Commiittee: Date:

Planning Application Sub Committee 28" October 2025

Subject: Public
Baltic Street West, London, EC1Y OST

Application for Permission in Principle for the erection a
self-build single storey dwelling with detached single
storey garage and gardens on the existing paved
pedestrian open space with 2no mature trees to be

retained.

Ward: Cripplegate For Decision

Registered No: 25/00905/PIP Registered on: 10 July
2025

Conservation Area: No Listed Building: No

VI.

Summary

The application site comprises a triangular strip of land on the south side of
Baltic Street West immediately to the north of Hatfield House which was
originally constructed as part of the Golden Lane Estate.

The application seeks permission in principle for the erection of a single storey
detached dwelling with a single storey detached garage and gardens.

There are two stages to the permission in principle process. Stage 1 consists
of an application for permission in principle, under which only the principle of
development can be considered, and, if granted, Stage 2 consists of the
technical details consent.

The relevant matters which pertain to the principle of development (Stage 1)
in this instance are the proposed land use, location and the amount of
development permitted. No detailed drawings have been provided showing
the intended location of the dwelling or the proposed layout and this is not a
requirement at this stage of the permission in principle process.

The site comprises an area of publicly accessible land containing two mature
trees which the application states would be retained as part of this proposal,
although no supporting information as to how this can be achieved has been
provided.

The assessment undertaken in this report concludes that the proposed
development is objectionable in principle due to the land use, location and
amount of development being unacceptable.



VII.

14 letters of objection have been received. 1 supporting comment has been
registered by the applicant.

Recommendation

That the Planning and Development Director be authorised to issue a decision
notice refusing permission in principle for the above proposal, as set out in the
schedule in Appendix B of this report, for the following reasons:

1.

The proposed land use of the site as a private residential dwelling with a
parking garage would be unacceptable in principle as it would result in the
loss of public open space and would fail to be car free, contrary to: Policies
G4 and T6.1 of The London Plan 2021; Policies CS19, DM16.2 and
DM16.5 of the Local Plan 2015; and Policies S14, OS1 and VT3 of the
emerging City Plan 2040.

The proposed location and amount of development would be
unacceptable in principle as it would likely: have an unacceptable impact
on the character and appearance of the area by failing to respect the urban
grain, layout, scale and building lines of the existing street scene; cause
less than substantial harm to the Grade Il Listed Hatfield House and slight
levels of harm to the Golden Lane Estate Registered Park and Garden
and Barbican and Golden Lane Conservation Area which cannot be
outweighed by the public benefits of the proposals; have an unacceptable
impact upon the health and longevity of the two mature trees which occupy
the site; have a unacceptable impact with regard to road dangers and the
pedestrian environment; and result in poor residential amenity to the
existing dwellings on the lower floors of Hatfield House and to the
proposed dwelling; contrary to: Policies D3, G7 and HC1 of The London
Plan 2021; Policies CS10, CS12, CS19, CS21 DM10.1, DM12.1, DM12.5,
DM16.1 and DM21.1 of the Local Plan 2015; and emerging City Plan 2040
Policies S3, S8, S9, S10, S11, DE2, DE3, HS1, OS5, and HE1.
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Image 4

Image 1 View east of site and car park access ramp

Image 2 View southeast of site and Hatfield House

Image 3 View west of site and vehicle access barrier to car park ramp
Image 4 View west of vehicle access ramp and cycle stands




Main Report

Site and Surroundings

The site comprises a 0.0321-hectare triangular strip of land which is bounded
by Baltic Street West to the north, Hatfield House and the Golden Lane Estate
to the south, and the City of London Primary Academy Islington (COLPAI) and
Golden Lane underground car park access road to the east. Immediately to the
north of the site is the boundary with the London Borough of Islington and its
two adjacent conservation areas, Hat and Feathers and St Luke’s, for both of
which the southern boundary lies on Baltic Street West.

The land has been undeveloped since its construction as part of the Golden
Lane Estate between 1958 and 1962. The site is immediately adjacent to, but
not within, the Barbican and Golden Lane Estate Conservation Area, the Grade
[l Listed Golden Lane Estate Historic Park and Garden, and the Grade |l Listed
Hatfield House.

The site is an area of publicly accessible land owned and maintained by the
Corporation which tapers towards the western end of Baltic Street West. The
site is designated as a City of London public footway (reference 4971) and
permissive path. The site is surrounded by a mixture of 4 to 6 storey buildings
with well-established clear geometrically solid building lines on all three sides
of the triangle.

The site contains two mature trees which are not protected but make a strong
contribution to the areas character. There are two other mature trees to the east
and west of the site located within the London Borough of Islington.

The site also includes four Sheffield cycle stands and serves as the buffer
between Baltic Street West and the Golden Lane underground car park access
road, which curves around and connects onto Baltic Street West to the
immediate east of the application site.

Planning History

There is no relevant planning history available at the site.

Proposals

The proposal is seeking permission in principle for the erection a self-build
single storey dwelling with detached single storey garage and gardens. It has
been stated by the applicant that the two mature trees on the site would be
retained, although this has not been evidenced as being achievable.

As previously stated, there are two stages to the permission in principle
process: the application for permission in principle (Stage 1) and, if granted, the
technical details consent (Stage 2). No detailed drawings have been provided



showing the intended location of the dwelling or proposed layout, although this
is not a requirement at this stage.

Consultations

Following receipt of the permission in principle application by the Local Planning
Authority in July 2025, it was advertised through a site notice on the 17t July
and in the press on the 22" July. Nearby residential occupiers were also
notified directly by letter.

. Various internal and external consultees provided comments on the application
which have been set out in the below table.

Consultee Responses

External
Historic We object to the permission in principle for the erection of a
England single storey dwelling with detached single storey garage to

land north of Hatfield House and south of Baltic Street West.
A proposal of this nature and in this location would cause
significant level of harm to Hatfield House and the Golden
Lane Estate.

Significance

Constructed shortly after the Second World War, the Golden
Lane Estate was developed in response to the City’s
steadily declining residential population, a trend that had
been ongoing since the early 20th century. Chamberlin,
Powell and Bon (CPB) were appointed as architects
following a design competition, and construction began in
1952. The estate is defined by a series of rectilinear
residential blocks and a central community centre, all set
within a carefully conceived hard landscape. The buildings
themselves made use of innovative curtain wall construction
and introduced pioneering approaches to the design and
planning of post-war housing in Britain.

Hatfield House (Grade Il), sits the north of the Golden Lane
Estate, built 1958-61 by Chamberlin, Powell and Bon (CPB).
Consists of a block of fourteen flats and 42 maisonettes,
with ramp to underground car park beneath and a service
road to the shops in Cresent House, and garden walls to
south. Hatfield House occupies a particularly important
place in the design of the estate, as it forms the northern
boundary. It is also significant in being intermediary between
the early and later phases of the Estate.

To the north of Hatfield House is a modest piece of paved
land with two mature trees providing a comfortable degree
of separation from the Baltic Street West and the residential




buildings of the estate. This piece of land is surrounded by
bollards and paved in concrete slabs - a consistent
materiality found throughout open spaces within the Golden
Lane estate.

This open space also provides clear visual clues as to the
primary purpose of this space as part of the northern
entrance to the underground internal roads and car park of
the Golden Lane Estate.

Chamberlin Powell and Bon shadow diagram illustrates how
they planned the layout of the buildings so that undue
overshadowing between blocks was avoided - the space to
the north of Hatfield House is demonstrated to be largely
covered in shadow - and would therefore have been
deemed unsuitable for residential building during the design
of the estate.

Impact

The nature of proposals and application brought forwards
for a single storey dwelling and garage does not provide
enough details to be able to comment in any specific detail.
However, two single storey structures in this location would
cause less than substantial harm to the Golden Lane Estate
and Hatfield House.

Hatfield House and Golden Lane Estate

These proposals would cause harm to the grade Il listed
building due to development within its setting. The
prominence and massing of the proposal would erode the
primacy, as well as the physical and architectural
dominance, of the grade Il listed building - currently
enhanced by the intended open spatial quality afforded by
the strip of land between the street and building.

Structures in this location would serve to clutter the
foreground of Hatfield house and the northern boundary of
the Estate - in contrast to the carefully planning of buildings,
access and space within the Estate. Furthermore, these
structures could create a narrow gulley potentially blocking
light into the lower floors of Hatton House and outward views
onto the street.

The impact of a single storey house and garage in this
location would cause less than substantial harm to the
significance of the Grade Il Hatfield House and Golden Lane
Estate.




Policy

We would draw your attention to Sections 66 and 72 of the
Planning (Listed Buildings and Conservation Areas) Act
1990, which set out the obligation on local planning
authorities to pay special regard to preserving the special
interest of listed buildings and their settings, and special
attention to preserving or enhancing the character or
appearance of conservation areas.

The National Planning Policy Framework (NPPF, December
2024) provides further guidance on these duties. Paragraph
208 advises authorities to assess the significance of any
heritage asset affected by a proposal and to minimise
conflict with its conservation. Paragraph 210 stresses the
importance of sustaining and enhancing the significance of
heritage assets and using them in ways consistent with their
conservation. Paragraph 215 states: 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, where appropriate, securing its
optimum viable use.

Position

Historic England considers these proposals to be harmful to
Hatfield House and the Golden Lane Estate and
recommends that your authority refuse planning permission.
Although further information is required to make a thorough
assessment of the impact of proposed buildings - the
principle of any substantial structure in this location would
cause unnecessary harm to the architectural significance of
the Golden Lane Estate and Hatfield House.
Recommendation

We consider the application should be withdrawn or refused.
Officer Response:

These matters have been considered in detail in the body of
this report.

Islington
Council

The application site is located to the south of the London
Borough of Islington located directly adjacent to the borough
boundary. The proposed new dwellinghouse and detached




garage would be located in a prominent position on Baltic
Street West.

The submission claims that the two mature trees would be
retained but there is no information on how the development
would affect these trees and how these trees would be
protected. Furthermore, the site is within the setting of two
of Islington’s conservation areas: the St Luke’s
Conservation Area and the Hat & Feathers Conservation
Area (both located immediately to the north on the Islington
side of Baltic Street).

In the absence of details, Islington Council considers that
the development would have a negative impact on the
experience of the public realm and result in harm to the
significance of the setting of these conservation areas.
There is also no information on how the development would
affect the amenity of neighbours including buildings within
Islington.

Based on the information as submitted, Islington Council
raise concerns to the proposed development.

Officer Response:

These matters have been considered in detail in the body of
this report.

Golden Lane
Estate
Residents
Association

We object to this planning application for the following
reasons:

e The land on which the house is proposed forms part of
the Golden Lane Estate, and is described in the lease
plan as a communal garden area. The development
would cause a significant loss of residential amenity for
residents of the estate but also of residents in other flats
on Baltic Street and COLPAI school.

e The area on which a house is proposed includes two
important mature trees that provide a green canopy with
roots that extend under the whole area. There is
significant risk of ecological damage. It is not
realistically possible to build on the site without
disrupting and potentially killing these mature trees
which would negatively affect the local wildlife and
biodiversity, the green corridor they create, the pollution
levels and look and feel of Baltic Street West.

e The site is used by the COLPAI school as an assembly
point for pupils and staff during fire alarms. It was used




by rescue services to attend a tragic fire in a Hatfield
House flat. A house in this location could affect
emergency access to Hatfield House and the school.

e The proposed house will impact on Grade Il listed
Golden Lane Estate. In the words of the City of
London's Golden Lane Listed Building Management
Guidelines (2013), Hatfield House "occupies a
particularly important place in the design of the estate,
as it forms the Northern Boundary". It was designed as
an open forecourt and communal garden in front of
Hatfield House and to change this by building on it
would cause significant harm to the visual impact of the
estate and fundamentally change the design and
aspect of the listed buildings and landscape.

e The proposed garage would be against City of London’s
car-free development policy and would require vehicles
reversing onto Baltic Street West which is a busy cul-
de-sac, used for servicing the school and Golden Lane
estate as well as the businesses on Baltic Street West.

e The proposed dwelling would be just 5 metres from the
windows of lower ground flats within Hatfield House and
cause loss of privacy and daylight for neighbouring flats.
It would create a sense of enclosure and block light into
these flats, and those on ground level which would
negatively affect the wellbeing of residents, which
include elderly and vulnerable people.

Officer Response:

These matters have been considered in detail in the body of
this report.

Greater
London
Archaeology
Advisory
Service
(GLAAS)

| would advise that there are no known significant
archaeological issues on the site, but should it come in as a
planning application, I'd be likely to recommend an
archaeological condition for the site. It's located in an area
of known archaeological potential and appears to have
undergone little previous development, which increases the
potential for archaeological survival.

Officer Response:
Were the permission in principle to be approved, this would

be something that would be considered at the technical
details consent stage.




Conservation
Area Advisory
Committee

The Committee objected strongly to an application on which
there were no details, believing that consideration of any
such application for development in a Conservation Area
would set an unfortunate precedent. The present space was
characterised by the trees and adjacent buildings; there was
no information on how the proposal would affect these and
the Committee believed that any development on it would
be likely to have an adverse effect on the character and
appearance of the Conservation Area.

Officer Response:

These matters have been considered in detail in the body of
this report. The level of detail provided is sufficient for the
validation and assessment of this stage of the permission in
principle application process.

Internal

Tree Officer

No arboricultural information, details for proposed structures
or utility connections have been provided. The proposed site
is a small area that already contains 2 very large mature
London plane trees and development of this type in such
close proximity would not be acceptable in arboricultural
terms. These trees are very prominent in the street, are of a
very high amenity value and meet the criteria under BS5837
for category A trees of high quality.

It does not seem possible for any structures to be built on
the site without significant encroachment and impacts on the
root protection areas (RPAs) of these trees which occupy
almost the entirety of the proposed site area. This could lead
to the damage or loss of the trees during construction and
likely lead to increased pressure post development for
pruning to the trees for reasons such as leaf fall and
shading.

City Gardens cannot support approving the application and
have serious concerns about the impacts this would have
on the existing plane trees.

Officer Response:

These matters have been considered in detail in the body of
this report.

Cleansing
Services

No objections.

Highways and
Transport

Baltic Lane West is adopted City of London highway and
comprises a single-carriageway cul-de-sac route, with
pedestrian and cycle access only through to Baltic Lane




East. There are two on-street Blue Badge parking bays
located on south side of Baltic Street West to the north of
the site. The western end of the site abuts the existing
ramped access (with barrier gate control) to the Golden
Lane Estate underground service road and car park. There
is also a pedestrian access route to Hatfield House within
the immediate vicinity.

There is a general lack of information submitted by the
applicant to provide detailed comments, but these following
concerns at this stage are noted:

« The provision of a single storey garage in this
location does not comply with the London Plan’s car-
free policy (T6.1) for residential development in the
City.

e There is a concern that the proposal could adversely
impact on existing access arrangements to Hatfield
House, with particular reference to site residents.

e There is concern that the proposal could adversely
impact on emergency access arrangements in
relation to both Hatfield House and the adjacent
Primary Academy. Significant pedestrian and cycle
movements are expected on Baltic Street West,
given this school presence, and this would be a
particular concern with regards to construction.

e The paved area is public footway (reference 4971)
and designated permissive path and forms an
established access route for local residents,
including in relation to the two existing on-street Blue
Badge parking bays.

e There is the matter of visibility and sightlines and the
proposal would represent a significant change in a
tight location where there are differing access
requirements. This also comes back to the lack of
information in terms of looking at the implications for
highway safety given the local residential and school
context.

Officers Response:

These matters have been discussed in the body of this
report.

11. 14 letters of objection were received from residents of the Golden Lane
Estate. Copies of all received letters and emails making representations are
attached in full and appended to this report.



12. The themes raised within these representations are summarised in the table

below, along with the number of representations which reference this theme,
and the officer’s response.

Letters of Representation

Principal No. of | Officer’s Response

Themes Reps.

Impact on 11 This has been discussed in detail in the body of this

Heritage report.

Assets

Amenity 10 This has been discussed in detail in the body of this

Impact report.

Impact of 5 This has been discussed in detail in the body of this

Garage on report.

Highways

Lack of 1 This application is for permission in principle only

Detail which requires much more limited information than
a typical full planning application. Were the
application to be accepted in principle, further detail
could then be assessed subsequently as part of the
technical details consent stage.

Harm to 10 This has been discussed in detail in the body of this

Trees / report.

Biodiversity

Site 2 This is not a material planning consideration.

Ownership

Plot Size and | 3 This has been discussed in detail in the body of this

Constraints report.

Construction | 2 Were the application to be accepted in principle, the

Impact further detail regarding the would then be assessed
subsequently as part of the technical details consent
stage.

Loss of Cycle | 2 This has been discussed in detail in the body of this

Stands report.

Loss of Open | 4 This has been discussed in detail in the body of this

Space report.

Leaseholder |1 This is not a material planning consideration.

Rights

Proposed 1 There are not currently any plans by the City to

Landscape make landscaping changes to the site.

Works to

Area

Fire Safety 1 The detailed fire safety requirements of the proposal

would be considered as part of the subsequent
technical details consent stage were the application
to be granted permission in principle. Some matters
pertaining to fire safety for the existing adjacent
uses have been discussed in the body of this report.




Site Should 1 This is not something which can be considered or
be actioned as part of this planning application.
designated

as part of the

Conservation

Area

Issues with 1 This has been discussed in detail in the body of this
utilities report.

13. In addition to these above representations, a public comment was made by the
applicant stating the following:

I.

Ii.

fii.

iv.

Vi.

Vii.

Vii.

ix.
X.
Xi.

Xii.
Xiil.

Removing the existing paving will allow rain to feed the trees and reduce
storm flow into the sewage system.

Screw jack foundations to point load and minimise damage to the existing
tree roots, and allow adjustment as the trees flourish under my care, and
reduce COZ2 production in cement.

Timber frame construction to minimise disruption during the build from dust
& a long timeline, and trap COZ2 in the material.

Increase planting on the site as a garden/ orchard.

Visual intrusion for Hatfield neighbours to be minimised by a single storey
building under the tree canopies, so no reduction in daylighting or sunlight
for Hatfield residents a swell below the horizon.

Amenity buffer to be improve buffering for Hatfield resident’s amenity by
inserting a building and garden fencing pushing pedestrian gatherings
further from and screened from Hatfield House. Currently only 5 metres of
open-air separates residents from the open public area, an extension of
Highways footways.

I hope to include a water feature at the sharp end to replace the long-lost
Goswell Road Besley Memorial fountain and to improve residents' amenity.
To future-proof my home by including a garage as | approach old age and
a disabled driver status, having lost my invalid car garage when the new
school was built and struggled with an unlit and insecure basement garage
at the far side of GLE almost under the Shakespeare.

Overlooking & privacy will be no worse than any of the existing Hatfield
gardens or those elsewhere in GLE.

CityPlan2040 compliance, and specifically Policy HS8 self and custom
housebuilding.

Maximises housing provision.

Inside the Corporation's defined 'residential area’.

Outside the Listed boundary.

14. The further information provided here has not been presented as part of this
permission in principle application, for which the only submitted documents are
the application form and site location plan.



15. Nonetheless, officers offer the following response to the points raised here:

Vi.

Vii.

viii.

Xi.

Xii.

Xiii.

This is a claim which has not been evidenced as part of the submission.
Furthermore, this is not an application for the removal of the paving but for
the erection of a dwelling and detached garage on the site, for which the
impact upon the trees and the drainage would be entirely different to that
of removing the paving.

. This is a claim which has not been evidenced as part of the submission.

This type of foundation design is not standard construction for a single
detached dwelling and, without strong arboricultural evidence to support
this claim, it is not obvious to officers that this type of design would still not
cause harm to the trees on site.

These are details which would not be considered as part of the permission
in principle stage and would instead be considered under the subsequent
technical details consent stage.

. These are details which would not be considered as part of the permission

in principle stage and would instead be considered under the subsequent
technical details consent stage.

The visual intrusion created through the erection of a one storey dwelling
and detached garage with garden on the site would be considerably more
than the existing situation when there is currently an area of open space.
On the contrary, the presence of an open area, publicly accessible or
otherwise, is a far better amenity buffer than a single storey dwelling house
and garage with gardens in this location.

This is not something which has been applied for under this application and
is not included in any of the documentation submitted. It is not possible to
attach conditions to a permission in principle application and as such there
would be no way of securing this element at this stage.

The provision of a parking garage is contrary to policy as is discussed in
the body of this report.

. On the contrary, the presence of a house in this location would likely result

in unacceptable amenity harm and is discussed in the body of this report.

. This matter is considered in the body of the report and is not considered to

outweigh the levels of harm otherwise identified in the overall planning
balance.
This matter is considered in the body of the report and is not considered to
outweigh the levels of harm otherwise identified in the overall planning
balance.
This matter is considered in the body of the report and is not considered to
outweigh the levels of harm otherwise identified in the overall planning
balance.
This matter is considered in the body of the report and is not considered to
outweigh the levels of harm otherwise identified in the overall planning
balance.



16.

17.

18.

19.

20.

21.

22.

Policy Context

The development plan comprises the London Plan (2021) and the City of
London Local Plan (2015). The policies of these documents relevant to the
consideration of this case are set out in Appendix A of this report.

The City of London is preparing a new draft emerging plan, the City Plan 2040,
which is currently undergoing examination in public. Emerging policies are
considered to be a material consideration with limited weight with an increasing
degree of weight as the City Plan 2040 progresses towards adoption, in
accordance with paragraph 49 of the NPPF. The emerging City Plan 2040
policies that are most relevant to the consideration of this case are set out in
Appendix A to this report.

Government Guidance is contained in the National Planning Policy Framework
(NPPF) December 2024 and the Planning Practice Guidance (PPG) which is
amended from time to time.

The NPPF

The NPPF states at paragraph 2 that planning law requires that applications for
planning permission must be determined in accordance with the development
plan unless material considerations indicate otherwise.

Chapter 2 of the NPPF focuses on achieving sustainable development.
Paragraph 8 states that achieving sustainable development has three
overarching objectives, being economic, social and environmental. Paragraph
10 of the NPPF states that “at the heart of the Framework is a presumption in
favour of sustainable development”. Paragraph 11 sets out this presumption.

Chapter 4 of the NPPF focuses upon determining applications. Paragraph 49
states that local planning authorities may give weight to relevant policies in
emerging plans according to: a) the stage of preparation of the emerging plan
(the more advanced its preparation the greater weight that may be given); b)
the extent to which there are unresolved objection to relevant policies (the less
significant the unresolved objections, the greater the weight that may be given),
and c) the degree of constancy of the relevant policies in the emerging plan to
this Framework (the closer the policies in the emerging plan to this polices in
this Framework, the greater the weight can be given).

Chapter 5 of the NPPF focuses on delivering a sufficient supply of homes.
Paragraph 61 states, to support the Government’s objective of significantly
boosting the supply of homes, it is important that a sufficient amount and variety
of land can come forward where it is needed, that the needs of groups with
specific housing requirements are addressed and that land with permission is
developed without unnecessary delay. The overall aim should be to meet an



23.

24.

25.

26.

area’s identified housing need, including with an appropriate mix of housing
types for the local community.

Paragraph 63 explains that, within the context of enabling a sufficient supply of
homes, planning policies should assess the need, size, type and tenure of
housing needed for different groups in the community. These groups should
include (but are not limited to) those who require affordable housing; families
with children; older people (including those who require retirement housing,
housing-with-care and care homes); students; people with disabilities; service
families; travellers; people who rent their homes and people wishing to
commission or build their own homes. The footnote to this paragraph states
that, under section 1 of the Self Build and Custom Housebuilding Act 2015, local
authorities are required to keep a register of those seeking to acquire serviced
plots in the area for their own self-build and custom house building. They are
also subject to duties under sections 2 and 2A of that Act to have regard to this
and to give enough suitable development permissions to meet the identified
demand. Self and custom-build properties could provide market or affordable
housing.

Paragraph 65 states that provision of affordable housing should not be sought
for residential developments that are not major developments, other than in
designated rural areas (where policies may set out a lower threshold of 5 units
or fewer). To support the re-use of brownfield land, where vacant buildings are
being reused or redeveloped, any affordable housing contribution due should
be reduced by a proportionate amount.

Paragraph 72 states that strategic policy-making authorities should have a clear
understanding of the land available in their area through the preparation of a
strategic housing land availability assessment. From this, planning policies
should identify a sufficient supply and mix of sites, taking into account their
availability, suitability and likely economic viability. Planning policies should
identify a supply of: a) specific, deliverable sites for five years following the
intended date of adoption; and b) specific, developable sites or broad locations
for growth, for the subsequent years 6-10 and, where possible, for years 11-15
of the remaining plan period.

Paragraph 73 states that small and medium sized sites can make an important
contribution to meeting the housing requirement of an area, are essential for
Small and Medium Enterprise housebuilders to deliver new homes, and are
often built-out relatively quickly. To promote the development of a good mix of
sites local planning authorities should: a) identify, through the development plan
and brownfield registers, land to accommodate at least 10% of their housing
requirement on sites no larger than one hectare; unless it can be shown,
through the preparation of relevant plan policies, that there are strong reasons
why this 10% target cannot be achieved; b) seek opportunities, through policies
and decisions, to support small sites to come forward for community-led



27.

28.

29.

30.

31.

development for housing and self-build and custom-build housing; c) use tools
such as area-wide design assessments, permission in principle and Local
Development Orders to help bring small and medium sized sites forward; d)
support the development of windfall sites through their policies and decisions —
giving great weight to the benefits of using suitable sites within existing
settlements for homes; and e) work with developers to encourage the sub-
division of large sites where this could help to speed up the delivery of homes.

Chapter 6 of the NPPF seeks to build a strong and competitive economy.
Paragraph 85 states that decisions should help create the conditions in which
businesses can invest, expand and adapt. Significant weight should be places
on the need to support economic growth and productivity, considering both local
business needs and wider opportunities for development. The approach taken
should allow each area to build on its strengths, counter any weaknesses and
address challenges for the future. This is particularly important where Britain
can be a global leader in driving innovation, and in areas with high levels of
productivity, which should be able to capitalise on their performance potential.

Chapter 8 of the NPPF seeks to promote healthy, inclusive and safe places.
Paragraph 96 states that planning decisions should aim to achieve healthy,
inclusive and safe places which promote social interaction, are safe and
accessible and enable and support healthy lifestyles. Paragraph 98 states that
planning decisions should provide the social, recreational and cultural facilities
and services the community needs.

Chapter 9 of the NPPF seeks to promote sustainable transport. Paragraph 110
states that significant development should be focused on locations which are
or can be made sustainable, through limiting the need to travel and offering a
genuine choice of transport modes. This can help reduce congestion and
emissions and improve air quality and public health.

Paragraph 117 states that applications for development should give priority first
to pedestrian and cycle movements and second to facilitating access to high
quality public transport; it should address the needs to the people with
disabilities and reduced mobility in relation to all modes of transport; it should
create places that are safe, secure, attractive and which minimise the scope for
conflicts between pedestrian, cyclists and vehicles; it should allow for the
efficient delivery of goods and access by service and emergency vehicles; and
be designed to enable charging of plug-in and other ultra-low emission vehicles
in safe, accessible and convenient locations.

Chapter 11 of the NPPF seeks to make effective use of the land. Paragraph
124 advises that planning policies and decisions should promote an effective
use of land in meeting the need for homes and other uses, while safeguarding
and improving the environment and ensuring safe and healthy living conditions.
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Paragraph 125 states that planning policies and decisions should: (a)
encourage multiple benefits from both urban and rural land, including through
mixed use schemes and taking opportunities to achieve net environmental
gains — such as developments that would enable new habitat creation or
improve public access to the countryside; (b) recognise that some undeveloped
land can perform many functions, such as for wildlife, recreation, flood risk
mitigation, cooling/shading, carbon storage or food production; (c) give
substantial weight to the value of using suitable brownfield land within
settlements for homes and other identified needs, proposals for which should
be approved unless substantial harm would be caused, and support appropriate
opportunities to remediate despoiled, degraded, derelict, contaminated or
unstable land; (d) promote and support the development of under-utilised land
and buildings, especially if this would help to meet identified needs for housing
where land supply is constrained and available sites could be used more
effectively (for example converting space above shops, and building on or
above service yards, car parks, lock-ups and railway infrastructure); and (e)
support opportunities to use the airspace above existing residential and
commercial premises for new homes. In particular, they should allow upward
extensions — including mansard roofs — where the development would be
consistent with the prevailing form of neighbouring properties and the overall
street scene, is well- designed (including complying with any local design
policies and standards), and can maintain safe access and egress for
occupiers. A condition of simultaneous development should not be imposed on
an application for multiple upward extensions unless there is an exceptional
justification.

Paragraph 126 states that local planning authorities, and other plan-making
bodies, should take a proactive role in identifying and helping to bring forward
land that may be suitable for meeting development needs, including suitable
sites on brownfield registers or held in public ownership, using the full range of
powers available to them. This should include identifying opportunities to
facilitate land assembly, supported where necessary by compulsory purchase
powers, where this can help to bring more land forward for meeting
development needs and/or secure better development outcomes.

Paragraph 127 states that planning policies and decisions need to reflect
changes in the demand for land. They should be informed by regular reviews
of both the land allocated for development in plans, and of land availability.
Where the local planning authority considers there to be no reasonable
prospect of an application coming forward for the use allocated in a plan: (a) it
should, as part of plan updates, reallocate the land for a more deliverable use
that can help to address identified needs (or, if appropriate, deallocate a site
which is undeveloped); and (b) in the interim, prior to updating the plan,
applications for alternative uses on the land should be supported, where the
proposed use would contribute to meeting an unmet need for development in
the area.
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Paragraph 128 states that Local planning authorities should also take a positive
approach to applications for alternative uses of land which is currently
developed but not allocated for a specific purpose in plans, where this would
help to meet identified development needs. In particular, they should support
proposals to: (a) use retail and employment land for homes in areas of high
housing demand, provided this would not undermine key economic sectors or
sites or the vitality and viability of town centres, and would be compatible with
other policies in this Framework; and (b) make more effective use of sites that
provide community services such as schools and hospitals, provided this
maintains or improves the quality of service provision and access to open
space.

Paragraph 129 states that planning policies and decisions should support
development that makes efficient use of land, taking into account: (a) the
identified need for different types of housing and other forms of development,
and the availability of land suitable for accommodating it; (b) local market
conditions and viability; (c) the availability and capacity of infrastructure and
services — both existing and proposed — as well as their potential for further
improvement and the scope to promote sustainable travel modes that limit
future car use; (d) the desirability of maintaining an area’s prevailing character
and setting (including residential gardens), or of promoting regeneration and
change; and (e) the importance of securing well-designed, attractive and
healthy places.

Paragraph 130 states Area-based character assessments, design guides and
codes and masterplans can be used to help ensure that land is used efficiently
while also creating beautiful and sustainable places. Where there is an existing
or anticipated shortage of land for meeting identified housing needs, it is
especially important that planning policies and decisions avoid homes being
built at low densities, and ensure that developments make optimal use of the
potential of each site. In these circumstances: (a) plans should contain policies
to optimise the use of land in their area and meet as much of the identified need
for housing as possible. This will be tested robustly at examination, and should
include the use of minimum density standards for city and town centres and
other locations that are well served by public transport. These standards should
seek a significant uplift in the average density of residential development within
these areas, unless it can be shown that there are strong reasons why this
would be inappropriate; (b) the use of minimum density standards should also
be considered for other parts of the plan area. It may be appropriate to set out
a range of densities that reflect the accessibility and potential of different areas,
rather than one broad density range; and (c) local planning authorities should
refuse applications which they consider fail to make efficient use of land, taking
into account the policies in this Framework. In this context, when considering
applications for housing, authorities should take a flexible approach in applying
policies or guidance relating to daylight and sunlight, where they would
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otherwise inhibit making efficient use of a site (as long as the resulting scheme
would provide acceptable living standards).

Chapter 12 of the NPPF seeks to achieve well designed places. Paragraph 131
advises that the creation of high quality, beautiful and sustainable buildings and
places is fundamental to what the planning and development process should
achieve. Good design is a key aspect of sustainable development, create better
places in which to live and work and helps make development acceptable to
communities.

Paragraph 135 sets out how good design should be achieved including
ensuring developments function well and add to the overall quality of the area,
not just for the short term but over the lifetime of the development, are visually
attractive as a result of good architecture, layout and appropriate and effective
landscaping, are sympathetic to local character and history, including the
surrounding built environment and landscape setting, while not preventing or
discouraging appropriate innovation or change (such as increased densities),
establish or maintain a strong sense of place, using the arrangement of streets,
spaces, building types and materials to create attractive, welcoming and
distinctive places to live, work and visit; optimise the potential of the site to
accommodate and sustain an appropriate amount and mix of development
(including green and other public space) and create places that are safe,
inclusive and accessible and which promote health and wellbeing and where
crime and disorder, and the fear of crime, do not undermine the quality of life or
community cohesion and resilience.

Paragraph 136 of the NPPF states that trees make an important contribution to
the character and quality of urban environments and can also help mitigate and
adapt to climate change. Planning policies and decisions should ensure that
new streets are tree-lined, that opportunities are taken to incorporate trees
elsewhere in developments (such as parks and community orchards), that
appropriate measures are in place to secure the long-term maintenance of
newly planted trees, and that existing trees are retained wherever possible.

Chapter 15 of the NPPF seeks to conserve and enhance the natural
environment. Paragraph 187 of the NPPF advises that planning policies and
decisions should contribute to and enhance the natural and local environment
by, amongst other things, minimising impacts on and providing net gains for
biodiversity, including by establishing coherent ecological networks that are
more resilient to current and future pressures. It is also stated that development
should, wherever possible, help to improve local environmental conditions such
as air and water quality.

Chapter 16 of the NPPF relates to conserving and enhancing the historic
environment. Paragraph 208 of the NPPF advises that Local Planning
Authorities should identify and assess the particular significance of any heritage
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asset that may be affected by a proposal (including by development affecting
the setting of a heritage asset) taking account of the available evidence and
any necessary expertise. They should take this into account when considering
the impact of a proposal on a heritage asset, to avoid or minimise any conflict
between the heritage asset’s conservation and any aspect of the proposal.

Paragraph 210 of the NPPF advises, in determining applications, local planning
authorities should take account of: a) the desirability of sustaining and
enhancing the significance of heritage assets and putting them to viable uses
consistent with their conservation; b) the positive contribution that conservation
of heritage assets can make to sustainable communities including their
economic vitality; and c) the desirability of new development making a positive
contribution to local character and distinctiveness.

Paragraph 212 of the NPPF advises that, when considering the impact of a
proposed development on the significance of a designated heritage asset, great
weight should be given to the asset’s conservation (and the more important the
asset, the greater the weight should be). This is irrespective of whether any
potential harm amounts to substantial harm, total loss or less than substantial
harm to its significance.

Paragraph 213 states that any harm to, or loss of, the significance of a
designated heritage asset (from its alteration or destruction, or from
development within its setting), should require clear and convincing justification.
Substantial harm to or loss of: a) grade Il listed buildings, or grade |l registered
parks or gardens, should be exceptional; b) assets of the highest significance,
notably scheduled monuments, protected wreck sites, registered battlefields,
grade | and II* listed buildings, grade | and II* registered parks and gardens,
and World Heritage Sites, should be wholly exceptional.

Paragraph 215 of the NPPF states that, 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, where appropriate, securing its optimum viable use.

Paragraph 216 of the NPPF states that the effect of an application on the
significance of a non-designated heritage asset should be taken into account in
determining the application. In weighing applications that directly or indirectly
affect non-designated heritage assets, a balanced judgement will be required
having regard to the scale of any harm or loss and the significance of the
heritage asset.

Statutory Duties and Considerations

The Corporation, in determining the application has the following main statutory
duties to perform:
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e To have regard to the provisions of the development plan, so far as
material to application(s) and to any other material considerations
(Section 70(2) Town and Country Planning Act 1990); and

e To determine the application in accordance with the development plan
unless material considerations indicate otherwise. (Section 38(6) of the
Planning and Compulsory Purchase Act 2004).

In considering whether to grant permission in principle 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 possessed. (Section 66 (1) Planning (Listed Building
and Conservation Areas) Act 1990).

In exercising planning functions with respect to buildings or land in a
conservation area, there is a statutory duty to pay special attention to the
desirability of preserving or enhancing the character or appearance of that area.
(Section 72(1) Planning (Listed Buildings and Conservation Areas) Act 1990).

In determining the applications, consideration has to be taken of the documents
accompanying the application, the updated information, the consultation
responses, the development plan, and other material considerations including
SPGs, SPDs and emerging policy.

It is necessary to assess all the policies and proposals in the plan and come to
a view as to whether in light of the plan as a whole the proposal does or does
not accord with it.

The principal issues in considering this application are:

a) The principle of development, the scope of which is location, land use and
amount of development; and

b) Duties under the Public Sector Duty (section 149 of the Equality Act 2010)
and The Human Rights Act 1998.

Principle of Development

As per paragraph 001 of the Planning Practice Guidance on permission in
principle (Reference ID: 58-001-20180615), the permission in principle consent
route is an alternative way of obtaining planning permission for housing-led
development which separates the consideration of matters of principle for
proposed development from the technical detail of the development. The
permission in principle consent route has 2 stages: the first stage (or permission
in principle stage) establishes whether a site is suitable in-principle and the
second (‘technical details consent’) stage is when the detailed development
proposals are assessed.
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The relevant matters which pertain to the principle of development (Stage 1) in
this instance comprise land use, location and amount of development.

Land Use

Loss of Open Space

The Local Plan 2015 defines (glossary) ‘Open Space’ as:

‘Land which is not built on and which has some amenity value or potential for
amenity value. Amenity value is derived from the visual, recreational or other
enjoyment which the open space can provide, such as historic and cultural
interest and value. This includes open spaces in public or private ownership’.

While the application site itself is not designated as Statutory Open Space,
Officers consider that the combination of significant mature vegetation, historic
interest and pedestrian enjoyment provides a level of amenity value that would
lend itself to the above definition. The site is also owned by the City and has
unrestricted public access. As such, the application site would be considered
‘Open Space’ as defined by the Local Plan glossary and thus subject to the
relevant policies.

Policy GG2 of The London Plan 2021 states that, in order to create successful
sustainable mixed-use places that make the best use of land, those involved in
planning and development must:

A) enable the development of brownfield land, particularly in Opportunity Areas,
on surplus public sector land, and sites within and on the edge of town centres,
as well as utilising small sites

B) prioritise sites which are well-connected by existing or planned public
transport

C) proactively explore the potential to intensify the use of land to support
additional homes and workspaces, promoting higher density development,
particularly in locations that are well-connected to jobs, services, infrastructure
and amenities by public transport, walking and cycling

D) applying a design—led approach to determine the optimum development
capacity of sites

E) understand what is valued about existing places and use this as a catalyst
for growth, renewal, and place-making, strengthening London’s distinct and
varied character

F) protect and enhance London’s open spaces, including the Green Belt,
Metropolitan Open Land, designated nature conservation sites and local
spaces, and promote the creation of new green infrastructure and urban
greening, including aiming to secure net biodiversity gains where possible

G) plan for good local walking, cycling and public transport connections to
support a strategic target of 80 per cent of all journeys using sustainable travel,
enabling car-free lifestyles that allow an efficient use of land, as well as using
new and enhanced public transport links to unlock growth
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H) maximise opportunities to use infrastructure assets for more than one
purpose, to make the best use of land and support efficient maintenance

With regard to subparagraph A above, the site is in the City’s ownership. In June
2025, the Housing Sub-Committee recommended the site should not be
declared surplus to housing requirements by the Community and Children’s
Services Committee. On 17 September, the application went to the to the
Community and Children’s Services Committee with the recommendation to
reject the application to declare this parcel of land surplus for housing purposes,
which the committee voted to reject in line with the officer recommendation.

Policy G4 of The London Plan states that development proposals should not
result in the loss of protected open space and, where possible, create areas of
publicly accessible open space, particularly in areas of deficiency.

Core Strategic Policy CS19 of the adopted Local Plan 2015 seeks to encourage
healthy lifestyles for all the City’s communities through improved access to
open space and facilities, increasing the amount and quality of open spaces
and green infrastructure, while enhancing biodiversity, by seeking to maintain a
ratio of at least 0.06 hectares of high quality, publicly accessible open space
per 1,000 weekday daytime population protecting existing open space,
particularly that of historic interest, or ensuring that it is replaced on
redevelopment by space of equal or improved quantity and quality on or near
the site.

In addition, Strategic Policy S14 of the emerging City Plan states that the City
Corporation will work in partnership with developers, landowners, the churches
and other agencies to promote a greener City by protecting existing open and
green space.

Policy DM16.2 of the Local Plan 2015 states the loss of a pedestrian route will
normally only be permitted where an alternative public pedestrian route of at
least an equivalent standard is provided having regard to the extent to which
the route provides for current and all reasonably foreseeable future demands
placed upon it, including at peak periods and the shortest practicable routes
between relevant points. Routes of historic importance should be safeguarded
as part of the City’s characteristic pattern of lanes, alleys and courts, including
the route’s historic alignment and width. The replacement of a route over which
pedestrians have rights, with one to which the public have access only with
permission will not normally be acceptable.

Furthermore, Policy OS1 of the emerging City Plan 2040 states that the
quantity, quality and accessibility of public open space will be maintained and
improved. Existing open space will be protected and enhanced. Any loss of
existing open space should be wholly exceptional, and it must be replaced on
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redevelopment by open space of equal or improved quantity and quality on or
near the site. The loss of historic open spaces will be resisted.

As is noted in the comments from Historic England, the piece of land which
comprises the site is surrounded by bollards and paved in concrete slabs, which
is a consistent materiality found throughout open spaces within the Golden
Lane Estate. It is also noted in these comments that the Chamberlin Powell and
Bon shadow diagram illustrates how they planned the layout of the buildings of
the Golden Lane Estate so that undue overshadowing between blocks was
avoided, with the space to the north of Hatfield House demonstrated to be
largely covered in shadow and would therefore have been deemed unsuitable
for residential building during the design of the estate.

It is therefore evident that the site was constructed as open space as part of the
original development of the Golden Lane Estate, and, although not itself part of
the Golden Lane Registered Park and Garden designated by Historic England,
or the Conservation Area, it possesses a degree of historic interest as it was
constructed as part of the listed building and conservation area immediately
adjacent.

It has been mentioned in several of the representations received that this area
of open space is used for school pickups, a fire assembly point, cycle storage,
and emergency service access. It is considered that these uses are incidental
to the provision of this area of land as publicly accessible open space and
serves as evidence as to why the loss of this area of open space would be
harmful.

The site is a designated footway and permissive path and forms an established
access route for local residents, including in relation to the two existing on-street
Blue Badge parking bays. The loss of this area of footway and permissive path
would require pedestrians to navigate the full perimeter of the site to access the
underground car park or lower levels of Hatfield House, which can currently be
accessed directly by crossing over the site and down the access road ramp or
down the stairs to the southeastern corner of the site.

The proposed development seeks to provide residential development on a site
that for the above reasons is considered as ‘open space’. While the details of
the development are not provided (albeit not required) the very provision of a
structure(s) in this area would be contrary to the general requirements of policy
which seeks to maintain and promote open spaces within the City. Furthermore,
the principle of the loss of a public pedestrian route would be contrary to policy
as no specific pedestrian route of at least an equivalent standard has been
provided.

Thus, the proposed development of this open space for the purpose of erecting
a private dwelling is contrary to Policy G4 of The London Plan 2021, Policy
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CS19 and DM16.2 of the Local Plan 2015, and emerging policies S14 and OS1
of the emerging City Plan 2040.

Parking

Policy DM16.5 of the Local Plan 2015 states that developments in the City
should be car-free except for designated Blue Badge spaces. Where other car
parking is exceptionally provided it must not exceed London Plan’s standards.
As per London Plan Policy T6.1, the maximum car parking standard for the City
of London is for entirely car free development.

Policy VT3 of the emerging City Plan 2040 states that development in the City
should be car-free except for designated Blue Badge spaces. Where other car
parking (including motorcycle parking) is exceptionally provided it must not
exceed London Plan standards.

The applicant has stated in their description of development that the proposed
development would include the provision of a single storey garage. It has
been alluded to in the applicant's own representation made on the application
that the garage may in future be used as a parking space for a disabled user.
However, it has not been clearly stated in the applicant's description of
development or otherwise on their application form that the proposed garage
would constitute Blue Badge parking.

As per paragraph 020 of the Planning Practice Guidance on Permission in
Principle (Reference ID: 58-020-20180615), it is not possible for conditions to
be attached to a grant of permission in principle and its terms may only
include the site location, the type of development and amount of
development. This means there would be no means of securing any garage
proposed as Blue Badge parking only.

Thus, the proposed development does not comply with the London Plan’s car-
free policy, contrary to Policy T6.1 of The London Plan 2021, Policy DM16.5 of
the Local Plan 2015 and Policy VT3 of the emerging City Plan 2040 and is
therefore objectionable in principle for these reasons.

Location and Amount of Development

Provision of a Single Storey Dwelling

Policy GG4 of The London Plan 2021 states that, in order to create a housing
market that works better for all Londoners, those involved in planning and
development must:

A) ensure that more homes are delivered
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B) support the delivery of the strategic target of 50 per cent of all new homes
being genuinely affordable

C) create mixed and inclusive communities, with good quality homes that meet
high standards of design and provide for identified needs, including for
specialist housing

D) identify and allocate a range of sites to deliver housing locally, supporting
skilled precision-manufacturing that can increase the rate of building, and
planning for all necessary supporting infrastructure from the outset

E) establish ambitious and achievable build-out rates at the planning stage,
incentivising build-out milestones to help ensure that homes are built quickly
and to reduce the likelihood of permissions being sought to sell land on at a
higher value.

Policy H2 (A) of the London Plan 2021 states that boroughs should pro-actively
support well-designed new homes on small sites (below 0.25 hectares in size)
through both planning decisions and plan-making in order to:

1) significantly increase the contribution of small sites to meeting London’s
housing needs

2) diversify the sources, locations, type and mix of housing supply

3) support small and medium-sized housebuilders

4) support those wishing to bring forward custom, self-build and community led
housing

5) achieve the minimum targets for small sites set out in Table 4.2 as a
component of the overall housing targets set out in Table 4.1.

In addition, London Plan Policy H2(B) states that Boroughs should:

1) recognise in their Development Plans that local character evolves over time
and will need to change in appropriate locations to accommodate additional
housing on small sites

2) where appropriate, prepare site-specific briefs, masterplans and housing
design codes for small sites

3) identify and allocate appropriate small sites for residential development

4) list these small sites on their brownfield registers

5) grant permission in principle on specific sites or prepare local development
orders.

The application site has an area of 0.0321 hectares and would therefore
constitute a small site.

Core Strategic Policy CS21 of the Local Plan requires the City to protect
existing housing and amenity and provide additional housing in the City,
concentrated in or near identified residential areas, to meet the City’s needs,
securing suitable, accessible and affordable housing and supported housing,
by exceeding the London Plan’s minimum annual requirement of 110 additional
residential units in the City up to 2026:
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i. guiding new housing development to and near identified residential
areas;
ii. protecting existing housing;
iii. refusing new housing where it would prejudice the primary business
function of the City or be contrary to Policy DM 1.1;
iv.  exceptionally, allowing the loss of isolated residential units where there
is a poor level of amenity.

In addition, Policy S3 of the emerging City Plan 2024 states that the City
Corporation will protect existing housing and amenity and encourage additional
housing concentrated in or near the identified residential areas to meet the
City’s needs by making provision for a minimum of 1,706 net additional
dwellings between 2025/26 and 2039/40 encouraging new housing
development on appropriate sites in or near identified residential areas.

As is demonstrated in the City’s ‘LD28 Housing Delivery and Trajectory Note’
from April 2025, the City’s delivery, against the London Plan target of 1460 over
the ten years from 2019/20 to 2028/29, it is anticipated that completions will
provide 2116 new housing units (equivalent, using the GLA ratios for non-self-
contained accommodation at paragraph 4.1.9 of the London Plan). Additionally,
the City Corporation has already delivered 1056 housing units against the 1460
target. It is anticipated that this ten-year target will be met in 2027/28, one year
in advance.

The 2023 Housing Delivery Test results showed 206% delivery over the
previous three years (2020/1 to 2022/23). Taking the City Corporation’s latest
data for these years this would rise to 232% (731 units delivered against the
requirement of 315) therefore no sanctions are required. In relation to a five-
year housing land supply the target would include four years at 146 and one
year at 102, totalling 686. Expected completions will deliver 1060 equivalent
housing units, therefore no buffers are required. It should be noted that due to
the NPPF requirements, no windfall assumption has been added for year 5
however it is anticipated that delivery will come through in year five, including
potential capacity from schemes currently at pre-application stage.

In addition, the City has demonstrated its ability to meet its target for small sites,
as is demonstrated in the London Strategic Housing Land Availability
Assessment 2017. This shows at 74 per annum, calculates to 740 over a 10-
year period from 2019/20 to 2028/29.

Policy DM21.1 states that new housing should be located on suitable sites in
or near identified residential areas. Within these areas a mix of appropriate
residential and commercial uses will be permitted. New housing will only be
permitted where development would not:

e prejudice the primary business function of the City;
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e be contrary to policy DM 1.1;

e inhibit the development potential or business activity in neighbouring
commercial buildings and sites; and

e result in poor residential amenity within existing and proposed
development, including excessive noise or disturbance.

Policy HS1 of the emerging City Plan 2040 states that new housing will be
encouraged on suitable sites in or near identified residential areas. Within these
areas a mix of residential, commercial, community, cultural and other uses will
be permitted. New housing must not:

a. Prejudice the primary business function of the City. Where proposed
development would result in the loss of office floorspace it must meet the
requirements of Policy OF2;

b. Inhibit the development potential or business activity in neighbouring
commercial buildings and sites; or

c. Result in poor residential amenity within existing and proposed development,
including excessive noise or disturbance.

The proposed dwelling would be located adjacent to an identified residential
area being directly north of the Golden Lane Estate to the south. It is not
considered that the proposal would prejudice the primary business function of
the city or inhibit the development potential or business activity in neighbouring
commercial buildings or sites. However, given the immediate proximity of the
site to the residential units in Hatfield House, the proposed development of a
single storey dwelling on this site would result in poor residential amenity to
these existing dwellings and to the proposed dwelling, as is explained in the
following paragraphs.

Although there are no details of the design at this stage of the permission in
principle process, it is a matter of fact that the visual intrusion created through
the erection of a one storey dwelling and detached garage with garden on the
site would be considerably more than the existing situation of an area of open
space. The presence of an area of open space, publicly accessible or
otherwise, is a far better amenity buffer than a single storey dwelling house and
garage with gardens in this location. Thus, the proposed development would
be inherently harmful to amenity.

In addition, as is mentioned in the comments from Historic England, in the
Chamberlin Powell and Bon shadow diagram, illustrating how they planned the
layout of the buildings so that undue overshadowing between blocks was
avoided, the space to the north of Hatfield House is demonstrated to be largely
covered in shadow and would therefore have been deemed unsuitable for
residential building during the design of the estate. This is reflective of the
existing situation, where the site is bordered to the south/southeast by the six
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storey Hatfield House and its residential balconies, and is covered by the
canopies of the large mature trees.

Thus, it is evident that the site would be overshadowed by the substantially
taller building and trees, and overlooked by the immediate proximity of the
residential balconies, which would result in poor levels of amenity to the
proposed dwelling on the application site.

It is not evident that these matters could be overcome at the detailed design
stage, owing to the location of the site being in such close proximity to the six-
storey Hatfield House and its residential balconies to the south/southeast, and
the presence of the trees which are to be retained. Whilst it is not uncommon
for commercial developments within the city to be located in close proximity to
one another, the amenity considerations in these instances are far less
pertinent than for that of a residential dwelling.

Thus, for these reasons, due to the poor levels of amenity to the proposed site,
and the amenity impact on the existing adjacent residential dwellings caused
by the erection of a single storey dwelling and garage on the current area of
open space, the site is not considered to be a suitable site and therefore fails
to meet Policies CS21 and DM21.1 of the Local Plan 2015 and Policies S3 and
HS1 of the emerging City Plan 2040.

Design, Heritage and Public Realm

Introduction

The land on which the house is proposed forms part of the Golden Lane Estate.
The site is bounded by Baltic Street West to the north and by Grade Il Listed
Hatfield House, a six-storey residential block, to the south. It is a narrow,
triangular plot, paved in concrete and enclosed by bollards, with a ramp at the
southern end providing access to an underground service road.

The site contains two mature London Plane trees, whose expansive canopies
provide a green presence and whose root systems extend beneath the entire
area. The local character is shaped by 4-6 storey blocks arranged around the
triangular layout of Baltic Street West, Hatfield House, and the City of London
Primary Academy, with strong geometric building lines, characteristic of the
Golden Lane Estate, with the application site at the centre.

The Golden Lane Estate was designed as a unified post-war housing scheme,
combining buildings, courts, and landscaped spaces into an integrated
masterplan. The application site sits at the edge of this composition and was
built as part of the development of the Estate, as existing, it contributes to the
Estate’s characteristic relationship between architecture and communal
gardens, as set out in the Conservation Area SPD and the Listed Building
Management Guidelines.
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Design and Public Realm

The scope of the considerations for permission in principle is limited to
location, land use and the amount of development permitted. The application
does not include details of the intended layout or design of the proposed
dwelling and no such details are required with an application for permission in
principle, however, reasonable assumptions have been made about a
development that is likely to come forward in order to assess the sites
appropriateness, particularly in relation to the amount of development:

e The proposal is for a 1 storey residential dwelling, as stated in the
description of development, which if designed in accordance with the
Technical Housing Standards, a nationally described space standard
for residential development, would have to be a minimum of 37sgm
(Gross Internal Area) for a 1 bed 1 person dwelling, it would need to be
50sgm if it is a 1 bed 2 person dwelling. It may be larger.

e A garage would likely be approximately 18sgm and the garden would
likely be a minimum of S5sgm.

e The site is constrained, it is triangular in shape and the existing trees
are positioned in the centre of the space, the description of
development states the existing trees would be retained. The plot is
small, and given its triangular shape placement of the trees, which
divide the space into 3, it is difficult to see how the westernmost part of
the space could be used for a house, leaving the central space
between the trees, or the space to the east of the trees. The amount of
space left either side for a residential dwelling, garage and garden is
limited, and the proposals would likely take up almost all of the space
available.

e For context, the maximum width of the site is approximately just over
10m.

It is likely the dwelling would occupy a substantial portion of the site,
disrupting the relationship between the Golden Lane Estate, the existing open
space and Baltic Street West, the development could potentially sit just over
5m from the lower ground floor windows of Hatfield House.

The site was built as part of the Golden Lane Estate’s original masterplan.
The Estate’s landscape and buildings were conceived as a unified
composition, with the buildings arranged in a pattern of hard and rectilinear
geometry, with public spaces at the centre of or wrapped around the periphery
of each building. The public realm was designed as an open forecourt and
communal garden which combined with the basements beneath Hatfield
House and residential blocks create an urban landscape of varying levels,
contributing to the Estate’s distinctive spatial character (Golden Lane
Conservation Area SPD).
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Baltic Street West, around the application site, is characterised by 4-6 storey
buildings, including Hatfield House of the Golden Lane Estate and the City of
London Primary Academy, the proposal would be 1 storey, positioned closer
to Baltic Street West than Hatfield House. It is likely that the proposals would
negatively affect the composition of the street scene and would not form a
positive relationship to the layout of buildings, building lines or building
heights, generally, it is likely that the residential development would not
appear contextual in terms of layout, form and scale. It is likely that
introducing a single storey dwelling here would appear incongruous with the
wider context of the area and impact the setting of the Grade Il Listed Hatfield
House, this is explained further in subsequent paragraphs. Furthermore, the
proposals would lead to a loss of open space and public realm, as outlined in
other sections of this report.

The site contains two mature London Plane trees, whose canopies and
extensive root systems are integral to the local green infrastructure, providing
habitat for wildlife, supporting biodiversity, and contributing to air quality and
the visual amenity of Baltic Street West. It is unclear how the development
would be set around these trees and avoid damage to them and safeguard
their root systems, although given the likely footprint of a 1 storey dwelling
and spatial constraints of the site, it is likely that the dwelling would encroach
on the permeable area around the tree roots.

In addition, it would likely appear cramped on its limited plot and would intrude
into the sense of space currently present.

Design and Public Realm Conclusion

The proposed dwelling would likely be visually incongruous with its
surroundings, intruding into the geometrically arranged buildings and open
space that defines the Golden Lane Estate and the setting of Hatfield House,
its design and materials are unclear at this stage, however, assessment of the
detailed design would take place at the subsequent technical stage if this
application was approved, and is not therefore assessed here.

It is also likely that the proposals would also remove a significant proportion of
the existing public realm and open space. It is likely there would be risk of
damage to mature trees which provide environmental and visual amenity
benefits.

The proposal would conflict with multiple planning policies. City of London
Local Plan 2015 Policy DM10.1 requires development to respond to local
context in terms of scale, form, materials, and building lines, ensuring it
contributes positively to the character of the area. It is likely the proposal
would not appropriately respond to local context; it would likely disrupt
building lines and not be coherent with the urban grain.



105. The proposals would also conflict with Local Plan 2015 Policy DM10.4 —
Environmental Enhancement - which encourages high-quality public realm
improvements that enhance the character, appearance, and functionality of
the City’s streets and spaces. It is likely the proposals would represent the
loss of public realm, specifically a space that forms a relationship with the
Golden Lane Estate and it is likely it would harm the existing trees.

106. The proposals would conflict with emerging City Plan 2040 Policy S8 that
prioritise buildings and spaces which have an appropriate scale, massing and
built form for their Character Areas and optimises pedestrian movement and
safe, attractive and permeable public spaces. It would also conflict with
emerging City Plan 2040 Policies DE2 and DE3, which collectively focus on
ensuring design quality and creating an exemplar, inclusive and accessible
public realm, for the reasons set out above.

107. The proposals would also conflict with London Plan 2021 Policies D3 and D8.
Policy D3 encourages delivering buildings and spaces that positively respond
to local distinctiveness through their orientation, scale and layout, with due
regard to existing and emerging street hierarchy, building types, forms and
proportions, the proposals would not satisfy the ‘form and layout’ and the
‘quality and character’ subsections of the policy.

Heritage

Introduction

108. The site is in close proximity to Hatfield House which is a Grade Il listed building,
the Golden Lane Estate Registered Park and Gardens (Grade Il), and the
Barbican and Golden Lane Conservation Area. The application site is not listed,
not within the Registered Park and Garden or within the Conservation Area, but
it forms part of the northern periphery and setting of these assets. This small
open space was built as part of the Golden Lane Estate, but the extent of these
designations only runs up to the site boundary to the south. Nearby the
application site to the southwest is Crescent House which also forms part of the
Golden Lane Estate, Crescent House is individually listed at Grade II*.

109. The estate was built in phases between 1953 and 1962, with the first residents
moving in during 1957. The public spaces including the landscaped courtyards,
play areas were integral parts of the original masterplan and were constructed
alongside the housing blocks during that period (1950s—early 1960s). The
spaces were delivered using a consistent palette of materials and a unified
design language including bollards, concrete paving, exposed aggregate
finishes, brick edging, and brushed stainless-steel details that echoed the
prevailing modernist aesthetic and robust materiality of the Golden Lane Estate
as a whole. The existing site follows this aesthetic.
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It is reasonable to conclude most of the plot would be occupied by the 1
storey dwelling, garage and gardens, and the development would significantly
alter most of the existing open space, representing a change the composition
of the of the street scene and urban grain as well as having an impact on the
setting of the designated heritage assets listed above, more detail on this
consideration has been outlined in the architecture and urban design section
above.

No supporting information to assess and evaluate the significance of heritage
assets and the degree of impact caused by the development has been
submitted, nor is it required to be as part of the validation requirements for the
permission in principle process at this stage. However, objections have been
received from residents, Historic England and Islington Council, objecting to the
proposals on design and heritage grounds.

It is necessary to assess the scheme based upon what is known about the
proposals from the description of development. Given the information provided,
the assessment below will be proportional and relevant to what is to be
assessed at this stage. If this permission is approved, there would need to be
subsequent applications where further assessment of the developments impact
on designated heritage assets would take place.

Impact on Significance and Setting of Listed Buildings

Hatfield House, Golden Lane Estate (Grade Il)

Hatfield House is a six-storey maisonette block, builtin (1958 — 1961), designed
by Chamberlain, Powell and Bon. It forms the northern boundary of the Golden
Lane Estate. The block plays an important role in acting as intermediary
between the earlier and later phases of the Estate. Hatfield House reflects the
design ideals of Le Corbusier and more widely the Golden Lane Estate lays the
foundation for many of the architectural concepts present in post-war housing.
This expresses itself on a macro-level through the meticulously planned
townscape and generous open landscape, the layout of the estate and the
urban design principles it follows, and on a micro-level through the architectural
design, detailing and layout of both the apartment blocks and the flats within
them. More widely, the estate is an ensemble: a piece of architecture, urban
design and townscape. The qualities of light, space, transparency, function and
communality run through the architecture, design and heritage significance of
the estate. Its significance is derived from architectural interest, historic interest
and survival.

Hatfield House is noted for its pink brick crosswall construction with pink mortar,
reinforced concrete floors and roof slabs, and concrete balconies. Hatfield
House is cladded with blue panels, some of opaque glass, that brings
coherence and continuity with the architectural language of the rest of the
Estate despite the diversity of buildings.
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The basement flats are noted for having their own gardens, with the garden
walls of pink brick continuing the lines of the main block. To the north of the
block, a brick and concrete ramp serve the underground car park and Crescent
House shops service road.

Setting

There are several aspects of setting relevant to this application that contribute
to the significance of Hatfield House. This includes the observer’s ability to
appreciate:

e The ‘masterplanned’ orthogonal layout of the Golden Lane Estate and
its positioning and layout both within the Golden Lane Estate and the
wider urban grain and street pattern;

e The buildings arrangement and relationship to the communal public
spaces within and around the estate; and

e The architectural design of each block and the apartments within them.

From the application site, to the north of Hatfield House, the Estate is
experienced in conjunction with the existing public space. The relationship of
the application site and Hatfield House is clearly intentional and reflects the
wider grain of Chamberlain Powell and Bon’s masterplan, particularly its
orthogonal arrangement and the spaces which are created around the
periphery. The application site frames Hatfield House with trees and openness.

The application site contains concrete pavers, bollards and ramps, which, while
inherently unremarkable and functional, are visually coherent with the rest
Golden Lane Estate, the space was built at a similar time to Hatfield House and
it reads as an extension of the Golden Lane Estate.

Impact

It is likely that the development would result in most of the open space being
occupied by the 1 storey dwelling, garage, and gardens, and this would likely
erode the ability to appreciate Hatfield House’s original placement within the
Golden Lane masterplan when viewed from the north.

It is likely that in constructing this dwelling here, the landscape materials and
features which are in tune with the Golden Lane Estate aesthetic would be lost,
namely the concrete pavers and bollards, whilst not listed, they are
characteristic of the wider aesthetic of the estate.

It is also likely that the proposal would also partially block views of the lower
facades of Hatfield House and reduce the viewers ability to appreciate its
architectural design.
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Historic England have objected to the proposals and have recommended that
they are refused or withdrawn, their objection regards the erosion of the
physical architectural dominance of Hatfield House and the Golden Lane
Estate, stating that the structure would clutter the foreground of Hatfield House,
causing less than substantial harm. Similarly, officers consider that less than
substantial harm to the significance of Hatfield House would likely be caused
by the proposals.

Collectively, it is likely these impacts on setting and therefore significance of
Hatfield House would result in a low level of less than substantial harm, drawing
conflict with City of London Local Plan 2015 Policies CS12 and DM12.1,
emerging City Plan 2040 Policies S11 and HE1, and London Plan 2021 Policy
HCA1.

Golden Lane Estate Registered Park and Garden (Grade Il)

The intensely urban landscape at Golden Lane Estate by Chamberlin, Powell
and Bon was designed and constructed between 1952 and 1962. Its
significance is derived from design interest, historic interest and survival. At
Golden Lane Estate, the spaces and the relationship between the blocks were
designed as strong simple forms which were central to the overall layout and
pattern of the Estate.

The external landscape was carefully designed by the architects around a
series of courts, each with its own distinctive character. Some are more formally
set out within defined boundaries of the residential blocks, using landscape
elements such as planting, hard surfacing and water to create amenity spaces.
In all the spaces, there is a coherence and reference to the limited palette of
materials and colours, monumental spaces contrasted with smaller human
scale elements and graphic aesthetic of the building elevations.

The design of the landscape at the Estate makes clever use of complex levels
previously on the site, to create a series of intimate courtyards linked by
pedestrian thoroughfares and features including pools, rotundas and roof
gardens. The design of the landscape was deliberately formal and the layout of
the blocks in the estate shapes the viewer's experience of a sequence of views
which narrow and widen as they move through the series of courts. The
landscape is set atop a podium, with steps, ramps and access to basement car
parks highlight this design, the podium landscape is partly built above a
underground car parks, this 3D arrangement of space represent the urban
planning and architectural ideas of the time, which sought to make urban living
attractive by providing high quality amenity space for residents, at a time when
cities were grappling with the proliferation of the car.
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Setting

From the application site, both the buildings and landscape of the estate are
experienced in conjunction with the existing public space, although it is not part
of the Registered Park and Gardens designation, the space reads as a
continuation of the Golden Lane masterplan. The application site contains
concrete pavers, bollards and ramps, which are visually coherent with the rest
Golden Lane Estate and the Registered Park and Gardens.

The existing car park ramp, which sits to the rear of the space outside the site
boundary, but within the Registered Park and Garden, is visible, although it is
unclear that the space was deliberately designed to be flat and open up views
of the ramp.

Impact

It is important to note that the application site was not included in the Registered
Park and Garden at the time of designation, and the strong implication of this
omission is that the application site was not at that time regarded as being an
essential component of the GLE designed landscape. However, as set out in
the section on Hatfield House, above, it clearly forms part of the original
northern periphery of the GLE, characteristics of which it reflects.

It is likely that the development proposal would result in most of the open space
being occupied by the 1 storey dwelling, garage, and garden. Because this
would likely blur the original design intent for and relationship between Hatfield
House and the application site, it would cause a slight erosion of the northern
periphery of the masterplan as a whole. The likely effect of this would be a slight
level of less than substantial harm to the significance, via setting, of the
Registered Park and Garden.

In this way, the proposal would cause conflict with City of London Local Plan
2015 Policies CS12 (4), DM12.1 and DM12.5, emerging City Plan 2040 Policies
S11 and HE1, and London Plan 2021 Policy HC1.

Barbican and Golden Lane Conservation Area

The significance of the Conservation Area is set out in the Barbican and Golden
Lane Estates Conservation Area Appraisal 2022. The area is characterised by
two distinct developments: Golden Lane Estate to the north and Barbican
Estate to the south. The characteristics which contribute to the Character and
Appearance of the Conservation Area are:
e Two estates which, together, provide a unique insight in the creative
processes of a seminal English architectural practice, Chamberlin,
Powell & Bon.
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e In scope and extent, the estates are important visual evidence of the
scale of devastation wrought by the WW2 'Blitz' bombing campaign of
1940-41.

e Seminal examples of ambitious post-war housing schemes
incorporating radical, modern ideas of architecture and spatial planning
reflecting the development of both Modernism and Brutalism

e Unprecedented and ingenious provision of open space and gardens
within central London within a masterplanned residential development

Impact

The proposals are located outside of the Conservation Area, and therefore the
impact assessment below relates to how the proposals would alter the setting
of the Conservation Area. The City of London Conservation Area Advisory
Committee (CAAC), have objected to the proposals, for the reason of the
proposals impact to the relationship between the existing buildings and the
existing the space itself. For the reasons given above in respect of Hatfield
House and the Registered Park and Garden, the proposals would likely cause
a slight level of harm to the significance, via setting, of the conservation area.

In this way, the proposal would likely cause conflict with City of London Local
Plan 2015 Policies CS12 and DM12.1, emerging City Plan 2040 Policies S11
and HE1, and London Plan 2021 Policy HC1.

Heritage Assets in other boroughs

Islington Council have objected to the scheme based on the impact to the
setting of the Hat and Feathers Conservation Area and to St Luke’s
Conservation Area. Islington have said this impact would be harmful, a view
that CoL officers disagree with for the reasons set out below.

St Luke’s Conservation Area (Islington)

The western extents of St Luke’s Conservation Area stretches across the north
of the site boundary and ends just to the west of the site. The buildings in the
Conservation Area across the street are 5 Sycamore Street, a recently
refurbished office building and 24-26 Baltic Street, both are fairly typical late
20™" century office buildings. Neither are mentioned in Islington’s St Luke’s
Conservation Area SPD as making a positive contribution to the character and
appearance of the conservation area.

Character and appearance

The St Luke’s Conservation Area Design Guide (2004), describes the character
of the conservation area as a mix of residential, commercial, institutional and
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residential uses. It is quite a broad designation, and includes a variety of historic
buildings, a variety both in age and original use.

To the north of the site, beyond the two modern buildings adjacent to the site
boundary, (5 Sycamore St and 24-26 Baltic Street that do not make a positive
contribution to the character and appearance of the conservation area) is a
collection of former industrial warehouses arranged in tight knit streets with a
fine urban grain.

Impact

It is likely the impact to the conservation area would be experienced when
looking away from it or along its southern boundary, past, or next to, two fairly
non-descript commercial office buildings which do not positively contribute to
its character and appearance.

Despite the Golden Lane Estate being located on the other side of Baltic
Street to St Luke’s, there is little relationship between the two conservation
areas, despite both being historic.

It is likely the proposal for a 1 storey dwelling would not harm the setting of
the conservation area, it is likely it would reduce the street width, but it is likely
this would not be to an extent that would be harmful to the conservation area’s
setting.

The conservation area SPD mentions the use of appropriate materials, which
is a level of detail that would be required at a subsequent stage from
permission in principle, which may be harmful, but would be assessed in
future if this permission in principle were approved and further details
submitted.

Hat and Feathers Conservation Area (Islington)

The southernmost extents of the Hat and Feathers Conservation Area is to the
west of the site.

Character and appearance

The Hat and Feathers Conservation Area Design Guide (2002), describes the
character of the conservation area as a mix of residential, commercial,
institutional and residential uses. Similar to St Luke’s, it is quite a broad
designation, and includes a variety of historic buildings, a variety both in age
and original use.

The buildings in the Conservation Area to the west of the site are a ¢.1950s
office building and a collection of commercial and formerly industrial buildings
arranged in a tight urban block, where they face the application site, they are
arranged around a small public space. Several buildings within the wider ‘block’
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are mentioned in the Hat and Feathers Conservation Area SPD as buildings
that should be retained, they are historic and contribute to the character and
appearance of the conservation area. They are sat in a tight knit streets with a
fine urban grain.

Impact

Again, a 1 storey residential building would be experienced when looking away
from the conservation area along its southern boundary, given the siting and
geometry of the conservation boundary. It is likely the dwelling would be in a
position that would appear visually detached from the conservation area, with
modern buildings positioned in between which would provide separation.

There is little historic relationship between the two conservation areas, their
character and appearance are not directly linked.

It is likely the proposals would not harm the setting of the conservation area,
its character, appearance and setting would lie be preserved by the proposals.
The conservation area SPD mentions the use of appropriate materials, which
is a level of detail that would be required at a subsequent stage from
permission in principle.

Heritage Conclusion

The proposals would likely cause a low level of less than substantial harm, via
setting, to the significance of Hatfield House, and slight levels of less than
substantial harm to the Golden Lane Estate Registered Park and Garden and
the Barbican and Golden Lane Conservation Area. The benefits and harms will
be considered as part of the paragraph 215 NPPF balancing exercise, and in
the final planning balance at the end of this report. Overall, in view of the
heritage harm identified the proposal would draw conflict with Local Plan 2015
Policies CS12, DM12.1 and DM12.5, draft City Plan 2040 policies S11 and HE1,
and London Plan HC1.

Special regard has been given to the desirability of preserving listed buildings,
their setting and any features of special architectural or historic interest which
they possess, under s.66 of the Planning (Listed Buildings and Conservation
Areas) Act 1990, as amended. Considerable importance and weight has been
attached to and special attention has been paid to the desirability of preserving
or enhancing the character or appearance of Barbican and Golden Lane
Conservation Area under s.72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990, as amended.

Impact on Trees

Policy G7 of the London Plan states that development proposals should ensure
that, wherever possible, existing trees of value are retained. In addition, Local
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Plan Policy CS19 states that, to encourage healthy lifestyles for all the City’s
communities through improved access to open space and facilities, increasing
the amount and quality of open spaces and green infrastructure, while
enhancing biodiversity, by protecting the amenity value of trees and retaining
and planting more trees wherever practicable.

Policy OS5 of the emerging City Plan 2040 states that the City Corporation will
seek to increase the number of trees and their overall canopy cover by:

1. Requiring the retention of existing mature and semi-mature trees and
encouraging additional tree planting to be integrated into the design and layout
of developments and public realm improvements where appropriate;

2. Protecting trees which are subject to Tree Preservation Orders (TPO) and
designating new TPOs where necessary to protect trees of high amenity value;

3. Other than in exceptional circumstances, only permitting the removal of
existing trees which are dead, dying or dangerous. Where trees are removed,
requiring their replacement with trees that can attain an equivalent value;

4. Ensuring that existing trees located on or adjacent to development sites are
considered during the planning process and are protected from damage during
construction works;

5. Promoting tree planting to provide a diverse range of tree species, including
large-canopy trees wherever practicable, especially in places that would
contribute to the green routes set out in Figure 18; and

6. Ensuring tree species are consistent with the Climate Action Strategy and
Biodiversity Action Plan (BAP), and promote habitats and forage for target
species, especially pollinators.

The site is a small area that already contains two very large mature London
plane trees and development of this type in such close proximity would not be
acceptable in arboricultural terms. These trees are very prominent in the street,
are of a very high amenity value and meet the criteria under BS5837 for
category A trees of high quality. These are defined by BS 5837:2012 as
category A, B and lesser category trees where these are considered by the local
planning authority to be of importance to amenity and biodiversity.

The applicant has stated that the trees will be retained. However, no evidence
or supporting arboricultural information has been provided to substantiate this
claim. The City’s Tree Officer has reviewed the application and does not
consider it possible for any structures to be built on the site without significant
encroachment and impacts on the root protection areas (RPAs) of these trees
which occupy almost the entirety of the proposed site area. This could lead to
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the damage or loss of the trees during construction, installation of utilities, and
likely lead to increased pressure post development for pruning to the trees for
reasons such as leaf fall and shading.

These two trees are of very high amenity value and the loss of, or damage to,
the trees would have an unacceptable impact on the setting of the Grade I
Listed Hatfield House, the Barbican and Golden Lane Estate Conservation Area
and the wider street scene, including the London Borough of Islington and its
designated heritage assets to the north.

Thus, without evidence to the contrary, the proposed development would have
an unacceptable impact upon these two trees, contrary to Policy G7 of the
London Plan 2021, Policy CS19 of the Local Plan 2015, and Policy OS5 of the
emerging City Plan 2040, and is therefore unacceptable in principle.

Highways Impact

Policy DM16.1 of the Local Plan 2015 states that development proposals that
are likely to have effects on transport must be accompanied by an assessment
of the transport implications during both construction and operation, in particular
addressing impacts on: road dangers; pedestrian environment and movement;
cycling infrastructure provision; public transport; and the street network.

Strategic Policy S9 of the emerging City Plan 2040 states that the City’s
transport infrastructure will be maintained and improved by minimising road
danger and congestion, and reducing vehicle emissions by:

a. Not providing any additional on-street car and motorcycle parking;

b. Identifying opportunities to use on-street parking reductions and restrictions
to discourage private vehicle use;

c. Designing and managing streets in accordance with the City of London street
hierarchy;

d. Minimising the impact of freight and servicing trips through such measures
as the provision of on-site servicing facilities, the timing of deliveries outside
peak hours, the adoption of area-wide solutions, freight consolidation and
promoting deliveries by foot or bicycle;

e. Facilitating essential traffic, including emergency service vehicles, buses,
freight and private transport for people with particular access needs, whilst
minimising the environmental impact of these modes;

f. Requiring the provision of infrastructure for alternative-fuel vehicles and zero
emissions vehicles, such as off-street vehicle charging points;

g. Using traffic management measures and street works permits to improve
journey time reliability on the City’s roads; and

h. Requiring developers to demonstrate, through Transport Assessments,
Construction Logistics Plans, Travel Plans, Cycling Promotion Plans and
Delivery and Servicing Plans, how the environmental impacts and road danger
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of travel and servicing will be minimised as a result of their development,
promoting best practice such as direct vision standards, and zero vison policies
to minimise danger of travel and servicing, including through the use of river
transport.

In addition, Strategic Policy S10 of the emerging City Plan 2040 states that the
City Corporation will work with partners to improve the quality and permeability
of the City’s streets and spaces in ways that enhance inclusion and
accessibility, put the needs of people walking and wheeling first when designing
and managing our streets, and enable more people to choose to cycle in the
City by improving conditions for safe, convenient, comfortable, inclusive and
accessible walking, wheeling and cycling, incorporating climate change
adaptation.

Baltic Lane West is adopted City of London highway and comprises a single-
carriageway cul-de-sac route, with pedestrian and cycle access only through to
Baltic Lane East. There are two on-street Blue Badge parking bays located on
south side of Baltic Street West to the north of the site. The western end of the
site abuts the existing ramped access (with barrier gate control) to the Golden
Lane Estate underground service road and car park. The site is also a
designated pedestrian footway and forms part of the pedestrian access route
to Hatfield House from Baltic Street West.

The City’s Transport Officers have raised concerns that the development could
have an adverse impact on existing access arrangements to Hatfield House.
They also raised concern that the proposal could adversely impact on
emergency access arrangements in relation to both Hatfield House and the
adjacent Primary Academy.

The City’s Transport Officers also raised concerns regarding the significant
pedestrian and cycle movements expected on Baltic Street West, given this
school presence and the impact of construction. However, construction logistics
is not a matter which constitutes the principle of development and would need
to be considered at the subsequent technical details stage were the application
to be granted approval.

In addition, there are a row of Sheffield Cycle Stands which are located on the
site. However, the replacement of these could be secured as part of the
technical details stage were the application to be granted approval.

By reason of the site's location abutting the car park vehicular access ramp,
and junction between this ramp and Baltic Street West in immediate proximity,
its designation as footway, it is considered very likely that the development of
this site for the purposes of a single storey dwelling, garage and gardens would
have an unacceptable impact with regard to road dangers, and the pedestrian
environment. This is because the development of this piece of land, which is
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currently open space, would likely have adverse impact upon sightlines and
visibility for vehicles entering the car park access ramp and for pedestrians
crossing the vehicle access ramp to access Hatfield House. The proposal would
represent a significant change in a tight location due to differing access
requirements given the residential and school context.

Thus, the proposed development would be contrary to Policy DM16.1 of the
Local Plan 2015 and emerging Policies S9 and S10 of the City Plan 2040.

Other Matters

Provision of Self-Build Housing

Policy H2 (A) of the London Plan 2021 states that boroughs should pro-actively
support well-designed new homes on small sites (below 0.25 hectares in size)
through both planning decisions and plan-making in order to support those
wishing to bring forward custom, self-build and community led housing. In
addition, Policy HS8 of the Emerging City Plan states that the City Corporation
will encourage the provision of self and custom build units within large
residential schemes.

Given that this is an application for self-build, regard has been given to the
register and ‘duty to grant permission’ as set out in the Custom and Self Build
Act 2015. The City is required to maintain a self-build and custom housebuilding
register under Section 1 of this Act and it must have regard to such register
(Section 2). Section 2A states that relevant authorities must give suitable
development permission to enough suitable serviced plots of land to meet the
demand for self-build and custom housebuilding in their area. Demand is
assessed with reference to the number of entries and those added on the
register during each base period (year starting 31 October).

The City have three years to permission ‘plots’ from the year in which any
individual has formally registered. This means that the demand identified by the
first entrants in 2016 should have been provided for by 30 October 2019.
Having reviewed all residential permissions over this period, there are none
which can be considered as new self-build on a plot, and therefore, as of 30
October 2019 the City had a backlog of 6, rising to a backlog of 16 (or 12
depending on the methodology used) as at 30 October 2024.

Although the demand for self-build housing has not been met within the City,
the application site is not considered to be a “suitable serviced plot” for this
purpose. This is for the reasons stated in this report including the loss of open
space, impact on urban grain and heritage, and highways impact. This is
reflective of the wider situation within the City of London, in which there are a
very limited number of vacant plots or undeveloped land, and the fact that the
primary function of this City is for business purposes.



170. As is stated in the supporting text for emerging Policy HS8, there are no large

171.

172.

173.

174.

175.

areas of unused land in the City of London that would provide an opportunity to
create serviced building plots. Furthermore, self-build and custom-build are
likely to involve lower density development, which would conflict with policies in
the Plan which seek to maximise housing supply. Given these constraints, the
City Corporation considers that the best prospect for bringing forward suitable
land will be in conjunction with large housing developments.

Nonetheless, it is considered that the proposed new dwelling would fail to meet
the requirements of Local Plan Policies CS21 and DM21.1. Furthermore, the
City has demonstrated its ability exceed its housing supply and small sites
target. Although the demand for self-build housing has not been met within the
City, the application site is not considered to be suitable for this purpose, and
furthermore, the benefit of the provision of one single self-build dwelling would
not outweigh the harm as otherwise identified in this report.

Assessment of Public Benefits and Paragraph 215 NPPF balancing
exercise

Under sections 66 and 72 of the Planning (Listed Buildings and Conservation
Areas) Act 1990, in considering whether to grant planning permission for,
development which affects a listed building or its setting, the City Corporation
shall have special regard to the desirability of preserving the building/s or
its/their settings or any features of special architectural or historic interest
which they possess, or, for development which affects a conservation area,
special attention should be paid by the City Corporation to the desirability of
preserving or enhancing the character and appearance of that area.

When considering the impact of a proposal on the significance of designated
heritage assets, decision makers are required to give great weight to their
conservation (and the more important the asset, the greater the weight should
be), and to be satisfied any harm is clearly and convincingly justified (NPPF
paragraphs 212 and 213).

The proposal would likely result in less than substantial harm to the
significance of Hatfield House and slight levels of harm to the Golden Lane
Estate Registered Park and Garden and Barbican and Golden Lane
Conservation Area.

Given that the proposal would likely result in less than substantial harm there
is a strong presumption against the grant of planning permission.
Notwithstanding, that presumption is capable of being rebutted via wider
public benefits. Paragraph 215 of the NPPF, which states ‘where a
development proposal will lead to less than substantial harm to the
significance of a designated heritage asset, this harm should be weighed
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against the public benefits of the proposal, including where appropriate,
securing its optimum viable use’.

Within the statutory process and under NPPF policy the decision-maker must
adopt a sensible approach to assessing likely harm to the significance of a
designated heritage asset and weighing that harm against the benefits. The
decision maker does not have to go about balancing harm against benefits in
a particular way.

The National Planning Practice Guidance states that “public benefits...could
be anything that delivers economic, social or environmental objectives as
described in the National Planning Policy Framework. Public benefits should
flow from the proposed development. They should be of a nature or scale to
be of benefit to the public at large and should not just be a private benefit.
However, benefits do not always have to be visible or accessible to the public
in order to be genuine public benefits”.

The provision of a single dwelling with garage and gardens would provide an
additional unit to the City’s housing stock and would also provide a plot for
self-build housing within the City. Given the fact this is only one single
dwelling, this would be an economic benefit of low weighting. However, it is
considered that the loss of public open space to facilitate the provision of a
single dwelling would negate any social benefit provided by said
dwellinghouse. Furthermore, the proposed loss of open space and potential
harm to the mature trees for the purposes of providing a single dwelling is not
considered to be of any measurable environmental benefit.

Thus, the only tangible public benefit of the proposal is considered to be the
economic benefit of the provision of a single dwelling to the City’s housing
stock and provision of a self-build housing unit.

In carrying out the paragraph 215 NPPF balancing exercise, considerable
importance must be given to the desirability of preserving listed buildings and
their settings, great weight is attached to the significance of these assets of
national importance. The proposals would likely result in a low level of less
than substantial harm to the significance of Hatfield House and slight levels of
harm to the Golden Lane Estate Registered Park and Garden and Barbican
and Golden Lane Conservation Area.

Officers consider that the small public benefit of a single self-build dwelling
house being provided, giving great weight to the likely heritage harm, would
fail to outweigh the heritage harm identified. On the basis there is no clear and
convincing justification for the harm identified, the presumption against
granting planning permission is applied and the outcome of the paragraph 215
NPPF heritage balance falls against the proposed development.
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Public Sector Equalities Duty

When considering proposed development, the Public Sector Equality Duty
requires the City of London Corporation to consider how the determination of
the application will affect people who are protected under the Equality Act
2010, including having due regard to the effects of the proposed development
and any potential disadvantages suffered by people because of their
protected characteristics.

Under the Act, a public authority must, in the exercise of its functions, have
due regard to the need to:

e Eliminate discrimination, harassment and victimisation and any other
conduct that is prohibited by or under this Act.

e Advance equality of opportunity between persons who share a relevant
protected characteristic and persons who do not share it.

e Foster good relations between persons who share a relevant protected
characteristic and persons who do not share it.

The relevant protected characteristics are age, disability, gender reassignment,
pregnancy and maternity, race, religion or belief, sex and sexual orientation.

Public authorities also need to have due regard to the need to eliminate
unlawful discrimination against someone because of their marriage or civil
partnership status.

It is the view of officers that a decision to refuse permission would not
disadvantage those who are protected under the Equality Act 2010. On the
contrary, it is considered that the loss of open space would reduce the amount
of open space in the vicinity for use by the general public, which includes people
of protected characteristics, especially children (age) given the sites close
proximity to the City of London Primary Academy and its use as an egress
space and waiting area for school pick-ups.

Human Rights Act 1998

It is unlawful for the City, as a public authority, to act in a way which is
incompatible with a Convention Right (being rights set out in the European
Convention on Human Rights (“ECHR”")).

It is the view of officers that there would be no infringement of the ECHR as a
result of this recommendation.

Conclusion



189. The proposal has been assessed in accordance with the relevant statutory
duties and having regard to the Development Plan and other relevant policies
and guidance, SPDs and SPGs and relevant advice including the NPPF, the
London Plan, the emerging City Plan 2040 and considering all other material
considerations.

190. When taking the development plan as a whole, the proposal is considered to
be contrary to the provisions of the Development Plan. As Local Planning
Authority the application must be determined in accordance with the
Development Plan unless material considerations indicate otherwise. Officers
do not consider that there are material considerations which would indicate that
the application should be determined other than in accordance with the
Development Plan. It is also considered that the small public benefit of an
additional dwelling for the City’s housing stock and a self-build housing plot
does not outweigh the harm as outlined in the body of this report.

191. As such, the proposal is recommended to be refused for the reasons as follows:

1. The proposed land use of the site as a private residential dwelling with a
parking garage would be unacceptable in principle as it would result in the
loss of public open space and would fail to be car free contrary to: Policies
G4 and T6.1 of The London Plan 2021; Policies CS19, DM16.2 and DM16.5
of the Local Plan 2015; and Policies S14, OS1 and VT3 of the emerging City
Plan 2040.

2. The proposed location and amount of development would be unacceptable
in principle as it would likely: have an unacceptable impact on the character
and appearance of the area by failing to respect the urban grain, layout,
scale and building lines of the existing street scene; cause less than
substantial harm to the Grade Il Listed Hatfield House and slight levels of
harm to the Golden Lane Estate Registered Park and Garden and Barbican
and Golden Lane Conservation Area which is not outweighed by the public
benefits of the proposals; have an unacceptable impact upon the health and
longevity of the two mature trees which occupy the site; have a
unacceptable impact with regard to road dangers and the pedestrian
environment; and result in poor residential amenity to the existing dwellings
on the lower floors of Hatfield House and to the proposed dwelling; contrary
to: Policies D3, G7 and HC1 of The London Plan 2021; Policies CS10,
CS12, CS19, CS21 DM10.1, DM12.1, DM12.5, DM16.1 and DM21.1 of the
Local Plan 2015; and Policies S3, S8, S9, S10, S11, DE2, DE3, HS1, OS5,
and HE1 of the emerging City Plan 2040.

Background Papers

Application Documents

Received 10" July 2025




e Completed Application Form, prepared by Mr lain Meek
e DWG 100B Rev B 22.12.2015

Internal Consultations

e Memo, City Gardens, 18 July 2025

e Email, Cleansing, 20 July 2025

e Email, Highways, 04 September 2025
e Email, Highways, 29 September 2025

External Consultations

e Email, Historic England — GLAAS, 24 July 2025

e Letter, Historic England, 01 August 2025

e Letter, CAAC, 04 August 2025

e Email, Golden Lane Residents Association, 11 August 2025
e Letter, Islington Borough Council, 19 August 2025

Representations

e Objection, David Butcher, 23 July 2025

e Objection, Roland Jeffrey, 28 July 2025

e Objection, Noreen Kay, 29 July 2025

e Objection, El Perry, 30 July 2025

e Objection, Alex Mosey, 31 July 2025

e Support, lain Meek, 03 August 2025

e Objection, NAME REDACTED, 04 August 2025
e Objection, Paul Drinkwater, 04 August 2025

e Objection, Sarah Batty-Smith, 04 August 2025
e Objection, Raymond Hamilton, 04 August 2025
e Obijection, Pablo Abellan, 05 August 2025

e Objection, Andrew Gault, 11 August 2025

e Obijection, N Deakin, 13 August 2025

e Clerkenwell Green (CA01), Charterhouse Square (CA09), Hat and Feathers
(CA26) Conservation Area Design Guidelines January 2002.

e St Luke’s (CA16) Conservation Area Design Guidelines February 2004

e London Strategic Housing Land Availability Assessment 2017

e City of London LD28 Housing Delivery and Trajectory Note

Appendix A
London Plan Polices:
e (GG2 Making the best use of land

e GG4 Delivering the homes Londoners need

e Policy SD5 Offices, other strategic functions and residential development in
the CAZ



Policy D1 London’s form, character and capacity for growth
Policy D3 Optimising site capacity through the design-led approach
Policy D8 Public realm

Policy D12 Fire safety

Policy H1 Increasing housing supply

Policy H2 Small sites

Policy HC1 Heritage conservation and growth

Policy G4 Open space

Policy G6 Biodiversity and access to nature

Policy G7 Trees and woodlands

Policy T1 Strategic approach to transport

Policy TS Cycling

Policy T6 Car parking

Policy T6.1 Residential parking

Emerging City Plan 2040 Policies:

Strategic Policy S3: Housing

Policy HS1: Location of New Housing

Policy HS8: Self and custom housebuilding

Policy IN1: Infrastructure provision and connection

Strategic Policy S8: Design

Policy DE2: Design Quality

Policy DE3: Public Realm

Policy VT3: Vehicle Parking

Strategic Policy S9: Transport and Servicing

Strategic Policy S10: Active Travel and Healthy Streets
Policy AT1: Pedestrian Movement, Permeability and Wayfinding
Strategic Policy S11: Historic Environment

Policy HE1: Managing Change to the Historic Environment
Strategic Policy S14: Open Spaces and Green Infrastructure
Policy OS1: Protection and provision of open spaces

Policy OS3: Biodiversity

Policy OS5: Trees

Strategic Policy S23: Smithfield and Barbican

Relevant City Corporation Guidance and Supplementary Planning Documents
(SPDs):

Barbican and Golden Lane Conservation Area Supplementary Planning
Document 1 February 2022

The City of London Open Space Strategy Supplementary Planning Document
2015

Golden Lane Listed Building Management Guidelines Updated Edition 2013
September 2013

Relevant Local Plan 2015 Policies:



Core Strategic Policy CS5: The North of the 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, by:

1. Ensuring that disruption to the City is minimised during construction of Crossrail
and requiring the restoration of worksites to deliver enhancement of biodiversity,
heritage assets and the public realm, open space provision and integration with other
transport modes.

2. Implementing proposals for the rejuvenation of Farringdon, Moorgate and Holborn
jointly with neighbouring boroughs in the Farringdon / Smithfield Area for
Intensification, taking account of urban design studies, conservation area
management strategies and area enhancement strategies.

3. Requiring improvements to pedestrian and cycle routes to maintain safe, effective
and efficient pedestrian and cycle flows, including for disabled people, within and
through the north of the City.

4. Ensuring the retention and improvement of pedestrian permeability and
connectivity, at ground and high walk level through large sites such as Smithfield
Market, Barbican, Golden Lane and Broadgate, whilst preserving privacy, security
and noise abatement for residents and businesses.

5. Identifying and meeting residents’ needs in the north of the City, including
protection of residential amenity, community facilities and open space.

6. Safeguarding the Citigen combined cooling heating and power (CCHP) network
and ensuring that, where feasible, all new development is designed to enable
connection to the CCHP network.

7. Requiring the incorporation of sustainable drainage solutions (SuDS), such as
green roofs, into development.

8. Requiring developers to make use of innovative design solutions to mitigate and
adapt to the impacts of climate change, particularly addressing the challenges posed
by heritage assets whilst respecting their architectural and historic significance.

9. Further enhancing the distinctive character of the Smithfield area by retaining a
range of buildings suitable for accommodating a mix of uses, whilst recognising the
particular challenges arising from the 24 hour character of the area.

10. Recognising and supporting the continued presence of both Smithfield Market
and St Bartholomew’s Hospital.

11. Promoting the further improvement of the Barbican area as a cultural quarter of
London-wide, national and international significance.

Core Strategic Policy CS10: Design



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

1. Ensuring that the bulk, height, scale, massing, quality of materials and detailed
design of buildings are appropriate to the character of the City and the setting and
amenities of surrounding buildings and spaces.

2. Encouraging design solutions that make effective use of limited land resources.

3. Ensuring that development has an appropriate street level presence and
roofscape and a positive relationship to neighbouring buildings and spaces.

4. Requiring the design and management of buildings, streets and spaces to provide
for the access needs of all the City’s communities, including the particular needs of
disabled people.

5. Ensuring that new development respects and maintains the City’s characteristic
network of streets and alleyways.

6. Delivering improvement in the environment, amenities and enjoyment of open
spaces, play areas, streets, lanes and alleys through schemes in accordance with
public realm enhancement strategies.

7. Ensuring that signs and advertisements respect the restrained character of the
City.

Policy DM10.1 New development

To require all developments, including alterations and extensions to existing
buildings, to be of a high standard of design and to avoid harm to the townscape and
public realm, by ensuring that:

- the bulk and massing of schemes are appropriate in relation to their surroundings
and have due regard to the general scale, height, building lines, character, historic
interest and significance, urban grain and materials of the locality and relate well to
the character of streets, squares, lanes, alleys and passageways;

- all development is of a high standard of design and architectural detail with
elevations that have an appropriate depth and quality of modelling;

- appropriate, high quality and durable materials are used;

- the design and materials avoid unacceptable wind impacts at street level or
intrusive solar glare impacts on the surrounding townscape and public realm;

- development has attractive and visually interesting street level elevations, providing
active frontages wherever possible to maintain or enhance the vitality of the City’s
streets;

- the design of the roof is visually integrated into the overall design of the building
when seen from both street level views and higher level viewpoints;



- plant and building services equipment are fully screened from view and integrated
in to the design of the building. Installations that would adversely affect the character,
appearance or amenities of the buildings or area will be resisted;

- servicing entrances are designed to minimise their effects on the appearance of the
building and street scene and are fully integrated into the building’s design; - there is
provision of appropriate hard and soft landscaping, including appropriate boundary
treatments;

- the external illumination of buildings is carefully designed to ensure visual
sensitivity, minimal energy use and light pollution, and the discreet integration of light
fittings into the building design;

- there is provision of amenity space, where appropriate;
- there is the highest standard of accessible and inclusive design.
Policy DM 10.4 Environmental enhancement

The City Corporation will work in partnership with developers, Transport for London
and other organisations to design and implement schemes for the enhancement of
highways, the public realm and other spaces. Enhancement schemes should be of a
high standard of design, sustainability, surface treatment and landscaping, having
regard to:

e the predominant use of the space, surrounding buildings and adjacent
spaces;

e connections between spaces and the provision of pleasant walking routes;

e the use of natural materials, avoiding an excessive range and harmonising
with the surroundings of the scheme and materials used throughout the City;

e the inclusion of trees and soft landscaping and the promotion of biodiversity,
where feasible linking up existing green spaces and routes to provide green
corridors;

e the City’s heritage, retaining and identifying features that contribute positively
to the character and appearance of the City;

e sustainable drainage, where feasible, co-ordinating the design with adjacent
buildings in order to implement rainwater recycling;

¢ the need to provide accessible and inclusive design, ensuring that streets and
walkways remain uncluttered;

e the need for pedestrian priority and enhanced permeability, minimising the
conflict between pedestrians and cyclists;

e the need to resist the loss of routes and spaces that enhance the City’s
function, character and historic interest;

e the use of high quality street furniture to enhance and delineate the public
realm;

e lighting which should be sensitively co-ordinated with the design of the
scheme.

Core Strategic Policy CS12: Historic Environment



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, by:

1. Safeguarding the City’s listed buildings and their settings, while allowing
appropriate adaptation and new uses.

2. Preserving and enhancing the distinctive character and appearance of the City’s
conservation areas, while allowing sympathetic development within them.

3. Protecting and promoting the evaluation and assessment of the City’s ancient
monuments and archaeological remains and their settings, including the
interpretation and publication of results of archaeological investigations.

4. Safeguarding the character and setting of the City’s gardens of special historic
interest.

5. Preserving and, where appropriate, seeking to enhance the Outstanding Universal
Value, architectural and historic significance, authenticity and integrity of the Tower of
London World Heritage Site and its local setting.

Policy DM12.1 Managing change affecting all heritage assets and spaces
1. To sustain and enhance heritage assets, their settings and significance.

2. Development proposals, including proposals for telecommunications
infrastructure, that have an effect upon heritage assets, including their settings,
should be accompanied by supporting information to assess and evaluate the
significance of heritage assets and the degree of impact caused by the development.

3. The loss of routes and spaces that contribute to the character and historic interest
of the City will be resisted.

4. Development will be required to respect the significance, character, scale and
amenities of surrounding heritage assets and spaces and their settings.

5. Proposals for sustainable development, including the incorporation of climate
change adaptation measures, must be sensitive to heritage assets.

Policy DM12.5 Historic parks and gardens

1. To resist development which would adversely affect gardens of special historic
interest included on the Historic England register.

2. To protect gardens and open spaces which make a positive contribution to the
historic character of the City.

Policy DM16.1 Transport impacts of development

1. Development proposals that are likely to have effects on transport must be
accompanied by an assessment of the transport implications during both
construction and operation, in particular addressing impacts on:

- road dangers;



- pedestrian environment and movement;
- cycling infrastructure provision;

- public transport;

- the street network.

2. Transport Assessments and Travel Plans should be used to demonstrate
adherence to the City Corporation’s transportation standards.

Policy DM16.2 Pedestrian movement

1. Pedestrian movement must be facilitated by provision of suitable pedestrian
routes through and around new developments, by maintaining pedestrian routes at
ground level, and the upper level walkway network around the Barbican and London
Wall.

2. The loss of a pedestrian route will normally only be permitted where an alternative
public pedestrian route of at least an equivalent standard is provided having regard
to:

- the extent to which the route provides for current and all reasonably foreseeable
future demands placed upon it, including at peak periods;

- the shortest practicable routes between relevant points.

3. Routes of historic importance should be safeguarded as part of the City’s
characteristic pattern of lanes, alleys and courts, including the route’s historic
alignment and width.

4. The replacement of a route over which pedestrians have rights, with one to which
the public have access only with permission will not normally be acceptable.

5. Public access across private land will be encouraged where it enhances the
connectivity, legibility and capacity of the City’s street network. Spaces should be
designed so that signage is not necessary and it is clear to the public that access is
allowed.

6. The creation of new pedestrian rights of way will be encouraged where this would
improve movement and contribute to the character of an area, taking into
consideration pedestrian routes and movement in neighbouring areas and boroughs,
where relevant.

Policy DM16.5 Parking and servicing standards

1. Developments in the City should be car-free except for designated Blue Badge
spaces. Where other car parking is exceptionally provided it must not exceed
London Plan’s standards.

2. Designated parking must be provided for Blue Badge holders within developments
in conformity with London Plan requirements and must be marked out and reserved
at all times for their use. Disabled parking spaces must be at least 2.4m wide and at



least 4.8m long and with reserved areas at least 1.2m wide, marked out between the
parking spaces and at the rear of the parking spaces.

3. Except for dwelling houses (use class C3), whenever any car parking spaces
(other than designated Blue Badge parking) are provided, motor cycle parking must
be provided at a ratio of 10 motor cycle parking spaces per 1 car parking space. At
least 50% of motor cycle parking spaces must be at least 2.3m long and at least
0.9m wide and all motor cycle parking spaces must be at least 2.0m long and at
least 0.8m wide.

4. On site servicing areas should be provided to allow all goods and refuse collection
vehicles likely to service the development at the same time to be conveniently
loaded and unloaded. Such servicing areas should provide sufficient space or
facilities for all vehicles to enter and exit the site in a forward gear. Headroom of at
least 5m where skips are to be lifted and 4.75m for all other vehicle circulation areas
should be provided.

5. Coach parking facilities for hotels (use class C1) will not be permitted.

6. All off-street car parking spaces and servicing areas must be equipped with the
facility to conveniently recharge electric vehicles.

7. Taxi ranks are encouraged at key locations, such as stations, hotels and shopping
centres. The provision of taxi ranks should be designed to occupy the minimum
practicable space, using a combined entry and exit point to avoid obstruction to other
transport modes.

Core Strategic Policy CS19: Open Spaces and Recreation

To encourage healthy lifestyles for all the City’s communities through improved
access to open space and facilities, increasing the amount and quality of open
spaces and green infrastructure, while enhancing biodiversity, by:

1. Seeking to maintain a ratio of at least 0.06 hectares of high quality, publicly
accessible open space per 1,000 weekday daytime population:

(i) protecting existing open space, particularly that of historic interest, or ensuring
that it is replaced on redevelopment by space of equal or improved quantity and
quality on or near the site;

(i) securing public access, where possible, to existing private spaces;

(iiif) securing additional publicly accessible open space and pedestrian routes, where
practical, particularly in the eastern part of the City;

(iv) creating additional civic spaces from underused highways and other land where
this would not conflict with other strategic objectives;

v) encouraging high quality green roofs, roof gardens and terraces, particularly those
which are publicly accessible, subject to the impact on the amenity of adjacent
occupiers.



2. Improving access to new and existing open spaces, including those in
neighbouring boroughs, promoting public transport access to nearby open space
outside the City and ensuring that open spaces meet the needs of all of the City’s
communities.

3. Increasing the biodiversity value of open spaces, paying particular attention to
sites of importance for nature conservation such as the River Thames. Protecting the
amenity value of trees and retaining and planting more trees wherever practicable.

4. Improving inclusion and access to affordable sport, play and recreation, protecting
and enhancing existing facilities and encouraging the provision of further facilities
within major developments.

Core Strategic Policy CS21: Housing

To protect existing housing and amenity and provide additional housing in the City,
concentrated in or near identified residential areas, as shown in Figure X, to meet
the City’s needs, securing suitable, accessible and affordable housing and supported
housing, by:

1. Exceeding the London Plan’s minimum annual requirement of 110 additional
residential units in the City up to 2026:

(i) guiding new housing development to and near identified residential areas;
(i) protecting existing housing;

(iii) refusing new housing where it would prejudice the primary business function of
the City or be contrary to Policy DM 1.1;

(iv) exceptionally, allowing the loss of isolated residential units where there is a poor
level of amenity.

2. Ensuring sufficient affordable housing is provided to meet the City’s housing need
and contributing to London’s wider housing needs by requiring residential
developments with the potential for 10 or more units to:

(i) provide 30% affordable housing on-site;

(i) exceptionally, provide 60% of affordable housing off-site, or equivalent cashin-
lieu, if a viability study demonstrates to the City Corporation’s satisfaction that on-site
provision is not viable. These targets should be applied flexibly, taking account of
individual site and scheme viability;

(iii) provide 60% of affordable units as social/affordable rented housing and 40% as
intermediate housing, including key worker housing.

3. Providing affordable housing off-site, including the purchase of existing residential
properties on the open market to meet identified housing needs, such as large units
for families.



4. Requiring all new and, where possible, converted residential units to meet Lifetime
Homes standards and 10% of all new units to meet Wheelchair Housing Standards
(or be easily adaptable to meet these standards).

Policy DM21.1 Location of new housing

1. New housing should be located on suitable sites in or near identified residential
areas. Within these areas a mix of appropriate residential and commercial uses will
be permitted.

2. New housing will only be permitted where development would not:
- prejudice the primary business function of the City;
- be contrary to policy DM 1.1;

- inhibit the development potential or business activity in neighbouring commercial
buildings and sites; and

- result in poor residential amenity within existing and proposed development,
including excessive noise or disturbance.

Appendix B
Schedule
Application: 25/00905/PIP
Site Address: Baltic Street West, London, EC1Y OST

Description of Development: Application for Permission in Principle for the erection
a self-build single storey dwelling with detached single storey garage and gardens on
the existing paved pedestrian open space with 2no mature trees to be retained.

Refusal Reason(s)

1 Land Use

The proposed land use of the site as a private residential dwelling with a
parking garage and garden would be unacceptable in principle as it would
result in the loss of public open space and would fail to be car free contrary
to: Policies G4 and T6.1 of The London Plan 2021; Policies CS19, DM16.2
and DM16.5 of the Local Plan 2015; and Policies S14, OS1 and VT3 of the
emerging City Plan 2040.

2 | Location and Amount of Development

The proposed location and amount of development would be unacceptable
in principle as it would likely: have an unacceptable impact on the character




and appearance of the area by failing to respect the urban grain, layout, scale
and building lines of the existing street scene; cause less than substantial
harm to the Grade |l Listed Hatfield House and slight levels of harm to the
Golden Lane Estate Registered Park and Garden and Barbican and Golden
Lane Conservation Area which cannot be outweighed by the public benefits
of the proposals; have an unacceptable impact upon the health and longevity
of the two mature trees which occupy the site; have a unacceptable impact
with regard to road dangers and the pedestrian environment; and result in
poor residential amenity to the existing dwellings on the lower floors of
Hatfield House and to the proposed dwelling; contrary to: Policies D3, G7
and HC1 of The London Plan 2021; and Policies CS10, CS12, CS19, CS21,
DM10.1, DM12.1, DM12.5, DM16.1 and DM21.1 of the Local Plan 2015; and
Policies S3, S8, S9, S10, S11, DE2, DE3, HS1, OS5, and HE1 of the
emerging City Plan 2040.

Informatives

1

NPPF

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 Local Plan,
Supplementary Planning documents, and other written guidance has
been made available;

- afull pre application advice service has been offered; and

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

However, notwithstanding the above, it has not been possible to achieve
solutions to the problems as the proposals are contrary to planning policies, do
not demonstrate other over-riding material considerations, and negotiations
could not overcome the problems.
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