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Application number P121979 
Application type Full 
Ward Caledonian 
Listed building No 
Conservation area adjacent to the Barnsbury conservation Area 
Development Plan Context Local View Corridor LV4 (Archway Road to St. Pauls); Kings 

Cross Key Area 
Licensing Implications None 
Site Address:   1 Lyon Street, Islington 
Proposal Redevelopment of the former Lyon Street Area Housing office 

site, comprising the erection of a 4 storey residential 
development consisting of 2 x 1-bed and 18 x 2-bed units and 
assocaited works.   

 
Case Officer Paul Roberts 
Applicant Islington Housing 
Agent HTA Architects 
 
 
1. RECOMMENDATION 

The Committee is asked to resolve to GRANT planning permission:   
 

1. for the reasons for approval;  
 
2. subject to the conditions set out in Appendix 1;  
 
3. 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; 

 
 
 
 

 

 

 
Development Management Service 
Planning and Development Division 
Environment and Regeneration Department 
PO Box 333 
222 Upper Street 
LONDON  N1 1YA 

PLANNING COMMITTEE  AGENDA ITEM NO:  
Date: 4th December 2012 NON-EXEMPT 
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2. SITE PLAN (site outlined in red) 
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3. PHOTOS OF SITE/STREET 
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4. SUMMARY 

4.1   The application proposes a residential scheme on the site of the former Lyon Street Area 
Housing Office. The scheme comprises a mix of 2 x 1 bed and 18 x 2 bed units. All flats 
will be occupied by people aged 55 and over and all will be social rented units. The site is 
currently cleared and sits adjacent to Barnsbury Conservation Area and the Gifford Street 
Railway Embankment (Site of Nature Conservation). 

4.2 The proposed development includes a building which is four storeys in height, and would 
provide private balconies and/or patios for all residents and incorporates an area of 
communal amenity space to the rear. Additionally highway improvements including a new 
footpath and landscaping to the front of the site are proposed.  

4.3 The development provides much needed affordable housing. 100% of the units will be 
social rented and all would be aimed at ‘under occupiers’ of social housing in the 
adjoining Bemerton Estate. This would then free up family sized accommodation for 
those in need. As such the proposal accords with the Core Strategy objective to deliver a 
mixed supply of housing, where the main priority is to maximise social rented housing. 

4.4 The quality of accommodation on offer is excellent and fully meets the Council’s 
standards and the development will not impinge on the amenity of neighbouring 
occupiers. The design of the development is considered to be of good standard and will 
conserve and enhance the adjoining Conservation Area. Steps have been taken to 
maintain the adjoining the presence of TPO trees on the adjoining site and its ecological 
value.  

4.5 The proposal is considered acceptable in terms of accessibility and its impact on the 
transportation network. A number of measures are proposed to reduce energy demand, 
improve energy efficiency and reduce overall carbon emissions and any permission will 
be suitably conditioned to ensure that the proposed targets are met. 

4.6 Planning permission would be subject to the resolution of the section 106 agreement to 
include financial contributions and obligations to adequately mitigate the impacts of the 
development. 

5. SITE AND SURROUNDINGS 

5.1 The subject site comprises the now demolished former Islington Council Area Housing 
Office (originally a Neighbourhood Area Office) located on the northern and western 
edge of Lyon Street, west of the junction with Caledonian Road and adjacent to the 
junction with Carnoustie Drive. To the south west of the site, on the opposite side of 
Carnoustie Drive, is the northern edge of the Bemerton Estate with the closest residential 
block being 6 storeys high. Adjacent to the eastern boundary is a two storey building with 
residential above a commercial workshop, beyond which are the rear elevations of the 
three storey properties (residential above ground floor retail) fronting Caledonian Road. 
The rears of these latter properties form the eastern boundary of the Barnsbury 
Conservation Area. 

5.2 Immediately north and west of this site is the area known as the Gifford Street Railway 
Embankment. In part used in relation to the construction of the Channel Tunnel Rail link, 
the southern part of the area is designated as the Copenhagen Junction ‘Site of 
Importance for Nature Conservation’ (SINC) (Borough Grade 1). Comprising a mixture of 
trees (including 15 with Tree Preservation Orders), scrub and grassland, the area 
adjacent to this site is wooded with some trees over-hanging the boundary.  The Gifford 
Street site is also subject to an allocation in the Site Allocations Submission document 
(June 2012). The allocation (KC5), states that there is an opportunity to provide housing 
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on the eastern portion of the site, alongside improvements to the nature conservation 
area.  

6. PROPOSAL (IN DETAIL) 

6.1 The proposal is to erect a four storey building fronting Lyon Street and running from the 
side of 1 Lion Street to the western edge of the site and turning north towards the SINC 
boundary. The application would provide 2 x 1 bed and 18 x 2 bed flats. 

6.2 The development is for people of 60 and over and all the flats will be social rented. 

6.3 Formed with a flat roof, the units facing Lyon Street above ground floor are set behind 
recessed balconies punctuated by two glazed stair cores. The ground floor units will have 
their own front doors directly off Lyon Street with patio areas to the front and rear, set 
behind landscaped strips. Balconies to the rear and at the western edge of the building 
are protruding. 

6.4 At ground floor level a blue engineering brick is proposed with the frame of the building 
above that treated with a coloured render. The balconies are proposed to be glazed.    

6.5 A communal courtyard will be located at the rear. This will be bounded by a 2.6 metre 
high metal pergola, to provide a growing frame for plants. A tree, benches and planters 
are also proposed in this space. Additionally, an area of planting is provided to the front 
of the building in a revised publically accessible space as well as a series of trees along 
this Lyon Street frontage. 

6.6 The application provides for 2 disabled spaces to the front and provision is made for 28 
cycle spaces and 2 mobility scooters. 

7. RELEVANT HISTORY: 

7.1 The site has little in the way of relevant history.  

 PLANNING APPLICATIONS: 

7.2 The application to Neighbourhood Housing Office was approved in 1983. A condition 
attached to the approval for the Housing Office (condition no. 2 – ref: 83/1863) states 
that: “This permission shall enure for the benefit of the Council of the London Borough of 
Islington only and not for the benefit of the land.”  The building was demolished in the last 
12 months following a prior approval application (P112565). 

 ENFORCEMENT: 

7.3  None. 

 PRE-APPLICATION ADVICE: 

7.4 Prior to the submission of the application two meetings were held between the applicant 
and representatives at Council offices where proposals for the site were identified and 
discussed.  The main points from this included: 

• No concern was raised as to the change in land use and the proposal that the 
scheme consist entirely of 1 & 2-beds specifically for people aged 60 and over 
within the social rented sector 
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• The scheme submitted for advice at 5 storeys was considered by Officers to be 
too tall and failed to conserve and enhance the adjoining Barnsbury 
Conservation Area.  

• Concerns were expressed over the elevational treatment, notably the lack of 
definition between floors and an initial perception that the current elevations 
could be calmer in terms of the mixture of materials and varied position of 
balconies.  

• The applicant was advised to submit a Daylight and Sunlight Report to assess 
the impact of the proposal on neighbouring occupiers. The applicant was also 
advised of transport, sustainability and access matters as well as the likely s106 
contributions that would be sought. 

• The drawings below show two pre-application proposals and the submitted 
scheme at the bottom: 

 

8. CONSULTATION 

Public Consultation 
 

8.1 Letters were sent to occupants of 126 adjoining and nearby properties at Caledonian 
Road, Carnoustie Drive and Lyon Street on 20th September 2012. A further letter was 
sent to an adjoining occupier on 31st October 2012.  A site notice and press advert were 
displayed on 27th September.  The public consultation of the application therefore expired 
on 21st November 2012, however it is the Council’s practice to continue to consider 
representations made up until the date of a decision. 

8.2 At the time of the writing of this report a total of 0 responses had been received from the 
public with regard to the application.   
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Consultees 
 
8.3 Access Officer: A variety of recommendations have been made and acted upon in 

respect of the scheme’s level of inclusivity.  

8.4 Conservation and Design Officer: No objections. The scheme submitted represents an 
improvement on the original pre-application submission and is considered acceptable.  

8.5 Energy Conservation Officer: No objections to the proposal.   

8.6 Tree Preservation / Landscape Officer: Two small council street trees (T1 and T2) are 
proposed for removal and replacement. These trees are council managed and no works 
to them may be carried out without the consent of the Urban Foresters of Greenspace.  
Due to the relative small size of these trees the council would consider the removal and 
replacement of these trees if it is required to facilitate development. Two street trees will 
be potentially removed. However, these are of little value 

8.7 Public Protection Division: No comments 

8.8 Spatial Planning and Transport (Transport Officer):  Confirmation of on the management 
of the two disabled parking spaces was sought. The scheme is short of the emerging DM 
policies requirement for cycle paces (38 required and 28 shown). A travel plan is required 
for the scheme. 

8.9 Street Environment Division: No comments.  

8.10 Sustainability Officer: Further detail on the arrangements made to satisfy the Council’s 
sustainability requirements are required. These can be conditioned. 

 
9. RELEVANT POLICIES 

 
DETAILS OF ALL RELEVANT POLICIES AND GUIDANCE NOTES ARE ATTACHED 
IN APPENDIX 2.  THIS REPORT CONSIDERS THE PROPOSAL AGAINST THE 
FOLLOWING DEVELOPMENT PLAN DOCUMENTS. 

National Guidance 

9.1 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.  

Development Plan   

9.2 The Development Plan is comprised of the London Plan 2011, Islington Core Strategy 
2011 and Islington Unitary Development Plan 2002.  The following policies of the 
Development Plan are considered relevant to this application: 

Emerging Policy Documents 

A. Islington’s Development Management Policies –Submission, June 2012 
 
B. Finsbury Local Plan –Submission, June 2012 
 
C. Site Allocations Document –Submission, June 2012 
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Planning Advice Note/Planning Brief 
 
9.3 The rear of the site borders the edge of a site incorporated within the Gifford Street 

Planning Brief which was adopted in October 2012. The Brief sets out a number of 
‘Development objectives’ for the site. They set out that the site should provide housing 
alongside protection for the green and biodiversity aspects of the site. Family-sized 
housing in particular will be encouraged.  

Designations 
  

9.4 The site has the following designations under the London Plan 2011 and Islington Unitary 
Development Plan (2002): 

- Protected Vistas & Local Views - LV4 
– Archway Road to St Paul’s  
- within 50 metres of the Barnsbury 
Conservation Area 

- Channel Tunnel Link within 200m;  
- Site within 100m of TfL Strategic 
Road Network (SRN);  
 

 
Supplementary Planning Guidance (SPG) / Document (SPD) 

 
9.5 The following SPG’s and/or SPD’s which are considered relevant are listed in Appendix 

2. 

 
10. ENVIRONMENTAL IMPACT ASSESSMENT 

10.1 EIA screening/scoping not required.    

 
11. ASSESSMENT 

11.1 The main issues arising from this proposal relate to: 

• Land Use 
• Design, scale and massing and effect on surrounding area 
• Effect on the character and appearance of the adjacent Barnsbury Conservation 

Area.  
• Effect on the amenity of neighbouring occupiers. 
• The quality, mix and tenure of the residential accommodation proposed.  

 
Land-use 

11.2 The site in question was last in use as an Islington Area Housing Office, a two storey 
building which has been demolished within the last 12 months. The Area Housing Office 
was one of a number of satellite offices scattered throughout the borough helping to 
serve the need of Council tenants, in this case particularly focussed on the adjoining 
Bemerton Estate.  

11.3 The previous development was consented in 1983. A condition attached to the approval 
(condition no. 2 – ref: 83/1863) states that: 

“This permission shall enure for the benefit of the Council of the London Borough of 
Islington only and not for the benefit of the land.”  

11.4 The condition does not specify that the site should revert to another use when Islington 
Council decide to relinquish the office use which has obviously now happened. 
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Consequently there is no specific use attributable to the site and hence no requirement to 
accord with Council policies which seek to protect employment space. The site is located 
neither in an existing employment area, town centre or the CAZ where office uses are 
encouraged and the location is not a preferred office location for employers.  

11.5 The surrounding area is predominantly residential, and such a proposal is in keeping with 
this character and in accordance with the Councils’ aspirations for the adjoining Gifford 
Street site. 

11.6 In that context of a non-planning use, the provision of residential accommodation on this 
brownfield site would be welcomed given anticipated population growth in the borough 
and London and the need to provide housing as emphasised in the Core Strategy and 
the London Plan. 

Design, Conservation and Heritage Considerations (including Archaeology)    

11.7 The proposal provides for a four storey ‘L’ shaped building, running from a point adjoining 
the boundary with the two storey detached 1a Lyon Street, across most of the site 
frontage before turning north and finishing adjacent to the northern boundary of the site 
with the SINC.  The building encloses a landscaped amenity space to the area and cycle 
parking/scooter parking space.  

11.8 As stated, the site lies immediately west of the rear of 3 storey properties fronting the 
western side of Caledonian Road. These former properties act as the western boundary 
of the Barnsbury Conservation Area and consist of ground floor retail with residential flats 
above. To the south and west of the site is the Bemerton Estate, a 1960’s extensive 
residential development consisting of a series of large flatted blocks, the closest to this 
site being 6 storeys high on the south western side of Carnoustie Drive. Immediately east 
of the site is a two storey building comprising residential/commercial space accessed off 
Lyon Street. 

11.9 The scale, and in particular the height of the scheme, addresses earlier pre-application 
concerns. The building at 4 storeys high is approximately 0.7 metres higher than the 
buildings along Caledonian Road, the western boundary of the Conservation Area, and is 
of a height that respects the adjoining buildings and will act as a transition between the 
Conservation Area and the larger scale Bemerton Estate buildings.    

11.10 The design and materials proposed are considered to be appropriate to this location and 
will not detract from the neighbouring Conservation Area. The simple and uniform Lyon 
Street elevation has sets of recessed balconies framed in render. The quality of the 
scheme will of course be dependent upon the building’s material finishes. In that sense, a 
condition requesting the submission of all facing materials would be attached to an 
approval and the Council will seek to ensure quality is maintained through to the 
completion of the development for the benefit of the surrounding environment.  

11.11 The scale of the development will not impinge upon the UDP Local View (LV4), ‘Archway 
Road to St. Paul’s. 

11.12 Overall it is considered that the proposal is a sympathetic response to existing building 
heights and the scale of the existing neighbouring buildings, including those within the 
Barnsbury Conservation Area.  

Density    

11.13 The London Plan requires developments to achieve the highest possible intensity of use 
compatible with the local context. The redevelopment scheme proposes a total of 20 
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residential dwellings comprised of 58 habitable rooms (hr) within a site which is equal to 
1,770sqm or 0.177ha. Density is expressed as habitable rooms per hectare (hrh) and is 
calculated by dividing the total number of habitable rooms by the gross site area. The 
redevelopment scheme therefore results in a residential density of 328hrh.  

11.14 The site is defined as being ‘Urban’ and within an area of the high public transport 
accessibility (PTAL – level 5) by the London Plan; therefore it falls within the suggested 
residential density range of 200-700hrh as stipulated within policy 3.4 of the London Plan.  

11.15 The resulting density falls below the suggested maximum and is considered appropriate 
within the context of the Site. The acceptability of the proposed density is also 
strengthened and highlighted by the fact that the redevelopment: uses land more 
efficiently; does not in the officers opinion unduly affect neighboring residential amenities; 
is within an area noted as having a very good PTAL rating; secures an appropriate 
standard of design and is in close proximity to located shops, facilities and services.  

Accessibility 

11.16 A number of recommendations were made in order to make the scheme compliant with 
accessible design guidance. The applicant has taken on board these recommendations 
and amended the proposals accordingly. The residential units meet Islington's flexible 
homes standards and the Lifetime Homes Standards (2010 version). The proposed 
serviced apartments incorporate 10% of units which meet wheelchair accessible 
standards in accordance with Core Strategy policy CS14. 

Landscaping and Trees 
 
11.17 The site is currently a cleared site. A landscaping scheme is proposed for the site 

incorporating planters on the external and internal elevations of the site plus a number of 
new trees, including some introduced to the Lyon Street frontage which is welcomed. 
The specific details of the landscaping will be dealt with via planning condition. Part of 
the Council’s future control will be to insist that the trees indicated along the frontage 
need to be of a species that would ultimately attain a medium to large mature canopy. 

11.18 The applicant has supplied an Arboricultural Impact Assessment and an Ecological 
Appraisal. Within these, assessment is made on the impact of the proposal and the 
development works on the adjoining SINC. The conclusion is that the site has the 
potential to complement the neighbouring site and to enhance local biodiversity through 
the implementation of mixed native species in the scheme and the presence of a bat 
brick and bird boxes. These elements will be covered by planning condition on an 
approval. 

11.19 In respect of the trees on the adjoining site and the group Tree Preservation Order’s, the 
report concludes that steps are needed to protect them including that hard standing 
adjacent to the western perimeter should be left in situ and not broken up in order to 
protect roots lying beneath it. This and other measure will be subject to a planning 
condition requiring the production and approval of an Arboricultural Methods Statement 
prior to development. Two small council street trees which are not on the site are 
potentially proposed for removal. The trees are not of good quality and their replacement 
would be acceptable given the addition of a number of new trees along the site frontage.  

Neighbouring Amenity 
 
11.20 Council policy seeks to ensure that the amenity of neighbouring occupiers to a 

development site is safeguarded. The applicant has demonstrated that the proposal will 
have little impact on the sunlight and daylight experienced by neighbouring occupiers. 
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Islington’s Planning Standards Guidelines state that as a general rule no window or 
amenity space should overlook the window of a habitable room except where the 
distance to that window is greater than 18 metres. In this instance there is no direct 
overlooking. That said, flexibility is afforded when this relationship between habitable 
rooms is across a public highway. For the most part there is little in the way of 
overlooking in this instance as the majority of windows face along the southern stretch of 
Carnoustie Drive and the rest the SINC. A small portion faces onto 39 Lyon Street where, 
the minimum distance between windows is over 16 metres, an acceptable relationship 
across the highway.  There are no windows in the eastern elevation which adjoins the 
rear of Caledonian Road properties.  

11.21 Construction Impacts  In order to mitigate against the possible impacts of the 
development during construction on the amenities of surrounding occupiers and 
businesses (having regard to impacts such as noise and dust and movements) 
compliance with the Council’s Code of Practice for Construction Sites has been secured 
as part of a S106 agreement together with a payment for monitoring of £1000.  This 
payment is considered to be a nominal contribution having regard to the scale of the 
development, the proximity of other properties, and likely duration of the construction 
project.  

Quality of Resulting Residential Accommodation 

11.22 All the units exceed the minimum housing space standards as required by the London 
Plan and emerging Development Management Policies. All flats are dual aspect and 
each has generous balconies or patios in addition to the landscaped amenity space to 
the rear. It is considered that the flats will offer a good standard of accommodation. 

Dwelling Mix 

11.23 Policy CS12 of the Core Strategy, ‘Meeting the housing challenge’, stipulates that 
proposals should have a range of unit sizes to meet needs in the borough and maximize 
the proportion of family accommodation. Table 3.1 relating to emerging policy DM9 ‘Mix 
of housing sizes’ of Islington’s Draft Development Management Plan, identifies  
Islington’s housing size target mix for social rented accommodation as: 

  0% 1-bed;  
  20% 2-bed; 
  30% 3-bed and; 
  50% 4-bed or more units. 
 
11.24 The application proposes 18 x 2 bed and 2 x 1 bed social rented units. This is 

significantly at odds with the Council’s aspirations however, this is a unique proposal. 
The 20 units are specifically intended for people of 60 and over who are under occupying 
properties on the adjoining Bemerton Estate. Through these people moving out, larger 
family sized accommodation on the Bemerton estate will be freed for families living in 
overcrowded housing. For instance, at the time of writing, there are 53 households on the 
transfer list looking for at least 1 more bed space at the Bemerton Estate. Hence this 
scheme will address a specific Islington Council Housing need. 

11.25 Although seemingly at odds with Council policy, the scheme will actually provide the 
larger family sized accommodation which is in need. It will also be of benefit to the future 
residents, giving them quality accommodation of a scale commensurate with their need.  

11.26 Hence, in this instance the mix proposed is accepted. 

Affordable Housing and Financial Viability 
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11.27 Policies CS12 of the Islington Core Strategy and DM8 of the emerging Development 
Management Policies submission document set out the Council’s approach to the 
provision of affordable housing.  Policy CS12G establishes that 50% of additional 
housing to be built in the borough over the plan period should be affordable and that 
provision of affordable housing will be sought through sources such as 100% affordable 
housing schemes by Registered Social Landlords and building homes on council’s own 
land.  

11.28 The following criteria will apply to residents:  

• This will apply to either current tenants or people living with the tenants for at least 
the last 12 months. 

• The local lettings policy will apply to those qualifying households living on the 
estate where the development is taking place or in the vicinity of the development 
(within 100m). 

• The qualifying person(s), whose household size is suitable for the property, with 
the highest points from the estate will be offered the property. 

• Under-occupiers will be able to apply for an extra bedroom but for other applicants 
they must fulfil the size requirements for the new homes. 

• Only if there are insufficient qualifying households in housing need from the 
Bemerton estate and/or the wider local area would properties be made available to 
other qualifying households in Islington. 

• A qualifying household is one in which the prospective tenant, or at least one of 
the prospective joint tenants, is aged 55 or over. 

 
11.29 The need for affordable housing in Islington is acute and this 100% social rented 

scheme will help to meet this housing challenge. 

11.30 The Council have 100% nomination rights on this site and will continue to do so. 

Sustainability 

11.31 The application incorporates an energy statement and sustainability report including a 
BREEAM and Code for Sustainable Homes Pre-Assessment.  These make a 
commitment to meet BREEAM ‘excellent’ for the commercial elements of the scheme 
and Code for Sustainable Homes level 4 for the residential. This commitment is 
welcomed and will be secured via condition.  

11.32 Roofs within the scheme will be covered with a sedum and/or green roofs and water 
saving facilities such as dual flush WC’s and flow restrictors to taps will be installed. 
Conditions relating to overheating, to provide nesting boxes and the Sustainable Urban 
Drainage Systems will be applied to ensure compliance with policy.  

Energy Efficiency and Renewable Energy 

11.33 The site is adjacent to the Bemerton Estate, which has its own communal heating 
system. A site survey has revealed that the communal heating system has spare 
capacity and it is proposed that the Lyon Street scheme’s heating and hot water be 
served from the existing Bemerton communal heating system. Such an approach is 
welcomed and supported by Council policy.  

11.34 The roof of the new development will be largely covered in photovoltaics, providing 
electricity to the residents and further reducing emissions. The applicant has shown that 
the energy measures will lead to a 38% reduction in CO2 emissions against the 2006 
regulations which is broadly consistent with policy.  
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Highways and Transportation 

11.35 The site has very good accessibility levels with a PTAL rating of 5 with good links to 
public transport and cycling routes. The 28 cycle parking spaces, whilst short of the 
emerging Development Management criteria for 38 spaces is appropriate for a 
development where all potential occupiers are aged over 60 and are therefore arguably, 
to be less likely to use bicycles. The council welcomes the provision of 2 disabled parking 
bays. These will be located within the site boundary and as such will be under the control 
of the wider housing estate parking contractors Wing Parking.  

11.36 In accordance with Core Strategy policy the development will be car free.  

11.37 A clause has been agreed within the S106 agreement for the submission of a finalised 
draft travel plan prior to implementation of the permission and a final travel plan 6 months 
after occupation.  

Contaminated Land 

11.38 A land contamination survey was undertaken by the applicant. This showed that there 
was one area of concern, namely, an elevated concentration of Benzo(a)pyrene. This 
poses no risk internally but would require soil clearance down to 600mm in areas such as 
gardens, patio’s, landscaping etc, with replacement of clean material of at least 600mm. 
The exact details would be conditioned prior to any works being carried out.  The 
Councils Pollution Officer has not raised an objection to this approach subject to 
compliance with a proposed land contamination condition conditions.  

Planning Obligations ,Community Infrastructure Levy and local finance 
considerations  

11.39 The applicant has agreed to the following draft heads of terms  

1. 100% of the units to be social rented and all occupiers to be 60 years old and 
older.   

2. A contribution of £16,980 towards transport and public realm improvements within 
the vicinity of the site. 

 
3. A contribution of £15,007 towards sport and recreation facilities within the vicinity 

of the site. 
 
4. A contribution towards £16,594 open space facilities within the vicinity of the site. 
 
5. A contribution of £11,641 towards community facilities within the vicinity of the site. 

 
6. The repair and re-instatement of the footways and highways adjoining the 

development.  The cost is to be confirmed by LBI Highways, paid for by the 
applicant and the work carried out by LBI Highways. Conditions surveys may be 
required.  

 
7. Compliance with the Code of Employment and Training. Facilitation of 1 work 

placement during the construction phase of the development, lasting a minimum of 
13 weeks, or equivalent fee to be paid to LBI Developer/ contractor to pay wages 
(must meet national minimum wage). London Borough of Islington Construction 
Works Team to recruit for and monitor placements. 

 
8. Compliance with the Code of Local Procurement 
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9. Compliance with the Code of Construction Practice, including a monitoring fee of 

£1,000, Submission of site specific response document to the Code of 
Construction Practice for approval of LBI Public Protection, which shall be 
submitted prior to any works commencing on site. 

 
10.  A contribution of £4,000 towards accessible parking bays.  
 
11. Submission of a construction traffic management plan to be agreed in writing by 

the Council. 
 

12. Green Travel Plan - Draft Plan to be submitted for the Council’s approval. Final 
Travel Plan to be submitted for council’s approval 6 months after first Occupation 
of Development. Update on progress to be submitted on the 3rd anniversary of 
first Occupation of the Development. 

 
13. Others as necessary 
 

National Planning Policy Framework and Final Balancing Exercise 

11.40  The scheme is considered to accord with the aims of the NPPF and to promote 
sustainable growth that balances the priorities of economic, social and environmental 
growth.  The NPPF requires local planning authorities to boost significantly the supply of 
housing. This achieves this aim. Consideration to the proposal has been given with 
respect to section 12 of the NPPF which relates to conserving and enhancing the historic 
environment.   It is not considered that the development fails to conserve and enhance 
the adjoining Barnsbury Conservation Area.  

 
12. SUMMARY AND CONCLUSION 

Summary 

12.1 This application provides for much needed affordable housing. The units will have the 
space, aspect and amenity to support an excellent standard of living accommodation, 
and possess the required facilities, cycle parking, scooter and disabled parking to 
support future residents.  

12.2 The proposal will not impinge on the amenity of surrounding residents and it will have a 
positive impact on the surrounding environment and will sit well with the adjoining 
Conservation Area.   

12.3 The development provides for suitable habitats in the form of a green roof, landscaped 
communal central courtyard and subject to conditions would retain and protect the 
existing TPO in the vicinity of the site. The development is considered to achieve a good 
standard of sustainability, provides for acceptable energy efficiency measures. 

12.4 The scheme is part of a wider project to also enable the Council to free up acutely 
needed family sized social rented accommodation. In that sense, the proposal is seen to 
be in compliance with policy in this particular instance as it achieves the ultimate aim of 
providing family accommodation within the borough. 

Conclusion 
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12.5 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. 
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APPENDIX 1 – RECOMMENDATIONS 
 
RECOMMENDATION A 
 
That planning permission be granted subject to the prior completion of a Deed of 
Planning Obligation made under section 106 of the Town and Country Planning Act 1990 
between the Council and all persons with an interest in the land (including mortgagees)in 
order to secure the following planning obligations to the satisfaction of the Head of Law 
and Public Services and the Service Director Planning and Development / Head of 
Service – Development Management or in their absence the Area Team Leader: 
 
1. 100% of the units to be social rented and all occupiers to be 60 years old and older.   

2. A contribution of £16,980 towards transport and public realm improvements within the 
vicinity of the site. 

 
3. A contribution of £15,007 towards sport and recreation facilities within the vicinity of the site. 

 
4. A contribution towards £16,594 open space facilities within the vicinity of the site. 

 
5. A contribution of £11,641 towards community facilities within the vicinity of the site. 
 
6. The repair and re-instatement of the footways and highways adjoining the development.  

The cost is to be confirmed by LBI Highways, paid for by the applicant and the work carried 
out by LBI Highways. Conditions surveys may be required.  

 
7. Compliance with the Code of Employment and Training. Facilitation of 1 work placement 

during the construction phase of the development, lasting a minimum of 13 weeks, or 
equivalent fee to be paid to LBI Developer/ contractor to pay wages (must meet national 
minimum wage). London Borough of Islington Construction Works Team to recruit for and 
monitor placements. 

 
8. Compliance with the Code of Local Procurement 

 
9. Compliance with the Code of Construction Practice, including a monitoring fee of £1,000, 

Submission of site specific response document to the Code of Construction Practice for 
approval of LBI Public Protection, which shall be submitted prior to any works commencing 
on site. 

 
10.  A contribution of £4,000 towards accessible parking bays. 

 
11. Submission of a construction traffic management plan to be agreed in writing by the Council. 
 
12. Green Travel Plan - Draft Plan to be submitted for the Council’s approval. Final Travel Plan 

to be submitted for council’s approval 6 months after first Occupation of Development. 
Update on progress to be submitted on the 3rd anniversary of first Occupation of the 
Development. 

 
 
That, should the Section 106 Deed of Planning Obligation not be completed within 13 weeks 
from the date when the application was made valid, the Service Director Planning and 
Development / Head of Service – Development Management or in their absence the Area Team 
Leader may refuse the application on the grounds that the proposed development, in the 
absence of a Deed of Planning Obligation the proposed development is not acceptable in 
planning terms. ALTERNATIVELY should this application be refused (including refusals on the 
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direction of The Secretary of State or The Mayor) and appealed to the Secretary of State, 
Service Director Planning and Development / Head of Service – Development Management or 
in their absence the Area Team Leader 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 if members are minded to approve this proposal (subject to conditions and ~Deed 
of Planning Obligation) officers recommend that the following summary forms the 
reasons for grant to be published on the decision notice: 
 

This proposal has been approved following consideration of all the relevant policies 
in the Development Plan (London Plan 2011, Islington Core Strategy 2011 and 
Islington Unitary Development Plan 2002), the National Planning Policy Framework 
(2012) and other material considerations. 
 
- This decision was made by the Members of the Planning Committee on 4 

December 2012. 
 
- The delivery of this scheme would be consistent with the broad aims of the NPPF and 

its presumption in favour of sustainable development that supports economic growth, 
but also seeks to ensure social and environmental progress; 

 
- The scheme provides 2 x 1-bed and 18 x 2-bed social rented units for occupiers aged 

60 and over. The proposed dwelling mix is considered to be acceptable in the context 
of the proposed occupancy arrangements and the affordable housing would provide 
for housing that would go towards meeting identified need within the borough. The 
development in this regard complies with policies 3.3; 3.4; 3.8; 3.9; 3.10 and 3.11 of 
the London Plan 2011 and policy CS12 Core Strategy 2011. 

 
- The resulting residential accommodation would be of good quality. The dwellings are 

appropriately laid out and meet the minimum unit sizes of the London Plan as well as 
Lifetime and Accessible Homes standards together with wheelchair accessible 
accommodation. the mix is acceptable. The proposals therefore are considered 
acceptable with specific regard to policies: 3.5, 3.8 and 7.2 of the London Plan 2011, 
policies: CS9F and CS12 of the Islington Core Strategy 2011 and policies: Env17, 
H3, H7, H10, of the Islington UDP 2002, the ‘Accessible Housing in Islington’ SPD 
2009 and emerging policies DM12 and DM13 of the Development Management 
submission document June 2012.  

 
- The proposed development would be of an appropriate height, scale and design. The 

effect of the building on nearby heritage assets, namely the Barnsbury Conservation 
Area, is considered to be acceptable.  The proposals enhance the character and 
appearance of the area. The proposals in this regard have been given consideration 
with particular regard to policies: 7.1, 7.2, 7.3, 7.4, 7.5, 7.6, 7.7 and 7.8 of the London 
Plan 2011, policies: CS8, CS9 of the Islington Core Strategy 2011, policies: Env12, 
D3, D4, D5, D6 and D8 of the Islington UDP 2002, the Islington Urban Design Guide 
2006, and emerging policy DM1 of the Development Management submission 
document June 2012, that seek to secure high quality design that is sympathetic in 
scale and appearance to local identity, improves areas of poor quality public realm 
and protects and contributes to the historic environment.  

 
- The proposal is not considered to have an unacceptable impact on neighbouring 

amenity in terms of: noise and nuisance; loss of sunlight; daylight; privacy; or outlook. 
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The development is in accordance with policies 7.15 of the London Plan 2011, 
policies, Env17, D3 of the Islington UDP 2002 and policies CS10 of the Core Strategy 
Document 2011 emerging policies DM1 and DM15 of the Development Management 
submission document June 2012. 

 
- With the imposition of conditions the proposal accords with the principles of 

sustainability and renewable energy. The proposal would be sustainable and would 
be designed to achieve Code for Sustainable Homes level 4 (residential). This 
accords with policy CS10 of the Islington Core Strategy and policies 5.1, 5.2, 5.6, 5.7, 
5.11, 5.13 of the London Plan (2011); and DM40, DM41 and DM42 of the 
Development Management submission document June 2012.  

 
- The development is car free, provides acceptable refuse, recycling and cycle parking 

and secures contributions towards public transport and public realm improvements in 
the vicinity of the site and for the creation of accessible car parking spaces near to the 
site. With conditions, the proposal accords with policies: 5.17, 6.1, 6.9, 6.10, 6.11, 
6.13, of the London Plan 2011; policies: CS10, CS11 and CS18 of the Islington Core 
Strategy 2011, and policies D3, T18, T19, T34, T45 and T52 of the Islington UDP 
2002, and DM46, DM48 and DM49  of the Development Management submission 
document June 2012. 

 
- The development is considered to appropriately protect, subject to compliance with 

conditions, trees on and in the immediate vicinity of the site which provide a 
significant amenity and environmental contribution.  The proposal includes additional 
planting across which is currently a largely hard landscaped site and various different 
biodiversity measures.   A financial contribution has been secured for public open 
space improvements.  The proposal has been considered in this respect with policy 
7.18, 7.19, 7.21 and 8.2 of the London Plan 2011, policy CS15 and CS16 of the 
Islington Core Strategy 2011, policy Env6 and Env24 of the Islington UDP 2002 and 
emerging policies DM38 of the Development Management submission document 
June 2012 that seek to secure replacement planting to protect and enhance 
biodiversity and address deficiencies in nature and maximise opportunities to green 
the borough.  

 
- The proposed development generates a requirement for s106 contributions to 

mitigate the impact of the development. The provision of the s106 agreement comply 
with the CIL Regulations 2011, policy: 8.2 of the London Plan 2011, policy CS18 of 
the Islington Core Strategy 2011 and policy Imp13 of the Islington UDP 2002, the 
Islington Planning Obligations SPD 2009 and emerging policies DM51 and DM52 of 
the Development Management submission document June 2012 that seek to secure 
mitigation measures that are necessary, directly related to the development and 
relate to the scale and kind of development.  

 
 
RECOMMENDATION C 
 
That the grant of planning permission be subject to conditions to secure the following: 
 

List of Conditions: 
1 Commencement  
 CONDITION: The development hereby permitted shall be begun not later than 

the expiration of three years from the date of this permission.  
REASON: To comply with the provisions of Section 91(1) (a) of the Town and 
Country Planning Act 1990 as amended by the Planning and Compulsory 
Purchase Act 2004 (Chapter 5). 
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2 Approved plans list 
 The development hereby approved shall be carried out in accordance with the 

following approved plans:  
 
LS_001;  LS_002; LS_003A; LS_004; LS_005; LS00_6; LS00_7; LS_008; 
LS_009; LS_010; LS_011; LS_012; LS_013; LS_014; LS_015A and SK_L_01. 
 
Design and Access Statement (Islington Architects); Planning Statement 
(HTA); Daylight/Sunlight Report (GVA Schatunowski Brooks); Report on a 
Ground Investigation (Site Analytical Services Ltd); Code for Sustainable 
Homes pre-assessment (breglobal); Ecological Appraisal (Landscaping 
Planning Limited); Arboricultural Impact Assessment (Landscaping Planning 
Limited). 
 
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 Samples of Materials 
 CONDITION: Details and samples of all facing materials shall be submitted to 

and approved in writing by the Local Planning Authority prior to any 
superstructure work commencing on site. The details and samples shall 
include:  
  
 i. brickwork (including brick panels and mortar courses) and render 
 ii. window treatment (including sections and reveals);  
 iii. roofing materials;  
 iv. any other facing materials to be used; 
 v. balconies; 
 vi. external doors.   
 
The development shall be carried out strictly in accordance with the details so 
approved and shall be maintained as such thereafter.  
 
REASON: In the interest of securing sustainable development and to ensure 
that the resulting appearance and construction of the development is of a high 
standard in accordance with policies: 5.3; 7.4; 7.5 and 7.6; of the London Plan 
2011, policies: D4, D24 of the Islington Unitary Development Plan 2002 and 
policies: CS9A, B, D and G and CS10F of the Islington Core Strategy 2011. 

4 Inclusive Design 
 CONDITION: The units hereby approved shall be designed in accordance with 

the principles of Inclusive Design. To achieve this the development shall 
incorporate/install the following items prior to the first occupation of the 
relevant part of the development:  
 

i all lifts shall be provided as shown on the plans hereby approved 
shall be installed and operational prior to the first occupation of the 
building to which they form part;  
ii. step free access to all accommodation and level thresholds to 
gardens and other external areas shall be provided;  
iii. power assisted entrance doors and doors to the rear of the 
common parts opening into the communal garden; 
iv. detailed drawings of the cycle show ‘priority use’ accessible racks 
for ambulant disabled cyclists, shall be submitted to and approved by 
the Local Planning Authority;  
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vi. Drainage solutions to facilitate the later installation of level access 
showers on the upper floor.  
vii. The use of ‘Universally Accessible Containers’ in the bin store. 

 
REASON: In order to facilitate and promote inclusive and sustainable 
communities, in accordance with policy 7.2 of the London Plan 2011, policy 
CS12H and CS14 G of the Islington Core Strategy 2011. 

5 Accessible Homes Standards 
 CONDITION: The residential dwellings, in accordance with the Design and 

Access Statement and plans hereby approved, 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, in accordance with policy 7.2 of 
the London Plan 2011, 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. 

6 Wheelchair Accessible Units 
 CONDITION: The 2 wheelchair accessible serviced apartments shall be 

provided in accordance with the plans hereby approved prior to the first 
occupation of the development and shall be maintained as such thereafter and 
no change there from shall take place without the prior written consent of the 
Local Planning Authority.  
 
REASON: To secure provision of the appropriate number of wheelchair 
accessible serviced apartments; produce a sustainable mix of 
accommodation; and provide appropriate choices and visitor accommodation 
opportunities for wheelchair users and their families, in accordance with 
policies 4.5 and 7.2 of the London Plan 2011 and policy CS14G of the Islington 
Core Strategy 2011. 

7 CCTV and Security Lighting 
 CONDTION: Details of site-wide general security measures shall be submitted 

to and approved in writing by the Local Planning Authority prior to the first 
occupation of the development. The details shall relate to:  
 CCTV;  
 general lighting; and/or  
 security lighting  
 
The details shall include the location and full specification of: all lamps; light 
levels/spill; cameras (detailing view paths); lamps and support structures. The 
general security measures shall be carried out strictly in accordance with the 
details so approved, shall be installed prior to the first occupation of the 
development hereby approved and shall be maintained as such thereafter.  
 
REASON: To ensure that the any resulting general or security lighting and 
CCTV cameras are appropriately located, designed do not adversely impact 
neighbouring residential amenity and are appropriate to the overall design of 
the building in accordance with policies 7.1, 7.3 and 7.8 of the London Plan 
2011, policies Env12, Env 17 and D3 of the Islington Unitary Development Plan 
2002 policies CS6 and CS9 of the Islington Core Strategy 2011, policies: D1; 
D3; D4; Env12; H3 and H7 of the Islington Unitary Development Plan 2002. 

8 Bicycle Storage 
 CONDITION: The resident bicycle storage areas, which shall provide for no 

less than a total of 28 bicycle spaces shall be provided in accordance with the 
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hereby approved plans prior to the first occupation of the development and 
maintained as such thereafter.  
 
REASON: To ensure adequate cycle parking is available and easily accessible 
on site and to promote sustainable modes of transport in accordance with 
policies 6.7 and 6.9 of the London Plan 2011, policies: T34 and T52 of the 
Islington Unitary Development Plan 2002 and policy CS10H of the Islington 
Core Strategy 2011. 

9 Refuse and Recycling 
 CONDITION: The dedicated refuse/recycling enclosure shown on drawing no. 

LS_003A 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 in accordance with policies: 5.15 and 5.16 of the London Plan 2011, 
policy D3 of the Islington Unitary Development Plan 2002 and policy CS11B of 
the Islington Core Strategy 2011. 

10 Roof Plant 
 CONDITION: Details of any roof-top structures/enclosures shall be submitted 

to and approved in writing by the Local Planning Authority prior to any 
superstructure works commencing on site. The details shall include the 
location, height above roof level, specifications and cladding and shall relate 
to:  
  
 roof-top plant;  
 ancillary enclosures/structure; and  
 lift overrun  
 

The development shall be carried out strictly in accordance with the details 
so approved and shall be maintained as such thereafter.  
 

REASON: In the interest of good design and also to ensure that the Authority 
may be satisfied that any roof-top plant, ancillary enclosure/structure and/or 
the lift overruns do not have a harmful impact on the surrounding streetscene 
in accordance with policies: 7.1, 7.4, 7.5, 7.6 and 7.8 of the London Plan 2011, 
policies D4 and D22 of the Islington Unitary Development Plan 2002 and 
policies: CS9 and CS12 of the Islington Core Strategy 2011. 

11 Code for Sustainable Homes 
 CONDITION: The development shall achieve a Code of Sustainable Homes 

rating of no less than ‘Level 4’.  
 
REASON: In the interest of addressing climate change and to secure 
sustainable development in accordance with policies: 5.1; 5.2; 5.3; and 5.9 of 
the London Plan 2011 and policy CS10B of the Islington Core Strategy 2011. 

12 Green Procurement Plan 
 CONDITION:  No development shall take place unless and until a Green 

Procurement Plan has been submitted to and approved in writing by the Local 
Planning Authority.  The Green Procurement Plan shall demonstrate how the 
procurement of materials for the development will promote sustainability: use 
of low impact, sustainably sourced, reused and recycled materials, including 
reuse of demolition waste.  
 
The development shall be constructed strictly in accordance with the Green 
Procurement Plan so approved. 
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REASON: To ensure sustainable procurement of materials which minimises 
the negative environmental impacts of construction in accordance with 
policies: 4A.1; 4A.2; 4A.3; 4A.4; 4A.5 and 4A.6 of the London Plan 2008 and 
Policy CS10F of the Islington Core Strategy 2011. 

13 Green/Brown Biodiversity Roofs (Details) 
 CONDITION:  Details of the biodiversity (green/brown) roof(s) shall be 

submitted to and approved in writing by the Local Planning Authority prior to 
any superstructure works commencing on site.  The biodiversity 
(green/brown) roof(s) shall be: 
a) biodiversity based with extensive substrate base (depth 80-150mm);  
b) notwithstanding the approved plans the use of the green roof on the 

main building should be maximised; and 
c) planted/seeded with an agreed mix of species within the first planting 

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

 
The biodiversity (green/brown) roof shall not be used as an amenity or sitting 
out space of any kind whatsoever and shall only be used in the case of 
essential maintenance or repair, or escape in case of emergency. 
 
The biodiversity roof(s) shall be carried out strictly in accordance with the 
details so approved and shall be maintained as such thereafter.  

 
REASON:  To ensure the development provides the maximum possible 
provision towards creation of habitats and valuable areas for biodiversity in 
accordance with policies: 7.19; 5.3; 5.9 and 5.11 of the London Plan 2011, 
policy Env24 of the Islington Unitary Development Plan 2002 and policy 
CS10E and G and CS15F and G of the Islington Core Strategy 2011. 

14 Sustainable Urban Drainage System (Details) 
 CONDITION:  Details of surface drainage works shall be submitted to and 

approved in writing by the Local Planning Authority prior to any 
superstructure works commencing on site.  The details shall be based on an 
assessment of the potential for disposing of surface water by means of 
sustainable drainage system in accordance with the principles as set out in 
Appendix F of PPS25 and London Plan policies: 5.13 and 5.15. The submitted 
details shall include the scheme’s peak runoff rate and storage volume and 
demonstrate how the scheme will achieve at least a 50% attenuation of the 
undeveloped site’s surface water run off at peak times. The drainage system 
shall be installed/operational prior to the first occupation of the development.  
 
The development shall be carried out strictly in accordance with the details so 
approved and shall be maintained as such thereafter.  
 
REASON:  To ensure that sustainable management of water in accordance 
with PPG25, policies: 5.13 and 5.15 of the London Plan 2011, policy Env39 of 
the Islington Unitary Development Plan 2002 and policies: CS10C and E and 
CS15G of the Islington Core Strategy 2011.   

15 Nesting Boxes (Details) 
 CONDITION:  Details of bird and bat nesting boxes / bricks / shall be 

submitted to and approved in writing by the Local Planning Authority prior to 
any superstructure works commencing on site.   
 
The nesting boxes / bricks shall be provided strictly in accordance with the 
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details so approved, installed prior to the first occupation of the building to 
which they form part or the first use of the space in which they are contained 
and shall be maintained as such thereafter. 
 
REASON:  To ensure the development provides the maximum possible 
provision towards creation of habitats and valuable areas for biodiversity in 
accordance with policies: 5.3 and 7.19 of the London Plan 2011, policy: Env24 
of the Islington Unitary Development Plan 2002 and policy CS15D and F of the 
Islington Core Strategy 2011. 

16 Landscaping (Details) 
 CONDITION:  A landscaping scheme shall be submitted to and approved in 

writing by the Local Planning Authority prior to any superstructure works 
commencing on site.  The landscaping scheme shall include the following 
details:  
 
a) an updated Access Statement detailing routes through the landscape 

and the facilities it provides; 
b) a biodiversity statement detailing how the landscaping scheme 

maximises biodiversity; 
c) existing and proposed underground services and their relationship to 

both hard and soft landscaping; 
d) proposed trees: their location, species and size; 
e) soft plantings: including grass and turf areas, shrub and herbaceous 

areas; 
f) topographical survey: including earthworks, ground finishes, top 

soiling with both conserved and imported topsoil(s), levels, drainage 
and fall in drain types;  

g) enclosures: including types, dimensions and treatments of walls, 
fences, screen walls, barriers, rails, retaining walls and hedges; 

h) hard landscaping: including ground surfaces, kerbs, edges, ridge and 
flexible pavings, unit paving, furniture, steps and if applicable synthetic 
surfaces; and 

i) any other landscaping feature(s) forming part of the scheme. 
 
All landscaping in accordance with the approved scheme 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 two year maintenance / watering provision following planting and any 
existing tree shown to be retained or trees or shrubs to be planted as part of 
the approved landscaping scheme which are removed, die, become severely 
damaged or diseased within five years of completion of the development shall 
be replaced with the same species or an approved alternative 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 so 
approved and shall be maintained as such thereafter.  
 
REASON:  In the interest of biodiversity, sustainability, and to ensure that a 
satisfactory standard of visual amenity is provided and maintained in 
accordance with policies: 7.2 and 7.21 of the London Plan 2011, policies: D3; 
D6 and D8 of the Islington Unitary Development Plan 2002 and policy CS15B 
and C of the Islington Core Strategy 2011. 

17 Arboricultural Method Statement 
 CONDITION: No site clearance, preparatory work or development shall take 

place until a scheme for the protection of the retained trees (the tree 
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protection plan, TPP) and the appropriate working methods (the arboricultural 
method statement, AMS) in accordance with Clause 7 of British Standard 
BS5837: 2012 – “Trees in Relation to demolition, design and Construction – 
Recommendations” has been submitted to and approved in writing by the 
local planning authority.  
  
Specific issues to be dealt with in the AMS include: 
 
a. Location and installation of services/ utilities 
b. Methods of demolition close to trees  
c. Details of construction close to trees  
d. Details of tree protection during construction  
e. Details of tree pruning works 
 
The tree retention and protection shall be carried out strictly in accordance 
with the details so approved and shall be maintained for the duration of the 
works.  
 
REASON: To protect the health and stability of trees to be retained on the site 
and to neighbouring sites, and to ensure that a satisfactory standard of visual 
amenity is provided and maintained in accordance with policies 5.10, 7.19 and 
7.21 of the London Plan 2011, policy Env6 of the Islington Unitary 
Development Plan 2002 and policies CS7, CS15A, B and F of the Islington 
Core Strategy 2011. 
 

18 Energy Strategy 
 CONDITION: The energy measures (energy efficient fabric and CHP) which 

shall together provide for no less than a 38% on-site total C02 reduction in 
comparison with total emissions from a building which complies with Building 
Regulations 2006 as detailed within the Energy Statement shall be installed 
and operational prior to the first occupation of the development.  
 
Should, following further assessment, the approved energy measures be 
found to be no-longer suitable:  
 
a) A revised Energy Strategy, which shall provide for no less than a 38% on-
site total C02 reduction in comparison with total emissions from a building 
which complies with Building Regulations 2006, 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 operation prior to the first occupation of the development. 
 
The development shall be carried out strictly in accordance with the details so 
approved and shall be maintained as such thereafter. 
 
REASON: In the interest of sustainable development and to ensure that the 
Local Planning Authority may be satisfied that the C02 emission reduction 
targets are met in accordance with policies: 5.2, 5.3 and 5.7 of the London 
Plan 2011 and policy CS10A, B and G of the Islington Core Strategy 2011. 

19 Communal Heating System 
 CONDITION:  The communal heating system shall be installed and operational 

prior to the first occupation of the development hereby approved.   
 
Details of how the communal heating system is to be connected to the 
adjoining Bemerton communal heating plant room shall be submitted to and 
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approved in writing by the Local Planning Authority prior to any 
superstructure works commencing on site.  
 
The development shall be carried out strictly in accordance with the details so 
approved and shall be maintained as such thereafter. 
 
REASON:  To ensure the communal heating system is designed in a manner 
which allows for the future connection to a district system in accordance with 
policies: 5.2; 5.3; 5.5 and 5.6 of the London Plan 2011 and policy CS10A, B and 
G of the Islington Core Strategy 2011. 

20 Boundary Treatment 
 CONDITION:  Details of boundary treatment(s) shall be submitted to and 

approved in writing by the Local Planning Authority prior to the practical 
completion of the development.  The details shall include all walls, fencing, 
gates, footings, their design, appearance and materials, the details shall 
indicate whether the boundary treatments form proposed, retained or altered 
boundary treatments. 
 
The boundary treatments shall be carried out strictly in accordance with the 
details so approved, installed/erected/operational prior to the first occupation 
of the development and shall be maintained as such thereafter.  
 
REASON:  To ensure that the resulting boundary treatment(s) is functional, 
attractive and secure in accordance with policies: 7.4; 7.3 and 7.6 of the 
London Plan 2011 and policies: D8 of the Islington Unitary Development Plan 
2002. 

21 Accessible Parking 
 CONDITION:  The disabled parking spaces shown on drawing no. LS_003A 

hereby approved shall be provided prior to the first occupation of the building 
and the disabled parking bays shall be appropriately line-marked and 
thereafter kept available for the parking of vehicles at all times.   
 
The development shall be carried out strictly in accordance with the details so 
approved and shall be maintained as such thereafter.  
 
REASON:  In the interest of securing the provision of an standard of disabled 
parking space in accordance with policy 7.2 of the London Plan 2011 and D3 
of the Islington Unitary Development Plan 2002. 

22 Land Contamination 
 CONDITION: Prior to the commencement of development the following 

assessment shall be submitted to and approved in writing by the Local 
Planning Authority  
 
Following the agreement to details relating to point a); details of the following 
works shall be submitted to and approved in writing by the Local Planning 
Authority prior to any superstructure works commencing on site: 
 
b) A programme of any necessary remedial land contamination 
remediation works arising from the land contamination investigation.  
 
c)       No development shall commence until any required remediation works 
have been completed and a validation report to verify these works has been 
submitted to, and approved in writing, by the Council unless otherwise 
authorised. If, during development, contamination not previously identified is 
found to be present at the site the Council is to be informed immediately and 
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no further development (unless otherwise agreed in writing by the Council) 
shall be carried out until a report indicating the nature of the contamination 
and how it is to be dealt with is submitted to, and agreed in writing by, the 
Council. Any required remediation should be detailed and verified in an 
amendment to the remediation statement.   
 
The development shall be carried out strictly in accordance with the 
investigation and any scheme of remedial works so approved and no change 
therefrom shall take place without the prior written approval of the Local 
Planning Authority. 
 
REASON: To protect occupiers and the environment from contamination risk 
in accordance with London Plan 2011 Policy 5.21. 
 

 
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 Sustainable source of materials 
 INFORMATIVE:  (Materials) Materials procured for the development should be 

selected to be sustainably sourced and otherwise minimise their 
environmental impact, including through maximisation of recycled content, 
use of local suppliers and by reference to the BRE’s Green Guide 
Specification. 

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. 

5 Thames Water surface water 
 INFORMATIVE: Thames Water advised that it is the responsibility of the 

developer to make proper provision for drainage to ground, water courses or 
a suitable sewer. Where the developer proposes to discharge to a public 
sewer, prior approval from Thames Water Developer Services will be required. 
They can be contacted on 0845 850 2777. 

6 Thames Water ground water 
 INFORMATIVE: Thames Water advised that a groundwater discharge permit 

will be required if the developer proposes to discharge groundwater into a 
public sewer. Thames Water Developer Services should be contacted in 
relation to enquiries.  
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APPENDIX 2 :    RELEVANT POLICIES 
 

This appendices list 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 and Islington Unitary Development Plan 2002.  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 2.10 Central Activities Zone – 
strategic priorities  
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 3.8 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  
 

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 5.5 Decentralised energy 
networks 
Policy 5.6 Decentralised energy in 
development proposals 
Policy 5.7 Renewable energy 
Policy 5.9 Overheating and cooling  
Policy 5.10 Urban greening  
Policy 5.11 Green roofs and 
development site environs  
Policy 5.12 Flood risk management  
Policy 5.13 Sustainable drainage  
Policy 5.15 Water use and supplies  
Policy 5.18 Construction, excavation 
and demolition waste  
Policy 5.21 Contaminated land  
 
6 London’s transport 
Policy 6.3 Assessing effects of 
development on transport capacity  
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 6.13 Parking  
Policy 6.15 Strategic rail freight 
interchanges  
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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 7.8 Heritage assets and 
archaeology  
Policy 7.9 Heritage-led regeneration 
Policy 7.19 Biodiversity and access to 
nature  
Policy 7.21 Trees and woodlands  
 
8 Implementation, monitoring and 
review 
Policy 8.2 Planning obligations  
Policy 8.3 Community infrastructure 
levy  

 
B) Islington Core Strategy 2011 
 

Spatial Strategy 
Policy CS6 (King’s Cross) 
 
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) 

Policy CS15 (Open Space and Green 
Infrastructure) 
Policy CS17 (Sports and Recreation 
Provision) 
 
Infrastructure and Implementation 
Policy CS18 (Delivery and 
Infrastructure) 
 
 

 
C) Islington Unitary Development Plan (2002) 
 

 
Environment Policies:  
Env4 (Improvement Works) 
Env5 & 6 (Protecting Trees) 
Env9 & 10 (Street Furniture, Paving 
and the Streetscene) 
Env12  (Community Safety) 
Env16 & 17  (Protection of Amenity) 
Env24 (New Wildlife Habitats) 
Env37  (Waste and Recycling) 
 
Conservation and Design Policies:  
D3 (Site Planning) 
D4 (Designing in Context) 
D5 (Townscape) 
D6 & 7 (Landscape and Public 
Facilities) 

Housing Policies:  
H3 (New Housing and Changes of Use 
to Residential) 
H7 (Standards and Guidelines) 
H10 (New Development) 
 
Sustainable Transport Policies:  
T18 (Parking and Traffic Restraint) 
T34 (Cycle Parking) 
T45 (Land Use Planning) 
T46 (Design Issues) 
T47 (Streetscape) 
T49 (Meeting the Needs of People with 
Mobility Problems) 
T52 (Facilities for Cyclists) 
T55 (New Development) 
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D8 (Boundary Walls, Paving and 
Street Furniture)  
D17 (Local Views) 
D20 (Land Use) 
D22 (New Development) 
D24 (Materials) 
D43 (Archaeological Heritage) 
 

Implementation Policies:  
Imp6 (Efficient Use) 
Imp13 (Community Benefits) 
 
 

 
3. Emerging Policy Documents 

 
A) Islington’s Development Management Policies Submission June 2012 

 
The Proposed Submission of Islington’s Development Management Policies, went out to 
consultation in October 2011 and this process was completed on 12 December 2011.  
Following this amended drafts of these documents were produced and a further round of 
public consultation took place in May 2012. A submission document was published in 
June 2012. This has been submitted to the Planning Inspectorate for Independent 
Examination. This document whilst not adopted, give an indication of the Council’s 
approach to sustainable development proposals for the next 15 years. The emerging 
policies are a material planning consideration. 

 
Design and Heritage 
DM1 Design 
DM2 Inclusive Design 
DM3 Heritage 
 
Housing  
DM8 Affordable Housing 
DM9 Mix of Housing 
DM12 Housing Standards 
DM13 Private Outdoor Space 
DM15 Noise and Vibration (Residential 
Uses) 
 
Health and open space 
DM38 Landscaping, trees and 
biodiversity 
DM39 Flood prevention 
 
Energy and Environmental Standards 
DM40 Sustainable design and 
construction statements 

DM42 Decentralised energy networks 
DM43 Sustainable design standards 
DM44 Heating and cooling 
 
Transport 
DM45 Movement hierarchy 
DM46 Managing transport impacts 
DM47 Public transport 
DM48 Walking and cycling 
DM49 Vehicle parking 
DM50 Delivery and servicing for new 
developments 
 
Infrastructure 
DM51 Infrastructure 
DM52 Planning obligations 

 
  

4. Planning Advice Note/Planning Brief 
 

The rear of the site borders the edge of a site incorporated within the Gifford Street 
Planning Brief which was adopted in October 2012. The Brief sets out a number of 
‘Development objectives’ for the site. They set out that the site should provide housing 
alongside protection for the green and biodiversity aspects of the site. Family-sized 
housing in particular will be encouraged.  
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5 Designations 
 

The site has the following designations under the London Plan 2011 and Islington Unitary 
Development Plan (2002): 

- Protected Vistas & Local Views - LV4 
– Archway Road to St Paul’s  
- within 50 metres of the Barnsbury 
Conservation Area 

- Channel Tunnel Link within 200m;  
- Site within 100m of TfL Strategic 
Road Network (SRN);  
 

 
6. Supplementary Planning Guidance (SPG) / Document (SPD) 
 

The following SPG’s and/or SPD’s are relevant: 
 

Islington UDP London Plan 
- Accessible Housing in Islington 
- Car Free Housing 
- Conservation Area Design 

Guidelines 
- Green Construction 
- Inclusive Landscape Design 
- Planning Standards Guidelines 
- 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  

 
 


