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1. RECOMMENDATION

A. The Committee is asked to resolve to GRANT planning permission:

- subject to the conditions set out in Appendix 1; and

- conditional upon the prior completion of a Directors’ Agreement securing the 
  heads of terms as set out in Appendix 1.

B. The Committee is asked to resolve to APPROVE the stopping up, subject to the 
applicant first entering into an indemnity agreement to pay all the council’s costs in 
respect of the stopping up, on the following basis:

 The council makes a Stopping Up Order under Section 247 of the Town and 
Country Planning Act 1990 (“the Act”) in accordance with the procedure in 
Section 252 of the Act in respect of the area of highway shown on Plan No. 
ET/SUO/01.

 If no objections are received (or any received are withdrawn), or the Mayor of 
London decides a local inquiry is unnecessary, then the Stopping Up Order will 
be confirmed by officers under delegated powers.

 If objections are received from a local authority, statutory undertaker or gas 
transporter (and are not withdrawn), or other objections are received (and not 
withdrawn) and the Mayor of London decides that an inquiry is necessary, the 
Council shall cause a local inquiry to be held.

2. SITE PLAN (SITE OUTLINED)



3. PHOTOS OF SITE/STREET

Photograph 1: Aerial View of Site looking North

Photograph 2: View of Site 1 looking North

Photograph 3: View of Sunken Ball court (Site 1) 

Photograph 4: View from St Johns Way and Site 1 beyond
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Photograph 4: View through St John’s Way towards Site 1

Photograph 5: View of community centre (Site 2) 

Photograph 6: View down Holland Walk with Site 2 on the right



Photograph 7: View of Zoffany Park

Photograph 8: Looking down Holland Walk with Zoffany Park on the right

Photograph 9: Looking South-East into estate from Duncombe / Holland Walk



4. SUMMARY

4.1. The application proposes the removal of the sunken play pitch (site1), community centre 
and adj caretaker's lodge (site 2) and the construction of a new community centre 
[282.42 sqm GIA] (site 2) and 46 new dwellings (private and affordable) in four blocks 
(sites 1 and 2) ranging in height from 2-6 storeys with associated amenity space, bicycle 
parking spaces and improvements to the public realm (including to Zoffany Park, site 3). 
In addition, the proposal involves the stopping up of an area of existing highway to the 
north and west of Duncombe Road and land immediately west of 158-178 St Johns Way 
under Section 247 of the Planning Act 1990 to enable redevelopment of Site 1.

4.2. The development proposes a mix of high quality residential accommodation, including 
family-sized homes, in the form of development on underused spaces. The application 
proposes a total of 46No new homes of which 24No would be affordable housing (social 
rent and shared ownership). The development delivers a significant increase in 
affordable homes in accordance with London Plan (Policy 3.3) and Islington Planning 
Policies (CS12), which seek to ensure a supply of affordable housing for residents.

4.3. Overall, the proposal delivers well-designed buildings that reflect their individual context 
and are sympathetic to their surroundings. The architecture of the proposal is considered 
to make a positive contribution to a coherent streetscape and the buildings and 
structures are of a proportion, scale and orientation that enhance and appropriately 
define the public realm. Moreover, the proposal is considered to incorporate high quality 
materials and design appropriate to its context. 

4.4. Though the application includes building on the existing sunken ball court, the proposal 
also includes improvements to the landscaping around Site 1 including a new 
landscaped area on Duncombe Road, a new public square and landscaping around the 
community centre (Site 2) as well as an extension to Zoffany Park (site 3) including 
provision of a replacement ball court. The application also proposes significant 
improvements to the pedestrian routes that connect the sites, including new lighting, the 
removal of clutter, improved sightlines and new paving. The tree replacement strategy is 
well considered and would replace canopy cover within a 10-year period.

4.5. The proposal is not considered to have an unacceptable impact on neighbouring 
residential amenity in terms of loss of daylight, sunlight, outlook, privacy, noise and 
disturbance or an increased sense of enclosure. The application is considered to be a 
sustainable form of development in terms of energy efficiency, renewable energy and the 
provision of sustainable forms of transport.  For the reasons given above and explained 
in more detail in the subsequent sections of this report, the proposal is considered to be 
acceptable and in accordance with relevant planning policy and is thus recommended for 
approval subject to conditions and the completion of a Directors’ Agreement to secure 
the necessary mitigation measures.

5. SITE AND SURROUNDINGS

5.1. The application site is comprised of part of the Elthorne Estate, a Council housing estate 
within Hillrise Ward, located east of Archway. The estate was originally built in the 1970s 
and is characterised by three and four storey red-brick housing blocks with 1-, 2-, and 3-
bed flats and 4-bed maisonettes. The estate also has a community centre, a ball court, a 
park and playground and is characterised by a number of mature trees and a myriad of 
pedestrian routes running through it. 

5.2. The Elthorne Estate is bordered by St John’s Way to the north-west, while to the south-
west the estate is bordered by Ashbrook Road. The estate extends towards Fairbridge 
Road to the south-east and Hazelville Road to the north-east, though there is also an 



area of non-estate land in the middle comprised of Victorian housing on Duncombe Road 
and Mulkern Road and the Highgate Hill London Academy. 

5.3. The application site or red line boundary is made up of three sites within the estate, as 
well as connecting pedestrian routes. The total development site area, including the 
connecting routes, measures 0.88ha. The first site (Site 1) is made up of the sunken ball 
court in the north-west corner of the estate and includes a strip of amenity space on 
either side, part of Holland Walk and part of the estate parking on Duncombe Road. The 
site is bordered by St John’s Way (Open Space) to the north-west, four-storey red-brick 
estate buildings on both sides and Duncombe Road to the south-east. The pitch itself, 
which is currently disused, is at a lower level than the surrounding estate land and is 
surrounded by a high brick wall.

5.4. The application site then includes the pedestrian link which runs south-east into the 
estate alongside the Secondary School until it meets Site 2, which is comprised of the 
single-storey community centre (St John’s Community Centre) as well as an area of 
parking and the two-storey caretaker’s lodge. The site lies to the south of Highgate Hill 
Academy (Secondary School), which ranges in height from 2 to 6 storeys. Buxton Road, 
which runs on a south-west / north-east axis, terminates at the north-east corner of the 
site while the south-eastern boundary of the site is Holland Walk, a pedestrian walkway. 
To the south of this site are the existing three and four storey residential buildings of the 
estate. The application site then stretches along Holland Walk to the east and includes 
Zoffany Park (Site 3). This final site is located between existing housing blocks and is 
bordered by Mowatt Close to the south. The site also includes a grassed area and 
children’s playground and a number of mature and semi-mature trees. 

5.5. The surrounding area is mainly residential in character. The Elthorne Estate includes 817 
dwellings (though the actual application site does not include any residential properties 
apart from the caretaker’s lodge) and is one of four adjoining housing estates which 
include Grovedale Estate, Fairbridge Estate and Bowerman Court. The application site is 
not within a Conservation Area; however, the Whitehall Park Conservation Area lies to 
the north on the other side of St John’s Way. Most of the site has a Public Transport 
Accessibility Level (PTAL) rating of 6a and thus has excellent public transport 
connections. The site is in close proximity to Archway which has Overground and London 
Underground services as well as bus connections.  

6. PROPOSAL (IN DETAIL) 

6.1. The application proposes the construction of 46 new dwelling, across Site 1 and Site 2. 
Two connected blocks comprising 28 new homes would be provided on the sunken ball 
court (Site 1) at the northern end of the application site. A further 18 new homes would 
be provided on Site 2, currently occupied by the community centre and the caretaker’s 
lodge. A new community centre of 282sqm will also be provided on the site of the 
existing community centre. Site 3 of Zoffany Park would be remodelled and extended to 
provide a replacement ball court and new play equipment. 

6.2. The application has been revised during the lifeline of the planning application. The 
original application involved the creation of 42No. new dwellings. However, through a 
reconfiguration of the building’s layout at Site 1, this has now been increased by four 
additional units. In addition, the proposal involves the stopping up of an area of existing 
highway to the north and west of Duncombe Road and land immediately west of 158-178 
St Johns Way under Section 247 of the Planning Act 1990 to enable redevelopment of 
Site 1. Finally, the connecting pedestrian routes would be improved and landscaped to 
provide amenity and biodiversity benefits.

6.3. The residential accommodation at Site 1 would comprise of the following: 6x1-bed units, 
19x2-bed units, 2x3-bed units and a 4-bed dwelling. Over a third (9) of new dwellings on 



this site would be affordable housing, while the rest would be for private sale. Site 2 is 
mainly affordable housing and comprises of 3x1-bed dwellings, 12x2-bed dwellings, and 
3x3-bed dwellings. The total dwellings by tenure mix across the application site is shown 
below:

6.4. The proposal for Site 1 is a part 4-, part 5-storey L-shaped residential building. The 
building includes 6No. new dwellings on the ground floor with associated amenity space 
and lift / stair access to the lower ground floor and floors above. The lower ground floor 
provides cycle and refuse storage space as well as 3No. new dwellings. The existing car 
parking area between the new building and Duncombe Road would be converted to new 
landscaped amenity space. The three upper floors would each provide 6No. new 
dwellings with two 4th floor additions providing additional floorspace for three of the top 
floor dwellings. At roof level it is proposed to provide private amenity space, green roofs 
and solar PVs. 

Proposed Site 1 (ground floor)

6.5. Site 2 proposes the new community centre as well as a wheelchair accessible dwelling at 
ground floor level with landscaped garden space around it with a further 12No. dwellings 
proposed on the upper floors. The community centre will be provided with a large multi-
purpose room, a smaller committee room, a kitchen, toilet and storage rooms. Along the 

Bed Types Social Rent Shared 
Ownership

Open Market 
Sale

Total

1 Bed 2 2 5 9

2 Bed 11 6 14 31

3 Bed 3 0 2 5

4 Bed 0 0 1 1

16 8 22 46



northern perimeter of this site a further 2No two-storey dwellings are proposed with 
associated amenity space, bicycle storage and refuse storage. On the site of the 
caretaker’s lodge, the application proposes a three-storey building to provide 3No further 
dwellings. 

Proposed Site 2 (ground floor)

6.6. The proposal for Zoffany Park (Site 3) involves reproviding a ball court and extending the 
space by narrowing Holland Walk and providing additional play equipment and 
landscaping. The proposal involves new tree planting along Mowatt Close 

 

Proposed Site 3

6.7 The public realm strategy includes the provision of a new public space at the junction of 
the two sections of Holland Walk alongside the community centre site as well as 
improvements around the entrance to the community centre and a new link to Buxton 



Road. A new ‘pocket park’ is also proposed on Duncombe Road and the linked 
pedestrian routes would be upgraded with additional greening and lighting. The public 
realm strategy is discussed in more detail in subsequent sections of the report. 

 

Proposed Public Realm

7. RELEVANT HISTORY:

PLANNING APPLICATIONS:

7.1. The following is the most recent and relevant planning history:

P2013/0584/FUL: An application for the refurbishment of the existing steps and 
surfacing; creation of new ramp with handrail at Ashbrook Road; the rationalisation of 
area outside shop, reducing steps, planters, dark corners, creating more open, 
welcoming and accessible space around Holland Walk; and the creation of new 
community garden, with planters, shed, paths and water connection; change of use 
from unused green space to community garden, as well as the refurbishment of the 
existing play area and creation of new play opportunities in the grass area, allowing 
for increased natural play was approved on the 14th May 2013.

PRE-APPLICATION ADVICE:

7.2. The proposal has been subject to ongoing pre-application discussions throughout the last 
3 years. The points raised at pre-application stage have informed the design of the 



scheme being considered here. The following are the most important improvements that 
have arisen as a result of pre-application discussions:

 The new community centre building has been reduced in height to four storeys 
and has been amended following comments made by the Design Review Panel 
and Design & Conservation officers (discussed in more detail below). 

 The new ball court is now proposed on Zoffany Park rather than Scholefield Park 
and has been reduced in size. 

 The proposal now includes more substantial landscape and public realm 
improvements, involving a reduction in hardstanding and an overall enhancement 
in biodiversity and green space on the estate. 

 The design and heights of the proposed buildings are now more consistent with 
(and sensitive to) their surroundings.

 The quality of accommodation proposed in terms of size of units, natural lighting 
and access to amenity space has been improved.

ENFORCEMENT

7.3. None relevant

8. CONSULTATION

Public Consultation

First Round

8.1. Letters were sent to occupants of 859 adjoining and nearby properties on the Elthorne 
Estate as well as on Mulkern Road, Duncombe Road, Scholefield Road, Ashbrook 
Terrace, Colebeck Mews, Westacott Close, Beachcroft Way, St John’s Way, Buxton 
Road, Mowatt Close, Holland Walk, Calverley Grove, Sanders Way, Nicholay Road, 
Sanders Way, Zoffany Street, Fairbridge Road, and the Secondary School on the 17th 
July 2018. A number of site notices and a press advert were also displayed on 17th 
August 2017. 

8.2. A total of 12 letters of objection were received to the consultation. The issues raised can 
be summarised as follows (with the paragraph that provides responses to each issue 
indicated within brackets).

Objections:

8.3. The following is a list of the objections received in response to the proposal: 

 The demolition of the caretaker’s lodge should be resisted as this would render a 
family homeless; [Officer comment: the applicants have confirmed that the 
caretaker’s lodge is currently occupied as temporary accommodation and the 
occupants are on a list waiting to be rehoused – a clause is added to the legal 
agreement requiring the current occupants to be rehoused prior to demolition];

 The proposal would block out light to the school and surrounding residential 
properties [10.124 – 10.148];

 The development would result in overpopulation and an unacceptable increase in 
density [10.72 – 10.76]

 The impact of the construction works in terms of dust, noise and vibration would 
affect the quality of life of surrounding residents [10.161];

 Concerns over an increase in crime and anti-social behaviour as a result of the 
development [10.155 - 10.158];



 The proposal would result in an unacceptable loss of open space [10.12 – 10.20]
 The impacts of locating the ball court in Zoffany Park in close proximity to 

residential occupiers should be considered [10.159 – 10.160]; 
 The proposed dwellings should all be free and genuinely affordable rather than for 

private sale [10.82 – 10.98];
 Concern over the loss of parking and resulting traffic disruption [10.176 – 10.189];
 The design of the Site 1, in particular its height, is inappropriate given its location in 

proximity to the Whitehall Park Conservation Area. The height and bulk of the 
proposal is inappropriate and insensitive [10.26 & 10.36];

 Objection to the loss of the sunken ball court and it would be a loss of playable 
space to local children [10.104 – 10.109];

 The application would result in an unacceptable loss of car parking [10.178 – 
10.189]

Other comments:

 The proposal for development is supported as it would regenerate the area and 
provide much needed affordable housing.

 Concern about Islington’s proposal to use Duncombe garages to store bins and 
thereby turn part of the estate into an industrial site; [Officers note: this does not 
form part of the planning application].

 Would like the proposed development to be built with nature conservation, the 
environment and biodiversity in mind.

 Swift boxes should be considered on all new buildings [condition 20]. 

Second Round

8.4. The application has since then been revised with 4No. additional units proposed at Site 1 
through a reconfiguration of the building’s layout. The revisions also include a small 
increase in the footprint of the roof-top additions, more extensive basement excavation, 
an additional lightwell serving the lower ground floor level and additional fenestration at 
lower ground floor level to the Duncombe Road elevation in order to facilitate the 
increase in proposed units. A further consultation exercise was carried out and all the 
neighbouring occupiers were sent a further consultation letter. 

8.5. In response to the reconsultations, three further letters of objection were received with 
the following comments:

 The proposal should not involve any building on Zoffany Park [Officer comment: 
indeed, the application does not propose building on Zoffany Park, in fact the park 
would be extended];

 New residents should be prevented from obtaining parking permits and parking in 
the area [Officer comment: the Director’s Agreement (S106) would include a 
clause preventing future residents from obtaining parking permits];

 A resident questioned why the proposals had now changed so significantly since 
the original proposal [Officer comment: the proposal remains largely unchanged 
apart from some internal reconfiguration of Site 1].

Applicant’s consultation 

8.6. Whilst there is no statutory requirement (although it is encouraged) for the applicant to 
carry out their own consultation, Islington Housing Strategy and Regeneration have 
carried out consultation with residents of the estate and have carried out a number of 



drop-in sessions. Some of the residents’ input at these meetings has informed the final 
design of the proposal. 

External Consultees

8.7. A full re-consultation was carried out on the planning application with external consultees 
following the amendments received on the application. The summary of comments below 
is a response to the revised application. Where there is no change to the original 
comments, then the original comments are shown here:

Crime Prevention Design Officer – raised no objection to the proposal from a crime 
prevention point of view. The Crime Prevention Design Officer confirmed that there had 
been ongoing dialogue with the applicants and discussions had been positive. It was 
confirmed that the residential units should easily achieve Secured by Design status as all 
recommendations had been incorporated into the submitted D&A Statement. 

UK Power Networks – raised no objection.

London Fire & Emergency Planning – the London Fire Brigade confirmed that the 
proposal accords with fire safety standards and regulations. Moreover, the proposal 
should accord with Approved Document B Part B5 and sprinkler systems should be 
installed.

Thames Water – No objection, subject to informatives and conditions on sewerage 
infrastructure, surface water drainage, impact piling and water infrastructure.

Internal Consultees

8.8. A full re-consultation was carried out on the planning application with internal consultees 
following the amendments received on the application. The summary of comments below 
is a response to the revised application. Where there is no change to the original 
comments, then the original comments are shown here:

Access Officer - The Access Officer raised the following concerns with the proposal:

 Shared surfaces are proposed which should be resisted as it is not in accordance 
with the Council’s Streetbook SPD. [Officer comment: the streetbook requires 
unambiguous routes for pedestrians. The landscape strategy has provided details 
of this though more information will be required by condition (12(j))]

 There are significant level changes across the site that are stepped – a site plan 
showing levels and the gradients of alternative routes should be provided. [Officer 
notes: this has been provided and shows the proposals are accessible];

 The community centre elevations, it is proposed, will be fully glazed. The approach 
is likely to cause problems for visually impaired people navigating their way to or 
around the centre; in any event the surfaces should be highlighted with some form 
of surface manifestation that is visible in all light conditions [condition 18]; The 
applicants have confirmed that the glazing in the community centre will be designed 
in a way that complies with sections 1 and 2 of part N of the Building Regulations. 
Further information will be provided at the detailed design stage.

 Mention of gates across the site; gates should be avoided wherever possible, in the 
interests of greater permeability and social interaction. Where gates are absolutely 
essential their opening weights should be no greater than 30N and the ironmongery 
operable with a single closed fist. Likewise, the common entrances and fire doors 
within residential accommodation; where this is not possible, fire-doors should be 



held open on electromagnetic catches [Officer comments: in general, the number of 
gates has been reduced on the site]

Looking at the plans of Site 1:

 At lower ground level the tricycle and mobility scooter store seems problematic 
[Officer comment: this has now been addressed by altering the layout so access is 
not impeded];

 In duplex A2 the entry level bathroom is not visitable because there is not the 
requisite 1100mm clear space ahead of the WC pan [Officer comment: this has 
now been addressed by increasing clear space through an altered layout];

 Also in B2 the wheelchair storage and charging facility is in the living room which is 
not ideal, it would be better located in the hall. [Officer comment: this has been 
amended accordingly];

 Where is the accessible parking for the WAUs? [Officer comment: this has now 
been provided];

Looking at plans of Site 2

 On the approach to the community centre from the north there is a flight of steps 
and from the south the approach is level. Clarification is requested re the gradient 
of the path between the north and south of the community centre site (Holland 
Walk) [Officer comment: this has now been provided, gradients are acceptable];

 The layout of the accessible WC is unhelpful; the width is reduced by an 
unnecessary structure beside the WC and an outsize whb, effectively obstructing 
the necessary 1500x1500mm manoeuvring space. [Officer comment: the layout 
has now been amended to address this issue];

 There is a ramp to the back door; this should be provided with handrails on both 
sides and the landing at the head should be 1500mm deep, clear of the door swing. 
[Officer comment: the landing at the community centre has been raised and the 
ramp is now over 1:20, therefore handrails are not required. The landing has been 
increased in order to provide 1500mm clear of the door swing];

 The ground floor WAU appears to meet minimum standards. 
 There are ramps to all the entrances to this block but the gradients are not shown - 

clarification is requested. [Officer notes: information has now been provided on 
this];

 The provision of accessible cycle storage and charging facilities for mobility 
scooters is welcome.

 In flat C2 the M4(3) standards have been met, although it is far from ideal having 
the wheelchair storage and charging facility within the living room - it would be 
better located within the hall. [Officer notes: Building Control and the Fire Brigade 
have advised against having the wheelchair charging facilities within the lobby 
area, due to the fire risk they represent];

 Above ground, the apartments meet M4(2) standards but in the north block the 
hoist routes cut across the entrance and so cannot be described as discreet. The 
situation is better in the apartments over the community centre. [Officer notes: this 
has not been amended]

[The applicants have generally addressed the points raised as detailed above and 
this is considered in more detail in the main body of this report]. 

Planning Policy – No objection to the proposal.

Design and Conservation Officer – have been involved in the proposal from the outset 
and support the design being proposed. From a design and conservation perspective, 



the height, scale and massing of the proposal is now supported and the architecture is 
considered to achieve the right tone of high quality architecture that respects the integrity 
of its surroundings. 

Energy Officer -  The Energy Officer raised no objection following the submission of 
additional information.

Sustainability Officer – raised the following points:

 the aim for the development to achieve Level 4 is welcomed and will ensure the 
development complies with several of Islington’s sustainability policies.

 The drainage scheme achieving significant reductions in surface water runoff and 
the provision of attenuation storage is welcomed. (see condition 10)

 The use of a rain garden on Site 2 is welcomed. The incorporation of rain gardens 
or bio-retention areas/planters should also be investigated on other parts of the 
site as part of the landscape plan. The use of areas of soft landscaping is also 
recommended in the private courtyard areas on Site 2. (see condition 12)

 There may be opportunities for tree pits to serve as bio-retention areas and 
provide further ‘at source’ attenuation of surface water runoff.  (see condition 
12(i))

 The residential part of the development should incorporate rainwater and/or 
greywater recycling. It is stated in the Sustainable Design and Construction 
Statement that rainwater harvesting has been deemed to be unsuitable for this 
development, however the drainage report states that such systems are being 
used where practical. Details of proposed of rainwater and greywater recycling 
systems should be provided. (see condition 10)

 The installation of bio-solar roofs combined solar panels and green roofs is 
welcomed. Green roofs should cover all available roof space so should also be 
installed on the two roof areas adjacent to/above the terraced areas on Site 1, 
unless this is demonstrable not possible. Green roofs should also be installed on 
the roofs of the two house and the small block on Site 2. (see condition 9)

 The recommendations within the ecological appraisals for each site should be 
followed. Ecological enhancements should also include the installation of swift 
bricks at a height of five metres of the ground. (see condition 20)

[The points raised have now either been addressed or could be dealt with by condition 
(conditions 9-12 and 20)].

Transport Planning Officer – no issues were raised. 

Highways – standard clauses and conditions apply. 

Tree Preservation / Landscape Officer – raised no objection subject to conditions (see 
conditions 12-14)

Biodiversity and Nature Conservation – no objections subject to bird boxes being 
installed and landscaping to maximise biodiversity (conditions 20).

Refuse and Recycling – no objections or issues raised subject to adherence to Islington 
guidance.

Public Protection – It is noted that this is a major development and, with all Islington 
being an AQMA, we would look for an air quality assessment for new receptor’s 
exposure and an Air Quality Neutral assessment with inclusion of the impact of changes 
to the communal boiler house/CHP on Duncombe Road (condition 17).



 
The development proposes a new community centre space with residential directly 
above.  This will need to be designed appropriately for the likely sound generated by 
potential uses, particularly any private hire functions.  This should be conditioned 
(condition 18).

The hours of operation should be conditioned.  It may also be appropriate for an 
operational management plan for the centre, presumably to form part of the S106 
agreement?
 
The proposed hours of use for the MUGA/sports pitch should been conditioned.  A 
lighting report is also recommended, with the final details of the floodlighting scheme, 
assessing the lighting impact for new and existing resi, to be conditioned (condition 27)
 
The submission includes a ground investigation report which highlights some areas of 
elevated lead and Poly Aromatic Hydrocarbons (PAHs) across the site.  This is proposed 
to be remediated by removing soils appropriately and installing clean capping soils for 
gardens and landscaping areas but a full remediation strategy is required.  I would advise 
a condition with details of the landscaping and a verification report to be submitted 
(condition 28).
 
With the size of the development and inevitable disruption for existing estate residents 
and others nearby, the construction and demolition will need to be considered and 
planned to minimise impacts.  This should be conditioned (condition 4).
 
Any submission should follow the guidance of Islington’s Code of Practice for 
Construction Sites.  The applicant has filled out a draft CMP using the proforma with a 
final version to be submitted when a contractor is appointed.

Other Consultees

Design Review Panel – At pre-application stage the proposal was considered by the 
Design Review Panel on two separate occasions, the last time being on the 19th January 
2018. The Design Review Panel provides expert impartial design advice following the 10 
key principles of design review established by the Design Council/CABE. The proposal’s 
description was largely as is it now and the two proposals presented to the respective 
DRP panels is shown below. 



8.9 The Panel welcomed the opportunity to comment on the scheme for a second time and 
again commended the Design Team’s aspiration to deliver improved community facilities 
and additional housing and to improve the legibility of what is clearly a challenging 
estate. The response to the Panel’s previous comments and the way that this was 
articulated in the presentation was generally very well received. The panel’s observations 
are attached at Appendix 3 but the main points raised in the most recent review are 
summarised below:

 The Panel welcomed the additional information regarding the proposed landscaping 
strategy but felt that additional consideration should be given to how the possible 
mismanagement or mistreatment of new features that were introduced to the main 
routes might be avoided [Officer comment: the details of landscaping will be 
considered fully in the landscaping section of this report and through condition 16 in 
the event of permission being granted]. 

 Some panel members considered the way Holland Walk narrows and deflects to the 
east at its northern end to be unsatisfactory, suggesting that it might carry on in a 
straight line until the junction with St John’s Way. [Officer comment: the suggested 
realignment would be difficult to achieve as there are several mature trees that 
would be lost as a consequence; moreover, this part of St John’s Way does not form 
part of the application site];

 The Panel generally welcomed the progress in relation to Site 1 and commended the 
Design Team for carrying out thorough studies and for their efforts to address 
concerns previously raised (see paragraph 10.54).

 The Panel felt that the community centre (Site 2) appeared too much like a 
commercial building with a single use. The desire to create a strong civic building 
was appreciated, but panel members suggested that it should also respond to what 
is a predominantly residential area and also express the fact that the majority of the 
building itself would be in residential use (see paragraph 10.55).

 The creation of a new public space or square in front of the community centre was 
welcomed, but it was suggested by some panel members that it needed to be better 
defined. To this end, a suggestion was made that the western-most unit along 
Buxton Road could be flipped with its garden, to give the square a more defined 
edge (see paragraph 10.55).  

 Panel members remained supportive of the assertive approach to the design of new 
buildings proposed within the estate, but expressed some reservations about the 
choice of materials and detailing in respect of both future-proofing and the 
deliverability of the scheme. Panel members were wary of the reliance of concrete 
being very well detailed in order to achieve a suitable finish and the expense of 
handmade bricks, and were therefore concerned whether the design aspirations 
would be achieved as envisaged. [Officer comment: in the event of permission being 
granted, a condition (3) would require details of materials to be submitted and 
approved in writing to ensure quality of finish];

 The Panel generally questioned the predominance of large windows and glass 
balustrades to the residential block above the community centre, considering that 
excessive glazing would look out of place and could end up undermining the quality 
of the architecture once the residential units are occupied due to the inevitable 
clutter and privacy screening that would be visible. [Officer comment: the 
balustrades have been amended and are now predominantly metal rather than 
glass].

8.10 The proposal was altered and amended following the Design Review Panel in response 
to the panel’s suggestions. The points raised have been addressed and this is 
summarised in the design section of this report. 



9. RELEVANT POLICIES

9.1. Islington Council (Planning Committee), in determining the planning application has the 
following main statutory duties to perform:

 To have regard to the provisions of the development plan, so far as material to the 
application and to any other material considerations (Section 70 Town & Country 
Planning Act 1990);

 To determine the application in accordance with the development plan unless other 
material considerations indicate otherwise (Section 38(6) of the Planning and 
Compulsory Purchase Act 2004) (Note: that the relevant Development Plan is the 
London Plan and Islington’s Local Plan, including adopted Supplementary Planning 
Guidance.)

9.2. National Planning Policy Framework (NPPF): Paragraph 11 states that at the heart of the 
NPPF is a “presumption in favour of sustainable development” which should be seen as 
a golden thread running through both plan-making and decision-taking. For decision-
taking this means: “approving development proposals that accord with the development 
plan without delay...”

9.3. At paragraph 8 the NPPF states that sustainable development has an economic, social 
and environmental role; “these objectives should be delivered through the preparation 
and implementation of plans and the application of the policies in this Framework; they 
are not criteria against which every decision can or should be judged. Planning policies 
and decisions should play an active role in guiding development towards sustainable 
solutions, but in doing so should take local circumstances into account, to reflect the 
character, needs and opportunities of each area.”

9.4. The Human Rights Act 1998 incorporates the key articles of the European Convention on 
Human Rights into domestic law. These include:

 Article 1 of the First Protocol: Protection of property. Every natural or legal person 
is entitled to the peaceful enjoyment of his possessions. No one shall be deprived 
of his possessions except in the public interest and subject to the conditions 
provided for by law and by the general principles of international law;

 Article 14: Prohibition of discrimination. The enjoyment of the rights and freedoms 
set forth in this Convention shall be secured without discrimination on any ground 
such as sex, race, colour, language, religion, political or other opinion, national or 
social origin, association with a national minority, property, birth, or other status. 

9.5. Members of the Planning Committee must be aware of the rights contained in the 
Convention (particularly those set out above) when making any Planning decisions. 
However, most Convention rights are not absolute and set out circumstances when an 
interference with a person's rights is permitted. Any interference with any of the rights 
contained in the Convention must be sanctioned by law and be aimed at pursuing a 
legitimate aim and must go no further than is necessary and be proportionate.

9.6. The Equality Act 2010 provides protection from discrimination in respect of certain 
protected characteristics, namely: age, disability, gender reassignment, pregnancy and 
maternity, race, religion or beliefs and sex and sexual orientation. It places the Council 
under a legal duty to have due regard to the advancement of equality in the exercise of 
its powers including planning powers. The Committee must be mindful of this duty inter 
alia when determining all planning applications. In particular, the Committee must pay 
due regard to the need to: (1) eliminate discrimination, harassment, victimisation and any 
other conduct that is prohibited by or under the Act; (2) advance equality of opportunity 
between persons who share a relevant protected characteristic and persons who do not 



share it; and (3) foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it.

9.7. 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

9.8. The National Planning Policy Framework 2018 seeks to secure positive growth in a way 
that effectively balances economic, environmental and social progress for this and future 
generations. It is worth noting that the NPPF was revised and adopted on 24 July 2018. 
The NPPF is a material consideration and has been taken into account as part of the 
assessment of these proposals.

9.9. Since March 2014 Planning Practice Guidance for England has been published online.
Under the Ministerial Statement of 18/12/2014, the Government seeks to increase the 
weight given to SuDS being delivered in favour of traditional drainage solutions. Further 
guidance from the DCLG has confirmed that local planning authorities will be required 
(as a statutory requirement) to consult the Lead Local Flood Authority (LLFA) on 
applicable planning applications (major schemes).

Development Plan  

9.10. The Development Plan is comprised of the London Plan 2016, Islington Core Strategy 
2011 (ICS) and Development Management Policies 2013 (DM). The policies of the 
Development Plan that are considered relevant to this application are listed at Appendix 
2 to this report.

Designations

9.11. The site has the following designations under the London Plan 2016, Islington Core 
Strategy 2011 and Development Management Policies 2013.

 Archway Special Policy Area
 Local Cycle Routes
 Zoffany Park Open Space
 St John’s Way Verge Open Space 
 Within 50m of Whitehall Park Conservation Area

Supplementary Planning Guidance (SPG) / Document (SPD)

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

10. ASSESSMENT

10.1. The main issues arising from this proposal relate to: 

- Land Use
- Design & Appearance
- Open Space / Landscaping
- Density
- Dwelling Mix
- Affordable Housing / Viability
- Quality of Accommodation



- Inclusive design
- Neighbouring Amenity
- Energy & Sustainability
- Transport

Land Use: Policy context

10.2. The application site is an existing Council Estate in Hillrise Ward, in walking distance to 
Archway. Given the proposal for new housing on the estate, the following planning 
policies are of particular relevance in assessing the planning application: London Plan 
Policy 2.9 (Inner London), Policy 3.3 (Increasing Housing Supply) and Policy 3.9 (Mixed 
and Balanced Communities); Policy CS1 (Archway), CS8 (Enhancing Islington’s 
Character), and Policy CS12 (Meeting the housing challenge).

10.3. London Plan Policy 3.3 states that boroughs should seek to achieve and exceed the 
relevant minimum borough annual average housing target and to identify and seek to 
enable development capacity to be brought forward to meet these targets having regard 
to the other policies of the London Plan and in particular the potential to realise 
brownfield housing capacity through sensitive renewal of existing residential areas.

10.4. In accordance with Policy 2.9, London boroughs and other stakeholders should work to 
realise the potential of inner London in ways that sustain and enhance its recent 
economic and demographic growth while also improving its distinct environment, 
neighbourhoods and public realm, supporting and sustaining existing and new 
communities, addressing its unique concentrations of deprivation and improving quality 
of life and health for those living, working, studying or visiting there. Boroughs should 
develop more detailed policies and proposals taking into account the above principles. 

10.5. Policy 3.9 (Mixed and Balanced Communities) states that communities mixed and 
balanced by tenure and household income should be promoted across London through 
incremental small scale as well as larger scale developments which foster social 
diversity, redress social exclusion and strengthen communities’ sense of responsibility 
for, and identity with, their neighbourhoods. They must be supported by effective and 
attractive design, adequate infrastructure and an enhanced environment.

10.6. Draft London Plan Policy H10 and London Plan policy 3.14 states that the loss of 
housing, including affordable housing, should be resisted unless the housing is replaced 
at existing or higher densities with at least equivalent floorspace.  In this case 1 care 
taker unit would be lost, however this is more than offset by the construction of 46 
dwellings (an uplift of 45 dwellings).

10.7. Policy CS12 of the Core Strategy seeks to meet the housing challenge by identifying 
sites which can significantly increase the supply of good quality residential 
accommodation across the borough. The Policy seeks to ensure that Islington has a 
continuous supply of land for housing, but crucially also that the housing supply is 
affordable for existing and future residents. Islington’s Housing Needs Study, which 
informs the policy, demonstrates that affordability is, and will continue to be, a major 
issue in the borough. In addition to the existing backlog of unmet need, which has led to 
overcrowding, there will be future need made up of newly formed households unable to 
buy or rent in the borough. 

10.8. At the same time, ICS Policy CS8 seeks to maintain the successful urban fabric of 
streets while improving on poorer quality of public realm and enhancing open space and 
the pedestrian environment around them. Policy CS15 protects all existing local open 
spaces and seeks to improve access to open space while maximising opportunities for 



further provision across the borough. In addition, the policy looks to make better use of 
housing amenity spaces so that they can provide an open space function.

10.9. DM Policy DM6.3 supports CS15 and states that development is not permitted on any 
public open space or on semi-private amenity spaces, including open space within 
housing estates, unless the loss of amenity space is compensated for and the 
development has over-riding planning benefits. Finally, ICS Policy CS1 (Archway) 
encourages the redevelopment of underused land in Archway to meet the borough 
housing target, contributing between 800 and 1400 residential units over the lifetime of 
the plan. 

Proposed Development

10.10. The development proposes a mix of high quality residential accommodation, including 
family-sized homes, in the form of infill housing and development on underused spaces 
in accordance with the aims and objectives of London Plan and Islington Core Strategy 
Policies. The application proposes a total of 46No. new homes, of which 24No. would be 
affordable homes (16No for social rent and 8No shared ownership units). The 
development delivers a significant increase in affordable homes in accordance with 
London Plan (Policy 3.3) and Islington Planning Policies (CS12), which seek to ensure a 
supply of housing, in particular affordable housing, for residents. 

10.11. Whilst the Elthorne Estate contains both private housing (leaseholders) as well as social 
housing (Council tenants), the majority of the existing housing is occupied by Council 
tenants. In accordance with Policy 3.9 of the London Plan, there is a logic to introducing 
some private housing into the estate in order to provide more mixed and balanced 
communities. Notwithstanding the policy support for mixed and balanced communities, it 
is also a policy requirement to achieve the maximum reasonable amount of affordable 
housing on a site. The overall proportion of affordable housing is subject to a financial 
viability assessment which is considered in more detail in subsequent sections of this 
report. 

10.12. The application site includes some designated open space in the form of St John’s Way 
verge and Zoffany Park, though these would not be built upon in accordance with ICS 
Policy CS15 and DM policies DM6.3 and DM6.5. The application does however propose 
new buildings on semi-private estate open space. The application site is not in an area of 
open space deficiency; it is nonetheless crucial that any loss of open space is suitably 
justified as well as adequately compensated with overriding planning benefits to support 
the proposal. The total site area is 8,798.2sqm, of which 411.2sqm is currently built upon. 
The majority of open space within the application site is hardstanding in the form of 
pedestrian routes. The applicant has categorised the sunken ball court (Site 1) which 
measures 697.7sqm as ‘inaccessible space’, though for the purposes of the planning 
assessment this space could be included as amenity/open space. The rest of the site is 
private communal garden space, private gardens, vehicular routes and car parking. 

10.13. In essence, the proposal involves building on the existing sunken ball court as well as 
some of the existing hardstanding while at the same time providing new housing, green 
and open spaces by converting existing hardstanding, private gardens, car parking and 
estate roads.

10.14. The table below shows that the built form resulting from the proposed new housing is 
enabled by building on the sunken ball court and through the loss of some of the private / 
communal garden space. However, the application attempts to compensate the loss of 
open space by extending existing child playspace (mainly in Zoffany Park), converting 
car parking and roadways to shared surfaces and amenity/open space. The loss of open 



space overall (including the sunken ball court) thus measures 392.9 sqm although the 
built form has increased by 1,069.7sqm.

10.15. The resulting change in open space, including green spaces and hardstanding, private 
and communal, as well as building footprint is as follows

Description Existing Proposed Change
Private / 
Communal Garden

874.9sqm 466.5sqm - 408.4sqm 

Semi-public 
amenity area (incl. 
planting & ped. 
paving)

5,806.1sqm 5,885.1sqm + 79sqm 

Formal children’s 
play

243.1sqm 734sqm + 490.9sqm

Shared Surface 0 143.4sqm + 143.4sqm
Sunken Ball Court 697.7sqm 0sqm - 697.7sqm
Total Estate Open 
Space

7,621.8sqm 7,229sqm - 392.9sqm 

Vehicular 
roadways & car 
parking

765.2sqm 88.3sqm - 676.8sqm 

Built Footprint 411.2sqm 1,480.9sqm + 1,069.7sqm 
Total Estate Area 8,798.2sqm 8,798.2sqm

10.16. It is a Council priority to deliver affordable housing and to reduce car parking (and the 
reliance on the car), particularly in areas of high public transport accessibility. As such, 
the replacement of a disused ball court and existing car parking with high quality new 
affordable housing and new amenity space is considered to be a benefit in planning 
terms. Whether the quality of landscaping and design of new buildings fully justifies the 
proposed building on existing open space will be considered in subsequent sections of 
this report.  

10.17. Finally, the application proposes to replace an existing community centre with a new 
community centre (albeit reduced in size from 381.8sqm to 287.3sqm). At 287.3sqm in 
size, the new community room would still be fit for purpose. At present a large amount of 
the space in the existing centre is underused circulation space.  The creation of a new 
public square, which will adjoin the new centre, as well as the provision of high quality 
and useable internal space would compensate for the overall loss of space.

10.18. The new facility is considered to cater better than the existing centre for the needs of the 
population on the estate. New social infrastructure must meet the following criteria: (i) be 
located in areas convenient for the communities they serve and accessible by a range of 
sustainable transport modes; (ii) provide buildings that are inclusive, accessible, flexible 
and which provide design and space standards which meet the requirements of intended 
occupants; (iii) be sited to maximise shared use of the facility, particularly for recreational 
and community uses; and (iv) complement existing uses and the character of the area, 
and avoid adverse impacts on the amenity of surrounding uses.

10.19. The use of the new community room would be for all estate residents and would be 
easily accessed by all residents on the estate. Its location at the centre of the estate next 
to a new public square provides a new focal point for the estate. The proposed entrance 
to the new centre is appropriately separated from the entrances to the residential flats 
(which would ensure that there is no conflict between users of the community space and 
residents). 



10.20. The proposal is thus considered to be in accordance with Core Strategy Policy CS14 and 
Development Management Policy DM4.12, which seek to protect and enhance 
community and cultural uses in the borough. Overall, in land use terms, the proposal is 
considered to meet the objectives of adopted planning policy.

Design & Appearance

10.21. The National Planning Policy Framework states that the Government attaches great 
importance to the design of the built environment and that good design is a key aspect of 
sustainable development. All proposals for development in Islington are expected to be 
of good quality design, respecting their urban context in accordance with planning policy 
and guidelines.

10.22. The London Plan (2016) Policy 7.6 expects architecture to make a positive contribution 
to a coherent public realm, streetscape and wider city-space. It should incorporate the 
highest quality materials and design appropriate to its context. Moreover, buildings and 
structures should be of the highest architectural quality, be of a proportion, composition, 
scale and orientation that enhances, activates and appropriately defines the public realm 
and comprise details and materials that complement, not necessarily replicate, the local 
architecture. 

10.23. Islington’s Core Strategy Policy CS8 states that the scale of new development will reflect 
the character of a surrounding area. Policy CS9 states that high quality architecture and 
urban design are key to enhancing and protecting Islington’s built environment, making it 
safer and more inclusive. Moreover, where areas of Islington suffer from poor layout, 
opportunities will be taken to redesign them by integrating new buildings into surviving 
fragments of historic fabric and by reconfiguring spaces based on streets and perimeter 
blocks, particularly in housing estates. All development will need to be based on coherent 
street frontages and housing developments should not isolate themselves from 
surrounding areas. 

10.24. Islington’s Development Management Policy DM2.1 requires all forms of development to 
be of a high quality, incorporating inclusive design principles while making positive 
contributions to the local character and distinctiveness of an area, based upon an 
understanding and evaluation of its defining characteristics. All new developments are 
required to improve the quality, clarity and sense of space around or between buildings, 
reinforce and complement local distinctiveness and create a positive sense of place. 
Finally, Islington’s Urban Design Guide (2017) provides guidelines and principles for 
good urban design, e.g. how buildings look and fit into their setting, the layout and 
organisation of public spaces and the appearance of street frontages. 

The Application Site

10.25. The Elthorne Estate is a post-war housing estate that was built in the 1970s. The estate 
is one of a number of low-rise post-war estates that adjoin each other; Bowerman, 
Fairbridge and Grovedale being the more immediate neighbouring estates. There are 
also two further relatively low-rise post-war housing estates in close proximity on the 
north-west side of St John’s Way: Miranda and Hillside Estate. Together these make up 
a significant part of the surrounding residential character of the area. 

10.26. While a more commercial character is evident further towards Archway and its town 
centre, the rest of the more immediate surroundings are made up of Victorian residential 
properties. Whilst none of those immediately adjacent to the site make up or form part of 
a Conservation Area, on the north side of St John’s Way, sandwiched in between 
Miranda and Hillside Estates, is the Whitehall Park Conservation Area. Whitehall Park 



CA is characterised by grand and well-kept Victorian and early 20th century terraced 
properties of significant architectural merit and its location is shown below. 

10.27. The post-war architectural approach used in the Elthorne Estate is of relatively limited 
merit, with somewhat repetitive red-brick buildings with pitched roofs interwoven by 
pedestrian routes and walkways. A key exception to this urban character and form is the 
former Mount Carmel Secondary School (now Highgate Hill Academy), which is an 
attractive (but not listed) Victorian school building with a number of more modern 
extensions. Though this building does not form part of the estate, it is geographically 
located in the middle of the estate and sits in between Site 1 and 2 and thus should also 
be considered when evaluating the design proposed by the planning application.

10.28. Given the relative absence of heritage assets in the immediate surroundings and the 
rather plain character of the estate itself, the applicants have not been encouraged to 
match the design and architectural language of the estate and surrounding buildings. 
That being said, a successful proposal here will nonetheless need to involve well-
designed new buildings which relate to their individual context and create a harmonious 
aesthetic within their surroundings.

Layout

10.29. The buildings on the estate are arranged around a complex network of relatively narrow 
pedestrian paths; and facing blocks are typically between 11 and 15 metres apart. The 
pedestrian paths are often bordered by high brick walls that limit natural surveillance of 
the public realm. The convoluted vehicular and pedestrian routes also contribute to a lack 
of spatial clarity. In the middle of the estate lies The Highgate Hill Academy, whose 
grounds and buildings occupy a large area. 

10.30. The location and siting of new built form on the estate as proposed by this planning 
application is largely determined by the nature of the estate as described above and the 
relatively large amount of building coverage on the estate as a whole. The derelict ball 
court and the single storey community centre (essentially the only single-storey building 
on the estate) are arguably the most underutilised parts of the estate and two of the few 
areas where additional buildings and/or increased density would be possible. The two 
sites have also been chosen because of the role they play as strategic markers or 
gateways into the estate. Site 1 lies at one of the main gateways into the estate from the 
north, while Site 2 is positioned at the junction of the two main pedestrian routes through 
the estate. 

10.31. The proposed building (Site 1) has been positioned alongside 158-178 St John’s Way, a 
red-brick pitched roof building typical of the estate and would directly abut this building 
thereby closing off the existing pedestrian route. This maximises the potential of the site 
and it is noted that the existing route is poorly overlooked and therefore less safe. The 

Whitehall Park 
Conservation 
Area Site 1: Sunken Bal 

Court



existing main route into the estate from Holland Walk would be enhanced as part of the 
application. The new building is largely in line with the coverage of the existing ball court 
with an area reserved as garden / amenity space thereby creating an L-shaped building, 
which as a result also maintains daylight levels to neighbouring residential properties. 
The building’s elevations look on to and activate a section of Holland Walk, Duncombe 
Road as well as the green space of St John’s Way. 

 

Proposed Site 1 Plan

10.32. In terms of Site 2, the siting and position of the new community centre building is largely 
informed by the existing community centre and buildings around it and the close 
proximity of other residential buildings in the surrounding area. The proposed new 
community centre building would sit alongside 38 Holland Walk which forms part of a 
red-brick pitched roof building typical of the estate. The proposed building steps back 
from Holland Walk and as a result sits slightly behind this neighbouring building and 
thereby follows the angle of the existing pedestrian route and gives more space to the 
buildings opposite. 

 

Proposed Site 2 Plan



10.33. Following the recommendations of the second DRP in January 2018, the community 
centre’s main entrance has been shifted from the southern to the western elevation, and 
the community centre’s secure garden would be relocated to the southern elevation. This 
presents an opportunity to create a new public square at the entrance to the community 
centre, that can be used by the wider community as well as serving as an entrance 
space to the community centre. The new public square will be located at the junction of 
two of the main pedestrian routes of the estate, thereby creating a civic building and new 
public open space at an ideal and strategically important location on the estate.

10.34. The repositioning and narrowing of the community centre building provides an 
opportunity for a new pedestrian route from Buxton Road as well as new buildings along 
the perimeter with the Secondary School. Whilst there is currently a pedestrian route 
which runs from Buxton Road into the estate, it is poorly overlooked and convoluted and 
is not considered to be particularly safe or well-used. The realignment of the community 
centre creates additional space for new dwellings, which would overlook a realigned and 
improved pedestrian route from Buxton Road. A new building is also proposed on the site 
of the existing caretaker’s lodge, which would overlook Buxton Road and Nicholay Road. 

  Site 3: Zoffany Park

10.35. The location and positioning of Site 3 is essentially determined by the layout of the 
existing Zoffany Park, with its north-eastern boundary the residential block of 93-96 
Holland Walk and two further residential blocks beyond an existing pedestrian route 
marking its south-western boundary. However, given the width of the existing Holland 
Walk along the north-western boundary of Zoffany Park, the opportunity to extend the 
park has been taken to create a more generous amenity space. A further landscape 
intervention on the park’s south-eastern boundary involves the planting of five new trees 
to create a softer more attractive edge. 

Heights

Proposed Site 2 – Holland Walk elevation



10.36. The proposal for Site 1 is essentially a 5-storey building. While this is noticeably taller 
than the predominant heights on the estate which range from 3- to 4-storeys in height, 
the site’s location on the northern perimeter of the estate alongside the green space of St 
John’s Way provides an opportunity for additional height. The building’s height is roughly 
in line with the height of the main Highgate Hill Academy building and has generous 
spaces on either side to the north and south. Because of the topography of the area, the 
site lies below the nearby Whitehall Park Conservation Area and because of relative 
distances involved is thus not considered to compete with its character or appearance.

 
Site 2 – South-western elevation

10.37. The proposal for Site 2 has been reduced in height from five storeys to four storeys 
following advice by the Council’s Design & Conservation officers and the Design Review 
Panel. The building is still a storey higher than predominant building heights on the 
estate and immediate surroundings but this is considered appropriate for a civic building 
such as a community centre on an important junction within the estate. The lower-rise 
mews houses to the rear of the community centre building rise up from two storeys to 
three storeys in height on the junction of Buxton Road and Nicholay Road where the 
slightly larger site plan and corner location allow for some additional height.

Architecture (Site 1)

10.38. The proposal for Site 1 reads as one building split into three sections by two glazed stair 
and lift cores. A simple palette of materials involving mainly brick and glass is proposed. 
Representing a shift away from the existing red-brick pitched-roof buildings on the estate, 
a light grey brick has been chosen. The variation in colour is considered to help identify 
the new buildings as marking the entrance to the estate. The brick facades are 
articulated with angled planes around deep window reveals and perforated brick panels 
around balconies. Large glazed openings signal the top of each section of the building 
and the glazed entrance articulates the overall massing of the block, mediating between 
the main brick volumes. The building’s roof-form is defined by two raised sections 
creating a castellated form which is atypical of the area. 

 Site 1: St John’s Way



10.39. The architects have listed a palette of materials which include pre-cast concrete panels, 
handmade brick (Flemish bond), perforated brick panels, composite window with bronze 
aluminium frames. The choice of materials is generally supported. Nonetheless, in the 
event that the application is approved, permission would be subject to a condition (3) 
requiring details of materials to be submitted and approved in writing by the Local 
Planning Authority prior to commencement of works. 

View of Site 1 from Duncombe Road

10.40. The proposed façade facing Duncombe Road features deep south-facing balconies, 
which would be partially clad with perforated brick screens to prevent the interior spaces 
from overheating. At the same time, glass balustrades would allow views from inside the 
dwellings. Bicycle, refuse and recycling storage is provided at ground floor level, along 
with secondary entrances to the building cores. This area of the façade is covered by 
bronze coloured vertical louvres. The recessed glazed cores enclose the stairwells and 
allow glimpses towards St. John’s Way. The space between the new building and 
Duncombe Road becomes a new landscaped area, with seating, improved lighting and 
soft landscaping.  

Architecture (Site 2)

10.41. As previously described, the design for Site 2 comprises of two new developments: a 
new community centre with residential units above and a new terrace south of Highgate 
Hill Academy that will contain two courtyard houses and a three-storey block of flats. The 
proposals also include the creation of a new public square in front of the community 
centre entrance and the redesign of Buxton Road at the rear of the new community 
centre. All of the dwellings in the proposed buildings are at least dual aspect. 

 Site 2 from Holland Walk



10.42. The existing St. John’s Community Centre will be demolished and replaced with a new 
mixed-use four storey building. The proposed new building will house a new community 
centre on the ground floor and 12 residential units above. The flats on the upper storeys 
will be accessed via a communal staircase and lift entered from Buxton Road. The tenure 
will be predominantly social rented, with the exception of the infill flat on the ground floor 
that will be open market sale and two flats on the top floor that will be shared ownership. 
As shown on the image below, an infill fully wheelchair accessible unit has been 
proposed on the eastern side of the community centre; this will act as a transitional 
element between the new building and the adjacent properties on Buxton Road / Holland 
Walk. The ground floor unit has been designed so that its facade aligns with the 
neighbouring block.

New Proposed Frontage Building 

10.43. The design for the community centre proposes a glazed facade at ground floor. On the 
upper floors a double skin system will be applied consistently to all facades; a primary 
skin formed by reconstituted Portland stone panels and a secondary skin of brick panels 
and glazing, recessed from the front facade. On the upper floors the secondary skin is 
more deeply recessed, which allows enough space for a wrap-around balcony. The 
introduction of reconstituted Portland stone in the design gives the building a civic 
appearance, in recognition of the community centre function. Stone cladding is used 
sparingly, however, and is mainly confined to the western elevation, where it announces 
the community centre entrance (as shown below). The other facades are predominantly 
clad in red brick, which refers to the architecture of the surrounding blocks. 

South-western elevation



10.44. The two courtyard houses have living spaces at ground floor, and bedrooms on the first 
floor. The main rooms of each house will open onto a private courtyard facing south. The 
elevation facing the community centre building and the continuation of Buxton Road will 
be mainly brickwork and an oriel window with views facing away from the new community 
centre building. This will ensure that there are no overlooking issues between the houses 
and the flats in the community centre block. A service area between the courtyard 
houses and the 3-storey block serves all the dwellings in site 2, and provides the 
necessary space for refuse and recycling provision as well as storage for bikes, tricycles, 
and mobility scooters.

Principal elevation of houses on Buxton Road

Response to DRP comments

10.45. Whilst the design of Site 1 was commended at the second DRP review in January 2018, 
a number of points and suggestions were made about Site 2 which would improve the 
design of the built form here. Firstly, the panel felt that the building felt too much like a 
commercial building with a single use rather than a building whose predominant use was 
residential and suggested that reconstituted stone panels could be confined to the 
ground floor. 

10.46. The applicants have addressed this point by stating that the existing community centre 
mimics the surrounding residential blocks’ architectural language and materials, 
preventing it from standing out from its context. In contrast, the design of the proposed 
building, in particular the introduction of reconstituted stone in the design, gives the 
building a civic appearance. This device is used sparingly however and is confined 
mainly on the western facade, where the emphasis is required. For the rest of the 
building, the facades are now largely composed of red brick, which links with the 
surrounding blocks. 

 Site Plan showing North-South route



10.47. Further the creation of a new public space or square in front of the community centre was 
welcomed by the DRP, but it was suggested by some panel members that it needed to 
be better defined. To this end, a suggestion was made that the western-most unit along 
Buxton Road could be flipped with its garden, to give the square a more defined edge. 
The applicants and architects have explored this suggestion in more detail, however it 
has become clear that the proposed change would have consequences that would be 
detrimental to the design. As shown on plan below, improving sightlines on pedestrian 
routes is a critical project objective. This is particularly important on the Holland Walk 
path that links the school with the community centre as it slopes to the south.

10.48. Panel members also pointed out that the projecting oriel windows proposed for the 
mews-type accommodation along Buxton Road could be vulnerable to vandalism and 
other anti-social behaviour and suggested that it therefore may make sense to give the 
lower portion of these windows more solidity. The Design Team has taken account of this 
comment and has modified the height of these windows so they start at a higher point.

10.49. At the DRP in January 2018 some panel members expressed reservations regarding the 
use of glass balustrades and suggested that alternatives be considered. After 
subsequent further design development, it was agreed with Planning officers that metal 
balustrades matching the colour of the window frames would be a more sympathetic 
alternative. The image below shows the proposed facade and its materiality in more 
detail.

  Site 2 – Southern elevation



Summary of the Overall Development

10.50. Overall, the proposal delivers well-designed buildings that reflect their individual context 
and are sympathetic to their surroundings. The building(s) for Site 1 are considered to 
successfully signal the entrance to the estate by providing bold and high quality design, 
whilst Site 2 provides a well-designed civic building with more understated mews 
buildings reflecting their respective contexts.  

10.51. The architecture of the proposal is considered to make a positive contribution to a 
coherent streetscape and the buildings and structures are of a proportion, scale and 
orientation that enhance and appropriately define the public realm. The proposal is within 
a very tight urban grain and the distances between buildings, particularly on Site 2, 
reflects this reality, however the development is considered to be sympathetic in scale 
and appearance to the local aesthetic and identity. Moreover, the proposal is considered 
to incorporate high quality materials and design appropriate to its context. 

10.52. Whilst the proposal will reduce the amenity space on the Elthorne Estate through the 
removal of the sunken ball court, it is considered that the proposed buildings introduce 
activity and engage better at ground level (additionally replacement facilities are 
proposed). Samples of materials would be required by condition (3) in order to ensure 
that the development is built out to the highest quality. The proposal is considered to be 
in accordance with Policy 7.6 of the London Plan, Policy CS8 and CS9 of Islington’s Core 
Strategy and the aims and objectives of Development Management Policy DM2.1 and 
DM2.3.

Open Space and Landscaping

Policy context

10.53. Islington’s Core Strategy Policy CS15 on open space and green infrastructure states that 
the council will provide inclusive spaces for residents and visitors and create a greener 
borough by protecting all existing local spaces, including open spaces of heritage value, 
as well as incidental green space, trees and private gardens. Policy DM6.5 states that 
development should protect, contribute to and enhance the landscape, biodiversity and 
growing conditions of the development site and surrounding areas. Developments are 
required to maximise provision of soft landscaping, including trees, shrubs and other 
vegetation. Furthermore, developments are required to minimise any impacts on trees, 
shrubs and other significant vegetation. At the same time any loss of or damage to trees, 
or adverse effects on their growing conditions, will only be permitted where there are 
over-riding planning benefits. 

10.54. Regarding open space, Development Management Policy DM6.3 states that 
development is not permitted on semi-private amenity spaces, including open space 
within housing estates and other similar spaces in the borough not designated as public 
open space, unless the loss of amenity space is compensated and the development has 
over-riding planning benefits. Moreover, both Development Management Policies DM2.1 
and DM8.4 encourage improvements to movement through areas and seek an enhanced 
pedestrian environment.

Assessment

10.55. As existing, the public realm of Elthorne Estate is characterised by a myriad of pedestrian 
routes running through the estate, small incidental green spaces and semi-private 
amenity spaces. Three green spaces on the estate are classified as designated Open 
Space: St John’s Way Verge, Zoffany Park and Scholefield Road Open Space while 



other green and/or open spaces on the estate such as the sunken ball court and other 
non-designated semi-private amenity space would also be protected by Policy DM6.3. 

10.56. The development proposed by the planning application would essentially result in a loss 
of private / communal garden space (408.4sqm) and the loss of the sunken ball court 
(697.7sqm). The application attempts to compensate this loss of open space through the 
creation of additional open space elsewhere by increasing the amount of formal 
children’s play space (490.9sqm), converting existing estate road to a shared surface 
(143.4sqm) and creating new incidental green / amenity space (79.8sqm).

 
Existing Open Space Proposed Open Space

10.57. The table below shows a quantitative assessment of spaces lost and gained on the 
estate. However, the planning assessment also requires a qualitative analysis of existing 
and proposed open spaces as well as an understanding of overall planning benefits to 
determine whether this loss of open space can be justified. The most obvious point to 
start with would be the sunken ball court, which though considered to be estate open 
space, has actually been locked up and disused, providing little or no amenity, 
biodiversity or sustainability value at all for a number of years. 

Description Existing Proposed Change

Private / 
Communal Garden

874.9sqm 466.5sqm - 408.4sqm 

Semi-public 
amenity area (incl. 
planting & ped. 
paving)

5,806.1sqm 5,885.1sqm + 79sqm 



Formal children’s 
play

243.1sqm 734sqm + 490.9sqm

Shared Surface 0 143.4sqm + 143.4sqm

Sunken Ball Court 697.7sqm 0sqm 697.7sqm

Total Estate Open 
Space

7,621.8sqm 7,229sqm - 392.9sqm 

Vehicular 
roadways & car 
parking

765.2sqm 88.3sqm - 676.2sqm 

Built Footprint 411.2sqm 1,480.9sqm + 1,069.7sqm 

Total Estate Area 8,798.2sqm 8,798.2sqm

Quantitative assessment of existing and proposed spaces on site

10.58. The proposal also seeks to qualitatively improve open space for all residents of the 
estate to offset the increase in building footprint.  This is achieved through 
pedestrianising or greening sections of vehicular roadway and parking, strategic 
provision of planting along routes, removal of visual and physical barriers and clutter, 
creation of opportunities for interaction and play, including a new semi-public plaza 
entrance to the new community centre, and an increase in Zoffany Park’s active and 
passive recreational value for users of all ages. As a result, despite the removal of the 
pedestrian link between 157-178 St John’s Way and the sunken ball court, there would 
still be an overall increase in semi-public amenity area.

10.59. The proposed informal kick-about sited here would be well-connected central location on 
the estate and improved visual surveillance is considered to better serve the community. 
All proposed ground floor properties would have private outdoor spaces, and the 
community centre would have a multi-functional semi-private courtyard space for its 
users, as well as the new semi-public plaza for informal interactions with neighbours.

 
Landscape Proposal Site 1



10.60. Looking at the landscape strategy in more detail, a new generous paved frontage to 
proposed blocks of Site 1 is proposed with new planting and the retention of trees on St 
John’s Way Verge. As you move down into the estate from St John’s Way onto Holland 
Walk, the application proposes to replace the existing ramped access with an 
unobstructed level path with clear sightlines that would be well overlooked by the new 
proposed dwellings on Site 1. While the pedestrian link between 157-178 St John’s Way 
and the sunken ball court would be removed as a result of the proposal, this is 
considered to be suitably mitigated and compensated for by the improvements in public 
ream and surrounding pedestrian routes. Furthermore, on Duncombe Road a new 
landscaped area is proposed with new seating, a lawn and play equipment which would 
replace existing car parking spaces and inaccessible open space. Finally, the access to 
Highgate Hill Academy is upgraded, with a new flush paved shared surface replacing the 
tarmac roadway and Duncombe Road turning head and additional planting to replace 
cycle barriers.

10.61. There are further improvements along the main axial route running from Site 1 to Site 2 
including upgrading the paving and lighting, the removal of clutter, clear sightlines as well 
as rain gardens to green the route and absorb storm water. In terms of Site 2, a number 
of landscape interventions are proposed that would enhance the public realm. Firstly, the 
route from Buxton Road into the estate would be converted to a safe and step-free route 
with clear sightlines, upgraded paving and lighting as well as new planters and rain 
gardens. Secondly, the application proposes a new public square linked to the 
community centre with new street furniture, paving, trees and additional planting. Finally, 
it is proposed to provide additional private / communal amenity space for the new houses 
and the new community centre. 

 
Proposed Site 2 landscaping

10.62. One of the principal changes to Zoffany Park involves the creation of a new ball court, 
which would be lockable, overlooked and with semi-native hedges and planting around 
the perimeter. The proposal also creates separate play areas for younger and older 
children, defined and separated by benches and planting. The paths running through the 
park would also be realigned and upgraded with new lighting. Moreover, the park would 
be extended into the existing path of Holland Walk with an avenue of trees, shrub 



planting, and woodland ground-cover to green the space while maintaining sightlines. 
Finally, the proposal includes a new open meadow and additional buffer planting and 
new tree planting along the edge of Mowatt Close.  

 
Proposed Site 3 (Zoffany Park)

10.63. Through additional incidental green spaces, the removal of clutter and improved 
sightlines, new paving and lighting, a number of landscape interventions, the extension to 
Zoffany Park and additional child play-space, it is considered that the loss of the disused 
ball court is justified. In addition to the reprovided green space and landscape strategy 
described above, the planning application also involves over-riding planning benefits. 
New high quality residential accommodation would be created, 52% of which would be 
affordable homes. Moreover, the proposal has been well-designed with a consideration 
and respect for the surrounding context.

10.64. Given the aspiration to deliver genuinely affordable housing, the building of affordable 
housing on existing underutilised spaces and the creation of an improved public realm is 
considered to suitably compensate the loss of the ball court. The quality of the landscape 
strategy together with the overall planning benefits derived from the proposal are 
considered to fully mitigate against the loss of existing open spaces, in accordance with 
Core Strategy Policy CS15 and Development Management Policy DM6.3. While the 
landscape strategy is supported in principle, further details would be required by 
condition (12) in the event of permission being granted to ensure that the final design of 
the landscaping is of the highest quality and properly implemented.

Trees:

10.65. Development Management Policy DM6.5 requires developments to minimise any 
impacts on trees, shrubs and other significant vegetation. Developments within proximity 
of existing trees are required to provide protection against damage during construction. 
Moreover, development proposals must protect, contribute to and enhance the 
landscape, biodiversity value and growing conditions of a development site and 
maximise the provision of soft landscaping, including trees, shrubs and other vegetation.  



10.66. There are currently 13No trees on Site 1, 12No trees on Site 2 and 14No trees on Site 3. 
Although a number of trees would be removed as a result of the development, none of 
the trees would be Category A trees and the majority of trees would be retained. 
Moreover, the replacement strategy would result in a net gain of 36 trees. The trees lost 
and gained is shown in the table below:

10.67. All remaining trees will be retained and protected. The submitted Arboricultural Impact 
Assessment has been considered and assessed by the Council’s tree preservation 
officers who have raised no objections to it. All existing retained trees would be protected 
during the construction process to ensure their health and future growth and details of all 
works to trees will required by condition to ensure they meet required standards 
(conditions 13 and 14). 

10.68. Though trees would be removed across all sites, the tree replacement strategy would 
both qualitatively and quantitatively improve the amenity value and biodiversity of all 
sites. Proposed trees include liquid amber, prunus and acers and a predicted to replace 
the existing canopy cover within a 10-year period. New trees will be planted in tree pits 
with bio-retention properties to contribute towards sustainable urban drainage.

10.69. It should be emphasised that care has been taken to minimise the loss of trees with the 
majority of trees now retained. The new planting would provide a greater species variety 
and visual interest and will be planted at a size that would provide some immediate visual 
interest. 

Overall Strategy

10.70. Whilst the existing sunken ball court is to be removed and built on as part of the 
proposal, it is considered that it currently offers no amenity, biodiversity or sustainability 
benefits and the application proposes landscaping improvements that suitably 
compensate for its loss. 

10.71. The proposal includes improvements to the landscaping around Site 1 including a new 
landscaped area on Duncombe Road, a new public square and landscaping around the 
community centre (Site 2) as well as an extension to Zoffany Park (site 3). The 
application also proposes significant improvements to the pedestrian routes that connect 
the sites, including new lighting, the removal of clutter, improved sightlines and new 



paving. The tree replacement strategy is well considered and would replace canopy 
cover within a 10-year period.

10.72. Subject to appropriately worded conditions, the proposal is considered to be in 
accordance with the Core Strategy Policy CS15 and Development Management Policy 
DM6.5. To ensure the protection of the trees to be retained at the site and secure a high 
quality landscape scheme, conditions are recommended which require the submission of 
and compliance with an agreed Landscape Management Plan (12), an Arboricultural 
Method Statement (13) and a Scheme of Site Supervision (14). 

Density

10.73. The London Plan encourages developments to achieve the highest possible intensity of 
use compatible with the local context. The existing Elthorne Estate comprises a total of 
877 residential units across a site of some 9.47 hectares. The development scheme 
proposes a net increase of 46 residential dwellings, resulting in a total of 922 dwellings 
on the estate (when you factor in the loss of the caretaker’s lodge). As such, the 
proposed development would result in a residential density on the estate of some 97 
dwellings per hectare.  

10.74. In assessing the appropriate housing density for the application site and the wider estate 
it is also necessary to consider the London Plan in more detail, which notes that it would 
not be appropriate to apply these limits mechanistically. In particular, the local context as 
well as design considerations should be taken into account when considering the 
acceptability of a specific proposal.

10.75. The estate’s public transport accessibility level (PTAL) ranges from 2 to 6A because 
some of the estate is considered to be in close proximity to Archway station while some 
of it is considered to be too remote to be in walking distance. The sites to be built on are 
however generally in PTAL 6a. For urban areas with a PTAL of 6A, the London Plan 
Policy 3.4 (Table 3.2) suggests that a density level of between 55-225 dwellings per 
hectare would be most appropriate. 

10.76. The application would introduce new dwellings on sites that currently have no residential 
accommodation, apart from the caretaker’s lodge. On a site of 0.88ha, the introduction of 
46 new dwellings would result in a density of 52 dwellings per hectare. Considering the 
sites individually, Site 1 would result in a density of 99 dwellings per hectare, while Site 2 
would result in a density of 78 dwellings per hectare (sitting comfortably within the range 
suggested as being appropriate by the London Plan).

10.77. In any case, this level of housing density, is considered be an appropriate housing 
density in this particular urban context.

Dwelling Mix

10.78. 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. The policy also requires for provision to be made for 
intermediate or shared ownership housing.



10.79. The scheme proposes a total of 46 residential units with an overall mix comprised of: 

10.80. Development Management Policies require a large amount of family-sized social rented 
dwellings to be provided. The dwelling mix proposed for the social rented units is not in 
accordance with dwelling mix required by policy. However, the applicant Islington 
Housing New Build has based the social rented mix on actual current demand taken from 
the Council housing waiting list rather than long-term Council aspirations.

10.81. The supporting text of policy DM3.1 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’.

10.82. Changes in housing legislation to address the under-occupation of social housing have 
created a greater demand for smaller social housing units, as reflected by the high 
proportion 2-bedroom units proposed. The applicant, LBI Housing proposes this dwelling 
mix to allow mobility within the social housing sector to accommodate these national 
changes to the welfare system. Furthermore, the provision of smaller units will allow for 
mobility within the estate and could address under-occupation. Given this, a deviation 
from the policy is considered reasonable and the housing mix is acceptable. 

Affordable Housing and Financial Viability

10.83. The London Plan, under Policy 3.11, identifies that boroughs should set an overall target 
for the amount of affordable housing provision needed over the plan period in their area 
with separate targets for social rented and intermediate housing that reflect the strategic 
priority afforded 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.” 

10.84. 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 schemes 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 

Bed Types Social Rent Shared 
Ownership

Open Market 
Sale

Total

1 Bed 2 2 5 9

2 Bed 11 6 14 31

3 Bed 3 0 2 5

4 Bed 0 0 1 1

16 8 22 46



subject to a financial viability assessment, the availability of public subsidy and individual 
circumstances of the site. “   

10.85. The Affordable Housing Offer: The proposed development would provide a total of 46 
residential units (both for private sale and affordable housing). Of the 46 units (136 
habitable rooms, hr), 24 of these units (71 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 52% affordable 
housing.

10.86. Within the affordable housing policy there is a tenure aim for 70% of the provision to be 
social rent and 30% as intermediate/shared ownership. Of the 22 affordable housing 
units (71 hr), a total of 8 units (23 hr) would be shared ownership. This is a mix of 70% 
social rented and 30% shared ownership within the affordable housing tenure, which is in 
accordance with planning policy.   

10.87. The proposal does not meet the aspiration for 100% of units to be affordable housing (as 
sought by policy CS12 for developments on Council’s own land). In such situations the 
policy requires that a justification be provided to demonstrate why a lesser amount 
should be accepted.  The Applicant provided a financial assessment with the application 
to justify the proportion of affordable housing offered, on the basis that a larger proportion 
of housing would render the scheme unviable and therefore undeliverable.  In order to 
properly and thoroughly assess the Financial Viability Assessment, the documents were 
passed to an independent financial consultant to scrutinise and review.  

10.88. The independent financial consultant considered the information submitted and has 
agreed that the scheme would be unviable with a greater level of affordable housing.  
The independent financial consultant’s viability report is attached as Appendix 5. After 
the scheme was revised and the number of units increased to 46No. dwellings, the 
viability appraisal was revised by the applicant and the documents sent once more to the 
independent financial consultant. 

10.89. Looking at the BPS report in detail, they note that the values for the private sales units 
are reasonable and have not been understated. Further, it is accepted that the viability 
appraisal makes no deduction for benchmark land value and does not factor in a 
developer’s return, which as a result increases the amount of affordable housing on the 
scheme despite the additional costs incurred by public realm works. Finally, the cost 
consultants have concluded that while their costs calculation is marginally below that of 
the applicant’s viability appraisal, the base construction costs are reasonable. 

10.90. Looking at the costs in more detail, the consultant’s revised viability report (Appendix 4) 
notes that the build costs are slightly higher than the build costs considered to be 
standard by the RICS guidance, but that this can be justified by the additional costs 
incurred by reproviding a new community centre (£947,000), new ball court and 
improvements to Zoffany Park (£539,000) and overall public realm improvements across 
the estate (£393,000). Further reasons for the increased costs are the higher 
preliminaries incurred which are justified by the nature of the fragmented sites and 
complexities of the scheme such as access arrangements (3 sites separated by a 
school), high staffing costs providing high standards of customer care and health & 
safety as well as a number of other factors discussed in the viability report (Appendix 4). 
The independent viability report concludes that the costs are justified, stating that:

“In view of the above valid reasons for higher preliminaries, we can 
conclude that the overall cost estimate is reasonable and fully justified.”



10.91. The independent financial consultant’s advised that in a typical commercial sense, the 
proposed scheme and level of affordable housing proposed is unviable. However, the 
applicant LBI Housing is not a commercial developer and in line with Council corporate 
objectives, is primarily seeking to deliver housing and public realm improvements to meet 
identified needs. The applicant has not factored in a profit in their viability calculations as 
their objective is to deliver affordable housing rather than maximising profit margins. It 
should also be noted that in a standard commercial viability appraisal an existing use 
value of the site and its buildings is included to calculate a scheme’s viability. In this 
instance, no existing use value for the land has been factored in. This enables the 
amount of affordable housing to be further maximised. Clear evidence exists to show that 
the proposed level of affordable housing is the maximum reasonable, and no objection is 
raised in this regard.  

10.92. Although Core Strategy Policy CS12 seeks 100% affordable housing schemes from 
development on Council land, 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 
public subsidy is required to support the lower provision as detailed above. 

Housing New-Build Programme

10.93. The proposal forms part of a wider Islington Housing New Build programme to provide 
affordable housing to meet identified needs within the borough. The current programme 
has a new target of 550 new affordable social rented units by 2022; this is an increase in 
the target of 500 new homes to deliver by 2019. The schemes that are included within 
the programme are at various stages of progress, including on-site development, pre-
contract, pre-planning and feasibility / design.

10.94. As well as delivering housing, these schemes deliver additional benefits to the existing 
and new residents, which include community centres, libraries, landscaping and 
improvements to amenity and play spaces, and the public realm. Designs address anti-
social behaviour and inclusive design, and other measures to create a scheme with high 
quality amenity for all residents. As a part of the process of delivering these new 
schemes, extensive consultation is undertaken by the Housing New Building team and 
appointed consultants with existing residents and LB Islington officers, to ensure a high 
quality design that responds well to its context, and that will bring benefits to the 
residents of Islington in years to come.

10.95. On this scheme the proposal brings added value as part of the offer to residents and on 
top of the affordable housing being provided, this includes:

 Public realm improvements: £393,420
 Improvements to existing play areas: £539,647
 New community centre: £947,561   

10.96. Planning policy aspires to provide 100% affordable housing on Council owned land; 
however, the introduction (as part of the Welfare Reform & Work Bill) of the 1% rent 
reduction over the 4 years 2016-17 to 2019-20 has severely restricted the capacity within 
the Council’s Housing Revenue Account (HRA) to subsidise the Council’s new-build 
programme.

10.97. In order to fund the programme, Right-to-Buy receipts, S106, and GLA grant are factored 
in. There is also a need to include private sale build units to fund the programme, due to 
the restriction on the capacity of the HRA. It is therefore not considered that a provision 
of less than 100% affordable housing is contrary to policy.



10.98. The overriding priority of the council’s new build programme is to maximise the number 
of social rented properties delivered as part of each scheme whilst at the same time 
ensuring that the subsidy called upon from the HRA and grant funding to balance the 
funding of the overall new build programme remains affordable in the context of the 
financial viability of the wider HRA. The HRA must continue to provide and resource the 
functions relating to Islington’s existing stock; housing management, repairs and long-
term investment.

10.99. Should the opportunity arise to access more funds for the council new build programme, 
the affordable housing offer will be increased as has been done in the past on a number 
of other housing sites over the last few years.

10.100. Overall, the proposal provides good quality affordable housing, estate-wide public realm 
improvements, a new community centre and a new ball court is considered to meet 
policy objectives and to contribute towards delivering mixed and balanced communities. 
In this context, the offer of 52% affordable housing with an element of shared ownership 
is considered to deliver a good mix of tenures and is considered acceptable and in 
accordance with London Plan Policies 3.9 and 3.11 as well as Islington Core Strategy 
Policy CS12. This provision is to be secured through a Directors Level Agreement.

Quality of Resulting Residential Accommodation

10.101. Islington Core Strategy policy CS12 identifies that to help achieve a good quality of life 
for Islington residents, residential space and design standards will be significantly 
increased and enhanced from their current levels. The Islington Development 
Management Policies DM3.4 sets out the detail of these housing standards. In 
accordance with this policy, all new housing is required to provide functional and useable 
spaces with good quality amenity space, sufficient space for storage and flexible internal 
living arrangements.  

10.102. Unit Sizes: All of the proposed residential units comply with the minimum unit sizes as 
expressed within this policy. Part C of Policy 3.4 requires for floor-to-ceiling heights to be 
a minimum of 2.6 metres. All proposed units would meet this standard.

10.103. 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’.  

10.104. As originally proposed, all new dwellings proposed would have been dual aspect 
accommodation. However, given the reconfiguration of the internal layout of Site 1, three 
of the proposed units now have at least one of their two aspects into a lightwell with 
restricted outlook. 

10.105. All but four of the habitable rooms within the proposed development would achieve good 
levels of natural daylight. Three open plan living/kitchen/dining rooms on Site 1 do not 
quite achieve the default 2% target for a kitchen but do achieve the 1.5% target for a 
living room which will be the principle use of the areas. There are is one bedroom at 
lower-ground level of the same building which are almost compliant with ADF’s of 0.9%. 
These are very close the BRE target of 1% for a bedroom and can be accepted in this 
instance given the quality of accommodation provided in general. In the case of these 
proposed dwellings where ADF figures are not met, the units are generously 
proportioned, have high floor-to-ceiling heights, access to storage as well as outdoor 
amenity space. 

10.106. 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 square metres on upper floors and 
15 square metres on the ground floor for 1-2 person dwellings. For each additional 
occupant, an extra 1 square metre is required on upper floors and 5 square metres on 
ground floor level with a minimum of 30 square metres for family housing (defined as 3 
bed units and above). 

10.107. The private amenity space proposed for all of the proposed units would exceed minimum 
space requirements. However, one of the courtyard gardens of the proposed houses 
along Buxton Road fails to meet minimum requirements for direct sunlight. This needs to 
be weighed against compliance with other residential standards (the dwelling meets all 
space standards, is dual aspect and has access to amenity space) as well as the overall 
planning benefits of the proposal as a whole. 

10.108. Playspace: Policy DM3.6 requires all housing development of more than 10 dwellings to 
make provision of play based on anticipated child yield. The London Plan sets a 
benchmark standard of a minimum of 10sqm of suitable child playspace per child for new 
developments, with Islington’s DM Policy 3.6 setting a minimum of 5sqm. With an 
estimated child yield of 30 as a result of the new development, there would be a 
requirement to provide 150sqm of child play space as a minimum. 

10.109. It is estimated that the existing play area within the application site measures some 
243sqm all of which is located in Zoffany Park. This does not include the sunken ball 
court. It is proposed to increase the playspace by 210sqm providing a total of over 
450sqm of play space within the application site. Two separate areas would be provided, 
one for 2-6 year olds and one for 6-12 year olds. There would also be opportunities for 
informal play on Site 1 along Duncombe Road where a new area of amenity space would 
be provided. 

10.110. While the proposed playspace exceeds the minimum requirement for the children in the 
proposed units, this does not factor in the requirement for existing children on the estate, 
nor the requirement for older children on the estate who may have previously used the 
sunken ball court before it became disused many years ago. Development Management 
Policy DM6.4 (Part C) states that:

“Developments that would result in the loss of existing sport and public recreation 
facilities will be refused planning permission unless: (i) The same type of facility is 
provided; (ii) New facilities meet identified need; (iii) Replacement facilities are 
appropriately and accessibly located; (iv) the quality of provision is enhanced; (v) the 
quantity of provision is maintained with local population increase provided for.”

10.111. The supporting text to the policy goes on to state that where replacement sport and 
recreation facilities are proposed priority will be given to those types of facilities for which 
there is a recognised need in line with the borough’s Open Space, Sport and Recreation 
Assessment (2009). The Assessment referred to refers to the sunken ball court as a 
youth facility and that these facilities should exhibit the following characteristics: be over 
200sqm in area, suitable for 12+ year olds, serve the wider neighbourhood, include 
facilities for recreational activities, seating areas and associated landscaping and not 
include formal supervision. 

10.112. The proposed facility on Zoffany Park would be some 280sqm in area, providing football 
goals and basketball nets, would be accessible to the local community and children 
under and over 12 years old with no formal supervision necessary. The space would 
meet the requirements of reprovision as identified in the policy and assessment referred 
to above. Moreover, the surrounding area is not an area of open space deficiency and 



children over the age of 12 years old could also make use of numerous similar facilities 
within walking distance including in Archway Park and Elthorne Park.

10.113. Therefore, it is considered that, together with the centrally located play area and the 
playspace located off-site, there is sufficient child playspace provision for existing and 
future residents. Further details of any playspace provided within the development would 
be required by condition (12).

10.114. Noise: There are a number of potential noise and disturbance sources which need to be 
considered in the context of this planning application. The application proposes a 
community centre with residential floorspace above it. This will need to be designed 
appropriately for the likely sound generated by particular uses (condition 16). A plan for 
the management of the community space will also need to be submitted and approved, 
as well as opening hours, to ensure residential amenity is protected (condition 18).

10.115. The application also includes a new ball court in Zoffany Park. The park currently does 
not include a ball court and this application would introduce a ball court with associated 
noise and disturbance in close proximity to residential amenity. It is therefore considered 
that any permission should be subject to a condition requiring a management plan 
including opening hours to be submitted and approved in writing prior to occupation of 
the residential units and the use of the ball court (conditions 27). 

10.116. Air Quality: with all Islington being an air quality management area (AQMA), it is 
recommended that an air quality assessment for new receptors exposure and an Air 
Quality Neutral assessment is required by condition (17). The assessment should include 
the impact of changes to the communal boiler house/CHP on Duncombe Road. 

10.117. Refuse: Dedicated refuse and recycling facilities/chambers 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 are 
considered acceptable (condition 22).  

Accessibility and Inclusive Design

10.118. As a result of the changes introduced in the Deregulation Bill (Royal Assent 26th March 
2015), Islington is no longer able to insist that developers meet its standards for 
accessible housing, therefore the Council can no longer apply its flexible housing 
standards nor local wheelchair housing standards. The new National Standard is broken 
down into 3 categories; Category 2 is similar but not the same as the Lifetime Homes 
standard and Category 3 is similar to Islington’s present wheelchair accessible housing 
standard. Planning is required to check compliance with these standards and condition 
the requirements. 

10.119. Planners are only permitted to require (by Condition) that housing be built to Category 2 
and or 3 if they can evidence a local need for such housing i.e. housing that is accessible 
and adaptable. The need for such housing has been evidenced and London Plan 2016 
Policy 3.8 Housing Choice requires that 90% of new housing be built to Category 2 and 
10% to Category 3. 

10.120. Development Management Policy DM3.4 ‘Housing Standards’ provides various 
standards in housing including for accessibility and inclusive design. The policy states 
that the overall approach to all entrances should be logical, legible and level or gently 
sloping; and common entrances should be visible from the public realm, clearly identified 
and illuminated and have level access over the threshold. Moreover, the number of 
dwellings accessed from a single core should not be more than eight and communal 
circulation corridors should be a minimum of 1200mm wide. Finally, in terms of 



circulation within new homes, space for turning a wheelchair should be provided in living 
rooms, dining rooms and in at least one bedroom.

10.121. It can be confirmed that all new dwellings would meet Category 2. In order to achieve 
Category 2, new dwellings should provide usable living spaces and easy, step-free 
access between a living area, a WC and the principal private entrance. Two dwellings 
within Site 1 that have a living / kitchen area at top floor level which is accessible only by 
stairs have also provided a second living area on the floor below which is accessed by lift 
as well as staircase. This is considered to meet the standards of Category 2 Housing. 

10.122. Moreover, 5No. of the new dwellings would be wheelchair accessible dwellings. As such, 
over 10% of the units would be built to Category 3 standard and will be conditioned as 
such (condition 6). The wheelchair accessible dwellings are provided as follows: a 1B2P 
unit referred to as D1; a 2B3P unit referred to as C2; a 2B3P dwelling referred to as B1; a 
3B5P dwelling referred to as B2; and finally a 2B3P referred to as A1. 

10.123. The applicant has submitted a Design and Access Statement and has outlined how 
inclusive design principles have been considered and addressed. The plans have also 
been amended since the original permission in order to ensure that the proposal meets 
inclusive design principles. It can be confirmed that level access is provided on all new 
dwellings, as described above. Moreover, there are no steps externally anywhere on the 
estate and all path gradients are less than 1:21. The external landscaping, which is 
considered in more detail in other sections of this report, has been designed to allow 
mobility or visually impaired residents to move easily around the site and access all 
facilities readily. 

10.124. All shared and private entrances are covered and clearly marked with signage and well-
lit. Communal stairs have been designed to meet accessibility requirements and there is 
adequate space in front of lifts, stairwells and entrances to manoeuvre wheelchairs. All 
new dwellings have been designed to incorporate appropriately sized internal corridors, 
doors and accommodate wheelchair turning circles and all bathrooms have been 
designed to allow for future adaption. 

10.125. In the event of planning permission being granted, the above measures would be 
secured by planning condition (conditions 6 and 12) to ensure that the proposed 
development is accessible and meets inclusive design standards. 

Neighbouring Amenity

10.126. All new developments are subject to an assessment of their impact on neighbouring 
amenity in terms of loss of daylight, sunlight, privacy and an increased sense of 
enclosure. A development’s likely impact in terms of air quality, dust, safety, security, 
noise and disturbance is also assessed. In this regard, the proposal is subject to London 
Plan Policy 7.14 and 7.15 as well as Development Management Policies DM2.1 and 
DM6.1 which requires for all developments to be safe and inclusive and to maintain a 
good level of amenity, mitigating impacts such as noise and air quality. Moreover, 
London Plan Policy 7.6 requires for buildings in residential environments to pay particular 
attention to privacy, amenity and overshadowing. 

10.127. Daylight and Sunlight: In general, for assessing the sunlight and daylight impact of new 
development on existing buildings, Building Research Establishment (BRE) criteria is 
adopted. In accordance with both local and national policies, consideration has to be 
given to the context of the site, the more efficient and effective use of valuable urban land 
and the degree of material impact on neighbours.



10.128. BRE Guidelines paragraph 1.1 states: “People expect good natural lighting in their 
homes and in a wide range of non-habitable buildings. Daylight makes an interior look 
more attractive and interesting as well as providing light to work or read by”. Paragraph 
1.6 states: “The advice given here is not mandatory and the guide should not be seen as 
an instrument of planning policy; its aim is to help rather than constrain the designer. 
Although it gives numerical guidelines, these should be interpreted flexibly since natural 
lighting is only one of many factors in site layout design…In special circumstances the 
developer or local planning authority may wish to use different target values. For 
example, in a historic city centre, or in an area with modern high rise buildings, a higher 
degree of obstruction may be unavoidable if new developments are to match the height 
and proportions of existing buildings”.

10.129. Daylight: the BRE Guidelines stipulate that… “the diffuse daylighting of the existing 
building may be adversely affected if either:

 the VSC [Vertical Sky Component] measured at the centre of an existing main 
window is less than 27%, and less than 0.8 times its former value;

 the area of the working plane in a room which can receive direct skylight is reduced 
to less than 0.8 times its former value.” (No Sky Line / Daylight Distribution).

10.130. At paragraph 2.2.7 of the BRE Guidelines it states: “If this VSC is greater than 27% then 
enough skylight should still be reaching the window of the existing building. Any 
reduction below this level should be kept to a minimum. If the VSC, with the development 
in place is both less than 27% and less than 0.8 times is former value, occupants of the 
existing building will notice the reduction in the amount of skylight. The area lit by the 
window is likely to appear more gloomy, and electric lighting will be needed more of the 
time.”

10.131. The BRE Guidelines state (paragraph 2.1.4) that the maximum VSC value is almost 40% 
for a completely unobstructed vertical wall.

10.132. At paragraph 2.2.8 the BRE Guidelines state: “Where room layouts are known, the 
impact on the daylighting distribution in the existing building can be found by plotting the 
‘no sky line’ in each of the main rooms. For houses this would include living rooms, 
dining rooms and kitchens. Bedrooms should also be analysed although they are less 
important… The no sky line divides points on the working plane which can and cannot 
see the sky… Areas beyond the no sky line, since they receive no direct daylight, usually 
look dark and gloomy compared with the rest of the room, however bright it is outside”.

10.133. Paragraph 2.2.11 states: “Existing windows with balconies above them typically receive 
less daylight. Because the balcony cuts out light from the top part of the sky, even a 
modest obstruction may result in a large relative impact on the VSC, and on the area 
receiving direct skylight.” The paragraph goes on to recommend the testing of VSC with 
and without the balconies in place to test if it the development or the balcony itself 
causing the most significant impact.

10.134. The BRE Guidelines at its Appendix F gives provisions to set alternative target values for 
access to skylight and sunlight. It sets out that the numerical targets widely given are 
purely advisory and different targets may be used based on the special requirements of 
the proposed development or its location. An example given is “in a mews development 
within a historic city centre where a typical obstruction angle from ground floor window 
level might be close to 40 degree. This would correspond to a VSC of 18% which could 
be used as a target value for development in that street if new development is to match 
the existing layout” 

10.135. Paragraph 1.3.45-46 of the Mayor of London’s Housing SPD states that:



Policy 7.6Bd requires new development to avoid causing ‘unacceptable harm’ to the 
amenity of surrounding land and buildings, particularly in relation to privacy and 
overshadowing and where tall buildings are proposed. An appropriate degree of flexibility 
needs to be applied when using BRE guidelines to assess the daylight and sunlight 
impacts of new development on surrounding properties, as well as within new 
developments themselves. Guidelines should be applied sensitively to higher density 
development, especially in opportunity areas, town centres, large sites and accessible 
locations, where BRE advice suggests considering the use of alternative targets. This 
should take into account local circumstances; the need to optimise housing capacity; and 
scope for the character and form of an area to change over time.
 
The degree of harm on adjacent properties and the daylight targets within a proposed 
scheme should be assessed drawing on broadly comparable residential typologies within 
the area and of a similar nature across London. Decision makers should recognise that 
fully optimising housing potential on large sites may necessitate standards which depart 
from those presently experienced but which still achieve satisfactory levels of residential 
amenity and avoid unacceptable harm.”

10.136. Sunlight: The BRE Guidelines (2011) state in relation to sunlight at paragraph 3.2.11:

“If a living room of an existing dwelling has a main window facing within 90degrees of 
due south, and any part of a new development subtends an angle of more than 25 
degrees to the horizontal measured from the centre of the window in a vertical section 
perpendicular to the window, then the sunlighting of the existing dwelling may be 
adversely affected. This will be the case if the centre of the window:
 Receives less than 25% of annual probable sunlight hours, or less than 5% of 

annual probable sunlight hours between 21 September and 21 March and
 Receives less than 0.8 times its former sunlight hours during either period and
 Has a reduction in sunlight received over the whole year greater than 4% of annual 

probable sunlight hours.”

10.137. The BRE Guidelines state at paragraph 3.16 in relation to orientation: “A south-facing 
window will, receive most sunlight, while a north-facing one will only receive it on a 
handful of occasions (early morning and late evening in summer). East and west-facing 
windows will receive sunlight only at certain times of day. A dwelling with no main 
window wall within 90 degrees of due south is likely be perceived as insufficiently sunlit.”

10.138. It goes on to state (paragraph 3.2.3): “… it is suggested that all main living rooms of 
dwellings, and conservatories, should be checked if they have a window facing within 90 
degrees of due south. Kitchens and bedrooms are less important, although care should 
be taken not to block too much sun.”

10.139. Open spaces: The Guidelines state that it is good practice to check the sunlighting of 
open spaces where it will be required and would normally include: ‘gardens to existing 
buildings (usually the back garden of a house), parks and playing fields and children’s 
playgrounds, outdoor swimming pools and paddling pools, sitting out areas such as 
those between non-domestic buildings and in public squares, focal points for views such 
as a group of monuments or fountains’.

10.140. At paragraph 3.3.17 it states: “It is recommended that for it to appear adequately sunlit 
throughout the year, at least half of a garden or amenity area should receive at least two 
hours of sunlight on 21 March. If as a result of new development an existing garden or 
amenity area does not meet the above, and the area which can receive two hours of sun 
on 21 March is less than 0.8 times its former value, then the loss of sunlight is likely to be 
noticeable. If a detailed calculation cannot be carried out, it is recommended that the 
centre of the area should receive at least two hours of sunlight on 21 March.”



Assessment

10.141. The VSC has been assessed for all existing surrounding residential and non-residential 
(in particular the Secondary School) properties. The vast majority of windows serving 
existing properties retain good levels of daylight following the development and would not 
lose more than 20% of their former value. For example, windows in all nearby residential 
properties on Buxton Road, 64-72 Duncombe Road, the Secondary School (northern 
block) and the majority of properties on Ashbrook Road, St John’s Way and Holland 
Walk, i.e. on the estate itself would retain 80% of their former VSC value. As such, loss 
of daylight to these properties would not be noticeable.

10.142. Nonetheless, some of the windows in lower-level dwellings on St John’s Way, Ashbrook 
Road and Holland Walk would be more noticeably affected by the proposed 
development. Some ground floor and first floor windows to habitable rooms would retain 
less than 80% of their former VSC value. However, most of these windows serve rooms 
whose overall daylight distribution will not be affected. The windows most affected in 
terms of loss of daylight by development on Site 1 are shown below.

10.143. While there are losses of daylight to windows as measured by the VSC which go beyond 
the standards set by the BRE, none of these losses would result in a consequent 
noticeable loss of daylight to the windows as measured by the no skyline contour or 
daylight distribution. In terms of Site 2, the most affected windows are within the terrace 
located opposite the community centre, 57-64 Holland Walk.
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St John’s Way

Gnd Floor R1 / 
W1/50

Living Room 34.4 16 54 178.4 178.4 0124
Gnd Floor R1 / 
W2/50

Living Room 28.9 28.7 n/a 178.4 178.4 0

2nd Floor R2 / 
W3/52

Stairs 23.6 21.2 10 98.1 95.7 0

2nd Floor R2 / 
W4/52

Stairs 20.6 18.6 10 98.1 95.7 0

2nd Floor R1 / 
W5/52

Living Room 36.5 24.2 34 178.5 178.5 0

2nd Floor R1 / 
W5/52

Living Room 36.1 36 n/a 178.5 178.5 0

3rd Floor R2 / 
W7/53

Stairs 22.5 21.1 6 95.7 95.7 0

140

3rd Floor R2/ 
W8/53

Stairs 26.8 25.2 6 95.7 95.7 0

Gnd Floor R1 / 
W1/60

Kitchen / 
Diner 33.1 25 25 130.7 129.5 1

1s Floor R1 / 
W1/61

Living Room 35 27.5 n/a 129 128.4 0142

2nd Floor R1 / 
W1/62

Bedroom 36.4 29.1 n/a 128.3 127.6 1
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Holland Walk

Gnd Floor R1 / 
W1/140

Bedroom / 
Living Room 22.7 16.6 26 55.7 51.1 8

1st Floor R1 / 
W1/141

Bedroom 23.5 18.2 22 36.9 36.9 0

2nd Floor R1 / 
W1/142

Bedroom 26.4 22.1 16 120.6 119.1 1

3rd Floor R11 / 
W11/143

Bedroom / 
Study 22.2 20.2 9 57.9 57.9 0

3rd Floor R11 / 
W12/143

Bedroom / 
Study 25.5 23.4 8 57.9 57.9 0

3rd Floor R11 / 
W13/143

Bedroom / 
Study 28.3 26.1 8 57.9 57.9 0

57

3rd Floor R11 / 
W14/143

Bedroom / 
Study 30.5 28.3 n/a 57.9 57.9 0

Gnd Floor R2 / 
W5/140

Bedroom / 
Living Room 30.5 22.7 26 58.6 55.1 13

1st Floor R1 / 
W2/141

Bedroom 32.1 28.3 n/a 57 57 0

2nd Floor R1 / 
W2/142

Bedroom 33.7 28.3 n/a 129.6 117.2 10

3rd Floor R1 / 
W15/143

Bedroom / 
Study 32.8 30.4 n/a 60.3 60.3 0

3rd Floor R1 / 
W16/143

Bedroom / 
Study 33.9 33.4 n/a 60.3 60.3 0

3rd Floor R1 / 
W17/143

Bedroom / 
Study 34.8 32.2 n/a 60.3 60.3 0

58

3rd Floor R1 / 
W18/143

Bedroom / 
Study 35.4 32.7 n/a 60.3 60.3 0

Gnd Floor R5 / 
W6/140

Bedroom / 
Living Room 32.3 22.7 30 60.1 41.4 31

1st Floor R3 / 
W3/141

Bedroom 33.9 25.5 25 56.9 56.9 0

2nd Floor R3 / 
W3/142

Bedroom 35.7 28.7 n/a 135.5 110.7 18

3rd Floor R13 / 
W19/143

Bedroom / 
Study 36.1 33.1 n/a 60.3 60.3 0

3rd Floor R13 / 
W20/143

Bedroom / 
Study 36.4 33.3 n/a 60.3 60.3 0

3rd Floor R13 / 
W21/143

Bedroom / 
Study 36.7 33.5 n/a 60.3 60.3 0

59

3rd Floor R13 / 
W22/143

Bedroom / 
Study 36.4 33.5 n/a 60.3 60.3 0

Gnd Floor R8 / 
W11/140

Bedroom / 
Living Room 33.3 21.6 35 59.3 34.2 4260

1st Floor R4 / 
W4/141

Bedroom 34.9 24.7 29 58.7 58.7 0



2nd Floor R4 / 
W4/142

Bedroom 36.3 28.2 n/a 131.4 94.6 28

3rd Floor R14 / 
W23/143

Bedroom / 
Study 37.1 33.6 n/a 60.3 60.3 0

3rd Floor R14 / 
W24/143

Bedroom / 
Study 37.3 33.7 n/a 60.3 60.3 0

3rd Floor R14 / 
W25/143

Bedroom / 
Study 37.4 33.7 n/a 60.3 60.3 0

3rd Floor R14 / 
W26/143

Bedroom / 
Study 37.4 33.7 n/a 60.3 60.3 0

Gnd Floor R9 / 
W12/140

Bedroom / 
Living Room 33.5 21 37 60.4 28.3 53

1st Floor R5 / 
W5/141

Bedroom 35.1 24.1 31 57.9 57.9 0

2nd Floor R5 / 
W5/142

Bedroom 36.5 27.6 n/a 132 81.7 38

3rd Floor R15 / 
W27/143

Bedroom / 
Study 37.5 33.7 n/a 60.3 60.3 0

3rd Floor R15 / 
W28/143

Bedroom / 
Study 37.6 33.7 n/a 60.3 60.3 0

3rd Floor R15 / 
W29/143

Bedroom / 
Study 37.6 33.7 n/a 60.3 60.3 0
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3rd Floor R15 / 
W30/143

Bedroom / 
Study 37.7 33.7 n/a 60.3 60.3 0

Gnd Floor R12 / 
W15/140

Bedroom / 
Living Room 33.5 20.5 39 61.7 28.7 53

1st Floor R6 / 
W6/141

Bedroom 35.1 23.7 32 57.8 57.8 0

2nd Floor R6 / 
W6/142

Bedroom 36.5 27.4 n/a 133.1 76.3 43

3rd Floor R16 / 
W31/143

Bedroom / 
Study 37.7 33.7 n/a 60.3 60.3 0

3rd Floor R16 / 
W32/143

Bedroom / 
Study 37.8 33.7 n/a 60.3 60.3 0

3rd Floor R16 / 
W33/143

Bedroom / 
Study 37.8 33.7 n/a 60.3 60.3 0

62

3rd Floor R16 / 
W34/143

Bedroom / 
Study 37.8 33.7 n/a 60.3 60.3 0

Gnd Floor R13 / 
W16/140

Bedroom / 
Living Room 33.3 20.4 39 60.3 28.4 53

1st Floor R7 / 
W7/141

Bedroom 35 23.7 32 58.9 58.9 0

2nd Floor R7 / 
W7/142

Bedroom 36.5 27.4 n/a 133.8 80.3 40

3rd Floor R17 / 
W35/143

Bedroom / 
Study 37.8 33.8 n/a 60.3 60.3 0

3rd Floor R17 / 
W36/143

Bedroom / 
Study 37.8 33.8 n/a 60.3 60.3 0

3rd Floor R17 / 
W37/143

Bedroom / 
Study 37.8 33.8 n/a 60.3 60.3 0

63

3rd Floor R17 / 
W38/143

Bedroom / 
Study 37.9 33.9 n/a 60.3 60.3 0

10.144. The last three remaining houses in the terrace have almost identical impacts in terms of 
loss of daylight as a result of the development so these have not been added to the table 
here. In summary however, a total of five ground floor windows and five 2nd floor windows 
serving habitable rooms would lose daylight beyond the level generally accepted by the 
BRE. These would also result in the habitable rooms which they serve losing significant 
amounts of daylight distribution as shown in the table. It should be noted that the retained 
level of VSC following the development is relatively high for an urban location such as 
this. The only other residential windows with noticeable losses of daylight as a result of 
building on Site 2 are within 74-94 Ashbrook Road, which reads as a continuation of 
Holland Walk. The affected windows are all secondary windows however and thus would 
not result in a noticeable loss of daylight to the rooms which they serve. 



10.145. Of the windows tested adjacent to the proposed development, the vast majority of 
windows and rooms would not result in significant losses of daylight and would retain 
good levels of daylight. Only a small number of habitable rooms opposite Site 2 and 
either side of Site 1 would experience any noticeable losses of daylight. 

10.146. In terms of sunlight, only those windows that face within 90 degrees of due south to the 
development have been tested, in accordance with the BRE. The most affected windows 
in terms of loss of sunlight as a result of Site are within 142 St Johns Way. These are 
shown in the table below. 

10.147. From the figures shown above, it is clear that the loss of sunlight to 142 St John Way as 
a result of the development would be noticeable. However, sunlight levels would be 
retained above the BRE compliant minimum in all cases. Fortunately, these windows 
would also still be afforded relatively high levels of natural daylight. As the closest and 
potentially most affected residential properties to Site 2 lie south of the site and have 
windows that generally face north onto the development site, none of them would suffer 
any noticeable losses of sunlight and all would be BRE-compliant.

10.148. In terms of the neighbouring Secondary School, the impact to the northern block which 
faces Site 1 (Sunken Pitch Site) will be minimal and fully compliant with the BRE 
guidelines. However, there are some material impacts to the south-facing windows 
serving the southernmost block of Mount Carmel College. The majority of the windows 
are located next to protruding structural pillars or recessed under large overhangs which 
cause lower VSC values in the existing and the proposed situation. In any case, in the 
few cases where are noticeable reductions in daylight to windows, they serve rooms with 
multiple windows and thus the rooms themselves are not noticeably affected. As such, all 
rooms will continue to receive good levels of daylight and sunlight.

Overshadowing: areas in yellow receive > 2 hours sunlight on 21st March

142 St John’s Way Annual APSH Winter APSH

Room / 
Window

Room 
Use

Existing Proposed % 
reduction

Existing Proposed % 
Reduction

Ground/
W1/60

Liv Room 70 39 44 21 7 67

First/W1/
61

Bedroom 75 46 39 25 11 54

Second/
W1/62

Bedroom 75 47 37 25 11 54



10.149. The application also includes an assessment of overshadowing of amenity spaces. A 
plan showing the impacts is shown below. While some of the proposed private gardens 
would be considerably overshadowed (these will be considered in more detail in 
subsequent sections of the report), none of the existing amenity spaces would be 
unacceptably overshadowed as a result of the development.

10.150. In summary, the vast majority of neighbouring residential properties would not suffer 
noticeable losses of VSC and daylight distribution and would retain good levels of 
daylight and sunlight. There are a number of windows to properties on St John’s Way 
and Holland Walk that would experience reductions in VSC, however only in the case of 
10No. habitable rooms would the effect on the rooms that they serve be noticeable. 
Moreover, out of all of the surrounding properties only a total of 3No. habitable rooms 
would experience noticeable losses of sunlight, though all of these would meet BRE 
standards. The overall impact on sunlight and daylight is considered acceptable in 
planning terms.

10.151. Overlooking / Privacy: Development Management Policy 2.1 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. 

Plan of Site 1 showing distances

10.152. There are some instances where the proposed development would result in a less than 
18m window-to-window distance. The proposed buildings on Site 1 would have windows 
in the flank elevation facing south-west which would be 11m away from the windows in 
the flank elevation of 124/140 St John’s Way.  The distances involved are shown in the 
diagram below:

10.153. Whilst the windows in this flank elevation of the proposed building are generally angled 
away from the nearest neighbouring property and look down Holland Walk, overlooking 
and the potential loss of privacy is still a potential issue without further details of glazing 
and screening. As such, in the event that permission is granted, a condition (5) would 
require details of obscured glazing or privacy screens to be submitted and approved in 
writing and implemented prior to the occupation of the development.



10.154. In terms of Site 2, the situation requires more detailed consideration given distances 
involved between proposed and existing windows. On this building, all the principal living 
room windows face east or west, i.e. not towards the closest residential properties to the 
south, 57-67 Holland Walk. The distances involved are shown in the diagram below.

Plan of Site 2 showing distances

10.155. The distance between Block D and 57-67 Holland Walk is 15.6m, i.e. below the 18m 
minimum distance. Whilst this is typical of the estate and many of the existing narrow 
pedestrian routes result in window-to-window distances of between 11m and 15m, the 
potential overlooking and loss of privacy still needs to be considered. The proposed 
windows which face this neighbouring property on the other side of Holland Walk all 
serve bedrooms and have been set back from the front façade so as to minimise 
overlooking. Nonetheless, it remains to be seen to what extent this design feature can in 
fact protect privacy. As such, further details would be required by condition in the event 
that planning permission is granted (condition 5). 

10.156. To the north of Block D, the distances from the proposed houses (known as Block C) are 
as small as 7m. However, the only windows in these proposed ‘courtyard’ houses would 
be oriel windows with obscured glazing in the front and the only non-obscured glazing 
facing to the sides and down Buxton Road. Finally, the new dwellings proposed in the 
building which replaces the existing caretakers lodge would have windows facing 
properties on Buxton Road, specifically 29-38 Buxton Road. While this does not 
necessarily introduce a new scenario as there are existing windows in the existing 
building and the proposed windows have all been set back from the front façade, further 
details will still be required by condition (5). 

10.157. Safety / Security: Development Management Policy DM2.1 requires for developments to 
be safe and inclusive, enhance legibility with a clear distinction between public and 
private space and to include safety in design, such as access, materials and site 
management strategies. One of the key objectives of this proposal is to create a safe and 
secure environment for residents of the estate. 

10.158. The proposed buildings, both Site 1 and 2, would result in passive surveillance over parts 
of the estate that are currently poorly overlooked. The sunken ball court has a high 
retaining wall around it and that does not allow views into it or around it. For this reason, 
the ball court has been an attraction for crime and anti-social behaviour in the past. The 
introduction of well-designed residential accommodation in its place is considered to 
enhance safety and security in the area. The well-articulated facades of the proposed 
building with windows in all elevations onto existing pedestrian routes would further 
enhance safety and security by increasing overlooking and passive surveillance onto 



currently poorly-overlooked spaces. The overall strategy is to ensure social (passive) 
surveillance is possible throughout the estate through active building frontage and 
windows overlooking common spaces. 

10.159. For Site 2, the improved legibility and visibility of the pedestrian route from Buxton Road 
is a particular benefit. This route, which is currently bordered by dead frontage and brick 
walls, would as a result be well-overlooked with additional foot-fall and activity. Similarly, 
the removal of the existing brick wall which surrounds the community centre and the 
introduction of active frontages to the community centre and a public square would 
contribute towards a safer environment on the estate. 

10.160. A number of other measures are also proposed such as the removal of clutter, the 
improvements to sightlines as well as a lighting strategy which would also create a safer 
environment. The proposed lighting strategy will address the issues with the estate’s 
existing lighting with regard to inconsistent levels of illumination and existing areas of 
darkness. It is considered that these measures would contribute significantly towards 
creating a safer and more secure environment for residents on the estate. Lighting 
details will be suitably conditioned to ensure a safer environment (condition 19). The 
Crime Prevention Design Advisor (Police) has been consulted on the proposal; in 
response, they have confirmed that they welcome the measures proposed by the 
applicant and support the proposal. 

10.161. Noise and Disturbance: adequate sound insulation would be provided to all new units to 
protect the amenities of existing and future residents and this is covered by Building 
Regulations. Moreover, the opening hours of the new community room would be 
controlled by condition (18) in order to protect the living environment of residents. The 
community facility is not insignificant in size, however is marginally smaller than the 
previous community centre. Nonetheless, the introduction of additional residential 
accommodation above it and the potential for new uses and operational changes will 
necessitate further measures in terms of sound insulation and a management plan. As 
such, further details would be required by condition in the event of permission being 
granted (16 and 18).

10.162. The ball court would be relocated to the centre of the estate and thus would be in close 
proximity to existing residential accommodation. To protect residential amenity, a 
condition would require further details of opening times and management arrangements 
of the ball court to be submitted and approved in writing prior to its use (condition 27).

10.163. Construction: A number of objections have been received from neighbouring occupiers 
concerned with the construction impacts on the living environment and amenities of local 
residents in terms of noise and disturbance, dust, noise, vibration and construction traffic. 
In the event that permission is granted, approval would be on condition (condition 4) that 
construction impacts are suitably mitigated through the submission of and adherence to a 
Construction Environmental Management Plan.

10.164. In summary, the proposal is not considered to result in an unacceptable impact on 
neighbouring residential amenity in terms of loss of daylight or sunlight, increased 
overlooking, loss of privacy, sense of enclosure and is considered to result in an 
improvement in terms of safety and security. 

Sustainability, Energy Efficiency and Renewable Energy

10.165. The London Plan (2016) Policy 5.1 stipulates a London-wide reduction of carbon 
emissions of 60 per cent by 2025. Policy 5.2 of the plan requires all development 
proposals to contribute towards climate change mitigation by minimising carbon dioxide 
emissions through energy efficient design, the use of less energy and the incorporation 



of renewable energy. London Plan Policy 5.5 sets strategic targets for new developments 
to connect to localised and decentralised energy systems while Policy 5.6 requires 
developments to evaluate the feasibility of Combined Heat and Power (CHP) systems.

10.166. 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). The London Plan sets out a CO2 reduction target, 
for regulated emissions only, of 35% against Building Regulations 2013. In accordance 
with Islington Planning Policy, developments should achieve a total (regulated and 
unregulated) CO2 emissions reduction of at least 27% relative to total emissions from a 
building which complies with Building Regulations 2013 (39% 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).

10.167. The Core Strategy also requires developments to address a number of other 
sustainability criteria such as climate change adaptation, SUDS, sustainable transport, 
sustainable construction and the enhancement of biodiversity. Development 
Management Policy DM7.1 requires for development proposals to integrate best practice 
sustainable design standards and states that the council will support the development of 
renewable energy technologies, subject to meeting wider policy requirements. Details 
and specifics are provided within Islington’s Environmental Design SPD, which is 
underpinned by the Mayor’s Sustainable Design and Construction Statement SPG. 
Development Management Policy DM7.4 requires the achievement of BREEAM 
‘Excellent’ on all non-residential major developments. Major developments are also 
required to comply with Islington’s Code of Practice for Construction Sites and to achieve 
relevant water efficiency targets as set out in the BREEAM standards.

Carbon Emissions

10.168. The applicant proposes a reduction in regulated emissions of 52.9%, compared to a 
2013 Building Regulations baseline. In terms of overall emissions (both regulated and 
unregulated) the development is predicted to achieve a reduction of 28%.  Both targets 
have been exceeded in terms of carbon reduction.  The Council’s energy services team 
have accepted that this is the maximum achievable and are satisfied with the 
assumptions and recommendations made. In order to mitigate against the remaining 
carbon emissions generated by the development a financial contribution of £88,596 will 
be sought by way of Director’s Letter (pursuant to section 106).

Energy Reduction (Be Lean)

10.169. The proposed U-values for the development are as follows: external walls = 0.15, roof = 
0.13, floors = 0.13, and windows = 1.2. These are generally better than the values 
recommended in the Environmental Design SPD. The Energy Strategy also lays out low 
energy lighting, lighting controls, heating controls. Mechanical Ventilation is specified but 
not active cooling for all of the residential units, however the Community Centre will 
require active cooling to prevent overheating. The Overheating Assessment includes 
details of a wide range of passive heating measures.

Low Carbon Energy Supply

10.170. London Plan Policy 5.6B states that Major development proposals should select energy 
systems in accordance with the following hierarchy: 

 Connection to existing heating or cooling networks;
 Site wide CHP network 



 Communal heating and cooling 

10.171. The applicant proposes to connect to the existing District Heating System on the Elthorne 
Estate. Suitable wording would be included in the application’s section 106 agreement 
(Director’s Letter) to ensure future connection.

10.172. The proposed development will also have a communal heating network. The existing 
plant room at Duncombe Road will be accommodating both CHP and additional boilers 
for the new-build development. This plant room should be future-proofed to allow 
connection to a future DEN as laid out in Appendix 1 of the Council’s Environmental 
Design SPD. 

Renewables

10.173. The Mayor’s SD&C SPD states that major developments should make a further reduction 
in their carbon dioxide emissions through the incorporation of renewable energy 
technologies to minimise overall carbon dioxide emissions, where feasible. The Council’s 
Environmental Design SPD (page 12) states “use of renewable energy should be 
maximised to enable achievement of relevant CO2 reduction targets.

10.174. The Energy Strategy considers the inclusion of wind turbines, solar thermal, heat pumps 
and biomass which are all excluded for valid reasons. The applicant proposes a 25.9 
kWp Solar PV array across flat roofs in the development saving 30.7 tonnes of CO2 per 
year.

Sustainable Design Standards

10.175. The council’s Environmental Design Guide states “Schemes are required to demonstrate 
that they will achieve the required level of the CSH/BREEAM via a pre-assessment as 
part of any application and subsequently via certification.

10.176. The residential element of the development has been assessed against the Code for 
Sustainable Homes, although this has been withdrawn. The submission demonstrates 
that the development would achieve a score of 69.6% which exceeds the threshold of 
68% required to achieve a rating of Level 4 when the Code was previously in force. It is 
recommended that all reasonable measures throughout the design and construction 
process are taken to exceed the 68% target. 

10.177. The Mayor’s Sustainable Design & Construction SPD also details a number of 
sustainability requirements that the proposed development meets, such as building on 
brownfield land, carbon reduction, passive design measures, water saving measures and 
the protection of biodiversity. 

Sustainable Urban Drainage System

10.178. The application site is Flood Risk Zone 1 and therefore has a low probability of flooding 
from tidal or fluvial sources. In terms of SUDS, attenuation will be provided within below 
ground storage tanks to control the surface water discharge from the new development 
areas. These have been sized based on the proposed discharge rates for the 1 in 100-
year rainfall event plus 30% for climate change. 

10.179. For Site 1 at Duncombe Road, it is proposed to drain the entire site via an attenuation 
tank, and outfall into the existing private surface water network via a vortex flow control 
device to limit the discharge rate. For site 2 at Holland Walk, given the topography of the 
site, the drainage measures have been split into two parts given: an upper level and a 
lower level separated by the proposed building and a retaining wall. Surface water 



management for the lower level has been designed to utilise the proposed hard 
landscaping directly outside the proposed community centre building, storing water in the 
sub-base. It is proposed to drain the upper level’s proposed residential buildings via an 
attenuation tank with flow controls. Site 3 at Zoffany Park comprises open play areas 
which would be finished with permeable paving infiltrating rainfall directly to the ground. 
The landscape proposal also includes bio-retention tree pits and all new buildings will 
also be furnished with green / brown roofs, which will contribute towards water 
attenuation. The drainage and SUDS strategy including green roofs will be secured by 
condition (9 and 10) and the responsibility of maintenance placed on the applicant, in this 
case Islington Housing. 

Green Performance Plan

10.180. A draft Green Performance Plan has been submitted as an acceptable draft.  A final 
version would be required through the Director’s Letter (section 106).

10.181. In summary, the energy and sustainability measures proposed are in accordance with 
policy and would ensure a sustainable and green development that would minimise 
carbon emissions in the future. 

Highways and Transportation

10.182. The majority of the application site has a PTAL of 6a given its close proximity to Archway 
Roundabout and associated tube, train and bus connections. However, Zoffany Park 
(Site 3) has a PTAL of just 2 because it is considered to be too remote from Archway. 
However, the sites where residential development is proposed (Site 1 and 2) are both 
within PTAL 6a.  For the purposes of the planning application, the site is considered to 
have an excellent level of public transport accessibility. The site also has local cycle 
routes running alongside it as well as pedestrian routes providing access to a number of 
bus routes from Holloway Road. The site is in walking distance to London Underground 
and Overground connections at Archway and Upper Holloway stations.

Pedestrian / Cycle Improvements

10.183. Islington Core Strategy Policy CS10 (Sustainable design), Part H seeks to maximise 
opportunities for walking. Policy CS1 (Archway) states that improving the environment for 
pedestrians and cyclists at Archway is a priority in particular the east/west movement 
(Junction Road to the island and beyond). Pursuing the implementation of the gyratory 
improvements is an important part of the wider regeneration aspirations for Archway. Any 
redevelopment should contribute to this and should maintain provision of infrastructure 
for buses that is reasonably required to support Archway's role as a transport hub. 

10.184. While the application site is too remote from Archway to directly affect or contribute 
towards the transport infrastructure at Archway, the planning application does seek to 
contribute towards improving the environment for pedestrians and cyclists on the estate 
and the surrounding area by improving links and routes on the estate. The application 
proposes the removal of clutter and barriers on existing pedestrian routes, the 
improvement of sightlines, the introduction of active frontages on previously poorly 
overlooked routes as well as new paving and new lighting. The improvements will be 
most noticeable on the route from Buxton Road into the estate along the community 
centre building (Site 2), where the realignment of the pedestrian route and removal of 
barriers and clutter would create a significantly improved environment.

10.185. In terms of cycle parking, a total of 92 cycle spaces will be provided across the estate for 
the new residents (condition 23). Cycle parking requirements apply for any new 
residential / commercial units, and extensions of 100 square metres or more.  



Development Management Policy DM8.4 (Walking and cycling), Part D requires the 
provision of secure, sheltered, integrated, conveniently located, adequately lit, step-free 
and accessible cycle parking.  For residential land use, Appendix 6 of the Development 
Management Policies requires cycle parking to be provided at a rate of one (1) space per 
bedroom.

10.186. The cycle parking will be provided in the basement of Site 1 as well as the ground floor of 
the new building on the former caretaker’s lodge site (Site 2). A further four spaces would 
be provided in front of the community centre for use by visitors and/or staff of the 
community centre. The provision exceeds the amount required by policy and is in 
accordance with policy. 

Servicing, deliveries and refuse collection

10.187. Refuse and recycling facilities would be provided for new residents in line with Islington’s 
refuse and recycling storage requirements. Site 2 would be served by a separate refuse 
and recycling storage structure connected to the cycle store referred to above. The bin 
store for Site 1 would be provided in the basement of this building (condition 22). 

10.188. Refuse pick-up for Site 2 would occur from Buxton Road. Refuse vehicles would access 
Site 1 from Duncombe Road with a turning head provided at the end of this road so that 
service and delivery vehicles can enter and exit in forward gear in accordance with Policy 
DM8.6. Finally servicing and delivery details for the community centre will be required by 
condition (18).

Vehicle parking

10.189. Core Strategy Policy CS10 (Sustainable development), Part H, requires car free 
development.  Development Management Policy DM8.5 (Vehicle parking), Part A 
(Residential parking) requires new homes to be car free, including the removal of rights 
for residents to apply for on-street car parking permits.  Wheelchair accessible parking 
should be provided in line with Development Management Policy DM8.5 (Vehicle 
parking), Part C (Wheelchair accessible parking). 

10.190. As part of the proposed landscaping improvements associated with the re-development 
of the Sunken Pitch Site (Site 1) the existing row of 11 perpendicular car parking bays in 
front of the site and along the northern side of Duncombe Road would be converted to 
parallel parking bays - resulting in the net loss of 6 parking bays on this section of the 
northern side of Duncombe Road. 

10.191. An existing on-street parking bay on the south side of Duncombe Road would also need 
to be removed to accommodate refuse and emergency vehicle turning manoeuvres. In 
addition, it is proposed that three of the bays on the northern section of Duncombe Road 
would be converted to wheelchair accessible parking bays to ensure that appropriate 
parking is available adjacent to the wheelchair accessible flats. As the development is 
car-free itself, there would effectively be a net loss of 9 standard parking bays on this 
section of Duncombe Road as a result of the proposed re-development of the Sunken 
Pitch site.

10.192. Objections have been received from neighbouring residents about the impact of the loss 
of existing parking and the increase in residents will have on parking stress and the 
surrounding transport infrastructure. However, on-street car parking capacity analysis 
has been undertaken to demonstrate that Duncombe Road will continue to have 
sufficient capacity to accommodate peak levels of parking demand following the 
proposed re-development of the Sunken Pitch site and the associated loss of some 
existing on-street parking bays. Moreover, it remains a policy objective of the Council to 



reduce the reliance of the car in favour of more sustainable modes of transport (Policies 
DM8.2, DM8.4 and DM8.5). 

Stopping Up

10.193. In order to enable the development, three separate areas of existing highways land 
would need to be stopped up. The areas are shown hatched on the plan above and 
involve an area of footway/carriageway at the end of Duncombe Road, an area currently 
occupied by car parking and a pedestrian walkway between 158-178 St. John’s Way and 
the existing sunken ball court. 

10.194. Section 247(2A) of the Act provides that the council of a London borough may by order 
authorise the stopping up or diversion of any highway within the borough if it is satisfied 
that it is necessary to do so in order to enable development to be carried out in 
accordance with planning permission granted under Part III of the Act.

10.195. In K C Holdings Ltd v Secretary of State for Wales [1990] JPL 353 the Deputy Judge held 
that “may” implies a discretion to consider the demerits and merits of the particular 
closure in relation to the particular facts of the case. In Vasiliou v Secretary of State for 
Transport [1991] 2 All ER 77, the Court of Appeal held that when exercising his 
discretion, the Secretary of State was not only entitled, but required to take into account 
any directly adverse effect the order would have on all those entitled to the rights which 
would be extinguished by it, especially as the section contains no provision for 
compensating those so affected.

10.196. The layout of the Elthorne Estate is such that the main north-south pedestrian route is on 
the western side of the existing sunken ball court. This route would be retained and 
upgraded resulting in an overall improvement to pedestrian routes and public realm on 
the development site. Officers therefore consider that there would be no disadvantages 
suffered by the public or by those with properties near or adjoining the existing highway. 
In contrast, there are advantages of stopping up the highways rights to enable the 
development to be carried out. 



Construction Traffic

10.197. Objections have also been received from neighbouring residents about the impact of 
construction on neighbouring amenity. In the event that planning permission is granted, 
the permission would be subject to a condition requiring a Construction Environmental 
Management Plan to be submitted and approved in writing to the local planning authority 
in the interests of residential amenity, highway safety and the free flow of traffic on 
streets, and to mitigate the impacts of the development (condition 4).

Planning Obligations, Community Infrastructure Levy and local finance 
considerations 

10.198. 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 are (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. 

10.199. Under the terms of the Planning Act 2008 (as amended) and Community Infrastructure 
Levy Regulations 2010 (as amended), the Mayor of London’s and Islington’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 and the Islington adopted Community 
Infrastructure Levy Charging Schedule 2014. As the development would be phased and 
the affordable housing is exempt from CIL payments, the payments would be chargeable 
on implementation of the private housing.

10.200. 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.

10.201. A number of site-specific contributions will be sought, which are not covered by CIL. 
None of these contributions were included in Islington’s proposed CIL during viability 
testing, and all of the contributions were considered during public examination on the CIL 
as separate charges that would be required in cases where relevant impacts would result 
from proposed developments. The CIL Examiner did not consider that these types of 
separate charges in addition to Islington’s proposed CIL rates would result in 
unacceptable impacts on development in Islington due to cumulative viability implications 
or any other issue. 

10.202. The letter and memorandum of understanding (pursuant to section 106) will include the 
contributions listed in Appendix 1 of this report. 

11. SUMMARY AND CONCLUSION

Summary

11.1. The application proposes the removal of the sunken ball court (Site 1), demolition of the 
community centre and adjacent caretaker's lodge (Site 2) and the construction of a new 
community centre [282.42 sqm GIA] (Site 2) as well as 46 new dwellings (private and 
affordable), in four blocks across Sites 1 and 2, ranging in height from two to six storeys 
with associated amenity space, bicycle parking spaces and improvements to the public 
realm (including to Zoffany Park, Site 3).  



11.2. The development proposes a mix of high quality residential accommodation, including 
family-sized homes, in the form of development on underused spaces in accordance with 
the aims and objectives of London Plan and Islington Core Strategy Policies. The 
application proposes a total of 46No new homes of which 24No would be affordable 
housing (social rent and shared ownership). The development delivers a significant 
increase in affordable homes in accordance with London Plan (Policy 3.3) and Islington 
Planning Policies (CS12), which require a supply of affordable housing for residents.

11.3. Overall, the proposal delivers well-designed buildings that reflect their individual context 
and are sympathetic to their surroundings. The architecture of the proposal is considered 
to make a positive contribution to a coherent streetscape and the buildings and 
structures are of a proportion, scale and orientation that enhance and appropriately 
define the public realm. Moreover, the proposal is considered to incorporate high quality 
materials and design appropriate to its context. 

11.4. Though the application includes building on the existing sunken ball court, the proposal 
also includes improvements to the landscaping around Site 1 including a new 
landscaped area on Duncombe Road, a new public square and landscaping around the 
community centre (Site 2) as well as an extension to Zoffany Park (site 3). The 
application also proposes significant improvements to the pedestrian routes that connect 
the sites, including new lighting, the removal of clutter, improved sightlines and new 
paving. The tree replacement strategy is well considered and would replace canopy 
cover within a 10-year period.

11.5. The proposal is not considered to have an unacceptable impact on neighbouring 
residential amenity in terms of loss of daylight, sunlight, outlook, privacy, noise and 
disturbance or an increased sense of enclosure. The application is considered to be a 
sustainable form of development in terms of energy efficiency, renewable energy and the 
provision of sustainable forms of transport.  

11.6. For the reasons given above and explained in more detail in the subsequent sections of 
this report, the proposal is considered to be acceptable and in accordance with relevant 
planning policy and is thus recommended for approval subject to conditions and the 
completion of a Directors’ Agreement to secure the necessary mitigation measures.

Conclusion

11.7. 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:

 On-site provision of affordable housing in line with submission documents including a 
provision of 52% affordable housing. All measured by habitable rooms.  

 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. Conditions surveys may be required. 

 Compliance with the Code of Employment and Training;

 Compliance with Code of Local Procurement; 

 Facilitation, during the construction phase of the development, of 2 work placements with 
each placement lasting a minimum of 13 weeks. London Borough of Islington 
Construction Works Team to recruit for and monitor placements. Developer/ contractor to 
pay wages (must meet London Living Wage). 

 Compliance with the Code of Construction Practice, including a monitoring fee (£4,600) 
and submission of site-specific response document to the Code of Construction Practice 
for approval of LBI Public Protection, which shall be submitted prior to any works 
commencing on site.

 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 £920). The figure is £88,596.

 Connection to a local energy network, as per approved Energy Strategy.

 Submission of a Green Performance Plan.

 The provision of 5 accessible parking bays.

 Removal of eligibility for residents’ on-street parking permits for future residents.

 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).

 That the occupants of the caretaker’s lodge will be rehoused prior to demolition.

 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 Committee resolves to APPROVE the stopping up, subject to the applicant first 
entering into an indemnity agreement to pay all the council’s costs in respect of the stopping 
up, on the following basis:

 The council makes a Stopping Up Order under Section 247 of the Town and 
Country Planning Act 1990 (“the Act”) in accordance with the procedure in 
Section 252 of the Act in respect of the area of highway shown on Plan No. 
ET/SUO/01.

 If no objections are received (or any received are withdrawn), or the Mayor of 
London decides a local inquiry is unnecessary, then the Stopping Up Order will 
be confirmed by officers under delegated powers.

 If objections are received from a local authority, statutory undertaker or gas 
transporter (and are not withdrawn), or other objections are received (and not 
withdrawn) and the Mayor of London decides that an inquiry is necessary, the 
Council shall cause a local inquiry to be held.

RECOMMENDATION C

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: 

Drawing Numbers: 
Existing plans EE_001; EE_001; ET_001; 13917/JW/2; 14506/SW/1A
Proposed Plans ET_SP_109 Rev 4; ET_SP_110 Rev 5; ET_SP_111 Rev 3; 
ET_SP_112 Rev 2; ET_SP_113 Rev 2; ET_SP_114 Rev 2; ET_SP_115 Rev 1; 
ET_SP_120; ET_SP_121 Rev 1; ET_SP_122 Rev 1; ET_SP_123 Rev 1; ET_SP_130 
Rev 1; ET_SP_131 Rev 1; ET_SP_132 Rev 1; ET_SP_140 Rev 0; ET_SP_141 Rev 1; 
ET_CC_210 Rev 1; ET_CC_211 Rev 1; ET_CC_212 Rev 1; ET_CC_213 Rev 1; 
ET_CC_214 Rev 1; ET_CC_220 Rev 1; ET_CC_221 Rev 1; ET_CC_222 Rev 1; 
ET_CC_223 Rev 1; ET_CC_230 Rev 1; ET_CC_231 Rev 1; ET_CC_240 Rev 1; 
ET_CC_241 Rev 1; ET_CC_242 Rev 1; ET_CC_243 Rev 1; ET/L01P Rev 3; ET/L02P 
Rev 1; ET/L03P Rev 1; ET/L04P Rev 2; ET/L05P; ET/L06P; ET/L07P; ET/L08P; 
ET/L101P Rev 0; ET/L102P Rev 0;
Design & Access Statement dated January 2019;
Planning Statement (incl. Affordable Housing Statement & HIA) Rev 2 by HTA;



Statement of Community Involvement by HTA dated July 2018; 
Daylight & Sunlight Report dated Jan 2019 by Waterslade;
Preliminary Ecological Appraisal & CfSH Ecology Report dated June 2018;
Energy Strategy by Calford Seaden Rev 4; 
Sustainable Design & Construction Statement Rev 3 by Calford Seaden; 
Code for Sustainable Homes Pre-Assessment;
Site Survey Plans, Services Plans & External Lighting Plans;
Transport Statement & Interim Residential Travel Plan by MLM Group;
Arboricultural Impact Assessment Report Rev SHA 120 Rev A Dated May 2018;
Drainage Statement by MLM Group Revision 4 dated February 2019;
Overheating Assessment Rev 01 by Calford Seaden dated August 2017;
Lighting Calculation Report dated June 2018;
Draft Green Performance Plan Revision 3 dated June 2018 by Calford Seaden;
Geo-Environmental Assessment Report (Phase 2) by MLM Group;
Draft Construction Management Plan;
Flood Risk Assessment by MLM Group Revision 5;

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 and samples of all facing materials shall be submitted to and 
approved in writing by the Local Planning Authority prior to any superstructure work of 
the relevant phase commencing on site. The details and samples shall include:

a) Facing Brickwork(s); Sample panels of proposed brickwork to be used showing the 
colour, texture, pointing and diapered / decorative brickwork and boundary walls shall 
be provided;
b) Window details;
c) Roof materials;
d) Precast concrete panels;
e) Balcony detail and glass/steel balustrades;
f) Doors and access points;
g) Stone panels;
h) Canopies, and
j) 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.

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 Construction Environmental Management Plan (Details)
CONDITION: Notwithstanding the details submitted with the application, a 
Construction and Environmental Management Plan (CEMP) shall be submitted to and 
approved in writing by the Local Planning Authority prior to the commencement of 
development.
 
The CEMP shall include details and arrangements regarding:

a) The notification of neighbours with regard to specific works;
b) Advance notification of any access way, pavement, or road closures;
c) Details regarding parking, deliveries and storage including details of the routing, 



loading, off-loading, parking and turning of delivery and construction vehicles 
and    the accommodation of all site operatives’, visitors’ and construction 
vehicles during        the construction period;

d) Details regarding the planned demolition and construction vehicle routes and 
access to the site;

e) Details regarding dust mitigation and measures to prevent the deposit of mud 
and debris on the public highway. No vehicles shall leave the site until their 
wheels, chassis and external bodywork have been effectively cleaned and 
washed free of earth, mud, clay, gravel, stones or any other similar substance;

f) Details of waste storage within the site to prevent debris on the surrounding 
estate and the highway and a scheme for recycling/disposing of waste resulting 
from demolition and construction works;

g) The proposed hours and days of work (with reference to the limitations of noisy 
work which shall not take place outside the hours of 08.00-18.00 Monday to 
Friday, 08.00-13.00 on Saturdays, and none on Sundays or Bank Holidays.)

h) Details of any proposed external illumination and/or floodlighting during 
construction, including positions and hours of lighting;

i) Details of measures taken to prevent noise disturbance to surrounding 
residents;

j) Information on access and security measures proposed to prevent security 
breaches at the existing entrances to the site, to prevent danger or harm to the 
neighbouring residents, and to avoid harm to neighbour amenity caused by site 
workers at the entrances to the site;

k) Details addressing environmental and amenity impacts (including (but not 
limited to) noise, air quality, smoke and odour, vibration and TV reception)

l) Details of any construction compound including the siting of any temporary site 
office, toilets, skips or any other structure; and

m) Details of any further measures taken to limit and mitigate the impact of 
construction upon the operation of the highway and the amenity of the area.

n) Details of measures taken to minimise the impacts of the construction process 
on air quality, including NRMM registration.

 The report shall assess the impacts during the preparation/demolition, excavation and 
construction phases of the development on the surrounding roads, together with 
means of mitigating any identified impacts.  The report shall also identify other local 
developments and highways works, and demonstrate how vehicle movements would 
be planned to avoid clashes and/or highway obstruction on the surrounding roads.

 The demolition and development shall thereafter be carried out in accordance with 
the approved details and measures. The development shall be carried out strictly in 
accordance with the details so approved and no change therefrom shall take place 
without the prior written consent of the Local Planning Authority.

 REASON: In order to secure the safe and efficient operation of the highway network, 
local residential amenity and to mitigate the impacts of the development.

5 Obscure Glazing and Privacy Screens
CONDITION: Notwithstanding the plans hereby approved, further details of obscured 
glazing and privacy screens to prevent overlooking from the proposed buildings on 
Site 1 and 2 to neighbouring properties on Holland Walk and St John’s Way and within 
the estate itself shall be submitted and approved in writing by the Local Planning 
Authority prior to any superstructure works commencing on site.

The obscure glazing and privacy screens shall be installed prior to the occupation of 
the relevant units and retained as such permanently thereafter.



REASON: In the interest of preventing undue overlooking between habitable rooms 
within the development itself, to protect the future amenity and privacy of residents.

6 Accessible Homes (Compliance)
ACCESSIBLE HOUSING – MAJOR SCHEMES (DETAILS): Notwithstanding the 
Design and Access Statement and plans hereby approved, 38 of the new residential 
units shall be constructed to meet the requirements of Category 2 of the National 
Standard for Housing Design as set out in the Approved Document M 2015 
‘Accessible and adaptable dwellings’ M4 (2) and 5 units shall be constructed to meet 
the requirements of Category 3 of the National Standard for Housing Design as set out 
in the Approved Document M 2015 ‘Wheelchair user dwellings’ M4 (3).

A total of 1 x 1B2P; 3 x 2B3P and 1 x 3B5P units shall be provided to Category 3 
standards.

The development shall be constructed strictly in accordance with the details so 
approved.

REASON – To secure the provision of visitable and adaptable homes appropriate to 
meet diverse and changing needs.

7 Solar Photovoltaic Panels (Details)
CONDITION: Prior to the commencement of above ground works, details of the 
proposed Solar Photovoltaic Panels on proposed buildings at the site shall be 
submitted to and approved in writing by the Local Planning Authority. These details 
shall include but not be limited to:

a) - Location;
b) - Output of panels;
c) - Area of panels; and
d) - Design (including section & plans).

The solar photovoltaic panels as approved shall be installed prior to the first 
occupation of the development and retained as such permanently thereafter.

REASON: In the interest of addressing climate change and to secure sustainable 
development.

8 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.

9 Green/Brown Biodiversity Roofs (Compliance)
CONDITION: Biodiversity (green/brown) roofs shall be provided atop the approved 
buildings, and the green/brown roofs shall:

a) Be biodiversity based with extensive substrate base (depth 80 -150mm); 
b) Contribute towards a 50% reduction in surface water run-off; and
c) Be 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) roofs should be maximised across the site and 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 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.

10 Drainage and SUDS (Compliance)
CONDITION: The SUDS measures as outlined in the approved Drainage Statement 
(by MLM dated 18th October 2018) shall be installed and operational prior to the 
occupation of the development hereby approved. 

No building(s) hereby approved shall be occupied unless and until the approved 
sustainable drainage scheme for the site has been installed/completed strictly in 
accordance with the approved details. 

The scheme shall thereafter be managed and maintained in accordance with the 
approved details.  

REASON:  To ensure that sustainable management of water and minimise the 
potential for surface level flooding.

11 Energy Efficiency – CO2 Reduction (Compliance/Details)
CONDITION: The energy efficiency measures as outlined within the approved Energy 
Strategy Revision 4 (by Calford Seaden) which shall provide for no less than a 28% 
on-site total C02 reduction in comparison with total emissions from a building which 
complies with Building Regulations 2013 shall be installed and operational prior to the 
first occupation of the development.

Should there be any change to the energy efficiency measures within the approved 
Energy Strategy, the following should be submitted and approved:

A revised Energy Strategy, which shall provide for no less than a 28% onsite total C02 
reduction in comparison with total emissions from a building which complies with 
Building Regulations 2013.

The final agreed scheme shall be installed and in operation prior to the first occupation 
of the relevant phase. 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 addressing climate change and to secure sustainable 
development.

12 Landscaping (Details)
CONDITION:  Notwithstanding the submitted detail and the development hereby 
approved a landscaping scheme for each relevant phase shall be submitted to and 
approved in writing by the Local Planning Authority prior to the completion of the 
relevant phase. The scheme shall include the following details: 

a) existing and proposed underground services and their relationship to both hard 
and soft landscaping;



b) proposed trees: their location, species, size and section showing rooting area;
c) soft plantings: including grass and turf areas, shrub and herbaceous areas;
d) topographical survey: including earthworks, ground finishes, top soiling with 

both conserved and imported topsoil(s), levels, drainage and fall in drain 
types; 

e) enclosures and boundary treatment: including types, dimensions and 
treatments of walls, fences, screen walls, barriers, rails, retaining walls and 
hedges;

f) hard landscaping: including ground surfaces, kerbs, edges, ridge and flexible 
pavings, unit paving, furniture, steps and if applicable synthetic surfaces;

g) inclusive design principles adopted in the landscaped features;
h) phasing of landscaping and planting;
i) details of additional bio-retention areas / planters;
j) information of how the proposed shared surface meets the requirements of the 

Council’s Streetbook SPD;
k) all playspace equipment and structures; and
l) any other landscaping feature(s) forming part of the scheme.

All landscaping in accordance with the approved scheme shall be completed / planted 
during the first planting season following practical completion of the relevant phase of 
the development hereby approved in accordance with the approved planting 
phase. The landscaping and tree planting shall have a two-year maintenance / 
watering provision following planting and any existing tree shown to be retained or 
trees or shrubs to be planted as part of the approved landscaping scheme which are 
removed, die, become severely damaged or diseased within five years of completion 
of the development shall be replaced with the same species or an approved 
alternative to the satisfaction of the Local Planning Authority within the next planting 
season.

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 biodiversity, sustainability, playspace and to ensure that a 
satisfactory standard of visual amenity is provided and maintained.

13 Arboricultural Method Statement (Details)
CONDITION: Prior to the commencement of the development hereby approved 
(including demolition and all preparatory work), a scheme for the protection of the 
retained trees, in accordance with BS 5837:2012, including a tree protection plan(s) 
(TPP) and an arboricultural method statement (AMS) shall be submitted to and 
approved in writing by the Local Planning Authority.
 
Specific issues to be dealt with in the TPP and AMS:
  

a)         a)  Location and installation of services & utilities. 

B          b)  Location and installation of drainage.

c)   Methods of demolition within the root protection area (RPA as defined in BS    
              5837: 2012) of the retained trees. 

d) Details of construction within the RPA or that may impact on the retained trees.

e) a full specification for the construction of any roads, parking areas and 
driveways, including details of the no-dig specification and extent of the areas 
of the roads, parking areas and driveways to be constructed using a no-dig 



specification.  Details shall include relevant sections through them. 

f) Arboricultural input into the location, size and shape of the turning area for  
waste collection vehicles.

 
g) Detailed levels and cross-sections to show that the raised levels of surfacing,  

where the installation of no-dig surfacing within Root Protection Areas is 
proposed, demonstrating that they can be accommodated where they meet 
with any adjacent building damp proof courses.

h) A specification for protective fencing to safeguard trees during both demolition 
and construction phases and a plan indicating the alignment of the protective 
fencing.

 
i) A specification for scaffolding and ground protection within tree protection   

zones.
 

j) Tree protection during construction indicated on a TPP and construction and 
construction activities clearly identified as prohibited in this area.

 
k) Details of site access, temporary parking, on site welfare facilities, loading, 

unloading and storage of equipment, materials, fuels and waste as well 
concrete mixing and use of fires.

l) Boundary treatments within the RPA

m) Methodology and detailed assessment of root pruning

n) Arboricultural supervision and inspection by a suitably qualified tree specialist

o) Reporting of inspection and supervision

p) Methods to improve the rooting environment for retained and proposed trees 
and landscaping

 
The development thereafter shall be implemented in strict accordance with the 
approved details.
 
REASON:  Required prior to commencement of development to satisfy the Local 
Planning Authority that the trees to be retained will not be damaged during demolition 
or construction and to protect and enhance the appearance and character of the site 
and locality, in accordance with (Insert relevant policies here) and pursuant to section 
197 of the Town and Country Planning Act 1990.

14 Site Supervision (Details)
CONDITION: Prior to the commencement of the development hereby approved 
(including any ground clearance, tree works, demolition or construction), details of all 
tree protection monitoring and site supervision by a suitably qualified tree specialist 
(where arboricultural expertise is required) shall be submitted to and approved in 
writing by the Local Planning Authority. The development thereafter shall be 
implemented in strict accordance with the approved details.
 
REASON: Required prior to the commencement of development in order that the 
Local Planning Authority may be satisfied that the trees to be retained will not be 
damaged during development works and to ensure that, as far as is possible, the work 
is carried out in accordance with the approved details pursuant to section 197 of the 



Town and Country Planning Act 1990 in accordance with (Insert relevant policies 
here).

15 Noise of Fixed Plant (Compliance)
CONDITION: Prior to the first occupation of the residential flats hereby approved 
sound insulation shall be installed to the plant room sufficient to ensure that the noise 
level within those residential flats does not exceed NR25(Leq) 23:00 – 07:00 
(bedrooms) and NR30 (Leq) 07:00 - 2300 (living rooms and bedrooms).”

REASON: To ensure that an appropriate standard of residential accommodation is 
provided.  

16 Sound Insulation (Details)
CONDITION: Full particulars and details of a scheme for sound insulation between the 
proposed community centre use and residential use of the “Site 2” building shall be 
submitted to and approved in writing by the Local Planning Authority prior to 
superstructure works commencing on site.
 
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, shall be maintained as such 
thereafter and no change therefrom shall take place without the prior written consent 
of the Local Planning Authority.

REASON: To ensure that an appropriate standard of residential accommodation is 
provided.  

17 Air Quality (Details)
CONDITION: Prior to the installation of any communal boiler house/CHP on 
Duncombe Road, an air quality assessment with inclusion of the impact of changes to 
the communal boiler house/CHP on Duncombe Road, shall be submitted to and 
approved by the Local Planning Authority.  The assessment shall demonstrate that the 
impact of the development will be neutral from an air quality point of view. 

REASON: To ensure that an appropriate standard of residential accommodation is 
provided.  

18 Community Centre (Details)
CONDITION: Full details of the operation of the community centre shall be submitted 
to and approved in writing by the Local Planning Authority prior to occupation of the 
Community Centre. The details include:

(i) Opening times;
(ii) Inclusive design measures;
(iii) Details of delivery & servicing.

The inclusive design 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, shall be maintained as such thereafter and no change 
therefrom shall take place without the prior written consent of the Local Planning 
Authority.

REASON: To ensure that an appropriate standard of residential accommodation is 
provided.  



19 Lighting Plan (Details)
CONDITION: No external lighting shall be installed until a scheme and predicted light 
levels at neighbouring residential properties has been submitted to and been 
approved in writing by the Local Planning Authority. Artificial lighting to the 
development must conform to requirements to meet the Obtrusive Light Limitations for 
Exterior Lighting Installations for Environmental Zone - E2 contained within Table 1 of 
the Institute of Light Engineers Guidance Notes for the Reduction of Obtrusive 
Lighting, GN01:2011.

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 buildings as well as protecting the biodiversity 
value of the site.

20 Nesting Boxes (Compliance)
CONDITIONS: A total of 6No. bird and bat boxes shall be installed prior to the first 
occupation of the building to which they form a part, or the first use of the space in 
which they are contained, and shall be maintained as such thereafter. The bird / bat 
boxes shall be equally distributed between Sites 1 and 2.

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

21 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.  

22 Refuse/Recycling Provided (Compliance)
CONDITION: The dedicated refuse / recycling enclosure(s) hereby approved 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.

23 Cycle Parking (Compliance)
CONDITION: The bicycle storage hereby approved shall be provided prior to the first 
occupation of the development hereby approved and shall be maintained as such 
thereafter.

REASON: To ensure adequate cycle parking is available and easily accessible on 
site, to promote sustainable modes of transport and to secure the high quality design 
of the structures proposed.

24 Lifts (Compliance)
CONDITION: All lifts hereby approved shall be installed and operational prior to the 
first occupation of the floorspace hereby approved. 



REASON: To ensure that inclusive and accessible routes are provided throughout the 
floorspace at all floors and also accessible routes through the site are provided to 
ensure no one is excluded from full use and enjoyment of the site.

25 Roof-Level Structures (Details)
CONDITION: Details of any roof-level structures (including lift over-runs, flues/extracts 
and plant room) shall be submitted to and approved in writing by the Local Planning 
Authority prior to any superstructure work commencing on site. The details shall 
include a justification for the height and size of the roof-level structures, their location, 
height above roof level, specifications and cladding. 
 
The development shall be carried out strictly in accordance with the details so 
approved and no change therefrom shall take place without the prior written consent 
of the Local Planning Authority. No roof-level structures shall be installed other than 
those approved. 
 
REASON: In the interests of good design and also to ensure that the Local Planning 
Authority may be satisfied that any roof-level structures do not have a harmful impact 
on the surrounding streetscene or the character and appearance of the area in 
accordance with policies 3.5, 7.4, 7.6 and 7.8 of the London Plan 2016, policies CS8 
and CS9 of Islington’s Core Strategy 2011, and policies DM2.1 and DM2.3 of 
Islington’s Development Management Policies 2013.

26 Roof Terrace Screens (Details)
CONDITION: Details of screens around proposed roof terraces shall be submitted to 
and approved in writing by the Local Planning Authority prior to superstructure works 
commencing on site.

The development shall be carried out strictly in accordance with the details so 
approved and no change therefrom shall take place without the prior written consent 
of the Local Planning Authority.

REASON: To minimise noise and disturbance as well as overlooking. 

27 Ball Court (Details)
CONDITION: Full details of the operation and management of the ball court, including 
opening times, shall be submitted to and approved in writing by the Local Planning 
Authority prior to superstructure works commencing on site. 

The ball court shall be managed in accordance with the details so approved and no 
change therefrom shall take place without the prior written consent of the Local 
Planning Authority.

REASON: To ensure that an appropriate standard of residential accommodation is 
provided.  

28 Land Contamination (Details)
CONDITION: Prior to the commencement of development the following assessment in 
response to the NPPF and in accordance with CLR11 and BS10175:2011 shall be 
submitted to and approved in writing by the Local Planning Authority
 
a)   A programme of any necessary remedial land contamination remediation works 

arising from the land contamination investigation. 
 
      The development shall be carried out strictly in accordance with the investigation 



and any scheme of remedial works so approved and no change therefrom shall 
take place without the prior written approval of the Local Planning Authority.

 
b)   Following completion of measures identified in the approved remediation scheme 

a verification report, that demonstrates the effectiveness of the remediation carried 
out, must be produced which is subject to the approval in writing of the Local 
Planning Authority in accordance with part a).

REASON: To protect residential amenity.



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 Groundwater
A Groundwater Risk Management Permit from Thames Water will be required for 
discharging groundwater into a public sewer. Any discharge made without a permit is 
deemed illegal and may result in prosecution under the provisions of the Water Industry 
Act 1991. We would expect the developer to demonstrate what measures he will 
undertake to minimise groundwater discharges into the public sewer. 

Permit enquiries should be directed to Thames Water's Risk Management Team by 
telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. 
Application forms should be completed on line via 
www.thameswater.co.uk/wastewaterquality.

6 Water Pressure
INFORMATIVE: Thames Water will aim to provide customers with a minimum pressure 
of 10m head (approximately 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. 

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


7 Surface Water Drainage
INFORMATIVE: In respect of surface water it is recommended that the applicant 
should ensure that storm flows are attenuated or regulated into the receiving public 
network through on or off site storage. When it is proposed to connect to a combined 
public sewer, the site drainage should be separate and combined at the final manhole 
nearest the boundary. Connections are not permitted for the removal of groundwater. 
Where the developer proposes to discharge to a public sewer, prior approval from 
Thames Water Developer Services will be required. 

8 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

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

9 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.

10 Construction Management
INFORMATIVE: You are advised that condition 4 covers transport and environmental 
health issues and should include the following information: 

1.         identification of construction vehicle routes;
2.         how construction related traffic would turn into and exit the site;
3.         details of banksmen to be used during construction works;
4.         the method of demolition and removal of material from the site;
5.         the parking of vehicles of site operatives and visitors; 
6.         loading and unloading of plant and materials; 
7.         storage of plant and materials used in constructing the development; 
8.         the erection and maintenance of security hoarding including decorative displays 
            and facilities for public viewing, where appropriate; 
9.         wheel washing facilities; 
10.       measures to control the emission of dust and dirt during construction; 
11.       a scheme for recycling/disposing of waste resulting from demolition and  
            construction works;
12        noise; 
12        air quality including dust, smoke and odour; 
13        vibration; and 
14        TV reception. 

11 Sprinkler Systems
INFORMATIVE: Though fire safety and floor layout will be further considered though the 
building control process, you are strongly advised by the London Fire and Emergency 
Planning Authority to install sprinkler systems as these significantly reduce the damage 
caused by fire and the consequential cost to business and housing providers, and can 
reduce the risk to life.



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 2016, Islington Core Strategy 
2011 and Development Management Policies 2013. The following policies of the 
Development Plan are considered relevant to this application:

A)  The London Plan 2016 as amended - Spatial Development Strategy for Greater 
London 
1 Context and strategy
Policy 1.1 Delivering the strategic vision 
and objectives for London 

2 London’s places
Policy 2.11 Inner 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 3.8 Housing choice 
Policy 3.9 Mixed and balanced communities 
Policy 3.10 Definition of affordable housing 
Policy 3.11 Affordable housing targets 

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 5.7 Renewable energy
Policy 5.11 Green roofs and development 
site environs 
Policy 5.13 Sustainable drainage 

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 6.9 Cycling 
Policy 6.10 Walking 
Policy 6.12 Road network capacity 

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 7.8 Heritage assets and archaeology 
Policy 7.13 Safety, security and resilience to 
emergency 
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 



B) Islington Core Strategy 2011

Spatial Strategy
Policy CS1 (Archway)
Policy CS8 (Enhancing Islington’s Character)

Strategic Policies
Policy CS9 (Protecting and Enhancing 
Islington’s Built and Historic Environment)
Policy CS10 (Sustainable Design)

  Policy CS12 (Meeting the Housing   
  Challenge)
Policy CS15 (Open Space and Green 
Infrastructure)
Policy CS16 (Play Space)

Infrastructure and Implementation
Policy CS18 (Delivery and Infrastructure)
Policy CS19 (Health Impact Assessments)

Development Management Policies June 2013

  Design and Heritage
DM2.1 Design
DM2.2 Inclusive Design

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)

 Health and open space
DM6.1 Healthy development
DM6.3 Protecting open space
DM6.5 Landscaping, trees and biodiversity
DM6.6 Flood prevention

 Energy and Environmental Standards
DM7.1 Sustainable design & construction 
DM7.2 Energy efficiency and carbon 
reduction in minor schemes
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

Designations

The site has the following designations under the London Plan 2016, Islington
Core Strategy 2011 and Development Management Policies 2013:

Archway Special Policy Area
Local Cycle Routes
Zoffany Park Open Space
St John’s Way Verge Open Space
Within 50m of Whitehall Park CA 

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 2017

Affordable Housing & Viability
Housing
Sustainable Design & Construction
Providing for Children and Young Peoples    

  Play and Informal Recreation
Planning for Equality & Diversity
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