive at least 2 
hours of sunlight on 21st March. 

10.60 The submitted Daylight/Sunlight Assessment details that on 21st March all of 
the surrounding amenity spaces would receive at least 6 hours of sunlight to 
over half of the space. Although the school playground to the north would be 
the most affected, the overshadowing would be most apparent in the morning 
but that shading would be located predominantly over a parking area and 
access road. The overshadowing would then all but cease by midday.  

Quality of Resulting Residential Accommodation 

10.61 Islington Core Strategy policy CS12 identifies that to help achieve a good 
quality of life, the residential space and design standards will be significantly 
increased from their current levels.  The Islington Development Management 
Policies DM3.4 sets out the detail of these housing standards. 

10.62 Unit Sizes All of the proposed residential units comply with the minimum unit 
sizes as expressed within this policy. A condition is attached to the officer 
recommendation requiring the attainment of the minimum floor to ceiling 
height of 2.6 metres (Condition 3). 

10.63 Aspect/Daylight Provision Policy DM3.4 part D sets out that ‘new residential 
units are required to provide dual aspect accommodation, unless exceptional 
circumstances can be demonstrated’.   

10.64 Of the 23 residential units, 20 are dual aspect, which includes all of the 16 
social rented tenure. The 3 x 2 bed units which are single aspect are southerly 
facing and provided with southerly facing balconies onto North Road.   

10.65 Amenity Space Policy DM3.5 of the Development Management Policies 
Document 2013 within part A identifies that ‘all new residential development 
will be required to provide good quality private outdoor space in the form of 
gardens, balconies, roof terraces and/or glazed ventilated winter gardens’.  
The policy in part C then goes on to state that the minimum requirement for 
private outdoor space is 5 sq metres on upper floors and 15 sq metres on 
ground floor for 1-2 person dwellings.  For each additional occupant, an extra 
1 sq metre is required on upper floors and 5 sq metres on ground floor level.  

10.66 All of the proposed units are provided with private amenity space in the form 
of balconies or a terrace. All but 1 of the units comply with the minimum 
requirements for upper floor units.  This shortfall is by 1 sq metre. 

10.67 Overlooking/Privacy The layout of residential units and window placement 
effectively ensures that there would not be undue overlooking between 
proposed residential units.   



10.68 Refuse Dedicated refuse and recycling facilities/chamber are provided for the 
residential uses. The location and capacity, and management of these 
facilities have been developed in consultation with the Council Street 
Environment Department and is acceptable.   

10.69 Playspace Although the proposal does not include the provision of any on-site 
playspace this is mitigated through a financial contribution (paragraph 4 of the 
Heads of Terms).  

Dwelling Mix 

10.70 The scheme proposes a total of 23 residential units with an overall mix 
comprised of:  

 
10.71 Part E of policy CS12 of the Islington Core Strategy requires a range of unit 

sizes within each housing proposal to meet the needs in the borough, 
including maximising the proportion of family accommodation in both 
affordable and market housing. In the consideration of housing mix, regard 
has to be given to the constraints and locality of the site and the 
characteristics of the development as identified in policy DM3.1 of the 
Development Management Policies.   

10.72 For the social rent units there is provision across the 13 units of both 2 and 3 
bedroom units. However this mix when compared to the target social rent 
dwelling mix does depart in so far as there are more smaller units and less 
larger units. This is both a conscious decision by the applicant and a response 
to the site constraints (ground floor community use).  

10.73 Recent changes in housing legislation to address the under occupation of 
social housing have created a greater demand for smaller social housing 
units. The applicant, LBI Housing propose this dwelling mix to allow mobility 

Dwelling Type Social 
Rent 
(No. / % 
HR) 

Policy 
DM3.1 
Target 
Mix  

Intmd 
(No. / %) 

Policy 
DM3.1 
Target 
Mix 

Private 
(No. / %) 

Policy 
DM3.1 
Target 
Mix 

One Bedroom  0 / 0% 0% 0/ 0% 65% 0 / 0% 10% 

Two Bedroom  10 / 77% 20% 4 / 100% 35% 2 / 33.3% 75% 

Three Bedroom  3 / 23% 30% 0 / 0% 0% 4 / 66.6% 15% 

Four Bedroom 0 / 0% 50% 0 / 0% 0% 0 / 0% 0% 

TOTAL 13  4  6  



within the social housing sector to accommodate these national changes to 
the welfare system. 

10.74 Supporting text of policy DM3.1 within Development Management Policies  
relates to this objective stating ‘There may be proposals for affordable 
housing schemes that are being developed to address short term changes in 
need/demand as a result of specific interventions (for example, efforts to 
reduce under-occupation). In these situations deviation from the required 
policy housing size mix may be acceptable. In such cases registered 
providers will need to satisfy the council that the proposed housing size mix 
will address a specific affordable housing need/demand and result in an 
overall improvement in the utilisation of affordable housing units in Islington’. 

 Affordable Housing and Financial Viability 

10.75 The London Plan, under policy 3.11 identifies that boroughs within their LDF 
preparation should set an overall target for the amount of affordable housing 
provision needed over the plan period in their area and separate targets for 
social rented and intermediate housing and reflect the strategic priority 
accorded to the provision of affordable family housing. Point f) of this policy 
identifies that in setting affordable housing targets, the borough should take 
account of “the viability of future development taking into account future 
resources as far as possible. “  

10.76 Policy CS12 of the Islington Core Strategy sets out the policy approach to 
affordable housing. Policy CS12G establishes that “50% of additional housing 
to be built in the borough over the plan period should be affordable and that 
provision of affordable housing will be sought through sources such as 100% 
affordable housing scheme by Registered Social Landlords and building 
affordable housing on Council own land.” With an understanding of the 
financial matters that in part underpin development, the policy states that the 
Council will seek the “maximum reasonable amount of affordable housing, 
especially social rented housing, taking into account the overall borough wide 
strategic target. It is expected that many sites will deliver at least 50% of units 
as affordable subject to a financial viability assessment the availability of 
public subsidy and individual circumstances on the site. “    

10.77 Policy CS12 confirms that an affordable housing tenure split of at least 70% 
social rent housing and a maximum of 30% intermediate housing should be 
provided.   

10.78 The Affordable Housing Offer The proposed development would provide a 
total of 23 residential units (both for private sale and affordable housing). Of 
the 23 units (79habitable rooms, hr), 17 of these units (57 hr) would comprise 
affordable housing. Affordable housing provision is typically calculated with 
reference to the number of habitable rooms provided and in this instance the 
scheme would provide 72% affordable housing. The scheme provides 74% 
affordable housing if measured by units however habitable rooms is 
considered a more accurate measurement of the division of a residential 
development between different tenures on account of the typical requirement 
for larger units in the social rent tenure. 



10.79 Within the affordable housing provision there is a split between social rent and 
intermediate housing. The policy requirement is for at least 70% of the 
provision to be social rent and a maximum of 30% as intermediate/shared 
ownership. A higher percentage provision of social rent tenure is not 
considered to be of concern given the identified housing needs for this type of 
accommodation nor is it contrary to this policy given its specific wording that 
at least 70% will be social rent. The proposed affordable housing is split 79% 
social rent and 21% intermediate/shared ownership (by habitable rooms). 

10.80 The affordable housing offer on this site in terms of the quantity, quality and 
mix is considered to make a positive contribution to the housing needs of the 
borough. As stated previously, the proposal has been developed in part with a 
view to help encourage the efficient use of Islington’s housing stock.  

10.81 The proposal fails to provide 100% affordable housing as sought by policy 
CS12 for developments on Council’s own land. The proposed mix includes 
private housing to financially support the delivery of the affordable housing 
element and the community centre. Notwithstanding this cross subsidy role, it 
is the applicant’s contention that the scheme would still be unviable were it not 
for the use of public funds to support the affordable housing delivery.  

10.82 In accordance with policy requirements, a financial assessment has been 
submitted with the application to justify the proportion of affordable housing 
offered. In order to properly and thoroughly assess the financial viability 
assessment, the documents were passed to an independent assessor to 
scrutinise and review.   

10.83 The applicant’s Viability Assessment identified that the development as 
proposed is unviable in a purely commercial sense as it still requires an 
amount of public subsidy/grant input to address the shortfall between the 
revenues generated by the development and the costs of providing it. The 
independent assessor has considered the information submitted and has 
agreed that the scheme would be unviable without such a subsidy. This is 
attached as a redacted version of the Council’s independent advisor’s report 
at Appendix 4. 

10.84 In conclusion it is apparent that in a typical commercial sense, the proposed 
scheme and level of affordable housing is unviable. However the applicant 
LBI Housing is not a commercial developer and obviously in line with Council 
objectives, is primarily seeking to deliver housing and a community centre to 
meet identified needs. 

10.85 In terms of the policy situation, when reading the full breadth of policy CS12, it 
is clear that viability is a consideration in assessing and establishing the 
affordable housing provision on a development. In addition it is apparent that 
100% affordable housing schemes will be sought from development on 
Council land. However, it is not considered that a failure to provide 100% 
affordable housing on Council owned land is contrary to that policy where it is 
shown that considerable public subsidy/grant funding is required to support 
the lower provision including the provision of other benefits such as the 
community centre reprovision (and expansion).   



10.86 It is not considered that it would be reasonable to require in planning terms an 
additional amount of public subsidy/grant funding to be committed to the 
scheme to provide a 100% affordable scheme. Considerable weight needs to 
also be given to the 79% offer put forward which will make a significant 
contribution towards CS12 policy requirement for 50% of new housing built 
over the plan period (2011-2017) to be affordable. It is apparent that it would 
be a matter for the applicant LBI Housing to consider what level of public 
subsidy they wish or can commit to the scheme taking into consideration the 
wider delivery of affordable housing within the borough. In addition it is noted 
that the necessary re-provision of the community centre places a significant 
financial constraint on the development that affects the affordable housing 
offer.   

Sustainability 

10.87 The Islington Core Strategy (2011) policy CS10B requires all development to 
achieve the highest feasible level of a nationally recognised sustainable 
building standard. The scheme would reach Code for Sustainable Homes 
level 4 (residential) in line with policy. It is also projected that the community 
centre will attain a BREEAM (other buildings) rating ‘excellent’ in line with 
policy.  Conditions 6 and 7 would secure these standards. 

10.88 London Plan policies 5.10 and 5.11, Islington Core Strategy Policy CS10 and 
Islington Development Management Policies policy DM6.5 promote urban 
greening and enhancing biodiversity. The London Plan 2011 policy 5.13 
considers development should utilise Sustainable Urban Drainage Systems 
(SUDS) unless practical reasons prevent this, and should aim for Greenfield 
runoff rates.  

10.89 The proposal significantly reduces the amount of open space for run-off at the 
site, and whilst introducing an area of green roof, it is likely that this would not 
represent a substantial area to mitigate the run-off from the development. 
However, given the limited site area available for Sustainable Urban Drainage 
System (SUDS) it is considered that the green roof should be of a sufficient 
depth to help reduce water run-off at the site. Condition 8 requires details of 
the green roof to be submitting, ensuring that a sufficient substrate depth is 
achieved. 

10.90 Conditions are recommended to ensure:  

 the water use target is met (Condition 24); and 

 bird and bat boxes to be provided (Condition 14);  
 
Energy Efficiency and Renewable Energy 

10.91 All development is required to demonstrate that it has minimised onsite 
carbon dioxide emissions by maximising energy efficiency, supplying energy 
efficiently and using onsite renewable energy generation (CS10). 
Developments should achieve a total (regulated and unregulated) CO2 
emissions reduction of at least 30% relative to total emissions from a building 
which complies with Building Regulations 2010 (40% where connection to a 



Decentralised Heating Network in possible). Typically all remaining CO2 
emissions should be offset through a financial contribution towards measures 
which reduce CO2 emissions from the existing building stock (CS10). 

10.92 This site is not located within an area served by an existing district heating 
network. Policy DM7.3 of the Development Management Policies document 
identifies in part D that major development should connect to a Shared 
Heating Network linking neighbouring development and existing buildings, 
unless it can be demonstrated that this is not reasonably possible. It has been 
accepted that this is not a feasible option in the short term during the 
construction of the development. In such cases, policy 5.6 of the London Plan 
and Islington’s Environmental Design SPD set out that a site wide CHP 
should be provided, or where not feasible then a communal heating (and 
cooling where relevant) system should be installed.  

10.93 The scheme, based on use of high performance building fabric, high efficiency 
heating systems and controls, low energy lighting and PV renewables 
achieves an initial projected 19.58% reduction in total CO2 emissions versus 
an equivalent 2010 part L building regulations compliant scheme. The 
applicant has presented an argument that although a 30% rating has not been 
achieved other efficiencies have been reasonably explored and found to not 
be feasible (as set out within the energy strategy).  

10.94 The Energy Officer has considered the overall strategy and is largely satisfied 
with the approach. The provision of a Communal Heating System has been 
agreed with the applicant and the Energy Officer, which may result in further 
reductions in CO2 emissions at the site as the above projection did not 
include the communal heating system. A condition (Condition 15) is 
recommended requiring the provision of such a system and the submission of 
a revised energy strategy and this is considered to maximise CO2 emission 
reductions. 

10.95 A draft Green Performance Plan (GPP) has been submitted and is considered 
to be acceptable. A final GPP is required as part of the Directors’ Agreement. 

Highways and Transportation 

10.96 The Site has a ‘Very Good’ Public Transport Accessibility Level (PTAL 5), and 
is located within a Controlled Parking Zone (CPZ). The site is in close vicinity 
to a number of bus stops, Caledonian Road and Holloway Road Underground 
Stations and Caledonian Road and Barnsbury Overground Station.  

10.97 Public Transport Implications. The site is currently used as a community 
centre and is highly accessible. The infrastructure provision in the area 
naturally encourages the use of public transport. 

10.98 The development would give rise to additional demands on transport 
infrastructure in terms of an increased floor area at the community centre and 
the introduction of residential occupiers and their visitors relative to the 
existing situation. Due to the increased number of site users it is considered 
necessary to make a financial contribution in order to mitigate the impacts on 



surrounding transport infrastructure (see Recommendation A, paragraph 2 of 
the Directors’ Agreement Heads of Terms). 

10.99 Vehicle Parking Residential occupiers would not be eligible to attain onstreet 
car parking permits for the surrounding CPZ in the interests of promoting the 
use of more sustainable forms of transport and tackling congestion and 
overburdened parking infrastructure. The exceptions to this would be where, 
in accordance with Council parking policy, persons occupying the residential 
development are living in residential properties within Islington prior to moving 
into the development, have previously held a permit for a period of 12 months 
consecutive to the date of occupation of the new unit. In this case, in the 
interests of reasonableness and not to deter movement within the borough of 
existing residents they will be able to transfer and attain a permit.    

10.100 Residents who are ‘blue badge’ (disabled parking permit) will also be able to 
park in the CPZ.   

10.101 These two exceptions may result in limited vehicular parking on surrounding 
roads, however by virtue of the Council’s policy, that is not considered to be 
harmful. 

10.102 Delivery and Servicing Arrangements A condition is attached (Condition 17) to 
the officer recommendation requiring details of servicing arrangements for the 
residential and community centre uses on the site to be submitted prior to the 
commencement of those uses.    

10.103 Cycle Parking The scheme shows the provision of 53 secure and covered 
residential cycle spaces contained within the two residential cores and 2 
secure and covered cycle spaces within the community centre.   

10.104 Since the comments received from the Transport Planning Officer two staff 
cycle parking spaces; a demarcated area for the mobility scooter 
storage/charging point and family bicycle/trailer space have been provided. 
The provision meets the minimum standards for both the residential and 
community centre uses. 

10.105 Waste/Refuse The proposal includes the provision of a refuse store within 
each of the two residential cores and a separate store for the community 
centre. The Council Street Environment Service has been consulted on the 
proposal and are satisfied that the refuse storage would be acceptable. A 
condition (Condition 9) is attached which requires the facilities to be provided 
prior to first occupation of the development. 

Planning Obligations, Community Infrastructure Levy and local finance 
considerations  

10.106 The Community Infrastructure Levy (CIL) Regulations 2010, part 11 
introduced the requirement that planning obligations under section 106 must 
meet three statutory tests, i.e. that they (i) necessary to make the 
development acceptable in planning terms, (ii) directly related to the 
development, and (iii) fairly and reasonably related in scale and kind to the 
development.  



10.107 The proposed development generates a requirement for s106 contributions 
towards transport and public realm, public open space improvements, children 
and young people’s play and informal recreation, sport and recreation and the 
reprovision of two street trees.  

10.108 This is an application by the Council and the Council is the determining local 
planning authority on the application. It is not possible legally to bind the 
applicant via a S106 legal agreement. It has been agreed that as an 
alternative to this a letter and memorandum of understanding between the 
proper officer representing the applicant LBI Housing and the proper officer as 
the Local Planning Authority will be agreed subject to any approval. The 
agreement will include the following agreed heads of terms: 

 Onsite Affordable Housing provision (72% by habitable rooms, split 
79% social rent tenure and 21% shared ownership/intermediate); 

 Contribution of £37,367 towards transport and public realm 
improvements; 

 Contribution of £36,517 towards public open space improvements; 

 Contribution of £43,500 towards children and young people’s play 
and informal recreation; 

 Contribution of £16,512 towards sport and recreations facilities; 

 Contribution of £1600 towards removal of street trees and provision 
of two new street trees; 

 CAVAT value of any trees removed, as identified by an approved 
Arboricultural Method Statement; 

 Repair and re-instatement of footways and highways (subject to 
conditions surveys);  

 Compliance with Code of Employment and Training including 
delivery of 1 work placements during the construction phase of the 
development, lasting a minimum of 13 weeks;  

 Compliance with the Code of Local Procurement;  

 Removal of Car Parking Permits; 

 Compliance with the Code of Construction Practice, plus monitoring 
fee (£1900); 

 Provision of two accessible parking bays or a contribution of £4000 
towards bays or other accessible transport initiatives; 

 Contribution towards offsetting any projected residual C02 
emissions from the development based on updated Energy 
Strategy (currently at £56,575); 

 Submission of community centre user group relocation strategy, 
bus/coach service and notification of user groups; 

 Submission of a Green Performance Plan; 

 Submission of Travel Plan; and  

 Council’s legal fees in preparing the S106 and officer’s fees for the 
monitoring and implementation of the S106.  

 
10.109 No financial contribution to community facilities has been taken on the basis 

of the community space re-provision on the site.   



10.110 Under the terms of the Planning Act 2008 (as amended) and Community 
Infrastructure Levy Regulations 2010 (as amended), the Mayor of London’s 
Community Infrastructure Levy (CIL) will be chargeable on this application on 
grant of planning permission. This will be calculated in accordance with 
the Mayor’s adopted Community Infrastructure Levy Charging Schedule, 
2012. CIL will be payable to the London Borough of Islington after the 
planning consent has been implemented and will be used by the Mayor of 
London to pay for Crossrail in accordance with CIL Regulations 2010 (as 
amended).  

10.111 Affordable housing is subject to relief for CIL liability. It is for the applicant to 
claim for “social housing relief” after the planning service has confirmed the 
chargeable amount in the Liability Notice. 

National Planning Policy Framework  

10.112 The scheme is considered to accord with the aims of the NPPF and to 
promote sustainable growth that balances the priorities of economic, social 
and environmental growth.  The NPPF requires local planning authorities to 
boost significantly the supply of housing and require good design from new 
development to achieve good planning. 

Other Matters 

10.113 In the representations received comments are made regarding the proposed 
building blocking views from the neighbouring residential properties. It should 
be noted that in respect of planning there is no right to a view. However, the 
neighbouring properties would retain an acceptable level of outlook, daylight 
and sunlight. 

10.114 The representations received have raised concern over the consultation by 
the Local Planning Authority on the development. The Council has exceeded 
the statutory consultation requirements which set out that the immediately 
adjoining sites should be notified along with a site notice being displayed. The 
Council sent out a total of 286 letters notifying residents in the wider area. 

10.115 Representations have been received which identify that the proposed density 
of the development should be considered in the context of other recent major 
developments in the area (including the Market Estate) and that cumulatively 
these developments constitute a level of development which should not be 
supported in the area. Planning legislation is clear in that each development 
proposal is to be considered on its merits against planning policies and 
material considerations.  

10.116 Loss of financial value to neighbouring properties has been raised as 
objections, however, financial value is not a material planning consideration 
and as such has not been assessed here. 

10.117 The representations received consider that the proposed community centre 
and additional homes would exacerbate existing anti-social behaviour in the 
locality. The community centre currently carries out a number of operations 
which seek to reduce anti-social behaviour in the area and the proposal 

http://www.legislation.gov.uk/uksi/2010/948/regulation/49/made
http://www.legislation.gov.uk/uksi/2010/948/regulation/65/made


includes the reprovision of the community centre with a greater floor area. 
Furthermore, the development would introduce a greater level of actual and 
perceived overlooking to the street, which could help further reduce anti-social 
behaviour. 

11 SUMMARY AND CONCLUSION 

Summary 

11.1 The proposal ensures that social infrastructure is adequately replaced on the 
site in the form of a new larger community centre to the benefit of the local 
community.  

11.2 The resultant building would introduce a high quality contemporary building 
with a scale and massing that would be in-keeping with the existing and 
emerging townscape of the locality. 

11.3 The proposal delivers good quality housing including a high proportion of 
affordable housing and inclusive accommodation. This delivery positively 
addresses the priorities of the Council for tackling the borough’s housing 
challenge.    

11.4 The proposal has also responded positively to sustainability and energy 
efficiency policies of the Council and will deliver agreed planning obligations 
to invest in surrounding infrastructure to mitigate additional population growth. 

11.5 Appropriate consideration has been given in the layout and detailed design of 
the proposal to the amenities of neighbouring existing properties.   

Conclusion 

11.6 It is recommended that planning permission be granted subject to conditions 
and director level agreement securing the heads of terms for the reasons and 
details as set out in Appendix 1 – RECOMMENDATIONS. 

 



APPENDIX 1 – RECOMMENDATIONS 
 

RECOMMENDATION A 
 
That planning permission be granted subject to a Directors’ Agreement between 
Housing and Adult Social Services and Environment and Regeneration or Planning 
and Development in order to secure the following planning obligations to the 
satisfaction of the Head of Law and Public Services and the Service Director, 
Planning and Development / Head of Service – Development Management: 
 

1. On-site provision of affordable housing in line with submission documents 
including a provision of 72% affordable housing divided between 79% social rent 
tenure and 21% shared ownership/intermediate. All measured by habitable 
rooms.   

2. A contribution of £37,367 towards transport and public realm improvements 
within the vicinity of the site. 

3. A contribution of £36,517 towards public open space improvement works within 
the vicinity of the site. 

4. A contribution of £43,500 towards children and young people’s play and informal 
recreation facilities in the vicinity of the site. 

5. A contribution of £16,512 towards sport and recreation facilities within the vicinity 
of the site. 

6. A contribution of £1600 towards the removal of one street tree (on Goodinge 
Road) to facilitate access to the new community centre, the reinstatement of the 
tree pit once the tree has been removed and the provision of two new street 
trees on Goodinge Road. The works to be carried out by the Council’s 
Arboriculture Team. 

7. Where any trees are proposed to be removed following the submission and 
approval in writing of an Arboricultural Method Statement, the CAVAT value of 
each tree shall be confirmed by the Council’s Arboricultural Team and provided 
to the Council. The works to replace the trees will be carried out by the Council’s 
Arboricultural Team.  

8. The repair and re-instatement of the footways and highways adjoining the 
development. The cost is to be confirmed by LBI Highways, paid for by the 
applicant and the work carried out by LBI Highways. Condition surveys may be 
required. 

9. Compliance with the Code of Employment and Training.  

10. Facilitation of 1 work placement during the construction phase of the 
development, lasting a minimum of 13 weeks, or a fee of £5,000 to be paid to 
LBI. Developer / contractor to pay wages (must meet national minimum wage). 
London Borough of Islington Construction Works Team to recruit for and monitor 
placements. 



11. Compliance with the Code of Local Procurement. 

12. Removal of eligibility for residents’ parking permits. 

13. Compliance with the Code of Construction Practice, including a monitoring fee of 
£1,900 and submission of a site-specific response document to the Code of 
Construction Practice for the approval of LBI Public Protection. This shall be 
submitted prior to any works commencing on site. 

14. The provision of 2 accessible parking bays or a contribution of £4,000 towards 
bays or other accessible transport initiatives. 

15. A contribution towards offsetting any projected residual CO2 emissions of the 
development, to be charged at the established price per tonne of CO2 for 
Islington (currently £56,575); Total amount to be confirmed by the Council’s 
Energy Conservation Officer after approval of Condition 15 (Energy Strategy). 

16. Prior to the demolition of the existing community centre a strategy for the 
temporary relocation of user groups, including coach/transfer systems shall be 
submitted and approved by the Local Planning Authority and the user groups 
notified of the strategy.  

17. Prior to the demolition of the existing building a Green Performance Plan shall 
be submitted to and approved by the Local Planning Authority. 

18. Submission of a draft framework Travel Plan with the planning application, of a 
draft Travel Plan for Council approval prior to occupation, and of a Travel Plan 
for Council approval 6 months from first occupation of the development or phase 
(provision of travel plan required subject to thresholds shown in Table 7.1 of the 
Planning Obligations SPD). 

19. Council’s legal fees in preparing the Directors’ Agreement and officer’s fees for 
the preparation, monitoring and implementation of the Directors’ Agreement. 

That, should the Director Level Agreement not be completed prior to the expiry of 
the planning performance agreement the Service Director, Planning and 
Development / Head of Service – Development Management may refuse the 
application on the grounds that the proposed development, in the absence of a 
Directors’ Level Agreement is not acceptable in planning terms.  
 
RECOMMENDATION B 
 
That the grant of planning permission be subject to conditions to secure the 
following: 
 
List of Conditions: 

 

1 Commencement (Compliance) 

 CONDITION: The development hereby permitted shall be begun not later than 
the expiration of three years from the date of this permission.  
 
REASON: To comply with the provisions of Section 91(1)(a) of the Town and 



Country Planning Act 1990 as amended by the Planning and Compulsory 
Purchase Act 2004 (Chapter 5). 
 

2 Approved plans list (Compliance) 

 CONDITION: The development hereby approved shall be carried out in 
accordance with the following approved plans:  
 
498_PL_001, 498_PL_002, 498_PL_003, 498_PL_005, 498_PL_006 Rev B, 
498_PL_007, 498_PL_008, 498_PL_009 Rev C, 498_PL_010 Rev C, 
498_PL_011 Rev C, 498_PL_012 Rev B, 498_PL_013 Rev A, Planning 
Statement (ref: LBI-GCC-01F), Design and Access Statement (March 2014), 
Arboricultural Impact Assessment (ref: DFCP 2971),  Energy Strategy Report (03 
June 2014), BREEAM Pre-Assessment Report (02 June 2014), Code Pre-
Assessment Report (November 2010 Manual, 02 June 2014), Baily Garner LLP 
Response to Feedback Received from LBI Energy Officer’s Feedback (21 May 
2014), Green Performance Plan (28 February 2014) and Daylight Sunlight 
Report (ref: W893/rel1). 
 
REASON: To comply with Section 70(1)(a) of the Town and Country Act 1990 as 
amended and the Reason for Grant and also for the avoidance of doubt and in 
the interest of proper planning. 
 

3 Materials and Samples (Details) 

 CONDITION: Details including drawings at a 1:5 scale and samples of all facing 
materials used in the development shall be submitted to and approved in writing 
by the Local Planning Authority prior to any superstructure work commencing on 
the development. The details and samples shall include but not be limited to the 
following:  
 
a) Facing Brickwork(s); Sample panels of proposed brickwork to be used 
showing the colour, texture, facebond (street elevations in Flemish bond and rear 
elevations in stretcher bond), pointing, perforated brickwork and ground floor 
engineering brick shall be provided 
b) Glazed tiles 
c) Doors 
d) Dark framed windows (Reveal depth of a minimum of 180mm) 
e) Balustrades  
f) any other materials to be used.  
 
The development shall be carried out strictly in accordance with the details so 
approved and shall be maintained as such thereafter.  
 
a) The finished floor to ceiling heights shall be a minimum of 2.6 metres. 
 
REASON: In the interest of securing sustainable development and to ensure that 
the resulting appearance and construction of the development is of a high 
standard. 
 

4 No Plumbing or Pipes (Compliance/Details) 

 CONDITION: Notwithstanding the plans hereby approved, no plumbing, down 



pipes, rainwater pipes or foul pipes other than those shown on the approved 
plans shall be located to the external elevations of buildings hereby approved 
without obtaining express planning consent unless submitted to and approved in 
writing by the local planning authority as part of discharging this condition. 
 
REASON:  The Local Planning Authority considers that such plumbing and pipes 
would potentially detract from the appearance of the building and undermine the 
current assessment of the application.   
 

5 Lighting (Details) 

 CONDTION: Details of any general/security lighting measures shall be submitted 
to and approved in writing by the Local Planning Authority prior to the 
commencement of the approved development.  
 
The details shall include the location and full specification of: all lamps; light 
levels/spill lamps and support structures where appropriate and hours of 
operation. The general lighting and security measures shall be carried out strictly 
in accordance with the details so approved, shall be installed prior to occupation 
of the development and shall be maintained as such thereafter.  
 
REASON: To ensure that any resulting general or security lighting is 
appropriately located, designed do not adversely impact neighbouring residential 
amenity and are appropriate to the overall design of the building. 
 

6 Code for Sustainable Homes (Compliance) 

 CONDITION: The residential units hereby approved shall achieve a Code of 
Sustainable Homes rating of no less than ‘Level 4’.  
 
REASON: In the interest of addressing climate change and to secure sustainable 
development. 
 

7 BREEAM (compliance) 

 CONDITION: The community centre hereby approved shall achieve a BREEAM 
New Construction rating (2011) of no less than ‘excellent’.  
 
REASON: In the interest of addressing climate change and to secure sustainable 
development. 
 

8 Green/Brown Biodiversity Roofs (Details) 

 CONDITION: Prior to any superstructure work commencing on the development 
details of the biodiversity (green/brown) roof shown across the development shall 
be submitted to and approved in writing by the Local Planning Authority 
 
The green/brown roof shall be: 
 
a) biodiversity based with extensive substrate base (depth 120 -150mm);  
b) laid out in accordance with plans hereby approved; and 
c) planted/seeded with a mix of species within the first planting season 

following the practical completion of the building works (the seed mix shall 
be focused on wildflower planting, and shall contain no more than a 



maximum of 25% sedum). 
 
The biodiversity (green/brown) roof shall not be used as an amenity or sitting out 
space of any kind whatsoever and shall only be used in the case of essential 
maintenance or repair, or escape in case of emergency. 
 
The biodiversity roof(s) shall be carried out strictly in accordance with the details 
as approved, shall be laid out within 3 months of next available appropriate 
planting season after the construction of the building it is located on and shall be 
maintained as such thereafter.  

 
REASON:  To ensure the development provides the maximum possible provision 
towards creation of habitats, valuable areas for biodiversity and minimise run-off. 
 

9 Refuse/Recycling Provided (Compliance) 

 CONDITION:  The dedicated residential refuse / recycling enclosure(s) shown on 
the approved plans shall be provided prior to the first occupation of the 
development hereby approved and shall be maintained as such thereafter. 
 
REASON: To secure the necessary physical waste enclosures to support the 
development and to ensure that responsible waste management practices are 
adhered to. 
 

10 Cycle Parking (Compliance) 

 CONDITION: The bicycle storage areas detailed on the plans, including the 
defined area demarcating the mobility scooter storage/charging point and family 
bike/trailer storage area, shall be provided prior to the first occupation of the 
development hereby approved and maintained as such thereafter. 
 
REASON:  To ensure adequate cycle parking is available and easily accessible 
on site and to promote sustainable modes of transport. 
 

11 Wheelchair Accessible Units (Compliance) 

 CONDITION: The three (3) wheelchair accessible dwellings of the development 
as identified in the approved documents shall be provided and fitted out prior to 
the first occupation of the development.  

 
REASON: To secure provision of the appropriate number of wheelchair 
accessible units in a timely fashion and to: address the backlog of and current 
unmet accommodation needs; produce a sustainable mix of accommodation; 
and provide appropriate choices and housing opportunities for wheelchair users 
and their families. 
 

12 Accessible Homes Standard (Compliance) 

 CONDITION: The residential dwellings hereby approved within the development, 
shall be constructed to the standards for flexible homes in Islington (‘Accessible 
Housing in Islington’ SPD) and incorporating all Lifetime Homes Standards.  
 
REASON: To secure the provision of flexible, visitable and adaptable homes 
appropriate to diverse and changing needs. 



 

13 Inclusive Design (Compliance) 

 CONDITION: The development shall be designed in accordance with the 
principles of Inclusive Design. To achieve this, the development shall provide the 
following in accordance with the approved drawings and ensure the delivery of 
the following provisions: 
 
- For each access core the passenger lift(s) serving the dwellings shall be 
installed and operational prior to the first occupation of residential dwellings 
accessible from that access core. 
- step free access to all accommodation and level thresholds to private 
gardens/terraces; and  
- The two accessible W.Cs in the community centres shall be installed prior to 
the first occupation of the community centre. 
 
The development shall be constructed carried out strictly in accordance with the 
details so approved, shall be maintained as such thereafter.  
 
REASON: In order to facilitate and promote inclusive and sustainable 
communities. 
 

14 Nesting Boxes (Compliance) 

 CONDITION:  At least 4 nesting boxes / bricks for birds or bats shall be provided 
within the development, installed prior to the first occupation of the building to 
which they form part and shall be maintained as such thereafter. 
 
REASON:  To ensure the development provides the maximum possible provision 
towards creation of habitats and valuable areas for biodiversity. 
 

15 Energy Efficiency – CO2 Reduction (Compliance/Details) 

 CONDITION: Prior to commencement of the development the applicant shall 
submit to the Local Planning Authority and have approved in writing details of: 
 
a) A Communal Heating System (incorporating future proofing to connect to a 

future shared heat network); 
 

b) A revised Energy Statement, which shall provide for no less than the agreed 
19.58% on-site total CO2 reduction in comparison with total emissions from a 
building that complies with Building Regulations 2010; and 

 
c) A cooling hierarchy and overheating modelling. 

 
The final agreed scheme shall be installed and operation prior to the first 
occupation of the development. 
 
The development shall be carried out strictly in accordance with the details so 
approved and shall be maintained as such thereafter. 
 
REASON: In the interest of sustainable development and to ensure that the 
Local Planning Authority may be satisfied that the C02 emission reduction 



targets are met. 
 

16 Noise Levels (Compliance) 

 CONDITION : For all the approved residential units sound insulation and noise 
control measures shall be used to achieve the following internal noise targets: 
 
Bedrooms (23.00-07.00 hrs) 30 dB LAeq,  and 45 dB Lmax (fast) 
Living Rooms (07.00-23.00 hrs) 35 dB LAeq, 
Kitchens, bathrooms, WC compartments and utility rooms  
(07.00 –23.00 hrs) 45 dB LAeq 
 
Such levels shall be achieved prior to the occupation of the residential units 
hereby approved and shall be maintained as such thereafter. 
 
REASON: To ensure that an appropriate standard of residential accommodation 
is provided.   
 

17 Delivery Servicing Plan (Details) 

 CONDITION: A delivery and servicing plan (DSP) detailing servicing 
arrangements for the residential units and the community centre including the 
location, times and frequency shall be submitted to and approved in writing by 
the Local Planning Authority prior to the first occupation of the development 
hereby approved.   
 
The development shall be constructed and operated strictly in accordance with 
the details so approved, shall be maintained as such thereafter and no change 
there from shall take place without the prior written consent of the Local Planning 
Authority. 
 
REASON: To ensure that the resulting servicing arrangements are satisfactory in 
terms of their impact on highway safety and the free-flow of traffic. 
 

18 Sound Insulation Between Uses (Details) 

 CONDITION: Full particulars and details of a scheme for sound insulation 
between the proposed community centre use and residential use of the building 
shall be submitted to and approved in writing by the Local Planning Authority 
within 3 months of implementation. 
 
The sound insulation and noise control measures shall be carried out strictly in 
accordance with the details so approved, shall be implemented prior to the first 
occupation of the development hereby approved, and shall be maintained as 
such thereafter.  
 
REASON: To ensure that an appropriate standard of residential accommodation 
is provided.   
 

19 Plant (Compliance) 



 CONDITION: The design and installation of new items of fixed plant shall be 
such that when operating the cumulative noise level LAeq Tr arising from the 
proposed plant, measured or predicted at 1m from the facade of the nearest 
noise sensitive premises, shall be a rating level of at least 5dB(A) below the 
background noise level LAF90 Tbg. The measurement and/or prediction of the 
noise should be carried out in accordance with the methodology contained within 
BS 4142: 1997. 
 
REASON: To ensure that an appropriate standard of residential accommodation 
is provided.  

20 Community Centre Management (Details) 

 CONDITION: Prior to the occupation of the Community Centre details of the 
accessibility measures and hours of operation shall be submitted to and 
approved by the Local Planning Authority. 
 
Operations shall then comply with the details hereby approved. 
 
REASON: To ensure the sustainable management of the Community Centre. 
 

21 Arboricultural Method Statement (Details) 

 CONDITION: No site clearance, preparatory work or development shall take 
place until a scheme for the protection (or relocation) of the retained trees (the 
tree protection plan, TPP) and the appropriate working methods (the 
arboricultural method statement, AMS) in accordance with Clause 7 of British 
Standard BS 5837 2012 –Trees in Relation to Demolition, Design and 
Construction has been submitted to and approved in writing by the local planning 
authority.  
 
Development shall be carried out in accordance with the approved details.  
 
REASON:  In the interest of biodiversity, sustainability, and to ensure that a 
satisfactory standard of visual amenity. 
 

22 Tree Protection – Scaffolding (Compliance) 

 CONDITION: All scaffolding that is located within 2m of the crowns of 
established and retained trees shall have a maximum working width / project no 
further than 1.2m from the buildings facia or elevation and the reduced width 
scaffolding shall be maintained for the period of the construction of the 
development.  
 
In the case of this requirement being triggered the outer face of the scaffolding 
shall be covered in debris protective netting for the duration of the construction 
works.  
 
Any glass, insulation, finishing, trims, cladding, facia panels etc that are not able 
to be positioned or affixed due to the reduced scaffolding width shall be craned / 
placed into position or affixed to the building at a later stage of construction or by 
other means not requiring and further pruning of the trees.  
 



REASON: To protect the long term health and amenity of the trees of amenity 
and environmental value.   
 

23 Doors (compliance) 

 CONDITION: The ground floor doors in the north elevation of the building hereby 
approved shall only be used to access the school site outside of school hours 
and with the prior permission of the relevant school.  
 
REASON: To ensure the sustainable management of the Community Centre. 

 
24 Water Use (Compliance) 

 CONDITION: The development shall be designed to achieve a water use target 
of no more than 95 litres per person per day, including by incorporating water 
efficient fixtures and fittings. 
 
REASON:  To ensure the sustainable use of water in accordance with policy 
5.15 of the London Plan 201 and policy CS10C and G of the Islington Core 
Strategy 2011. 
 

25 Construction and Demolition Logistics Plan (Details) 

 CONDITION: A report assessing the planned demolition and construction vehicle 
routes and access to the site including addressing environmental impacts 
(including (but not limited to) bird breeding seasons, noise, air quality including 
dust, smoke and odour, vibration) of the development shall be submitted to and 
approved in writing by the Local Planning Authority prior to any works 
commencing on site.  
 
The document should pay reference to Islington's Code of Construction Practice, 
the GLA's BPG on control of dust from construction sites, BS5228:2009 and any 
other relevant guidance. 
 
The development shall be carried out strictly in accordance with the details so 
approved and no change there from shall take place without the prior written 
consent of the Local Planning Authority.  
 
REASON: In order to secure highway safety and free flow of traffic on the 
surrounding road network, local residential amenity and mitigate the impacts of 
the development. 

 
List of Informatives: 

 

1 Planning Obligations Agreement 

 You are advised that this permission has been granted subject to the completion 
of a director level agreement to secure agreed planning obligations. 
 



2 Superstructure 

 DEFINITION OF ‘SUPERSTRUCTURE’ AND ‘PRACTICAL COMPLETION’ 
A number of conditions attached to this permission have the time restrictions 
‘prior to superstructure works commencing on site’ and/or ‘following practical 
completion’. The council considers the definition of ‘superstructure’ as having its 
normal or dictionary meaning, which is: the part of a building above its 
foundations. The council considers the definition of ‘practical completion’ to be: 
when the work reaches a state of readiness for use or occupation even though 
there may be outstanding works/matters to be carried out. 
 

3 Community Infrastructure Levy (CIL) (Granting Consent) 

 INFORMATIVE:  Under the terms of the Planning Act 2008 (as amended) and 
Community Infrastructure Levy Regulations 2010 (as amended), this 
development is liable to pay the Mayor of London's Community Infrastructure 
Levy (CIL). This will be calculated in accordance with the Mayor of London's CIL 
Charging Schedule 2012. One of the development parties must now assume 
liability to pay CIL by submitting an Assumption of Liability Notice to the Council 
at cil@islington.gov.uk. The Council will then issue a Liability Notice setting out 
the amount of CIL that is payable. 
 
Failure to submit a valid Assumption of Liability Notice and Commencement 
Notice prior to commencement of the development may result in surcharges 
being imposed. The above forms can be found on the planning portal at: 
www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil  
 

4 Car-Free Development 

 INFORMATIVE:  (Car-Free Development) All new developments are car free in 
accordance with Policy CS10 of the Islington Core Strategy 2011. This means 
that no parking provision will be allowed on site and occupiers will have no 
ability to obtain car parking permits, except for parking needed to meet the 
needs of disabled people,  or other exemption under the Council Parking Policy 
Statement. 
 

5 Water Infrastructure 

 Thames Water will aim to provide customers with a minimum pressure of 10m 
head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves 
Thames Waters pipes. The developer should take account of this minimum 
pressure in the design of the proposed development.   
 

6 Working in a Positive and Proactive Way 

 To assist applicants in a positive manner, the Local Planning Authority has 
produced policies and written guidance, all of which are available on the 
Council’s website.  
 
A pre-application advice service is also offered and encouraged. 
The LPA and the applicant have worked positively and proactively in a 
collaborative manner through both the pre-application and the application 
stages to deliver an acceptable development in accordance with the 
requirements of the NPPF 
 

mailto:cil@islington.gov.uk
http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil


The LPA delivered the decision in a timely manner in accordance with the 
requirements of the NPPF. 
 

7 Materials 

 INFORMATIVE: In addition to compliance with condition 3 materials procured 
for the development should be selected to be sustainably sourced and 
otherwise minimise their environmental impact, including through maximisation 
of recycled content, use of local suppliers and by reference to the BRE’s Green 
Guide Specification. 
 



APPENDIX 2: RELEVANT POLICIES 
 
This appendix lists all relevant development plan polices and guidance notes 
pertinent to the determination of this planning application. 
 

National Guidance 
 
The National Planning Policy Framework 2012 seeks to secure positive 
growth in a way that effectively balances economic, environmental and social 
progress for this and future generations. The NPPF is a material 
consideration and has been taken into account as part of the assessment of 
these proposals.  
 
Development Plan   
 
The Development Plan is comprised of the London Plan 2011, Islington Core 
Strategy 2011, Development Management Policies 2013, Finsbury Local 
Plan 2013 and Site Allocations 2013.  The following policies of the 
Development Plan are considered relevant to this application: 
 



A)  The London Plan 2011 - Spatial Development Strategy for Greater 
London  
 
3 London’s people 
Policy 3.1 Ensuring equal life chances 
for all  
Policy 3.2 Improving health and 
addressing health inequalities  
Policy 3.3 Increasing housing supply  
Policy 3.4 Optimising housing potential  
Policy 3.5 Quality and design of housing 
developments  
Policy 3.6 Children and young people’s 
play and informal recreation facilities  
Policy 3.7 Large residential 
developments  
Policy 3.8 Housing choice  
Policy 3.9 Mixed and balanced 
communities  
Policy 3.10 Definition of affordable 
housing  
Policy 3.11 Affordable housing targets  
Policy 3.13 Affordable housing 
thresholds  
Policy 3.14 Existing housing  
Policy 3.15 Coordination of housing 
development and investment  
Policy 3.16 Protection and 
enhancement of social infrastructure 
Policy 3.17 Health and Social Care 
Facilities 
Policy 3.18 Education facilities 
 
5 London’s response to climate 
change 
Policy 5.1 Climate change mitigation  
Policy 5.2 Minimising carbon dioxide 
emissions  
Policy 5.3 Sustainable design and 
construction  
Policy 5.5 Decentralised energy 
networks 
Policy 5.6 Decentralised energy in 
development proposals 
Policy 5.7 Renewable energy 
Policy 5.8 Innovative energy 
technologies  
Policy 5.9 Overheating and cooling  
Policy 5.10 Urban greening  
Policy 5.11 Green roofs and 
development site environs  

6 London’s transport 
Policy 6.1 Strategic approach  
Policy 6.2 Providing public transport 
capacity and safeguarding land for 
transport  
Policy 6.3 Assessing effects of 
development on transport capacity  
Policy 6.4 Enhancing London’s transport 
connectivity  
Policy 6.7 Better streets and surface 
transport  
Policy 6.9 Cycling  
Policy 6.10 Walking  
Policy 6.11 Smoothing traffic flow and 
tackling congestion  
Policy 6.12 Road network capacity  
Policy 6.13 Parking  
 
7 London’s living places and spaces 
Policy 7.1 Building London’s 
neighbourhoods and communities  
Policy 7.2 An inclusive environment  
Policy 7.3 Designing out crime  
Policy 7.4 Local character  
Policy 7.5 Public realm  
Policy 7.6 Architecture 
Policy 7.7 Location and design of tall and 
large buildings  
Policy 7.8 Heritage assets and 
archaeology  
Policy 7.13 Safety, security and resilience 
to emergency  
Policy 7.14 Improving air quality  
Policy 7.15 Reducing noise and 
enhancing soundscapes  
Policy 7.19 Biodiversity and access to 
nature  
Policy 7.21 Trees and woodlands  
 
8 Implementation, monitoring and 
review 
Policy 8.1 Implementation  
Policy 8.2 Planning obligations  
Policy 8.3 Community infrastructure levy  
 



Policy 5.12 Flood risk management  
Policy 5.13 Sustainable drainage  
Policy 5.14 Water quality and 
wastewater infrastructure  
Policy 5.15 Water use and supplies  
Policy 5.16 Waste self-sufficiency  
Policy 5.17 Waste capacity  
Policy 5.18 Construction, excavation 
and demolition waste 
 
B) Islington Core Strategy 2011 
 

Spatial Strategy 
Policy CS8 (Enhancing Islington’s 
Character) 
 
Strategic Policies 
Policy CS9 (Protecting and Enhancing 
Islington’s Built and Historic 
Environment) 
Policy CS10 (Sustainable Design) 
Policy CS11 (Waste) 
Policy CS12 (Meeting the Housing 
Challenge) 

Policy CS14 (Retail and Services) 
Policy CS15 (Open Space and Green 
Infrastructure) 
 
Infrastructure and Implementation 
Policy CS18 (Delivery and 
Infrastructure) 
 
 

 
C) Development Management Policies June 2013 
 

  Design and Heritage 
DM2.1 Design 
DM2.2 Inclusive Design 
DM2.3 Heritage 
 
Housing 
DM3.1 Mix of housing sizes 
DM3.2 Existing housing 
DM3.4 Housing standards 
DM3.5 Private outdoor space 
DM3.6 Play space 
DM3.7 Noise and vibration (residential 
uses) 
 
Shops, cultures and services 
DM4.12 Social and strategic 
infrastructure and cultural facilities 
 

 Health and open space 
DM6.1 Healthy development 
DM6.3 Protecting open space 
DM6.4 Sport and recreation 
DM6.5 Landscaping, trees and 
biodiversity 

 Energy and Environmental Standards 
DM7.1 Sustainable design and 
construction statements 
DM7.2 Energy efficiency and carbon 
reduction in minor schemes 
DM7.3 Decentralised energy networks 
DM7.4 Sustainable design standards 
DM7.5 Heating and cooling 
 
Transport 
DM8.1 Movement hierarchy 
DM8.2 Managing transport impacts 
DM8.3 Public transport 
DM8.4 Walking and cycling 
DM8.5 Vehicle parking 
DM8.6 Delivery and servicing for new 
developments 
 
Infrastructure 
DM9.1 Infrastructure 
DM9.2 Planning obligations 
DM9.3 Implementation 



 

 
Designations 
 

The site has the following designations under the London Plan 2011, Islington 
Core Strategy 2011, Development Management Policies 2013, Finsbury Local 
Plan 2013 and Site Allocations 2013:  
 
- Adjoins Hungerford Road Grade II listed site  

 
Supplementary Planning Guidance (SPG) / Document (SPD) 
 

The following SPGs and/or SPDs are relevant: 
 

Islington Local Plan London Plan 
- Environmental Design  
- Accessible Housing in Islington 
- Inclusive Landscape Design 
- Planning Obligations and S106 
- Urban Design Guide 

- Accessible London: Achieving and 
Inclusive Environment 

- Housing 
- Sustainable Design & Construction 
- Providing for Children and Young  

Peoples Play and Informal  Recreation 
- Planning for Equality and Diversity in 

London  
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



APPENDIX 3: DRP Comments 

 
 
 



 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



APPENDIX 4: Independent Viability Appraisal (REDACTED)  
 

 



 
 
 



 



 


