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Introduction
This Townscape, Visual Impact and Heritage Assessment (‘TVIHA’) has been prepared in
support of the planning application for 1 Golden Lane (the ‘Site’), in the City of London
(‘CoL’). This report has been prepared by The Townscape Consultancy (‘TTC’), a practice
which provides independent expert advice on architecture, urban design, townscape and
heritage.
The application proposals (the ‘Proposed Development’) comprise, ‘Alteration and extension
of the existing office building (Class Eg(i)) incorporating a local community/cultural space
(Class Eg(i)/F2) at ground floor; to include additional floorspace through upward and infill
extensions; altered and additional entrances; creation of office amenity terraces and plant
enclosures; façade alterations including urban greening; new landscaping; and associated
works.’ A planning and listed building consent application is being submitted for the Proposed
Development, which involves external and internal alterations to a Grade II listed building.
TTC have prepared a Listed Building Assessment to accompany this application, which deals
with the effect of the works on the heritage significance of this listed building.

1.8

Site visits allowed the accuracy of record data to be verified. Record photographs were taken
on site visits.

1.9

Buildings, open spaces, townscape and views that have the potential to be affected by the
Proposed Development, particularly those that have been previously identified as significant
by designation or in other ways, are identified through this process. The study area is formed
of those areas around the site on which the Proposed Development could have a significant
effect in townscape terms, informed by site visits and desk studies as outlined above.

1.10

The effects on these buildings, open spaces, townscape and views are studied, by the
designers of the Proposed Development in collaboration with the authors of the TVIA, as part
of the process of developing the design. This process includes digital modelling of the
designs as they are developed, so that the visual impact can be tested.

1.11

The impacts of the Proposed Development, in the form in which it is submitted for planning
permission, on townscape and views, are assessed by the townscape assessors. This
assessment is informed by computer generated images showing ‘as existing’ and ‘as
proposed’ views from selected viewpoints.

The townscape character of the Site and its context, and the significance of heritage assets in
the surrounding area are assessed in section 3 of this report. The Proposed Development is
assessed in section 4 and its effect on local views is assessed in section 5. Section 6
assesses considers the effects of the Proposed Development on the local townscape and
views, as well as the setting of heritage assets in the area around the Site.
This TVIHA considers the impact of the Proposed Development on the townscape of the area
around the Site, analysing the character of the surrounding townscape, and assessing the
effect of the Proposed Development on views from locations around the Site (see below
regarding the selection of viewpoints). It goes on to consider the effects of the Proposed
Development on the setting of heritage assets that lie in the surrounding area including the
Barbican and Golden Lane Estate Conservation Area, the Barbican and Golden Lane Estate
RPGSHIs and the listed buildings within these estates.

Identification of viewpoint locations
1.12

A study was undertaken to establish a set of potential viewpoint locations from which ‘before
and after’ views are provided. The study area is centred on the Site and is limited to locations
from which the Site can be seen, or from which new buildings on the Site would be seen.

1.13

Within this study area, four types of viewing location, all publicly accessible, were identified:

The report should be read in conjunction with the planning application drawings and the
design and access statement (‘DAS’) produced by the architects of the Proposed
Development Hawkins Brown, as well as the Listed Building Assessment.

•

Views that have been identified as significant by the CoL or others (for example, the
GLA), i.e. in planning policy and guidance documents and conservation area
appraisals;

•

Other locations or views of particular sensitivity, including those viewpoints in which
the Proposed Development may significantly affect the settings of heritage assets;

•

Representative townscape locations from which the Proposed Development will be
visible; and

•

Locations where there is extensive open space between the viewer and the Proposed
Development so that it will be prominent rather than obscured by foreground
buildings. This includes areas of open space that are important in a local context, e.g.
for leisure purposes.

Method of assessment
1.6

This assessment has been carried out as follows.

1.7

The present-day condition of the Site and the surrounding area was ascertained by site visits,
supported by a study of maps and aerial photographs (available on the internet as an
integrated set of data at www.google.co.uk/maps).
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1.14

The set of viewpoints was chosen to cover:
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•

1.15

A representative range of viewpoints from different directions from which the
Proposed Development will be visible;

•

A range of distances from the site; and

•

Different types of townscape area.

Possible locations in these categories within the study area were identified based on an
examination of maps and aerial photographs; the documents referred to above; maps of
conservation areas and maps and lists of listed buildings. The study area and the possible
locations were then visited to establish candidate viewpoints. A photographic record was
made of this visit together with a map showing photo locations. The viewpoint locations and
view type (render or wireline) have been determined and agreed in consultation with LPA
officers during the pre-application process.

Assessment
1.16

For the ten identified views illustrated in Section 5, there are images of the view as existing
and as proposed provided as Accurate Visual Representations (‘AVRs’). AVRs are provided
either as rendered (photorealistic) images or as ‘wirelines’ (diagrammatic representations
showing the outline of the Proposed Development as a blue outline, which is dashed where
the scheme is occluded by foreground development). Rendered and wireline images illustrate
accurately the degree to which the development will be visible, and its form in outline.
Rendered images also show the detailed form and the proposed use of materials.

1.17

AVRs are produced by accurately combining images of the Proposed Development (typically
created from a three-dimensional computer model) with a photograph of its context as
existing. The AVRs were created by Cityscape, a firm which specialises in the production of
these images, and their methodology is included at Appendix A.

1.18

The baseline photography was taken in the winter months when deciduous trees were not in
leaf.

1.19

The assessment of individual views, and the concluding section concerning impact on
townscape, which is informed by the view assessments, considers the effect on the
townscape and views as they will be experienced by viewers in reality. Photographic images
of townscape are no more than an approximation to this, for a number of reasons:
•

Viewers have peripheral vision; their view is not restricted by borders as a photograph
is, and they can move their eyes and heads to take in a wide field of view when
standing in one place;

•

Viewpoints themselves are not generally fixed. Townscape is experienced for the
most part as a progression of views or vistas by people who are moving through
streets or spaces rather than standing still;

•

Photographs do not reflect the perception of depth of field as experienced by the
human viewer due to parallax;

•

Before and after views illustrate the view in conditions that are particular in respect of
time of day and time of year, daylight and sunlight, and weather, and the view will
appear differently to varying degrees when any or all of these things vary; and

Townscape is experienced not by the eye alone but by the interpretation by the mind
of what the eye sees, considered in the light of experience, knowledge and memory.
The ‘as proposed’ images are provided as a guide to the effect on views as they would be
experienced on site; to act as an aide-memoire; and to assist site visits. The assessment
provided in this TVIHA represents a professional judgement of the likely effect of the
Proposed Development on the view or the townscape, informed by site visits as well as the
photographic images provided, rather than an assessment of the photographic images.
•

1.20

Method of assessment: effects on heritage assets
1.21

Built heritage assets (HAs) have been identified using information derived from the National
Heritage List for England website (historicengland.org.uk/listing/thelist) and the Local
Planning Authority website
(https://www.https://www.cityoflondon.gov.uk/services/planning/historicenvironment/conservation-areas). The HAs comprise relevant conservation areas, listed
buildings, and registered parks and gardens of special historic interest (RPGSHI). This
process also identifies any relevant non-designated HAs that have been identified by the
Local Planning Authorities.

1.22

The heritage assessment in this TVIHA assess the Proposed Development as relevant to the
planning application and considers its indirect effects i.e. on setting, on HAs in the area
around the Site, including those elements of setting, if any, that contribute to the heritage
significance of HAs. Assessments are carried out in line with HE guidance documents as set
out in section 2 below. The effects of the elevational alterations and internal works to the
historic east wing of the grade II listed 1 Golden Lane are considered in the Listed Building
Assessment prepared by TTC.

1.23

The heritage assessment draws upon the findings of the townscape and visual impact
assessment.

Study Area
1.24

The study area for this assessment extended to some 150m from the centre of the Site for all
HAs. This is considered sufficient, based on professional judgment, given the nature of the
area surrounding the Site and the scale of development proposed.

Method of Baseline Data Collection
1.25

The process of collecting baseline data involved identifying the relevant HAs included in the
following documentary and mapping resources:

•
•
•

1.26

Historic England on-line National Heritage List for England;
Statutory List of Buildings of Special Architectural and Historic Interest; and
CoL Development Plan Documents and other guidance (including Conservation Area
Character Summaries and SPDs);

The extent of the baseline was informed by knowledge of the Site and the surrounding area
and desktop research. It has included consideration of:
•
•
•
•

National and local heritage policy and guidance;
The existing effects of the Site, including intervisibility between the Site and receptors;
The physical characteristics of the Site's context, including the effect of existing large
scale buildings in the area around the Site; and
The nature of the Proposed Development.

1.27

Site visits were undertaken to check the desktop assessment with regard to the potential
significance of the effect of the Proposed Development on the HAs within the surrounding
area (and to check for any additional HAs that were not originally identified).

1.28

Listed building descriptions can be found on the National Heritage list for England and on
Historic England's website historicengland.org.uk. CA boundary maps can be found on CoL’s
website.

2

Planning policy and guidance

2.1

This section contains an overview of the relevant statutory duties and national, London-wide
and local planning policies and guidance that are relevant to the consideration of townscape,
heritage and design matters.

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces,
building types and materials to create attractive, welcoming and distinctive places to live,
work and visit;
e) optimise the potential of the site to accommodate and sustain an appropriate amount and
mix of development (including green and other public space) and support local facilities and
transport networks; and
f) create places that are safe, inclusive and accessible and which promote health and wellbeing, with a high standard of amenity for existing and future users; and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion
and resilience.'

STATUTORY DUTIES
The Planning (Listed Buildings and Conservation Areas) Act 1990
Listed buildings
2.2

2.7

Section 66 (1) of the Act states, ‘in considering whether to grant planning permission for
development which affects a listed building or its setting, the local planning authority or, as
the case may be, the Secretary of State shall have special regard to the desirability of
preserving the building or its setting or any features of special architectural or historic interest
which it possesses.’

‘development which reflects local design policies and government guidance on design, taking
into account any local design guidance and supplementary planning documents such as
design guides and codes; and/or
outstanding or innovative designs which promote high levels of sustainability, or help raise
the standard of design more generally in an area, so long as they fit in with the overall form
and layout of their surroundings.'

NATIONAL PLANNING POLICY
The National Planning Policy Framework, 2021
2.3

2.4

The Government issued the latest version of the National Planning Policy Framework (NPPF)
in July 2021. The NPPF sets out planning policies for England and how these should be
applied.
The NPPF states that the purpose of the planning system is to contribute to the achievement
of sustainable development, which has three overarching objectives; economic, social and
environmental. The NPPF states, at paragraph 10, that 'at the heart of the Framework is a
presumption in favour of sustainable development.'

Paragraph 134 states that Development that is not well designed should be refused,
especially where it fails to reflect local design policies and government guidance on design,
taking into account any local design guidance and supplementary planning documents such
as design guides and codes'. It goes on to say that 'Conversely, significant weight should be
given to:

NPPF Section 16: Conserving and enhancing the historic environment
2.8

Section 16 of the NPPF deals with conserving and enhancing the historic environment. It
applies to plan-making, decision-taking and the heritage-related consent regimes under the
1990 Act.

2.9

Heritage assets are defined in Annex 2 of the NPPF as 'A building, monument, site, place,
area or landscape identified as having a degree of significance meriting consideration in
planning decisions, because of its heritage interest. It includes designated heritage assets
and assets identified by the local planning authority (including local listing).'

NPPF Section 12: Achieving well-designed places
2.5

Section 12 of the NPPF deals with design. At paragraph 126, the NPPF states that 'Good
design is a key aspect of sustainable development, creates better places in which to live and
work and helps make development acceptable to communities.'

2.10

The NPPF notes, at paragraph 189, that heritage assets 'should be conserved in a manner
appropriate to their significance, so that they can be enjoyed for their contribution to the
quality of life of existing and future generations.'

2.6

Paragraph 130 notes that 'Planning policies and decisions should ensure that developments:

2.11

The NPPF requires an applicant to describe the heritage significance of any heritage assets
affected by a proposal, including any contribution made by their setting (paragraph 194). It
goes on to say that 'the level of detail should be proportionate to the assets' importance and
no more than is sufficient to understand the potential impact of the proposal on their
significance.'

2.12

The NPPF (paragraph 197) identifies three key factors local authorities should take into
account in determining applications:

a) will function well and add to the overall quality of the area, not just for the short term but
over the lifetime of the development;
b) are visually attractive as a result of good architecture, layout and appropriate and effective
landscaping;
c) are sympathetic to local character and history, including the surrounding built environment
and landscape setting, while not preventing or discouraging appropriate innovation or change
(such as increased densities);
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in their setting. Being able to properly assess the nature, extent and importance of the
significance of a HA, and the contribution of its setting, is very important to understanding the
potential impact and acceptability of development proposals…’ (18a-007-20190723). It goes
on to say ‘understanding the significance of a heritage asset and its setting from an early
stage in the design process can help to inform the development of proposals which avoid or
minimise harm’ (18a-008-20190723). It states that in assessing proposal, where harm is
found, the extent of harm should be ‘clearly articulated’ as either ‘substantial’ or ‘less than
substantial’ (18a-018-20190723).

'The desirability of sustaining and enhancing the significance of heritage assets and putting
them to viable uses consistent with their conservation;
The positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and
The desirability of new development making a positive contribution to local character and
distinctiveness.'
2.13

Paragraph 199 states that in assessing impact, the more important the asset, the greater the
weight should be given to its conservation. Paragraph 200 notes that heritage significance
can be harmed or lost through alteration or destruction of the heritage asset or from
development within its setting.

2.14

The setting of a heritage asset is defined in Annex 2 as 'The surroundings in which a heritage
asset is experienced. Its extent is not fixed and may change as the asset and its surroundings
evolve. Elements of a setting may make a positive or negative contribution to the significance
of an asset, may affect the ability to appreciate that significance or may be neutral.'

2.15

The NPPF states, at paragraph 201, that where a proposed development would lead to
'substantial harm' or total loss of heritage significance of a designated heritage asset, consent
should be refused, '…unless it can be demonstrated that the substantial harm or total loss is
necessary to achieve substantial public benefits that outweigh that harm or loss', or all of a
number of specified criteria apply, including that the nature of the heritage asset prevents all
reasonable uses of the site.

2.16

Where a development proposal will lead to 'less than substantial' harm to the heritage
significance of a designated heritage asset, this harm should be weighed against the public
benefits of the proposal including, where appropriate, securing its optimum viable use
(paragraph 202).

2.17

Paragraph 203 states that the effect of an application on the significance of a non-designated
heritage asset requires a balanced judgement having regard to the scale of any harm or loss
and the heritage significance of the heritage asset.

2.18

2.19

The NPPF requires local planning authorities to look for opportunities for new development
within conservation areas and World Heritage Sites (WHSs) and within the setting of heritage
assets to enhance or better reveal their heritage significance. Paragraph 206 goes on to say
'Proposals that preserve those elements of the setting that make a positive contribution to the
asset (or which better reveal its significance) should be treated favourably'.
Paragraph 207 states 'Not all elements of a Conservation Area or World Heritage Site will
necessarily contribute to its significance.'

Planning Practice Guidance
2.20

The PPG includes a section called ‘Historic environment' which was updated on 23 July
2019. It explains which bodies are responsible for the designation of HAs and provides
information on heritage consent processes.

2.21

The PPG considers the factors that should inform decision taking about developments that
would affect HAs. It notes that ‘HAs may be affected by direct physical change or by change

2.22

The PPG notes that setting is defined in the NPPF and that ‘all heritage assets have a
setting, irrespective of the form in which they survive and whether they are designated or not.
The setting of a heritage asset and the asset’s curtilage may not have the same extent’ (18a013-20190723). It goes on to say, ‘the extent and importance of setting is often expressed by
reference to the visual relationship between the asset and the proposed development and
associated visual/physical considerations. Although views of or from an asset will play an
important part in the assessment of impacts on setting, the way in which we experience an
asset in its setting is also influenced by other environmental factors such as noise, dust, smell
and vibration from other land uses in the vicinity, and by our understanding of the historic
relationship between places. For example, buildings that are in close proximity but are not
visible from each other may have a historic or aesthetic connection that amplifies the
experience of the significance of each’ (18a-013-20190723).

2.23

With regard to non-designated HAs, the PPG notes that ‘there are a number of processes
through which non-designated heritage assets may be identified, including the local and
neighbourhood plan-making processes and conservation area appraisals and reviews.
Irrespective of how they are identified, it is important that the decisions to identify them as
non-designated heritage assets are based on sound evidence.’ It states ‘it is important that all
non-designated heritage assets are clearly identified as such’ noting it is ‘helpful if local
planning authorities keep a local list of non-designated heritage assets, incorporating any
such assets which are identified by neighbourhood planning bodies’ (18a-040-20190723).

2.24

The PPG includes a section called ‘Design: process and tools’ which ‘provides advice on the
key points to take into account on design’. This was issued on 1 October 2019; it replaces a
previous section called ‘Design’.

2.25

The PPG deals with the processes of the planning system with respect to design, and notes
that guidance on good design is set out in the National Design Guide.
The National Design Guide

2.26

The National Design Guide (September 2019) (‘NDG’) states (paragraph 3) that it ‘forms part
of the Government’s collection of planning practice guidance’.

2.27

At paragraph 21 the NDG states that well-designed places are achieved by making the right
choices at all levels, including:
‘The layout (or masterplan)
The form and scale of buildings
Their appearance
Landscape
Materials; and
Their detailing’

2.28

At paragraph 35 the NDG sets out ten characteristics which contribute to the character of
places, nurture and sustain a sense of community, and address issues affecting climate.
These are described as follows:
‘Context – enhances the surroundings.
Identity – attractive and distinctive.
Built form – a coherent pattern of development.
Movement – accessible and easy to move around.
Nature – enhanced and optimised.
Public spaces – safe, social and inclusive.
Uses – mixed and integrated.
Homes and buildings – functional, healthy and sustainable.
Resources – efficient and resilient.
Lifespan – made to last.’

2.34

Policy HC1 on ‘Heritage conservation and growth’ notes that development proposals that
affect heritage assets and their settings should ‘conserve their significance, by being
sympathetic to the assets’ significance and appreciation within their surroundings’.

2.35

Policy HC3 on 'Strategic and Local Views' states that 'development proposals must be
assessed for their impact on a designated view if they fall within the foreground, middle
ground or background of that view.' The Mayor will identify Strategically-Important landmarks
within designated views and will 'seek to protect vistas towards Strategically-Important
Landmarks by designating landmark viewing corridors and wider setting consultation areas.
These elements together form a Protected Vista'. The Mayor will 'identify and protect aspects
of views that contribute to a viewer's ability to recognise and appreciate a World Heritage
Site's authenticity, integrity and attributes.'
LOCAL PLANNING POLICY AND GUIDANCE

REGIONAL PLANNING POLICY AND GUIDANCE
The London Plan, 2021
2.29

The London Plan 2021 was adopted in March 2021. It is the ‘overall strategic plan for
London’ and sets out a ‘framework for the development of London over the next 20-25 years’.

2.30

The policies most relevant to townscape, visual impact and heritage are found in Chapter 3,
'Design,' and Chapter 7, 'Heritage and Culture.'

2.31

Policy D1 on 'London's form, character and capacity for growth' highlights the necessity for
Boroughs to identify an area's capacity for growth by undertaking an assessment of the
'characteristics, qualities and values of different places'. This should include the consideration
of urban form and structure, historical evolution and heritage assets, and views and
landmarks.

2.32

Policy D3 on 'Optimising site capacity through the design-led approach' states that 'All
development must make the best use of land by following a design-led approach that
optimises the capacity of sites, including site allocations.' The policy states that development
proposals should 'enhance local context by delivering buildings and spaces that positively
respond to local distinctiveness through their layout, orientation, scale, appearance and
shape, with due regard to existing and emerging street hierarchy, building types, forms and
proportions.' Development should ‘respond to the existing character of a place’, and 'provide
active frontages and positive reciprocal relationships between what happens inside the
buildings and outside in the public realm to generate liveliness and interest.' The policy
further states that development design should 'be of high quality, with architecture that pays
attention to detail,' and use 'attractive, robust materials which weather and mature well'.

2.33

Policy D8 on 'Public realm' states that development plans and proposals should ensure that
the public realm is '…well-connected, related to the local and historic context…'. It states that
there should be 'a mutually supportive relationship between the space, surrounding buildings
and their uses' and that development should ‘ensure that buildings are of a design that
activated and defines the public realm, and provides natural surveillance.’

City of London Local Plan (2015)
2.1

The City of London’s Local Plan was adopted in January 2015. It sets out a spatial framework
for the City of London, with spatial strategies, visions and strategic objectives followed by a
set of policies. It provides the strategy and policies for shaping the City until 2026 and
beyond.

2.2

Policy CS10 addresses design. It states that development proposals should ‘promote a high
standard of design and sustainable buildings, streets and spaces, having regard to their
surroundings and the historic and local character of the City and creating an inclusive and
attractive environment, by’, inter alia:
1. ‘Ensuring that the bulk, height, scale, massing, quality of materials and detailed
design of buildings are appropriate to the character of the City and the setting and
amenities of surrounding buildings and spaces.
2. Encouraging design solutions that make effective use of limited land resources.
3. Ensuring that development has an appropriate street level presence and roofscape
and a positive relationship to neighbouring buildings and spaces.
4. Requiring the design and management of buildings, streets and spaces to provide for
the access needs of all the City’s communities, including the particular needs of
disabled people.
5. Ensuring that new development respects and maintains the City’s characteristic
network of streets and alleyways.
6. Delivering improvement in the environment, amenities and enjoyment of open spaces,
play areas, streets, lanes and alleys through schemes in accordance with public realm
enhancement strategies’.

2.3

Policy CS12, is concerned with the historic environment. It states that development
proposals should ‘conserve or enhance the significance of the City’s heritage assets and their
settings, and provide an attractive environment for the City’s communities and visitors, by:
1. Safeguarding the City’s listed buildings and their settings, while allowing appropriate
adaptation and new uses.
2. Preserving and enhancing the distinctive character and appearance of the City’s
conservation areas, while allowing sympathetic development within them.

3. Protecting and promoting the evaluation and assessment of the City’s ancient
monuments and archaeological remains and their settings, including the interpretation
and publication of results of archaeological investigations.
4. Safeguarding the character and setting of the City’s gardens of special historic
interest.
5. Preserving and, where appropriate, seeking to enhance the Outstanding Universal
Value, architectural and historic significance, authenticity and integrity of the Tower of
London World Heritage Site and its local setting’.
2.4

Development Management policies of relevance to this assessment are DM10.1 (New
Development) and DM12.1 (Managing change affecting all heritage assets and spaces).

2.5

Policy DM10.1 on ‘New Development’ is to ‘require all developments, including alterations
and extensions to existing buildings, to be of a high standard of design and to avoid harm to
the townscape and public realm, by ensuring that:
•

•
•
•
•

•
•

•
•
•

•
•

the bulk and massing of schemes are appropriate in relation to their surroundings and
have due regard to the general scale, height, building lines, character, historic interest
and significance, urban grain and materials of the locality and relate well to the
character of streets, squares, lanes, alleys and passageways;
all development is of a high standard of design and architectural detail with elevations
that have an appropriate depth and quality of modelling;
appropriate, high quality and durable materials are used;
the design and materials avoid unacceptable wind impacts at street level or intrusive
solar glare impacts on the surrounding townscape and public realm;
development has attractive and visually interesting street level elevations, providing
active frontages wherever possible to maintain or enhance the vitality of the City’s
streets;
the design of the roof is visually integrated into the overall design of the building when
seen from both street level views and higher level viewpoints;
plant and building services equipment are fully screened from view and integrated in
to the design of the building. Installations that would adversely affect the character,
appearance or amenities of the buildings or area will be resisted;
servicing entrances are designed to minimise their effects on the appearance of the
building and street scene and are fully integrated into the building’s design;
there is provision of appropriate hard and soft landscaping, including appropriate
boundary treatments;
the external illumination of buildings is carefully designed to ensure visual sensitivity,
minimal energy use and light pollution, and the discreet integration of light fittings into
the building design;
there is provision of amenity space, where appropriate;
there is the highest standard of accessible and inclusive design’.

Policy DM12.1 on ‘Managing change affecting all heritage assets and spaces’ reads as
follows:
•

‘To sustain and enhance heritage assets, their settings and significance.

•

•
•
•

Development proposals, including proposals for telecommunications infrastructure,
that have an effect upon heritage assets, including their settings, should be
accompanied by supporting information to assess and evaluate the significance of
heritage assets and the degree of impact caused by the development.
The loss of routes and spaces that contribute to the character and historic interest of
the City will be resisted.
Development will be required to respect the significance, character, scale and
amenities of surrounding heritage assets and spaces and their settings.
Proposals for sustainable development, including the incorporation of climate change
adaptation measures, must be sensitive to heritage assets’.

City of London draft City Plan 2036
2.36

The Proposed Submission version of the City Plan 2036 was approved for consultation on
21st May 2020. Some further changes are required following the changes to planning use
classes, and as a result the public consultation of this version is scheduled to start in January
2021. The City Plan 2036 is expected to be adopted in early 2022.

2.37

The City Plan sets out the City Corporation’s vision, strategy and objectives for planning the
Square Mile. The new City Plan sets out key areas of change: the Site is included in the Fleet
Street area. It notes that existing office development and public realm will be improved. The
policies most relevant to this assessment are found in section 6: ‘Shape outstanding
environments’. Those polices are S8: Design, D2: New Development, D3: Public Realm, D4:
Pedestrian Permeability, S12: Tall Buildings and S13: Protected Views.

Supplementary planning documents
2.38

There are two supplementary planning documents relating to nearby listed buildings:
•
•

2.39

Golden Lane Listed Building Management Guidelines (Updated Edition 2013)
Barbican Listed Building Management Guidelines (Updated Edition 2012).

A draft Character Summary and Management Strategy for the Barbican and Golden Lane
Conservation Area was prepared and agreed for public consultation in November 2020

OTHER GUIDANCE
Historic England Advice Note 1, Conservation Area Appraisal, Designation and
Management (Second Edition) (February 2019)
2.40

The purpose of this note is to provide information on conservation area appraisal, designation
and management to assist local authorities, planning and other consultants, owners,
applicants NPPF and the related guidance given in the PPG. The advice in this document
emphasises that evidence required to inform decisions affecting a conservation area,
including both its designation and management, should be proportionate to the importance of

the asset.
2.41

At paragraph 4 of the introduction it states, ‘Change is inevitable, and often beneficial, and
this advice sets out ways to manage change in a way that conserves and enhances the
character and appearance of historic areas’, and that ‘Conservation areas can contribute to
sustainable development in all its three dimensions as outlined in the NPPF.
Historic England: Historic Environment Good Practice Advice in Planning Note 2:
Managing Significance in Decision-Taking in the Historic Environment (March 2015)

2.42

2.43

The purpose of this note is to provide information to assist local authorities, planning and
other consultants, owners, applicants and other interested parties in implementing historic
environment policy in the NPPF and the related guidance given in the PPG. These include
assessing the significance of heritage assets, using appropriate expertise, historic
environment records, recording and furthering understanding.
In terms of general advice on decision-taking it notes at para 4 that, ‘The first step for all
applicants is to understand the significance of any affected heritage asset and, if relevant, the
contribution of its setting to its significance’. The guidance goes on to suggest a number of
common steps in assessing significance.
The Setting of Heritage Assets: Historic England: Historic Environment Good Practice
Advice in Planning Note 3 (Second Edition) December 2017

2.44

This guidance states that it provides ‘information on good practice to assist local authorities,
planning and other consultants, owners, applicants and other interested parties’ and that
‘alternative approaches may be equally acceptable, provided they are demonstrably
compliant with legislation, national policies and objectives.’

2.45

At para 9 it states that, ‘Setting is not a heritage asset, nor a heritage designation, although
land comprising a setting may itself be designated …. Its importance lies in what it contributes
to the significance of the heritage asset or the ability to appreciate that significance.‘

2.46

At para. 18 the guidance states that the ‘Conserving or enhancing heritage assets by taking
their settings into account need not prevent change; indeed change may be positive, for
instance where the setting has been compromised by poor development.’ It goes on to say
that ‘many places coincide with the setting of a heritage asset and are subject to some
degree of change over time.

2.47

The guidance proposes a five stage programme of assessment: (1) identifying the assets
affected; (2) assessing the degree to which the setting make a contribution to the significance
of a heritage asset or allows the significance to be appreciated; (3) assessing the effect of the
proposed development; (4) maximising enhancement and minimising harm; and (5) making
and monitoring the decision and outcomes.

Historic England Advice Note 12: Statements of Heritage Significance: Analysing
Significance in Heritage assets (October 2019)

2.48

The purpose of this note is to provide guidance on analysing the significance of heritage
assets. It elaborates on the policy, guidance and advice set out in the NPPF and national
PPG. It suggests a staged approach to assessing the effect of proposals on heritage
significance which would usually include:
‘1. Understand the form, materials and history of the affected heritage asset(s), and/or the
nature and extent of archaeological deposits
2. Understand the significance of the asset(s)
These two stages fulfil the requirement in paragraph 189 of the NPPF and are undertaken by
the applicant.
3. Understand the impact of the proposal on that significance
This stage fulfils the requirement in paragraph 190 of the NPPF and is undertaken by the
LPA. However, the applicant needs to be aware of impacts so that the analysis of significance
submitted to the LPA, under paragraph 189, is sufficient in its level of detail.
4. Avoid, minimise and mitigate negative impact, in a way that meets the objectives of the
NPPF
5. Look for opportunities to better reveal or enhance significance’.

3

The Site and its surroundings
bowed oriel windows and cornice string course sections, and pedimented to the parapet, all
of which are of a dated appearance.

LOCATION
3.1

3.2

The Site lies on the west side of Golden Lane, at its southern end, between the Golden Lane
Estate (to the north) and the Barbican and its Arts Centre (to the south). Fortune Street Park,
lies nearby to the north-east.
The area is well served by public transport. The Barbican London Underground Station lies
within 300m to the south-west and there are a number of bus routes in the local area
including along the A1 some 170m to the west and Old Street some 270m to the north.

THE SITE
3.3

3.4

The Site occupies the entire urban block defined by Golden Lane to the east, Brackley Street
to the north, Viscount Street to the west and Cripplegate Street to the south. It is occupied by
no. 1 Golden Lane, a grade II listed office building comprising the surviving east wing of the
former Cripplegate Institute fronting Golden Lane (built in 1894, altered and extended since,
and last refurbished in the 1990s), which occupies about a quarter of the Site, and the
remainder of the building, a modern extension occupying the remaining three quarters or so
of the site, fronting Brackley Street (north), Viscount Street (west) and Cripplegate Street
(south).
The former Cripplegate Institute, built in 1894, was designed by Sidney Smith in a free
Jacobean Style in conjunction with Fredrick Hammond (the St Giles Parish Surveyor). The list
description reads as follows:
‘Institute, containing libraries, auditorium, committee rooms and classrooms. 1894. Designed
by Sidney Smith. Red brick with stone dressings. 5 storeys, 8 main bays. Central entrance
within. Round headed windows to ground floor. Square headed windows to first and third
floor, the latter with blind keystoned segmental tympana. Semicircular windows to second and
fourth floors. Stone polygonal pilaster strips between bays to second, third and fourth storeys.
String courses between storeys. Cornices above ground, second third and fourth storeys.
Timber mullions and transoms. Balustrade to parapet with obelisk pinnacles between. Central
carved pediment.’

3.5

3.6

Built in red brick with stone dressings, the original building was 3 storeys high above a half
basement with a pitched roof, and designed to contain libraries, an auditorium, committee
rooms and classrooms. It has been extended since including in the early 20th century. The
most recent and significant works took place in 1987-92 (after the Institute moved to Worship
Street) when the building was reconstructed by Ergon Design Group to provide offices.
The large modern extension has poorly articulated ground floor frontages to all three streets.
The elevations have giant arches of glazed curtain walling; overscaled stone details including
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3.7

This eastern wing of the listed building is considered in more detail in the Listed Building
Assessment accompanying the application.

3.8

The public realm surrounding the Site is of little note with a large expanse of footway with a
planting bed to the east on Golden Lane and a poorly defined pedestrian route to the south.
The access ramp from the Barbican rises from the south-east corner.

HISTORY OF THE DEVELOPMENT OF THE AREA
3.9

The following section provides a summary of the rich and varied history of the development of
the area around the Site, on the northern edge of the City. The origins of the name Golden
Lane go back to the 13th century. It was called Goldeslane in 1247, probably after Richard
son of Golda, who owned land here in 1245.

3.10

The area had become densely developed by the time of the 1746 Roque’s map, which shows
a tight knit pattern of alleys, yards and courts within the established street pattern. This
pattern of streets remained intact into the 20th century with successive phases of
redevelopment resulting in an increase in the scale and height of development.

3.11

The 1880 Ordnance Survey (‘OS’) map shows the intensification of development that had
taken place throughout the 19th century, as commercial uses became dominant, see figure 3.
It was a densely developed area with built form up to the back of the footway, including along
Golden Lane.

3.12

In 1893-6 the Cripplegate Institute was built; a detailed history of it is set out in the listed
building statement.

3.1

The 1916 OS map shows how the pattern of intensification of principally commercial
development continued into the 20th century. The former Cripplegate Institute that once
occupied much of the site was extended at about this time.

3.13

The area around the Site underwent significant change as a result of enemy action during
WWII, the Cripplegate Institute survived. On the 29th December 1940 explosive and
incendiary bombs destroyed most of the area around the Site. The main phases of post-war
redevelopment can be summarised as follows:
•
•

In 1957 the Golden Lane Estate was completed following an architectural competition
organised by the Council (see below);
In 1960 Bernard Morgan House, since demolished as part of the Denizen development,
was completed.

10

•

•

In 1961 the Jewin Welsh Presbyterian Church opened. Designed by Caroe and
Partners (see below) it replaced a bomb damaged chapel of 1878-9 designed by
Charles Bell; and
Between 1964 to 1975 the housing elements of the Barbican, which include three tall
towers, were built (see below).

3.20

To the north-east of the Site, is the Peabody Whitecross Estate which lies to the west and
east of Whitecross Street. Whitecross Street is lined by local shops, restaurants and
businesses and has a popular food street market. The western half of the Whitecross Estate,
which has a frontage to Golden Lane and Fortune Street, includes two 13 storeys high
residential towers (Peabody and St Mary’s Towers) as well as lower slab blocks, including
Fortune House along Fortune Street. These buildings add to the very varied townscape in the
area. To the east of Whitecross Street the estate includes streets of 5 storeys high robust
brick built 19th century blocks with pitched roofs (including Dufferin Street and Chequer
Street). Whitecross Street and the eastern part of the estate lie within the St Luke’s
Conservation Area, in the London Borough of Islington (see below).

3.21

A variety of tall buildings can be seen in the wider area in addition to the Barbican, Golden
Lane and Whitecross Estate residential towers. To the west they include the 17 storeys high
former YMCA tower (now known as Blake Tower); to the north beyond Old Street is the 17
storeys high Rahere House residential tower on the King Square Estate; and to the east there
is the 16 storeys high Finsbury Tower (commercial) at nos. 103 to 105 Bunhill Row.

SITE CONTEXT
3.14

3.15

3.16

3.17

3.18

3.19

The townscape character of the area around the Site is varied and fragmented. It is
dominated by residential estates (each with its own character), which are mostly post-war in
date. These include the Barbican and Golden Lane estates, two important 20th century
housing estates with a variety of heritage designations (both lie within the Barbican and
Golden Lane Conservation Area, both are RPGSHI and the buildings within both are listed;
see below). There are also pockets of surviving earlier development, mostly from the 19th
century. Elsewhere there is late 20th / early 21st century infill, mostly residential, including
the recent Denizen adjacent to the Site to the north and The Cobalt Building to the west.
Opposite the Site on the eastern side of Golden Lane is the Barbican, with Breton House
sitting atop the estate deck. The Barbican is a large complex with three 43 to 44 storeys high
residential towers, which have a dominant visual presence in the area (the estate is
considered in more detail below). North of this is Prior Weston Primary School then the public
open space of Fortune Street Park. All the result of the large-scale post-war redevelopment of
the area.
To the south of the Site is the northern edge of the Barbican deck, which has a ramp down to
Golden Lane at the south-east corner of the Site. Atop the deck is the 8 storeys high Ben
Johnson House. Below the deck are vacant areas currently used for storage. An uninviting
pedestrian route separates the Site from the Barbican. This is the location of the vehicular
access ramp into the basement on Site, accessed from Viscount Street to the west.
To the west of the Site is The Cobalt Building (nos. 10-15 Bridgwater Street), a modern 8
storeys high residential block. South of here, is 45 Beech street (Bridgewater House) a 7 and
8 storeys high commercial building with a retained bay of an interwar building and a later
stone faced post-war block.
To the north is the Denizen development, a residential scheme designed by AHMM architects
which replaced a post-war Police Section House. This steps up to 10 storeys high to the
south-east, opposite the north east corner of the Site. This urban block is completed by the
Jewin Welsh Presbyterian Church, which lies in the north-west corner, at the junction of Fann
Street and Brackley Street. The current church was opened in 1961 and designed by Caroe
and Partners (it replaced a chapel of 1878-9 on the site). The tower has a decorative copper
clad roof with finial. It is not prominent in the local area as it is set back from Fann Street on
the secondary route of Viscount Street.
North of Fann Street, and with a built edge to Golden Lane, is the Golden Lane Estate. The
estate provides 1400 flats and comprises a number of blocks positioned in a free grid around
traffic free courts; it is considered in more detail below.

HERITAGE CONTEXT
3.22

The building on the Site, which includes the east wing of the former Cripplegate Institute, is
listed grade II. It has been excluded from the surrounding Conservation Area and RPSGHIs.
There are a number of conservation areas, listed buildings and RPGSHI in the surrounding
area as shown on the Heritage Context plan at Figure 1; statements of significance of these
are set out below.

3.23

The National Planning Policy Framework defines heritage significance at ‘Annex 2: Glossary’
as:
‘The value of a heritage asset to this and future generations because of its heritage
interest. That interest may be archaeological, architectural, artistic or historic.
Significance derives not only from a heritage asset's physical presence, but also
from its setting.’

3.24

The statements of significance below, in line with HE guidance, consider the various aspects
of heritage interest, as defined in PPG, Historic Environment section, paragraph: 006, as
follows:
•

‘Archaeological interest There will be archaeological interest in a heritage asset if it
holds, or potentially holds, evidence of past human activity worthy of expert
investigation at some point.

•

Architectural and artistic interest These are interests in the design and general
aesthetics of a place. They can arise from conscious design or fortuitously from the
way the heritage asset has evolved. More specifically, architectural interest is an
interest in the art or science of the design, construction, craftsmanship and decoration
of buildings and structures of all types. Artistic interest is an interest in other human
creative skills, like sculpture.

•

Historic Interest An interest in past lives and events (including pre-historic). Heritage
assets can illustrate or be associated with them. Heritage assets with historic interest
not only provide a material record of our nation’s history, but can also provide
meaning for communities derived from their collective experience of a place and can
symbolise wider values such as faith and cultural identity.’

3.25

Listed buildings generally hold special architectural or historic interest. The national PPG
states that a conservation area is an area which has been designated because of its special
architectural or historic interest, the character or appearance of which it is desirable to
preserve or enhance.

3.26

Historic England compile a register of historic parks and gardens of special historic interest to
‘celebrate designed landscapes of note’. Registration is a 'material consideration' in the
planning process, where consideration has to be given to the effect of proposed development
on the landscapes' special character.

3.27

The following assessments of significance are based on on-site visual inspection, the list
description, and the Council’s SPDs. They are proportionate both to the importance of the
asset and to the nature and extent of the application proposals. They are sufficient to
understand the potential impact of the proposals on heritage interest.

storage and car parking below); and includes three prominent towers, two 44 storeys high
and one 43 storeys high, that are triangular in plan, as well as the 17 storeys high former
YMCA tower. The unmistakable silhouettes of the three tallest towers are prominent in long
views.
3.33

Ben Jonson House is described in the list description as follows; ‘52-bay block set over open
podium floor and supported on two rows each of giant paired columns. Seven storeys.
Complex north elevation with paired balconies on levels 2, 3 and 5, with continuous glazing to
levels 1 and 4. On the south elevation levels 1 and 4 are set behind the others. White painted
soffits. Roof level with high round-arched motif to principal rooms, entirely glazed between
exposed concrete frames and forming roof-line. These higher rooms are set in pairs, save
around lifts at either end and in centre, with balconies between. Podium with planting boxes
and fountain in paved surrounds, the same red tiles facing round capsules set under the
block and serving as exits, mainly for the conference centre underneath. To side of podium
balustrade are large concrete raised planting boxes. Links to Breton House.’

3.34

Breton House is described in the list description as follows; ‘Seven storeys and rooftop,
entered from three entrances at mezzanine level above podium, with spinal corridor and
rooms at podium level on north-east elevation. The block is supported on paired columns
which support the cross walls, with cross beams expressed externally. White painted soffits.
Roof-top flats have higher, full-glazed round-arched form, eight to the block, set in pairs save
at the ends, set behind balconies, forming a white roof-line. The lower floors have three
windows per bay, each with central varnished wood door opening on to balcony, with planting
boxes behind metal and glass balustrades. The steps up the mezzanine entrances are tiled,
and each has a glass door.

3.35

The Pevsner volume for the city of London provides a useful summary of the significance of
the Barbican Estate at page 281, noting there is nothing quite like it in all British architecture:

Listed buildings
3.28

3.29

The building on Site is listed grade II. It is the eastern wing of the former Cripplegate Institute
that is of significance; the large 1990s extension is not of any special interest. A detailed
statement of significance of no. 1 Golden Lane is provided in the accompanying Listed
Building Assessment.

“It combines two favourite concepts of radical post-war planning: the traffic-free housing
precinct linked by elevated walkways, and the giant multi-functional ‘megastructure’, to use
the jargon of the time. They are expressed in cyclopean reinforced concrete forms, massive
far beyond utility (and indeed the flats were never meant to be cheap), all to designs by one
single, private practice: Chamberlin, Powell & Bon. Such boldness was made possible by the
wasteland left north of Gresham Street by the Blitz, which allowed one to walk for over half a
mile without passing a single standing structure, and by the City’s readiness to finance the
costly new housing, schools and buildings for the arts, which did not falter in the quarter
century from conception to completion (1956-81)”

There are a number of listed buildings in the area around the Site, as set out below.

Barbican
3.30

The Barbican, listed grade II, is a large complex designed in 1955-59, with some later
modifications. The architect Geoffry Powell, who had formed a partnership with the architects
Chamberlin and Bon, won an architectural completion for the redevelopment of the site of the
Barbican. Chamberlin, Powell and Bon produced their first detailed plans for the scheme in
1956, which were revised in early 1959 and approved in December that year. In 1960, Ove
Arup and Partners were appointed as structural engineers. Work on the Barbican did not start
until 1963, and the estate was not completed until 1980s.

3.31

The estate includes flats, maisonettes and terraced houses, a hostel, a girls' school, a school
of music and drama, and an arts centre (with concert hall, theatre, studio theatre, cinemas,
library, art gallery, conservatory, restaurants and offices), as well as underground car parking,
pedestrian walks and a canal (the arts centre was redesigned in 1964-8).

3.32

The housing element was built between 1964-75 on a 35 acre rectangular site developed with
7 storeys high blocks set on a raised pedestrian podium (with mews housing, basement

3.36

This large and distinctive estate does not have a setting that is sensitive to well considered
change.

3.37

The estate lies in the Barbican and Golden Lane Conservation Area and is a RPGSHI (see
below).

Figure 1: Heritage Context plan

Golden Lane Estate
3.38

3.39

3.40

Geoffry Powell won the architectural design competition for the Golden Lane Estate in 1952.
The project architects for the built scheme were Chamberlin, Powell and Bon and they
revised the designs of the individual blocks between 1953 and 1957. The list description
notes that Ove Arup and Partners were the engineers and Wimpeys were the builders.
The estate provides 1400 flats, intended mostly for single people and couples working in the
City. It comprises a number of blocks positioned in a free grid around traffic free courts. All of
the blocks are well-detailed and carefully distinguished from one another. Crescent House
(designed later than the other blocks) is listed grade II* and is the most significant; the other
buildings within the area of the Golden Lane Estate are all listed grade II.
Bowater House on Fann Street (at the junction with golden Lane) is a block of thirty
maisonettes with its front to the north and its back to the south (onto Fann Street). It was the
first block to be built in the Golden Lane Estate and includes the foundation stone with the
worn inscription: 'Corporation of London: Stone laid by Sir Noel Vansittart Bowater Bt MC: 21
July 1954: Thomas Cuthbert Harrowing late Chairman of Public Health Committee: Stanley
Edward Cohen Chairman'.

3.41

Great Arthur House (including boiler house) was the tallest residential block in London for a
time when completed and Pevsner notes that the extent of coloured cladding would have
seemed daring at the time. It is a 17 storeys high block of 120 flats and includes the estate
offices. It is of reinforced concrete construction on concrete raft foundations. The water tank
and lift motor room are disguised behind an aerofoil canopy, described in the list description
as ‘the distinctive decorative feature of the estate’

3.42

The other listed buildings on the estate comprise:
•
•
•
•
•
•
•
•

3.43
3.44
3.45

Crescent House, nos. 2-38 Goswell Road (including ground floor shops and
Shakespeare Public House) is a block of 159 flats
Cuthbert Harrowing House on Fann Street is a block of eighteen maisonettes
The Community Centre and surround to the attached pond on Fann Street
Cullum Welch House (with steps and raised walkway over car park) on Goswell Road, a
block of 72 flats.
The Recreation Centre and Tenants' Hall Goswell Road, which includes a baths,
gymnasium and nursery.
Basterfield House (including steps to garden) on Golden Lane, a block of 54 maisonettes.
Stanley Cohen House (including canopies and retaining walls) on Golden Lane, a block
of 32 flats.
Bayer House and raised pavements) on Golden Lane, a block of 30 maisonettes.

The significance of the estate is derived from the architectural interest of individual buildings
and the group value of the estate as a whole.
The estate lies in the Barbican and Golden Lane Conservation Area and is a RPGSHI (see
below).

Registered Parks and Gardens of Special Historic Interest
Barbican
3.46

The Barbican RPGSHI is included on the register as grade II*. It covers an area of c 15ha
and is situated in a densely built up area in the City of London. The register entry notes it
remains in the ownership of the Corporation of London with properties being sold leasehold to
individuals.

3.47

The Barbican comprises a series of public, communal, and domestic gardens, as well as
courtyards and squares, that all form an integral part of the architecture of estate, focused on
the large public open space in front of the Arts Centre occupied by the main canal. In addition
built-in plant boxes were specifically designed for the balconies of the residential blocks, as
were large concrete planters to line the raised walks.

3.48

In terms of its historic development the register entry notes, ‘The Barbican encloses the
medieval and later St Giles' church and the site of its former churchyard, and mainly covers
the site of late C19 industrial warehouses which were bombed during the Second World War.
After the bombing, the Corporation of London, who owned the area, identified it for
commercial use (Forshaw and Abercrombie, 1943). In 1951 however part of the site was
earmarked for residential development. Subsequently a competition was held which was won
by the architect Geoffry Powell, who had formed a partnership with the architects Chamberlin
and Bon (CPB). The work of CPB was strongly influenced by the architecture of Le Corbusier
(Building 1978). CPB produced their first detailed plans for The Barbican in 1956, which were
revised in early 1959 and approved in December that year. In 1960, Ove Arup and Partners
were appointed as structural engineers. Work on The Barbican did not start until 1963, and
the estate was not completed until 1973.’

3.49

The register entry notes that ‘In the far northern part of the site stand three 125m high,
triangular residential tower blocks: Lauderdale Tower, Shakespeare Tower, and Cromwell
Tower, following the line of Beech Street, with John Trundle Court, Bryer Court, Ben Johnson
House, and Breton House beyond the road. These residential blocks and the Towers are set
in extensive terrace gardens paved in red brick and adorned with ponds, fountains,
sculptures, flower beds, and borders. In particular Beech Gardens lies to the north of the
estate, surrounded by Bunyan Court, Bryer Court, and John Trundle House, laid out to
incorporate a small water feature with a fountain and various raised beds. The terrace
gardens originate from the 1970s, and were refurbished in 1983 by Building Design
Partnership for the Corporation of London.’

Golden Lane Estate
3.50

The Golden Lane Estate RPGSHI is included on the register at grade II. The landscape at the
Golden Lane Estate, by Chamberlin, Powell and Bon, was designed and constructed
between 1952 and 1962. The register entry sets out the reasons for its designation as
follows:
‘Design interest: the design makes clever use of complex levels left by buildings previously on

the site, to create a series of intimate courtyards linked by pedestrian thoroughfares and
features such as pools, the rotunda, and roof gardens. The planning is meticulous but varied,
creating an intense urban setting, providing amenity and facilities for the residents; * the
complex landscaping anticipates the use of levels, green space and hard features at
Chamberlin Powell and Bon’s later landscape design at The Barbican, already registered at
Grade II*.

St Luke’s Conservation Area
3.54

The St Luke’s Conservation Area was designated in 1975 and extended in 2002. It is located
to the north-east of the Site.

3.55

The London Borough of Islington’s Conservation Area leaflet (March 2005) notes, ‘lying in the
south of the Borough, straddling the ancient thoroughfares of Whitecross Street and Old
Street, this is an important part of historic Finsbury, with a special character and appearance.
Whitecross Street is a medieval lane which ran from Cripplegate to Old Street, home of
London’s oldest surviving street market and fronted by a number of domestic scale properties
from the 18th and 19th Century. Either side, the narrow side streets contain a wide range of
19th Century commercial buildings and one of the largest late 19th Century Peabody housing
estates.’ It goes on to state that, ‘central to the Conservation Area St. Luke’s Church, dating
from 1733 designed by John James and Nicholas Hawksmoor’

3.56

There are limited views of the Site from this conservation area, principally from the eastern
end of Fortune Street and the very northern end of Golden Lane.

3.57

There is no visual relationship between the Site and the Chiswell Street Conservation Area
(identified on the plan at figure 6).

Historic interest: as an integral part of the estate’s design with the buildings and structures
listed at Grade II and II*, also by Chamberlin, Powell and Bon, arguably one of the country’s
most important early 1950s housing estates.
Survival: despite some minor alterations the overall form and character of the landscape
survives well.’

Conservation Areas
Barbican and Golden Lane Conservation Area
3.51

The Barbican and Golden Lane Conservation Area was designated in October 2018.

3.52

The draft Character Summary and Management Strategy summarises its significance as
follows:
‘The area is characterised by 3 distinct developments: Golden Lane estate to the North,
Barbican Estate to the south and Blake Tower (formally the Barbican YMCA) situated
between the two. The characteristics which contribute to the special interest of the Barbican &
Golden Lane conservation area can be summarised as follows:
•
•
•

•

•
•

3.53

Two Estates which, together, provide a unique insight in the creative processes of a
seminal English architectural practice, Chamberlain, Powell & Bon
Integration of the ancient remains of the Roman and medieval City wall and the
medieval church of St Giles Cripplegate in a strikingly modern context
In scope and extent, the Estates are important visual evidence for the scale of
devastation wrought by the Luftwaffe bombing campaign of 1940-41 known as the
‘Blitz’
Seminal examples of ambitious post-war housing schemes incorporating radical,
modern ideas of architecture and spatial planning reflecting the development of
Modernism
Unprecedented and ingenious provision of open space and gardens within central
London, which continue to be a defining characteristic of the Estates today
New and striking architectural idioms, particularly at the Barbican, applied on a
significant scale; a new architectural language deliberately modern and forwardlooking; a way of planning and arranging buildings and spaces which was
unprecedented in Britain and reflected evolving ideas of the modern city.’

The conservation area wraps around the Site to the east and south, and lies one urban block
away to the west and north. Views 1,2,3, 6 and 7 in section 5 are from the conservation area.

TOWNSCAPE: CONCLUSIONS
3.2

The Site, on the edge of the City, lies in a densely developed urban area of predominantly
residential character, including a number of estate developments. These are predominantly
post-war in date and include two that have been listed, the Barbican and the Golden Lane
Estate (both of which are RPGSHI and lie within the Barbican and Golden Lane Conservation
Area).

3.3

The existing townscape context in the area around the Site is very varied, with the Barbican
towers and slabs seen cheek by jowl with lower scale post-war buildings such as Prior
Weston Primary School and 45 Beech Street, as well as nineteenth century development, as
seen in Whitecross Street. The townscape is fragmented and there is little overall coherence
– rather a series of adjacent pieces, some of which are coherent in themselves, such as the
Barbican Estate, the Golden Lane Estate and Whitecross Street.

3.4

No. 1 Golden Lane sits on an island site, and includes the eastern wing of the former
Cripplegate Institute. It survives as a remnant of the historic development that once lined the
entirety of Golden Lane. More complete areas of 19th century buildings survive in the wider
area to the west and east, including in the St Luke’s Conservation Area, for example. The
building has undergone significant changes since it was built (as set out in the Listed Building
Assessment) and its setting has been transformed, primarily by the development of the
Barbican complex.

3.5

There is an opportunity to redevelop the Site with an extension of a significantly greater
quality to the rear that has an enhanced relationship with the street frontages around the Site,
compared with the existing situation, and enhances the connectivity of the historic eastern
wing with Golden Lane.

4

The Proposed Development

4.1

This section describes the Proposed Development as relevant to the TVIHA and goes on to
assess its architectural and urban design quality. The Design and Access Statement (‘DAS’)
and drawings prepared by the architects should be consulted in conjunction with this section.

4.2

No. 1 Golden Lane is a grade II listed building and reference should also be made to the
Listed Building Assessment which accompanies this application (also prepared by TTC)
which assesses the effects of both in the internal and external works to the heritage
significance of the surviving eastern wing of the former Cripplegate Institute.

4.3

The Proposed Development has been the subject of comprehensive pre-application
discussions with City officers’ which have informed the massing, detailed design of the
elevations, choice of materials and works to the grade II listed east wing of the former
Cripplegate Institute.

1.29

Section 6 considers the effects of the Proposed Development on the local townscape and
views, as well as the setting of heritage assets in the area around the Site.

4.9

The elevations will be designed to provide a clear base middle and top to the extension. The
former, clad in terrazzo rain screen cladding, expressed with double height arched openings
with a regular pattern of alternating wide and narrower openings. There will be a short
colonnade to the western end of the south elevation.

4.10

Above, the main body of the building will be expressed principally with a regular gridded
elevation of vertically aligning openings in an off white GRC clad façade with dark grey metal
framed windows and details. The fenestration detail will vary from east to west on the north
façade, with various regular arrangements of perforated panels aligning vertically. The west
elevation will continue the pattern of the western end of the north elevation, and this design
will also wrap around to the western bays of the south elevation. There will be a section of
dark grey metal louvres at 9th floor level for the mechanical plant room. A large part of the
southern elevation will comprise a planted elevation of a bespoke design, with a curtain
walling system articulated with expressed floor plates and an irregular pattern of perforated
metal fins. Planters every two floors will allow for vegetation to inhabit this façade.

4.11

The inset top will be clad in vertically proportioned light grey GRC panels with a regular
pattern of double height arched window openings. An inset element of the same design but a
dark grey finish will extend over the east wing. The inset top floor, above the main in body of
the extension, will be clad in dark grey GRC. The existing mansard to the east will be cleaned
(a condition survey will be undertaken first, and it may be that this element has to be reclad).

4.12

Landscape architects Andy Sturgeon Design have been working with the development team
from the outset. The proposals will deliver a simple and sensitive public realm scheme and
optimise the greening on the roof terraces and within the facade design.

4.13

The historic east facade and entrance are framed by enhanced planting and hard
landscaping, relocating the areas of existing planting and providing more space around the
entrance and next to the building façade

4.14

The proposal will improve Cripplegate as a route. The Barbican overhang (which attracts
antisocial behaviour) will be closed-off with a free-standing decorative feature screen (with no
effect on the listed structure of the Barbican Estate). The decorative screen will illustrate the
rich history of The Cripplegate Foundation and Free Library previously housed in 1 Golden
Lane, and the exact design of the screen will be developed in collaboration with a leading
artist. To the west the existing basement ramp will be removed and replaced with a ground
level temporary bin storage area with integrated decorative screen gates.

4.15

A new street tree is planted at the junction of Brackley Street and Viscount Street.

THE PROPOSED DEVELOPMENT
4.4

The Proposed Development comprises the ‘Alteration and extension of the existing office
building to include additional floorspace through upward and infill extensions; altered and
additional entrances; creation of office amenity terraces and plant enclosures; façade
alterations including urban greening; new landscaping; and associated works.’

4.5

The existing extension is 9 storeys high and it will be extended to rise up to 12 storeys, with a
series of set back and tiered additions to the upper floors. This includes a 3 storey extension
over part of the mansard roof of the eastern wing.

4.6

The elevation will be reconfigured with new cladding to provide enhanced office
accommodation and an enhanced appearance to the extension. The ground floor frontages
will all be altered to provide enhanced connectivity with the surrounding area, include new
entrances as well as increased visual permeability. Above ground floor level, the design of
each façade will reflect its orientation and each will contain various degrees of planting.

4.7

Three new at grade entrances are created in the eastern wing, one in each of the arched
openings either side of the central raised entrance, and one in the north flank. The two to the
north lead to a lobby that provides access to the main building. The third, to the south,
providing access into an independent community space. There will be a second entrance,
with an internal ramp, in the north-west corner of the extension, which will lead into a lobby
with a café that runs along the north side of the extension.

4.8

At 8th and 9th floor levels the west elevation, (and 2 bays of the north and south returns), will
be set back to provide a terrace. The 10th and 11th floors will be set back further from the
west, north and south, the latter topped with an enclosed core and a garden terrace.
The Townscape Consultancy | 1 Golden Lane, London EC1 TVIHA

ASSESSMENT OF ARCHITECTURAL AND URBAN DESIGN QUALITY
The Proposed Development represents an intelligent and well considered bespoke response
to the Site that has evolved through on going preapplication discussions with the City. The reclad and extended extension is of a high quality design that responds well to the retained
eastern wing of the former Cripplegate Institute on Site, as well the Site context. Its
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characterful and carefully considered design represents a significant improvement on the
architectural quality of the present western part of the building, considered as a whole and at
the level of detail.
4.16

The ground floor elevations will positively address the three street frontages, each of a
distinct character, and will provide significant enhancements along Brackley Street to the
north, Viscount Street to the east and Cripplegate Street to the south. The modest alteration
to the façade of the former Cripplegate Institute will ensure this element of the building has a
more positive relationship with the surrounding streets, reinforcing its role as the ‘front’ and
main entrance of the building, and enhancing accessibility at this point. These design moves
will be supported by enhanced public realm to all street frontages, but most notably Golden
Lane.

4.17

The extension responds positively to the scale of development in the area. At 12 storeys, it is
of an appropriate height for this Site, in an area with significant post-war interventions
including most notably the Barbican complex immediately to the south and east. The
additional floors step back from all street elevations and have been designed as an integral
part of the massing strategy, incorporating plant as part of the design.

4.18

Careful consideration has been given to how the remodelled extension will relate to the
retained former eastern wing of the Cripplegate Institute and this has positively influenced the
design approach to the new elevations, in respect of proportions, the rhythm of openings and
materials proposed. The east elevation, that rises above the east wing of the former
Cripplegate Institute, has been handled carefully and is stepped and articulated with elements
such as the profiled dark grey GRC panels.

4.19

The architecture of the Proposed Development is of a high quality, presenting well considered
elevations to all three main frontages, as well as to the east above the mansard roof, each
suited to its orientation and mindful of the various neighbouring buildings. The overall design
is of an ordered and rational appearance with the subtle variety providing a rich grain. The
use of modelling and the detailed design will provide elevations with a high level of
articulation with crisp detailing. Planting, considered from the outset as an integral part of the
design process, will green the elevations and terraces to various degrees.

4.20

High quality materials and finishes, appropriate to their context and the quality of
development proposed, are proposed throughout. The choice and colour of materials have
discussed with officers and chosen to ensure the building sits well within the wider area. The
colour palette helps lighten the appearance of the building and the overall effect is calm and
sophisticated.

5

Townscape views
KEY
1 Barbican Deck by Ben Johnson House A
2 Barbican Deck by Ben Johnson House A
3 Barbican Deck by Breton House
4 Golden Lane south
5 Bridgewater Street/ Viscount Street
6 Fann Street
7 Golden Lane Estate
8 Golden Lane by Fortune Street Park
9 Fortune Street Park
10 Golden Lane/ Roscoe Street
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1 Barbican Deck by Ben Johnson House A
Existing view
5.1

This viewpoint is from the deck of the Barbican
complex, north of Ben Johnson House, at its
western end looking at the Site. The viewpoint is
in the Barbican and Golden Lane Conservation
Area and RPGSHI and from the grade II listed
deck; the grade II Breton House of the Barbican
can be seen to the far right facing.

5.2

This view shows the west and south elevations
of the modern extension to the rear of no. 1
Golden Lane, partially screened by a wall and
planting on the deck. This extension appears
dated today. To the right the flank of the
surviving east wing of the former Cripplegate
Institute with its later metal clad mansard roof
can be seen, also partially screened by the
terrace planting. To the far left is the Cobalt
Building, nos. 10-15 Bridgewater Square.

5.3

The sky in this view images has been extended
digitally in in order to show the Proposed
Development in its entirety. The yellow line in
these images shows the point at which this has
occurred.

1 Barbican Deck by Ben Johnson House A
Proposed view
5.4

The existing extension is prominent in this view
(from a raised viewpoint close to the Site) and
the enhanced elevations of the refurbished
extension, with integral planting and greening
elements, will provide an enhanced backdrop.
The upper floors are stepped back from the west
and south, effectively articulating the massing of
the block. The set back, integral plant enclosure
is apparent at level 9. The design of the
elevations complements the appearance of
neighbouring buildings more than that of the
existing extension.

5.5

The detailed design and proposed materials will
ensure a clear visual distinction between the
extension and the surviving eastern wing of the
former Cripplegate Institute, enhancing the
setting of the latter. The cleaned grey cladding of
the modern mansard of the latter is also
apparent and will enhance its appearance.

5.6

The sky in this view images has been extended
digitally in in order to show the Proposed
Development in its entirety. The yellow line in
these images shows the point at which this has
occurred.

2 Barbican Deck by Ben Johnson House B
Existing view
5.7

This viewpoint is from the deck of the Barbican
complex, north of Ben Johnson House, further
east than viewpoint 1, looking at the Site. The
viewpoint is in the Barbican and Golden Lane
Conservation Area and RPGSHI and from the
grade II listed deck; the grade II Breton house of
the Barbican can be seen to the far right facing.

5.8

The modern extension to the rear of no. 1
Golden Lane is the main focus of the view and
appears dated today. To the right the flank of the
surviving east wing of the former Cripplegate
institute can be seen, with its later metal clad
mansard roof. The join between the modern
extension and the historic eastern wing can be
seen in this view.
The sky in this view images has been extended
digitally in in order to show the Proposed
Development in its entirety. The yellow line in
these images shows the point at which this has
occurred.

2 Barbican Deck by Ben Johnson House B
Proposed view
5.9

The existing extension is prominent in this view
(from a raised viewpoint close to the Site) and
the enhanced elevations of the refurbished
extension, with integral planting and greening
elements, will provide an enhanced backdrop.
The upper floors are stepped back from the west
and south, effectively articulating the massing of
the block. The set back, integral plant enclosure
is apparent at level 9.

5.10

The detailed design and proposed materials will
ensure a clear visual distinction between the
extension and the surviving eastern wing of the
former Cripplegate Institute, enhancing the
setting of the latter. The cleaned grey cladding of
the modern mansard of the latter is also
apparent and will enhance its appearance.

5.11

The sky in this view images has been extended
digitally in in order to show the Proposed
Development in its entirety. The yellow line in
these images shows the point at which this has
occurred.

3 Barbican Deck Breton House
Existing view
5.12

This viewpoint is from Breton Highwalk on the
deck of the Barbican complex, west of Breton
House towards its southern end, looking at the
Site. The viewpoint is in the Barbican and
Golden Lane Conservation Area and RPGSHI
and from the grade II listed deck.

5.13

The surviving east wing of the grade II listed
former Cripplegate Institute, on Site, lies in the
centre of the view. The large modern extension
to its rear, built in the 1990s, is visible to the left
(facing). To the right is the recently completed
Denizen development.

5.14

The sky in this view images has been extended
digitally in in order to show the Proposed
Development in its entirety. The yellow line in
these images shows the point at which this has
occurred.

3 Barbican Deck Breton House
Proposed view
5.15

The enhanced elevations of the extension, with
integral planting and greening elements, will be
apparent beyond the surviving eastern wing of
the former Cripplegate Institute in this view (from
a raised viewpoint close to the Site). The upper
floors of the extension step back from the west
and south articulating the massing of the main
block.

5.16

The eastern end of the additional upper floors of
the extension step out in part over the modern
mansard roof of the eastern wing of the former
Cripplegate Institute. This element is clad in
darker materials than the floor below and has
arched windows to match the design of the
dormers at the upper level of the existing
mansard. The cleaned cladding of the modern
mansard will ensure an appropriate visual
relationship between the two.

5.17

The sky in this view images has been extended
digitally in in order to show the Proposed
Development in its entirety. The yellow line in
these images shows the point at which this has
occurred.

4 Golden Lane south
Existing view
5.18

This viewpoint is from the east footway of
Golden Lane, just north of where it emerges
from under the podium of the Barbican estate.
The immediate foreground comprises the deck
of the grade II listed Barbican (also a
conservation area and a RPGSHI). The focus of
the view is the surviving eastern wing of the
grade II listed former Cripplegate Institute, on
Site.

5.19

The grand entrance to the former Cripplegate
Institute is partially screened in this view by the
access ramp leading to the Barbican deck. The
1990s extension to the rear is visible to the left
(facing). To the right is the recent Denizen
residential development. The street trees will be
more prominent when in leaf.

5.20

The sky in this view images has been extended
digitally in in order to show the Proposed
Development in its entirety. The yellow line in
these images shows the point at which this has
occurred.

4 Golden Lane south
Proposed view
5.21

The enhanced elevations of the extension, with
integral planting and greening elements, will be
apparent beyond the surviving eastern wing of
the former Cripplegate Institute in this view (from
a raised viewpoint close to the Site). The
detailed design and proposed materials of the
extension will ensure a clear distinction between
it and the surviving eastern wing of the former
Cripplegate Institute, enhancing the setting of
the latter.

5.22

The set back upper floors of the extended
extension are clad in materials of a distinct
colour to the floors below (at its eastern end it
steps in part over the modern mansard of the
eastern wing of the former Cripplegate Institute
though this is not readily apparent in this view) to
match the design of the dormers at the upper
level of the existing mansard. The cleaned
cladding of the modern mansard will ensure an
appropriate visual relationship between the two.

5.23

The limited visual effects of the new level access
into the listed building from Golden Lane are
also apparent in this view (only the north of the
two proposed doors is visible). These works are
considered in more detail in respect of the
significance of the listed building in the listed
building assessment.

5.24

The sky in this view images has been extended
digitally in in order to show the Proposed
Development in its entirety. The yellow line in
these images shows the point at which this has
occurred.

5 Bridgewater Street/ Viscount Street
Existing view
5.25

This viewpoint is at the junction of Viscount
Street and Bridgewater Street looking at the
Site. To the far right (facing) is the grade II listed
Breton House block and the deck of the
Barbican Estate, also within a conservation area
and a RPGSHI.

5.26

This street level view shows the west and south
elevations of the modern extension to the rear of
no. 1 Golden Lane. The extension appears
dated today, the detailed design of the
elevations out of scale with the neighbouring
buildings, and its frontage to the street largely
inactive. Beyond this, and at an angle to it, is the
southern flank of the surviving east wing of the
former Cripplegate institute with its later metal
clad mansard roof. It is not apparent in this view
that there is a pedestrian route through to
Golden Lane along the southern edge of the
Site.

5 Bridgewater Street/ Viscount Street

Proposed view
5.27

The existing extension is prominent in this view
(from a viewpoint close to the Site) and the
enhanced elevations, with integral planting and
greening elements will be clearly apparent. The
enhanced and more visually permeable ground
floor frontage and public realm design will be
particularly evident and will significantly enhance
the streetscape. The detailed design and
proposed materials will ensure a clear distinction
between the extension and the surviving eastern
wing of the former Cripplegate Institute,
enhancing the setting of the latter.

6 Fann Street
Existing view
5.28

This viewpoint is on the north footway of Fann
Street, opposite the junction with Viscount
Street, looking south-east towards the Site. The
grade II listed Barbican complex, including Ben
Johnson House, the deck and the tower are
visible in the background (the barbican is also a
conservation area and a RPGSHI).

5.29

Prominent in the foreground are street furniture
and the Jewin Welsh Presbyterian Church.
Beyond this to the left (facing) are the upper
floors of the Denizen development. Beyond the
church to the right is the modern extension on
Site which contributes nothing positive to the
street edge in this location.

6 Fann Street
Proposed view
5.30

The western end of the extension can be seen
beyond the Jewin Welsh Presbyterian Church.
The enhanced elevations, with integral planting
and greening elements will be clearly apparent
as will the enhanced and more visually
permeable ground floor frontage which will
significantly enhance the streetscape. The upper
floor of the remodelled extension step back from
the west and the north, and the decorative finial
atop of the church spire will remain visible
against the sky.

7 Golden Lane Estate
Existing view
5.31

This viewpoint is from the pedestrian open
space in the Golden Lane Estate. The view is
looking south towards the Site. The viewpoint is
within the Barbican and Golden Lane
Conservation Area and the Golden Lane
RPGSHI, and the residential blocks on the
estate that can be seen in the foreground are
listed grade II, including the Bowater House to
the left (facing) and the base of Great Arthur
House to the right. Two of the grade II listed
towers of the Barbican Estate can be seen in the
distance.

5.32

The upper floors of the western section of the
modern extension on Site can be seen in the
middle ground, towards the centre of the image,
beyond the western end of the Jewin Welsh
Presbyterian Church.

7 Golden Lane Estate
Proposed view
5.33

The Proposed Development will be visible, as is
the existing building on Site. Its stepped form will
be seen rising to the east and will be visible
above Bowater House on the Golden Lane
Estate. Its angular form will complement the
design of the surrounding post-war residential
blocks. The new elevation design, with a
planted terrace at level 9, will provide an
enhanced backdrop to the tower of the Jewin
Welsh Presbyterian Church in this view.

8 Golden Lane by Fortune Street Park
Existing view
5.34

This viewpoint is on the east footway of Golden
Lane, at the southern end of the boundary with
Fortune Park, looking at the Site. The Barbican
development can be seen in the background,
listed grade II, comprising Ben Johnson House
and one of the towers. In the foreground to the
right (facing) is the Denizen, a recent residential
development on the site of the former Bernard
Morgan House; to the left is the Prior Weston
Primary School.

8 Golden Lane by Fortune Street Park
Proposed view
5.35

The enhanced landscape to the wide footway of
Golden Lane will enhance this view. The
alterations to the façade of the grade II listed
former Cripplegate Institute (on Site) would also
be apparent but not very noticeable. The
remodelled extension to the rear of the listed
frontage would be largely screened in this view,
with just a very small section visible above the
mansard roof as indicated by the blue wireline
outline.

