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Planning and Transportation 12 May 2015

Subject: Public

Land Bounded By Charterhouse Street, Lindsey Street,
Long Lane And Hayne Street London EC1

Ground plus five storey over site development at
Farringdon East Station, comprising office (B1)
(11,211sqg.m) with associated cycle parking, servicing,
storage and plant and use of void space within the station
infrastructure fronting onto Lindsey Street, Charterhouse
Square and Hayne Street for retail use (Use Classes Al-
A5), (286sg.m) office entrance and servicing.

Ward: Farringdon Within For Decision
Registered No: 13/00605/FULEIA Registered on:
21 June 2013
Conservation Area: NO Listed Building: No
Summary

The proposed development was considered by Members at the Planning and
Transportation Committee on 1% December 2014. On 1 December 2014 the
Planning &Transportation Committee considered a report in respect of the
Farringdon East Crossrail over development site which is attached in full.

The case was deferred as the Committee was of the view that they considered
alterations could be made to it that would make the scheme acceptable.
Concerns were expressed regarding the bulk and scale of the development, the
design of the development, light spillage from it and its impact on the adjoining
conservation areas and listed buildings, particularly relating to Charterhouse’.

The applicants have not felt able to alter the accommodation size and fundamental
design approach resulting in the bulk and scale of the remaining development as
previously proposed. They have recently made a number of elevational changes
submitted reports in respect of light pollution and light spillage that address a number
of the Committee’s concerns and have agreed to restrict the use of the proposed
retail unit in the North West corner to A1/A3 use.

The reports confirm that light spillage demonstrate that light spillage from the
building would be within acceptable limits for its location. The proposed changes to
the elevations and the changes to the retail unit would further reduce the impact on
the surrounding area.

It is therefore considered that the proposal would provide a development that would
on balance be appropriate to this part of Smithfield within the designated area of
intensification.

Recommendation




(1) That planning permission be granted for the above proposal in accordance with
the details set out in the attached schedule subject to:

(a) the Mayor of London being given 14 days to decide whether to allow the
Corporation to grant planning permission as recommended, or to direct refusal, or to
determine the application himself (Article 5(1)(a) of the Town & Country Planning
(Mayor of London) Order 2008);

(b) planning obligations and other agreements being entered into under Section 106
of the Town & Country Planning Act 1990 and Section 278 of the Highway Act 1980
in respect of those matters set out in the report, the decision notice not to be issued
until the Section 106 obligations have been executed;



Introduction

1.

On 1 December 2014 the Planning &Transportation Committee considered a
report in respect of the Farringdon East Crossrail overdevelopment site
which is attached in full.

The case was deferred as the Committee was of the view that they
considered alterations could be made to it that would make the scheme
acceptable.

The minutes record ‘the committee supported the principle of the application,
however expressed some concerns regarding the office entrance on Lindsey
Street. Members noted that due to the site constraints there was room for
only the office entrance lobby at ground level and the remainder of the office
floor space would be allocated on the upper floors.

Concerns were expressed regarding the bulk and scale of the development,
the design of the development, light spillage from it and its impact on the
adjoining conservation areas and listed buildings, particularly relating to
Charterhouse’.

Since that time a number of meetings have been held with the applicants.
They have not felt able to alter the accommodation size and fundamental
design approach resulting in the bulk and scale of the remaining
development as previously proposed. They have recently made a number of
elevational changes and submitted reports in respect of light pollution and
light spillage that address a number of the Committee’s concerns.

Previous commentators have been re-consulted in respect of this information
and any responses received will be provided to the Committee on the day
before the Committee.

Since reporting to Committee the Local Plan has been adopted on 15
January 2015 and the conditions will be amended if the Members are
minded to approve the scheme. There are no other relevant changes to the
policy framework.

The developers have sought to address:
a) Light pollution and light spillage

b) Design of the building

c) Retail uses

Light pollution and spillage

9.

10.

11.

12.

A Light Pollution Assessment has been prepared by GIA which assumes no
external lighting to the north elevation and standard lighting scheme
providing 500 lux at desk level for the office spaces.

The assessment considers the impact on sensitive receptors in close
proximity to the site. These are:

The windows of residential properties at 3 Hayne Street, 71-72 and 74-76
Long Lane and Charterhouse Square.

It concludes in relation to the residential properties that the illuminance
values do not exceed the limits recommended by ILP’s guidelines as the
maximum value is 2lux on 3 Hayne Street can be considered as negligible



13.

14.

15.

16.
17.

18.

19.

Design

In relation to Charterhouse Square the maximum illuminance levels from the
proposed office spaces is 0.5lux. The impact of the light spillage on this
space can be considered as negligible.

From the retail units at ground floor level it is unlikely that the light spillage
would constitute a nuisance to the upper floors of the surrounding residential
properties as the upward light spillage is very limited. In addition the impact
on the square should also be small due to the distance from the proposed
development and would be limited to the closest corner.

A Light Spillage Mitigation Strategy has been submitted by GMA which sets
out the following:

It agrees to conditions being imposed in respect of external lighting.

A coating to the glazing that will limit 40% of light passing through the
glazing is to be included could be the subject of a condition.

Measures to be included in the terracotta framing elements to minimize light
spillage (outlined later).

An internal lighting design and building management proposal to be agreed
through a S106 similar to that which you agreed at 21 Moorfields.

of the building

20.

The developers have felt unable to fundamentally redesign the building
which they regard as appropriate, any significant changes would
compromise the upper floors in addition to the floors compromised by the
Crossrail station at lower levels. They have, however, considered different
options for modifying the windows on the Charterhouse Square elevation
and the northern return to Hayne Street to reduce light spillage from the
building after dark. Having evaluated these different options, it is considered
that the introduction of black fritting to the edges of the windows would, in
conjunction with the projecting terracotta framework elements, significantly
reduce the degree to which illuminated windows would be visible in oblique
views of the building from locations such as Charterhouse Square. This
option would reduce the amount of light spillage at night without having to
alter the overall design concept for the building and would effectively leave
its daytime appearance unchanged. The details of the alterations to the
windows would be subject to condition.

Land Use

21.

Objectors raised concern about the potential disturbance from the retail uses
to the Square. The developers would accept a condition that the smaller
retail unit on the corner of Charterhouse Street and Hayne Street be
restricted to A1/A3 and would accept a condition requiring a Retail
Management Strategy should this be considered appropriate.

Conclusion

22.

Whilst these alterations and undertakings may not go as far as Members
would have wished, these measures go some way to addressing a number
of Members’ concerns. They do not remove a number of objectors’ concerns
which are likely to be repeated. However, | remain of the view that this is an
acceptable development and improved by the measures outlined and
recommend it to you for the reasons previously outlined subject to further
conditions and clauses in the S106 agreement.



Background Papers

Internal

Report to the Planning and Communications Committee 1°' December 2014 and
Minutes of meeting

External

Light Spillage Mitigation Strategy GVA Bilfinger

GIA Light Pollution Note 23 April 2015

PLP/Architecture Alternative elevation studies 23 April 2015
Email GVA Bilfinger 30 April 2015



Commilttee: Date:

Planning and Transpbrtation . | 1 December 2014

Subject:

Land Bounded By Charterhouse Street, Lindsey Street, Long Lane And Hayne
Street London EC1

Ground plus five storey over site development at Farmringdon East Station,
comprising office (B1) (11,211sqg.m) with associated cycle parking, servicing,
storage and plant and use of void space within the station infrastructure fronting
onto Lindsey Street, Charterhouse Square and Hayne Street for retail use (Use
Classes A1-Ab), (286sq.m) office entrance and servicing.

Ward: Farringdon Within : Public For Decision

Registered Noﬁ 13/00605/FULEIA | Registered on: 21 June 201 3

Conservation Area: NO Listed Bﬁlldlng: No
Summary

The proposal is for a ground plus five storey building as over site development
(OSD) on the site of the Crossrail ticket hall permitted under Schedule 7 of the
Crossrail act 2008. The building would provide 11,211sq.m. of office floor space
(B1) and 286sg.m of retail space (A1-Ab). The scheme is the subject of an E.L.A as
required by the Crossrail Act.

A number of objections fo it have been raised. The principal grounds of objection
are that the building would harm the setting of the listed Smithfield Market and
Charterhouse Square, would create light spillage to Charterhouse Square and
adjoining residential properties and affect the daylight and sunlight to some nearby
properties.

It is considered that less than substantial harm is caused to these important the
designated heritage assets (the conservation area and setting of listed buildings)
and that on balance a scheme has been developed that is well designed and wouid
ensure that the site Crossrail infrastructure would not remain exposed for an
indefinite period. The proposed building is a high quality contemporary design
whose appearance and facing materials makes clear references to its surroundings
and would provide an appropriate marker for the new ticket hall. The uses would be
appropriate for this part of Smithfield and the designated area of intensification.

A number of matters are subject to conditions and clauses in the proposed S106
mitigation measures for light spillage and vehicle management.

On balance it is considered that the scheme provides a development which does not
cause substantiat harm to designated and non- desighated heritage assets and that
it provides public benefits which outweigh the less than substantial harm.




Recommendation

(1) That planning permission be granted for the above proposal in accordance with
the details set out in the attached schedule subject to:

(a) the Mayor of London being given 14 days to decide whether to allow the
Corporation to grant planning permission as recommended, or to direct refusal, or to
determine the application himself (Articie 5(1)(a) of the Town & Country Planning
{Mayor of London) Order 2008);

(b) planning obligations and other agreements being entered into under Section 106
of the Town & Country Planning Act 1980 and Section 278 of the Highway Act 1980
in respect of those matters set out in the report, the decision notice not to be issued
until the Section 106 obligations have been executed.
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The site is bounded by Charterhouse Street, Lindsey Street, Long Lane
and Hayne Street. The previous buildings on the application site at
Farringdon East have been demolished to allow construction of the
Crossrail works. The Crossrail works comprise the ficket hall, Barbican
Link providing a passenger interchange between Crossrail and
Barbican platforms, ventilation and an emergency escape core.

Relevant Planning History

2.

Under the provisions of Schedule 7 to the Crossrail Act 2008, ‘Plans &
Specifications’. Approval was granted on 17 November 2011 by the
City for the construction of a new ticket hall station service structure
and Barbican Station link bridge at Farringdon East. The new trains
that are to be provided by Crossrail will be approximately 200m long,
which will necessitate dual station entrances and two ticket halls at
Farringdon. An additional Crossrail station, Farringdon West, will
therefore be located at Cowcross Street approximately 300 metres to
the west of the site, within the London Borough of islington.

The Crossrail and OSD works at Farringdon West are in Islington and
fall outside the scope of this application.

The previous buildings on the application site at Farringdon East have
been demolished to allow construction of the Crossrail works. The
Crossrail Schedule 7 works comprise the ticket hall, Barbican Link
providing a passenger interchange between Crossrail and Barbican
platforms, ventilation and an emergency escape core.

The ticket hall sfructure would be part ohe and part three storeys high,
occupying the southern end of the site at ground floor level fronting
onto Long Lane and the southern ends of Lindsey Street and Hayne
Street. The spaces within the void area not occupied by the Crossrail
operational development would be available for the OSD. The Crossrail
works at the application site are expected to be completed by July
2018.

Crossrail has an undertaking to submit a planning application for any
replacement or further development taking place over the works site
(the OSD). This is to optimise the development opportunities above
and around the Crossrail infrastructure, where former buildings have
been demolished, and to ensure that gaps in the townscape are
repaired.

Without the OSD, only the ticket hali the ventilation and emergency
escape core which would provide would occupy the site. The existing
solution offers no frame to the eastern edge of the market or the south
west corner of Charterhouse Street.

In instances where developers already had an interest in the sites,
Crossrail has entered into ‘collaboration agreements’ to bring the OSD
forward. Where no developer is in place (the non-collaboration sites),
the Secretary of State has undertaken to submit a planning application
itself within two years of start of works on site. The OSD would then be



marketed to a future developer with receipts going back into the
Crossrail project. As no developer is in place, the Farringdon East OSD
is a ‘non-collaboration site’ and Crossrail has submitted the application.

Proposal

9.

10.

1.

12.

13.

14.

The development would comprise a ground plus five storeys OSD at
Farringdon East Station (OSD), would be a maximum of 30 meters
above ground and is described as follows:

Office (Use Class B1) with associated cycle parking, servicing,
storage and plant and use of void spaces within the station
infrastructure fronting onto Lindsey Street, Charterhouse Square and
Hayne Street for retail use (Use Classes A1 — Ab), office entrances
and servicing.

The proposals would provide 11,211 square metres of offices (B1) and
286 square metres of retail space (A1-A5).45 cycle parking spaces
would be provided at mezzanine level for the office occupier and 5
cycle parking spaces would be provided within the retail units.

There would be no basement accommodation as this would be entirely
taken up by Crossrail.

The ground floor would include an office entrance and lobby fronting
Lindsey Street, a retail unit on the corner of Lindsey Street and
Charterhouse Street and a small retail unit on the corner of
Charterhouse Street and Hayne Street. These units would be
separated by the Station emergency escape and ducts. The servicing
for the offices would be provided by a vehicle service bay shared with
the Crossrail Station previously approved under Schedule 7 of the
Crossrail Act. As a result of the constraints imposed by the Crossrail
Station the retail units would have to be serviced from the street.

The building would be feature terracotta vertical framing coloured to
one side which would signpost the station and provide a different
appearance to each elevation dependant on the direction from which it
is viewed.

The application was submitted on the 21 June 2013 but has been held
in abeyance pending discussions.

Consultations

City of London Consulitations

15.

16.

The Director of Markets and Consumer Protection raised concern that
the entrance to the service area would be located opposite 3 Hayne
Street that is in residential use. The position of the service area was
permitted under the Crossrail Act and would be shared with the ticket
hall. Conditions in respect of equipment noise, the ventilation of the
catering units etc. have been requested and would be attached to the
permission.

The views of other City of London departments have been taken into
account in the preparation of this redevelopment scheme and some



detailed matters remain to be dealt with under conditions and the
Section 106 agreement.

External Consultations

17.

18.

19.

20.

21.

22

A number of comments regarding the proposals have been received
from external organisations or individuals. Responses to these
representations are given within the Considerations section of this
report. These are summarised below.

Natural England considered that the development would have no
significant impact on any statutory designated sites landscapes or
species and would encourage the introduction of green infrastructure. A
substantial area of the roof around the perimeter of the plant enclosure
would be greened. They conclude that the development should
complement and enhance local distinctiveness.

English Heritage considers that the historic built environment in the
area is of very high significance. They support the principle of
developing above the Crossrail Station and agree that containing the
necessary station vent shafts etc. within a well-designed new building
is appropriate. However they note that the height of the new building
would have an overbearing impact upon the setting of the grade li*
listed Smithfield Market and reduce its dominance in this part of
Smithfield in certain views. In this regard, they urge the City, when
coming to a decision, to weigh harm against the public benefits of the
development in accordance with paragraph 134 of the NPPF.

The GLA in their Stage 1 Consultation Response considers that the
principle of a mixed use office and retail over site development would
be appropriate for this location in the Central Activities Zone and is
strongly supported. They note that the proposed building would entirely
fill the urban block, providing a small element of retail frontage at
ground and office accommodation in the five storeys above,
maximising the use of the site that would underused by the approved
Crossrail infrastructure.

They consider that the height of the proposed building corresponds to
the adjacent buildings on Charterhouse Square and Hayne Street.
While the proposed building would be larger in scale relative to some of
its neighbours, it is considered that the single mass would sit
comfortably in its surrounding context and provides a subtle silhouette.
However they consider that a building of much larger in scale would be
likely to be unacceptable. They consider that the views submitted by
the applicant of the impact of the building on a number of local views,
demonstrate that the proposed building would not significantly harm the
setting of either of the Charterhouse Square Conservation Area or the
Smithfield Conservation Area or the listed buildings in the vicinity.

They consider that the design of the development responds
appropriately to the surrounding heritage assets whilst creating an
urban marker for the new Farringdon Crossrail Station. The resulting
contemporary building is of a high architectural quality and responds
well to the challenging context of the site. They suggest that further



23.
24.

25.

26.

27.

28.

29,

30.

consideration be given to the treatment of Hayne Street to address any
possible antisocial behaviour and security issues that may arise.

Their comments include those of Transport for London.

The City Heritage Society considers the proposals to be imposing,
would dominate the area with the massing and bulk of the proposed
building compromising the setting of the market and does not appear to
respond to its context in the Smithfield Area. Their main concern is the
setting of the Smithfield Market building and the apparent lack of any
relationship to this historic element of this area in the City.

The London Borough of Islington state that as the site is adjacent to
Charterhouse Square Conservation Area and other heritage assets
they raise the following objections: The copper clad domes of the
Smithfield Market should be ‘read’ against the open sky for them to be
appreciated. They consider that this would only be possible if the
proposed building were to be reduced by 2 storeys. They state that this
would in addition ensure that the building would be less dominant in
relation to the market buildings and would reduce its impact on
Charterhouse Square. They support the proposed uses but raise
concerns about the hours of operation of the retail units.

They question Crossrail's data and conclusions of the lorry movement
forecasts both in the construction and operational stages.

The Smithfield Tenants’ Association commented that they did not
receive a letter during the first round of consultations. My records
indicated that they were consulted but they appear not to have received
the letter. They have since replied to the second round of consultations
and their comments relate to the effects of construction on the
operation of the market. Any permission would be subject to pre-
commencement conditions requiring the submission and approval of a
construction method statement and logistics plan. The Tenants’
Association would be consulted on receipt of these documents.

The Charterhouse set out their plans to embark on a scheme to open a
museum and open the Square to the public in 2016. They are
concemed that the proposed scale of the over-site development would
threaten the plans by the Charterhouse to enhance the square. In
particular they are concemned that the proposed massing is out of scale
with its surroundings and suggest that it would benefit from
‘fragmentation’ by lowering the North east Corner and deepening the
facade and that the materials proposed for the facades would be out of
keeping with those of the adjacent buildings.

Their greatest concern is that light spillage from the windows would
harm the meditative nature of Charterhouse Square and engulf the low
level gas lighting that preserves its unique character. They are seeking
assurances that should the development be granted permission the
building management plan would incorporate mitigation measures to
deal with light emission.

They are concerned that vehicular activity associated with the
development would put pedestrians using the narrow footpaths and



31.

32.

33.

34.

35,

streets when visiting the Charterhouse complex at risk from vehicutar
activity associated with the development.

They add that the potential use of the retail uses as licenced premises
would add to the nuisance caused to residents and the mess left in
Charterhouse Square which is ieft for the charity to clear up.

Sutton's Hospital is a charity that provides care and end of life support
to over 40 gentlemen within the Charterhouse complex. They have
raised the same issues and concerns as the Charterhouse.

The Smithfield Trust strongly object to the proposals and feel that the
design does not adequately address the future importance of the
eastern ticket hall and the increase in pedestrian activity. They feel it is
“ll-conceived” in terms of design layout and particularly the
architectural design of the facade considering the many listed buildings
in the vicinity. They consider it to be a “non-descript” modern office
block that does not in any way relate to the historic character of the
locality. They “categorically implore” the City fo refuse the scheme and
encourage the applicants to come back with a new design that would fit
the historic character of the area and can be “recognised throughout
the world”.

Save Britain’s Heritage object to the bulk and scale of the proposal
which is considered to cause substantial harm to the neighbouring
conservation areas and to the setting of the Charterhouse. SAVE
accepts that the site needs to be brought back into use but considers
that there is no need for a building of the scale proposed. The
introduction of retail uses to Charterhouse Square is also considered to
be detrimental to the largely residential character of Charterhouse
Square.

A number of local residents have made comments listed below which
reflect those set out above:

a) Loss of light to their premises;

b} Loss of privacy;

c) Enclosure of Hayne Street giving a canyon effect;

d) Adverse effect on Charterhouse Square Garden;

e) Height of building is out of context to those in the vicinity;
f) Harm to the Smithfield Market building;

g) Light spillage from the building would have an adverse effect on the
Charterhouse Garden and cause a nuisance to residents;

h) Poor design and inappropriate use of materials;

i) The benefit of the increase in the provision of new office floor space
is not sufficient to outweigh the other detrimental factors;

J) Loss of views of the Market Buildings from Charterhouse Square;
k) Loss of sunlight to the Square;



|) The North East corner should be reduced in height to maintain
views of the market building;

m) The retail use would create a nuisance and increase footfall
through the Square;

n) It is an inappropriate area for licenced premises;

o) The building should be lower and designed for use by small
businesses that characterise the area;

p) Florin court Freehold Ltd and Florin Court Management Ltd have
objected for similar reasons as those above and are set out in the
attached copy of their letter. In addition they raise concern about the
likely increase in HGV lorry movements in the area and the increase
in noise, poliution that would be added to that caused by the market
traffic. They feel that they would also present a safety issue for the
elderly residents of the Charterhouse.

Policy Context

36. The development plan consists of the London Plan, the saved policies
of the Unitary Development Plan and the Core Strategy. The London
Plan, UDP and Core Strategy policies that are most relevant to the
consideration of this case are set out in Appendix A to this report.

37. The City of London Local Plan was published in December 2013 and
was subsequently submitted to the Secretary of State for examination
by a Planning inspector. The inspector’s report on the Local Plan was
issued on 12th November 2014. The Inspector found that the Local
Plan was sound and he did not make any recommendations for
material modifications. The inspector’s report is before you today.

38. The National Planning Policy Framework (NPPF) (para 216) states that
“decision-takers may give weight to relevant policies in emerging plans
according to...the stage of preparation of the emerging plan {the more
advanced the preparation, the greater the weight that may be given)”. It
is intended that the Local Plan will be adopted by the Common Council
on 15th January 2015. Upon adoption the Local Pian wili supersede the
Core Strategy and UDP.

39. The Draft Local Plan incorporates the Core Strategy which has been
carried forward with limited alterations. These alterations include,
“Protecting existing office accommodation where there are strong
economic reasons why the loss of offices would be inappropriate
(policy CS1 — Offices) and greater restriction on where additional
housing should be located (policy CS21 Housing). It includes new
policies for Development Management.

40. There is relevant City of London and GLA supplementary planning
guidance in respect of Planning Obligations, Sustainable Design and
Construction, London Views Management Framework, Riverside
Appraisal of the Thames Policy Area and the City Open Spaces
Strategy 2008.



41.

Government Guidance is contained in the National Planning Policy
Framework (NPPF).

Environmental Impact Assessment

42.

43.

44,

This application is accompanied by an Environmental Statement (ES).
This proposal would not normally require to be accompanied by an ES
but is required to do so by the Crossrail Act.

The Crossrail Statement (ERM 2005) assessed the construction and
the structures required for the operation of the railway. However,
Section 14 of the Crossrail Act 2008 provides that, where a building is
demolished or substantially demolished for the purpose of the Crossrail
works, any later planning application for the replacement development
(for example an Over Site Development (OSD) over a Crossrail station)
must be accompanied by an Environmental Impact Assessment (EIA).
This is irrespective of whether the development is defined as ‘EIA

development under the EIA Regulations, on the basis that the

repiacement development forms part of the overall Crossrail project
and in this sense, the Crossrail Act seeks to ensure that all the direct
and indirect environmental effects of the development authorised by
the Act are properly assessed at the appropriate stage.

The ES is a means of drawing together, in a systematic way, an
assessment of a project’s likely significant environmental effects. This
is to ensure that the importance of the predicted effects and the scope
for reducing them are properly understood by the public and the
competent authority before it makes its decision.

Considerations

45.

46.

The Corporation, in determining the planning application has the
following main statutory duties to perform:-

o 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);

* to determine the application in accordance with the development
plan unless other material considerations indicate otherwise.
(Section 38(6) of the Pianning and Compulsory Purchase Act
2004).

» In considering whether to grant planning permission for
development which affects a listed building or its setting, to have
special regard to the desirability of preserving the building or its
setting or any features of special architectural or historic interest
which it possesses. (S66 (1) Planning (Listed Buildings and
Conservation Areas) Act 1990); in this case the duty is to the
desirability of preserving the setting of listed buildings; to have
regard to the purpose of conserving biodiversity as required by
Section 40 of the Natural Environment and Rural Communities Act
2006.

in considering the planning application before you, account has to be
taken of the environmental information including the Environmental



47,

48,

49.

Statement, the statutory and policy framework, the documentation
accompanying the application, and the views of both statutory and non-
statutory consultees.

The Environmental Statement is available in the Members' Room,
along with the application, drawings and the representations received
in respect of the application.

There are policies in the Development Plan which support the proposal
and others which do not. It is necessary to assess all the policies and
proposals in the plan and to come to a view as to whether in the light of
the whoie plan the proposal does or does not accord with it.

The principal issues in considering this application are:

¢ The extent to which the proposals comply with Government policy
advice (NPPF).

¢ The extent to which the proposals comply with the relevant policies
of the London Plan, Core Strategy and the saved policies of the
Unitary Development Plan.

* The impact of the proposal on heritage assets.

¢ The impact on the nearby buildings and spaces, including
daylight/sunlight and amenity.

* The effect of the Crossrail structures on the design and
configuration of the building.

Economic Development issues
Offices

50.

51.

52.

53.

London’s status as a world city is founded to a substantial degree on its
concentration of international service activities and, most noticeably, by
the clustering of financial and business services in the City of London.

The importance that is attached to the maintenance and enhancement
of the City's role as one of the world's leading financial and business
centres is reflected in the policies of the London Plan and Core
Strategy, particularly policies 2.10 and CS1.

The site is located within the North of the City, Key City Place area as
identified in the Core Strategy and subject to Policy CS5. This
recognises the impacts and benefits Crossrail have upon this part of
the City and its potential to ‘iead the way as an ‘eco-design’ district
within the City’, capitalising on its mixed use character and improved
public transport.

The London Plan identifies Farringdon/Smithfield as an Area of
Intensification where opportunities should be taken to accommodate
growth in employment and new homes, although the City considers
that the majority of this growth should be accommodated in Camden
and Islington, ‘with some growth within the wider northern and western
areas of the City’.



54.

55.

56.

57.

58.

59.

60.

61.

62.

63.

The building would provide high quality office accommodation to meet
the demands of the City’s commercial occupiers. The site wouid
provide 11,211 sq. m of high quality office accommodation at part first
and second floors and in complete floors at third, fourth and fifth ficors.
There is a relatively small entrance lobby at ground floor accessed from
Lindsey Street.

The applicants’ case for the amount and configuration of fioor space is
summarised below:

¢ The Crossrail Scheme at Farringdon East proposes a hew office
building of 8,034sq.m net internal area. Commercially, the
Farringdon area of the City is becoming more and more attractive
to major occupiers with the Crossrail infrastructure and the
technology media and telecommunications sector being the major
drivers for this;

¢ The OSD scheme would provide much needed new build space in
this specific area; however, the configuration of the bullding is
compromised at the lower levels by the Crossrail Station beneath.

Major office occupiers seeking accommodation in Central London, and
particularly the City, require efficiently configured and large floor plate
offices, generally in the range of 929sq.m. to 1911sq.m. The average
floor plate size for pre-lettings in the City over the past 10 years has
been 11579sq.m. (and 1207sq.m for Central London).

The lower floors of the proposed development are therefore at the
lower end of the range required by modem office occupiers.

The overall quantum of space should be sufficient fo attract a pre-let.
Any reduction in space would remove this as a likely option and
therefore would increase risk and reduce the attractiveness of the
opportunity to the development market.

The compromised configuration is likely to reduce the rents achievable
for the lower levels of the property; only the upper levels would be able
to achieve the full market rent. The larger, more regular floor plates are
required to ensure the overall let-ability and viability of the

development.

The presence of the station at ground and basement levels restricts the
space available to accommodate [ower value ‘back-office’, supporting
functions and plant, which could potentially be displaced to upper
levels, reducing the net office accommodation at upper levels which
could result in discounted rents in these locations.

The design of the OSD needs to minimise any adverse impact of the
station operational activity on the office accommodation in order to
maintain value. Potentially, a reduction in the height of the building
could adversely impact occupier perceptions of the accommodation.

This scheme is required to assist in the funding of the Crossrait
scheme.

A copy of the Commercial Supporting Statement is attached.



Retail

64. 286sqg.m of retail use (classes A1 to A5) would be provided in two units
in the void spaces that would be left by the Crossrail accommodation
on the north-east and north-west corners. This would be appropriate to
this mixed use area in close proximity to the new ticket hail.

65. Concerns were raised about the potential use of the retail units as
licenced premises causing nuisance to residents and mess in
Charterhouse Square. Nuisance issues would be addressed through
conditions relating to hours of operation.

66. SAVE have raised the issue of introducing retail uses onto the site.
Two retail uses are proposed on the north east and west corers of the
building. The larger unit would front onto Lindsey Street with only a
short return onto Charterhouse Street, short of Charterhouse Square
itself. The second retail unit is effectively a kiosk unit located on the
corner of Charterhouse Street and Hayne Street. Although this unit
would front onto the western end of the Square, it is considered unlikely
that this unit would generate significant visual or noise nuisance or
change to the character of the Square.

Railway Infrastructure

67. The ground area of Farringdon East site and the below ground ievels
will be largely occupied by railway infrastructure associated with the
Crossrail Station. This imposes significant constraints on the site as
only a part of the ground level area and no below ground level areas
would be available for any over-site development building.

68. In addition to the ticket hall, the station areas will accommodate
escalators and an inclined lift leading down to a lower level
intermediate concourse. A pair of escape stairs will provide emergency
evacuation routes from the station which will exit on Charterhouse
Street on the north side of the site. The ventilation requirements of the
station include substantiat draught relief ducts and very large forced
ventilation extract fans. This equipment will be housed within a three
storey high enclosure located on the eastern part of the site on Hayne
Street. The proposed building on the site will have to accommodate the
ticket hall, the extract fan structure and the other above ground railway
related infrastructure within its overall envelope.

Proposed Appearance

69. Various height and massing options were considered for the site.
These options took account of the need to accommodate a viable
quantity of floorspace, the need to incorporate the railway associated
infrastructure, to relate appropriately with the neighbouring and nearby
listed buildings, and with the local townscape of the adjoining
conservation areas.

70.  Various building forms with set-backs on the north and south sides and
overall heights of up to eight storeys were investigated in early design
studies. The final form of the building is a simple rectangular block six
storeys in height. This height is noticeably tall in comparison fo the



71.

72.

73.

74.

75.

general pattern of development within the surrounding area but is only
marginally higher than the neighbouring 23-28 Charterhouse Square,
located immediately to the north. It is considered that due to its large
size within the locality, the status of the building within the urban
hierarchy wouid identify it as a marker for the Crossrail station.

Entrances for the ticket hall not part of this application will be
accommodated within the south east and south west corners of the site
on Long Lane and the building has been designed to sympathetically
accommodate it. The office entrance lobby would be located at ground
floor level and entered from Lindsey Street. Due to the site constraints
there is room for only the office entrance lobby at ground floor level, the
remainder of the office floorspace would be located on the upper floors.
The retail frontage would extend part way along Lindsey Street and
Hayne Street.

The draught relief ducts and forced ventilation extract fans, large
ventilation outlets associated with the station and railway, and the
building’s service entrance would be located on the Hayne Street
frontage and integrated within the overall facade design. The building
would be high in relation to the narrow width of Hayne Street at its
southern end but the street opens up northwards as it bridges the wide
railway cutting within which Barbican Station is located.

The rationale for the overall appearance of the building to create a
distinct order to the facades into a strong base, a clear body and a
visually lighter top. This carefuily scaled interpretation of the
proportions of many of the surrounding Victorian buildings, along with
the choice of facing materials seeks to integrate this large
contemporary building into its surrounding context rather than to create
a deliberately contrasting statement building.

The strong base would allow the three key functions of the ground
floor, the station entrance, the office lobby and the retail units to
assume appropriate significance. The base would be slightly recessed
back from the upper floors and would be distinguished by a greater
degree of glazing which would help activate the facades at pavement
level. The middle levels of the facade would accommodate the majority
of the office floors. The uppermost storey will appear fighter than the
lower levels and would help to reduce the monolithic height of the
structure.

The visual rhythm of the facade has also been designed to recall the
vertical proportions of the sumrounding buildings and fine grain of the
surrounding streetscape. The window openings would narrow at each
storey and as the elements become closer on each succeeding storey,
they become finer. The cladding of the elevations on all but the upper
floor would comprise a terracotta framework with windows inset within
deep reveals. The vertical terracotta elements would feature coloured
faience to the window reveals, on one side only, which would provide a
different reading dependent on the direction that the building wouid be
viewed from. The colours have been chosen to pick up references from
the different context of each of the facades. The fifth, attic, floor would



be fully glazed with closely spaced external fritted glass structural fins
maintaining the facade rhythm at the top of the building. The set-back
plant room would be faced in standing seam copper cladding to relate
to the market building opposite. Window frames, louvres and other
metal elements would be given a bronze anodised finish.

Design and Heritage Considerations

76.

77.

The proposals need to take account of the policies of the National
Planning Policy Framework (NPPF) (March 2012). Paragraph 129 of
the NPPF states that local planning authorities should identify and
assess the particular significance of any heritage asset that may be
affected by a proposal (including the setting of any asset). The
assessment of significance should be taken into account when
considering the impact of a proposal.

The development will not have a direct impact on any heritage asset.
However, there are a large number of heritage assets in the
surrounding area, the setting of which could be impacted by the
proposals.

Listing of Designated Heritage Assets Potentially Impacted by the Proposals

78. Twenty three listed bulldings have been identified as potentially
impacted by the proposed development. These are:
Name and Grade of Listing Street Name
Master's House, The Charterhouse ‘ Charterhouse Square
Grade |
The Charterhouse Charterhouse Square
Grade |
East building of Central Market West Smithfield
Grade II* '
Railings/gates - New Church Hawe Charterhouse Square
Grade |
Four lamp posts Charterhouse Square
Grade 1l
Warden's House, Gatehouse, St Bart's College Charterhouse Square
Grade |l
Number 12A Charterhouse Square & walls and
railings
Grade |l
Six bollards on N and NW sides of the Square Charterhouse Square
Grade

Numbers 4 & 5 Charterhouse Square and

attached railings
Grade 1l

89 Charterhouse Street
Grade |l

74 & 75 Long Lane
Grade Il

Smithfield Poultry Market Charterhouse St/Long Lane
Grade If




Number 14 Charterhouse Square and attached

railings
Grade |l

Numbers 12-13 Charterhouse Square and

attached railings
Grade Il

Gates at NW comer leading into Charterhouse Charterhouse Square

St
Grade Il

K2 telephone box on south side of Square. Charterhouse Square

Grade i

Fox and Anchor, 115 Charterhouse Street

Grade |l

119 Charterhouse Street
Grade il

Florin Court, Charterhouse Square
Grade |}

Barbican Estate
Grade Il

Settled street surface Charterhouse Square
Grade I

67-77 Charterhouse Street
Grade I

79-83 Charterhouse Street
Grade i

79.  There are three conservation areas in the vicinity of the site: the City of
London's Smithfield Conservation Area; the City of London’s
Charterhouse Square Conservation Area, and the L.B. Islington’s
Charterhouse Square Conservation Area.

80. Charterhouse Square is a protected London Square.

Assessment of the Impact of the Proposal on the Significance of the

Designated Heritage Assets

81. The significance of each of the above assets has been assessed in

82.

conformity with English Heritage's methodologies set out in their
documents; “The Setting of Heritage Assets (2011)” and “Conservation
Principles Policies and Guidance for the Sustainable Management of
the Historic Environment (2008)".

The results of the assessment of the proposals on the above heritage
assets are summarised below.

Charterhouse Square

83.

The proposed building will not be seen in conjunction with the listed
buildings on the on the north and east sides of the Square. It will,
however, be seen from within their setting, especially in the winter
months and will contribute to the sense of enclosure experienced within
the Square and will add to the variety of buildings which form its
frontage. The masonry grid frame would re-establish the street edge




and enclostre at the Square’s south western corner, and the building
would provide the locality with a hew high quality building that refates
positively to elements of its settings.

Charterhouse Street — Eastern End

84.

The secluded character of Charterhouse Square and the active,
commercial character of the market both contribute to the setting of the
listed buildings in this locality and this small section of Charterhouse
Street. The proposed building would be of a scale and materials and
subtle colouration that will positively reinforce the character of the
market space glimpsed from within this backstreet enclave of narrow
fronted buildings. The coloured faience on the window reveals of the
proposed buildings will reftect the historic use of tilework locally on
commercial buildings such as the Fox and Anchor Public House.

Charterhouse Street (west end) and Smithfield Market

85.

86.

87,

The proposed building will have a significant impact on the setting of
the 1866 Smithfield Meat Market building, and on the character and
appearance of the of the market complex overall. The proposed
building would be substantially bigger in terms of site area than its
immediate neighbour to the north 23-28 Charterhouse Square and
significantly taller than the neighbouring Meat Market buildings to the
west. The octagonal corner towers of the Market building with their
copper domes would from many viewpoints be seen against a new
backdrop of development. In some near and longer distance views, the
towers would no longer be seen against clear sky or alternatively
against a lesser amount of clear sky.

The setiing of the building's corner towers and domes are of
importance in terms of the character and the historic interest of the
Market buildings, and are a key element of the character of the
conservation areas. The corner towers identify the Market in longer
views and emphasise the scale of the Market building in comparison to
the surrounding buildings. The Market building's towers form important
skyline landmarks that are key elements of the character of all three
conservation areas. The presence of the new building would visually
diminish the prominence of the eastern towers and their domes. The
new building would be a more prominent landmark forming the visual
termination to the run of market buildings in many views from the west
when compared to the buildings that formerly existed on the site.

The repeating masonry grid design of the new building would
complement the rhythm of the stone dressings on the east market
buildings. The coloured faience will relate to colours found on the tiles
used in the market and on other buildings in the locality, the varied
colours of copper granite, brick and paintwork evident on buildings
nearby.

Long Lane

88.

The south etevation of the proposed building fronts Long Lane to the
south west of numbers 74 and 75. Its presence would have ho impact
on the significance of these buildings. The yellows and oranges



selected for the window reveals on the Hayne Street elevation will
relate to the brickwork which generally predominates in the locality and
would introduce a brighter, contrasting, visual counter to the
neighbouring dark brick office buildings on the north of Long Lane.

Barbican Estate and Landscape

89. - The proposals would have a negligible impact on the setting of the
Barbican and no impact on its significance.

Smithfield Conservation Area

90.  Although the site is located outside of the boundary of the conservation
area, the potential impact of the development would be significant in
providing a new termination to the run of market buildings at the
eastern end of the Market complex and a new landmark.

Charterhouse Square Conservation Area — Citv of London & L.B. Islington,
and Charterhouse Square as a Protected London Square

91. The proposed building would be located opposite the south west comer
of the Square and will not be seen in conjunction with the listed
buildings on the north and east sides, though it will be seen from within
their settings. The building would re-establish the street edge and
enclosure at the south west corner of the Square. The proposed .
building would be seen through tree foliage from within the Square and
will be significantly more visible in winter. Some existing views of the
Market building’s north eastem corner tower and dome would be lost or
diminished in a limited area looking southwest along Charterhouse
Square. As with the Smithfield conservation area, the proposed
building would form a new local landmark and although located outside
of the Charterhouse Square conservation area boundaries (City of
London and L.B.Islington) would have an impact on views from within
the conservation area boundary though the impact is considered to be
less than harmful.

Assessment Conclusions

92.  The proposals require careful consideration due to the sensitivity of the
' site’s iocation and the significance of the important heritage assets in
the vicinity.

93. The Smithfield Conservation Area is significant for its concentration of
historic buildings and infrastructure relating to three long-established
institutions: the former Priory of St Bartholomew the Great; St
Bartholomew's Hospital and the Meat Markets. The Charterhouse has
authoritatively been described as one of the most important
monuments of London and the Charterhouse Square conservation
areas (City of London and L.B. Islington) have its preservation and
enhancement at heart. The impact of the proposals on the settings of
the nearby listed buildings and any harm to their significance must be
fully considered.

94.  When assessing the impact of a proposed development on the
significance of a designated heritage asset, paragraph 132 of the
NPPF states that “...great weight should be given to the asset’s



95.

96.

97.

98.

99.

conservation. The more important the asset, the greater the weight
should be. Significance can be harmed or lost through alteration or
destruction of the heritage asset or development within its setting...any
harm or loss should require clear and convincing justification.”

Where a proposal would result in harm to the significance of a
designated heritage asset, it should be identified whether the harm is
substantial or less than substantial. If the harm is substantial the
proposed development should be considered in respect of paragraph
133 of the NPPF and if the harm is less than substantial the
development should be considered in respect of paragraph 134 of the
NPPF.

The Market building has considerabie historical, aesthetical and
communal significance. The Market building, served by railway lines
below, was designed to be the primary wholesale meat market for
London and was designed by the reputable Victorian architect and
engineer Horace Jones, giving the building great historical value. The
building is also of key aesthetic value for its highly decorative red brick
and stone architecture and the way this succeeds in integrating its very
large footprint into the surrounding townscape. It also possesses
communal value for its role within the local meat frading community.

The proposal would result in some harm to the setting of the Eastem
Meat Market buildings and so to its aesthetic significance. The
contribution made by the octagonal cormner towers and copper clad
domes to the local townscape and their presence within some local
views would be diminished by the scaie of the proposed building.

The setting of the Charterhouse would be changed in nature to but not
significantly harmed in that the views out from Charterhouse Square
woulid be affected by the presence of a new building of a greater scale
than most of the surrounding development. These views outwards
would usually be seen in close relationship with 23-28 Charterhouse
Street which is only marginally lower in height than the proposed
building and which already closes the westemn side of Charterhouse
Square.

Overall, it is considered that the harm caused by the proposal is less
than substantial and therefore the approach set out in paragraph 134 of
the NPPF should be applied to this case. Paragraph 134 of the NPPF
states that “any less than substantial harm to the significance of a
designhated asset should be outweighed by the public benefits of the
proposal. Great weight should be afforded to the desirability of
preserving the listed building and the setting of listed buildings or any
special features of special architectural or historic interest which they
possess”.

Public Benefits of the Proposal
100. There are three principal potential public benefits that the scheme

offers to off-set the less than substantial harm that the proposals would
cause to the setting of the Market buildings or the ioss of some views
from Charterhouse Square. These are: i) the detrimental impact on the



immediate townscape including the settings of the heritage assets
listed above were no building to be constructed over the station site, ii)
the provision of a new high quality building; and iii) provision of high
quality office space and retail in the Smithfield Area of Intensification.

Townscape Benefit of a Building Concealing the Railway Infrastructure

101. The applicant is of the view that due to the difficult nature of the site,
the proposed quantum of floorspace on the site is required for the
development to atfract a letting of the building prior to construction. A
reduction in floorspace would remove this as a likely option and
therefore wouid increase risk and reduce the attractiveness of the
opportunity to the development market. Were a building not to be
constructed on the site, the unsightly partially exposed infrastructure
and the perimeter hoardings around the parts of the site not occupied
by the ticket hall would be in place for an undetermined period resulting
in visual detrimental to the setting to the heritage assets outlined
above.

Provision of a New High Quality Building

102. The building is a high quality contemporary design whose appearance
and facing materials make clear references to its surroundings. It is
acknowledged that the building is of a scale that is large for its context.
However, it is considered by the applicant to be the minimum guantum
of floorspace to provide surety that the development would take place
and that the provision of the proposed building is preferable to the long
term vacancy of the site.

Provision of High Quality Floorspace in the Smithfield Area of Intensification.

103. The economic benefits of the proposal are fully outlined in the
Economic Development Issues section above.

London View Management Framework

104. The Mayor's London View Management Framework (LVMF) is
Supplementary Planning Guidance to the London Plan. The LVMF sets
out the strategic context for the protection of identified landmarks. The
development falls within the policy area for the geometrically protected
view of St Paul's Cathedral from Alexandra Palace but does not rise
sufficiently high to have any impact on this long distance protected
vista.

Davlight, Sunlight and Overshadowing

105. Policy CS21 of the Core Strategy seeks to protect residential amenity,
and Policy HOUS10 of the UDP seeks to ensure that where practicable
the privacy, outlook and daylighting levels of residential
accommodation are respected by the form of adjacent development.
Policy ENV35 of the UDP seeks to resist development which would
noticeably reduce the daylight and sunlight available to nearby
dweilings and open spaces to levels which would be contrary to the
Building Research Establishment’s (BRE) guidelines.



106.

107.

A daylight and sunlight review has been carried out by Gordon Ingram
Associates. The analysis has been undertaken for the proposed
development and the neighbouring residential receptors by reference to
the BRE Guidelines 2011.

The following surrounding residential properties have been identified as
receptors which may experience effects:

» 3 Hayne Street;

¢ Upper two floors of 13-17 Long Lane;

¢ Upper floors of 71-72 Long Lane (known as the Old Red Cow Pub);
e Upper floors of 74 Long Lane (known as 11 East Passage),

s Upper floors of 75 Long Lane (known as 10 East Passage), and

o Upper floors of 73 long Lane (known as 9 East Passage).

3 Hayne Street

108.

109.

110.

The daylight and sunlight analysis as submitted originally identified 20
windows. Since the appiication was submitted in 2013 submission,
further internal layout information has been secured for this property.
The information demonstraies that all five windows directly facing
towards the site serve non habitable rooms and therefore are not
considered to be material for a daylight and sunlight analysis and have
thus been discounted. The revised study indicates that 13 out of the 15
windows affected would comply with the BRE Guidelines in regards to
daylight received. Two windows would be experience a significant loss.
However these windows serve a kitchen with a large sky light and
therefore the room would exceed the target average daylight factor
which measures light available to the room.

In regards to sunlight none of the windows within 3 Hayne Street meet
the BRE Guideiines for winter and total sunlight che window would
meet the BRE Guidelines. Two windows serving the kitchen space
would experience 100% loss in in annual sunlight and no change in
winter sunlight. However, these windows have low existing levels of
sunlight (below the recommended BRE levels) and serve a kitchen,
which compared to living rooms is considered 1o be less sensitive in
regards to sunlight.

The remaining window would experience a reduction in sunlight of
36.8%, however, would retain an annual average probable sunlight
hours of 24% which is marginally below the BRE target of 25%. This
window-has existing marginalised levels of sunlight would trigger a
disproportionate percentage alteration resulting in a breach of the
guidelines.

13-17 Long Lane

111.

The results of the technical assessments for 13-17Long Lane indicate
full BRE compliance in regards to daylight. In regards to sunlight 11 of
the 12 windows assessed would meet the BRE criteria although one
window will experience a 50% reduction in winter sunlight, although the



existing leveis are low in which a relatively low reduction in light wouid
result in a disproportionately high percentage change.

71-72 Long Lane

112. The predicted reduction in daylight to 9 out of 10 windows assessed
would be minor significant adverse and the impact on the one
remaining window wouid be moderate significant adverse.

9 East Passage

113. The results of the daylight analysis indicate that there would be
compliance with BRE Guidelines in regards to daylight for three of the
windows. One of the rooms would experience a miner reduction in the
area of the room that would receive direct daylight.

10 East Passage

114. The results of the daylight analysis indicate that there would be
compliance with BRE Guidelines in regards to daylight for all 8
windows. One of the rooms would experience a moderate reduction in
terms of the area of the room that would receive direct daylight.

11 East Passage

115. Interms of daylight of the 5 windows considered within this property 4
would comply with the BRE Guidelines and one would experience a
reduction of 30.55% which is considered to be a minor significant
adverse reduction. However all of the rooms would retain a daylight
distribution of at least 0.8 times their former value and therefore comply
with the BRE Guidelines.

116. The BRE guidelines acknowledge the percentage values can be
misleading, particularly where baseline values are small. In these
circumstances a small change in the quantum of light received could
represent a high percentage change in the overall figure, implying that
there would be a significant change in daylight or sunlight, whereas in
reality the difference would be negligible. Furthermore, it should be
taken into consideration that the BRE guidelines should be interpreted
flexibly as they provide for suburban residential layouts and not dense
inner city environments such as that occurring at the application site.

117. The sunlight and daylight assessment has been carried out for all the
habitable rooms of nearby properties and the BRE Guidelines suggest
that different targets may be used in special circumstances. For
instance in and historic city centre a target of a VSC of 18% could be
used as a value. All of the windows that do not comply with the
guidelines would have a VSC greater than 18%.

118. The closest area of open space is the Charterhouse Garden. The
development would be far enough from the garden so as not to have
an effect on the daylight and suniight received by the open space.

119. Concems have been raised that light spillage from the building would
have a detrimental effect on the meditative nature of Charterhouse
Square and engulf the iow level gas lighting that preserves its unique



character. Others raised the issue of light spillage affecting the amenity
of local residents.

120. A condition, requiring the submission of a lighting strategy prior to
commencement on the site. The strategy to demonstrate that the use
of directional and sensor lighting, appropriate screening or blinds and
effective building management would limit any light spillage and protect
the setting of Charterhouse Square is attached.

121. The information in this section relates to an assessment of impacts on
daylight and sunlight only and would not affect any owners claim for
rights of light.

Transport, Servicing & Parking

122. The position and size of the servicing bay on Hayne Street, which
would be shared by the Crossrail ticket hall, is largely dictated by the
approval under Schedule 7 of the Crossrail Act. The loading bay wouid
only accommodate smaller vehicles and as such a Delivery and
Servicing Plan would need to be secured within a Section 106
Agreement.

123. There would be no car or motorcycle parking proposed. 75 cycle
parking spaces would be provided and an increase in the number of
showers would be preferred. However, the constraints imposed by the
station accommodation means that space for these facilities is limited.

124. There would be no changes to the extent of the public highway.

125. Pedestrian activity around the site will increase with the opening of the
ticket hall. Crossrail are committed to carrying out street enhancement
and highways improvement around the site to improve facilities for
pedestrians, cyclists and other users. They are currently discussing
these proposals with officers from the street enhancement and
highways teams.

126. The refuse storage and collection facilities have been agreed with the
City’s Waste and Amenity Planning Manager.

127. L.B. tslington queried the lorry movement forecasts both in the
construction and operational stages. These will be subject to further
examination when a construction management pian and more detailed
transport analysis information wouid be the subject of conditions.

Street Enhancement

128. The increase in both pedestrian and vehicular activity generated by the
new station is acknowledged by Crossrail. This increased activity would
be addressed by a programme of local street enhancement and
highway works surrounding the site which is currently being developed
by Crossrail and the City’s Environmental Enhancement Team.

129. The issues concerning the safety of pedestrians using the harrow
footpaths and streets, and potential anti-social behaviour on Hayne
Street raised in the GLA's comments will be considered as part of the
above programme.



Access
130. The City’s Access Officer welcomes the multi coloured facade and

variation in colour palettes for each elevation. There would be no
parking spaces for disabled users due to the restricted nature of the
site and servicing area.

Sustainabllity & Energy

131.

132.

133.

134.

135.

As part of the supporting documentation, the applicants have submitted
a Sustainability Statement, including a BREEAM New Construction
2011 (Offices) pre-assessment and an Energy Assessment.

By utilizing passive design and energy efficiency measures, the
development is estimated to achieve 10% carbon emissions savings
over the Building Regulations 2010 compliant baseline scheme. The
intention is to connect the development into the local district heating
network Citigen. If hot and chilled water were not be available from
Citigen, it is proposed to incorporate air source heat pumps. These
would be supplemented by ground source heat pumps provided by
Crossrail which would not be used in combination with Citigen as a
combined cooling, heat and power system would negate the benefits of
ground source heat pumps.

The carbon emissions savings would be increased by the installation of
photovoltaic panels with a size of 330sq.m laid flat on the roof. The
submitted energy strategy demonstrates that the development has the
potential to achieve a 39% carbon emission reduction over a Building
Regulations compliant building. This would exceed the London Pian
target of 25% which was applicable at the time of the submission of the
application. Details of the final energy strategy to be adopted for the
development have been requested by condition.

The BREEAM pre-assessment rating for the building has an “excellent”
rating and indicates no outstanding issues which shouid be addressed
in the City context.

The sustainability statement addresses climate change adaptation and
sustainable design of the development, in particular energy efficiency,
sustainable materials, conserving water resources, sustainable
drainage, waste management, pollution, urban greening and
biodiversity. A large green roof area of 500sg.m. would be provided to
minimize solar gain and contribute to rainwater attenuation, biodiversity
and visual amenity. The proposed range of climate change adaptation
and sustainable design measures is considered to be acceptable,
subject to further details to be considered under the conditions.

Planning Obligations and Community Infrastructure Levy

136.

Under Section 106 of the Town & Country Pianning Act 1990 an
agreement or planning obligation can be made between patrties, usually
the developer and the local authority, or a unilateral undertaking can be
submitted by a prospective developer:

¢ restricting the development or use of land in any specified way;



s requiring specified operations or activities to be carried out in, on or
under or over the land;

» requiring the land to be used in any specifiéd way; or

« requiring a sum or sums to be paid to the authority on a specified
date or dates or periodically.

137. Planning obiigation arrangements were modified by the Community
Infrastructure Levy Regulations 2010 as amended (‘the CIL
Regulations’). The Regulations introduce statutory restrictions on the
use of planning obligations to clarify their proper purpose, and make
provision for planning obligations to work alongside any Community
Infrastructure Levy (‘CIL’) arrangements which local planning
authorities may elect to adopt.

138. Regulation 122 states that it is uniawful for a planning obligation to
constitute a reason to grant planning permission when determining a
planning application if the obligation does not meet all the following
tests:

* necessary to make the development acceptable in planning terms;
¢ directly related to the development; and

» fairly and reasonably related in scale and kind to the development.

139. Regulation 123 states that a planning obligation may not constitute a
reason to grant planning permission to the extent that it provide funding
for infrastructure included in the regulations “Regulation 123" list as the
type of infrastructure on what CiL will be spent on.

140. The National Planning Policy Framework (March 2012) stated that
planning obligations should only be used where it is not possible to
address unacceptabie impacts through a planning condition. The policy
repeated the tests set out above and states that where planning
obligations are being sought or revised, local planning authorities
should take account of changes in market conditions over time and,
wherever appropriate, be sufficiently flexible to prevent planned
development being stalled. (NPPF paragraphs 203-206).

Mayor of London Policies
Mayoral Community Infrastructure Levy (CIL

141. London Plan Policy 8.3 requires the Mayoral CIL to be paid by
developers to help fund strategically important infrastructure, initially
focussing on Crossrail until 2019. The Mayor has set a charge of £50
per sg.m and this applies to all development over 100sq.m (GIA)
except social housing, education related development, health related
development and development for charities for charitable purposes.

Mayorai Planning Obligations

142. Since April 2010 the Mayor of London has sought contributions towards
the cost of funding Crossrail through the negotiation of pianning
obligations in accordance with London Plan Policy 6.5. Mayoral
planning cbligations are payable by developers according to an



143.

144.

145.

indicative level of charges'for specific uses set out in the Mayoral SPG
(April 2013): offices (£140 per sq.m net gain in GIA floorspace), retail
(£90) and hotels (£61) provided there is a net gain of 500sg.m.

Developments liable for both Mayoral CIL and Mayoral planning
obligations payments for Crossrail would not be double charged. The
Mayors approach is to treat CIL payment as a credit towards planning
obligation.

At the time of preparing this report the Mayoral CIL has been calculated
to be £553,350. The full Mayoral planning obligation has been
calculated to be £1,535,380. This would be reduced to £982.030 after
deduction of the Mayoral CIL. It should be noted that these figures may
be subject to change should there be a variation in the CIL liability at
the point of payment and should therefore only be taken as indicative
figures at this point.

Under the CIL regulations the City Corporation is able to retain 4% of
the Mayoral CIL income as an administration fee; the remainder will be
forwarded to the Mayor of London. The whole of the Mayoral planning
obligation income received will be forwarded to the Mayor. However,
the developer will also be liable to pay an additional £3,500 Mayoral
planning obligation administration and monitoring charge to the City
Corporation. The total contributions due in accordance with the Mayoral
CIL and Mayoral planning obligation policies are summarised below:

Liability in Contribution Forwarded Retained by
accordance & to the City

with the Mayor Mayor Corporation
of London’s
policles

Mayoral 553,350 531,216 22,134
Community

Infrastructure
Levy payable

Mayoral 982,030 982,030 Nil
planning '

obligation net
liability*

Mayoral ' 3,500 Nil 3,500
planning
obligation
administration
and monitoring
charge

Total liability in 1,538,880 1,513,246 25,634
accordance
with the Mayor
of London’s
policies




*Net fiability is on the basis of the CIL charge remaining as reported
and could be subject to variation.

City of London’s Planning Obligations SPG policy

City Planning Obligations
City CIL '

146.

147

The City introduced its CIL on 15t July 2014 and will be chargeable in
addition to the Mayoral CIL and Mayoral planning obligations. CIL will
be charged at a rate of £75 per sq.m for Offices, £150 for Residential
Riverside, £95 for Residential rest of the city and £75 for all other uses.
At the time of preparing this repott the City CIL has been calculated to
be £830,025. It should be noted that these figures may be subject to
change should there be a variation in the CIL liability at the point of
payment and should therefore only be taken as indicative figures at this
point.

Under the CIL regulations the City Corporation is able io retain 5% of
the CIL income as an administration fee. The contributions collected
will be used to fund the infrastructure required to meet the
requirements of the City's Development Plan.

City Planning Obligations

On 1% July 2014 the City's Supplementary Planning Document on
Planning Obligations was adopted. City Pianning Obligations would be
payable by developers in accordance with the Planning Obligations
SPD on hew commercial developments where there is a net increase
of 500sq.m or more of Gross Intermal Area. The policy seeks
contributions towards Affordable Housing (£20 per sq.m), Local
Training, Skills and Job Brokerage (£3 per sq.m} and Carbon Offsetting
(£46 per tonne of carbon cffset). The section 106 agreement would
normally follow the agreement template available on the City of London

In this case the proposed net increase in floorspace would be
11067sg.m. On the basis of the figure indicated in the Supplementary
Planning Document, the planning obligation figure would be £254,541.
It is the City's practice to index-link all financial contributions with
reference to the appropriate index from the 1st July 2014 to the date of

148.

website.
149.

permission.
150.

The planning obligation contributions would be aliocated in accordance
with the Supplementary Planning Document as follows:

Liability in accordance | Contribution | Avallable for Retained for
with the City of £ Allocation Administration
London’s policies £ Charge £
City Community 830,025 531,216 22,134
Infrastructure Levy
City Planning Obligation 221,340 219,127 2,213
Affordable Housing '




City Planning Obligation 33,201 32,869 332
Local, Training, Skills and
Job Brokerage

City Planning Obligation 1000 NI 1000
Monitoring costs

Total liabllity In 1,085,566 783,212 25,679_
accordance with the
City of London’s

olicles

151. [Ihave set out below the details that | am recommending conceming the
planning obligations. All of the proposals are considered to be
necessary to make the application acceptable in planning terms,
directly related to the development and fairly and reasonably related in
scale and kind to the development and meet the above tests contained
in the CIL Regulations and in government policy. | would also request
that | be given delegated authority to continue to negotiate and agree
the terms of the proposed obligations as necessary.

Affordable Housing

152. The Affordable Housing contribution will be used for the purpose of off-
site provision of affordable housing in suitable locations in or near to
the City of London in accordance with the London Plan. The applicant
will be required to pay this contribution on or before the implementation

of the planning permission.
Local Training, Skills and Job Brokerage

153. The Local Training, Skills and Job Brokerage contribution will be
applied to the provision of training and skills initiatives, including job
brokerage, in the City or City fringes. The Developer will be required to
pay this contribution on or before the implementation of planning
permission.

Delivery and Servicing Management Plan

154. The developer would be required to submit for approval a Delivery and
Servicing Management Plan prior to occupation. In the event of any
breach of the Management Plan, the developer will be required to
resubmit a revised document, and shouid the developer default on this
requirement, the City will be given the ability to provide a replacement
plan. The operation of the Delivery and Servicing Management Plan
will be subject to an annual review.

Travel Plan

155. The developer would be required to submit both interim and full Trave!
Plans prior to occupation and six months after occupation respectively.
The obligations in relation to this shall apply for the life of the building

Highway Reparation and other Highways obligations

156. The cost of any reparation works required as a result of the
development will be the responsibility of the Developer.



157.

If required, prior to implementation and based on the City’s standard
draft, the developer will be obligated to enter into an agreement under
Section 278 of the Highways Act 1980 to meet the cost of highway
works that are necessary to meet the burden placed on the highway
network by the development.

Utility Connections

158.

The development will require connection to a range of utility
infrastructure. Early engagement by the applicant about utilities
infrastructure provision will allow for proper co-ordination and planning
of all works required to install the utility infrastructure, particularly under
public highway, so as to minimise disruption to highway users. A s106
covenant will therefore require the submission of draft and final
programmes for ordering and completing service connections from
utility providers in order that the City's comments can be taken into
account, and will require that all connections are carried out in
accordance with the programme. Details of the utiiity connection
requirements of the Development including all proposed service
connections, communal entry chambers, the proposed service provider
and the anticipated volume of units required for the Development will
also be required.

Local Training, Skills and Job Brokerage Strategy (Construction)

159.

160.

The applicant will be required to submit for approval detaiis of the Local
Training, Skills and Job Brokerage Strategy (Construction) in line with
the aims of the City Corporation’s Employment Charter for
Consfruction. This Charter aims to maximise job opportunities in the
City for residents of the City fringes and offer employment and training
opportunities to local people wishing to begin a career in construction.
The Strategy will be submitted in two stages: one fo be submitted prior
to the First Preparatory Operation Date in respect of the Preparatory
Operations; the second to be submitted prior to Implementation in
respect of the Main Contract Works Package.

The Economic Development Office is able to introduce the Developer
or its Contractor and Sub-Contractors to local training providers and
brokerage agencies to discuss their site-specific skills needs and to
identify suitable local people to fill opportunities on site. The Developer
is encouraged to liaise with the Economic Development Office at the
earliest stage in the development process in order that the strategy can
be submitted prior to commencement.

Local Procurement

161.

The developer has agreed to submit for approval a Local Procurement
Strategy prior to commencement of demolition. The Local Procurement
Strategy shall include details of: initiatives to identify local procurement
opportunities relating to the construction of the development; initiatives
to reach a 10% target for local procurement, from small to medium
sized enterprises in the City and City fringes; the timings and
arrangements for the implementation of such initiatives; and suitable
mechanisms for the monitoring of the effectiveness of such initiatives



162.

163.

e.g. a local procurement tracker can be used to capture this
information.

The developer will be required at the 6 month stage, or half way
through the project (whichever is earliest), to report to the City of
London Corporation's Economic Development Office on their
performance against the 10% local procurement target.

The Economic Development Officer is able to provide information and
guidance to the Developer its Contractor and Sub-Contractors. The
Developer is encouraged to liaise with the Economic Development
Officer at the earliest stage in the development process in order that
the strategy can be submitted prior to implementation.

Carbon Offsetting

164.

165.

166.

167.

168.

169.

The London Plan sets a target for major developments to achieve an
overall carbon dioxide emission reduction of 40% from 2013-2016,
through the use of on-site renewable energy generation. A detailed
assessment will be required by condition. If the assessment
demonstrated that the target is hot met on site the applicant will be
required to meet the shortfall through aThe scheme is the subject of an
E.L.A.is a conservation led scheme which retains and refurbishes the
perimeter buildings around the site except to West Poultry Avenue and
the lron Mountain Building but removes the interiors of the General
Market and Annex Market and redevelops them to provide new office
floorspace. The perimeter buildings will be in retail use and new
publically accessible private routes will be created through the sites.

The scheme has been negotiated with English Heritage who is now
supportive of it.

A number of comments have been made in support of the scheme and
a large number of objections to it have been raised. The principal
grounds of objection are that the buildings in their entirety contribute to
the character of the Conservation Area and that the loss of the interior
and roofscape would neither preserve or enhance the Conservation
Area and would result in substantial harm to the undesignated heritage
assets.

It is considered that less than substantial harm is caused to these
important non-designated heritage assets and to the designated
heritage assets (the conservation area and setting of listed buildings)
and that on balance a scheme has been developed that is well
designed and secures a future for these buildings and provide uses
which are appropriate to the site and the Conservation Area.

A number of matters are subject to conditions and clauses in the
proposed S106 including Crossrail access and site concemns.

On balance it is considered that the scheme provides a development
which does not cause substantial harm to designated and non-
designated heritage assets and that it provides public benefits which
outweigh the less than substantial harm. cash in lieu contribution. The
contribution will be secured through the section 106 agreement, at an



initial cost of £607 per tonne of carbon to be offset, calculated over a
30 year period. The financial contribution for carbon off-setting will be
required on commencement or implementation of development.

Monitoring and Administrative Costs

170.

171.

172.

A 10 year repayment period would be required where by any
unallocated sums would be returned to the developer 10 years after
practical completion of the development. Some funds may be set aside
for future maintenance purposes.

The applicant will pay the City of London's legal costs incurred in the
negotiation and execution of the legal agreement and the City Planning
Officer's administration costs in respect of the same. 1% of the total
contribution (secured under the City’s SPG) will be allocated to the
monitoring of the agreement.

Separate additional administration and monitoring fees will be applied
in relation to the Crossrail Contribution.

Site Specific Mitigation

173.

The City Corporation will principally seek to mitigate the impact of
development and provide necessary infrastructure through the use of
CIL but, in some circumstances, it may be necessary additionally to
seek site specific mitigation to ensure that a development is acceptabie
in planning terms. Other matters requiring mitigation are still yet to be
fully scoped.

Conclusion

174.

175.

176.

177.

178.

The submission of the application for over site development is required
by the Crossrail Act in order to repair the gap that would result from the
construction of the Farringdon East Ticket Hall and to optimise the
development opportunities above and around the Crossrall
infrastructure. The proposed uses are appropriate to the mixed use
nature of Smithfield and the London Plan’s designation of an Area of
Intensification.

The development would affect the settings of a number of heritage
assets and is considered to cause less than substantial harm to the
Eastern Meat Market building.

The building whilst of a modern design incorporates features and
materials that would successfully relate to is surroundings.

The development would provide the benefit of ensuring that the site is
developed and that the unsightly Crossrail infrastructure would not
remain exposed for an indefinite period and would provide a high
quality contemporary building that would provide a marker for the new
Crossrail ticket hall.

The building would resuit in the loss of light to some of the surrounding
residential properties and these are considered to be significant for 71-
72 Long Lane but this would be uncharacteristic of a development in a
dense urban environment. The most affected windows within 3 Hayne



179.

180.

Street serve non-habitable areas and a kitchen which is considered
less sensitive to daylight and sunlight.

The applicants have agreed to the addition of a condition requiring
details of measures to mitigate the effects of any light spillage on
surrounding properties and spaces.

There are policies in the Development Plan which support the proposal
and others which do not. It is necessary to assess all the policies and
proposals in the plan and to come to a view as to whether in the light of
the whole plan the proposal does or does not accord with it. For the
reasons set out above the proposals are on balance would accord with
the development plan.
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Appendix A
Lohdon Plan Policies

The London Plan policies which are most relevant to this application are set
our below:

Policy 2.10 Enhance and promote the unique international, national and
London wide roles of the Central Activities Zone (CAZ) and as a strategically
important, globally-oriented financial and business services centre.

Policy 2.11  Ensure that developments proposals to increase office
floorspace within CAZ include a mix of uses including housing, unless such a
mix would demonstrably conflict with other policies in the plan.

Policy 2.12 Identify, protect and enhance predominantly residential
neighbourhoods within CAZ and develop sensitive mixed use policies to
ensure that housing does not compromise CAZ strategic functions elsewhere
in the zone.

Policy 2.18 Protect, promote, expand and manage the extent and quality of
and access to London’s network of green infrastructure.

Policy 3.1  Protect and enhance facilities and services that meet the needs
of particular groups and communities.

Policy 3.2  New developments should be designed, constructed and
managed in ways that improve health and promote healthy lifestyles to help to
reduce health inequalities.

Policy 3.11 Maximise affordable housing provision and seek an average of
at least 13,200 more affordable homes per year in London over the term of
the London Pian. ‘

Policy 3.16 Protection and enhancement of social infrastructure - additiona!
and enhanced social infrastructure provision to meet the needs of a growing
and diverse population.

Policy 3.18  Support proposals that enhance school and educational facilities
and resist loss of education facilities unless it can be demonstrated there is no
ongoing or future demand. Encourage multiple use of education al facilities for
community or recreational use.

Policy 4.1 Promote and enable the continued development of a strong,
sustainable and increasingly diverse economy;

Support the distinctive and crucial contribution to London’'s economic
success made by central London and its specialist clusters of economic
activity;

Promote London as a suitable location for European and other
international agencies and businesses.

Policy 4.2  Support the management and mixed use development and
redevelopment of office provision to improve London’s competitiveness and to
address the wider objectives of this Pian, including enhancing its varied
attractions for businesses of different types and sizes.




Policy 4.3  Within the Central Activities Zone increases in office floorspace
should provide for a mix of uses including housing, unless such a mix would
demonstrably conflict with other policies in this plan.

Policy 4.5  Support London’s visitor economy and stimulate its growth,
taking into account the needs of business as well as leisure visitors and
seeking to improve the range and quality of provision.

Policy4.8  Support a successful, competitive and diverse retail sector which
promotes sustainable access to the goods and services that Londoners need
and the broader objectives of the spatial structure of this Plan, especially town
centres.

Policy 52  Development proposals should make the fullest contribution to
minimising carbon dioxide emissions.

Policy 5.3 Development proposals should demonstrate that sustainable
design standards are integral to the proposal, inciuding its construction and
operation. Major development proposals should meet the minimum standards
outlined in supplementary planning guidance.

Policy 5.6  Development proposals should evaluate the feasibility of
Combined Heat and Power (CHP) systems, and where a new CHP system is
appropriate algso examine opportunities to extend the system beyond the site
boundary to adjacent sites.

Policy 5.7  Major development proposals should provide a reduction in
carbon dioxide emissions through the use of on-site renewable energy
generation, where feasible.

Policy 5.9  Reduce the impact of the urban heat istand effect in London and
encourage the design of places and spaces to avoid overheating and
excessive heat generation, and to reduce overheating due to the impacts of
climate change and the urban heat island effect onh an area wide basis.

Policy 5.10 Promote and support urban greening, such as new planting in
the public realm (including streets, squares and piazas) and multifunctional
green infrastructure, to contribute to the adaptation to, and reduction of, the
effects of climate change.

Policy 5.11 Major development proposals should be designed to include
roof, wall and site planting, especially green roofs and walls where feasible.

Policy 6.1  The Mayor will work with all relevant partners to encourage the
closer integration of transport and development.

Policy 8.3  Development proposals should ensure that impacts on transport
capacity and the transport network are fully assessed.

Policy 6.5  Contributions will be sought from developments likely to add to,
or create, congestion on London'’s rail network that Crossrail is intended to
mitigate.

Policy 6.9  Developments should provide secure, integrated and accessible

cycle parking facilities and provide on-site changing faciiities and showers for
cyclists, facilitate the Cycle Super Highways and facilitate the central London
cycle hire scheme.



Policy 6.13 The maximum standards set out in Table 6.2 should be applied
to pianning applications. Developments must:

ensure that 1 in 5 spaces (both active and passive) provide an electrical
charging point to encourage the uptake of electric vehicles

provide parking for disabled people in line with Table 6.2
meet the minimum cycle parking standards set out in Table 6.3
provide for the needs of businesses for delivery and servicing.

Policy 7.1 Development should be designed so that the layout, tenure, mix
of uses interface with surrounding fand will improve people’s access to social
and community infrastructure (including green spaces), the Blue Ribbon
Network, local shops, employment opportunities, commercial services and
public transport.

Policy 7.2  All new development in London to achieve the highest standards
of accessible and inclusive design.

Policy 7.3 Creation of safe, secure and appropriately accessible
environments.

Policy 7.4  Development should have regard to the form, function, and
structure of an area, place or sfreet and the scale, mass and orientation of
surrounding buildings. It should improve an area’s visual or physical
connection with natural features. In areas of poor or ill-defined character,
development should build on the positive elements that can contribute to
establishing an enhanced character for the future function of the area.

Policy 7.6  Buildings and structures shouild:
a. be of the highest architectural quality

b. be of a proportion, composition, scale and orientation that enhances,
activates and appropriately defines the public realm

¢. comprise details and materials that complement, not necessarily replicate,
the local architectural character

d. not cause unacceptable harm to the amenity of surrounding land and
buildings, particularly residential buildings, in relation to privacy,
overshadowing, wind and microclimate. This is particularly important for tall
buildings

e. incorporate best practice in resource management and climate change
mitigation and adaptation

f. provide high quality indoor and outdoor spaces and integrate well with the
surrounding streets and open spaces

g. be adaptable to different activities and land uses, particularly at ground
level

h. meet the principles of inclusive design
i. optimise the potential of sites.



Policy 7.7  Tall and large buildings should be part of a plan-led approach to
changing or developing an area by the identification of appropriate, sensitive
and inappropriate locations. Tatl and large buildings should not have an
unacceptably harmful impact on their surroundings. Applications for tall or
large buildings should include an urban design analysis that demonstrates the
proposal is part of a strategy that will meet the criteria set out in this policy.

Policy 7.8  Development should identify, value, conserve, restore, re-use
and incorporate heritage assets, conserve the significance of heritage assets
and their settings and make provision for the protection of archaeological
resources, landscapes and significant memorials.

Policy 7.12 New development should not harm and where possible should
make a positive contribution to the characteristics and composition of the
strategic views and their landmark elements identified in the London View
Management Framework. It should also, where possible, preserve viewers'
ability to recognise and to appreciate Strategically Important Landmarks in
these views and, where appropriate, protect the silhouette of landmark
elements of World Heritage Sites as seen from designated Viewing Places.

Policy 7.13 Development proposals should contribute to the minimisation of
potential physical risks, including those arising as a result of fire, flood and
related hazards.

Policy 7.14 Implement Air Quality and Transport strategies to achieve
reductions in pollutant emissions and minimise public exposure to pollution.

Policy 7.15 Minimise existing and potential adverse impacts of noise on,
from, within, or in the vicinity of, development proposals and separate new
noise sensitive development from major noise sources.

Policy 7.18 Resist the loss of local protected open spaces uniess equivalent
or better quality provision is made within the local catchment area.

Policy 7.19 Development proposals should, wherever possible, make a
positive contribution to the protection, enhancement, creation and
management of biodiversity.



Unitary Development Plan and Core Strategy Policies
CS10 Promote high quality environment

To promote a high standard and sustainable design of buildings, streets
and spaces, having regard to their surroundings and the character of the
City and creating an inclusive and attractive environment.

€812 Conserve or enhance heritage asseis

To conserve or enhance the significance of the City's heritage assets
and their settings, and provide an attractive environment for the City's
communities and visitors.

CS13 Protect/enhance significant views

To protect and enhance significant City and London views of important
buildings, townscape and skylines, making a substantial contribution to
protecting the overall heritage of the City's landmarks.

UTILS Provision for waste collection

To require adequate provision within all developments for the storage,
presentation for collection, and removal of waste, unless exceptional
circumstances make it impractical; to encourage provision to allow for
the separate storage of recyclable waste where appropriate.

€816 Improving transport and travel

To build on the City's strategic central London position and good
transport infrastructure to further improve the sustainability and efficiency
of travel in, to, from and through the City.

CS17 Minimising and managing waste

To support City businesses, residents and visitors in making sustainable
choices regarding the minimisation, transport and management of their
waste, capitalising on the City's riverside location for sustainable waste
transfer and eliminating reliance on landfill for municipal solid waste
(MSW).

C81 Provide additional offices

To ensure the City of London provides additional office development of
the highest quality to meet demand from long term employment growth
and strengthen the beneficial cluster of activities found in"and near the

City that contribute to London's role as the world's leading intemational
financial and business centre.



CS2 Facilitate utilities Infrastructure

To co-ordinate and facilitate infrastructure planning and delivery to
ensure that the functioning and growth of the City's business, resident,
student and visitor communities is not limited by provision of utilities and
telecommunications infrastructure.

CS813 Protect/enhance significant views

To protect and enhance significant City and London views of important
buildings, townscape and skylines, making a substantial contribution to
protecting the overall heritage of the City's landmarks.

CS2 Facilitate utilities infrastructure

To co-ordinate and facilitate infrastructure planning and delivery to
ensure that the functioning and growth of the City's business, resident,
student and visitor communities is not limited by provision of utilities and
telecommunications infrastructure.

CS83 Ensure security from crime/terrorism

To ensure that the City is secure from crime, disorder and terrorism, has
safety systems of transport and is designed and managed to
satisfactorily accommodate large numbers of people, thereby increasing
public and corporate confidence in the City's role as the world's leading
international financial and business centre.

CS84 Seek planning contributions

To manage the impact of development, seeking appropriate
contributions having regard to the impact of the contributions on the
viability of development.

CS5 Meet challenges facing North of City

To ensure that the City benefits from the substantial public transport
improvements planned in the north of the City, realising the potential for

rejuvenation and "eco design" to complement the sustainable transport
infrastructure.

ECONG6 Maintain character of Smithfleld

To ensure that development maintains or enhances the varied and
special character of Smithfield by:

i. normally requiring that development proposals for sites including
existing non-B1 uses shall maintain the amount and proportion of
non-B1 uses on the site;



ii. seeking a proportion of non-B1 uses in development proposals
for sites wholly in B1 (office) use;

ii. seeking a variety of uses other than B1 to be located at street
level.

When assessing the suitability of sites for mixed uses the potential
difficulties of accessing and servicing mixed uses on small sites will be

taken into consideration.

ENV28 Design of building services
To ensure that building services are satisfactorily integrated into the
architectural design of the building (with particular reference to its roof

profile} and to resist installations which would adversely affect the
character, appearance or amenities of the buildings or area concerned.

ENV29 High standard of shopfront design

To ensure that the provision of shopfronts is of a high standard of design
and appearance and to resist inappropriate designs and alterations.

ENV35 To protect daylight and sunlight
To resist development which would reduce noticeably the daylight and

sunlight available to nearby dwellings and open spaces fo levels which
would be contrary to the Building Research Establishment's guidelines.

ENV8 Promote high quality open spaces
To promote and ensure high standards in the layout, design, surface
treatment and landscaping of open spaces and streets, and to seek the

retention of existing surfaces and features which contribute positively to
the character and appearance of the location and the City.

IMP5 Separate uses to be self contained

To require that individual uses within mixed developments are separate
and self-contained.

SHOP3 Seek Increased retail facilitles

To seek, where appropriate, the provision of new or increased retail
facilities, particularly where:

. existing retail shop facilities are being replaced on redevelopment in
accordance with policy SHOP 2;

il. the site is in or close to a shopping centre;



iii. the site is close to a public transport interchange;
iv. there is a riverside frontage.
TRANS15 Seek off-street servicing

To seek, where appropriate, the provision of off-street servicing facilities
in such a way as:

i. to ensure that the location and design of vehicular access and
servicing arrangements minimise the adverse effects on the adjoining
highway and pay due regard fo the environment and the convenience
and safety of pedestrians;

ii. to ensure that vehicular servicing and servicing access is avoided on
or onto Tier 1-3 roads, except where a practical alternative cannot be
provided; and

iii. to enable vehicles to enter and leave premises in a forward direction.
TRANS21 Seek parking for disabled people

To seek the provision and improvement of parking arrangements for
disabled people.

UTIL6 Provision for waste collection

To require adequate provision within all developments for the storage,
presentation for collection, and removal of waste, unless exceptional
circumstances make it impractical; to encourage provision to allow for
the separate storage of recyclable waste where appropriate.



SCHEDULE
APPLICATION: 13/00605/FULEIA

Land Bounded By Charterhouse Street, Lindsey Street, Long Lane And
Hayne Street London

Ground plus five storey over site development at Farringdon East
Station, comprising office (B1) (11,211sq.m) with assoclated cycle
parking, servicing, storage and plant and use of vold space within the
statlon infrastructure fronting onto Lindsey Street, Charterhouse Square
and Hayne Street for retall use (Use Classes A1-A5), (286sq.m) office
entrance and servicing.

CONDITIONS

1 The development hereby permitted shall be begun before the
expiration of ten years from the date of this permission.
REASON: To ensure compliance with the terms of Section 91 of the
Town and Country Planning Act 1990.

2 A scheme for protecting nearby residents and commercial occupiers
from noise, dust and other environmental effects shall be submitted to
and approved in writing by the Local Planning Authority prior to any
construction work taking place on the site. The scheme shall be based
on the Department of Markets and Consumer Protection's Code of.
Practice for Deconstruction and Construction Sites and arrangements
for liaison set out therein. A staged scheme of protective works may be
submitted in respect of individuat stages of the construction process but
no works in any individual stage shall be commenced until the related
scheme of protective works has been submitted to and approved in
writing by the Locat Planning Authority. The development shall not be
carried out other than in accordance with the approved scheme.
REASON: In the interests of public safety and to ensure a minimal
effect on the amenities of neighbouring premises and the transport
network in accordance with the following policy of the Core Strategy:
Cs15.

3 Works shall not begin until a scheme for protecting nearby residents
and commercial occupiers from noise, dust and other environmental
effects has been submitted to and approved in writing by the Local
Planning Authority. The scheme shali be based on the Department of
Markets and Consumer Protection's Code of Practice for
Deconstruction and Construction Sites and arrangements for liaison set
out therein. A staged scheme of protective works may be submitted in
respect of individual stages of the development process but no works in
any individual stage shall be commenced until the related scheme of
protective works has been submitted to and approved in writing by the



Local Planning Authority. The development shall not be carried out
other than in accordance with the approved scheme.

REASON: To protect the amenities of nearby residents and commercial
occupiers in accordance with the following policy of the Core Strategy:
CS15.

Construction works shall not begin until a Construction Logistics Plan to
manage all freight vehicle movements to and from the site identifying
efficiency and sustainability measures to be undertaken during site
construction of the development has been submitted to and approved
in writing by the Local Planning Authority (in consultation with Transport
for London). The development shall not be carried out otherwise than in
accordance with the approved Construction Logistics Plan or any
approved amendments thereto as may be agreed in writing by the
Local Planning Authority (in consultation with Transport for London)
REASON: To ensure that construction works do not have an adverse
impact on the transport network in accordance with London Plan Policy
6.14.

Before any works hereby permitted are begun a detailed assessment of
the potential for the use of renewable energy in this development shall
be submitted to and approved in writing by the Local Planning
Authority. The assessment must provide a full assessment of
renewable energy technologies and identify any which will be
incorporated into the development. The technologies identified as being
incorporated into the development and approved under this condition
shall be incorporated into the development and maintained as
approved for the life of the development.

REASON: To ensure compliance with the following policy of the Core
Strategy: CS15.

The development shall be designed to allow for the retro-fit of heat
exchanger rooms to connect into a district heating network if this
becomes avaitable during the lifetime of the development.

REASON: To minimise carbon emissions by enabling the building to be
connected to a district heating and cooling network if one becomes
available during the life of the building in accordance with the following
policy of the Core Strategy: CS15.

The refuse coliection and storage facilities shown on the drawings
hereby approved shall be provided and maintained throughout the life
of the building for the use of all the occupiers.

REASON: To ensure the satisfactory servicing of the building in
accordance with the following policies of the Unitary Development Plan
and Core Strategy: UTIL 6, CS10, CS17.

Before any works thereby affected are begun, detailed elevations of the
frontage(s) to the shop(s) must be submitted to and approved in writing
by the Local Planning Authority and all development pursuant to this
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permission shall be carried out in accordance with the approved
details.

REASON: To ensure a satisfactory external appearance in accordance
with the following policies of the Unitary Development Plan and Core
Strategy: ENV6, ENV29, CS10.

A post construction BREEAM assessment demonstrating that a target
rating of 'Excellent’ has been achieved (or such other target rating as
the local planning authority may agree provided that it is satisfied ali
reasonable endeavours have been used to achieve an 'Excellent’
rating) shall be submitted as soon as practicable after practical
completion.

REASON: To demonstrate that carbon emissions have been minimised
and that the development is sustainable in accordance with the
following policy of the Core Strategy CS15.

Details of the position and size of the green roof, the type of planting
and the contribution of the green roof to biodiversity and rainwater
attenuation shall be submitted to and approved in writing by the local
planning authority before any works thereby affected are begun. The
development shall be carried out in accordance with those approved
details and maintained as approved for the life of the development
unless otherwise approved by the local planning atithority.
REASON: To assist the environmental sustainability of the
development and provide a habitat that will encourage biodiversity in
accordance with the following policies of the Core Strategy: CS10,
€815, CS18, CS19.

Before any works thereby affected are begun the following details shall
be submitted to and approved in writing by the Local Planning Authority
and all development pursuant to this permission shall be carried out in
accordance with the approved details:

(a) particulars and samples of the materials to be used on all external
faces of the building including external ground and upper level
surfaces;

(b) details of the proposed new facade(s) including typical details of the
fenestration and entrances;

(c) details of a typical bay of the development;

(d) detalils of faience including elevations, plans and cross-sections at
scale 1:10 showing details of individual castings of the faience blocks,
full details of colour, and details of jointing;

(e) details of ground floor elevations;

(f) details of the ground floor office entrance(s);

(g) details of the integration of railway associated infrastructure,
equipment, entrances and exits, grills, vents or louvres, services, etc.
located within the building’s exterior envelope;

(h) details of windows and upper floor glazing treatment;

(i} details of the entrance and internal treatment of the service yard;

{j) details of soffits, hand rails and balustrades;
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(k) details of the integration of window cleaning equipment and the
garaging thereof, plant, flues, fire escapes and other excrescences at
roof level,

() details of plant, ductwork, ventilation and air-conditioning to serve
the [A1] [A3] [A4] [A5] use(s),

(m} details of all ground level surfaces including materials to be used;
(n) details of external surfaces within the site boundary inciuding hard
and soft landscaping;

(o) details of the means of reducing light spillage from the building to
adjacent properties.

REASOCN: To ensure that the Local Planning Authority may be satisfied
with the detail of the proposed development and to ensurea
satisfactory external appearance in accordance with the following
policies of the Unitary Development Plan and Core Strategy:

Prior to the occupation of any part of the building, the land between the
existing building lines and the face of the proposed new building shall
be brought up to sireet level, paved and drained in accordance with
details to be submitted to and approved in writing by the Local Pianning
Authority and shall not be fenced or otherwise enclosed or cbstructed.
REASON: To ensure compliance with building lines and to ensure a
satisfactory treatment at ground level in accordance with the following
policies of the Unitary Development Plan and Core Strategy: ENV 8,
CS10, CS16.

No doors or gates shall open over the public highway.
REASON: In the interests of public safety

No part of the roof areas except those shown as roof terraces on the
drawings hereby approved shall be used or accessed by occupiers of
the building, other than in the case of emergency or for maintenance
purposes.

REASON: To safeguard the amenity of the adjoining premises and the
area generally in accordance with the following policies of the Core
Strategy: CS15, CS21.

No live or recorded music that can be heard outside the premises shall
be played.

REASON: To safeguard the amenity of the adjoining premises and the
area generally in accordance with the following policies of the Core
Strategy: CS15, CS21.

The (A3/A4) (use/premises) hereby permitted shall not be open to
customers between the hours of (23:00) on one day and {07:00) on the
following day.

REASON: To safeguard the amenity of the adjoining premises and the
area generally in accordance with the following policies of the Core
Strategy: CS15, CS21.
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No servicing of the premises shall be carried out between the hours of
23:00 on one day and 07:00 on the following day from Monday to
Saturday and between 23:00 on Saturday and 07:00 on the following
Monday and on Bank Holidays. Servicing includes the loading and
unloading of goods from vehicles and putting rubbish outside the
building.

REASON: To avoid obstruction of the surrounding streets and to
safeguard the amenity of the occupiers of adjacent premises, in
accordance with the following policies of the Core Strategy: CS15,
C816, CS821.

Unless otherwise approved by the Local Planning Authority the doors
and windows to any bar or restaurant on the Hayne Street frontages
shall be kept closed. The doors may be used only in an emergency or
for maintenance purposes.

REASON: To safeguard the amenity of the adjoining premises and the
area generally in accordance with the following policies of the Core
Strategy. C815, CS21.

Self-closing mechanisms must be fitted on the doors at Hayne Street
frontage before the Class (A3/A4) use commences and shall be
retained for the life of the premises. The doors must not be left open
except in an emergency or for maintenance purposes.

REASON: To safeguard the amenity of the adjoining premises and the
area generally in accordance with the following policies of the Core
Strategy: CS15, CS21.

(a) The level of noise emitted from any new plant shall be iower than
the existing background level by at least 10 dBA. Noise levels shall be
determined at one metre from the nearest window or facade of the
nearest premises.

The measurements and assessments shall be made in accordance
with B.S. 4142. The background noise level shall be expressed as the
lowest LA90 (10 minutes) during which plant is or may be in operation.
Following installation but before the new plant comes into operation
measurements of noise from the new plant must be taken and a report
demonstrating that the plant as installed meets the design
requirements shall be submitted to and approved in writing by the Local
Planning Authority.

(b) All constituent parts of the new plant shall be maintained and
replaced in whole or in part as often is required to ensure compliance
with the noise levels approved by the Local Planning Authority.
REASON: To protect the amenities of neighbouring
residential/commercial occupiers in accordance with the following
policies of the Core Strategy: CS15, CS21.

Before any works thereby affected are begun, a scheme shall be
submitted to and approved in writing by the Local Pianning Authority
which specifies the fume extract arrangements, materials and
construction methods to be used to avoid noise and/or odour
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penetration to the upper floors from the Class A use. The detaiis
approved must be implemented before the Class A use takes place.
REASON: In order to protect residential/commercial amenities in the
building in accordance with the following policies of the Core Strategy:
CS15, Cs21.

Before any mechanical plant is used on the premises it shall be
mounted in a way which will minimise transmission of structure bome
sound or vibration to any other part of the building in accordance with a
scheme to be submitted to and approved in writing by the Local
Planning Authority.

REASON: In order to protect the amenities of commercial occupiers in
the building in accordance following policy of the Core Strategy: C515.

No cooking shall take place within any Class A1, A3, A4 or AS unit
hereby approved until fume exiract arrangements and ventilation have
been installed to serve that unit in accordance with a scheme approved
by the Local Planning Authority. Any works that would materially affect
the external appearance of the building will require a separate planning
permission.

REASON: In order to protect the amenity of the area in accordance
with the following policies of the Core Strategy: CS10, C515, C821.

Permanently installed pedal cycle racks shall be provided and
maintained on the site throughout the life of the building sufficient to
accommodate a minimum of one pedal cycle per 250sq.m. of
floorspace (minimum 75 spaces). The cycle parking provided on the
site must remain ancillary to the use of the building and must be
available at all times throughout the life of the building for the sole use
of the occupiers thereof and their visitors without charge to the
individual end users of the parking.

REASON: To ensure provision is made for cycle parking and that the
cycle parking remains ancillary to the use of the building and to assist
in reducing demand for public cycle parking in accordance with the
following policy of the Unitary Development Plan: TRANS22.

Changing facilities and showers shall be provided adjacent to the
bicycle parking areas and maintained throughout the life of the building
for the use of occupiers of the building in accordance with the approved
plans.

REASON: To make travel by bicycle more convenient in order to
encourage greater use of bicycles by commuters in accordance with
the following policy of the Unitary Development Plan: TRANS22.

The approved loading and unioading areas shall be available at all
times for use throughout the life of the building for the occupiers thereof
and visitors thereto.

REASON: To ensure that satisfactory servicing facilities are maintained
in accordance with the foliowing policy of the Unitary Development
Plan: TRANS15.
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Provision shall be made for disabled people to obtain access to the
building via the principal entrance without the need fo negotiate steps
and shall be maintained for the life of the building.

REASON: To ensure that disabled people are able to use the building
in accordance with the following policy of the Core Strategy: CS10

The pass door shown adjacent to or near to the main entrance on the
drawings hereby approved shall remain unlocked and available for use
at all times when the adjacent revolving doors are unlocked.
REASON: In order to ensure that people with mobility disabilities are
not discriminated against and to comply with the following policy of the
Core Strategy: CS10.

The development shall not be carried out other than in accordance with
the following approved drawings and particulars or as approved under
conditions of this planning permission: DDA-M123-0D016-1-25200
P01.1; DDA-M123-0D016-1-25201 P01.1; DDA-M123-0OD016-1-25202

P01.1, DDA-M123-0D016-1-25203 P01.1; DDA-M123-0D016-1-25000

P03; DDA-M123-0D016-A-25000 P04; DDA-M123-OD016-B-25000
P01.2; DDA-M123-0D016-C-25000 P01.2; DDA-M123-0OD016-D-
25000 PO1.2; DDA-M123-0D016-E-25000 P01.1; DDA-M123-0D016-
F-25000 P01.1; DDA-M123-OD016-G-25000 P01.2; DDB-M123-
0OD016-Z-25000 P01.1; DDB-M123-0D016-Z-25002 P01.1; DDC-
M123-0D016-Z2-25501 P01.1; DDC-M123-0D016-Z-25503 P01.1;
DDC-M123-0D016-2-25701 P01.1; DDC-M123-0OD016-Z-25702
P01.1; DDC-M123-0D016-Z-25703 P01.1; DDC-M123-0D016-Z-
25704 P01.1, DDD-M123-OD016-Z-25048 P01.1; DDD-M123-0D016-
Z-25049 P01.1; DDD-M123-0D016-Z-25050 P01.1; DDD-M123-
OD016-Z2-25051 P01.1;, DDD-M123-0OD016-Z-25044 P01.1; DDD-
M123-0D016-2-25045 P01.1; DDD-M123-OD018-Z-25046 P01.1:
DDD-M123-0D016-2-25047 P01.1;

REASON: To ensure that the development of this site is in compliance
with details and particulars which have been approved by the Local
Planning Authority.

INFORMATIVES

This permission must in no way be deemed to prejudice any rights of
light which may be enjoyed by the adjoining owners or occupiers under
Common Law.

The correct street number or number and name must be displayed
prominently on the premises in accordance with regulations made
under Section 12 of the London Building Acts (Amendment) Act 1939.
Names and numbers must be agreed with the Department of the Built
Environment prior to their use including use for marketing.



The Markets and Consumer Protection Department (Environmental
Health Team) must be consuited on the following matters:

(a) Approval for the installation of furnaces to buildings and the height
of any chimneys. If the requirements under the legislation require any
structures in excess of those shown on drawings for which planning
permission has already been granted, further planning approval will
aiso be required.

(b) Installation of engine generators using fuel oil.

(c) The control of noise and other potential nuisances arising from the
demolition and construction works on this site and compliance with the
Construction (Design and Management) Regulations 2007; the
Environmental Health Team should be informed of the name and
address of the project manager and/or main contractor as soon as they
are appointed.

(d) Alterations to the drainage and sanitary arrangements.

(e) The requirements of the Health and Safety at Work etc. Act 1974
and the other relevant statutory enactments (including the Offices,
Shops and Railway Premises Act 1963); in particular:

- the identification, encapsulation and removal of asbestos in
accordance with a planned programme;

- provision for window cleaning (internal and extemal) to be carried out
safely.

(f) The use of premises for the storage, handling, preparation or sale of
food.

(g) Use of the premises for public entertainment.
(n) Approvals relating to the storage and collection of wastes.
(i) The detailed layout of public conveniences.

(j) Limitations which may be imposed on hours of work, noise and other
environmental disturbance.

(k) The control of noise from plant and equipment;
(1) Methods of cdour control.

The Markets and Consumer Protection Department must be consulted
on the use of premises for the storage, handiing, preparation or sale of
food and associated extract arrangements, sound insulation
arrangements, control of noise during construction, Health & Safety
arrangements, flues and chimneys etc.



You are advised to contact the Markets and Consumer Protection
Department who will advise in respect of Food Hygiene and Safety,
Health and Safety at Work, Environmental Impact and any other
matters relevant to that department. Should the Markets and Consumer
Protection Department require any external design alterations you
should advise the Planning Department which will advise as to whether
planning pemission will be required for such works.

The Directorate of the Built Environment should be consulted on:

(a) Any intention to cafry out works that would have an impact on a
listed building.

(b) Servicing arrangements, which must be in accordance with the City
of London Corporation's guide specifying "Standard Highway and
Servicing Requirements for Development in the City of London".

(¢) The need for a projection licence for works involving the
construction of any retaining wall, foundation, footing, balcony, cornice,
canopy, string course, plinth, window cill, rainwater pipe, oif fuel inlet
pipe or box, cafriageway entrance, or any other projection beneath,
over or into any public way (including any cleaning equipment
overhanging any public footway or carriageway). You are advised that
highway projection licenses do not authorise the licensee to trespass
on someone else’s fand. In the case of projections extending above,
into or below land not owned by the developer permission will also be
required from the land owner. The City Surveyor must be consulted if
the City of London Corporation is the iand owner. In such cases please
also contact the Corporate Property Officer, City Surveyor's
Department.

(d) Bridges over highways.

(e) Permanent Highway Stopping-Up Orders, dedication of land for
highway purposes, declaration, diversion and stopping up of City and
Riverside Walkways.

(f) Underground construction works within the vicinity of St. Paul's
Cathedral as defined by the St. Paul's Cathedral Preservation Act
1935.

(g) The display of any advertisement material on the premises which
may be subject to the City of London Corporation’s Byelaws.

This approval relates only to the details listed above and must not be
construed as approval of any other details shown on the approved
drawings.
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Prospective occupiers are advised that the property is located close to
Smithfield Market which operates throughout the night.

The Mayoral Community Infrastructure Levy is set at a rate of £50 per
sq.m on "chargeable development” and applies to all development over
100sq.m (GIA) or which creates a new dwelling.

The City of London Community Infrastructure Levy is set at a rate of
£75 per sq.m for offices, £150 per sq.m for Riverside Residential, £95
per sg.m for Rest of City Residential and £75 on all other uses on

"chargeable development".

The Mayoral and City CIL charges will be recorded in the Register of
Local Land Charges as a legal charge upon "chargeable development”
when development commences. The Mayoral CIL. payment will be
passed to Transport for London to support Crossrail. The City CIL will
be used to meet the infrastructure needs of the City.

Relevant persons, persons liable to pay and owners of the land will be
sent a "Liability Notice" that will provide full details of the charges and
to whom they have been charged or apportioned. Please submit to the
City's Planning Obligations Officer an "Assumption of Liability" Notice
(available from the Planning Portal website:

www planningportal.gov.uk/cil).

Prior to commencement of a "chargeable development” the developer
is required to submit a "Notice of Commencement” to the City's
Section106 Planning Obligations Officer. This Notice is available on the
Planning Portal website. Failure to provide such information on the due
date may incur both surcharges and penalty interest.

In dealing with this application the City has implemented the
requirements of the National Planning Policy Framework to work with
the applicant in a positive and proactive manner based on seeking
solutions to problems arising in dealing with planning applications in the
following ways:

detailed advice in the form of statutory policies in the Core Strategy/
Unitary Development Plan, Supplementary Planning documents, and
other written guidance has been made available,

a full pre application advice service has been offered;

where appropriate the City has been available to provide guidance on
how outstanding planning concerns may be addressed.
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Dear Mr Rayment

Notifications under Circular 01/2001, Circuilar 08/2009 &

T&CP (Davelopment Management Procedure) Order 2010

LAND BOUNDED BY CHARTERHOUSE STREET, LINDSEY STREET, LONG LANE
AND HAYNE STREET, LONDON, EC1

Application No 13/00605/FULEIA

Thank you for your iafter of 11 July 2013 nofifying us of the application for planning
permission refating to the above site. We do not wish to comment in detail, but offer

the following general observations,

English Heritage Advice _
The deveiopment site is Tocated at the east end of Smithfield Market, directly adjacent

to (but not within} Smithfield Conservation Area and Charterhouse Square
Conservation Area. The site borders Charterhouse Square liself, which is protected
under the London Squares Act. There are several listed buildings nearby, most notabjy
the grade li* listed Smithfield Market directly west of the development site. The sotting
isted buildinigs will be affected by the proposed over site

i n East Crossrail Site, in our view, the historic built

- environment in this area is of very high significance. .

We support the principle of developing above the Crossrail Station, and agree that

containing the necessary station vent shafts etc. within a well designed new building is
appropriate. However, we note that the height of the proposed new building means -
that it will have an overbearing impact upon the sefting of the grade II* listed Smithfield
Markst and reduce its dominance in this part of historic Smithfield in Certain views. In
this regand, we urge your council, when coming to a decision, to weigh this harm
against the pubiic benefits of the development in accordance with paragraph 134 of

the NPPF

Recommendation
s
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We would urge you to address the above issues, and recommend that the appiication
should be determined-in accordance with national and local policy guidance, and on
the basis of your specialist conservation advice. If is fiot necessary for us to be
consuited again. However, if you would like furthier advice, please contact us to explain

your request,

Please nofe that this response relates to historic building and historic area matters
only. If there are any archaeological implications to the proposals it is recommended
that you contact the Greater London Archaeologica! Advisory Service for further advice

(Tel: 020 7973 3712).

Yours sincerely

Michael Dunn
Principal Inspector of Historic Buildings and Areas

E-mail: michael.dunn@english-heritage.org.uk

S | WATERHOUSE S8QUARE 138-142 HOLBORN LONDON ECIN 26T
: g Telaphons 020 7973 3000 Facsimie 020 7873 3001
LA wivw.english-heriage.om. uk

English Herltage & subject 1o the Freedom of information Agt. 2000 (FOIA} and Environmentat Informedion Reguialions 2004 (EIR).
All information held by the organissiion will be accassible in msngnae o an informalion request, unfess ong of the exemptions in
’ the FOIA or EIR appiies.
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From: PinComments@cityofiondon.gov.uk
Senl; 15 August 2013 13:58 :

To: Raymend, Ted

Subject: Application Comments for 13/00605/FULEIA

Planning Application comments has been made. A summary of the comments Is provided below.

Comments were submitted at 1:57 PM on 15 Aug 2013 from Brigadier Charile Hobson.

Application Summiary
Address: Land Bounded By Cherterhouse Street, Lindsey Street,
' : Long Lane And Hayne Street Loridon EC1

Ground plus five storey. over she development at
Farringdon East Station, comprising office (B1)’
(12,211sq9.m) with associated cycle parking, servicing,
storage and plant and use of void space withip the
statlon Infrastructure fronting onto Lindsey Street,
. ",m- aalt Charterhouse Square and Hayne Street for retall use
PPORAE (Use Classes A1-AS), (2868q.m) office entrance and
servicthg. This application is accompanied by an
Environmental Statement which s available for
inspection with the planning application. Copies of the
Environmental Statement may be bought from GVA at a
cost of £35.00 (CD) as long as stocks last.

Case Officer: Ted Rayment

Customer Detalls
Name:; Brigadier Charlie Hobson
Emall;

: . Sutton's Hospital In Charterhouse Charterhouse Square
Address: LONDON -

?
“Comments Details

Commenter :
Type: Neighbour
Stance; | Customer objects to the Planning Application

Reasons for
comment:
Comments: This development may have regenerative benefits but it
lacks due consideration and sensitivity in Its design. As
stakeholders in a scheme to improve access and
enfoyment of Charterhouse Square, we belleve the lack
of proper cohsultation wil} compromise a significant
heritage and rare green space. The proposal exploits a
+55m AOD viewing corridor from Alexandra Palace which
is & height allen to the proportions of the listed
Smithfield and Charterhouse contexts, Fagades and
massing do not empathise with the context; the proposal
wili over-shadow and over-power the scale of
Charterhouse Sq and would benefit from belng lower in

1



this comer. Mitigation and management of light poliution
Is Insufficient as its extensive glazed facade will flood the
area and such light spill will be particularly evident from
the thinly fenestreted Sth floor, which at 22.6m above
the street will contrast most sharply. Light at these
helghts would considerably harm the meditative -
character of Charterhouse Sq, engulfing low-level gas
lighting that preserves Its unique £haracter, We would
also seek assurances that the buliding management plan
incorporates mitigaticn measures for light emission. The
design claims to refiect a C19th Industrial planar
typology with precedent north-west on Farringdon Rd,
but details show a fagade depth of 350mm (labelled 1:10
on 2/25047 but drawn 1:20). This thin non-load bearing
terracotte fagade does not relate to the solidity of tile
clad cold-stere buildings of the market or domestic
proportloned public houses. The use of fiat colour from
1st to 4th floors appears superficial and arbitrary and
critical elevations that might demonstrate contextual
awareness are absent (Hayne Street) or mislabelied
(Long Lane is labelled Lindsey Street). We questfon if full
exploitation of footprint and helght limits for commercial -
gain Is of sufficient benefit to either the City of London or
context given the significant issues it will raise for the
enduring quality of the area.



PLANNING DECISION NOTICE

Dsvelopment Management Sesvice
Planning and Development Division
Environment & Regeneration Departmen
PO Box 333
222 Upper Strest
LONDON N1 1YA
City of London - _
Depariment Of Pianning & Transportation %aoszooqyf;lze;gr’\gl'?tor G_rayson
i o L fAphage Houss E: planning@islington.gov.uk
T nf;:ns”“ issua Date: 10 August 2013
EC2Y 5DH’ Appfication No: P2013/2602/0BS
(Please guote in all corespondence)
Dear Sir or Madam
TOWN AND COUNTRY PLANNING ACTS

BDRO'IJGHICOUNOIL'S DECISION: Observations to adjoining borough - comments

Notice Is hereby given, in respect to the request for ohservations), of the above statad response
of islingion Borough Council, the Local Planning Authority, in pursuance of its powers under the
above mentionad Acts and Rules, Orders and Regylations made thereunder. The response
relates to the application / development referred 10 below, at the location Indicated.

The observations (if éiny) of the Borough Council ére noted below.
Land Bounded By Charterhouse Street, Lindsey Street, Long Lane And Hayme
Street, London, EC1 ,

Location:

Applli:aﬂon_"l'ype: | Observations to Adjoining Bor;ngh _ .
Date of Appitcation: | 11 July 2013 Application Recelved: | 18 July 2013
.| Application Valid: 18 July 2013 _| Application Target: 08 August 2013
DEVELOPMENT:
ground plus five storey over site -

Observations to the City of London in connection with a -
deveiopment at Farringdon East Station, comprising office (B1) (11,211 sqm} with essociated
cycle parking, servicing, storage and plant, and use of vold space within the station Infrestruciure
fronting onto Lindsey Street, Chartarhouse Square and Hayne Street for retall use (A1-A5) (288
8gm), office eritrance end eervicing. - .
OQSERVAﬂONs:

This Councll has considered the appiicetion and wish to OBJECT to the proposal for the reasons
-set-out below, and provide further comments. '

Deslgn and Conssrvation
The site is adjacent to lslington's Charterhouse Square Conservation Area and other herltage
assefs,

Bulidings that are tall, high or faller than their suroundings, when proposed within the setting of an



historic green open space, can have a negetive impact on the perceived openness of the space
and existing tall or high buildings do not justify new high bulldings. The proposed development
woilld have such an effect. Simltar concermns were exprossed at the Public Inguiry for the
Moorfields Schoot site, with regard to the impact of a developmen upoen Bunhill Fields. These
Goncems were supported by the appeal inspector.

The copper domes of the listed Smithfield Market should be'read’ against open sky, as this

enables them to be best appreciated. This would only b possible if the proposed building was
.feduced by Iwo stareye. This would alsc ensure that the building was less dominant in relation fo

the listed markst buildings, and would reduce the development's.impact on Charterhouss Square.

Land use

The principle of office-led develcpment above the station, with supporting ground floor retail uses,
is acceptable and in line with lslington's strategic policy for the adjacent area,

Transportation and Highways

Section 8.26 (in chapter 9 of the Environmental Statement - Trafic and Transportation) mentions
that t!le closure of th_e pedestrian crossing and foctways will Increase pedestrian vulnerability.

detalled. LB Islington would want to comment and assess these measures before they were
implementsd, '

With regard to lorry movements, section 9.61 and figures 9.1 and 9.2, the Eastern Ticket Hall
(ETH} lory movements work at the moment but may need to change in response to future
development demands in the wider aree. Also to note Is thet both figure 8.1 and 9.2 &6 out of

date when looking at the Western Ticket Hall (WTH) lorry entrancs / exit provisions as they show
the exit / entrance from the old Cardinal Tower car park entrance {on Cowcross Street). Both

plans should be updated to reflect the curent arrangements.

In relation to section 9.66, LB Islington's Highways team has Iittle faith in the Crossrail lony
movement forecasts, as the actual lorry movements {particularly for the WTH) have been
significantly underestimated. However, we accept that the ETH Over Site Development {OSD)
predictions are likely to be more accurate due to the nature of the construction involved.

With regard to the OSD deilvery pragramme, in relation to section 8.82 Highways are seeking
clerffication that the 18-20 months duration for construction includes the construction related fit-out

activitles. |B Istington asks for this fo be confirmed. '

Section 9.95 notes flexibility when ODS construction lorry movements occur énd overap with
peak Crossrail movements (construction peaks for short durations), and that co-ordination of
movemnent between contraciors should be possible. This ie a nice idea but has not been a
strength of Crossrail's contractors so far. LB islington would welcome the provision of a Delivery
and Servicing Plan to help manage and mitigate movements between contractors, particularily at

peak times.

As a more general point, LB Islington would like to see the existing Crossral Trangport Liaison
Group meeting arrangements continue throughout the OSD construction phase for both the ETH
and WTH (and various confraétors) so construction impacts of both sites can be coordinated and

managed appropriataly.



Energy
LB Isiington supports the proposed connection to Citigen's district heating and cooling network.

Certifiad that this document contains a true record of a decision of the Council
Yours faithfully

KAREN SULLIVAN ,
SERVICE DIRECTOR - PLANNING AND DEVELOPMENT
AND PROPER OFFICER



Transport for London

Our ref: 13/0768 Tranaport for London

Your ref: 13/00805/FULEIA Group Planning

To: Ted Rayment, Ciy of London z"lds"':{ﬁ"é';n“: Streat.
London SWIH OTL

~ by emall only - Phone 020 7222 5600
Fax 020 7126 4275
www L. gov.uk

22 August 2013

Dear Ted

13/00604/FULEIA ) '

FARRINGDON EAST STATION (OVER STATION DEVELOPMENT)

CITY OF LONDON

| write following receipt of the above planning application,

The following comments represent the views of Transport for London officers and ere made on
a ‘without prejudios” basis. They should not be -fteken to represent an indication of any
subsequent Mayoral declsion In relation to a Plenning application based on the proposed
scheme. These commens also do nol necessarily represent the views of the Grester London
Authority. '

Should this application be granted planning permission, the developer and their
represemtatives are reminded that this does not discharge the requirements under the Traffic
Management Act 2004. Formal notifications and epproval may be needed for both the
permanant highway scheme and any temporary highway works required dwing the
construction phase of the devsiopment.

Site and Surroundings

The site is bounded by Lindsey Street, Charterhouse Square, Long Lane; and Hayne Steat.
The nearest section of the Transport for London Road Network (TLRN) Is Farringdon Street,
some 400m to the west, while the gyratory at St Pauls, 300m to the south, forms part of the

Strategic Road Network (SRN).

Farringdon station is 400m west of the site, although Barblcan station is closer, ying 150m to
the east. Both siations are served by the Circls, Metropoiitan and Hammersmlth & City lines.
Farringdon is also served by Thameslink services, as well as Crossrail from 2018, when the
ongolng Thameslink upgrade is also likely to be completed. 8 bus routes operate within 450m
of the site. Glven Rs central location and proximity to a variety of public fransport services, the
site has an excellent estimated Public Transport Accessibility Level (PTAL) of 6b, on a scale of
*1a to 6b, where 6b is the most accessible.

The application proposes Over Station Development above the Farringdon station Eastern
Ticket Hall.

Transport Safeguarding

T raises no concems regarding the impact of the proposal on the safeguarding of TiL's
infrasiructure. The applicant is in ongolng discussions with TiL in this respect. The applicant
hae confirmed that ihe proposed development is programmed fo be constructed once the main
works at Faringdon have been completed; Crossrall will become operational during the period
that 'this development is under construction. The application is therefore considered {0 be
consistent with London Plan policy 6.1 s

MAYOR OF LONDON (I



Please do not hesitate fo contact me, should you wish fo diecuss any of the above.

Yours eincerely,
GARETH FAIRWEATHER

Principal Plannar
Emall;
Direct line:



From: Ehanil Patel <

Sent: 22 August 2013 22:12
To: PLN - Comments :
Subject: Attn Ted Rayment Ref: 13/00806/FULEIA

I am the owner/occupier of Flat 3, 17 Long Lane and wish to voice objections to the above planned
development ebove the new Farringdon East Station. -

From the plans it appears the proposed new development will extend higher than the building previously
occupying the site, resulting in a major reduction in netural light to my flat. It seems my residence will als
be directly overlooked by offices only several feet away resulting in a loss of privacy which was not the
case with the previous buildings. I have been led to believe following the demolition of the previous
buildings that any new development would bé no more than the same height es previous buildings, which
not reflected in the current plans. My residence was not previously compietely overlooked by any building
and had views of London, which would nof be the case with the current plans. This is most clearly
demonstrated on the plans showing the South Elevation compared to the plans showing the Existing West
and South Elevation (prior to demolition). -

I'trust the views of local residents of the City of London directly affected by this plan will be taken into
account when considering the approval of this proposed larger commercial development,

Yours faithfully,
Dr Shani] Patel

AGKNOWLEDGED




Memo

To Development Manager West

FAC: Ted Rayment of
Depariment of Flanning & Transporiofion, GUILDHALL LOE..D_.ON

From Dawn Potel
Environmenial Heolih Officer
Department of Environmental Services
Telophone 020 7506 3030 ;
Emall down.partel@ctyofiondon.go.uk

Date 22 August 2013
Our Ref 201309350
Your Ref PT_EVR/13/00605/FULLEIA

.$ubject Town and Couniry Piu;qlr’g Act 1990

Address:  Lond bounded by Charlerhouse Streel, Lindsey Siregt, Long Lane and Hayne Street
{Crossrail Faningdon East Ovessite Devalopmend)

Thank you for your memorsndum dated 11 July 2013,

N 14

Iwould 'ullionbenﬁmdmﬂmgmndsthttheuvioemhlnomdh
close praximity to the nearest residential receptor and the noise associsted with its use wounld have
adeﬁmlinmactupudﬂwammﬁyofﬁemiﬂing:ﬁdmuﬂhymﬁm. :

Furmwwmypreﬁwsmemodnmddmbﬂzﬂw(mmched}mehdiuhayfmﬁmm
mtobaw&wﬂymmmmmiumﬁnwmtiﬂmm This
dthmtobjmmﬁhlboﬁmmmm“ﬁﬁﬁminﬁkMisMwadvm
impact upon the emenity of the existing rosidential receptor. Noise sourcos soch a3 these should
hadnﬁgnedasﬁrmyﬁ'mmiusmﬁﬁwmepmsuposﬁble. T this regard, I wovld reiterate
my previous comments detailed in my previous memo, copied below for reference:

The location of the proposed loading bay needs to be identifiad, There are residénts in cloge
proximity of the proposed site and nioise from activities assooiated with Josding bays is known
to causc disturbance to neighboring fesidents and have sdverse impact upan amenity,
Loading baquhnuldbewufnnylmdnwﬁ-ummdﬁvam Internal loading
areas that can be sealed appropristely to Provent noise escape require careful design.




In addition o, thero are comcetns that vehicles will be required to reverse into the servicing area in
Hayne Street, Vehicles that use reversing beepers would have an additional detrimental impact to
the existing regidential amenity.

1 would strongly advise that the service ares be relocated in order to maximize the distance
from, and limit the moise fmpact on the resident at 3 Hayne Street. However if minded to
approve, I wounld advise the conditions below be attsched to any cousent.

Noise and odour from kitchen cxtract(s) ,
The application does not indicate the loeation for kitchen extrac(s). The fluc{s) should terminate
at roof level in a location which will not give rise to nuisance to other occupiers of the building or
adjacent buildings. It canmot be assumed that ductwork will be. permiited on the exterior of the
building. I would advise that this application be refused wntil the applicant submils details to
satisfy thiz requirerment so as t0 svoid noise and odour detrimentelly affecting the existing
amendty.

Conditions

The service arca shall be acoustically sealed to ensare that noise from within the service area does
aot escape fram the envelape of the building,

8) Details chafl be submitted to the Jocal plamming authority for approval with a repon
ouflining how this will be achieved.

L) Following installation but before use, measurements of noise from the service area must be
taken and a report demonstrating that the building envelope as installed meets the design
requirements shall be submitted to and approved i writing by the Local Planning
Authority.

c) Noisy activities shall not take place within the service area at any time wnless the ares is
sealed so that noise cannot escape the envelope of the building in accordance with details
approved in part & and b of this condition.

REASON:  To protect the amenifles of nelghbowring residential occupiers n
accordance with the jfollowing policies of the Core Strategy: C5I3,
Cs21,

Full details of the energy system serving the development shall be submitted to and approved by
the local plenning anthority prior to installation, .
‘REASON: To protect the amenities of nearby residents and commercial oceupiers

in accordance with the following policy of the Core Strategy: CSIS.

Hoars of apeping

6B  The (AYA4) (usc/premises) hereby permitied shall not be opén to customers

between the hiours of (23:00) on one day and (07:00) on the following day.
REASON:  To safeguard the amenity of the adjoining premises and the area
generally in accordance with the following policies of the Core
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20B

| Strategy: CSIS, CS21.

Hours of servicing

No servicing of the premises shall be carried out between the hours of 23:00 on one

day and 07:00 on the following day from Monday to Saturday and between 23:00

on Ssturday and 07:00 on the following Monday and on Bank Holidays. Servicing

hdudestheloadhgmﬂmlmdhgofgoodqﬁomvdﬁdmmdpnﬂingmbbiﬂl

outside the building. ,

REASON: -Ibamﬂohnmﬁaud’ﬂwmmﬁngmwnmfegwrdm
amenity of the occuplers of adjacem premises, tn accordance with
the following policies of the Core Stretegy: C815, CS16, CS21.

To keep windows/doors clased

Unless otherwise approved by tlic Local Planning Authority the doors and windows

to any bar or restamrant on the Hayne Street frontages shall be kept closed. The

dnorsmaybuusedmlyinmunﬁgmyoffmmninﬁmmpmpm

REASON:  To safeguard the amenlty of the adjoining premises and the area
generally in accordance with the following policies of the Core
Strategy: CSI5, CS21.

To requfre ‘self-closing’ doors

Self-closing mechanisms must be fitted on the doors of AT/A4 use classes on the

Hayne Street facade before the Class (A3/A4) use commences and shall be refained

fnrﬂwﬁ&ofthspumﬁmﬂwdomﬂmﬂtmbekﬁmwinmmmy

ar for mamtensnce purposes. , '

REASON: To sofeguard the emenity of the adjoining premises and the area
generally in accordance with the following policiey of the Core
Strategy: (SIS, CS21.

(a)mlwelofnoinmiueﬂﬁnnmynewplam;haﬂbelowuﬂunﬁemming
background level by at least 10 dBA. Noisc levels shell be determined s one metre
from the window of the nearest noise sensitive premises. The measrements and
MM&M&WMB&AM&WWMI@
Mbamummmo(lom)dmmmkmmbm
operation. Following installation but before the new plant comes into operation
mﬁsmmmofmin:ﬁmﬂwmplmmmbehkmmdamdmm
that the plant as instalied meets the Jesign requirements shall be suhmitted $0 and
spproved in writing by the Local Planning Anthorlty,
@)Aﬂmmmmﬁmenmplmﬁhaﬂhmﬁmimdmdmﬂmedhwhahm
iannonmian:ﬂndwme_mpﬁmcewkhtheminlﬂnhmedbythn
Local Planning Anthority.
REASON:  To protect the amenities of neighbouring residestiglcommercial
ccouplers in gecordance with the following policier of the Core
Strategy: CS}15, CS21.



MI12B

MI1EB

M198B

Works shall not begin mtil 2 scheme for protecting nearby residents and commercial
occupiers from noise, dust and other environmental effects has heen submiited 10 and
approved in writing by the Local Plenning Authority. The scheme shall be bused on the
Department of Markets and Consumner Protection's Code of Practice for Decopstmetion
and Constructicn Sties and arrangements for linison eet out therein. A staged scheme of
protective works may be submitted in respect of individual stages of the development
process but no works in any individual stage shall be commenced wntil the related
scheme of protective works has been submitted to and spproved in writing by the Local
Planning Authority. The development sball not be carried cut other than in accordance
with the appraved scheme.

REASON:  To protect the amenities of nearby residents and commercial ocoupiers

In accordance with the following policy of the Core Strategy: C515.

Before any works thereby nifected are begun, & schense shall be submitted 1o and

spproved in writing by the Local Planning Authority which specifies the fume

extract arrangements, materials and construction methods to be nsed to avoid

noise and odonr penetration to the upper Mloors from the Clasy A xse, The details

approved must be implemented before the Class A uvse takes pisce.. -

REASGN:  Inorderte pmtacrmsidcumbbammmf amenities in the building in
accordance with the following policies of the Core Sirafegy: CS15,

Before amy mechantcal plant is nsed on the premises it shall be mounted in a way

which will minimise transmission of structuré borne sound or vibration to any

other part of the building in accordance with a scheme to be submitted ta and

approved In writing by the Locs] Plamning Authority.

REASON: Ins order 1o proteci the amenities of commercial occuplers in the
building in accordance following policy of the Core Strategy: CS15.

'Furaes from Uso Class A affecting the area

No vecking shall take place within any Class Al, A3, A4 or Mmthﬁebyappmved

until foms extract arangemenis and venfilation have been installed to serve that unit in

accordance with a scheme approved by the Local Planning Authority. Anyworksthat

would materially affect the external sppearance of the building will require a separate

planning permizsion.

Reason: In omder to protect the amenity of the area in accordance with the
following policies of the Core Strategy: C810, C815, C821.

Informative
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Cooling Towers
Wet oooling towers are recommended rather than dry systems due to the energy efficiency
‘of wet systems, : ’

Ventilation of Sewer Gasés

The sewexs in the City historically vent at low level in the road. ‘The area containing the site
ofﬁedwd@mmmmmdlmb]ﬁmsmmﬂhmwﬂdmy.lk
number of these vantilation grilis have been blocked wp by Thames Water Utilitiss. These
bave now reached 8 point where no further blocking up can be carried out: Jt is therefore
paramount that no low lovel ventilation intakes or entrances are adjacent to thase vents, The
Director of Markats and Consumer Protection strongly recommends that @ sewer vent pipe
be installed in the building terminating at  safe outlet at roof level atmospbere. This would
bmeﬁtthedwelopmmtandﬂ:umrwnﬂingmubyprwiﬂingmymﬁnzofﬂumsn
highlevelawayﬂmaiimhsmdbuﬂdh:gm,ﬂmsanmhgpoﬂbledudngoﬁ
of low lovel ventilation grills in any problem areas,

Foodl{ygieumclﬂafety

Fmﬂwinfmmsﬁmshmﬂd‘beprovidedrcguﬂingﬂmimwmlhyomafﬂwp{npmd
food/catering units showing proposals for staofficustomer toilet facilities, vemilation

arrgngements and layont of kitchien arpas.
Ifcn@ghwhmmmmwmm:uﬁmmd

ventilation will be required. This must satisfy the following condifians:

Adequate access to ventilation fans, eqldpmntmdduﬂwﬁnhmldbewoﬁdedhpﬁmit
routine cleming and meintenanoe;

The flue should tenminate ot roof level in 2 location which will not give rise to nuisance'to
other oocupiers of the building or adjacent buildings. It cannot be assumed that ductwork
Mﬂhpﬂnﬁﬂedﬁeaﬂﬁuofﬂ:ehuﬂdh;g

Additional methods of 6dour eomtrol may lso be roquired. These must bs submitted o the
MmkdsdemmemcﬁmDepmformmpﬂmmhmﬂaﬁm;

From the 1 July 2007, the Health Act 2006 and-associated Regulstions prohibited the
smoking of tobacco products in all enclosed or partielly enclosed premises wsed as
workplaces or to which the public have access. All such premises ars roquired 10 provide
signe prescribed by Regulations. Internal rooms provided for smoking in ench premises are
no longer permitted, More detailed gnidance is avaifable from fhe Markets and Consumer



Protection Department (020 7332 3630) and from the Smoke Free England website:
www.smokefreeenpland.so.uk.

16A  The Markets and Consumer Protection Department must be. consulted on the use of premises--—{ Formatind Table

for the siorage, handling, preparation or sale of food and associsted extract strangements,
sound. insulation amangements, control of noise during construction, Health & Safety
amengements, flues and chimneys ete. -
| 17a You are advised to contact the Markets and Congumer Protection Department who will

advise in respect of Food Hygiene and Safety, Health and Safety at Work, Environmsntal
Impact and any other matters relevant to that department. Should the Markets and Consumes
"Protection Department require sny extermal design alMerations you should advise the
Planning Departmoent which will advise as to whether planning permission will be required
for such works. o

20B  Ventilation for any kitchens will need to be provided to roof level. Planning permission will
be required for any ducts, venis or plant that would materially affect the externel appearance
of the building. It cannot be assumed that ductwork will be permitied on the exterior of the

21A  The Dircotor of Merkets and Cansumer Protection states that any building proposal that will
include catering facilities will be required to be constructed with adequate grease traps to the
satisfaction of the Sewerage Undertaker, Themes Water Utilities Ltd, or thejr contractors.

Dawn Patel
Environmental Health Officer



GREATERLOKDOMAUTHORITY
Development, Enterprise and Environment

Ted Rayme .

Gty of s Our refi DRP/3215/)F01

PO Box 270 . Yoar ref; 13/00605/FULEI
] Sl T T e Date: 28 August 2013

Guiidhal) k
London -
EC2P 2E)

'
=

Dear Mr Rayment,

Town & Country Planning Act 1990 (as amended); Greater London Authority
Acts 7999 and 2007; Town & Country Planning (Mayor of London) Order

2008 .
Land bounded by Charterhouse Street, Lindsay Street, Long Lane and Hayne

Street,ECT
Local Planning Authority Reference: 13/00605/FULEIA

I refer to-the copy of the above planning application, which was feceived from you on 18 July
.2013. On 28 August 2013 Sir Edwarid Lister, Deputy Mayor arid Chief of Staff, acting under
delegated autherity, considered a report on this proposal, reference D&P/3215/01. A copy of the
report is attached, in full. This letter comprises the statement thai the-Mayor Is required to provide
under Article 4(2) of the Order. ' '

The Deputy Mayor considers that while the appllcation is broadly supportéd in strategic planfing
terms, there are some outstanding ssues that need to be resolved and these are set out in -
paragraph 51 of the above-mentioned report.

# your Councll subsequently resoives to grant permission on the application, it must consuit the
Mayor again under Article S of the Order and allow him fourt=en days to decide whether to allow
the draft decislon to proceed unchanged, br direct the Council under Article 6 to réfuse the

copy of any representations made In respect of the

application. You should therefore send me a
ort, together with 3 statement of the decision your

application, and a copy of any officer’s rep ]
f any conditions the authority proposes to impose.and [if

authority proposes to make, & statement o
applicabie) 2 draft of any planning obligation it proposes to enter into and details of any proposed

planning contribution.

City Hall, London, SE1 2AA » london.gov.uk + 020 7888 4000
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If your Council resolves to refuse permission it need not consult the Mayor again {pursuant to
Article 5(2) of the Order), and your Council may therefore proceed to determine the application
without further reference to the GLA. However, you should still send a copy of the decision notice
to the Mayor, pursuant to Article 5 (3) of the Order.

Please note that the Transport for Londen case officer for this application is Gareth Fairweather,
tefephone 020 3058 7024

Yours sincerely,

Colin Wilson
Senior Manager— Development & Projects

ce John Biggs, London Assembly Constituency Member
Nicky Gawron, Chair of London Assembly Planning Cormmittee
National Planning Casework Unit, DCLG '
Alex Williams, TfL.
Mary Bather, GVA, 10 Stratton Street, London, W1J 8JR



HERITAGE SOCIETY

585 Upper Richmond Rosd West,
Richmond, Surrey TW10 5DU

Depariment of the Bultt Erwironrnent 4 Oclober 2013

CHy of London
The Guiidhall
London EC2 P2EJ

PO Box 270

Dear Sirs,

13/00405/FULEIA: Lond Bounded By Charferhouse Sireef.,, Lindsey Siree?, Long Lane And Hayne
Streed, London, EC1 .

The proposals are imposing and appear fo dominate the area with the mxssing and bulk of the

proposed building compromising the setfing of the market. It Is over dominant In scale, and the
overdll shape and volume of the scheme needis fo be reconsidersd.

h‘lsubaslcrectangmarblockafcverypronﬂnenisifewmm&nﬂhﬂeldundisakwelemem]nme
 Sireefscopes of Long Lane and Charferouse Street, It s out of scale within this historic part of the
City and is & missed opportunily for such an Important stk Although It Incomporates Famingdon
EastmedleafbnutﬂnMrMsﬂmeuppermﬂomoouﬂMvabpenvbwedusan
opporiunity for o more civerse characher, rather thoin just extruding the ficor plafe upwards, It
does nof appear fo respond to its context In the Smithield areq,

Ouri'nalnconoemlsiheseiﬂhgofﬂme&nﬂhﬂeldMaﬂcétbﬂdingaﬁdtheappdmﬂackofmw
relationship fo this historc element of this area inthe City, - .

These proposals do need fo be looked ot again

We themfore object fo the proposal os submited and hope that a more considered and
sympathetic design can be developed,

The Cliy Hertioga Society

CHS/Pfah
October 2013

Reglsierad Charify No. 275888



Raﬂent; Ted

From: ¥, Ball, Matthew

Sent: 25 Octaber 2013 12:46

To: Rayment, Ted

Ce: Ball, Matthew .
Subject: FW: Application Comments for 13/006805/FULEIA
Tick taken out.

Regards,

Matthew Ball

Administrative Assistant

Department of the Built Environment

0207332 1712 . ,

From: PinComments@cityafiondon.gov.uk {imalkto;PinComments@cityofiondon.gov.uk}
Sent: 24 October 2013 18:24 '

To: PLN - Comments _
L ?ubject: Application Comments for 13/00505/FULELA

Plan_ning Application comments has been made. A summary of the comments is provided below,

“. T ) .
Comments were submltteé’ at'6:23 PM on 24 Oct 2013 from Mr Michael Charnbers.

Application Summary
Address: Land Bounded By Charterhouse Street, Lindsey Street,
) Long Lane And Hayne Streel London EC1

Ground plus five storey over site development at
Farringdon East Station, compyising office (B1).
(11,211sq.m) with associated cycle parking, servicing,
storage and plant and use of vold space within the
station Infrastructure fronting onto Lindsey Street,

Proposal: Charterhouse Squere and Hayne Street for retail use

- ) {Use Classes Al-A5), (286sq.m) office entrance and-

servicing. This application is accompanied by an
Environmental Statement which is available for
inspection with the planning application. Copies of the
Envirenmental Statement may be bought from GVA at &
cost of £35.00 (CD) as long as stocks Jast.

Case Officer: Ted Rayment

Click for further information

Customer Details
Name: . Mr Michaet Chambers

Emall:
Address: 3 Hayne Street London

Comments Details

Commenter
’ Neighb
Type: ghbour



Stance:

Reasons for
com_mant:

Comments;

Customer objects to the Planning Application

- Residentiaj Amenity

I own and occupy the house at 3 Hayne Street, The
proposed deve!opment, only a few yards away from my
door, will cut out a substantial amount of light, and pyt
the buliding into darkness. Previously, the front of the
property faced an Open space used as a garage, Now it
will be itke facing onto a dark canyon. My enjoyment of
the property will be severely prejudiced.
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ENGLISH HERITAGE

1L.ONDON QFFICE
Mr Ted Rayment Direct Dial: 020 7973 3775
Corporation of London Direct Fax: 020 7973 3792
Department of Planning & Transportation
PO Box 270 Our ref: W: P00248465
Guildhall
LONDON
EC2P 2EJ

16 September 20114

Dear Mr Rayment

Notifications under Circular 01/2001, Circular 08/2009 & 18 SEP 0%
T&CP (Devslopment Management Procedure) Order 2010
LAND BOUNDED BY CHARTERHQUSE STREET, LINDSEY STREET, LONG LANE

AND HAYNE STREET, LONDON, EC1
Application No 13/00605/FULEIA

Thank you for your letter of 12 September 2014 nofifying English Heritage of the
amendments to the applicaiion for planning permission relating to the above site. Our
specialist staff have considered the information received and we do not wish to offer

any comments on this occasion.

Recommendation

This application should be determined in accordance with national and local
policy guidance, and on the basis of your speclalist conservation advice.

It is not necessary for us to be consulted again on this application. However, if you
would llke further advice, please contact us to explain your requast. We can then let
you know If we are abie 1o help further and agree a fimstable with you.

In returning the application to you without comment, English Herliage stresses that it is
not expressing any views on the merits of the proposals which are the subject of the

application.

Please note that this response relates to historic building and historic area matters
only. if there are any archaeological implications to the proposals it is recommended
that you contact the Greater London Archaeological Advisory Service for further advice

(Tel: 020 7973 3712).

ié,.'ﬂa-;, 1 WATERHOUSE SQUARE 138-142 HOLBORN LONDON EGIN 28T .\,

Telophtne 020 7973 3000 Facsimie 020 7873 3001 -
' Wwew.enplst-hentags. ong.uk

Englizh Heritaga i subjeot i the Freedom of Information Aot. mmmmwmnmmmmﬁmmmm
M:frfmmﬂmhwbymeaparmﬁmwﬂbeamﬁbin mm&ngebmmmmﬂonmqum urfess one of the exemplfons in
FOIA or mpﬁa.a
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ENGLISH HERITAGE
LONDON OFFICE

i/

Youre e!n::ere!i o

Tom Nancollas
Business Officer
E-mail: thomas.nancolias@english-heritage.org.uk

é@*”% 1 WATERHOUSE SQUARE 136142 HOLBORN LONDON EC1TN 28T
w “Talephone 020 7973 3000 Facsiuke 020 7973 3001
4 ' www.englist-haritage.ong. uk

English Hevitage is aubject to the Freadom of information Aet. 2000 (FOIA} and Environmental information Reguiaiions 2004 (EIR).
Mmmwmmwuwnw&?bmmmm uiisas oie of the exenplions in
FOIA or m
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Buliding Controf Iniforiiation

CHy of London - Mr Ted Rayment
Dapartment of the Buitt Environment Devslopment Manugement Service
P.O. Box 270 . Planning and Development

Guidhail PO Box 3333
don 222 Upper Strost
EG2P 2E) ! \_EDG‘ED LONDON N1 1YA

N}\(\\\OW ' T 020 7527 2278 F 020 7527 2731

E Planning@islington.gov.uk
w uk

Ourref: P2014/3807/0BS
Your ref:

g 7 SEP 0% Dats: 22 September 2014
Please reply to:
Building Controt Service

Dear Sir or Madam

Reference: [P2014/3807/0BS quote on any reply Type: | Observations to Adjoining Borough

Location: Land Bounded by Charterhouse Street, Lindsey Street, Long Lane and Hayne Street,
London, EC1

Proposal: rringdon East Station, comprising office (B1) (11,21 1sg.m,) with associated cycle
parking, servicing, storage and plant and use of vold space within the station
Infrastructure fronting onto Liridsey Street, Charierhouse Square end Hayne Street
for retail use (Use Classes A1 - AB), (286sq.m.) office entrance and servicing.

We note you have recently submitted the above application to the Planning and Development
Sarvice.

The work is lkely to be subject to The Building Regutations 2010 and The Bullding Act
1984. Building owners are réquired to carry out work in a manner that complies with the minimum
requirements of both these stafulory documents and the associated approved documents that
relate to matters such as structural integrity, fire safety, ventilation, energy conservation and
others. lslington Council’s Bullding Control Servics can help you meet these national standards
by using a flexible approach to assist your designer and builder to achieve a successful outcome
at every opportunity. The service administers Buliding Regulations on behalf of central
government by checking plans, carrying out site visits and certifying compiiance with a suitable
Completion Certificate.

lslington Building Control: Why choosa us?

Cost effactive ard indspendent solutions from a non-profit making organisation
Confidential and trusted service o ‘

Access to technical advice and services 08:00 - 17:00 on weekdays
Comprehensive pre-application advice service

Site visite when you need them, appropriately agreed for your spechic project
Lisison with the fire service and other local authoritios or stafutory consultees

Fully accessible services

2 8 B & 0o 8 o

Islington Bullding Control: What do we offer?

We are committed to 2 high leve! of customer care and have & highly qualified ts ch



administrative team avallable 1o provide expert advice and support. We provide services relafing
to all aspects of Bullding Regulations work, and favour a development team approach for all
projects ranging from small domestic aiterations to large muiti-million pound development
projects. We offer pre-application guidance, advice and site visis during construction as well as
staged approvali for larger developments. All our servicas can be tailored to coordinate and
complemant your design jprocass.

We also have detailed knowledge and hisiorical data relefing o the local bullding stock,
experience of a wide range of building types, speclalist énglneering and fine safety expertise,
highly competitive fees, close links with the fire authority and a wﬂlmgness to seek solutions on
your behelf should difficulties or unforeseen problems arise, -

Through olr association with Local Authority Building Controf (LABC), the national organisation
representing Bullding Conlrol services we are aiso able to offer:
Partnership schemes enabling a company to pariner with a local authority service for all
aspects of design, plan examination, pre-application guldance and consultations,
wherever they undertake development work;
« Netional Regileterad Detalls Certification - national type approval allowing your product
solution to be instanily accepted by more than 300 local authorities across the country;

« " Consultancy seivicas such-as BREAAM assessments, SAP calculations and fire

engineering;
» Warranties and insurance — sometimes things go wrong and insurance provides a useful

safety net.
Making an appll‘ca_lion for services:

r

» Buiilding notices — allow you to start work straight away
» Full plans approvals — obtain approval for the whole scheme In advance
» Regularisations and reversions

¢ Pre-application advice

« Same day inspections for urgent jobs

+  Weekend and evening inspections can often be amanged

+ Sleged approvals for complex projects

More Infun'na'tlon togelhorwlﬂl appllea!lon forms and associated fees cain be found at:

If you are considering using our services, please contact us via email helow and advise us
of a convenlent ime to call back for a free Informal discusslon regarding your proposed
work. Pleass Include your planning application reference so that our surveyor can review

your building works in advance.

Bullding Control Service -




Tel: 020 7527 5908

P-ACKD-Bulkd-Aulp
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Ball, Matthew
S
From: PLN - Comments
Subject: FW: Comments for Planning Application 13/00605/FULEIA

From: PLN - Comments

Sent: 30 September 2014 10:02

To: PLN - Comments

Subject: Comments for Planning Application 13/00605/FULETA

2 9 AUG 200

Planning Application comments have been made. A summary of the comments is provided below.

Comments were submitted at 10:01 AM on 30 Sep 2014 from Ms M Fenning.

Application Summary

Address: Land Bounded By Charterhouse Street, Lindsey Street,
: Long Lane And Hayne Street London EC1

Ground plus five storey over site development at
Farringdon East Station, comprising office {B1)
(11,231sq.m) with associated cycle parking, servicing,
storage and plant and use of vold space within the
station infrastructure fronting onto Lindsey Street,
Charterhouse Square and Hayne Street for retall use
_ {Use Classes A1-A5), (286sq.m) office entrance and

Proposal: servicing. This application Is accompanied by an
Environmental Statement which is avallable for
inspection with the planning application. Copies of the
Environmental Statement may be bought from GVA at a
cost of £35.00 (CD) as long as stocks last. REVISED &
ADDITIONAL INFORMATION RECEIVED }
(DAYLIGHT/SUNLIGHT, SERVICING, PARKING FOR

DISABLED).
Case Officer: Ted Rayment

LClick for further information

Customer Details
Name: Ms M Fenning

Emaif:
Address: 59 Florin Court London

Commentis Details
Cl!mmal_lhsr Neighbour

Type:

Stance: Custorner objects to the Planning Application
Reasons for .

St - Residential Amenity

Comments: I oppose planning appiication 13/00605/FULEIA due to -
its Impact on the historic environment -loss of smenity
due to light pollution - Its Inappropriate design and
Incongruous materials I live in Charterhouse Square. The

1



proposed deslign for Farringdon East Station is
completely out of keeping with the neighbouring.
Charterhouse Square Conservation Area. It does not
successfully relate to the nelghbouring streetscape in
terms of scale and design. In the City of London's own
Charterhouse Square Gonservation Area SPD, Note 10 on
Open Spaces and Trees, it says of Charterhouse Square
that " After dark, the character of the gardens Is further
enhanced by the use of permanent gas lamps.” The
proposed side elevation of Farringdon East will flood our
square with unnecessary harsh modern light changing
the historlc character at night. Why does this newbuild
have to he so transparent on the elevation facing us,
decimating the atmosphere of our gas lit square? Its
glass modernity is discordant with an historic area bulit
primarily of red brick and stone. There has been no
attempt to match these predominant materials found in
both Smithfield and Charterhouse Square Conservation
Arees. Whilst I accept that Farringdon East Station Is a
necessity, a better, more sympathetic design Is required
and one that does not blight the local consarvation
areas. Is It not after all a main principle of the City's
vision for the City streets to "preserve historic
character"- {Charterhouse Square Conservation Area
SPD note 14 - Environment Enhancement)?



Ball, Matthew
From;_+° PLN - Comments _
Subject: FW: Comments for Planning Application 13/00605/FULEIA

From: PLN - Comments

Sent: 15 September 2014 19:06

To: PLN - Comments .

Subject: Comments for Planning Application 13/00605/FULEIA

Planning Application comments have been made. A summery of the comments Is provided below,

Comments were submitted at 7:05 PM on 15 Sep 2014 from Mr Richard Martin.

Application Summary

Address:  -and Bounded By Charterhouse Street, Lindsey Street,
b Long Lane And Hayne Street London EC1-

Ground plus five storey over site development at
Farringdon East Station, comprising office (B1)
(11,211sq.mm) with assoclated cycle parking, servicing,
storage and piant and use of void space within the

station infrastructure fronting onto Lindsey Street, 7 5
Charterhouse Square and Hayne Street for retall use SEp
{Use Classes A1-A5), (286sq.m) office entrance and ?ﬂli

Proposal: servicing. This application is accompanied by an
Environmental Statement which is avallabile for
Inspection with the planning application. Copies of the
Environimental Statement may be bought from GVA at a
cost of £35.00 (CD) as long as stocks [ast. REVISED &

ADDITIONAL INFORMATION RECEIVED
(DAYLIGHT/SUNLIGHT, SERVICING, PARKING FOR

DISABLED).
Case Officer: Ted Rayment

Click for further [nformatlon

Customer Details

Name: Mr Richard Martin
Emall: Not specified

Address: 114 Fiorin Court London

Comments Details

Cplnl:nenter Neighbour

Type
Stance! Customer objects to the Planning Application

Reasons for

comment:

Comments: I wish to support the objection of Brigadier Charlie
Hebson who Is.doing an excellent job of creating a
scheme to Improve Charterhouse Square This -
development may have regenerative benefits but It lacks

1



due conslderation and sensitivity In Its design and will
compromise a significant heritage and rare green space.
The proposal exploits a +55m ACD viewing corridor from
Alexandra Palace which Is a height allen to the .
proportions of the listed Smithfield and Charterhouse
contexts. Fatades and massing do not empathise with
the context; the proposal will over-shadow and over-
power the scale of Charterhouse Sq and would benefit
from being lower In this corner. Mitigation and
management of light pollution Is Insufficient as its
extensive glazed fa?ade will flood the area and such light
spill will be particularly evident from the thinly
fenestrated 5th floor, which at 22.6m above the street
will contrast rmost sharply. Light at these heights would
considerably harm the meditative character of
Charterhouse Sq, engulfing low-level gas lighting that
preserves its unique character. We woulid also seek
assurances that the building management plan
Incorporates mitigation measures for light emission. The
design claims to reflect @ C19th Industrial planar
typology with precedent north-west on Farringden Rd,
but detalls show a fa?ade depth of 350mm (labelled 1:10
on 2/25047 but drawn 1:20). This thin non-load bearing
terracotta favade does not relate to the solidity of tile
clad cold-store bulldings of the market or domestic
proportioned public houses. The use of fiat coelour from
1st to 4th foors appears superficial and arbitrary and
critical elevations that might demonstrate contextual
awareness are absent (Hayne Street) or misiabelied
(Long Lane is labelied Lindsey Street). We question If full
exploltation of footprint and helght limits for commercial
gain Is of sufficient benefit to either the City of London or
context glven the significant issues it will raise
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-Dear Mr Rayment AG\(“

18/0060

SMITHFIELD MARKET TENANTS’ ASSOCIATION
225 Contral Markets - London - EC1ASLH
Tel 0207248 3151 - Fax 02D 7329 6464

emall

Ted Rayment

Assistant Director {Development Management)
City of London

Department of the Buiit Environment

PO Box 270

Guildhall

London EC2P 2E)

O\N\’an‘\ﬁn

13/00605/FULEIA — Land Bounded by Charterhouse Street, Lindsey Street, Long Lane and Hayne
Street, London EC1

We are in receipt of your letter of 11 September 2014 regarding the above application. We did not
recelve a letter when the Initial application was received in 2013, hence our lack of comment then.

This Association represents its members who are tenants of, and irade at, Smithfield Market.

This letter is to set out the Association’s observations and representations In respect of the
planning application for the above site. -

Our concemns are with the construction phase of the proposed works and the ongoing servicing of
the building and the potential impact on the operations of Smithfield Market and, by extension, the
livelihoods of the meat traders who operate In the Market. In particular, we wish to make the

following points:

1. Market Loading Bays

We should like to point out that the Market Loading Bays on the esst side of Lindsey Street,
numbers 37 to 39, have been unavailable to the Market while the Crossrall works have been
ongoing. We expect that they will be restored to Market use at the earliest opportunity. We

should not like this fact to be lost during the planning process for the site.

2. Disruption

We trust that construction at the site will be undertaken in such a way as to minimise ariy
disruption to Market operations. For information, from Sunday to Thursday nights, Market
operations involve lorries carrying deliveries of meat amiving te be unloaded, beginning from 10 pry
and, on Sunday nights in particular, as early as & pm. This requires free movement around the




Market for iorries up to 44 tonnes, including access into and out of the loading bays, Jock-ons and
other access points. The Market is then open for selling from 3am to 10am.

Contractors currently working at the site for Crossraif attend regular lialson meetings with
representatives of the Market (the Superintendent and the Tenants’ Association), City of London
traffic management personnel, the Borough of Islington, TfL and others In order to mitigate the
impact of their works on the area. !t would be sensible to continue these arrangements during the

development of the site.

‘3, Dust . -

The Market is already subject to dust monitoring for the Crossrail works and readings are regularly
supplied to us. As an EU-approved Market and subject to stringent food hygiene legistation and
monktoring by the Food Standards Agency, it is clearly important that all measures to mitigate any
increase in wind-borne dust particles are taken. in extreme circumstances, it has not been
unknown for meat to have to be condemned due to contamination and this is clearly something we
would wish to avaid. We would like assurances that the concentration of dust particles will be
adequately monitored close to the Market and that the resiilts of such monitoring will be supphed

to us.

4. Vibration and Nolse

it should be noted that although the Market htself operates mainly at night, there are office staff
present in the bulldings during the day. The north-east part of the Market bulldings was
particularly susceptible to piling operations at the Eastern Ticket Hall site, suffering from high levels

of noise and vibration.

Our fundamental concern s that sufficient controls are put [n place on the developers to ensure
that Market operations can continue unaffected. | trust that you will take our representations Into

account when considering this application.

Yours faithfully

G Lawrence
Chairman
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HamEon, Rebecca .

From:; PLN - Comments

Sent: 25 September 2014 15:37

To: PLN - Comments

Subject: Comments for Planning Application 13/00605/FULEIA

Planning Application comments have been made, A summary of the comments is provided below.

Comments werse submitted at 3:36 PM on 25 Sep:2014 from Mr and Mrs Allen and Deirdre Jones.

Application Summary

Address: Land Bounded By Charterhouse Street, Lindsey Street,
‘ : Long Lane And Hayne Street London EC1

Ground plus five storey over site development at
Farringdon Eest Station, comprising office (B1)
{11,211sq.m) with associated cycle parking, servicing,
storage and plant and use of vold space within the
statlon infrastructure fronting onto Lindsey Street,
Charterhouse Square and Hayne Street for retal yse
(Use Classes A1-A5), (286s9.m) office entrance and
Proposal: servicing. This application is actompanied by an -
Environmental Statement which Is available for
Inspection with the planning application. Copies of the
Environmenta) Statement may be bought from GVA at a
cost of £35.00 (CD) as long as stocks Jast. REVISED &
ADDITIONAL INFORMATION RECEIVED
{DAYLIGHT/SUNLIGHT, SERVICING, PARKING FOR

DISABLED),
Case Officers Ted Rayment

Click for further Information

Customer Details
.Name: Mr and Mrs Allen and Deirdre Jones

Email; -
Address: 41 Charterhouse Square London

Comments Details

Commenter :
m= Nﬂlghbour
Stance: Customer objects te the Planning Application

m::t?r - Residential Amenity

Comments: We are long-term residents of Charterhouse Square and
have recently attended a meeting at the Charterhouse
about the square’s conservation and development as a -
social 2nd public amenity. The light levels In this
proposal are designed to be sensitive and appropriate to
this historic environment and most people present at the
meeting expressed concern about the large block of light
that will emanate from the new bullding at Farrringdon

1



East Station which will deminate the south west corner
of the Square, with a large radius of vision from both the
Square and the street. It is a pity that the facade of the
proposed building is anonymous and anodyne in
common with any commercial development throughout
the country. The building's appearance s an
architectural failure of nerve.
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Hameson. Rebecca

From: ’ PLN - Comments
Sent: 25 September 2014 1741
To: PLN - Comments

Subject; Comments for Planning Application 13/00505/FULELA

Planning Application comments have been made. A summary of the comments is provided below.

Comments were submitted at 5:41 PM on 25 Sep 2014 from Mr Michael Coombes.

Application Summary

Address: Land Bounded By Charterhouse Street, Lindsey Street;
’ Long Lane And Hayne Street London EC1 '

Ground plus five storey over site devalopment at
Farringdoni East Station, comprising office (B1)
(11,211sq.m) with assoclated cycle parking, servicing,
storage and plant and use of void space within the -
station infrastructure fronting onto Lindsey Street,
Charterhouse Square and Hayne Street for retall use
_ {Use Classes A1-A5), (286sq.m) office entrance and

Proposzl): servicing. This application is accompanied by an
Environmental Statement which is available for
inspection with the planning application. Copies of the
Environmental Statement may be bought from GVA at a
cost of £35.00 (CD) es long as stocks Jast, REVISED &
ADDITIONAL INFORMATION RECEIVED
(DAYLIGHT/SUNLIGHT, SERVICING, PARKING FOR

DISABLED).
Cage Officer: Ted Rayment

Click for-further information

Customer Details
Name: Mr Michael Coombes

' Emall;
Address: 29 Cathedral Lodge 110 Aldersgate Street London

Comments Detalls

Commenter
Type: Member of the Public
Stance: Customer objects to the Planning Application

Reasons for

comment: ~ Noise

Comments: I wish to support the objection of Brigadier Charlie
Hobson with particular reference to the'fight pollution of
Charterhouse square This development may have
regenerative benefits but it lacks due consideration and
sengitivity In Its design and will compromise a significant
heritage and rare green space. The proposal exploits »
+55m AOD viewing corridor frorn Alexandra Palace which
is & height allen to the proportions of the Jisted

1



Smithfield and Charterhouse contexts. Facades and
massing do not empathise with the context; the proposai
will over-shadow and over-power the scale of
Charterhouse Sq and would benefit from being lower in
this corner. Mitigation and management of light pollution
Is Insufficlent as its extensive glazed facade will flood the
area and such light splil wiil be particularly evident from
the thinly fenestrated 5th fioor, which at 22.6m above
the street will contrast most sharply. Light at these
heights would considerably harm the meditative -
character of Charterhouse Sq, engulfing low-level gas
lighting that preserves Its unique character. We would
also seek assurances that the buliding management plan
incorporates mitigation measures for light emission, The
design clalms to reflect a CiSth industrial planer
typology with precedent north-west on Farringdon Rd,
but details show a fa?ade depth of 350mm (labeiled 1:10
on 2/25047 but drawn 1:20). This thin non-load bearing
terracotta fa?ade does not relate to the solidity of tile
clad cold-store bulldings of the market or domestic
proportioned public houses. The use of fat colour from
ist to 4th floors appears superficial and arbitrary and
critical elevations that might demonstrate contextual
awareness are absent (Hayne Street) or misiabelied
(Long Lane Is jabelled Lindsey Street). We question If fuli
exploitation of footprint and helght limits for commercial
gain Is of sufficient benefit to elther the City of London or
context given the significant issues it will raise



-

1¥/60605

From: Helen Burggraf |

Sent: 30 September 2014 2310

To: PLN - Comments

Subject: Comments for T Rayment re: Charterhouse St/Smithfield buildi

East : PE L
DSCo0524.)PG; DSC00798.JPG; weekend urinal, Smithfiel ECJ.J

30 cep W

Attachments:

Dear Mr Rayment,

I'm a resident of Charferhouse Square, and have lived here since June 2006. As you know (I
hope), it's a historically precious part of old London, and at the moment, in great danger, mainly

from Crossrail and related development.

That anyone was allowed to install the horrifically bright Belisha beacons right on the square a
few months back (City of London's doing, not Islingion's) is a measure of how vulnerable this
area is. Pedesirians definitely need help up at Aldersgate, yet there's nothing for them there, So
they play chicken with the cars and trucks up there, trying to cross Charterhouse Street; while
the few pedestrians that cross a block to the east have their way lit up for them as though it were
Times Square, not Charterhouse Square,

Still, that's a nightmare for another day, and anyway, once something like that's been installed,
it'd be easier to build Shard Two next to St Paul's than to get anyone to restore the ordinary,

painted Belishas that were there before.

The reason I'm writing to you now is to object, strongly, to the planned development for the
land bounded by Charterhouse Street, Lindsay Street, Long Lane and Hayne Street. Around
here, the site is known to residents mainly as "that big hole in the ground where a Crossrail
station is scheduled to be built", although some of us also still remember thef it was where a
"Miami Beach-style" Art Deco building known by the name of its longtime tenant, Chambers &

" Partners, once stood. (It was torn down to make way for Croserail) You can be rﬁw

of the Chambm&Pm building here: ) : mmow

and here: https; ickr. hotos/1673747 3700679884,

T only- mention that building because I think that if yow're going to tear a gem like this down, the
least you can do is replace it with something decent.

The two main problems with the proposed building, as I see it, are as follows:

1. 1t is way too tall relative to the buildings around i, and bulky; and

2. it's toe-curlingly colourful, as the architects seemed unable to resist calling attention to their

work somehow, and chose to add a paintbox full of different colours to the insides of the

exiemnal window frames. (You know what I mean...they've tried to make it seem o ol

the colours "pick up" various hues in the surrounding cityscape, as though this so igh v Hlak
1 e




it okay.)

It doesn't,

Far better would be for the archictecture of this bujlding to be utterly neutral, a modern
interpretation of the local vernacular styles, like the buildings around Paternoster Square echo
their surroundings, so as not to compete with the historic structures all around it,

Back to the height: Well, yes, it is "just” "ground plus five storeys™ high (or "six stories" to
.normal people, in other words), like some of the buildings around it.

But the older buildings around it are six Victorian storeys high; these are six modern-day
developer storeys in height, which are altogether different, and higher.

Far more revealing -- and thus not prominently disclosed, if at all — would be to coinpare the
height of the proposed building in feet or metrés with the height, say, of the row of buildings
next door, the red brick ones opposite Charterhouse Square. (

(The shocking difference in height is, though, clearly.obvious in some of the elevation
drawings.)

A third consideration, which I mention to everyone in connection with this new train station is
the desperate need in this neighbourhood for proper, 24-hour toilet facilities, which are
desperately lacking, especially for women.

That's because the area is full of nightclubs, restaurants and so on, and this is only likely to
continue, especially after Smithfield meat market is turned into thie shopping mall we all know

is its sad, investment banker heaven destiny.

Right now, men have the option of the public urinals that are set up at the junction of
Charterhouse Street and St John's, cn weekends; and, I regret to report, peeing through the gates
of Charterhouse Square (where, as it happens, plague victims lie buried). Women, well, they're
out of fuck around here at 2 in the morming, if they need a Ioo.

In this day and age, it'would be nice to think that London's urban planners might come up with
something better than open-air public urinals, such as the ones we get on weekends down near
Fabric. And now, with this building in the planning stages, is the time to think about such
things.

Even below-street-level toilets like the Victorians used to have would be better than nothing
(and the open air public urinals), providing they could be accessed 24/7, and were safe.

One final point: Tt is a shame that the City of London Planning Department could not have made
more-of an effort to inform the residents of Charterhouse Square of their plang for this site. The
fact that everyone north of Charterhouse Street is technically in the borough of Islington should
not be an excuse for you guys not to ask people up here what they think, .

Ideally, you would have press-released the plans for this building to the Bvening Standard; but
for obvious reasens (liklihood of opposition), the developer would not have wanted that.

2



Still, you eould have posted notices; put flyers in some of the buildings, such as Florin Court,
which has 92 flats, many of which will Jook out on this site (see photograph of that view, take;
from the roof), and which will now have this multi-coloured massive box to contemplate inste.

of the meat market's spires.
Even those of us who treked down to your-offices during business hours could take with us

almost nothing; photos are not allowed (really!? Why not?1), and most of the images on the
website cannot be opened either. .

As & result, T expect this Crayola-coloured monster box of building will be waved through - ju:

as the original plan for West Smithfield was last year, in spite of vehement opposition, (only for
Erie Pickles to intervens).

Do feel free to call me if you woyld like me to elaborate further on my concems,

Sincerely,

Helen Roberts

39 Florin Court

6 - 9 Charterhouse Semare
London ECIM 6EU
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Ball, Matthew
===

From: PLN - Comments
Subject: ) FW: Comments for Planning Appfication 13/00605/FULEIA

From: PLN - Comments

Serit: 30 September 2014 13:27

To: PLN - Comments '

Subject: Comments fof Planning Application 13/00605/FULETA

Planning Application comments have been made. A summary of the comments is provided below.

Comments were submitted at 1:27 PM on 30 Sep 2014 from Mr P Llewellyn.

Application Summary

\ddress: Land Bounded By Charterhouse Street, Lindsey Street,
' Long Lane And Hayne Street London EC1

Ground plus five storey over site development at
Farringdon East Station, comprising office (B1)
(11,211sq.m) with associated cycle parking, servicing, .
storage and plant and use of void space within the % 0 AUG 20U
station Infrastructure fronting onto Lindsey Street,
Charteriouse Square and Hayne Street for retall use
(Use Classes Al1-A5), (286sq.m) office entrance and

Proposal: servicing. This application is accompanied by an
Environmental Statement which is available for
inspection with the planning appiication. Copies of the
Envirohmental Statement may be bought from GVA at a
cost of £35.00 (CD) as fong as stocks Jast. REVISED &
ADDITIONAL INFORMATION RECEIVED
{DAYLIGHT/SUNLIGHT, SERVICING, PARKING FOR

DISABLED).
.Case Officer: Ted Rayment

“lick for further information

Customer Details
Name: Mr P Llewellyn

Address: B4 Fiorin Court London

Comments Details
Commenter Neighbour

Type:

Stance: Customer objects to the Pianning Application
Reasons for - Nolse

comment: - Residentia] Amenity

- Traffic or Highways

Comments: 1. The design of the five story building, as proposed, Is
far too high with respect to existing local bulidings,

overbearing, and Imposing, perticularly on the end which

1



meets Charterhouse street and square. Far too much
natural light will be blocked out, and it will change the
area for the worse. 2. The materials used in its
construction are also completely out of keeping with the
area of Charterhouse and the conservation area. There is
far too much glass. 3. Moreover, It would appear from
this design that there will be significant (and toc much)
oversplll into the area from the artificial lighting, which
presumably will be on for much of the periods of
darkness. 4. I also object specificaily to the use of the
ground level, on the Charterhouse street side for retail
units which will likely Import far too much nolse into this
quiet and tranquil location. 1 request that the design,
construction, and proposed use of the building's internal
spaces be be reviewed, and other more suitable options,
mare in keeping with the area’s heritage and character,

be put forward.
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the Charterhouse

Chaiterhquse Square, London ECTM 6AN Brigadier Chartie Hobson OBE

| Master of Charterhouse
; Tel: 020 7253 9503

_ i Email:

Mr Ted Rayment LK \

CityofLopdon

PO Box 27 ; [2_2‘7 27 ;

G”ﬂm ’ Ve B : ’ :

EC2P 2E] L-, 1 October 2014

We represent the interests of Suton’s Hospital in Charterhouse, Charterhouse Square ECIM 6AN and wish
to provide the following comments in consideration of the planning application reference number
13/00605/FULEIA. The Charterhouse is a 403 y’earoidchmilyﬂmtpmvides'careandmdoﬂifemmtu
over 40 gentlemen, *
There is an irony in the timing of this scheme in that it is scheduled to take place at the same time that the
Chwbﬂhom,usingpubﬁcmmy(ﬂmonghﬁeHﬂﬁagelmﬂthd)mdothwﬁmdsrdsedﬁmﬁe
whavitable sector, is developing its own scheme for the Square. The Charterhouse plans will enhance this
nniquepuﬂoftheCapjtalmﬂmimhistmymdherilm cén by enjoyed by tourist and Londoner alike by
creating a new Museun: in partnership with the Museum of London.
The scale of the Crossrail Eastem Ticket Hall oversite development threatens the Charteshouse plans and it
imsaMﬂmmﬁmmmtpdd_mﬁempmmﬁmmw&emjmmmhm
that our 650 year eite, and a conservation area, seeins not to have

42013, It is even more of a shame ‘
encouraged a niuch more collsborative approach as we have done with our “Revealing the Charterhouse”

project,
Clmterhonseﬁquughasﬂmbemexﬁensivelydev.eloped, Thisisbecmit’s_sac;edmigimauhuiﬂ
mdfotthgmanythoﬁsmdsoﬁicﬁmsoftlelkauaﬂjmdmbsequqmimamnﬁmaspartohwy
important fnonastery protected the site. It is also a nnigue echo of what wes once 8 common featare in
Imdon,iupubﬁesqumwhiehomdbyapmﬁqﬂngmdhme(mmhuuﬁemmhauu}

mcmhomcmmbﬂmnuhmmopmammpamwuwmdwmm&e&m
to the public in 2016. This project has been gestating since 2011 and will be realised in the autummn of 2016.
.ThSqumisboingmrhﬁbyToddnguﬂ-GowmwhoisLmdsupeAmhimtoI-IistoxicRoyai
Palacés, At the suggestion of one of the Royal Govemnors of the Charterhouse, The Prince of Wales,  new
pavilion will be introduced to the eastem side of the Square, Taking its cue from the existing gas lighting
mnsidetbeChartexhouse,ﬂnemﬁnSqumﬁﬂbeﬁtbygummﬂm—whiahwﬂlmtegneﬁﬂof
antiquity every evening: We have a meeting soon with the Prince of Wales who will no doubt take an

overview on how your project will look next to ours,

Registared Mame: Sutlon's Hokpltal i Chedlerhouse. Ruplstesad Chaidy No, 307773
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This scheme is threatened by the proposed oversite development both in its scale and because the glass
building will create significant light pollution which will negate the gas lighting and dominate the western
side of the Square. It seems chuxtish that a dialogue is not occnrring over this project when ours is designed
to enhance the daily life of those working and living close to the Square, by opening the Square up to the
public. We see no such initiative clsewhere in this arca. '

Specifically the Charterhouse has serious reservations with both the elevations and lighting over the
Charterhouse Square and minor ones aver the provision of yet more retail elements in and around

Charterhouse Square.

Massing
The current proposal adopts the viewing corridor from Alexandra Palace to St. Paul's Cathedral as a principle
of massing height. This definition of height is alien to the surrounding context of Smithfield Meat Market or
Charterhouse complex, and these adjoining tisted buildings will not be subject to any comparably
proportioned development in the future. '

» The proposal is higher than the parapet (before addition of plant height) of the next tallest neighbour at 23-28

Charterhouse Square. Higher rise development is focused to the western end of the market and beyond,
where the topography falls toward the former River Fleet with the Meat Market building providing & clear

and substantial margin between.

The singular mass of the proposal as it stands would benefit from fragmentation: the north cast comer to
Charterhouse Square needs lowering and the fagade deepening so that the building is not so ubiguitous across
elevations and lacking in empathy with context.

The proposal will over-shadow Charterhouse Square and over-power it in terms of scale. This would
diminish its role as an integral and vital verdant open space for both the City of London and Islington
Borough. '

Lighting

Antificia] lighting constitutes the greatest concern, as mitigation and management of light pollution is clearly
insufficient. Buildings within the Smithfields and Charterhouse precincts are lit consistently cnly at ground

) level, framing the 24-hour street level activity. The extensive glazed fagade to the proposal will flood the
~ surrounding context with an exceptional level and height of artificial light, arrogsting the area in conflict with

buildings of a higher architectural and cultural significance An unprecedented level of electric lighting
would considerably harm the meditative character of Charterhouse Square and engulf the deliberately -

retained low-level gas lighting that preserves its uniqué chataéter,

The Charterhouse complex continues to serve a philanthropic residential role in London as it has done for
402 years and the proposed lighting scheme shows no consideration for disturbance of elderly inhabitants.
Whilst the building design should be redressed, we would seek assurances that the building management plan
incorporates mitigation measures for light emission currently lacking in documentation of the proposal.

Footpath -

The footpath to the east of the proposal is not of sufficient depth at approxinately 1.6m to accommodate
grouped pedestrian traffic (such as school groups) visiting the historic precinets to the north east of the




—

proposal from the main station entrance - such pedestrians are particularly at risk to injury since heavy utility
vehiclt traffic is focused to this route. The blind fagade and environmental contamination at ground level
ed by this “back-of-honse’ activity furthers the potentially anti-social character of this street.

'Ihemntenalsusedmmmmonmoutofkeepmgmﬂlﬂmema.Everybuﬂdmgmwnﬂyon
Charterhouse Square is made of brick and the use of such an expanse of glass is out of keeping on a historic
square, Aﬁmshwhchnsmmmkaepmgmﬂ:theumhﬂdmg!shmldbewmdm

Retall Usage
Islington Council recognises the over-saturation of licensed premises in the area of Clerkenwell and The
Licensing Authority has adopted a special policy relating to cumulative impact. This spplies to the area
which adjoins the boundary with the City of London along Charterhouse Square and Charterhouse Street,
Hayne Strect and Lindsey Street. The planning application by including retail classifications that aliow
liccnsed premises is at odds with this policy and fails to take into consideration the serions igsucs affecting
residents in the area. Sadly we spend a lot of time and money a8 a private Square, clearing up the mess and
nmisince caused by the aftermath of the city workers enjoying the retail outlets sround us, We hope that the
; City will contribute towands the manpower and cleaning costs that-we as a charity, at present, have to incur?

Vo dirgerds

Rexisterad Namu: Sutlon's Hosplis) in Cherterhausa, Regigtered Charily M 207773
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From:
Sent:
To:
Subject:

1370064

PLN - Comments

01 October 2014 22:27

PLN - Comments

Comments for Planning Application 13/00605/FULEIA

Planning Application comments have been made, A summary of the comments is provided below.

Comments were submitted at 10:27 PM on 01 Oct 2014 from Mr John Cutts,

Application Summary

Address:

Proposal:

Land Bounded By Charterhouse Street, Lindsey Street,
Long Lene And Hayne Street London ECt

Ground pius five storey over site development at
Farringdon East Station, comprising office (B1)
(11,211sqg.rm) with associated cycle parking, servicing,
storage and plant and use of void space within the
station Infrastructure fronting onto Lindsey Street,
Charterhouse Square and Hayne Street for retall use
(Use Classes Al-A5), {286sq.m) office entrance and
servicing. This application Is accompanied by an
Environmental Statement which Is available for
Inspection with the planning application. Coples of the
Environmental Statement may be bought from GVA at a
cost of £35.00 (CD) as long as stocks last. REVISED &
ADDITIONAL INFORMATION RECEIVED -
{DAYLIGHT/SUNLIGHT, SERVICING, PARKING FOR
DISABLED},

Case Officer: Ted Rayment

Click for further information
&

Customer Details Q&%
Name: Mr John Cutts Q\&\. .
Emai): Q,*%
Address: 115 Florin Court 6-9 Charterhouse Square London ‘\

Comments Details

Commenter
Type:
Stance:

Reasons for
comment:

Comments:

Nelghbour

Customer objects to the Planning Application

- Noise -

- Residential Amenity

- Traffic or Highways

There has been [nsufficient pre-application consultation
with residents, Community engagement has
“concentrated on those within the Clty of London and has
excluded us as s neighbouring community within
Iglington. The community engagement letters of the
Z5th May 2013 were not shared with Florin Court at 6-9
Charterhouse Square despite Florin Court being the

1



largest residentiai bullding in the Immediate vicinity with
124 resldeptiai units, The proposed unit Is out of keeping
with the surrounding bulldings, is too high with excesgive
retail and using an inappropriate colour scheme,



From:
Sent:
To:
Subject:

13700605

PLN - Comments
01 October 2014 00:44

PLN - Comments
Comments for Planning Appfication 13/00605/FULFIA

Planning Appiication comments have been made, A summary of the comments is providéd below.

Comments were submitted at 12:44 AM on 01 Oct 2014 from Ms Tracy Tasker.

Application Summary

Address:

Proposal:

Land Bounded By Charterhouse Street, Lindsey Street,
Long Lane And Hayne Street London ECI

Ground plus five storey over site development at
Farringdon East Statlon, comprising office (B1)
(11,211sq.m) with associated cycle parking, servicing,
storage and plant and use of vold space within the
station infrastructure fronting onto Lindsey Street,
Chaiterhouse Square and Hayne Street for retail use
(Use Classes A1-A5), (286sq.m) office entrance and
servicing. This application Is accompanied by an
Environmental Statement which is available for
inspection with the planning application. Copies of the
Environmental Statement may be bought from GVA at a
cost of £35.00 (CD) as long as stocks last. REVISED &
ADDITIONAL INFORMATION RECEIVED
(DAYLIGHT/SUNLIGHT, SERVICING, PARKING FOR

DISABLED).

Case Officer: Ted Rayment
Click for further informaticn

Customer Details

iNamu:
Email;
Address:

Ms Tracy Tasker

77 Florin Court 6-9 Charterhouse Square London

Comments Details

Commenter
Type:
Stance:

Reasons for
comment:

Comments:

Nelghbaur

Customer objects to the Planning Application

- Noise

- Resldential Amenity

- Traffic or Highways

1. The building Is too tall at almost twice as high as its
neighbours 23-28 Charterhouse Square. The new
building dominates the view & makes a detrimental
impact on the character & appearance of the
Charterhouse Square Conservation Area. The height
obstructs the view from the upper floors and roof garden
of Florin Court, of the Grade 11* listed Smithfield

1



Market. 2. The arbitrary use of many colours does hot
reflect the surrounding area rather it competes with the
colour palette of the ornate metal work and roof of
Smithfleld Market. 3. The materials used in lts
construction are out of keeping with the area. 4. The
overspill from the artificial lighting will impact negatively
on the outlook for residents of Florin Court with light .
poliution within the Charterhouse Sq Conservation Area.
5. 1 object to the retail space(A1-A3) fronting
Charterhouse Street/Square: 2)The shop/bar/cafe
signage will add even more arbitrary colours to &
frontage that Is currently uniform b) 1t will result in
Increased noise levels & footfall to the detriment of the
lecal residents & the tranguil nature of Charterhouse Sq
e)New retail units in the area are to be sited at the far
Western end of Smithfield Market 8aiong the site that
comers Charterhouse St & Farringdon Rd. Ahy new retail
units should be concentrated In those areas & not
overspifl into the residential area of Charterhouse 5q. )
Islington Council recognises the over-satiration of
licensed prernises In the area & The Licensing Authority
has adopted a special poilcy relating to cumulstive
Impact. This applies to the area adioining the boundary
with the City of London along Charterhouse Sq,
Charterhouse St, & Lindsey St. Permitting retail
classifications that allow licensed premises Is at odds
with this policy & falls to take into account the issues
affecting residents. 6.Alernative options appropriate for
small scale designBcreative businesses that make up the
local economy should be considered or this is a wasted

opportunity.
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FLORIN COURT

Florin Court Freehold Ltd and Florin Court Management Ltd,
Registered Office New City_ngse, 71 Rivingtoy Street, London, EC2A 3AY

e

!
!
E

-
¢ ” -
Dear Ted Rayment L [ 210
FILE ! ) i
We represent the interests of Florin Court, 6-9 Charterhouse Square ECIM 6ET and
wish to provide the following comments in consideration of the planning application

reference number 13/00605/FULEILA.

§7¢:,

1% Qctober 2014

Pab. )
H ]

TR B e AP watr b it

The building is very tall resulting in en excessively abrupt change of scale rlong the
south side of Charterhouse Square — the proposed North elevation shows a building
almost twice as high as its neighbours 23-28 Charterlouse Square to the east, more
than twice high if you include the plantroom.

The new building dominates the view towards the SW and makes a detrimental
impact on the character and appearance of the Charterhouse Square Conservation
Area. With respect to the height of existing local buildings, it is overbearing, and
imposing. The height of the proposed building obstructs the view from the upper
foors and roof garden of Florin Court of the Grade 11* listed Smithfield Market
which was previously afforded such views with the original building footprint on the
site that comprised single and two storey buildings.

The arbitrary use of so many colours does not reflect the surrounding area rather it
compeles with the colour palette of the ornate metal and roof canopy of Smithifield
‘Market and ignores the historical medieval context that makes the Charterhouse

Square Conservation Area unique.
S\
Lo

The materials used in its construction are out of keeping with the area. Every buildi
currently on Charterhouse Square is made of brick and the use of such an expmJ
glass is out of keeping on a historic square. A finish which is more in keey

the existing buildings should be considered.

It would appear from this design that there will be significant (and too much) overspill
into the aréa from the artificial lighting, which presumably will be on for much of the
periods of darkness. Despite the design statements reference to tree coverage from
Charterhouse Square shielding the building the density of light emitting from the
proposed building and the fact that the trees are without leaf cover for part of the year,
will impact negatively on the outlock for residents of Florin Court, resulting in light
pollution.

The inclusion of retail space (A1-AS5) fronting Charterhouse Street/Square should be
re-considered: .

a) The resulting shop/bar/cafe signage will add even more arbitrary colours to a
frontage that is currently uniform (23-28 Charterhouse Square)




Florin Court Freehold Ltd and Florin Court Management Ltd,

Registered Office New City House, 7) Rivington Street, London, EC2A 3AY
ﬂm' in@managedliving. couk

b) It will add to light spillage _

¢) 1t will result in incréased noise levels and footfal] 1o the detriment of the local
residents and the tranquil nature of Charterhouse Square

d) The retail units are not required to service the office facility within the
building. There are sufficient retail units along Long Lane, St John Street,
Cowcross Street and Aldersgate Street.

€) New retail units in the area are to be sited at the far Western end of Smithfield
Market with the proposed development of this site and also along the site that
comers Charterhotise Street and Farringdon Road adjacent to the newly
opened Farringdon/Thameslink Station., Any new retail units should be
concentrated in those areas and not overspill into the residenial area of
Charterhouse Square. '

f) Islington Council recognises the over-saturation of licensed premises in the
area of Clerkenwell dnd The Licensing Authority has adopted a special policy
relating to cummlative impact, This appli¢s to the area which adjoins the
boundary with the City of London along Charterhouise Square and
Charterhonse Street, Hayne Street and Lindsey Street. The planning
application by including retail classifications that allow licensed premises is at
odds with this policy and fals to take into consideration the issues affecting
residents in the area.

The proposed use of the building's internal spaces should be reviewed, and other more
suitable options; more in keeping with and suitable for the area's heritage, character
and creative & design businesses that make up the local economy should he put

forward.

It is to be commended that the new station will use heating and cooling from Citigen,
the district combined heat and power system located nearby however consideration
should be given as part of the sustainability strategy for the pipework to be extended
along Chartethouse Street and Charterhouse Square in order to connect Citigento
Jocal businesses and residential units. Currently the Citigen network runs along the
Long Lane to connect to the proposed scheme not along Charterhouse Strect as stated.
This presents a real opportunity to connect the area up to the district heating system
which should net be overlooked,

Consideration needs to be.given as to how to reduce the noise impact on Iocal
residents and businesses during the construction period. The area has been in a petiod
of noticeable disruption for a considerable time given the extensive Crossrail works
that are taking place. Working hours need to be restricted to daytime weekdays.

The increase in the mumber of HGV’s in the area that are required to service the new
building will add to the noise and pollution already experienced by residents in
Charterhouse Square by the large number of HGVs already using the area 6 days a
week servicing Smithfield Merket. They also prevent a safety issue for the elderly
residents of The Charterhouse.



FLORIN coumy

Florin Court Freehold Ltd and Flotin Court Menagernent Ltd,

Registered Office New City House, 71 Rivington Street, London, EC2A 3AY
. iving

There has been insufficient Ppre-application consultation with residents in relation to
the proposed Farringdon East Oversite. Commumity engagement has concentrated op

Yours sincerely,

The Directors of FCML and FCFL.
Tracy Tasker, John Cutts, Jennifer Cooper, Preston Llewellyn
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+»  From: PLN - Comments
Sent: 02 October 2014 18:49
Te: PLN - Commerits
Subject: Comments for Planning Application 13/00605/FULEIA

Planning Application comments have been made. A summary of the comments is provided below.

Comments were submitted at 6:48 PM on 02 Oct 2014 from Ms Kim Thomas.

Application Summary
Address: Land Bounded By Charterhouse Street, Lindsey Street,
- Long Lane And Hayne Street London EC1

Ground plus five storey over site development at
Farringdon East Station, comprising office (B1)
(11,211sq.m) with associated cycle parking, servicing,
storage and plant and use of vold space within the .
station Infrastructure fronting onto Lindsey Street,

Cliarterhouse Square and Hayne Streét for retall use ACKNO WLEDGED

(Use Classes A1-AS5), (286sg.m) office entrance and
Proposal: servicing. This application Is accompanied by an
Environmenta! Statement which Is available for
inspection with the planning appiication. Coples of the
Environmental Statement may be bought from GVA at &
cost of £35.00 (CD) as long as stocks fast. REVISED &

ADDITIONAL INFORMATION RECEIVED
(DAYLIGHT/SUNLIGHT, SERVICING, PARKING FOR

PISABLED).
Case Officer: Ted Rayment

Customer Detalls

Name: Ms Kim Thomas

Eimail: '

Address:; 4 Charterhouse Sq London

Comments Details

Commentar
Type: Nelghbour
Stance: | Customer objects to the Planning Application

Reasons for - Noise .

comment: - Reskiential Amenity
- Traffic or Highways

Commaents: We recently purchased the residentlal freehoid at 4
Charterhouse Square because of the delightful
atmosphere of the square. The fact that the square is a
conservation area weighed heavily [n our cholkce. The
character of all the lsted bufidings-including our .own-
created by the red brick, stone and relatively low
building heights will be seriously compromised by the

i



proposed design. The building proposed is entirely too
high and the matetials proposed for the facade are
absolutely inappropriate and incongruous with the rest of
Charterhouse Square. It would create a sharp
architecturel dissonance in a uniguely historic area of
Ltondon. Personally from our property it will obstruct our
views onto Smithfield Market, out on to the roofs to the -
west and block afternoon sunlight, particularly in winter.
It also appears there will be quite a bit of light pollution
after dark from this building, We are very weicoming of
the Crossraii station being In our immediate
neighbourhood, however we wouid have expected the
design to be more respectful and observant of the
conservation needs of the square. We would alsoc have
expected the city of London to be better at
communicating with the Islington residents and
neighbours to this project on how Its plans would impact
our views and the nature of our nelghbourhood. I only
found out about this pian and the possibility to object
through word of mouth. I've received no postal

notification at all,
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SAVE

Mr Ted Rayment 70 Goweroas Strest, London EG1M bEJ
Corporation of London

Department of Planning and Transportation 060CT 208

By Email
3 Oétober 2014

ACKNOWLEDGED

Dear Mr Rayment,

13/00605/FULEIA

Ground plus five storey over site development at Farringdon East Station,
comprising office (B1) {11,2115q.m) with assoelated cycle parking, servicing, storage
and plant and use of void space within the station Infrastructure frontingonto  °
Lindsey Street, Charterhonse Square and Hayne Street for retafl use (Uise Clagges A1-

AS), (286sq.m) office enitrance and servicing, -
Land Bounded By Charterhouse Street, Lindsey Street, Long Lane And Bayne Street
London EC1I

SAVE writes to object to this application,

We were alerted to this application at 4 late stage but I have acquafnted mysélf with the
documents and the observations made by individuals and statutory consultees.

The main issue is the bulk and scale of the proposed development that SAVE considers
causes substantial harm to the nefghbouring censervation areas: Charterhouse and
Smithfleld, The site abuts both these conservation areas and is visible from them. In-
addition the intioduction of retall into Charterhouse Square Is not desirable as it is
predominantly residential at present.
The site of the proposed development also forms the setting of several listed buildings in
both conservation areas. These include thé Grade 1 listed Masters House and The
Charterhouse, the Grade 2* listed Smithfield Market, Grade 2 Listed Florin Court on
Charterhouse Square, the art deco apartment building built by Guy Morgan & Partnersin
70 Cowcross Street London EC1M 6EJ
T: 020 7253 3500 F: 020 7253 3400 E: Psgvebritainsheritage. o
YRl ST
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1936. 4, 5 & 22 Charterhouse Square are also Grade 11 listed along with the open space of
Charterhouse Square itself, including the green and the setted street. Other listed buildings

adjacent to the site include 74 & 75 Long Lane as well as the row of buildings that includes

107 to 123 Charterhouse Square.

The Pevsner Guide for North London states: “The Charterhouse is infinitely the most
important monument of Finsbury, and indeed one of the most important of all London.”

As is clear from the letter of objection from The Charterhouse, the proposed development
would cause substantial harm to its setting. In addition The Charterhouse has been
working on highly sensitive and thoughtful landscaping of the square, but yet there has
been no joined up thinking with this new proposal. This needs to be addressed and
thorough consultation shouid be undertaken with The Charterhouse and its architects.

The Design and Aceess Statement by PLP Architecture is poorly presented and lacking in its
analysis of the architectural significarice of the area. For example the description of the
Charterhouse conservation area: “The character of buildings framing the square is diverse
in age, style and material.” This is not a sufficient analysis of one of the most historic
squares in London.

The proposed building is to contain retail, offices, as well as the ticket office. Charterhouse
is a residential square. At present there is no retail on ground level on Charterhouse -
Square, with the exception of a furniture/design showroom that is at raiséd ground level.
The proposed retail on the Square will change the atmosphere of the square dramatically.
This is an important consideration: it is vital that quiet residential areas are respected as
guch, not only for the sake of the residents but because this comprises the atmosphere of

the square.

At the moment there is retail, cafes, restaurants and bars, just beyond the square on
Carthusian Street, and the end of Charterhouse Street where is meets the Square, but the

Square has remained residential and tranquil.

The Square is also a vital green space in an area with no parks. Every pocket of green is
valuable and needs to be cherished. .

Undoubtedly the opening of Crossrail will attract a much higher level of footfall to the area,
In the light of this it is important to consider carefully the implications of introducing retail

to the square.

Conservation Areas

In July this year the Secretary of State issued a decision regarding a public inquiry overa
planning application regarding the West Smithfield buildings. This decision is of material
significance and Is important for considering the character of the adjoining conservation

areas. In it he wrote: ‘

70 Cowcross Sireet London EC1M 6EJ

T: 020 7253 3500 F: 020 7263 3400 E: office@savebritainsheritage.ora

v .0
Registered Charity 260129
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“While the proposal would be consistent with som

“In design terms, the proposed development would not be an appropriate or effective
response to Jocal character and history, and nor would it reflect the particular identity of
the local surroundings, so it would not make a positive contribution. to loca] character and

distinctiveness.”

This is relevant to this proposal. Even though the site falls outside the two conservation
areas, it adjoins them so affects their setting and the setting of the listed buildings within

them.

The Secretary of State also writes:

: e local development plan policies
promoting intensification, rejuvenation and regeneration, it would not be consistent with
those policies intended to protect the historic environment from harmful development and

he attaches greater weight to the latter policies.”

“There is some tension between the City of London Corporation’s policies aimed at
increasing office space and these setting out a pasitive strategy for the conservation and
enjoyment of the historic énvironmerit... there is o pressing need for offices jn this
particular location sufficient to justify such a harmful Intervention. (IR447).”

this proposal, in the Planning Statement, the
I benefit of the scheme, The above statements
cessity of striking the right balance between

poltéi# that promote intensification, rejuvenation and regeneration, and those policies that
protect the historic environment from harmful development In recognition of the historic

significance of the area he came down on the side of the latter policies,

National Planning Policy

Para 131 states;" . ;

131. In determining planning applications, local planning authorities should take account oft

- thedesirability of sustaining and enhancing the significance of heritage assets and

butting them to viable uses consistent with their conservation;

-~ the positive contribution that conservation of heritage assets con make to sustainable

communitles including thelr economic vitaiity; and

. the desirabiiity of new development making a positive contribution to local character

and distinctiveness, .

SAVE cpﬁsidqrs that the proposed development will compromise the sustainability of the

Charterhouse as a heritage asset. As the Col has been informed the Charterhouse is
increase visitor numbers. The proposed development will cause

working on plans to
- 70 Cowcross Street London ECTM 8E.)

T: 020 7263 3500 F: 020 7253 3400 E: officed:
.8ave
Registered Charity 260120




substantial harm to the adjeining Charterhouse Sq conservation area and compromise its
appeal as a tourist destination.

Para 132 states:

132. When considering the impact of a proposed development on the significance of a
designated heritage asset, great wejght should be given to the asset’s conservation. The more
important the asset, the greater the welght should be. Significance can be harmed or lost
through alteration or destruction of the heritage asset or development within its setting. As
heritage assets are irreplaceable, any harm or loss should require clear and convincing
Justification. Substantial harm to or loss of a grade If listed building, park or garden should be
exceptional. Substantial harm to or loss of designated heritage assets of the highest
significance, notably scheduled monuments, protected wreck sites, battlefields, grade I and II*
listed buildings, grade I and II* registered parks and gardens, and World Heritage Sites,

should be wholly exceptional

The Charterhouse and Masters Lodge are Grade 1 listed. Their significance will be harmed
through development within its setting. There is not sufficient justification for this. The
significance of the Smithfield conservation area will also be damaged.

Para 133 states:
133, Where a proposed development will lead to substantial harm to or total loss of

significance of a designated heritage asset, local planning authorities should refuse consent,
unless it can be deonstrated that the substantial harm or loss is necessary to achieve
substantial public benefits that outweigh that harm or loss, or all of the following apply:

the nature of the heritage asset prevents all reasonable uses of the site; and

no vighle use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation; and

- conservation by grant-funding or some ﬁ:rm of charitable or public ownership is
demonstrably not possible; and

- the harm or loss is outweighed by the benefit of bringing the site back into use.

The final point is relevant to this case. While SAVE accepts that a ticket office must be bullt
on the site, there is no need for a building on this scale, that causes substantial harm to

adjoining conservation areas and the settings of listed buildings.

Para 134 states:
134. Where a development proposal will lead to less than substantial harm to the significance

of a designated heritage asset, this harm should be weighed against the public benefits of the
proposal, including securing its optimum viable use.
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SAVE considers that the harm that would be incurred by this building is not outweighed by
the public benefits it would introduce. SAVE holds that it is possible to built a station and

ticket office without incurring substantial harm.

Maszsing

The building will be the highest on Charterhouse Square and will be higher than the
existing 19 century and early 20% century buildings on Longacre. It is very misleading to
state, as the Design and Access Statement does, thatitisa5 storey huilding: the first floor is
the equivalent of 2 storeys. In addition the facility for the fan and chiller plant on the roof is
the equivalent of another storey, albeit not-over the entire buliding. .

The building will be in effect 3 stories higher than the neighbouring houses on
Charterhouse Square. This is an unacceptable and unjustified increase in beight that will
substantially harm the Charterhouse Square conservation area, In addition it ig of
negligible architectural merit, unlike the many listed buildings around it, that will be

dominated by jt.

SAVE does not accept the desciiptions of the proposed new building in the Design and

Access Statement as being Victorian in the Iayout of the facades - this is highly misleading,

In addition SAVE emphatically does not accept that the use of coloured ceramic tiles will
counterbalance the bulk and massing of the building.

The proposed height and bulk is nappropriate development in 2 medieval part of London.
The proposed monolith fs replacing a group of buildings of a variety of size that stood on
ed a Tripe Pavilion of grest charm. There has been no

the site pre-demolition. These includ : )
attempt to reflect the fine grain of the surrounding streets including Charterhouse Square.
On the contrary, the building appears to be taking its cue. from the weakest building on

Charterhouse Square 23-28.
In the Design and Access statement it is stated:

"3.6 The proposed development comprises a single massing with no setbacks, designed to

complement and not dominate the adjacent Grade I1* Smithfield Market building, The

proposed building height of ground pius five storeys alsd responds to the neighbouring 23-
28 Charterhouse Square.”

23-28 Chartérhouse Sguare is not listed. Since its construction in the 1980s thera has been
én Increased number of listings in the aréa, thanks to an Increased appreciation of its
historic character. This is reflected in the decision over West Smithfield buildings made this

summer by the Secretary of State, following a public inquiry.

Therefore it betrays éxiremely low design aspirations if 23-28 Charterhouse Sguare is
being cited as the main influence for this development. In addition 23-28 Charterhouse
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Square is an office building and not a ticket office/station. Surely the City of London and
Crossrail are missing an opportunity to build a fine civic building, that actually looks like a

pubiic station.

Several of the pictures in the Design and Access statement, eg on p.75 and fig 7.5 illustrate
how overbearing the building will be to its surroundings.

Smithfield Market has a continuous frontage, but the reason it works is that it is a finely
considered classical ensemble, it is highly decorative and the stone and brick work fit in
with the brick and stone buildings around it, In addition the building is low, with tall
vertical emphases only at the corners in the form of copper domed towers. The continuous

frontage is complemented by the variety of frontages around the market.

The proposed building would not complement Smithfield Market's frontage ~ it would be in
uncomiortable competition with it.

In addition, as viewed from the top of St John's Street, lookmg towards Charterhouse
Square, the north east tower of Smithfield Market is at present viewed against a backdrep
of the sky, and was designed to be thus viewed. If built, the proposed building would now
form a backdrop to this tower, and the south east tower. SAVE concurs with the comments

of Islington Council regarding this:

“The copper domes of the listed Smithfield Market should be 'read" against open sky, as this
enables them to be best appreciated. This would only be possible if the proposed building
was reduced by two storeys. This would also ensure that the building was Jess dominant in
relation to the listed market buildings, and would reduce the development’s impact on

Charterhouse Square.” -

“Buildings that are tall, high or taller than their surroundings, when proposed within the
‘setting of an historic green open space, can have 4 iegative impact on the perceived
openness of the space and existing tall or high buildings do not justify new high buildings.
The proposed development would have such an effect.”

However SAVE suggests that not enly should the height be dropped by 2 storeys, the
building should be redesigned in such a way that it is no longer a single large rectangular
block with no variety in its frontages or sithouette.

Materiais
The materials proposed for the building ie predominantly glass, with coloured fins, is out of
character of the area: the majority of the buildings are of brick and stone. This adds to the

inappropriateness of the proposed design for the area, and increases the overbearing
quality of the design.

The extensive glazing of the building means that it will be powerfully lit, destroying the
serenity of the residential square. This is a clash of offices and residential that would lead
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to a deterigration of the standard of ljving for residents of the square and canse substantial
harm to the Charterhouse Square conservation area.

SAVE concurs with Eric Parry architects who write;
“The Charterhouse complex corsitinues to serve a philanthropic residéntjal role in London

as it has done for 402 years and the proposad lighting scheme shows no consideration for
disturbance of elderly inhabitants.” :
“Whilst the building design should he redressed, we would seek assurances that the

building management plan incorporates mitiga
lacking in documentation of the proposal.”

tion measures for light emission currently

that the Beight of the proposed new buildings means that it will have an overbearing
impact upon the setting of the grade II* listed Smithfleld Market and redtice its dominance
in this part of historic Smithfield in certain views. In this regard, we urge your council,
when coming to a decision, to weigh this harm against the public benefits of the
development in accordance with paragraph 34 of the NPPF.”.

However this is interpreted in a misleadingly positive way in the Design and Access
Statenient as follows:

"4, 4
English Heritage has been consulted and whilst some'concerns have been

raised-over the proposal, officers have acknowledged that the site presents
a unique circumstance, given the influence of Crossrail, and that the 0SD
scheme may provide the best solution when viewed within this context.
45

English Heritage understood that the 0SD needs to be a viable and
implementable proposal and it’s preference was to see & development
brought forward above the statlon for townscape reasons.

4.6

English Heritage Officers also acknowledged a lower height building would
not be preferable as the height may be disproportionate given the long
length of the site block, concluding that 5 storeys seemed more successful
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than 4.”

Please could CoL advise where in the documentation is this interpretation supported?

Conclusion .

In conclusion, this propoesal does not give enodgh consideration to the Square as a histori¢
space. None of the Planning Benefits have anything to do with historic conservation ~ this
goes against the NPPF and the decision of the Secretary of State re the West Smithfield

Buildings.

In the light of the fact that this decision, which is of material consideration, was published
Tuly 7t 2014, it is suggested that a full revision of the proposal is undertaken.

For the reasons stated in this letter, SAVE respectfully asks the Planning Committee for the
City of London to reject this proposal.

If your authority is minded to grant this applicatiorn we believe there is an urgent case for
call in and a public inquiry at which the major issues raised can be fully examined, tested

and challenged.

Yours sincerely,

. g e 3

Clementine Cecil
Director
SAVE Britain’s Heritage
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POGAY

THE SMITHFIELD TRUST

= No. 70, Cowcross Street, London ECIM SEJ
Email: smithfid@gn.apc.org Tel: 020-7566-0041 Fax:17250-3022

Mr Ted Rayinent
Corparation of London
Department of Planning an Transportaion

By Email

3" Octoher 2014 AGKN OW LEDGED

Dear Mr Rayment

Iwrits to you as Chelrman of Smithfild Trust, which you sre no doubt sware is o charity which wnoscr ?”u

established In the early 1980 ax an amgnity group particidarly concerned with retaining the
chara:nerdfﬂisudqye part of London. '

Yam writing te strongly ohject, on behalf of the Trust, to the above planning application.

t recagnise the importence and significance of the construction of Crossrall. However, as a founding
member of the Farringdon Crossrail Community Liakson Forum, it was apparent to me it had not
béen widely recognised the Impostatice of this station. In particuilar, hoving regsrd 1o the fact the
station will akso servie the Thamaslink line and Landon Undergrownd, Farringdon station will
thereforg ba unique In the wosld in that It will provide aimost direct rall inks to Bve airports, Le.
Gatwick, Heathrow, Luton, Stanéted snd City, plus only one stop from Eurostar. |

indeed, { understand that there will ke 140 tralris per hour stopping at Farsingdon|

I would mention afso that | $m a member of tha Kings Cross Consarvation Advisory Committes and
we were actively livolved In the degign of the development of the bockirig hall snd adjacent
budldings which has been widely admired,

Whilst the westem ticket hal will no doubit handle the maefarify of pedestrian flyw, the eastern ticket
hail will o doubt have a major Importance as &t ks quite clear thet this will be perticularly convenient
Tor zeress to the south angd wast side of the City. In my view, the design ot the proposed schems
does not edequately address this point, as concerning the design; | few! this is Al-concelved in terms
of not only the basic design byout.hutparﬂ;daﬂyttmgﬂmmdes!gnofmefaﬁdeofthe
building, considering the many Grade | and Grade i listed buildings in the vieinity,

in my view, it is a “non-descrips* modern office bluk.'ltdna_nnthmyww refate 1o the historic
cherschar of the locailty, petticularly 2z 1t Is an Intagre! part of tha Consarvation Araa. The .
develspment of b sastem tickat hﬂlpmmthnsiwaﬂmtémﬂﬂmwm complimants




~

b

the buildings comprising Smithiield Market and the other véry special buildings in the area, i.e. the

Charterhouse ang st Bartholomew's Hospital and §t Bartholomew’s Church,

In my opiniori, there is an oppertunity fora station building to be designed of architectural interest
and quaitty, almost in the way that the many undergraond stations, constructed in the 1930's, are

!trust the foregoing is explanstory but should aiy points require clarification § look forward to
hearing from you.

find regards
Yours sineeraly

N ABTREl .

Chalrman
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