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The Mount Pleasant Neighbourhood Area 
(hereafter referred to as ‘Area’) is a ‘Gateway’ 
location in Central London situated between 
the City, the West and East ends, and London’s 
Northern suburbs – the unique nexus of 
long-established social, historical, political, and 
transportation conditions. Lying just outside the 
ancient City limits, our Area has always been 
the site of rapid transformation and creative 
innovation, but in the twenty-irst century the 
scale and scope of change and the consequent 
pressure from urban development is particularly 
intense. Located between the Kings Cross/
St Pancras International redevelopment and 
Farringdon CrossRail (Britain’s ifth busiest 
station), our Area is uniquely placed as one 
of Central London’s largest concentrations of 
redevelopment and is surrounded by a wide 
range of additional regeneration areas, including 
Kings Cross, Old Street, Farringdon, and 
Holborn. 

INTRODUCTION

WHY DO WE WANT A NEIGHBOURHOOD PLAN?

This Neighbourhood Plan (hereafter referred 
to as ‘the Plan’) seeks to resolve tensions that 
have not been or cannot be reconciled through 
other planning mechanisms. As a Neighbourhood 
Forum, our principal concern is to ensure that 
the local community plays an active, meaningful 
and participatory role in the planning process in 
our Area with the objective of “promoting and 
improving the social, economic and environmental 
well-being of individuals living and working in 
the area including promoting the carrying on of 
trades, professions or other businesses, primarily 
through the development and implementation of 
a Neighbourhood Plan and such other purposes 
as the Association may from time to time 
decide.” (Mount Pleasant Neighbourhood Forum 
Constitution, para.2.2.)

The Mount Pleasant Neighbourhood Forum (MPNF) 
and Area were formally established in February 2016. 
Our Area straddles the boundary between Camden and 
Islington, with a larger portion in Camden and the smaller 
proportion in Islington (see overleaf). 
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The Mount Pleasant Neighbourhood Forum (MPNF) Area
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Shortly after our inauguration in February 2016 
we asked our members to list their priorities for 
the Area and to talk about what they liked and 
disliked about our neighbourhood. These were 
combined with the responses to a lealeting 
campaign targeting over 4,000 people living and 
working in our Area. Since then we have debated 
and discussed issues about housing, commercial 
development, transport, air pollution and green 
matters at our public meetings (and at our 
working-groups) and published our views on our 
website and in our bi-monthly Newsletters.

These are our priorities:

MAINTAINING A STABLE AND DIVERSE 
COMMUNITY

We have a relatively stable population, due in part 
to a preponderance of high quality local authority 
and social housing which protects the residents 
from the inancial excesses of the London 
housing market. Many residents are long-term 
(>20 years). Our population is diverse in terms of 
nationality, religion, ethnicity, age, education, and 
employment. We wish to retain this healthy social 
mix and fear it could be easily compromised by 
“inappropriate” development that results in a loss 
of affordable housing and work places in both the 
public and private sectors. We believe a “living 
city” needs a permanent, skilled, local-resident 
workforce. For these reasons maintaining and 
increasing the supply of truly affordable social 
housing and work places is our top priority. 

CLEAN AIR AND TRAFFIC

Our Area has exceptional transport facilities 
and is one of the most ‘connected’ places in 
Europe. It is connected locally, nationally and 
internationally by major and minor roads, 
international rail services, proximity to tube 

OUR NEIGHBOURHOOD PRIORITIES

stations, numerous bus routes going east/west 
and north/south, major and minor cycle lanes, 
good pedestrian infrastructure, and, when 
CrossRail is complete, will have direct services to 
Heathrow International Airport. The downside is 
a large commuter foot-fall and 24-hr road trafic 
leading to busy main roads that fragment local 
spaces and communities, suffer from trafic-jams, 
cause accident black-spots, create hazards from 
on-street parking and produce exceptionally 
high levels of air pollution. We cannot change the 
coniguration of the roads, but we can change 
how the transport system is managed to improve 
the local residents’ health and well-being through 
trafic crossings, pedestrianisation, increased 
cycle lanes, “greening up” and tree planting.

MAKE SURE ALL NEW DEVELOPMENT 
WORKS FOR US

We are within the “golden ring” of London’s 
Central Activities Zone (CAZ) where commercial 
re-development is a national planning priority. 
The regeneration of Kings Cross with rail links 
to Europe and the new commuter nexus of 
CrossRail/Thameslink at Farringdon makes our 
Area commercially highly desirable, causing 
exceptionally high land values that inlate rents 
for local independent businesses, workers, and 
residents. 

New developments therefore should add value 
to our local area in terms of housing, local 
employment, work spaces, and retail opportunity, 
and support the local community in terms of 
backing for and/or provision of community 
facilities, public amenities, environmental 
improvement (e.g. green roofs and walls, 
sustainable drainage systems and solar power in 
all new developments} and the quality of place 
in terms of provision or improvement of public 
amenities, urban realm, and open spaces. 
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Developers must consult with the local 
community at the initial stage in the planning 
process and clearly deine their offer in terms of 
design concepts, provision or improvement of the 
public realm, anti-pollution measures, moderation 
of commercial activity, and provision of facilities to 
accommodate local residential needs. 

OUR “LOCAL” CENTRES

Our Area is polycentric with numerous focal 
points that concentrate activities such as 
shopping, working or socialising. The value of these 
centres should be acknowledged, protected and 
promoted, and new developments be compatible 
with these aims, and, where appropriately 
scaled, should seek to create new centres that 
encourage and strengthen a sense of place and 
social cohesion. In the geographical centre of 
our Area there is presently a large vacant area of 
land with planning consent for an inappropriate 
private housing development (determined by the 
former Mayor of London against the advice of 
the two councils) that will have a deleterious 
effect on the nature and character of our Area, 
including many of the local centres and the 
relationship between them. As long as there is 
still scope to inluence the form and shape of 
this development through the policies set out in 
the Plan, the local community will pursue these 
opportunities through engagement with the 
landowner and other legal channels such as the 
Community Right to Build programme. [Note re 
outcome of MPA’s CRtB application?]

DESIGN COHERENCE

It is therefore proposed that development 
should have regard to the Design Guide which 
accompanies the Plan, as part of the general 
planning guidance for our Area. The guide is 
sympathetic to our multi-layered past while 
also acknowledging the Area’s rich history of 
innovation. It does not advocate a backward-
looking approach or support pastiche designs, 
but has clear directives to encourage visual 
coherence through high-quality design in our 
neighbourhood. In addition to emphasising 
innovation in the historical urban environment, 

the guide also acknowledges the need to address 
urgent environmental imperatives. It therefore 
advocates tree planting and the greening of 
the private and public realm not only as an 
environmental measure but also as a means of aiding 
visual coherence and integrating inappropriate 
buildings into their respective contexts. 

GREEN SPACES AND GREEN PLANTING

Our Area is one of the most densely populated 
parts of the country. There are relatively few 
public green spaces and no large areas available 
for landscaping. New developments should 
consider and prioritise provision of new green 
public spaces. This paucity of green space 
reinforces the environmental imperative and 
local desire to “green” our streets for the beneit 
of the local residents and visitors, and to combat 
air pollution.

RETAIN AND ENHANCE OUR 
CONSERVATION AREAS

Four Conservation Areas (CA) cross our Area 
boundary and cover the majority of the area 
inside that boundary. This affords an extra level 
of protection for most of our Area through the 
statutory provision of relevant CA guidelines. The 
Plan therefore seeks to strengthen the councils’ 
decisions with regard to these guidelines and the 
protection of listed buildings and their settings, 
and seeks to ensure that they are fully enforced, 
not undermined by development proposals or 
eroded through Section 106 Agreements.

WORKSHOPS AND STUDIOS

Our Area has a long tradition of ‘making’, giving 
the neighbourhood a high concentration of 
small workshops and studios for artisans, small 
manufacturing, creative industries and start-ups. 
We will encourage and retain this tradition by 
making a condition of development that new 
commercial schemes include affordable spaces 
for local businesses. 
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PUBS AND LOCAL RETAILERS

Our Area was well furnished with local pubs, 
but several have closed in recent years due 
to rising rents and rates, and increasing house 
prices that make change of use more proitable 
than running a pub. A similar experience can be 
observed for independent local retailers. The 
Plan recognises pubs and independent local 
retailers as community assets and will support 
their protection.

EDUCATION

Our Area is located in south Camden, which has 
some of the best primary schools in the country. 
One of these – Christopher Hatton Primary 
School – is situated in our Area and has made 
an invaluable contribution to the development 
of this Plan. However, central London has no 
state secondary school, causing the displacement 
of children to other areas and communities for 
secondary education. A parent-led campaign to 
establish a secondary school that would serve 
children from our Area has been running for over 
30 years. Recent applications for a Free School 
located in our Area have been unsuccessful, 
though the issue has strong local support and 
the Plan would support the development of a 
secondary school. 

PLAY FACILITIES

We have reasonable access to excellent local 
play facilities for young children, though few of 
these are located in our Area. We will protect 
play facilities in our Area and support an increase 
in their provision and distribution. Facilities for 
teenagers are even more scarce and the Plan 
therefore seeks to remedy this deiciency.

HEALTH – DOCTORS, CLINICS, DENTISTS

We have excellent health provision in our 
neighbourhood, with the world-famous Finsbury 
Health Centre located in our Area. The Plan 
seeks to protect this level of provision. 

SENSE OF HISTORY – THE FLEET VALLEY 
WALK (FVW)

The Plan proposes the establishment of the Fleet 
Valley Walk to create a quiet and clean route 
through the heart of our Area in a north-south 
direction that links it to neighbouring areas and 
wider sustainable transport networks. The FVW 
would also help to establish and strengthen a 
sense of place based on historical, cultural and 
geographical precedents.

“OUR MOUNT PLEASANT”

With the endowment of a Community Right to 
Build (CRtB) grant from the Greater London 
Authority (GLA), the local community developed 
a plan for the Mount Pleasant sorting ofice 
site, which was designed to meet the needs of 
the community and therefore had resounding 
local backing. The proposal was rejected by the 
Examiner on grounds of disclosure of viability 
and car parking, both of which can be addressed 
in the event the scheme might go forward. This 
will not be possible as long as Taylor Wimpey 
pursue the current permissioned scheme.

FULL INCLUSION IN THE PLANNING 
PROCESS

To achieve these priorities, we need full and 
meaningful inclusion of the local community into 
the planning process, with automatic access to 
pre-planning consultations with developers and 
full participation in the councils’ Design Advisory 
Committees, where the projects concerned 
affect our designated Area. 
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The range of actions set out in the Plan stems 
from our Neighbourhood Priorities (pp.) - 
the rationale is set out below. The proposals 
encapsulate the measures required to safeguard 
our neighbourhood against inappropriate or 
insensitive development and are based on the 
principles of sustainable development. They 
therefore include matters that are embodied 
in the formal planning policies of this Plan (e.g. 
Policy H1) and other proposals that are being 
or should be taken up through other mechanisms 
or bodies (e.g. Recommendation H1). 

HOUSING & SOCIAL PROVISION

Housing

1. The Forum supports Camden and Islington 
policies on 50% affordable housing in all new 
housing developments.

2. The Forum supports Camden and Islington 
housing policies where locally born and locally 
raised applicants are given social housing priority.

3. The Plan requires that the total amount of 
social housing provision in our Area is at least 
maintained at the current proportion of all 
housing (Policy H1). 

4. Any regeneration of social-housing estates 
must give priority to the rehousing of existing 
occupiers within the same estate and increase 
the stock of social housing within it. The Forum 
will support the regeneration of estates only if all 
residents are allowed to return to their homes 
if they so wish and where any private housing 
linked to the regeneration scheme is additional 
housing, not private housing which diminishes the 
quantity of the social housing offered (Policy 
H2).

THE PLANNING POLICIES 

EXECUTIVE SUMMARY

5. Mixed public/private housing developments 
are supported where the social housing 
development is built to the same quality as, and 
not differentiated from, neighbouring private 
housing (Policy H3).

6. The Plan supports new housing which is of 
the highest possible environmental standards 
to reduce environmental impacts and long-
term running costs. Measures include, but are 
not conined to: green roofs and walls, solar and 
wind-power generation, sustainable drainage 
systems and run-off water retrieval. Where this 
incurs higher build costs, the balance will be 
offset by S106/CIL payments from developments 
within our Area (Policy DES1).

7. Our Area is one of the most densely populated 
areas of the country. Therefore, while the Forum 
supports in principle the provision of additional 
private/public housing (see Policy H1), it will 
not support developments that will lead to 
overcrowding within our Area (Policy H4).

8. The Forum does not support proposals that 
fund developments in other areas, and reduce the 
ability to provide build much needed social housing 
locally (Policy and Recommendation 
H5).

Social Provision (SP)

1. The MPNF will wish to spend our portion 
of CiL funding on projects relating to children, 
including potential play streets and local meeting 
spots (Policy SOC1).

2. CiL funding will contribute towards the 
provision of public water fountains (Policy 
SOC2).
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Examples of the diversity of housing types, architectural styles 
and historical periods in our Area. Clockwise from top left: 
Calthorpe Street; Margery Street Estate; Laystall Court; Pine 
Street; Farringdon Road; Trinity Court: and Cavendish Mansions.
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COMMERCIAL REGENERATION (CR) 
& RETAIL DEVELOPMENT (RET)

1. The Plan requires any commercial development 
to provide local employment and to agree what 
percentage of employment will be locally sourced 
which will be monitored annually (Policy CR1).

2. All commercial development shall include 
green engineering – e.g. green roofs and walls, 
solar and wind-power generation, sustainable 
drainage systems, run-off water retrieval –  which 
combats pollution and, where possible, provides 
additional green public spaces (Policy CR2).

3. All development must provide green street-
frontage landscaping of the building, including 
tree-planting where appropriate and practical 
(Policy CR2).

4. All developments shall comply with both 
Camden and Islington’s design guides, and with 
the Mount Pleasant Neighbourhood Design 
Guide (Policy & Recommendation CR2).

5. All new commercial developments will state 
the local beneits they offer which address the 
priority needs stated by the Forum (Policy 
CR3).  

6. All construction sites for commercial 
developments must declare data on noise and 
air pollution as regularly as it is monitored (i.e. 
hourly, daily, weekly), which cannot be less than 
weekly (Policy CR4).  

7. The Forum recommends that “preferred 
trading” zones are set up in consultation with 
oficers from both councils and with local 
chambers of commerce (Recommendation 
RET1).

8. The Forum supports the protection and 
improvement of “local centres” to include greening 
projects, pocket parks, “preferred trading” zones 
and favourable rents for workshops/studios 
(Policy and Recommendation RET 2).

9. The Forum seeks to protect the few remaining 
pubs in our Area as Assets of Community Value 
(ACV) (Recommendation RET3).

10. New commercial developments which make 
provision for affordable workshop spaces will 
be supported (Policy & Recommendation 
RET4).
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DESIGN GUIDANCE  
   
1. The Mount Pleasant Neighbourhood Design 
Guidelines (MPNDG) are recommended to both 
Camden and Islington councils as the required 
standard for redevelopment within the Area 
(Recommendation DES1).

2. The Forum recommends that the councils 
incorporate the MPNDG as a supplementary 
design guidance document for development 
projects within the Area (Recommendations 
DES1&2).

3. Development proposals must demonstrate 
through a Design and Access Statement 
and accompanying documentation how 
they adhere to the MPNDG (Policy and 
Recommendation DES3&1).

4. New developments must adhere to the 
principle of sustainable development and respect 
and relect the strong tradition of architectural 
and technological innovation (Policy DES1).

5. New developments must create and/or 
strengthen a sense of place through a combination 
of high quality architectural, urban and landscape 
design (Policy DES1). 

6. New developments must meet the highest 
standards of design and construction (Policy 
DES1).

7. New developments must enhance the pedestrian 
experience and the quality of adjacent public realm 
by incorporating shared and green surfaces as an 
integral to their proposals (Policy DES1).

8. New developments must make a positive 
contribution to the overall physical character of 
the Area, either through visual, aesthetic, stylistic 
complementarity or through high quality creative 
and innovative variance (Policy DES1).

9. All new developments must acknowledge their 
relationship with adjacent and nearby open spaces 
and public realm, and must actively contribute to 
enhancing and, if possible, increasing these spaces 
through design (Policy DES1). 

10. New developments must address and contribute 
to the connectivity of the Area within the local and 
wider metropolitan context, with priority given to 
pedestrian and cycle routes, (Policy DES 1). 

11. Opportunities should be identiied for 
reallocating on-street parking spaces to 
pedestrians, cyclists or public realm for the 
improvement of non-vehicular movement and/or 
social activities (Policy DES1).

12. The Plan will not permit a loss of light in existing 
properties from new developments greater than 
that considered acceptable by relevant industry 
bodies/regulators (Policy DES1).
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TRANSPORT AND AIR POLLUTION

1. The Forum supports GLA policies on Healthy 
Streets, air pollution and emissions charges.

2. The Forum supports Camden and Islington’s 
policies on air pollution.

3. The Forum supports Camden and Islington’s 
policies on zero provision for private car 
ownership in new developments. 

4. The Plan advocates the promotion of public 
over private transport, in line with the Forum’s 
advocacy of sustainable development (as deined 
in MPNF Constitution para.2.2) (Policy T&P 
Policies 1-3; see also Policy DES10).

5. Pedestrian and cycle provision are key priorities 
in our Area and take precedence over other 
forms of transport in any planning decisions in 
the Area. 

6. The Plan advocates a phased decrease in on-street 
parking and the additional space given over to the 
public in the form of increased pedestrian or cycle 
provision, and/or public realm (Policy T&P 1).

7. All new developments to instal air-quality 
monitoring equipment at street level and report 
the readings to the Forum at least twice a year 
(Policy T&P1 & Recommendations 
T&P1a & T&P1c).

8. The Forum recommends the phasing out 
of polluting vehicles in our Area. All end-of-life 
replacement of private cars and commercial 
vehicles owned, with permanent parking 
provision or licensed in our Area, to be 
replaced with cleaner, low-emissions vehicles 
(Recommendation T&P1b).

9. The Plan supports the increase in cycle routes 
through the Area as an integral part of a London-
wide strategy to improve connectivity, increase 
the population’s health and well-being, reduce 
pollution and enhance the built environment 
(Policy T&P2). 

10. All new commercial developments to make 
provision for cycle storage and associated 
facilities - such as showers (where feasible) 

- for employees and to make a contribution 
to public cycle infrastructure on or adjacent 
to their development (Policy T&P2 & 
Recommendation T&P2a).

11. The Plan requires the provision of trafic-
calming measures (e.g. pedestrian crossings or 
sleeping policemen) wherever local residents, 
schools or businesses identify a legitimate need 
(Recommendation T&P2b). 

12. The Plan advocates regular (bi-monthly) air-
quality audits in areas with high concentrations of 
vulnerable people, e.g. nurseries, schools, medical 
centres, homeless shelters and old peoples’ 
homes (Recommendation T&P2b).

13. The Plan proposes the provision of clear 
signage and high-quality street furniture at and 
around public transport infrastructure (Policy 
T&P2b).

14. Bus stops, taxi ranks, pedestrian crossings 
and other transport infrastructure should not be 
located near or adjacent to high concentrations 
of vulnerable people such as nurseries, schools, 
medical centres, homeless shelters, and old 
people’s homes, where trafic signiicantly 
increases air pollution (Recommendation 
T&P2b).

15. The Plan advocates the creation of green 
routes and quiet corridors in and across our Area 
through the pedestrianisation of some existing 
streets, promotion of cycle routes on major as 
well as minor roads and greening of pavements 
and other streetscapes (Policy T&P3).
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THE GREEN & HISTORIC 
ENVIRONMENT

The Green Environment (GE)

1. The Plan advocates an integrated approach 
to environmental protection and improvement 
in our Area funded by new developments and 
encompassing housing, commercial development, 
transport and design [related policies from other 
headings while be inserted here].

2. The Plan requires the preservation and 
safeguarding of all environmental/landscaping 
and streetscape features within our Area (e.g. 
trees, bushes, lower beds and boxes, and grassed 
areas) (Policy GE1).

3. All new housing should provide space for 
drying laundry outside (Policy GM04). 

4. Safeguarding and enhancing the green 
environment will be a priority recipient of S106/
CIL funding in our Area (Policy EM01). 

5. New developments will enhance the Area’s 
environmental resilience by making inancial 
contributions to Forum’s environmental 
inventory (See Annex …) (Policy EM02).

Conservation Areas (CAs)

6. The Forum supports Camden and Islington’s 
guidelines on conservation areas.

7. The Forum requires new development to 
adhere to existing CA guidelines. Since each 
situation has its own particularities, the Forum 
requires planning applications inside CAs within 
our boundary to be considered publicly on a case-
by-case basis (Policy & Recommendation 
CA1).
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STRATEGIC DEVELOPMENT AREAS 

Development of the following areas has the potential 
to impose signiicant impacts on the objectives of 
the Plan subject to separate policies within it:

o Fleet Valley Path – the key opportunity to 
achieving these ambitions is the creation of the 
Fleet Valley Path as a central green spine to the 
area (Policy FVP1).

o Mount Pleasant Sorting Ofice Site - although 
the Mount Pleasant development has planning 
consent, should there be proposed amendments 
to the extant permission or a new application, 
they should be subject to further consultation 
and reconsideration in the light of current 
circumstances (Policy MPSO 01).

o The Eastman Dental Hospital - future use 
should retain a public function, engage the 
local community and be well related to the 
neighbouring Calthorpe Project and St Andrew’s 
Gardens (Policy EDH1).

o Wren Street Workshops should be retained 
for the creative industries until such time as a 
secondary school is approved for the site and 
then be replaced locally (Policy WSW01).

o NCP Car Park should be redeveloped sensitively 
as a mixed-use development with a majority share 
of public and private housing with measures to 
mitigate the noise and air pollution created by 
the trafic on Farringdon Road (Policy NCP1). 

o Clerkenwell Fire Station should include public 
amenity areas and frontage whilst incorporating 
a signiicant proportion of public and private 
housing (Policy CFS1).

o Charles Simmons House and adjacent Junction 
is a priority site for environmental improvement 
and the provision of pedestrian and cycling 
provision (Policy CSHJ1).

Implementation

1. Better engagement and enhanced local 
participation in the planning process is sought 
through Recommendation IMP1.

2. Local priorities for funding through the 
allocation of CIL funds and S106 agreements are 
identiied in Recommendation IMP2.
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BACKGROUND 

Who we are... 

Approximately 25% of our resident population 
are immigrants from all over the world.  The 
predominant ethnic minority comes from the 
Indian sub-continent, about 12% of whom are of 
Bangladeshi origin. The next signiicant group is 
classiied as Black African/Caribbean – however, 
the data, when dissected, show most of these 
residents actually come from East Africa and 
Somalia. 

We are not, in the main, religious (less than 20% 
profess any faith at all); but where a faith is given, 
the predominant belief is Christian. Muslims are 
the next most dominant sector of the whole 
faith community, but comprise less than 25% of 
those with stated religion, and are a minority of 
the resident population. 

We are mainly well educated, although about 
20% of residents have no skills or educational 
qualiications at all. Interestingly, when we look 
back to our local history and the skilled artisans, 
painters, writers and architects who lived and 
worked here in the past, today we have a section 
of our population which is highly educated, 
technical, scientiic and professional, which 
offsets the unskilled and uneducated element of 
some other residents. In the main, our population 
works in low or middle-management, service 
occupations including retail, government, health 
and teaching industries. 

Most of us rent council or social housing. A 
relatively small proportion of us lease or own 
our homes. At the moment, this social-renting 
resident population is stable, because the 
social rents are mainly lower than those on the 
open market. There is also a growing sector of 
privately rented accommodation. We expect this 

THE PLAN

trend towards private rentals will increase due 
to the relaxation of social-housing restrictions 
(expected increase in Right to Buy and expected 
increase in commercial housing provision in new 
developments).

Most of our local area is densely populated, 
except for the sector south of Rosebery Avenue, 
west of Farringdon Road, east of Vine Hill and 
north of Clerkenwell Road (the old “Little Italy”) 
which has become a predominantly commercial 
neighbourhood, though still retaining some large 
residential buildings such as Cavendish Mansions, 
and smaller terraces along Warner Street and 
Crawford Passage. We also have a small area 
designated as deprived (Appendix) in the extreme 
north of our area, around Acton and Frederick 
streets. This locality accommodates some 
overcrowded dwellings, where the residents have 
large families or live in multi-generational family 
groups. However, in general our local area has 
good, well-maintained housing and overcrowding 
is controlled. 

We are mainly of working age; we have marginally 
more young children than elderly residents. 
Overall, we are in good health. 

Although we are better educated and healthier 
than our predecessors in this Area, there are 
curious similarities between ourselves now 
and the people who lived here centuries ago. 
Cosmopolitan, resourceful, technically-skilled, 
and hard-working; we are the contributors of 
work and skill to city life – the lifeblood of the 
city.



16

OUR PLACE OUR CHARACTER

Consultation with the local community into 
the Area’s built environment has highlighted 
ive key ‘character areas’ in the surrounding 
neighbourhoods: 

1) The streets and squares of Bloomsbury and 
Islington
 
The streets and squares of Bloomsbury and 
Islington were universally-loved by everyone 
that participated in the consultation. Places 
such as Percy Circus and Granville Square were 
consistently praised for their simplicity and 
elegance. Calthorpe Street (which, it should 
be noted, is largely social housing) carries this 
character most directly into the Area.

2) Phoenix Place

Phoenix Place is a ‘lost street’ of enormous 
potential. It takes its character and typography 
from the River Fleet whose course it follows. The 
strong sense in the local community is that this 
could and should be ‘re-discovered’, ceasing to be 
a rat-run for taxis or lorries, becoming instead a 
natural and (due to its topography) interesting 
route for pedestrians and cyclists. This follows 
some of the natural desire lines between King’s 
Cross and the City. 

Granville Square (above) and Ampton Street (below)

Sections of Phoenix Place from north (top) to south , where it 
meets Warner Street (below)
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3) Rosebery Avenue 

Rosebery Avenue is a strong and uncompromising 
Victorian intervention into the neighbourhood. 
It is largely linear and regular with medium-
rise, red-brick mansion blocks and ground-level 
commerce and retail. 

Different buildings along Rosebery Avenue, constructed from the late-nineteenth century, including housing (above left), mansions 
blocks, Mount Pleasant Sorting Ofice (above right), ofices (below), shops and a ire station.



18

4) Farringdon Road

Farringdon Road follows the line of the tube from 
Farringdon to King’s Cross. It is characterised by 
[heavy trafic movement and service industries. 
A few of its buildings are locally liked. Most are 
not. If Mount Pleasant actually became a great 
new centre, several people raised the intriguing 
possibility of a future tube station equidistant 
between King’s Cross and Farringdon (the 
longest stretch of tube between stations in Zone 
1) on the site of universally-derided Holiday Inn 
immediately to the north of the site.

Different buildings along Farringdon Road, including the Union Tavern and Charles Simmons House on the ive-way junction with 
Calthorpe Street, Margery Street and Lloyd Baker Street (above left), housing (above right) and large commercial former warehouses 
further south (below) towards Farringdon Station.
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5) The backs of large service and commercial 
buildings

The Mount Pleasant site is abutted by the backs 
of large service and commercial buildings. Most 
notably, the sorting ofice itself but even more 
massive are the ITN and 222 Gray’s Inn Road 
buildings on the east of Gray’s Inn Road. It was 
widely agreed that the best thing to do with them 
was hide them with large buildings to the east of 
Gough Street. The Mount Pleasant Sorting Ofice 
was better liked. 

The backs of various large commercial developments around the Mount Pleasant site, including the Sorting Ofice (above left), 
Panther House (above right) and 222 Gray’s Inn Road (below).
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1) HOUSING

Our neighbourhood has distinctive features 
where housing is concerned:

• Land values are historically high, and the price of 
property prohibitive for the “ordinary” individual.

• Most people live in rented lats, and most 
of these lats are owned by the two local 
councils (Camden and Islington) or by housing 
associations; most of the present housing stock 
is therefore social housing. 

• Most of our neighbourhood is made up of 
Conservation Areas.

• Most of the social housing stock consists of 
street properties in CAs rather than being 
purpose-built local authority housing.

• Our neighbourhood is densely populated.
Reference: Census Data 2011

Because of high land prices, private property tends 
to be held by [investment corporations?] rather 
than private individuals; private tenants tend to 
pay very high rents and to be more transient, less 
rooted in the neighbourhood. At the moment 
this is a minority of the total rental population, 
but we expect it to increase proportionally over 
time. 

The Forum therefore has six issues as priorities 
for housing within our designated Area, 
which are relected in Policies H1= H6 of the 
Neighbourhood Plan:

• More social housing to be provided, despite 
high land values;

• 50% of housing within new developments to be 
social housing;

• Preference for more single-person provision in 
social housing;

• Preference to be given to locally born or raised 
individuals for local social housing;

• Estate regeneration projects to be conducted 

with full local consultation and all existing 
tenants (who wish to return) to be allowed back 
to their homes after the work on their estate is 
completed;

• Excellently designed social housing to include 
green building techniques such as green roofs 
and walls, solar panels, run-off water collection 
and SUDS drainage systems as applicable.

1.1 “Affordable” housing that prioritises 
the needs of local residents 

More genuinely affordable housing in this Area 
is our irst priority. The Plan fully supports both 
Camden and Islington councils in their insistence 
of 50% affordable housing in new developments 
and their use of Section 106 agreements, CiL 
payments and other planning mechanisms 
to obtain additional social housing for their 
boroughs.

The Forum also supports the councils’ policies 
to prioritise social housing for local-born, or 
raised, residents. This is because we value our 
neighbourhood for its diversity and range of 
incomes. It is a mixed and stable community. 
Social polarisation will make it more transient, if 
the poorer members of our neighbourhood are 
priced out, The local housing market will become 
less mixed, whilst the growth of private retail 
accommodation will increase the speed and scale 
of turnover of the population. Social housing 
allows our population to be more settled.

“Affordable” housing provided by the private 
sector in Central London is not affordable for 
people on average wages. The land values and 
the property prices in the neighbourhood have 
inlated rents in private housing beyond the reach 
of anyone who isn’t wealthy. “Affordable” housing 
is calculated at a discount of market price, but 
this still makes it, in this part of Central London, 
extremely costly because market prices are so 
high. People on average/below-average wages 
cannot in general afford the rents other than those 
of social landlords, especially the local councils. 
That is why we support local policies for truly 
affordable housing - i.e. social housing provided 
for the common good. The stability of our local 
community, which we prize, depends on the fact 
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that most of our residents can afford to live here 
because they rent council or social housing with 
realistic rent levels. The Forum fears that without 
this safeguard our local neighbourhood will suffer 
social polarisation should housing provision be 
left to market forces.

We support Camden and Islington councils’ new 
policies of giving some social housing priority to 
local-born and local-raised applicants; maintaining 
family cohesion over the generations in one 
locality helps to build a stable local community.

Policy Implications: where housing proposals are 
being considered by the planning authorities, this 
Forum will require both councils to include the 
principles set out in Policy H1 of the Plan.

Policy H1: Affordable Social Housing 
Provision
The Plan requires the total amount of social 
housing provided to be sustained. In particular, 
proposals for the regeneration of estates should 
seek to enable the rehousing of existing occupiers 
and retain and, if possible, increase the stock of 
social housing within it

1.2 Regeneration of local council estates 
and local council-owned street properties

Existing residents should, if they wish to do so, 
be able to return to their former homes after 
estate or street re-generation; they should not 
be rehoused elsewhere to make room for new 
council tenants, nor should the number of council 
dwellings be reduced during the re-development 
process, and especially not to accommodate 
expensive new private rentals. The movement of 
tenants out of the area destroys its social fabric 
built up over time.

The Forum is particularly opposed to the 
reduction of existing council tenancies through 
regeneration schemes especially where this is 
associated with the addition of unaffordable 
“private” housing. 

The councils use the mix of private/public 
housing as a way of funding new social housing. 
However, the scale and proportion of social 
housing should be retained; where private 

housing is also required to contribute towards 
the cost of re-development of social housing, this 
private housing should be an additional provision 
not a substitute.

Although neither Camden nor Islington councils 
has greatly diminished the number of council 
tenancies through past regeneration schemes, 
this is occurring in other boroughs. It needs to be 
resisted in this neighbourhood. In particular there 
is concern that payments-in lieu of providing 
affordable housing locally should be kept to a 
minimum and only acceptable in exceptional 
circumstances. Joint working is required between 
the NPF and the councils to guarantee this.

In addition, the Forum does not support “poor 
doors” or other building systems which clearly 
differentiates between social and private housing.

Policy Implications: housing proposals should 
demonstrate that they meet the principles set 
out in Policy H2 in this designated neighbourhood 
Area.

Policy H2: Regeneration Schemes
The Forum will support the regeneration of 
estates where this is backed by policies which 
enable all residents to return to their homes 
if they so wish, and where any private housing 
linked to the regeneration is additional housing, 
not private provision which diminishes the 
quantity of the social housing.

1.3 Design of new housing

MPNF supports the present efforts of both 
Camden and Islington councils to provide well-
designed and innovative new housing for council 
tenants. The building of Frank Dobson House 
on the Bourne Estate Camden (just outside the 
border of our area) is an example of good local 
authority design - though we note with concern 
that Camden Living, the council’s affordable-
housing body, is charging higher rents than those 
proposed by the Mayor of London through his 
London Living Rent scheme (ref 1)

• Housing proposals should have regard to the 
demographic structure of our neighbourhood, 
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in particular the preponderance of single people. 
New development should provide more council 
housing for single people in this neighbourhood 
(though obviously not to the exclusion of all 
others).

• New developments should incorporate green 
roofs and walls into new housing projects and 
explore green technologies (such as solar 
panels, double-glazing, energy-saving systems) in 
construction of the buildings wherever possible, 
in order to improve the sustainability of schemes.

• In view of the high densities of development 
within our Area, new housing should include 
balconies or gardens for tenants, enabling access 
to open space for most residents.

• It is critical that councils scrupulously apply 
their own local planning restrictions regarding 
excessive height and mass of buildings, and the 
local context of any proposed new council-
housing development.

• In the light of recent tragic events in North 
Kensington, both councils must ensure all 
construction materials and installations comply 
with the latest and most stringent building 
regulations and all  health & safety (H&S) 
legislation.

Policy Implications: In view of the intensity of 
development in The Plan area it is vital that the 
highest standards of design are applied. This is 
relected in policies H3 & H4.

Policy H3: Quality of Housing
MPNF will support mixed public/private housing 
developments where such developments accord 
with Policy DES1 and where the social-housing 
component is built to the same quality as, and 
not differentiated from, the neighbouring private 
housing.

1.4 Over-development of older private 
housing for lats

Most of the houses in our Area are divided 
into lats. Much of our current housing stock is 
old, and situated in Conservation Areas. Some 
of this property is owned neither by the local 

councils nor housing associations (HAs), but is in 
private hands. We can anticipate that the amount 
of private dwellings may grow as Right-to-Buy 
is extended to HA tenants - following delays, 
central government is due to pilot the scheme in 
the West Midlands for one year from Jul7 2018.

With the current boom in house prices, many 
private dwellings are being purchased by 
developers who remodel the existing lats into 
smaller, more numerous, habitable units. In 
some cases, the developers apply for mansard-
roof extensions, and wish to dig out deeper 
basements. Camden and Islington councils have 
a stated disinclination to permit deep basements, 
and the Forum supports a ban on the extension 
of basements.

Policy Implications: Policy H4 seeks to ensure that 
intensiication of the number of housing that can 
be provided with the NP area is achieved without 
resulting in undesirable social and environmental 
conditions 

Policy H4: Overcrowding
The Plan does not support developments which 
result in the over-development of existing 
housing or sites arising from: 

I. Overcrowded conditions in terms of the 
space standards appropriate for the number of 
occupiers of the individual residential units or 
the amenities of the site.

II. A lack of regard to the architectural context, 
or the internal design, form and structure.

III. A density of occupancy which creates H&S 
concerns.

IV. Development which does not adhere to the 
design and conservation guidelines within our 
neighbourhood.

MPNF recommends that both councils take a 
more stringent approach to the assessment of 
private schemes on a project-by-project basis. 
We will require both councils to make sure that 
these over-occupancy planning applications are 
rigorously scrutinised, and that all regulations and 
guidelines are observed on a case-by-case basis.
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1.5 Section 106 payments towards social 
housing provision

While both Camden and Islington councils are 
committed to providing more social housing, 
each has dificulties implementing this in parts of 
their boroughs where land values are excessive. 
This neighbourhood is such an area. By using 
Section 106 (S106) Agreements, the councils 
manage to raise funds to help pay towards 
development of social housing and a recent 
decision (51 Calthorpe Street, Camden) have 
resulted in S106 money raised in this area being 
used to build new social housing in other parts of 
the Camden or Islington, where development is 
less expensive. Our neighbourhood, needs more 
social-housing provision; the fact that land values 
are disproportionately high gives added reason to 
ensure that the provision of much-needed extra 

social housing in our area is not undermined by 
provision being made elsewhere in the borough.

Policy Implication: PolicyH5 is required to ensure 
that the need for affordable housing locally is 
maximized. MPNF will work with the councils to 
implement this through Policy H6.

Policy H5: Payment-in-Lieu
Payments-in-lieu to the councils, to fund social-
housing development in other neighbourhoods, 
should only be accepted in exceptional 
circumstances (e.g. where there is a demonstrable 
speciic wider community beneit). 

Recommendation H5:
It is recommended that all such exceptional 
proposals are discussed on a case-by-case basis. 
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2. COMMERCIAL REGENERATION & 
RETAIL DEVELOPMENT

2.1 Inclusion of local context

The MPNF welcomes the expected growth 
of commerce in our Area which should bring 
employment, healthy retail, increased retail 
footfall and prosperity to our neighbourhood, 
and inject “life” into inactive streets. That is all 
excellent.

However, consideration needs to be given the 
integration of the new work-force with, and 
to the beneit of the neighbourhood. Without 
positive policies there is a risk of creating “dead” 
night-time areas, a consequent increase in casual 
crime, and a general atmosphere of alienation.

The Plan therefore will support commercial 
developments where it promotes integration 
with the existing community, including through 
early and continuing consultation.

2.2 Background

The Plan area is set around the Mount 
Pleasant Sorting Ofice and its currently empty 
development site. Our location lies north of 
Hatton Garden and Farringdon Road Cross-Rail, 
east of Bloomsbury and Holborn Central and 
south of Kings Cross/St. Pancras. It lies within 
the “gold belt” of central London development 
where commercial development is encouraged. 
Land values are exceptionally high and availability 
of commercial development space is at a premium.

However, there have been conlicts of interest 
where commercial development abuts established 
residential areas, (which is normal in our locality). 
Examples are given in the Appendices (issues 
such as loss of light, noise nuisances, lack of 
peaceful enjoyment of home life, increased trafic 
nuisances, loss of green space).

From experience, planning policy and practice 
needs to give greater weight to local needs, 
such as the enforcement of standards in regard 
to nuisances, employment or housing. Recent 
proposals have also shown extraordinary 
visual blindness to their local setting, to the 

massing and design of many of the proposed 
re-developments, together with a lack of green 
features and planting. Local issues have not been 
given suficient priority at the crucial stages 
of early planning discussions between local 
authorities and the developers – when such 
input should be essential. Such issues cannot be 
left to the end of the planning process, when, for 
want of a better alternative, they can only have 
marginal impact. The approach to consultation 
needs to change The successful implementation 
of the Plan requires early consultation between 
developers, planners and local representatives, at 
the initial stages of the proposal, to ensure the 
local context of the development is understood 
and incorporated into the project from its 
inception.

The neighbourhood is near to designated Business 
Development Zones and is within the CAZ 
(which covers all of Central London). Commercial 
redevelopment is encouraged throughout our 
Area. Mount Pleasant is the situated in the “gold 
belt” of preferential commercial development.

The establishment of CrossRail at Farringdon 
Station is predicted to bring a large commuting 
work-force into our locality, as will the growth 
of the Kings Cross regeneration project. 
Commercial development is expected to spread 
northwards up Farringdon Road from CrossRail, 
southwards from Kings Cross up Kings Cross 
Road, and along Grays Inn Road.

The map overleaf shows our proximity to areas 
speciically designated for commercial expansion 
and the overall boundary of the CAZ as it affects 
our locality.

One of the consequences of this new zoning is 
a potential conlict between existing planning 
priorities. For example, the Finsbury Plan 
(Islington) includes a priority for local housing, 
whilst the CAZ rulings prioritise commercial 
development over housing. Both plans, at present, 
exist in parallel with no clear indication as to 
which takes precedence. 



25

Map showing the Mount Pleasant Neighbourhood Area (red) in relation to the shaded Central Activity Zone 
(CAZ) and the Business Improvement Districts (BID).
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“opportunities for local employment” but gave 
no evidence of any corporate policy to employ 
local people. 

Policy CR1: Local Employment 
Opportunities

New commercial development should seek to 
provide local employment, and to agree what 
percentage of employment will be locally based, 
and how this agreed quota of local employment 
is to be monitored.

Commercial developers’ sensitivity to 
the local context in terms of design and 
intended activities

Commercial developers in this neighbourhood 
(with a few exceptions) have not taken local 
context fully or properly into account. The results 
have been visually and socially disappointing. For 
example:

• The former Holiday Inn (now Crowne Plaza), 
situated at the corner of Farringdon Road/
Calthorpe Street, has the distinction of being 
cited as “one of the ugliest buildings in Camden”. 
The Travelodge on Kings Cross Road launts 
its 1960s mediocrity against the backdrop of 
Georgian-built Granville Square and the site of 
Arnold Bennett’s ictional “Riceyman Steps”. 
Neither building adds to the local sense of place.

• The proposed development of the NCP car-park 
into a Premier Inn on Farringdon Road threatens 
to disturb the peace, light and “enjoyment of 
family life” for local residents in Pine Street and 
Vinyard Walk.

• The massive redevelopment of the Mount 
Pleasant postal lands threatens to dominate its 
surroundings by its massed bulk, visually affront 
by its unsympathetic design, prevent ease of 
movement through the area, and introduce 
a whole new resident population without 
reciprocal social provision. 

Policy Implications: Commercial projects should 
follow the local Neighbourhood Design Guide, as 
well as the design guides used by both councils. In 
particular they will be assessed clearly in regard 

2.3 Current experience of commercial 
developments next to established 
residential areas.

Our Area is characterised by commercial 
developments sitting cheek-by-jowl with 
established residential zones. This has caused 
problems. 

The problems usually concern right to light, 
privacy, noise nuisance and trafic, and can be 
dealt with under existing planning laws, provided 
those laws are observed. Sometimes local 
residents have unreasonable expectations, but 
usually local people have right on their side, and 
their objections are based on common sense. 

However, conlicts can arise where the developers 
are unaware of, or act insensitively towards local 
need and local council guidelines. In our opinion, 
borne out of experience, this is because the local 
authorities have often not given due weight to 
these local concerns at a suficiently early stage 
of the planning process.

Early consultation and true dialogue can save 
time and problems later on in the planning 
cycle. MPNF members have convened meetings 
between local people and developers, to help 
clarify problems prior to planning hearings, and 
have represented local groups at these hearings. 

Commercial development and local 
employment

Commercial development should prioritise 
employment for local people, especially those 
working in the public sector. At present the 
evidence is that no particular effort is made to 
recruit a local workforce once the new enterprise 
is established, and we have to conclude that 
market forces prevail without any thought to the 
concept of potential “workers- within-walking-
distance”. 

There is also some evidence that any local jobs 
in, say, new hotels are at low-level entry with no 
obvious path to career advancement. For example, 
the Whitbread/Endurance Land application to 
redevelop NCP carpark in Farringdon Road as 
a Premier Inn, which included an empty phrase 
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to their impact in terms of noise, light and privacy, 
and to ensure that these steps satisfy the local 
residents.

Policy CR2: Design Standards of 
Commercial Development 
 
The MPNF  will support commercial development 
where this accords with Policy DES1 and where:

(i) developers and planning oficers have 
undertaken meaningful consultation with MPA  
representatives at the initial stages of a planning 
application; and 

(ii) the proposal addresses any issues of noise, 
light and privacy which might result from the 
development.

2.4 Contributing to the community.  

The CIL (Community Infrastructure Levy) 
ensures that developers give funds to the local 
councils, and, when our Plan is accepted, to 
recognised neighbourhood forums such as the 
MPNF. These funds pay for improvements people 
want. 

In addition, commercial developers should 
acknowledge from the outset that their activity 
does not exist in a vacuum, and so seek to 
promote compatible co-existence between the 
old and the new. This needs to be considered on 
a case-by-case basis but should/could include the 
matters listed in Schedule X for enhancement of 
the local environment and local residents. These 
will however also act as an encouragement to 
provide healthy and forward-looking employment 
practices. These requirements are set out in 
Policy CR3:

Policy CR 3: Over and above the 
developers’ CIL commitments, 
commercial developers, at an early 
stage of the planning process, 
to incorporate, where possible, 
neighbourhood-friendly features into 
their proposed projects including those 
matters listed in Schedule CR3: 

Schedule CR3: Community Contributions from 

Commercial Development

• Public space provided within the footprint of 
the development;

• Tree planting on road frontages;

• Green planting and water features included 
within the footprint of the design;

• Public access to any gardens and landscaped 
open space;

• Shared facilities for creches and child play-space;
• Green roofs and walls;

• Reed-beds and gravel-runs to help natural 
drainage;

• Shared cycle-rack facilities;

• Pocket parks and benches for general public 
use; and

• Other projects where mutual beneit can be 
derived.

2.5 Retail shops, workshops, pubs and 
other small businesses.

Our Area has traditionally housed workshops, 
but these are now in decline. Although within 
walking distance of the great shopping centres 
in the West End, the neighbourhood has kept 
its traditional market areas - Leather Lane and 
Exmouth Market – though both these lie just 
outside our designated NP zone, they lie on our 
designated borders. The market areas (however 
vestigial or transformed) are still local focal points. 
The neighbourhood also still retains local shops 
situated at convenient road junctions, and used 
to host a great many pubs, although some have 
been lost to housing re-development, despite 
local protest, in recent years.
   

1. Local Shops

MPNF will require designated retail areas to 
be established within our locality, to encourage 
local shops to trade in this Area. At the moment, 
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escalating rents and rates drive out small traders, 
diminishing the vibrancy of local life. The Plan 
seeks to retain local traders by including them 
in protected retail zones in order to reduce the 
risk of local shops being forced out.There is a 
precedent for establishing special retail locations, 
as, for example, with Islington’s designation of 
Exmouth Market.

This designation will help counter the past 
problems in retaining much-valued local retailers, 
as illustrated by the following cases:

• Little Bay, Farringdon Road. This restaurant 
(part of a tiny independent chain) was a local 
favourite for years, but closed after rent and rate 
increases. The family-run chain just could not 
afford the increased over-heads, although other 
management problems may have tipped the 
balance. The premises are now used by another 
restaurant outlet which can afford to lease in 
the area. The premises is just a stone’s throw 
from the “preferential trading” area in Exmouth 
Market but not inside the designated zone. With 
this protection, popular Little Bay could have 
retained its long-standing local business. Since it 
was not protected by preferential trading status, 
it had to close.

• Andrew’s Café and Adana Printers, Grays Inn 
Road. The small row of shops where these two 
businesses are situated has been bought by 
the developers of the Panther House complex. 
These retail outlets have been given statutory 
notice to leave their present premises because 
their shops are being demolished and replaced 
by a small new retail unit comprising four shops. 
These long-standing businesses (in situ for over 
20 years) may be able to return to the site when 
redevelopment is complete if they can afford the 
new rents (which they doubt will be possible). 
There is no “preferred trade” agreement in this 
locality, and if one were to be set up, it could 
be too late for these much-loved and much-used 
local enterprises. 

• Former shops at the junction of Gray’s Inn 
Road and Calthorpe Street have been left empty 
for many years. Some of these premises are 
owned by Camden Council, which appears to 
have been slow in refurbishing and letting these 

retail outlets, though work appears currently to 
be underway. Empty shops depress an area.

There are instances, particularly in small local 
shopping streets, such as Amwell Street or Gray’s 
Inn Road by Calthorpe Street, where owners 
have applied for change to use from shops 
to residential for quite well-founded reasons 
(such as decline in local retail trade and growth 
of demand for housing). However, in a wider 
perspective, the gradual loss of retail premises 
in a particular street diminishes the overall retail 
footfall, and the retail area declines further, to the 
detriment of local residential amenity. The Plan 
recommends that the local councils consider 
such applications for change of use with the 
wider retail picture in mind.

Example: one local convenience store in this 
small row of shops on Gray’s Inn Road, between 
the crossing-lights at Calthorpe Street and the 
pub on the corner of Wren Street, has closed 
and been converted into residential lats, now let 
for private rental. In this case the shop owners 
were also freeholders for the whole house, and 
had closed their popular business because they 
wished to retire. Their reasons for change of use 
were perfectly understandable. However, the loss 
of this local shop was upsetting for many loyal 
local customers. The Forum is pleased Camden 
Council is now actively encouraging revival of 
trade in the other shops in this particular street 
location.

Although a balance has to be struck between 
successful retail areas and the need for the 
locality to adapt to increased housing demand, 
positive support of local retail at selected 
“village” gathering points, to give life and growth 
of amenity to the neighbourhood, is required. 
The local councils have the powers to support 
this designation for example by the following:

(i) Where local councils own buildings which 
include retail outlets, they could use their letting 
policy to encourage local community shopping.

(ii) To designate local areas for “preferred trading” 
status, where rents are capped and rate rebates 
are available.



29

(iii) To discourage change of use of existing retail 
premises to housing. 

These planning priorities for the NP area will 
be promoted through policies RET1&2 and 
associated recommendations. In particular it 
is recommended that the councils use these 
powers in support of the NP priorities.

Policy RET1: It is proposed that 
“preferred trading” zones be set up in 
consultation with oficers from both 
councils, and with local chambers of 
commerce. 

Policy RET2: The Plan supports the 
regeneration of “village centres”, as 
indicated on Diagram X, to include 
greening projects, pocket parks, 
“preferred trading” zones and small 
scale workshop/studio provision.

Recommendation RET2: The MPNF 
will liaise closely with:

(i) the councils to prepare an implementation 
framework for the “village centres”; and 

(ii) adjacent neighbourhoods on how their 
activities affect our area.

2. Local Pubs

Pubs do not only sell alcohol; they provide a 
meeting place and a focus for local community 
life, an ad-hoc neighbourhood watch, an unoficial 
labour exchange and a network of help for the 
elderly and frail. Pubs have become an essential 
part of neighbourhood community life. However 
there have been problems with protecting pubs. 
Some of the problems are inherent to the slow 
time-scale of the existing planning process. This is 
illustrated by the following examples in Appendix 
2. These case studies show the importance of 
both Camden and Islington having a policy of 
protecting local pubs. 

Policy Implications: The Forum recommends that 
both councils become much more proactive in 
protecting local pubs. The Forum will wish to 
work with both councils to discuss how planning 

procedures can be made to work more effectively 
in these cases.

Recommendation RET3: The Forum 
supports the listing of the following 
public houses as Assets of Community 
Value:
[insert suggestions...] 

Recommendation RET4: It is 
recommended that the councils work 
with the MPNF to develop a programme 
of action to support the retention of 
local pub, including:

• Enforcement action where there is a breach of 
planning procedures or law.

• Requiring applications for change of use for pub 
premises to be advertised widely.

3. Workshops

Camden and Islington councils both provide 
some workshop space in our area, and we 
support this policy. Camden Council, for instance, 
has workshops at Wren Street, which are let out 
for a variety of purposes: artisan and artistic 
businesses, start-ups and digital enterprises.

However, land prices are so high in our Area 
that other private workshop lettings have been 
discontinued or closed down (such as the 
workshops/studios at Panther House). There 
is a real shortage of workshops and studios at 
affordable rents within our neighbourhood, and 
this is a sad loss of an age-old tradition.

Demand for workshops has changed. Traditionally 
these were small light engineering and metal 
works and precision instruments, and some 
local market for these activities still exists. The 
new trend is for digital start-ups, photography 
studios, small commercial writing and marketing 
companies and other “creative” activities. 

One way to overcome the problem of high rents 
for workshop/studio spaces is through planning 
conditions on new commercial developments for 
a certain proportion of space to be given over 
to workshops/studios at a peppercorn rent; and 
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that this provision shall include more than just 
white-collar studios.  There is precedence for 
this, set out in the examples in Appendix 2 [to be 
added]. However, its success depends on vigilant 
monitoring of the commercial letting policies 
over time.

Policy Implications: Planning obligations on 
commercial developments should seek to provide 
some workshop/studio provision within their 
structure, at affordable rents for local businesses. 
Any such provision needs to be monitored over 
time.

Policy RET3: The Plan supports 
development policies and proposals 
which provide:

• specialist “preferential trader” retail areas 
to be designated at named locations; and

• planning conditions for workshop/
studio space within commercial developments 
and where possible at affordable rents to local 
businesses.

Our Area has many small and large-scale commercial businesses, 
such as Travelodge on Farringdon Road (above) and Wren 
Street Workshops (below). It is also currently attracting intensive 
commercial development, some of which are among the largest 
in central London, including the Mount Pleasant site, which has 
been bought by Taylor Wimpey, who intend to build ‘a brand new 
luxury development’ (right). 
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3. DESIGN GUIDE 

Background 

The architectural character of our Area is 
exceptionally varied and can be characterised 
only by its rich diversity, from ancient sites like 
the Clerk’s Well (from which the southern part 
of Area derived its name) to one of the most 
important modernist buildings in the country, 
Berthold Lubetkin’s Finsbury Health Centre. Key 
themes and traits include: Georgian and Victorian 
terraced housing; late-Victorian and Edwardian 
mansion blocks; early (pre- and inter-war) public 
housing; industrial buildings; and commercial 
ofices. These distinctive character areas which 
are set out in the context to the Plan  need to be 
taken into account in any development proposal.

The public realm is equally varied and often 
shaped by the topography of the River Fleet valley. 
Thoroughfares follow or bisect the contours, 
offering some interesting and often surprising 
vistas. Open spaces are few, but where they 
feature they are often concentrated either in 
formal settings such as public squares or pocket 
parks or informally at trafic junctions and their 
intersections, providing vital respite in one of the 
most densely populated areas of the country. In 
both cases, there is invariably a strong coherence 
between built form and open space.

As development spread outwards from the City 
centuries ago, our Area’s form and character were 
forged from the south to the north. In the south, 
the character of the Area is more commercial, 
as a result of the businesses occupying the 
former industrial landscape of Victorian and 
early-twentieth century warehouses and light-
industrial buildings. Rosebery Avenue, a major 
Victorian ‘Improvement’ linking the junction of 
Gray’s Inn and Clerkenwell roads with Angel, 
provides the most substantial boundary between 
the commercial (to the south) and residential (to 
the north) portions of our Area. 

North of Rosebery Avenue, the residential 
streetscape was laid out in the late-eighteenth 
and early-nineteenth centuries, the oldest 
buildings in our Area dating from these early 
developments. Subsequent ‘Improvements’, wars 

and redevelopments have had both a deleterious 
impact on our Area as well as providing 
opportunities for rejuvenation and renewal. The 
result is an extreme residential variety, including 
low-rise post-modernist housing estates, 
comparatively high-rise modernist (pre- and post-
war) blocks, inter-war public housing estates, 
Edwardian mansion and public housing blocks, 
Victorian terraces and early charitable housing, 
and both late- and mid-Georgian terraces.

The sheer variety of housing typologies and styles 
has furnished our Area with an exceptionally rich 
character and quality. Consequently, most of our 
Area is covered by CAs and many of the dwellings 
are listed. Due to limited space, there is little 
recent building in our Area and many residential 
properties have been sub-divided into lats. One 
of the most enduring and endearing qualities of 
building in our Area is the innovative approach 
adopted by architects and builders. 

The centre of our Area is dominated by Royal 
Mail Group’s sorting ofice and adjacent lands. 
This huge site has always blighted the Area, from 
its origins as a rubbish dump, through its time 
as a prison, to its present function as a sorting 
ofice. The mammoth early-twentieth century 
sorting-ofice building dominates the surrounding 
vacant site, which is set to be developed with 681 
residential units in predominantly high-rise blocks 
of brick and glass. The new development will be 
the largest and most signiicant development 
in our Area for over a century. The scheme 
has raised signiicant design issues leading to 
serious concerns with the local community and 
a recommendation for refusal by Islington and 
Camden councils. Any future opportunity to 
improve the design of the development on the 
site - now owned by Taylor Wimpey - should be 
taken.  

Policy Implications: In accord with the NPPF the 
Plan seeks to promote high standards of design. 
This is relected in the principles of sustainable 
development deined in MPNF Constitution 
para.2.2. Therefore, in order to safeguard 
the character of the area with its richness of 
building typologies and architectural styles and 
those buildings of national architectural and/or 
historical signiicance, the Forum has published a 
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Design Guide to support the policies in the Plan. 
This is relected in Policy and Recommendation 
DES1.

Policy DES1: Design Principles 

New developments must create and/or strengthen 
a sense of place through a combination of high 
quality architectural, urban and landscape design 
by meeting the highest standards of design and 
construction (Policy DES3) and where relevant, 
site-speciic design requirements for designated 
sites within our Area (Policy DES4). In particular 
new developments must:

(i) have regard to the Character Areas (refer 
paragraph X) within which they are located and 
the impact on adjoining areas;

(ii) include appropriate green engineering 
(e.g. green roofs and walls, sustainable drainage, 
run-off water retrieval) as well as provision of 
green open spaces with public access;

(iii) enhance and prioritise the pedestrian and 
cycling experience and quality of the adjacent 
public realm by incorporating shared surfaces 
and spaces as an integral part of their proposal; 

(iv) ensure that proposed open spaces are 
permanently publicly accessible, ‘public’ and 
genuinely ‘open’ space; 

(v) respect and relect the tradition of 
architectural and technological innovation;

(vi) make a positive contribution to the overall 
physical character of the Area, either through 
visual, aesthetic, stylistic complementarity or 
through high-quality creative and innovative 
variance; 

(vii) contribute to enhancing and, if possible, 
increasing adjacent and nearby open spaces and 
public realm through design;  

(viii) contribute to the connectivity of the Area 
within the local and wider metropolitan context;
 

(ix) have regard to opportunities for 
reallocating on-street parking spaces to 
pedestrians, cyclists, or public realm for the 
improvement of non-vehicular movement and/or 
social activities; 

(x) not result in a loss of light in existing 

properties greater than that considered 
acceptable by relevant industry bodies/regulators. 

Developers must demonstrate through a 
Design and Access Statement and accompanying 
documentation how any proposed development 
complements and enhances the character, form 
and qualities of our Area. The statement and 
accompanying documentation must provide 
suficient detail for proposals to be properly 
understood by, and be delivered to the local 
community suficiently early in the planning 
process so that the community’s response can 
affect meaningful amendments. It is also desirable 
that there is local involvement in any design 
review panel. The following recommendations are 
therefore made in support of the implementation 
of Policy DES1.

Recommendation DES1: 
Adoption of the NPF Design Guidelines: 
The Mount Pleasant Neighbourhood 
Design Guidelines to be accepted by 
both Camden and Islington councils as 
a required standard for redevelopment 
within our Area.

Recommendation DES2:
Supplementary Design Guidance: 
The Forum recommends that the 
councils incorporate our Design 
Guidelines as a supplementary Design 
Guidance Document particular to any 
development projects within our Area.

Recommendation DES3: 
Design & Access Statements: 
Development proposals must 
demonstrate through a Design and 
Access Statement and accompanying 
documentation how they adhere to 
the Mount Pleasant Neighbourhood 
Forum’s Design Guidelines. 

Recommendation DES4: 
It is recommended that the MNPF 
has permanent representation on the 
councils Design Advisory Planning 
Boards.

Design Guidelines will be in the Appendix
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Calthorpe Street, one of many residential terrace streets dating from the early nineteenth century that deine the character of the northern portion of our Area. 
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4.  TRANSPORT AND POLLUTION 

Trafic Management  

The Plan advocates the promotion of public over 
private transport, in line with MPNF’s advocacy 
of sustainable development (as deined in MPNF 
Constitution para.2.2) Our main roads (Gray’s 
Inn Road, Kings Cross Road, Farringdon Road, 
Rosebery Avenue and Clerkenwell Road) are 
strategic trafic routes under control of TfL. 
Calthorpe, Margery and Lloyd Baker streets are 
arterial roads. Although responsibility lies with 
TfL to alter trafic low, the Plan identiies action 
that is required in support of the GLA’s strategic 
objectives for better trafic management.

We realise that working people need their 
vehicles as part of their work equipment (taxis 
and vans) and that this reduction of parking 
facilities should be a phased process to allow for 
transition to different methods of transport. 

We realise that services and goods demand 
short-term parking for deliveries, but emphasise 
that such deliveries are a matter of minutes 
not hours, and can/should be performed by 
non-polluting vehicles (e.g. cargo-bikes). The 
local residents already have very low vehicle 
ownership and this trend is expected to 
continue downwards. However, some resident 
workers choose to drive to work, but over time 
the availability of excellent public transport in 
our area, increased charges on vehicle emissions 
and the gradual erosion of on-street parking 
will encourage less local vehicle ownership. In 
addition selective road closures – e.g. Mount 
Pleasant - can have a knock-on effect in 
permanently reducing trafic levels.

Household car-ownership/access in the area 
is less than 30% [ref] - across Camden as 
a whole 33% and in Islington 28%**** - yet 
streets are full of parked vehicles. It is already 
policy in both Islington and Camden that all new 
developments be car-free. It would desirable 
to see this extended to the prohibition of 
underground parking. Therefore Camden and 
Islington councils’ policies on limiting parking 
in all new developments is supported, as is the 
GLA policies to diminish private vehicle trafic in 

central London. A phased decrease in on-street 
parking is promoted for the following reasons:

• On-street parking increases air pollution 
(starting, stopping, manoeuvring all produce 
excess emissions and noise outside domestic 
dwellings.)

• On-street parking inhibits trafic-low, 
particularly where bicycle lanes are being 
introduced. The on-street parking narrows the 
available width of the road for moving trafic.

• On-street parking inhibits free-lowing, clearly 
designed, bicycle lanes.

• On-street parking inhibits trafic-low where 
access is needed to/from minor roads to major 
roads.

• We encourage the use of non-pollutant vehicles 
(electric or bicycles) for deliveries.

• Local residents already own less private vehicles 
than the average igures for local councils and the 
national average so there is less need for local 
parking provision.

• Given that local residents own comparatively 
few vehicles, the at-present excess parking 
provision serves commuters, visitors and service 
providers. Many of these members of the public 
can use excellent local public transport or taxis 
and so do not need on-street parking. It is a 
convenience not a necessity,

Air Pollution

Air pollution is a key issue locally. The extremely 
high levels of nitrogen dioxide (NO2) pollution 
from which the area suffers is a result of the 
four TfL ‘red routes’ within our neighbourhood. 
Damaging to the health of all who use the area 
- residents, workers and visitors, but particularly 
of children, the elderly and those with already-
compromised lung function -- air-quality must be 
improved as a matter of urgency.

The Plan therefore supports the GLA and the 
boroughs’ policies on Air Pollution and Emissions 
Charges, and their policies on zero provision for 
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private car ownership in new developments. The 
Plan therefore advocates a phased decrease in 
on-street parking and the additional space given 
over to the public in the form of increased 
pedestrian or cycle provision, and/or public 
realm. In addition the increase in cycle routes 
through the Area as an integral part of a London-
wide strategy to improve connectivity, increase 
the population’s health and well-being, reduce 
pollution and enhance the built environment. 

The Policies of Camden and Islington Councils’ 
policies on limiting parking in all new developments 
is therefore welcomed, which support the 
GLA policies to diminish private vehicle trafic 
in central London. A phased decrease in on-
street parking will also help reduce air pollution 
(starting, stopping, manoeuvring all produce 
excess emissions and noise outside domestic 
dwellings.)

Pedestrian & Cycling Environment

In addition it needs to be recognised that the 
busy main roads cut our neighbourhood apart.  
The Plan therefore gives priority to pedestrian 
movement throughout our area. The Plan will 
require:

• more pedestrian crossings;

• new developments to provide public realm 
access and, where feasible, small walk-ways for 
public use;

• new developments to respect the context of 
their designs, and provide public-access links 
through their sites to established roads and 
routes;

• more pedestrianised areas;

• more partial closures of side-streets at selected 
times for “play-street” activities.

Similarly, cycle-lanes along our area’s arterial 
roads (Farringdon/Rosebery/Clerkenwell) to 
increase safety (both Camden/Islington are 
partners in the Central London Grid) and to 
encourage those currently too scared to ride - 
‘latent cyclists’ - to overcome their fears. Improve 

cycling safety and more people will ride. We note 
that 71% of rush-hour trafic along Clerkenwell 
Road is cycling***. It is also important to provide 
cycle-storage facilities where there is suficient 
local demand, along with on-site cycle storage 
as standard for all developments. And for the 
majority of local residents live in lats, making the 
storing of bikes dificult, in some cases impossible 
in their premises.

Policy Implications: Creating a pleasant living/
walking active-travel environment is a core part 
of our neighbourhood plan. We aim to achieve 
this through trafic-reduction measures on both 
TfL and local roads. Reducing the numbers of 
vehicles using our streets is essential to improve 
air quality and safety for pedestrians and cyclists 
and to reduce noise pollution. Speciically, the 
Plan proposes through Transport Policies & 
RecommendationsT1 the following:

i) iltering trafic-low along residential streets 
wherever possible;

ii) regular weekend road closures to enable play-
streets; 

iii) protected cycle ways and cycle storage;

iv) a reduction in on-street parking;

vi) the encouragement of cargo-biking for small-
scale commercial developments, for example, in 
exchange for the surrender of vehicle parking 
permits.

Policy Implications: The reduction of vehicle 
use in order to enhance the high quality built 
environment for the area, is sought through 
Policy T&P and its associated recommendations.

Policy T&P1: Development proposals should 
safeguard any opportunities to:

i. improve air quality

ii. Reduce  on-street parking

iii. limit parking provision 

iv. install air-quality monitoring equipment 
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at street level through trafic management, 
pedestrianisation, promotion of play-streets (e.g. 
through the merger of side-streets with pocket-
parks and play spaces).

Recommendation T&P1a: The Forum 
will liaise with the borough councils and TfL on 
the potential  for the designation of air-quality 
management areas (e.g. around schools).

Recommendation T&P1b: Reduction in 
pollution: The Forum recommends the phasing 
out of polluting vehicles in our Area. All end-of-
life replacement of private cars and commercial 
vehicles owned, with permanent parking provision 
or licensed in our Area, to be replaced with less-
polluting vehicles. 

Recommendation T&P1c: Regular air-
quality audits are recommended in areas with 
concentrations of vulnerable people, such as 
nurseries, schools, medical centres, homeless 
shelters, and old people’s homes. These will be 
funded by new developments in the Area. 

Provision for Pedestrians and Cyclists

Pedestrian and cycle provision are key priorities 
in our Area and will take precedent over other 
forms of transport in any planning decisions 
affecting or affected by transport policy and 
provision in our Area. There are opportunities 
for the pedestrianisation of some side streets, 
partial closure of others for use as play-streets, 
merger of side-streets with pocket-parks and 
play spaces, and new cycle lanes. The Plan also 
promotes the provision of trafic-calming 
measures (e.g. pedestrian crossings or sleeping 
policeman) wherever local residents, schools or 
businesses identify a legitimate need. 

In addition the Forum supports Camden and 
Islington councils in their backing for the Central 
London Cycling Grid [ref x]. In particular, we 
support the introduction  of Cycle Superhighway 
6 - also known as the North-South Cycle 
Superhighway - whose proposed route will run 
through Warner Street, Phoenix Place, Pakenham, 
Cubitt and Ampton streets) [ref xx]. The Forum 
is in favour of more cycling and less-polluting 
vehicles in our Area.

The Plan therefore supports cycling in Central 
London as a better, more socially responsible, 
greener method of travel, over the use of noise- 
and air-polluting vehicles.

Policy T&P2:  All new commercial 
developments to make provision for cycle 
storage and associated facilities (e.g showers for 
employees) and to make a contribution to public 
cycle infrastructure on or adjacent to their 
development

Recommendation T&P2a: In support of 
Policy T&P2, the Forum recommends to the 
councils that they give priority to clearly deined 
and signposted cycle lanes with attention to and 
amélioration of cycle accident black-spots at the 
following junctions: Gray’s Inn/Theobald’s roads, 
Rosebery Avenue/Farringdon Road, Gray’s Inn 
Road/Guildford Street).

Recommendation T&P2b: In support 
of Policy T&P2 the Forum will liaise with the 
councils and TfL on:

(i) the provision of clear signage and high-
quality street furniture at and around public 
transport infrastructure (Policy TAP11); and

(ii) the location of bus stops, taxi ranks, 
pedestrian crossings and other transport 
infrastructure in order to avoid or reduce trafic 
risks near or adjacent to high concentrations 
of vulnerable people such as nurseries, schools, 
medical centres, homeless shelters, and old 
people’s homes, where the breaking and 
accelerating of trafic signiicantly increases air 
pollution.

Greening - Corridors 

The value of urban trees in terms of their 
beneits to public health and well-being has 
long been recognised. The Forum wishes to 
promote opportunities for new planting within 
our neighbourhood. Policy T&P3 therefore 
promotes the creation of green routes and 
quiet corridors in and across our Area through 
the pedestrianisation of some existing streets, 
promotion of cycle routes on minor roads and 
the greening of pavements and other streetscapes. 
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The Plan requires the provision of trafic-calming 
measures (e.g. pedestrian crossings or sleeping 
policeman) wherever local residents, schools or 
businesses identify a legitimate need (see Policy 
T&P2). 

In addition, as noted in Chapter 4 (Design 
Guide) and Chapter 6 (The Green and Historic 
Environment), the Forum proposes extensive 
planting of trees, hedges and pocket-parks, in 
order to offset air pollution from trafic. In 
particular there is a key opportunity to enhance 
the quality of the local environment, reinforce the 
sense of identity and promote more sustainable 
movement and healthy lifestyles, through the 
creation of the Fleet Valley Walk as a central 
green spine for the Area.  This is considered 
is considered as a strategic development 
opportunity and is safeguarded in Policies T&P3 
and GE1

Policy T&P3: Development proposals shall 
have regard to the potential to enhance the 
environment through the creation of green road 
corridors and key links through the area, and 
to create quality spaces (this might be about 
creating the right environment for pedestrians):

I. Trees and hedges to line major roads in order to 
absorb pollution and provide harmonious vistas.

II. Pocket parks, trees and planting-troughs on 
side streets.

III. Pedestrianised streetscapes to include benches 
and street furniture.

IV. Historic walks, including the proposed Fleet 
Valley Walk, to provide benches, water-features 
and planting areas, as part of a tourist attraction 
and to absorb the effects of pollution.
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5. GREEN & HISTORC ENVIRONMENT  

5.1 Safeguarding and enhancing the green 
environment

The green environment is critical to supporting 
biodiversity and quality of urban life. Most 
residents live in lats, without access to a private 
garden, so an attractive, healthy streetscape, which 
enhances both physical and mental well-being, 
is crucial to all development within our Area. 
MPNF’s Green Infrastructure Audit (Appendix 
X) illustrates the present concrete bleakness of 
the neighbourhood, and demonstrates how even 
small measures can green and soften otherwise 
desolate spots. The green environment also 
helps improve air quality and reduce the risk of 
looding.

As set out in Chapter 4 (Transport and Pollution), 
air-quality must be improved as a matter of 
urgency. In addition to measures to reduce 
trafic (Policy T&P1), the promotion of a greener 
environment by the adoption of the measures 
outlined below (i-vi) will help ilter the ambient 
air.

Similarly, a particular problem in our Area is 
the looding of storm-drains after heavy rain. 
This overlow mixes with the sewage that runs 
in to what used to be the Fleet River (now 
underground), making the looding unpleasant and 
unsanitary. It is vital, therefore, that Sustainable 
Urban Drainage Systems (SUDS) and related 
actions (e.g. water butts & roof-top/ground-
level rainwater collection) are required of all 
new developments. These measures will reduce 
surface runoff, as well as the demand for water, 
particularly important in dry periods to help 
sustain our air-iltering and aesthetic planting 
proposals.

Such action could be complemented by the 
installation of public water-fountains, aka 
community reill facilities, to help encourage the 
reduction of single-use plastic bottles, frequently 
– as elsewhere across London - to be found 
littering the neighbourhood. The global damage 
this discarded, often unrecycled waste is doing 
to the environment is huge (in the UK, less 

than 50% of the truly astonishing 38.5 million 
bottles bought each day is recycled)*, a problem 
recognised by the mayor of London**. [update 
needed] Excellent examples of reill/drinking 
facilities can be found in Kings Cross’ Granary 
Square and Borough Market. In the latter location, 
where three water-fountains were opened in 
August 2017, stallholders are no longer allowed 
to stock single-use bottles. Even Harrow Council 
has upgraded an early C20 fountain in its largest, 
namesake park, Harrow Rec.

The Plan seeks to redress the impoverished local 
green environment. Our long-term overall vision 
is,  therefore, for street-lined vistas, including the 
installation/creation of:

(i) green walls/roofs: we recommend that these be 
installed wherever practicable in both new-build 
and refurbishments, commercial and residential; 
where this isn’t possible, a compensatory green 
measure should be provided by the developer, 
for example tree-pit planting or hedges (see iv/v, 
below);

(ii) pocket parks: these are an invaluable addition 
to any residential area, particularly one as bleak as 
ours. Our Green Infrastructure Audit (Appendix 
X) gives an idea of where these could be sited. 
The triangular area at the rear of Christopher 
Hatton primary school in Mount Pleasant is a 
prime location which we believe should form 
part of the development of the former RMG site;

(iii) street-trees: wherever feasible, at least 
one street-tree should be planted for every 
new development/refurbishment; large-canopy 
species, like the famous London plane, are best 
suited to our inner-city area, providing shade and 
cooling in summer, and having the greatest air-
cleansing properties;

(iv) tree-pit planting: we would like to see this 
introduced as standard across our area under 
both established and new plantings. This simple 
attractive measure is cheap to install and easy to 
maintain, the visual beneits immediate for both 
residents and pedestrians (see Appendix);

(v) hedges: these can form an attractive softening 
feature in a hard-surfaced urban environment 
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such as ours. They also have the advantage of 
being relatively easy both to plant and maintain;
(vi) a network of public water-fountains.

Policy Implications
Greening the environment of the Plan will have 
multiple beneits, improving both the quality of 
life for local people and the appearance of our 
neighbourhood as well as improving air-quality, 
increasing bio-diversity, and reducing lood-risk. 
In addition to the requirements of Policy DES1, 
the Plan aims to achieve these ends through 
Policy GE1 which seeks to ameliorate the impact 
of all development on the physical environment, 
improve ambient air-quality, increase bio-diversity, 
and reduce waste and lood-risk. 

Policy GE1: Green Environment
In addition to the requirements of Policy DES1, 
new development proposals shall safeguard and 
enhance the green environment through: 

i. the protection of existing green spaces and 
planting - including private gardens and railway 
corridors - from damage or loss through 
development;

ii. the appropriate provision of new green spaces 
and planting, contributing towards addressing the 
open space deiciencies in the Area;

iii. the safeguarding and implementation of the 
Fleet Valley Path strategic policy;

iv. the offsetting of any loss of green space and 
planting;

v. the appropriate provision of green corridors 
through existing and new streetscapes; and

vi. the provision of outdoor facilities - such as 
water fountains, water run-off attenuation 
features, amongst others.

5.2 Conservation Areas 

The Area includes parts of four Conservation 
Areas: Bloomsbury, Rosebery Avenue, Hatton 
Garden and New River Head. In total, at least 
75% of our designated Area lies within one or 
other of these CAs, and therefore most of the 

built environment beneits from this planning 
protection.

Our part of the Bloomsbury CA (Camden) is 
mainly Georgian and Victorian housing, including 
mansion blocks, with some listed public buildings 
(Eastman Dental Hospital – formerly the Royal 
Free); whilst our part of the Rosebery Avenue CA 
(Islington) includes Victorian/Edwardian ofice 
buildings and former metal cable workshops, 
as well as Edwardian mansion blocks. Rosebery 
Avenue CA also includes the Edwardian 
“Venetian” commercial frontages running from 
Mount Pleasant southwards down Farringdon 
Road. 

Our portion of New River Head CA (Islington) 
includes Georgian Granville Square and attendant 
side streets, together with parts of the Georgian 
Lloyd Baker Estate. 

The Hatton Garden CA (Camden) includes 
the Camden side of Rosebery Avenue (west of 
Farringdon Road), the mansion blocks on Gray’s 
Inn Road, the old “Italian Quarter” around Back 
Hill and Warner Street, with attendant former 
print warehouses, together with the southern 
side of Mount Pleasant (the Apple Tree Pub, a 
row of early Georgian houses, the Christopher 
Hatton School and Panther House). This CA has 
its eastern boundary along the Camden-Islington 
boundary, so does not include some of the 
sweeping vista of Edwardian “Venetian” frontages 
running south along Farringdon Road towards 
Farringdon Road station. The latter fall within the 
Islington CA of Rosebery Avenue.

There are also areas of special historic interest 
such as Hatton Garden itself, Clerkenwell Green, 
Farringdon Road/Turnmill Street, Ely Place and 
the Inns of Court, which border our Area and 
have their own special character and ambience 
which need to be taken into account in any future 
development.

The MPNF supports both Camden’s and 
Islington’s policies concerning these CAs, and 
want to see these strictly enforced. 

There is concern that, at times, development 
proposals do not meet the councils’ established 
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CA policies - for example, the addition of mansard 
roofs or deep basements, or the remodelling of 
the interiors of dwellings with the intention of 
accommodating more residents. 

The CAs will however become meaningless if the 
rules on protection are not strictly enforced. In 
view of the extreme pressure that this part of 
London faces for intensiication of development, 
it is critical that the heritage of the Area is given 
greater protection and value in future planning 
decisions than has previously been the case. 
There is otherwise a high risk that this Area in 
central London with high land values would be 
overdeveloped in terms of the impact on the 
CAs and their setting, contrary to the NPPF and 
national planning regulation. This would also tend 
to reduce the existing stock of council housing, 
and the CAs themselves would be eroded by 
incremental and cumulative change impact.

Relationship of other Plan policies to 
Conservation Areas 

Housing policies: Unsuitable redevelopment in 
our Area’s CAs has in the past been justiied 
on the grounds of housing pressures but has 
been contrary to the objectives of the Plan, 
and the conservation policies of both councils. 
This includes in particular the following types of 
development: 

(i) mansard roof additions;

(ii) deep basements; and

(iii) re-partitioning of interiors to provide mini-
dwellings, removing all traces of the original 
interior and the original proportions of the 
rooms.

Recent exceptions to the presumption against 
such developments, however, have highlighted 
the risk to the overall character of the CAs, 
for example: mansard roofs, which are contrary 
to both councils’ CA planning policies, have 
resulted in changing the rooline or, in other 
cases, inadequately serviced or overcrowded 
accommodation for the Area. There is a danger 
that the incremental and cumulative impact 
of such developments will destroy the Area’s 

character over time. Therefore past exceptions 
to policy must not be seen as a precedent, nor 
should the pressure for housing be used to over-
ride the need to safeguard the purposes of the 
CA designation, and its “sense of place”.

Greening policies: It is important to recognise 
the potential for “Greening” of CAs as part of 
the wider environmental policies for the Area. 
More green features in our neighbourhood are 
desirable for reasons of aesthetics, to reduce 
air-pollution, and to create open space for local 
people within the public realm. In CAs, any 
planting, water-features or other environmental 
measures should enhance the characteristics of 
the CAs, by being suitable, not distractive and by 
aiding the aims of the designated area.

Retail policies: CAs tend to lose pubs and shops 
to redevelopment for desirable housing, and the 
former businesses to get priced out of these 
“desirable” residential locations and be put up 
for sale. Over time this causes the CA to lose 
vibrancy and local community life. In the same 
way that Islington has designated areas such 
as Exmouth Market (bordering the Rosebery 
Avenue CA) as a special retail area, the Forum 
would wish to designate certain other local areas, 
such as the Calthorpe Street/Gray’s Inn Road 
crossroads, as areas of special retail signiicance. 
Policy RET3 sets out the planning framework for 
safeguarding these important local assets.

Policy Implications: Action is required if the CAs 
are to be safeguarded in accord with national and 
local planning policy. This is set out in Policy CA1 
and supported by Recommendation CA1.

Policy CA1:  There shall be a 
presumption in favour of development 
that enhances and preserves CAs and 
heritage sites:

i. There shall be a presumption against any 
proposals which are considered to detract from 
the special character, attractive and/or historic 
appearance and architectural and/or historic 
signiicance of CAs and heritage sites in the Area.

ii. Proposals which detract from the special 
character, attractive and/or historic appearance 
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and architectural and/or historic signiicance of 
CAs and heritage sites in the Area will not be 
supported’.

Recommendation CA1: The following 
actions by the local councils are supported by 
the Forum as priorities to safeguard the heritage 
of the NP area:

(i) Much stricter application of their present 
policies and guidelines concerning CAs within 
our Area. 

(ii) Additional listings of historic buildings and 
Tree Preservation Orders (TPOs) wherever 
possible (including those in Schedule Y).

(iii) Enhanced protection through special retail 
designations within the Area’s CAs.

Pocket garden in Fernsbury Street (above right) on the eastern boundary of the Mount Pleasant Neighbourhood Area and the public 
garden in the historic setting of Granville Square (below).
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6.  SOCIAL PROVISION

Our neighbourhood is fortunate to be well-
provided with excellent social-care and health 
provision. Leisure provision is present, but 
less comprehensive, and the lack of a local 
secondary school has been a long-standing local 
preoccupation. There is a gap in comprehensive 
leisure services for teenagers.

6.1 Schools

6.1a Primary Schools: We have an excellent 
and over-subscribed primary school within our 
Area, Christopher Hatton School (outstanding) 
and Nursery on Mount Pleasant/Laystall Street. 
Other, well-respected local primary schools are 
within walking distance at St Alban’s (outstanding), 
(Baldwin’s Gardens) (Camden) and St Peter and 
St Paul, Amwell Street N1 (Islington) (good), 
St George the Martyr (outstanding). All these 
schools have high Ofsted ratings.

6.1b Secondary School: The local secondary 
school was situated at Sidmouth Street (opposite 
the Calthorpe Project) but was closed, and the 
site and buildings transferred to Westminster/
Kingsway College, a sixth-form college of further 
education which still operates on this site today. 
However there is no secondary school south 
of Euston Road, and this has been the subject 
of a long-standing hope for the area. The need 
for a secondary school will become more acute 
as the intensiication of the Area continues to 
increase its population base. A potential site 
has been earmarked at Wren Street workshops 
(the building housing these is owned by Camden 
Council). Should the Eastman Dental Hospital 
move out of the Area, part of that site could be 
identiied as the site of a new secondary school.

There was an existing secondary school for this 
neighbourhood on Gray’s Inn Road, opposite 
the Calthorpe Project, where the Kingsway 
Westminster college is now. This school closed 
in the 1970s, despite local discontent with the 
decision. There has been a twenty to thirty-
year local campaign to get a Secondary School 
re-allocated south of the Euston Road. Camden 
Labour Party and Camden Council have always 
supported this proposal in principle.

However, a new school building and a new 
school both require permission from the 
Minister of Education. There have been various 
local secondary school proposals put forward, 
but all, including the latest one for a free school, 
have been rejected, mainly on the grounds 
that there are not enough children, especially 
teenagers, resident in the proposed catchment 
area to justify the expenditure. Supporters of the 
secondary school campaign refute this argument 
and point to a current rise in the under-16 
population in this area, and the prospect of new 
residential developments bringing more families 
with school-age children into the locality. They 
say local demand for secondary school places is 
increasing, and population projections show this 
local need is likely to escalate over time.

The campaign group “Secondary School South 
of Euston Road” still exists. Their main argument 
is that children in central London make friends 
at their local primary school, then when they 
have to travel quite long distances to their new 
secondary school elsewhere in London, they ind 
very few or none of their former school friends 
and acquaintances at this new secondary school. 
The teenagers have to re-socialise from scratch; 
some of them ind this very dificult and this can 
cause long-standing problems for some young 
people. The campaigners also object to the long 
distances some local teenagers have to travel on 
public transport to their allocated secondary 
schools in inner or outer London. They say this 
travel is costly and time-wasting: also, that this 
unneccessary travel contributes to overcrowding 
of public transport.

Camden Council has allocated potential 
development space for a secondary school in 
Wren Street, on the site of the present workshops. 
Current feeling is that the Wren Street site 
(which is, in some ways, a practical choice since 
Camden Council already owns the site) is really 
too small for a proper secondary school. There 
is also a minority of local residents who are 
opposed to this location for a secondary school. 
There are vague hopes that if/when the Eastman 
Dental Hospital vacates the former Royal Free 
Hospital site on Gray’s Inn Road, part of that 
site could be made available for a secondary 
school. This is said to be a better location, since 
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the proposed school then would not impinge on 
existing residential buildings or produce trafic 
jams in residential streets. At the moment this 
potential project is an aspiration, not a reality.

6.2 Social Services

6.2a Primary care, hospital services, and social-
care provision: Our neighbourhood is well 
provided with NHS GP practices and dental 
services. Social-care provision, including both 
district nurses and personal- care assistance, 
from both boroughs, is adequate and appears 
to be well-integrated with the NHS services. 
Both Islington and Camden provide locally based 
chiropody services, and a home-delivery service 
for the housebound.

There is a current problem concerning liaison 
between the Hospital services in general and the 
Primary Health Care team (GPs, District Nurses, 
Occupational Therapists) at Hunter Street WC1. 
We believe this problem occurs in other health 
districts not just our own. 

The patient is discharged from hospital with their 
full discharge notes. These notes are detailed and 
include recommendations for health care once 
the patient is at home. The patient is told their 
Primary Health Care team is notiied of their 
discharge from hospital, so often they do nothing 
pro-active; they wait at home to be contacted 
by the District Nurses and/or their GP and can 
wonder why nothing happens.  However, the 
Primary Health Care team, including the GP, do 
not receive the discharge information for 4-6 
weeks, sometimes longer. They do not know 
the patient has left hospital care. So, unless the 
patient has the common-sense and/or the ability 
to ring their GP or nurse, the patient can remain 
in limbo for over a month. This is not good health 
care practice; this can put some patients at risk.

Hospitals and the Primary Health Care teams 
have different protocols of health care provision; 
they complain about each other. Sometimes 
these conlicting methods of practice can result 
in complaints being issued by hospitals against 
primary health care providers, or vice versa. 

These are NHS organisational problems which 

the NHS itself has to resolve. However local 
residents should be aware such issues do exist.

6.2b Sheltered housing for the elderly in Camden 
is provided in Jubilee Court, Gray’s Inn Road (on 
the border of our Area), Millman Street WC1 
(just west of our border on Gray’s Inn Road) and 
within our Area at Sage Way, off Acton Place, near 
Fleet Square. All these Camden housing projects 
are easy to reach within our neighbourhood. 
Islington sheltered housing is more distant from 
the neighbourhood, the nearest facility being at 
Cope House, Bath Street EC1 (near Old Street 
roundabout).

6.2c Hospital services. Our Area is within easy 
walking distance of two large major general 
hospitals (University College London and St 
Bartholomew’s (though St Bartholomew’s no 
longer has an A&E department, it does have a 
minor injuries unit]. We can also walk to the Ear, 
Nose and Throat Hospital on Gray’s Inn Road, 
Great Ormond Hospital for Children and the 
National Hospital for Neurosurgery off Queen’s 
Square. The Hospital for Tropical Diseases/St 
Pancras Hospital is a bus-ride away, whilst The 
Eastman Dental Hospital (the site of the original 
Royal Free Hospital) on Gray’s Inn Road lies 
within our Area.

6.2d Child play services and pre-school provision: 
The Area has many opportunities for play and 
recreation. Walk-in access to Coram’s Fields 
(Guilford Street) just outside the neighbourhood 
provides open access play-space as well as some 
organised activities for younger children in the 
form of childcare available during holidays and 
after school. In the large space, facilities include 
sports pitches, zip wire, sand play, some open 
grassy areas, and resident animals. For nature-
care courses. The local Scouts and Guides 
troupes meet there. 

Pre-school nursery provision is available at 
Coram’s, 1a Rosebery Avenue (Islington), and at 
the Calthorpe Project, Gray’s Inn Road (Camden), 
and all three providers also offer some services 
for older children. In recognition of the needs of 
local children it is worth noting that there are 
further services at KCB (Kings Cross-Brunswick 
Neighbourhood Association) across Gray’s Inn 
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Rd (youth drop-in three nights a week), Three 
Corners adventure playground, as well as the 
YMCA on Tottenham Court Road providing 
youth and play services. It is widely believed that 
play is important for children to maintain a sense 
of community. 

For adults too, children’s play can help to build 
good social networks, providing opportunities 
to interact with one another at places children 
play. For children speciically, public space enables 
the building of friendships and social rules. Public 
space is also an important play arena, whether 
on the streets or in more secluded areas. As well 
as the designated spaces listed above, there are 
other local areas where children can play (e.g. St 
Andrew’s/St George’s Gardens).  The experiences 
in other areas are that these opportunities 
normalize community socializing and children 
playing in the public realm.

6.2e Social provisions for elderly people

Again we have good provision, at the Millman 
Community Centre, Millman Street (Camden) 
and the Peel Centre (formerly at Percy Circus, 
now at Three Corners Centre EC1, off Exmouth 
Market), which is a local charity based in Islington.

6.2f Social provisions for young adults

The Area has a range of facilities including the 
following: 

• Sports Facilities - Provision for football, indoor 
court sports and swimming at Coram’s Fields, 
the Calthorpe Project, Oasis, YMCA and Kings 
Cross ‘BETTER’ centre; and 

• Interest Clubs – chess, martial arts, art, choral 
singing, and IT at a range of venues.

Therefore, by and large, our neighbourhood 
has good social provision. Despite this the 
Area, like many central-city neighbourhoods, 
has an undertow of resident minor criminality 
by teenagers.  An enhanced provision of leisure 
activities for this age-grouping is therefore 
desirable, such as:

o Computer Club, including basic programming 

courses and games-design;

o Martial Arts;

o More space for 5-a-side football or basketball 

Policy implications: The Forum therefore fully 
supports both councils’ social provision within 
the Area. The range of policies and actions set 
out in this Plan will collectively reinforce social 
wellbeing in the neighbourhood in addition 
to providing immediate speciic beneits, for 
example:

• Enable the old and the young to walk round our 
neighbourhood without excessive trafic, noise 
and air pollution - a “healthy walk” - ref to GLA 
Healthy Streets initiative].

• Policy GE1 will provide benches, green planting 
and water-features, as appropriate, to improve 
the atmosphere and the ambiance.

• To aid pedestrian permeability through the 
neighbourhood away from main roads.

• Policy DES1 will make a green link through 
the neighbourhood, with off-shoots to parks 
and pocket-parks, again so that walkers, child-
minders and cyclists can use the neighbourhood 
easily, and with more pleasure.

• Policy RVP will delineate and commemorate the 
route of the River Fleet through this erstwhile 
river valley, and enable some glimpse into the past 
- to have at least one history board to display the 
dramatic changes to the neighbourhood.

• To link up with the modern local tourist 
attractions: the Post Ofice Museum and the 
Post Ofice Railway, so that the FVW not only 
commemorates the past, but provides pedestrian 
and cycle  access point to these attractions, which 
themselves open doors onto the local past. 

• Policy GE1 will further ambitions to pedestrianise 
sections of some streets, and provide more 
pocket parks, both measures leading to improved 
air quality.

In addition to the above, Policy SOC1 seeks 
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to supplement these with a youth centre and 
enhanced provision of local facilities linked to 
new development through CIL and S106 funding.

Policy SOC1: The provision of new facilities 
for younger aged children and teenagers is a 
priority of the Forum, through the allocation of 
CIL funding on child-related projects, including 
potential play streets and local meeting spots.
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7.  STRATEGIC DEVELOPMENT AREAS

Context

In addition to the general planning policies and 
action set out in the plan for housing, commerce, 
transport, the environment and social provision, 
there are speciic strategic projects that need to 
be implemented if the goals of the Plan are to 
be realised. These include the following which are 
set out below:

• The Fleet Valley Walk

• Mount Pleasant Sorting Ofice Site

• The Eastman Dental Hospital

• Wren Street Workshop

• The NCP Car Park 

• Clerkenwell Fire Station

• Charles Simmons House and Junction

The Fleet Valley Walk

One of the most important natural features that 
has shaped our neighbourhood over centuries is 
the Fleet River. The river’s course, now culverted, 
winds through our Area in a north-south 
direction, approximately deining the political 
boundary between Islington and Camden and 
giving a unique topographical character to the 
urban landscape, exempliied by steep gradients 
and overlapping multi-level urban infrastructure. 
The river’s course provides an ideal opportunity 
to use this historical and natural feature as a 
source of inspiration in the creation of a quiet 
corridor providing a pleasant and pleasurable 
axial route through our Area that connects to 
wider networks of pedestrian and low-impact, 
non-vehicular modes of transportation across 
the city. The new route would also help to 
strengthen the Area’s sense of place by connecting 
its local centres and giving new access, meaning 
and potential to existing open spaces and both 
planned and established built environments. 

A key objective of the Forum is to protect and 
enhance the quality of the local environment, 
reinforce the sense of identity and promote more 
sustainable movement and healthy life styles. The 
key opportunity to achieving these ambitions is 
the creation of the Fleet Valley Walk as a central 
green spine to the area. This aspiration is to make 
a pleasant, relatively pollution-free walk through 
our neighbourhood:

The proposed route of the Fleet Valley Walk 
(Map overleaf) will be:

1) START – Frederick/Cubitt Street junction – 
possibility of some pedestrianisation at northern 
end of Cubitt Street/Fleet Square/Sage Way, 
benches, green planting.

2) Cubitt/Pakenham Streets – possibility of 
pocket park at junction of Cubitt and Pakenham, 
link at Wren Street to St Andrew’s Gardens.

3) Junction Pakenham Street/Phoenix Place/
Calthorpe Street – benches, trees etc by/on 
trafic island.

4) Phoenix Place – dificult to decide until more 
is known about development plans for RMG’s 
postal lands – link here to the Post Ofice 
Museum and visitors’ car-park.

5) Mount Pleasant/Warner Street – niche 
planting, benches – link to proposed pocket park 
by Christopher Hatton School.

6) END – Warner Street/Ray Street - trees, 
planters etc.

This route is exactly the proposed route for the 
second phase of the Cycle Superhighway 6 (CS6) 
from Blackfriars Bridge to Kings Cross. CS6 would 
chime well with our plans for a “healthy walk”. 
This is a long-term aspiration for a permanent 
community asset. More detailed work is required 
on such matters as trafic lows, cycle routes, 
alternative developments and pedestrianisation 
before the outline can be inalised. It will require 
ongoing liaison and planning with public and 
private bodies, in particular with the RMG in 
terms of its logistical requirements, and the 
GLA regarding Cycle Superhighway 6. However, 
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it is important to safeguard the option for the 
development of the Fleet valley through Policy 
FVW01: 

Policy FVW01: All developments on or 
adjacent to this proposed route must support 
inancially and in their design and planning, the 
establishment and development of the Fleet 
Valley Walk

Proposed route of the Fleet Valley Walk (FVW) through our Area.
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Mount Pleasant Sorting Ofice Site

The Mount Pleasant development has been 
the subject of intense scrutiny by the local 
community, the local councils and the GLA 
over the last half decade. Planning consent was 
granted under mayoral powers. However there 
are still outstanding concerns about the design 
of the development and its mix of uses. Policy 
MPSO1 therefore requires that any opportunity 
to improve the existing scheme should be used 
to ensure the proposed development does no 
further damage to our Area, regard should be 
given  in any future assessment of the proposal to 
the Design and Access Statement and Heritage 
Statement for the site drafted by the community 
as part of our CRtB project (Annex). The MPNF 
is in constructive discussions with the new owner 
of the site, Taylor Wimpey, in order to try to get 
the best possible outcome for the community,

Policy MPSO1: In the consideration of any 
amendment, renewal or replacement of the 
extant permission for the development of the 
Mount Pleasant Site, consideration shall be given 
to the policies of the Plan, and be subject to full 
engagement with the local community.

The Eastman Dental Hospital

The Eastman Dental Hospital is an asset of the 
National Health Service (NHS) and University 
College London (UCL) that is due to be sold. The 
historic buildings and accompanying grounds are 
a signiicant asset to our Area. Policy Therefore in 
addition to the general requirements of the Plan, 
Policy EDH1 therefore ensures that any proposal 
for the future use of the Hospital has regard to 
its signiicance in the community and retains its 
function in providing a service to the public. It will 
also have a physical and functional relationship 
with the neighbouring Calthorpe Project and St 
Andrew’s Gardens:

Policy EDH1:  In addition to the consideration 
of the policies of the Plan any development of 
the Eastman Dental Hospital shall seek to retain 
a community function and have regard to its 
setting and be subject to full engagement with 
the local community.
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Wren Street Workshops

The publicly owned workshops at Wren 
Street provide a vital service to the Area in 
providing affordable workspaces for a variety 
of predominantly creative industries. The site 
is also earmarked for a local secondary school, 
which has been the subject of an ongoing parent 
campaign for over 30 years. It is important that 
these opportunities are retained within the site or 
replaced within the Plan area if a new use is being 
proposed for the site, and that opportunity to 
include facilities for creative teaching and practice, 
thus sustaining the artisan traditions of the Area. 
Policy WSW1 provides for these objectives, in 
addition to the general requirements of the Plan:

Policy WSW1:  In addition to the consideration 
of the policies of the Plan any development of the 
Wren Street Workshops shall:

(i) be retained by the Council for the provision of 
affordable workspaces for the creative industries 
until such time as a secondary school is approved;

(ii) replaced with like-for-like workshops in our 
Area if the site is redeveloped for educational 
purposes; and

(iii) include in the design of a new secondary 
school facilities for creative industries. 

NCP Car Park 

The NCP Car Park on Farringdon Road has been 
the subject of an unsuccessful planning application 
or a hotel. The community acknowledges the 
redundancy of this facility, but in supporting its 
redevelopment, the Plan seeks that any new 
buildings on this site must be part of mixed-use 
development with a majority share of public and 
private housing and mitigate the noise and air 
pollution created by the trafic on Farringdon 
Road. Its location must also have regard to the 
contrasting conditions on the east and west 
elevations – the low-rise terrace houses along the 
quiet Pine Street and the high-rise commercial 
development along the busy Farringdon Road. 
Policy NCP1 therefore provides a context for the 
consideration of any new proposal in addition to 
the general requirements of the Plan.

Policy NCP1:  In addition to the consideration 
of the policies of the Plan any development of the 
NCP site shall:

(i) Provide a mixed use development of residential 
and workshop units and cycle stores;

(ii) Noise mitigation measures;

(iii) Be designed to have regard to the differential 
setting of its elevations. 
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Clerkenwell Fire Station

London’s oldest surviving ire station was sold off 
under the former Mayor, Boris Johnson, and has 
remained unoccupied ever since. The future of this 
historic structure remains uncertain. In addition 
to protecting the heritage value of the building, 
the Plan therefore provides for any future use 
to have a primarily residential use, include public 
amenity space within the building and its adjacent 
infrastructure (such as the ire tower). The space 
on the forecourt of this building, created by its 
set-back from Rosebery Avenue, be retained for 
public use. 

Policy CFS1:  In addition to the consideration 
of the policies of the Plan any development of the 
Clerkenwell Fire Station site shall incorporate:

(i) a signiicant proportion of public and private 
housing; 

(ii) public amenity space; and

(iii) public space on its frontage.

Charles Simmons House and Adjacent 
Junction

The council housing block that forms the 
western boundary of the Margery Street Estate 
on Farringdon Road  is due to be replaced by 
a larger block of public and private housing 
that is built out to the circular plot-boundary 
currently planted out with trees and shrubs. 
Planning permission has already been granted for 
this redevelopment. The ive-way junction onto 
which this housing block faces is a priority site 
for environmental improvement and the priority 
provision of pedestrian and cycling provision. In 
support of Policy GE1, the development should 
also make provision through conditions or 
planning agreements to contribute towards the 
planting of trees and shrubs along this stretch 
of Farringdon Road to replace the greenery 
removed by this development Policy CSHJ1 
makes provision for these requirements:

Policy CSHJ1: In addition to the consideration 
of the policies of the Plan, any redevelopment 
of  Charles Simmons House and junction shall 
incorporate environmental measures to offset 
any loss of existing environmental assets and 
contribute to the general improvement of 
Farringdon Road. 
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8. IMPLEMENTATION 

1) Community Engagement
Mount Pleasant is a locality where business 
development is encouraged. The Forum wants 
to work with this new wave, to form some kind 
of partnership between business and local life. If 
commercial developers have greater regard to 
the local context, much of mutual beneit can be 
achieved.

Through early local intervention in the planning 
process, where local representatives are working 
with developers to produce an integrated plan, 
a better outcome can be achieved. Therefore 
the Forum considers that there is a range of 
improved consultative procedures that should be 
introduced to achieve this end, and which apply 
to the implementation of all policies in the Plan. 
These are set out in Recommendation IMP1:

Recommendation IMP1: In the interests of 
clarity and transparency, and to help  implementing 
the Plan, it is recommended that consultation 
procedures with the local community should be 
enhanced by the following measures:

(i) formal local representation on both councils’ 
Design Advisory Committees with a right to 
speak on behalf of the Forum on any projects 
within our Area.

(ii) consultation by council planners and 
developers’/landowners’ clients with the Forum 
at the earliest possible pre-planning stage and 
throughout the planning process.

(iii) forum representation to be part of the 
standing arrangements in the planning committee 
process).

2) Planning Gain

It is important that planning gain from commercial 
developments (through either CIL or S106) 
results in the funding of affordable housing in the 
Plan area. The Forum understands the need for 
councils to gain funding for housing provision 
and is aware that in many cases these payments, 
along with CIL funds, become held in the council 
reserve account for indeinite periods of time. 

However, the Plan does not support proposals 
where there is no community beneit from these 
arrangements. However, the expenditure of that 
proportion of CIL funding allocated to the Area 
(when the Plan is made) should be related to the 
priorities in the Plan and involve consultation 
with the Forum which will expect to have a 
deciding voice in how this local money is spent. 
In addition to CIL funding, where appropriate, 
developers should make a contribution to the 
speciic priorities for improvements in our 
neighbourhood identiied in the Plan (e.g. in 
terms of public realm and greening). These 
requirements and recommendations in relation 
to the expenditure of CIL funding and S106 
agreements are set out in Policy IMP1 and 
Recommendation IMP2 and supporting Table X.

Policy IMP1: CIL Funding
Table X [to be added] sets out the projects and 
schemes which are our priorities for the use of 
CIL or, if applicable, S106 funding, and/or other 
such schemes, in our Area.

Recommendation IMP2:  It is recommended 
that:

(i) When available, draft agreements should be 
published with all relevant planning applications. 

(ii) The relevant council should have a duty to 
consult with local residents and groups on the 
content of any draft agreement.

(iii) The inal text of an agreement should be 
published on the relevant council website as soon 
as possible after approval is given to an application. 
This should include a clear breakdown of which 
payments will be made to whom and when.

(iv) The relevant council should provide updates 
when money is spent and on what.

(v) As a general principle, developer contributions 
(whether CIL or S106) should be spent on 
projects close to the development and should be 
kept in the Area. 
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Appendices – References, Surveys and 
Contributions

References:

* h t t p s : / / w w w . t h e g u a r d i a n . c o m /
environment/2017/jun/28/a-million-a-minute-
worlds-plastic-bottle-binge-as-dangerous-as-
climate-change?CMP=share_btn_tw 

* * h t t p s : / / w w w . t h e g u a r d i a n . c o m /
environment/2017/apr/13/londons-plastic-water-
bottle-waste-out-of-control-mayor-warned-
deposit-return-scheme-recycling 

***https : / / t f l . gov.uk/trave l - in format ion/
improvements-and-projects/central-london-
cycling-grid 

****https://www.london.gov.uk/sites/default/
f i les/health_impact_of_cars_in_london-
sept_2015_inal.pdf

APPENDICES

Mount Pleasant Neighbourhood Forum Community Right 
to Build proposal documents.

‘Affordable’ housing case-study, Islington
Housing inspector dismisses appeal by developer of 
Islington site on lack of affordable housing, noting: ‘nor 
should an inlated land value be subsidised by a reduction 
in affordable housing’: -homes-e.com/article/luxury
http://islingtontribun… blocked-is-bid

Local History - narrative details

Extracts from Census 2011 for Neighbourhood Area

Demographics Report from Census 2011 

Charts and diagrams relating to Census 2011 data

LMOA map re areas of deprivation

Camden Local Framework Plan (LFP), Islington LFP

Camden Documentation Conservation Areas: Bloomsbury, 
Hatton Garden

Islington documentation Conservation Areas: New River 
Head & Rosebery Avenue

Islington Conservation Areas: Rosebery Avenue, provision 
for “special retail” at Exmouth Market

Map of Conservation Areas in our Neighbourhood.

Forum Design Guide for local area.

Social demographics – extract from 2011 Census

Camden (and Islington?) policy on local preferential 
selection in housing

GLA draft London housing strategy [inal doc to be 
published 2018]
https://www.london.gov.uk/sites/default/files/2017_
london_draft_housing_strategy.pdf

Can estate regeneration meet London’s housing need?
http://www.ourcity.london/issues/regeneration/can-estate-
regeneration-meet-londons-housing-need/ (Jan 2017).

Lockdown lats: www.ourcity.london/issues/micro-lats/
lockdown-landlord-convicted-for-breaches-in-planning-
act/ (July 2017).

Camden and Islington Conservation Guidelines

Camden Core Strategy: www.camden.gov.uk/ccm/
navigation/environment/planning-and-built-environment/
planning-policy/planning-policy-documents/core-strategy

Islington Core Strategy: www.islington.gov.uk/~/media/
sharepoint-lists/public-records/environmentalprotection/
qualityandperformance/

Section on deep basements

Council policies on parking, and air pollution from vehicles 

GLA Environment Strategy: www.london.gov.uk/WHAT-
WE-DO/environment/environment-publications/draft-
london-environment-strategy [inal version to be published 
2018] 

TfL North-South Cycle Superhighway 6 https://tl.gov.
uk/travel-information/improvements-and-projects/cycle-
superhighway-north-south; TfL [and council policies] 
Central Cycle Grid

https://tfl.gov.uk/travel-information/improvements-and-
projects/central-london-cycling-grid

Census 2011 - Social demographics for this area, including 
car ownership

Air pollution Study Camden. Forum’s own Air Pollution 
Study

Mount Pleasant Green Audit 

TfL Healthy Streets for London  http://content.tl.gov.uk/
healthy-streets-for-london.pdf 


