
 

  

 

 
Application number  P2021/2840/FUL 

Application type Full Planning Application 

Ward Tufnell Park 

Listed building N/A 

Conservation area Mercers Road/Tavistock Terrace Conservation Area 

Development Plan Context Core Strategy Key Area (Nagôs Head & Upper Holloway 
Road) 
Conservation Area (Mercers Road/Tavistock Terrace Area) 
Local Cycle Route 
Strategic Cycle Route 
Within 100m of TLRN Road 
Article 4(2) (Mercers Road/Tavistock Terrace Conservation 
Area) 
Article 4 Direction (A1-A2 / Rest of Borough) 

Licensing Implications N/A 

Site Address Land adjoining Collingwood House, Mercers Road, N19 4PJ 

Proposal Proposed redevelopment of existing car park by constructing 
6x two storey plus basement mews houses (3 x 2 bed, 4 person 
and 3 x 3 bed, 5 person units) together with landscaping, cycle 
parking, vehicle parking and associated works. 

 

Case Officer Jake Shiels 

Applicant Mercers Mews Limited 

Agent Savills (UK) Ltd - Ms Mia Scaggiante 

 
 

1. RECOMENDATION 

The Committee is asked to resolve to GRANT planning permission: 

 
1. subject to the conditions set out in Appendix 1.  
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; 
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2. SITE PLAN (site highlighted in red) 

 
Image 1: Site Plan 

 
 

 
 
 
 
 
 
 
 
 
 
 
 



 

3. PHOTOS OF SITE 

 

Image 2: Aerial image of the site in a westerly direction 
  
 

 
 
 
 
 
 
 
 
 
 
 
 



 

 
Image 3 and 4: Vehicular access and eastern part of car park  

 
 
 

 
Image 5 and 6: View of southern boundary and eastern part of car park  

 
Image 7: Aerial view of western car park  

 
 
 

 



 

4. SUMMARY 

4.1 The proposal seeks planning permission for the redevelopment of the existing car park to 
construct 6x two storey plus basement mews houses (3 x 2 bed, 4 person and 3 x 3 bed, 5 
person units) together with landscaping, cycle parking, vehicle parking and associated works. 

4.2 The proposed dwellings are arranged to the west and east of Collingwood House. This results 
in the East Mews containing 3 x 2-bedroom 4 person units (House 1-3) and the West Mews 
containing 3 x 3-bedroom 5 person units (House 4-6). Each dwelling has a rear private amenity 
space at ground level, with terrace spaces at first floor.  

4.3 The site would be re-landscaped with new hardstanding for access areas and laid to lawn grass 
for rear private amenity. A number of trees are proposed to be removed within the site, however 
a new landscaping plan for replacement and new planting along the southern boundary is 
proposed. 

4.4 The proposal is considered to be acceptable in design terms, subject to conditions, and would 
not result in harm to the character or appearance of the local area and conservation area. The 
proposal has been reduced from 8 to 6 units from the originally withdrawn application and former 
pre-application proposal to retain a 2-storey mews character within this backland location. The 
proposed residential buildings are considered acceptable in design terms subject to conditions 
and would comply with Policies CS8 and CS9 of Islingtonôs Core Strategy (CS) 2011, Policies 
DM2.1 and DM2.3 of Islingtonôs Development Management Policies 2013 and London Plan 
2021 policies D3 and D4 as well as accord with the National Planning Policy Framework (NPPF) 
2021.  

4.5 The proposed residential buildings are not considered to adversely impact the residential 
amenity of adjacent residential properties in line with policy DM2.1 of the Development 
Management Policies 2013 being designed, orientated and setback in a way from adjacent 
residential buildings. The proposal accords with policies DM2.1. 

4.6 The proposed residential units would provide an acceptable level of accommodation, complying 
with policy CS12 (meeting the housing challenge) of Islington Council's Core Strategy 2011, 
Islington's Development Management Policy DM3.4, policy D6 (Housing quality and standards) 
of the London Plan 2021, Technical Housing Standards- Nationally Described Space Standards 
(March 2015) and the NPPF 2021. The proposal has reduced its massing and scope and has 
now overcome the previous concerns in this regard following the submission of amended plans. 

4.7 The full required affordable housing contribution of £300,000 has been secured in line with policy 
CS12 Part G and the Councilôs Affordable Housing Small Sites SPD (2012) and the proposed 
arrangements to minimise emissions through evidence in the submitted Sustainable Design & 
Construction Statement and through carbon offsetting contributions (£9,000 contribution 
agreed) is considered to be an improvement over the environmental quality of the existing site, 
and is therefore in line with policy DM7.1. 

4.8 The application is referred to the Planning Sub-committee due to the public interest in the 
application and the number of objections received during the application process.  

5. SITE AND SURROUNDING 

5.1 The site is located in close proximity to the junction of Mercers Road and Holloway Road and is 
located on the south side of Mercers Road via a single vehicular access. The site currently 
contains a large area of hardstanding consisting of an area of just over 1,500sq.m which serves 
as ancillary car parking for Collingwood House. Collingwood House itself was built between 
1948 and 1951 and is not statutorily or locally listed. The site is located within the Mercers 



 

Road/Tavistock Terrace Conservation Area, as well as the Nagôs Head and Holloway Road Core 
Strategy Key Area. 

5.2 The site wraps around the eastern, southern and part of the western flank walls of Collingwood 
House which is a four-storey mixed use building with a Pure Gym at ground, first floor and part 
second floor with residential at second floor above, permitted under P2015/1402/PRA from the 
then office use. There are 33no. car parking spaces associated to the use. The bulk of these 
which are not in use are behind the existing temporary hoarding gate on site at present. Car 
parking for the commercial occupier is visibly used to the frontage of the site adjacent the 
entrance.  

5.3 To the east of the site are neighbouring buildings that bound Holloway Road comprising three- 
storey residential buildings (Manor Mansions) and a three-storey (plus roof level) commercial 
building (No.457-463 Holloway Road) currently vacant. To the south of the site is a cluster of 
buildings that form part of a site allocation ñSite NH4ò (grouped as 443-453 Holloway Road), and 
also identified as emerging ñSite NH3ò in the Islington Local Plan Regulation 19 Draft September 
2019 (ñthe Draft Local Planò). These are primarily commercial buildings four-storeys in height 
including a óSafestore Self Storageô which fronts Holloway Road and flanks the south-eastern 
part of the site, and also a vacant warehouse building that flanks the south-western part of the 
site. Furthermore, the adjacent site to the east, at the junction of Mercers Road and Holloway 
Road (457-463 Holloway Road) is identified as an emerging site allocation ñNH8ò within the Draft 
Local Plan as a preferred site for employment and residential uses. The western part of the site 
is bound by long residential rear gardens which are part of the three-storey dwellinghouses 
along Mercers Road (No.2, 4 and 6 Mercers Road). These properties and host terrace are locally 
listed. 

5.4 There are trees that bound the site to the front entrance, the east and west flank and the 
southern boundary. There is a mature willow tree within the boundary of 2 Mercers Road close 
to the site boundary. None of the Trees within the site are TPOd but are protected within the 
Conservation Area designation. 

6. PROPOSAL (in Detail) 

6.1 The application seeks planning permission for the redevelopment of the existing car park by 
constructing 6x two storey plus basement mews houses (3 x 2 bed, 4 person and 3. x 3 bed, 5 
person units) together with landscaping, cycle parking, vehicle parking and associated works. 

6.2 The proposed dwellings are arranged to the west and east of Collingwood House. This results 
in the East Mews containing 3 x 2-bedroom 4 person units (House 1-3) and the West Mews 
containing 3 x 3-bedroom 5 person units (House 4-6). Each dwelling has a rear private amenity 
space at ground level, with terrace spaces at first floor. Houses 1-3 contain a front courtyard 
that forms part of the primary access to the properties. Basement levels are largely submerged 
save for rear lightwell courtyards to each dwelling. Each property would have a green roof, 
Photovoltaic (PV) panels and an individual Air Source Heat Pump at roof level. 

6.3 The new dwellings at 6.75m in height would be brick built featuring two brick types including a 
brick buff and off white brick. featuring a variation in texture and appearance utilising recessed 
stack bonds, stretcher bond. Glazing proposed includes bronze aluminium frames, the same 
material would be used for gates and terrace and lightwell balustrades. 

6.4 The site in its entirety would be re-landscaped with new hardstanding for access areas and laid 
to lawn grass for rear private amenity. A number of trees are proposed to be removed within the 
site, however a new landscaping plan for replacement and new planting along the southern 
boundary is proposed. 



 

6.5 A new timber two-tiered bike store is proposed in the place of the existing bike store on the 
southern boundary. It would house 15 cycle spaces for new residents, and 26 spaces for 
Collingwood House residents, with space also available for a mobility bicycle or tricycle. The 
proposed mews bins store is located to the north-east elevation and provides three 1100L and 
one 360L bins. 

6.6 A new pedestrian and cyclist entrance gate is proposed to demark the separation from the car 
parking spaces (4no.) which would serve only the commercial occupier within Collingwood 
House. 

Amendments during the application 

6.7 During the application process several amendments to the scheme were submitted, including: 

¶ New pedestrian and cyclist gate 

¶ Addition of green roofs, PV panels and Air Source Heat Pumps to dwellings 

¶ Updated Arboricultural impact assessment and landscaping addendum to reflect the 
retention of additional trees on site 

¶ Amended plan to frost first floor flank glazing within West Mews 

¶ Lightwells to the West Mews enlarged to gain more light to single bedrooms 

¶ Updated Lux Report for internal daylight to dwellings 

¶ Updated Sustainable Design & Construction Statement 

¶ All proposed plans amended to reflect alterations and associated documents updated. 
 

7. RELEVANT HISTORY: 

Land Adjoining Collingwood House 

Planning applications 

7.1 P2020/2727/FUL: Proposed redevelopment of existing car park by constructing 8x two storey, 
plus basement mews houses (6 X 3 bed x 5 person and 2 3 bed x 6 person units) together with 
landscaping, cycle parking, vehicle parking and associated works. Withdrawn on 19/08/2021. 

Pre-applications 

7.2 Q2018/2869/MIN: Redevelop the existing car parking areas by constructing 8 x no. 3 storey 
mews houses. Completed on 23/08/2021. 

Collingwood House  

Planning applications 

7.3 P2021/0587/FUL: Retention of existing air conditioning units with base slab, all associated 
pipework within existing acoustic enclosures, and proposed installation of canopy over 
enclosures alongside the Southwest elevation of Collingwood House and new gates to the street 
frontage to Mercers Road. Approved with conditions at Planning-Sub Committee B 

02/08/2021. 

7.4 P2020/3109/FUL: Installation of air conditioning with acoustic enclosures, base slab and all 
associated pipework, alongside the southwest elevation at ground floor level. Withdrawn by 

applicant.  



 

7.5 P2020/3056/NMA: Non-material amendments of Planning permission ref: P2019/1452/FUL 
dated 08/11/2019 Single storey infill first floor extension to provide additional (95 sqm) gym (Use 
Class D2) floorspace to south west elevation, with plant enclosure above, to facilitate internally 
located mechanical ventilation units. Creation of new door opening on front elevation at ground 
floor level to north west elevation. Installation of external ventilation louvres to ground and first 
floor windows. Installation of cycle spaces and refuse/recycling stores and associated works. 
The application seeks the following alterations: (a) inclusion and removal of louvres at ground 
and first floor of north east, south east and south west elevations. Agreed on 25/11/2020 

7.6 P2019/1452/FUL: Single storey infill first floor extension to provide additional (95 sqm) gym (Use 
Class D2) floorspace to south west elevation, with plant enclosure above, to facilitate internally 
located mechanical ventilation units. Creation of new door opening on front elevation at ground 
floor level to north west elevation. Installation of external ventilation louvres to ground and first 
floor windows. Installation of cycle spaces and refuse/recycling stores and associated works. 
Approved on 08/11/2019. 

7.7 P2016/1469/FUL: Creation of new door opening on front elevation at ground floor level which 
will be used as a new entrance for gym members to existing gym and replacement of the existing 
main entrance doors. Approved with conditions on 09/06/2016 

7.8 P2015/1402/PRA: Prior Approval application in relation to the change of use of the 3rd floor and 
part of the 2nd floor of the building to residential use (C3) class creating 13 (7x 1-bedroom, 6x 
2- bedroom) residential units. Prior approval required - approved with Conditions on 

01/06/2015.  

7.9 P2013/4782/PRA: Prior Approval application in relation to the following considerations arising 
from the change of use of the 3rd floor and part of the 2nd floor of the building to residential use 
(C3) use class creating 12 (6x 1-bedroom, 4x 2-bedroom, 2x 3-bedroom) residential units. Prior 
approval required ï approved on 09/01/2014.  

7.10 980563:  Change of use of ground, first and part second floor to a private health club with 
associated parking and alterations to the front and side elevation at ground floor level. Approve 
with conditions on 30/11/1998 7.8 881837 - Change of use of ground floor to business (B1) use 
formation of an additional car park and refurbishment and extension at third floor level for 
business use. Approved with conditions on 20/03/1989. 

7.11 871397: Conversion into 39 one bedroom flats including demolition of peripheral buildings 
construction of an additional floor and elevational alteration. Appeal made against non-
determination on 19/07/1988. Appeal Dismissed on 19/07/1988  

7.12 861803: Conversion of vacant office building into 53 self-contained flats including demolition of 
substantial areas of existing building construction of new extensions an additional floor and new 
roof plus environmental improvements. Appeal made against non-determination on 
19/07/1988. Appeal Dismissed on 19/07/1988. 

Pre-applications 

7.13 Q2017/4758/MJR: (Option1 ï Office) Conversion and refurbishment of existing Collingwood 
House and change of use of D2 (gym) to residential (C3); erection of a two storey roof extension 
comprising 8 new residential units (Use Class C3) and single side extension and associated 
works. Erection of a six storey building comprising 12 residential units (C3). Demolition of 
existing buildings and erection of commercial building comprising a gym (D2) at basement level, 
with office (B1) accommodation above. (Option 2 ï Residential) Conversion and refurbishment 
of existing Collingwood House and change of use of D2 (gym) to residential (C3); erection of a 
two storey roof extension comprising 8 residential units (Use Class C3) and single side extension 



 

and associated works. Erection of a six storey building comprising 12 residential units. 
Demolition of existing buildings and erection of a mixed use building comprising a gym (D2) at 
basement level, retail at ground floor with residential (C3) accommodation above. Officers 
response:  

¶ Concerns were raised in relation to the design and impact on the conservation area 

7.14 Q2016/0222/MJR: Two storey roof extension to the existing building which contains a mix of 
uses, to provide an additional 10 No. flats and associated roof terraces at fifth floor level. Officers 
response:  

¶ Concerns in relation to design and impact on the conservation area, advising that an increase 

in height, bulk and massing would be unacceptable in principle. The advice noted that the 
existing building is already significantly higher than its immediate context on Mercers Road and 
its dominance would be exacerbated with the addition of any height. Also that the main 
thoroughfare is Holloway Road where there is some increase in the scale of the buildings. 
However, the buildings on Holloway Road immediately adjacent to the subject site are only 4 
storeys high and the immediate context along Holloway Road is circa 4-5 storeys. 

CONSULTATION 

Public Consultation 
 

7.2 Letters were sent to occupants of 199 adjoining and nearby properties on Holloway Road, 

Empire Square and Mercers Road on 04/10/2021.  

7.3 A total of 11 objections were received from the public with regard to the application. The issues 

raised are sumarised below: 

- New houses are an eyesore (paras 9.17-9.48)  
- New buildings would be crammed into the parking area space (paras 9.27-9.32)  
- Loss of privacy for the residents of Manor Mansions, with the land of the new houses set to 

encroach right onto the back of the existing flats (paras 9.62-9.68)  
- Re-development would result in a number of workers on site which would invade privacy 

(para 9.68)  
- Overlooking of gardens and amenity space of Mercers Road (paras 9.64)  
- Loss of outlook and unacceptable level of enclosure to Manor Mansion flats (para 9.69-9.71)  
- Revised application is improved compared to the previous application by reducing the 

number of units from 4 to 3 and slightly enlarging gardens, but development still too close to 
living areas of Manor Mansions (paras 9.69-9.71)  

- The East Mews are closer to rear of manor mansions than noted within submission (paras 
9.69-9.71) 

- Not much daylight comes through to the back of Manor Mansions, but adding more buildings 
would further block what little light is retained (paras 9.72.9.83)  

- Daylight assessment has neglected ground floor windows of flats at Manor Mansions. 
Additionally further window are missing (para 9.79)  

- A new boundary and new trees are being proposed to the rear that would block light to Manor 
Mansions (para 9.80)  

- Daylight assessment has differing existing NSC and APSH for window W4U at Manor 
Mansions between 2020 report (withdrawn app) and the current 2021 report therefore 
concern with inconsistences (para 9.81)  

- Daylight assessment does not show submerged courtyard at Manor Mansions and 
overshadowing impacts would be severe (para 9.82)  

- Local residents have already endured noisy works due to the re-development of the gym and 
more works here would add noise (paras 9.84 and 9.153)  



 

- Lack of daylight for new dwellings (para 9.97-9.103) 
- Lack of quality amenity space for dwellings, particularly House 2 (para 9.104)  
- The development is not car free (para 9.114-9.117)  
- Transport assessment is incorrect in stating that Mercers Road could absorb more on street 

parking and additional units will create more parking issues (para 9.117)  
- No access for emergency and fire vehicles (para 9.123 and 9.150-9.153)  
- Trees on site are not high quality but these should be retained as they provide some greenery 

on site (paras 9.130-9.137)  
- Tree survey and inspection dates back from 2018, up to date survey required (para 9.136)  
- Objection to removal of Cyprus Tree close to boundary and West Mews  (para 9.137)  
- Removal of trees counteracts reducing emissions (para 9.149)  
- Applicant should have consultation with fire authority and it should be satisfied that standards 

have been met (para 9.151-9.153)  
- There is a requirement for the development to provide affordable housing, Islington needs 

more affordable homes (paras 9.155-9.156)  
- Proposal includes no social housing (para 9.155 ï Minor schemes do not require social 

housing) 
- Adjacent property is vacant, why is this building vacant and why are there no plans to develop 

this instead (Unrelated to proposed development)  
- Gas meters and services are located at the rear of Manor Mansions and accessing them 

would be impossible if the proposed development goes ahead (This would be considered a 
civil matter and it is not clear why the gas meters would be accessed from an adjacent site 
where there is no right of way ï there is no formal access to Manor Mansions from the car 
park) 

- Mercers Mews name already used locally (applicant updated on this point) 
 

7.4 A second round of public consultation was undertaken on 10/02/23 following the receipt of 
amended tree, landscape, energy documents and drawings. A total of 7 objections were 
received, 6 from those individuals who had objected previously. A summary of issues not already 

raised is provided below: 

- Reassurances comments have been taken into consideration in first round of consultation 
(para 7.3) 

- Proposed use for residential should be scrutinised to ensure it is suitable for housing  
(para 9.2-9.6) 

- Sustainability credentials not tight or very realistic to cut carbon emissions. Further conditions 
should be advised (paras 9.144) 

- Concern with political ties of applicant and how the site would be financed (This is not a 
material planning consideration.  

 
External Consultees 

7.5 Design Out Crime Officer: Support for this application from a crime prevention perspective. 

Recommendations made on gate. 

7.6 Islington Swifts: Support the proactive inclusion of a green roof, and request that this is a 

biodiverse type to enable a gain for biodiversity in accordance with NPPF 2019, and new 
Islington Local Plan. 

7.7 London Fire Brigade: No further observations to make.  

7.8 London Underground Infrastructure: No comment to make. 

7.9 Network Rail: No objections to application. 



 

7.10 Transport for London (TfL) Road Network Development: Minimum target on bicycle spaces 

met, detailed drawings required (to be conditioned), residential element car free which would be 
welcomed and advice that vehicles servicing the development reverse in to site and for Mercers 
Road not to be blocked. 

7.11 Islington Swifts: Welcome the inclusion of green roofs and planting. Integrated swift bricks and 

bat boxes would further enhance local biodiversity in accordance with the Islington BAP; swift 
nest sites are recorded on nearby Tufnell Park Road.  

Internal Consultees 

7.12 Acoustics Officer: No objection subject to conditions for Air Source Heat Pump plant noise 

level compliance, details of noise insulation for dwellings and a land contamination investigation. 

7.13 Design and Conservation Officer: The site is suitable for some backland development and a 

mews style development. No objection to any massing of 2 storeys in height. 

7.14 Highways Officer: Objection originally raised on the lack of information on access and egress 

of various vehicles around the retained commercial parking spaces. Revised comments from 
Highways raise no objection noting that the retention of parking bays which is not for the housing 
but the management of the gym, and the turning around of vehicles. 

7.15 Tree Officer: No objection following submission of amended arb report and landscaping details. 

7.16 Sustainability Officer: No objection following removal of gas boilers and replacement with 

ASHPs along with addition of PV panels and green roofs.  

8. RELEVANT STATUTORY DUTIES & DEVELOPMENT PLAN CONSIDERATION & POLICIES 

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

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

- To determine the application in accordance with the development plan unless other material 

considerations indicate otherwise (Section 38(6) of the Planning and Compulsory Purchase Act 
2004) (Note: that the relevant Development Plan is the London Plan and Islingtonôs Local Plan, 
including adopted Supplementary Planning Guidance). 

8.2 National Planning Policy Framework 2021 (NPPF): Paragraph 10 states: ñat the heart of the 
NPPF is a presumption in favour of sustainable development. 

8.3 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. 

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

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



 

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

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

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

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

8.8 The Equality Act 2010 provides protection from discrimination in respect of certain protected 
characteristics, namely: age, disability, gender reassignment pregnancy and maternity, race, 
religion or beliefs and sex and sexual orientation. It places the Council under a legal duty to 
have due regard to the advancement of mindful of this duty inter alia when determining all 
planning applications. In particular, the Committee must pay due regard to the need to: (1) 
eliminate discrimination, harassment, victimisation and any other conduct that is prohibited by 
or under the Act; (2) advance equality of opportunity between persons who share a relevant 
protected characteristic and  persons who do not share it; and (3) foster good relations 
between persons who share a relevant protected characteristic and persons who do not share 
it. 

8.9 The Development Plan is comprised of the London Plan 2021, Islington Core Strategy 2011, 
Development Management Policies 2013, Finsbury Local Plan 2013 and Site Allocations 2013. 
The policies of the Development Plan that are considered relevant to this application are listed 
at Appendix 2 to this report. 

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

Emerging Policies 

 
Draft Islington Local Plan 2019 

8.11 The Regulation 19 draft of the Local Plan was approved at Full Council on 27 June 2019 for 
consultation and subsequent submission to the Secretary of State for Independent Examination. 
From 5 September 2019 to 18 October 2019, the Council consulted on the Regulation 19 draft 
of the new Local Plan. Submission took place on 12 February 2020. As part of the examination 
consultation on pre-hearing modifications took place between 19 March and 9 May 2021. The 
Examination Hearings took place between 13 September and 1 October 2021. The Council 
consulted on Main Modifications to the plan running from 24 June to 30 October 2022. 

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

¶ 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). 

 
Given the advanced stage of the draft plan and the conformity of the emerging policies with 
the Framework it is considered that the policies can be afforded moderate to significant weight 
depending on the significance of objections to main modifications.  
 

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

Policy G4 Biodiversity, landscape design and trees 
Policy G5 Green roofs and vertical greening 
Policy H4 Delivering High Quality Housing 
Policy H5 Private Outdoor Space 
Policy S1 Delivering Sustainable Design 
Policy S2 Sustainable Design and Construction 
Policy S4 Minimising greenhouse gas emissions 
Policy T3 Car Free Development Parking 
Policy T2 Sustainable Transport Choices 
Policy T5 Delivery, Servicing and Construction 
Policy ST2 Waste 
 

9. ASSESSMENT 

9.1 The main issues arising from this proposal relate to: 

- Land Use 
- Design  
- Impact on the amenity of neighbouring residents 

- Housing Mix 
- Quality of Accommodation 

- Accessibility 
- Highways 

- Trees and Ecology 
- Sustainability 
- Affordable Housing 

- CIL and S106. 
 

Land Use 

Loss of onsite car parking 

9.2 The car parking area as shown on the site plan consists of 33 spaces in total. The proposal 
would result in the loss of 30no. spaces which are behind the existing temporary hoarding fence 
and pedestrian gate. The loss of parking is a matter supported by planning policy; and there is 
no access for parking within the site for existing residents within Collingwood House. This 
building contains a Gym at ground, first floor and part second floor with residential at second 
floor above, permitted under P2015/1402/PRA from the then office use. The application site is 
centrally located with multiple transport modes in the vicinity of the site. The council actively 
promotes, through its planning policy, the reduction of reliance on car use in favour of more 
sustainable modes of transport. Within this context no objection is raised to the loss of existing 
hardstanding and associated parking spaces on the site in land use terms. 



 

9.3 It is acknowledged that 4 parking spaces would remain within the red line of the site boundary. 
However, these spaces would continue to serve the commercial occupier and not any residential 
occupiers. The Unilateral Agreement which would be secured would ensure said spaces are not 
to be used for residential occupiers of the proposed dwellinghouses.  

New Housing 

9.4 Paragraph 49 of the NPPF states that housing applications should be considered in the context 
of the presumption in favour of sustainable development. Strategy Policy CS12 óMeeting the 
housing challengeô seeks to ensure that the Borough has a continuous supply of housing to 
meet London Plan targets. London Plan Policy H1 (and table 4.1) seeks to maximise the supply 
of additional homes in line with the London Plan's guidelines on density, having regard to the 
site's characteristics in terms of urban design, local services and public transport, and neighbour 
amenity. 

9.5 Part C of The London Plan (2021) policy GG2 (Building strong and inclusive communities) states 
that those involved in planning and development must proactively explore the potential to 
intensify the use of land to support additional homes and workspaces, promoting higher density 
development, particularly in locations that are well-connected to jobs, services, infrastructure 
and amenities by public transport, walking and cycling. The policy at paragraph 1.2.5 states that 
all options for using the cityôs land more effectively will need to be explored as Londonôs growth 
continues, including the redevelopment of brownfield sites and the intensification of existing 
places, including in outer London.  

9.6 The site is not subject to a site allocation in the current or draft Local Plan but the overarching 
national and local policies of making the most effective and productive use of valuable urban 
sites for the most important land uses would recognise that the site would be best developed for 
residential use. Moreover, this would be the most contextual and productive land use since the 
site is surrounded on all perimeters by other forms of residential use. Overall, there is therefore 
no concern over the proposed land use in planning policy terms. 

Design and Appearance 

9.7 The National Planning Policy Framework (NPPF) confirms that the Government attaches great 
importance to the design of the built environment, and notes that good design is a key aspect of 
sustainable development and should create better places in which to live and work and helps 
make development acceptable to communities. Paragraph 134 of the NPPF (2021) states that 
in determining applications, significant weight should be given to development which reflects 
local design policies and government guidance on design, taking into account any local design 
guidance and supplementary planning documents such as design guides and codes; and/or 
outstanding or innovative designs which promote high levels of sustainability, or help raise the 
standard of design more generally in an area, so long as they fit in with the overall form and 
layout of their surroundings.   

9.8 Core Strategy Policy CS8 states that the scale of development will need to reflect the character 
of the area. The businesses and shops which provide the mixed use character of Islington will 
be maintained through employment, retail and design policies.  

9.9 Core Strategy Policy CS9 states that the Islingtonôs heritage assets and historic environment 
will be conserved and enhanced whether they are designated or not. All development will need 
to be based on coherent street frontages and new buildings need to fit into the existing context 
of facades. 

9.10 Development Management Policies DM2.1 requires all forms of development to be of high 
quality, incorporate inclusive design principles and make a positive contribution to the local 



 

character and distinctiveness of an area, based upon an understanding and evaluation of its 
defining characteristics.  

9.11 Development Management Policies DM2.3 states that non-designated heritage assets, 
including locally listed buildings and shopfronts, should be identified early in the design process 
for any development proposal which may impact on their significance. The council will 
encourage the retention, repair and reuse of non-designated heritage assets. Proposals that 
unjustifiably harm the significance of a non-designated heritage asset will generally not be 
permitted 

9.12 The site is located within the Mercers Road/Tavistock Terrace Conservation Area. 

9.13 Paragraph 5.41 of the Urban Design Guide (2017) in regard to backland sites states the 
following: 

Backland sites are sites behind existing buildings, often with no street frontage and usually within 
predominantly residential areas. These spaces are normally used as garden or other outdoor 
amenity spaces, accommodating little more than sheds and ancillary buildings, although the 
historical development pattern of the borough has also resulted in backland sites 
accommodating low-rise industrial or other non-residential premises. Regardless of the size of 
the site, in Islington where backland sites do accommodate development, this is generally 
subordinate to the buildings that front the street. 

9.14 The site is setback from Mercers Road and wraps around the east, south and west facade of 
Collingwood House. The site currently contains a large area of hardstanding consisting of an 
area of just over 1,500sq.m which serves as ancillary car parking for Collingwood House. Apart 
from the bike store deep to the rear of the site there is no development or significant massing 
within the site boundary. The site is therefore considered to be a backland site.  

9.15 Whilst the principle of a residential development is accepted, the design guide notes that 
backland sites can be important for their openness in an otherwise dense built environment and 
that where backland sites already accommodate development, this is generally subordinate to 
the buildings that front the street (IUDG 5.41). 

9.16 In order to be acceptable, the design of the proposed buildings should follow this development 
pattern by providing a suitably subservient form including mass, height, architectural language 
and detailing. 

Bulk, height and massing 

9.17 In respect of delivering the appropriate bulk, height and massing of backland developments, the 
IUDG states: 

Para 5.43 - Development will generally only be considered where it replaces an existing 
structure and is subservient to the surrounding development, in accordance with the 
predominant development pattern in the borough which concentrates massing along the primary 
street frontage.  

9.18 Regarding backland sites, para 5.47 of the IUDG states that: 

ñIn or adjacent to Conservation Areas, or within the settings of listed buildings, constrained 
backland sites (those where it is not possible to create a new through route) where development 
is acceptable in principleédevelopment should be no more than two storeys above ground level 
and should employ context appropriate materialsò. 



 

9.19 The development is two storey (Max Height 6.75m) throughout save for the single storey 
elements (Max Height 3.7m) that extend to the rear of each dwelling, and the cycle and bin store 
structures to the rear and to the flank of the pedestrian access to the siteôs entrance drive to the 
northern eastern part of the site. The scheme as opposed to the pre-application is 2 storeys in 
height (instead of 3 storeys). A three-storey development was not supported by the Design and 
Conservation Officer at pre-application stage. 

 
Image 8: East Mews from South-West Elevation (Pre-app, 2018) 

 
Image 9: East Mews from South-West Elevation (Current Application) 

9.20 The two storey form represents a suitable level of subservience given the size and mass of the 
surrounding buildings which are relatively tall in comparison to the proposed development.  

9.21 The site wraps around the eastern, southern and part of the western flank walls of Collingwood 
House which is a four-storey mixed use building. 

9.22 To the east of the site are neighbouring buildings that bound Holloway Road comprising three- 
storey residential buildings (Manor Mansions) and a three-storey (plus roof level) commercial 
building (No.457-463 Holloway Road).  

9.23 To the south of the site is a cluster of buildings that form part of a site allocation These are 
primarily commercial buildings four-storeys in height including a óSafestore Self Storageô which 
fronts Holloway Road and flanks the south-eastern part of the site, and also a vacant warehouse 
building that flanks the south-western part of the site.  

9.24 The western part of the site is bound by long residential rear gardens which serve three-storey 
dwellinghouses along Mercers Road (No.2, 4 and 6 Mercers Road). 



 

9.25 The relationship the new built form would have with the neighbouring properties including that 
of Collingwood House is also shown in the section below. This shows the height of the building 
is subservient with those properties which are street facing. 

 
Image 10: East Mews Proposed Section A_C (Current Application) 

9.26 Overall, the massing complies with the guidance as set out within the IUDG (2017) in regard to 
mews development and typology. 

Scale and Layout  

9.27 The proposed dwellings are arranged to the west and east of Collingwood House as shown in 
image 11.  

9.28 This results in the East Mews containing 3no. x 2-bedroom 4 person units (House 1-3) and the 
West Mews containing 3no. x 3-bedroom 5 person units (House 4-6). They are principally two 
storey (Max Height 6.75m) throughout save for the single storey elements (Max Height 3.7m) 
that extend to the rear of each dwelling. The massing arrangement showing the setback of the 
first floors are shown in images 11 and 12 below. 

9.29 Each dwelling has a rear private amenity space at ground level, with terrace spaces at first floor. 
Houses 1-3 contain a front courtyard that forms part of the primary access to the properties. 
Basement levels are largely submerged save for rear lightwell courtyards to each dwelling. 

9.30 The proposed layout has evolved following extensive discussions as part of pre-application 
Q2018/2869/MIN and withdrawn planning application P2020/2727/FUL whereby 8no. units as 
opposed to the 6no. were proposed. As seen within images 9 and 10, the 8 dwellings which 
were at 3 storeys at pre-application stage resulted in a cramped layout that competed with the 
surrounding buildings and separate to design matters provided a poor level of accommodation 
and resulted in adverse amenity impacts to the adjacent properties, more specifically to Manor 
Mansions to the east. 



 

9.31 The form and mass as amended successfully represents and reflect a mews typology, better 
responding to the siteôs backland status and thus lower order within the urban hierarchy and 
historic development pattern comprising appropriate 2 storey height ambient to the eastern, 
southern and western edge. 

9.32 Overall, and as amended, officers consider that the proposed siting, scale, massing, bulk and 
the overall footprint of the proposed development would not adversely affect the character and 
appearance of the local area within the context of the Mercers Road/Tavistock Terrace 
Conservation Area. 

 
Image 11: Ground Floor Plan (Pre-app, 2018) 


