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1.0 Introduction  

 

1.1 This Statement of Community Involvement (SCI) has been prepared in support of a revised full planning 

application for the redevelopment of the Former Territorial Army Site at 65-69 Parkhurst Road, London 

N7. This application is a resubmission of a full planning application (ref: P2013/4950/FUL) which was 

submitted to the London Borough of Islington (LBI) in December 2013 for a comprehensive 

redevelopment of the site to provide a residential development.  The application was refused by the 

Council and as such an appeal was lodged by the developer. The appeal (ref: 

APP/V5570/A/14/2227656) was dismissed in September 2015 because of the effect of the proposal on 

specific parts of the local character and appearance, and neighbouring amenity. This revised 

application follows further consultation with local residents and stakeholders, and discussions with LBI 

Officers.  

 

1.2 The revised proposals address the specific concerns identified by the Inspector, by reducing the scale 

of development on the western and eastern boundaries of the site. The previous scheme was found to 

be acceptable in all other respects and the Development Plan for the site remains the same as it was at 

the time of the appeal; therefore, this application should be determined in the context of this 

background. 

 

1.3 The application proposes the demolition of the Territorial Army (T.A.) facility which has been relocated 

on a part of the site being retained by the T.A. to allow for the redevelopment of the remainder of site for 

a residential development comprising of two interdependent buildings. The development will provide 

100 mixed tenure homes together with a landscaped courtyard and public landscaped spaces. 

 

1.4 The site, extending to approximately 0.58 hectares, is situated on Parkhurst Road. The site was 

previously used as a T.A. centre by the Greater London Reserve Cadet Forces Association and 

consists of a large main building with three other ancillary buildings, ranging from 1 to 3 storeys in 

height. The majority of the site is covered in hard-standing. 

 

1.5 This statement should be read in conjunction with other supporting documents submitted with the 

planning application including the Town Planning Statement prepared by Savills, and the Design and 

Access Statement prepared by Allford Hall Monaghan Morris (AHMM), which explains the development 



 
 

proposals in more detail and relates them to the surrounding context and planning policy framework for 

the site. 

 

1.6 Prior to the submission of the original application in December 2013, pre-application advice was sought 

from the LBI and consultation was undertaken with local residents and stakeholders. The application 

was submitted on the 6th December 2013 with amendments made in June 2015. As noted, the 

application was subsequently refused by the Council and an appeal was lodged. The Inspector 

dismissed the appeal on narrow grounds, and this application therefore seeks to address these specific 

issues.  

 

1.7 The scheme has been developed and amended in light of these discussions and the Inspectors 

decision, and we are confident that the revised proposal responds well to the prevailing planning 

policies, housing needs of the borough and the character of the surrounding area. 

 

Structure of the Statement 
 

1.8  Within the following sections of this statement we provide: a summary of the policy background which 

encourages pre-application consultation in Section 2; a summary of the pre-application discussions with 

the statutory authorities in Section 3; details of the residents consultation in Section 4; details about the 

design team response to issues raised in Section 3 and 4 in Section 5; and in Section 6, we set out our 

conclusions. 

 



 
 
2.0 Background 

 
2.1 The National Planning Policy Framework (March 2012) stresses that “Early engagement has significant 

potential to improve the efficiency and effectiveness of the planning application system for all parties. 

Good quality pre-application discussion enables better coordination between public and private 

resources and improved outcomes for the community” (paragraph 188).  

 

2.2 An effective pre-application process is the best way to resolve any issues between the need for Local 

Planning Authorities to deal quickly and effectively with major planning applications whilst ensuring an 

appropriate level of community involvement. It is clear that the demonstration of community consultation 

can be an important material consideration when determining such applications. 

 

2.3 LBI in their Local Validation Requirements list also requires developers to provide details of consultation 

undertaken with the wider community, local planning authority and consultees. 

 

2.4 In view of the predominantly residential nature of the immediate area surrounding the application site, it 

was recognised at an early stage that it would be important to consult with local residents and 

interested groups to understand their view of the emerging proposals.  

 

2.5 Prior to the submission of the original application in December 2013, pre-application advice was sought 

from the LBI and consultation was undertaken with local residents and stakeholder. Discussions were 

also held with the chairs of the Tenants and Residents Association (TRA) of both local authority estates 

at Holbrooke Court and the Tufnell Park Estate, and a public exhibition was held for residents. 

 

2.6 Pre-application discussions were also held with the residents of Moriatry Close, a neighbouring private 

gated development built in 1991. These discussions were also attended by the management company 

for the development, Amber Management. Discussions were also held with owners of 61 and 63 

Parkhurst Road. 

 

2.7 Pre-application discussions were held with the LBI at several pre-application meetings together with the 

Streetbook Surgery, the Design Review Panel and the Member’s Forum, as well as a meeting with the 

Secure by Design officer. Additional discussions were also been held with various other Council 

departments with regards to the proposals and to agree the scope of the supporting reports that 



 
 

accompanied the application. The GLA were also engaged in pre-application discussions. Following 

submission of the application in December 2013 and subsequent amendments to the scheme, the 

applicant revisited both the Streetbook Surgery and Design Review Panel for further comments on the 

changes made to the scheme. Meetings were also held with LBI. 

 

2.8 In addition, the applicant and technical also contacted residents of Moriatry Close throughout the 

application and appeal process with a view to accessing properties to enable a full assessment of 

neighbouring amenity issues. 

 

2.9 Further consultation has been undertaken in preparing these revised proposals following the Inspectors 

decision, details of which are provided in this statement. 

 



 
 
3.0 Consultation Meetings with Statutory Authorities 
 

3.1 Pre-application meetings were held with the Council, the Greater London Authority (GLA) and Secure 

by Design Officer early on in the design evolution of the original scheme.  

 

 June 2013 
3.2 An initial meeting was held with Cllr James Murray, LBI executive member for Planning and 

Regeneration, together with planning officers and housing officers. The meeting discussed the 

principles of development for the site, the consent of the T.A.’s facility, together with the recent history 

of the neighbouring local authority estates at Holbrooke Court and the Tufnell Park Estate. It was 

agreed that LBI officers would put First Base in contact with their housing team to enable dialogue with 

the Tenant Residents Association of the surrounding estates.  First Base agreed to come back to the 

Council under formal pre application process to present a scheme proposal for their consideration.  

  

July 2013 
3.3 The first formal meeting with the Council took place on 23rd July 2013 and involved a discussion 

regarding some initial proposals that had been drawn up by the project architects AHMM.  

 

3.4 The use of the land for residential purposes was accepted by officers given the LBI’s Site Allocation 

DPD which states that the site has the potential for the intensification of residential accommodation to 

help meet the borough’s housing need. 

 

3.5 The relocation of the T.A.’s facility on their retained land was discussed. It was subsequently confirmed 

by the T.A. that they would not be able to relocate their cadet hut both offsite or onto another part of the 

site. This is due to both contractual and procurement issues. The new TA facility has now been 

completed.  

 

3.6 The Council stated that a pedestrian route through the site connecting Parkhurst Road to Tufnell Park 

Road should be investigated and the site layout should adopt the principles set out in the Borough’s 

Urban Design Guide and Core Strategy in relation to the perimeter block approach. 

 



 
 
3.7 The scope and programme for the pre-application consultation was agreed including attendance at the 

Member’s Pre-application Forum, the Streetbook Surgery and Design Review Panel, in addition to 

further pre-application meetings. 

  

 October 2013 
3.8 As the scheme design evolved, a further pre-application meeting was held with the Council on 4th 

October 2013 to present a 161 dwelling scheme. A number of topics were discussed including: 

 

- Height and massing; 

- Perimeter Block Approach; 

- North/south pedestrian link from Tufnell Park Road to Parkhurst Road; 

- East/west connection from the MUGA at Tufnell Park Estate and the play space at Holbrooke Court; 

- Verified views; 

- Conservation area principles; 

- Inclusive design and wheelchair accessible housing; 

- Refuse provision; 

- Sustainability; 

- Cycle storage; 

- Car parking provision;  

- Affordable housing; and  

- Scope of application 

 

3.9 The scheme was presented at the Members Pre-application forum on 16th October 2013. The 

presentation delivered to Members is shown in Appendix I to this document. Issues raised by 

members, primarily by Cllr Kat Fletcher, one of the local ward councillors, included: 

 

- Height of the proposed development and its impact on McCall House and Holbrooke Court and their 

amenity spaces; 

- Anti-social behaviour issues on the Tufnell Park Estate and in particular in the MUGA at the rear of 

McCall House and Hollins House; 

- Installation of security fencing and gates to secure the perimeter of Holbrooke Court due to issues 

with anti-social behaviour; and 

- Affordable housing quantum. 



 
 
 

3.10 Members welcomed the affordable housing tenure split between social rent and shared ownership as 

well as the proposed dwelling mix for the affordable tenures. These proposals meet the requirements of 

LBI’s policy and provide much needed family housing for social rent tenants.  

 

3.11 As the scheme at that stage comprised more than 150 dwellings, it was therefore referable to the 

regional planning authority. A meeting was held with the GLA on 18th October 2013 to discuss the 

proposals. Victor Grayson, the planning officer from LBI was present at the meeting. A number of topics 

were discussed including: 

 

- Principles of land use and development were accepted; 

- Density, height and massing were deemed appropriate in relation to the site’s context; 

- North/south pedestrian link from Tufnell Park Road to Parkhurst Road; 

- East/west connection from the MUGA at Tufnell Park Estate and the play space at Holbrooke Court; 

- Play space provision; 

- Inclusive design and wheelchair accessible housing and in particular the location of the wheelchair 

housing within the scheme; 

- Transport (site access, the PERS audit requirements); 

- Refuse provision; 

- Sustainability; 

- Cycle storage; 

- Car parking provision; 

- Affordable housing and,  

- Viability assessment; 

 

3.12 Given the comments received from both members and officers at LBI and the officers at the GLA 

regarding the potential for a pedestrian link from Parkhurst Road to Tufnell Park Road and the anti-

social behaviour issues expressed by the chairs of TRA’s of both Holbrooke Court and the Tufnell Park 

Estate, a meeting was held with the area Secure by Design Officer on 30th October 2013. 

 

3.13 A number of topics were discussed with the Secure by Design Officer including the boundary treatments 

to the site, site layout, core access, elevations and cycle storage.  

 



 
 
3.14 The discussions focused primarily on the issues with the north/south pedestrian link from Tufnell Park 

Road to Parkhurst Road, as well as an east/west connection from the MUGA at Tufnell Park Estate and 

the play space at Holbrooke Court; 

 

3.15 Given local issues with anti-social behaviour, clearly evident through the Council’s implementation of 

security gates and fencing at Holbrooke Court, the Secure Design Officer would not support a 

north/south or east/west pedestrian link and should a link be provided it should be secured by gates, 

effectively defeating the object of a pedestrian link for the public. 

 

November 2013 

3.16  On 6th November 2013, the scheme proposals were presented to the LBI Streetbook Surgery. The 

scheme was appraised by officers against the LBI Streetbook SPD covering the following areas: 

 

- Site appraisal; 

- Strategic plan; 

- Treatment of the Public Realm; 

- Routes through the site; 

- Places created within the site; 

- Design and conservation; 

- Sustainability; 

- Accessibility; 

- Transport; 

- Play/amenity space; and 

- Building Control. 

 

3.17 Following the Secure by Design Officers feedback an informal meeting was held with the GLA design 

officer on 7th November 2013 to address the north/south pedestrian link from Tufnell Park Road to 

Parkhurst Road, an east/west connection from the MUGA at Tufnell Park Estate and the play space at 

Holbrooke Court. 

 

3.18 The GLA design officer accepted the points put forward from the Secure by Design Officer but 

commented that whilst a pedestrian link may not be appropriate at this time, the site layout should 

future proof for a pedestrian connection to be made at a later date. To assist with the security of this 



 
 

connection access to dwellings should be re-orientated onto this future link to provide natural passive 

surveillance. 

 

3.19 A third pre-application meeting was held with LBI Officers on 12th November 2013 to present a 158 

dwelling scheme. A number of topics were discussed including: 

 

- Response to the Perimeter Block Approach; 

- Response to the provision of a north/south pedestrian link from Tufnell Park Road to Parkhurst 

Road and an east/west connection from the MUGA at Tufnell Park Estate and the play space at 

Holbrooke Court; 

- Verified views including feedback on the keyline views presented; 

- Sunlight/daylight testing; 

- Material treatments to elevations; 

- Refuse provision; 

- Sustainability; 

- Cycle storage; 

- Basement car parking provision; and 

- Viability assessment.  

 

3.20 Also on 12th November 2013, the scheme proposals were presented to the LBI Design Review Panel. 

The scheme proposals were appraised by panel members with feedback received on areas including: 

 

- Site layout and legibility; 

- Height and massing; 

- Access and servicing to the courtyard building; 

- Pedestrian link from Tufnell Park Road to Parkhurst Road; 

- Overshadowing and sunlight/daylight; 

- Re-use of demolition material; 

- Elevational strategy and gallery access; and  

- Acoustic treatments to Parkhurst Road. 

 

 

 



 
 

December 2013 
3.21 On the 6th of December 2013 an application for full planning permission (Ref: P2013/4950/FUL) was 

submitted to the LBI. The description of development was as follows:  

 

“Demolition of existing buildings and erection of new buildings rising to part 4, 5, 6 and 7 storeys 

(including a basement on part of the site), to deliver 150 new residential homes (use class C3) in 

a mix of unit sizes and tenures, together with associated cycle parking, accessible car parking, 

highways, landscaping and infrastructure works”.  

 

 February 2014 
3.22 Following submission of the application in December 2013 Council Officers continued to raise concerns 

in relation to the contextual analysis, site layout, and height, bulk and massing of the scheme. A number 

of meetings were held to discuss these concerns, the first of these was on the 12th February 2014 

where the following was discussed:  

 

- Height; 

- Site layout; 

- Future proofed pedestrian route through the site; 

- Density; and 

- Elevational treatments. 

 
March 2014 

3.23 A further meeting was held on the 24th of March 2014. At this meeting there was additional discussion 

with regards to the site layout, where a concern with regards to the pedestrian experience. In addition, 

further information and contextual analysis on surrounding densities was requested. Discussion on 

landscaping and height was also progressed.  

 
 April 2014 
3.24 On the 22nd April another meeting was held with LBI Officers. The additional contextual analysis that 

was prepared following the previous meeting was welcomed and comments were raised in relation to 

the following items:  

 

- Site layout/route through; 



 
 

- Space Syntax; 

- Building height; 

- Scale of development; and  

- Scheme design.  

 

May 2014 
3.25 Following the comments received at these meetings a number of amendments were made to the 

scheme. On the 6th May 2014 an additional Streetbook Surgery was held to allow Council Officers to 

review and comment on the amended scheme. Feedback was received on the following areas:  

 

- Site layout and legibility; 

- Accessible units; 

- Height and massing; 

- Landscape and Biodiversity; 

- Play and Amenity Space; and 

- Site Drainage. 

 

3.26 The feedback was generally positive, and Council Officers noted the significant improvements that had 

been made to the scheme.  

 

3.27 In addition to the Streetbook Surgery, the applicant also revisited the Design Review Panel on the 13th 

May.  The comments were again generally very positive, and in particular the panel were pleased with 

the improvements made to the layout of the site, the amendments to the arrangement of the balconies, 

and the development of the landscaping. In addition they supported the reduction in heights and 

articulation of the roof form.  

 
October to December 2015 

3.28 Following the dismissal of the appeal, initial meetings were held with Council Officers in October and 

November. A formal pre-application meeting was held on 9th December 2015. The applicant presented 

the emerging revisions with the focus of the discussion on the issues raised by the Inspector.  

 

3.29 At the formal meeting with Council Officers on 9th December 2015, the following comments were raised: 

 



 
 

i At Block A, the reduction in height by one storey was welcomed, as was the reconfiguration of the 

accommodation to reduce impact on 61-62 Moriarty Close facing elevation.  

i The measures introduced to Block B including obscure glazing and screens are as per the Inspector’s 

acceptance.   

i The reduced heights of Block D and E was welcomed. 

i It was acknowledged that the approach to Block E needs to be balanced having regard to the potential 

impact on 63 Parkhurst Gardens and on Holbrooke Court 

i Obscure glazing to be tested at a height of 1.6m. Consideration should also be given to level of 

transparency. 

i Officers asked that Block C should be reduced in height from 6 storeys to 5 storeys. Officers confirmed 

that Block B would be acceptable at 6 storeys. 

 

  



 
 
4.0 Public Consultation Events 

 
October 2013 

4.1 An initial meeting was held on 23rd October 2013 to present the design proposals to Mr Michael Brooks 

and Ms Katherine McInerney, the TRA chairs for both Holbrooke Court and Tufnell Park Estate 

(respectively). The meeting was also attended by local ward Cllrs Kat Fletcher and Tracy Ismail, 

together with Council officers, Victor Grayson, Pamela Aristokle and Thandi Gonzales.  

 

4.2 The proposal for a 161 dwelling scheme was presented at the meeting with comments received in 

relation to: 

 
- Height in relation to the Tufnell Park Estate; 

- Construction management activities and mitigation of noise and dust to the surrounding properties; 

- Provision of a north/south pedestrian link from Tufnell Park Road to Parkhurst Road and an 

east/west connection from the MUGA at Tufnell Park Estate and the play space at Holbrooke Court; 

- Site boundary treatments; 

- Trees;  

- Community Facility for the Tufnell Park Estate; and  

- A request was also made for a scale model of the scheme. 

 

4.3 It was agreed at this meeting, that a meeting would be held with Secure by Design to understand their 

view on a potential pedestrian route connecting Parkhurst Road and Tufnell Park Road, particularly 

given the local issues experienced in relation to anti-social behaviour on both estates. Both the 

Councillors and the chairs of the TRA’s were in agreement that Secure by Design’s (the Met Police) 

advice in relation to the pedestrian route should be adopted in the first instance. 

 

4.4 The local St Georges Ward Improvement Plan was also discussed at the meeting and in particular: 

 

- the Community Centre Feasibility Study for the Tufnell Park Estate and the potential benefits to be 

gained from it’s construction being undertaken during the development’s construction phase. 

- the Chambers Road Open Space and the potential for Section 106 monies from the development to 

be utilised to replace existing play equipment and Multi Use Games Area (MUGA), introduce more 

natural play opportunities as well as refurbishment of the perimeter fencing. 



 
 

 

4.5 It was agreed that a further meeting of the TRA group would be arranged to present the finalised 

scheme proposals for the development following the public consultation events and further consultation 

undertaken in the interim period as part of the Council’s pre-application process. The agenda and notes 

from the meeting are attached at Appendix V to this document 

 

4.6 The Willow Day Care Centre at 1a Holbrooke Court, located directly adjacent the site, were invited in 

writing to attend a one to one consultation meeting regarding the development proposals. They were 

also written to separately to invite them to the public consultation events held on Wednesday 6th 

November 2013 and Saturday 9th November 2013. No reply was received in relation to the meeting 

and they did not attend either of the public consultation events. 

 
November 2013 

4.7  Two public consultation exhibitions were held on the afternoon/evening of Wednesday 6th November 

2013 (from 3pm to 8pm) and during the day on Saturday 9th November 2013 (from 10am to 2pm). 

 

4.8  Leaflets (as shown in Appendix II to this document) were distributed door-to-door in the surrounding 

area (shown by the outline of the red area below) on Monday 28th October 2013 inviting residents to 

attend the public exhibitions.  The leafleting area was agreed with the Council officer prior to 

distribution.  

 



 
 
4.9 Both exhibition events were attended by a total of 35 local residents, 21 of whom were from Moriatry 

Close, three from Holbrooke Court and none from Tufnell Park Estate. Both events were also attended 

by Thandi Gonzales, LBI Housing Development Project Manager. 

 

4.10 Presentation boards and a scale model (as shown in Appendix III and IV to this document) were 

presented at the public exhibitions. These proposals included the 158 dwelling scheme.  

 

4.11 The information presented at these events was subsequently made available to the public on the 

development website www.parkhurstgardens.co.uk. The website also provides an opportunity for 

interested parties to get in touch with First Base. The website was publicised during the leaflet drop and 

during the public consultation events. Since the website has been launched, we have had three 

registrations.   

 

4.12  A wide range of feedback was received from the public, with the key common areas of concern being: 

 

- Building heights in relation to Moriatry Close; 

- Overlooking in relation to 63 Parkhurst Road and Moriatry Close; 

- Provision of additional car parking; 

- Site boundary treatments and the provision of security gates; 

- Construction management activities and mitigation of noise and dust to the surrounding properties; 

and 

- Construction traffic management. 

 

4.13  As the majority of residents who attended the public consultation were from Moriatry Close, some of 

whom expressed concerns regarding the building height and overlooking from the proposed 

development, a further consultation session solely for those residents was arranged for the evening of 

Wednesday 20th November. 

 

4.14 The revised proposals for 150 dwelling scheme were presented to 30 individuals from Moriarty Close 

(almost 50% of Moriatry Close) together with their estate manager Amber Management. The revised 

proposals responded positively to resident’s concerns previously expressed on building height, 

overlooking and overshadowing by: 

 

http://www.parkhurstgardens.co.uk


 
 

- reducing the height along Moriatry Close 

- moving the balconies from the Moriarty Close side to the internal elevation of the scheme 

- setting the building line back a further 1 metre from the boundary. 

 

4.15 Since this meeting, it is clear that one of the main issues for the majority of Moriatry residents is around 

the low level of car parking being provided coupled with the car free nature of the scheme. This has left 

residents with the perception that new residents will park their cars illegally within the private court of 

Moriatry Close. Secondly, they are also concerned about construction impacts and the need to manage 

this to respond to the sites residential context. 

 

4.16  A further meeting was held on Monday 25th November 2013 to present the revised design proposals for 

the 150 dwelling scheme to the Tenants Resident Association chairs for both Holbrooke Court and 

Tufnell Park Estate. The meeting was attended by local ward Cllrs Barry Edwards and Tracy Ismail, and 

Ms Katherine McInerney (Chair of the Tufnell Park Estate TRA) and Thandi Gonzales from LBI. The 

agenda and notes from the meeting are attached at Appendix V to this document. 

 

4.17  A further meeting was arranged with the owners of 61 and 63 Parkhurst Road to present the revised 

proposals for a 150 dwelling scheme on Saturday 30th November 2013. 

 

4.18 The meeting focused on party wall matters, proposed treatments to shared boundaries, construction 

logistics and clarifications regarding the land title. 

 

November 2015 
4.19 Following the appeal, targeted consultation was undertaken by the applicant. Letters inviting residents 

to meet with First Base (as shown in Appendix VI to this document) were distributed to Metropolis 

Planning and Design LLP, the Moriatry Close Management Company, 63 Parkhurst Road, 61 and 62 

Moriatry Close, on 19 November 2015. Further letters were sent to the Moriatry Close Management 

Company, 61 Moriatry Close and 63 Parkhurst Road (included at Appendix VII), and attempts were 

made to call the relevant persons where telephone numbers were known.  

 

4.20 One to one meetings were held with residents who responded and also with Metropolis Planning and 

Design LLP who were representing the Moriatry Close Management Company. The emerging revisions 



 
 

to the proposals, which were devised to directly respond to the Inspector’s concerns, were presented to 

the parties and feedback sought.  

 

4.21 In addition to the pre-application engagement undertaken by the applicant, the Council also consulted 

the public on the planning application following the submissions in December 2013, June 2014 and 

following the submission of the appeal. In the following section, we include a response to the issues 

raised both during the applicants’ consultations and the Councils’ consultation.  

  



 
 
5.0 Response to Consultation 
 

5.1 This section provides details of the design evolution of the proposals which have sought to address 

issues raised by the officers at the Council, GLA, Members, Secure by Design, the TRA of Holbrooke 

Court and the Tufnell Park Estate and the residents and management of Moriatry Close. The responses 

are provided by topic with consideration given to key issues raised throughout the planning process, 

including during the pre-application stages, the two rounds of statutory consultation undertaken by the 

Council for the previous application and also the appeal process. 

 

Land use 
5.2 The principle of redevelopment for a residential scheme has been supported by all consultees. 

 

Site layout 
5.3 Detailed site analysis has been undertaken to investigate the potential of permeability of the site 

primarily through a north/south pedestrian link from Tufnell Park Road to Parkhurst Road, together with 

a potential east/west connection from the MUGA at Tufnell Park Estate and the play space at Holbrooke 

Court. 

 

5.4 This analysis concludes that the widest range of future potential connection opportunities can be 

accommodated within the proposed site layout, whilst at the same time maximising the quality of both 

the internal and external amenities within the development and the surrounding properties. 

 
5.5 The design proposals have been developed to incorporate the principles of the perimeter block 

approach outlined in the LBI Urban Design Guide to principally include: 

 

- Dual aspect homes; 

- Good natural day lighting so that sufficient light and air can penetrate the building and surrounding 

streets; 

- Suitable shape, size and orientation of the public space; 

- Privacy at the rear, defensible space at the front; 

- Formal front and secure private rear; 

- Clear entrances, spaces and routes through the site; 



 
 

- Good inclusive pedestrian access to all cores: unnecessarily long or circuitous routes should be 

avoided; 

- Good balance of public and private realm; 

- Clearly defined public and private spaces; and 

- Natural surveillance. 

 

5.6 The main input into this design element from the consultation events with residents was that: 

 

- it is not suitable today to include for a route through given the anti-social behaviour issues on the 

estates; and 

- the northern fencing line should be permeable (similar to Holbrooke Court) to improve safety, 

natural surveillance and the aesthetic appearance of the boundary.   

 

Height and massing 
5.7 The overall height and mass of the development has decreased throughout the consultation 

programme, despite the original mass being designed to an appropriate sunlight/daylight envelope 

determined by the site’s context and surroundings. Updated detailed sunlight/daylight analysis has been 

provided with the application to demonstrate that the development is not adversely impacting on the 

surrounding properties and amenity spaces as well as the dwellings and amenity spaces being provided 

in the proposed development. It is noted that the Inspector found that the previous proposals would not 

have an unacceptable impact on daylight and sunlight levels within surrounding properties; therefore, 

the revised proposals will further reduce the effect on neighbours.  

 

5.8  Following the appeal, the building height has been reduced to two storeys with a set back third storey 

on the block directly adjacent to Moriatry Close to take into consideration the Inspector’s decision. In 

addition, the block directly adjacent to Holbrook Court has been reduced by two storeys (to three 

storeys with a roof storey). Block C has also been reduced as the request of LBI officers. 

 

Impact on Conservation Area and General Character of Area 
5.9 The previous proposals were found to be acceptable on heritage grounds by the Council and Inspector; 

therefore, the principles of the previous planning application have been retained, particularly in relation 

to Block F which is located adjacent to the designated Conservation Area, and which the Inspector 



 
 

concluded would represent an improvement on the appearance of the existing frontage building. A 

Historic Environment Assessment has been submitted with the revised planning application.  

 

5.10 Further the following is noted: 

- The Inspector concluded: “The settings of the Conservation Area and its individual buildings would 

to a small degree be improved as a result of the development, and this carries significant weight. No 

harm has been identified to any of the other heritage assets in the vicinity.” 

- The Council did not raise any concerns with the architecture and appearance of the building, 

including the materials. As such, the Inspector concluded that the proposal could be regarded as of 

a high quality in terms of detailed design.  

 

Impact on Neighbouring Amenity 
5.11  Further to feedback received from the residents and the Inspector’s decision in relation to overlooking 

and privacy, the building heights and massing adjacent to Moriatry Close and Holbrook Court have 

been reduced as set out above. This follows previous measures taken in June 2015 which included 

setting back the building line adjacent to Moriatry Close further.  

 

5.12  The massing adjacent to Holbrook Court has also been reduced by two storeys to ensure that there is 

no unacceptable impact on Holbrook Court and 63 Parkhurst Gardens. The reduced massing reduces 

the number of windows and balconies and has resulted in reduced terraces. This will improve the 

relationship of the development with neighbours.  

 

5.13 Elsewhere in the scheme, the proposals have been designed to reduce the potential for overlooking 

through maintaining appropriate separation distances between blocks, and using design measures such 

as obscure glazing and screens, and this was found to be acceptable by the Inspector.  

 

5.14 The revisions to the scheme will also improve the outlook of neighbouring residents, and improve upon 

the daylight and sunlight conditions even though the Inspector found the impact to be acceptable in the 

previous scheme. 

 

Secure by Design 
5.15 Whilst the Secure by Design Officer was not in favour of a pedestrian link through the site from 

Parkhurst Road to Tufnell Park Road, the proposed site layout and orientation of the buildings provides 



 
 

for the future opportunities of both a north/south connection and east west connection between the 

Tufnell Park Estate MUGA and the Holbrooke Court play space. This approach was accepted by the 

Inspector in considering the previous application. 

 

5.16  Local residents expressed concerns regarding anti-social behaviour issues in the local area about 

which the Council is clearly aware, given the recent installation of the security gates and fencing at 

Holbrooke Court. Residents would like to see the future development gated from Parkhurst Road to 

ensure anti-social behaviour issues do not spread into new areas that may affect their homes further. 

The development proposals align with the urban design guide and therefore do not propose a gated 

development and instead manage security issues through natural surveillance and overlooking. 

 

5.17  Furthermore residents believe a gated development will control the stem of illegal car parking on 

Arsenal match days which is a problem widely experienced in the local area given the areas proximity to 

the Emirates Stadium. 

 

Car parking  
5.18  Whilst local residents were keen for the development proposals to incorporate more car parking than 

borough policy allows, the borough’s policy of a car free development, with the exception of parking for 

the wheelchair accessible homes, has been followed. 2 disabled bays will be provided on site, with 

other disabled spaces to be provided either off site, or via a financial contribution to the Council. This 

was accepted by the Planning Inspector. 

 
Traffic 

5.19 The previous proposals were found to be acceptable on traffic grounds by the Council and Planning 

Inspector; therefore, the principles of the previous planning application have been retained. 

 

 Construction Management  
5.20 Detailed construction management plans to comply with the Council’s Code of Construction Practice will 

be provided to the borough prior to the commencement of construction activities on the site. This will 

include a traffic management plan and it will outline measures to mitigate other construction impacts 

such as noise and dust. The main contractor appointment will include the provision of an onsite resident 

liaison officer to deal with resident’s concerns and keep residents up to date with the construction 



 
 

activities. The main contractor will also sign up and adhere to the code of conduct of the Considerate 

Contractor Scheme. This will be secured in the s106 legal agreement.  

 

5.21 It was suggested at the TRA meeting on 25th November 2013 that it might be successful if a 

representative from each surrounding estate was named and put in direct contact with the Contractors 

resident liaison officer.  Although anyone would be able to contact the liaison manager or First Base, a 

forum for regular updates and communication was considered suitable due to the site being completely 

surrounded by residential housing. This will be considered in further detail following the grant of 

planning permission. 

 

 



 
 
6.0 Summary & Conclusions 

 
6.1 This statement has been prepared in support of the submission of a revised scheme to the London 

Borough of Islington (LBI) by Parkhurst Road Limited for the redevelopment of 65-69 Parkhurst Road. 

This follows the dismissal of an appeal against a previous application.  

 

6.2  The National Planning Policy Framework stresses that an effective pre-application process is the best 

way to resolve any tensions between the need for Local Planning Authorities to deal quickly and 

effectively with major planning applications whilst ensuring an appropriate level of community 

involvement. 

 

6.3  Pre-application discussions have been held with the LBI, with a view to ensuring that the evolution of 

the development proposals following the appeal was appropriate and acceptable in the context of the 

site surroundings, the prevailing planning policy framework and the Inspectors decision.  

 

6.4  In view of the predominantly residential nature of the immediate area surrounding the application site, it 

was recognised early that it would be important to consult with local residents and interested groups to 

understand their view of the emerging proposals. As such discussions were held locally with the 

residents and management of neighbouring Moriatry Close, the TRA chairs of both Holbrooke Court 

and the Tufnell Park Estate and the owners of 61 and 63 Parkhurst Road, as well as with local ward 

Councillors prior to the submission of the 2013 planning application. An open public exhibition was also 

held which provided residents in the local area with an opportunity to comment on the proposals. 

Following the appeal, targeted consultation was undertaken with one to one meetings being held to 

explain the revisions being considered to the scheme to address the Inspectors specific concerns. 

 

6.5  The scheme has been developed and amended in light of these discussions and the Inspectors 

decision, and we are confident that the revised proposal responds well to the prevailing planning 

policies, housing needs of the borough and the character of the surrounding area. 
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Location

View 01 - Looking north east along Parkhurst Road

View 02 - Elevation Study

The site, referred to as Parkhurst Gardens, is located just off Holloway Road, at 
65-69 Parkhurst Road, in the London Borough of Islington, and is currently used as 
a Territorial Army (T.A)centre.  The total site area is approximately 6945sqm, and is 
surrounded by residential properties of varying styles. 

The T.A will retain part of the site for a new Cadet Centre, toned in blue on the 
adjacent site plan and is 1135sqm. The proceeds from the sale of the red land to First 

Base are being used to facilitate the build of the cadet hut.

Site

A.1

Site Plan
site outline

retained site

conservation area

Key:

Holloway

Rd

Caledonian

Rd

= Bus Stops

= Tube Stations

= National Rail
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Location and Photographs

Site Panormic view

Context views

View 01 - North-east view towards Site, along Parkhurst road View 02 - 19th Century Villa Beside Site Entrance View 03 - North-east view towards Holloway Road, along Parkhurst road View 04 - 6 Storey Residental Block opposite site

View 05 - 4 Storey Residental Block to the North-east of the site View 06 - Community Gardens adjoining site View 07 - Community Gardens and play space adjoining site View 08 - 4 Storey Residental Block opposite site

1

2

3

4

5

8

7

6

Site Panoramic view

A.2



Existing buildings on site
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KEY

1 - T.A. Centre (0.581 hectares)

2 - Retained Area for Cadet Centre (0.1135 hectares)

3 - Playgound (private to Holbrooke Estate/ Tufnell Park Estate)

4 - Willow Children's Day Centre

5 - Chambers Road Play Space

Existing Buildings

The site is occupied by a number of utilitarian buildings (ranging from 1 to 3 storeys 
in height) plus extensive areas of hardstanding.  The site is generally level, and there 
are a number of trees around its perimeter.  Vehicle and pedestrian access onto the 
site is from Parkhurst Road.

None of the existing buildings are considered to be of particular architectural merit.  
It is proposed to demolish all of these buildings to make way for the new residential 

development.

site outline

retained area

existing buildings

1

2

3

4

5

3

Hollins 

House McCall

House

Holbrooke 

Estate

A.3
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Orientation

The predominant site orientation runs from north-west to south-east, and at 90 
degrees to this, from north-east to south-west.

Arranging linear buildings along these dominant axes means that north facing units can 
be largely avoided.

Our proposal will ensure that all homes in the development will be genuinely dual 
aspect.

A.4
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Grain/Density

The site is located on the approach to the junction of Parkhurst Road with Holloway 
Road, and just south of the junction with Tufnell Park Road.  At this point, a number of 
strong urban grains coincide.

This node point gives the opportunity for a scheme consisting of a number of blocks, 
responding to the differing geometries, and forming a variety of different open spaces 
between the buildings.

A.5

Despite its urban location, the interior of the site is a very tranquil enclave, tucked at 
the elbow between Parkhurst Road and Tufnell Park Road.

The site is largely surrounded by residential developments of various eras, but mostly 
benefitting from mature planting af various types.  These green spaces are typically 
informal in layout and are generally car free.

The opportunity here is to provide a street frontage building that relates to the scale 
and proportion of adjacent buildings, while providing a gateway to the more secluded 
scheme beyond.  

= 2 Storeys

= 3 Storeys

= 4 Storeys

= 5 Storeys

4

3

2

5

Building Line

Node Point

4

3

3

3

4

4

4

2

2

3

4

4

4

4

4

4

5

2

5

2

2

4

Heights
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Open Space (Trees retained)

All information on existing tree survey supplied by John Medhurst Landscape Consultant

John Medhurst Landscape Consultants have carried out a trees survey of the existing 
trees on and surrounding the site. See below for a summary of the report:

Summary
It is recommended that:

�  Stumps of trees previously felled should be   
 ground out to prevent spread of fungal diseases 

               
�  The following trees should be inspected at high  

 level and retained after treatment       
                            
�  The following trees on site should be removed                                  
                                                                         
�  The following Buddleias growing in the boundary  

 wall should be removed             
                                        
�  The following trees on adjacent properties should  

 be cut back to prevent access to site                          

trees nos 1,5,8,11 and 17

2 and 4

13 and 16

E, F and A1

C, J, K, O and C1

A.6

1 2

3

4

5 6

7

9

10

11

12

13
14 15

16

E
F

G

H
J

K

O

C 9

2

8

17

A1

C1

CHILDRENS DAY CENTRE

NORTHVIEW

PLAYGROUND

PLAYGROUND

TA CENTRE

Our proposal will retain all trees on the site.
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PlayspaceA.7

This diagram identifies the locations and types of public play spaces that immediately 
surround the site. It can be noted that a variety of types of place space exists. 
In developing the provision for play spaces on the site the design shall take into 
consideration these existing spaces. The design shall also take into account the 
requirements for play space as set out in the following documents:

LONDON HOUSING DESIGN GUIDE (interim ed.) Aug 2010
CH. 1.2 Outdoor Spaces

 Larger residential developments will need a landscape strategy considering the  
 full range of possible provision, including outdoor sport and play facilities, local  
 parks and public spaces
  Small residential developments should consider this through tree planting,  
 street furniture, use of high quality materials, details, workmanship in streets.
 London Plan requires all development proposals to provide for play and   
 informal recreation
 Size and type depends on existing provision, area, make-up of child population
 Consideration must be considered for disabled access
 Location of play spaces should consider the following:
 Communal spaces 
 Shared overlooking spaces
 Orientation – spaces that receive more direct sunlight are used for longer  
 periods throughout the year
 Ease of management and maintenance

SPG SHAPING NEIGHBOURHOODS PLAY AND INFORMAL RECREATION (Sept 
2012)
The requirements under the SPG shall be referred to in order to allocate the 
appropriate amount and type of play space to be provided. 

First Base have appointed Area, Landscape Architects, to design the landscaping for this 
scheme. The design and location of the playspaces shall be integrated into the overall 
design of the layout and landscaping of the site. Some playspace provision will be 
allocated to private gardens and roof terraces where these can be considered playable 
spaces.

CHILDREN 5-11

YOUNG PEOPLE 12+

UNUSED GREEN SPACE
(REDUNDANT LAND)

GARDENING CLUB

CHILDREN UNDER 5

Based on guidance set out on 
typology of play space provided 
by SPG Shaping Neighbourhoods:
Play and Informal Recreation 
(Sept 2012)
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47m

35m

18m

Overlooking AssessmentA.8

41-60 Moriarty Close:

Building design is set back to 

avoid sunlight/daylight issues and 

no overlooking.

McCall House/Tuffnell Park Estate:

Scheme provides passive 

surveillance into the gardening 

club & sports area. No windows 

are directly facing

Holbrooke Court

Mature trees in corner of site: 

Require light directly from the site.

61-62 Moriarty Close:

No overlooking issues as facing 

windows are skylights only.

25-36 Moriarty Close:

No overlooking issues as setback 

distance is 24 metres.

63 Parkhurst Rd:

Two small windows serve 

circulation space only; no 

sunlight/daylight or overlooking 

issues.

The scheme has been designed to avoid overlooking but to include passive surveillance 
to increase safety and security on the surroundings of the site.
     

8

3

2

1

5

6

7

4

Playspace

Passive surveillance positively 

contributes to security.

9 81 Parkhurst Rd:

Oblique overlooking to be 

mitigated through placement 

and design of window.
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Site LayoutB.1

1

2 Open core

Gallery access

Shared surface

Materials

Playspace

1

5

4

3

2

3

4

5
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ImpressionsB.2
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ImpressionsB.2



Church Street - brick Church Street - brick

Adelaide Wharf - private courtyard Highbury Gardens - private courtyard; brick, render

Adelaide Wharf - private courtyard

14

MaterialsB.3



Materials - render Balconies Promenade

Anne Mews - brick

Crown Street - gallery access

North London Hospice- brick Highbury Gardens - brick & render

Adelaide Wharf - private courtyard Gallery access

15

MaterialsB.3
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PolicyB.4

10% wheelchair adaptable units    
Code for Sustainable Homes Level 4  

Lifetime Homes Standards 

Cycle Parking at 1 space per bedroom 

Residential Space standards     

Amenity and Play Space Requirements 

LBI Flexible Homes Standards    

Carbon reduction targets      

All units dual aspect  

Car Free development
(except for parking provision for wheelchair units) 

National and Local Planning Policy Compliance 
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Schedule of AccommodationB.5

1 bed 2 bed 3 bed 4 bed Total 
Market 50 68 10 0 128 
Intermediate 7 3 0 0 10 
Affordable 0 5 7 11 23 
Total 57 76 17 11 161 

Schedule of Accommodation 
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Key DatesB.6

 TRA Chairs meeting (Holbrooke & Tufnell Park Estates) 23rd October 2013

 2nd Pre-Application meeting with GLA and LBI   1st November 2013 

 Committee Decision (target)       10th March 2014

 Start on site          August 2014

 Completion          Summer 2016



London Borough of Islington

Pre-Application Members Forum

16th October 2013 



Overview

• Policy compliant mix of affordable housing

• Policy compliant design

• High quality design aesthetic

• Construction to the highest standards

• High quality estate management by First Base 

• The scheme provides an overall affordable housing 

offer of 28% affordable by habitable rooms

Housing 
Schedule
  

Studio 1 bed 2 bed 3 bed 4 bed Total

Target
  

0 0 5 7 11 23

Shared 
Ownership

0 7 3 0 0 10

Private
  

0 50 68 10 0 128

Total
  

0 57 76 17 11 161



Housing Proposal

Affordable Housing Tenure Mix Target Rent Shared Ownership

Policy
70% 30%

Proposal
70% 30%

We are providing target rented units not affordable rented units. 

The 70/30 split is on a unit basis to ensure that the policy is satisfied but in real terms the amount of social 
rent is higher than policy requirements if calculated on a habitable room basis – it actually achieves 82.5%.



Social Rent Housing

Target Rent Unit Sizes
Studio 1 bed 2 bed 3 bed 4 bed

Policy
0% 0% 20% 30% 50%

Proposal
0% 0% 22% 30% 48%

78% of the target rented accommodation is family sized



Intermediate Housing

Shared Ownership Unit Sizes
1 bed 2 bed

Policy
65% 35%

Proposal
70% 30%

Our scheme provides shared ownership housing for those earning under £66k per annum. 

Nb. No requirement for studios or family units



Private Housing

• Blend of 1, 2 and 3 bedroom units

• No studios

• Appointing local agents Currells and Savills

• Local sales focus to domestic market

• No overseas sales launch



Community Benefits

• Opportunity to discuss how best to deploy s106 contributions to local neighbourhood –

playspace upgrades, tree planting, CCTV, lighting, etc

• New Homes Bonus c£1.5m over 6 years

• S106 requires 8 construction work placements and £40,000 of training funding 

Chambers Road Park 



Respect
Affordability
Sustainability
Excellence
Innovation
Collaboration
Integrity
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65-69 Parkhurst Road, N7 
Housing Note for Pre Application meeting 4th October 2013 
 
 
Introduction 
 
First Base has appointed AHMM to undertake the design of the residential development at the above 
mentioned site.  The scheme is referred to in the AHMM pre application pack dated 4th October 2013 and 
includes for a proposal of 161 dwellings in total of which 28% is affordable housing by habitable room. 
 
Gerald Eve has been appointed to provide financial viability advice and has reviewed the AHMM scheme to 
inform the mix and quantum of affordable housing. A number of early viability assessments have been 
undertaken as part of the process.   
 
Savills has acted as planning advisor and have highlighted the various policies which the scheme must comply 
with.  We have instructed AHMM to design a policy compliant scheme to the relevant design standards. Some 
of the standards are above the GLA standards and as a result increase the cost to deliver the development.  
We continue to investigate the cost implications of complying with all standards; however, it is clear that strict 
compliance with all standards may impact on the viability of the scheme and this would, in turn, impact of the 
level of affordable housing that can be delivered and/or the tenure mix. 
 
 
Local Sales and Marketing 
 
Our primary focus is to build houses for Londoners and we deliberately focus on investing in locations that are 
affordable to Londoners. Property Week reports on 29/09/14 that 2/3rds of property under £700psf in London 
is purchased by domestic buyers. For this reason, the Parkhurst Road site is an excellent opportunity to 
continue with our strategy to build around the £600psf mark.  
 
First Base has always focused on local sales.  This has included for a local sales suite and direct marketing in 
local newspapers to secure domestic buyers for each project.  All of our previous schemes are 100% occupied.  
Our approach is to use the expertise of local agents and in this instance we will be jointly appointing Savills and 
Currells. Currells have a local office on Upper Street. Both have been advising on the local private sales market 
and we outline the private housing offer later in this paper.  
 
We should note that the site is not likely to be attractive to the overseas investment market because it is over 
800m from an underground station.  Typically overseas buyers are looking opportunities under 500m from an 
underground station.  The site is also fringe zone 2 which is too far from central London  overseas buyers are 
looking for projects in fringe zone 1 and mainstream zone 2 locations.  
 
 
Long term estate management  
 
First Base retains an interest in every scheme we deliver. We have a reputation for delivering excellence in 
housing across London and this is due to our total approach towards delivering residential housing, integrating 
the disciplines of design, construction, sales and management from day 1.  Our schemes are managed to a very 
high standard but at affordable levels. Management in every one of our projects is completely tenure blind.  

 we treat them all with the same level of care and respect and 
we believe this is a fundamental factor in creating successful long term communities.  
 
We would be delighted to take LBI officers and Councillors to any of our projects but in particular, we believe a 
site visit to Highbury Gardens will be of benefit.  As we maintain contact with the occupiers we are able to 
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arrange a visit to individual flats to demonstrate the internal build quality. Highbury Gardens reflects the 
standard of management and design we are expecting to deliver for the Parkhurst Rd project. 
 
 
Selection of a Registered Provider 
 
The affordable homes will need to be managed by a Registered Provider. We have worked with a number of 

also a partner in the Triathlon joint venture with Southern Housing and East Thames for the 1500 affordable 
homes at the Athletes Village.  These homes are currently being completed by the Olympic Delivery Authority 
for occupation late 2013. 
 
Typically we would not select a preferred RP for any project until we have secured planning consent. Firstly, it 
is only at the point of securing planning that we understand what we have to offer the RP.  Secondly, each RP 
will have a new business strategy which may change during the course of the planning and pre construction 
phase which could change their interest in a scheme.  
 
In any scheme we would work closely with the preferred RP once selected to refine any management 
strategies, the internal specification of the flats, the estate management / regulations and importantly the 
indicative service charge schedule.  Our collaborative approach has worked successfully on each scheme we 
have delivered and not only are our RP partners satisfied with the product we build for them, but the 
individual occupiers are also satisfied.  
 
 
Our approach to the affordable housing 
 
We have understood that Islington have four priorities for affordable housing: 

1. A preference for target rented housing as opposed to affordable rented 
2. A preference for Family housing 
3. An overall provision of 50% affordable housing across the borough (rented and 

intermediate), with each site tested to provide the maximum reasonable amount taking 
account of individual site circumstances, including the availability of public subsidy and 
financial viability testing. 

4. 70% of the total affordable housing secured is rented accommodation (with 30% 
intermediate or shared ownership). 
 

Shared Ownership Housing  
We are proposing that 30% of the total affordable housing offer is made up of shared ownership homes.  This 
is compliant with local planning policy. 
 
Of the 30%, the homes are made up of both 1 and 2 bedroom homes.  Islington policy does not seek any 3 
bedroom shared ownership homes and therefore we have not proposed any.  
 
The LBI Development Plan Policy 9 (DMP9) sets out that the Council would like to see the split of 1 and 2 
bedrooms units as 65/35. Our proposal is broadly in accordance with this split and proposes 70/30.  
 
We expect that the 1 bedroom homes will attract singles and young couples, whilst the 2 bedroom homes will 
attract young couples both with and without their first child.  This was our experience at Highbury Gardens. 
 
We expect that the housing will be made available to those who qualify under the London Plan threshold for 1 
and 2 bedroom homes which is currently £66,000 per annum. We have taken account of this in our initial 
viability appraisals. 
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Rented Housing 
 
Taking into account the borough priority for social rented accommodation, we have not included for any 
affordable rented / discount market rented accommodation at this stage.  The scheme proposed has set out 
that of the total affordable housing, 70% will be target rented accommodation.  Our proposal therefore 
accords with the priorities at 1 and 4 above. 
 
The proposal also includes for family accommodation.  48% of the target rented homes are 4 bedroom 
maisonettes with gardens.  A further 30% are 3 bedroom apartments with balconies or gardens.  Therefore, 
78% of the target rented accommodation is family housing.  Our scheme therefore meets the policy 
expectations with regards to family housing at 2 above. 
 
Furthermore, the proposals does not include for any 1 bedroom target rented properties.  The DMP9 sets out 
a mix that includes for 20% 2 beds, 30% 3 beds and 50% 4 beds.  Our scheme is proposing 22% 2 beds, 30% 3 
beds and 48% 4 beds.   
 
Affordable Housing Offer 
Taking on board the above in relation to both shared ownership and target rented housing, the scheme can 
providan overall level of affordable housing of 28% by habitable roomThe amount of affordable offered has 
been subject to preliminary viability testing by Gerald Eve, and this has shown that this level of provision is 
justifiable in terms of what can be delivered in accordance with Core Strategy Policy CS12 and the relevant 
London Plan policies. We have had regard in particular to your emerging Planning Obligations SPD, GLA 
Guidance, DCLG Guidance and best practice guidance referred to in these documents in running these initial 
viability assessments. 
 
Of course, if the scheme was to alter the type of rented accommodation on offer then it could be expected 
that the scheme could generate additional affordable housing by quantum however this housing would not be 
the type of housing desired by Islington.  
 
It should be noted that this offer is based on standard adopted SPD 
and the Mayoral CIL payment (of £50 per sqm), rather than any future LBI CIL payment. If the emerging LBI CIL 
payment charges were applied to this site the level of affordable that could be offered would reduce.  
 
We have not included for any grant funding within our viability assessments as it is our view that there will be 
no grant available for any of the affordable housing types we are offering to deliver on this site. 
 
Our approach to the private housing 
 
We have followed the recommendations by unit mix of our sales advisors who have reviewed the local market 
context. Their advice is that the private mix should be, by unit number: 
 
Studio  10% 
1 bed  30% 
2 bed /3 person  30% 
2 bed / 4 person  20% 
3 bed  10% 
4 bed  0% 
 
It is important in every scheme to take account of the local market context to ensure that the housing types on 
offer respond to the immediate market need. In this particular instance, our focus is on the domestic buyer 
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and many of these will be helped by the Governments Help to Buy scheme which will provide mortgage 
 

 
This scheme will provide much needed private owner occupier accommodation in a part of Islington in housing 
need. The housing mix and scheme design has been developed to produce a housing product that is attractive 
in the long term to bring regeneration benefits to the local area and in particular, the Nags Head shopping 
precinct.  
 
It should be noted that although we have been advised that there is a demand for studio accommodation in 
this location for market housing, we have not proposed any within this scheme. 
 
We will provide full justification on the proposed market housing mix within the planning application; 
however, should Officers need to consider this during the pre-application discussions, we can look to provide 
this information.  
 
 
Conclusion 
 
First Base has considered the housing offer carefully in the context of local needs, policy and viability and we 
believe the scheme will deliver a robust proposal for both the affordable and private housing. We expect to 
present a full case for the housing offer for this project as part of the planning application but would welcome 
the opportunity to work with the Councils planning, housing and external viability advisor in the pre 
application stage.   



Appendix II 

Public Exhibition Leaflet



www.parkhurstgardens.co.uk 

65-69 Parkhurst Road 

Residents Consultation 
You are invited to a community drop-in session to review proposals for the TA Centre and land at  

65-69 Parkhurst Road 
 

Wednesday 6th November 3pm  8pm  & Saturday 9th November 10am  2pm 

at 

Williamson Street Community Centre, Parkhurst Road N7  

http://www.parkhurstgardens.co.uk


Appendix III

Public Exhibition Boards



MEET THE TEAM
PARKHURST ROAD, ISLINGTON

Welcome to the public consultation event for 
the redevelopment of the T.A. Centre at  
65-69 Parkhurst Road, Islington.

Have a look around, meet the team, view the 
site and the proposals for the redevelopment.

The information shown here will also be 
available on the development website at: 
www.parkhurstgardens.co.uk

ANDREW POLLARD
FIRST BASE
DEVELOPMENT MANAGER

KATE IVES
FIRST BASE
DEVELOPMENT DIRECTOR

SEAN COOK
FIRST BASE
HEAD OF DESIGN

JONATHAN MURCH
SAVILLS 
PLANNING DIRECTOR

SAMRUTI PATEL
SAVILLS 
PLANNER

ROBERT ROMANIS
AHMM
ARCHITECTURAL DIRECTOR

POPPY KIRKWOOD
AHMM
ARCHITECT

http://www.parkhurstgardens.co.uk


Triathlon Homes is a joint venture company 
established by East Thames Group, First Base 
and Southern Housing Group. Of the total 
2,818 homes at the Olympic Village (now East 
Village), Triathlon Homes will own and 
manage 1,379 homes.

First Base s role within Triathlon Homes 
encompasses a wide variety of workstreams 
from business planning to design and 
construction through to sales, marketing and 
end user occupation and management.

EAST VILLAGE
LONDON BOROUGH 

OF NEWHAM 
2,818 FAMILY DWELLINGS

COMPLETED IN 2013

GOLD AWARD, FIELD MARKETING & BRAND EXPERIENCE AWARDS 2013



COMPELLING APPROACH 
TO ELEGANCE AND 
SUSTAINABILITY IN 
INNER CITY LIVING  
BORIS JOHNSON 
MAYOR OF LONDON

BEST ARCHITECTURAL DESIGN
RUNNER UP, FIRST TIME BUYER AWARDS 2011 

Delivered in partnership with the  
Homes & Communities Agency and Southern Housing Group

HIGHBURY GARDENS,
ISLINGTON
119 DWELLINGS, 2500SQFT RETAIL SPACE  
COMPLETED IN 2011

BEST NEW PLACE TO LIVE  
2011 LONDON PLANNING AWARDS 



WINNER RIBA AWARDS 2008  
WINNER LONDON PLANNING AWARDS 2008 

WINNER HOUSING DESIGN AWARDS 2008  
 

Delivered in partnership with the  
Homes & Communities Agency and Family Mosaic

ADELAIDE WHARF IS 
THE BENCHMARK FOR 

FUTURE SCHEMES
RT. HON. YVETTE COOPER 

MINISTER FOR HOUSING AND PLANNING 2007 

 

PROJECT OF THE YEAR 
2009 BUILDING AWARDS HOUSING 

 

ADELAIDE WHARF,  
HACKNEY
148 DWELLINGS PLUS AFFORDABLE WORKSPACE
COMPLETED IN 2007



SITE LOCATION
PARKHURST ROAD, ISLINGTON

The site is shown in red. The 
Territorial Army are keeping 
the blue land for a cadet hut. 

The blue land is not part of 
the First Base scheme design.



EXISTING SITE
PARKHURST ROAD, ISLINGTON

1 2 3

4 5

6 7 8

9

The site is occupied by a number of utilitarian buildings 
(ranging from 1 to 3 storeys in height) plus extensive areas of 
hardstanding. The site is generally level, and there are a number 
of trees around its perimeter. Vehicle and pedestrian access 
onto the site is from Parkhurst Road.

None of the existing buildings are considered to be of particular 
architectural merit. It is proposed to demolish all of these 
buildings to make way for the new residential development.



SITE ANALYSIS
PARKHURST ROAD, ISLINGTON

KEY 

1. T.A. CENTRE 

2. RETAINED AREA FOR CENTRE (0.113 HECTARES) 

3. PLAYGROUND 

4. WILLOW CHILDREN S DAY CENTRE

  SITE OUTLINE

  RETAINED AREA

  EXISTING BUILDINGS FOOTPRINT

KEY 

  CATEGORY B TREE

  CATEGORY C TREE

  CURRENT CANOPY EXTEND

  ROOT PROTECTION AREA

  

  CATEGORY B GROUP

  CATEGORY C GROUP

  

EXISTING BUILDINGS

KEY 

  SITE OUTLINE

  TA CENTRE

  CONSERVATION AREAS

TREE SURVEY

CONSERVATION AREA

To inform the preparation of the design 
proposal for the site, detailed site analysis 
has been undertaken to fully understand the 
site and it s context. This analysis has 
included studies of the existing building, the 
conservation area, trees, ecology, acoustics 
and sunlight/daylight levels.



PROPOSED SITE PLAN
PARKHURST ROAD, ISLINGTON



PROPOSED DEVELOPMENT ANALYSIS
PARKHURST ROAD, ISLINGTON

FLOOR PLANS

KEY    1 BED      2 BED      3 BED      4 BED 

 

SOCIAL

INTERMEDIATE

MARKET

ACCESSIBLE UNITS

  

Ground Floor First Floor

Second Floor Third Floor

Fourth Floor Fifth Floor

Sixth Floor



PROPOSED SCHEME IMPRESSIONS  
& MATERIALS
PARKHURST ROAD, ISLINGTON



HOUSING ALLOCATION

1 BED 2 BED 3 BED 4 BED TOTAL

OPEN MARKET 50 66 9 0 125

SHARED OWNERSHIP 7 3 0 0 10

SOCIAL RENT 0 4 8 11 23

TOTAL 57 73 17 11 158

FACTS & FIGURES
PARKHURST ROAD, ISLINGTON

 10% wheelchair adaptable homes

 Code for Sustainable Homes Level 4

 1 cycle space per bedroom

  On site provision of play space for  
0-5 year olds



  Planning application submission to London 
Borough of Islington - December 2013

 Planning Committee - March 2014

 Start on site - August 2014

 Development completion - Summer 2016

GET INVOLVED
If you would like to stay up to date with 
project progress, or feedback any thoughts, 
please do so at one of our events, or through 
the feedback form on the website at  
www.parkhurstgardens.co.uk

Thank you

NEXT STEPS
PARKHURST ROAD, ISLINGTON

http://www.parkhurstgardens.co.uk


Appendix IV

Public Exhibition Model





 

 

 



 

 



 

 

 



 

 

 



Appendix V

Meeting Notes



65-69 Parkhurst Road
TRA Consultation Meeting

22nd October 2013
William Street Community Centre

First Base has prepared these notes from the meeting above.

Attendees
Thandi Gonzales – London Borough of Islington - Housing Development Project Manager -
Thandi.Gonzales@islington.gov.uk  

Ernest Okrah - London Borough of Islington-  Estate Services Co-ordinator -
Ernest.Okrah@islington.gov.uk  

Pamela Aristokle - London Borough of Islington - Community and Service Development Officer -
Pamela.Aristokle@islington.gov.uk  

Victor Grayson - London Borough of Islington  - Principal Planner Major Applications Team -
Victor.Grayson@islington.gov.uk

Cllr Kat Flectcher - London Borough of Islington - St Georges Ward Labour Member -
kat.fletcher@islington.gov.uk  

Cllr Tracey Ismail - London Borough of Islington  - St Georges Ward Liberal Democrat Member -
tracy.ismail@islington.gov.uk

Mike Brooks - Holbrooke Court Estate TRA Chair - mbrooks@btinternet.com  
Mrs Brooks – Holbrooke Court TRA
Katherine McInerney - Tufnell Park Estate TRA Chair -  mcinerneykatherine@gmail.com  
Gemma – Holbrook Estate TRA Secretary (attended part of the meeting only)
Kate Ives – Development Director – First Base kate.ives@firstbase.com
Andrew Pollard – Development Manager – First Base andrew.pollard@firstbase.com  

Notes

Height – Concern was raised over the proposed building heights (7 storeys) in comparison to the height 
of the context and in particular the Tufnell Park Estate (5 storey plus a pitched roof).
- FB to produce a scale model to demonstrate the relationship between the proposed development 

and the site context  
- FB to provide the sunlight/daylight and overshadowing analysis once completed

Construction – Concern was raised regarding the quality of the contractors and their considerate nature 
to the neighbours whilst construction is undertaken. This is due to the fact that there have been multiple 
construction projects undertaken in the local area over the past 2 years and the residents feel they are 
living on a permanent building site.  
- FB to work with the adjoining owners to develop up strategies to mitigate impacts when the time 

comes for construction delivery. 

Permeability – The potential for a route through the site was discussed.

The Holbrooke Court Estate representatives said it would be welcomed to take pedestrian movement from 
the private roadway through the Holbrook Estate. FB noted that this would only serve to move the problem 
rather than solving it which should be our priority. 

The pros and cons of the route were discussed more widely. FB stated that their view is that it is not 
required for either security/safety or for convenience. FB also noted that it is likely that the Met Police would 
not want the link but FB had yet to meet with the Met Police. 

It was agreed that FB would hold a meeting with the Met Police to discuss the possibility of a link, FB 
welcomed TRA chairs and Ernst Okrah to attend.  It was also agreed that FB would look at solutions to 
providing an opening up of the rear of the site visually to help improve natural surveillance.  
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FB noted that any route through would cause disruption to the Tufnell Estate gardening plots and this would
need to be worked through with the Tufnell residents if a route through was provided. 

  
Site boundary treatment  
- Holbrooke Court residents do not want the site to be opened up to their estate given the new 

security measures that have been recently installed to gate their estate from the public. 
- (post meeting note: Residents of the Tufnell Park Estate would be open to the removal of the brick 

wall between their land and the site and instead have railings to divide the site but provide more of 
a feeling of openness. This may include for the removal of some or all of the large trees on the 
boundary.)

Community Centre – The Tufnell Park Estate would like a community centre on their land for theirs and 
other nearby estates to use in their ward as opposed to using the Williamson Street Estate community 
centre, which whilst it is nearby is not in their (St Georges) ward.

It was agreed that LBI would investigate what happened to the funding for the feasibility study for the 
community centre on the Tufnell estate and if the report was commissioned, what have been the 
outcomes? If the report has not been commissioned, what is the LBI plan with respect to the funding?

Consultation session noted as two days, Wednesday 6th and Saturday 9th November. Flyers are due on 
Monday 28th October to same residential addresses that LBI will consult during statutory process.

Next meeting: to be scheduled for 2-3 weeks’ time (and in any case once the information above has been 
prepared and we can get feedback from the wider consultation for the group to consider as part of discussions.) 
FB and LBI to jointly arrange. 



65-69 Parkhurst Road
TRA & Councillor Consultation Meeting

25th November 2013
Hilldrop Area Community Centre

First Base has prepared these notes from the meeting above.

Attendees
Thandi Gonzales – London Borough of Islington - Housing Development Project Manager -
Thandi.Gonzales@islington.gov.uk  

Cllr Tracey Ismail - London Borough of Islington  - St Georges Ward Liberal Democrat Member -
tracy.ismail@islington.gov.uk

Barry Edwards - London Borough of Islington-  Hollway Ward Labour Member -
barry.edwards@islington.gov.uk-  

Katherine McInerney - Tufnell Park Estate TRA Chair -  mcinerneykatherine@gmail.com  
Kate Ives – Development Director – First Base kate.ives@firstbase.com
Andrew Pollard – Development Manager – First Base andrew.pollard@firstbase.com  

Apologies

Ernest Okrah - London Borough of Islington-  Estate Services Co-ordinator -
Ernest.Okrah@islington.gov.uk  

Pamela Aristokle - London Borough of Islington - Community and Service Development Officer -
Pamela.Aristokle@islington.gov.uk  

Victor Grayson - London Borough of Islington  - Principal Planner Major Applications Team -
Victor.Grayson@islington.gov.uk

Cllr Kat Flectcher - London Borough of Islington - St Georges Ward Labour Member -
kat.fletcher@islington.gov.uk  

Mike Brooks - Holbrooke Court Estate TRA Chair - mbrooks@btinternet.com  

Notes
 
Community 
centre – 

Feasibility study under way by LBI. Contact point is Ian 
Maitland.  Architect is preparing information and can meet with 
KM in due course. First Base offered to look at the centre in a 
supporting capacity only given we have a team of people who 
could undertake separate review (e.g. looking at costs to build / 
design and energy efficiency) 

It was noted that s106 monies from the Parkhurst Gardens 
development could be used to fund a new centre if the Councils 
feasibility study supported a new facility.   

TG to follow up

Note – s106 officer in 
due course

Car Parking Match day parking is probably the big issue. Consideration should 
be given to using s106 funds from the Parkhurst Gardens scheme 
for a public consultation on CPZ of Holloway and St Georges 
Wards.

S106 officer

Site Boundary Look at s106 funding for mesh to the top of the ball court to stop 
stray balls from going over the fences surrounding the ball court.

S106 officer

Site Boundary FB confirmed similar boundary treatment to Holbrook Court new 
fence would be installed along the common boundary with Tufnell 
Park estate. This was an agreed treatment for FB works as part 

First Base to incl in 
design
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of the development.

Trees to 
common 
boundary

FB will look into getting tree works undertaken to the trees inside 
the TA centre.  FB stated that the trees will need to be retained as 
this will be a requirement of the LBI tree officer. 

First Base to follow up

Trees inside 
Tufnell Park 
estate

These trees are now considered overgrown. TG to follow up with 
tree officer to get an inspection. 

TG (post meeting note: 
TG has been in touch 
with tree officer who will 
inspect and provide 
findings to TG)

Construction 
Impacts

It was suggested that key people be nominated from each 
surrounding estate to be main point of contact to the construction 
team. Agreed by all.

First Base to manage in 
due course



 
 

Appendix VI 
 

November 2015 Consultation Letter 
  













 
 

Appendix VII 
 

Moriatry Close Management Company 
Consultation Letter  

December 2015 
 
 






