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Lewis Arren Design Studio

1. RECOMMENDATION
The Committee is asked to resolve to GRANT planning permission subject to the conditions set out
in Appendix 1;
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2. SITE PLAN (Site outlined in red)

Image 1: Site Location Plan (outlined in red)
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3. PHOTOS OF SITE/STREET

Image 2: Aerial view looking south

Image 3: View the application site from Mitchell Street (pre-existing)
4. SUMMARY
4.1

Planning permission is sought for the erection of a single storey modular building to accommodate
Bright Start early childhood services. The building replaces a similar sized nursery building which
was removed from the site in December 2020. The proposed building will be in situ for a temporary
period for three years.

4.2

The main considerations in this assessment include the impact of the proposals on the character
and appearance of the wider streetscene and nearby heritage assets as well as safeguarding the
amenity levels of the adjacent and nearby residential properties.

4.3

The proposed modular building will be of the same footprint and height as the pre-existing building
and will not facilitate an increased intensification of the nursery (Use Class E(f)) use. The proposals
have been amended to incorporate an improved cladding material, utilising timber instead of
composite wood-like cladding.

4.4

It is considered that the overall scale and detailed design of the proposals are acceptable subject
to full specification and staining of the timber cladding being submitted to and approved by the
Local Planning Authority.
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4.5

It is considered that the proposal would not give rise to neighbouring amenity concerns beyond the
pre-existing situation at the site. It is noted that the proposed building will incorporate a generous
setback from Mitchell Street, allowing for a large buffer between the nursery use and the nearest
residential properties to the south.

4.6

Conditions are recommended to ensure that the existing onsite trees are maintained and protected
during construction.

4.7

The proposal is considered to be acceptable and it is recommended that the application be
approved subject to conditions.

5. SITE AND SURROUNDING
5.1

The application site is known as the East West Community Nursery and is situated on the northern
side of Mitchell Street immediately adjacent to Bunhill Energy Centre to the west and the Finsbury
Leisure Centre to the north and east. The site is currently vacant and having recently contained a
single storey nursery building.

5.2

The property is not situated within a Conservation Area, nor does it contain any locally or statutorily
listed buildings. The St Luke’s Conservation Area is within close proximity to the east of the site.
The Grade II Listed Helmet Row and St Luke’s Church are also within close proximity to the
southeast of the site. The surrounding area consists of predominantly commercial uses and multiunit housing within a mixture of new build developments, mid-20th century properties and 18th-19th
century buildings. Several main bus routes operate along Central Street to the west and Old Street
to the south. Old Street Station is also easily accessible approximately 500m from the application
site.

6. PROPOSAL (in detail)
6.1

Temporary planning permission is sought for the erection of a new single storey modular building.
The proposed new building would cover a similar footprint to the pre-existing nursery and utilise
the existing access ramps already in situ. The proposed building would have an overall height of
3.8m and would be set significantly back from Mitchell Street, with the main entrance onto a
pedestrian route through the Finsbury Leisure Centre. Amendments have been received during the
application consideration, with a timber clad finish proposed rather than the ‘timber effect composite
cladding’ initially proposed.

6.2

The proposed modular building will house Bright Start early childhood services to Islington children
under 5 and their families. Bright Start services are coordinated and delivered by Islington Council,
Whittington Health and other key council and voluntary sector partners working with families in the
area. Bright Start provides activities, support and advice for families from pregnancy – age 5 in
order to reduce stressors and build resilience for children, families and communities. The applicant
has confirmed that the use of the building will be for a similar number of occupants (30 people) as
the previous modular building and that the proposals do not represent an intensification of the site.
The old East West Community Nursery building was removed in December 2020. It is understood
that the local area has good provision for daycare/child nurseries and that there is demand for the
services/activities offered within the proposed modular building.

6.3

As the proposed building would occupy the same footprint as the pre-existing building, the
proposals do not include the removal of any trees.

6.4

It is understood that the proposed building would be needed for a minimum of two years and
temporary planning permission is sought for a period of three years.

P-RPT-COM-Main

7. RELEVANT HISTORY:
PLANNING APPLICATIONS
7.2

P121687 - Certificate of Lawfulness (existing) in connection with the established use of the East
West Nursery (Class D1). Approved 08/10/2021

7.3

P120982 - Creation of gate within the existing boundary fence separating the nursery from Mitchell
Street and laying of paving to provide fire escape access. Reinstatement works to the western
boundary of the site following removal of existing fire escape in this location. Approved with
conditions 05/07/2012

8. CONSULTATION
Public Consultation
8.1

Letters were sent to 182 occupants of adjoining and nearby properties on 12/03/2021. A site notice
and press advert were also displayed. The initial public consultation exercise expired on
11/04/2021. A second public consultation exercise was undertaken due to the change in
description of the development. The letters sent to neighbouring residents stated that the second
consultation period expired on 24 June 2021. However, a second site notice and press adverts
were also displayed, which states an expiry date of the 11 July 2021.

8.2

It is the Council’s practice to continue to consider representations made up until the date of a
decision. At the time of writing this report, no comments had been received from the public with
regards to the application.
Internal Consultees

8.3

Design and Conservation Officer: No objections in principle. Concerns raised regarding
increased footprint, inactive elevation onto the public footpath to the north and lack of existing
elevations and sections.
Officer Comment: The applicant has confirmed that the proposed windows are to the necessary
specification required. While larger window openings were considered, these were dismissed due
to the need to install roller shutters to larger windows and the subsequent appearance of the
building.

8.4

Tree Officer: No objections subject to a pre-commencement condition for a Tree Protection Plan
to ensure that facilitation and development works do not encroach into tree protection areas

8.5

Inclusive Design Officer: Provision of 1 cycle parking space per 3 staff members to cater for both
staff and parents should be provided. Step leading out onto the grassed area should be changed
to a ramp. Contrasting colour for door and frame should be used for main entrance. It should be
ensured that the entry phone system is at suitable height for wheelchair users.

9. RELEVANT STATUTORY DUTIES & DEVELOPMENT PLAN CONSIDERATIONS & POLICIES
9.1

Islington Council (Planning Sub-Committee B), 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.)
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As the development affects the setting of listed buildings, Islington Council (Planning Sub
Committee) is required to have special regard to the desirability of preserving the building
or its setting or any features of special architectural or historic interest which it possesses
(S66 (1) Planning (Listed Buildings and Conservation Areas) Act 1990) and;



As the development is within or adjacent to a conservation area(s), the Council also has a
statutory duty in that special attention shall be paid to the desirability of preserving or
enhancing the character or appearance of that area (s72(1)).

9.2

National Planning Policy Framework (NPPF) (2019): Paragraph 11 states: “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

The National Planning Policy Framework 2019 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.

9.4

Since March 2014 Planning Practice Guidance for England has been published online.

9.5

In considering the planning application account has to be taken of the statutory and policy
framework, the documentation accompanying the application, and views of both statutory and nonstatutory consultees.

9.6

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.

9.7

Members of the Planning Sub-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.

9.8

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.
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Development Plan
9.9

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

9.10

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

Bunhill & Clerkenwell Core Strategy Key Area
Central Activities Zone
Bunhill & Clerkenwell Finsbury Local Plan Area
Article 4 Direction A1-A2 (Rest of Borough)
Article 4 Direction B1(c) to C3
Heathrow Safeguarding Area

Supplementary Planning Guidance (SPG) / Document (SPD)
9.11

The SPGs and/or SPDs which are considered relevant are listed in Appendix 2.
Emerging Policies
Draft Islington Local Plan 2019

9.12

The Regulation 19 draft of the Local Plan was approved at Full Council on 27 June 2019 for
consultation and subsequent submission to the Secretary of State for Independent Examination.
From 5 September 2019 to 18 October 2019, the Council consulted on the Regulation 19 draft of
the new Local Plan. Submission took place on 12 February 2020 with the examination process now
in progress. As part of the examination, consultation on pre-hearing modifications took place from
19 March to 9 May.

9.13

In line with the NPPF Local Planning Authorities may give weight to relevant policies in emerging
plans according to:




9.14

the stage of preparation of the emerging plan (the more advanced its preparation, the greater
the weight that may be given);
the extent to which there are unresolved objections to relevant policies (the less significant the
unresolved objections, the greater the weight that may be given); and
the degree of consistency of the relevant policies in the emerging plan to this Framework (the
closer the policies in the emerging plan to the policies in the Framework, the greater the weight
that may be given).

Emerging policies relevant to this application are set out below:
-

9.15

Policy PLAN1 – Site appraisal, design principles and process
Policy SC1 – Social and Community Infrastructure
Policy DH1 – Fostering innovation and conserving and enhancing the historic environment
Policy G4 – Biodiversity, landscape design and trees
Policy H2 – Heritage assets
Policy DH5 – Agent-of-change, noise and vibration
Site Allocation BC4 - Draft Islington Bunhill and Clerkenwell Area Action Plan 2019

The site is also identified within Islington’s Draft Local Plan, Bunhill and Clerkenwell Area Action
Plan (September 2021 as Site Allocation BC4: Finsbury Leisure Centre.
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10.

ASSESSMENT

10.1

The main issues arising from this proposal relate to:






Land Use
Design
Neighbouring Amenity including sunlight/daylight and noise pollution
Transport including servicing and deliveries
Other issues

Land Use
10.2

The current lawful use of the property is Class E (f) (formerly D1). The temporary building would
replace former the East West Nursery building, which occupied the site until December 2020. The
proposal would occupy a similar building footprint and utilise the existing access ramps. The
facilities would be required for a 36 month period. The proposals would not facilitate an
intensification of the Class E(f) use on site, and would be occupied to the extent of the previous
building (30 children/parents).

10.3

The provision of the replacement facility would continue to provide a social infrastructure use at the
site. Development Management Policy DM4.12 is supportive of new social and community
infrastructure provision. Policy DM4.12C sets out criteria for new social infrastructure, which must:
i.
ii.
iii.
iv.

be located in areas convenient for the communities they serve and accessible by a range
of sustainable transport modes, including walking, cycling and public transport;
provide buildings that are inclusive, accessible, flexible and which provide design and space
standards which meet the needs of intended occupants;
be sited to maximise shared use of the facility, particularly for recreational and community
uses; and
complement existing uses and the character of the area, and avoid adverse impacts on the
amenity of surrounding uses.

10.4

The proposed modular building would continue to serve the local community, is located in a highly
accessible location, provides an accessible building and would complement the surrounding
residential, commercial and leisure centre uses. The proposed facility would provide Bright Start
activities and services for families (parents and children attending together), rather than operating
as a traditional childcare/nursery. The previous nursery building was removed in December 2020,
with no re-provision since this time. It is considered that due to the temporary nature of the
building/use and that it re-provides a social infrastructure use on the same site, the proposed use
is acceptable and that the Class E (f) use provide suitable flexibility for other social infrastructure
uses.

10.5

Policy S3 of the London Plan 2021 supports the retention of education facilities and the
enhancement of facilities for educational purposes. It states under Part C that ‘Development
proposals should ensure that there is no net loss of education or childcare facilities, unless it can
be demonstrated that there is no ongoing or future need’.

10.6

Whilst the proposals do not facilitate the creation of any additional nursery floorspace, the retention
of the Use Class E(f) is supported by the Islington Development Management Plan and the London
Plan 2021 and is therefore acceptable in land use terms. Notwithstanding this, The Town and
Country Planning (Use Classes) Regulations were amended on 1st September 2020. Prior to this
the existing and proposed floorspace was considered D1 (Non-residential institutions). The
amended Use Class regulations omit the former Use Classes D1 and introduces a new Use Class
E, which encompasses various D1 and D2 uses, together with many other town centre uses. Whilst
the proposals retain social infrastructure, it is considered that other alternative Class E uses would
not be appropriate at this site. The newly introduced Class E includes potential noise generating
uses such as shop, restaurant and office. The application has not been accompanied by any
supporting information to justify the use of the site as anything other than Class E(f) and, as
mentioned above, the retention of the existing social infrastructure use is considered appropriate
in this instance. As no information has been submitted with the application to demonstrate that
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alternative Use Class E occupiers would be appropriate on this site, a condition restricting the
operation of the proposed modular building to Use Class E(f) has therefore been recommended.
10.7

The application site is located within Site Allocation BC12 of the Finsbury Local Plan 2013 and is
proposed Site Allocation BC4 within the Draft Islington Bunhill and Clerkenwell Area Action Plan
2019. The site allocations identify the wider Finsbury Leisure Centre site for redevelopment, and
together with Policy BC1 of the Finsbury Local Plan support the provision of community and nursery
uses at the site. Notwithstanding this, the proposed temporary building also takes account of the
site allocation.
Design
Site and Policy Context

10.8

Core Strategy 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’.

10.9

Islington’s Planning Policies and Guidance encourage high quality design which complements the
character of an area. In particular, policy DM2.1 of Islington’s adopted Development Management
Policies requires all forms of development to be high quality, incorporating inclusive design
principles while making a positive contribution to the local character and distinctiveness of an area
based upon an understanding and evaluation of its defining characteristics.

10.10 The UDG provides guidance on how urban design principles should be applied to ensure that new
development successfully contributes to making the borough a better place. It is applicable to all
new developments, including alterations and extensions to existing buildings.
Scale and Massing
10.11 The application site is not situated within a conservation area. However, it is within a historically
sensitive location, with a Grade II Listed Building nearby on the southern side of Mitchell Street and
the Grade II Listed St Luke’s Church and its gardens nearby to the east. The application property
is also well vegetated and contains several good quality trees. Careful consideration of the
proposed building and its visual impact on the surrounding character of the site is therefore
required.
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Image 4: Proposed South Elevation (looking towards Mitchell Street)

Image 5: Proposed North Elevation

Image 6: Proposed Side Elevation
10.12 The proposed building would be constructed to a similar footprint as the previous East West
Community Nursery Building, and would utilise existing ramps which remain in situ. The proposed
height of the building is 3.8m, which is consistent with the previous building that occupied the site
until December 2020. The proposed building would be set back from Mitchell Street, deep into the
wider Finsbury Leisure Centre Site.
10.13 The proposal would be modest in scale and massing, particularly given its consistency with the
previous nursery building that occupied the site. This modest single storey scale, together with the
siting of the building deep into the leisure centre side would reduce any potential visual impacts
from Mitchell Street. Whilst the proposals will be highly visible from the public footpath within the
wider leisure centre site, it is noted that the proposed siting is consistent with the previous nursery
building and it would have a modest scale framed by planting and football pitches. While the
building would be visible in longer private views it’s modest scale and siting amongst the sports
facilities is such that it would not be overly prominent.
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Image 7: View of pre-existing modular building from adjacent football pitches to the north
Detail Design/Materials
10.14 The initial proposals for the building included the use of a ‘timber effect’ composite cladding. This
was considered a poor quality material. Due to the simple design of the building it is considered
that a higher quality finish was required. The scheme has been amended to incorporate timber
cladding, which would be similar in design and appearance to the adjacent Bunhill Energy Centre.
The alternative cladding is considered acceptable subject to details being submitted of an
appropriate staining and/or finish to the timber. Subject to this condition, the materials are
considered to be appropriate within the context.
10.15 Officers have raised concerns regarding the proposed window arrangements and inactivity to the
principle elevation. While an alternative solution with large window openings was presented by the
applicant, for security reasons this would necessitate the installation of roller shutters. The
alternative solution was not considered appropriate. While the relatively inactive frontage is
regrettable, the need for limiting openings into the proposed facility is understood, and together
with the temporary nature of the building and active surrounding uses, it is considered to be
acceptable in this case.
10.16 Overall the proposals are considered acceptable in design terms subject to the full details of the
timber cladding being agreed. The proposals would be constructed to a similar height, footprint and
siting as the pre-existing modular building and are therefore considered to be in compliance with
Development Management Policy DM2.1, and the Islington Urban Design Guide SPD.
Neighbouring Amenity
10.17 The National Planning Policy Framework identifies as a core planning principle that planning should
always seek a high quality of design and a good standard of amenity for all existing and future
occupants of land and buildings.
10.18 Development Management Policy DM2.1 (part x) confirms that, for a development proposal to be
acceptable it is required to provide a good level of amenity including consideration of noise and the
impact of disturbance, hours of operation, vibration, pollution, fumes between and within
developments, overshadowing, overlooking, privacy, direct sunlight and daylight, over-dominance,
sense of enclosure and outlook. Paragraph 2.13 states that the design and layout of buildings must
enable sufficient sunlight and daylight to penetrate into and between buildings, and ensure that
adjoining land or properties are protected from unacceptable overshadowing. This supporting text
goes on to specifically reference relevant guidance prepared by the Building Research
Establishment (BRE).
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10.19 The proposed building would be limited to a single storey and is not within the immediate proximity
to residential uses, with the properties opposite the site on Mitchell Street located in excess of 20m
from the front elevation. The proposed new modular building would therefore not impact on the
amenities of neighbouring occupiers in terms of loss of light, privacy or sense of enclosure.
10.20 With regard to noise and disturbance, the use is established at the site and the proposal would not
result in an intensified use from the former use of the site. It is anticipated that the use would be in
operation during the hours of 8am to 6pm Monday to Friday with some activities also occurring on
Saturdays. A condition limiting the use of the site to 8am to 6pm Monday to Saturday would
therefore be considered appropriate to further alleviate any potential noise issues to neighbouring
residential occupiers. It is also noted that the site is adjacent to sporting facilities to the east and
north that are utilised during the evenings.
Accessibility
10.21 Policy DM2.2 and the Inclusive Design SPD, seeks to ensure developments provide for ease of
and versatility in use and deliver safe, legible and logical environments. In this regard the Design
and Planning Statement confirms that the proposal would conform to the requirements of Part M
of the Building Regulations and to DDA (Disability Discrimination Act) requirements, and in terms
of the refurbishment of the existing building as much as is practical.
10.22 The Council’s Inclusive Design Officer raised a number of concerns with the proposal in respect of
ramp gradient and the use of handrails. It should be noted that the existing in situ ramps will be
used. A condition is recommended requiring compliance with Part M of the Building Regulations
and that handrails are incorporated into the access ramp.
10.23 Overall it is considered that the proposal would be acceptable in regard to the Council’s objectives
in relation to Inclusive Design.
Transport, Servicing and Refuse Arrangements
10.24 The servicing and delivery arrangements for the new building would remain as existing, with
servicing taking place through the main entrance and vehicles parking on Central Street.
10.25 It is noted that bin store locations are not shown on the submitted drawings. It is understood that
waste will be stored and collected in accordance with the existing arrangements on site. Waste will
therefore be collected by the Islington Council Waste Collection Service and it is anticipated that
the collection point would be via Mitchell Street.
10.26 Policy DM8.4C seeks to ensure developments provide cycle parking in accordance with the
minimum standards set out in Appendix 6. For community uses such as this Appendix 6 requires
storage for 1 cycle per 3 members of staff (available to staff and visitors) be provided. As such, 8
number of cycle parking spaces are required. This policy advises that cycle parking is required to
be designed to best practice standards and shall be secure, sheltered, integrated, and conveniently
located, adequately lit, step-free and accessible.
10.27 Although details of cycle parking have not been submitted, the site has sufficient space for the
requisite provision. A condition is recommended requiring the submission of details of cycle parking
prior to the first occupation of the building.
Landscaping and Trees
10.28 The Councils Arboricultural Officer was consulted during the assessment of the application.
Concerns were initially raised regarding the impact on trees along the western boundary of the site
due to the plans detailing a larger building footprint to the building removed. However, the plans
were updated to accurately detail the use of the existing building footprint. Due to the building using
the pre-existing footprint and having the same height as the former building, no concerns are raised
regarding the impact to trees, subject to a condition requiring the submission of a Tree Protection
Plan.
P-RPT-COM-Main

11.

SUMMARY AND CONCLUSION
Summary

11.1 The design and scale of the proposed building is consistent with the pre-existing nursery building
and is considered acceptable, subject to a condition requiring details of the timber finish to be
submitted. The Class E(f) (Creche, day nursery or day centre (not including a residential use) use
of the site is established and the proposal would not result in an intensified use of the site that would
detrimentally impact upon the amenity of neighbouring occupiers. As such, the proposed
development is considered to accord with the policies in the London plan, Islington Core Strategy,
Islington Development Management Policies and material considerations being the National
Planning Policy Framework and as such is recommended for approval subject to conditions.
Conclusion
11.2 It is recommended that planning permission be granted subject to conditions as set out in Appendix
1 - RECOMMENDATION.
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APPENDIX 1 – RECOMMENDATIONS
RECOMMENDATION A
That the grant of planning permission be subject to conditions to secure the following:
List of Conditions:
1

Temporary Permission
CONDITION: The hereby approved single storey modular building is granted only for a
limited period, being 36 months from the issue of this permission. After that date, shall
be removed unless further consent has been obtained from the Local Planning
Authority.
REASON: The temporary consent is such that the Local Planning Authority has a period
to monitor noise and other operational management issues (waste management;
deliveries) in order to protect amenity of both residential and commercial premises that
abut the site

2

Approved plans list
CONDITION: The development hereby permitted shall be carried out in accordance with
the following approved plans:
Dwg (10)-04 Rev PR1; Dwg (100)-02 Rev P1; Dwg (00)-01 Rev S2
REASON: To comply with Section 70(1) (a) of the Town and Country Planning Act 1990
as amended and also for the avoidance of doubt and in the interest of proper planning.

3

Materials (Details)
CONDITION: Details and specifications of the timber cladding and its staining/finish
shall be submitted to and approved in writing by the Local Planning Authority prior to
any construction works commencing on site.
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

Tree Protection Plan (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.
Location and installation of services/ utilities/ drainage.
b.
Methods of demolition within the root protection area (RPA as defined in BS
5837: 2012) of the retained trees.
c.
Details of construction within the RPA or that may impact on the retained trees.
d.
a full specification for the installation of boundary treatment works.
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.
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f.
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.
g.
A specification for protective fencing to safeguard trees during both demolition
and construction phases and a plan indicating the alignment of the protective fencing.
h.
a specification for scaffolding and ground protection within tree protection zones.
i.
Tree protection during construction indicated on a TPP and construction and
construction activities clearly identified as prohibited in this area.
j.
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
k.
Boundary treatments within the RPA
l.
Methodology and detailed assessment of root pruning
m.
Reporting of inspection and supervision
n.
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.
5

Tree Retention (Compliance)
CONDITION: No retained tree shall be cut down, uprooted, destroyed, pruned, cut
or damaged in any manner during the development phase and thereafter within 5 years
from the date of occupation of the building for its permitted use, other than in accordance
with the approved plans and particulars or as may be permitted by prior approval in
writing from the local planning authority.
REASON: Required to safeguard and enhance the character and amenity of the area,
to provide ecological, environmental and bio-diversity benefits and to maximise the
quality and usability of open spaces within the development, and to enhance its setting
within the immediate locality.

6

Inclusive Design/Accessibility (Complaince)
CONDITION: The temporary building and its associated access pathways and ramps,
including any necessary handrails, shall comply as far as possible with the requirements
of the Inclusive Design in Islington SPD and where appropriate the Building Regulations
Approved Documents M.
REASON: In the interest of securing acceptable access arrangements.

8

Hours of Use (Compliance)
CONDITION: The temporary modular building hereby approved shall not operate
outside the hours of:
8:00am - 18:00pm Monday to Saturday
REASON: To ensure that the proposed development does not have an adverse impact
on neighbouring residential amenity.

P-RPT-COM-Main

9

Cycle Parking (Details)
CONDITION: Details of the layout, design and appearance (shown in context) of the
bicycle storage area(s) shall be submitted to and approved in writing by the Local
Planning Authority prior to first occupation of the development onsite.
The bicycle storage area(s) shall be provided strictly in accordance with the details so
approved, provided/erected prior to the first occupation of the development, and
maintained as such thereafter.
REASON: To ensure adequate cycle parking is available and easily accessible on site
and to promote sustainable modes of transport.

10

Use Class (Compliance)
CONDITION: Notwithstanding the provision of the Town and Country Planning
(Amendment) (England) Regulations 2020, the temporary modular building hereby
approved shall be used only for the Creche, day nursery or day centre (not including a
residential use) and not for any other purpose listed within Use Class E (other than
Class E (f)) of the Town and Country Planning (Amendment) (England) Regulations
2020.
REASON: For the avoidance of doubt and to enable the Local Planning Authority to
retain control over the development, in the interests of the use of the building within a
local shopping area and the amenity of the adjoining neighbours.

List of Informatives
1

INFORMATIVE: You are reminded of the need to comply with legislation outside
the realms of the planning legislation including Building Regulations,
Environmental Regulations (including noise and litter), Inclusive Design etc.

2

INFORMATIVE: The following British Standards should be referred to:
a.

BS: 3998:2010 Tree work – Recommendations

b.
BS: 5837 (2012) Trees in relation to demolition, design and construction Recommendations

P-RPT-COM-Main

APPENDIX 2:

RELEVANT POLICIES

This appendix lists all relevant development plan polices and guidance notes pertinent to the determination
of this planning application.
1.

National Guidance

The National Planning Policy Framework 2019 and Planning Policy Guidance (PPG) seek to secure
positive growth in a way that effectively balances economic, environmental and social progress for this
and future generations. The NPPF and PPG are material considerations and have been taken into account
as part of the assessment of these proposals.
2.

Development Plan

The Development Plan is comprised of the London Plan 2021, Islington Core Strategy 2011, Development
Management Policies 2013, Finsbury Local Plan 2013 and Site Allocations 2013. The following policies
of the Development Plan are considered relevant to this application:
A) The London Plan 2021 - Spatial Development Strategy for Greater London
Policy D4 Delivering good design
Policy D14 Noise
Policy S3 Education and childcare facilities
B) Islington Core Strategy 2011
Policy CS 8 – Enhancing Islington’s character
Policy CS 9 - Protecting and enhancing Islington’s built and historic environment
Policy CS 10 – Sustainable Design
Policy CS 11 – Waste
Policy CS 18 – Delivery and Infrastructure
C) Development Management Policies June 2013
Policy DM2.1 – Design
Policy DM2.2 – Inclusive Design
Policy DM2.3 - Heritage
Policy DM4.12 – Social and Strategic infrastructure and cultural facilities
D) Finsbury Local Plan 2013
Policy BC1 – King Square and St Luke’s
Policy BC8 – Achieving a Balanced Mix of Uses
3.

Designations
-

4.

Bunhill & Clerkenwell Core Strategy Key Area
Central Activities Zone
Bunhill & Clerkenwell Finsbury Local Plan Area
Article 4 Direction A1-A2 (Rest of Borough)
Article 4 Direction B1(c) to C3
Heathrow Safeguarding Area
Site Allocation – BC12 of Finsbury Local Plan
SPD/SPGS
Urban Design Guidelines
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