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PLANNING SUB-COMMITTEE B AGENDA ITEM NO: B4 

Date:  1st November 2022 NON-EXEMPT 
 

 

Application number P2021/0302/FUL 

Application type Full Planning Application 

Ward St Mary’s  

Listed building Not Listed 

Conservation area Angel Conservation Area 

Development Plan Context Angel & Upper Street Core Strategy Key Area 
Angel Town Centre 
Central Activities Zone 
Islington Village Archaeological Priority Area  
Site within 100m of a SRN Road 
Site within 100m of a TLRN Road 
Cycle Routes (Strategic)  
Article 4 Direction A1-A2 (Town Centres) and B1(c) to C3 

Licensing Implications None 

Site Address Alban Building   
Rear of 71-73 Upper Street 
1 St Alban's Place 
London 
N1 0NX 

Proposal Two storey building with excavation below to provide a single 
storey basement level with rear lightwells to provide new 
commercial floor space (Class E) (following demolition of existing 
workshop building) Installation of plant equipment to rear lightwell.  

 

Case Officer Daniel Jeffries 

Applicant Grays Road Investments Ltd 

Agent Savills 

 
 
1. RECOMMENDATION 

1.1 The Committee is asked to resolve to GRANT planning permission:  
 
1. Subject to the conditions set out in Appendix 1 of the original report; 
2. Subject to the prior completion of a legal agreement under section 106 of the Town and Country 

Planning Act 1990 securing the heads of terms as set out in Appendix 1 of the original report. 
 
 

 

 
 
 

 

 

ADDENDUM TO PLANNING COMMITTEE REPORT  

 

Development Management Service 
Planning and Development Division 
Community Wealth Building 
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2. REASONS FOR DEFERRAL 

2.1 The application was on the agenda for the Planning Sub-Committee A meeting on 12th July 2022 
(original report in Appendix 2). However, the following the submission of representation raising 
objections to the proposal the application was withdrawn from the meeting to allow for the applicant 
to address these concerns. 

2.2 The letter of representation raised the following summarised concerns: 

– The impact of the basement excavation on neighbouring properties and the submitted 
structural information and the existing fire escape 

– Incorrect certificate has been signed in the application form 
– The submitted Daylight and Sunlight Report is outdated 
– Fire safety and access for vehicles 
– Introduction of a green sedum roof to the main building’s roof.  

 
3. SITE PLAN(OUTLINED IN RED) 

 

 

4. UPDATES FOLLOWING PLANNING SUB-COMMITTEE A ON 12TH JULY 2022 

4.1 The application was placed on the published agenda on Planning Sub-Committee A on 12th July 
2022. However, following the publication of the agenda representation were submission on behalf 
of occupiers of neighbouring properties raising a number of concerns outlined above which 
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required the submission of further information to address these concerns. As such the application 
was withdrawn from the agenda, it was not presented to or discussed by Members of the Planning 
Sub-Committee A. 

4.2 Following the cancelling of the meeting further information has been submitted in support of the 
application. This includes additional drawings, including the following: 

– Revised Proposed Demolition floor plans,   
– Revised Existing and Proposed Site Location, 
– Revised Existing and Proposed Block Plans,  
– Revised Proposed Ground Floor Plan,  
– Revised Roof Plan, 
– Revised application form,  
– Plan showing public highway maintained by Islington Council 
– Updated Daylight and Sunlight Report, 
– Updated Structural Report assessment  

 
5. CONSULTATION 

5.1 Further consultation letters (a 14 day re-consultation was undertaken following updated 
information/details) were sent to occupants of 64 adjoining and nearby properties at on Upper 
Street and St Alban’s Place starting dated on the 29th September 2022. The Council made an error 
with the initial consultation letters confirming that the consultation expired on 23rd November 2022. 
Once this error was highlighted to Officers, further neighbour notification letters were sent 
confirming the public consultation of the application expired on 24th October 2022. However, it is 
the council’s practice to continue to consider representations made up until the date of a decision. 

5.2 At the time of writing of this report, the most recent consultation process resulted in 5 additional 
objections being received. The initial neighbour consultation process resulted in 9 objections 

being received. Therefore a total of 14 objections have been received at the writing of this report. 
The issues raised in the objections received in the initial neighbour consultation process have been 
considered and addressed in the relevant sections of the original report, found within Appendix 2. 
The objections received are detailed within paragraph 7.2 within the original committee report, 
including the relevant paragraphs. Therefore, whilst the 5 additional objections do not raise any 
new issues which were not detailed in paragraphs 7.2 of the original report, the additional 
information provided and subsequent assessment provides further information to address these 
issues. 

6. EVALUATION 

Land use 

6.1 There are no land use changes associated with the additional information provided. 

Design and Conservation 

6.2 As noted in the original report (in Appendix 2) the site is within the Angel Conservation Area. 
Therefore, in accordance with Section 73(1) of Planning (Listed Buildings and Conservation Areas) 
Act 1990, the proposal is required to pay special regard to preserving the visual appearance of the 
host building.  

Revised Proposed Demolition Drawings  

6.3 The  amended proposed demolition drawings (Ground Floor, First Floor and Roof Plans) show that 
the proposal would result in the demolition of the whole of the existing building, as shown in the 
comparison images below the difference between the original submission plan and the revised 
drawing is the detailing of the red site boundary line. There is no additional demolition proposed 
over and above the original submission, and as concluded in the original report, the demolition of 
the existing building is considered acceptable in principle. 
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Images 1 and 2: Comparison of originally submitted (left) and revised (right) Proposed Ground 

Floor Demolition Plan 

 

 

Images 3 and 4: Comparison of originally submitted (left) and revised (right) First Floor 

Demolition Plan 

 

Images 5 and 6: Comparison of originally submitted (left) and revised (right) Roof Demolition 

Plan 

Basement 

6.4 The document titled ‘Report on Structure’ Ref: 220380/T Attwood Version: 2 (amended with 
additional information 26.07.22) prepared by Conisbee was submitted in support of the application.  

6.5 Appendix B of the Basement SPD (2016) provides advice on what the submitted Structural Method 
Statement should include. It confirms that the SMS must be signed by a chartered Civil Engineer 
(MICE) or Chartered Structural Engineer (MIStruct.E), appointed by the Applicant and should 
include details of the qualifications and experience of the person signing and should be clearly 
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stated within the SMS. The report has been signed by a Chartered Structural Engineer (Tim 
Attwood) which is considered to address this requirement. 

6.6 The SPD confirms that the SMS should be submitted in the form of a report and supporting 
drawings. The level of detail will depend on the site context, site constraints and the scale of the 
basement, which is a matter of professional judgement made by the qualified person(s) signing the 
statement. It confirms that the Council will rely upon the professional integrity of the qualified and 
experienced person signing the SMS to ensure that the basement development can be undertaken 
safely and will safeguard the structural stability of the existing building and other nearby buildings. 

6.7 The SPD advises that a thorough desk-based study should be undertaken and findings clearly set 
out in the SMS, to ascertain: 

 the site history 
 age of the property and any known damage to the property/terrace (e.g. recorded bomb 

damage) 

 visual site survey (existing buildings and other structures) 

 underlying geology 

 topography 

 current and historic water courses 

 groundwater level 
 flooding from all sources 

 trees areas of archaeological interest (archaeological priority areas and scheduled 
monuments) 

 listed buildings in proximity to the site 

 underground infrastructure (utilities, services, drains and tunnels) 

 other consented or constructed basements in proximity to the site (to identify potential 
cumulative impacts) 
 

6.8 It advises that an appraisal of the existing structure including drawings to detail the arrangement 
of existing structures to be affected by the proposal should be provided. A clear statement with the 
SMS must be included setting out the extent to which site surveys (such as visual surveys) were 
conducted and include clear justification and reasoning as to why the investigations were limited 
to the area surveyed.  

6.9 The SPD advises that the need for physical site investigations such as trial pits will be depend on 
site conditions identified through the desk based study and site surveys (see Section 6 for instances 
were these may be necessary). If physical investigations are not considered to be required to inform 
the design, the rationale should be clearly set out in the SMS. Should physical site investigation be 
undertaken, these must be clearly set out and their findings explained. 

6.10 The SPD seeks to ensure that for planning application submission the engineering design should 
be advanced to Developed Design Stage (RIBA Stage 3). The SMS should convey a clear design 
process that demonstrates how the proposed design responds to findings of the site-specific survey 
and investigations undertaken and specifically how designers have addressed: 

 ground conditions and ground water 

 existing trees and infrastructure 

 drainage 

 flooding 

 vertical and lateral loads 

 movements 

 integrity of existing structures (including adjoining buildings and wider where relevant) 
 

6.11 Appendix B recommends that the SMS should include outline of the proposed structural 
engineering general arrangement and details such as drawings of underpinning, piled wall etc. Also 
that it should include an assessment of both short and long term effects of movement expected to 
the property, the adjoining properties and adjacent properties. Damage should be limited to a 
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maximum of Category 2 as set out in the Construction Industry Research and Information 
Association (CIRIA) Report 580 ‘Embedded Retaining Walls’ (or as updated) 

6.12 Chapter 3.0 of the submitted report provides details of the existing building and site history, with 
both the host building and adjacent buildings along Upper Street being built early 20th Century. 

6.13 The updated report confirms that a visual survey has been carried out along with a desk based 
study, with Chapter 4.0 of the submitted report providing details of the findings, including site 
conditions, with details of the topography of the site, subsoil, groundwater, significant vegetation, 
archaeology, infrastructure and services, flooding, and other basements within proximity of the site.   

6.14 Chapter 5.0 of the submitted Structural Report outlines the structural scheme for the alterations. It 
confirms that in summary, the following structural works would take place: 

- A mixed solution for the new basement retaining wall with reinforced underpinning to the 
retained parts of the boundary wall where there isn’t any adjoining basement of adequate depth 
and a narrow sheet piled wall solution for the open boundaries.  

- A reinforced concrete raft foundation at basement level 
- Reinforced concrete internal columns at basement level and an in-site reinforced concrete flat 

slab at ground floor 
- Steel frame to upper floors with a concrete metal deck composite floor at first floor and timber 

joist on steel beam floor for the roof. 
 

6.15 Paragraph 5.2 of the submitted report provides details on the impact on existing structures. It 
confirms that the only significant impacts would occur on the north, and part southern boundaries. 
It identifies that on the east boundary the adjacent buildings (No’s 71, 72 and 73 Upper Street) 
appear to have full basements adjoining buildings (No’s 71, 72 and 73) and to have full basements 
adjoining the wall, which is likely to be founded below the level of the proposed basement due to 
the depth of construction nominal underpinning may be required. 

6.16 It confirms that due to the depth of the construction, nominal underpinning has been shown, the 
necessity will be known at the next stage and that even if underpinning is required it is likely to be 
small as the depth of the construction is to be a maximum of 600mm.  

6.17 The applicant has confirmed that no underpinning would be required underneath the adjoining 
properties. However, the report that there is a risk of settlement as the formation of a basement 
close to the existing rear extension of No. 74, which is 1m away, will cause some settlement of the 
soil alongside the excavation. 

6.18 As such, the report has identified that to minimise risk, it will be necessary to prop the basement 
walls during excavation and to design both the propping and permanent works to limit the deflection 
of the basement retaining walls so that any settlement to the adjoining buildings is limited. The 
report has stated that these limits will be agreed as part of the final specification as well as 
incorporated into party wall awards. It has concluded that provided these measures are followed 
any damage from settlement would be limited to category 1 (very slight) or 2 (slight) in accordance 
with (CIRIA  Construction Industry Research and Information Association) 580 table 2.5. This level 
of damage is considered to be consistent with the Council’s Basement SPD which states that 
‘Damage should be limited to a maximum of Category 2 as set out in the Construction Industry 
Research and Information Association (CIRIA) Report 580 ‘Embedded Retaining Walls’ (or as 
updated)’. 

6.19 In terms of its impact on the rear extension associated with no. 71, the report confirms that 
basement walls will need propping up in a similar way to that described above for no. 74, and that 
as long as the sequence set out in the report is followed any damage would be limited to category 
1 or 2 in accordance with (CIRIA  Construction Industry Research and Information Association) 
580 table 2.5, which would be compliant with the SPD.  

6.20 The report confirms that ideally the existing walls would be fully removed, but for legal and party 
wall reasons this may not be possible. Therefore, it confirms that the basement would be 
constructed using a reinforced underpin solution, to allow the existing walls to be retained during 



P-RPT-COM-Main 

 

the basement construction, with any retained sections of wall will need to be made good, including 
details of what to do with any embedded steelwork. It confirms that full schedule of repairs would 
be made at the next stage.  

6.21 The rest of Chapter 5.0 provides details of the impact on groundwater, drainage, flood design and 
waterproofing. The remaining parts of the report (Chapters 6.0 and 7.0) provide a summary of the 
outline methodology of the basement works and summary of the measures and next stage. This is 
supported by annotated floor plans and section drawings which outline the measures identified 
within the structural report. 

6.22 Whilst it is acknowledged that the measures may need to be altered following further investigation, 
the submitted report is considered to comply with the Basement SPD 2016. As per the SPD a 
condition is recommended requiring that the certifying professional (or their replacement with a 
suitably qualified person with relevant experience) endorsing the SMS is retained for the duration 
of construction which further ensures that any future works in relation to basement works related 
to the development will be overseen by an accredited professional which is reasonable and in full 
accordance with the guidance contained within the councils Basement SPD.  

6.23 Overall, the proposal is considered to pay special regard to preserving the visual appearance and 
historic character of the setting of the Angel Conservation Area. It is therefore considered to be 
compliant with the policies found within the Development Plan and is policies D1, D4 and HC1 of 
London Plan (2021), CS5, CS8 and CS9 of Islington Core Strategy (2011) and DM2.1 and DM2.3 
of Development Management Policies (2013) and the Islington Urban Design Guide 2017 and 
acceptable in design terms. 

Neighbouring Amenity 

6.24 Policy DM2.1Ax of the Islington Development Management Policies, requires developments to 
provide a good level of amenity, including consideration of noise, disturbance, hours of operation, 
vibration, pollution, overshadowing, overlooking, privacy, sunlight and daylight, over-dominance, 
sense of enclosure and outlook. 

Daylight, Sunlight and Overshadowing 

6.25 Representations from occupiers of neighbouring properties have been received raising concern 
that the originally submitted Daylight and Sunlight Report assessed the proposal against the now 
superseded BRE Guidelines from 2011. 

6.26 As such, an amended report titled ‘Daylight, Sunlight and Overshadowing’ prepared by XCO2 
dated July 2022 was submitted in support of the application. The report and appendices consider 
the impacts of the proposed development on the residential neighbours in accordance with the 
2022 Building Research Establishment (BRE) guidelines, which has been updated from the 2011 
version originally submitted. The main differences between the superseded BRE Guidelines (2011) 
and the current BRE Guidelines (2022) are as follows: 

 The previous version of the BRE Guide discussed daylight and sunlight within homes, 
schools, hotels and hospitals but did not apply guidance to workspace. The updated 
guidance applies to the above uses and additionally provides guidance for workshops and 
some offices. 

 The adoption of BS EN 17037 changes the tests to be applied when assessing the 
adequacy of natural light within proposed accommodation. 

 Daylight in proposed accommodation is to be assessed with reference to the area of the 
room achieving target daylight factors. An alternative test using target illuminance (lux) 
value is also provided. Both of these assessments take account of internally and externally 
reflected natural light as part of the calculation. The target illuminance assessment also 
introduces time criterion.      

 Sunlight in proposed accommodation is now to be tested on any date between February 
1st and March 21st, with minimum (1.5 hours), medium (3 hours) and high (4 hours) levels 
of sunlight determined. The criterion applies to rooms of all orientations, although the 
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guidance acknowledges that if a room faces significantly north of due east or west it is 
unlikely to be met. 

 Further assessments for View and Glare are introduced 
 

6.27 The report confirms that the following residential properties were assessed: 

 3 St Alban’s Place 

 69 – 74 Upper Street 

 75 Upper Street 
 

 

Image 7: Aerial photograph identifying properties assessed within Daylight/Sunlight Report 

Vertical Sky Component (VSC) 

3 St Alban’s Place 

6.28 The report confirms that all of the 4 windows would meet the BRE Guidelines with 2 windows 
passing the initial 25 degree test and the remaining 2 windows having a VSC  higher than 27% or 
of at least 0.8 of the existing value. 

69-74 Upper Street 

6.29 This building is located to the east of the proposed development. The results show that of the 47 
windows assessed, 41 would pass the 25-degree line test to ensure compliance with BRE 
Guidelines. Of the 6 windows within this building which fail the 25- degree line test, 1 was found to 
be achieving a VSC greater than at least 27% whereas the other 5 were found to achieve a relative 
VSC of at least 0.8 when compared to the existing value to meet BRE Guidelines. 

75 Upper Street 

6.30 The results show that of the 20 windows assessed, 9 windows pass the 25-degree line test, which 
means that they meet BRE Guidelines. For the remaining 11 windows tested, the report confirms 
they would retain a VSC value of at least 0.8 of its former value which meets the BRE Guidelines. 

6.31 The report has identified the same conclusions as those in the originally submitted Daylight and 
Sunlight Report against the BRE Guidelines 2011 in terms of VSC. 
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Daylight Distribution 

6.32 The report confirms the proposal would result in transgressions in terms of Daylight Distribution, 
with 3 out of the 22 rooms (within 3 St Alban’s Place, 69 – 74 Upper Street and 75 Upper Street) 
failing to meet the NSL criteria. These 3 rooms are all within 69-74 Upper Street at first floor level 
and are identified in the table below. 

 

Image 8: Table showing daylight distributions (No Sky Line) transgressions 

6.33 For the rooms that transgress the daylight distribution (No Sky Line) test, all of the windows serving 
2 of these rooms (R2 and R6) pass the initial 25 degree line test which means no further 
assessment is required. In terms of the other room (R4) with daylight distribution (No Sky Line) 
transgressions 1 of the windows (W11) serving this room would pass the 25 degree test and no 
further assessment is required. The remaining 2 windows (W9 and W10) serving this room (R4) 
which did not pass the initial 25 degree line test, were in compliance with BRE Guidelines in regards 
to VSC levels. Therefore, all assessed windows and rooms are in compliance with BRE Guidelines.  

6.34 This means the conclusions in the original Daylight & Sunlight Report against the 2011 BRE 
Guidelines are maintained in this regard. 

Sunlight 

6.35 A total of 26 windows from buildings surrounding the site were highlighted as facing the 
development and within 90° of due south. The analysis indicates that 11 of the 26 windows passed 
the 25-degree line test. All of the remaining 15 windows meet the BRE criteria for annual probable 
sunlight hours (APSH) and winter probable sunlight hours (WPSH). Overall, the proposed 
development is not considered to have any notable impact on sunlight access to windows of 
surrounding developments. 

6.36 This means the conclusions in original Daylight & Sunlight Report against the 2011 BRE Guidelines 
are maintained in this regard. 

Overshadowing 

6.37 Both amenity spaces tested for no’s 73 and 74 Upper Street achieved more than the recommended 
2 hours of sunlight over at least 50% of their area or at least 80% of the former value, meeting the 
BRE requirements for overshadowing. Therefore, the proposed development is not considered to 
have any significant impact on sunlight access to neighbouring amenity and open spaces. 

6.38 The daylight, sunlight and overshadowing analysis within the submitted report indicates that there 
will not be a significant impact on surrounding properties arising from the proposed development 
and is acceptable in this regard. 



P-RPT-COM-Main 

 

6.39 Therefore, as concluded in the original report, overall, the development proposed is considered to 
overcome the previous schemes reason for refusal and is not considered to adversely affect 
surrounding occupier’s amenity in terms of sunlight/daylight, outlook, sense of enclosure, noise, 
privacy or having an overbearing effect. The development is therefore considered to comply with 
the relevant London Plan, Islington Core Strategy and Development Management Policies.  

Accessibility 

6.40 Policy DM2.2 seeks to ensure developments demonstrate that they provide for ease of and 
versatility in use and deliver safe, legible and logical environments. 

6.41 The Proposed Ground Floor Plan has been amended to include the updated red line boundary 
only, which is discussed latter in this report. The comparison is shown below. 

   

Image 9 and 10: Proposed Ground Floor showing original (left) and revised (right) red line 

boundary 

6.42 As discussed in the original report, the level of accessibility provision is considered acceptable. 

Fire Safety 

6.43 As advised in the previous report the details in the submitted document titled Planning Fire Safety 
Strategy by Accendo Fire Safety Services Version 1 dated 23 June 2022, were proposed to be 
secured by condition. This document includes a number of fire safety measures including 
evacuation strategy, evacuation assembly points, active fire safety measures (including use of 
alarms and sprinklers), passive fire safety and construction details, access and facilities for fire and 
rescue services. Whilst it is discussed further in the Highways section of this report, the applicant 
has provided details of the adopted highway controlled by Islington Council, in addition to the swept 
path analysis to ensure the site would be accessible by vehicles.  

Transport and Highways 

6.44 Development Management Policy DM8.2 requires developments proposals to meet the transport 
needs of the development. Concerns were raised in the letter of representation regarding the 
access to the site for vehicles during the construction period. 

6.45 The submitted drawing shows that the areas which are adopted by the Council, which includes St 
Alban’s Place. This is accessed from Upper Street at two separate entrances between no’s 79 and 
82 Upper Street to the north, and between no’s 74 and 75 Upper Street to the south. It also includes 
the forecourt of no. 33 St Alban’s Place. The greyed out areas on the drawing are identified as car 
park, retail outlets, offices, and lock up garages. This includes the application site and the remaining 
alleyway which provides access to the rear of the commercial units along this section of Upper 
Street.  



P-RPT-COM-Main 

 

 

 

 

Image 11: Plan showing public highway maintained by Islington Council 

6.46 In terms of the current proposal, images 16 and 17 of the previous Committee Report (in Appendix 
2) provides the swept paths analysis in the submitted report titled ‘Construction Management Plan 
pro forma dated 29th April 2021’, which are also shown below, demonstrate that servicing and 
delivery vehicles can enter and exit the site in forward gear for vehicles of 7.1m and 6m in size. 
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Images 12 and 13: Swept paths analysis from submitted report titled ‘Construction Management 

Plan pro forma dated 29th April 2021’ 

6.47 The swept paths analysis confirms that apart from a small section of the alleyway, which is now 
within the red line boundary application site, the vehicles accessing the site including during 
construction would use public highways adopted by Islington Council. 

6.48 It is considered that this information addresses the concerns raised within representations, 
including for fire safety and access for vehicles, and ensure that it would have an acceptable impact 
on the local public highway network. 

Refuse and Recycling 

6.49 There are no changes to the originally proposed refuse and recycling which was considered 
acceptable, a condition ensuring this provision is provided prior to the first occupation of the host 
building. 

Sustainability 

6.50 The original report concluded that subject to conditions securing the sustainability measures in the 
submitted ‘ENERGY & SUSTAINABILITY STATEMENT’, and the installation of bird nesting boxes 
to be integrated into the scheme, the proposal was acceptable. The updated information provides 
no further information in relation to this matter. 
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6.51 Policy DM6.5C seeks to ensure developments maximise the provision of green roofs and the 
greening of vertical surfaces as far as reasonably possible, and where this can be achieved in a 
sustainable manner, without excessive water demand. New-build developments, and all major 
applications, should use all available roof space for green roofs, subject to other planning 
considerations.  

6.52 In accordance with this policy drawing number 528 1 1.005E shows that the proposal would include 
a green roof above the flat roof of the proposed building which is welcomed. It is considered that 
the inclusion of a green roof would not only improve the sustainability of the building but would also 
improve its visual appearance and the design of the building, as well as improve the outlook of 
occupiers of neighbouring properties. 

 

Image 14: Proposed Roof Plan 

6.53 Part D of Policy DM6.5 it advises that the design and operation of green roofs must maximise 
benefits for biodiversity, sustainable drainage and cooling. Green roofs are required to have a 
varied substrate depth of average 80-150mm, unless it can be demonstrated that this is not 
reasonably possible. A condition has been recommended to ensure that the green roof is 
implemented in accordance with the Council’s requirements. 

Other Matters 

6.54 Concerns were raised in representations in relation to the red line boundary around the application 
site and queries relating to the land ownership of the alleyway into the site.  

6.55 The originally submitted Site Location Plan included a red line boundary around the perimeter of 
the building only. The amended Site Location Plans have revised the red line showing the outline 
of the proposed building and the access lane.  
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Images 15, 16 and 17: Revised Existing Site Location Plan and Existing and Proposed Block 

Plans 

6.56 As with the revised Site Location Plans, revised Block Plans were submitted which have the same 
changes to the boundary lines and include the proposed building in the submitted Proposed Block 
Plan. There are no changes to the original assessment as a result of these changes. 

Revised application form  

6.57 Concerns have been raised in representations in relation to whether the correct certificate has been 
signed in the original application form. As such, a revised application form has been received which 
includes a signed Certificate D, rather than the original Certificate A. This confirms that the 
applicant certifies that Certificate A cannot be issued for this application and all reasonable steps 
have taken to find out the names and addresses of everyone else who, on the day 21 days before 
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the date of this application, was the owner and/or agricultural tenant of any part of the land to which 
this application relates, but the applicant has been unable to do so. 

6.58 The applicant has confirmed that the steps required for Certificate D were taken. This includes a 
Notice to Unknown Owners which was published in the Islington Gazette on 27th July 2022. It is 
considered that the signing of this certificate and the publishing of the notice is considered to meet 
the requirement of the legislation. The Council are satisfied that reasonable and requisite notice 
has been served in this specific case with these updates. It is important to note that current planning 
legislation has no remit to consider land ownership disputes in submitted planning applications.  

6.59 As a result of the above changes condition 2 relating to the approved drawings. The revised 
condition 2 would state the following: 

REVISED CONDITION 02 ( FINAL APPROVED DRAWINGS LIST): 528 0 1.000A, 528 0 1.000E, 
528 0 1.001K, 528 0 1.002L, 528 1 1.003J, 528 1 3.001I, 528 1 1.005E, 528 0 2.001E, 528 0 
2.002E, 528 0 2.003F, 528 0 2.004F, 528 0 2.005F, 528 0 2.006D, 528 1 3.001H, 528 1 3.002D, 
528 1 3.003B, 528 1 3.004A, 528 1 3.005B, 528 0 0.002A, 528 0 0.003A, 528 0 0.004A, 528 0 
0.005, 528 0 0.006, 528 0 0.007, 528 0 0.008, 528 0 0.009, 528 0 0.010, 528 0 0.011, 528.(0).0.002, 
528.(0).0.003, 528.(0).0.004, 

ENVIRONMENTAL NOISE AND IMPACT ASSESSMENT by XCO2 dated November 2020, 
528_ALB_014-A - Creative Strategy RevE, Report on Structure by Conisbee Ref: 220380/T dated 
26th July 2022 Version: 2, Construction Management Plan pro forma dated 29th April 2021, 
DAYLIGHT AND SUNLIGHT ADDENDUM 9.329 by XCO2 dated 13/11/2020, DAYLIGHT, 
SUNLIGHT & OVERSHADOWING report produced by XCO2 dated July 2022, ENERGY & 
SUSTAINABILITY STATEMENT by XCO2 dated November 2020, Planning Statement dated 
01.02.2021, Planning Fire Safety Strategy Rev.0 by Accendo Fire Safety Services Version 1 dated 
23 June 2022 

7. SUMMARY AND CONCLUSION 

7.1 The principle of providing additional employment floorspace is considered acceptable, given its 
location within the Angel & Upper Street Core Strategy Key Area, Angel Town Centre and Central 
Activities Zone. The proposed use of the host building for office accommodation (Class E(g)(i)) is 
acceptable in land use terms. However, greater flexibility in form of other Class E uses is not 
considered to be appropriate given its restricted access, which would be secured by condition. The 
proposal is considered to be compliant with policies.  

7.2 The proposal is considered to be of an appropriate scale for the site and would have a general 
design and proposed fenestration which are considered to pay special regard in terms of preserving 
the visual appearance and historic character of the host building and wider Angel Conservation 
Area. A condition has been recommended for details of the proposed materials to ensure they are 
appropriate. The proposal is considered to be compliant with policies D1, D4 and HC1 of the 
London Plan (2021), policies CS5, CS8 and CS9 of the Islington Core Strategy (2011), policies 
DM2.1 and DM2.3 of Development Management Policies (2013) and advice found within the 
Islington Urban Design Guide (2017), Basement SPD and Angel Conservation Area Design 
Guidelines. 

7.3 The proposal is considered to not unacceptably impact the amenity of the occupiers of 
neighbouring properties in terms of loss of daylight/sunlight, outlook or privacy. The submitted 
Daylight/Sunlight report shows transgressions of the BRE Guidelines (2022), in relation to Daylight 
Distribution levels to 3 rooms within the building no. 69 to 74 Upper Street at first floor. 

7.4 However, all the windows in these room either pass the 25 degree line test or comply with the VSC 
levels. Therefore, the proposal is considered to be in compliance with BRE Guidelines (2022). 
Conditions have been recommended in terms of the use of obscure glazing and noise levels and 
the submission of a construction and environmental management plan, to protect the amenity of 
occupiers of neighbouring properties. 
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7.5 The design of the proposal has been amended in comparison to the previously refused schemes, 
in terms of the removal of the second floor and an increased separation distance from the rear of 
the properties at first floor and is considered to overcome the previous schemes (Ref. 
P2020/1707/FUL) reason for refusal in terms of the sense of enclosure for future occupiers. 

7.6 The introduction of a green roof is considered to improve the outlook for occupiers of neighbouring 
properties as well as improve the sustainability of the building and soften its visual appearance.  

7.7 A number of conditions have been recommended in relation to ensuring the proposal would have 
an acceptable impact in regard to accessibility, refuse/recycling, sustainability measures, and the 
public highway network, including for cycle storage and a financial contribution for off-site cycle 
parking, which would be secured by a legal agreement. 

RECOMMENDATION 

7.8 The proposal is considered to be acceptable, and it is recommended that the application be 
approved subject to conditions and Heads of Terms within the legal agreement contained within 
Appendix 1 Recommendations  
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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: 
 

 Commuted sum of £498.55 for 1 no. short stay cycle storage 
 
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 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. 
 
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 106 of 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: 
.  
List of Conditions: 

 
1 IMPLEMENTATION PERIOD 
 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:  
 

REVISED CONDITION 02 ( FINAL APPROVED DRAWINGS LIST): 528 0 1.000A, 528 0 1.000E, 
528 0 1.001K, 528 0 1.002L, 528 1 1.003J, 528 1 3.001I, 528 1 1.005E, 528 0 2.001E, 528 0 
2.002E, 528 0 2.003F, 528 0 2.004F, 528 0 2.005F, 528 0 2.006D, 528 1 3.001H, 528 1 3.002D, 
528 1 3.003B, 528 1 3.004A, 528 1 3.005B, 528 0 0.002A, 528 0 0.003A, 528 0 0.004A, 528 0 
0.005, 528 0 0.006, 528 0 0.007, 528 0 0.008, 528 0 0.009, 528 0 0.010, 528 0 0.011, 
528.(0).0.002, 528.(0).0.003, 528.(0).0.004, 
 
ENVIRONMENTAL NOISE AND IMPACT ASSESSMENT by XCO2 dated November 2020, 
528_ALB_014-A - Creative Strategy RevE, Report on Structure by Conisbee Ref: 220380/T dated 
26th July 2022 Version: 2, Construction Management Plan pro forma dated 29th April 2021, 
DAYLIGHT AND SUNLIGHT ADDENDUM 9.329 by XCO2 dated 13/11/2020, DAYLIGHT, 
SUNLIGHT & OVERSHADOWING report produced by XCO2 dated July 2022, ENERGY & 
SUSTAINABILITY STATEMENT by XCO2 dated November 2020, Planning Statement dated 
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01.02.2021, Planning Fire Safety Strategy Rev.0 by Accendo Fire Safety Services Version 1 dated 
23 June 2022 
 
 
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 work commencing on site. The 
details and samples shall include: 
a) solid brickwork (including brick panels and mortar courses)  
b) window treatment (including sections and reveals); 
c) roofing materials; 
d) and any other materials to be used. 
 
The development shall be carried out strictly in accordance with the details so approved and shall 
be maintained as such thereafter. 
 
REASON:  In the interest of securing sustainable development and to ensure that the resulting 
appearance and construction of the development is of a high standard 
 

4 ACCESSIBLE MEASURES (Compliance) 

 CONDITION: The accessible measures shown on the hereby approved drawings (528 0 1.002K, 
528 0 1.001K, 528 1 1.003J, 528 1 3.001I) shall be implemented in full prior to the first occupation 
of the approved development and retained thereafter into perpetuity. 
 
REASON: To provide accessible accommodation. 
  

5 REFUSE AND RECYCLING (Compliance) 

 CONDITION: The approved refuse / recycling enclosure shown on drawing no. 528 0 1.002K and 
Town Planning Statement dated February 2021 shall be provided prior to the first occupation of 
the development hereby approved and shall be maintained as such thereafter unless otherwise 
agreed with the Local Planning Authority. 
 
REASON: To secure the necessary physical waste enclosures to support the development and to 
ensure that responsible waste management practices are adhered to. 
 

6 CYCLE STORAGE (Compliance) 

 CONDITION: The cycle storage area shown on drawing no. 528 0 1.002K shall be provided prior 
to the first occupation of the development for a minimum of 8 no. cycles, a mobility scooter 
charging point and 1 no. accessible space 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. 
 

7 WRITTEN SCHEME OF INVESTIGATION (Details) 

 CONDITION: No demolition or development shall take place until a stage 1 written scheme of 
investigation (WSI) has been submitted to and approved by the local planning authority in writing. 
For land that is included within the WSI, no demolition or development shall take place other than 
in accordance with the agreed WSI, and the programme and methodology of site evaluation and 
the nomination of a competent person(s) or organisation to undertake the agreed works.  
 
If heritage assets of archaeological interest are identified by stage 1 then for those parts of the 
site which have archaeological interest a stage 2 WSI shall be submitted to and approved by the 
local planning authority in writing. For land that is included within the stage 2 WSI, no 
demolition/development shall take place other than in accordance with the agreed stage 2 WSI 
which shall include: 
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A. The statement of significance and research objectives, the programme and methodology of site 
investigation and recording and the nomination of a competent person(s) or organisation to 
undertake the agreed works 
 
B. The programme for post-investigation assessment and subsequent analysis, publication & 
dissemination and deposition of resulting material. this part of the condition shall not be discharged 
until these elements have been fulfilled in accordance with the programme set out in the stage 2 
WSI. 
 
REASON: To safeguard the archaeological interest on this site 
 

8 SUSTAINABLE DESIGN AND CONSTRUCTION STATEMENT (Compliance) 
 CONDITION: Prior to the first occupation the sustainability measures (including measures 

including the re-use of previously developed land, effective site layout in response to the 
neighbouring context; efficient design of the proposed massing, openings and internal layouts so 
that offices across the site, effective pollution management) identified within the approved 
ENERGY & SUSTAINABILITY STATEMENT Produced by XCO2 for Grays Road Investment Ltd 
dated November 2020’ including achieving regulated CO2 savings of 36.4% compared to a 
notional development that meets the minimum Part L 2013 Regulations standards of performance 
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 interest of securing sustainable development. 
 

9 Construction Management Plan (Details) 

 CONDITION: Notwithstanding the details found within the document titled ‘Construction 
Management Plan pro forma dated 29th April 2021’, no excavation or demolition shall take place 
on site unless and until a revised Construction Management Plan is submitted to and approved in 
writing by the Local Planning Authority. The CMP shall be prepared in accordance with Islington 
Council's Basement Development SPD (2016). The revised CMP which shall retain the approved 
information shall provide details in relation to the following matters and any other relevant 
information: 
 

a) Full contact details of the site project manager responsible for day-to-day management of 
the works and dealing with any complaints from local residents and businesses 

b) Full contact details of the person responsible for community liaison and dealing with any 
complaints from local residents and businesses if different from the above 

c) Full contact details including the address where the main contractor accepts receipt of 
legal documents for the person responsible for the implementation of the CMP. 

d) The proposed start and end dates for each phase of construction as well as an overall 
programme timescale. (A Gantt chart with key tasks, durations and milestones) 

e) Confirmation of any proposed work which must be carried out outside of the standard 
working hours (such as abnormal loads, railway possessions etc) and how any overruns 
will be avoided 

f) Details of any changes to services that are required to be carried out that would be linked 
to the site during the works (i.e. connections to public utilities and/or statutory undertakers’ 
plant) 

g) Details of a plan of existing or anticipated construction sites in the local area and please 
state how your CMP takes into consideration and mitigates the cumulative impacts of 
construction in the vicinity of the site 

h) The name of Principal contractor 
i) Details of other developments in the local area or on the route 
j) Details of any temporary structures which would overhang the public highway (e.g. 

scaffolding, gantries, cranes etc.) and details of hoarding requirements or any other 
occupation of the public highway 

k) Predictions for noise and vibration levels throughout the proposed works. 
l) Evidence that staff have been trained on BS 5228:2009+A1:2014 
m) Confirmation that a Risk Assessment has been undertaken at planning application stage 

in line with the GLA policy. The Control of Dust and Emissions During Demolition and 
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Construction 2014 (SPG), the risk level that has been identified, and that the appropriate 
measures within the GLA mitigation measures checklist have been applied.  

n) Details of how the existing fire access from the rear of the commercial units along Upper 
Street would be maintained. 

 
The approved details shall be implemented in full and retained thereafter during the construction 
phase of the development unless otherwise agreed in writing by the Local Planning Authority. 
 
REASON: To protect the amenity of future occupiers and the local highway network. 
 

10 FIRE SAFETY (COMPLIANCE) 

 CONDITION: The hereby approved development shall in every aspect adhere to the submitted 
document titled ‘Planning Fire Safety Strategy by Accendo Fire Safety Services Rev.1 dated 23 
June 2022 and retained thereafter into perpetuity unless otherwise agreed in writing. 
 
REASON: To ensure safety of future occupiers of the development. 
 

11 OBSCURE GLAZING  

 CONDITION: Prior to the occupation of the host building the details of obscure glazing and 
measures to restrict the opening of the rear elevation windows (shown on drawing no’s 528 1 
1.003J and 528 0 2.003F) shall be submitted and approved in writing by the Local Planning 
Authority. The approved details shall be implemented in full as such prior to the first occupation 
and retained thereafter into perpetuity.  
 
REASON: To protect the amenity of neighbouring properties. 
 

12 BIRD BOXES 

 CONDITION: The hereby approved development shall include a minimum of 2 nesting bird boxes, 
which shall be retained thereafter into perpetuity. 
 
REASON: To increase biodiversity.  
 

13 SECTION 278 

 CONDITION: Prior to any excavation or demolition works commencing on site, the owner shall 
enter into a S278 agreement with London Borough of Islington Highways to secure the re-
instatement of the footway and repairs in the event of any damage during the construction phase. 
Works to be undertaken by Islington Council Highways and costs paid for by the applicant. 
 
REASON: This is to mitigate the impact of the development and protect the streetscape, 
safeguarding the free and safe movement of pedestrians 
 

14 NOISE LEVELS 

 CONDITION: The design and installation of new items of fixed plant shall be such that when 
operating the cumulative noise level LAeq Tr arising from the proposed plant, measured or 
predicted at 1m from the facade of the nearest noise sensitive premises, shall be a rating level of 
at least 5dB(A) below the background noise level LAF90 Tbg. The measurement and/or prediction 
of the noise should be carried out in accordance with the methodology contained within BS 4142: 
2014.  
 
REASON: In order to protect the amenity of neighbouring properties. 
 

15 RESTRICTED USES (Compliance) 

 CONDITION: Notwithstanding the provisions of the Town and Country Planning (Use Classes) 
Order 1987 as amended by the Town and Country Planning (Amendment)(England) Regulations 
2020, the shall only use as an Office (Class E(g)(i) or the equivalent use within any 
amended/updated subsequent Order) hereby approved, shall be limited to this use and for no 
other purpose (including any other use within Class E) of the Schedule to the Town and Country 
Planning (Amendment)(England) Regulations 2020, or any provision equivalent to that Class in 
any statutory instrument revoking and re-enacting that Order with or without modification.  
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REASON: For the avoidance of doubt and to enable the Local Planning Authority to retain control 
over the development, in order to protect the supply of office floorspace in this Town Centre and 
Central Activities Zone location and retain control over the change of use of the building in the 
future. Due to the small and constrained nature of the borough, performance against the spatial 
strategy within the Development Plan is vitally important to ensure that targets to increase 
employment continue to be met 
 

16 Restriction of PD rights – CLASS E TO RESIDENTIAL (Compliance) 

 CONDITION: Notwithstanding the provisions of Schedule 2, Part 3, Class MA the Town and 
Country Planning (General Permitted Development) Order 2021 (or any order revoking and re-
enacting that Order with or without modifications), no change of use of the extended floorspace 
hereby approved from Class E (commercial, business and service) to a use falling within Class 
C3 (dwellinghouses) shall take place without an express grant of planning permission.  
 
REASON: For the avoidance of doubt and to ensure that the Local Planning Authority can restrict 
the use of the building to this specific use only, in order to protect the supply of office floorspace 
in this location and retain control over the change of use of the building in the future. Due to the 
small and constrained nature of the borough, performance against the spatial strategy within the 
Development Plan is vitally important to ensure that targets to increase employment continue to 
be met. Additionally, windfall sites are rare and a loss of opportunity to negotiate affordable 
housing within such proposals would significantly undermine the borough’s ability to address 
critical housing need again due to the small and constrained nature of the borough. 
 

17 DELIVERY AND SERVICE PLAN 

 CONDITION: Prior to the occupation of the hereby approved development details of the Delivery 
and Servicing Arrangements shall be submitted to and approved in writing by the Local Planning 
Authority. The approved details shall be implemented in full and retained thereafter into perpetuity.  
 
REASON: To protect the local public highway network. 
 

18 LIGHT POLLUTION MEASURES 
 CONDITION: Prior to the use of the hereby approved development details of measures to prevent 

light pollution to the occupiers of neighbouring properties shall be submitted and approved in 
writing to the Local Planning Authority. The approved details shall be implemented in full prior to 
the first use of the development. 
 
REASON: To protect the amenity of neighbouring properties. 
 

19 RETAIN CERTIFYING PROFESSIONAL  

 CONDITION: For the hereby approved development the certifying professional endorsing the 
approved document titled ‘Report on Structure’ Ref: 220380/T Attwood Version: 1 dated 14 Apr 
2022 must be retained (or replaced with a suitably qualified person with relevant experience) 
throughout the duration of construction. 
 
REASON: To ensure that the necessary expertise is available to inform decision making 
throughout the construction process. 

20 NO USE AS AMENITY SPACE 

 CONDITION: For the hereby approved development the flat roof shown on drawing no’s  
528 1 1.003/H and 528 1 1.005E at first and second floors shall not be used as roof terrace and 
shall be accessed for maintenance purposes only and shall be retained as such thereafter into 
perpetuity. 
 
REASON: To protect the amenity of neighbouring properties. 
 

21 BIODIVERSITY (GREEN/BROWN) ROOF (Details) 
 
 
 

CONDITION:  Details of the biodiversity (green/brown) roofs shown on drawing no. 528 1 1.005E 
shall be submitted to and approved in writing by the Local Planning Authority prior to any 
superstructure works commencing on site.  The biodiversity (green/brown) roofs shall be: 
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a) biodiversity based with extensive substrate base (depth 80-150mm);  
b) laid out in accordance with plan 528 1 1.005E hereby approved; and 
c) planted/seeded with an agreed mix of species within the first planting season following the 

practical completion of the building works (the seed mix shall be focused on wildflower 
planting, and shall contain no more than a maximum of 25% sedum). 

 
The biodiversity (green/brown) roof shall not be used as an amenity or sitting out space of any 
kind whatsoever and shall only be used in the case of essential maintenance or repair, or escape 
in case of emergency. 
 
The biodiversity roof(s) shall be carried out strictly in accordance with the details so approved and 
shall be maintained as such thereafter.  
 
REASON:  To ensure the development provides the maximum possible provision towards creation 
of habitats and valuable areas for biodiversity. 

 
List of Informatives: 

 
1 Car-Free Development –  

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

2 Section 106 

 INFORMATIVE: (Section 106 Agreement) 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. 
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APPENDIX 2: 
P2021/0302/FUL COMMITTEE REPORT 

 
 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 
 



P-RPT-COM-Main 

 

 
 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 
 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 
 



P-RPT-COM-Main 

 

 
 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 
 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 
 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 
 



P-RPT-COM-Main 

 

 
 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 
 
 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 
 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 
 
 



P-RPT-COM-Main 

 

APPENDIX 3: P2020/1707/FUL APPEAL DECISION  

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 



P-RPT-COM-Main 

 

 

 


