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Introduction

This Design and Access Statement has been produced by 
the architects Simon Conder Associates, to support a full 
planning application for a new residential, rooftop extension 
on 190 –196 City Road.

The site location plan is shown on drawings PL01 and PL02, 
the existing building is shown on drawings PL03, PL04, 
PL08, PL09, PL10, PL11 and the design of the new rooftop 
extension and other improvements at ground level are shown 
on drawings PL05, PL06, PL07, PL08, PL09 PL10 and 
PL12.

190 –196 City Road is not a listed building but is in the 
Moorfields Conservation area.

The applicant, London Land Ltd, wishes to carry out a 
number of improvements to the building, including three new 
penthouses at roof level, as well as improvements to the 
common parts and the ground level forecourt along the City 
Road frontage.

In 2012 London Land Ltd appointed Simon Conder 
Associates, an experienced local practice, as their architects 
for the project. The majority of Simon Conder Associates’ 
work in the UK has involved listed buildings, conservation 
areas or areas of outstanding natural beauty. 

Although only a small practice we have won thirty nine 
architecture and design awards to date. Details of our 
background, experience and achievements can be found in 
Appendix J.

The Existing Building and the Site

The existing building at 190 – 196 City road is a mixed use, 
seven storey building, including a basement. Two thirds of 
the basement is a bar and restaurant with the remaining third 
accommodating functioning and redundant servicing plant. 
The ground floor houses the City Road Medical Centre and 
the upper five floors are residential flats.
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Architecturally the building has considerable character, 
particularly the decorative red brick and stone facades 
on the upper four floors. Unfortunately the integrity of the 
two lower floors was compromised when the building was 
rather badly converted in the 1990s, and the lower two 
floors were reclad in an inappropriate grey granite with the 
addition of banal, decorative, blue steelwork infill panels and 
balustrading.

In addition the overall proportions of the facades are not
convincing, with the scale of the ‘base’, the lower two 
floors, seemingly far too large for the floors above that it is 
supporting, and consequently it reads as a building without a 
top.

These proportional issues were one of the key starting points 
of the design process.

The site is the existing flat roof at 190 –196 City Road. This 
has an area of 690 square metres.

At present the roof is populated by an unsightly combination 
of noisy air conditioning units and basic brick structures 
containing stairs and lift motor rooms. These unsightly 
structures can clearly be seen when viewed from City Road 
to the west.

2.2
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2.5

Existing view of 190-196 from North West
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At its eastern end the roof is also dominated by a 5.4 metre 
high gable end wall which belongs to the higher adjacent 
building at 186 –188 City Road (see Section 3: The Building 
History for background).

This high wall and the large scale flues and plant on the flat 
roof of the adjacent building are clearly visible, in our view in 
a negative way, when approaching the site down City Road 
from the Angel.

The adjoining building at 186 –188 City Road is an eight 
storey building, including a basement. The two lower floors 
are finished in stone. The second and third floor are clad in 
red brick whilst the fourth, fifth and sixth mansard floors are 
clad in slate. 

2.6

2.7

2.8

Gable end wall to 186 –188 City Road

Existing view of 186 –188 City Road from South East
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The Building History

Historically 190 –196 City Road was the second building to be 
built by Sir Thomas Lipton on City Road for his tea empire at 
the end of the 19th century.

A detailed history of the building ‘The Story of 190 –196 City 
Road’ was commissioned by our client and can be found in 
Appendix F.

A brief history of the building can be summarised as follows:

1893  Sir Thomas Lipton bought the land for what   
  was going to become 186 –196 City Road. 
  The headquarters building at 186 –188 was   
  built first, probably before 1890.

1902  190 –196 City Road was built to provide    
  showrooms at ground level with warehousing   
  on the upper floors.

1920  The building was bought by John Blundell Ltd  
  with the ground floor being used as  
  showrooms and the upper floors being used   
  for sales and dispatch offices.

1945  The building was bought by the fashion 
  company Jaeger and used as their headquarters
  until 1967. 

1970s – 80s The building was left in a semi-disused state   
  with small businesses leasing various sections   
  of the building.

1990s  The building was refurbished and converted   
  into a mixed use building with leasehold flats on
   the upper five floors, a new medical centre   
  on the ground floor and a bar in the basement.

2012  Monopro Ltd purchase the freehold of 
  the building.

2013  London Land Ltd take a long lease on the   
  building.

3.0

3.1
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The Design Objectives

Given the historical development of the two adjacent 
buildings at 186 –188 and 190 –196 City Road, it seems 
appropriate that the unsightly gap at roof level on 190 –196 
City Road should be infilled with a traditional mansard 
structure, similar in height and roof angle to the one already 
existing on 186 –188 City Road. 

In this sense we approached this site as a combination of an 
infill and a brownfield site. 

While we chose the traditional mansard and the principle 
of cladding it in ‘slates’ because of its local and historical 
connotations, we also wanted to do more in design terms 
than just replicate a familiar architectural tradition.

In particular we wanted to complement the existing 
decorative facades at 190 –196 City Road with a 
contrasting, simple, yet jewel like structure at roof level 
to enhance the top of the building, improve the buildings 
overall proportions and reconnect it visually to the existing 
roofscape at 186 –188 City Road. 

As stated above the existing roof of the building is 
characterised by unsightly brick structures and large scale 
plant.

In doing this we also wanted to clearly identify the difference 
between the original early 20th century building, and the 
rooftop extension which is clearly a building of its time, the 
21st century.

The Design Proposals

Our proposal consists of a simple, traditional mansard 
structure along the City Road and Bath Street frontages. 
The mansard will be set well back from the external wall 
of the building to give visual prominence to the impressive 
decorative red brick facades of the existing building. The new 
structure is also set back on the south side of the building to 
create large roof terraces for the three new penthouses.
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The set back along the City Road and Bath Street will 
be used as an alternative means of escape for the three 
apartments, as required by Building Regulations. To provide 
a safe means of escape in wet weather this walkway will 
be covered with a delicate, lightweight, glass canopy, 
constructed from translucent glass and a gold anodized 
aluminium support structure.

On the City Road and Bath Street frontages the mansard will 
be clad in diagonal ‘slates’ manufactured from ‘Tecu Gold’, 
a very durable copper aluminium alloy. Details of this product 
can be found in Appendix I.

We feel that the ‘gold’ appearance of these slates will 
complement the soft red of the brick facades and enhance 
the building when viewed from City Road. Certainly we think 
it will be an improvement on the miscellaneous collection of 
brick structures, plant and aerials currently on view when 
approaching the building down City Road from the Angel.

5.2

5.3

View from Penthouse 2

View from roof level walkway
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5.4

5.5

5.6

To enhance the contrast between the visual complexity of 
the red brick facades and simplicity of the ‘gold’ mansard 
structure, we have concentrated the great majority of 
the glazed openings on the southern side of the three 
apartments, partly to maximise the benefits of passive solar 
gain and partly to take advantage of the long views over to 
the City and the West End.

This strategy has allowed us to keep the openings on the 
City Road and Bath Street frontages to a minimum and to 
treat them as a series of small recessed windows, which, 
because of their low head heights, will not be seen by people 
passing on the other side of City Road (see typical street 
section on SCA drawing number PL12).

Unlike the existing roof at 190 –196 City Road there will be 
no plant or aerials positioned externally above roof level on 
this scheme. The replacement air conditioning units will be 
located in sound proof enclosures in the basement next to 
the basement bar and restaurant they currently serve.

Example of Tecu gold ‘slates’



10

Sustainability

The scheme has been designed to meet Islington’s 
sustainable targets, particularly the requirement to meet 
the Code for Sustainable Homes Level 4 criteria. This 
will be achieved by a combination of a highly insulated 
superstructure and a mixture of renewable technology: 
photovoltaics on the flat roof, solar water heating tubes 
integrated into the south facing elevations and whole 
apartment ventilation and heat recovery.

As shown on drawing PL05 both communal entrances have 
dedicated refuse and recycling stores. In addition each of the 
new penthouses will have refuse and recycling bins in the 
kitchen area.  

For full details see Appendix G : Code for for Sustainanble 
Homes Level 4 Pre-Assessment.

A Flood Risk Assessment has also been completed and can 
be found in Appendix H.

Access

The three new penthouses will be fully accessible for the 
disabled, with ramped access up to the entrance lobbies, 
level thresholds and at least one disabled WC in each 
apartment. 

The two existing lifts will be replaced with new wheelchair 
accessible lifts which will extend to the new penthouse level.

190-196 City Road has very good transport links.  Old Street 
Underground and Overland station is a five minute walk 
from the site. City Road is also on a main bus route with five 
different routes available.  

No resident or visitor car parking is provided on site, however 
local street parking and car parks are in the close vicinity.  
There are also three car club hire locations nearby. 

The site is also very close to the London cycle network 
routes and has access to three TfL cycle hire stations within 
a five minute walk. 

6.0
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Planning Policies and Planning Precedents 

This section should be read in conjunction with 
Appendix B :  The Town Planning Statement

From our initial discussion with the Islington Planning 
Department we understand that one of the key policy 
documents is the ‘Moorfields Conservation Area Guidelines.’

We were surprised to find that this document was written 
twenty three years ago and does not appear to have been 
updated since then.

Clearly conservation policy has developed substantially since 
1990, as has the physical reality of City Road. 

In particular the area of City Road either side 190–196 City 
Road is in the process of an extraordinary transformation 
with four tall tower blocks, ranging in height from twenty 
four stories to thirty six stories, currently under construction 
nearby. 

In addition planning permission has recently been granted for 
a new thirty nine storey tower at 145 City Road and two new
towers, respectively forty two stories and thirty six stories, are 
currently proposed at 250 City Road.

For these reasons alone we would hope that there would be 
some flexibility in how this guidance from 1990 is interpreted 
in 2013.

In particular we would hope that the unique historical 
circumstances that apply to 186 –196 City Road would 
allow the Council to treat this scheme on its merits, and 
not solely on the following, somewhat draconian statement 
from paragraph 31.8 of the ‘Moorfields Conservation Area 
Guidelines’:

 ‘Increased accommodation may be possible by   
 adding an extra floor, but normally this must be set  
 back ‘so as to be invisible from the street.’

Clearly the proviso ‘so as be invisible from the street’ rules out 
most urban sites, including 190 –196 City Road where there 
are such long site lines up City Road towards the Angel.

8.0
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It is particularly surprising given the very large number of 
existing rooftop extensions in conservation areas all over 
London and Islington.

A quick walk around the Moorfields Conservation Area, and 
the nearby St Luke’s Conservation Area, identified a large 
number of rooftop extension precedents. These precedents, 
which should not be seen as comprehensive, are shown in 
Appendix E. 

Given the rapidly changing nature of the City Road area we 
would therefore hope that the Council would deal with this 
issue of roof extensions on a case by case basis. Certainly 
the inclusion of the word ‘normally’ in the above guidance 
note suggests that this may already be the case.

In addition we believe the following Islington planning policies 
directly support the principle and the detail of our design 
proposals:

•	 ‘Part	Two’	Planning	Policies	from	Islington’s	UDP		
 2002:

 Chapter 12 Design and Conservation: policy D3:
  
 ‘safeguard the daylight and sunlight to nearby   
 property’.

We believe that we have achieved this by setting the new 
rooftop extension back from the perimeter of the building on 
the south, north and west sides of the building.

 ‘allow ease of access and use by all users’
 ‘create a safe and secure environment’
 ‘avoid environmental nuisance’

We believe our proposals meet these three objectives, and 
certainly the adjacent occupiers and the existing flat 
leaseholders at fifth floor level will benefit from the removal of 
the existing noisy, rooftop air conditioning plant.

8.6

8.7
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•	 ‘Part	Two’	Planning	Policies	from	Islington’s	UDP		
 2002:

 Chapter 12 Design and Conservation: Policy D4:

 ‘Proposals for new and altered buildings should   
 acknowledge the most important elements   
 of the urban context and create a positive   
 and appropriate relationship with surrounding   
 buildings and spaces. Particular attention should be  
 given to:

 Defining the public and private spaces through   
 reinforcing building lines and encouraging appropriate  
 infilling of gaps.’

At roof level this is exactly what we are proposing to do at 
190 –196 City Road. 

•	 ‘Part	Two’	Planning	Policies	from	Islington’s	UDP		
 2002: 

 Chapter 12 Design and Conservation: Policy D22:

 ‘The Council will pay special attention to ensure 
 that the design of new development within  
 conservation areas is of a high standard, and will 
 normally require that new buildings and extensions 
 to existing buildings should conform to the height, 
 scale and massing of existing buildings and spaces 
 within the conservation area.’

We believe that our proposed roof extension is of a high 
design standard and, with thirty nine architecture and design 
awards to date, we think we have the detailed design skills 
to deliver this project on site. 

One of our key design objectives is to infill the empty roof 
space at 190 –196 City Road with a mansard structure 
which matches the adjacent mansards on 186 –188 City 
Road in height, scale and massing.
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•	 ‘Part	Two’	Planning	Policies	from	Islington’s	UDP		
 2002: 

 Chapter 12 Design and Conservation: Policy D25:

 ‘The following roof design policies will be applied in  
 conservation areas:

 subject to other policies, the Council may permit  
 traditional mansard roof extensions in terraces and  
 groups of properties where they already exist.’

This is the case on our site at 190 –196 City Road where 
there is a large existing mansard at sixth floor level on 
186 –188 City Road. In simple terms, our proposals set out 
to establish a common height, scale and basic roof profile for 
the two halves of this semi-detached building.

At national level, policy 49  from the National Planning Policy 
Framework also supports the principle of our proposals, 
namely: 

 ‘Housing applications should be considered in   
 the context of the presumption in favour of   
 sustainanable development.’

At London Plan level, policies from Sustainable Design and 
Construction: The London Plan Supplementary Planning 
Guidance support the principle of our proposals, namely:

•	 Section	2.1	Re-use	land	and	buildings,	policy	2.1.2		
 Land states:

 ‘Best use of land can be achieved by:

 Increasing densities on existing developments, 
 for example .... to add additional storeys to buidings  
 where policies allow.

 Maximizing opportunities to provide for better access  
 to open space including adding roof gardens and/or  
 terraces to residential developments.’

In both cases this is what is being proposed at 
190-196 City Road.

8.8

8.9
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•	 Section	2.2	Maximize	the	use	of	natural	systems,
 policy 2.2.1 Introduction states:

 ‘The overriding principle is that location, urban design,
 passive solar design and maximizing the use of   
 natural ventilation should be used to minimize   
 resource use and maximize the comfort of users over  
 the lifetime of the development.’

Again this is the approach that is being taken at 
190-196 City Road.

Because of Islington’s requirement that this scheme 
must meet the enviromental standards for Code for 
Sustainable Homes Level 4 it will also meet the other 
detailed requirements set out in Sustainable Design and 
Construction: The London Plan Supplementary Planning 
Guidance. 

In addition to the above specific planning policies which 
support our proposal we believe our design for 190-196 
City Road complies with the following Islington, London and 
National Policies : 

Islington UDP

•	 Inclusive	Landscape	Design
•	 Planning	Standards	Guidelines
•	 Urban	Design	Guide
•	 Accessible	Housing	in	Islington:	Supplementary		 	
 Planning Document

London Plan and National Guidance

•	 Accessible	London:	Achieving	and	Inclusive		 	
 Environment
•	 Sustainable	Design	and	Construction
•	 National	Planning	Policy	Framework
•	 GLA’s	Housing	Supplementary	Planning	Guidance		
 2012

8.10

8.11
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Islington’s Emerging Development Management Policies 
Submission Version 2012

•	 DM1	Design
•	 DM2	Inclusive	Design
•	 DM3	Heritage
•	 DM12	Housing	Standards
•	 DM13	Private	Outdoor	Space
•	 DM15	Noise	and	Vibration	(Residential	Uses)
•	 DM40	Sustainable	Design	and	Construction
•	 DM41	Energy	Efficiency	and	Carbon	Reduction	in		
 Minor Schemes
•	 DM43	Sustainable	Design	Standards
•	 DM46	Vehicle	Parking
•	 DM52	Planning	Obligations
•	 Table	3.2:	Minimum	Space	Standards

Relevant Core Strategy (2011) Policies

•	 CS8	Enhancing	Islington’s	Character
•	 CS9	Protecting	and	Enhancing	Islington’s	Built	and		
 Historic Environment
•	 CS10	Sustainable	Design
•	 CS11	Waste
•	 CS12	Meeting	the	Housing	Challenge

Relevant ‘Saved’ UDP (2002) Policies

•	 Env17	Waste	and	Recycling
•	 D5	Townscape
•	 D11	Alterations	and	Extensions
•	 D17	Local	Views
•	 D18	Local	Landmarks
•	 D23	New	Development	
•	 D24	Materials
•	 H3	New	Housing	and	Changes	of	Use	to	Residential
•	 H7	Standards	and	Guidelines
•	 H10	New	Development
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Relevant London Plan (2011) Policies

•	 2.10	Central	Activities	Zone	-	Strategic	Priorities
•	 2.11	Central	Activities	Zone	-	Strategic	Functions
•	 2.12	Central	Activities	Zone	-	Predominantly	Local		
 Acitivities
•	 3.1	Ensuring	Equal	Life	Chances	for	All
•	 3.3	Increasing	Housing	Supply
•	 3.5	Quality	and	Design	of	Housing	Developments
•	 3.8	Housing	Choice
•	 5.1	Climate	Change	Mitigation
•	 5.3	Sustainable	Design	and	Construction
•	 5.16	Waste	Self-Sufficiency
•	 6.3	Assessing	Effects	of	Development	on	
 Transport Capacity 
•	 Funding	Crossrail	and	Other	Strategically	Important	
 Transport Infrastructure
•	 6.9	Cycling
•	 7.1	Building	London’s	Neighbourhoods	and		 	
 Communities
•	 7.2	An	Inclusive	Environment
•	 7.3	Designing	Out	Crime
•	 7.4	Local	Character
•	 7.6	Architecture
•	 7.8	Heritage	Assets
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Summary

In conclusion we would ask Islington Council to    
support this scheme for the following reasons.

It will improve the views of 190 –196 City Road from the 
west, by removing the existing unsightly views of the  
5.4 metre high gable end structure to 186 –188 City Road 
plus the associated rooftop plant and flues, as well as the 
various dilapidated brick structures, plant and aerials on the 
roof of 190 –196 City Road.

All of this mediocrity will be replaced by a simple, jewel-like 
structure which will enhance the decorative brick facades 
of the existing building and provide a strong visual focus to 
this part of City Road, an area currently characterised by its 
rather shabby ordinariness.

In doing so it will provide an exemplar of how new 
contemporary and sustainable design can complement a 
period building and enhance the local area.

It will visually reconnect the two halves of this semi-detached 
building at roof level.

The removal of the noisy plant at roof level will improve the 
lives of adjacent occupiers and the existing residents on the 
fifth floor. 

The existing and the new residents will also benefit from the 
significant improvements proposed for the common parts.

As shown on drawing PL05 the ground level entrances will 
be simplified and enlarged with improved natural and 
artifical light, simple glass entrance screens, improved 
finishes throughout, two new dedicated bicycle stores, two 
new mechanically ventilated refuse and recycling stores and 
two new DDA lifts.

We and the applicant, London Land Ltd, have consulted the 
building’s Residents Association. In February a drop-in 
consultation meeting was held that was open to all the 
building’s leaseholders. 
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9.10

Representitives from London Land Ltd and Simon Conder 
Associates were in attendance to explain the proposals and 
answer questions. The response of those attending was 
positive.

Some residents did express concern about the smell of the 
existing refuse stores at ground level, but it was explained 
that the new refuse stores will be mechanically ventilated.

As shown on drawings PL05 + PL08 the improvements to 
the forecourt area will improve the public realm along City 
Road. 

These improvements will include resurfacing the paving, the 
ramp and the steps in York stone and replacing the stylised 
metal railings with a simple stainless steel railing.




