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house). Excavation at lower ground floor level to increase the floor
to ceiling heights and enlarge existing rear lightwells. Alterations
to front and rear elevations including instalation of metal railings,
new access gates and proposed landscaping, refuse and cycle
parking provision, and other associated works.

Case Officer

Mr Daniel Jeffries

Applicant

One Housing Group - Mr Parry

Agent

Davies Murch – Mr Jonathan Murch

1.

RECOMMENDATION
The Committee is asked to resolve to GRANT planning permission:
1. Subject to the conditions set out in Appendix 1;
2. Conditional upon the prior completion of a Deed of Planning Obligation made
under section 106 of the Town and Country Planning Act 1990 securing the heads
of terms as set out in Appendix 1;

2.

SITE PLAN (site outlined in red)

3.

REASONS FOR REFERRAL TO COMMITTEE

3.1

This application was previously presented to the Planning Committee meeting on 23rd
April 2020 (see original Committee Report at Appendix 3) where Members resolved
that planning permission be granted subject to the conditions and informatives set out
in Appendix 1 of the Committee Report.

3.2

The agreed minutes for the meeting confirmed that in the discussion the following
points were made:
•

•

The Planning Officer informed members of the following updates – Floor plans
PL11-PL14 (proposed lower level ground to proposed second level floor plan) in
condition 2 of the Committee report need to be amended to Rev. P2. These
revisions were submitted during the course of the application to demonstrate a soft
spot in the proposed dwelling where a floor lift could be located had been changed
to the installation of a lift and to address inclusive Design Officer comments.
In addition, the Planning Officer highlighted changes to the Heads of Terms –
Correcting recommendation (a) – Requiring the 7 no.units to be for social rented
housing including the requirement for the nomination rights for the ‘Move On’ units

•
•

•

•

•

•

•

to return to Islington in accordance with local authority lettings policy should the
GLA ‘Move On’ scheme cease to exist.
The Planning Officer advised the meeting that the site is not within an Employment
Growth Area, Employment designated area or within the Central Activities Zone.
Members were reminded that the loss of the existing vacant HMO is considered
acceptable having consulted the Council’s Environmental Health Team who
manage and license HMO’s within the Borough. The team had assessed the
existing accommodation as not of good quality.
Members were advised that the Council’s Housing Team had not objected to the
loss of HMO and welcomes the change of use as the proposal would deliver
affordable homes which is one of the Council’s key objectives identified in Part G
of Policy CS12 of Islington’s Core Strategy Policies (2011).
The Planning Officer acknowledged that excavation works is to be carried out in
the basement and is considered acceptable in design terms, and that the proposed
works are compliant with the Council’s Basement SPD in regards to its structural
impact. The Building Control Officer had reviewed the application and raised no
objections to the excavation works from a structural perspective.
A member of the public stated that whilst he supported the proposal and had a
good relationship with One Housing Group who had been supportive in
discussions with him, he did have concerns over the excavation works to the
basement, which according to a structural engineers report could cause cracking
and problems to his property. He requested for a waiver especially on this issue.
(Following questions from the committee the objector clarified that his use of the
term ‘waiver’ was intended to mean that he was requesting that the committee
agree to omit the basement excavations from the application.)
In response to the objectors concerns, the applicant stated that a structural
engineers report had been submitted with the application. The Planning Officer
acknowledged no works would commence until a structural report had been
submitted and were issues to arise in the future this would be addressed through
Party Wall agreement. Meeting was informed that a structural engineer would be
engaged on site to assess any problems. The Chair stated that in addition if the
applicant wished to engage his own structural engineer then the applicant would
be liable for the cost of this under the Party Wall Act.
Members welcomed and supported the scheme considering that the building that
had been abandoned for quite a while and importantly the addition of the new
social rented housing units.

3.3

Since the date of this meeting further neighbour consultation responses have been
received raising a number of concerns with the proposal, including the request for a
revised Site Location Plan and the proposed ground floor plan showing alterations to
the position of the proposed refuse and cycle storage, which has been submitted and
further consultation carried.

4.

BRIEF SUMMARY OF PROPOSAL

4.1

The application seeks permission for the change of use of the existing HMO (House of
Multiple Occupupation) to allow for the creation of 7 no. self-contained residential units
(3 no. 1-bed flats, 1 no. 2 bed flats, 2 no. 3 bed houses and 1 no. 5 bed house). The
proposal also includes excavation at lower ground floor level to allow for the increase
in the floor to ceiling heights and enlarge existing rear lightwells. The proposal would
also include alterations to front and rear elevations including installation of metal
railings, new access gates and proposed landscaping, refuse and cycle parking
provision, and other associated works.

5

UPDATES FOLLOWING COMMITTEE ON 23RD APRIL 2020
Policy Updates

5.1

The National Planning Policy Framework 2021 was revised on 20 July 2021. The
London Plan 2021 was also formally adopted on 02 March 2021. Therefore, the local
development plan comprises of the London Plan 2021, the Islington Core Strategy
2011 and the Islington Development Management Policies 2013.

5.2

The relevant policies from the recently adopted London Plan 2021 in respect to this
application are listed below:
-

Policy GC5- Policy D1 London’s form, character and capacity for growth
Policy D4 Delivering good design
Policy D5 Inclusive Design
Policy D6 Housing quality and standards
Policy D7 Accessible housing
Policy D8 Public realm
Policy D12 Fire safety
Policy D13 Agent of change
Policy D14 Noise
Policy H2 Small sites
Policy H4 Delivering affordable housing
Policy HC1 Heritage conservation and growth
Policy T5 Cycling
Policy T6 Car parking

Islington Local Plan Examination in Public (2019)
5.3

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 Draft of the new Local Plan. Submission took place on 12
February 2020. As part of the examination consultation on pre-hearing modifications
took place between 19 March and 9 May 2021. The Matters and Issues have now been
published and hearings took place from 13 September to 5 October.

5.4

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

-

5.5

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:
-

Policy PLAN1: Site appraisal, design principles and process
Policy H2 New and existing conventional housing
Policy H4 Delivering high quality housing
Policy H5 Private outdoor space

5.6

6.

Policy H10 Houses in Multiple Occcupation
Policy G4 Biodiversity, landscaping design and trees
Policy S1 Delivering Sustainable Design
Policy T3 Car free development
Policy DH2: Heritage assets
Policy DH4 Basement development

Whilst the changes to policy are a material consideration, these are such that the
amended/updated policy would not impact the assessment of this application as
detailed in the Committee Report and the deliberations of the Planning Committee.
CONSULTATION
Public Consultation

6.1

As detailed in the previous Committee Report letters were originally sent to occupants
of adjoining and nearby properties on 9th September 2019, and Site and Press Adverts
were also displayed. The consultation period expired on 6th October 2019. However,
the Council accepts representations up until the determination of the application.

6.2

At the time of the writing of the report presented at the 23rd April 2020 Planning
Committee, a total of 3no. objections/comments were received. The letters of
representation raised the folllowing summarised concerns and comments (these were
addressed in the previous Committee Report with relevant paragraph references for
responses provided at paragraph 8.2 of the Report at Appendix 3).
-

-

Concerns in relation to the excavation at basement level, including lowering floor
level and extension of rear lightwells, would have a detrimental impact on the
adjacent Listed Building
Supportive of reinstatement of metal railings but requests that the details are
secured by condition
Concerns regarding security with the rear bin alley with bike sheds created
Requests that the paintwork to the front elevation is removed
Requests historically accurate colours are used in the frontage, including windows
and doors
Requests that front gardens are not used for parking

6.3

Since the previous Planning Committee, a representation has been received raising a
number of concerns with the development and Members’ resolution to grant planning
permission.

6.4

One of the concerns raised regarded the inaccuracy of the submitted Site Location
Plan, which omitted part of the relevant application site. The applicant subsequently
submitted a revised Site Plan together with a series of revised drawings relating to the
cycle and refuse storage locations. Following this, notification letters were sent to
occupants of adjoining and nearby properties on 30th November 2021, 10th March 2022
and 10th April 2022. The public consultation of the application expired on 24th April
2022, however it is the Council’s practice to continue to consider representations made
up until the date of a decision.

6.5

At the time of the writing this report and since the original Plannign Committee, six
additional representations raising objection have been received from the public with
regard to the application. The issues raised can be summarised as follows:

-

-

-

-

-

-

-

-

Design and Conservation
Raised concern regarding original assessment in terms of the impact on visual
appearance and historic character of the host building and Barnsbury Conservation
Area
Concern that the assessment failed to take into consideration the Inspectors
comments on an appeal at no. 8 Purley Place
Lack of details to front gardens (including railings, bin storage, hard and soft
landscaping) and concerns that the bin stores to the front gardens would subsume
front railings
Concerns in relation to the visual appearance of refuse and cycle storage to the
front and rear gardens including loss of usuable space for future occupiers
Concerns about the size of the rear lightwells
Requests that external lighting to the front elevation be removed
Concerns about the lack of written comments from the Council’s Design and
Conservation Officer
Security concerns
(Paragraphs 7.5 to 7.37)
Amenity Impacts
Concerns in relation to use of rear gardens and alleyway for refuse/cycle storage
(including increased noise and disturbance, loss of privacy, anti-social behaviour,
safety and security for existing and future occupiers)
Noise Pollution to surrounding properties and lack of noise report to assess impacts
(Paragraphs 7.38 to 7.48)
Standard of Accommodation and Accessibility
Concerns about the lack of fully accessible accommodation
Concerns about the quality of the private amenity space to front gardens
(Paragraphs 7.49 to 7.65)
Highways
Concerns that the Highways comments were not followed in respect of cycle
storage
(Paragraphs 7.66 to 7.75)
Other Matters
Drawings incorrect (including the Site Location Plan and 7 Purley Place not being
shown on drawings)
Failure to serve notice on neighbouring properties
Inaccurate declaration on application form (in relation to creation of public right of
way)
Tenure blind design (proposal assessed differently due to being affordable
housing)
Party Wall issues and damp associated by basement excavation
Unauthorised works
(Paragraphs 7.79 to 7.87)

Internal consultees
6.6

Council’s Highways Team: provided further comments and confirmed that they had
no objections and that the site has excellent public transport provision. Requested that
the site be car-free, including no vehicle parking to front gardens, and restriction of
parking permits secured by legal agreement. Requested conditions to secure cycle
storage and detail of front boundaries and a Construction Management Plan.

7.

ASSESSMENT
Land Use

7.2

The original assessment of the proposal concluded that the loss of the existing HMO,
is considered acceptable, subject to the proposed development providing
accommodation to meet an acute need identified by the council’s housing department,
given the Council’s Environment Health Team considers that the majority of the host
building is inhabitable and cannot be described as a good quality HMO.

7.3

Also that whilst the acceptability of the proposal, in terms of the housing mix, the
standard of accommodation, the design, the amenity impact on neighbouring
properties, amongst other material considerations, is assessed later within this report,
the proposal is considered to be acceptable in land use terms, and compliant with the
relevant policies in the Development Plan.

7.4

The original assessment was made against the current local policies in the Islington
Core Strategy (2011) and Development Management Policies (2013). The main policy
changes relate to the adoption of the National Planning Policy Framework (2021) and
London Plan (2021), which are considered to be consistent with the local policies. The
original assessment that the proposal is acceptable in land use terms remains.
Design and Conservation

7.5

The Committee Report presented to Members of the Planning Committee (on 23rd April
2020 detailed at Appendix 3) concluded (para. 10.40) that subject to the recommended
conditions, the proposal would be in keeping with the visual appearance and historic
character of the area. In line with Section 66(1) and 72(1) of the Planning (Listed
Buildings and Conservation Areas) Act 1990, in assessing the proposals hereby under
consideration, special regard has been given to the desirability of preserving the
Barnsbury Conservation Area, its setting and any of its features of special architectural
or historic interest, and the setting of the Grade II Listed Building (no. 36 Islington Park
Street) and is considered acceptable in design terms.

7.6

Representations have been received which consider that the original design
assessment set out in the Committee Report does not meet the statutory test of
preserving the visual appearance and historic character of the heritage assets. A
detailed assessment, in accordance with the relevant statutory tests can be found
within paragraphs 10.17 to 10.54 of the original Committee Report, which assessed
the proposal as being acceptable in design terms.

7.7

The representations received also considered that the Council did not take into
consideration the assessment by the Inspector within their report for the dismissed
appeal decisions associated with developments at 8 Purley Place, located to the south
of the site, that took place in 2009 (P081931). The appeals / applications that have
been referenced are as follows:
•
•

P081931: Demolition of existing building and construction of a part two storey
part three storey residential care building comprising 9 x 1 bedroom residential
units including ancillary facilities, amenity space and cycle parking.
P061614: Remodelling of existing two storey building incorporating small bay
extensions and additional third floor with shallow pitched roof, to provide ten
supported self-contained 1 bedroom flats

Image 1: Site Location Plan showing site in proximity to no. 8 Purley Place
7.8

The planning application has been assessed against relevant planning policy and
legislation with relevant material considerations, inclusive of context and previous
decisions, given due consideration. It should be noted that while a material
consideration, a previous decision is not considered to act as a ‘precedent’ and the
weight afforded to this in the decision making process is a matter for the decision
maker.

7.9

Regarding the lack of reference to the Inspector’s views on development at 8 Purley
Place (Ref. P0819312), including the enlargement of the rear lightwells, that has been
raised in a representation, it should be noted that the scope of the two applications
differ considerably. Furthermore, and as previously noted, the proposals were subject
to different planning policy context. As such, the previous applications (appeals)
referenced are materially different to the current proposal and that is the reason that
limited weight was attributed to the previous appeals in the assessment of the current
application.

7.10

In addition, the references made by occupiers of neighbouring properties in the
representation to the relevant Appeal Decision (2009) (see paragraph 7.7) referred to
comments by the Inspector about the cluttered appearance of the rear elevation of the
proposed building (8 Purley Place) rather than the buildings subject to this application.
The Appeal Decision does not refer to any minor structures to the rear garden of the
new 3 storey building within this application.

7.11

Whilst the current application largely retains the existing properties and involves a
change of use and some relatively minor refurbishment, it is considered to be different
in so much as the scale and scope of the external changes proposed and therefore
impact on the heritage assets. Subsequently, the decisions and assessment made by
the Inspector, which was 13 years ago, and was subject to a different planning policy
context, including the 2002 Islington Unitary Development Plan and the National PPG
15: Planning and the Historic Environment as opposed to the current Islington
Development Management Policies (2013) and NPPF (2021). It is therefore
considered that limited weight can be attributed to these decisions.

7.12

Notwithstanding the above, since the date of the original assessment, the Council has
received amended drawings to revise the proposed refuse and cycle storage to the

proposed units. The proposed ground floor plan (drawing no. 202/PL12/P2, Image 2
below) shows the previously refuse and cycle storage arrangements. As shown in
Image 2 below, both the refuse and cycle storage was previously proposed to be
located within the rear garden of the three dwellings.

Image 2: Proposed Ground Floor presented at Planning Committee on 23rd April 2020
(Ref. PL12/Rev.P2)
7.13

Following correspondence between concerned residents and the Head of
Development Management it was confirmed that officers would request bin and bike
storage for the houses are to be secured to the front of the houses however for the
flats, the bins and bikes are to remain to the rear. Following these discussions Officers
requested amended drawings from the applicant to alter the position of the proposed
refuse and cycle storage to from the rear to the front gardens. The amended drawings
received have altered the refuse storage for the three houses (no’s 38, 40 and 42) from
the rear to the front garden, whereas the refuse storage to the four flats (at no. 44) has
been retained to the rear garden. The refuse and cycle storage for the 4 flats (within
44) has been repositioned away from the rear boundary.

7.14

Whilst the applicant has investigated the provision of cycle storage to the front garden,
officers consider that the introduction of secure cycle stores to the front of the site
would be unduly prominent and incongruous within the conservation area, whilst also
being limited by the space available. Therefore, the amended plans detail the cycle
storage to be retained to all of the proposed units within the rear gardens. The main
changes include the reduction of the footprint of the storage for no.s 38, 40 and 42,
and the repositioning of the storage at no. 38 away from the rear boundary. Whilst the
size of the cycle storage for the flats within no. 44 would be retained, it has been

repositioned towards the east of the area to the rear of this property, which would be
adjacent to the refuse storage and the existing alleyway. This revised arrangement is
shown in Image 3 below:

Image 3: Revised Proposed Ground Floor Plan with amendments to refuse and cycle
storage
7.15

To assess the acceptability of these changes in design terms, it is important to take
into consideration the design advice found within the Islington Urban Design Guide
(UDG) 2017 and Barnsbury Conservation Area Design Guidelines (CADG).
Refuse storage

7.16

Paragraphs 5.186 to 5.188 of the UDG advises that in addition to Islington’s Recycling
and Refuse Storage Requirements (refer to Guidance for Architects) bin stores should
be designed so they neatly integrate with building frontages and thresholds and do not
undermine community safety. Also, that it is normally unsuitable to locate them in the
front threshold area where their height can block sight lines particularly around
residential entrances. For convenience as well as community safety reasons they are
normally better located behind the building façade next to the building entrance.

7.17

Paragraph 10.33 of the CADG provides the most relevant advice in relation refuse
storage enclosures with the following:
‘Some of the properties in the conservation area have front basement areas, protected
by cast iron railings, which are important to the character of the area. The filling in or
covering over of these areas prejudices light to the basements and spoils the
appearance of the front elevation. The widening of front entrance steps, and the

construction of dustbin and meter enclosures have a detrimental effect on the area.
Dustbins and meter enclosures should be discreetly located so as to be invisible from
the street’.
7.18

As noted above, amended drawings were received to alter the position of the refuse
storage area for the three houses following concerns raised in representations, in terms
of the proximity to neighbouring properties to the rear. However, it should be noted that
representations have been received raising objection to refuse stores being located on
the street frontage.

7.19

It is acknowledged that the above design guidance recommends that refuse storage is
not located on the street frontage. However, as shown in the streetview photographs
there are examples of refuse storage in front gardens within the surrounding area,
including previously at no. 44 which forms part of the application site. The Council’s
planning records indicate that this storage does not appear to have been granted
planning permission and some has since been removed. However, the other storage
area has been situ for at least 4 years and would therefore be immune from
enforcement action. Also planning permission was granted for a refuse storage as part
of the conversion of no. 26 Islington Park Street (Ref. P2015/3554/FUL) into flats.
Therefore, the principle of refuse storage areas to front gardens, along this section of
Islington Park Street, is considered to be acceptable in design terms. However, the
remaining refuse storage to the rear garden of no. 44 for the four flats is also
considered to be consistent with the design advice above.

Image 4: Street view photos showing refuse storage areas along Islington Park Street
7.20

It is acknowledged that limited details have been provided in terms of the refuse
storage design including its impact on the streetscene. However, it is considered
appropriate that the details of this storage area could be secured through a condition.
A condition (7) is recommended requiring details of the proposed storage and
collection arrangements to be submitted to and approved in writing by the Local
Planning Authority.

7.21

In addition to this, conditions relating to the boundaries (4) and the landscaping for the
front garden (13) were previously recommended. These conditions continue to be
recommended, albeit in an altered form. The Council recommends that the conditions
are altered to ensure that the details are submitted prior to the relevant parts of the
development commencing, but that the approved details would need to be installed

prior to the first occupation of the proposal. Whilst the representations have raised
concerns that the refuse storage would potentially subsume the proposed railings,
officers consider that the installation of historically appropriate railings to the street
frontage would be a heritage benefit. Therefore, any submission of the approval of
details for the proposed front garden, which would include the refuse storage, hard and
soft landscaping, as well as the railings would need to ensure that they would meet the
statutory test of preserving or enhancing the visual appearance and historic character
of the host building and the setting of the heritage assets.
Cycle storage
7.22

As detailed at paragraph 7.12 of this report, since the presenting of the Committee
Report to the 23rd April 2020 Planning Committee, amendments have ben received
relating to cycle storage, in terms of the size and position with the rear. The UDG and
CADG do not have any specific guidance in relation to cycle storage. However,
Development Management Policy DM8.4C advises that cycle parking is required to be
designed to best practice standards and shall be secure, sheltered, integrated,
conveniently located, adequately lit, step-free and accessible. Given their similarities,
the guidance in relation to refuse storage areas described above is considered
relevant, noting that these should be located to reduce their visibility.

7.23

The advice regarding garden buildings in paragraphs 5.169 and 5.170 of the UDG is
also considered relevant. It advises that they should be designed to be subservient to
the main building on the site. They should be as low as possible, with a modest footprint
and should be sufficiently set away from boundaries to prevent cumulative impact or a
‘terracing’ effect arising from similar built form to the end of adjoining gardens. They
should normally be of lightweight construction and will only be acceptable where
sufficient garden/open space remains to provide high quality and useable amenity
space that provides adequate space for day to day uses and does not result in
fragmented areas incapable of supporting planting.

7.24

As noted above, the footprint for the storage for no.s 38 to 42 has been reduced in
comparison to the storage presented in the original scheme, as well as relocating the
refuse storage to the front garden, resulting in a modest area within the rear garden
covered by these small scale structures. The refuse store for no. 44 has also been
repositioned to allow occupiers of the flats to access these communal storage facilities,
but results in the rear garden associated with the ground floor unit within this property
being reduced in size by 9 sqm (from 39 sqm to 30 sqm). However the garden area
remains acceptable in scale and layout.

7.25

Whilst addressed later in this report, the introduction of garden buildings would result
in some reduction of useable space by future occupiers. However, the size of the
storage buildings has been reduced in comparison to the original scheme and sufficient
garden space remains. The applicant explored options for the introduction of storage
to the front garden alongside the relocated refuse storage. However, officers did not
consider this to be appropriate in design and conservation terms (see above) and
considered that there was insufficient space if both refuse and cycle storage were
located to the front garden. As such, it is considered appropriate that secure cycle
storage can be accommodated within the rear gardens of the property.

7.26

The applicant has provided details of the proposed cycle storage (shown in image
below). These are of timber construction with a lean-to roof at an approximate height
1.15m to the eaves and 1.36m to the ridge, and would have a depth of 2m with a width
of 1.4m where they are in the rear gardens of the three houses (for 3 cycles) and 2m
for the flats (for 5 cycles).

Image 5: Proposed cycle storage details
7.27

Notwithstanding the assessment in paragraphs 7.7 to 7.10 of this report, the comments
raised in representations referencing the Inspectors comments in the Appeal Decision
for the application at 8 Purley Place P0819312 have been addressed. The Inspector
states the following:
[The rear gardens are a] well-used but restricted communal private amenity space of
38-44 Islington Park Street [and] the only area of readily accessible open space for the
residents of this communal household and I consider it important that any new
development should not impose even more limitations upon the usefulness of this
intensively used slice of amenity land.

7.28

It should be noted that the use of the application site (38-44 Islington Park Street) is
proposed to be changed and specific policies apply to the assessment of acceptability
of such spaces. In this regard, the Inspector’s comments related to a different use with
different requirements, and therefore they hold limited weight in the consideration of
the current application. It is considered that the position of the cycle storage in the rear
garden would allow for most of the rear garden to be used by future occupiers and
would not result in any fragmented spaces, and whilst this is assessed further in
relation to the standard of accommodation it is considered acceptable. Furthermore,
the design of the stores would be such that they would appear as typical small scale
garden buildings that due to their minimal height and small scale, would not be

overbearing or visually intrusive to neighbouring occupiers and would not detract from
the character and appearance of the conservation area, nor the setting of the listed
buildings.
7.29

The previous recommendation detailed in the Committee Report recommended a
condition (7) relating to cycle storage which states the following:
CYCLE PARKING PROVISION (DETAILS): Details of the layout, design and
appearance (shown in context) of the bicycle storage area(s) for the site shall be
submitted to and approved in writing by the Local Planning Authority prior to occupation
of the residential units approved under this consent. The storage area(s) shall be
secure cycle spaces for the proposed residential units hereby approved.
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.

7.30

The additional details in relation to cycle storage and the revised position and size are
considered to be acceptable in design terms. Therefore, rather than a condition
requiring further details to be submitted, a compliance condition has been
recommended requiring the cycle stores to be implemented in accordance with the
amended plans and details submitted prior to the first occupation of the proposed units.
Rear Accessway

7.31

Representations have been received raising concern with the proposed accessway to
the two gardens serving No.s 38 and 40. The concerns regarding neighbour amenity
and security are addressed later in this report. Concerning design, the access way
would be limited in extent and would require an acceptable boundary treatment that is
secured by condition. The limited extent of the alleyway and provision of appropriate
boundary treatment is such that it would not detract from the character and appearance
of the conservation area and is acceptable in design terms.
Lightwells

7.32

Concerns have been raised in representations in relation to the size of the rear
lightwells, which form part of the basement development element of the proposal. The
amended plans do not include any changes to the extent of the rear lightwells which
were assessed within paragraph 10.24 in the original Committee Report (Appendix 3)
stating that
‘The position of the existing rear lightwell is considered to be appropriate and compliant
with the above guidance. Whilst the proposed enlargement of these existing lightwells
would result in a small portion of the rear gardens being excavated, the majority of the
garden would be retained.

7.33

It is considered that the rear lightwells continue to be acceptable in design terms.
Lighting

7.34

Concerns have been raised in representations in relation to the removal of external
lighting to the front elevation. The proposal does include any new external lighting

including to the front elevation. However, some external lighting may be necessary for
security purposes, therefore a condition (16) has been recommended for the
submission of details relating to any existing or proposed external lighting prior to the
relevant works commencing.
Consultee Comments
7.35

Representations have also raised concern that Officers did not receive comments from
the Council’s Design and Conservation Officers. Whilst no written comments have
been provided, the proposals have been discussed with the Design and Conservation
Team and feedback provided in relation to the proposal from pre-application stage
onwards.
Design and Conservation Conclusion

7.36

Given the above assessment of the amended plans, together with the original
assessment detailed within the previous Committee Report it is considered that the
amended proposal is acceptable in design terms. This is subject to the same conditions
recommended in the original report, apart from the changes noted above. Therefore,
the proposal is considered to preserve the visual appearance and historic character of
the area. In line with Section 66(1) and 72(1) of the Planning (Listed Buildings and
Conservation Areas) Act 1990, in assessing the proposals hereby under consideration,
special regard has been given to the desirability of preserving the Barnsbury
Conservation Area, its setting and any of its features of special architectural or historic
interest, including the setting of the Grade II Listed Building (no. 36 Islington Park
Street) and is considered acceptable in design terms.

7.37

It is noted that officers have written to concerned residents and advised that the
location of the refuse and cycle stores would be secured to the front of the site. While
the refuse stores can be successfully accommodated within the front area, for the
reasons set out above, which follow further investigation, it is considered that the cycle
stores cannot reasonably be provided within the front area and that the proposed
design and location of the cycle stores to the rear of the site is appropriate in this case.
The amended plans have been re-consulted upon and neighbouring residents are
therefore aware of the proposed location of the refuse and cycle stores.
Neighbouring Amenity

7.38

Paragraphs 10.55 to 10.68 of the previous Committee Report details the assessment
on the amenity of occupiers of neighbouring properties, including Overlooking and
Loss of Privacy, Outlook/enclosure and Daylight and Sunlight and Noise/dust and
disruption.

7.39

The assessment concluded in paragraph 10.66 of the Committee Report with the
following:
The proposal is therefore considered not to have a detrimental impact, outlook, privacy
and overlooking and daylight and sunlight, and would therefore be in compliance with
policies DM2.1 of the Development Management Policies 2013 and the guidance set
out in the Urban Design Guide 2017 in this regard.

7.39

The additional consultation process raised concerns in representations about the
amenity impact on the occupiers of neighbouring properties as a result of the proposed
change of use, particularly in regard to the intensification of the use of the existing
access to 8 Purley Place via the ground floor door located between no. 42 and 44

Islington Park Street. While a number of comments in representations consider that a
new access is being created, this is not the case, with access currently provided by
means of a walkway leading from Islington Park Street to 8 Purley Place.
7.40

Paragraphs 10.67 and 10.68 within the previous Committee Report provide an
assessment in regard to noise and compliance with Policy DM3.7. The Committee
Report detailed that the Council’s Environmental Health Pollution Officer had no
objections to the proposal, subject to a condition (8) requiring further details of noise
mitigation relating to external sources to be submitted and approved in writing to
protect future occupiers. This condition would help mitigate external noise to future
occupiers of the proposed residential units and neighbouring residential.

7.41

With regard to noise generation generally, the site is not considered to be close to
existing sources of noise; noise generating uses that raise disturbance issues nor does
the application involve the installation of flues, air conditioning, plant, extraction etc.
Therefore, a noise impact report is not necessary in this case. Furthermore, the
proposal would introduce residential dwellings with fiarly traditional garden layouts
within a largely residential area, such that the use of the premises and gardens would
not result in unnaceptable noise levels above and beyond those typical of a residential
dwelling.

7.42

As noted in the design section, the original proposal has been amended, with the
proposed cycle and refuse storage re-located away from the neighbouring property at
8 Purley Place. Therefore it is considered important to assess the potential impacts of
these changes, particularly in regard to the intensification of the use of the alleyway.

7.43

Following receipt of representaitons and correspondence with both residents and the
applicant, the applicant explored options for relocating the refuse and cycle storage to
the front gardens. However, as noted above, it is considered that there is insufficient
space and subsequent design concerns with the location of both cycle and refuse
stores to the front of the site for the three houses (no. 38, 40 and 42). Furthermore, it
was not considered necessary to relocated the larger cycle and refuse enclosures
serving the flats to the front of the site.

7.44

Officers also explored the possibility of requiring the occupiers of the three houses
taking bicycles throughthe properties to the rear to omit the rear accessway to the two
houses. However, it is considered that given the restricted access and level changes,
with a number of staircases, this arrangement would not be practical, reasonable or
accessible for future occupiers. Therefore, it is considered that the proposed access
arrangements for No.s 38 and 40 to access their rear bike stores is acceptable. The
limited number of occupiers of these units and access to limited numbers of cycle
spaces are such that it would be unlikley that thes accessway would result in
unnaceptable noise disturbance to neighbouring occupiers. However, in order to
control the users of this alleyway to only be occupiers of the proposed units, a condition
has been recommended for details of security arrangements to be submitted prior to
the first occupation, to ensure that access through the rear part of the site is restricted
only to occupiers of the proposed units as well as the existing occupiers of 8 Purley
Place.

7.45

In terms of the refuse storage, the relocated storage associated with the three houses
(no. 38, 40 and 42) to the front gardens and within dedicated stores is not considered
to result in any unnaptable amenity issues. It is acknowledged that the refuse and cycle
storage to the proposed flats (within no. 44) would be retained in the rear garden, but
this ahs been relocated further from neighbouring residential boundaries. Although still
requiring access via the existing alleyway, recommended Condition 6 requires details

of the refuse storage and collection arrangements, including how it is moved during
collection days to be submitted to ensure this is acceptable.
7.46

The previous Committee Report recomended a condition (9) that required the
implementation of the Secured by Design measures endorsed by the Metroploitan
Police’s Secured by Design Officer found within the Appendix of the Design and
Statement. However, given the changes to the original proposal a revised condition
has been recommended to ensure that these details are submitted prior to the
commencement of the relevant parts of the development, with the approved details
implemented in full prior to the first occupation of the proposed units.

7.47

Representations received also raise concerns regarding the potential loss of privacy to
occupiers of neighbouring properties from users of the existing access and alleyway
between no. 42 and 44 Islington Park Street as well as from rear gardens. The use of
these paths to a limited number of properties and rear gardens is not considered to
cause an unacceptable impact to privacy of the rear amenity spaces of proposed nor
adjoining residential properties. It should be noted that these spaces will only be used
by future occupiers of the proposed units for cycle and refuse storage purposes, with
controlled access provided through to 8 Purley Place. The use of rear gardens would
not result in a loss of privacy to neighbouring occpupiers above and beyond any
potential current use of these spaces. Privacy was also considered in the previous
Committee Report (paragraphs 10.59 to 10.62) and found to be accepable.

7.48

Given the above and the previously presented assessment, it is considered that the
proposal would not result in unnaceptable impacts on the amenity of neighbouring
occupiers and would therefore be in compliance with policies DM2.1Ax of the
Development Management Policies 2013.
Housing mix and Standard of Accommodation

7.49

Paragraphs 10.67 to 10.94 of the previous Committee Report outlined the Council’s
assessment in relation to the housing mix and standard of the proposed
accommodation.

7.50

The assessment considered that whilst the housing mix deviated from Policy DM3.1,
particularly the inclusion of a 5-bedroom house, it was considered that this housing mix
was acceptable. It was noted at paragraph 10.72 that in addition, the Development
Management Policies (2013) recommend that in such cases, the Council needs to be
satisfied 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. The Council’s Housing Team who manage the Council’s
Affordable Housing, have confirmed that the proposed unit mix would meet the
Council’s needs and they consider this housing mix is acceptable.

7.51

In terms of the standard of accommodation the Committee Report (in paragraph 10.94)
stated the following:
The proposed residential element of the development provides acceptable living
conditions for future occupants in terms of the standard of accommodation and amenity
space. Therefore, the proposal accords with policy 3.5 of the London Plan 2016,
policies CS8, CS9 and CS12 of the Islington Core Strategy 2011 and policies DM2.1,
DM3.4 and DM3.5 of the Islington Development Management Policies 2013 and the
National Space Standard 2015.

7.52

Representations have raised concerns about the standard of accommodation. These
have referenced the use of ‘intrusive’ pathways, reduction in soft landscaping and
storage of waste and bicycles that form part of the current proposal, stating that these
would, deprive its future occupants of privacy to the rear of their homes, and of the
benefits associated with private outdoor space, namely health, quality of life and
children's play. The objections consider that the original proposal was considered
acceptable due to it being proposed as affordable housing.

7.53

The previous Committee Report identified that all of the units would meet the minimum
total floorspace standards and standards for bedrooms and living rooms, whilst
providing dual aspect. However, the previous Committee Report outlined concerns
with the standard of accommodation in relation to restricted outlook and
daylight/sunlight levels experienced by future occupiers, together with restricted floor
to ceiling heights.

7.54

The main concern in relation to the restricted outlook related to one of the lower ground
floor flats (within no. 44) owing to the position and restricted size of the front lightwell.
Paragraph 10.79 from the previous Committee Report provides the following
assessment:
‘Officers acknowledge that one of the front elevation windows at lower ground floor
(within no. 44), is restricted in terms of the outlook, due to the position and the restricted
size of the front lightwell. Whilst the enlargement of the front lightwells were explored
by the applicant to improve outlook, this would be unacceptable in design terms and
its impact on the wider conservation area. As a result, the proposal has improved the
outlook to the rear of both this unit, and the basement level to the other dwellings, by
the enlargement of the existing rear lightwells. Given the size of the rear lightwell,
associated with the lower ground floor flat and that the rear elevation of the host
buildings are south facing, means that it would receive direct daylight/sunlight and the
restricted outlook would be largely mitigated. Officers do note that the lower ground
open plan living spaces for each flat are dual aspect with larger windows/French doors
also orientated to the south along the rear elevation thereby increasing the light serving
these rooms. The accompanying Daylight Report also provides calculations on the
level of light serving each room’.

7.55

Paragraphs 10.80 to 10.85 of the Committee Report detail an assessment of
daylight/sunlight experienced by future occupiers. Following the submission of an ADF
(Annual Daylight Factor) report which confirmed that all of the habitable rooms would
meet and exceed the BRE targets, this was considered acceptable.

7.56

Concerning floor to ceiling heights, paragraphs 10.86 to 10.89 of the Committee Report
identifies a number of deficiencies but concludes that the restricted floor to ceiling
heights within the proposed units throughout the host building, whilst not ideal, is
considered to be acceptable, on balance, given the acceptable standard of
accommodation generally, in regards to dual aspect, levels of daylight/sunlight of
outlook, the orientation of the property, and that the size of the units. It is therefore
considered that the lack of full compliance would acceptable in this regard.

7.57

Representations received have raised concerns that the proposed units would not be
fully accessible. The level of accessibility of the proposed units was assessed in
paragraphs 10.95 to 10.99 of the previous Committee Report and found to be
acceptable.

7.58

The previous Committee Report (in paragraphs 10.91 to 10.93) confirmed that the level
of private amenity space provided for future occupiers was acceptable and in

compliance with Policy DM3.5. However as noted above, amended drawings have
been received resulting in alterations to the level of amenity space provision.
7.59

The table below shows how the changes to the proposal has impacted the levels of
private amenity space in comparison to the original scheme which was considered
acceptable. It is noted that the lower ground floor flat (within no. 44) has 23sqm of
amenity space, which does not meet policy requirements. However, the site is
restricted in terms of the depth of the rear garden and the unit is considered to provide
an acceptable standard of accommodation overall. With the exception of a 9 sqm
reduction in the private amenity space for the ground floor unit at No. 40, the private
amenity space figures would match those previously considered to be acceptable.
Whilst the 9sqm reduction in garden space is regrettable, it would continue to exceed
minimum requirements for the unit size.
House/Unit no.
38
40
42
40 (lower ground)
40 (ground)
40 (first)
40 (second)

Bedrooms/
Bedspaces
3b/5p house
3b/5p house
5b/7p house
2b/3p flat
1b/2p flat
1b/2p flat
1b/2p flat

Required size
(GIA)
30 sqm
30 sqm
30 sqm
25
15
5
5

Original size Proposed
(GIA)
size (GIA)
61 sqm
61 sqm
58 sqm
58 sqm
71 sqm
71 sqm
23 sqm
23 sqm
39 sqm
30 sqm
22 sqm
22 sqm
8 sqm
8 sqm

Table 1: Assessment of private amenity space
7.60

While 50 sqm of communal amenity space is proposed to the front of no. 44, given its
location along Islington Park Street which is near the junction with Upper Street, the
quality of the front gardens are not considered to provide a high quality private amenity
space. However, it would be of visual benefit to the streetscene. It is considered
therefore that less weight can be attributed to the front gardens with the 3 houses
(within 38, 40 and 42) and this communal area for no. 44, with greater weight attributed
to the private amenity space to the rear. Table 2 below breaks down the front and rear
garden spaces for 3 houses (within 38, 40 and 42):
House/Unit no.

Bedrooms/
Bedspaces

38
40
42

3b/5p house
3b/5p house
5b/7p house

Required size Proposed
(GIA)
front garden
size (GIA)
30 sqm
23 sqm
30 sqm
22 sqm
30 sqm
28 sqm

Proposed
rear garden
size (GIA)
38 sqm
36 sqm
43 sqm

Table 2: Assessment of size of private amenity space in front and rear gardens
7.61

As demonstrated above, even with the removal of the front gardens from the amenity
space calculations, each of the units would have a private amenity space in
accordance with policy requirements.

7.62

Representations have raised concern in relation to the position of the proposed cycle
storage in the rear gardens and the impact of these on the use of the space. As noted
in the design section there are several similar outbuildings within rear gardens, and the
footprint of these outbuildings have been reduced in size in comparison to the original
submission, which was considered acceptable. Notwithstanding this, it should be noted
that all three houses have rear gardens that exceed the minimum size requirements

for family sized dwellings by at least 6sqm. Therefore, with the footprint of the cycle
stores removed from the above noted figures, the garden space available would
continue to meet policy requirements.
7.63

Further comments have been raised in representations regarding the quality of the
private amenity space due to the introduction of hardstanding. Whilst a condition has
been recommended in relation to landscaping of these areas, the introduction of some
hardstanding, which provides access routes and contributes to the use of this space is
considered acceptable.

7.64

The proposal is considered to provide acceptable living conditions for future occupants
in terms of the standard of accommodation and amenity space. Therefore, the proposal
accords with policy H6 of the London Plan 2021, policies CS8, CS9 and CS12 of the
Islington Core Strategy 2011 and policies DM2.1, DM3.4 and DM3.5 of the Islington
Development Management Policies 2013 and the National Space Standard 2015.
Accessibility

7.65

Paragraphs 10.96 to 10.99 of the previous Committee Report provides an assessment
in relation to the level of accessibility for future occupiers. This assessment highlights
deficiencies identified by the Council’s Inclusive Design Officer and why the proposals
were considered acceptable in this case.
Highways and Refuse Facilities

7.66

Paragraphs 10.104 to 10.107 of the previous Committee Report provides an
assessment of the impact of the proposal on the wider local public highway network
and the refuse provision for the proposed occupiers of the development.

7.67

This assessment considered that the proposal would be acceptable in terms of its
impact on the local highway, ensuring the development would be car free, with future
occupiers restricted from obtaining car parking permits and adequate cycle storage
provided. It is therefore considered that subject to the same conditions and obligations
the proposal would be acceptable.
The Council’s Highways Team have reviewed the current proposal and have confirmed
they have no objections. The Highways Officers have previously expressed a
preference for cycle storage to be located to front gardens, but that on balance, the
storage to the rear gardens is acceptable. They have requested that the proposal is
car free, with no parking to the front gardens and occupiers prevented from obtaining
car parking permits, and conditions to secure the cycle storage, as well as details
relating to a Construction Management Plan and the front boundary details. As with
the original recommendations, these matters are recommended to be secured by way
of condition and legal obligations.

7.74

7.75

The proposal has been amended to relocate the refuse storage area for the three
houses from the rear to the front gardens, with the storage for the 4 no. flats (within no.
44) being retained to the rear garden. As noted above, a condition is recommended for
details of the refuse/recycling storage and how the refuse would be moved to the street
frontage for collection to be submitted. It is considered that subject to this condition,
the refuse facilities are acceptable.
Affordable Housing

7.76

As noted in paragraphs 10.111 to 10.115 of the previous Committee Report the
proposal would deliver a 100% affordable housing scheme, which is required by

Islington Core Strategy (2011) policy CS12, as the applicant is a Registered Provider
of affordable accommodation.
7.77

The proposal would secure all units at social rented rates, with four of the units
comprising those within no. 44 Islington Park Street, delivered as ‘Move-on’
accommodation. ‘Move-on’ accommodation is a Greater London Authority (GLA) grant
funding scheme that contributes towards the capital costs of developing
accommodation for people leaving homelessness hostels. The proposed legal
agreement would secure that where the ‘Move-On’ units cease to be funded by the
GLA, these will revert to social rented units with nomination rights reverting back to
Islington’s Nominations agreement

7.78

As concluded in the original assessment, the Council’s Housing Team have confirmed
that proposal would meet Islington Core Strategy 2011 Policy CS12 Part G
requirements of delivering 100% Affordable Housing. It is therefore considered that the
proposal would be acceptable in this regard. This has been secured through a legal
agreement.
Other Matters

7.79

Several other matters have been raised in representations, which include alleged
inaccuracies and inconsistencies of both the submitted drawings and application form.

7.80

In terms of the drawings, the originally submitted Site Location Plan was incorrect as it
did not include all 4 host properties which form the development (omitting no. 38). A
revised Site Location Plan was submitted, which corrected this omission and the
application re-advertised. The previous and amended Site Location Plans are detailed
below:

Image 6: Comparison of Site Location Plan submitted originally (left) and revised (right)
7.81

A representation also considered that the adjoining neighbour context had not been
detailed, with specific reference to the property at 7 Purley Place, and therefore a
detailed assessment of the impact of the proposal on niehgbouring properties could
not be undertaken.

7.82

With the exception of the aforementioned Site Plan, the plans as originally submitted
correctly identified the red line of the site, the full extent of the site and appropriate
neighbouring context, inclusive of 7 Purley Place. This therefore enabled a detailed

assessment of the proposals to be made, with paragraphs 10.60 to 10.64 of the
Committee Report addressing the amenity impact on neighbouring properties, with
specific reference to 7 Purley Place.
7.83

A representations considers that the applicant is in breach of its requirement to serve
notice on every person who is an owner of the land to which the application relates.
The applicant has advised that they own all of the land to which this application relates
and as such, has completed Certificate A in the application form, which confirms this
position. While the representation makes reference to 8 Purley Place and notices as
part of that application, this is a different application site.

7.84

Representations have also questioned the completion of Section 9 of the application
form, which relates to ‘Pedestrian and Vehicle Access, Roads and Rights of Way”,
specifically in response to the question “Is a new or altered pedestrian access
proposed to or from the public highway?” where the applicant has responded “No”.
Given that the route through the site is existing and that no new access is being created
it is considered that this section of the application form has been completed correctly.

7.86

Concerns have been raised in representations regarding Party Wall issues and damp
associated with the proposed basement excavation. Whilst the structural impact of the
proposal was considered at paragraphs 10.41 and 10.54 of the previous Committee
Report, Party Wall issues alongside instances of damp fall outside of planning
legislation and are civil matters between the applicant and any other relevant parties.

7.87

Representations suggest that unauthorised works have commenced on site,
specifically excavation to rear garden. This matter is subject to an ongoing enforcement
investigation and where a breach of planning control is identified action will be taken
where appropriate.

8.

SUMMARY AND CONCLUSION
Summary

8.1

The principle of the loss of the existing and vacant HMO is considered to be acceptable
in land use terms. This is following consultation with the Council’s Environmental
Health Team, who manage and licence HMOs within the Borough, assessing the
existing accommodation not to be of ‘good quality’ and subject to the proposal meeting
an acute need identified by the Council’s Housing Team. This acute need is considered
to be the delivery of 7 no. self-contained affordable housing residential units, with the
proposal delivering 100% affordable units on site in accordance with Policy CS12 of
Islington Core Strategy Policies (2011).

8.2

The proposal, subject to detailed conditions in relation to the materials, the
landscaping, including appropriately designed railings and refuse storage, is
considered to pay special regard to the visual appearance and historic character of the
host buildings, wider area, the Barnsbury Conservation Area and the setting of the
heritage assets, and is considered acceptable in design terms.

8.3

The proposed residential units would provide an acceptable standard of
accommodation, meeting and exceeding the minimum requirements in terms of
daylight, providing dual aspect, good levels outlook, exceeding the minimum
floorspace standards and providing appropriate amenity space.

8.4

Conditions have been recommended to mitigate the impact of the development on the
amenity of the occupiers of the neighbouring properties, the trees within surrounding
area and to the surrounding public highway network, including a legal agreement to
restrict future occupiers from obtaining car parking permits.

8.5

Subject to conditions, the proposal is considered to accord with the relevant policies
found within the Development Plan.
RECOMMENDATION

8.6

It is recommended that planning permission be granted subject to conditions and the
Section 106 agreement Heads of Terms as set out in Appendix 1 –
RECOMMENDATIONS.

APPENDIX 1 – RECOMMENDATIONS
RECOMMENDATION A
That planning permission be granted subject to the prior completion of a Deed of Planning
Obligation made under section 106 of the Town and Country Planning Act 1990 between the
Council and all persons with an interest in the land (including mortgagees) 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 or, in their absence, the Deputy Head of Service:

•

Affordable Housing: 3 no. units (no’s 38, 40 and 42 Islington Park Street) to be for social
rent and 4 no. units (within no. 44 Islington Park Street) to be GLA funded ‘Move-On’
accommodation, unless the funding or program ceases at which time it would revert to
social rented with local nominations.

•

Car free development: restrict future occupiers from obtaining car parking permits

If the Committee resolve to grant, resolution will include provision to provide flexibility to
officers to negotiate and finalise s106 on behalf of the Committee.
That, should the Section 106 Deed of Planning Obligation not be completed within 13 weeks
from the date when the application was made valid or within the agreed extension of time, the
Service Director, Planning and Development / Head of Service – Development Management
or, in their absence, the Deputy Head of Service may refuse the application on the grounds
that the proposed development, in the absence of a Deed of Planning Obligation is not
acceptable in planning terms.
ALTERNATIVELY, should this application be refused (including refusals on the direction of
The Secretary of State or The Mayor) and appealed to the Secretary of State, the Service
Director, Planning and Development / Head of Service – Development Management or, in
their absence, the Deputy Head of Service be authorised to enter into a Deed of Planning
Obligation under section 106of the Town and Country Planning Act 1990 to secure to the
heads of terms as set out in this report to Committee.
RECOMMENDATION B
That the grant of planning permission be subject to conditions to secure the following:
1

Commencement
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
CONDITION: The development hereby approved shall be carried out in
accordance with the following approved plans:
Existing drawings:
202/PL02/Rev.P1 (Site Block Plan), 202/PL03/Rev.P1 (Lower Ground Floor),
202/PL04/Rev.P1
(Ground
Floor),
202/PL05/Rev.P1
(First
Floor),
202/PL06/Rev.P1
(Second
Floor),
202/PL07/Rev.P1
(Roof
Plan),
202/PL08/Rev.P1 (Front Elevation), 202/PL09/Rev.P1 (Rear Elevation),
Proposed drawings:
202/PL01/Rev.P1 (Site Location Plan), 202/PL10/Rev.P1 (Site Block Plan),
202/PL11/Rev.P2 (Lower Ground Floor), 202/PL12/Rev.P4 (Ground Floor),
202/PL13/Rev.P2
(First
Floor),
202/PL14/Rev.P2
(Second
Floor),
202/PL15/Rev.P1 (Roof Plan), 202/PL16/Rev.P1 (Front Elevation),
202/PL17/Rev.P1 (Rear Elevation), 202/PL18/Rev.P1 (Section),

Reports:
Town Planning Statement dated July 2019, Design & Access Statement ref.
202_DAS_V4_190730 dated July 2019, Design & Access Statement
Supplement: Railings including drawing no. 202/PL19/Rev.D1, Statement of
Community Involvement July 2019 - One Housing Group, Structural Method
Statement ref.12429 dated 25 July 2019, BRIGHTON BIKE SHEDS details
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 (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 works commencing on site. The details and samples shall
include:
a)
b)
c)
d)
e)

Roof materials
Paintwork (including colour)
window and door treatment (including sections and reveals);
pavements (including details to retain the granite sets)
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 into perpetuity.
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 and preserves the character and appearance of the Newington Green
Conservation Area.
4

Details of balustrades/boundaries
CONDITION: Notwithstanding the details shown within the hereby approved
drawings, details of the balustrades/boundaries to front and rear gardens shall
be submitted and approved in writing prior to the relevant part of the development
commences.
The approved details shall be implemented in full prior to the first occupation of
the hereby approved development and retained thereafter into perpetuity.
REASON: To protect the amenity of neighbouring properties and future
occupiers and ensure they are in keeping with the visual appearance and historic
character of the surrounding area.

5

Construction and Environmental Management Plan
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 as to how safe and convenient vehicle access will be maintained
for all existing vehicle traffic at all times, including emergency service
vehicles;
m) Details of any construction compound including the siting of any
temporary site office, toilets, skips or any other structure; and
n) 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.
o) 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.
6

Refuse/Recycling
CONDITION: Notwithstanding the details shown in the hereby approved
drawings details of refuse / recycling storage and collection arrangements from
the refuse storage areas to the rear of no. 44 Islington Park Street shall be
submitted to and approved in writing by the Local Planning Authority prior to the
relevant works commencing.
The refuse / recycling storage and collection arrangements shall ensure that
storage bins do not obstruct the public highway or result in an unacceptable
amenity impact on the occupiers of neighbouring properties. The approved
details shall be provided prior to the first occupation of the development hereby
approved and shall be maintained as such thereafter into perpetuity.
REASON: To secure the necessary physical waste enclosures to support the
development and to ensure that responsible waste management practices are
adhered to.

7

Cycle Parking (Compliance)
CONDITION: Prior to the first occupation of the hereby approved development
a minimum of 3 no. cycles for each of the 3 no. houses at no’s 38, 40 and 42
Islington Park Street and 5 no. cycles to the rear of 44 Islington Park Street in
accordance with the details shown on drawing no. PL12/P4 and BRIGHTON
BIKE SHEDS details document. The bicycle storage areas shall be provided
strictly in accordance with the details so approved, provided prior to the first
occupation of the development, and maintained as such thereafter into
perpetuity.
REASON: To ensure adequate cycle parking is available and easily accessible
on site and to promote sustainable modes of transport.

8

Details of Noise Mitigation (Details)
CONDITION: A scheme for sound insulation and noise control measures shall
be submitted to and approved in writing by the Local Planning Authority prior to
any superstructure works commencing on site. The sound insulation and noise
control measures shall achieve the following internal noise targets:
Bedrooms (23.00-07.00 hrs) 30 dB LAeq,8 hour and 45 dB Lmax (fast)
Living Rooms (07.00-23.00 hrs) 35 dB LAeq, 16 hour
Dining rooms (07.00 –23.00 hrs) 40 dB LAeq, 16 hour
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 protect the amenity of neighbouring properties and future
occupiers.
9

Secured by Design (Details)
CONDITION: Notwithstanding the security measures identified with the
document titled Appendix: Secure by Design Notes (found within the approved
Design and Access Statement dated July 2019) details of security measures
including fob access for future occupiers to the existing alleyway between no’s
42 and 44 Islington Park Street and the rear gardens shall be implemented in full
prior to the first occupation of the hereby approved development and retained
thereafter into perpetuity, unless otherwise agreed with the Local Planning
Authority.
REASON: In the interests of safety and security.

10

Sustainable Design Statement (Details)
CONDITION: Prior to the commencement of the approved development details
of a Sustainable Design and Construction Statement shall be submitted and
approved in writing by the Local Planning Authority. The approved document
shall be implemented in full prior to the first occupation of the approved
residential units and retained thereafter into perpetuity.
REASON: To ensure a sustainable development

11

Water Efficiency Requirements (Details)
CONDITION: Prior to the occupation of the hereby approved development,
details shall be submitted and approved in writing, demonstrating compliance
with the water efficiency requirements of Part G of Policy DM7.4 of Development
Management Policies (2013) and Environmental Design SPD. The approved
measures shall be implemented in full and retained thereafter.
REASON: To ensure the water efficiency of the development.

12

Carbon Efficiency (Compliance)
CONDITION: The development hereby permitted shall be constructed to achieve
a 19% reduction in regulated CO2 emissions, compared to compliance with the
Building Regulations 2015 and an on-site reduction in regulated CO2 emissions
of at least 25% in comparison with regulated emissions from a building which
complies with Building Regulations Part L 2010 (equivalent to Code for
Sustainable Homes level 4), unless such provision is not feasible.
REASON: In the interest of securing sustainable development.

13

Landscaping (Details)
CONDITION: A landscaping scheme shall be submitted to and approved in
writing by the Local Planning Authority prior to relevant works commencing on
site for the front and rear gardens.
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, and to ensure that a
satisfactory standard of visual amenity is provided and maintained.
14

Retention of Engineer (Compliance)
CONDITION: For the hereby approved development the certifying professional
endorsing the hereby approved Structural Method Statement must be retained
(or replaced with a suitably qualified person with relevant experience) throughout
the duration of construction, to ensure that the necessary expertise is available
to inform decision making throughout the construction process.
REASON: To protect the structural integrity of the host and adjacent buildings

15

Removal of Paintwork (Compliance)
CONDITION: Prior to the occupation of the hereby approved development the
existing paintwork found on the front elevation of the host building shall be
removed and the facing brickwork made good.
REASON: To preserve the visual appearance and historic character of the host
building and wider conservation area.
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External Lighting (Details)
CONDITION: Prior to the first occupation of the hereby approved development
details of any external lighting shall be submitted to the Local Planning Authority.
The approved details shall be installed prior to the first occupation of the hereby
approved development.
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REASON: To preserve the visual appearance and historic character of the host
building and wider conservation area and the amenity of occupiers of
neighbouring properties
Tree Protection Measures (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.
f. Detailed levels and cross-sections to show that the raised levels of
surfacing, where the installation of no-dig surfacing within Root Protection

g.

h.
i.
j.

k.
l.
m.
n.
o.

Areas is proposed, demonstrating that they can be accommodated where
they meet with any adjacent building damp proof courses.
A specification for protective fencing to safeguard trees during both
demolition and construction phases and a plan indicating the alignment
of the protective fencing.
a specification for scaffolding and ground protection within tree protection
zones.
Tree protection during construction indicated on a TPP and construction
and construction activities clearly identified as prohibited in this area.
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
Boundary treatments within the RPA
Methodology and detailed assessment of root pruning
Reporting of inspection and supervision
Methods to improve the rooting environment for retained and proposed
trees and landscaping
Veteran and ancient tree protection and management

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 wider area.
18

Bird boxes (Compliance)
CONDITION: Prior to the first occupation of the hereby approved development a
minimum of 2 no. bird nesting boxes shall be installed and retained thereafter
into perpetuity.
REASON: To encourage biodiversity.

19

Details of Access Gates (Compliance)
CONDITION: Notwithstanding the details shown within the hereby approved
drawings, further details of the gates allowing access to the rear of the site and
no. 8 Purley Place from Islington Park Street shall be submitted to and approved
in writing prior to the relevant part of the development commences. The gates
shall match the neighbouring properties in terms design, materials, colour and
detailing.
The approved details shall be implemented in full prior to the first occupation of
the hereby approved development and retained thereafter into perpetuity.
REASON: To protect the amenity of neighbouring properties and future
occupiers and ensure they are in keeping with the visual appearance and historic
character of the surrounding area.

List of Informatives:
1

Construction Works

INFORMATIVE: Noise from demolition and construction works is subject to
control under the Control of Pollution Act 1974. You must carry out any building
works that can be heard at the boundary of the site only between 08.00 and 18.00
hours Monday to Friday and 08.00 to 13.00 on Saturday and not at all on
Sundays and Public Holidays. You are advised to consult the Pollution Team,
Islington Council, 222 Upper Street London N1 1XR (Tel. No. 020 7527 3258 or
by email pollution@islington.gov.uk) or seek prior approval under Section 61 of
the Act if you anticipate any difficulty in carrying out construction other than within
the hours stated above.
2

Highways Requirements
INFORMATIVE: Compliance with sections 168 to 175 and of the Highways Act,
1980, relating to
“Precautions to be taken in doing certain works in or near streets or highways”.
This relates, to scaffolding, hoarding and so on. All licenses can be acquired
through streetworks@islington.gov.uk. All agreements relating to the above need
to be in place prior to works commencing.
Compliance with section 174 of the Highways Act, 1980 - “Precautions to be
taken by persons executing works in streets.” Should a company/individual
request to work on the public highway a Section 50 license is required. Can be
gained through
streetworks@islington.gov.uk. Section 50 license must be agreed prior to any
works commencing.
Compliance with section 140A of the Highways Act, 1980 – “Builders skips:
charge for occupation of highway. Licenses can be gained through
streetworks@islington.gov.uk.
Compliance with sections 59 and 60 of the Highway Act, 1980 – “Recovery by
highways authorities etc. of certain expenses incurred in maintaining highways”.
Haulage route to be agreed with streetworks officer. Contact
streetworks@islington.gov.uk.
Joint condition survey required between Islington Council Highways and
interested parties before commencement of building works to catalogue condition
of
streets
and
drainage
gullies.
Contact
highways.maintenance@islington.gov.uk.
SECTION 106 AGREEMENT
INFORMATIVE: You are advised that this permission has been granted subject to
a legal agreement under Section 106 of the Town and Country Planning Act 1990.

APPENDIX 2: RELEVANT DEVELOPMENT PLAN POLICIES AND GUIDANCE
This appendix lists all relevant development plan polices and guidance notes pertinent to the
determination of this planning application.
1. National and Regional Guidance
The National Planning Policy Framework 2021 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.
2. Development Plan
The Development Plan is comprised of the London Plan 2021, Islington Core Strategy 2011,
Development Management Policies 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 GC5- Policy D1 London’s form, character and capacity for growth
Policy D4 Delivering good design
Policy D5 Inclusive Design
Policy D6 Housing quality and standards
Policy D7 Accessible housing
Policy D8 Public realm
Policy D12 Fire safety
Policy D13 Agent of change
Policy D14 Noise
Policy H2 Small sites
Policy H4 Delivering affordable housing
Policy HC1 Heritage conservation and growth
Policy T5 Cycling
Policy T6 Car parking
B) Islington Core Strategy 2011
Policy CS8 Enhancing Islington’s character
Policy CS9 Protecting and enhancing
Islington’s built and historic environment
Policy CS10 Sustainable design
Policy CS11 Waste
Policy CS12 Meeting the Housing Challenge
Policy CS18 Delivery and infrastructure
C) Development Management Policies June 2013
Design and Heritage
DM2.1 Design
DM2.2 Inclusive Design
DM2.3 Heritage
Housing
DM3.1 Mix of housing sizes

DM3.3 Residential conversions and extensions
DM3.4 Housing standards
DM3.5 Private outdoor space
DM3.7 Noise and vibration (residential uses)
Health and Open Space
DM6.3 Protecting open space
DM6.5 Landscaping, trees and biodiversity
Energy and Environmental Standards
DM7.1 Sustainable Design and Construction
DM7.2 Energy efficiency and carbon reduction
in minor schemes
Transport
DM8.4 Walking and Cycling
DM8.5 Vehicle Parking
3. Designations
The site has the following designations under the London Plan 2016, Islington Core Strategy
2011, Development Management Policies 2013 and Site Allocations 2013:
4. Supplementary Planning Guidance (SPG) / Document (SPD)
The following SPGs and/or SPDs are relevant:
London Plan

Accessible London (2016)
Character and Context (2014)
Housing (2016)
Sustainable Design and Construction (2014)
Town Centres (2014)

Islington

Conservation Area Design Guidelines (Canonbury Conservation Area;
2002)
Basement Development (2016)
Environmental Design (2012)
Inclusive Design in Islington (2014)
Islington Urban Design Guide (2017)
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