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1 Introduction

1 Introduction

1.1 About this document

1.1.1 The Finsbury Local Plan (Area Action Plan for Bunhill and Clerkenwell) forms part of
Islington's Local Plan. It is a 15 year plan that will be used by Islington Council and its
partners to make decisions about future development and investment in the area. The
plan is consistent with other parts of Islington's Local Plan, the London Plan and national
planning policy, as required by law (see Figure 1).

Figure 1 The plan in context
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1.1.2  The plan has been produced by Islington Council in partnership with EC1 New Deal for
Communities and in consultation with other public sector bodies (e.g. the Greater London
Authority, Transport for London, NHS Islington and neighbouring boroughs), as well as

Islington Council 5



1 Introduction

1.13

1.14

local residents, amenity groups, landowners and developers. Following adoption of the
plan, it will be important to maintain this partnership approach to ensure that its proposals
are implemented.

The plan does not just regulate the use and development of land. It uses a number of
different mechanisms to bring about positive changes, and sets out a timetable for delivering
public investment in the area. Many of these projects are fundamental to the long term
success of the area: for example, improving public spaces and community facilities. The
plan therefore provides a framework for ensuring that the area develops in a sustainable
manner, as required by the National Planning Policy Framework.

The plan comprises both objectives (Chapter 3) and policies (Chapters 4 to 11). Chapter
12 summarises how objectives and policies will be implemented. Chapter 13 allocates
sites for future development.

1.2 Location

121

The area covered by this plan lies at the north eastern edge of Central London, occupying
a key location between King’s Cross, Angel, Shoreditch, Moorgate, the Barbican, Smithfield
and Holborn. It is a mixed residential and commercial area that has a strong sense of
identity and community. The area borders the local administrative areas of the City of
London and the London Boroughs of Hackney and Camden.

Finsbury Local Plan (Adoption 2013)
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Figure 2 Plan boundary
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1.3 Planning for growth

1.3.1 This part of Islington has experienced significant change in recent years. The area’s
residential population, in particular, has undergone considerable expansion. In many cases
this change has been managed successfully, and has led to increased vibrancy, diversity,
interest and environmental quality. However, parts of the area remain among London’s
most deprived, and significant environmental, social and economic issues remain.

1.3.2  The construction of Crossrail and improvements to the Thameslink network will transform
access to this previously low-key part of Central London. It is expected that these transport
improvements will drive investment in the area for many years to come. It is the council’s
role to manage this change in a way that benefits the area’s communities, environment
and economy.

Islington Council
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1 Introduction

1.3.3 Alocal plan for Finsbury is being produced as a result of the scale of change likely to occur
in the area. An important principle of the plan is to ensure that future investment extends
improvements and opportunities to all parts of the area, and to all of its residents.

1.3.4  Site allocations contained within this plan cover over 53 hectares in total. These allocations
provide for the development of over 2,300 homes, office development creating over 8,500
jobs, around 1.8 hectares of new or improved open space, and over 7,800m’ additional
floorspace for community uses(l); and taken together account for over 70% of the growth
attributed to this area by the Core Strategy. This development will be phased over a 15
year period between 2012 and 2027. Around 95% of new homes and 85% of business
floorspace is likely to be accommodated within key areas of change. Each of these areas
is covered by a specific policy (see Figure 4 and Chapters 4 to 10).

1 These figures are based on allocated site capacity calculations and have been used to inform
indicative capacity figures that support Policies BC1 to BC7. All floorspace figures are net
increase. See Chapter 12 for more information on how figures are calculated.
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2 The place and its people

2.1 The past

2.1.1

2.1.2

2.1.3

2.1.4

The area originally developed as an adjunct to the Roman City, hosting a range of activities
that were not permitted within the City walls (e.g. livestock markets, metalworks, breweries
and monasteries). It was not until the 18th century that the area really started to urbanise.
However, while wealthy landowners laid out two planned residential estates focused on
King Square and Northampton Square, most construction was piecemeal, and the area
continued to play host to London’s less desirable institutions (for example, three prisons
were constructed in the area during this time).

The area has long been associated with innovation and industriousness: for example, by
the mid 19th century over a third of London’s watchmakers were living in the area. Such
manufacturing mainly took place by sole traders, either in small workshops in back yards,
or in the houses themselves: so while the area appeared residential, its economic output
was considerable. However, with economic expansion and the coming of the railways,
warehouses and factories gradually began to replace housing in the area.

The area also has a long association with radical gatherings, political movements and
social reform, from the Peasants’ Revolt of 1381 and Chartist meetings at Clerkenwell
Green, to the Finsbury Plan of the 20th century. Many of these movements had their roots
in urban poverty and overcrowding. Economic growth of the 19th century fuelled rapid
population growth, with over 127,000 people living in the area by 1861. This growth caused
rents to rise, increased poverty and worsened overcrowding: by the end of the century
there were around 9 people to every house.

Large scale damage and .
destruction during the Second SR OFEN FLANN !NG
World War rendered over 90% : ;

of homes uninhabitable,
destroyed or demolished:
something which resulted in
Finsbury Council undertaking
one of the country’s most
ambitious rebuilding
programmes. New industrial
and commerce areas were
created, and business rates
generated from these financed
the construction of thousands
of new homes. Residents of S

the area had access to

innovative public facilities such as the Ironmonger Row Baths and the Finsbury Health
Centre, which opened prior to the war in 1938.
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2.1.5

2.1.6

The area suffered particularly badly from the deindustrialisation of the British economy,
with a 50% loss in manufacturing jobs between 1961 and 1975. The shift to a service-based
economy (notably banking and finance) during the 1980s made it difficult for local residents
to access employment, and by 1991 only 45% of the population were economically active.
Industrial decline led to an out-migration of adults of working age, which had the knock-on
effect of leaving behind a community increasingly composed of the elderly and those not
in employment. This in turn affected the provision of local services, with the closure of
several local shops, markets and schools.

By the 1990s the picture was changing. Despite continued decline in manufacturing, there
was a relative increase in skilled, technical or managerial employment. This process was
encouraged by the sale of former council houses under the right to buy legislation.
Nevertheless, by the turn of the millennium the area remained one of the most deprived
in the country, with 21% of the population unemployed. The extent of deprivation in the
area provided the rationale for the creation of EC1 New Deal for Communities, which
heralded a ten year programme of investment in the local area.

A wealth of publications contain more information on the area's fascinating social, cultural and
physical history. Amongst other documents, this plan draws on Finsbury: Past, Present &
Future (2009), the Bunhill and Clerkenwell Public Space Evaluation and Urban Design Study
(2010), the Farringdon Urban Design Study (2010), and two volumes of English Heritage's
Survey of London: South and East Clerkenwell (Volume 46) (2008) and Northern Clerkenwell
and Pentonville (Volume 47) (2008).

2.2 The present

221

Since 2001 social and economic indicators suggest that some past trends may have been
reversed. After a long period of decline, the area’s population has started to increase: UK
National Statistics estimate that the population of Bunhill and Clerkenwell wards grew by
around 20% between 2001 and 2007. The Greater London Authority forecasts continued
growth, stemming from natural increases in the local population as well as new residents
moving into the area (see Chart 1)(2).

This chart uses the following sources: 1801-1961 figures for Finsbury Council area; 1941

figure estimated; 1971 figures from District Study (Jan 1977) (Bunhill and Clerkenwell wards);
1981 to 2001 figures from Census data (Bunhill and Clerkenwell wards); 2011 to 2031
estimated based on housing supply projections (plan boundary).

Islington Council
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Chart 1: Historic and future estimated population density in the south of Islington (persons per
hectare)

600 T "

i period
i covered
i by Area
i Action
i Plan

500

400

300

200

100 +

AN

N
N
N

iy
RS

2.2.2  Alarge number of households in the area still experience considerable poverty. This
particularly affects children and older people, who are more likely to live in social housing.
The area’s high land values increase the cost of living and place some services and
resources out of the reach of many residents and their families, which has an impact on
the quality of life of many.

2.2.3  The vast majority of the population lives in flats, and many parts of the area have a high
concentration of social housing. Households within these areas have extremely low savings
rates and lower than average incomes, making it extremely hard for those residents who
wish to move into home ownership to do so. There is a backlog of households in need of
social housing. The pattern of tenure on housing estates is complex, and contains at least
three distinct groups:

e Longterm and older residents, many of whom moved into their flats when the estates
were first built or were still very new and some of whom remain under old rent control
legislation

e Newcomers whose claim to housing rests on the council policy of allocation according
to need. This group consists of a more varied Black and Minority Ethnic and social
mix

e Those who have purchased their flats under the right to buy and who have either sold
their properties to new and relatively wealthy incomers, or who sub-let to occupants
who can afford to pay a premium for proximity to central London.

2.2.4  Over recent years there has been a gradual decline in the number of elderly people, and
an increase in people of working age. More young people and adults from the area are
entering higher education, and until the very recent economic downturn the proportion of
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2.25

2.2.6

2.2.7

those out of work was also declining. Such changes suggest the reversal of decades of
decline, but also suggest that important social changes are taking place in the wider area.
The area has a good range of community facilities (including schools, leisure centres and
health facilities, amongst others) but some are not well used or fit for modern purposes.
There is a need to ensure that the area’s expanding population has ready access to good
quality open spaces and facilities that foster community cohesion.

The area is a significant employment location, with an estimated 85,000 employees(s).
Over the past 10 years the number of enterprises in the area has grown by around 16%.
The majority of this growth has been in the services industry group, which is dominated
by financial services. A recent study commissioned by the council® suggests that over
27,000 additional people could be working in the area by 2026. However, industries typically
associated with the area (e.g. design and light manufacturing) are either not growing or
declining. The majority of employees travel into the area by public transport, with around
40,000 people using Old Street and Farringdon tube stations during the morning peak.

As would be expected from an urban location, there is a relatively small amount of green
space within the area, a high buildings density and large areas of hard surfacing. This
creates both social and environmental issues that could worsen as climate change takes
effect. However, redevelopment provides opportunities to mitigate negative environmental
impacts as design technologies evolve. The high density, mixed use character of the area
lends itself to walking, cycling and public transport, and also provides opportunities for
expanding and creating new Decentralised Energy networks.

The area’s unique history is told by the buildings, streets and places experienced today.
Much of this history is protected by law: the area contains two Scheduled Ancient
Monuments, ten Conservation Areas and a number of Listed Buildings, as well as locally
protected landmarks and views. Other markers, such as heritage trails, plaques, watering
troughs, cart ruts and rope marks also commemorate the social history of the area (see
Appendix 3 for more information on significant historic buildings, places and items).

2.3 Current policy context

2.3.1

2.3.2

In 2001 the newly established New Deal for Communities published the New Finsbury
New Deal strategy, which identified priority projects and programmes for the area. This
was later complemented by the EC1 Public Space Strategy, which was adopted by Islington
Council in 2004. This was a five year strategy for investing in the area’s streets and public
spaces in a manner that would achieve beneficial social and environmental outcomes.

In 2006 Islington Council adopted its Sustainable Transport Strategy, which set out the
council's policies, proposals and programmes to improve transport in the borough between
2006 and 2016. The Sustainable Community Strategy was adopted two years later, in

3 Beta Model, 2009.

4

Islington Employment Study (2005 and 2008 update).

Islington Council
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2.3.3

234

2008. Produced by the Islington Strategic Partnership, this document sets out a vision to
create a stronger, more sustainable community. The strategy focuses on three objectives:
reducing poverty, improving access for all, and realising everyone's potential.

The current Mayor of London, Boris Johnson, adopted an amended London Plan in July
2011. This sets out a range of strategic and plan-making policies, and identifies strategic
policy directions for the City Fringe Opportunity Area and the Farringdon-Smithfield
Intensification Area. The Mayor is leading on the production of an Opportunity Area Planning
Framework for the City Fringe. Design for London (a Mayoral body) has produced an
urban design study for Farringdon, which has informed the content of this plan.

The council adopted its Core Strategy in February 2011. This identifies where new
development and infrastructure will be accommodated over the next 15 years, and sets
out strategic policies to which new development must conform. The Core Strategy also
identifies major areas of change, one of which is termed the Bunhill and Clerkenwell Key
Area. The Core Strategy and other emerging Development Plan Documents will eventually
replace the Unitary Development Plan 2002, some policies within which are "saved" and
continue to be used to make planning decisions in the area (see Appendix 4).

Key issues and opportunities for the next 15 years

2.3.5 The key issues and opportunities facing the area are summarised below. Chapter 3

identifies how these will be addressed.

Social polarisation, health inequalities, low
employment rates among disadvantaged
residents, and high levels of poverty which
particularly affect children and older people
Lack of diversity in new housing, with
significant need for social rented family homes
Lack of small, affordable workspaces suitable
for start-ups and specialist industries, despite
demand for premises

Ongoing loss of employment floorspace to
residential uses

Lack of public space and biodiversity, in terms
of both quantity and quality

Over-dominance of vehicular traffic,
particularly along main routes, with high
pollution levels

Some ageing community facilities, which
require investment to prevent obsolescence
Use conflicts, particularly between housing
and alcohol licensed premises

Finsbury Local Plan (Adoption 2013)

Improving social cohesion through
increased participation in the local
economy

Increasing the supply of social housing
by constructing new homes on
council-owned land

Encouraging investment that improves
wellbeing and safety among residents
Securing economic growth,
underpinned by the improved
accessibility of the area
(Thameslink/Crossrail investment)
Growing the visitor economy and
widening access to the area’s cultural
heritage

Creating new public open spaces, safe
and attractive pedestrian and cycle
routes, and reducing the dominance of
motor vehicles



2 The place and its people

Threat to the character of historic places,
buildings and structures from insensitive
development

High dependence on carbon economy, and
disproportionate effects from climate change,
including urban heating and flooding

Improving the quality of facilities,
services, health and wellbeing and the
local environment

Ongoing economic diversification and
increased economic resilience,
including growth of the knowledge
economy

Investing in Decentralised Energy, in
turn reducing fuel poverty

Islington Council
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3 Vision and objectives

3 Vision and objectives

3.1 Vision for the area

3.1.1 The Core Strategy sets out a planning framework for the Bunhill and Clerkenwell Key
Area, and is accompanied by a key diagram (replicated below).

Figure 3 Key diagram
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3.1.2 The Core Strategy sets out a vision for the Bunhill and Clerkenwell Key Area, based on:

e Improving quality of life for residents, by:

Increasing the supply of affordable homes, particularly larger dwellings suitable
for families

Supporting housing growth to create mixed and balanced communities
Improving community facilities, leisure facilities and public spaces

Enhancing the living environment in predominantly residential areas

Expanding decentralised energy networks to provide cheaper heating for residents

e Creating successful places, by:

Reinforcing the identity of the area’s neighbourhoods and encouraging a balanced
mix of uses

Ensuring that new development in major areas of change (e.g. Farringdon, Mount
Pleasant, parts of City Road and Old Street) is of a high quality of design and
helps to create places for the wider community

Reconnecting the area’s neighbourhoods and improving feelings of safety, by
improving permeability and design quality

Conserving and enhancing places, buildings and views that have historic value
Remodelling underused areas as open spaces or for other uses

Reducing the environmental impact of new buildings and spaces

e Supporting and promoting sustainable economic growth, by:

Increasing employment, particularly local employment

Maintaining a diverse local economy, including small, knowledge-based and
creative industries

Growing the visitor economy, including making more of the area’s cultural heritage
Supporting economic growth within London's Central Activities Zone

3.2 Plan objectives

3.2.1

Despite the area benefiting from much past investment, particularly by EC1 New Deal for
Communities, a number of issues and opportunities need to be addressed during the next
15 years. Policies contained within this plan seek to implement the following five objectives,
which reflect the vision set out above, have been developed through public consultation

and are informed by a range of borough-wide evidence, as well as area-specific evidence
including the Farringdon Urban Design Study (2010) and Bunhill and Clerkenwell Public
Space Evaluation and Urban Design Study (2010).

Finsbury Local Plan (Adoption 2013)



3 Vision and objectives

3.3 Place shaping

Objective 1

To create successful central London neighbourhoods

3.3.1

3.3.2

3.3.3

3.34

3.3.5

An objective of this plan is to ensure that public and private sector investment helps
to create distinctive, diverse and high quality neighbourhoods that provide a
successful mix of activities, premises, amenities and services that meet the needs
of residents, businesses and visitors and enhance people’s safety and wellbeing.

Despite its location within central London, the area retains a human scale that is a valued
part of its identity. A walk through the area reveals a series of neighbourhoods that vary
in character. This creates variety and interest, but can be confusing to those not familiar
with the area. One of the outcomes of this is a lack of an agreed naming convention for
this part of Islington (all or part of the area can be simultaneously known as Finsbury,
Clerkenwell, EC1, St. Luke’s, Old Street, Angel, Farringdon, Bunhill or Shoreditch, to name
but a few).

The policies contained within this plan place considerable importance on place shaping.
For areas of significant change or conservation, policies seek to enhance inherent positive
characteristics, and aim to reinforce the identity of streets and open spaces as uniting
features of the community. Policies also identify where intensification could help to improve
the quality of places, reduce opportunities for crime and improve safety, and set out the
type of growth to be accommodated in each location (e.g. family housing, shops, leisure
facilities, and/or small-scale business uses). This will help to reinforce perimeter blocks,
generate lively public spaces, and create high quality residential streets.

As identified in the Core Strategy, the area has a diversity of assets related to commerce,
leisure, culture, and the arts. It also has a number of notable education and medical
institutions, including City University London, City and Islington College and Moorfields
Eye Hospital. The mix of uses present in the area is part of its character but needs to be
managed carefully. Policies within this plan aim to manage conflicts between uses by
identifying appropriate uses for specific sites, controlling licensed activities, and identifying
neighbourhood centres where a mix of uses will be sought to promote their vitality and
vibrancy throughout the day.

A significant number of people live in the area, particularly north of Old Street and
Clerkenwell Road. Policies identify improvements to leisure centres, schools, education
facilities and institutions, healthcare facilities, parks, open and play spaces that are
considered necessary to support successful, sustainable communities. In particular it is
important that community infrastructure meets the needs of the area's diverse population,
including older, younger and Black and Minority Ethnic residents. The protection of existing
facilities (or adequate re-provision) is also a priority, given the area's growing population.

Islington Council
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Chapter 12 of the plan summarises how and when improvements to the area’s community
infrastructure will be delivered. Investment in facilities is targeted towards two community

foci at North Clerkenwell and Central Street.

Figure 4 Areas covered by Chapters 4 to 10
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Chapter 6

Key areas of change and conservation

Not all parts of this plan are covered by spatial policies, as the intention is to focus resources
in areas of significant change or conservation. Policies in Chapters 11 and 12 apply to the
whole of the plan area, as do policies included in the Core Strategy and Development

Management Policies DPD.
The boundaries of the areas covered by Chapters 4 to 9, and shown on Figure 4, have been

informed through urban design studies. Taken together, these locations are likely to be the
focus of new housing and employment growth in the area covered by this plan over the next
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3 Vision and objectives

15 years. In the Historic Clerkenwell area (Chapter 10) the focus is on retaining and enhancing
its special character and heritage value. The boundary of this area is coterminous with
Conservation Area boundaries.

3.4 Regeneration, housing and the economy

Objective 2

To provide arange of types and sizes of housing, promote social cohesion and realise
the area's potential to generate economic opportunities, including for local residents
and businesses, through public and private sector investment

3.4.1

3.4.2

An objective of this plan is to promote the positive regeneration of the area. To
achieve this, investment is required that reduces social inequalities, improves the
supply of housing to meet local need, creates opportunities for improved health
and wellbeing amongst the most disadvantaged in society and contributes to a
diverse, sustainable economy that complements and supports the City of London’s
economy.

Despite many positive changes in recent years, a significant number of residents continue
to experience deprivation. The 2010 Indices of Deprivation charted a number of
improvements since 2007, but found that three Lower Super Output Areas remain within
England's 20% most deprived (see Figure 5). At the very local level, poverty amongst
children and older people is a particular concern. As such, positive regeneration remains
one of the main challenges facing the area.

Islington Council
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Figure 5 Deprivation by Local Super Output Area, 2010
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3.4.3 Regeneration requires a clear vision for an area, followed by action that leads to the
resolution of local problems and brings about lasting economic, physical, social and
environmental improvements. Regeneration also requires partnership. As such, the way
in which policies and proposals are implemented is of vital importance. Chapter 12 identifies
how the public, private and third sectors will work together to bring about positive change
in the area; sets out how local residents and businesses should be involved through the
development process; identifies links with neighbourhood management; and identifies
potential funding streams, including priorities to be addressed through planning obligations.

3.4.4  The policies contained within this plan aim to facilitate regeneration by promoting
development that contributes positively to the local area and its residents, including facilities
and services that are required to support successful and sustainable communities, whilst
supporting the central London economy. Uses to be provided within new development
include social rented housing, market and intermediate housing, employment, retail and

Finsbury Local Plan (Adoption 2013)



3 Vision and objectives

3.4.5

3.4.6

3.4.7

leisure, open sPace, community facilities and other amenities. There are a number of
important sites % in the area that have significant potential for redevelopment, particularly
in the following locations (refer to Figure 4):

East and west of Central Street

Around the City Road canal basin, including City Forum
Old Street roundabout and around

Around Goswell Road and Spencer Street

The Mount Pleasant Sorting Office

Around Farringdon railway station

Private housing developments are changing the area’s social mix and it is therefore crucial
to ensure that a balanced mix of housing types and tenures is provided, especially
affordable housing for families and older people(G) This requires the provision of a range
of housing types, particularly within large scale or comprehensive development. To maintain
a supply of affordable housing, additional homes may need to be provided on housing
estates, but only where these contribute to sustainable communities and are able to be
accommodated without detrimental impact to local residents. Consistent with the Core
Strategy, this plan supports the development of social rented housing across the area,
whilst retaining a degree of flexibility to enable an appropriate split of tenures and housing
types to be provided on individual sites.

This increasing population facilitates improvements to the area’s social infrastructure (e.g.
community, leisure, healthcare and education facilities). A good range of facilities already
exist within the area, but ongoing investment, maintenance and management is vital in
order to ensure that they continue to meet the needs of local residents. It is particularly
important that the needs of people more likely to experience social exclusion are met,
such as older, younger and Black and Minority Ethnic residents.

The area has long been associated with small businesses in the creative, light
manufacturing and cultural sectors. The voluntary sector is also well represented locally.
This fine grain, diverse local economy plays an important role in complementing and
supporting central London’s “world city” economic role, and creates a range of job types
within the area. To sustain this economy, businesses require a ready supply of small and
affordable premises suitable for their needs. However, the area also plays an important
role in the central London economy, and attracts increasing in-commuting from throughout
London and the wider southeast. Consistent with this, the plan provides for larger floorplate

offices in appropriate locations near to the City of London boundary.

5 Site allocations are set out in Chapter 13.
6 As identified by Housing Needs Assessments for Islington and the EC1 NDC area.
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3.5 Environment, health and wellbeing

Objective 3

To enhance the quality of the local environment, improving the health and wellbeing
of residents, reducing carbon emissions and adapting to climate change

3.51

3.5.2

3.5.3

3.54

An objective of this plan is to ensure that public and private sector investment
contributes to the reduction of emissions from carbon and other pollutants,
minimises resource use(7)(including of water, energy and materials), enhances
adaptation to climate change (including the urban heat island and increased risk of
surface water flooding) and protects and increases biodiversity within the area.
These aims will in turn have a beneficial impact on the health and wellbeing of
residents.

The area’s densely developed urban environment presents a number of issues, including
high carbon emissions, a lack of biodiversity, poor air quality and a high amount of
impermeable surfaces (which in turn exacerbates surface water flooding and urban heating
during summer months). But this density also presents significant opportunities. For
example, new high density buildings can be very resource efficient and achieve excellent
environmental standards; high rates of walking, cycling and public transport use can be
achieved; and decentralised energy networks can provide low carbon heat to buildings.

Policies contained within this plan aim to take advantage of these opportunities by facilitating
development that contributes towards an improvement in the environmental performance
of the area and has a positive impact on the health and wellbeing of residents. Greening
the urban environment (e.g. via green roofs, walls and public spaces, sustainable drainage,
increased tree cover and micro allotments) can address many of these issues, including
improved air quality, enhanced biodiversity, mitigated urban heating, local food production
and reduced surface water run-off. Overall this will improve the area’s environmental
quality, which is likely to have a positive impact on the wellbeing of local residents.

Despite centuries of urbanisation, the area's natural landscape is still evident. Natural
England identifies the area as forming part of the North Thames Terraces landscape,
which originally comprised flat, open grasslands stepping up from the Thames, with narrow
strips of woodland marking the alignment of tributary creeks®. The valley of the River
Fleet, which forms the western extent of this area, is still evident, despite the river being
culverted. Parts of the original grassland remain as open space. Figure 6 identifies natural

7  Waste reduction, reuse and recycling are important resource management issues for the
area, but this is addressed by borough-wide planning documents, particularly the North London
Waste Plan.

8 London’s Natural Signatures: The London Landscape Framework, January 2011
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features and an extended "green chain" to link the area's fragmented green spaces. Policies
support this network by aiming to improve existing areas of nature conservation value,
including the Regent’s Canal and Bunhill Burial Ground, amongst others.

Figure 6 Green infrastructure and natural features

===  [Existing green chain

s s+ Proposed extension to green chain
== = Major road { key street; potential for greening
Main areas of open space or tree cover
Fleet River valley (natural feature)
* Stte of Importance for Mature Conservation

5 metre contours

@ Crown Copyright and database right 2011, Ordnance Survey 100021551,

3.5.5 The Citigen power station is located within the area, and supplies heat and energy to a
number of buildings in Islington and the City of London (see Figure 7). There is significant
potential for this Decentralised Energy network to be expanded and for new buildings to
take advantage of this local resource, resulting in significant carbon savings and a secure
supply of heat. In addition the council is planning to implement its own network in the area,
which may in future connect to the existing Citigen network. Expansion of these networks
should help to reduce fuel poverty for vulnerable residents in the area. Given these local
opportunities, the policies in this plan expect all new development to connect to existing
or future decentralised energy networks, or develop shared heating networks with
neighbouring developments, where feasible, consistent with the Core Strategy.
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Figure 7 Existing, planned and potential Decentralised Energy networks

(@ citigen energy centre, network and connections

o_. Bunhill energy centre, network and connections
(Phase 1)

== Planned and potential network extensions

& Crown Copyright and database right 2011, Ordnance Survey 100021551

3.5.6 Traffic-related air pollution is a particular issue for people living in the area, especially
around Old Street roundabout and City Road, which regularly exceeds guidelines. There
is a need to ensure that new development (particularly on major roads) does not lead to
increased numbers of residents being exposed to air pollution, and to promote traffic
management measures that reduce air pollution (see also Objective 4).

3.6 Streets, public spaces and transport

Objective 4

To create safe, attractive, usable and accessible streets, public spaces and transport
networks
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3.6.1

3.6.2

3.6.3

3.64

3.6.5

An objective of this plan is to improve streets and public spaces in a manner that
promotes walking and cycling, encourages people to spend time outdoors, creates
an interesting and varied street environment, improves accessibility and safety,
reduces car dependence and supports the creation of a high quality public transport
system. This includes transferring vehicle-dominated spaces, such as car parks,
to other uses.

Following implementation of Crossrail, the area’s accessibility by public transport will be
unparallelled. The policies contained within this plan seek to take advantage of this. In
local terms, the area’s built form (for example its density and permeability) lends itself well
to walking and cycling, and car ownership is low. Despite this, some parts of the area are
dominated by traffic and vehicles, which in many cases contributes to a lack of amenity.
Parts of the public transport network require investment, particularly at Farringdon and
Old Street interchanges, which both experience acute tube, rail and bus congestion at
peak times. Recent increases in cyclists in the area are welcome, but highlight the
importance of providing safe and secure cycle routes and cycle parking for residents and
visitors. Continued improvements to the cycle network will be required to achieve the
borough target of an 8% cycling mode share by 2025/26. New technologies that support
sustainable transport should be encouraged, including cycle hire stations and electric car
charging points.

The plan encourages and supports improvements to the Eublic transport network. This
includes safeguarding the disused rail line at Farringdon( ),

The area suffers from a lack of public open space, particularly green space. As such the
policies contained within this plan aim to protect and improve existing green spaces, and
to capitalise on opportunities for creating new public spaces, particularly from underused
roads and car parks. Investment in recent years has focused on implementing a “green
chain”: a network of pedestrian priority routes through the area that links existing green
spaces. This has been successful in creating a perception of green space within the area,
and its further development is supported by the green infrastructure network identified in
Figure 6, and associated priority projects identified in Figure 18 and Appendix 2.
Improvements will be expected to realise a number of benefits, including reduced visual
clutter, improved safety (as per Secured by Design principles), informal play opportunities
for younger people, and car club spaces.

Figure 8 identifies a movement network to guide improvements to roads, cycle paths and
footpaths, consistent with the green infrastructure network and associated priority projects.
The movement network identifies:

e Major (Transport for London) roads; the focus of which is moving vehicular traffic
through the area,

9 Safeguarding of other transport corridors is addressed in the Development Management
Policies. Travel planning is also addressed in DM Policies.
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3.6.6

e Key streets; which function as important bus and cycle routes between neighbouring
areas of central London, but are also the focus of the area's economic activities,

e Local routes; key north-south and east-west routes that link many of the area's
important local shopping areas, open spaces and community facilities, and which are
used primarily by pedestrians, cyclists and local traffic.

New development along these routes must support and complement their role. The routes
themselves should be managed in a way that supports the successful reinvention of the
area’s public realm, by facilitating joint working between agencies responsible for transport,
highways and green spaces. A long-term view is required, with partners agreeing to the
delivery of certain projects over a period of time. This may involve pooling resources.
Chapter 12 identifies potential funding streams, including matters to be addressed through
planning obligations.

Figure 8 Route hierarchy and movement network
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3.7 Heritage and culture

Objective 5

To enhance and make the most of the area’s heritage and culture

3.7.1

3.7.2

3.7.3

3.74

An objective of this plan is to conserve and enhance the special character and
significance of the historic built environment, particularly in Historic Clerkenwell,
and to promote investment that makes the area’s culture and heritage more
accessible to residents and visitors.

Few places in London have withessed as much social change as has this part of Islington.
The oldest part of the borough, the area contains significant archaeological remains and
in many places retains its medieval street pattern. The area also displays examples of
Georgian town planning, large scale Victorian infrastructure and 20th century development.
The resultant townscape is one of London’s most unique and varied, a fact reflected by
the number of conservation designations in the area, and the diversity of its historic assets
(which include religious buildings, commercial buildings, community and social buildings,
modern housing estates, markets, views and townscapes, amongst others). Many of these
assets are inherently associated with notable historic events that form part of the area's
significant social and cultural history(lo).

In recent years there have been many small-scale additions to the area, most notably infill
development in Clerkenwell. There has also been increased pressure for high density and
high rise residential and student accommodation, particularly along the City Road corridor.
Despite these changes, many parts of the area have successfully retained their inherent
character. Policies within this plan aim to ensure that future intensification is accommodated
in a manner that enhances the area’s positive townscape and character values, for example
by protecting important buildings and frontages, and ensuring that the design of new
development is in context with its surroundings (particularly within and adjacent to
Conservation Areas, and in proximity to listed buildings and local Iandmarks)(ll). Itincludes
a policy specific to Historic Clerkenwell to ensure the historic character of this important
location is retained.

Historically, views of St. Paul’s cathedral from the north would have been many people’s
first impression of London on arrival. A close visual connection and yet a simultaneous
sense of distance from the City are notable signposts of the area’s origins and subsequent

10 For example, gatherings at Clerkenwell Green; see Chapter 2 for more information.

11 The Bunhill and Clerkenwell Urban Design Study contains more information on these matters
and identifies three types of landmark. "Recognised landmarks" are consistent with those
referenced in Development Management Policies. "Historic local landmarks" are buildings
that are representative of the area's social and cultural history. "Local landmarks supporting
legibility and streetscape" are buildings that enable wayfinding and contribute to the area's
sense of place (see also Chapters 4 to 10).
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3.7.5

3.7.6

history. In addition, St. Paul's has also long acted as an orientation and way finding
landmark. The policies within this plan seek to enhance the quality of these important local
views, and the public realm from which they originate.

Uses and activities within the area form an important part of its character and sense of
identity: for example, cultural activities, creative and light industries, street markets at
Whitecross Street and Exmouth Market, and the sorting office at Mount Pleasant. These
uses underpin the area’s substantial cultural offer, which includes museums, performing
arts venues, historic buildings and galleries. Following implementation of Crossrail the
accessibility of the area will be greatly improved, and so these activities and attractions
present opportunities to expand the visitor economy. Policies contained within this plan
aim to capitalise on this, for example by providing for the development of hotels in
appropriate locations, improving public access to and appreciation of historic assets, and
enhancing legibility for visitors, for example through interpretation and signage.

To implement this objective, design frameworks or masterplans will be required for sensitive
or larger sites, and contributions will be sought to widen public access to and appreciation
of the historic environment.
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4 King Square and St. Luke’s

King Square and St. Luke's

The King Square and St. Luke’s area will be enhanced as a focal point for the wider community
through sensitive, integrated, coordinated and high quality development, including:

Significantly improved community facilities, including a new leisure centre, a refurbished
community centre, improved primary school and nursery facilities, improved play facilities,
and healthcare facilities.

The retention of existing community assets within the area, including the St. Luke's Centre
and Toffee Park Adventure Playground.

A range of new homes that broaden the supply of housing in the area and meet local
need, including homes suitable for families and older people.

A range of small and affordable retail units and workspaces.

An improved public realm, including a new pocket park on Seward Street, and reconfigured
street patterns where these would improve legibility and permeability, particularly around
Central Street, Moreland Street, the Finsbury Leisure Centre, St. Luke’s Gardens and
within the King Square Estate.

The following should be provided by development proposals:

A.

Vi.

For the King Square Estate, including Moreland School, a coordinated approach to
development on adjacent sites is expected, which delivers:

A shared primary school and children's centre that provides good quality, outdoor play
space and retains or reprovides the locally significant Site of Importance for Nature
Conservation.

The redevelopment of underused and low density land and buildings (including garaging
areas, void ground floor units, car parks and low density housing) for residential and
community uses.

A range of social rented homes, which maximise the supply of larger units suitable for
families. The provision of sheltered accommodation is encouraged where this would
release existing larger flats on the estate.

An improved, high quality east/west pedestrian priority route through King Square Estate
linking Goswell Road and Central Street, which creates front gardens for ground floor
flats in President House.

An integrated sustainable drainage system, incorporating rainwater retention, to green
the estate for amenity and biodiversity value.

Improvements to the exterior of existing buildings, to integrate new buildings into the
fabric of the estate.
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Vi.
Vii.

For the Finsbury Leisure Centre and St. Luke’s Centre sites, a coordinated approach to
development is expected, which delivers:

A range of community and leisure facilities, including a community centre, indoor leisure
facilities and outdoor sports pitches, which provide a strong presence onto Central Street.
Leisure facilities must complement the offer of the refurbished Ironmonger Row Baths
and nearby Saddler's Sports Centre. The location and operation of sports pitches should
aim to maximise use by the local community, including by offsetting any recent or proposed
loss of nearby informal access sports pitches/games areas.

A mix of other uses, including housing.

An integrated and legible network of pedestrian-priority routes and open space which
promotes pedestrian movement between Central Street and Ironmonger Row Baths
(potentially via the realignment of Paton Street), and between Mitchell Street and Lever
Street.

A Decentralised Energy centre, integrated into the fabric of the redeveloped leisure centre.

An enhanced public realm, including:

The extension, retention or reprovision of existing green space, play space, private,
semi-private or shared amenity space and micro allotments; achieved in a manner which
contributes to and reinforces the area-wide green chain,

Improvements to Central Street, Moreland Street and Goswell Road, incorporating
significant tree planting to reinforce their primacy in the street hierarchy and improve
pedestrian and cycling connections,

Improvements to St. Luke’s Gardens (and surrounding streets) that enhances their
biodiversity and recreational value,

Improvements to King Square Gardens that enhances their biodiversity and recreational
value and improves public access from the junction of Goswell Road and Lever Street,
and

The creation of a new pocket park on Seward Street.

New, high quality buildings and structures which:

Are based on a human scale and reflect the predominant building height,

Are designed in a way that ensures a high standard of amenity for existing residents,
including noise and privacy,

Provide definition, enclosure and an active edge to Central Street, Central Square, Goswell
Road, Moreland Street and other important pedestrian routes,

Enhance important edges, including through the redevelopment of existing buildings and
structures which provide poor edge definition,

Re-establish traditional building lines,

Exhibit distinctive and visually interesting frontages, and

Retain existing small shop units.
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E. An enhanced setting for St. Luke’s Gardens, St. Luke’s Church, and Ironmonger Row
Baths (all key elements of the St. Luke’s Conservation Area), and for other recognised
and historic landmarks. Development proposals on sites adjacent to St. Clement’s Church
should contribute to an improved visual and physical relationship between the church
and Central Street, and enhance the quality of views of the church from Central Square
and neighbouring streets and spaces.

F. Expansion of the Decentralised Energy network, to which all new development must
connect, where viable.

Figure 9 King Square and St. Luke's area framework
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Site allocations associated with this Estimated development quantum for this area

policy (net increase)

e Site BC4: King Square Estate sites | e Residential uses: Around 370 homes, of which

(Moreland Primary School, garages, 130 social rented. Around 80% of social rented
games area, car park adjacent to units should be family sized units of 3 bedrooms
Turnpike House, 169 Central Street) or more.

e Site BC12: Finsbury Leisure Centre
o  Site BC13: St. Luke’s Centre, 90 | Employment uses: Approximately 3,000m” of

Central Street small workspaces/retail space.

e Site BC14: Storage facility, Europa
Place
e Site BC15: Seward Street playground

e Community uses: Approximately 4,400m’ of
community uses.

e Open space: At least 2,400m’ of additional
public space.

The council is committed to the development of new homes for social rent in the King Square
and St. Luke's area as part of its housebuilding programme. The related redevelopment of
community facilities, including the Finsbury Leisure Centre and Moreland primary school, will
be financed primarily through cross-subsidy from the provision of new private housing;
supplemented by grants and capital expenditure.

The council is keen for residents to be actively engaged with the development process. To
achieve this, the council will work actively with the local community, housing partners and the
voluntary sector to implement specific projects. Where appropriate, infrastructure projects will
be promoted through the establishment of Development Trusts. These are partnership
organisations that offers benefits to the local community, and have advantages for many public
bodies, non-profit agencies and funders. Such trusts may help to ensure that planning gain from
new development supports community development (for example, via asset transfers and leasing
council land).

Prior to submitting detailed plans, the council will produce development briefs (or similar) for
certain sites within the area. These will be based on the principles set out in the above policy,
and must aim to ensure that new development levers in improvements to neighbouring buildings
and spaces. The council will also consider using land swaps to achieve beneficial
development/design outcomes (e.g. in order to realign Paton Street between the St. Luke's
Centre and Finsbury Leisure Centre).

It is important that the provision of community space to accommodate new healthcare facilities
is explored within development proposals. Provision of such facilities would ensure better access
for residents in the wider area. The provision of sheltered accommodation should also be explored.
As such, early involvement of local NHS organisations and social housing providers is important.
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The

way in which the existing social housing stock is managed is important in maintaining

sustainable communities. New-build programmes will complement and reinforce estate
management plans, to better utilise the existing stock. For new social housing, covenants will
be considered to discourage subletting.

Community infrastructure priorities

Social rented housing, particularly for families, and potentially sheltered accommodation
New Primary School / Children's Centre / Nursery

Redevelopment of Finsbury Leisure Centre

Refurbished Ironmonger Row Baths

Refurbished St. Luke’s Centre

New healthcare facility

Refurbishment and retention of Toffee Park Adventure Playground

Reprovision of Central Street games area, shared with school

Decentralised Energy Centre and Network expansion

Public realm priorities (refer to Appendix 2)

4.0.1

4.0.2

King Square Estate spaces and gardens (including Projects 7 and 8)

Central Street, Central Square and Moreland Street public realm (including Projects 11 and
15)

Seward Street pocket park (Project 24)

The King Square and St. Luke’s area focuses on Central Street, a major although relatively
low-key through-route between Old Street and City Road. Over the years it has suffered
from incremental, uncoordinated development, which has undermined its importance as
a neighbourhood centre. The focus of Policy BC1 is on improving the relationship between
buildings and spaces along and across this key route and securing the successful
redevelopment or refurbishment of currently underused or poor quality sites and buildings,
in particular community infrastructure that is fundamental to supporting regeneration within
the wider area.

Together with the neighbouring Brunswick, Finsbury and City Road Estates, this area
provides the largest concentration of high-rise residential housing in Islington. Local
residents have access to some of the area’s largest public green spaces, including King
Square Gardens and St. Luke's Gardens. Recent developments and planning permissions
will result in a substantial increase to the area’s residential population. While these
developments are evidence of urban renewal, there is a need to ensure that existing
residents are provided for, and that the long-established community role of the area is
retained. Policy BC1 therefore prioritises investment in community facilities and provides
for new housing within the area, whilst aiming to ensure that a diversity of uses is retained,
particularly the cluster of community facilities and shops around Central Street.
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4.0.3

4.0.4

4.0.5

4.0.6

4.0.7

4.0.8

4.0.9

Along its Central Street, Moreland Street and Goswell Road edges, the King Square Estate
suffers from a poor quality and fragmented frontage. The council supports the
comprehensive development of neighbouring sites, including Moreland Primary School,
to assist in providing important new facilities and infrastructure, as well as improving
pedestrian access through the King Square Estate and enhancing the visual and physical
relationship between St. Clement’s Church and Central Street. Coordinated redevelopment
of the Finsbury Leisure Centre and St. Luke's Community Centre sites is also sought,
including through the use of land swaps.

Many elements of the area’s prewar townscape remain as part of the St. Luke’s
Conservation Area and positively influence the character of the wider area, particularly
the landmark of St. Luke’s Church. The policy recognises the contribution that this and
other landmarks make to the area. Recent investment in the public realm, alongside the
refurbishment of Ironmonger Row Baths and other facilities, has improved the area’s
environmental quality.

New development in the area is expected to reflect predominant building heights and the
existing context (see also Policy BC9 and Figure 17). St. Luke’s Gardens is a very important
space and a formal part of the setting of the Grade | listed church. As the leisure centre
and other key sites come forward, there is an opportunity to improve the quality of this
historic space, alongside adjacent public spaces.

A balance of medium and large residential units, as well as affordable homes, will be
sought in order to maintain and enhance a mixed community, with an emphasis on providing
homes for families on appropriate sites. Proposals on the King Square Estate should aim
to maximise the supply of larger units suitable for families. This may be achieved through
an estate management strategy that aims to release existing larger units by providing
quality sheltered accommodation for older residents.

Although affordable housing is a priority, an element of private housing will be required to
finance the redevelopment of important community infrastructure in the area, including
the primary school and leisure centre. This will also assist in creating mixed and balanced
communities.

The provision of new housing may involve a loss of car parking, but should not result in
any loss in the total amount of public green space or publicly accessible play facilities.
The reconfiguration of public green space should aim to reinforce the area-wide green
chain, consistent with Objective 3. The redevelopment of sites on the King Square Estate
provides an opportunity to implement public realm improvements contained within the
King Square Area Framework and Action Plan.

There is a limited amount of public green space within the area, but there is potential to
create new spaces or improve the quality of existing spaces. King Square Gardens, St.
Luke’s Gardens, Central Square and Seward Street playground, alongside Central Street,
Paton Street, Moreland Street and Goswell Road, are priorities for improvement. This
should include new tree planting and urban greening to help adapt to climate change and
support biodiversity.
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4.0.10 Sustainable design is prioritised on the King Square Estate, via an integrated sustainable

drainage system that collects rainwater and uses this for both biodiversity and amenity
value. The provision of a new energy centre and heat network will assist in providing
cheaper heating and greener electricity. The existing Citigen heat network lies to the south
and east of this area, providing opportunities for expansion of decentralised energy
networks.

Links to objectives

Policy BC1 supports all five objectives to some degree, but in particular Objective 1 (Place
shaping), Objective 2 (Housing, regeneration and employment and Objective 3 (Environment,
health and wellbeing).

Key evidence

Bunhill and Clerkenwell Public Space Evaluation and Urban Design Study (2010)
Bunhill and Clerkenwell Issues and Options consultation report (2009)

King Square Area Framework and Action Plan (2008)

St. Luke's Area Street Improvements (2007)

EC1 NDC Local Economic Analysis (2009)

Islington Employment Study (2005 and 2008)

Islington Open Space, Sport and Recreation Assessment (2009)

St. Luke's Conservation Area Guidelines (2007)

EC1 Housing Needs Survey (2008)
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5 City Road Basin area

City Road Basin area

The City Road Basin area will be comprehensively redeveloped as a new urban quarter,
accommodating a range of new uses including:

A mix of homes, including family sized units of 3 bedrooms or more.

Business floorspace, including workspaces suitable for SMEs and affordable workspaces.
A range of shops, cafés and restaurants, including small units.

A range of new public open spaces within the City Forum site and alongside the western
edge of the canal basin, including play space and youth space.

Refurbished and new community facilities.

A range of leisure, commercial and residential moorings on City Road Basin.

The following should be provided by development proposals:

A.

Vi.

Vii.
viii.

High quality buildings which:

Exhibit a height and massing that relate positively to the width of surrounding streets and
spaces,

Successfully interface with the scale and form of neighbouring areas, and do not
overdominate, overshadow or overhang existing or proposed areas of high pedestrian
activity,

Utilise design techniques that break up the bulk of large buildings and minimise blank,
inactive or monotonous frontages,

Relate positively to neighbouring buildings in a manner which reinforces the predominant
perimeter block character of the borough,

Provide visually interesting and active frontages to new public spaces and key streets,
Are consistent with, and reinforce, the up-to-date waterspace strategy for the canal basin,
in terms of their design and use,

Enhance legibility within and around the sites, and

Conserve and enhance heritage assets and their settings, including recognised and
historic landmarks, locally listed buildings and features associated with the canal basin.

For sites (or parts of sites) fronting onto both City Road and the canal basin (including
the City Road frontage of the City Forum site), buildings over 30 metres in height may be
appropriate where they:

Meet the criteria set out in Policy BC9 and relevant site allocations,
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Vi.

Vii.

viii.

Form part of a coherent cluster, which marks the node at the southern end of the canal
basin, and which is subordinate to the emerging cluster at the Old Street roundabout area
in terms of both scale and number of tall buildings, and

Relate positively to other existing or proposed buildings within the cluster (for example,
in terms of form, bulk, scale, materials and the effect on the skyline).

An enhanced public realm, including:

A new linear park along the western side of the canal basin that incorporates hard and
green landscaped space and facilities that support the active use of the canal basin,
including serviced moorings and the Islington Boat Club.

Improved outdoor youth and play facilities, including measures to improve access to
existing facilities.

A substantial amount of new public space within the City Forum site.

New or improved pedestrian and cyclist links between the canal basin, [ronmonger Row
and Moreland Street.

Improvements to City Road, Wharf Road, Central Street and Moreland Street that promote
pedestrian and cyclist safety and movement and improve public transport provision.
The use of surface treatments, tree planting and/or public art to mark the junction of City
Road, Central Street and Moreland Street and improve its sense of enclosure.

The refurbishment of the exterior of the London Underground ventilation shaft, in order
to provide an attractive edge to the public realm at this important intersection.

The use of surface treatments on City Road to mark the original form of the canal basin
and unite public spaces north and south of the street.

A range of residential unit sizes, including larger units suitable for families. Housing may
be appropriate at ground level on less trafficked streets (e.g. Macclesfield Street, Dingley
Road and Wharf Road) where design techniques satisfactorily separate the public and
private realm. Units that face directly onto City Road must be designed in a manner that
maintains a high standard of amenity, mitigating any effects associated with noise and
air pollution.

A diverse mix of employment spaces, including offices, small and affordable workspaces,
shops, educational and community uses (including for the Islington Boat Club), and cafés
and restaurants where these would help to animate key streets and spaces.

An innovative approach to reducing energy and resource use, including:

A Decentralised Energy network connecting to two or more proposed
developments/existing buildings in the area, and/or expansion of existing networks into
the area,
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The use of existing heat sources (such as Underground ventilation shafts, electricity
substations and nearby computer servers) to provide heating to buildings, and/or
The use of canal water for cooling or heating.

Sustainable drainage techniques that result in zero net run-off to the canal basin (a
Metropolitan-graded Site of Importance for Nature Conservation), and incorporation of
green roofs or walls and other natural features within new buildings and spaces.

Safeguarding the continued operational use of the City Road substation and National
Grid 400kV network, including during construction.
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Figure 10 City Road Basin area framework
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Site allocations associated with this Estimated development quantum for this area

policy (net increase)

e Site BC6: City Forum, 250 City Road | ¢ Residential uses: Around 810 homes, of which

e Site BC7: 261 City Road 284 social rented. Around 80% of social rented
e Site BC8: Islington Boat Club, 16-34 units should be family sized units of 3 bedrooms
Graham Street or more.

e Site BC9: Graham Street Park _ ,
e Employment uses: Approximately 1,300m" of

business floorspace and 5,500m’ retail space.
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Site allocations associated with this Estimated development quantum for this area

policy (net increase)

e Site BC10: 37- 47 Wharf Road e Community uses: Approximately 750m’ of

e Site BC11: Gambier House community uses.
multi-storey car park / Betty Brunker | ¢  Open space: At least 6,600m’ of additional and
Hall improved public space.

The council will take a proactive approach to working with landowners, the London Borough of
Hackney and interested parties to coordinate the changes needed to create a successful mixed
use neighbourhood. Collaborative working will also be needed safeguard and improve local
infrastructure, improve pedestrian access at an early stage, and to promote a true mix of land
uses, including employment space and community facilities. The council is committed to securing
new homes for social rent in the City Road Basin area as part of its housebuilding programme,
and will work closely with development partners to maximise supply.

To secure optimum development, the council may be required to intervene over and above land
use regulation. The council will evaluate this requirement on an ongoing basis, particularly in
regards to financial viability, land control and phasing, amongst other matters.

The council, in partnership with the London Borough of Hackney and TfL, will need to address
the longer term challenges surrounding City Road, including design solutions, costs, budgeting
and implementation. London Underground will also need to be involved in early discussions
regarding the City Road ventilation shaft. A Memorandum of Understanding between the two
parties will be considered, with the aim of progressing to a Funding Agreement, including land
control issues, which will form the basis for implementation. Procurement of contractors would
follow within a suitable contract and performance structure.

New community uses will be sought within major development schemes to meet identified needs,
in particular the priority needs set out in Chapter 12 of this plan (such as healthcare uses and
early years provision). Community uses may extend to incubator/start-up workspace or training
space, offered at low rents and service charges, and operated by a council-approved Workspace
Provider. Early engagement between applicants and statutory / voluntary service providers will
be encouraged and facilitated.

Community infrastructure priorities

Social rented housing

Affordable workspace/training facilities
Canal basin

Electricity network

Islington Boat Club refurbishment

Betty Brunker Hall refurbishment
Decentralised Energy Network expansion
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Public realm priorities (refer to Appendix 2)

5.0.1

5.0.2

5.0.3

5.04

City Forum public space

Central Street, Moreland Street and City Road public realm (Project 11)

Graham Street / Linear Park (Project 12)

Canal Basin / Wharf Road improvements, including Islington Boat Club (including Projects
13 and 14)

The City Road Basin, one of central London’s largest areas of open water, fell into disuse
following the decline of Britain’s inland goods and shipping industry in the early 1930s.
Despite an increase in its recreational use since then, the City Forum business park was
built over the southern part of the basin in the early 1980s. In recent years the economic
value of the basin has become widely recognised, and many large sites now have planning
permission for development on a significant scale.

The basin, its sheltered water body and the node formed by the convergence of existing
and future routes at the southern end of the basin provide a focus for high quality new
development that will create a natural step between the office-based area of Old Street
roundabout and the retail focus of the Angel. More than other locations, the area has a
relatively simple pattern of land ownership. Policy BC2 provides the basis for the
development of a coherent and distinctive urban quarter, and incorporates many elements
of the 2004 masterplan for the City Road Basin, including improved public space along
the west side of the canal basin and the development of sites at Wharf Road and 261 City
Road. However, in contrast to the 2004 masterplan, the policy supports the retention of
the Islington Boat Club in its current location, and protects Graham Street Park and games
area from development, consistent with Core Strategy policies on open space, play and
recreation.

The basin is currently used for recreation and leisure, particularly by the Islington Boat
Club, a charity that has been teaching younger people to sail for over 25 years. The existing
waterspace strategy was adopted in May 2004. To complement Policy BC2 and make the
most of this unique asset, a revised waterspace strategy is needed which takes account
of existing users, conserves and enhances the heritage value of the basin, improves its
navigational use, promotes pedestrian and cyclist movement along towpaths, enhances
its biodiversity value, and incorporates moorings that provide affordable homes and
workspaces.

Policy BC2 reflects some of the principles established by existing planning permissions,
but is based on an up-to-date appraisal of the existing urban context. The policy emphasises
the need to retain a diverse range of employment and business uses within the area, in
order to enhance the area’s economic role, and also promotes a greater range of housing
types than are currently permitted, including larger units for families and a greater proportion
of affordable dwellings. It also aims to ensure that dwellings are designed in a way that
mitigates the impact of noise and air pollution on residents.
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5.0.5

5.0.6

5.0.7

5.0.8

5.0.9

Policy BC2 aims to ensure that large sites surrounding the City Road Basin are developed
in a manner that reflects historic development patterns, conserves and enhances the
basin's cultural and natural heritage value, increases the amount of public space, improves
pedestrian permeability and public realm quality, and provides active and vibrant frontages
in appropriate locations. The policy also recognises the contribution that local landmarks
make to the area (refer to Objective 5).

Consistent with Policy BC9, the potential for a limited cluster of buildings over 30 metres
in height at the southern end of the City Road Basin is recognised. A carefully designed
and grouped cluster has the potential to attractively bookend and frame the southern end
of the basin and the public space required by Policy BC2, and to mark the point where
City Road, the canal basin and new/improved north-south routes meet, thus assisting
wayfinding and improving legibility. With the exception of the Old Street roundabout area,
other sites further along City Road do not have the same nodal attributes as the City Road
Basin area, and therefore are not appropriate locations for tall buildings.

It is important that individual proposals for tall buildings in the City Road Basin area
demonstrate a quality of design commensurate with the scale of the development, and
contribute to a coherent massing, of a magnitude and scale appropriate to the location.
Proposals for buildings over 30 metres in height must therefore be accompanied by accurate
and realistic representations of the building in the context of proposed and approved
projects, where this is known, focusing in particular on the City Road axis (including
emerging/proposed clusters at the Old Street roundabout and City Road Basin; the
relationship to built form at Angel; and any intermediate tall buildings on the Hackney side
of City Road).

Policy BC2 aims to take advantage of the benefits that large scale redevelopment can
bring, by encouraging the use of green roofs and walls, and by promoting the use of
Decentralised Energy and existing sources of heating and cooling, in order to take
advantage of efficiencies of scale and minimise environmental impacts. Incorporating
natural features into the built environment can significantly contribute to climate change
adaptation through, for example, flood storage, reduced rainwater runoff and ameliorating
the urban heat island effect.

The City Road substation is an essential part of the transmission network and has an
important role to play in maintaining the supply of electricity to the local distribution network
operator, and to homes and businesses throughout London and the wider area. Policy
BC2 recognises this by protecting its continued operation and supporting essential utility
development.

Links to objectives

Policy BC2 supports all five objectives to some degree, but in particular Objective 1 (Place
shaping) and Objective 2 (Housing, regeneration and employment).

Key evidence
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Bunhill and Clerkenwell Public Space Evaluation and Urban Design Study (2010)
Bunhill and Clerkenwell Issues and Options consultation report (2009)

City Road Basin Masterplan and Waterspace Strategy (2004)

EC1 NDC Local Economic Analysis (2009)

Islington Employment Study (2005 and 2008)

Islington Open Space, Sport and Recreation Assessment (2009)
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6 Old Street

Old Street

Old Street will become a distinctive, high quality, diverse and vibrant commercial destination
within central London. The environmental quality of the roundabout will be transformed through
coordinated public and private investment, with complementary improvements to neighbouring
residential areas, including:

e Significant investment in the open space and transport infrastructure of Old Street station
and roundabout to support the proposed level of development, improve access to the
station (including a new at-grade entrance), create good quality public open space, reduce
traffic impacts and improve interchange between bus, train and tube.

e Business uses, including workspaces suitable for occupation by small and micro
enterprises, and supporting uses.

e Retail and leisure units fronting Old Street, City Road and within the station, and retention
of a Post Office within the area.

e New homes, including family sized units of 3 bedrooms or more.

The following should be provided by development proposals:

A. A substantially improved public realm that unifies the streets and spaces around the
roundabout, improves access to the underground station and prioritises pedestrian and
cyclist circulation and safety, and which:

i.  Results in an attractive and functional new public space located at or near to the current
centre of the gyratory, accessible at-grade from the surrounding streets,

ii. Does not create any adverse environmental impacts on the surrounding area where arms
of the gyratory are to be closed and/or roadspace reduced,

iii. Incorporates permeable surfaces, green space and trees to bring amenity, cooling,
biodiversity and air filtration benefits and to reduce surface water runoff, particularly to
St. Luke's Estate (which is within a Local Flood Risk Zone and is at risk of
significant/extreme flooding), and

iv. Is coordinated with current and future plans of utility providers to provide wider
infrastructural improvements and minimise short-term disruption.

B. Buildings of high quality architectural design which:
i.  Relate positively to each other,
ii. Improve the character, quality and identity of the area,

iii. Demonstrate a scale and massing that responds to adjacent public spaces and street
widths and enhances street level views of recognised and historic landmarks in the area,
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Conserve and enhance heritage assets, and
Respect the existing urban grain and, wherever possible, seek to repair lost urban grain.

For sites surrounding and fronting onto the Old Street roundabout:

New buildings should be of high architectural quality, reflecting the gateway location.
Buildings of over 30 metres in height may be appropriate where they fulfil the criteria set
out in Policy BC9.

New buildings should explore opportunities to provide direct basement access to and
from the underground station (subject to agreement with London Underground Ltd).

New buildings adjacent to the Grade | listed Bunhill Fields Cemetery should exhibit a
scale, massing and design which enhances its heritage value, and should also incorporate
design measures that enhance the biodiversity value of adjacent areas.

A range of retail, leisure or community facilities on ground floor frontages facing Old Street
and City Road, and small-scale units and kiosks within the underground station, in order
to create activity and vibrancy.

Expansion of existing/planned Decentralised Energy networks into the area, and/or the
creation of new network(s) connecting two or more developments or existing buildings.
One large or several smaller energy centres may need to be provided in the area to
support the network(s).

The redevelopment of low density and underused buildings and car parking areas for
housing on the Redbrick Estate, incorporating like-for-like reprovision of community
facilities that are in active use, improved pedestrian connections between Bath Street
and St. Luke’s Gardens, enhanced amenity green spaces with nature conservation value,
and improvements to existing buildings and front gardens on the estate.

On the Redbrick Estate, and adjacent to the St. Luke's High Rise Estate, buildings and
spaces must be designed in a way that ensures a high standard of amenity for existing
residents, including noise and privacy.

Residential development fronting directly onto City Road (north) and Old Street roundabout
will be discouraged, unless it can be demonstrated that a high standard of amenity can
be achieved, by reducing exposure to air and noise pollution, and through the on-site
provision of adequate public and private amenity and play space.

Telecommunications cabinets servicing the fibre optic cable network and which provide
superfast broadband to local businesses will be allowed where these do not restrict
pedestrian movement and are sited and designed to minimise visual impacts. Where
cabinets are visible to pedestrians, the use of such cabinets for historic interpretation,
public art or wayfinding may be sought through conditions.
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Figure 11 Old Street area framework
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Site allocations associated with this Estimated development quantum for this area

(net increase)

policy

Site BC18: Redbrick Estate (Vibast
Centre, Cope House garages and car
park)

Site BC19: 148 Old Street (Royal Mail
building)

Site BC20: Former Moorfields School,
40 Bunhill Row

Site BC21: 198-208 Old Street (Petrol
station)

Site BC22: Transworld, 70-100 City
Road

Site BC23: 207-211 Old Street
(northwest of roundabout)

Site BC24: Old Street roundabout
area

Site BC25: Inmarsat, 99 City Road

Business uses: Approximately 23,000m’ of
business floorspace, including around 5,500m’
of workspace suitable for small businesses and
start-ups.

Retail and leisure uses: Approximately
3,500m’.

Residential uses: Around 320 homes, of which
112 social rented. Around 80% of social rented
units should be family sized units of 3 bedrooms
or more.

Open space: Around 3,000m’ of additional and
improved public space.
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Site allocations associated with this Estimated development quantum for this area

policy (net increase)

e Site BC26: 202-254 Old Street (east
of roundabout)

e Site BC27: Maple House, 37-45 City
Road

Early improvements to Old Street roundabout and tube station would provide a context change
for private sector investment in the area and improved confidence in market demand, value
generation and investment potential. The council considers this essential in supporting the local
economy, and particularly in promoting investment in small, knowledge-based industries present
in the area. Alongside transport improvements, there is a significant opportunity to coordinate
works with utility companies to upgrade other infrastructure (e.g. fibre-optic and electricity
networks). The most significant barrier to delivery is funding. The council will work in partnership
with Hackney and the GLA to raise funds through the Community Infrastructure Levy and identify
opportunities to pool developer contributions from major sites, and with TfL, the government and
the private sector to commit funds. Other mechanisms for driving forward public realm
improvements at Old Street should also be considered, including partnership working, Business
Improvement Districts and Tax Increment Financing.

Islington and Hackney councils, the GLA, TfL, transport operators and utility companies form
the core group of parties that are required to drive change at Old Street roundabout. Strong
commitment from a small team will be needed to drive decision-making. Production of a revised
Opportunity Area Framework for the City Fringe (to be led by the GLA) will help to reach
agreement on the strategy for Old Street. A Memorandum of Understanding may also be useful
in establishing a willingness to collaborate; to be followed by a Funding Agreement that will
commit the parties to the project. This in turn would form the basis for public procurement and
securing of all the required approvals. Where private services are procured, it may be necessary
to commit to development within a formal delivery structure such as a partnership, Joint Venture
or other relevant vehicle that will meet the needs of the specific project. In view of the lead-in
time for negotiations, the council intends to establish this process early on.

The council is committed to the development of new homes for social rent as part of its
housebuilding programme. The related redevelopment of community facilities will be financed
primarily through cross-subsidy from the provision of new private housing; supplemented by
grants and capital expenditure.

The council is keen for residents to be actively engaged with the development process. To
achieve this, the council will work actively with the local community, housing partners and the
voluntary sector to implement specific projects, particularly on housing estates. In predominantly
residential areas, infrastructure projects will be promoted through the establishment of
Development Trusts. These are partnership organisations that offers benefits to the local
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community, and have advantages for many public bodies, non-profit agencies and funders. Such
trusts may help to ensure that planning gain from new development supports community
development (for example, via asset transfers and leasing council land).

Prior to submitting detailed plans, the council will produce development briefs (or similar) for
certain sites within the area. These will be based on the principles set out in the above policy,
and must aim to ensure that new development levers in improvements to neighbouring buildings
and spaces.

Community infrastructure priorities

Old Street underground station (access to concourse)

Old Street roundabout highway reconfiguration

Fibre-optic and electricity networks

Bunhill Fields Burial Ground biodiversity / heritage improvements

Decentralised Energy network

Refurbishment and reprovision of Vibast Community Centre, dental surgery and Post Office
Social rented housing

Public realm priorities (refer to Appendix 2)

6.0.1

6.0.2

Redbrick Estate public realm improvements (Project 17)
Old Street roundabout public realm improvements (including Projects 19 and 20)
Leonard Street improvements (Project 21)

Old Street roundabout occupies a strategic location midway between the City of London
and its concentration of financial service industries, and the grittier, more local economies
of east London. The area falls within the City Fringe Opportunity Area as identified by the
London Plan (see Figure 16). Old Street station (one of London’s busiest, accommodating
around 18 million passengers annually) supports the area’s economic function, which
includes corporate businesses, small knowledge-based industries and charities. However,
a significant number of people live within the area, primarily on housing estates, but
increasingly within private developments.

The station, which suffers from a poor layout, is located beneath the roundabout, which
dominates the area and is of poor quality. Public realm improvements north of the
roundabout have done much to improve the area’s character, but significant issues remain.
A number of development opportunities exist around the roundabout and it is important
to ensure that the redevelopment of these sites take a long-term view, and are coordinated
with investment in the public realm, to help create a strong and positive identity for the
area. Policy BC3 acknowledges development opportunities presented by sites fronting
the roundabout for tall buildings, consistent with Policy BC9, where these take account of
local contextual issues. Part of the area lies within the Bunhill Fields and Finsbury Square
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6.0.3

6.0.4

6.0.5

6.0.6

Conservation Area, which English Heritage identifies as being at risk. The design framework
set out in Policy BC3 intends to address this and to ensure that the character of the
Conservation Area is preserved and enhanced in the future.

Policy BC3 acknowledges that the area contains a number of recognised and historic
landmarks that are important to its character, and which new development should respect
(see also Objective 5). The policy also requires proposals to demonstrate an understanding,
appreciation and appropriate response to the historic and existing urban grain. Important
components contributing to urban grain include the local network of public routes that aid
permeability, the scale and massing of development, and the number of plots that may
have been amalgamated to facilitate new development.

Policy BC3 encourages predominantly office-led development within the area. This contrasts
with some recent proposals and permissions, but is considered to be appropriate given
the accessibility of the area and its Central Activities Zone and City Fringe Opportunity
Area designations. Old Street has recently been termed “Silicon Roundabout” due to the
prominence of tech companies locally, and to support such industries, new development
is encouraged to provide suitable workspace. The success of many local businesses in
the tech sector is dependent on reliable superfast broadband (i.e. with download speeds
in the order of 1.5Gbit/s). The policy recognises the importance of this infrastructure by
allowing cabinets where these do not restrict pedestrian movement. Although cabinets
should be sited and designed to be unobtrusive, where they would be visible to pedestrians,
the council will seek their use as information display panels or to showcase public art'?.

New retail and leisure uses are encouraged to support the area’s role as a commercial
hub. Residential development fronting Old Street roundabout and City Road north is
discouraged due to the significant problems associated with air and noise pollution and
difficulties of providing adequate amenity and play space in this location, particularly for
families (unless it can be demonstrated that these issues have been adequately mitigated
through the design of the development). However, new homes are encouraged on
appropriate sites, including on the Redbrick Estate, to increase the supply of housing
locally. Consistent with the Core Strategy, buildings adjacent to existing homes on the
Redbrick and St. Luke's estates are required to help improve the living environment for
residents.

A number of options have been considered for the reconfiguration of the Old Street gyratory
between Islington and Hackney Councils and Transport for London. TfL and Islington
Council's preferred approach envisages the closure of the north-western arm, allowing
at-grade access, without the need to cross a highway from the Promenade of Light on Old
Street, to a new tube station entrance and public space. However, further detailed modelling
will be required in order to ensure that any reconfiguration of the roundabout results in
positive benefits for the wider area. Policy BC3 also supports the creation of a high quality
new public space at the roundabout that reinforces the role of the area as a central London

12 See also the Development Management Policy on telecommunications.
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6.0.7

6.0.8

6.0.9

hub and provides an improved environment for public transport users, particularly those
interchanging between bus and rail. It is considered that this is fundamental to the long-term
success of the area.

Incorporating natural features into the built environment can significantly contribute to
climate change adaptation through, for example, flood storage, reduced rainwater runoff
and ameliorating the urban heat island effect. Given this, and local problems associated
with pollution, public space improvements to the roundabout will be expected to mitigate
environmental impacts, including through urban greening and tree planting. An opportunity
exists to introduce new street trees along City Road and Old Street east of the station as
development opportunities come forward.

Policy BC3 acknowledges that the area has significant potential for Decentralised Energy
networks to supply heating and cooling to major development sites, potentially linked to
future networks in Hackney and other areas. The policy encourages connection to existing
buildings and networks, subject to viability, consistent with the Core Strategy.

Bunhill Fields Burial Ground is an existing Site of Importance for Nature Conservation and
is a Grade | Registered Park/Garden. Policy BC3 encourages development in proximity
to the cemetery that enhances its biodiversity and heritage value.

Links to objectives

Policy BC3 supports all five objectives to some degree, but in particular Objective 1 (Place
shaping), Objective 2 (Housing, regeneration and employment) and Objective 4 (Streets,
public spaces and transport).

Key evidence

Bunhill and Clerkenwell public space evaluation and urban design study (2010)
Bunhill and Clerkenwell Issues and Options consultation report (2009)

City Fringe Opportunity Area Planning Framework (draft, June 2009)

Old Street Roundabout Development Strategy (2008)

EC1 NDC Local Economic Analysis (2009)

Islington Employment Study (2005 and 2008)

Islington Open Space, Sport and Recreation Assessment (2009)

English Heritage Heritage at Risk register (2010)

Bunhill Fields and Finsbury Square Conservation Area Design Guidelines (2007)
Moorfields Conservation Area Design Guidelines (2007)

Chiswell Street Conservation Area Design Guidelines
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7 Northampton Square, Goswell Road and Spencer Street

Northampton Square, Goswell Road and Spencer Street

New development will enhance the legibility and character of this area, strengthening the
identity of its streets and spaces, and building on its diverse mix of uses, including:

e Redeveloped and refurbished buildings for City University London, providing new education
floorspace and activities ancillary to education, with facilities that are accessible to the
local community.

e Adiverse range of employment spaces, small-scale retail units and community facilities,
including the retention of the Finsbury Library and Islington Museum.

e New homes, particularly affordable family homes.

e  Public realm improvements to Goswell Road, Spencer Street and Northampton Square.

The following should be provided by development proposals:
A. For City University London sites, new and refurbished buildings which:

i.  Provide a range of accessible and efficient higher education facilities, including teaching
space, laboratories, learning resource areas, support offices, social facilities, and facilities
which would maximise community access to education,

ii. Conserve and enhance heritage assets, particularly the Northampton Square Conservation
Area and recognised and historic landmarks,

iii. Respond positively and appropriately to important frontages and street corners, and create
variety and interest at street level,

iv. Provide high quality landmark building(s) fronting Spencer Street and Goswell Road,

v. Exhibit sensitive design and massing, in particular by visually breaking up large blocks,
not overly dominating neighbouring spaces and buildings, and ensuring a high standard
of amenity for existing residents,

vi. Create high quality pedestrian links between Northampton Square and Spencer Street,
to better distribute pedestrian activity around the area, and

vii. Create open space within the main site, including green space.

B. Animproved public realm, including:

i.  On Spencer Street and Goswell Road, tree planting that creates a sense of enclosure
and mitigates local air pollution, and highway improvements that promote pedestrian and
cyclist movement and safety.

ii. Improvements to the northern edge of Northampton Square Gardens, which integrate
with the park and incorporate cycle parking.

iii. Refurbishment of the bandstand within Northampton Square Gardens.
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C. The retention of workspaces suitable for start-ups, social enterprises and small businesses,
including light industrial workshops; and the provision of new small workspaces (e.g.
through the conversion of lock-up garages).

D. The retention and enhancement of active ground floor uses and community facilities
fronting Spencer Street, Goswell Road and St. John Street.

E. Arange of housing types and sizes, provided in appropriate locations and on currently
under-used sites, and which exhibit a high standard of amenity.

F. Forthe Triangle Estate, proposals will be supported where these would improve the
quality of the living environment, and would result in better quality ground floor frontages,
improved safety, enhanced definition between public and private space, improved
accessibility and appropriate permeability.

G. Maximising the use of green roofs or walls and other natural features within new buildings
and spaces.

H. Expansion of, and connection to, existing Decentralised Energy networks, where viable.
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Figure 12 Northampton Square, Goswell Road and Spencer Street area framework
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Site allocations associated with this Estimated development quantum for this area

policy (net increase)

e Site BC1: City University London, 10 | ¢  Education/community uses: Approximately
Northampton Square 16,000m’ of new higher education floorspace.

e Site BC2: City University London,
Sebastian Street e Business uses: Approximately 750m’ of

e  Site BC3: Brunswick Estate lock-up workspace for small businesses and start-ups.
garages
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The council will work with City University London to enhance the role of the university within the
neighbourhood and maximise its linked benefits to employment and local services. The adopted
Planning Brief forms a strong basis for working together to identify projects and programmes
that can be implemented.

The council is committed to the development of new homes for social rent as part of its
housebuilding programme. The council is also keen to improve the supply of small and affordable
workspaces in the area, including incubator space for local start-up businesses. Opportunities
to provide these workspaces in the vicinity will be explored, including joint programmes with the
university and other education providers.

The council is keen that local residents are engaged with the development process. As such,
opportunities for collaborating with residents in the surrounding area will be promoted.

Community infrastructure priorities

Higher Education floorspace (including publicly accessible facilities)
Social rented housing
Affordable / incubator workspace

Public realm priorities (refer to Appendix 2)

7.0.1

7.0.2

Goswell Road and Spencer Street public realm (Projects 5 and 8)
Northampton Square Gardens improvements (Project 6)
Percival/Triangle Estate improvements Projects 9 and 10)

The northern part of Clerkenwell has a long association with water, education, industry,
innovation, learning and culture, which continues to the present day. City University London
occupies large sites around Northampton Square, whilstimmediately adjacent to the area
are institutions such as the Finsbury Library and Islington Museum, Sadler’s Wells Theatre,
City and Islington College, and the Finsbury Health Centre. Providing a contrast to these
institutional and cultural uses, but reflecting its tradition of innovation, are housing estates
such as the Brunswick and Finsbury Estates. While these juxtapositions create diversity
and interest, the area can be difficult to understand for people unfamiliar with the
neighbourhood. Policy BC4 aims to address this by encouraging development that
reinforces the primacy of the area's most important streets, including Goswell Road,
Spencer Street, and St. John Street.

City University London is promoting an ambitious development programme that will bring
significant new investment to the area. Central to the university’s success is its links with
the City of London, but it is also a community resource, source of employment, an important
anchor to the local economy, and a focus for community life. As such Policy BC4
encourages new development that supports the critical education, community and
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7.0.3

7.04

7.0.5

employment functions of the university, whilst responding positively to the special quality
of the Northampton Square Conservation Area, and maximising community use of its
facilities.

Policy BC4 supports development that is designed in a manner that respects neighbouring
streets and spaces, and has a positive effect on the Northampton Square Conservation
Area, including its setting. The policy encourages a finer grain to be provided within large
urban blocks, via sensitive architectural and design treatments, and through the provision
of new and enhanced through-site links.

Policy BC4 encourages active uses fronting onto key streets, and supports the retention
and provision of a diverse range of business workspaces that support innovation and
entrepreneurialism. To meet housing needs, the policy also supports the provision of new
homes, particularly affordable housing for families. Improvements to the Triangle Estate
are encouraged that improve accessibility and safety, reduce crime, provide a better
frontage to neighbouring streets and would improve the living environment on the estate,
consistent with the Core Strategy. Investment in the area’s streets and spaces is considered
a priority in order to improve the amenity and value of the area to local residents, particularly
in the context of population growth, and to protect and enhance the area's biodiversity.
Incorporating natural features into the built environment can significantly contribute to
climate change adaptation through, for example, flood storage, reduced rainwater runoff
and ameliorating the urban heat island effect.

Policy BC4 also acknowledges the opportunities provided by new development to connect
to existing Decentralised Energy networks, such as the existing network at City University
London.

Links to objectives

Policy BC4 supports all five objectives.

Key evidence

Bunhill and Clerkenwell public space evaluation and urban design study (2010)
Bunhill and Clerkenwell Issues and Options consultation report (2009)

City University Planning Brief (2009)

Islington Employment Study (2005 and 2008)

EC1 NDC Local Economic Analysis (2009)

Islington Open Space, Sport and Recreation Assessment (2009)

Northampton Square Conservation Area Design Guidelines (2007)

Northampton Square and the Brunswick Estate Environmental Improvement Framework
(2007)
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Farringdon station area

A world class transport interchange will be created at Farringdon within a high quality
environment that complements and enhances the wider area’s history and heritage, including:

Business and supporting uses, including retail and leisure uses.

A new station providing fully accessible interchange between Thameslink, Crossrail and
tube, as well as high quality passenger facilities.

An enhanced public realm that prioritises pedestrian circulation and provides good access
between the station and other transport modes.

The following should be provided by development proposals:

A.

For sites adjacent to and above Farringdon station:

A coordinated approach to development on adjacent sites which takes account of and
responds positively to likely future schemes promoted by neighbouring landowners,

A “single station environment” across Cowcross Street through the provision of high
quality, permeable station frontages, and a unified public realm between stations,

A high quality station that provides efficient interchange between modes and incorporates
a range of passenger facilities consummate with its role as a London hub station, including
public, fully accessible toilets, and

A high quality public realm on all frontages, including the widening of footpaths between
the station and Charterhouse Street.

The provision of a range of employment uses, particularly offices and associated business
uses, with retail and leisure uses provided at street level onto Farringdon Road,
Charterhouse Street, Cowcross Street and Turnmill Street to create vibrancy and interest.

Measures to facilitate ease of movement and modal interchange, including secure cycle
parking, cycle hire docking stations, cycle lanes along Charterhouse Street, taxi ranks,
improved bus provision, pedestrian signage, and restrictions on delivery and servicing
during daytime hours. Servicing must be located to remove conflicts and maximise
efficiency of space and use. Shared service bays, basements and access/egress with
neighbouring buildings should be considered to achieve the most efficient use of space.

An improved public realm which promotes pedestrian circulation and which results in a

series of integrated, linked and high quality public spaces, including neighbouring spaces
such as Clerkenwell Green.
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Buildings of high architectural quality and local distinctiveness, of a height, scale and
massing that respects and enhances the immediate and wider context, particularly within
and adjacent to Conservation Areas. New development should respect long established
building lines and street frontages, utilise design techniques that break up the bulk of new
buildings, and relate positively to the width of the street.

Buildings and spaces that are designed to minimise environmental impacts and result in
cooling, air quality and biodiversity benefits. As Farringdon falls within a Local Flood Risk
Zone, buildings must be designed to minimise surface water runoff. Buildings adjacent
to the Citigen plant should be designed in a manner to ensure its effective functioning.

The conservation and enhancement of key heritage and townscape attributes, including
local and strategic views to St. Paul’'s Cathedral. Buildings or structures that frame local
and strategic views from viewpoints and viewing areas identified in the Development
Management Policies DPD and London View Management Framework should enhance
the visual quality of protected views, in particular their heritage significance, including
through sensitive design, massing, and use of appropriate materials.

The retention of the railway cuttings as predominantly open spaces. Enhancements to
the cuttings that conserve and enhance their heritage value, and provide improved
pedestrian access across the space between Turnmill Street and Farringdon Road, are
encouraged. The disused underground railway line between Farringdon and Barbican
will be safeguarded to allow for its future reuse for transport purposes.

Connection to the neighbouring Citigen or other Decentralised Energy network, where
viable.
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Figure 13 Farringdon station area framework
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Site allocations associated with this Estimated development quantum for this area

policy (net increase)
e Site BC36: Caxton House, 2 e Business uses: Approximately 34,500m’ of
Farringdon Road business floorspace.

e Site BC37: Cardinal Tower/ Crossrail
over-site development and car park | ®  Retail and leisure uses: Approximately
to rear, 53 Cowcross Street 4,500m”’.

e Site BC38: Farringdon Place, 20 ) - )
Farringdon Road e Open space: Atleast 800m" of additional public

e  Site BC39: Lincoln Place, 50 space.

Farringdon Road
e Site BC40: Vine Street bridge
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The council will collaborate with Crossrail, TfL, Network Rail and local landowners to ensure
that the quality of the new stations are maximised and fully integrated into the surrounding urban
environment (including with other transport modes). Where coordinated development would be
desirable, the council will use planning briefs or similar to reduce risks involved in undertaking
joint ventures.

The council will work proactively with Camden Council and the City of London to coordinate
streetscape improvements, maximise cross-boundary pedestrian flows and manage the night-time
economy. Opportunities for temporary streetscape interventions (e.g. public art installations) in
the vicinity of the railway cutting will be promoted to maximise the value of this open space.

The council will consider various mechanisms for raising revenue in the Farringdon area, and
will investigate the potential for implementing a Business Improvement District in the future,
potentially across the borough boundary. This may assist in reinforcing Farringdon as a destination
by improving links between local businesses, and through enhancing the quality of the
environment.

Community infrastructure priorities

Farringdon Crossrail station

Farringdon Thameslink station

Pedestrian improvements linked to stations

Railway cutting visual improvements / improved pedestrian permeability
Decentralised Energy network expansion

Public toilets

Public realm priorities (refer to Appendix 2)

e  Cowcross Street and Turnmill Street improvements (Project 25)

e Fleet Valley streets and open spaces (Project 26)

e Farringdon Road / Charterhouse Street pedestrian crossing and footway improvements
(including Project 27)

e  Clerkenwell Green, Clerkenwell Close and St. James' Clerkenwell (Project 28)

8.0.1 Following implementation of Crossrail, Farringdon will become one of London’s busiest
stations and a major transport hub. As a result of its strategic position, the Farringdon
station area forms part of a designated Intensification Area identified in the London Plan.
The challenge for Farringdon is to ensure that new development and investment reflects
its enhanced status in the urban hierarchy, whilst retaining those elements of its character
that make it special and distinctive.

8.0.2 The area covered by Policy BC5 consists of two large impermeable city blocks dominated
by large scale infrastructure and located within a wider area of significant historic character.
The coherent and integrated redevelopment of these two groups of sites has the potential
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8.0.3

8.04

8.0.5

8.0.6

8.0.7

to transform the image of Farringdon as a place and to enhance the wider historic
environment. Policy BC5 establishes principles for site redevelopment that supports the
council’s objectives for the area, including enhancing design quality, pedestrian circulation,
interchange, legibility and permeability. These principles were established through the
Farringdon Urban Design Study, which tested different intensification and development
scenarios in the vicinity of the station. The policy promotes an appropriate level of
intensification that contributes to the London Plan target of providing 2,500 jobs within the
wider Farringdon-Smithfield Intensification Area (see Figure 16), whilst promoting a safe
and comfortable environment for pedestrians and conserving and enhancing heritage
assets.

Although a large number of passengers will interchange within the station, it is estimated
that the number of people leaving the station on Cowcross and Turnmill Street during the
morning peak will jump from 17,300 to 31,200, with an additional 6,000 at Lindsey Street™.
Policy BC5 asserts the need to accommodate this increase safely and comfortably, by
ensuring that new buildings and spaces are designed in a manner that promotes
interchange and pedestrian movement. The provision of adequate facilities for passengers
is also important: Policy BC5 identifies a need for publicly accessible toilets, which is an
absolute necessity at a major railway station and is required to avoid social problems.

In order to promote the most efficient use of land and maximise the quality of development,
applicants will be expected to demonstrate that the development of neighbouring large
sites is coordinated and consistent. The council will assist applicants in achieving
coordinated development, which may occur through, for example, the submission of
concurrent planning applications, preparing joint masterplans, or developing planning
briefs.

The Farringdon station area has significant historic links with Smithfield and Hatton Garden,
both of which are designated conservation areas. The area has a particularly strong
relationship with neighbouring Historic Clerkenwell, which incorporates the eastern side
of Turnmill Street and much of Cowcross Street. To ensure coherent development, and
to conserve and enhance heritage assets, proposals in the Farringdon station area will
need to have regard to the principles established through Policy BC7 and related
Conservation Area Design Guidelines, as well as relevant policies of the City of London
and London Borough of Camden.

A number of strategic and local views of St. Paul’s cathedral pass through Farringdon.
The presence of these views is a significant design constraint for new buildings, particularly
in terms of building heights. Policy BC5 aims to ensure that new buildings adjacent to view
corridors will enhance the quality of the view, by framing the view in a sensitive manner,
particularly in terms of shape, massing and materials.

The Farringdon Urban Design Study considered the railway cutting to have significant
character and heritage value, finding it "...special to Farringdon because the surrounding
urban blocks are complete and relatively homogeneous in the way the city often relates

13 Source: Farringdon Urban Design Study 2010
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8.0.8

to rivers but rarely to railways and because it is the only large open space in this part of
London...[in addition] it offers valuable evidence of the scale and ambition of Victorian
engineering and town planning". Consistent with this, Policy BC5 recognises its value and
affords it protection as an open space which creates and frames protected local views of
St. Paul's cathedral. However, the policy also supports the provision of new pedestrian
routes across the railway cutting, to enhance pedestrian permeability and provide new
open space.

Consistent with promoting Farringdon as a world class location, Policy BC5 encourages
high quality sustainable design: in particular, by incorporating natural features that will
assist in adapting to climate change through, for example, flood storage, reduced rainwater
runoff and ameliorating the urban heat island effect. Reducing the impacts of flooding is
particularly important as Farringdon falls within a Local Flood Risk Zone. Given the proximity
of the Citigen Decentralised Energy plant, new development is expected to exploit
opportunities to connect to the network, whilst being designed in a manner that enables
its effective functioning.

Links to objectives

Policy BC5 supports all five objectives, but in particular Objective 1 (Place shaping), Objective
2 (Housing, regeneration and employment), Objective 4 (Streets, public spaces and transport)
and Objective 5 (Heritage and culture).

Key evidence

Farringdon Urban Design Study (2010)

Clerkenwell Village Renaissance Study (2009)

Smithfield-Farringdon Study (English Heritage) (2007)

Bunhill and Clerkenwell Issues and Options consultation report (2009)
Islington Employment Study (2005 and 2008)

Islington Open Space, Sport and Recreation Assessment (2009)

Clerkenwell Green and Charterhouse Square Conservation Area Design Guidelines
(2007)
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9 North Clerkenwell and Mount Pleasant

North Clerkenwell and Mount Pleasant

North Clerkenwell, including Mount Pleasant, will be enhanced as a focal point for the wider
community, through the comprehensive redevelopment/refurbishment of the sorting office for
a range of uses, and improvement of the area's community facilities, including:

The retention of mail sorting activities on the existing site.

A range of types and size of residential units (including family sized units of 3 bedrooms
or more).

A mix of employment uses, including offices, small and affordable workspaces, shops,
cafés and restaurants.

The safeguarding of key community assets within the area, including the Clerkenwell Fire
Station (for operational and potentially residential use), Finsbury Health Centre, Royal
Mail museum and 3 Corners Centre/Adventure Playground; alongside new, complementary
community infrastructure.

New and enhanced public open space.

The following should be provided by development proposals:

A.

Vi.

70

For the Mount Pleasant Sorting Office site:

A masterplan that links the Camden and Islington parts of the site as an integrated scheme
and incorporates a new museum for the Royal Mail,

A high quality public realm surrounding and throughout the site that blends seamlessly
with the wider public realm, and which incorporates a substantial amount of new, fully
accessible public space, semi-private green and amenity space, play space,
biodiversity-rich space, sustainable drainage, cycle parking and cycle hire facilities,
Pedestrian priority routes that connect with major pedestrian routes in the wider area and
with internal and external public spaces,

The provision of a mix of uses, which define and lend character to different parts of the
site, and which include facilities for both residents and visitors, as well as small shops
and workspaces,

Delivery and service vehicle access accommodated in a manner that minimises the impact
of traffic movements on the wider area, and

Provision of an energy centre on-site or connection to a Decentralised Energy network.

Refurbished and/or new buildings of high quality architectural design and local
distinctiveness, which:
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i. Conserve and enhance heritage assets, including buildings, spaces and other features
associated with the Rosebery Avenue Conservation Area,

ii. Utilise design techniques that break up the bulk of large buildings and minimise blank,
inactive or monotonous frontages,

iii. Relate positively to neighbouring buildings in a manner which reinforces the predominant
perimeter block character of the area,

iv. Provide active ground floor uses fronting Farringdon Road, Rosebery Avenue and other
areas of high pedestrian activity, including existing and new public spaces, and

v. Maximise the use of green roofs and walls.

C. Arange of types and sizes of housing, provided in locations where a high standard of
amenity can be achieved, in particular by reducing exposure of occupants to noise and
air pollution.

D. Public realm improvements which facilitate walking and cycling throughout the area, and
which restrict vehicular movements where necessary to promote pedestrian activity.

E. Connection to existing or planned Decentralised Energy networks in Islington or Camden,
where viable.

Figure 14 North Clerkenwell and Mount Pleasant area framework
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Site allocations associated Estimated development quantum for this area (net

with this policy increase)

e Site BC44: Clerkenwell Fire | ¢ Residential uses: Around 700 units, of which 245 social

Station rented. Around 80% of social rented units should be family
e Site BC45: Mount Pleasant sized units of 3 bedrooms or more.
Sorting Office
e Site BC46: 68-86 e Business uses: Approximately 22,500m’, including
Farringdon Road (NCP 9,500m’ of workspace suitable for smaller businesses and
carpark) start-ups.
e Site BC47: Finsbury Health

B e Retail and leisure uses: Approximately 3,500m’.

e Open space: At least 4,000m’ of additional and improved
public space.

To bring forward the redevelopment of Mount Pleasant, the council will collaborate with Royal
Mail and Camden Council to produce a Supplementary Planning Document. This will identify
the general form and layout of future buildings, appropriate mixes of uses (and their location),
and clarity about the provision and operation of public space and community infrastructure. The
document will also identify how redevelopment should be phased.

The council will collaborate with the Exmouth Market business association to bring forward public
realm improvements and support the shops and market.

The council is keen for residents to be actively engaged with the development process. To
achieve this, the council will work actively with the local community, housing partners and the
voluntary sector to implement specific projects. Where appropriate, infrastructure projects will
be promoted through the establishment of Development Trusts. These are partnership
organisations that offers benefits to the local community, and have advantages for many public
bodies, non-profit agencies and funders. Such trusts may help to ensure that planning gain from
new development supports community development (for example, via asset transfers and leasing
council land).

The council will also collaborate with the NHS, the London Fire Brigade and other service
providers to bring forward the refurbishment of important community facilities and ensure additional
community infrastructure is provided to meet local needs.

Community infrastructure priorities

e Affordable housing/workspace

e The refurbishment and retention of Finsbury Health Centre (see site allocation BC47) and
refurbishment of Clerkenwell Fire Station (see site allocation BC44)

e Decentralised Energy network
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Refurbishment/provision of a community centre at Greenwood House
Community facilities within the Mount Pleasant Sorting Office Site
Reprovision of Royal Mail Museum (potentially within either Islington or Camden)

Public realm priorities (refer to Appendix 2)

9.0.1

9.0.2

9.0.3

9.04

Mount Pleasant Sorting Office Site (within and surrounding)
Exmouth Market (Project 1)
Farringdon Road / Rosebery Avenue (Project 31)

The North Clerkenwell/Mount Pleasant area lies less than 10 minutes on foot from
Farringdon station. Because of its proximity to Farringdon, and its potential for
redevelopment, parts of the area fall within the Farringdon-Smithfield Intensification Area
identified by the London Plan (see Figure 16). Consistent with this designation, Policy BC6
promotes a range of residential, employment and complementary uses, including over
700 new residential units, which will contribute significantly to the London Plan target of
providing 1,000 homes within the wider intensification area.

The modernisation and partial redevelopment of the Mount Pleasant Sorting Office has
been discussed in the past. Royal Mail considers that a sorting office could be retained
on site whilst allowing much of the site to be redeveloped for other uses. As the site spans
the Camden and Islington borough boundaries, Policy BC6 supports its coordinated
redevelopment, by encouraging proposals to be based on a masterplan covering all parts
of the site. Given its size, a careful design approach is required to ensure that new buildings
and spaces integrate seamlessly with the surrounding area. Streets within the site will be
expected to be managed as pedestrian priority spaces, apart from routes associated with
the existing sorting office function, which should be sensitively sited to avoid user conflicts
and reduce local impacts.

Policy BC6 identifies the types of uses to be provided within proposals. It protects existing
buildings which perform an important role, including the Finsbury Health Centre and
Clerkenwell Fire Station. It promotes a range of residential uses, particularly units that
meet local need for social rented family housing. The policy also supports the retention of
the existing sorting office function, and the provision of other employment-generating uses
such as retail, leisure, and small and affordable workspaces. Providing a range of economic
uses is particularly important in terms of protecting local access to employment, creating
a diverse local economy and supporting the central London economy. Additional community
facilities may also be required (for example, the Infrastructure Delivery Plan identifies a
lack of NHS dental surgeries within Clerkenwell ward).

The Rosebery Avenue Conservation Area covers most of the area and includes heritage
assets such as the Clerkenwell Fire Station, the Church of the Holy Redeemer and various
shopfronts on Exmouth Market, Rosebery Avenue and elsewhere. The area also includes
the Finsbury Health Centre, one of the first purpose-built primary health facilities in the
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9.0.5

country. The original course of the Fleet River runs along the southwestern edge of the
area. Policy BC6 promotes development that conserves and respects these and other
heritage assets.

The policy encourages buildings and spaces that offset or mitigate environmental and
health impacts, including new tree planting, urban greening and other natural environments
to help adapt to climate change. This is considered important given the localised effect of
the urban heat island and the need to improve access to nature. The policy also supports
the creation and expansion of Decentralised Energy networks in the area, including the
provision of an energy centre on the sorting office site.

Links to objectives

Policy BC6 supports all five objectives, but in particular Objective 1 (Place shaping) and
Objective 2 (Housing, regeneration and employment).

Key evidence

Farringdon Urban Design Study (2010)

Clerkenwell Village Renaissance Study (2009)

Bunhill and Clerkenwell Issues and Options consultation report (2009)
Islington Employment Study (2005 and 2008)

EC1 NDC Local Economic Analysis (2009)

Islington Open Space, Sport and Recreation Assessment (2009)
Rosebery Avenue Conservation Area Design Guidelines (2007)
Islington Local Economic Assessment (2010)
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10 Historic Clerkenwell

Historic Clerkenwell

The special character of this historic part of London will be protected and enhanced through
heritage-led development that reinforces its uniqueness, integrity and socio-cultural value;
and provides for limited expansion in floorspace, including:

A range of employment uses, including business workspaces suitable for SMEs, affordable
workspaces for specialist industries, and small-scale retail and leisure uses, with
complementary residential uses provided where appropriate.

An enhanced public realm that respects and enhances the historic environment and its
setting.

The following should be provided by development proposals:

A.

The provision of a mix of employment uses, consistent with Policy BC8, and which:

Positively reinforce the character of the street or space,

Provide active uses at ground level fronting major roads and key streets,
Where appropriate, incorporate a proportion of residential uses where it can be
demonstrated that a high standard of amenity can be achieved.

New buildings of high architectural quality and local distinctiveness, of a height, scale
and massing that respects and enhances the immediate and wider context, consistent
with the predominant building height. New development should reflect long established
building lines, street frontages and plot widths. Roof extensions, plant rooms and lift
overruns should conform to prevailing building heights and should not harm the character
and appearance of the existing building as seen from streets and public open spaces.

The conservation and enhancement of heritage assets and townscape attributes, including
Conservation Areas, Scheduled Ancient Monuments, listed buildings, buildings and
features of local importance, historic shopfronts, strategic and local views to St. Paul’s
Cathedral, and street-level views of landmarks (refer to Appendix 3 for details of specific
heritage assets). New development should respect historic building footprints, and should
not result in the demolition or amalgamation of buildings with existing character value.
Buildings that frame strategic and local views of landmarks should enhance the quality
of the view, in particular components within the view that are of heritage value.

Public space and street improvements that enhance the area’s historic character, promote
pedestrian and cyclist movement and safety, create outdoor amenity, entertainment and
leisure space, and increase biodiversity and green coverage, alongside measures to
improve public appreciation of historic sites (e.g. through plaques, markers and public
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art). Public space enhancements should improve the quality of spaces and local views,

by transferring underused road and car parking spaces to pedestrian use and removing
unnecessary visual clutter (e.g. posts, walls and railings). The provision of permanent or
temporary public toilet facilities will be supported where these are well integrated into the
public realm, do not inhibit pedestrian movement and do not result in unacceptable visual
impacts.

The use of vernacular and other high quality, complementary materials within new or
refurbished buildings, and the retention of existing yorkstone paving, granite and wooden
setts and kerbstones, traditional cast-iron bollards, cast-iron coal hole covers, old street
signs, parish boundary plaques, railings and drinking troughs.

The protection of existing alleyways, pedestrian routes and yards, and, where appropriate,
the creation of complementary new pedestrian routes to link key destinations, open spaces
and public transport nodes, consistent with the existing character of the area.

Design measures to mitigate local environmental and health impacts, and which protect
and enhance biodiverse areas (particularly St. John's Gardens, which is a Site of
Importance for Nature Conservation). Measures may include green roofs and walls where
appropriate, sustainable drainage techniques, and connection to or creation of
Decentralised Energy network(s), where viable.
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Figure 15 Historic Clerkenwell area framework
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Public sector interventions in Historic Clerkenwell relate mainly to improvements to the area's
public spaces. The council will take forward individual improvement schemes as and when funds
are available, working closely with heritage groups, the voluntary sector, local residents and
businesses. The emphasis will be on making the most of the area's excellent quality spaces, for
recreation, enjoyment and special events. As such the council will work with local businesses
and residents to implement events such as craft markets, festivals and performances.

Community infrastructure priorities

e Alleyways signage and legibility
e Improvements to historic interpretation
e Publicly accessible toilets

Public realm priorities (refer to Appendix 2)

Goswell Road / Clerkenwell Road junction (Project 16)

Fleet Valley open spaces (Project 26)

Clerkenwell Green, Clerkenwell Close and St. James' Churchyard (Project 28)
St. John's Square (Project 29)

Lower St. John Street, Benjamin Street Gardens, etc (Project 30)

10.0.1 The Clerkenwell area has the longest history of any part of the borough. Its urban fabric
derives from incremental development from Norman times to the present day, with surviving
examples of buildings from nine different centuries, including monastic precincts. It exhibits
a particularly strong relationship with neighbouring Smithfield, and has a special character
and appearance which stems from its mix of uses, its architecture and its history. The area
covered by Policy BC7 is consistent with the Clerkenwell Green, Charterhouse Square
and Hat and Feathers Conservation Areas, and includes a number of listed buildings and
two Scheduled Monuments (the Nunnery of St. Mary de Fonte and St. John’s Gate; refer
to Appendix 3). Its significant historic value (which is acknowledged to be of London-wide
importance) is well recognised, but is undermined in some places by the poor quality of
the public realm and dominance of vehicular traffic.

10.0.2 While the recent increase of new residential uses into Clerkenwell has been welcome in
many respects, its variety of uses and activities (including small scale and niche
employment uses, particularly in the fields of design and light manufacturing) are
fundamental to its character, and there is a need to ensure that its diverse commercial
role is supported and retained. Policy BC7 supports a range of business activities
(particularly smaller workspaces for creative and specialist industries, which are under
pressure from increased land values) as well as active ground floor uses to provide diversity
and interest. The policy also encourages residential units where a high standard of amenity
can be maintained (e.g. where noise or air pollution is not a significant issue) and where
this would not be detrimental to the area’s character. In so doing, recognition and protection
is afforded to important, but unneighbourly, functions such as Smithfield market.
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10.0.3

10.0.4

10.0.5

10.0.6

The piecemeal development of Clerkenwell has resulted in the survival of a largely medieval
street pattern, which includes narrow side streets, courtyards and pedestrian alleyways.
The typically narrow frontages of its buildings have created a varied and small scale built
form. But an essential part of the area's character lies in its set piece spaces; including
Clerkenwell Green, the interface with Smithfield market on Charterhouse Street, the spaces
associated with the original valley of the Fleet river, and St. John Square. These spaces
each exhibit a special character, reflecting their social history, built character value, the
way in which they frame key landmarks, and their importance as open spaces (forming a
counterpoint to narrow streets and alleys), amongst other matters.

In order to protect the special character of the area, Policy BC7 encourages new buildings
that are sensitive to their context and retain and enhance inherent townscape qualities,
including frontages, roofscapes and views of important local landmarks and spaces. To
facilitate heritage-led development, Appendix 3 identifies important historic built elements
of the built environment that contribute to the character of the three Conservation Areas,
which must be conserved and enhanced. Particular attention will need to be paid to
roofscapes for sites that frame, or form part of, important local views. This is particularly
the case for street blocks adjacent to the Smithfield area (for example, at the north-east
corner of St. John Street and Charterhouse Street), where proposals must seek to enhance
the magnificent street-level views of St. Paul's Cathedral, including through modest
reductions in height if any suitable opportunity occurs.

There is very little public open space within the area, particularly green space. Some
streets and spaces present opportunities for creating additional public space by transferring
underused roads and parking areas into pedestrian use. Such improvements must aim to
maximise the use and vitality of the space in a manner that reinforces the character and
economy of the local area. This may incorporate spaces suitable for entertainment and
events, markets, outdoor seating areas and publicly accessible toilets. In undertaking
improvements there is also an opportunity to employ sustainable design to reduce the
impacts of urban heating, reduce surface water run-off and increase biodiversity, and to
improve access to and appreciation of the historic environment.

Given the proximity of the Citigen Decentralised Energy plant, new development should
explore opportunities to connect to and support the extension of this (or alternatively, other
existing or planned networks in the area).

Links to objectives

Policy BC7 supports all five objectives, but in particular and Objective 1 (Place shaping),
Objective 4 (Streets, public spaces and transport) and Objective 5 (Heritage and culture).

Key

evidence

Farringdon Urban Design Study (2010)
Bunhill and Clerkenwell public space evaluation and urban design study (2010)
Clerkenwell Village Renaissance Study (2009)
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Smithfield-Farringdon Study (English Heritage) (2007)

Bunhill and Clerkenwell Issues and Options consultation report (2009)

Islington Employment Study (2005 and 2008)

EC1 NDC Local Economic Analysis (2009)

Islington Open Space, Sport and Recreation Assessment (2009)

Clerkenwell Green, Charterhouse Square and Hat and Feathers Conservation Area
Design Guidelines (2007)

English Heritage's Survey of London: South and East Clerkenwell (Volume 46) (2008)
and Northern Clerkenwell and Pentonville (Volume 47) (2008)
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11 Role within London’s Central Activities Zone

11.0.1

11.0.2

It is important that this plan meets the needs of local residents whilst supporting central
London’s role as the UK’s most significant hub of economic activity. The policies contained
within this chapter set out how the council intends to address London Plan policies relating
to the Central Activities Zone, in particular:

The need to support the City of London's financial and business services sectors,
which extend across the Islington borough boundary

The need to support the development of the complementary “City Fringe” economy,
which is characterised by its diversity of uses and its large number of small enterprises

The need to provide policy guidance relating to the development of tall buildings.

In addition the plan designates boundaries for the City Fringe Opportunity Area and

Farringdon-Smithfield Intensification Area, both of which are identified by the London Plan.

These areas are shown on Figure 16 and are designated on Islington's Policies Map.

11.0.3 The policies contained within this chapter apply to the entire plan area.

11.1 Achieving a balanced mix of uses

Achieving a balanced mix of uses

A. Within the Employment Priority Areas (General and Offices) designated on the Policies
Map and shown on Figure 16:

No net loss in business floorspace will be permitted, either through change of use
or redevelopment, unless exceptional circumstances can be demonstrated, including
through the submission of clear and robust evidence which shows that there is no
demand for the floorspace. This evidence must demonstrate that the floorspace has
been vacant and continuously marketed for a period of at least two years. In
exceptional cases related to site-specific circumstances, where the vacancy period
has been less than two years, a robust market demand analysis which supplements
any marketing and vacancy evidence may be considered acceptable. In addition,
the loss of business floorspace will only be permitted where:
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a. The proposal would not have a detrimental individual or cumulative impact on
the area's primary business role and would not compromise economic
function/growth, or

b. It can be demonstrated to the council's satisfaction that the site is no longer
suitable for the provision of similar uses.

ii. Proposals should incorporate the maximum amount of business floorspace reasonably
possible on the site.

B. Within the Employment Priority Area (General) designated on the Policies Map and shown
on Figure 16, the employment floorspace component of a development or change of use
proposal should not be unfettered commercial office (B1(a)) uses, but, where appropriate,
must also include retail or leisure uses at ground floor, alongside:

i.  Aproportion of non-B1(a) business or business-related floorspace (e.g. light industrial
workshops, galleries and exhibition space), and/or

ii. Office (B1(a)) or retail (A1) floorspace that may be suitable for accommodation by
micro and small enterprises by virtue of its design, size or management, and/or

iii. Affordable workspace, to be managed for the benefit of occupants whose needs are
not met by the market.

For proposals in excess of 10,000m’ gross employment floorspace, the proportion of micro,
small and/or affordable workspace or retail space to be provided should be equivalent to at
least 5% of the total amount of proposed employment floorspace. Where on-site provision
falls short of the council's expectation, financial contributions will be sought to secure equivalent
provision off-site, based on a cost per square metre of equivalent provision, consistent with
the Development Management Policy on size/affordability of workspace.

C. Within the Employment Priority Area (Offices) designated on the Policies Map and shown
on Figure 16:

i.  The proportion of office (B1(a)) floorspace provided within a development or through
change of use should be optimised.

ii. Retail or leisure uses may be provided at ground level where an active frontage

would enhance the street environment, or where these uses would complement or
extend the offer of neighbouring clusters of retail or leisure uses.
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Throughout the area, major development proposals that would result in a net increase in
office floorspace should also incorporate housing, consistent with London Plan Policy
4.3. Where housing comprises less than 20% of the total net increase in office floorspace,
an equivalent contribution will be sought for the provision of housing off-site.

Within the City University London sites designated on the Policies Map and shown on
Figure 16, university uses will be prioritised. On the Bastwick Street site, this includes
student accommodation. Student accommodation is not appropriate outside of this site.

Within the two Local Shopping Areas designated on the Policies Map and shown on
Figure 16, existing retail premises will be protected against change of use. Within each
of these two designated areas, proposals will be refused where the resulting proportion
of individual retail (A1) units (excluding market stalls) would fall below 35% of the total
number of individual units within the Local Shopping Area.

New entertainment uses will only be allowed within designated Employment Priority Areas.
Development Management Policies will be used to assess applications for new
entertainment uses, in order to avoid an unacceptable concentration of such uses.

Visitor accommodation may be appropriate within the City Fringe Opportunity Area or in
proximity to Farringdon station. Proposals for visitor accommodation must meet the criteria
set out in the Development Management Policy on visitor accommodation, alongside
other Development Plan policies.

New business floorspace must be designed to allow for future flexibility for a range of
uses, including future subdivision and/or amalgamation for a range of business
accommodation; and should provide full separation of business and residential floorspace
where forming part of a mixed use residential development.

Outside designated Employment Priority Areas:

i.  The provision and retention of uses that complement and support the creation of
sustainable communities (including community facilities and open space) will be
prioritised, alongside housing.

ii. Micro and small workspaces/retail spaces that do not impact on the amenity or
character of adjacent residential areas will be encouraged.

iii.  Ground floor frontages must reinforce the character of the street, with active frontages
provided on major and key streets/routes. Where dwellings are provided at ground
floor, the design of the building must provide a good standard of privacy and amenity
for occupants.
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Figure 16 Land use priorities and policy designations
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11.1.1 The Core Strategy includes policies on retaining and enhancing the mix of uses within
new development or for changes of use. Policy BC8 details how these policies apply to
the area covered by this plan, in order to promote employment growth whilst retaining its
economic diversity and residential amenity. Consistent with Islington’s spatial strategy,
this plan defines an “Employment Priority Area(14)”, but additionally identifies sub-areas
within this, where the provision of specific types of workspace is promoted. In particular,
Policy BC8 supports the area's economic role within Central London by prioritising
employment development in areas located on the fringes of the City, reflecting their existing
character as well as their exceptional accessibility (which will be further enhanced following
the implementation of Crossrail).

11.1.2 Policy BC8 covers a range of economic activities, which it defines as “employment” uses.
This definition includes offices, industry, warehousing, studios, workshops, showrooms,
retail, entertainment and private educational, health and leisure uses. To balance local

14 Where a development site bisects a designation, the design of the development should reflect
the intent of the policy (e.g. by orientating employment uses towards major thoroughfares,
and providing residential uses to the rear of the building).
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11.1.3

11.1.4

11.1.5

and regional objectives and consistent with paragraphs 21 and 22 of the National Planning
Policy Framework, the policy specifies areas within which certain employment uses will
be sought or discouraged. In general terms it encourages office development (i.e. B1(a)
uses) throughout the designated area, and particularly in the vicinity of Moorgate, Old
Street, Barbican and Farringdon stations. In other parts of the designated area, the provision
of a range of smaller floorplate, flexible and adaptable workspaces is encouraged, alongside
complementary uses. In addition the policy aims to sustain the existing level of business
floorspace on sites within the designated Employment Priority Area, to support existing
clusters of economic activity.

For proposals which affect existing business floorspace, evidence is required to be
submitted demonstrating that the quantity of business floorspace to be provided on site
has been maximised, in the form of a market demand assessment. Where a reduction in
business floorspace is proposed, evidence of vacancy and marketing is required for a
period of at least 2 years. In exceptional cases, where market demand may be affected
by site-specific circumstances and the floorspace has been vacant for less than two years,
a market demand analysis (either standalone or forming part of a viability assessment)
may be considered suitable as evidence of lack of demand. This must be submitted
alongside, or where justified, in place of marketing and vacancy evidence. The applicant
may be required to fund an independent assessment of the market demand analysis.
Marketing and market demand evidence should meet the specification provided in Appendix
11 of the Development Management Policies. Recently demolished business floorspace
will be expected to be reprovided unless exceptional circumstances can be demonstrated,
or where reprovision would conflict with other policies relating to design and heritage. In
considering proposals that would result in a net loss of business floorspace, the council
will also have regard to proposed new uses and improvements to the quality of facilities,
and the potential benefits that these may bring to the area's economic vitality and viability.

This approach is consistent with the London Plan, which forecasts that 54% of London’s
new office-based employment will be located within the CAZ (equivalent to 175,000 jobs)
over the next 20 years. It is also consistent with evidence which sug?ests that 50% of
premises in Islington should be suitable for occupation by SMEs. (t

“Micro and small” workspaces are considered to be workspaces in business use (B use
classes) with a gross internal floor area of around 90m?® (gross) or less™® and which will
be offered to occupants on favourable and flexible terms. Small retail units are considered
to be individual shop (A1) units of 80m®or less (gross), as well as stalls and kiosks.
“Affordable” workspaces/retail spaces are units provided for rent below the market rate,
either to provide for the needs of specific sectors or to promote regeneration. Affordable,
micro and small workspaces and retail spaces are encouraged throughout the area to
promote and retain economic diversity. More information on attributes and features of
small, micro and affordable workspace is set out in the Development Management Policies.

15 To implement this policy the council may use Article 4 directions to control the change of use
of existing business premises.
16 Either physically separated or as components of an open plan floorplate.
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11.1.6

11.1.7

11.1.8

11.1.9

London Plan Policy 4.3 states that, within the CAZ, strategically important office
developments should provide for a mix of uses, including housing. Policy BC8 quantifies
this requirement by stating that proposals which would result in a net increase of office
floorspace should provide at least 20% of the total net increase in floorspace as housing.
This is to ensure that the development is genuinely mixed use, in accordance with London
Plan Policy 4.3, and that the provision of housing on-site does not amount to a 'token
gesture' towards achieving the policy. Where it is not appropriate for housing to be provided
on site, an equivalent financial contribution will be sought for the development of affordable
housing off-site by the council. This will be determined based on the number of additional
housing units that would be required on-site to achieve a genuine mixed use development
(using an average residential unit size and the cost of providing these units off-site, based
on the council's Affordable Housing New Build Programme). Further guidance will be set
out in a Supplementary Planning Document.

London Plan Policy 2.12 (Central Activities Zone — predominantly local activities)
encourages boroughs to develop policies that balance economic functions whilst affording
protection to predominantly residential areas in the CAZ. In order to support and retain
the area's nighttime economy whilst safeguarding residential amenity, Policy BC8 restricts
entertainment uses (i.e. A3, A4 and A5 uses, as well as nightclubs) to Employment Priority
Areas. However, as a significant number of people live in these areas, applications for
entertainment uses must meet the criteria set out in the relevant Development Management
Policies. In its Licensing Policy (2011 to 2014), the council has identified an area around
Farringdon that is subject to significant concentration of late-licensed premises. Figure 16
identifies this area and other locations which have a high concentration of alcohol licensed
premises(17), and which are therefore particularly prone to adverse impacts from night-time
uses (e.g. pubs, bars, clubs and off-licenses).

Whitecross Street and Exmouth Market are identified as Local Shopping Areas, consistent
with the Development Management Policies. In addition to the requirements of the
Development Management Policy on Local Shopping Areas, Policy BC8 specifies a need
for at least 35% of individual units to be in retail (A1) use in each of these designated
areas™®. This will support the provision of a diverse range of shopping and recreation
facilities that meets the needs of both residents and visitors. The creation of sustainable,
mixed local economies is also a guiding objective for public realm investment in these
areas™.

Consistent with the Core Strategy and London Plan Policy 4.5, Policy BC8 clarifies that
appropriate locations for hotels and other visitor accommodation in this part of the Central
Activities Zone are in proximity to Farringdon, Old Street and Moorgate stations. However,
applications for visitor accommodation will be required to meet the criteria set out in the

17 As at July 2010.

18 Over 35% of units in both streets were in A1 retail use as at May 2010. Changes to the overall
proportion will be monitored on an annual basis.

19 The council and EC1 NDC have recently invested heavily in Whitecross Street's public realm.
Investment in Exmouth Market is identified as a priority in Chapter 12.
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relevant Development Management Policy, in order to mitigate potential adverse impacts,
ensure that hotels are complementary to other uses in the vicinity and do not compete
with business growth.

11.1.10 City University London sites are defined on Figure 16, within which university and

university-related uses will be prioritised, consistent with the Core Strategy. Student
accommodation is only permitted on the Bastwick Street site to support the provision of
education-related floorspace on other university sites.

11.1.11 Proposals that provide both residential and business floorspace are required to demonstrate

adequate separation of uses. Live-work units, due to the higher property value of residential
units, are generally used for residential purposes in Islington, and do not generate significant
employment. Where proposed, live-work units will be assessed as residential units, and
will not be considered to contribute to the overall proportion of business floorspace within
proposals. For proposals involving the loss of existing live-work units, their loss will be
assessed on the basis of the Core Strategy (which protects existing employment units
suitable for SMEs) and other relevant policies.

11.1.12 Proposals have been put forward in the past to redevelop space underneath Finsbury

Square. Policy BC8 provides for the future redevelopment of this space; however, given
the importance of the square to the surrounding Conservation Area, enhancing its setting
is paramount, as are improvements to the surrounding public realm.

Links to objectives

Policy BC8 particularly supports and Objective 1 (Place shaping) and Objective 2 (Housing,
regeneration and employment).

Key evidence

Economic Evidence Base for the London Plan (2010) and Employment projections for
London (2011)

Islington Employment Study (2005 and 2008)

Workspace Viability Study (2011)

Beta Model data and EC1 NDC Local Economic Analysis (2009)

Bunhill and Clerkenwell Issues and Options consultation report (2009)

City Fringe Opportunity Area Planning Framework (draft, June 2009)

Farringdon Urban Design Study (2010)

Bunhill and Clerkenwell public space evaluation and urban design study (2010)

The City of London's Supply Chain and its Relationship with the City Fringes (City of
London, 2008)

Analysis of the Creative Sector in the City Fringe (City Fringe Partnership, 2005)
Understanding the Print & Publishing Sector in the City Fringe (City Fringe Partnership,
2004)

Workspace Supply and Demand in the City Fringe (City Fringe Partnership, 2003)
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Crossrail Regeneration Benefits: Strategic Prospectus (Draft) (LDA, 2010)
European Commission Recommendation 2003/361/EC (2003)

11.2 Tall buildings

Tall buildings and contextual considerations for building heights

A.

Vii.

viii.

Within the area covered by this plan, tall buildings are considered to be buildings or
structures that are substantially taller than their neighbours and/or which significantly
change the skyline.

Buildings of 30 metres in height or more may be appropriate only within the areas indicated
on Figure 17. These areas include sites identified in Policy BC2 (City Road Basin) and
Policy BC3 (Old Street), as well as an area adjacent to the City of London boundary at
Moorgate.

Elsewhere, building heights must respond to the local context, particularly those contextual
factors indicated on Figure 17.

Proposals for tall buildings must satisfy all of the criteria set out in Part 4 of English
Heritage and CABE’s Guidance on Tall Buildings (2007), alongside other Development
Plan policies. Specifically, proposals must:

Reinforce the legibility and identity of the wider area and enhance the quality of street-level
and long distance views, including across borough boundaries

Conserve and enhance designated and non-designated heritage assets and their setting,
Not create unacceptable impacts on infrastructure, including transport capacity; and
adequately mitigate any transport impacts,

Exhibit an exceptional standard of architecture,

Create an active and interesting street frontage appropriate to the local context,

Exhibit the highest standards of sustainable design and carbon minimisation, by
incorporating green roofs and/or walls, involving services engineers from an early design
stage to ensure that energy use associated with mechanical cooling and lighting is
minimised, utilising sustainable materials, and controlling solar gain,

Provide public space, including, where appropriate, mid-block pedestrian routes and the
extension of (and integration with) neighbouring areas of public space,

Provide private amenity and play space where residential uses are proposed as part of
the development, and

Not have adverse environmental effects at ground level, nor overshadow neighbouring
habitable rooms or formal public spaces.
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Figure 17 Tall buildings and contextual considerations for building heights
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11.2.1 Policy BC9 applies to the entire area covered by this plan. It is based on the findings of
two recent urban design studies undertaken in the area: the Farringdon Urban Design
Study (East Architects, 2010) and the Bunhill and Clerkenwell Public Space Evaluation
and Urban Design Study (Urban Practitioners, 2010). These studies determined that large
parts of the area have a clear platform building height of between three and six storeys,
with small variations, and that this homogeneity is essential to the area’s character. It was
found that in many parts of the area, even modest increases in height may have a
detrimental impact on character values (including some of the "open townscape" that is
characteristic of post-war development).

11.2.2 The Bunhill and Clerkenwell urban design study (2010) identified four prevailing building
heights in the local area. These are:

e Low rise development,
e  Mid-rise buildings in the region of 12 to 18 metres,
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11.2.3

11.2.4

11.2.5

11.2.6

11.2.7

e Buildings set within a highly urban context, in the approximate range of 21 to 30
metres, and

e Buildings that are excessively taller than the surrounding built form, of around 30
metres or greater.

For the purposes of Policy BC9, all proposals for buildings and structures higher than low
rise, and which meet the definition set out in Part A of the policy, will be considered to
constitute “tall buildings”.

Figure 17 identifies important contextual factors that will, in part, influence appropriate
heights for new buildings (e.g. Conservation Areas and listed buildings). Other factors will
also be important to consider, including topographical features. Building heights will also
need to take account of, and improve the quality of, protected local views (Development
Management Policies) and protected vistas (London View Management Framework).
Figure 17 also identifies an area where the predominant building height rarely exceeds
six storeys, and which is an important part of its "open townscape" character.

Figure 17 identifies three areas as being potentially suitable for buildings of over 30 metres
in height(zo). Two of these areas already contain buildings that are notably greater in scale
than other parts of the area; the third (City Road Basin) is a proposed cluster of buildings
over 30 metres in height. The Old Street roundabout and Moorgate areas were identified
via urban design analysis that is consistent with English Heritage and CABE’s Guidance
on Tall Buildings. The City Road Basin area was initially excluded from the analysis on

the basis of a low PTAL rating; however, the policy recognises the potential for this area
to accommodate a limited cluster of buildings over 30 metres in height based on this area’s
nodal attributes and character (which will be enhanced by new and improved north-south
routes), a recalculation of the PTAL rating for this area, and to reflect extant permissions.

A number of existing buildings over 30 metres in height lie outside the two identified areas.
As stated in English Heritage and CABE’s Guidance on Tall Buildings, "The existence of
a tall building in a particular location will not of itself justify its replacement with a new tall
building on the same site or in the same area". The council will therefore expect proposals
for all new buildings to conform to Policy BC9, unless an exceptional case can be proven,
through robust analysis and justification.

The 30 metre limit identified within Policy BC9 should be taken to mean the distance
between the average ground level of the site and the highest point of the building or
structure. The actual and perceived height of a building relates to a range of factors: for
example, variation in floor-to-ceiling heights (typically between 3 and 4 metres, depending
on the building's uses), architectural treatments and features (particularly at ground floor
and roof level), and the site's prominence (either in built or topographical terms). Given
this, in addition to the historic nature of the area and the need to maximise residential
amenity, the quality of the design of any new tall building is critical. Policy BC9 sets out
nine criteria for ensuring that new tall buildings are well designed and do not negatively

20 It should be noted that the Moorgate area is adjacent to a background assessment area for
the protected vista from Westminster Pier to St. Paul's Cathedral (View 8A.1).
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impact on the local environment, including sustainable design and infrastructure
considerations. These draw on the criteria listed in English Heritage and CABE’s Guidance
on Tall Buildings (2007), as follows:

i. Relationship to context

ii. Effect on the historic context and effect on world heritage sites

iii. Relationship to transport infrastructure

iv. Architectural quality of the building and credibility of the design

v. Relationship to context

vi. Sustainable design and construction

vii. Contribution to public space and facilities and contribution made to permeability
viii. Contribution to public space and facilities

ix. Effect on the local environment and provision of a well-designed environment

Links to objectives

Policy BC9 supports all five objectives to some degree, but in particular Objective 1 (Place
shaping) and Objective 5 (Heritage and culture).

Key evidence

English Heritage and CABE’s Guidance on Tall Buildings (2007)

Bunhill and Clerkenwell Public Space Evaluation and Urban Design Study (2010)
Farringdon Urban Design Study (2010)

Bunhill and Clerkenwell Issues and Options consultation report (2009)
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12 Delivery and monitoring

12.0.1 This chapter summarises the key activities and projects likely to take place over the next

15 years, including when they are likely to happen and how they will be delivered. The
chapter also identifies how progress will be measured.

12.1 Implementation

Implementation

A.

When considering development proposals within the Finsbury Local Plan area, the council
will take a positive approach that reflects the presumption in favour of sustainable
development contained in the National Planning Policy Framework. It will work proactively
with applicants to secure development that improves the economic, social and
environmental conditions in the area.

Planning applications that accord with the policies in the Local Plan (and, where relevant,
with policies in neighbourhood plans) will be approved without avoidable delay, unless
material considerations indicate otherwise.

Where there are no policies relevant to the application or relevant policies are out of date
at the time of making the decision then the council will grant permission unless material
considerations indicate otherwise — taking into account whether:

Any adverse impacts of granting permission would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the National Planning
Policy Framework taken as a whole; or

Specific policies in that Framework indicate that development should be restricted.

Proposals will contribute to the delivery of priority projects identified in Table 2 of this
plan, alongside other programmes and projects where appropriate. The type and nature
of contributions sought will be consistent with the council's policies and guidance on
planning obligations.

The council will take a proactive approach to ensuring that development in the area is
comprehensive, integrated, and based on sound community engagement, particularly
within those areas covered by Policies BC1 to BC7. Partnership working will be promoted,
premature applications will be resisted, and where necessary the council will uses its
statutory powers to ensure that sustainable outcomes are achieved.
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12.1.1 When considering development proposals the council will take a positive approach that

reflects the presumption in favour of sustainable development contained in the National
Planning Policy Framework. The purpose of the planning system is to contribute to the
achievement of sustainable development - social, environmental and economic. The NPPF
reiterates the five ‘guiding principles’ of sustainable development set out in the UK
Sustainable Development Strategy: Securing the Future. These are: living within the
planet’s environmental limits; ensuring a strong, healthy and just society; achieving a
sustainable economy; promoting good governance; and using sound science responsibly.
The policies in the council’s Local Plan articulate how sustainable development will be
achieved in Finsbury.

12.1.2 The priority projects set out in Table 2 are considered vital to achieving the five objectives

of this plan in the context of future residential and employment growth. Identifying priority
projects to be part-funded through developer contributions provides transparency of
decision-making to both residents and landowners. However, to ensure compliance with
government tests relating to obligations, to provide flexibility and consistency with other
Development Plan policies, and to ensure that funds are directed according to need, the
type and nature of contributions is not defined within the policy but will be determined on
a case-by-case basis?V.

12.1.3 The policy also encourages development to support relevant programmes, where

appropriate. Revenue-based programmes such as employment and training schemes are
integral to the creation of sustainable communities, and as such, the manner in which
development should contribute to broader regeneration objectives will be explored at an
early stage in the planning process.

Links to objectives

Policy BC10 supports all five objectives, but in particular Objective 1 (Place shaping), Objective
2 (Housing, regeneration and employment) and Objective 4 (Streets, public spaces and
transport).

Key evidence

Bunhill and Clerkenwell public space evaluation and urban design study (2010)
Farringdon Urban Design Study (2010)

Islington Infrastructure Delivery Plan (2009)

Central London Forward Infrastructure Needs Assessment (2009)

Clerkenwell Village Renaissance Study (2009)

EC1 Public Space Strategy (2005) and related frameworks

21

The nature and extent of contributions will be determined via the council's adopted Community
Infrastructure Levy (CIL) Charging Schedule and Supplementary Planning Documents relating
to Section 106 contributions, as well as the Mayor of London's CIL Charging Schedule and
Crossrail SPG.
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12 Delivery and monitoring

Bunhill and Clerkenwell Issues and Options consultation report (2009)

Islington Employment Study (2005 and 2008)

EC1 NDC Local Economic Analysis (2009)

Islington Open Space Study (2009)

Implementation in the Bunhill and Clerkenwell Area Action Plan: A report for EC1 New
Deal for Communities (2010)

12.2 Development targets and phasing

12.2.1 This plan covers a period of 15 years. For phasing purposes this has been split into three
five-year periods, which are referred to throughout this chapter:

e Phase 1: 2012 to 2016
° Phase 2: 2017 to 2021
e Phase 3: 2022 to 2027.

12.2.2 The table below est