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1. RECOMMENDATION 

The Committee is asked to resolve to GRANT planning permission: 
 
 1.  subject to the conditions set out in Appendix 1;  
 
 2. conditional upon the prior completion of a Deed of Planning Obligation 

made under section 106 of the Town and Country Planning Act 1990 
securing the heads of terms as set out in Appendix 1. 
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2. SITE PLAN (site outlined in black) 

 
 
 

3. PHOTOS OF SITE 

 

Photograph 1:  Aerial view of the site 



 

Photograph 2:  Front of the building 

 

Photograph 3:  View from Holloway Road 

 

Photograph 4:  Rear of the site 



4. SUMMARY 

4.1 602A Holloway Road is an existing 4 storey mid terrace building.  It is now 
vacant, was last used (unlawfully) as 30 self contained flats and has a lawful 
use of a residential care home (use class C2). 

4.2 The application is for the change of use of the building from a care home into 
12 self contained flats.  No affordable housing is proposed. 
 

4.3 The main issues arising from the development are the principle of the change 
of use, the lack of affordable housing, the housing mix and the standard of the 
residential accommodation.  The application has been considered with regard 
to the National Planning Policy Framework (NPPF) and its presumption in 
favour of sustainable development.  
 

4.4 The principle of the proposed change of use, given the state of repair of the 
existing building and the planning benefits of the scheme, including its 
contribution towards the delivery of housing in the borough, is acceptable and 
in compliance with policy DM3.8B of the Development Management Policies.   

 
4.5 The proposal is also acceptable in terms of the quality of the proposed 

accommodation, dwelling mix, transport, sustainability, energy and trees and 
landscaping, subject to conditions and to an appropriate Section 106 
agreement, the Heads of Terms of which have been agreed with the 
applicant.   
 

4.6 Justification for the lack of onsite affordable housing has been evidenced 
through the applicant’s financial viability appraisal.  This has been 
independently assessed and the conclusion of the evidence, that the 
development is financially unable to support affordable housing, is accepted in 
compliance with policy CS12 of the Core Strategy.  A financial contribution of 
£25, 295 towards affordable housing in the borough is included as a head of 
term attached to this report. 
 

4.7 The constraints of the existing building have dictated some areas of non 
compliance, which in each case have been justified.   
 

4.8 It is recommended that planning permission be granted. 
 

5. SITE AND SURROUNDING 

5.1 The site contains a 4 storey, 1980’s brick built building fronting Holloway Road 
with a strip of external amenity space to the rear.  The site area is 0.048 
hectares and there is 1062 sqm of internal floor space. 

5.2 The building is currently vacant.  The last use of the building was as 30 self 
contained flats, which ceased in 2014.  This was an unlawful use which had 
operated since 2009 (an enforcement case is ongoing in relation to that 
unauthorised use).   

5.3 The lawful use of the site is C2 (residential care home). 



5.4 Immediately to the west and north of the site are three-storey residential 
terraced properties with commercial uses on the ground floor as well as the 
Victorian and Georgian terraces which make up Alexander Road.  Adjoining 
the site to the south is a grey five-storey corner building with a pizza take-
away business at ground floor level and residential above.  To the east of the 
site is the Upper Holloway Baptist Church, which contains a mixture of 
community and residential uses, while to the west of the site on the opposite 
side of Holloway Road lie mainly three- and four-storey residential terraced 
properties.  The surrounding area is characterised by mainly residential 
properties, with Victorian and Georgian terraced housing the predominant 
building typology.  

5.5 The main entrance to the application building is from Holloway Road and 
there is a secondary entrance to the rear of the building.  The front elevation 
contains a ramp up to the main entrance, a bin store and a side entrance door 
that leads to the rear yard. 

5.6 There is approximately 90sqm of external amenity space to the rear, which 
consists of hardstanding, a small number of mature trees and a raised planter 
bed.  There is a covered walkway leading from the rear entrance along the 
back of the building and to the rear boundary of the site. 

5.7 The site lies adjacent to the Mercers Road/ Tavistock Terrace conservation 
area.  There are no statutorily listed or locally listed buildings within or 
adjoining the site. 

5.8 The site lies within the Nags Head/ Holloway Road key area and the Upper 
Holloway local shopping area. 

 
6. PROPOSAL (IN DETAIL) 

6.1 The applicant proposes the change of use of the building from its lawful C2 
(residential care facility) use into 12 self contained residential units, 
comprising a 1x 3 bedroom unit, 8x 2 bedroom units and 3x 1 person units.  
No affordable housing units are proposed. 

6.2 No external alterations to the building are proposed, with the exception of the 
addition of timber doors to the existing rear plant room to accommodate the 
proposed cycle parking. 

6.3 All flats would have access to the rear outside space, which would be 
landscaped with furniture and hard and soft landscaping.  The four largest 
trees would be retained. 

6.4 A lift adjacent to the main entrance would provide disabled access into the 
building.  Flat 2 on the ground floor would be a wheelchair accessible unit. 

 
6.5 The development would be car free, however one accessible, on street 

parking bay is proposed.  The bin store would remain in the existing location 
and covered cycle storage provided at the rear for 22 cycles and one 
accessible cycle parking space. 



6.6 The proposed development has been designed to meet BREEAM Excellent.  
The energy strategy would achieve a total CO2 emissions saving of 20.7% 
(compared with a building that complies with Building Regulations 2010). 
 

7. RELEVANT HISTORY: 

Planning Applications 

7.1 862016:  Redevelopment to provide non-self contained accommodation for 24 
frail elderly persons together with communal facilities and parking provision.  
Approved 14/10/1987. 

7.2 P112454- Retention of the change of use of the premises from a care home to 
30 self contained flats.  Refused 8/2/12 and Dismissed on Appeal 26/9/12. 

7.3 P2013/0074/FUL – Conversion of the building into 16 flats (8 studios, 5x 1 
beds and 3x 2 beds).  Refused 16/5/13 and Dismissed on Appeal 26/2/2014: 
 
The planning application was refused on the following grounds: 
 

 Housing mix- specifically an overprovision of studio and 1 bed units 

 Standard of residential accommodation- inadequate size of units and 
single aspect 

 Failure to meet lifetime homes standards and provide wheelchair 
accessible housing.   

 
All reasons were upheld on appeal.  See Appendix 3 for the Appeal decision. 
 
Enforcement 

7.4 E11/05588- Without the necessary planning permission change of use from 
residential care home to 30 self contained flats.  Appeal dismissed and the 
enforcement notice was upheld 26/2/2014.  The use ceased November 2014. 

8. CONSULTATION 

Public Consultation 
 

8.1 Letters were sent to occupants of 150 adjoining and nearby properties on 
Holloway Road, Tollington Way and Alexandra Road 16/05/2014.  A site 
notice and press advert were displayed on 22/05/2014. 

8.2 The public consultation therefore expired on 12/06/2014, however it is the 
council’s practice to continue to consider representations made up until the 
date of a decision. 

8.3 At the time of the writing of this report, 1 objection had been received from the 
public with regard to the application.  The issues raised can be summarised 
as follows (paragraph numbers indicate where these issues have been 
addressed in the report): 



 Not enough space at the rear for cycle storage (10.66) 

 Noise and disturbance by residents during the last use of the property as 
30 self contained flats (10.41) 

 
External Consultees 

 
8.4 Transport for London (TfL) advised that the development would not hinder 

pedestrian or traffic flow on Holloway Road.  They advised that the cycle 
parking arrangements were sufficient and that a condition requiring the 
submission of a servicing strategy would be required. 

Internal Consultees 
 

8.5 Energy Conservation Officer advised that the CO2 emissions reductions are 
based on a strategy with no connection to a Decentralised Eneregy network, 
which would trigger the 30% reduction policy target vs. 2010 Building 
Regulations.  The development would achieve a reduction of 20.7% on this 
baseline.  Based on this figure the applicant would need to pay a carbon 
offset contribution of £25, 295.  The draft Green Performance Plan is 
acceptable.  

8.6 Inclusive Design Officer initially raised concerns relating to a lack of inclusivity 
of the proposed environment, including the gradient of the existing ramp to the 
front entrance, which is too steep, the lack of storage for mobility scooter and 
the inaccessibility of the proposed ground floor gym.  These issues have been 
successfully addressed and are outlined in the main report. 

8.7 Planning Policy Officer stated that the applicant had not adequately 
addressed the loss of the C2 (residential care home) use, as is required by 
policy DM3.8B.  Concern was expressed with regards to the overprovision of 
1 bedroom units and some policy noncompliance with regards to the internal 
arrangements. 

8.8 Additional evidence with regards to the change of use from C2 was submitted 
by the applicant during the course of the application, to the acceptance of 
officers.   

8.9 Spatial Planning and Transport (Transport Officer) welcomed the number of 
cycle parking spaces.  They noted that servicing, delivery and refuse 
arrangements would be as per the previous C2 use and that this arrangement 
remained acceptable. 

8.10 Sustainability Officer advised that commitment to achieve BREEAM 
Ecohomes excellent and a water consumption rate of 95L/p/d is supported 
and should be conditioned.   

8.11 Tree Protection Officer welcomed the retention of the existing trees and the 
attempt to maximise the biodiversity of the rear garden area. 

9. RELEVANT POLICIES 



9.1 Details of all relevant policies and guidance notes are attached at Appendix 2.  
This report considers the proposal against the following development plan 
documents. 

National Guidance 

9.2 The National Planning Policy Framework (NPPF) 2012 seeks to secure 
positive growth in a way that effectively balances economic, environmental 
and social progress for this and future generations. The NPPF is a material 
consideration and has been taken into account as part of the assessment of 
these proposals.  

9.3 Since March 2014 the National Planning Policy Guidance (NPPG) has been 
published online and that guidance has been considered as part of the 
assessment of this proposal.  This includes changes made as a result of the 
28th November 2014 Ministerial Statement. 

Development Plan   

9.4 The Development Plan is comprised of the London Plan 2011 (including the 
Further Alterations to the London Plan [FALP] 2013), 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. 
 
Designations 

  
9.5 The site has the following designations under the London Plan 2011, Islington 

Core Strategy 2011 and Development Management Policies 2013: 

- Nags Head and Upper Holloway Key Area 
 

Supplementary Planning Guidance (SPG) / Document (SPD) 
 

9.6 The SPGs and SPDs which are considered relevant to this application are 
listed in Appendix 2. 
 

10. ASSESSMENT 

10.1 The main issues arising from this proposal relate to: 

 Principle (Land Use) 

 Design & Conservation 

 Affordable Housing & Financial Viability 

 Housing Mix 

 Standard of Residential Accommodation 

 Impact on Neighbouring Amenity 

 Inclusive Design 

 Energy Efficiency & Sustainability 

 Trees and Landscaping 

 Highways & Transport 



 S106 and mitigation  
 

Land-use 

10.2 The lawful use of the building is a C2 residential carehome (see 1987 
permission).  An appeal relating to enforcement notice E11/05588 requiring 
the owner to cease the use as 30 self contained flats was dismissed on 
26/2/14, on the grounds that there was insufficient evidence to conclude that 
the property had been occupied continuously as 30 self contained flats for 4 
years. 

10.3 Policy DM3.8B states that the council will resist the loss of carehomes 
unless… it can be demonstrated that the existing accommodation is 
unsatisfactory for modern standards and/ or not fit for purpose and the 
proposed development would provide accommodation to meet an identified 
acute need, which may include social rented housing’ 

10.4 The proposal involves the total loss of the carehome.  During the course of 
the application, a statement was submitted to evidence the unsuitability of the 
building for modern carehome standards, to address the first part of policy 
DM3.8B. 

10.5 This statement explained that the care home operated until 2007.  The 
existing site and building has limited internal and external space to provide the 
necessary facilities associated with a care home.  The units are small, with 
inadequate natural light, and none are wheelchair accessible.  The building as 
a whole does not provide an accessible environment for all and, additionally, 
there is no adequate step free access into the (main) entrance to the building.   

10.6 In terms of the second part of policy DM3.8B, the council’s Core Strategy and 
Development Management policies outline the acute need for housing and the 
development would help to deliver the borough’s housing target, which 
estimates that delivery will be greatest in the Nags Head and Holloway Road 
key area.   

10.7 In addition, the Planning Inspector who determined the appeal in relation to 
P2013/0074/FUL did not raise concerns with regards to the change of use of 
the building from C2 (carehome) to C3 (residential), which was decided after 
adoption of the Development Management Policies Document 2013.  

10.8 Having regard to the above, the proposal is considered to align with policy 
DM3.8B.  Additionally, in terms of consistency of approach to decision 
making, no objection is raised with regards to the loss of the carehome facility 
in this recommendation.     

10.9 Finally, it is considered appropriate, given the enforcement history at this site, 
to recommend a 2 year time- frame to implement the scheme should it be 
supported rather than the standard 3 years.  This would also help prevent CIL 
avoidance also. 

 



Design & Conservation     

10.10 Policy CS3 (Nags Head and Upper Holloway Road) states that high quality 
design will be encouraged along Holloway Road.  Policy DM2.3 states that the 
council will ensure that the borough’s heritage assets are conserved and 
enhanced and that development should make a positive contribution to 
Islington’s local character. 

 
10.11 There would be no change to the appearance of the front of the building, with 

the exception of the inclusion of a lift to provide step free access into the 
building.  This would be discretely sited adjacent to an existing wall and would 
not cause undue harm to the character or appearance of the adjacent 
Mercers Road/ Tavistock Terrace conservation area. 

10.12 The addition of the proposed doors to a rear wall to facilitate access to the 
cycle store would not be visible from public views and would be acceptable in 
appearance terms.  No conditions are considered necessary in that regard. 

10.13 New soft and hard landscaping to the rear of the site would be introduced and 
would improve the quality of the space and positively contribute to the 
character of the environment. 

10.14 The proposal is for very minor external works, which are considered 
acceptable in design and conservation terms and to accord with policies CS3, 
DM2.1 and DM2.3. 

Affordable Housing and Financial Viability  

10.15 This application proposes 12 housing units and does not provide for any 
onsite affordable housing.  An offsite contribution of £25,295 has been agreed 
and forms part of the heads of terms relating to this report, agreed by the 
applicant. 

10.16 Core Strategy policy CS12G requires major housing developments to provide 
the maximum reasonable level of affordable housing, taking into account the 
target of 50%.  The level of affordable housing that can be provided is 
influenced by the viability of the development.  

 
10.17 Viability testing is concerned with determining the potential amount of 

planning obligations that can be sought.  Firstly, the Residual Land Value is 
calculated, which is the total value of the completed development minus the 
costs incurred in developing the scheme.  This represents what can be paid 
for the land.  The Existing Use value (EUV) is also calculated, which is the 
value of the existing land and is the measure against which the RLV is 
compared to determine whether the scheme is viable. 

 
10.18 The applicant submitted a series of financial viability appraisals (FVA’s) to 

support their application, which stated that the EUV of the building (in lawful 
care home use, taking into account the cost required to bring it up to modern 
standards) was greater than the RLV and therefore that the development 
would produce a deficit.  The FVA’s were independently assessed by BPS on 



behalf of the council.  BPS’s assessment is appended to the report in 
Appendix 4. 
 

10.19 BPS acknowledged acceptance of the applicants EUV and acceptance that 
this figure, when used to benchmark the FVA, showed a deficit of £30, 000.  
Based on the findings of their analysis, they accept that the scheme is not 
viable and therefore unable to deliver any affordable housing.  
 

10.20 This conclusion aligns with the conclusions of the analysis of the applicants 
FVA within the previous scheme refused in 2013 and dismissed at appeal.  
Viability was therefore not raised as a concern by the council as part of 
P2013/0074/FUL or included as a reason for refusal in that application.   

 
10.20 The financial contribution for off- site affordable housing has been agreed with 

the applicant.  It was originally calculated in relation to CO2 offsetting, 
however given that this is a change of use application with virtually no 
external changes to the building, it is considered unreasonable to secure.  
The strategic priority is affordable housing and therefore the contribution is 
allocated towards the provision of affordable housing. 
 

10.21 The council has secured in the S106 Agreement, a pre-implementation review 
of the scheme’s financial viability, if the scheme is not implemented within 12 
months of the grant of planning consent.  

 
10.22 The Islington residential market has experienced significant changes in recent 

years. An updated assessment will enable the viability of the scheme to be 
reconsidered in the event that the scheme is delayed to ensure that the 
proposals are based on an assessment of viability that is accurate at the point 
of delivery.  The review will also help to ensure that the scheme provides the 
maximum reasonable level of affordable housing in line with Development 
Plan policy. 
 
Housing Mix 

10.23 Policy 3.8 of the London Plan states that Londoners should have a genuine 
choice of homes that they can afford and which meet their requirements for 
different sizes and types of dwellings, taking account of housing requirements 
identified at regional, sub-regional and local levels. 

10.24 Islington Core Strategy policy CS12 (Meeting the housing challenge) requires 
the provision of a range of unit sizes within individual schemes in order to 
meet the needs within the borough.  The mix of dwellings should respond to 
the identified need as highlighted by the Islington Housing Needs Survey 
2008 and illustrated in table 3.1 of the Development Management Polices 
document. 

10.25 The expected and proposed dwelling mix is shown in the table below, both in 
percentage terms and in overall numbers in relation to this scheme.  It also 
gives the mix that was previously refused and considered unacceptable by the 
Planning Inspector in his dismissal of the appeal.  



 

              Tenure Studio 1 bed 2 bed 3 bed 4 bed Total 

Policy 0%  (0) 10%  (1) 75%  (9) 15%  (3) 0%  (0) 100%  (12) 

Proposed 0%  (0) 25%  (3) 67%  (8) 8%  (1) 0%  (0) 100%  (12) 

Appeal 50%  (8) 31%  (5) 19%  (3) 0%  (0) 0%  (0) 100%  (16) 

 
10.26 The proposed mix does deviate from the expected mix to an extent.  There is 

an overprovision of 1 bed units and an under provision of family sized 
dwellings.  However, there are a number of points to consider here.   

 
10.27 The appeal decision for previously refused application P2013/0074/FUL 

stated that ‘some flexibility in the required mix was appropriate in this case 
given the constraints of working within the building’.  Whilst the Inspector 
considered some flexibility would be needed, she had particular objection to 
the very low number of 2 bedroom units within the previous (appeal) scheme. 
 

10.28 The applicant has, since application P2013/0074/FUL substantially 
reconfigured the internal layout to redress the balance of unit sizes.  The 
scheme proposes a mix which broadly complies with policy DM3.1, especially 
in relation to the number of 2 bed units, and as such provides for family sized 
accommodation (as defined in the London Housing Design Guide).  
 

10.29 The post script to policy DM3.1 states that, in addition to taking account of 
table 3.1, dwelling mix should be considered in relation to the character of the 
development, the site and the area.   
 

10.30 Given the extent of the compliance with table 3.1 and having regard to the 
constraints of the existing building in achieving units of good internal amenity, 
the mix is now considered to be more in line with policy and acceptable.  The 
development would contribute towards addressing the imbalance in the mix of 
accommodation in the borough. 

 
Standard of Residential Accommodation 

10.31 Islington Development Management Policy DM3.4 (Housing standards) 
provides detailed guidance and criteria for assessing the standard of 
proposed residential units.  Again, the Inspector in her decision on the 
previous application acknowledged the constraints of the existing building and 
stated that some compromise on standards, where justified, may be 
necessary. 

10.32 All of the proposed units meet or exceed minimum unit sizes expressed within 
policy DM3.4.  All habitable rooms within each dwelling would exceed the 
required minimum size and the internal arrangement allows for functional use. 

10.33 Policy DM3.4D states that new residential units are required to provide dual 
aspect accommodation, except where impossible or unfavourable, in which 
case the design must demonstrate how a good level of natural ventilation, 
daylight and protection from noise will be provided. 
 



10.34 Nine of the twelve units would be dual aspect.  Of the three units that are 
single aspect, all have three large windows and none face north.  Two of the 
units face the rear and would not as such be subject to the noise and activity 
of Holloway Road.  The third faces Holloway Road but is located on the top 
floor and would as such be distanced from street level.  It is considered that 
all would receive sufficient daylight and ventilation.  None of the single aspect 
units have 3 bedrooms, as is dictated by paragraph 3.47 of the Development 
Management Policies Document. 
 

10.35 The ceiling heights of 2.5m would also aid the quality and amount of light and 
ventilation within the rooms.  Whilst not strictly in compliance with the 2.6m 
standard, a more flexible approach is adopted with residential conversions. 
 

10.36 A condition would be attached to the consent, in compliance with policy 
DM3.7, to ensure that any noise and vibration impacts of the development 
which are not eliminated through the careful design of the internal space, are 
understood and mitigated. 

10.37 Whilst all units would have access to the outside space, the amount of 
provision falls below expected standards.  Again, given the constraints of the 
existing building, the correct balance between dwelling mix, making best use 
of the site and future residential amenity has been reached. 

 
10.38 The acceptability of the amount of amenity space provision, given the inability 

to provide more, was established during application P2013/0074/FUL.  This 
scheme proposes fewer units and consequently a greater amount of outside 
space per occupant.  Improvements have also been made within this 
application to the quality of the space, with the addition of hard and soft 
landscaping which would provide a small, but pleasant space away from the 
activity of Holloway Road (details to be secured by condition). 

 
Impact on Neighbouring Amenity 

 
10.39 The Development Plan contains policies which seek to appropriately 

safeguard the amenities of existing residential occupiers when considering 
new development at neighbouring sites.   

10.40 Islington Development Management Policy DM2.1 (Design) requires that 
consideration must be given to potential impacts of development including 
reduction of sunlight and daylight to habitable rooms, overshadowing of 
gardens, reduction in privacy due to increased overlooking, increased sense 
of enclosure, loss of outlook and increased noise and disturbance associated 
with occupation and use of the development (but not including noise and 
disturbance relating to construction works).  

10.41 The lawful use of the building is as a residential care home for 24 occupants.  
It is not considered that the level of noise generated by future occupants of 
this scheme is likely to exceed that of the lawful use, nor could it be expected 
to exceed normal domestic levels.  This is a mixed use area with numerous 
flatted developments and high levels of activity along Holloway Road.  It is a 



suitable use and a suitable intensity of use in this context and would not give 
rise to undue noise and disturbance.  The previous use of the premises as 30 
self contained flats has ceased and as such will not cause any further noise 
and disturbance to the neighbouring occupiers. 

10.42 No extensions are proposed and there would be no new windows proposed to 
be installed in the elevations of the building.  There would be, as such, no 
impact on daylight or sunlight receipt to neighbouring dwellings and no loss of 
privacy or increased overlooking. 

10.43 Overall, the proposal would have an acceptable impact on neighbouring 
residential amenity. 

Inclusive Design 

10.44 All new residential schemes should comply with the Lifetime Homes 
standards and the Flexible Homes standards outlined in the council Inclusive 
Design SPD.  In short, this means that all units should be visitable by 
wheelchair users and adaptable. 
 

10.45 A visitable home has a step free approach and living space and WC at 
entrance level.  An adaptable home has the capacity to be altered internally 
should the needs of the occupants require it. 
 

10.46 The Inspector within the previous appeal noted the shortcomings of the 
scheme in terms of inclusivity.  This current scheme has addressed these 
failings. 

10.47 The dwellings have been designed so that they meet Lifetime Homes 
standards.  One of the ground floor units would be wheelchair accessible, in 
compliance with policy DM3.4A.  The size and orientation of the wheelchair 
storage/ charging facility in this room has been amended since submission to 
comply with the design standard and to address Access officer concerns.   

10.48 The existing ramp to the front entrance of the building is too steep to comply 
with modern standards.  A platform lift is proposed here, to the south of the 
main steps, to provide step free access into the building.  The communal gym 
lobby has been widened to ensure wheelchair accessibility and includes 
provision for the storage and charging of a mobility scooter.   

10.49 Provision for an on street accessible parking space has been facilitated within 
the heads of terms to this report and one accessible cycle parking space is 
proposed, which complies with council standards.  All corridors and the 
internal dimensions of the lift car are 1200mm wide. 

10.50 Overall this proposal is considered to deliver a significantly improved scheme 
in accessibility and inclusivity terms compared to the appeal scheme.  

Energy Efficiency & Sustainability 

10.51 Islington Core Strategy policy CS10A requires that all development proposals 
demonstrate that they have minimised onsite carbon dioxide emissions by 



maximising energy efficiency, supplying energy efficiently and using onsite 
renewable energy generation.  Developments should achieve a total 
(regulated and unregulated) CO2 emissions reduction of 30% relative to total 
emissions from a building which complies with Building Regulations 2010, 
where connection to a decentralised energy network is not currently possible, 
such as is the case with the application site.  Typically all remaining CO2 
emissions should be offset through a financial contribution towards measures 
which reduce CO2 emissions from the existing building stock. 

10.52 The London Heat Map confirms that there is no existing Decentralised Energy 
Network within 500m of the site.  There is also no shared heating network to 
which the building could connect. 

10.53 The applicant’s energy statement assesses and rules out the possibility of site 
wide CHP on the grounds of insufficient heat demand.  A communal heat 
network on site to enable future connection was also ruled out in favour of the 
existing individual boiler system currently operating.  This is considered 
acceptable, given the constraints of the existing building and the size of the 
development (and subsequent low heat demand).   

10.54 The energy strategy would achieve a to a total CO2 emissions saving of 
20.7% (compared with a building that complies with Building Regulations 
2010).  This energy efficiency would be largely achieved though the 
incorporation of good fabric efficiency standards.  The air tightness is 
acceptable given that this is works to an existing building.  100% energy low 
energy lighting would be used.  Given that this scheme is for a change of use 
with no external alterations to the building, it is not considered to be 
appropriate to seek an offset contribution for this scheme. 

10.55 For all developments, it is required that the cooling hierarchy (as set out in 
Islington Development Management Policy DM7.5A) is followed, in order to 
reduce any risk of overheating and minimise the need for artificial cooling.  
Given the sites’ location on busy Holloway Road, mechanical ventilation may 
be required to draw cleaner air from the rear of the site.  This would be the 
only form of cooling acceptable, on air quality grounds. 

10.56 The use of renewable energy has been maximised to enable achievement of 
the CO2 reduction through the use of photovoltaic panels on the roofs.  This 
would be secured by condition. 

10.57 The pre-assessment reports that have been provided indicate that the 
development would achieve BREEAM Ecohomes (Excellent).  This BREEAM 
level is secured by condition. 

10.58 Islington Development Management Policy DM7.1 (Sustainable Design and 
Construction) part E requires provision of a Green Performance Plan (GPP) 
detailing measurable outputs for the occupied development, with respect to 
energy consumption, CO2 emissions and water use, and setting out 
arrangements for monitoring the plan over the first years of occupation. A 
draft GPP setting out the predicted outputs has been submitted with the 
application and is considered to be acceptable.  A final post occupation GPP 



setting out the actual measurable outputs shall be secured within the S106 
legal agreement. 

10.59 The scheme will achieve a water efficiency target of 95 litres /person /day or 
less, in compliance with policy CS10 and incorporate rainwater butts.  The 
commitment to target 89% of materials credits under BREEAM is supported.  
This shall be secured by condition. 

 Trees and Landscaping 

10.60 Islington Core Strategy Policy CS10 and Islington Development Management 
Policy DM6.5 (Landscaping, trees and biodiversity) promote urban greening 
and enhancing biodiversity.  A landscaping plan has been submitted which 
would enhance the existing rear external space, through the introduction of 
soft landscaping and seating.  A condition requiring the submission of details 
relating to plant and tree species, materials and ground cover is 
recommended. 

10.61 Policy DM6.6 relates to flood prevention and the requirement in most 
instances to incorporate sustainable urban drainage systems.  It is considered 
that, given this is a change of use with no new build elements and no 
intensification of use, there is not likely to be an intensification of water use.  
In this instance, the landscaping proposals and inclusion of rainwater butts 
are considered acceptable. 

Highways and Transportation 

10.62 In compliance with policy DM8.5 part A, the development would be ‘car free’.   
 

10.63 Residential occupiers would not be eligible to attain on street car parking permits 
for the surrounding CPZ in the interests of promoting the use of more sustainable 
forms of transport and tackling congestion and overburdened parking 
infrastructure. The exceptions to this would be where, in accordance with Council 
parking policy, persons occupying the residential development are living in 
residential properties within Islington prior to moving into the development, have 
previously held a permit for a period of 12 months consecutive to the date of 
occupation of the new unit. In this case, in the interests of reasonableness and 
not to deter movement within the borough of existing residents they will be able to 
transfer and attain a permit.  

 
10.64 Transport for London have advised that, once in operation, given the intensity 

of use the development would not hinder pedestrian or traffic flow on 
Holloway Road.   

10.65 Refuse collection would be carried out via loading provisions on Holloway 
Road, as is the existing arrangement.  Full details of arrangements for 
collection, including locations for the collection vehicles would be required by 
condition.  A Local Level Travel Plan for the development would be secured 
within the S106 legal agreement. 

10.66 The development would provide a policy compliant 23 secure and covered 
cycle parking spaces for future residents (one space per bedroom).   



10.67 The heads of terms attached to the report include provision for 1 accessible 
parking space, removal of eligibility for residents parking permits and 
submission of a travel plan.  A condition requiring the submission of 
Construction Method Statement is also recommended. 

 
Planning Obligations, Community Infrastructure Levy and local finance 
considerations  

10.68 The following Heads of Terms are necessary in order to mitigate the impacts of 
the proposed development: 
 

 Contribution of £25, 295 towards off site provision of Affordable 
Housing including viability review, should the development not be 
commenced within 1 year from the date of the permission. 

 

 Compliance with the Code of Employment and Training.  
 

 Facilitation of one work placements during the construction phase of the 
development, lasting a minimum of 13 weeks, or a fee of £5,000 to be 
paid to LBI (£5,000 per work placement not provided). Developer/ 
contractor to pay wages (must meet London Living Wage). London 
Borough of Islington Construction Works Team to recruit for and monitor 
placements.  

 

 Compliance with the Code of Local Procurement.  
 

 Compliance with the Code of Construction Practice, including a monitoring 
fee of £1, 200 and submission of a site-specific response document to the 
Code of Construction Practice for the approval of LBI Public Protection, 
which shall be submitted prior to any works commencing on site.  

 

 The provision of 1 accessible parking bays or a contribution of £2,000 
towards bays or other accessible transport initiatives.  

 

 Submission of a Green Performance Plan.  
 

 Submission of a draft Local Level Travel Plan for council approval prior to 
occupation, and of a full Local Level Travel Plan for council approval six 
months from first occupation of the development.  

 

 Removal of eligibility for residents’ parking permits.  
 

 Council’s legal fees in preparing the S106 and officer’s fees for the 
preparation, monitoring and implementation of the S106.  

 
10.69 Under the terms of the Planning Act 2008 (as amended) and Community 

Infrastructure Levy Regulations 2010 (as amended), the London Borough of 
Islington Community Infrastructure Levy (CIL) and the Mayor of London's 
Community Infrastructure Levy (CIL) would be chargeable on the proposed 
development. This would be calculated in accordance with the London Borough 
of Islington CIL Charging Schedule 2014 and the Mayor of London CIL Charging 



Schedule 2012. The CIL charges would be payable to the London Borough of 
Islington after implementation. Based on the floorspace figures provided with the 
application, and an assumption that the existing buildings have been occupied for 
six months within the last three years, an Islington CIL of £264, 750.00 and a 
Mayoral CIL of £52, 950.00 would apply to the proposed development.  This is an 
estimate at this stage and would require formal confirmation under the CIL 
Regulations. 

 
National Planning Policy Framework  
 

10.70 Paragraph 17 of the NPPF sets out 12 core planning principles that should 

underpin decision-taking.  The application is largely in compliance with these 
principles.  It is strong in its contribution towards the delivery of good quality 
housing, utilising an existing building.  
 

10.71 The scheme is considered to accord with the aims of the NPPF and to 
promote sustainable growth. 

 
11. SUMMARY AND CONCLUSION 

Summary 

11.1 The principle of the proposed change of use, given the state of repair of the 
existing building and the planning benefits of the scheme, including its 
contribution towards the delivery of housing in the borough, is acceptable and 
in compliance with policy DM3.8B of the Development Management Policies.   

 
11.2 The proposal is also acceptable in terms of the quality of the proposed 

accommodation, dwelling mix, transport, sustainability, energy and trees and 
landscaping, subject to conditions and to an appropriate Section 106 
agreement, the Heads of Terms of which have been agreed with the 
applicant.   
 

11.3 Justification for the lack of onsite affordable housing has been evidenced 
through the applicant’s financial viability appraisal.  This has been 
independently assessed and the conclusion of the evidence, that the 
development is financially unable to support affordable housing, is accepted, 
in compliance with policy CS12 of the Core Strategy.  A financial contribution 
of £25, 295 towards affordable housing in the borough is included as a head 
of term attached to this report. 
 

11.4 The constraints of the existing building have dictated some areas of non 
compliance, which in each case have been justified.   
 
Conclusion 

11.15 It is recommended that planning permission be granted subject to conditions 
and s106 legal agreement heads of terms for the reasons and details as set 
out in Appendix 1 - RECOMMENDATIONS. 



APPENDIX 1 – RECOMMENDATIONS 
 
RECOMMENDATION A 
 
That planning permission be granted subject to 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: 

 

 Contribution of £25, 295 towards off site provision of Affordable Housing 
including a viability review, should the development not be commenced 
within 1 year from the date of the permission. 
 

 Compliance with the Code of Employment and Training.  
 

 Facilitation of one work placements during the construction phase of the 
development, lasting a minimum of 13 weeks, or a fee of £5,000 to be paid to 
LBI (£5,000 per work placement not provided). Developer/ contractor to pay 
wages (must meet London Living Wage). London Borough of Islington 
Construction Works Team to recruit for and monitor placements.  
 

 Compliance with the Code of Local Procurement.  
 

 Compliance with the Code of Construction Practice, including a monitoring 
fee of £1, 200 and submission of a site-specific response document to the 
Code of Construction Practice for the approval of LBI Public Protection, 
which shall be submitted prior to any works commencing on site.  
 

 The provision of 1 accessible parking bays or a contribution of £2,000 
towards bays or other accessible transport initiatives.  
 

 Submission of a Green Performance Plan.  
 

 Submission of a draft Local Level Travel Plan for council approval prior to 
occupation, and of a full Local Level Travel Plan for council approval six 
months from first occupation of the development.  
 

 Removal of eligibility for residents’ parking permits.  
 

 Council’s legal fees in preparing the S106 and officer’s fees for the 
preparation, monitoring and implementation of the S106.  

 
That, should the Section 106 Deed of Planning Obligation not be completed within 
10 weeks from the date when the application was presented at planning committee 
and a resolution secured, the Service Director, Planning and Development / Head 
of Service – Development Management or, in their absence, the Deputy Head of 
Service may refuse the application on the grounds that the proposed development, 



in the absence of a Deed of Planning Obligation is not acceptable in planning 
terms.  
 
ALTERNATIVELY should this application be refused 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 the following conditions: 
 
List of Conditions: 

 

1 Commencement (Compliance) 

 CONDITION: The development hereby permitted shall be begun not later 
than the expiration of two years from the date of this permission.  
 
REASON: To comply with the provisions of Section 91(1)(a) of the Town 
and Country Planning Act 1990 as amended by the Planning and 
Compulsory Purchase Act 2004 (Chapter 5). 
 

2 Approved plans list (Compliance) 

 CONDITION:  The development hereby approved shall be carried out in 
accordance with the following approved plans: 
 
Location plan, OS01, OS.02, E.01, E.02, E.03, E.04, E.05, E.08, E.09, 
E.06, E.07, P.01D, P.02, P.03, P.04, P.05, P. 08, P.09, P.06, P.07 
 
Planning Statement ref JE/ZE/11/119 dated 13th August 2014 
Design and Access Statement ref DA.01 dated March 2014 
Lifetime Home Criteria and Inclusive Design in Islington Checklist 
BREEAM Domestic Refurbishment Pre- Assessment  
Sustainable Design and Construction Statement dated 1st October 2014 
Green Performance Plan  
Health Impact Screening Assessment 
Mix of Units 
Loss of C2 Floorspace 
 
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 Construction Method Statement & Logistics Plan (Details) 

 CONDITION:  No development shall take place, including any works of 
demolition, unless and until a Construction Method Statement has been 
submitted to and approved in writing by the Local Planning Authority. The 
approved Statement shall be adhered to throughout the construction 
period. The Statement shall provide for: 



i. the parking of vehicles of site operatives and visitors  
ii. loading and unloading of plant and materials  
iii. storage of plant and materials used in constructing the development  
iv. the erection and maintenance of security hoarding including 
decorative displays and facilities for public viewing, where appropriate  
v. wheel washing facilities  
vi. measures to control the emission of dust and dirt during construction  
vii. a scheme for recycling/disposing of waste resulting from demolition 
and construction works   
 
The development shall be carried out strictly in accordance with the details 
so approved and no change therefrom shall take place without the prior 
written consent of the Local Planning Authority.  
 
REASON:  To ensure that the development does not adversely impact on 
neighbouring residential amenity. 
 

4 Sound Insulation and Noise Control (Details) 

 CONDITION: Full particulars and details of a scheme for sound insulation 
between the proposed ground floor gym and plant rooms and the 
residential use of the building shall be submitted to and approved in writing 
by the Local Planning Authority prior to superstructure works commencing 
on site. 
 
The sound insulation and noise control measures shall be carried out 
strictly in accordance with the details so approved, shall be implemented 
prior to the first occupation of the development hereby approved, shall be 
maintained as such thereafter and no change therefrom shall take place 
without the prior written consent of the Local Planning Authority 
 
REASON: In order to ensure that all new residential accommodation would 
provide an acceptable standard of amenity for future occupiers. 
 

5 Sound Insulations (Details) 

 CONDITION: A scheme for sound insulation and noise control measures 
shall be submitted to and approved in writing by the Local Planning 
Authority prior to any superstructure works commencing on site.  The 
sound insulation and noise control measures shall achieve the following 
internal noise targets (in line with BS 8233:2014): 
 
Bedrooms (23.00-07.00 hrs) 30 dB LAeq,8 hour  and 45 dB Lmax (fast) 
Living Rooms (07.00-23.00 hrs) 35 dB LAeq, 16 hour 
Dining rooms (07.00 –23.00 hrs) 40 dB LAeq, 16 hour 

 
The sound insulation and noise control measures shall be carried out 
strictly in accordance with the details so approved, shall be implemented 
prior to the first occupation of the development hereby approved, shall be 
maintained as such thereafter and no change therefrom shall take place 
without the prior written consent of the Local Planning Authority 
 



REASON: In order to ensure that all new residential accommodation would 
provide an acceptable standard of amenity for future occupiers. 
 

6 Mechanical Ventilation (Details) 

 CONDITION: Details of any mechanical ventilation including suitable NOx 
filtration shall be submitted to and approved in writing by the Local 
Planning Authority prior to the commencement of any construction works. 
The development shall be completed in strict accordance with the 
approved details prior to the first occupation of the development and 
maintained as such thereafter. 
 
REASON: In order to ensure that all new residential accommodation 
would provide an acceptable standard of amenity for future occupiers. 
 

7 Roof-level structures (Details) 

 CONDITION: Details of any roof-level structures (including lift over-runs, 
flues/extracts, plant, photovoltaic panels and window cleaning apparatus) 
shall be submitted to and approved in writing by the Local Planning 
Authority prior to any works commencing on site. The details shall include a 
justification for the height and size of the roof-level structures, their location, 
height above roof level, specifications and cladding. 
 
The development shall be carried out strictly in accordance with the 
details so approved and no change therefrom shall take place without the 
prior written consent of the Local Planning Authority. No roof-level 
structures shall be installed other than those approved. 
 
REASON: In the interests of good design and also to ensure that the 
Local Planning Authority may be satisfied that any roof-level structures do 
not have a harmful impact on the surrounding area. 
 

8 Inclusive Design (Compliance) 

 CONDITION: The residential dwellings hereby approved within the 
development, shall be constructed to the standards for Flexible Homes in 
Islington (‘Accessible Housing in Islington’ SPD) and incorporating all 
Lifetime Homes Standards.  
 
REASON: To secure the provision of flexible, visitable and adaptable 
homes appropriate to diverse and changing needs. 
 

9 Wheelchair Housing (Details) 

 CONDITION:  The 1 wheelchair / wheelchair adaptable dwellings, in 
accordance with the Access Statement and plans hereby approved, shall 
be provided prior to the first occupation of the development.   
 
REASON:  To secure provision of the appropriate number of wheelchair 
accessible units in a timely fashion and to: address the backlog of and 
current unmet accommodation needs; produce a sustainable mix of 
accommodation; and provide appropriate choices and housing 
opportunities for wheelchair users and their families, in accordance with 



policy 7.2 of the London Plan 2011 and policies: H3; H7 and H10 of the 
Islington Unitary Development Plan 2002, policy CS12H of the Islington 
Core Strategy 2011 and the Accessible Housing in Islington 
Supplementary Planning Document 2009. 
 

10 Landscaping (Details) 

 CONDITION: Details of a landscaping scheme shall be submitted to and 
approved in writing by the Local Planning Authority prior to any works 
commencing on site. The landscaping scheme shall include the following 
details: 
 

 Proposed trees, including their location, species, size, and 
confirmation that existing and proposed underground services would 
not intrude into root protection areas; 

 Soft planting, including details of any grass and turf areas, shrub 
and herbaceous areas; 

 Vertical planting on elevations of buildings; 

 Planting on green / brown roofs; 

 Topographical survey, including details of any earthworks, ground 
finishes, any topsoiling with both conserved and imported topsoil(s), 
levels, drainage and fall in drain types; 

 Boundary treatments, enclosures, including types, dimensions and 
treatments of any walls, fences, screen walls, barriers, rails, 
retaining walls and hedges; 

 Hard landscaping, including ground surfaces, kerbs, edges, ridge 
and flexible pavings, unit paving, furniture, steps and synthetic 
surfaces;  

 Confirmation that all areas of hard landscaping, together with the 
communal amenity and playspace areas have been designed in 
accordance with Islington’s Inclusive Landscape Design SPD or 
Islington’s successor SPD or policy; 

 Details of how the landscaping scheme includes and integrates 
measures to enhance biodiversity and sustainable urban drainage 
solutions and has been designed in accordance with Development 
Management Policy DM6.6 and London Plan policy 5.13; 

 A Landscaping Management Plan describing how the landscaping 
would be maintained and managed following implementation; 

 Rainwater butts 

 Any other landscaping feature(s) forming part of the scheme. 
 
All landscaping so approved shall be completed/planted during the first 
planting season following practical completion of the development hereby 
approved. The landscaping and tree planting shall have a 
maintenance/watering provision following planting and any trees or shrubs 
which die, become severely damaged or diseased shall be replaced with 
the same species or an approved alternative and to the satisfaction of the 
Local Planning Authority within the next planting season. 
 
The development shall be carried out strictly in accordance with the details 



(including the Landscape Management Plan) so approved and shall be 
maintained as such thereafter.  
 
REASON: In the interests of sustainability, to ensure the development 
provides the maximum possible provision towards creation of habitats and 
valuable areas for biodiversity, to ensure the development is of an inclusive 
design, and to ensure that a satisfactory standard of visual amenity is 
provided. 
 

11 Delivery and Servicing Management Plan (and Waste Management 
Plan) 

 CONDITION: A Delivery and Servicing Management Plan (DSMP), 
including a Waste Management Plan (WSP), shall be submitted to and 
approved in writing by the Local Planning Authority prior to the first 
occupation of the development.  
 
The DSMP shall include details of all servicing and delivery requirements, 
including details of how waste (including recyclable waste) would be 
transferred and collected, and shall confirm the timings of all deliveries and 
collections from service vehicles. 
 
The development shall be occupied and operated strictly in accordance 
with the DSMP so approved. 
 
REASON: In the interests of residential amenity, highway safety and the 
free flow of traffic on streets, and to mitigate the impacts of the 
development. 
 

12 BREEAM (compliance) 

 CONDITION: The residential use and refurbishment of this building hereby 
approved shall achieve a BREEAM Ecohomes rating (2011) of no less than 
‘excellent’.  
 
REASON: In the interest of addressing climate change and to secure 
sustainable development. 
 

13 Refuse/Recycling Provided (Compliance) 

 CONDITION: The dedicated refuse / recycling enclosure(s) shown on the 
approved plans shall be provided prior to the first occupation of the 
development hereby approved and shall be maintained as such thereafter. 
 
REASON: To secure the necessary physical waste enclosures to support 
the development and to ensure that responsible waste management 
practices are adhered to. 
 

14 Water Consumption (Compliance) 

 CONDITION: The residential use hereby approved shall be designed to 
achieve a water use target of no more than 95 litres per person per day, 
including by incorporating water efficient fixtures and fittings. 
 



REASON: To ensure the sustainable use of water 
 

15 Energy Strategy (Compliance) 

 CONDITION: The energy efficiency measures/features and PV panels, 
which shall provide for no less than 20.7% on-site total C02 reduction as 
detailed within the '  Energy Strategy ' shall be installed and operational 
prior to the first occupation of the development.   
 
Should, following further assessment, the approved renewable energy 
option be found to be no-longer suitable:  
 
a) a revised scheme of renewable energy provision shall be submitted 

to and approved in writing by the Local Planning Authority prior to 
any superstructure works commencing on site,  The final agreed 
scheme shall be installed and operational prior to the first 
occupation of the development and shall be maintained as such 
thereafter. 

 
REASON:  In the interest of sustainable development and to ensure that 
the Local Planning Authority may be satisfied that C02 emission reduction 
targets by energy efficient measures/features and renewable energy are 
met 

 
List of Informatives: 

 

1 S106 

 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. 
 

2 Superstructure 

 DEFINITION OF ‘SUPERSTRUCTURE’ AND ‘PRACTICAL COMPLETION’ 
A number of conditions attached to this permission have the time restrictions 
‘prior to superstructure works commencing on site’ and/or ‘following practical 
completion’.  The council considers the definition of ‘superstructure’ as having 
its normal or dictionary meaning, which is: the part of a building above its 
foundations.  The council considers the definition of ‘practical completion’ to be: 
when the work reaches a state of readiness for use or occupation even though 
there may be outstanding works/matters to be carried out. 
 

3 Community Infrastructure Levy (CIL) (Granting Consent) 

 INFORMATIVE:  Under the terms of the Planning Act 2008 (as amended) and 
Community Infrastructure Levy Regulations 2010 (as amended), this 
development is liable to pay the Mayor of London's Community Infrastructure 
Levy (CIL). This will be calculated in accordance with the Mayor of London's CIL 
Charging Schedule 2012. One of the development parties must now assume 
liability to pay CIL by submitting an Assumption of Liability Notice to the Council 
at cil@islington.gov.uk. The Council will then issue a Liability Notice setting out 
the amount of CIL that is payable. 
 

mailto:cil@islington.gov.uk


Failure to submit a valid Assumption of Liability Notice and Commencement 
Notice prior to commencement of the development may result in surcharges 
being imposed. The above forms can be found on the planning portal at: 
www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil  
 
Pre-Commencement Conditions: 

These conditions are identified with an ‘asterix’ * in front of the short 

description. These conditions are important from a CIL liability perspective as a 
scheme will not become CIL liable until all of these unidentified pre-
commencement conditions have been discharged.  
 

4 Car-Free Development 

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

5 Water Infrastructure 

 Thames Water will aim to provide customers with a minimum pressure of 10m 
head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves 
Thames Waters pipes. The developer should take account of this minimum 
pressure in the design of the proposed development.   
 

6 Working in a Positive and Proactive Way 

 To assist applicants in a positive manner, the Local Planning Authority has 
produced policies and written guidance, all of which are available on the 
Council’s website.  
 
A pre-application advice service is also offered and encouraged. 
The LPA and the applicant have worked positively and proactively in a 
collaborative manner through both the pre-application and the application 
stages to deliver an acceptable development in accordance with the 
requirements of the NPPF 
 
The LPA delivered the decision in a timely manner in accordance with the 
requirements of the NPPF. 

 

http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil


APPENDIX 2:    RELEVANT POLICIES 
 

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

1 National Guidance The National Planning Policy Framework 2012 seeks to 
secure positive growth in a way that effectively balances economic, environmental 
and social progress for this and future generations. The NPPF is a material 
consideration and has been taken into account as part of the assessment of these 
proposals.  

 

2. Development Plan The Development Plan is comprised of the London Plan 2011, 
Islington Core Strategy 2011, Development Management Policies 2013, Finsbury 
Local Plan 2013 and Site Allocations 2013.  The following policies of the 
Development Plan are considered relevant to this application: 



A)  The London Plan 2011 - Spatial Development Strategy for Greater 
London  

 

1 Context and strategy 
Policy 1.1 Delivering the strategic vision 
and objectives for London  
 

2 London’s places 
Policy 2.9 Inner London  
Policy 2.18 Green infrastructure: the 
network of open and green spaces  
 

3 London’s people 
Policy 3.1 Ensuring equal life chances for 
all  
Policy 3.2 Improving health and addressing 
health inequalities  
Policy 3.3 Increasing housing supply  
Policy 3.4 Optimising housing potential  
Policy 3.5 Quality and design of housing 
developments  
Policy 3.6 Children and young people’s play 
and informal recreation facilities  
Policy 3.8 Housing choice  
Policy 3.9 Mixed and balanced communities  
Policy 3.10 Definition of affordable housing  
Policy 3.11 Affordable housing targets  
Policy 3.12 Negotiating affordable housing 
on individual private residential  
and mixed use schemes 
Policy 3.13 Affordable housing thresholds  
Policy 3.15 Coordination of housing 
development and investment  
Policy 3.16 Protection and enhancement of 
social infrastructure  
 

5 London’s response to climate change 
Policy 5.1 Climate change mitigation  
Policy 5.2 Minimising carbon dioxide 
emissions  
Policy 5.3 Sustainable design and 
construction  
Policy 5.4 Retrofitting  
Policy 5.5 Decentralised energy networks 

Policy 5.6 Decentralised energy in 
development proposals 
Policy 5.7 Renewable energy 
6 London’s transport 
Policy 6.5 Funding Crossrail and other 
strategically important transport infrastructure 
Policy 6.7 Better streets and surface 
transport  
Policy 6.9 Cycling  
Policy 6.10 Walking  
Policy 6.11 Smoothing traffic flow and 
tackling congestion  
Policy 6.13 Parking  

 

7 London’s living places and spaces 
Policy 7.1 Building London’s neighbourhoods 
and communities  
Policy 7.2 An inclusive environment  
Policy 7.3 Designing out crime  
Policy 7.4 Local character  
Policy 7.5 Public realm  
Policy 7.6 Architecture 
Policy 7.7 Location and design of tall and 
large buildings  
Policy 7.8 Heritage assets and archaeology  
Policy 7.13 Safety, security and resilience to 
emergency  
Policy 7.14 Improving air quality  
Policy 7.15 Reducing noise and enhancing 
soundscapes  
Policy 7.18 Protecting local open space and 
addressing local deficiency  
Policy 7.19 Biodiversity and access to nature  
Policy 7.20 Geological conservation  
Policy 7.21 Trees and woodlands  
 

8 Implementation, monitoring and review 
Policy 8.1 Implementation  
Policy 8.2 Planning obligations  
Policy 8.3 Community infrastructure levy  
Policy 8.4 Monitoring and review for London 

 
B) Islington Core Strategy 2011 
 
 Strategic Policies 
Policy CS9 (Protecting and Enhancing 
Islington’s Built and Historic Environment) 
Policy CS10 (Sustainable Design) 
Policy CS11 (Waste) 
Policy CS12 (Meeting the Housing 
Challenge) 

Infrastructure and Implementation 
Policy CS18 (Delivery and Infrastructure) 
Policy CS19 (Health Impact Assessments) 
Policy CS20 (Partnership Working) 

 



C) Development Management Policies June 2013 
 

 Design and Heritage 
DM2.1 Design 
DM2.2 Inclusive Design 
DM2.3 Heritage 
DM2.4 Protected views 
 

Housing 
DM3.1 Mix of housing sizes 
DM3.4 Housing standards 
DM3.5 Private outdoor space 
DM3.6 Play space 
DM3.7 Noise and vibration (residential 
uses) 
 

Health and open space 
DM6.5 Landscaping, trees and biodiversity 
DM6.6 Flood prevention 

Energy and Environmental Standards 
DM7.1 Sustainable design and construction 
statements 
DM7.2 Energy efficiency and carbon 
reduction in minor schemes 
DM7.3 Decentralised energy networks 
DM7.4 Sustainable design standards 
DM7.5 Heating and cooling 
 

Transport 
DM8.1 Movement hierarchy 
DM8.2 Managing transport impacts 
DM8.4 Walking and cycling 
DM8.5 Vehicle parking 
DM8.6 Delivery and servicing for new 
developments 
 

Infrastructure 
DM9.1 Infrastructure 
DM9.2 Planning obligations 
DM9.3 Implementation 

 

4. Designations 
 

 The site has the following designations under the London Plan 2011, 
Islington Core Strategy 2011, Development Management Policies 2013, 
Finsbury Local Plan 2013 and Site Allocations 2013:  
 
- Nags Head and Upper Holloway Key Area 
 
5. Supplementary Planning Guidance (SPG) / Document (SPD) 
 

The following SPGs and/or SPDs are relevant: 
 

 

Islington Local Plan London Plan 
- Environmental Design  
- Accessible Housing in Islington 
- Inclusive Landscape Design 
- Planning Obligations and S106 
- Urban Design Guide 
 

- Accessible London: Achieving and Inclusive 
Environment 

- Housing 
- Sustainable Design & Construction 
- Providing for Children and Young  Peoples 

Play and Informal  Recreation 
- Planning for Equality and Diversity in 

London  
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