
Planning and Transportation Committee – 29 June 2021 

ADDENDUM: Agenda Item 4 – City Tower and City Place House, 40 – 55 Basinghall Street 

Representations 

All representations referred to below are appended to this addendum. 

Additional Objection 

One additional representation has been received from a local resident objecting to the scheme.  Most of the matters 
raised are not new issues and have been addressed in the Committee report.  One new issue is raised that is not 
covered by the committee report.  It relates to concerns over the Bastion House/Museum of London redevelopment 
going ahead at the same time as this proposal thereby shutting off that entire side of the Barbican Estate for resident 
use for a protracted period. 

Planning permission has not been granted and nor has a planning application been submitted for redevelopment 
works to the Bastion House/Museum of London site.  Notwithstanding, should a scenario occur where both 
developments come forward at the same time it would be ensured that disruption to Barbican residents is 
minimised, for example through the City Walkway works agreement secured through the S.106 agreement. 

Historic England 

Representations from Historic England in respect of the applications for planning permission (ref. 21/00116/FULMAJ) 
and Listed Building Consent (21/00201/LBC) were erroneously omitted from the committee report.  Historic England 
do not wish to offer comments on either application.  They advise that the views of the City’s specialist conservation 
advisers should be sought in respect of the proposals. 

Transport for London (TfL) 

Transport for London’s comments on the scheme were considered in the committee report as part of the GLA’s 
stage 1 letter.  The applicant provided a separate response to TfL in respect of the matters that were raised.  On the 
23rd June 2021 TfL provided further comments in respect of the applicant’s response.  Officers have been in liaison 
with TfL concerning their further comments (correspondence attached).   

The two outstanding matters relate to TfL’s request for cycle segregation along London Wall and for cycling access 
through the development (i.e. along the new north south pedestrian route, TfL accept that no cycling is permitted on 
the upper level City Walkway).  

As per paragraph 232 of the committee report it is not considered that fully segregated cycle paths would be 
achievable on London Wall due to the complex structures under the road.  Paragraph 233 of the report details how a 
Section 278 agreement would be entered into to enable walking and cycling improvements to London Wall.    

Paragraph 233 of the committee report confirms that a safety audit would be requested for the proposed pedestrian 
route in order to determine whether it could be used by cyclists and pedestrians.  Officers consider it reasonable for 
the audit to be submitted post determination as details of the scheme evolve and not prior to determination as 
requested by TfL. 

Correction   

Paragraph 10, bullet point one.  The total office floorspace should read 43,112 sqm and not 43,272 as stated.  
Furthermore, it should state 160 sqm of flexible retail/restaurant/gym use would be provided and not just retail.  
Corrected bullet point to read as follows (emphasis added): 

“Demolition of City Place House and its replacement with a new 13 storey Class E building comprising two basement 
levels, a ground floor level,12 upper storeys and roof plant (43,272 sqm GIA, 61.4 m AOD – 69.54 m AOD). It would 
incorporate office (43,112 sqm GIA) and flexible retail/restaurant/gym uses (160 sqm GIA)…” 



Comments for Planning Application 21/00116/FULMAJ

 

Application Summary

Application Number: 21/00116/FULMAJ

Address: City Tower And City Place House 40 - 55 Basinghall Street London EC2V

Proposal: Demolition of the existing building at 55 Basinghall Street (known as City Place House)

and the erection of a thirteen storey Class E building for commercial, business and service use

with Class E retail use at ground floor level with works to include partial removal, re-alignment and

reinstatement of existing walkways; partial demolition, reconfiguration and refurbishment of the

basement, lower ground, ground and mezzanine floors of 40 Basinghall Street (known as City

Tower) for Class E commercial, business and service and retail use works to include the provision

of a new lift and staircase between street and Highwalk level and reconfiguration and re

landscaping of the existing first floor terrace area; formation of a new pedestrian route between

London Wall and Basinghall Street; hard and soft landscaping works including alterations to and

within the public highway; other works incidental to the proposed development (49,119 sq.m).

Case Officer: Gemma Delves

 

Customer Details

Name: Dr Alexander Wilson

Address: Shakespeare Tower London

 

Comment Details

Commenter Type: Neighbour

Stance: Customer objects to the Planning Application

Comment Reasons:

  - Residential Amenity

Comment:Firstly, I am concerned that the high-walk to the side of No 55 which leads to City Hall

and which I use regularly will be shut for an extended period and that I will have no choice but to

cross London Wall at ground level in traffic fumes.

 

Secondly, I question the need to demolish what appears a perfectly acceptable and modern

building which abuts an area, linked to high walks, which has recently been 'done up'. Surely,

remodelling the interior would be an option which would offer benefits in both building utility and in

a reduced carbon footprint.

 

Thirdly, if Bastion House/Museum of London is redeveloped it could be going ahead at the same

time as is this proposal thereby shutting off that entire side of the Barbican Estate for resident use

for a protracted period.

 

Finally, the impact of the current pandemic seems to be indicating that 'work-from-home' will

become a larger part of normal working life and that the need for office space will decrease. Is yet



another office development really necessary? Does this planning application have its roots in pre-

pandemic thinking?



 
   

 

 

 
4TH FLOOR, CANNON BRIDGE HOUSE, 25 DOWGATE HILL, LONDON EC4R 2YA 

Telephone 020 7973 3700 
HistoricEngland.org.uk 

 
 

Historic England is subject to both the Freedom of Information Act (2000) and Environmental Information Regulations (2004). Any 
Information held by the organisation can be requested for release under this legislation. 

 
 
 

 
Ms Gemma Delves 
 
  
Corporation of London  
 
  
PO Box 270 Our ref: P01422590
 
  
Guildhall  
 
  
London  
 
  
EC2P 2EJ 29 April 2021
 
  
 
 
Dear Ms Delves 
 
T&CP (Development Management Procedure) (England) Order 2015 
& Planning (Listed Buildings & Conservation Areas) Regulations 1990  
 
CITY TOWER AND CITY PLACE HOUSE 40 - 55 BASINGHALL STREET LONDON 
EC2V 
Application No. 21/00116/FULMAJ 
 
Thank you for your letter of 13 April 2021 regarding the above application for planning 
permission. On the basis of the information available to date, we do not wish to offer 
any comments. We suggest that you seek the views of your specialist conservation 
advisers, as relevant. 
  
It is not necessary for us to be consulted on this application again, unless there are 
material changes to the proposals. However, if you would like detailed advice from us, 
please contact us to explain your request. 
 
This response relates to designated heritage assets only. If the proposals meet the 
Greater London Archaeological Advisory Service’s published consultation criteria we 
recommend that you seek their view as specialist archaeological adviser to the local 
planning authority. 
 



 
   

 

 

 
4TH FLOOR, CANNON BRIDGE HOUSE, 25 DOWGATE HILL, LONDON EC4R 2YA 

Telephone 020 7973 3700 
HistoricEngland.org.uk 

 
 

Historic England is subject to both the Freedom of Information Act (2000) and Environmental Information Regulations (2004). Any 
Information held by the organisation can be requested for release under this legislation. 

 
 
 

The full GLAAS consultation criteria are on our webpage at the following link: 
 
https://www.historicengland.org.uk/services-skills/our-planning-services/greater-
london-archaeology-advisory-service/our-advice/ 
 
Yours sincerely 
 
Jessica Laker 
 
Jessica Laker 
Business Officer 
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Historic England is subject to both the Freedom of Information Act (2000) and Environmental Information Regulations (2004). Any 
Information held by the organisation can be requested for release under this legislation. 

 
 
 

 
Ms Gemma Delves 
 
  
Corporation of London  
 
  
PO Box 270 Our ref: L01420710
 
  
Guildhall  
 
  
London  
 
  
EC2P 2EJ 23 April 2021
 
  
 
 
 
Dear Ms Delves 
  
Arrangements for Handling Heritage Applications Direction 2015 
 
65 - 65A BASINGHALL STREET LONDON EC2V 5DZ 
Application No 21/00201/LBC 
 
Thank you for your letter of 8 April 2021 regarding the above application for listed 
building consent. On the basis of the information available to date, in our view you do 
not need to notify us of this application under the relevant statutory provisions, details 
of which are enclosed. 
 
If you consider that this application does fall within one of the relevant categories, or 
you have other reasons for seeking our advice, please contact us to discuss your 
request. 
 
This response relates to designated heritage assets  only. If the proposals meet the 
Greater London Archaeological Advisory Service’s published consultation criteria we 
recommend that you seek their view as specialist archaeological adviser to the local 
planning authority. The full GLAAS consultation criteria are on our webpage at the 
following link: 
 



 
   

 

 

 
4TH FLOOR, CANNON BRIDGE HOUSE, 25 DOWGATE HILL, LONDON EC4R 2YA 

Telephone 020 7973 3700 
HistoricEngland.org.uk 

 
 

Historic England is subject to both the Freedom of Information Act (2000) and Environmental Information Regulations (2004). Any 
Information held by the organisation can be requested for release under this legislation. 

 
 
 

https://www.historicengland.org.uk/services-skills/our-planning-services/greater-
london-archaeology-advisory-service/our-advice/ 
 
Yours sincerely 
 
Jessica Laker 
 
Jessica Laker 
Business Officer 
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Planning and Listed Building Consent applications requiring consultation with 
and notification to Historic England (the Historic Buildings and Monuments 
Commission for England) April 2015 
Applications for planning permission 
Historic England must be consulted or notified (see note 1) of the following planning applications by virtue 
of the following provisions:  

Consultation: 
Development which in the opinion of the local planning authority falls within these categories:  

P1 Development of land involving the demolition, in whole or in part, or the material alteration of a 
listed building which is classified as Grade I or II* 

P2 Development likely to affect the site of a scheduled monument 

P3 Development likely to affect any battlefield or a Grade I or II* park or garden of special historic 
interest which is registered in accordance with section 8C of the Historic Buildings and Ancient 
Monuments Act 1953  

Basis for this - Town and Country Planning (Development Management Procedure) (England) 
Order 2015 - article 18 and Schedule 4.  
P4 Development likely to affect certain strategically important views in London  

Basis for this - Secretary of State for Communities and Local Government Directions relating to 
Protected Vistas 2012  

Notification: 
Development which the local authority (or Secretary of State) think would affect: 

P5 The setting of a Grade I or II* listed building; or 

P6 The character or appearance of a conservation area where  

i) the development involves the erection of a new building or the extension of an 
existing building; and 

ii) the area of land in respect of which the application is made is more than 1,000 
square metres 

Basis for this - Planning (Listed Buildings and Conservation Areas) Regulations 1990 - 
regulation 5A (as amended by The Planning (Listed Buildings and Conservation Areas) 
(Amendment) (England) Regulations 2015 
P7 Local authority/ies own applications for planning permission for relevant demolition in 

conservation areas. (see note 2) 

Basis for this - Town and Country Planning General Regulations 1992 (as amended by the Town 
and Country Planning General (Amendment) (England) Regulations 2015 
Note 1: There is a difference between Consultation and Notification. When LPAs consult on 
applications, there is a duty to provide a substantive response to the LPA within 21 days.  A notification 
from the LPA is to enable representations to be made if we so wish, and to respond within 21 days. 
Historic England does not make a distinction in its handling of advice work. 
 
Applications for listed building consent  



 
   

 

 

 
4TH FLOOR, CANNON BRIDGE HOUSE, 25 DOWGATE HILL, LONDON EC4R 2YA 

Telephone 020 7973 3700 
HistoricEngland.org.uk 

 
 

Historic England is subject to both the Freedom of Information Act (2000) and Environmental Information Regulations (2004). Any 
Information held by the organisation can be requested for release under this legislation. 

 
 
 

Historic England must be notified of the following applications for listed building consent by virtue of the 
following provisions:  

Notification: 
L1 For works in respect of any Grade I or II* listed building; and 

L2 For relevant works in respect of any grade II (unstarred) listed building 

(relevant works means: 

i) works for the demolition of any principal building (see note 3); 

ii) works for the alteration of any principal building which comprise or include the 
demolition of a principal external wall of the principal building; or 

iii) works for the alteration of any principal building which comprises or includes the 
demolition of all or a substantial part of the interior of the principal building. 

For the purposes of sub paragraphs ii) and iii) above: 

a) a proposal to retain less than 50% of the surface area of that part of a principal building 
represented on any elevation (ascertained by external measurement on a vertical plan, 
including the vertical plane of any roof) is treated as a proposal for the demolition of a principal 
external wall; 

b) a proposal to demolish any principal internal element of the structure including any staircase, 
load bearing wall, floor structure or roof structure is treated as a proposal for the demolition of a 
substantial part of the interior.) 

L3 Decisions taken by the local planning authorities on these applications 

Basis for this - Arrangements for handling heritage applications - Notification to Historic 
England and National Amenity Societies and the Secretary of State (England) Direction 2015 - 
made under section 12, 15 (1) and (5) of the Planning (Listed Buildings and Conservation Areas) 
Act 1990 
 
Historic England 
15 April 2015 
 
 
Note 2: Relevant demolition is defined in section 196D of the Town and Country Planning Act 1990 as 
“demolition of a building that is situated in a conservation area in England and is not a building to which 
section 74 of the Planning (Listed Buildings and Conservation Areas) Act 1990 does not apply by virtue 
of s75 of that Act (listed buildings, certain ecclesiastical buildings, scheduled monuments and buildings 
described in a direction of the Secretary of State under that section.) 
 
Note 3: “principal building” means a building shown on the list compiled under Section 1 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 and includes (unless the list entry indicates 
otherwise) any object or structure fixed to that building, but does not include any curtilage building. 
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Transport for London 
City Planning 

5 Endeavour Square 
Westfield Avenue 
Stratford 
London   E20 1JN 
 
Phone  
www.tfl.gov.uk 

To: Gemma Delves 
From: Max Faulkner 
 
Your ref: 21/00116/FULMAJ 
Our ref: CITY/21/15 
  
Phone:  
Date: 23/06/2021 
 
 
 
 
 
Thank you for providing TfL with the Transport Note, which we have now assessed. 
Comments below. 

Cycle Route Quality Criteria Check 
 
TfL’s Stage 1 comments requested the route between the site and Quietway 11 was 
assessed prior to determination using TfL’s Cycle route quality criteria check. Although 
the argument set out in paragraphs 2-4 of the Transport Note is recognised, TfL’s 
Stage 1 comments requested the City Corporation considered how this development 
can facilitate the widening and full segregation of the cycle lanes between London 
Wall’s Rotunda roundabout junction and the A501 Moorgate / A1211 London Wall 
junction. Furthermore, proposal 24 (Apply a minimum cycling level of service to all 
streets) of the City of London Transport Strategy identifies that Cycle Superhighway 3 
to St Pauls via the City Cluster and London Wall is a part of the core cycle network to 
be delivered by 2030.  

As the cycle network should be enhanced with new links by the development and their 
quality proven prior to determination, a cycle route quality criteria check must be 
undertaken, identifying the highway works necessary to link the proposed development 
to Quietway 11 and ensuring a new link route along Aldermanbury Square and Love 
Lane can become a Cycleway. Cycling improvement measures identified should be 
funded by the applicant and implemented via S278 in accordance with London Plan 
policies T3 (Transport capacity, connectivity and safeguarding) part B, policy T4 part C 
and T5 (Cycling) part A of the new London Plan.  

After the assessment, the TfL Cycleways signage guidance and London Cycling 
Design Standards (LCDS) should be used to design and cost appropriate signage for 
London Wall and the new link route to Quietway 11, and any highway works necessary 
to ensure cyclist safety and comfort along them.  

This must be completed prior to the application being determined by the Council, rather 
than secured by condition. Undertaking the cycle route quality criteria check after the 
application has been determined will only be considered acceptable if funding for the 
check itself and any capital works identified is secured in the S106. 

 

 

 
Basinghall Street 40-55 Additional information- TfL further 
comments 
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Pedestrian Comfort Level Assessment and cycle access for the new City 
Walkway 

In TfL’s Stage 1 comments clarification was requested on the Pedestrian Comfort 
Levels (PCL) for all new pedestrian areas proposed within the new replacement City 
Walkway, including the lift. 

It is unclear if the PCL assessment presented in the Transport Note is an assessment 
of the existing City Walkway, or the new, narrower Walkway. The analysis provided 
demonstrates a PCL rating of A+. However, TfL requested the PCL assessment uses 
projected future baseline pedestrian flows, which has not been undertaken. Although 
the PCL assessment presented is likely acceptable, TfL requests the above is clarified 
to ensure compliance with London Plan policy T4 (Assessing and mitigating transport 
impacts). Additionally, TfL requested the PCL assessment included the lift, which has 
not been provided in the response. TfL requests this information is provided prior to the 
application being determined by the Council. 
 
TfL requests the dimensions of the lift for the new proposed walkway is compliant with 
London Cycling Design Standard (LCDS) guidance. To comply with section 8.2.1 
(Cycle parking for all) the lift should have minimum dimensions of 1.2 by 2.3 metres, 
with a minimum door opening of 1000mm. Not being able to cycle on the new walkway 
may be considered acceptable, subject to the position of the City Corporation.  
 
Short stay cycle parking & end of journey facilities 
 
The cycling dismount proposed along the north-south route is not supported because 
TfL believes this should become part of the TfL Cycleways network, as set out above. 
Short stay cycle parking proposed at this location can be re-provided elsewhere in the 
public realm in line with London Plan policy T5 (Cycling) part D. 

Charging facilities for the proposed loading bays 
 
TfL welcomes that an active Electrical Vehicle Charging Point (EVCP) will be provided 
within the loading bay in line with policy T7 (Deliveries, servicing and construction) of 
the London Plan. However, in line with TfL’s original comments it is requested that 2 
active EVCP’s are provided, one for each of the 2 delivery and servicing bays 
proposed in the basement. This should be secured by condition. 
 
Summary 
 
TfL welcomes the further information and would be pleased to discuss this further with 
the applicant, CoL and GLA to resolve these matters prior to Committee and referral to 
GLA for Stage 2. 
 
I trust this provides you with an understanding of TfL’s current position on this 
application. Please do not hesitate to contact me should you have any queries. 
 
 
Yours sincerely 
 
Max Faulkner 



 

Page 3 of 3 
 

Area Planner 
 

 
 
 
 
 
 



THIS IS AN EXTERNAL EMAIL

From:
To: Foreman, Lucy
Cc: Delves, Gemma; Mackay, Kieran
Subject: RE: Summary of our phone call
Date: 25 June 2021 09:20:45

 Hi Lucy,
 
Thank you for the call earlier and the follow up email. TfL response below:
 
The applicant emphasised that cycling to and from the site may include accessing Quietway 11
from Wood Street and London Wall 150 m to west. The City has suggested in response to our
comments that an on-carriageway cycle lane may be constructed on the south side of London
Wall as part of local s278 works. These 2 impacts and issues are interrelated. Despite structural
challenges TfL remains concerned that formal segregation on London Wall may be required. This
should be assessed using a Cycle Route Quality Criteria Check between the site and the junction
between London Wall and Wood Street. Notwithstanding structural challenges on London Wall
the appropriateness of cyclists mixing with general traffic should be assessed mainly using traffic
counts, especially the volume of HGV’s within the traffic flow along London Wall.
 
The applicant has responded that a number of routes to Quietway 11 are available to cyclists via
Aldermanbury Way south of the site. This is reasonable however for these links to be relied on
for access to the strategic cycling network north-south permeability and full cycling access
through the development must be confirmed and secured prior to determination.
 
TfL is satisfied the PCL assessment demonstrates that there is enough capacity on the city
walkway to take the width reduction. Similarly, No cycling on city walkway is also acceptable.
 
TfL welcomes that 2 charging points will be secured as a condition for the servicing vehicles.
 
Thanks again,
 
Max
 
Max Faulkner
North Team Area Planner | Spatial Planning | City Planning

9th Floor, 5 Endeavour Square, Stratford, London E20 1JN

 

From: Foreman, Lucy <Lucy.Foreman@cityoflondon.gov.uk> 
Sent: 24 June 2021 12:04
To: Faulkner Max 
Cc: Delves, Gemma <Gemma.Delves@cityoflondon.gov.uk>; Mackay, Kieran
<Kieran.Mackay@cityoflondon.gov.uk>
Subject: Summary of our phone call
 
Hi Max,
 

mailto:Gemma.Delves@cityoflondon.gov.uk
mailto:Kieran.Mackay@cityoflondon.gov.uk


There are structural difficulties on London Wall which means we cannot do a fully segregated
cycling scheme – this has been looked at before. London Wall Place’s S278 provided a signed and
lined cycle lane on the north side of London Wall and we are proposing to mirror that on the
south side. Please let me know if you still request the information for the cycle route despite
these challenges.
 
We are proposing as part of the S278 a study is done to assess whether the new pedestrian
route is suitable for pedestrians and cycles. There are tables and chairs proposed and planters,
so we want to ensure there is enough space for people walking any cycling. Please let me know if
you are agreeable to this approach.
 
Space Syntax did a PCL assessment and showed there is enough capacity on the city walkway to
take the width reduction (this was in the Transport Assessment).
 
There is no cycling on city walkway (this is a City wide rule).
 
We have requested 2 charging points as a condition of the permission for the servicing vehicles.
 
I am on leave from this evening, it would be great if you could get back to me today. But if not,
my colleagues Gemma and Kieran may be able to help.   
 
Best wishes,
 
Lucy Foreman
 

signature Principal Transport Planner
Department of the Built Environment
City of London Corporation
T: 07729 000 133
E: lucy.foreman@cityoflondon.gov.uk
 

 
 
THIS E-MAIL AND ANY ATTACHED FILES ARE CONFIDENTIAL AND MAY BE LEGALLY PRIVILEGED. If
you are not the addressee, any disclosure, reproduction, copying, distribution or other
dissemination or use of this communication is strictly prohibited. If you have received this
transmission in error please notify the sender immediately and then delete this e-mail. Opinions,
advice or facts included in this message are given without any warranties or intention to enter
into a contractual relationship with the City of London unless specifically indicated otherwise by
agreement, letter or facsimile signed by a City of London authorised signatory. Any part of this e-
mail which is purely personal in nature is not authorised by the City of London. All e-mail through
the City of London's gateway is potentially the subject of monitoring. All liability for errors and
viruses is excluded. Please note that in so far as the City of London falls within the scope of the
Freedom of Information Act 2000 or the Environmental Information Regulations 2004, it may
need to disclose this e-mail. Website: http://www.cityoflondon.gov.uk
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