
00:00:00.000 --> 00:00:29.450 
Morris, Alexander 
Thank you for your time today. I appreciate I I met a number of you during the recent site visits, but 
by way of introduction my name is Alexander Morris and I represent well put the owner of the 
application site. I have a number of our project team with me today to support the presentation and 
answer any questions from the Members in due course. The advent of the virtual world has created 
efficiencies for the future office, but one thing that's become clear is that it cannot replace personal 
interaction, collaboration, talent retention and team building. 

00:00:29.970 --> 00:00:36.980 
Morris, Alexander 
The office space needs to respond to these requirements in addition to the high demand for high 
quality and best in class sustainable offices. 

00:00:37.730 --> 00:01:08.100 
Morris, Alexander 
With all the current positive messages around the economy, the recovery and return to work we are 
proposing to commit 350 million capital investment in the city that also provides 4.4 million annual 
spend within the Eastern Cluster. KPMG predict an increase of 100,000 people in the city and the 
BBC reported that 1000 new financial services applications to work in London have been received 
since Brexit. Just with these stats alone, London needs in excess of 10 million square feet of 
additional officers as investors. 

00:01:08.160 --> 00:01:14.010 
Morris, Alexander 
And developers in central London offices. We have one and a quarter million square feet of 
development pipeline in central London. 

00:01:14.990 --> 00:01:45.360 
Morris, Alexander 
A brief to the design team was to provide a best in class sustainable building, targeting 99% of all 
employers in the city or Smas, as well as including a significant affordable workspace mixed with 
community accessible space which has been enhanced further through the conversations with the 
city and the GLA officers, the GLA stated that the proposals will cater for small and medium 
enterprises not usually found in the Eastern cluster and would complement the existing office of this 
part of the city we've carried out. 

00:01:45.420 --> 00:02:16.500 
Morris, Alexander 
An extensive consultation pre and post application that has shaped the proposals. The substantial 
public benefits and the design that is described by officers as slender and sophisticated within the 
cares and the eastern cluster, the GLA said a tall building is acceptable in principle given the site is 
located within the Eastern cluster and officers concluded that the proposed building is considered to 
harmonize with the principles of the NPPF in that is a building which is sustainable and beautiful, 
being a well designed proposal. 

00:02:16.690 --> 00:02:25.290 
Morris, Alexander 
Which would enhance the city's architectural character and would be sympathetic to the character 
of the locality function well and add to the overall quality of the area. 



00:02:26.190 --> 00:02:55.250 
Morris, Alexander 
We carried out our consultation using social media, virtual meetings, virtual exhibitions, letter drops, 
and, uh, consulted with a wide audience in the City of London and neighboring boroughs. This does 
include the Bevis, Marks, Synagogue and many other key stakeholders. The all Gaetan Portsoy can 
ward councillors with two written letters of support. The Middlesex St Estate, all of the Greek 
Church Lane residents, city, London and GLA officers local schools, theaters, trusts or gate bid who 
all provided letters of support. 

00:02:55.870 --> 00:03:25.770 
Morris, Alexander 
His name of London and sculpture in the city and local churches with support from Saint Helen's 
Bishopsgate. I acknowledge the fact that we have received a large number of injections as part of 
the formal public consultation with the vast majority from the international Jewish community. 
Although we did receive over 30 letters of support, I think it's important for Members to know that 
the very first stakeholder meeting was with the synagogue and my last meeting was a conversation 
with the President of the trustees. We had more meetings with the synagogue than any other 
consulte. 

00:03:26.000 --> 00:03:56.930 
Morris, Alexander 
Including presentations to all the trustees meetings with Rabbi Morris and they would agree that all 
conversations have remained civil, open and respectful as they recognized in all their 
representations to the city in order to assist the synagogue, we as submitted a lot of additional 
studies to provide further assurances. We've provided financial support to them to employ 
consultants to review and comment on the application documents and still remain committed to 
working with the synagogue in the future. These include additional cumulative assessments of 
emerging developments. 

00:03:57.170 --> 00:04:28.080 
Morris, Alexander 
And the commissioning of a specific radiant study of which Gordon Ingram will discuss further 
shortly. I personally have been involved in all of the consultation, and I was disappointed to see the 
recent media coverage where the majority of quotes made would appear to relate to the impact of 
an unconsented undetermined and potentially emerging development as 33 creatures slain, which 
sits 3 meters away, and our sites it's 30 meters away. This is more clearly evidence in a number of 
the written objections that are factually incorrect. 

00:04:28.420 --> 00:04:36.730 
Morris, Alexander 
We do not have a party war with the synagogue and as confirmed by the city's assistant district 
surveyor or construction will not result in any issues with its foundations. 

00:04:37.380 --> 00:05:06.840 
Morris, Alexander 
We have remained silent within the media, but would want the members of the committee to know 
there are some key points to highlight respect solely of the 31 Berry St application and the 
neighboring Bevis Marks Synagogue in response to those objections, the committee report following 
independent advice from Doctor Littlefair says that the loss of light would be largely due to the other 



consented buildings in their potential future cumulative scenario in some cases, including 33 church 
and very little of it will be due to the proposed development. 31 Berry St. 

00:05:07.540 --> 00:05:38.710 
Morris, Alexander 
The office is further confirmed that 31 Berry St proposals were preserved. The special interest and 
significance of the synagogue. Historic England, said the proposed scheme would cause a small 
degree of incremental harm or be at the existed consented. Tall buildings within the Eastern cluster 
already present a significant impact. The officer included that the daylight effects of 31 Berry St are 
minor adverse and that the proposed development would not noticeably reduce daylight and 
sunlight in the synagogue and courtyard to unacceptable levels. And finally. 

00:05:38.930 --> 00:05:55.540 
Morris, Alexander 
That development complies with the current London plan and emerging city plan in respect of 
daylight and sunlight. In fact, our application aligns or goes beyond all current and emerging policies. 
Before I introduce the architects talk about the proposals, I would like to make two further 
comments. 

00:05:56.250 --> 00:06:26.030 
Morris, Alexander 
The current climate crisis is strongly influenced by the built environment, and that's the number one 
consideration for all our developments is good, sustainable design, but ultimately good design 
creates stunning results. As you will see, this can be further evidence at our 105 Victoria Street 
project in Westminster, which confirms the results of good, sustainable design that starts on site 
next year, whilst BREEAM outstanding Andy PCA or advertised as a sustainable benchmarks which 
we will achieve, we are focused on designing the building to minimize. 

00:06:26.260 --> 00:06:57.420 
Morris, Alexander 
The embodied and operational carbon to be truly sustainable and the certificates are given by 
removing all fossil fuels from the building and supplying 100% electricity from renewable sources. 
We will provide a net zero operational carbon building at practical completion. Whilst that is a 
simple but important commitment, we're also working very hard to minimize the embodied carbon 
within the new build. Looking at innovative ideas and considerations operationally, we've also 
developed designs to minimize the use of electricity, including natural ventilation. 

00:06:58.120 --> 00:07:27.910 
Morris, Alexander 
We also provide a building with an urban greening factor in excess of the current GLA policy. Whilst 
whole life carbon profiling is the only way to truly assess the sustainability of the built environment, 
we have to continue to push the opportunities our project is achieving. The industry standards set by 
the Oribe in response to the 2050 Paris Agreement are submitted. Lifecycle carbon analysis to the 
GLA is ahead of their benchmark targets, but our team aspire to achieve the GLA aspirational 
targets. 

00:07:28.510 --> 00:07:58.360 
Morris, Alexander 
Another important commitment is to consolidated servicing strategy, which provides a zero increase 
in TRIPS to the site compared to the current use of 31 Berry St I cycle to work five days a week and 



actively support and promote sustainable travel in all our developments across London. In 31 Berry 
we are providing enough bike spaces for over a third of the tenants to cycle to work traffic calming, 
public realm improvements. In addition to the new cycle, high stations as well as restricting 
deliveries to 31 Berry St outside. 

00:07:58.410 --> 00:08:28.320 
Morris, Alexander 
The normal morning lunchtime and evening peak periods, the entry to the cycle parking connects 
perfectly with existing cycle lanes on creatures flying from the east and the West of the building. The 
second point is the substantial benefits of this development to the wider community, which are 
clearly highlighted in the office of report, but the introduction of the Cree Church Hall, which 
provides public access akin to a village hall at the base of the building that is the hub to the wider 
community, benefits which will be open. 10:00 AM to 9:00 PM weekdays. 

00:08:28.580 --> 00:08:58.780 
Morris, Alexander 
At 9:00 AM to 5:00 PM on Saturdays, this awful was driven by the demand of many consultees and 
community groups, including the local schools, where we discussed events such as the Lantern 
Parade, the Tower Hamlets Education Business Partnership to connect the young to the city 
Employers, citizen Helen's Bishopsgate creature, its residents, as well as the synagogue in the final 
virtual exhibition feedback before the submission. Last year, three residents, including Rabbi Morris, 
said the space is positive for the local community to have. 

00:08:58.830 --> 00:09:15.160 
Morris, Alexander 
Readily accessible facilities open on evenings and weekends, and additional space for our activities 
would be welcome. We have committed to providing this space free of charge for Community 
charities, local residents and 20% is dedicated to career opportunities in the city. 

00:09:16.110 --> 00:09:26.840 
Morris, Alexander 
I will now pass over to Dan Campbell from 7 trillion architects who would describe the proposal and 
then Gordon Rule commentary on the technical analysis undertaken around daylight and sunlight. 

00:09:29.130 --> 00:09:36.360 
Daniel Campbell 
Thank you Alexander and just to confirm I'm going to share the slides. Or is that going to be done by 
others? 

00:09:38.290 --> 00:09:38.620 
Daniel Campbell 
Quinn 

00:09:40.990 --> 00:09:42.120 
Richards, Gwyn 
are you able to share them? 

00:09:42.050 --> 00:09:47.290 
Daniel Campbell 
Yes I can. Yeah, it's probably easier rather than saying next, slide each that OK, I'll I'll proceed then, 
thank you. 



00:09:43.260 --> 00:09:44.590 
Richards, Gwyn 
Yes please, please do so. 

00:09:50.990 --> 00:10:07.960 
Daniel Campbell 
So I'm going to share these slides to expand upon our architectural approach and proposals today, 
and we're going to start with the site area, which at 31 Berry St sits within the Eastern Cluster on the 
corner of Cree Church and Bury St itself. 

00:10:08.660 --> 00:10:38.490 
Daniel Campbell 
Our initial design considerations reviewed the opportunity for re use of the existing 60s building. 
However, the opportunities were limited due to the poorly performing building envelope and the 
limitations of the superstructure due to the low slab to slab levels and inflexible structural 
arrangement and the inefficient core and MVP. In addition, the existing building doesn't optimize 
this important site, providing a negative contribution to the locality with little public realm, urban 
greening or active. 

00:10:38.540 --> 00:10:39.010 
Daniel Campbell 
Frontages 

00:10:40.020 --> 00:10:45.710 
Daniel Campbell 
the consultation process has been extensive and engaging since the inception of this project. 

00:10:46.430 --> 00:11:17.700 
Daniel Campbell 
As Alexander is explained and as I will aim to highlight in this presentation, this process has shaped 
the submitted proposals before you sustainability is at the forefront of the design retaining the 
basement structures and embodied carbon where possible. Adopting circular economy and climate 
resilient design principles utilizing low carbon construction techniques, installing highly efficient all 
electric MVP systems with no on site combustion. Integration of passive measures through facade 
design and natural ventilation. 

00:11:18.060 --> 00:11:29.930 
Daniel Campbell 
Which will reduce operational carbon by 50%. Harvesting rainwater, significant urban greening, 
maximizing the public realm, and the promotion of sustainable means of transportation and 
servicing. 

00:11:30.790 --> 00:12:01.040 
Daniel Campbell 
This is resulted in a BREEAM outstanding design with an EPC rating of a delivering the highest 
standards of sustainable design through. Net operational carbon, the proposals being closely 
analyzed with regards to the prevailing heritage assets and the contextual studies, have significantly 
influenced the architectural response. An early review of the historic St patterns and the emerging 
context informed the public round proposals. These include the. 



00:12:01.100 --> 00:12:16.990 
Daniel Campbell 
Publicly accessible James Court, Pocket park and hen huge arcade, which cuts through the center of 
our site, the arcade reinstates the original length of Henige Lane from Bevis Marks to Bury St and 
links to the proposed cooner place through to lead and Hall St. 

00:12:18.020 --> 00:12:21.470 
Daniel Campbell 
Scheme aims to maximize the permeability across the site. 

00:12:22.150 --> 00:12:31.560 
Daniel Campbell 
Increasing the public realm within the red line alone by nearly 240% and in addition extends beyond 
to St improvements along the length of Cree Church. 

00:12:32.480 --> 00:12:58.740 
Daniel Campbell 
The the publicly accessible ground floor playing provides access to the extensive range of community 
facilities whilst also incorporating entrances to the upper floor officers, facilitating off St servicing 
and providing a prominent concierge entrance for tenants and visitors to the secure cycle parking 
facilities directly off Cree Church. The lower floors of the development are designed for public and 
community use. 

00:12:59.630 --> 00:13:03.460 
Daniel Campbell 
The area provided equates to 50% of the existing building area. 

00:13:04.250 --> 00:13:15.210 
Daniel Campbell 
The southern end of the site has been prioritized to accommodate James Court. This is a 
reinterpretation of the historic courtyard which once sat adjacent to the western edge of the 
application site. 

00:13:16.170 --> 00:13:45.790 
Daniel Campbell 
This landscaped area would provide a blend of open and partially covered public space for people to 
dwell and enjoy. The facilities on site and in the locality all year round. Henige Arcade runs north 
from James Court. It's activated by retail makerspace and display the architectural designs, provide 
the opportunity for the incorporation of artwork, informative display and resonate with the 
traditional arcades and passages which were inherent part of the city grain. 

00:13:46.920 --> 00:14:07.290 
Daniel Campbell 
Located on the mezzanine and 1st floor or the community creature at all the mezzanine level works 
as a flexible vestibule to the main hall space. Above the hall provides highly adaptable space which 
can facilitate a range of events and activities which have been identified through our stakeholder 
engagement process. 

00:14:08.120 --> 00:14:16.410 
Daniel Campbell 



The office floors have been designed as an integrated ecosystem specifically created to meet the 
growing demands of small and medium enterprise businesses. 

00:14:17.480 --> 00:14:31.260 
Daniel Campbell 
The floor place provide highly flexible column free space which ranged between 3 and 5000 square 
feet affordable and SMB workspace orientate themselves around the central hive at levels 20 and 
21. 

00:14:32.100 --> 00:14:42.730 
Daniel Campbell 
This provides a highly amenitized space for collaboration and well being. The office and Community 
facilities are supported by extensive end of trip and secure cycle parking at basement level. 

00:14:44.190 --> 00:14:58.200 
Daniel Campbell 
From the landscape ground plane. The proposals integrate planting throughout the height of the 
building permeating the office, floors, terraces, balconies, and crowning. The top of the building. The 
result is an urban greening factor, 30% greater than GLA targets. 

00:14:59.370 --> 00:15:13.880 
Daniel Campbell 
The genesis of the facade designs emanates from studies of the neighboring historic buildings with 
support from the city's planning officers. This has led to a new typology and a departure from the 
plane are glazed elevations which are predominant amongst the cities tall buildings. 

00:15:14.850 --> 00:15:44.730 
Daniel Campbell 
The proposals adopt greater solidity with punched facades joining reference from the proportions 
and composition of traditional city buildings. Less than 50% of the sod will be glazed to avoid over 
reliance on mechanical systems. The materiality has been informed by their neighboring Holland 
House adopting profiled glazed Terra cotta feyonce. This offers a low embodied carbon recyclable, 
durable and adaptable solution which, through careful color selection, can sit harmoniously. 

00:15:44.910 --> 00:15:49.960 
Daniel Campbell 
Within the immediate context and be integrated within the General Pantone of the cluster. 

00:15:50.950 --> 00:16:21.360 
Daniel Campbell 
This facade approach presents significant benefits through self shading, the integration of natural 
ventilation, the accommodation of floor by floor, plant which breathed through the permeable 
spandrel panels. This reduces the requirement for central plant and caters for tailored installations 
designed for actual occupational levels rather than the wasteful over provision. For potential 
maximum calculations, it also facilitates future adaptability for alternative uses, looking well beyond 
the usual design. 

00:16:21.870 --> 00:16:23.580 
Daniel Campbell 
Of a traditional office development. 



00:16:24.440 --> 00:16:27.370 
Daniel Campbell 
That developed massing has derived from careful analysis. 

00:16:28.070 --> 00:16:39.060 
Daniel Campbell 
Of local views and longer range views of the cluster, the massing and fenestration at the base 
response to immediate townscape. This transitions at the 21st floor shoulder. 

00:16:39.930 --> 00:16:51.420 
Daniel Campbell 
To present a slender profile against the skyline relating proportionally to the overall cluster, I will 
now pass you on to Gordon Ingram who will talk you through the technical analysis around the 
daylight sunlight. 

00:17:03.490 --> 00:17:27.010 
Gordon Ingram 
Good afternoon ladies and gentlemen, I'm I'm going to give you a brief overview of of ghis and on 
my personal involvement in this and and then take you, particularly through the position in relation 
to the synagogue. So I I started as we're we're bound to start by looking at planning policy and 
understanding what's taken place in relation to this particular site. 

00:17:28.080 --> 00:17:39.280 
Gordon Ingram 
The developer originally engaged within an organization called Adverse and Young to provide a 
proper daylight and sunlight report and incorporate that into an environmental statement. 

00:17:40.190 --> 00:18:09.420 
Gordon Ingram 
This was all done quite properly in the overview that GYA have undertaken of that particular report 
in terms of looking at all of the relevant neighboring properties and taking into account the Breg 
guidelines. So whilst planning policy particularly focuses on dwellings, it did, it also highlights the use 
of the BRE and its relevance and all of you will be aware that we've had previous discussions in the 
past about where there are potentially. 

00:18:10.000 --> 00:18:30.200 
Gordon Ingram 
Contentious schemes or considerations that need need a deeper dive. It is possible to undertake 
further daylight analysis through the form of radiance, but just really to highlight for all of you that 
everything that has been done by aberson young in our view, has been done correctly and in 
accordance with policy. 

00:18:31.780 --> 00:18:48.660 
Gordon Ingram 
So the RADIANTS study that was undertaken with particularly done with Bevis, Marks, Synagogue 
and as well as that we undertook some further analysis along Creek Church Lane with the residential 
there to basically verify the conclusion so to come out of the S2. 

00:18:50.370 --> 00:19:21.020 
Gordon Ingram 
So if I start with the internals in relation to the synagogue, and you can obviously see end overview 



who've been inside, it's actually not particularly well lit space at the moment, and that's contributed 
firstly on the outside by the number of buildings, which are obviously quite high in the existing 
situation around it, and therefore you're going to limit the amount of sky visibility. But also you can 
see the color of the furniture and all of the finishes inside. 

00:19:21.220 --> 00:19:28.490 
Gordon Ingram 
A lot of them very dark as well, so in particular analysis looked at not only the ground floor but also 
the balcony area. 

00:19:30.530 --> 00:20:01.420 
Gordon Ingram 
So you can see in relation to enter, just skipped a slide. I think they're just check up so you can 
receive in relation to our analysis compared to the original work there was undertaken by overusing 
Young, which is that the normal level to undertake things they had basically made assumptions in 
relation to the window, the actual frames or the the sort of general details that you would expect 
the quality of the fenestration and the reflectivity of the internal surfaces. 

00:20:01.710 --> 00:20:18.760 
Gordon Ingram 
So they're they're assumptions. We actually put all the nuanced elements in and you can see the 
right hand side of that diagram where we particularly looked at all the furniture. The colors of that, 
the furniture, and we pick up all the precise detail to do a very detailed analysis. 

00:20:20.570 --> 00:20:50.220 
Gordon Ingram 
So that analysis took into account and I don't know if you can easily see it, but you can see 3 blue 
dots there. It takes into account the consented building. Supers oversee being consented, their 
material consideration. You can see 40 leaden hall there at the bottom, one undershaft to the left of 
that, and slightly higher up, and then Bevis Marks house at the top. So it takes into account. This 
analysis takes into account the presence of those buildings, obviously not the Tulip. 

00:20:50.320 --> 00:20:58.510 
Gordon Ingram 
N 33 creatures slain because neither of those are recognized as being consented and therefore not 
material in relation to this application. 

00:21:00.340 --> 00:21:30.520 
Gordon Ingram 
So here you'll see a 3D image that highlights that the depth of the radiance analysis. Now it's 
important to note that I had to do this because it's the only way to try and illustrate where any 
change actually occurs, that the gradations system, if you look at the chart that that kind of bar chart 
colored bar chart in the top right hand corner of the slide. That's going from zero up to 1% daylight 
factor will normally that chart is broken down, sorta up. 

00:21:30.570 --> 00:22:00.650 
Gordon Ingram 
To 5% and and we've broken it down into single nought point 1% factors. And that's because the 
actual change in daylight is so small, and the purpose of that is to highlight that it there is a very 
small change which is taking place and you can see that there's a brighter red on the left hand 



diagram, which is the existing and on the right hand side it's a less bright red, so it's in that realm of a 
change within red off about nought .1 to north. 

00:22:00.720 --> 00:22:31.070 
Gordon Ingram 
.2% average daylight factor change now I appreciate it when you undertake an analysis against VRE 
guidelines, you get a very simplistic linear analysis, which said if there's a 20% reduction, that's going 
from an existing to proposed the Breg automatically say, well, that will be noticeable. And having 
said that, they would question whether it would be noticeable in reality when you look at it in the 
depth that we have, but where we are totally in agreement. 

00:22:31.120 --> 00:22:40.790 
Gordon Ingram 
Is that this is undoubtedly a minor adverse impact to the balcony area. There's clearly going to be no 
noticeable change whatsoever to that ground floor space. 

00:22:41.980 --> 00:23:10.890 
Gordon Ingram 
Now this is evidenced with what's called the human visual response, so the left hand side if Connor 
Connor rendered images and you can see at the top it says future baseline one and the bottom is the 
proposed and it takes that image that you saw previously where it's showing the colored that false 
color image, and illustrates that if you are looking at with your eye, the perception the human visual 
response on the left hand side, it's very. 

00:23:10.940 --> 00:23:29.080 
Gordon Ingram 
Very hard indeed to see any real change and that's why it is minor, adverse and the BRE and 
ourselves, and indeed the City of London had another consultant to do a review of the ES. We all 
agree that that is a minor adverse impact. It would be a challenge to be noticeable whatsoever. 

00:23:30.610 --> 00:23:56.280 
Gordon Ingram 
Here's a second image which highlights particularly the impact down on the ground floor. And again, 
it wouldn't be a noticeable change whatsoever, and therefore the overall conclusion in relation to 
daylight and connection with the synagogue. It's that if there is potentially a noticeable when we 
question, and I genuinely and my review think there won't be any noticeable change in the 
experience of daylight within the synagogue space. 

00:23:57.360 --> 00:24:01.320 
Gordon Ingram 
Sunlights also been raised as a consideration and obviously whilst 

00:24:01.380 --> 00:24:31.900 
Gordon Ingram 
and the particular planning policy doesn't focus so much about sunlight to places of religious 
worship that you, your officers, I have wanted to understand what the sunlight impacts would 
actually be. Now that you'll notice here that we've taken of one example of 1 window just in the 
central space, overlooking the site from the synagogue, and in that sort of no straightforward way to 
try and explain what you're looking at and that sort of fisheye lens. 



00:24:31.960 --> 00:25:02.520 
Gordon Ingram 
Diagram on the bottom the left hand side shows the existing situation and the top. The Yellow band 
is effectively the height of the sun in June, and that's about 61 degrees. When you get down to that 
sort of orangy band down there, you're down in an area where it's sort of March, September, and 
it's about 3740 degrees. The heights of the sun, so it's only going to be affected in as one would 
expect, because in winter months. 

00:25:02.570 --> 00:25:32.580 
Gordon Ingram 
Height of the Suns lower, so with other existing presence of buildings already there, you won't get 
wintersun in the existing circumstance, so the left hand diagram shows the potential for son and you 
can see the clock there 11/12 one o'clock and that was right. Hand diagram shows the presence of 
the scheme which is actually being put in place there and you can see that roughly around 12:00 to 
1:00 o'clock. It's about now now and a quarter. The presence of the scheme would affect some of 
the sunlight, just. 

00:25:32.700 --> 00:25:59.840 
Gordon Ingram 
That period of time? Now appreciate, that's one window, but of course you would expect a very 
similar effect and impact for all of the other windows. It's very clear, therefore, and obviously this is 
just purely sunlight. Doesn't take account of the fact there are normally a lot of shady days, as we all 
already know in London 2, but it highlights that it's a very limited amount of time in the middle of 
the day where there would be any effect whatsoever. 

00:26:00.370 --> 00:26:28.020 
Gordon Ingram 
Come to the sunlight to the property and, of course, you also understand there that that order 
element at the building, even if there was no tool element to it, it wouldn't make any difference to 
the change in sunlight as that occurs on a on a much lower threshold. But the overall effect and 
some like terms, as far as we're concerned, is that whilst it might be noticeable for that period of 
one or so errors one and half hours, and perhaps in the middle of the day, it's going to be very 
limited. 

00:26:29.150 --> 00:26:30.900 
Gordon Ingram 
And in our view, not material. 

00:26:32.810 --> 00:27:02.500 
Gordon Ingram 
So in conclusion, we were asked to review the ES and we're happy with what was provided in in the 
S in terms of the analysis. We deepened the analysis of, particularly around daylight and using the 
radiance technique, which we've discussed before the daylight impact to the synagogue was 
certainly, in our view, minor, adverse and not noticeable, and whilst this slide doesn't particularly 
highlight it or. 

00:27:02.560 --> 00:27:33.050 
Gordon Ingram 
We came to the same view in relation to Cree Church Lane. There the IT was not going to be 
significant and once they might be a noticeable loss of sunlight, we don't consider it material. And 



what I am clear about is that this is a scheme which completely complies in my view with the policy 
DM 10 and in terms of the daylight. Sunlight impact generally not just to those two buildings, but 
generally it is when we we would be capable of fully supporting and it adheres to policy. So I'll now 
hand back across to Alexander. 

00:27:36.470 --> 00:28:06.460 
Morris, Alexander 
I'm just in conclusion the extended benefits will be provided as part of his application. Many 
developed through a rigorous and collaborative consultation process, of which we appreciate and 
acknowledge the engagement and openness of the synagogue that drive to push boundaries of 
sustainability and Wellness beyond certificates to provide a net zero operational carbon building 
which promotes pedestrian and cyclist movements in the city. We're also pleased to see the positive 
recommendation made by the officers and that the application responds to current and emerging 
policies. 

00:28:06.800 --> 00:28:37.150 
Morris, Alexander 
And at 31 Berry St provides an office design to support and respond to 50% of all employees in the 
city working for Smas. Finally, I would like to conclude by reflecting that we believe 31 Berry St aligns 
with the aspirations and targets of the city. Where is exactly the ambitions of the city's recovery and 
future as per the following quote from the city's Recovery Task force to create the world's most 
innovative, inclusive and sustainable business ecosystem as an attractive place to invest, work, live 
and visit. 

00:28:37.500 --> 00:28:40.690 
Morris, Alexander 
Thank you very much your time and I would welcome any questions. 

00:28:42.920 --> 00:28:44.450 
Richards, Gwyn 
Graham has a question. 

00:28:53.520 --> 00:28:56.330 
Graham Packham (Guest) 
Can I can I ask a question? I've got to leave fairly quickly. 

00:28:58.740 --> 00:28:59.430 
Richards, Gwyn 
Carry-on gram 

00:28:59.760 --> 00:29:02.090 
Graham Packham (Guest) 
Yeah, thank you. Yes, it's for Mr Ingram. 

00:29:02.910 --> 00:29:11.570 
Graham Packham (Guest) 
I'm good distillate legislation regarding the impact of light. Consider the the concept of cumulative 
impact. 

00:29:12.340 --> 00:29:23.590 
Graham Packham (Guest) 



So for example, in licensing, our local authority can declare an area cumulative impact zone to 
control the the. 

00:29:25.330 --> 00:29:33.070 
Graham Packham (Guest) 
Deleterious effects with new licensed premises or increases in hours. Does that apply in in in, in the 
area of. 

00:29:33.660 --> 00:29:39.890 
Graham Packham (Guest) 
Uhm, light attenuation from new buildings and if not, does that mean we should just consider? 

00:29:40.580 --> 00:29:41.130 
Graham Packham (Guest) 
Ah. 

00:29:42.180 --> 00:29:48.460 
Graham Packham (Guest) 
The current situation consented buildings and the one new building which is under application. 

00:29:50.100 --> 00:29:50.980 
Graham Packham (Guest) 
I hope that's clear. 

00:29:52.470 --> 00:30:19.680 
Gordon Ingram 
no. I think I'm clear in relation to question. Thank you. I mean, it may well be one that Gwen you 
may want to comment on as well, but the environmental statement considers all the cumulative 
impacts as well as the solitary impact of the scheme. And that's all taken into consideration. The I 
assume you mean with the additional building that you're talking about. 33 Church Lane as well. Not, 
not necessarily. 

00:30:19.870 --> 00:30:23.390 
Graham Packham (Guest) 
No, no, I understand that's out of scope in and not external. 

00:30:23.440 --> 00:30:37.480 
Gordon Ingram 
So, so the environmental statement considers the cumulative impact of consents plus buildings 
which have been built as well as the proposal, and they look at it cumulatively, but also separately, 
just with the scheme alone. 

00:30:40.900 --> 00:31:00.470 
Richards, Gwyn 
Perhaps I can just add to that there's case law that suggests that a material consideration in the 
determining an application you can't take into account schemes which haven't got consent, and you 
can't disregard them, but I think it would be reasonable for you to put less weight on those schemes 
given that they haven't gone through to a decision. 

00:31:02.470 --> 00:31:04.390 
Richards, Gwyn 
I've got a question from John Edwards. 



00:31:08.850 --> 00:31:16.180 
John Edwards (Guest) 
Hey yeah, thank you. This is a question for Gordon I got if you go to slide 44 or 49 at probably 
illustrates the question. 

00:31:20.890 --> 00:31:22.980 
Gordon Ingram 
It's just coming on the second John. 

00:31:22.870 --> 00:31:23.840 
John Edwards (Guest) 
Let's see. 

00:31:25.150 --> 00:31:25.620 
Gordon Ingram 
Yes. 

00:31:25.420 --> 00:31:28.750 
John Edwards (Guest) 
OK, right? So on on on the left hand side. 

00:31:28.820 --> 00:31:39.650 
John Edwards (Guest) 
I did, I'm sure the the synagogue and you showed that external glazing, which which is covering the 
lower windows, so I'm assuming that's a Ruth on the heritage center. 

00:31:40.870 --> 00:31:45.370 
Gordon Ingram 
Yes, that's the kind of feed over the top. That's right. We formerly housed a restaurant at one point. 

00:31:44.250 --> 00:31:44.470 
John Edwards (Guest) 
Yes. 

00:31:46.090 --> 00:31:50.650 
John Edwards (Guest) 
That's gone and doesn't exist. The thing there at the moment. 

00:31:47.750 --> 00:31:48.080 
Gordon Ingram 
Yep. 

00:31:50.950 --> 00:31:51.420 
Gordon Ingram 
Yes. 

00:31:51.960 --> 00:31:59.210 
John Edwards (Guest) 
So I said my my first question is, uh, I'm from this slide. I'm assuming that all your capital nations 
have been made. 



00:32:01.200 --> 00:32:02.520 
John Edwards (Guest) 
Assuming this exists. 

00:32:03.470 --> 00:32:25.920 
Gordon Ingram 
Yes, so we actually have done an analysis without it and we put it in because it formed. These 
student was the existing as in a temporary state of nothing being there and and as we understand is 
going to be replaced by a museum which is going to be there for the the future lighting position and I 
think to clarify. And perhaps I you know should have referred to this and milk depth. 

00:32:26.610 --> 00:32:49.200 
Gordon Ingram 
Our position on that is that the presence of the canopy and the lack of presence doesn't make much 
material difference at all to the day lighting situation, because you're just going through glass into 
other glass, but also it was the existing position previously, and if we were looking at as a temporary 
scenario, you'd look at what's being proposed and forthcoming as well. Does that help? 

00:32:50.980 --> 00:32:57.740 
John Edwards (Guest) 
Not not completely, because you have reflected light and so that the inside wall of that you build it 
will will be brick so so. 

00:32:57.800 --> 00:33:28.360 
John Edwards (Guest) 
Come, you're getting a light with geyzing, but not not up from from the inside wall and actually put 
artificial lighting in that building and it's it just seems to be a lot that could be done with that new 
build to change the ambient light in the synagogue, which is just stop being discussed or addressed 
by anyone. I mean, it's very clear there's a reluctance to put more artificial lighting in the synagogue, 
but doesn't clearly going to be artificial lighting in that heritage center, and that could be on all the 
time. 

00:33:29.010 --> 00:33:48.520 
John Edwards (Guest) 
Plus the fact that the glazing itself must be supported by structure, so and must be it must be making 
some compromises which could be overcome. It's it just seems like a something we need the whole 
the whole. That'll thousands of pages have been reading as they ignored this all together and and 
and going on from that there must have been a. 

00:33:49.450 --> 00:33:58.660 
John Edwards (Guest) 
A balance of of used, you know, within the decision makers of the synagogue, on on on whether to 
do this, heritage centre or keeper. 

00:33:59.630 --> 00:34:23.980 
John Edwards (Guest) 
I can make it a bigger courtyard because right now there is effectively a courtyard, so of course all 
those decisions wouldn't have any public controversy because it's all entirely freehold property of 
the scenario goal, but that that that the balance, the bigger balance we're talking about. Or we'll be 
talking about tomorrow is inherent in in in this heritage center as well. Excel on a smaller scale, but 
exactly the same issue which light into the synagogue. 



00:34:25.250 --> 00:34:34.560 
Gordon Ingram 
Yeah, yeah. So I think if I was sort of take everything you've just said what the synagogue choose to 
do with that space for themselves. 

00:34:34.830 --> 00:35:04.650 
Gordon Ingram 
Uhm, it won't actually make much difference to the ground for in terms of the light, but the way 
they're treating that space, in my view, suggests that they already know that, which is why they 
could easily, as you suggested, but artificial light in there and do a lot of different things which could 
enhance both that space and the synagogue behind it. But the fact that that you know that they've 
got the choice to do that it's obviously not something that the applicant can determine the outcome, 
but in terms of the ground floor. 

00:35:04.700 --> 00:35:19.750 
Gordon Ingram 
The application doesn't actually make any difference to the ground at all, in any event, but the 
presence of that canopy and what they choose to do. In fact, when it was a restaurant, they had 
latticing over that internally, which suggested that daylight wasn't a consideration for them. 

00:35:22.690 --> 00:35:23.190 
John Edwards (Guest) 
Bro. 

00:35:23.880 --> 00:35:29.350 
John Edwards (Guest) 
Exactly and and it barely even now and that design. There must be some structure holding their glass 
off, which obstructs the light. 

00:35:30.520 --> 00:35:42.030 
Gordon Ingram 
Yes, yeah, I I, I think genuinely my view of it. Is anyone who's doing that work in that in that 
particular area would not be concerned about natural day lighting. 

00:35:31.880 --> 00:35:32.190 
John Edwards (Guest) 
Yep. 

00:35:44.730 --> 00:35:45.280 
John Edwards (Guest) 
Thank you. 

00:35:47.110 --> 00:35:55.020 
Richards, Gwyn 
Am I haven't a question from Natasha Lloyd Owen in the chat bar. Read it out. So hopefully 
somebody from the application team can respond. 

00:35:55.390 --> 00:35:56.240 
Richards, Gwyn 
Uhm? 



00:35:57.320 --> 00:36:06.490 
Richards, Gwyn 
How do you? How do the estimated total annual carbon emissions from the proposed development 
compared with those from the existing one? 

00:36:07.340 --> 00:36:11.470 
Richards, Gwyn 
I'm totally not peer square meters geometer. Read that out again. 

00:36:15.430 --> 00:36:46.300 
Morris, Alexander 
No no, no I I got the the message I actually did. Actually Natasha asked that question during the site 
visit. So I actually got some detailed stats for you in terms of the emissions of the current building. 
Actually it is measured and I don't have it in total, but it's measured in carbon per square meter per 
year and that is 93.3 kilograms of carbon per square meter per year. The new building is 80% 
reduction to that and is 16.8 kilograms of carbon. 

00:36:46.360 --> 00:37:12.650 
Morris, Alexander 
Per square meter per year, but I've obviously as part of our proposal, we have introduced an electric 
only building, which obviously in the future of decarbonization, or even if we're buying from 
resource renewable resource, is that future capacity is reduced to almost zero if not zero, purely and 
simply by the decarbonization over the next 5-10 years. That's going to happen in in the UK. I hope 
that answers the question. 

00:37:16.190 --> 00:37:20.500 
Richards, Gwyn 
I'm John, your hand is up. I'm not sure if that's a legacy hand. 

00:37:23.470 --> 00:37:24.110 
Richards, Gwyn 
Yes he was. 

00:37:26.530 --> 00:37:39.820 
Lloyd-Owen, Natasha 
Hey, sorry Gwen, I I wrote a follow up in the chat. Thank you for the answer. Can I just confirm so it 
follows? Does it follow that we don't have or you're not able to provide the total carbon emissions? 
You can only provide it per square meter. 

00:37:27.980 --> 00:37:28.390 
Richards, Gwyn 
Yep. 

00:37:41.190 --> 00:37:41.720 
Morris, Alexander 
I. 

00:37:41.250 --> 00:37:43.580 
Lloyd-Owen, Natasha 
In terms of the comparison, is that right? 



00:37:42.920 --> 00:38:05.300 
Morris, Alexander 
In in, in terms of as, I'm sitting here today, I don't have the exact tonnage here, but I can circulate it, 
but based on the principles of how it's compared with others and how people like the ROBA, Letty, 
the GLA earth, that's the only point it is I can give you the answer by doing the calculation but we. 

00:37:48.510 --> 00:37:49.380 
Lloyd-Owen, Natasha 
London Bridge 

00:37:58.140 --> 00:37:59.950 
Lloyd-Owen, Natasha 
yeah no, I understand that. 

00:38:01.730 --> 00:38:02.090 
Lloyd-Owen, Natasha 
That 

00:38:04.550 --> 00:38:14.100 
Lloyd-Owen, Natasha 
yes, that would be. That would be extremely helpful 'cause I think I obviously we'd flute discussed it 
on the Friday, and then I'd hope that we might have the answer. So if that if that's possible for 
tomorrow's meeting, that will be extremely helpful. 

00:38:06.890 --> 00:38:07.250 
Morris, Alexander 
OK. 

00:38:14.460 --> 00:38:15.390 
Morris, Alexander 
Happy to do that. 

00:38:15.660 --> 00:38:16.280 
Lloyd-Owen, Natasha 
Thank you. 

00:38:16.710 --> 00:38:17.220 
Morris, Alexander 
No problem. 

00:38:20.120 --> 00:38:25.800 
Richards, Gwyn 
I'm not seeing any more hands, so if any members got anymore question, I was time to ask them. 

00:38:32.160 --> 00:38:32.950 
Richards, Gwyn 
Yes, I agree. 

00:38:34.470 --> 00:38:42.970 
Pollard, Henry 
Yeah, can I just ask the viability of the building? If it was any shorter and whether that fits into the 
plant at all, or what flexibility you have. 



00:38:49.030 --> 00:39:11.890 
Morris, Alexander 
Uh, I think the the the the simple answer about viability is that it it? It's not. It's not viable to be 
reduced in height. The principle around the way of being able to make it viable is the introduction of 
a lifting strategy that reduces the courts so that the quarter office ratio works for the future. So 
we've introduced a lot of expense to create the. 

00:39:11.940 --> 00:39:30.370 
Morris, Alexander 
The, UM, great the the building and in terms of viability, it it. It struggles when when the numbers 
are the floor, plates are are are reduced. It's probably the most expensive building that we that we 
have built and will build purely and simply because of the floater will ratio and the technologies 
we've installed. 

00:39:38.200 --> 00:39:40.270 
Richards, Gwyn 
Aren't you seeing no other Hanzo? 

00:39:41.630 --> 00:39:43.230 
Bright, Toni 
Natasha has another question. 

00:39:44.190 --> 00:39:46.190 
Richards, Gwyn 
Question or a sorry? 

00:39:46.370 --> 00:39:53.330 
Bright, Toni 
About when the when the transcript will arrive, that Asher probably in about 20 minutes, half an 
hour. 

00:39:55.570 --> 00:40:00.920 
Bright, Toni 
I'll send the link to all the PM team members in public access. 

00:40:04.980 --> 00:40:06.380 
Lloyd-Owen, Natasha 
Thank you, that's really helpful. 

00:40:09.880 --> 00:40:11.080 
Bright, Toni 
Brian has a question. 

00:40:12.570 --> 00:40:14.220 
Bright, Toni 
Your brain you're on mute mute. 

00:40:18.120 --> 00:40:31.070 
Mooney CC, Brian 
I do apologize, I've come to this meeting very late. I'm afraid I was detained at another earlier 
meeting. I couldn't get out off and I will look at the full transcript, but could I as I have you here, 
please ask. 



00:40:31.920 --> 00:40:37.430 
Mooney CC, Brian 
If you could summarize for me, and this is probably going to be going over what you've already said. 
How we? 

00:40:38.820 --> 00:40:41.810 
Mooney CC, Brian 
And this is on there not strictly planning, but how are we? 

00:40:43.430 --> 00:41:13.040 
Mooney CC, Brian 
Going to counter deal with the this exceptional avalanche of complaints that have come from the 
supporters of the the the arguments that the Bevis marker putting up about the the community 
coming under threat and so on and so forth. What what're you as the applicants? What? What is 
your? What is your reach out to them? What is what is your reply to them? I mean, you probably 
already answered this question, but I would just like to hear it. In summary. 

00:41:13.440 --> 00:41:16.650 
Mooney CC, Brian 
To prepare myself for tomorrow's meeting, please thank you. 

00:41:17.970 --> 00:41:47.860 
Morris, Alexander 
And I think the there is been a huge amount of consultation with the synagogue through the last 18 
months. I've I've had more meetings with them than anybody else. There are many things that we 
discussed privately, and I have respectfully remained very private and not discuss things in the 
media. If you were to look at all the media and a lot of the objections that have followed from media 
introductions, you will find that the majority of the comments and made in there. 

00:41:48.060 --> 00:42:18.470 
Morris, Alexander 
Or actually not referenced to our particular project. I think the, uh, the answer is we we have 
discussed lots of things. I spoke to the trustee, the President of the trustees as my last consultation. 
My first meeting was with the synagogue. And what can I do? I I actually have remained in that 
position where I want to work with the synagogue. We've had many discussions about how we can 
help, how we can support them in the future, and we will continue to do that. I'd rather not say. 

00:42:18.520 --> 00:42:48.470 
Morris, Alexander 
What those things are? Because they're private between the two parties, but you know, take, take 
an example. We we, we discuss the opportunities of me inviting a very good friend of mine, Mark 
Masia, who is a specialist lighting consultant to come and speak to the rabbi and the synagogue 
about their lighting internally. Whether there's opportunities to change what are fluorescent lights 
to Eli D lights? So I I'm constantly talking about those opportunities with them, responding to the 
objections. 

00:42:48.540 --> 00:42:57.790 
Morris, Alexander 
I'll be honest, I'm I I. I could. I could go out in the public domain, but I feel that that's not appropriate 
and I have retained what I think is the respectful process. 



00:42:57.840 --> 00:42:58.280 
Morris, Alexander 
Uhm? 

00:42:59.350 --> 00:43:04.600 
Morris, Alexander 
And I'm quite frankly, I suppose in a way that's important is we have. 

00:43:05.400 --> 00:43:23.600 
Morris, Alexander 
I policy compliance project and I have put forward with a lot of the consultation and extra amount of 
benefits that relate to the Community to to, to support and also with the with the conversation with 
the synagogue as well. And so I think I probably. 

00:43:22.110 --> 00:43:27.230 
Richards, Gwyn 
I'm just saying we've come up to 45 minutes in order to be equitable to both parts. 

00:43:25.610 --> 00:43:26.900 
Morris, Alexander 
OK sorry sorry. 

00:43:27.420 --> 00:43:37.720 
Mooney CC, Brian 
Kick could I could I just jump in with us? Uh, plenty. There were you there for surprised at the fact 
that you've had more than 3000 or almost 3000 objections. 

00:43:27.850 --> 00:43:28.510 
Richards, Gwyn 
Conscious. 

00:43:39.590 --> 00:43:44.890 
Morris, Alexander 
Uh, I I think based on the application going in October of last year. 

00:43:45.890 --> 00:43:49.240 
Morris, Alexander 
Uh, I was surprised to see 3000 objections. 

00:43:50.910 --> 00:44:12.910 
Morris, Alexander 
If you'll see where the objection started, the first round of injections was at the end of the 
consultation period up until December of 2120. Sorry, and then obviously, when we were deferred 
from the April committee, then there was a conditional set of objections that were issued. 

00:44:12.970 --> 00:44:20.140 
Morris, Alexander 
Uhm, in after that a deferral, and as I say, referencing the the the media. 

00:44:21.550 --> 00:44:45.380 
Morris, Alexander 
I suppose the one thing that I probably should mention is the in terms of 31 Berry St and if we just 
look at that application, I think the number is probably a lot less than half, so the number that you 



refer to their counselor but you know member. Sorry member, but you know that's for the officers 
to do. Probably give you the further information. 

00:44:47.480 --> 00:44:49.050 
Mooney CC, Brian 
Thank you very much, thank you. 

00:44:49.030 --> 00:44:49.520 
Morris, Alexander 
No problem. 

00:44:49.060 --> 00:45:02.760 
Richards, Gwyn 
Conscious with come up to time but but I have got a question from Natasha which wants 
clarification as to expects what is specifically meant by valuable. If we could be quick because we 
need to be equitable. 

00:45:08.440 --> 00:45:18.260 
Morris, Alexander 
Via the word fireball. In terms of the project in terms of the investment and and return in terms of a 
building in in central London. 

00:45:20.490 --> 00:45:22.600 
Richards, Gwyn 
Very cryptic, John. I think you've got one question. 

00:45:24.790 --> 00:45:54.830 
John Edwards (Guest) 
Uh, it's just a point, really. In relation to what we just heard about this internal discussion since 
about the with the synagogue about the lighting inside, and you probably know this, but there is 
some inconsistency in the documentation they supplied, uh, about the historic nature of it on the 
fabric of the building, that the ceiling, and in fact not old at all. It was rebuilt after the the IR a 
bombing, so it's so the ceiling does offer an opportunity. It's not. It's not 17 / 1 at all. It's it's very 
recent anyway. I'd probably know that, but. 

00:45:55.170 --> 00:45:56.510 
John Edwards (Guest) 
Others died, thank you. 

00:45:57.630 --> 00:45:59.360 
Richards, Gwyn 
I'm just wondering now whether we should. 

00:46:00.740 --> 00:46:01.680 
Richards, Gwyn 
Finish the meeting. 

00:46:04.240 --> 00:46:05.420 
Richards, Gwyn 
Thank you very much everyone. 



00:46:06.940 --> 00:46:07.310 
Richards, Gwyn 
OK. 

00:46:07.890 --> 00:46:09.090 
Morris, Alexander 
Thank you bye bye. 


