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PLANNING COMMITTEE REPORT Development Management Service

Planning and Development Division
Community Wealth Building Department

PLANNING SUB COMMITTEE B AGENDA ITEM NO: |
Date: 18™ April 2023

Application number P2022/3596/FUL

Application type Full Planning Application

Ward Bunhill

Conservation area Moorfields Conservation Area

Development Plan Context Core Strategy Key Area 1 Bunhill & Clerkenwell;

Conservation Area i Moorfileds

Locally Listed Building

Central Activity Zone (CAZ);

Employment Priority Area (General);

Finsbury Local Plan Area i Bunhill & Clerkenwell;
Open Space Bunhill Fields Burial Ground;

Article 4 Direction A1-A2 (Rest of Borough);
Article 4 Direction B1(c) to C3;

Within 100m of the Strategic Road Network (SRN);
London Underground Zone of Interest;

TfL Tunnel Land Ownership;

Heathrow Safeguarding Area.

Licensing Implications None
Site Address 186 City Road, London, EC1V 2NT
Proposal Creation of new office floorspace (Use Class E(g)) including

demolition and replacement of existing fourth, fifth and sixth floors
together with the erection of a seventh storey extension, internal
and external alterations, plant alongside other associated works.

Case Officer Owen Griffiths
Applicant C/O Agent
Agent DP9 - Mrs Katharine Woods

1. RECOMMENDATION
The Committee is asked to resolve to GRANT planning permission:

1. subject to the conditions set out in Appendix 1;

2. conditional upon the prior completion of a Deed of Planning Obligation made under section
106 of the Town and Country Planning Act 1990 securing the heads of terms as set out in
Appendix 1,



2. SITE PLAN (site outlined in red)
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3. PHOTOS OF SITE/STREET
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Image 57 Street Level View from City Road

SUMMARY

The site is currently occupied by a 6 storey plus basementand plant room building whichis in office
use. The building is located within the Moorfields Conservation Area, The Central Activity Zone
(CAZ), an Employment Priority Area (general) and the building is Locally Listed, Grade A. The site
is located on the borough boundary with the other side of City Road being within the London
Borough of Hackney.

Permissionis sought for the demolition of the top two storeys plus plant room of the original building
and for four new storeys of office accommodation to be constructed. The top floor (seventh) will be
a pavilion type structure that is set back from the City Road and Cayton Street elevations to
accommodate a roof terrace and there will be plant above at eighth floor level.

The development represents an increase in office floor area of 861sqm (GIA) and includes the
infilling of the basement lightwells to provide extra office accommodation. Inclusive design
measures have been incorporated into the building which will be refurbished internally to modem
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office standards. New cycle parking arrangements with end of trip facilities are also included at
ground and basement levels.

The refurbished building will be powered solely by electricity and includes high performance glazing
and green roofs. Once complete the refurbished building will achieve a BREEAM score of

OExcell entd and a s ub-settiagrconiriution i gropased.c i a | car bon

The overall design of the development has been assessed over its quality, effect on heritage assets
and effect on neighbouring amenity. It is concluded that the extended office floorspace has been
appropriately designed and will therefore not harm heritage assets nor have any adverse amenity
impacts for surrounding occupiers.

It is recommended for a S106 legal agreement to secure £49,700 towards carbon off-setting,
£6,000 towards accessible parking/transport and for a S278 agreement between TfL and the
applicant for on-street cycle parking. These contributions will ensure the development complies
with the relevant sustainability and transport related policies.

SITE AND SURROUNDING

The application site is a six-storey office building on the south side of City Road. The site occupies
the corner of City Road and Cayton Street and is adjoined to 190 City Road (City Approach), an 8-
storey mixed use building with residential accommodation on the upper levels. To the rear of the
site across Cayton Street is land used for medical purposes including Moorfields Eye Hospital at
162 City Road. Moorfields private eye hospital is adjoined to the site along Cayton Street. The
building is also located within the Moorfields Conservation Area.

The Moorfields Conservation Area was designated in 1990. It primarily consists of an impressive
collection of late Victorian and Edwardian buildings fronting the south side of City Road. The finest
of these is the former Leysian Mission, but others have impressive ornament, decoration, and high-
guality materials. As a group these buildings give this part of City Road a cohesive character of
Edwardian and Victorian grandeur which at that time related to the scale of City Road.

The application building is Locally Listed (Grade A), dating from the late 19th Century (1894) and
is entirely in Office Use. The building was originally constructed as the head offices for the Lipton
Tea Company and suffered bomb damage during WW Il which resulted in the three upper floors of
the building being rebuilt. The current building comprises 5 floors plus a full mansard storey, a
partial second storey mansard and an additional plant storey at sixth floor level.

The application site is within the Finsbury Local Plan Area Action Plan, a Core Strategy Key Area
T Bunhill and Clerkenwell. The site is also within the Central Activities Zone (CAZ) and an
Employment Priority Area (general) as well as being within a zone of interest for TfL tunnels. City
Road is part of the TfL strategic highway network with TfL being the Highway Authority.

To the rear of the site is proposed Site Allocation G5 - North West corner of Cayton Street /Bath
Street where there is potential for a tall building of up to 50m. The site allocation is part of the draft
Islington Local Plan that is at an advanced. The draft Local Plan also proposes to extend the current
City Fringe Opportunity Area from Baldwin Street to the south up to the corner of City Road and
Bath Street which will include the application site. Currently the site and land used for medical
purposes are not within the City Fringe Opportunity Area. Intensification and higher buildings are
clustering to parts of City Road to the north particularly around the canal and its basin. On the
opposite side of City Road in the London borough of Hackney are some notable tall buildings; 161
City Road (27 Storey), 145 City Road (40 Storey) and currently under construction is 225 City Road
that will be 22 storeys in height.
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The site is around 300m from Old Street Station that includes tube and rail services. There is also
a bus stop immediately outside the main entrance to the building on City Road. The site has a high
PTAL score of 6a, the second highest score possible.

PROPOSAL

It is proposed to demolish the top two mansard floors and plant level of the existing building and to
construct four new storeys of office accommodation. The fourth and fifth storeys will be rebuilt with
a single storey mansard level constructed above at 6th storey level. The new top floor (seventh)
will be a pavilion style construction with external terrace areas and plant will be located at eighth
floor level along with a partial green roof to the pavilion.

The proposal will significantly alter the roof levels and form of the existing building by adding
additional height and mass. Itis also proposed to infill the basement lightwell facing City Road with
a glazed roof which will provide additional internal floor area.

The proposals include a full refurbishment of the existing building including the reinstatement of
traditional fenestration and other alterations to the lower levels of the building. The proposed
refurbishment will bring the building up to contemporary commercial and environmental standards
The core is to be repositioned helping to deliver modern open floorplates and high-end facilities
accommodating increased occupational density.

Amendments

The height of the development has been reduced by 0.7m to bring the overall height below the 30m
tall building threshold. An updated Daylight / Sunlight report has also been provided to clarify certain
issues that were present in the initial iteration of this report such surrounding developments and
floorplates to neighbouring residential units.

RELEVANT HISTORY:

PLANNING APPLICATIONS:

Application | Development Description Decision | Decision

Number Date

P061210 Replacement of existing glass entrance doors on City| Approved | 27/10/2006
Road and installation of new entrance doors to Cayton|
Street.

P030402 Installation of new wheelchair stairlift to front of building | Approved | 15/07/2003

991649 Change of use of floors 1-5 to B1 use and for educational| Approved | 16/09/1999
and hospital purposes, D1 use.

991224 Erection of four air conditioning condensers on the rooff Approved | 09/08/1999
on Cayton Street side of the building.

960017 Erection of air conditioning units and guard rails at roof|] Approved | 28/06/1996
level

940523 Modification of planning permission reference 95/1093| Approved | 15/08/1994
dated 24th May, 1996, by the removal of conditions 4 and
5.

911460 Continued (unrestricted) Bl - office use on ground floor] Approved | 16/01/1992
and basement (floorspace 1 385 sgm).
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CONSULTATION

Public Consultation

In total, 404 letters were sent to the occupants of surrounding buildings including to Bath Street
and City Approach which borders the site to the west. Properties in the London Borough of Hackney
on the opposite side of City Road were also consulted including to Eagle Point, Eagle House and
Westlands Place. Consultation letters were sent on the 11" November 2022. A site notice and
press advert were displayed on the 171" November 2021. The public consultation of the application

therefore expired on the 11" December 2022, however itisthe Counci | 6 s practi ce

consider representations made up until the date of a decision.

A second round of consultation was undertaken from the 20" March 2023 due to the minor
decrease in height of the overall development and as additional information had been provided
such as an updated Daylight and Sunlight report. The second consultation period expired on the
3rd April 2023 with two additional comments received from TfL and Moorfields Eye Hospital.

The application has received 3 objections. The objections have raised the following issues with the
development proposed (with the paragraphs in brackets indicating where in the report the
respective points have been addressed):

1 Heavy construction would result in a significant amount of disruption at street level, causing
traffic in an already heavily congested area. Also has the potential to cause hazards for
pedestrians including those visually impaired using the eye hospital. (Paragraphs 10.43-
10.45)

1 Additional noise would impact how easily the visually impaired could navigate the immediate
area due to heavier reliance on their hearing. (Paragraphs 10.45)

9 Particularly concerned by noise during construction process that will cause a disturbance
while working from home. (Paragraphs 10.43-10.45)

1 Concerns with overlooking into property across the road at Eagle Point and daylight being
affected by the seventh floor extension. (Paragraphs 10.46-10.47)

1 Would also like to understand the programme of the building works better to understand how
this can affect noise levels during the weekends and evenings. (Paragraphs 10.43-10.45)

1 The new build will look directly into bedrooms, living space and kitchen at City Approach
which would be an invasion of privacy you can imagine, this would be an invasion of our
privacy. (Paragraphs 10.46-10.47)

1 The proposed construction will also block view and right to light. (Paragraphs 10.50-10.61)

External Consultees

London Underground Infrastructure Protection: Though we have no objection in principle to the
above planning application there are a number of potential constraints on the redevelopment of a
site situated close to underground tunnels and infrastructure. Therefore, it will need to be
demonstrated to the satisfaction of LUL engineers that:

1 the development will not have any detrimental effect on our tunnels and structures either in
the short or long term

1 the design must be such that the loading imposed on our tunnels or structures is not
increased or removed

1 we offer no right of support to the development or land

Therefore, we request that the grant of planning permission be subject to condition.

TfL: The application is situated on A501 City Road, which forms part of the Transport for London
Road Network (TLRN), TfL therefore offers the following comments:
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1 It is not considered that the proposal would result in a significant traffic capacity impact to the
TLRN and local highway network as the proposal would be car free.

1 Lack of on-site short-stay cycle parking provision is disappointing, TfL requests that some
on-site secured short stay cycle parking facility shall be provided for visitors in line with
London Plan cycle parking standards.

1 An updated Delivery & Servicing Plan (DSP) shallbes ubmi tt ed f or Counci

to occupation. Servicing should be consolidated where possible with an increase of bikes

servicing.
1 A Construction Management Plan and Construction Logistics Plan (CLP) shall be submitted
for Counci | 6 $ canmpncemens in copsultationrwith TfL.

9 No skip/ construction materials shall be kept on the footway/ carriageway of City Road at any
time

1 TfL would not agree to relocate the existing bus stop shelter on City Road outside the site
entrance on a permanent basis.

Second Consultation Response:

TfL considers that while the proposed provision of on-street cycle street would be principally
acceptable, its ultimate design and locations will be determined in the S278 process which the
applicant shall enter such agreement with TfL to deliver the cycle stand facilities on City Road.
Therefore, TfL request that Islington Council to securethe applicant to enter into a s278 agreement
under Highways Act 1980 to deliver the cycle stands either by s106/ planning condition.

Hackney Society: Removal of the existing addition results in some more coherent design but
because it is substantially more massive has too large a proportion of new to old, to respect the
host building. The result is insensitive which pays little regard to the precedents cited.

London Borough of Hackney: No objection.

Moorfields Eye Hospital Foundation Trust: Would like to raise initial concerns:

Patient safety, our patient cohort suffers from impaired vision and age related mobility issues.
Noise, vibration, and dust

City Road Fire Assembly Point will be lost / compromised

More road vehicles creating blockages in Cayton Street affecting our patient transport drop

One of t he s ictessfegresproutepiodagomhlly apposite A&E department
Increase in external contractors on pavements blocking access to the site.

Potential for pavement limitations forcing people into the road

Right to light

= =4 =8 =9 = =4 =4 =

Second Consultation Response:

Same concern points as above with additional questions raised:

1 Would like to know the results of the new survey?;
1 Whatis the new height;
1 How many floors.

Islington Swift Group: The BREEAM Ecology & Land Use report makes many sensible
recommendations for enhancement (pages 13-14, section 4). However, the Sustainability
Statement report Ecology section (page 9, section 4.6) is unclear about what is included except a
small green roof and roof terrace planters, and the Conclusion (page 11) refers to adoption of "key"
recommendations of the ecologist only. Therefore, we request that a requirement to implement the
ecologist's recommendations is included in the planning conditions. Swift boxes are included in the
recommendations (paragraph 4.1.6.). We request that swift bricks or boxes are installed to enhance
biodiversity in accordance with the Islington Biodiversity Action Plan, and new Local Plan.

of f and pick upbdés and site access /| egress



Internal Consultees

8.12 Conservation and Design Officer:

1 This is a well-mannered and sensitively designed proposal that, while increasing the height
of the historic building, has been demonstrated as not causing material harm to either the
host or the sensitive Conservation Area setting.

1 It will help ensure that this historic building is refurbished and extended in a manner that
keeps it in productive life for future generations.

1 There are no design objections.

8.13 Environmental Protection Officer: The application includes a noise assessmentfor new building
services plant on the roof of the proposed building. The proposed plant is standard air handling
units, condensers and extracts along with a standby generator. Conditions are advised relating to
noise from plant and emergency generators. It is also advised that a full Construction Management
Plan assessing the potential impacts and setting out clear mitigation and control measures
following the guidance of | s | i waytofocor@iton C EWES | s
obligation.

8.14 Highways: Having reviewed the documents including the Draft Servicing Plan (DSP) and the
Construction Management Plan, initial Highways comments are, 2.4.6 of the DSP mention possible
24/7 deliveries, this is not realistic. The building is on the corner of Cayton Street and City Road
and the loading bays mentioned in Cayton Street are on the opposite side of the road to the building
and directly outside the Moorfields Eye Hospital so this would not be acceptable and
loading/unloading would need to be undertaken on City Road. TfL would need to be consulted with
this application. An updated CMP will be produced once a contractor is in place.

Officer Note: The applicant has responded to these points which are addressed in the Highway
section below with no further observations received from the Highways department.

8.15 Inclusive Design: Various points raised regarding transport, entrance and egress, circulation, public
realm and sanitary facilities. The points raised have been addressed by the applicant and are
addressed from paragraph 10.88 below.

8.16 Sustainability: The application considers emerging and adopted Islington Local Plan policies. The
applicant presents a scheme that aims to reach sustainability requirements needed for a major
application, whilst being a minor application. This ambitious approach is welcomed, despite the fact
that some requirements are not met completely. Some areas require more information such as
SUDS strategy. Appropriate numbers and placement of bird boxes should be provided, with advice
from a suitably qualified ecologist. Integrated bird and bat boxes are preferable, such as swift
bricks. London Plan Policy SI1 2 (a) requires all development to be air quality neutral. GLA
guidance on Air Quality Neutral paragraph 2.3.1 states what is required. The use of a heat pump
system suggests the development meets the Building Emissions Benchmark as per paragraph
3.1.1 of the guidance.

8.17 Building Control: The arrangement of the firefighting shaft ventilation arrangements (at each floor
level) are not clearly shown on the drawings in the Fire statement. Is there provision for smoke
release from the basement lobby? Services/riser shafts relevant to operation of firefighting shatft
should only be located within/accessed from the firefighting shaft. Methods and construction
materials are not specifically detailed.

8.18 Planning Policy: Building over 30m in height, including any plant, are classed as tall buildings and
this area is not identified as suitable for a tall building. Therefore, the height needs to be reduced
to comply with Policy BC9 and Draft Policy DH3.

Officer Note: The overall building height has been reduced to below 30m and is therefore now
policy compliantin this regard.


https://www.london.gov.uk/sites/default/files/air_quality_neutral_lpg_-_consultation_draft_0.pdf
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RELEVANT STATUTORY DUTIES & DEVELOPMENT PLAN CONSIDERATIONS & POLICIES

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

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

1 To determine the application in accordance with the development plan unless other material
considerations indicate otherwise (Section 38(6) of the Planning and Compulsory Purchase

Act 2004) (Note: that the relevant Devel opmen

Plan, including adopted Supplementary Planning Guidance.) and;

1 As the development is within close proximity to a conservation area, the Council also has a
statutory duty in that special attention shall be paid to the desirability of preserving or
enhancing the character or appearance of that area (s72(1) Planning (Listed Buildings and
Conservation Areas) Act 1990).

1 The development is also in close proximity to statutory listed heritage assets and therefore
the Council has a statutory duty to pay special regard to the desirability of preserving these
listed building(s), their setting and any of their features of special architectural or historic
interest (s16(2) and s66(1) Planning (Listed Buildings and Conservation Areas) Act 1990).

Nati onal Pl anning Policy Framework (NPPF):
presumption in favour of sustainable development which should be seen as a golden thread
running through both plan-making and decision-taking. For decision-taking this means: approving
development proposals that accord with the development plan without delay.

At paragraph 8 the NPPF st at es: it hat sustainabl e dev
environment al rol eo.

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

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

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

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

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

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

The Equality Act 2010 provides protection from discrimination in respect of certain protected
characteristics, namely: age, disability, gender reassignment, pregnancy and maternity, race,
religion or beliefs and sex and sexual orientation. It places the Council under a legal duty to have
due regard to the advancement of equality in the exercise of its powers including planning powers.

Par a

el

op






