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1.0
INTRODUCTION

1.1
This Planning Statement has been prepared on behalf of Clan Real Estate

(Lambs Club) Limited in support of an application for planning

permission for the demolition and redevelopment of the Lambs Squash

Club on Lambs Passage, London EClY for office (Bi) and residential

(C3).

1.2
This document provides a general description of the proposals and a summary and evaluation of the proposed development against relevant national and local planning policy and guidance. This statement should be read and considered in conjunction with plans and drawings submitted as part of the application.

1.3
The following is also submitted as supporting material;

	Design Statement Archaeological Impact Assessment
	John McAslan and Partners

	
	MoLAS

	Daylight and Sunlight Assessment
	Gordon Ingram Associates

	Noise Assessment
	Waterman Group

	Townscape Assessment
	Richard Coleman Consultancy

	LB Islington Sustainability Assessment
	DP9 with input from other consultants


1.4
A previous planning application by the applicant for the development of offices and residential uses on the site was refused by LB Islington on 10th May 2005. Following this decision, the applicant has undertaken detailed negotiations with Planning Officers and also sought advice from the Richard Coleman Consultancy on historic buildings and townscape issues in order to produce the current planning application scheme. The current application is significantly different from the previous scheme and represents a new design approach to the provision of office and residential uses on the site.

1.5
A description of the planning application site and surrounding area is provided within Section 2.0 and an outline of the need for the development is ~set out in Section 3.0. Relevant national and local planning policy is set out within Section 4.0 and a description of the planning application is provided in Section 5.0. An evaluation of the proposals against planning policy and guidance is set out in Section 6.0. Conclusions are set out within Section 7.0
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2.0
THE SITE

Site Description

2.1
The planning application site comprises the site of the existing Lambs Squash Club, Lambs Passage, London, BC 1 Y. The site is roughly rectangular in shape and is bounded to the east by Lambs Passage and to the north by a vehicular access to the Whitbread Centre, a retail and residential complex. The western side of the site abuts Sundial Court, a Grade II Listed Building which is occupied by the Guildhall School of Music and Drama and the southern boundary adjoins 3 8-42 Chiswell Street, a hall of residence for the school. The full extent of the site is indicated on a site plan which is enclosed in Appendix 1.

2.2
The site lies approximately 500 metres from Moorgate underground and mainline railway station which is served by the Northern, Circle, Metropolitan and I-Jarnrnersmith and City lines. The Barbican underground station is also within walking distance, lying approximately 52Gm from the site. This station is served by the Circle, Metropolitan and Hamrnersmith and City lines. There are also numerous and frequent bus routes in close proximity to the site.

2.3
The existing squash club comprises a ground plus 4 storey brick building that occupies the majority of the site. The top floor of the building is set back and there is a chimney protruding up from the top of the northern edge of the building. The building provides approximately 9,765sq.m. (gross external) of floorspace and occupies a site area of approximately 1,470 sq.m.

2.4
The Townscape Assessment describes how Lambs Passage’... is currently a rather non-descript street of large scale uses and, on the east side comprises large office floor levels, visible up to 8 storeys’.

2.5
The existing brick building on the site was designed to incorporate squash courts and therefore its overall design is inward looking. A detailed description of the building is contained within the Design Statement, as follows;

‘The existing Lamb’s Health & Fitness Club building on No. 1 Lamb’s Passage is a monolithic, 4-storey building, also including a basement at the North end The materials featured on its elevations are a bark-brown brick and a weathered zinc mansard rooffor the top storey. The few windows are narrow and deep-set. The extents of blank windowless elevation are considerable, resulting in large lengths of sheer brick facades.

The South elevation where the main entrance to the building is located is quite featureless and unwelcoming The long East elevation isoverbearing and blind, providing no interest whatsoever at pedestrian level. Finally the North elevation is dominated by a very tall boiler flue, giving the building an industrial and unappealing aspect, unabated by a fully expressed and dour fire escape. The overall impact of the building is of an uninhabited, ominous and impenetrable hulk that turns its back on the street. The effect of it on the surrounding urban realm is negative, generating an atmosphere of an inhospitable and threatening back-alley’

2.6
Overall therefore, the building is of poor architectural quality and detracts from the appearance of the area, providing no visual interest at street level.

2.7
The Squash Club is not listed, however the western edge of the building adjoins Sundial Court, a Grade II Listed Building. The site is not located within a Conservation Area, although the Chiswell Street, Bunhill Fields and Finsbury Square and St Luke’s Conservation Areas are located in the vicinity of the site.

2.8
A plan indicating the location of the listed buildings and Conservation Areas surrounding the site is contained within Appendix 2.

The Surrounding Area

2.9
There are a number of Grade II listed buildings within the area surrounding the site. Most listings comprise part of the former Whitbread Brewery, including Sundial Court, which is adjacent to the site. The buildings of the former brewery’s south yard, opposite Sundial Court are also listed. Other nearby properties along Chiswell Street which are listed are the two public houses, The King’s Head and St Paul’s Tavern, on the southern side of the street and the terrace of former houses from 42 to 46 Chiswell Street on the northern side. Further from the site, the terrace of former houses from 20 to 29 BunIhill Row are also Grade II listed.

2.10
Sundial Court is a 3 to 4 storey building with a variable roof line. The top storey is a timber addition and slightly set back from the storeys below. The hall of residence also includes a 5 storey building joined to Sundial Court at 38 to 42 Chiswell Street.

2.11
Opposite the club on Lambs Passage are a series of office buildings ranging from 6 to 8 storeys, with the upper floors set back from the main frontage. The part of the office building directly opposite the club has 10 office floors. The building steps back at the 6th floor, then rises a further 3 floors before stepping back again to the final floor.

2.12
To the north of the site, the Whitbread Centre reaches up to 6 storeys with the upper four storeys set back from the main frontage. The ground floor is used in part for parking and vehicular access. The ground floor storey height is of a commercial scale and as such the total building height appears greater than 6 floors. This is also the case with 106 Bunhill Row which backs on to Lambs Passage.

2.13
The nearby buildings on Chiswell Street stand at between 3 and 7 storeys, with the 7 storey buildings being offices on the northern side of the road. The buildings of the former brewery’s south yard, now used for entertainment and events purposes, and the public houses stand at 3 to 4 storeys. There are a number of very tall buildings in the vicinity that are visible parts of the site, including City Point and the Barbican towers.

2.14
The site is surrounded by three Conservation Areas. The boundary of the Bunhill Fields and Finsbury Square Conservation Area is located along the eastern side of Bunhill Row, to the east of the site. To the north, St Luke’s Conservation Area incorporates Errol Street and stretches down to the northern end of Lambs Passage. The southern end of Lambs Passage and building immediately to the south west of the site are located within Chiswell Street Conservation Area.
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3.0
BACKGROUND TO THE PROPOSALS

3.1
This section describes the reasons for the proposed development, with particular reference to the viability of the existing Squash Club.

3.2
A detailed analysis of the existing facility and alternative facilities in the local area is contained within Appendix 3. In summary, the existing building on the site is currently used by Lambs Squash Club, a private health and fitness club operated by Fitness Exchange. The increase in the number of more modern gym facilities within the immediate area has resulted in a decline in membership numbers from 2,000 members in early 2002 to only 1,243 in April 2005 and therefore Fitness Exchange have decided to close the gym.

3.3
Only a small proportion of the members of the gym live within the local area. For example, of the 1,243 existing members of the club, only 59 live within the London Borough of Islington, which amounts to only 4.7% of the total membership. On average, only 375 squash bookings are placed for the 9 squash courts each week. As a result, the courts remain unused for approximately 60% of the time that the facility is open. The gym is also undernsed.

3.4
There are a significant number of comparable facilities within the area. There are 5 facilities (4 private and 1 public) which between them have 14 squash courts available for hire within only 650m of the site. The four private facilities have indicated that overall, there is capacity for at least 500 new members to join.

3.5
The closure of the gym will not result in a shortage of squash courts within the immediate area, as the 400 members that use the squash courts will be able to re-locate to another private squash facility within the immediate vicinity, should they choose to do so. Alternatively, there are public facilities available at Finsbury Leisure Centre.

3.6
In addition, there are a number of alternative gyms in the immediate area including Holmes Place in the Barbican, Holmes Place in Bunhill Row and Champneys in City Point. A map of these facilities is contained

3.7
The current planning application proposals have arisen as a result of the needs of the Squash Club and will result in a modern office unit and much needed residential development. The design strategy that was adopted and the resultant proposals are outlined in more detail within Section 5.0

4.0 PLANNING POLICY

4.1
A summary of relevant national and local planning policy and guidance is set out below.

4.2 National

PPS] Creating Sustainable Communities (2005)

4.3
PPS1 encourages the creation of sustainable communities and promotes more efficient use of land through higher density, mixed use development. The document also encourages the use of suitable previously developed land and buildings, stating that ‘planning should seek actively to get vacant and underused previously developed land and buildings back into beneficial use.

4.4
The guidance sets out a number of key principles that should be applied to ensure that development plans and decisions taken on planning applications contribute to the delivery of sustainable development and these are summarised below:

(i)
Development plans should ensure that sustainable development is pursued in an integrated manner, in line with the principles for sustainable development.

(ii)
Development plans should contribute to global sustainability by addressing the causes and potential impacts of climate change -through policies which reduce energy use, reduce emissions (for example, by encouraging patterns of development which reduce the need to travel by private car, or reduce the impact of moving freight), promote the development of renewable energy resources, and take climate change impacts into account in the location and design of development.

(iii) A spatial planning approach should be at the heart of planning for sustainable development,.

(iv) Planning policies should promote high quality inclusive design in the layout of new developments and individual buildings in terms of function and impact, not just for the short term but over the lifetime of the development.

(v)
Development plans should contain clear, comprehensive and inclusive access policies - in terms of both location’ and external physical access.
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(vi) Community involvement is an essential element in delivering sustainable development and creating sustainable and safe communities.

PPG 3 Housing (2000)

4.5
PPG3 provides government guidance on the provision of housing and states that the housing needs of all in the community should be recognised, including those in need of affordable or special housing. The document states that in order to promote sustainable patterns of development, the focus for additional housing should be existing towns and cities and that new housing should be well designed and make a significant contribution to promoting urban renaissance and improving the quality of life.

4.6
Paragraph 16 of PPG3 states that decisions about the amount and types of affordable housing to be provided in individual proposals should reflect local housing need and individual site suitability and be a matter of agreement between the parties.

4.7
PPG3 states that the Government is committed to maximising the re-use of previously-developed land and empty properties and the conversion of non-residential buildings for housing, in order both to promote regeneration and minimise the amount of greenfield land being taken for development.

4.8
PPG3 states that the government is committed to maximising the reuse of previously developed land and that by 2008, 60% of additional housing should be built on previously developed land. The guidance states that Local Authorities should give priority to re-using previously-developed land within urban areas, bringing empty homes back into use and converting existing buildings, in preference to the development of greenfield sites.

4.9
Paragraph 30 of the document states that in identif~4ng sites to be allocated for housing within UDP’s, local planning authorities should follow a search sequence, starting with the re-use of previously developed land and buildings within urban areas identified by the urban capacity study, then urban extensions and finally new development around nodes in good public transport corridors. In addition, when deciding which sites to allocate, a number of additional criteria should be taken into account including:

-
availability of brownfield site

-
location and accessibility

-
capacity of infrastructure

-
ability to build communities and sustain local services and facilities

-
physical and environmental constrains
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4.10
PPG3 describes how local authorities should promote developments which combine a mix of land uses including housing. Such development should be encouraged by, amongst other things, encouraging more housing, (including affordable housing) in town centres and adopting flexible planning standards for car parking and density which facilitate such developments.

4.11
PPG3 describes how consideration of design and layout must be informed by the wider context including neighbouring buildings, the townscape and wider locality. The document states that local authorities should avoid developments which make inefficient use of land (those of less than 30 dwellings per hectare net), encourage housing development which makes more efficient use of land (30-50 dwellings per hectare net) and seeks greater intensity of development at places with good public transport accessibility.

PPG4 Industrial and Commercial Development and Small Firms (1992)

4.12
Paragraph 10 of the guidance describes how the locational needs of businesses should be taken into account in development plan policies, which offer the opportunity to;

(
Encourage new development in locations which minimise the length and number of trips, especially by motor vehicle;

(
Encourage new development in locations that can be served by more energy efficient modes of transport (this is particularly important in the case of offices.., likely to have large numbers of employees)

(
Discourage new development where it would be likely to add unacceptably to congestions;

(
Locate development requiring access mainly to local roads away from trunk roads, to avoid unnecessary congestion on roads designed for longer distance movement.

PPG]3 Transport (200])

4.13
Policy Guidance Note 13 sets out Government policy in relation to transport. Full details of the policies contained within this document is set out within the Traffic and Transport Impact Assessment, however a summary of the key relevant points is provided below for ease of reference.

4.14
The overall aims of PPG13 are to promote more sustainable travel choices; promote accessibility to jobs, shopping, leisure facilities and services by public transport, walking and cycling and to reduce the need to travel, especially by car.

4.15
. In order to deliver these objectives PPG13 states that, local authorities should, amongst other things;
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(
Accommodate housing principally within existing urban areas, planning for increased density of development for both housing and other uses at locations which are highly accessible by public transport, walking and cycling;

(
Ensure that development comprising jobs, shopping, leisure and services offers a realistic choice of access by public transport, walking and cycling; and

(
Give priority to people over ease of traffic movement and plan to provide more road space to pedestrians, cyclists and public transport in town centres, local neighbourhoods and other areas with a mixture of land uses.

4.16
The document describes how mixed use development can provide very significant benefits in terms of promoting vitality and diversity and in promoting walking as a primary mode of travel.

PPGA5: Planning and the Historic Environment

4.17
PPG1S states that the physical survivals of our past are to be valued and protected for their own sake.

4.18
Paragraph 2.14 advises that the design of new buildings intended to stand alongside historic buildings needs very careful consideration. New buildings should be carefully designed to respect their setting, follow fundamental architectural principles of scale, height, massing and alignment, and use appropriate materials. PPG 15 states that

‘This does not mean that new buildings have to copy their older neighbours in detail: some of the most interesting streets in our towns and villages include a variety of building styles, materials, and forms of construction, of many d~fferent periods, but together forming a harmonious group

4.19
PPG1S describes how special attention shall be paid to the desirability of preserving or enhancing the character or appearance of a conservation area.

Strategic

4.20
All applications for planning permission are determined in accordance with the development plan unless material considerations indicate otherwise.

4.21
Section 38 of Planning and Compulsory Purchase Act (2004) states that once a spatial strategy has been produced by the Mayor of London and adopted under the Greater London Authority Act (1999) the Development Plan for the purposes of any development within Greater London is:

a.
The spatial development strategy; and
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b.
The Development Plan documents that have been adopted in relation to that area (This would include, for instance, the relevant UDP or emerging Local Development Framework)

4.22

For the purposes of considering the site, the relevant development plan is


the London Plan (2004) and the Adopted Islington Unitary Development


Plan (2002).

Regional Planning Guidance (RPG)


London Plan

4.23
The London Plan was formally approved on 10 Febrnary 2004.

4.24

Chapter 2 of the London Plan sets out the Mayor’s overall strategy for


development within London. The Mayor places heavy emphasis on


encouraging sustainable development highlighting the following key


objectives:

(
optimising the use of previously developed land and vacant or underused buildings;

(
ensuring that development occurs in locations which are currently or are planned to be accessible by public transport;

(
ensuring that development occurs in locations which are accessible to town centers and local facilities;

(
ensuring that development takes account of the capacity of existing or planned infrastrncture;

(
taking account of the suitability of sites for mixed use development and the contribution the development might make to strengthening local communities.

4.25

The London Plan also identifies a series of spatial policies where planning


frameworks will be developed for areas of opportunity, intensification and


regeneration.

4.26

In relation to housing, Policy 3A.1 states that the Mayor will seek a


maximum provision of additional housing in London towards achieving


an output of 30,000 additional homes per year from all sources. The Plan


proposes a monitoring target of a minimum of 23,000 additional dwellings


per annum to 2006.

4.27

On a borough by borough basis, LB Islington has been set an additional


homes target for the period 1997 to 2016 of 18,070 dwellings. This


equates to 900 additional dwellings per annum. Policy 3A.7 states that the


Mayor’s strategic target for affordable housing provision across London is


50%. This target was set in response to the Panel report which considered


that a 50% target for affordable housing should be made up of housing


from all sources not just contributions from private sector housing


schemes. Policy 3A.7 states that the London wide objective of 70% social

(
housing and 30% intermediate provision would be sought.
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4.28
Policy 3A.8 states that boroughs should seek the maximum reasonable amount of affordable housing when negotiating on individual private residential and mixed use schemes whilst taking into consideration the individual circumstances of the site. The target should be applied flexibly, taking account of individual site costs, the availability of public subsidy and other scheme requirements.

4.29
The supporting text to the policy states that some sites will be unable to meet the overall 50% London wide affordable housing target. The Mayor wishes to encourage, not restrain residential development and boroughs should take a reasonable and flexible approach on a site by site basis.

4.30
The Plan recognises that in exceptional cases the borough and developer may consider that the required affordable housing should be provided off site.

4.31
The Plan recognises the importance of encouraging mixed use developments wherever appropriate and practical in order to create more successful, sustainable and balanced communities. Mixed use developments that propose an element of residential should also include an element of affordable housing to ensure an acceptable balance of uses within the development.

4.32
Policy 3C.2 seeks to match development with existing and proposed transport capacity. Policy 2A. 1 seeks to promote sustainable development by ensuring that development occurs in locations that are currently, or are planned to be, accessible by public transport, walking and cycling.

4.33
In seeking to maximise the useful potential of a site, the Mayor seeks to establish the site’s suitability for a range of densities dependent upon the site’s transport capacity. The density threshold set out in Table 4B. 1 of the London Plan relate to the location and level of public transport accessibility.

4.34
In relation to design, Policy 4B.3 states that the Mayor will ensure that development proposals achieve the highest possible intensity of use compatible with local context and with public transport capacity. The design principal set out in Policy 4B. 1 states that developments should maximise the potential of sites; create or enhance the public realm; provide or enhance a mix of uses; are accessible, usable and permeable for all users; and respect local context, character and communities.

4.35
Policy 4B.2 advises that the Mayor will seek to provide world class architecture, and the Plan regards good design as central to all its objectives.

4.36
As previously stated, proposals should seek to achieve highest possible intensity of use. A density matrix is set out within Table 4B. 1 and this indicates that the Mayor would expect the density of the development to

( be between 650 to 1,100 habitable rooms per hectare in locations such as the site that have a low level of car parking and are very accessible.
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4.37
The Mayor seeks to ensure that the design of new development reflects the Plan’s objective for sustainable development. The Mayor will seek to ensure that future developments meet the highest standards of sustainable design and construction with applications for strategic developments including a statement showing how sustainability principles will be met in terms of demolition, construction and long term management. The sustainability of development proposals will also be tested against the need to ensure they preserve and enhance local social, physical, cultural, historical and environmental characteristics. Policy 4B. 10 states that the Mayor will work with strategic partners to protect and enhance London’s historic environment.

4.38
The site is just located withinthe east London and Thames Gateway Sub Region that is identified for regeneration, although it lies in close proximity to the Central London Sub Region. The Bishopsgate/South Shoreditch is identified as an Opportunity area estimated to provide 16,000 new jobs and 800 new homes within the plan period. Policy SC.2 describes how, taking into account other policies, developments will be expected to maximise residential and non-residential densities and to contain mixed uses.

4.39
There are a number of strategic priorities for the East London area, including the following;

(
Identify capacity to accommodate new job and housing opportunities and appropriate mixed use development;

(
Maximise the number of additional homes, including affordable housing, by exceeding housing provision requirements set out in this plan, and secure mixed and balanced communities;

(
Promote and intensify retailing, services, employment, leisure and housing in town centres and opportunities for mixed use development

4.40
Within the Central London Sub Area, in close proximity to the site, the FarringdonlSmithfield area is identified as an Area for Intensification. Strategic objectives for the area include those set out above.

4.41
Policy 3D.5 of the London Plan describes how the Mayor will work with partners to promote and develop London’s sporting facilities, but does not specifically seek to retain existing private sporting facilities such as Lambs Club.

Local

Jslington UDE (adopted 2002)

4.42
The planning application site has been designated on the UDP Proposals Map as both an Archaeological Priority Area and a Special Policy Area.
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4.43
Proposals within archaeological priority areas that are likely to affect archaeological remains must be accompanied by an archaeological assessment of the scheme’s impact upon the archaeological heritage of the borough. As part of this, preliminary archaeological assessment using existing information, undertaken by an appropriately qualified individual or organisation, will be required in order to establish any impact of the scheme upon surviving monuments or remains. Additionally, a small scale fieldwork exercise may be necessary in order to determine the degree of actual archaeological survival on the site.

4.44
Where an archaeological assessment has demonstrated the survival of remains there is a presumption in favour of their preservation in-situ, with appropriate development layout and foundation design. It is then necessary to inform the Council of how this is to be achieved. If the preservation in-situ of any remains is not justified, the applicant is likely to be required through a Section 106 Agreement to mitigate the impact of the proposal by investigating, recording, analysing and publishing the results of further archaeological fieldwork.

4.45
The site lies within the Bunhill Special Policy Area. The Council wishes to retain a mix of land uses and the traditional character within this area. Proposals should ensure that new buildings and spaces positively enhance the traditional character of the area, improve street level vitality and avoid an over-domination of office use. Residential and local service uses are particularly encouraged.

4.46
New residential development is permitted providing the scale and type of provision is appropriate to the site, conforms to design standards, meets local housing needs and that there is no adverse effect upon the amenity of nearby occupiers.

4.47
The UDP describes how the density of development should reflect the urban design context, the building design, public transport accessibility, local service availability and residential amenity. Policy D3 sets out a number of criteria for the design of proposed developments, as follows;

‘The layout of buildings and spaces on a development site should be logically and ejficiently planned to ensure that access, functional, amenity and aesthetic requirements are met. In particular, new development should be designed to:

(
safeguard the daylight and sunlight to nearby property;

(
minimise disturbance to the occupants of adjoining buildings, and to respect their privacy;

(
provide adequate open space, and satisfactory aspect, daylight and sunlight to all parts of the development within the site,

(
( allow ease of access and use by all users;
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(
create a safe and secure environment;

(
avoid environmental nuisance;

(
include adequate refuse storage facilities which are well designed

in terms offunction and appearance,

(
maximise walking, cycling and public transport use,

(
avoid garages or car ports in advance of the building line’

4.48
Policy D4 states that proposals for new and altered buildings should acknowledge the most important elements of the urban context and create a positive and appropriate relationship with surrounding buildings and spaces. The policy advises that particular attention should be given to:

(
defining the public and private spaces through reinforcing building lines and encouraging appropriate infihling of gaps;

(
appropriate windows and window arrangements on buildings;

(
ensuring that the building relates to the street and/or waterside setting as appropriate by avoiding faceless walls and including entrances;

(
encouraging a mix of uses; and

(
ensuring all alterations and extensions are sympathetic to the building and its surroundings.

4.49
The Plan states that within this framework the Council will encourage architectural innovation and imaginative design solutions.

4.50
Policy D9 of the Plan states that the Council considers that Islington is an area where high buildings are inappropriate, and will oppose any proposals for such buildings. For the purpose of this policy a high building is defined as any structure higher than 30 metres above ground level.

4.51
Policy HiG describes how the Council wishes to ensure that new housing development provides accommodation of adequate size and layout and states that where possible, ensure that adequate play, amenity and garden space is provided. Developments should be sustainable and of a scale and form that respects its locality. Off-street refuse storage should also be provided;

4.52
Policy H12 states that the Council recognises that the density of new and converted residential development will vary significantly. In determining the appropriate density the Council will assess the following factors:

(
the urban design context;

(
the design of the building, which should be of a high quality;
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(
public transport accessibility;

(
the availability of local services and facilities;

(
the suitability of the accommodation for the prospective occupier and the necessary management arrangements;

(
impact on residential amenity.

4.53
The Council’s minimum density standard is 200 habitable rooms per hectare (hrh). Subject to the factors listed above, the normal maximum density will be 450 hrh in Central London. Where higher densities are proposed the Council may require the preparation of a detailed ‘impact statement’, and in the light of this may seek appropriate S106 agreements.

4.54
Policy H20 requires that within proposals for new housing development, units with ground floor access and all dwellings accessible by lift are built to Lifetime Homes standards. Where wheelchair housing is provided, units should meet relevant standards of the Housing Corporation and be sufficient to meet the needs of long term wheelchair users with very limited mobility.

4.55
The UDP states that unless the site is unsuitable, all residential schemes should include a mix of accommodation, suitable for small households and families. Sites exceeding 0.2 hectares will normally be expected to include a larger variety of units, including both small and large family accommodation. The Council will ensure that developments of 15 or more units will include 25% affordable housing.

4.56
The Council will permit office development unless it is not served well by public transport, involves the loss of land suitable for residential use, incurs a loss of land or buildings in community or residential use or lies in conflict with conservation or economic regeneration policies. Non-B 1 (Business) uses in class B 1 schemes will be required to be incorporated where the B 1 floor space is increased by at least 2000sq m and where the failure to incorporate appropriate non B 1 uses would have a significant detrimental effect on the character, vitality or diversity of the area.

4.57
Conservation areas and listed buildings are protected by a raft of policies. The Council seeks to preserve and enhance the special character and appearance of each conservation area. Within conservation areas with an industrial or commercial character, such as the Chiswell Street Conservation Area, which lies adjacent to the proposal site, the Council will encourage a mix of uses, and may require the maintenance of such uses where they exist at ground floor level. The Council will pay special attention to ensure that the design and materials of any new development is of a high standard and conforms to the existing buildings and spaces within the conservation area. As a result, outline planning permissions will not normally be granted in conservation areas. The Council will also seek to improve the quality of conservation areas’ paving, street furniture and open spaces and retain traditional paving and street furniture.
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4.58
The Council will seek to ensure that works or changes of use to statutory listed buildings do not adversely affect their character or appearance and that their setting is protected or enhanced. The rehabilitation and repair of neglected or decaying buildings on the statutory list and the protection of locally listed buildings is also promoted.

4.59
Policy T23 of the UDP states that the Council will encourage an increase in the number of car free areas in the borough, including car free housing in locations:

(
Which are accessible by public transport

(
Where there is a range of local amenities

(
Within parking policy areas A or B and/or within a CPZ

4.60
All of these criteria are applicable to the planning application site.

4.61
There are no policies within the Development Plan that specifically seek to protect private sports facilities. Policies Ri 8 and STi 8 of the Adopted Islington UDP (2002) advise that the Council will seek to ensure that sufficient attractive and varied indoor facilities are available to a wide cross-section of the population. These policies do not seek to retain existing private sports facilities and in any event, there are a number of comparable facilities available within this area, as illustrated within Appendix 4.

4.62
Policy R18 of the Adopted UDP advises that the Council may seek agreements with private sector developers to provide suitably located sports facilities, but does not protect existing facilities.

Supplementary Planning Guidance

Lifetime Homes and Wheelchair Users Housing (Approved June 2000)

4.63
This SPG describes the 16 basic criteria that Lifetime Homes must meet, including the detailed standards that should be applied to Lifetime Homes including the width of doors, halls and corridors, glazing etc.

Car Free Housing (Approved May 2001)

4.64
This document describes how car free schemes should provide attractive pedestrian/cycle routes and secure cycle parking. The Council anticipates that some or all of the benefits of not providing for vehicles will be passed on to future occupiers through, for example, better internal space standards or more amenity space.

4.65
Details of the management of car free schemes is provided, including the need for developers to undertake a legal agreement with the Council
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confirming that the development will be car free. The SPG describes how people with disabilities may be eligible for a parking permit.

Affordable Housing (Approved April 2003)

4.66
This SPG describes how the proportion of affordable housing that will be sought within proposals for 15 dwellings or more is 35%. Of this percentage, 25% should be social rented and a further 10% should be intermediate housing. The precise amount of affordable housing will be calculated as a percentage of the total number of habitable rooms contained in the scheme.

4.67
However, the SPG describes how a flexible approach will be taken by the Council in assessing the appropriate amount and exact mix of social rented and intermediate housing within the overall 35% requirement. The stated 25:10% split is for guidance purposes only. The decision will be based on the nature of the facilitating development, the location and characteristics of the development site, the aggregate value of other section 106 requirements connected with the application and the level of public subsidy required.

5.0
THE PLANNING APPLICATION PROPOSALS

Proposed Development

This section provides a description of the proposed development. Please note that full details of the proposed changes to the building are contained within the plans submitted as part of the applications and also the following supporting documents which should be read in conjunction with this report.

	Design Statement
	John McAslan and Partners

	Archaeological desk based assessment
	MoLAS

	Construction Methodology
	Waterman Group

	Daylight and Sunlight Assessment
	Gordon Ingram Associates

	Noise Assessment
	Waterman Group

	Townscape Assessment
	Richard Coleman Consultancy

	Sustainability Assessment
	DP9 with input from other consultants



5.2
The proposed development has been


discussions with Planning Officers at LB

the subject of pre-application Islington.

Strategy

The proposals have been designed to satisfy a number of key objectives, as follows;

-
Produce a building of high architectural quality that will respect the setting of the nearby listed building and Conservation Areas;

-
Produce a building with active ground floor frontages that is attractive to pedestrians and will improve the streetscene;

-
Provide well designed residential properties including affordable housing with private and shared amenity space where possible; and

-
Take advantage of the proximity of the site to good public transport links by maximising the potential for development.

The Proposed Development

The proposals involve the demolition and redevelopment of the existing Lambs Squash Club. The existing building is of poor architectural quality and detracts from the appearance of the area. The club is a private leisure facility that is poorly used and is due to be closed. There are no policies within the development Plan that seek to protect such facilities and the principle of the proposed re-use of an under-used urban brownfield site for a mix of uses including housing is in accordance with the key aims of national, regional and local planning policies.

5.5
The proposals involve the comprehensive redevelopment of the site to provide private and affordable residential units with offices on the ground floor. The development will rise to ground plus seven storeys, with the seventh floor being set back so that it is only partly visible from street level. The proposals will provide 87 residential units and 564 sq.m. (gross external) of commercial floorspace.

5.6
A detailed description of each element of the proposed development is set out below. For a more detailed overview of the design concept of the proposals, please refer to the Design Statement prepared by John McAslan and Partners.

Design Principles

5.7
The Design Statement identifies the opportunity to design a building which would bring life and vitality to the site, in order to improve the urban realm, commenting that;

‘The building was therefore conceived to achieve a high degree of sympathy with its surroundings by taking scale, mass and heights into careful consideration, whilst enhancing them with an animated, warm, highly detailed and well-mannered edifice’

5.8
However, the Design Statement also acknowledges that there are a number of constraints to the redevelopment of the site that must be respected. These include the need to ensure that the proposals do not impact upon the daylight and sunlight received by surrounding buildings and also the need to ensure that the massing of the proposals respects the adjacent conservation area and listed buildings.

5.9
The document acknowledges that the setting of Sundial Court, in particular, will need to be respected and therefore the proposals have been designed in order that they are not visible from within the Court. Progressive set-backs have been incorporated within the design of the building as it rises in order to ensure that this is the case.

5.10
The main fa9ade of the building has also been carefully designed to enhance the enviroument along Lambs Passage, as follows;

‘The long East elevation is effectively broken down into three distinct bodies, with marked setbacks to dissipate any potential ‘canyon effect’ on the narrow Lamb’s Passage. The height of it is to match the ~shoulder’ of the Slaughter and May building opposite. The seventh storey is retreated away from the main line of the elevation. The elevation thus reads as a combination of smaller edifices, more sympathetic and in proportion with the width of the street.... The main proportion of the ground floor elevation is glazed~ offering an animated facade full of l~fe at pedestrian level, as well as a well-lit shallow undercrofi that can provide weather protection. Two glazed canopies mark the entrances to the commercial unit’

In addition, the southern elevation of the building is set back from the street, providing a courtyard that will widen the passage and provide an area of amenity. The access to some of the residential accommodation will be provided off this courtyard, alongside screened refuse storage and cycle storage.

The Design Statement describes how the elevational materials are from a ‘light and warm palette’ including beige cast masonry cladding, floor to ceiling timber panelled inserts and full height slim line aluminium windows. Furthermore, the set-back seventh floor has been designed to incorporate ‘roof-top’ feature boxes that are clad in zinc.

Residential

The proposals would result in the development of 87 residential apartments, including 24 affordable housing units. Details of the private and affordable apartments is set out in Table 1 below;

Table 1: Residential Development

	
	Private
	Affordable

	
	Units
	Units

	Studios
	23
	0

	1 Bedroom flat
	23
	10

	2 Bedroom flat
	17
	5

	3 bedroom flat
	0
	9

	Total
	63 (121 habitable rooms)
	24 (67 habitable rooms)


Offices

The proposals incorporate 564sq.m. (gross) of offices (Bi) on the ground floor of the development. A separate entrance for the offices is provided off Lambs Passage. The modern office unit that is proposed would provide an attractive premises for a local business and the provision of a mix of residential and office uses at this location accords with UDP policies that promote mixed use developments in the area.

Access and Servicing

5.15
The site has excellent links to public transport facilities, being located only 500 metres from Moorgate underground and mainline railway station which is served by four underground lines. Barbican underground station is also within walking distance (approximately 520m away) and there are also a number of frequent bus routes located in close proximity of the site.

5.16
As the site is highly accessible, it is proposed that the development is car free and therefore no car parking spaces are proposed, in accordance with policies in the UDP which encourage car free schemes in such locations.

5.17
110 cycle parking spaces are provided, (1 .15 spaces per unit) within secure cycle parking areas in the ground floor and basement of the building. This meets the standards set out within the Islington UDP.

5.18
Any limited servicing that is required for the small office and residential units will be provided on-street.

6.0 EVALUATION

6.1
This section provides an evaluation of the proposals to redevelop the site against the national and local planning policy and guidance set out within section 4.0. A full analysis of the proposals against relevant planning policy is set out below:​Land Use

6.2
The planning application proposes a mixed use residential and office development on a brownfield site and therefore fully accords with some of the key aims of PPG1. At a local level, the site lies within the Bunhill Special Policy Area where the Council seeks to retain a mix of land uses. Residential and local service uses such as offices are particularly encouraged.

6.3
The planning application site is a highly accessible, previously developed urban site within the central London area. As such, national, regional and local planning policy guidance all encourage the principle of residential development on the site. Furthermore, PPG3 describes how local planning authorities should actively encourage the development of such sites through the adoption of flexible planning standards for car parking and density.

6.4
The existing gym and fitness club located on the site is a private leisure facility that is poorly used and has a declining membership. Only a small proportion (4.7%) of the existing members of the facility live in Islington and there are a substantial number of alternative squash and leisure facilities within the area immediately surrounding the site. Furthermore, the existing operator has already offered to transfer memberships to other Fitness Exchange or associate club within the area at no additional cost.

6.5
There are no planning policies within the Development Plan that specifically seek to retain private health facilities of this nature.

6.6
The decision notice for the previous refusal of planning permission on the site referred to Policies Ri 8 and STi 8 of the Adopted Islington UDP (2002) and Policy 3D.5 of the London Plan. In summary these policies advise that;

(
the Council will seek to ensure that sufficient attractive and varied indoor facilities are available to a wide cross-section of the population.

(
the Council may seek agreements with private sector developers to provide suitably located sports facilities

(
the Mayor will work with partners to promote and develop London’s sporting facilities
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6.7
The policies do not, therefore, seek to retain existing private sports facilities such as Lambs Club and in any event, it has been demonstrated there are a number of alternative facilities available within the area.

6.8
Overall, therefore, the principle of mixed use residential and office development on the site fully accords with the national aim to provide additional housing, but also the local planning authority’s aims for redevelopment within the local Bunhill area.

Housing

6.9
The private housing includes a range of studio, one and two bedroom accommodation. Following discussions with Officers, larger 3 bedroom units have not been included due to the central location of the site which is not well suited for family accommodation, particularly in comparison to the majority of the remainder of the Borough.

6.10
35% of the housing will be affordable when calculated by habitable room. This exceeds the 25% required for large residential developments within the UDP and accords with the 35% sought by the Council’s Affordable Housing SPG.

6.11
In preparing the design for the affordable housing, the applicant employed a specialist affordable housing consultant and held verbal discussions with the LB Jslington Housing Department and also the Planning Officers specialising in section 106 Agreements. The views of three Registered Social Landlords (RSL) active in the Borough were also sought. The applicant is currently in discussion with one of these RSL’s with a view to adopting the landlord as a partner in the development and a preliminary offer has been made by the RSL to this effect.

6.12
A range of unit sizes has been incorporated within the social rented accommodation that is proposed, from 1 to 2 bed flats through to 3 bed 4 person flats. The proposals have, however, had regard to the unsuitability of the site for a high proportion of family accommodation (due to its very central location and the lack of opportunity to provide external amenity space) and provide a suitable mix accordingly.

6.13
The scheme meets the essential requirements of the Housing Corporation’s Scheme Development Standards. In addition, the affordable housing meets Lifetime Homes criteria and the applicant will endeavour to comply in full during the detailed design stage. Three wheelchair accessible units are also included within the proposals. These units do not have dedicated car parking spaces due to the constraints of the site and the fact that the development is car free, however there is potential for a future disabled owner to apply for an on-street car parking permit.
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Design and Massing

6.14
The Design Statement describes how the proposed new buildings represent an appropriate design solution which is of a scale, massing and height that is appropriate to the surrounding area.

6.15
The proposals do not exceed 30m in height, therefore they are not considered to be a ‘tall building’ as set out within the Jslington UDP. The Design Statement demonstrates that the proposals have been carefully designed to respect the urban context of the site (including nearby listed buildings and Conservation Areas) whilst maximising the development potential of the site, as encouraged by the London Plan

6.16
A detailed assessment of the visual impact of the proposals, including in relation to the adjacent listed building and Conservation Areas is set out within the Townscape Assessment, prepared by Richard Coleman.

6.17
The report analyses the current urban condition of Sundial Court and concludes that;

‘Sundial Court does not have a significant skyline. It is in fact of little visual interest being simply horizontal and featureless. In a number of places looking north from Chiswell Street, it receives elements of backdrop from a number of buildings, including Slaughter and May..’.

6.18
When considering the impact of then proposals within views of the listed building from Chiswell Street, the report describes how the building is only ‘marginally revealed’ from this location and comments that;

‘Overall, this is an acceptable impact when considered in relation to the general setting of the brewery buildings in the heart of the city. It does not detract from the setting of the listed building. Furthermore, this is the only instance in which it will be visible, there being very many instances where it is not’

6.19
The report goes on to describe the architecture of the proposed building, stating that John McAslan and Partners is ... . world renowned for the quality of its architecture’ and advising that ‘the development proposal indicates a building of similarly high quality architecture and which will be sensitive to its environment’. In relation to the impact of the proposals upon views along Lambs Passage, the report comments that;

‘The proposed development provides a suitable sense of enclosure to the street and a sense of character. The recesses and timber panels within the proposed building provides a richness of surface textures and a more human scale which will enhance the street experience’

6.20
The report concludes that the ... .juxtaposition of the development to the listed Sundial Court and to the two conservation areas which largely form

(
its setting, is acceptable’.
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Density

6.21
As mentioned above the proposals would result in the development of 87 residential apartments (188 habitable rooms). The UDP advises that the normal maximum density for residential developments within Central London is 450 hrh. however the Council recognises that the density of new and converted residential development will vary significantly and will determine the appropriate density of proposals with the aid of a number of site specific factors such as the urban design context, design of the building, which should be of a high quality, public transport accessibility and impact on residential amenity.

6.22
The London Plan (which is also part of the Development Plan) advises that the Mayor would expect the density of the development to be between 650 to 1,100 habitable rooms per hectare in locations such as the site that have a low level of car parking and are very accessible.

6.23
The proposals would result in 940 habitable rooms per hectare, which lies within the residential density range set out within the London Plan. Given the high quality and good design of the proposed development as well as the highiy accessible location of the site, the proposals maximise the development potential of the site, whilst respecting the urban context and surrounding uses, resulting in a proposal of an appropriate massing and density.

6.24
Overall, therefore the development has been carefully designed to take into account the surrounding townscape and mitigate against potential impacts on surrounding uses, particularly local residential properties, whilst maximising the development potential of the site, in accordance with key planning policies.

Amenity Space

6.25
Due to the location and context of the site, there are limited opportunities for the provision of amenity space within the development.

6.26
However, the proposals have also been carefully designed to incorporate public, private and shared amenity space within the scheme, including widening the Lambs Passage pavement and the opening up of the courtyard to the south of the site to the public.

6.27
In addition, the affordable ground floor wheelchair unit will have its own private garden space amounting to 44sq.m. In addition, 6 of the other residential units have private terrace areas ranging from 1 2sq.m. -~ 133sq.m. in size.

6.28
In addition to the above, the site is located within easy walking distance of

(
the Finsbury Square area of open space.
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Public Realm

6.29
The proposals also include a number of measures to enhance the public realm along Lambs Passage. It is proposed that the ground floor of the building is set back in order to widen the western pavement along Lambs Passage which together with the provision of an active ground level frontage will significantly enhance the street.

6.30
In addition, the building is set back within the south east corner of the site as with the existing building, in order to provide a paved area of public space that could incorporate a seating area.

Sustainability

6.31
The Design Statement describes how the proposals have been developed to accord with the key principles of sustainable development. The residential units are likely to achieve an Ecohomes rating for all aspects of the development including a ‘very good’ rating for the affordable housing. The proposals incorporate space for full refuse recycling facilities.

6.32
In addition, the proposals exceed the building regulation requirements for external skin insulation, avoid the use of electric heating and have been designed to control and maximise benefit from sunlight and daylight.

6.33
A Sustainability Assessment has been submitted in support of the proposals which provides further details regarding the sustainable credentials of the scheme.

Environmental Issues

6.34
The proposed uses and development (including necessary plant) have been carefully designed to minimise any potential impact on existing and future residents within the site and surrounding area. For example, following discussions with Planning Officers, apartments located on the first, second and third floors of the development have been designed to be dual aspect, thereby maximising the outlook and amenity of flats within the lower levels of the development.

6.35
In order to demonstrate all of the proposed residential units will provide a good quality residential environment for future occupiers and will not result in a detrimental impact on surrounding uses as is required by UDP policies and Policy D3 in particular, a number of detailed technical assessments have been undertaken.

6.36
The Noise Assessment submitted in support of the application confirms that the environment created by the proposed development for future residents will be acceptable, when assessed against national planning policy guidance. The report confirms that plant to be used within the development will be of a certain specification in order to maintain

(
acceptable noise levels.
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6.37
An assessment of the sunlight and daylight implication of the proposals both on adjacent properties and also within the proposed residential units has been undertaken by Gordon Ingram Associates, in accordance with BRE guidelines. The report advises that:

‘It is clear that the development of the height and mass proposed will not give rise to any material or noticeable loss of daylight and sunlight to existing residential properties around this site and in that respect the BRE guidelines have been closely and carefully adhered to’

6.38
Overall, the high quality of the proposed design and the technical assessments set out above demonstrate that all of the residential units within the development will provide a good quality residential environment for future occupiers and will not result in any unacceptable impact upon surrounding uses, in line with relevant planning policies.

Transport and Servicing

6.39
Given the highly accessible location of the site, the development will ‘car free’ therefore no car parking spaces are proposed. The applicant is willing to enter into a section 106 agreement with the Council to this effect.

6.40
Secure cycle parking spaces for the use of future residents will be provided, in accordance with standards set out within the UDP. Refuse storage areas for future residents are also provided within the ground floor of the development.

Archaeology

6.41
The site is located within an Archaeological Priority Area and therefore an Archaeological Assessment of the proposals has been undertaken by MoLAS and submitted as part of the application. In summary, the report advises that the present building is likely to have removed most the archaeological remains on the site but pockets of stratified remains may exist.

6.42
The report goes onto describe how the principal impact of the proposed works will involve the removal of surviving archaeological deposits and features as a result of the removal obstructions in preparation for new piles. The precise extent of this impact is not quantifiable as the present survival is not yet determined. There is also the additional impact of a new basement that will extend to the south of the area of the current basement.

6.43
The report concludes that further investigation (e.g. field evaluation) may be necessary to determine the exact nature and depth of such deposits. This evaluation could take place at the same time as future geotechnical investigations undertaken by the developer. A condition may be attached to any permission to this effect.
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7.0
CONCLUSIONS

7.1
The proposals have been carefully designed to represent the optimum solution for the development of the site which both recognises the need to respect the setting of the adjacent listed building and character of the nearby Conservation Areas and enhance the pedestrian experience along Lams Passage, but also to maximise the potential of this highly accessible site with appropriate uses.

7.2
The proposed redevelopment of a brownfield site and mixture of office and residential uses that is proposed fully accord with national and development plan policies which acknowledge the need for modern office floorspace within central London and also private and affordable housing to contribute towards the national need for additional homes.

7.3
In conclusion, the planning application proposes a comprehensive mixed use development that will result in a high quality, sustainable development that respects the setting of the listed building and Conservation Area and will improve the streetscene. The proposed development accords with the key aims of national and local planning policy and as such we request that planning permission is granted.
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Appendix 3

Lamb’s Club and Other Comparable Facilities in the Surrounding Area

Lambs Club

The existing building on the site is currently used by Lambs Squash Club, a private health and fitness club operated by Fitness Exchange.

The club has been operating at a financial loss, to the extent that in 2004 the club’s bankers would have foreclosed on its loans unless the club underwent financial restructuring. As a result, the club was obliged to refinance the facility by selling the building and leasing the property back from the new owners at a market rent which adds to the overheads of the business.

Despite selling the building, the club still operates at a loss. The continuation of the club?s operation in recent years is entirely due to the dedication of Mike Corby to the sport of squash but the financial reality is that the club cannot be operated in its current form at a profit.

The facility is not eligible for any government grants or subsidies, therefore it must rely solely on the revenue generated by the subscription of its members, which is declining (see below). Irrespective of whether or not the site is redeveloped, the club only has a short term (3 year lease with 2 years remaining) lease, on which outstanding loans are secured. The existing operators have advised that the club is highly unlikely to be able to renew this lease due to the financial circumstances.

Existing Facility:

The club has a number of facilities including a gym, fitness/aerobics studio, 9 squash courts including 3 courts with viewing areas, physiotherapy room, sunbed room, changing rooms, bar (for members only), small restaurant, sauna, plunge pool and steam rooms.

The facility is currently in a poor state of repair and would require considerable investment to bring it into a more competitive state namely:

a)
the roof needs replacing,

b)
the squash courts need refurbishing;

c)
the changing rooms need updating,

d)
the gym needs to be relocated to the ground floor,

e)
the lift requires replacement.

I)
there is pressure for the facility to comply with DDA standards of accessibility

Whilst detailed surveys and cost estimates have not been prepared, it is estimated that it would cost at least £1 million in order to refurbish the existing facility in order to allow it to compete in any way with alternative facilities within the local area, such as Holmes Place on Bunhill Row. In practice however, it would not be possible to convert the existing building into the kind of health and fitness facility that is now in demand.

The membership fee for the facility is £545 per annum. However, the operator has indicated that this fee would have to rise significantly for the site to make a profit and to justify any significant works that are required to the building. The facilities are not open to general members of the public and only members can use the facilities, although a guest can accompany a member for a fee of £10.

The capacity of the club is approximately 3,000 members, however the increase in the number of more modern gym facilities within the immediate area has resulted in a gradual but significant decline in membership numbers from 2,000 in early 2002 to only 1,243 in April 2005. This is illustrated in Chart 1 below. For the reasons given in this statement, it seems unlikely that this decline in membership will be easily reversed.

Only a small proportion of themembers of the gym live within the local area. For example, of the 1,243 existing members of the club, only 59 live within the London Borough of Islington, which amounts to only 4.7% of the total membership.

The facility remains open for business and has continued to offer memberships to the public, despite the redevelopment proposals for the site. Nevertheless, in the period January July 2005, the number of members using the club per day on average has declined from 330 to only 275. This is illustrated in the chart below.

Currently, approximately 400 (32%) of the existing members are known to use the

squash courts. There are no separate membership arrangements that allow for the use of the squash courts only, therefore the exact number is not known. The squash courts within the facility are generally used between 12.30 pm and 2.00 pm and 6pm and

8pm each day. At other times of the day the courts are rarely used. On average, only

375 squash bookings are placed for the 9 squash courts each week. As a result, the courts remain unused for approximately 60% of the time that the facility is open.

Currently, the club holds one private tournament a year. This is an all male and

invitation only event. There are two squash tournament venues within London, which are Wimbledon Racquets and Fitness Club and the Southbank Squash Club.

The decline in the use and viability of the squash courts is likely to be associated with the overall decline in the popularity of squash. For example, in 1983/84 research showed that 7% (or 3 million) of the adult population were squash players, however by 1998 that figure had declined to just 2.7% (1.25 million) (TGI from British Market Research Bureau international).

Furthermore, research in relation to sport and younger people contained within the

Sport England report entitled ‘A Survey of Young People and PE Teachers, 1994-

2002’ states that;

‘There has also been a decrease in the proportion of young people who are playing squash at least once in lessons. However, the overall numbers of young people playing squash are low in any year (in 1994 60o and in 2002 20o)’.

Alternative Facilities

There are a significant number of gym and squash facilities within the area. A number of these are brand new premises offering the highest standards of leisure andsports facilities for example Holmes Place at Bunhill Row and Champneys at City Point.

A table outlining alternative fitness facilities within the area and a plan showing their location is attached. This indicates that there are 5 facilities (4 private and 1 public) which between them have 14 squash courts available for hire within only 650m of the site. The four private facilities have indicated that overall, there is capacity for at least 500 new members to join. Letters from a number of clubs which confirm that they have capacity for new members are attached.

As a result, the closure of Lambs will not result in a shortage of squash courts within the immediate area, as the 400 members that use the squash courts will be able to re​locate to another private squash facility within the immediate vicinity, should they choose to do so. Alternatively, there are public facilities available at Finsbury Leisure Centre.

In terms of general health and fitness facilities, there are a wide range of gym and sports centres within the surrounding area, as indicated on the attached plan. It is not anticipated that there will be any shortage of this kind of facility as a result of the proposed development.

In addition to the above, Fitness Exchange members have been advised that on closure of Lambs Health and Fitness Club, they will be given the option to transfer their membership to another Fitness Exchange or associate club, at no additional charge.

Conclusions

The club is a private leisure facility that is losing money and has a declining membership. Only a small proportion (4.7%) of the existing members of the facility live in Islington and there are a substantial number of alternative squash and leisure facilities within the area immediately surrounding the site. Furthermore, the existing operator has already offered to transfer memberships to other Fitness Exchange or associate clubs within the area at no additional cost.
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