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1.0 Introduction
1.1 Purpose and Scope of the Report

Purpose

This Design and Access Statement has been prepared 
by Allford Hall Monaghan Morris Architects, in support 
of the planning application for the development of 1 
Torrens Street Site and associated landscaping and 
public realm works.

Scope

This report responds to the requirements of the Town 
and Country Planning (Development Management 
Procedure) (England) Order 2010 - which states that 
planning applications, with some exceptions, are to be 
accompanied by a Design and Access Statement that 
explains the design principles that have been applied 
to the development and illustrates how issues of 
access have been dealt with.

A number of elements of the design, including 
particulars of the external lighting and landscaping will 
be finalised at the detailed design stage and, therefore, 
will be either the subject of planning conditions to be 
agreed with London Borough of Islington or are not 
considered to be planning-related matters. Similarly, 
those illustrations of works around the London 
Underground Station are subject to ongoing dialogue 
with and agreement of London Underground and its 
stakeholders. Where these details are shown within 
the Design and Access Statement, they are included 
for illustrative purposes only.

The structure and content of this report is designed to:

• Provide a review of the site’s immediate and 
wider context in terms of its physical, social and 
economic characteristics and relevant planning 
policy and guidance.

• Provide an analysis of the existing building and its 
characteristics, and the benefits of the retention 
of the majority of the existing building’s structural 
frame

• Explain and illustrate the design principles in 
terms of the development’s layout, density, scale, 
landscape and visual appearance, and explain how 
future users of the site will be able to access the 
development from the existing transport network 
and why the main access points to the site and the 
layout of access routes have been chosen.

• Explain how consultation with different bodies has 
influenced the design process.

Supporting Documents

This Design and Access Statement is intended to 
be read in conjunction with the application drawings 
and associated consultant documents which form 
part of the application submission. For a full list of 
the drawings and documents which form part of the 
application please refer to the Planning Statement.

Note: 
Unless specifically noted, all images and sketches are 
for illustrative purposes and are not verified views.
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1.0 Introduction
1.2 The Applicant - Tishman Speyer

Tishman Speyer is a leading owner, developer, 
operator and fund manager of first-class real estate 
around the world. Founded in 1978, Tishman Speyer 
is active across the United States, Europe, Latin 
America, and Asia, and many of the world’s most 
prestigious corporations rely on Tishman Speyer to 
meet their space needs. Since Tishman Speyer’s 
inception in 1978, we have acquired, developed and 
operated 484 assets totalling over 219 million square 
feet, assembling a portfolio in excess of US $121 
billion in total value across the United States, Europe, 
Latin America, India and China. We serve the space 
needs of over 1,650 tenants worldwide.  

Tishman Speyer has extensive experience 
redeveloping historically significant sites, and we 
understand the importance of balancing a building’s 
heritage with the practical needs of its modern 
tenants.

We offer unparalleled tenant services that go beyond 
the traditional. ZO., our all-inclusive tenant amenities 
programme, is just one demonstration of our 
commitment to creating happier, more productive 
workplaces. 

Tishman Speyer have a commitment to leading 
the way in energy conservation measures, water 
reduction, waste diversion and efficient operations, 
serving the environment while driving down operating 
costs.

The Rockefeller Center, New YorkThe Wheeler, Downtown BrooklynVerde, Victoria - London

Smithson Plaza, London

ZO by TS - Wellness & Lifestyle Services

Studio by TS - Flexible workspace
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1.0 Introduction
1.3 The Project Team 

Allford Hall Monaghan Morris 

Allford Hall Monaghan Morris makes buildings that are 
satisfying and enjoyable to use, beautiful to look at and 
easy to understand. We design very different buildings 
for very different people to use in very different ways. 
We believe in making places as well as buildings, that 
work over time and have lasting qualities intrinsic to 
their architecture.

For us, a project begins with a strategy, not a design 
solution. This strategy arises from understanding the 
fundamental drivers of a brief and the parameters, 
problems and opportunities it represents. It includes 
a  richer definition of context as political, economic 
or social as well as architectural. We search for the  
chances to create good architecture in every site, 
budget and programme. And whilst this might involve 
a complexity of thought, it yields a simple, legible 
proposal that can flex in response to change but still 
remain true to the core of the brief. Only then does a 
design idea emerge, an idea that will be robust enough 
to survive the pressures that can be expected on the 
way to the finished building. Its execution may involve 
us drawing on previous projects, but always testing 
against the overall framework for the new.

We pursue a pragmatic, analytical and open working
method that produces responsive, intelligent 
architecture. This clarity with which we work facilitates 
discussion between all parties, including clients, users, 
communities, planners and contractors, and results 
in an aesthetic approach that is clear and logical. We 
innovate because we know that innovation is as much 
about  finding simpler ways of doing things better as it 
is about finding new things to do.

For over twenty years, this way of seeing has allowed 
us to make architecture which resonates with 
clients, users and critics and responds to changing  
construction techniques. We design houses and 
housing, schools and sports buildings, exhibition 
spaces and offices and healthcare facilities, as well as 
the odd bus station and art gallery; interestingly, we 
are now building hybrids of many of the above.

Angel Building

use:   Office / Retail 
type:   Reuse + Refurbishment of existing building
client:  Derwent London plc
completion:  2007
location:  London Borough of Islington, London 
size:   355,300 sq.ft

207 Old Street

use:   Office / Retail 
type:   New Build / Reuse of existing buildings
client:   Helical Bar and Crosstree Real Estate Partners
completion:  2016
location:  London Borough of Islington, London 
size:   220,000 sq.ft

Our work is also international, with overseas
projects currently underway in Amsterdam, Ghana
and Oklahoma City that feature commercial, retail,
residential, amenity and educational elements.

We are part of a team, but most importantly we enjoy
working with anybody who shares our belief that
architecture can make a positive, inspirational but
never overbearing contribution to the world around us.

A selection of our completed projects in the context 
of the application site are illustrated on this page and 
overleaf. 
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White Collar Factory

use:   Office / Retail
type:   New Build 
client:   Derwent London plc
completion:  2017
location:  London Borough of Islington, London 
size:   228,000 sq.ft

119 Farringdon Road (The Ray)

use:   Office / Retail
type:   New Build 
client:   Vidris Real Estate Services
completion:  2018
location:  London Borough of Islington, London 
size:   100,000 sq.ft

Tea Building

use:   Office / Retail
type:   Refurbishment + Reuse of existing buildings
client:   Derwent London plc
completion:  2004, 2010, 2021
location:  London Borough of Hackney, London 
size:   271,200 sq.ft

Morelands

use:   Office / Retail
type:   Refurbishment + Reuse of existing buildings
client:   Derwent London plc
completion:  1999, 2014, 2018 
location:  London Borough of Islington, London 
size:   88,700 sq.ft

1.3 The Project Team 



21085 - 1 Torrens Street - Design and Access Statement1212

ARCHITECTAPPLICANT

COST
CONSULTANT

DAYLIGHT / SUNLIGHT
ADVISOR

PLANNING
ADVISOR

PROJECT 
MANAGER

TRANSPORT / 
LOGISTICS

SUSTAINABILITY & 
SERVICES DESIGN

STRUCTURAL DESIGNENVIRONMENTAL
CONSULTING

ACCESSIBLE DESIGN
ADVISOR

FIRE 
ENGINEERING

LANDSCAPE 
DESIGN

EXTERNAL LIGHTING 
DESIGN

HERITAGE & TOWNSCAPE 
ADVISOR

1.0 Introduction
1.3 The Project Team 

The Applicant has assembled a professional 
development team with extensive experience of 
delivering exemplar office space within the Greater 
London area.

AHMM in collaboration with the following team has 
developed the design and supporting material for this 
planning application.

The Project Team consists of:

• Applicant - TS Angel Square Limited

• Architect - Allford Hall Monaghan Morris

• Project Manager - Turner & Townsend

• Planning Consultant - DP9

• Heritage & Townscape Advisor - The Townscape 

Consultancy

• Environmental Impact Assessment - Trium

• Landscape Architect - Applied Landscape Design

• Structural / Civil Engineer - AKT-II

• MEPH / Vertical Transport Consultant - 

ChampanBDSP

• Cost Consultant - CoreFive

• Fire Engineer - OFR

• Sustainability Advisor - ChampanBDSP

• Transport Consultant - Steer

• Daylight / Sunlight Advisor - Point2

• Acoustician - Sandy Brown

• Accessibility Consultant -  All Clear 

• External Lighting Design - Speirs Major
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1.0 Introduction
1.4 Introduction to the Proposed Development

Project Description

The application is for full planning permission for 
the partial demolition of the existing building and 
construction of two new floors to provide office 
floorspace (Use Class E), retail floorspace (Use Class 
E), pub (Sui Generis), plus all landscaping and other 
associated works.

Proposed Development

The aspiration for the Proposed Development is to 
regenerate an existing, prominent site and piece of 
city in central London, transforming and re-imagining 
the building as a piece of exemplar architectural and 
sustainable design so as to contribute to a much 
improved sense of ‘gateway’ to Angel, Islington. 

The project’s main objectives can be summarised as 
follows:

• Reinvention of an existing building, at a point in 
time where major elements (e.g. facade, MEP 
services, etc.) of its original construction are 
reaching the end of their intended design life

• Retention of the building’s original ribbed 
reinforced-concrete frame, saving a significant 
amount of embodied carbon and ensuring that the 
proposed development’s Whole Life use of carbon 
is minimised, as well as promoting the circular 
economy approach to the Proposed Development

• Replacement of the building’s existing capital 
plant, that is carbon and energy intensive and 
mechanical equipment with a new all-electric 
system, complimented by sustainable energy 
generation, water storage and operable ventilation 
panels to aid natural ventilation, creating space 
suitable for a range of workspace occupiers

• Establishment of architectural quality to create a 
new identity for this prominent location and one 
that complements and contributes to its context 
and surrounding heritage assets and which 
responds positively to the surrounding townscape 
context to become a beneficial addition to Angel’s 
vibrant town centre character, whilst respecting its 
townscape and heritage sensitivities

• Improvement of the public realm around the 
existing building, creating safer, more direct and 
more generous routes for pedestrians and other 
users of the local area

• Creation of a new focal corner on the junction of 
City Road and Islington High Street, referencing 
the importance of prominent corners to this 
crossroads, using a contemporary architectural 
response to historical neighbours 

• Relocation of the existing public route between 
Islington High Street to Torrens Street from the 
existing building’s courtyard to the north of the 
site, improving the visibility, desirability and 
safety of this connection, and ensuring that it is 
accessible for all

• Provision of active public uses at ground and lower 
ground floor levels (including the refurbishment 
and relocation of the existing public house) to 
re-activate street frontages with a mix of uses, 
catalysing further use of surrounding neighbours 
and inviting people into and around the building

• Creation of large, flexible and modern employment 
space, including Affordable Workspace - all 
suitable for a range of tenants and adaptable 
for future use, with state of the art health and 
employee well-being facilities 

• Introduction of exemplar cycle storage located 
with level-access from the street, and integrating 
storage for a variety of cycle types - as well as 
changing and showering facilities - encouraging 
sustainable transport use 

• Integration of holistic sustainable techniques, 
including extensive terraces and balconies marked 
with biophilia and greenery to create a reinvented, 
energy efficient building, built around the retained 
original building frame 
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1.0 Introduction
1.5 Project Ambitions

Introduction

The proposal aims to regenerate the existing site 
as a contemporary, flexible development of high 
architectural quality and outstanding sustainability 
credentials that provides flexible and adaptable office 
space for the London Borough of Islington, as well as 
improvements to the public realm and connections 
around the site.

The application has been developed in response to 
an aspirational client brief and shaped by continued 
engagement and consultation with the Local Authority, 
as well as stakeholders such as local residents, 
Historic England, the Designing Out Crime Officer and 
others. This consultation is summarised in section 4.0 
of this report. 

The Site

The site of the proposal covers an area of 
approximately 4,312m2 and sits at the crossroads 
of Islington High Street and City Road. The existing 
building (‘Angel Square’) is located directly above the 
Angel Underground Station.

The site is presently occupied by three buildings 
around an (owner managed) external courtyard that 
together form a basement, lower ground and ground 
plus five storey city block. The building currently 
provides circa 15,660m2 of office space.

The application site includes the existing building, 
as well as cosmetic works to part of the Angel 
Underground Station (subject to ongoing dialogue 
and agreement with London Underground)  and the 
surrounding public realm as indicated on the relevant 
sections of this document.

Sustainability + Whole Life Carbon 

The project team have adopted a rigorous design 
process with the ambition that the proposals reflect a 
serious commitment to developing a holistic model of 
energy efficient architecture and integrated sustainable 
design. 

The proposal aspires to achieve the highest 
environmental credentials and by retaining the existing 
building’s structural frame and basement, locks in a 
significant amount of the building’s embodied carbon. 

The proposal targets the sustainability ambitions 
for Operational Carbon, Water, Waste and Urban 
Greening, and seeks to achieve a BREEAM ‘Excellent’ 
rating as a minimum, with an aspiration to achieve 
‘Outstanding’. 

Engaging with the Community

At the centre of the development and design response 
is an acknowledgement of the civic role that any 
proposal will have in contributing to the area’s street-
scape. We have engaged with the Local Community in 
advance of the application, to hear the views of local 
residents and users of the existing site. 

The future development shall seek to be delivered in 
a way that ensures that construction works minimise 
disruption and seek to encourage the support of local 
workforce and community. 

Wellness for a Post-Covid future

We know that COVID-19 has fundamentally changed 
the way work may be undertaken in the future. Our 
experience has taught us that variety, flexibility and 
identity are essential to creating workspaces for their 
users. 

In creating a new workplace it is intended to provide 
spaces that inspire knowledge, support collaboration 
while simultaneously creating interest and delight for 
the occupants. Allowing flexibility for space to change 
over time, as well as maximising natural ventilation and 
external amenity is embedded within the schematic 
design of the proposed development.
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1.0 Introduction
1.5 Project Ambitions

Urban Greening, Biophilia and Biodiversity

The Proposed Development seeks to improve the 
existing building’s urban greenery and provide a 
variety of external amenity spaces, including terraces, 
loggia and a roof top terrace. All will feature significant 
and characterful planting and mix of hard and soft 
landscaping. 

In areas where the roof is not used for amenity, the 
Proposed Development will aim to maximise and 
promote biodiversity while creating a vibrant visual 
amenity. 

Flexible, adaptable, sustainable office space

The Proposed Development will provide a variety of 
flexible employment use space, with natural ventilation 
capability and suitable for a range of tenant types and 
sizes. A variety of wellness and amenity facilities will 
be provided, including external amenity and exemplar 
cycle, shower and changing facilities. The proposal 
will also seek to provide flexible Affordable Workspace 
provision, with its own dedicated entry lobby and cycle 
facilities. 

Active Frontages and Street Use 

The Proposed Development seeks to improve the 
ground floor usage of the existing building, providing 
increased permeability and a mix of uses to contribute 
to the area’s street-scape. This collection of ground 
floor uses has been carefully balanced to ensure 
that these uses are curated and appropriately sited 
so that the ground floor of the building has variety, 
interest and diversity in both its use and architectural 
expression. 

The Site has been the location of a public house/
hostelry since the 1880s and the proposal involves the 
continuation of this provision, with redevelopment of 
the existing pub as part of the overall scheme 

Connections to Angel and beyond

The Site benefits from a high level of public transport 
connections across London and the Proposed 
Development has been designed to ensure that it is 
car-free, encouraging use of sustainable transport 
infrastructure, aligned with Islington and London-wide 
policy. The Proposed Development will offer attractive 
end-of-trip facilities, shower and changing facilities 
and a variety of secure cycle parking types, directly 
accessible at street level. 

The Proposed Development also seeks to significantly 
improve the public realm conditions by increasing 
pavement widths and creating new, safe, accessible 
and desirable connections around the site. 
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2.0 The Site
2.1 Location

The Site is situated in the London Borough of Islington, 
at the crossroads of Islington High Street and City 
Road. 

The Site sits directly above the Angel London 
Underground Station (excluded from this application) 
and is within walking distance of other important 
transports hubs as King’s Cross and St. Pancras 
International Station to the west, the Farringdon and 
Moorgate Underground/National Rail stations to the 
south, and the Old Street Underground/National Rail 
station to the east.

Site Location



21085 - 1 Torrens Street - Design and Access Statement 1919

Islin
gton H

igh Stre
et

S
t 

Jo
hn

 S
tr

ee
t

City Road

To
rre

ns S
tre

et

Pentonville Road

White Lion Street

Liverpool Road

The proposal site is an area of approximately 4,312 m2 
and is bounded by:

• Regent’s House, the RBS (Royal Bank of Scotland) 
Building (office use) to the north, separated from 
the existing Angel Square building by a private 
courtyard. 

• Torrens Street to the east;

• City Road to the south; and 

• Islington High Street to the west.

The site is not located within a conservation area, 
but it is part of a small urban pocket surrounded by 
conservation areas - primarily by Duncan Terrace / 
Colebrooke Row Conservation Area to the east, Angel 
Conservation Area to the north and west, plus New 
River Conservation Area to the south. The surrounding 
conservation areas are discussed in Section 2.2 of this 
report. 

The site is currently occupied by three buildings 
around a courtyard that together form a ground plus 
four and five story city block. Originally designed 
in the 1980s by Rock Townsend and Alan Murray 
Associates, construction was completed in the early 
1990s. The existing building provides c.14,500m2  GIA 
of office space; most of which is currently vacant. 

The site is located in the Angel Cultural Quarter area 
and the location has been identified as appropriate 
for office intensification within the London Borough of 
Islington Local Plan. 

Site aerial view

2.1 Location

2.0 The Site

The application site includes the existing building 
(formerly named Angel Square), as well as 
improvements to the surrounding public realm as 
indicated on the relevant sections of this document. 

It is intended that the proposal will contribute to 
the ongoing improvement and regeneration of 
this strategic site, offering an increased quality 
of employment space and public environment 
improvements. 

The following pages on this section will provide an 
overview of the site history, its opportunities and the 
constraints that have shaped the proposals.
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2.2 Site Context

2.0 The Site

Existing Land Uses

The immediate context of the site is predominately 
residential with employment, education and 
community use buildings serving the local 
neighbourhoods. 

Along Islington High Street, City Road and tributary 
streets, commercial and retail use are dominant at 
ground floor / street level. The Angel Central shopping 
centre and the Business Design Centre to the north of 
the site are important local hubs. 

The local environs have a low level of green spaces. 
Contributing positively to the biodiversity and urban 
greening of the area is a key component of the 
proposal and is outlined in section 5.10 of this report. 

Residential

Business, Offices 

Commercial use

Green / park space

Culture

Place of worship

Community use, Education

Angel Town Centre

Application Site

Key:

Angel Central shopping centre

Business Design Centre

The Angel Building 

Royal Bank of Scotland

1

2

3

4

Existing Land use Site Plan

1

4

3

2
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Angel Town Centre

Application Site
Existing active frontages Site Plan

Street Use & Active Frontage

Much of the neighbouring buildings accommodate 
commercial, retail, food & beverage and night life use 
at street level. 

To the north-west of the site is located the retail / 
entertainment development ‘Angel Central’, which 
includes larger retail, restaurants, a night-club and 
multi-screen cinema. 

Along Islington High Street and Upper Street are 
a variety of chain and boutique retail and food & 
beverage uses, the majority of which have no external 
amenity and take a traditional high-street typology. 

To the south of Islington High Street, and opposite 
the site, retail use is more limited and less visible. The 
existing building on site does not have a significant 
amount of active use at Ground Floor, with the 
exception of the Public House located on the corner of 
the existing site at Torrens Street and City Road.  

Key:

Primary Active Frontage

Secondary Active Frontage

2.2 Site Context

2.0 The Site
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Application Site

2.2 Site Context

2.0 The Site

View Considerations

Protected Vista LVMF 1A.2 (Alexandra Palace to St 
Paul’s Cathedral) sits above the site.

The existing building on site breaches the LVMF plane 
in a number of locations, to a maximum height of c. 
3.5m above the plane. 

Local Views LV5 (Archway Bridge) and LV7 (Dartmouth 
Park Hill) are in the wider environs but are not in close 
proximity to the site.  

The Proposed Development has taken the protected 
vista into consideration, along with a number of 
other relevant views. This is discussed in outline in 
Section 3.0 of this document and in detailed by the 
accompanying Heritage and Townscape report by The 
Townscape Consultancy. 

Local Views and London View Management Framework

Key:

London View Management Framework

Zone of Theoretical Visibility

P
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Key:

Civil War Defences Archaeological Priority Area

Regent’s Canal & Industry Archaeological Priority Area 

St. John’s Street Archaeological Priority Area

Islington Village Archaeological Priority Area

Application Site

2.2 Site Context

2.0 The Site

Archaeological Priority Areas

The Site sits within the Archaeological Priority Area 
of Islington Village, and in lesser proximity to other 
archaeological priority areas such as St. John’s Street 
(to the south), the Civil War defences (to the west) and 
the Regents Canal and Industry area (to the east).

As the Proposed Development involves the retention of 
the existing structural frame and basement, additional 
excavation and ground works are limited.

Archaeological Priority Areas Plan
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Conservation Areas and Listed Buildings Plan

Key:

New River Conservation Area

Chapel Market Conservation Area

Duncan Terrace / Colebrooke Row Conservation Area

The Angel Conservation Area

Locally Listed Buildings

Grade-II Listed Buildings

Application Site

2.2 Site Context

Local Conservation Areas and Listed Buildings

The Site does not sit within a conservation area and 
does not contain any protected or listed buildings. 

Within the immediate locale are four conservation 
areas and there are a number of buildings of heritage 
value that have been considered as part of the design 
development.

The Duncan Terrace / Colebrooke Row Conservation 
Area is located to the east, generally characterised by 
its well-preserved late Georgian and early Victorian 
terraces. The New River Conservation Area is located 
to the south, generally characterised by its consistent 
townscape comprising mostly late 18th and early 
19th century residential estates. Additionally, the 
Angel Conservation Area is located to the north-west, 
characterised by its commercial / retail character 
featuring a variety of 17th, 18th, 19th and 20th century 
buildings along Islington’s historic main thoroughfare.

The Site is in proximity to a number of locally-listed 
and statutory listed properties, including the Angel 
Corner House (Grade II) listed and the former Angel 
Cinema (locally listed). The analysis of these, and 
other heritage assets have been considered during 
the development of the proposals, and discussed in 
further detail in the following pages. 

More information is included within the Heritage and 
Townscape report by The Townscape Consultancy. 

2.0 The Site
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2.3 Site + Context History

2.0 The Site

1756 Trade Card Map of Islington

1916 London Metropolitan Archive

1805 Baker Benjamin Map of Islington, Engraved

1955 TQ3183-A Surveyed:1953, Published:1955

1894 London VII.35, Revised: 1894,   Published: 1896.

Current 

Historic Urban Development

Islington High Street and the Angel are places of 
ancient settlement, as a consequence of its key 
position for travellers to and from London. The main 
roads leading to the site, Liverpool Road, St John 
Street and Goswell Road are all at least medieval in 
origin. The addition of the New Road and City Road to 
this nexus in 1756 and 1761 created what has since 
become one of the most important road intersections 
in north London.

Islington High Street was already densely built 
up by the end of the sixteenth century. By 1700 
development extended along Back (now Liverpool) 
Road towards the westwards turn of the parish 
boundary, at what is now Tolpuddle Street. 

Of the earliest buildings nothing survives, and little 
is known. Some of Tudor, if not medieval, origins 
are visible in old prints, and into the nineteenth 
century the High Street presented an antiquarian 
appearance. Inns and taverns came to line almost all 
this frontage, catering particularly for those bringing 
livestock to London from the north. Their presence 
was consolidated in the late seventeenth and early 
eighteenth centuries, a period that saw a boom in 
road transport and coach travel, and three became 
important coaching inns. The most important was 
the Angel, which has given its name to the locality in 
general and to the Underground station opposite. Its 
long-standing status as a London landmark is now 
embodied in the inn’s successor, a domed public 
house and hotel of 1903.

Islington High Street remained a stopping and 
shopping place for agricultural and other travellers into 
and out of London even once the town had grown to 
meet it. A scheme for a cattle market near the Angel, 
promoted in 1810, came to nothing and the inns were 
in decline by the 1820s when houses were being built 
on the fields in which many of their customers had 
rested their animals. The hostelries survived as public 
houses, still numerous until the 1960s. 

Summarised from ‘The Angel and Islington High Street’, in Survey of 
London: Volume 47, Northern Clerkenwell and Pentonville, ed. Philip 
Temple (London, 2008), pp. 439-455. British History Online http://www.
british-history.ac.uk/survey-london/
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2.3 Site + Context History

2.0 The Site

1818

The Angel Inn (opposite 

the application site). Front 

range with stable buildings 

behind looking south along 

Islington High Street.

1823

The Peacock Inn of c.1700 

with mail coaches departing: 

aqua-tint after a painting 

of James Pollard. The two 

north bays, shown here as 

altered for a chemist’s shop, 

survive as No. 13 Islington 

High Street

1890
The Angel Inn, from the south-
east in the late 1890s as the Angel 
Hotel, showing embellishments of 
1869-20 and adjacent buildings 
along Pentonville Road (left) and 
Islington High Street(right)

1828
The Angel Inn is rebuilt 
with a reduced size 
permitting speculative 
development of outer 
plots with houses and 
shops.

1902
New owners, the brewers Truman, 
Hanbury, Buxton & Co. Ltd, decided 
to rebuild the Angel Inn as ‘the widest-
known hostelry in the world’. Plans 
prepared in 1901, approved in 1902 
and carried out in 1903.

1921
The three lower storeys were 
made a flagship Lyons’ Cafe. 
There was seating for more 
than 300 in the Angel Grill 
in the basement, the Angel 
Cafe on the ground floor and 
a cafeteria on the first floor. 
Lyons’s Cafe is closed in 
1959.

1988
Planning permission for the Angel Square 

granted in January 1988 with various 
adaptations happening thereafter, mainly in 

the lower levels . 

c. 1970
Up to 1968 the buildings on-site was 
used by the City university and stood 
empty thereafter until a conservation 
campaign had succeeded, but attempts 
to introduce a community use failed. 
The Greater London Council sold the 
building to the New River Company which 
converted into offices in 1979-82. 
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2.4 Existing Building

2.0 The Site

BUILDING 1 UG + 5 + Roof Plant)

BUILDING 3 (LG, UG + 4 + Roof Plant)

Angel Underground 
Station

Public thoroughfare

Public House

BUILDING 2 (LG, UG + 4 + Roof Plant)

Axonometric View of the Existing Building

The site is occupied by three existing buildings 
conceived and constructed as a single development 
around a central external courtyard and provides c. 
14,500m2  GIA of accommodation over six storeys. 

Each of the three blocks has a differing relationship 
to the surrounding ground levels, meaning that the 
existing building has both a lower and upper ground 
level, linked by the external courtyard. Below, is a split-
level basement accessed from Torrens Street. 

The existing building is c. 30 years since initial 
occupation, with many elements reaching or 
surpassing their original design life. Additionally, the 
existing building has been observed as including : 

• An inefficient internal layout, with multiple vertical 
circulation cores and limited, shallow floorplates 
that lack flexibility and are not suited to modern 
occupier needs. 

• Access to the three different blocks being provided 
from the central courtyard and via multiple different 
cores, meaning that the building is difficult to 
navigate and that a full range of tenancy sizes are 
limited. 

• Building services that are operational carbon-
intensive and include outdated building plant and 
mechanical services, that are towards the end of 
their design life and require replacement. 

• An existing facade that is not designed to modern 
performance standards and due to the external 
courtyard has a poor wall-to-floor ratio meaning 
that it leaches heat 

• The architectural style of the existing building 
is dated, is of poor repair and has a defensive 
presence in its public realm. 

• Poor cycle facilities, that have been retrofitted into 
the existing car-park and are disassociated from 
changing and shower facilities.

• The public courtyard is difficult to navigate and 
features a level change that is not traversable by 
differently abled building users. 
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2.4 Existing Building

2.0 The Site

The site layout at ground floor presents a series of 
challenging constraints and the existing building 
arrangement adds additional complexity. 

• Angel Underground Station is a major piece of 
transport infrastructure located off of Islington 
High Street to the north-west of the Site. Angel 
Underground Station is served by the Northern 
Line, whose tunnels run beneath City Road to 
the south of the site. The entrance to the station 
was relocated from its original location on Torrens 
Street when the existing building was developed 
in the early 1990’s. At Ground Level, the ticket 
hall and control rooms lead to the escalator bank, 
which descends through the lower ground and 
basement levels of the existing building. No works 
to the London Underground Station demise, or 
its operations are proposed by the development, 
save for potential aspirational upgrades to 
external areas of the station. These are subject 
to continuing dialogue with, and agreement of 
London Underground. 

• To the south-east of the site the Brewhouse Pub 
is located, continuing the tradition of the site 
including a public house/hostelry since the mid-
1880s. The proposals include the retention and 
redevelopment of the existing pub (see section 5) 

• The main pedestrian routes around the site are 
inclined and created by a significant difference 
in level (c. 4 metres) from Islington High Street 
to Torrens Street. The existing building footprint 
makes the pavement very narrow in places, 
especially at the crossroads of Islington High 
Street with City Road and along Islington High 
Street leading to capacity issues and pedestrian 
build-up waiting to cross.

• There is a public route through the site between 
Islington High Street and Torrens Street. This 
route provides a pedestrian only access through 
the central courtyard. This route is secured by 
the building operator outside of business hours, 
but the route is difficult to navigate, poorly lit and 
signposted and is not suitable for differently abled 
users, as the level change has a steep stair.

Diagrammatic representation of existing ground floor condition
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1 2 3

4 5 6

2.4 Existing Building

2.0 The Site

View from Liverpool Road

View from Islington High Street and City Road crossroads

View from White Lion Street

View from Islington High street looking south View of Islington High Street Entrance

View of Torrens Street
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7

10

8 9

c. 2.6m

c. 3.5m

c. 3m

c. 4m

c. 3.8m

2.5 Existing Site Analysis

2.0 The Site

Torrens Street - Lack of character City Road - view of corner ‘pinch-point’

Back of house operations from Torrens Street

Islington High Street - unwelcoming entrance

Existing Public Realm Condition

The existing public realm condition is of poor quality 
and is constrained between the kerb line and the 
existing building line. As internal slab levels do not 
interface with the public realm levels, little of the 
ground floor is active, with large elements of solid, 
unexpressed elevation, and mechanical extract grilles 
exhausting directly onto the pavement. 

Adjacent photographs illustrate some of the existing 
public realm issues, namely : 

• Narrow pavements  with ‘pinch-points’ 

• Inactive elevations and little or no visual / physical 
permeability

• poor way-finding / legibility / dead ends

• Mechanical grilles exhausting directly onto the 
pavement 

 

Diagrammatic representation of existing ground floor condition
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Zone of Theoretical Visibility (ZTV) map and Proposed Townscape Viewpoints - map by The Townscape Consultancy

Townscape - Scale and Identity

Due to the scale of the building and the prominence of 
the site, there are 12 viewpoints where the building is 
notably visible. To develop the design careful attention 
has been paid to these key views.

The 11 viewpoints included in this set of views are 
illustrated on the map opposite. They were selected 
in close consultation with LBI’s planning officers and 
include a mix of close, medium and long-distance 
views. 

In addition, the twelfth view is the protected vista 
(LVMF 1A.2 - Alexandra Palace: the viewing terrace - 
approaching the north-eastern car park). 

These views have been summarised overleaf. 
Additional information regarding the key townscape 
views is provided in the Heritage, Townscape and 
Visual Impact Assessment. 

2.6 Existing Key Townscape Views

2.0 The Site
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1 Upper Street (looking south)

2 Liverpool Road (looking south)

3 White Lion Street (looking east)

2.6 Existing Key Townscape Views

2.0 The Site

Existing Townscape Viewpoints 

The existing townscape viewpoints are presented 
opposite and discussed in detail in the accompanying 
Heritage, Townscape and Visual Impact Assessment 
(HTVIA) by the Townscape Consultancy.

As explained in the accompanying report, in order to 
assess the visual effects of the Proposed Development 
on the visual amenity of receptors (people experiencing 
the views) and the surrounding townscape, the project 
team have selected 11 townscape viewpoint locations, 
based on the methodology described in Chapter 2 
of the Townscape and Visual Impact Assessment. In 
addition, the protected vista (LVMF 1A.2 - Alexandra 
Palace: the viewing terrace - approaching the north-
eastern car park) and is also provided.

The views assessed opposite are not the only views 
which are likely to be affected by the Proposed 
Development, but they represent a general spread 
of views which illustrate the urban relationships likely 
to arise between the proposed development and the 
surrounding townscape.

Each of the views are presented and assessed 
according to the methodology outlined in the HTVIA as 
two images, as follows:

i. An ‘existing view’ illustrated by a photograph of 
the baseline condition (discussed in the HTVIA and 
summarised opposite) 

ii. A ‘proposed view’ illustrated by an Accurate 
Visual Representation (AVR) showing an image 
representation of the Proposed Development within 
the existing condition (discussed in the HTVIA report 
and summarised in section 3.7 of this report)
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8 Goswell Road, junction with Hall Street (looking west)

10 City Road, junction with Goswell Road (looking west)

9 City Road, close to Wakley Street (looking west)

5 Pentonville Road, from outside Angel House (looking east)

6 St John Street (looking north)

7 City Road, junction with Torrens Street (looking north)

2.6 Existing Key Townscape Views

2.0 The Site

11 Regent’s Canal (looking west) 

4 Pentonville Road, from outside No. 70 (looking east)

12 LVMF 1A.2 - Alexandra Palace: the viewing terrace  
 approaching the north-eastern car park)
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2.5 Existing Site Analysis

2.0 The Site

Photo-montage Illustration of Islington High Street

Context : Islington High Street

The site is situated on a historical focal point where 
City Road and St John Street meet Pentonville Road 
and the bustling Islington High Street. 

To Islington High Street, the surrounding context 
contains a mixture of architectural styles, with a 
varying architectural order and dominance. This 
includes historic buildings with heritage importance 
such as the former Angel Corner House / Angel Hotel 
and former Angel Cinema across the road on Islington 
High Street, as well as the Stirling-Prize nominated 
Angel Building. 

Former Peacock In
c. 1930

Residential / Retail
Ground + 4 + Roof

Red Brick

15-17 Islington High Street
c.1990

Residential / Bank at Ground
Ground + 3 Floors + Roof

Red bricks within concrete frame

Former White Lion
(Locally Listed)

c.1898
Residential / Bank at Ground

Ground + 4 Floors + Roof
Red Brick + White faïence

The Cinema Tower
(Grade II Listed)

c. 1913
Residential / Cafe at Ground
Ground + 3 Floors + Tower

White Stone

Pentonville RoadThe Angel Building
c. 2007

Office / Restaurant at Ground
Ground + 4 Floors + Roof

Glass with Dark Metal Fenestration

Angel Corner House 
(Grade II Listed)  

c. 1899
Residential / Bank at Ground

Ground + 5 Floors + Roof
Buff Brick with faïence

The predominant uses to Islington High Street are 
residential, with commercial / retail / food & beverage 
use at ground floor. 

Materially, whilst the treatment of the majority buildings 
along Islington High Street are of brick/stone, there 
is little tonal communality, as well as a myriad of 
individual architectural styles. Similarly, there is no 
predominant height or consistent roof line, instead 
Islington High Street is a ‘collective’ street-scape, 
comprised of buildings of differing styles, scales and 
vintages. 

Noble House
c. 1915

Residential / Pub
Ground + 2 + Roof

Red Brick
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2.5 Existing Site Analysis

2.0 The Site

Photo-montage Illustration of City Road

Context : City Road 

To City Road, the Angel Building sits directly opposite 
the Site, with generous public realm and extensive 
street planting between building and street edge. 

Along City Road, the first two buildings (357-363 and 
353-355 Goswell Road) are heritage, and expressed 
with a deep red and brown brick material, though both 
buildings are in need of repair and potential facade 
cleaning.

St John Street The Angel Building
c. 2007

Office / Restaurant at Ground
Ground + 4 Floors + Roof

Glass with Dark Metal Fenestration

357-363 Goswell Road
(Grade II Listed)

c. 1880
Residential / Commercial Ground + 

3 Floors + Roof
Brown Brick + White faïence

353-355 Goswell Road
(Grade II Listed)

c. 1880
Residential / Commercial 
Ground + 2 Floors + Roof

Deep Red Brick

Further along City Road, modern development blocks, 
primarily of residential use, with limited commercial 
retail use at ground floor have little contextual 
reference to their neighbours, being of light grey 
metal, orange-brown brick and of patinated oxidised 
copper. As with Islington High Street, City Road 
is architecturally and materially eclectic, with little 
predominant style or scale.

351 Goswell Road
c. 2010

Residential / Commercial a
2 Ground + 3 Floors + Roof
Concrete + Metal Cladding

335 Goswell Road
c. 2008

Residential / Commercial a
Ground + 3 Floors + Roof

Brown Brick + Metal Cladding
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2.5 Existing Site Analysis

2.0 The Site

Photo-montage Illustration of Torrens Street

Context : Torrens Street 

In contrast to the comparative architectural formality 
of Islington High Street and City Road, Torrens Street 
is more architecturally wilful, predominantly comprised 
of warehouse buildings, primarily used as creative 
arts spaces and a relatively poor level of repair and 
upkeep.

Despite the poor level of repair, there are elements 
of architectural interest that characterise the Torrens 
Street warehousing, such as triple-windows, cast-iron 
piers and a diverse ground floor use - all of which has 
influenced the proposed design of 1 Torrens Street.
 

7 Torrens Street
c. 1900

Night Economy Use 
Ground + 2 Floors + Roof

Brown Brick

5 Torrens Street
c. 1890s/1900

Arts Gallery / Studios
Ground + 4 Floors + Roof

Brown Brick

3 Torrens Street
c. 1850

Arts Gallery / Studios
Ground + 3 Floors + Roof

Brown / Red Brick

1 Torrens Street
Former Angel Station

c. 1900
Not in use

Ground + 1 Floor + Roof
Red Brick / Mosaic

Additionally, Torrens Street includes the original station 
building for Angel Underground - now moribund and 
not in public use. This low-lying building is shielded at 
street level by a large, linear public art work - taking 
the form of a mosaic tile wall graphic. 

Torrens Street is cobbled, with no through access 
(ie. a ‘dead-end’ street) with poor street furniture and 
on-street waste refuge containers predominant. The 
proposals for 1 Torrens Street will look to actively 
improve this condition. 

City Road Goswell Road
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2.5 Existing Site Analysis

2.0 The Site

Existing Materials Palette

Understanding and analysing the rich, diverse and 
eclectic material and architectural styles has been of 
key importance whilst developing the proposals for 1 
Torrens Street. The diversity of the context has been 
recognised and the proposals developed to reference 
this, whilst understanding that the character of the 
area is not defined by a single style, tone or material.
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Application Site

2.5 Existing Site Analysis

2.0 The Site

Transport and Connections

The site is well connected, with a Public Transport 
Accessibility Level (PTAL) of 6b (best) as TfL’s WebCAT 
toolkit. The Site is located immediately above Angel 
London Underground Station which is served by 
Northern Line services, whose tunnels pass beneath 
the adjacent City Road.

King Cross St Pancras, Farringdon, Old Street and 
Essex Road National Rail / London Underground 
Stations are also all within 1.5km (20-minute walk) 
of the Site. Kings Cross St Pancras is a major 
rail interchange, providing national rail services to 
destinations across the country, as well as Eurostar 
services to Europe. 

The Site sits along numerous key bus routes. The 
closest bus stops running east / west are bus stops H 
and J (Angel Islington) respectively, situated roughly 60 
metres east of the Site along City Road. Bus stops G, 
F, X and Y (Angel Station) are situated along Islington 
High Street, all within 200 metres north of the Site. 
Bus stop G and F offer south bound services, while X 
and Y offer northbound services. 

The Central London Grid cycle route (Bloomsbury to 
Walthamstow) crosses the A501 roughly 100m east of 
Torrens Street and runs along Colebrooke Row.

Additional information is provided in the accompanying 
Transport Report, authored by Steer. 

5 min walking distance

10 min walking distance

Primary Cycling Route

Underground Station Bus Stop

Primary Cycling Route

Northern Line

Primary Vehicular Routes

Secondary Vehicular Routes

Site transport network plan
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2.5 Existing Site Analysis

Sunlight and Daylight

The proposed design has been developed with 
recognition of the daylight and sunlight affect on 
neighbouring buildings. 

• The daylight and sunlight amenity to 105 windows, 
serving 46 site-facing, habitable rooms have been 
assessed across 5 properties. 

• Daylight: The impact to two of the aforementioned 
properties (351 and 353-359 Goswell Road) 
are fully BRE compliant. Whilst 3 properties on 
Islington High Street will experience technically 
noticeable alterations in daylight (numbers 3-7, 
9 and 11), in each instance the properties will 
experience extremely borderline proportional 
reductions in VSC (Vertical Sky Component). 
Whilst there are several reductions in daylight 
distribution, as measured by NSL (No Sky Line), 
most windows will retain VSCs of between 14% 
and 20% and, on balance, the daylight impact are 
considered acceptable in this central locality.

• Sunlight: In relation to sunlight, all site-facing 
rooms which have a window orientated within 
90 degrees due south will experience fully BRE 
compliant changes in Annual Probable Sunlight 
Hours (APSH).

Additional information, including consideration of the 
daylight / sunlight acceptability of the proposals are 
provided in the accompanying Daylight/Sunlight report 
authored by Point2 Surveyors. 

2.0 The Site

Existing buildings

Proposed scheme
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Islington High Street

City RoadTorrens Street

Liverpool Road

BUILDING 1 UG + 5 + Roof Plant)

BUILDING 3 (LG, UG + 4 + Roof Plan)

Angel Underground 
Station

Public thoroughfare

Public House

BUILDING 2 (LG, UG + 4 + Roof Plan)

+31.45

+32.00

+34.00

+33.35

2.0 The Site
2.7 Site Constraints and Opportunities

Aerial of existing development

Constraints

The site and existing building place a series of constraints 
on development and re-use of the existing building :

• The London Underground infrastructure above and 
below ground (not part of this application) 

• Dramatically changing pedestrian and public realm 
levels with a 4m level change between high and 
low points 

• An existing public thoroughfare through the 
courtyard of the existing building

• Local views and vistas limiting the overall height of 
the building

• The levels and arrangement of the existing 
structural frame that the project seeks to retain 

• An island site bounded by roads and neighbour 
properties.

Opportunities

Nevertheless, the arrangement, prominence and 
connectivity of the existing site presents multiple 
beneficial opportunities : 

• Retention of the existing structural frame to lock-in 
embodied carbon, and supplement with new, low-
operational energy plant and servicing equipment, 

• Linking of separate existing buildings to creating 
unified, flexible floorplates

• Improvement to the environmental performance 
of the existing building, offering exemplar, flexible 
employment use space suitable for a variety of 
tenant sizes and types

• Significant improvements to the public realm, 
improving the quality and generosity of the routes 
around and through the site. 

• Creation of a new, contemporary architectural 
expression for the building, with external amenity, 
biophilia and quality materials that complement 
their context.  
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3.0 Design Strategy
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3.0 Design Strategy
3.1 Proposed Site Plan and Overview

Proposed Site Plan (NTS)

The Proposed Development aims to significantly 
improve the architectural appearance, employment 
and amenity space offered by the building, plus its 
performance, urban greening and environmental 
credentials as well as its relationship to the public 
realm and its neighbours. 

The proposal’s scale and relative mass are informed, 
in part, by the existing building and its structure. Whilst 
elements of the existing building (such as the facade, 
finishes and mechanical plant) are at the end of their 
original design life and require significant maintenance 
or replacement, the existing structure is sound, and 
characterful. Therefore, the existing frame will be 
retained, locking in embodied carbon. In order to 
improve the building’s relationship to its context and 
the public realm, overhangs and protrusions from the 
original structure will be removed, as will the existing 
steep pitched roofs, their steel frame construction. The 
rooftop plant will be replaced with new office floors 
and the building unified within a varied and articulated 
fabric.

The existing building’s multiple service and escape 
cores will be removed and voids infilled, with a 
new, efficient core inserted into the existing external 
courtyard. This central core will help facilitate a 
significant increase to floorplate quantum, as well as 
improving its use by delivering flexible and adaptable 
spaces suitable for a variety of office tenants and 
users. This is further explained in section 3.3 of this 
report. 

The existing building’s heavy masonry facade, with 
out-of-date insulation and limited ability for natural 
ventilation will be removed and replaced with a new, 
high-performance facade, incorporating variety and 
articulation in its expression. Roof terraces and 
balconies will be used to significantly improve the 
building’s urban greening. 

The Proposed Development will also seek to improve 
the public realm within the site and the connections 
and routes than run through it. These improvements 
are further discussed in section 3.4 of this report.

Application Site
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3.2 Key Design Principles

3.0 Design Strategy

Existing building
Three disconnected blocks, multiple cores, variety 
of forms around an underused courtyard. 

Add two new floors
Replace existing mechanical space with lightweight, 
low carbon floors. Top floor to be set back for views 
/ daylight / amenity.

Strip back to frame
Remove facade and redundant mechanical annexes 
at roof. Retain frame & slab - locking in embodied 
carbon.

Cut and wrap
Open the corner at street to mark new entrance. 
Wrap new and old alike with a new high 
performance skin with natural ventilation panels.

Clean floor plates and edges
Clean up perimeter to align with the street - 
removing existing overhangs and infilling minor 
irregularities.

Connections and generosity
Create a new, generous and accessible route to and 
from the station. Widen / de-clutter the footpath at 
the corner.

Infill courtyard
Consolidate services and circulation within new 
‘courtyard core’ - freeing up space to perimeter.

Amenity and biophilia
Create outdoor rooms to every floor, located at 
corners for maximised views & to divide long 
elevations. Generous planted terrace at roof.

1

5

2

6

3

7

4

8
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3.3 Reuse of Existing Structure

3.0 Design Strategy

Although many elements of the existing building 
are reaching the end of their original design life, the 
building’s reinforced concrete frame is of good quality 
and sound architectural character - expressed with a 
ribbed ‘coffer’ profile. 

The Proposed Development assumes the retention 
and reuse of the majority of the building’s existing 
structural frame- removing the finishes but otherwise 
exposing and utilising the original structure, and 
contibuting to significant embodied carbon savings. 

Diagrammatic representation of existing typical office floorplate (NTS) View of existing ribbed concrete structure 
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Restructure corner to 
improve public realm at 

Ground

Remove overhanging 
cantilevering structure 

Retain existing 
structure & frame 

New infill floorplates

Demolish 
Obstructive 
Sheer Walls

Replace multiple 
cores with single 

central core

New, high-
performance 

facade system c. 21m

c. 14m

c. 14m

c. 21m
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The original building has been designed as three 
buildings, each relatively shallow, serviced by individual 
escape cores and structurally independent (with 
associated movement joints). 

However, the existing buildings have continuous 
structural slab levels, meaning that the existing frame 
can be adapted to provide a single, unified floorplate, 
offering more flexibility for a range of tenancy options, 
and larger, continious floorplates suitable for larger 
tenants. 

The existing building’s escape cores will be removed, 
with the structure adapted and the voids infilled. The 
existing courtyard will be infilled with a single, efficient 
and consolidated core serving all floorplates equally, 
providing vertical circulation, modern sanitary provision 
and escape routes. Locating this new core within the 
central courtyard limits the need for further demolition 
of existing structure, representing further savings of 
embodied carbon. 

The existing building’s overhangs and slab extensions 
will be removed so as to reduce the imposition of the 
building’s mass into the public realm. Where structural 
shear walls within the existing structure are essential, 
these will be retained, and used to form architectural 
massing expression (such as the massing ‘notch’) on 
Islington High Street.

The column grid of the existing building will be 
retained, with restructuring work minimised, and gaps 
between old and new in-filled to provide larger, more 
flexible and adaptable floorplates around a central 
core. 

3.0 Design Strategy
3.3 Reuse of Existing Structure

Diagrammatic representation of works to typical office floorplate (NTS)
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London 
Underground

Ticket Hall

London 
Underground

Ticket Hall

A Front Door 
to Angel

Clear View
Clear Access
Clear Connection

Active street to all 
elevations

Active street to all 
elevations

c. 6m

c. 5m

c. 5m

c. 9m

Cycle entrance

Existing building line

c. 1,600 sq.ft In
crease to 

Public Realm

Islington High Street

3.4 Improvements to the Public Realm

London 
Underground

Ticket Hall

Public House

New 
Public
Street

Affordable 
workspace

Office Lobby

Diagrammatic representation of Proposed Ground Floor (for existing arrangement, see section 2.4) 

The proposed building line along Islington High Street, 
and the corner to City Road are set back from their 
original position to widen the pavement and allow for 
more generous circulation, releasing pinch-points and 
alleviating overcrowding at busy times.

At ground floor, the proposal increases the active 
frontages to all four elevations, balancing solidity, 
transparency and building entry points to improve 
street-scaping and provide active use, passive security 
and diversity of public realm experience. 

The main entry of the building is relocated along 
Islington High Street, made prominent, and is at grade 
with the public realm, as opposed to via a set of stairs 
(as the existing building). An accessible and welcome 
entry lobby, with supplementary cafe/retail use is 
intended to activate the street experience, whilst giving 
the aforementioned generosity to the pavement. 

The existing London Underground ticket hall entrance 
will be left operationally intact and unaffected by the 
surrounding proposed works. Externally, and subject 
to continued dialogue and agreement with London 
Underground and its stakeholders, the proposals seek 
to improve the external appearance of the station, and 
adapt the existing escalator exhaust air that currently 
ejects directly onto the pavement via a prominent and 
noisy grille behind an open-topped architectural screen.

To Torrens Street, the existing public house is 
redesigned as part of a new, visible entrance with 
potential external seating area. A new, prominent cycle 
entry is also provided to further activate the street, as 
does a variety of entrances to Affordable Workspace, 
located at the Torrens Street level.

The existing public route, which is located through the 
existing building courtyard via an un-signposted and 
not disabled-accessible stair is relocated to a much 
desirable and visible location, connecting Islington 
High Street and Torrens Street with a fully accessible 
route, activated by ground floor use, and a new public 
courtyard, from which the Affordable Workspace 
provision is accessed. 

3.0 Design Strategy
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G+6

G+5

3.5 Proposed Scale and Massing

The building’s scale and massing has been developed 
to maximise the retention of the existing structure, 
whilst removing projections and rationalising insets. 

Generally, the existing building’s insets and overhangs 
are removed and the massing of the building 
simplified. The existing building’s steep pitched roofs, 
made of a secondary steel structure and housing the 
existing building’s capital plant will be removed, and 
replaced by new floors of office use. The upper of 
these new floors will be cranked in plan, and set-back 
from the lower mass of the building, to shape a new 
‘attic’ floor, marked with an accessible terrace. This 
attic floor will be docked to the Islington High Street 
elevation, with the splay continuing the predominant 
geometry alignment of Pentonville Road, successfully 
balancing the inflection of geometries between 
Pentonville Road, and City Road. Along Torrens Street, 
a crenelated plan creates an informal composition, 
in reference to the informality of the architectural 
language of the Torrens Street buildings opposite. 

To the crossroad corner to the south west, these 
geometries align, with a single facade column 
acting as a ‘hinge’ about which the building’s 
forms splay. This important geometrical technique 
places prominence on this key corner, articulated 
with a round-profiled column that provides a visual 
reference to the rounded corner profile of the Angel 
Corner House directly opposite, that is overt, but 
contemporary and hierarchically discreet. Further 
description of this is provided in section 5.4. 

On the corner to Torrens Street, the massing is eroded 
to create inset, sheltered balconies through which 
views and sky are visible. Beneath this column, the 
building’s ground floor lobby is set-back and eroded 
from the massing above. Along Islington High Street, 
the inflection between the existing building’s geometry 
is retained and reinforced with a significant notch in 
the building massing informed by the structural shear 
wall that sits behind, and separating the Islington High 
Street elevation from that which sits above the London 
Underground entrance. 

To the north, a much simplified, and less aggressive 
massing than the existing building’s dominant core 
projection has been developed. The stepping of this 
mass has been simplified to give an equally important 
expression to this block, but with distinction to that of 
the opposing corners.

Approach from Goswell Street Approach from Liverpool Road

Aerial view Approach from St John Street

3.0 Design Strategy



21085 - 1 Torrens Street - Design and Access Statement5050

Stairs connect

Generosity to corner TFL

Pub

Multiple 
entrances

Tighter grain to 'attic'

2

2

A

C

B

Long view
s

Lo
ng

 v
ie

w
s

Long views

Short views

5

3

6 Existing 
structure4

3.6 Three Elevations, One Building

Lower Mass

Ground floor building footprint redefined, to widen 
pavements, improve pedestrian flow and relieve 
congestion at corner pinch points

A new connection cut through the existing massing, 
creating a clear, accessible and desirable public 
route, bringing a neglected courtyard back to life. 

The existing structural shear wall is retained, 
providing a break in the building’s massing as it turns 
between Islington High Street to the mass above the 
London Underground entrance. 

1

1

8

9

7

The strategic design of the building has sought to 
balance architectural diversity, variety and interest 
within a unified, calm and contemporary common 
language. This has been developed in recognition of 
the eclectic context, proximity to heritage assets and 
important massing and arrangement principles. These 
strategic principles are described as below : 

5

Central Mass 

The prominent corner to Islington High Street, City 
Road and Pentonville Road is marked with a ‘hinge’ 
column around which the building geometries inflect. 

The corner to Torrens Street is marked with an open 
loggia, allowing views through the building’s mass, 
shaping views from the building out and separating 
the building’s distinct architectural forms, A, B & C.

The building’s elevations, unified by a common 
architectural language are expressed differently 
between ‘A’ (with vertical, shaped piers, to give 
solidity on the oblique) ‘B’ (with shallower piers) 
and ‘C’ with linear piers, informed by the existing 
building’s irregular column grid along this elevation.

4

3

3
6

8

Upper Mass

The attic floor massing pulls away at the south, 
following the geometry of the adjacent Pentonville 
Road, as opposed to the lower building that follows 
the traditional street grain informed by City Road.

The eastern elevation of the attic is set-back, and 
articulated with a crenelated plan in response to 
the informal composition of warehouse buildings to 
Torrens Street opposite. 

To the north, to prevent a sense of ‘rear elevation’, 
the massing has been simplified to address the view 
north to Angel and complete the composition above 
the London Underground and deliver increased 
daylight to the northern courtyard. 

7

9

3.0 Design Strategy
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3.7 Proposed Development Key Townscape Views

Key site plan (LVMF 1A.2 location inset)

The proposed townscape viewpoints are summarised 
opposite, overleaf and discussed in detail in the 
accompanying Heritage, Townscape and Visual Impact 
Assessment (HTVIA) authored by the Townscape 
Consultancy.

As explained in the accompanying report, in order to 
assess the visual effects of the Proposed Development 
on the visual amenity of receptors (people experiencing 
the views) and the surrounding townscape, the project 
team have selected 11 townscape viewpoint locations, 
based on the methodology described in Chapter 2 
of the Townscape and Visual Impact Assessment. In 
addition, the protected vista (LVMF 1A.2 - Alexandra 
Palace: the viewing terrace - approaching the north-
eastern car-park) and is also provided.

The views assessed opposite are not the only views 
which are likely to be affected by the Proposed 
Development, but they represent a general spread 
of views which illustrate the urban relationships likely 
to arise between the proposed development and the 
surrounding townscape.

Each of the views are presented and assessed 
according to the methodology outlined in the HTVIA as 
two images, as follows:

i. An ‘existing view’ illustrated by a photograph of 
the baseline condition (discussed in the HTVIA and 
summarised in section 2.6 of this report)

ii. ii. A ‘proposed view’ illustrated by an Accurate 
Visual Representation (AVR) of the Proposed 
Development within the existing condition (discussed 
in the HTVIA and summarised overleaf).

3.0 Design Strategy
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3  White Lion Street (looking east)

3.7 Proposed Development Key Townscape Views

1 Upper Street (looking south) 2 Liverpool Street (looking south)

3.0 Design Strategy

4 Pentonville Road, outside No. 70 (looking east)
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8  Goswell Road junction with Hall Street (looking west)

3.7 Proposed Development Key Townscape Views

6  St John Street (looking north)

7 City Road, junction with Torrens Street (looking north) 

3.0 Design Strategy

5  Pentonville Road, outside Angel House (looking east)



4723_2006 version 220126
Angel Square, London EC1V [planning] | City Road, junction with Goswell Road - Cumulative
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9 City Road, close to Walkley Street (looking west)

11 Regent’s Canal (looking west)

10  City Road junction with Goswell Road (looking west)

3.0 Design Strategy
3.7 Proposed development key City Views

12 LVMF 1A.2 - Alexandra Palace: the viewing terrace - approaching the north-eastern car park)
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4.0 Summary of Consultation
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Project
Introduction

Pre-Application 
Meeting 1

Pre-Application 
Meeting 2

Pre-Application 
Meeting 3

Design Review 
Panel

Design 
Workshop 1

Design 
Workshop 2

August 2021 October 2021 November 2021 December 2021 January 2022 February 2022

Pre-Submission
Workshop 2

Pre-Submission
Workshop 1

Designing Out 
Crime Workshop

Historic England
Meeting

Counter Terrorism + 
Security Workshop

Public Consultation Period

4.0 Consultation
4.1 Summary of Consultation

Significant engagement and consultation with the 
Local Authority, its advisors and stakeholders has 
been undertaken and there has been a continued 
dialogue during the development of the proposals. 
This consultation process is summarised below, and 
discussed in detail on the following pages.
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1
Existing building
Three disconnected blocks, multiple cores, variety of 
forms around an underused courtyard. 

5
Add two new floors
Replace existing mechanical space with lightweight, low 
carbon floors. Set back for views / daylight / amenity.

2
Strip back to frame
Remove facade and redundant mechanical annexes at 
roof. Retain frame & slab - locking in embodied carbon.

6
Cut and wrap
Open the corner at street to mark new entrance. Wrap 
new and old alike with a new high performance skin.

3
Clean floorplates and edges
Clean up perimeter to align with the street - removing 
existing overhangs and infilling minor irregularities.

7
Connections and generosity
Create a new, landscaped quiet route to and from the 
station. Widen / declutter the footpath at the corner.

4
Infill courtyard
Consolidate services and circulation within new 
‘courtyard core’ - freeing up space to perimeter.

8
Amenity and biophilia
Outdoor rooms to every floor, at corners for views & to 
divide long elevations. Generous planted terrace at roof.

Sketchbook
Key moves

Sketchbook
Aerial

G+6

G+5

4.0 Consultation
4.2 Pre-Application - Discussions & Feedback

Project Introduction - August 2021

A Project Introduction was held between the Applicant, 
the Planning Advisor and the Local Authority’s Head of 
Strategic Development in August 2021 to discuss the 
principles for and aspirations of redevelopment on the 
proposal site. 

Pre-Application Meeting 1 - 13th October 2021

The first pre-application meeting was held virtually in 
October 2021, with the Applicant, Planning Advisor 
and the Local Authority and Architectural design team.

The first pre-application meeting focused on the following 
topics, with a brief summary of discussions below : 

The Project Team
The Project Team was introduced, and the aspirations 
of the applicant and the design team were discussed. 

The Project Programme
The project’s proposed plan to submission was 
discussed, as well as the series of strategic and 
focused sessions outlined to reach a planning 
submission date. 

The Site
The Site, the existing building and the context were 
discussed and the challenges, opportunities and 
constraints of the site summarised. Officers identified 
that this was a key and important site in Islington.

There was agreement that the existing building was 
failing and harmed its context. The opportunities to 
redevelop the site and improve the current condition 
and provide a quality building were encouraged. 

Project Ambitions
The ambitions for the scheme were discussed, 
including the opportunity to create exemplar, 
sustainable led design that retained embodied carbon 
and diversified the employment workspace available in 
the Borough.

There was support for the project ambitions and 
agreement that the priorities were in keeping with the 
aspirations for a significant and visible site, where the 
existing building ‘harms its context’.

Early Sketchbook of Designs
An early sketchbook of massing proposals and early 
ideas of facade articulation were shared and discussed 
- as summarised in Section 4.5 of this document. 

There was agreement that while the building’s scale 
and mass was of substance, it was appropriate given 
the scale of the existing building and the opportunities 
presented. The early principles were agreed to be a 
good starting point, with discussion that the scheme 
should look to develop articulation in grain, variety and 
delicacy - which may vary in response to the different 
contextual elevations. The building’s entry points and 
relationship to ground were also considered a key 
point of interest.

Images from Pre-Application 01 presentation

Summary of strategic developments (see section 3.2) Early massing study (see section 3.5) 



2 / FACADE DEVELOPMENT
PRECEDENT - KXP2

VIEW FROM PENTONVILLE ROAD

2 / FACADE DEVELOPMENT

2 / FACADE DEVELOPMENT

NORTH

STEP-BACK 
MASSING TO 
BE FURTHER 
EXPLORED

ONE SYSTEM / FOUR ASPECTS

21085 - 1 Torrens Street - Design and Access Statement6060

4.0 Consultation
4.2 Pre-Application - Discussions & Feedback

Design Workshop - 29th October 2021

A small, informal design focused workshop was held 
between the Local Authority Design Officer with the 
Architectural design team. This meeting was held 
in-person and in the format of a ‘pin-up’ of design 
materials and massing model tests. 

A summary of the topics of discussion are summarised 
below: 

Building Entrances
The challenges of the building’s complex surrounding 
public realm levels were discussed, as well as the 
below-ground and on-ground constraints of the 
London Underground infrastructure. This helped 
in understanding the limitations of creating new 
entrances and the hierarchy of placing the primary 
building entrance to the corner of City Road and 
Islington High Street. 

The Design Officer noted that the building’s entrance 
instinctively felt as if it should be located to Islington 
High Street and encouraged the design to review if 
this was possible. Additionally, the extent of building 
set-back at ground was discussed, with an aspiration 
to limit massing ‘cuts’ to City Road and give more 
generosity to the public realm on Islington High Street. 
The importance of diversity of entries and building use 
along Torrens Street was also discussed.

Massing and Articulation
Design development in the building’s massing was 
discussed, particularly with regard to the aspiration 
for simplification of the stepped massing above 
the London Underground entrance. This stepping, 
incorporates necessary set-backs that are required for 
neighbouring buildings, but it was discussed that this 
was a volume of the building that should present as 
an important front, and respect the importance of the 
station entrance at ground floor level.

The design’s development was welcomed and the 
approach that the proposals would form a single 
building with architectural articulation adding detail, 
grain and variety was understood and acknowledged.  
It was considered that further development in the 
articulation and refinement of the architectural 
elements of the design would continue to add 
richness, interest and diversity to the proposals. 

Base, Middle, Crown
The emerging architecture of the design was 
discussed as well as the principle of benefiting from 
a well delineated base which respects and responds 
to the intensively used street edges on Islington High 
Street and City Road. 

The building’s distinct ‘crown’ at attic level was also 
discussed, and opportunities for additional grain, 
articulation and potential delicacy in counterpoint to 
the heavier building below was also of interest for 
future development.

Architectural Language and Approach
It was noted that the emerging architectural approach 
and language was ‘urbane and contemporary, as 
opposed to pastiche’ and that this was supported. 
The importance and significance of the rich heritage 
context, and how this may influence and be reflected 
in the proposals going forward was of interest and 
would be developed further.

Images from Design Workshop 01 presentation

Early design study of south-west corner (see section 5.4) 

Early massing study testing stepping to north (see section 3.5)

Precedent project of material and facade treatment



Relative Heights 
The building’s relative heights were discussed, 
particularly as they relate to the LVMF view (1A.2) and 
as outlined in Section 2.2 of this report. 

It was explained to Officers that the building’s relative 
height is in large part informed by the aspiration 
to retain the existing building’s structure, and save 
a significant amount of embodied carbon when 
compared to an entirely new building.

It was also noted that the proposed building 
represented a significant improvement on obstructions 
of the vista from Alexandra Palace to St. Paul’s 
Cathedral, particularly to the Dome and the Towers. 
The proposed massing was noted as simplifying the 
massing in front of the two key focal points. Further 
narrative is provided in the accompanying Townscape, 
Heritage and Visual Impact Assessment.

Townscape Viewpoint Map 
The proposed heritage context map and proposed 
townscape viewpoint maps were discussed and 
agreed. The visibility of the proposals from Duncan 
Terrace were discussed, as was the potential for an 
additional view from White Lion Street, which was 
subsequently introduced. 

Pentonville Road / City Road 
Torrens Street

Islington High Street

Context Elevations 
Site + Context

South : St John Street
Facade Articulation

 

Proposed 
Ground Floor + Public Realm
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Pre-Application Meeting 2 - 17th November 2021

The second pre-application meeting was held virtually 
in November 2021, with the Applicant, Planning 
Advisor and the Local Authority, as well as the 
Architectural design team and the Townscape and 
Heritage Advisor.

The second pre-application meeting concentrated 
on the following topics, with a brief summary of 
discussions below : 

Site + Context Analysis
The project team’s analysis of the existing buildings, 
its surroundings and the policy context were all 
discussed. The diverse and eclectic nature of the 
surrounding buildings, including those heritage assets 
was also discussed, with reference to how they may 
begin to influence the proposal design.

Land Use + Floorplate
The challenges and poor quality of the existing 
building, and the ambition to retain large extents of the 
existing structural frame were discussed. Additionally, 
the ambition to create new, flexible floorplates suitable 
to attract high quality employers to the Islington market.

The provision of Affordable Workspace as a key 
component of the building’s brief were also discussed, 
as well as the strategic location of this from Torrens 
Street and from the newly created public courtyard. 
The activity of use along Torrens Street was discussed 
and the potential for Affordable Workspace to have 
additional entry points directly to Torrens Street was 
suggested, to add further interest and entry points as 
well as to provide alternative routes out of the building 
outside of normal operating hours.

Ground Floor + Public Realm
The challenges of the existing building condition at 
ground floor were discussed (see section 2.4 of this 
report). The project’s ambition to positively influence 
the public realm, and to give increased generosity, 
form new connections and improve the public realm 
experience were discussed and agreed.

4.0 Consultation
4.2 Pre-Application - Discussions & Feedback

The diverse arrangement of uses at ground floor 
were also discussed, including the retention and 
reconfiguration of the existing public house, the 
creation of a new front-door entry at the corner of 
Islington High Street and City Road as well as a 
dedicated cycle entry were all welcomed. 

The principle and aspiration in creating a new public 
courtyard and route from Islington High Street to 
Torrens Street was discussed, with agreement being 
that the success of this would be dependent on the 
visibility, accessibility and safety of the developed 
design. The importance of high-quality hard and 
soft landscaping works to Torrens Street was also 
discussed, with further developments in response 
outlined in Section 5.9 of this report.

Facade Articulation 
The proposed principles of designing a refined frame 
that takes its rhythms and setting-out from the existing 
building’s structural layout was discussed - as was 
using architectural principles of primary and secondary 
orders, facade depth and shadow and shaping and 
articulation in order to add refinement, grain and 
variety to the facade proposals. 

In response to discussions in the Pre-Application 01 
meeting and the interim design workshop, the principal 
of a confident building form that is expressed in three  
varied elevational treatments, linked by a common 
architectural language was also discussed. Initial 
sketch views of the building proposals were shown. 

The developing proposals were noted as being 
sophisticated and the 'right direction of travel'. The 
continued development of richness, variety and 
granularity was encouraged - with note that material 
treatment was likely to positively influence this. 

Discussions were had as to the possibility of a further 
massing notch to further break the linearity of the 
massing along Islington High Street. 

Images from Pre-Application 02 presentation

Development of south-western corner (see section 5.4)

Early study of ground floor arrangement (see section 5.8)

Photographic analysis of surrounding context (see 2.5)
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4.2 Pre-Application - Discussions & Feedback

Design Workshop - 03rd December 2021

A second, small, informal design focused workshop 
was held between the Local Authority Design Officer 
with the Architectural design team. This meeting was 
held in-person and in the format of a ‘pin-up’ of design 
information and indicative sample materials.

A summary of the topics of discussion are summarised 
below: 

Articulation of Attic Form
The design development of the form of the set-back 
attic floor, particularly with regards to the crenelated 
profile to the Torrens Street elevation was discussed 
and agreed as successful - adding a more ‘playful’ 
approach in counterpoint to the informality of the 
Torrens Street warehouses opposite.

London Underground Volume
The development of the massing of the volume above 
the station entrance being simplified was discussed, 
as well as the introduction of a ‘cut’ between the 
building volume above the London Underground 
station entrance and the main Islington High Street 
volume giving increased separation between the two 
building volumes.

Islington High Street Elevation
A series of alternate views were presented 
demonstrating tests that had been undertaken 
to review the Islington High Street elevation in 
response to comments during the previous pre-
application meetings were discussed. The series 
of tests, exploring how (what could be perceived 
to be) a relatively long facade could be broken up 
were discussed, as well as the design team’s belief 
that a calmer, quieter and more unified elevation 
was appropriate here, as a backdrop to the heritage 
buildings opposite. These tests are further discussed 
in section 5.3 of this report. 

Facade Development 
The continuing design development of the proposed 
facade treatment was discussed, particularly with 
regard to the emerging richness of the ground floor 
experience, and the detailing to the attic form, acting 
as a successful counterpoint to the relative formality 
and ordered facade of the main building elevations. 
The Torrens Street elevation was also discussed and 
The Design Officer considered the rich detailing and 
animation were particularly successful in activating this 
important street. 

Ground Floor and Entry Lobby
Design development of the entry lobby was discussed, 
particularly with regard to the relocation of the main 
entry door to Islington High Street which was strongly 
supported and reinforced the shorter elevation to City 
Road in a successful manner.

The retention, and re-purposing of the existing light-
well to Islington High Street was also discussed - with 
reservations noted that this could be undesirable and 
that further minimisation would be beneficial as part of 
the ground floor and public realm experience. 

Material Treatment 
A series of sample, non-project specific materials, 
(including of glazed terracotta, profiled metal, glass-
reinforced concrete and pre-cast concrete) were 
presented in-person to explain the design intent for a 
building of material richness, quality and variety. These 
were well received, all indicating the kind of changes 
that were required for a very prominent Islington 
gateway building.

Images from Design Workshop 02 presentation

4.0 Consultation

Indicative materials palette board (see section 5.6) 

Development of Torrens Street elevation (see section 5.6)

Development of ground floor arrangement (see section 5.8)
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Pre-Application Meeting 3 - 15th December 2021

The third pre-application meeting was held virtually in 
December 2021, with the Applicant, Planning Advisor 
and the Local Authority, as well the Architectural 
design team and the Townscape and Heritage Advisor.

The third pre-application meeting concentrated 
primarily on the following topics, with a brief summary 
of discussions below : 

Facade Development
A series of developed sketch CGIs of the emerging 
proposals were discussed. This included the potential 
integration of over-cladding works and improvement 
works to the existing London Underground station, as 
well as the aspiration to improve the current condition 
where the escalator vents exhaust directly onto public 
realm level.

Design development was received well, including to 
Torrens Street. Continued development of the grain 
and articulation along Islington High Street was also 
encouraged. 

In addition, the series of alternate views developed 
since the informal design workshop were presented 
demonstrating the design development and evolution 
that had been undertaken to review the Islington High 
Street elevation in response to comments during 
Pre-Application Meeting 2 regarding potential breaks 
in the massing along this elevation. In the oblique, 
the orientation, articulation and rhythm of the vertical 
facade piers gave a shifting sense of grain that 
changed the experience as pedestrians progressed 
along the length. 

It was discussed that this elevation would be primarily 
experienced in the oblique, and never orthogonally 
in its full length. Officers recognised that this was not 
a view that would be experienced in the real world 
(and had been produced to explain the design across 
the length of the building), but felt that the proposed 
design on this elevation could be explored further. 

4.2 Pre-Application - Discussions & Feedback

Materials 
A summary of the design team’s in-depth 
understanding of, and analysis into the varied and 
eclectic materials palette of the surrounding context 
and neighbouring heritage buildings was reiterated and 
discussed further.

A developing bay study of the proposed building was 
also discussed to present the developing architectural 
composition of the proposals, and the material 
treatments that were proposed. 

Precedent examples of proposed materials were also 
presented, and discussions were had on how the 
material palette had been selected to ensure material 
quality, richness of facade treatments, construction 
and low-carbon design were balanced. This is further 
discussed in Section 5.4 of this report.

It was recognised that due to the limitations of virtual 
meetings, it was difficult to appreciate the variety and 
richness of the proposed materials ‘on-screen’ but the 
Design Officer noted that having been able to seeing 
and touching example materials in person that they 
were reassured that these qualities would be evident.

Ground Floor + Public Realm
Design development of the ground floor and public 
realm design was also presented, with the complexity 
of the public realm levels and interfacing transport 
infrastructure being explained. 

The developed design for relocating the building’s 
main entry from Islington High Street was discussed, 
in response to discussions during Pre-Application 
meeting 2 where it was felt that the proposed building 
was one of Islington High Street, and not of City Road. 
The omission of the existing light-well to Islington High 
Street was welcomed in response to comments in the 
previous design workshop.

Developments to the Cycle Lobby design were 
discussed, including the relocation of the building’s 
cycle store to sit beneath the entrance lobby, allowing 
this space to be accessed directly ‘at grade’ without 
a level change which was noted to be a significant 
improvement and would offer exemplar facilities. 

Developments to the design of Torrens Street and the 
new public stair connection were further discussed, 
including refinements to introduce additional access 
points to the Affordable Workspace provision.

Terraces + Landscaping
A summary of the building’s generous external 
amenity and terraces was presented, as were the 
design aspirations for the planting, seating and hard 
landscaping terraces. Officers noted that the provision 
of a variety of high-quality external spaces would be 
a significant asset to the proposals, and would add to 
the overall architectural character and appearance of 
the proposed building.

External Lighting
A summary of the emerging external lighting design 
for the proposals was introduced - with the Lighting 
Designer’s initial site analysis and early proposals 
sketchbook concentrating on quality and strategic 
use of external lighting being used to complement 
the architectural design and that of the public realm. 
Officers noted that good quality external lighting would 
be important to the success of the proposed public 
route.

Images from Pre-Application 03 presentation
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Development of ground floor arrangement (see section 5.8)

Contextual material analysis (see section 2.5)

Development of northern massing (see section 3.5)
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4.3 Design Review Panel (DRP) - Discussions & Feedback

Design Review Panel - 11th January 2022

A Design Review Panel was held in January 2022 with 
the Design Panel, the Local Authority Case Officer and 
Design Officer as well as the Applicant, the Planning 
Consultant, the Heritage and Townscape Advisor, the 
Sustainability Consultant and the Architectural Design 
Team. 

The design development of the proposals was 
presented, as were the aspirations of the design team 
and applicant. A virtual tour of the existing building, 
its site and the context as well as the constraints 
imposed on the scheme and the fundamental proposal 
for a redevelopment of a failing existing building whilst 
retaining its structural frame.

The architectural and environmental proposals were 
presented in summary as discussed in this document. 
The panel thanked the design team for a very clear 
presentation for the proposals. 

The main topics of discussion, commentary and how 
the design has evolved and developed since the DRP 
are discussed opposite and in section 4.4 of this 
document. 

Massing + Height
The Design Team explained that the building’s massing 
and form were informed by the ambition to retain the 
majority of the existing building’s structural frame, and 
to respect protected views and vistas over the site.

The building’s mass and height were generally agreed 
to be well-resolved and were supported by the panel. 

Some panel members commented that, in their 
opinion, the building was monolithic. The Design Team 
explained that was not the case, and that the unified 
form of the building was presented in three distinct 
volumes, marked and separated by distinct massing 
‘cuts’ within the building’s architectural form. 

These cuts, on Islington High Street and on the 
junction between City Road and Torrens Street were 
where the architectural expression of the building’s 
components changed, so that the volume above the 
London Underground Station was generally more of 
a ‘carved’ solid, whereas, the Islington High Street 
elevation was of a vertical language, influenced by 
the internal structure and afforded by the oblique 
approaches for this volume meaning that it would 
never be viewed as a complete orthogonal elevation. 
The Torrens Street elevation in turn was more informal, 
referencing the warehouse buildings opposite. 

Images from Design Review Panel presentation

Architectural Expression and Place-making
The importance of the building’s site and location 
within Angel and the London Borough of Islington was 
discussed and noted that the site is a key strategic 
corner and welcomes the arrival to Angel.

The panel discussed that the proposal should be 
a landmark building and that it did not appear that 
the proposals were suitably iconic and were instead 
monolithic in contrast to some of the historical 
neighbouring assets that were more architecturally overt. 

The design team responded by advising that the 
proposed building sought to be a sophisticated 
and urbane reinvention of the existing building in an 
environmental and sustainable manner. Furthermore, it 
was explained that the design of the building had been 
carefully developed to use architectural expression to 
give diversity and variety to different volumes of the 
building - each responding to their context differently 
whilst unified by a common architectural language. 

The example of the neighbouring heritage buildings 
was used as a discussion point - these heritage assets 
were not necessarily designed originally to be notable 
or iconic but instead were buildings of quality that have 
been adapted, used and reused over years and have 
become part of an eclectic and diverse piece of city.

Embodied Carbon & Building Reuse
The constraints of the existing building, its site and 
its imposition onto the surrounding public realm were 
discussed, as well as the significant challenge that 
these place on the existing building as a piece of city-
making as well as providing the exemplar employment 
and mixed uses that a prominent site within Angel was 
befitting. 

The proposed strategy to return the building to 
its original structural frame was explained by the 
design team as the basis for the proposals, locking-
in a significant amount of embodied carbon whilst 
reinventing the building for future use. 

It was noted that the proposals to reuse the existing 
building were extremely positive and that effective 
reuse is a highly complex process that had been 
embraced and discussed, resulting in an ‘excellent 
and positive carbon story’.

4.0 Consultation

Strategic reuse diagrams (see section 3.2) Aspirations for ground floor connections (see section 3.1) Developed aerial massing study (see section 3.5) 
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4.3 Design Review Panel (DRP) - Discussions & Feedback

Building Corners
Observations during design development and pre-
application that the site has a series of prominent 
corners was discussed. Some panel members 
expressed that they believed that all corners had been 
treated equally and that the junction between Islington 
High Street and City Road was not treated meaningfully 
and deserved to be of higher importance and should 
reference the domed heritage buildings opposite.

The design team explained that all corners had 
been treated differently, but marked with a common 
architectural language. Above the London Underground 
entry, a chamfer to the original building’s form, and 
ticket hall entry was retained. To the new public route at 
the northern end of Torrens Street, this geometry of a 
chamfered cut had been introduced, at the public realm 
level and marked with the new public stair. The corner 
to Torrens City and City Road was marked with a loggia 
and massing cut so that the building ‘eroded’ and 
invited pedestrians down Torrens Street.

The corner at Islington High City and City Road had 
been marked in a special manner, with a single ‘heroic’ 
column that breaks the building’s massing, acts as a 
hinge point between the building’s shifting geometries 
at ground and at roof. This form referenced the domed 
heritage buildings opposite, but in a subservient and 
contemporary manner.

Context and Heritage Assets 
The panel noted that historical and contextual analysis 
appeared not to have been thoroughly embraced, and 
that the townscape and heritage analysis had been 
limited to plotting a zone of theoretical visibility (ZVI).

The design team led by the Townscape and Heritage 
Consultant sought to assure the Panel that this was 
not the case and identified the earlier part of the 
design presentation that specifically discussed site, 
context and neighbouring heritage assets. The breadth 
of this summary had been limited by the constraints 
of a virtual meeting, but would be supported by a full 
townscape and heritage report at submission, as well 
as information in the Design and Access Statement 
(section 2.5 of this report).

The context, heritage and townscape context of 
the site had been studied and analysed by the 
Design Team, including the Heritage and Townscape 
Consultants since the earliest design stages and had 
informed the design. Assessments on the effects of 
the setting and significance of heritage assets have 
been undertaken, and Historic England have been 
consulted (subsequent to the Design Review Panel - 
see section 4.5 of this report) and were positive and 
supportive of the proposals and the team’s approach.

Material Treatment
As the Design Review Panel was held virtually, it was 
not possible to display actual material samples, which 
limited the ability to demonstrate the material quality 
and variety.

Nevertheless, the panel noted the quality of the 
proposed material palette. The use of glazed 
terracotta at ground floor, was positive and the 
panel encouraged that this could be further utilised. 
Additional variety in colour and tone were also 
suggested, so as to prevent a ‘white and glass’ 
building. The panel noted a series of design sketches 
of the depth and articulation of facade columns and 
piers were successful, but were not yet fully evident in 
the architectural imagery shown. 

The design team agreed with the general themes 
discussed and noted that further work on the material 
treatment, palette and the articulation of elements 
would continue to be developed pre-submission. 
Variety of material treatment would also be related in 
relation to comments on context and heritage assets. 
It was noted that the design and use of materials was 
being developed in cognisance of likely construction 
and carbon feasibility to ensure that the proposals 
ensured a building of quality that contributed positively 
to its context and environment. 

Islington High Street 
Discussions regarding the Islington High Street 
elevation considered the relative length of this 
elevation, and the fact that this contributed to the 
perceived monolithic nature of the building as a whole. 
In response, the design team reiterated that the 
elevation along Islington High Street is a product of the 
building’s structural form and geometry once existing 
cantilevered protrusions were removed to improve the 
very constrained footpath. The form is indeed broken, 
directly above the London Underground form. 

During design development, the design team did 
investigate opportunities to break this mass or 
elevational treatment, however, this created less-
flexible floorspace and was a wilful creation of overt 
variance, as opposed to being led by function or 
specific contextual reference. In contrast, the cut 
between this volume and the London Underground 
volume is specifically due to the existing structure 
requiring retention.

The neighbouring heritage buildings offer a consistent 
building line to Islington High Street and few 
predominant ‘cues’ for the Proposal to respond to. 
Therefore, a calm elevation has been proposed to 
Islington High Street in recognition of the building’s 
role as a contemporary building, forming a part of 
an architecturally varied context and that does not 
seek to compete with its neighbours, nor mimic them 
through pastiche appliqué. 

Images from Design Review Panel presentation
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Strategic diagrams on elevational approach (see section 3.6) Development of south-western corner (see section 5.4) Photographic analysis of surrounding context (see 2.5) Material selection (see section 5.6) 
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4.3 Design Review Panel (DRP) - Discussions & Feedback

Torrens Street and Corner Loggia 
It was noted that the Torrens Street elevation had 
a suitably different character to the Islington High 
Street elevation, which was welcomed by the Design 
Review Panel and it was encouraged that the further 
development of the design could add to this interested 
and diversity.

Similarly, when considering the newly created public 
route, the panel encouraged the design to develop 
the entrance from Islington High Street to widen the 
narrow throat of the entry, within the constraints of the 
neighbouring buildings.

The corner loggia between City Road and Torrens 
Street was agreed to be a successful integration of 
external amenity. The panel encouraged that a greater 
emphasis on the variation of solid and transparent 
elements on this corner, and the continued articulation 
of solid elements would be of interest. 

Building Use and Cycle Entry 
The building’s use, including the diversity of use at 
ground floor was discussed and well received - as 
was the reorientation of the public house onto Torrens 
Street, which bought increased activity and variety to 
this street.

The building’s cycle entry was also felt to be 
particularly well handled and would provide an 
exemplar facility for building users.

Ground Floor + Public Realm 
The aspirations of the proposal to increase the 
permeability of the public realm and the overall 
improvements to the townscape were all supported by 
the Design Review Panel. 

A series of detailed queries were asked regarding the 
dimensional relationships at ground floor, particularly 
the relationship of the lobby’s glazed line and the 
column line which created a colonnade that may 
create a difficult-to-navigate space between building 
and public realm by dividing the pavement space and 
inadvertently pushing people away from the public face 
of the building. The design team were encouraged 
to further enrich the ground floor and bring additional 
civic life to the street experience by concentrating 
generosity and assisting the pedestrian flow.

Additionally, it was queried whether the height of the 
ground floor to Islington High Street was grand enough, 
and could be another storey higher. The architectural 
design team explained that, due to the retention of the 
existing building frame, the opportunities for ‘additional 
height’, were limited and would require demolition of 
more of the existing building, limiting the building’s 
usability and viability. However, the design team would 
look to develop the design to increase the perceived 
height of the ground floor lobby, and the column size, 
whilst maintaining a human scale.

London Underground Volume
The design team explained the arrangement of the 
existing London Underground entry, sitting to the north 
of the site, as well as the challenges of working around 
and with a significant piece of transport infrastructure. 

The Design Review Panel felt that there was a missed 
opportunity to celebrate the Underground Entrance 
as an overt part of the building’s architectural form. 
Generally, the Design Team agreed with this ambition 
and wished to unify the ticket-hall entrance as part 
of the overall architecture, but the possibilities of this 
were limited subject to discussions and agreement 
with London Underground. Design aspirations would 
nevertheless be developed by the Design Team. 

Similarly, the challenges of the exhaust and ventilation 
of the Underground Station within the existing building 
were also discussed and how the current noisy, warm 
air exhausting directly onto the street was unpleasant 
and the proposals should seek to improve this 
condition.

Again, the Design Team agreed with this aspiration 
with the same challenge that its viability was 
dependent upon continued engagement by London 
Underground. Design aspirations on how to develop 
this condition would also continue to be developed. 

4.0 Consultation

Images from Design Review Panel presentation

Development of northern massing (see section 3.5) Developments to public house and Torrens Street (see 5.8) Development of ground floor arrangement (see section 5.8) Development of lower ground arrangement (see section 5.8)
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External Amenity and Roof
The wealth and variety of external amenity space was 
discussed and noted as beneficial. The limitations 
on rooftop use were discussed as being due to the 
constraints of views and vistas passing over the 
site, but that access and use to the roof would be 
maximised as much as was possible whilst maintaining 
the necessary access and fire safety requirements.

It was noted that the roof, Level 6 terrace and inset 
loggia balconies would all offer fantastic views and 
would contribute to a high-quality office environment.

4.3 Design Review Panel (DRP) - Discussions & Feedback

4.0 Consultation

Development of Level 06 Terrace arrangement (see section 5.8)

Formal Response from the Design Review Panel
Formal correspondence from the Design Review Panel 
dated 24 January 2022 was sent to the Planning 
Advisor, and included a summary of the main topics 
of discussion as well as a summary of the panel’s 
feedback, all as discussed in this chapter.
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4.4 Pre-Submission Workshops and Response to DRP Commentary

Pre-Submission Workshop 01 - 02nd February 2022

An informal design focused workshop was held 
between the Local Authority Case Officer, Design 
Officer with the Planning Advisor and the Architectural 
design team, primarily to discuss amendments and 
developments to the proposal based upon on the 
feedback and discussions in the Design Review Panel.

A summary of main topics of discussion are 
summarised opposite and overleaf. Additional 
information on how these studies and response to the 
Design Review Panel have influenced the design are 
explained throughout this document.

The Building in the City
Following comments from the DRP, the architectural 
design team explained that new site photography 
had been undertaken and that final imagery for the 
planning application would be amended to show more 
of the building in its contextual relationship. 

Islington High Street and Ground Floor 
Following comments from the DRP, the design team 
explained that additional work had been undertaken to 
improve the relationship of the ground floor entry lobby, 
add additional richness and articulation to the ground 
floor experience and increase the height of the ground-
floor to Islington High Street. It was explained and 
demonstrated that:

• The entry lobby glazed line had been developed to 
reduce the gap between the back of the columns 
and the glazing so as to prevent a colonnade effect. 
Generosity to the corner had been increased and 
the amount of additional public realm quantified. 

• The entry pavilion had been developed and 
expressed as two glazed terracotta ‘drums’ that 
announced the entry to the building and added 
additional material richness to the ground floor. 
The dimensions of the pre-cast concrete columns 
had also been refined and the articulation of these 
columns developed with a ‘diamond cut’ pattern 
to give additional interest and tactility to the ground 
floor materials. 

• The cornice and soffit of the ground floor entry had 
also been developed and shaped so that there was 
increased height to the ground-floor at Islington 
High Street and increased verticality of the main 
columns to give a sense of increased generosity at 
street level.

London Underground Volume 
It was demonstrated that further analysis had been 
undertaken to the existing condition of the London 
Underground station and aspirational improvement 
works developed. 

The massing of the ground floor expression around 
the London Underground had been developed, with 
massing protrusions and cuts removed so as to 
present a cleaner, more unified massing that presented 
a consistent building line with the adjacent ground 
floor lobby, which still keeping visual distinction and 
diversity at street level.

In order to improve the existing condition, where 
noisy waste air was exhausted from the London 
Underground escalator bank directly onto the 
pavement, a new, glazed terracotta screen was 
proposed as part of this new unified volume. This 
open-lidded screen would therefore allow the 
continued operation of the London Underground whilst 
offering an improved ground-floor experience.

Aspirational images of over-cladding works to the 
London Underground were also shared, inspired by 
the historical vernacular of Leslie Green stations and 
subject to a potential future application and agreement 
with London Underground and their stakeholders. 

Images from Pre-Submission Workshop showing development in response to the Design Review Panel’s commentary 
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Adjusted Views to address contextual relationship Increased public realm to High Street (see section 5.9) Aspirations for improvements to Underground (see section 5.8)
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City Road and Torrens Street ‘Corner’ 
Regarding what was considered to be the importance 
and solidity of the loggia balconies to City Road 
& Torrens Street, further design development 
and geometrical refinements were presented and 
discussed.

The glazing line of the inset loggia window and door 
access had been adjusted to be recessed further and 
bookended by two additionally solid flank walls. This 
allowed the expanse of glazing to be increased, but 
additional solidity to be experienced on the return 
walls, particularly when viewed on the oblique. 

In addition, further articulation had been introduced, 
with new grooves introduced to the solid facade 
elements to add additional solid planes on which 
shadow and light could fall differentially. This, as well 
as further articulation to the circular corner column and 
a refined relationship of the planted balustrade created 
a further reinforcement of this important corner that 
enjoys impressive vistas over the City of London and 
towards St Paul’s Cathedral. 

Material and Spandrel Design
In response to comments in the Design Review Panel, 
additional detailed analysis had been undertaken to 
understand and reference the contextual and heritage 
assets around the site. 

This analysis, in terms of colour, material and tone 
were discussed in detail - along with how this analysis 
had been developed in relation to the building’s major 
architectural forms : A (to Islington High Street & City 
Road) B (to Islington High Street & Upper Street) and 
C (to Torrens Street). An analysis had been undertaken 
of each contextual area, and a overall material/
colour tone developed that was characteristic of each 
individual context in turn. 

This material analysis has then be used to develop 
a new material approach to give additional richness, 
diversity and material interest to the proposals. 
The material tones that characterised each of the 
adjacent contextual areas (A, B and C) had been 
used in differing proportions to gradiate and tone 
the profiled metal spandrels of the office facade, in a 
differing manner depending on the exact volume of the 
proposed building. The variance in tone was unified by 
a common colour palette, to ensure a sophisticated 
variance across the building’s volumes, whilst 
maintaining a common architectural language.

Northern Courtyard and New Public Street
In response to discussions and commentary in 
the Design Review Panel, as well as concurrent 
consultation with the Designing Out Crime Officer (see 
section 4.6 of this report), further design developments 
of the northern courtyard and the new public street 
were discussed.

The entry to the northern courtyard from Islington High 
Street had been shaped, with splayed flank walls to 
give additional generosity to this route and to ensure 
that there were no dark-spots or hidden corners.

At Torrens Street, the placement of the newly created 
public staircase had been refined so as to ensure a 
security gate-line could be discreetly incorporated. 
Similarly, an architectural gate, designed to sit into 
a recessed niche was introduced to the entry from 
Islington High Street, these gate-lines give the ability to 
secure the northern courtyard and public route outside 
of operation hours. 

Furthermore, the design of the landscaping of the 
courtyard, as well as that of the external lighting had 
been further developed to ensure that the newly 
created public route was safe, secure, desirable and 
accessible.

Public House and Torrens Street
Since the DRP, the Public House volume has been 
further enriched and articulated by the introduction of 
a new clerestory window to the City Road elevation to 
supplement the variety of door and window openings 
already proposed along the Torrens Street elevation. 
The datum created by the door heads along Torrens 
Street had been developed to create a material 
break where the spacing of the proposed terracotta 
cladding had been changed to give further articulation 
and variety to the ground floor material treatment. In 
addition, a new signage zone had been created to the 
top of the terracotta cladding, as well as kick-skirt for 
ongoing material endurance and durability.

Along the Torrens Street elevation, the portal entries 
to the newly created Cycle Lobby entrance had 
also been developed, to ensure that they were 
proportionate to the architectural composition of 
the elevation, appropriately sized to the building 
use internally and navigable and noticeable to those 
approaching the building along Torrens Street. 

Images from Pre-Submission Workshop showing development in response to the Design Review Panel’s commentary 

4.4 Pre-Submission Workshops and Response to DRP Commentary

4.0 Consultation

Refinements to City Road / Torrens Street corner Development of building spandrel (see section 5.4) Developments to new connection (see section 5.8) Developments to public house and Torrens Street (see 5.8)
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4.4 Pre-Submission Workshops and Response to DRP Commentary

4.0 Consultation

Pre-Submission Workshop 02 - 17th February 2022

An second, informal design focused workshop was 
held between the Local Authority Case Officer, Design 
Officer with the Planning Advisor and the Architectural 
design team, primarily to discuss further amendments 
and developments to the proposal based upon on the 
feedback and discussions in the Design Review Panel 
and the previous pre-submission workshop. 

Variety to Islington High Street 
In response to comments in the Design Review Panel, 
as well as to those in the previous pre-submission 
workshop, additional contextual analysis had been 
undertaken to understand the contextual tones of 
the neighbouring buildings, and further develop and 
articulate the contextual response of the proposals, with 
distinction between the proposed buildings at elevation 
A, B and C (see section 5.5 of this document).

From this, further material and tonal tests had been 
carried out on the photo-real imagery produced for 
the proposals, which continued to develop the tonal 
characteristics of the scalloped spandrels that sit 
beneath the window framing on the Islington High 
Street elevation. This was supplemented by physical 
material samples to aid discussions. 

Test 1 used the scattered use of contextual tones 
universally along the Islington High Street elevation - 
with tonal variation consistent between window bays.
 
Test 2 changed the tone of the entry drums, from ink 
blue to an earthy brown, and then treated the spandrels 
to the bays directly above in the same tone, with 
adjacent bays as Test 1.

Test 3 further changed the tone of the entry drums to 
a burnt orange, and then continued this tone to the 
spandrels directly above. From this central bay, the 
tone and colour of the adjacent spandrels was further 
developed, to gradiate in tone along the elevation and 
add further variance and contextual reference. This 
was agreed by the Design Team and Officers to be 
an appropriate and successful response to previous 
comments and forms part of the final proposals.

Images from Pre-Submission Workshop showing development in response to the Design Review Panel’s commentary 

Test with adjusted tone to entry drums, and then carried to spandrels directly above (2) 

Developed contextual analysis, looking at tonal qualities of neighbouring buildings Elevation with scalloped spandrel with scattered use of contextual tones and colours (1) 

Test with varied scalloped spandrel, gradiating along the elevation from entry drums (3)
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4.4 Pre-Submission Workshops and Response to DRP Commentary

4.0 Consultation

Development of Islington High Street Corner
In response to comments in the Design Review Panel, 
as well as to those in the previous pre-submission 
workshop, adjustments had been made to the camera 
position showing the corner to Islington High Street to 
show the building on this key approach, and within its 
context.

Additionally, further refinements and developments to 
the treatment of this corner were undertaken to the 
ledge that forms the upper part of the main building 
volume (Test 1). As with the ledge above the ground 
floor glazing, shaping and insetting of the upper ledge 
had been introduced, to add further articulation and 
shaping, as a contemporary reference to some of 
the heritage and historical detailing in the adjacent 
buildings. This was agreed to improve the proportions, 
shaping and articulation of this corner view. 

From this, further material and tonal tests had been 
carried out on the photo-real imagery produced for the 
proposals, which tested the material treatment of the 
corner column, as well as those that form the ground 
floor architecture. 

Test 2 implemented the adjusted shaping to the upper 
ledge, and treated the circular pre-cast concrete 
columns at corners and at ground in the similar earthy 
tones to the building’s spandrels. It was discussed that 
this test blended-in the corner with the building form 
and did not significantly celebrate the distinction of the 
corners from the main building form by virtue of treating 
them equally to the spandrel panels that sit below the 
windows.

Test 3 again implemented the adjusted shaping to the 
upper ledge, and treated the circular pre-cast concrete 
columns at corners and at ground in a darker tone, 
flecked with aggregates that took on the colours of the 
surrounding spandrel. This approach allowed the corner 
columns to read as distinct from the main frame of the 
building, but still have embedded colours and tones 
that referenced its direct context. This was agreed by 
the Design Team and Officers to be an appropriate and 
successful response to previous comments and forms 
part of the final proposals.

Images from Pre-Submission Workshop showing development in response to the Design Review Panel’s commentary 

Test with treatment of the corner column in the tones of the spandrel (2) Development with shaping and articulation to the top ledge of the main building form (1) 

Test with treatment of the corner in a distinct tone, to differentiate from the main form (3) Zoom in showing proposed materials showing the distinction of the main corner columns
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4.5 Historic England Consultation - Discussions & Feedback

Historic England Consultation - 19th January 2022

A consultation meeting was held with Historic England 
in January 2022, with the Planning Advisor, as well 
the Architectural design team and the Townscape and 
Heritage Advisor.

The scheme was introduced, as well as details of the 
applicant team and the aspirations for the project. 
As well as discussing the context the design team’s 
analysis of the existing building and the heritage 
neighbours and surrounding context was explained. 
The Townscape and Heritage Advisor also presented 
the Heritage Map and Viewpoint Map and how the 
proposed views had been determined. 

In addition, the relationship of the proposed building 
to Local Views and Vistas was discussed, and the 
building’s relative heights were explained, including the 
relationship to LVMF 1A.2 (St Paul’s Cathedral, when 
viewed from Alexandra Palace (the viewing terrace - 
approaching the north-eastern car park). It was noted 
that the existing building breached the LVMF plane 
in numerous positions - most notably, in front of the 
dome (by c. 3.43m) and in front of the western towers 
(by c. 2.53m). 

It was discussed that the proposed building 
significantly improved the LVMF vista, by reducing 
the obstructions in front of the dome (by c. 2.3m to 
the top of roof, plus balustrade) and in front of the 
western towers (by c. 1.4m to the top of roof, plus 
balustrade). It was noted that whilst the overall height 
of the building sat above the LVMF plane, this was 
in part limited by the ambition to retain the existing 
building’s structural frame and saving embodied 
carbon. Heritage England noted that this provided a 
much improved condition on the existing view, with 
the simplified massing of the proposed development 
allowing St Paul’s Cathedral to be viewed more 
prominently from the protected vista. Additional 
commentary is provided in the HTVIA. 

Heritage England’s feedback was positive, thanking 
the team for consultation and confirming that 
they were supportive of the proposals and had no 
significant concerns on the design, massing or relative 
height of the building. Images from Historic England presentation

4.0 Consultation

Contextual analysis of heritage assets (see section 2.5)

Aerial view of existing building (see section 2.4) 

Diagram showing relationship of site to its context (see 2.1)

LVMF 1A.2 - Alexandra Palace: the viewing terrace - approaching the north-eastern car park - 
Proposed - with key datum notes. Refer to HTVIA for additional information and commentary

LVMF 1A.2 - Alexandra Palace: the viewing terrace - approaching the north-eastern car park
Existing - with key datum notes. Refer to HTVIA for additional information and commentary
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4.6 Designing Out Crime Consultation - Discussions & Feedback

Designing Out Crime Consultation - 12th January 
2022

A consultation meeting was held with a Metropolitan 
Police’s Designing Out Crime Officer (‘DOCO’), with 
the Planning Advisor, as well the Architectural design 
team.

The aspirations of the design, the development of 
the proposals and the design of the scheme were 
discussed and the DOCO was supportive of the 
scheme. 

Main discussion points and summary of subsequent 
developments are outlined opposite. 

Ground Floor Design & Public Realm
The Designing Out Crime Officer discussed the 
challenges of colonnades, particularly to the RBS 
building directly to the north of the site. The DOCO 
spoke about the challenges presented by the recessed 
glass line of the main entrance lobby. 

In response, since consultation, the recess behind the 
column line has been significantly reduced, to ensure a 
zone that is adequate for cleaning but not sufficient for 
pedestrian traffic. This has ‘designed-out’ significant 
concerns regarding anti-social behaviour and other 
security concerns. This is explained in section 5.9 of 
this report. 

Northern Courtyard and New Public Route
Additionally, the DOCO appreciated the ambition of 
the proposals to relocate the public route through the 
courtyard of the existing building to the north of the 
site. The DOCO raised that security and safety of this 
passageway would be of paramount importance, and 
encouraged the design to be further progressed in this 
regard. 

In response, the shaping of the building form to this 
northern courtyard have been developed further 
to ensure that there are no ‘hidden’ corners  along 
this public route. Additionally, soft landscaping 
features have been removed from this courtyard, 
and the external lighting proposals have been further 
developed to ensure that this space is sufficiently 
safely lit. Security gates have also been incorporated 
to the public stair and to the entry from Islington High 
Street. This is explained in section 5.9 of this report. 

Security Specification 
The DOCO also noted that the specification and 
detailed design development of features such as 
glazing, doors and CCTV coverage should be 
developed over time. These recommendations will be 
considered as relevant during the technical design 
stage. 

Images from Designing Out Crime Consultation presentation

4.0 Consultation

Design intent for new public route through site (see 5.11)

Aspirations for improvement to the public realm (see 3.4) 

Photograph of existing public realm at High Street (see 2.5) 
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4.7 Counter Terrorism Security Consultation 

Counter Terrorism Security Consultation - 27th 
January 2022

As recommended by the Designing Out Crime Officer, 
and due to the relative proximity to a piece of transport 
infrastructure (the London Underground Station), a 
consultation meeting was held with a Metropolitan 
Police’s Counter Terrorism & Security Advisor, with the 
Architectural design team.

The aspirations of the design, the relationship to the 
London Underground station, the development of 
the proposals and the design of the scheme were 
discussed and the CTSA was generally supportive of 
the scheme. 

For reasons of security and confidentiality, details of 
the discussions and feedback are not included in this 
document.  

4.0 Consultation



Welcome The Site
The Building

Welcome to the virtual exhibition 
of Tishman Speyer’s proposals to 
redevelop 1 Torrens Street.
We hoped to be able to show you our proposals for 
the site at a public event but unfortunately due to the 
ongoing effects of Coronavirus, this is not possible at 
the moment given both government advice and our 
commitment to community wellbeing.

As a result, this consultation is taking place ‘at-a-
distance’ – using a range of different feedback tools. 
We are committed to engaging widely and making 
sure everyone has an opportunity to have a say on 
the plans in a way that suits them. 

You can provide your feedback on the information 
set out in these boards by clicking on the ‘Feedback 
Form’ in the ‘Have Your Say’ section on our website. 

We are keen to understand the views of our 
neighbours and the local community before 
submitting a planning application to Islington Council.

 1torrensstreet.co.uk

Public realm and ground-floor activation
The existing relationship between the building and street is, as well as the public realm 
around the site are tight and of poor-quality. The public realm suffers from narrow 
footpaths with pinchpoints and the building lacks accessible access. Many of the facades 
at ground-level are inactive, and do not provide any street activity at this important 
location. In addition, the wayfinding around the site is ineffective.  

Our proposals seek to significantly improve the public realm around the site, with new, 
prominent entrance points for the building and increased public realm width on Islington 
High Street and City Road. The design will activate the elevations to ensure the building 
welcomes people in and around, and also introduces a better entrance for cyclists on 
Torrens Street. 
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Proposal
Link to Islington High Street

A new through-route for the site 
is proposed, connecting Islington 
High Street to Torrens Street by a 
new public courtyard to the north 
of the building. We believe that 
this will encourage connections 
through the local area, and be 
properly managed and well-lit to 
reduce anti-social behavior and 
ensure the safety of all. 

The proposals include the 
reprovision of the pub, with a 
more convivial opening out onto 
Torrens Street.

The Site
Site Context
The site sits above Angel Tube Station entrance, and is predominantly office space 
with a pub at ground floor.

The site is not located within a conservation area. Nearby conservation areas include 
Duncan Terrace/ Colebrook Row and New River.

 

NEW RIVER
CONSERVATION AREA

DUNCAN TERRACE/ 
COLEBROOKE ROW 

CONSERVATION AREA

Local Conservation Areas 
Site + Context

NB: Approximate Representation only

The Site
The Building

The Proposals 
Our proposals will see the existing building’s structure retained 
and redeveloped to provide high-quality, flexible and sustainable 
employment accommodation, which is suitable for modern office 
occupiers and contributes positively to its neighbourhood. The key 
improvements we are looking to make include:

A new, contemporary 
building marking the 
gateway to the Angel area 
and the station

Retaining a significant 
amount of the existing 
building structure and 
saving embodied carbon

Refurbishing and 
reimagining the local pub 
and introducing new mixed-
use commercial space at 
the ground floor

Increasing high-quality, 
flexible employment 
space, including affordable 
workspace

Introducing a high-quality 
design which contributes 
positively to the character 
of the local area and seeks 
to respect the historic 
buildings nearby

Creating a more 
environmentally sustainable 
building, designed to modern 
standards and to address 
the Climate Emergency

Significantly improved 
public realm, generous 
pavements and a new 
through-route for the site

Proposal
Approach from Pentonville Road

Ensuring Angel 
Underground Station 
remains accessible and 
in operation throughout 
construction

Have Your Say!

Dear Neighbour, 

Tishman Speyer are bringing forward proposals for the redevelopment of
1 Torrens Street.

Our proposals aim to secure the long-term future of an office building which 
currently fails to meet modern occupier requirements. The building is in need of 
investment to deliver the type of amenity and flexibility expected of contemporary 
office space. Our proposals include: 

We have recently launched a virtual consultation on our project 
website, www.1torrensstreet.co.uk, where you are able to view 
the proposals and have your say.

A new, contemporary 
building marking the 
gateway to the Angel 
area and the station 

A more environmentally 
sustainable building, which 
retains as much of the 
existing structure as possible 

A high-quality design which 
contributes positively to the 
local area

Better public realm with 
an improved route through 
the site 
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4.8 Summary of Public Consultation

A thorough public consultation process has been 
undertaken to engage with and hear the views of the 
local community, including residents, workers and 
visitors .

A Statement of Community Involvemnt is provided 
in support of this application but a summary of key 
consultation events is outlined below. It is noted that 
the majority of consultation has been undertaken 
during the Covid-19 pandemic and therefore the 
majority of public consultation has been undertaken 
virtually. 

Key Public Consultation activities have included : 

• Virtual Public Consultation boards summarising the 
existing building and proposals

• Printed flyers sent to over 2,000 neighbouring 
addresses informing them of the proposals 

• Formal correspondence letter sent to numerous 
stakeholders and interested local parties 

• Public Consultation website with information 
regarding the existing building and the proposals

• Online Survey 

Images from Public Consultation boardsImages from Public Consultation flyer

4.0 Consultation
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Precedent - KXP2
Facade Articulation
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Workshop 1

Corner 
Approach

(see section 5.3)

View of
Torrens Street

(see section 5.6)

London 
Underground
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(see sections 

5.8 & 5.11) 

Context and
 Materials

(see sections 
5.5 & 5.6)

Design
Pre-App 1

4.9 Evolution of the Design 

A visual summary of the design development of some 
areas of the proposal are summarised overleaf. These 
design developments are also discussed as relevant, 
and as identified throughout the document.

4.0 Consultation

South : St John Street
Facade Articulation

East : City Road
Facade Articulation

West : Islington High Street
Facade Articulation
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Site + Context

Design
Pre-App 2

Massing with cutback at ground 
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Facade precedent 

Introduction of primary column + loggia
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Simplified stepping to LUL volume

Axonometric diagram of ground floor

Contextual analysis



21085 - 1 Torrens Street - Design and Access Statement 7777

Facade Development 
Approach from St John Street

Facade Development 
East Elevation 
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4.9 Evolution of the design

Design 
Workshop 2

Design
Pre-App 3

Design Review 
Panel

Pre-Submission
Workshop 2
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5.0 Proposed Development
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5.0 Proposed Development
5.1 Overview

The proposal for 1 Torrens Street seeks to re-develop  
the existing Angel Square buildings to create an 
exemplar, environmental and sustainable mixed-use 
building, suitable for multiple modern user needs and 
offering:

• flexible, adaptable employment workspace, with 
natural ventilation capability (levels : upper ground, 
01 - 06)

• affordable workspace provision, with its own 
dedicated entry lobby provision (levels : lower and 
upper ground) 

• new, visible office lobby to Islington High Street, 
with provision for a cafe and/or retail concession 
within 

• retention, redevelopment and relocation of the 
existing on-site public house, providing a newly 
configured and refurbished space with potential 
external seating

• wellness and wellbeing provision, such as external 
planted terraces, balconies and loggia for the 
use of building users, and a new cycle store and 
changing/shower facility offering exemplar end-of-
trip facilities 

• new, all-electric plant, primarily relocated from 
the building’s roof to the building’s basement - 
and supplemented by on-roof photovoltaics to 
generate renewable entry 

• dedicated vehicle loading bay and waste storage 
facilities, located within the existing basement 

• public realm improvements, including 
enhancements to the existing pavement ways, 
new hard landscaping and the creation of a 
new public route via the north of the site, linking 
Islington High Street to Torrens Street

Application Site
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5.2 Three Elevations, One Building

5.0 Proposed Development

Approach from Goswell Street Approach from Liverpool Road

Approach from St John Street Approach from Pentonville Road

The design of the building’s facade and its elevations 
have been developed in order to achieve variety 
through architectural treatment and articulation - 
unified by a confident, calm and neighbourly massing. 

The massing of the building has been broken down 
and articulated with an expressed architectural 
frame. This frame, sitting in front of the glazed line 
of the building is in part informed by the structural 
arrangement of the existing building frame, which 
is irregular, and has wide reinforced concrete piers 
directly adjacent to the proposed facade zone.

This irregular structural grid, and the building’s 
unique geometries have informed the articulation 
of the building’s frame, and reinforced the principal 
of a single, unifying building that is expressed and 
emphasised differently depending on its elevation, 
orientation and context. 

The semi-regular 6m grid of Islington High Street 
is expressed in a primary order of frame, with a 
secondary slimmer element at 3m to add additional 
grain. This volume is ‘broken’ by the massing cut 
between the primary building form and that which sits 
directly above the London Underground station. This 
difference in volumetric treatment is reinforced as the 
building is approached on the oblique, or straight-on, 
expressing a shifting grain of solid and transparent. 
To the largely obscured northern elevation, the 
continuation of the London Underground volume is 
further expressed with elements of solid and glazing. 

To City Road, the narrowest point of the site presents 
the shorter elevation of the building. Here, the 
language of the Islington High Street elevation returns, 
but is expressed more orthogonally, due to the 
relationship to the crossroads presenting a wider vista 
to the building. The placement of the eroded ‘loggia’ 
on the corner to Torrens Street balances this elevation 
and provides a break to the differing facade rhythm on 
Torrens Street. 

To Torrens Street, the existing structural frame rhythm 
is irregular, allowing the facade rhythm to be similarly 
irregular, echoing the informality of the facing Torrens 
Street Warehouses. 

The attic of the building acts as a unifying element, 
inheriting the 3m rhythm of the Islington High Street 
elevation, but expressed as a lighter, metal form.
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5.0 Proposed Development
5.2 Three Elevations, One Building 

Sculpted for Views, Grain and Articulation

The articulation of facade piers and ledges has been 
crafted in order to maximise views out of the building, 
whilst also providing an architecture of solidity, of 
presence and of changing grain.

Informed by the horizontal arrangement of the existing 
building’s reinforced concrete columns, elements of 
facade solidity have been introduced to ‘mask’ the 
internal structure, with glazed panels between. These 
facade piers have then been extruded, cut and sculpted 
so as to provide a maximised series of planes on which 
shadow can fall, and widening the aspect and vistas 
through the generously wide glazed panels. 

Generally, a 6m primary order is marked with a primary 
facade pier, with a more slender secondary pier sat at 
3m, but unified with a consistent material treatment. 
Depending on the elevation, the shape, form and 
articulation of the pier has been further refined to add 
additional grain and variety to the elevational facade 
design. 

Horizontal ledges sit between the projecting form of 
these facade piers, but subservient to the primary 
vertical order and are generally paired with a profiled 
metal spandrel sat at the base of the window. 

At ground floor, and at particularly corners, the primary 
frame of the building grounds with circular columns, 
articulated by way of a diamond-cut profile - carrying 
the primary building order to ground, but articulating at 
public realm level in an urbane and distinct manner. 

This interplay of primary and secondary order, sculpted 
columns, profiled spandrel and glazing system provides 
significant diversity in the architectural expression, and 
provides varying materials and planes on which light 
and shadow fall differently, and change through the day 
and through the seasons.

1

2

3

4

Selection from AHMM sketchbook

Missing Fin 



Sketchbook
From Islington High Street

2 / FACADE DEVELOPMENT
VIEW FROM ISLINGTON HIGH STREET
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5.3 Islington High Street 

5.0 Proposed Development

Alternate Studies 

Following discussions in pre-application meetings 
regarding the relative length of Islington High Street, 
a series of design studies were reviewed to consider 
the suggestions of alternate ways to express this 
elevation. 

Between the building forms between Islington High 
Street and above the London Underground, tests 
were undertaken where the massing was continuous, 
and not broken. Additionally, tests were undertaken if 
loggia balconies were introduced to this massing cut. 
These tests were determined to be less successful 

Alternate Test : Cruciform expressionAlternate Test : Loggia balconiesAlternate Test : Omitted fin

than a distinct and clean cut in the building’s massing, 
which differentiated between the two building volumes.

The Islington High Street elevation was informed by 
the retained structural frame’s 6m structural frame, 
which had been expressed in the primary order, with 
a secondary, thinner, shaped facade pier splitting this 
into 3m, reinforcing a vertical order to this elevation, 
in direct response to the vertical expression of the 
buildings opposite. As Islington High Street is a linear 
street, it is mostly experienced on the oblique with 
a front-on view never being possible. Therefore, the 

orientation, articulation and rhythm of the vertical 
facade piers gave a shifting sense of grain that 
changed the experience as pedestrians progressed 
along the street length. 

Design evolution was undertaken that looked at 
‘breaking’ this rhythm by omitting a central pier so that 
a ‘super-wide’ bay was created to the centre of this 
elevation. This belied the intent to reference the vertical 
order of the neighbouring buildings, and had no 
architectural rationale other than to wilfully affect the 
elevation for the purpose of ‘breaking’ the long elevation. 

Alternate Test : No break in massing

Alternate Test : With loggia balconies in cut

Alternate Test : Cruciform expressionAlternate Test : Loggia balconiesAlternate Test : Omitted fin

The alternate massing tests that had been undertaken 
were felt to have been unsuccessful, and were not 
informed by any logical building use or facade system 
but were instead an interruption to the intended calm 
rhythm of the oblique elevation. 

Further material and tonal tests were also undertaken, 
and found to be more successful and are discussed in 
section 4.4 and form part of the final proposals. 
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5.4 Islington High Street + City Road Corner 

5.0 Proposed Development

The site’s corners, particularly that on the south-
west of the site have been discussed and developed 
during the design of the proposals. Each of the 
proposed corners is treated differently, but linked by 
a common architectural language - to ensure variety 
and contextual differention whilst ensuring that this is 
unified within a coherent and considered architectural 
language.

The south-western corner, at the crossroads of 
Islington High Street and City Road sits at an 
important position within the site, and its wider 
context. This corner of 1 Torrens Street helps create 
and form the gateway to Angel, with the Angel Corner 
House, 363 Goswell Road and the Angel Building, 
each contributing to this prominent townscape corner.
The existing building on site has a particularly bulbous 

A

B

Views to 
St Paul's 
/ City

Existing 
structure

Stairs connect

Pivot 
about 
hinge

C

and pronounced treatment to this corner, manifesting 
in a building that aggressively dominates the street-
scape, and reduces the area of public realm below. 
This corner is largely comprised of solid brick and 
stone work, with small windows, and, other than its 
curved form, has little compositional relationship to its 
heritage neighbours. Indeed, the clock-tower of the 
existing building is not on this corner, but is instead 
pushed back along Islington High Street, meaning 
that the corner of the existing building is treated 
subserviently to the heritage neighbours. 

In response to this, the corner of the proposal 
at Islington High Street and City Road has been 
refined and developed to contribute positively to this 
important relationship whilst not being pastiche, or 
having an unintegrated architectural expression. 

1 Torrens 
Street 

Angel 

Corner 

House

363 Goswell 

Road

Angel

Building

Due to the proposal’s aspirations to retain a significant 
amount of the existing building’s structure frame, and 
retain the associated embodied carbon, treatment of 
this corner has been carefully developed to minimise 
the amount of demolition, whilst allowing the corner 
more generosity, and a calmer nature than the 
aggressive form of the existing building. 

Whereas both the heritage buildings, at Angel 
Corner House and 363 Goswell Road have a curved 
architectural expression to their main corners, the 
more contemporary Angel Building directly opposite, 
does not. This identifies a strategic relationship where 
opposing corners, heritage-to-heritage, contemporary-
to-contemporary all recognise but mark their corners 
distinctly and individually, complementing and not 
competing with each other.

The proposal has developed to treat this corner as an 
important ‘hinge’ point between the building’s massing 
set-backs and cut-back forms at top and at ground. 
The prominence of the corner is reinforced by the 
way in which it unifies this geometry, and presents 
a different geometrical relationship to Islington High 
Street, City Road, Pentonville Road and Goswell Road.

Many tests have been undertaken to develop and 
refine the treatment of this corner and are summarised 
overleaf. The circular form of the column has been 
developed to reflect the curved treatment of the 
adjacent heritage buildings, but held within the main 
building’s form so as to be respectfully distinct from 
the context. The material treatment of this column has 
been further developed to add additional distinction, 
quality and architectural interest (see section 4.4) 

Summary plan of the buildings forming the corner entry to Angel Strategic diagram explaining the relationship and importance of corners to the proposal



View from Pentonville Road

4 / FACADE PRINCIPLES

VIEW FROM PENTONVILLE ROAD

2 / FACADE DEVELOPMENT
2 / FACADE DEVELOPMENT
VIEW FROM PENTONVILLE ROAD

VIEW FROM PENTONVILLE ROAD
Now : 04 November 2021 (PM) 

VIEW FROM PENTONVILLE ROAD
Where we are

VIEW FROM PENTONVILLE ROAD
Where we are

VIEW FROM PENTONVILLE ROAD
Alternate Penthouse

VIEW FROM PENTONVILLE ROAD
Alternate Corner 2

Approach from St John Street
Construct Media visual

Key Plan (NTS)
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Test : Bird’s Mouth Corner Test : Bird’s Mouth Corner + Corner Entry Test : Circular column, broken by slab ledges Test : Circular column, continuous through office form

Test : Circular column, continuous with distinct top form Test : Increase column size, top form more distinct Test : Column stops below attic form Test : Slim, no-circular corner with circular column at top

Test : Square corner, with recess at corner Test : Circular column, toned as main frame Test : Circular column, mid-grey polished concrete Test : Circular column, dark-grey polished concrete

5.4 Islington High Street + City Road Corner 

5.0 Proposed Development



21085 - 1 Torrens Street - Design and Access Statement8686

5.0 Proposed Development
5.5 Contextual Material Reference

The proposal sits surrounded by a diverse and eclectic 
context. The neighbouring buildings are of a mixed 
vintage, quality and material treatment. Though the 
overall language of neighbouring buildings is generally 
of masonry, there is little commonality in tone or 
type, with the various heritage and other buildings 
representing a mix of types - though typically (but not 
exclusively) linked by a red/brown tonal palette, with 
distinct elements of white/light articulation, faïence and 
detailing.

The diversity and interest of the surrounding context 
has been analysed and considered as a key component 
of the developing facade design. This process is 
summarised below and illustrated opposite and overleaf

• A photographic site survey has been undertaken, 
allowing contextual elevations to be produced, 
demonstrating the richness and diversity of 
architectural styles and material treatments

• The proposed building has been expressed as three 
distinct interlinked volumes and elevations. Volume/
Elevation A to Islington High Street and City Road 
turns to Volume/Elevation B directly above the 
London Underground station. Volume C sits directly 
opposite the Torrens Street Warehouses.

• This diagrammatic representation of the 
differing volumes has been mapped against the 
corresponding contextual elevations (diagram 1 
opposite). 

• The predominant hue of each contextual 
elevation has been calculated and summarised as 
representative of the direct, unique context of each 
elevation (diagram 2, overleaf)

• These simplified tones have been used to create a 
material palette directly derived from its context. 

• These simplified tones have in turn been used in 
differing proportions depending on the proposed 
building’s volume and elevationally orientation. Each 
of the three predominant colours has been used 
in each elevation, but in differing amounts - giving 
a contextual response, with variety and resonance 
(diagram 3, overleaf).

A

B

C

Diagram 1 : Elevational Diagram A/B/C against Context Elevations
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A

B

C

5.0 Proposed Development
5.5 Contextual Material Reference

Diagram 2 : Elevational Diagram A/B/C with simplified hue colours summarised

H (Hue), S (Saturation), L (Lightness)

H 18 
 S 30  
L 54

H 30 
 S 18 
L 54

H 31 
 S 26  
L 79

C

B

A

The predominant hue to each contextual elevation has 
been calculated and represented - tonally linked, but 
distinct and individual.
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5.0 Proposed Development
5.5 Contextual Material Reference

A B C

Diagram 3 : Elevational Diagrams showing ‘scattered’ spandrel of contextual tones

Elevation A 
Predominantly tone ‘A’ with ‘B’ + ‘C’ mixed in

Elevation B
Predominantly tone ‘B’ with ‘A’ + ‘C’ mixed in

Elevation C
Predominantly tone ‘C’ with ‘A’ + ‘B’ mixed in
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5.0 Proposed Development

Circular Columns 
Pre-cast concrete or GRC, with a diamond-cut 
pattern. Selected to ensure a robust grounding to 
the building, and articulated to give visual interest. 

Office Lobby, Pub + London Underground
Glazed terracotta baguettes and/or tiles - with 
colour differentiation depending on use. Selected 
to give material richness where it can be most 
noticeably appreciated at close proximity, and to 
provide changing surface finishes and textures. 

Office System Spandrels
Profiled metal spandrels beneath office glazing. 
Expressed in a scalloped profile, allowing light to 
full and shadow to be created in a varying fashion 
and in tones as section 5.5. 

Main Building Frame 
Textured or routed glass-reinforced concrete 
(GRC panels) potentially with exposed / 
emphasised aggregates - that may vary 
depending upon elevation.  

Ground Floor Frame
Pre-cast concrete elements, with exposed 
aggregates to complement other elements of 
ground floor articulation.

All colours indicative and subject to confirmation

Materials 

The proposed materials for 1 Torrens Street have 
been developed to ensure that they are of a quality 
suitable for the building’s prominent location and brief 
aspirations, to reference the building’s rich and diverse 
context and to implement suitable, low-carbon and 
low-waste construction and assembly techniques. 
Proposed materials are shown opposite, and outlined 
below. 

1

2

3

4

5

5.6 External Design
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Fig. 5.6: Regents House, located adjacent to the Site. 

Fig. 5.7: Character of buildings fronting the Site, across Islington High Street. 
Fig. 5.8: Streetscape along Pentonville Road.

5.15 Immediately east of the Site, across Torrens Street, is a 
single storey tiled building, which was the former ticket hall 
for Angel Underground Station (see figure 5.11). The station 
was expanded with the construction of Angel Square and 
now includes multiple platforms, a ticket hall and some of 
the longest escalators in the underground. Further east 
is Duncan Terrace, a row of terraced houses, built c. 1800, 
which contrast largely in scale and composition to the Angel 
Square (see figure 5.12). A strip of green space, Duncan 
Terrace Gardens, fronts the Grade II listed houses at Duncan 
Terrace and Colebrooke Row, creating a low-rise leafy urban 
character.  

5.16 City Road is found south-east of the Site. The eastern end of 
this road, closest to Angel Square, is predominantly fronted 
by 3-4 storey brick terraced houses, with a fine urban grain. 
Most of these properties exhibit a Georgian character and 
many are Grade II listed (see figure 5.13). Further eastward, 
there are also mid and high-rise buildings, which are mixed-
use and residential blocks. 

5.17 East of the Site, in the wider context is Regents Canal 
(see figure 5.14), featuring a largely leafy character. This 
landscape feature runs north of Angel Square, through 
Islington Canal Tunnel. The tunnel’s eastern end connects 
to Vincent Terrace Walkway, which is a publicly accessible 
towpath, below the surrounding street level.

5.18 Immediately south of Angel Square is a Grade II listed 1880s 
commercial building (no. 426 – 428 St John’s Street) known 
as Bank Buildings, which addresses the prominent junction 
of City Road with Goswell Road and St Johns Street, facing 
The Angel Public House with a curved frontage (see figure 
5.15). The building marks the entrance to St John’s Street, 
which shows predominantly three to four storey brick 
terraced houses. St Johns Street has both a retail and 
residential character (see figure 5.16). On ground floor level, 
there are eateries, food shops and clothing stores. On upper 
floors and some terraced houses, without shop fronts, 
provide quieter residential space. The Angel Building, a large 
footprint 1980s commercial building is found along St John 
Street (see figure 5.17). The Angel Building was re-clad and 
fully refurbished in 2010 and now features a contemporary 
design by AHMM.

5.19 Goswell Road is found south-east of the Site (see figure 
5.18). This route connects Angel with Clerkenwell and 
features a mix of fine and coarser grain buildings of different 
eras. Dominating the townscape are contemporary five to 
six storey residential blocks, mostly for students. 

5.20 Overall the character of the area is defined by a combination 
of uses and activities including retail stores, banks and local 
businesses, surrounded by market places including those on 
Chapel Market and Camden Passage. In addition, there are a 
number of educational facilities in the area, with Candid Arts 
Trust along Torrens Street, adjacent to the Site.  Angel Town 
Centre features a mixed townscape that serves tourists and 
local residents as a meeting place, with plenty of eateries 
and public houses.  

ENDNOTES

i.   James Strike, Architecture in Conservation: Managing Development at Historic Sites, p. 128.
ii.   Por Bridget Cherry, Nikolaus Pevsner, London: North, p. 674.
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1 Torrens Street City Road St John StreetRegent’s House (RBS building)

New Northern link

Proposed West Elevation (note : Illustrative representation, not ever experienced in this manner)

5.0 Proposed Development

West Elevation

The west elevation facing Islington High Street shows 
a calm and consistent rhythm, expressed with a 
predominant 6m order, with a secondary 3m order. 
The massing break, informed by an existing concrete 
shear wall distinguishes the main elevation of Islington 
High Street from the separate volume above the 
London Underground entrance. 

 

5.6 External Design

Context : Regent’s House (RBS Building) - taken from HTVIA 



5.0 Proposed Development
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5.6 External Design

Main office entry drums in glazed terracotta

‘Stick’ curtain walling system to office lobby with 
recessed ventilation louvres and solid upstand 
skirt

Shaped cornice over ground floor glazing 

Indicative signage zone beneath shaped cornice

Diamond-cut profiled columns

Textured GRC (glass reinforced concrete) facade 
frame. Primary vertical order at 6m, with slender 
secondary order at 3m. Recessed ledges. 

Unitised curtain wall system with solid panels for 
natural ventilation.

Profiled metal spandrel panel below glass. 

Attic glazing system and roof cornice to tonally 
match window framing. 

All colours indicative and subject to confirmation
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1 Torrens Street City RoadPentonville Road Torrens StreetAngel Corner House

Proposed South Elevation

5.0 Proposed Development
5.6 External Design

South Elevation

Due to the site geometry, the south elevation facing 
City Road is the narrowest. Strategically, this elevation 
adopts the language of the adjacent west elevation, but 
adapted to the unique and irregular internal structural 
grid. This widens the primary bay on this elevation, 
giving distinction in comparison to the more vertical 
expression of the Islington High Street elevation.

The junction between Islington High Street and City 
Road is marked with an extended circular column, 
continuing from the ground through the building’s 
central massing. The continuation of this column 
through the central mass reinforces the importance 
of this corner as distinct - and references the circular 
treatment of nearby heritage buildings (see section 5.4)

As the building turns to Torrens Street, a triangular 
inset loggia balcony is created, providing views 
through the building’s corner and marked with a 
planted balustrade edge and architectural uplighting.  

Context : Torrens Street mural
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5.0 Proposed Development
5.6 External Design

7.5m 7.5m 6m
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Public house volume clad in glazed terracotta. 
Solid skirt to cap terracotta baguettes. 

Clerestory window to public house 

Diamond-cut profiled columns and return wall

‘Stick’ curtain walling system to ground floor cafe 
space with recessed ventilation louvres and solid 
upstand skirt

Textured GRC (glass reinforced concrete) facade 
frame. Primary vertical order at 7.5m, with 
slender secondary order at 3.75m. Recessed 
ledges. 

Unitised curtain wall system with solid panels for 
natural ventilation.

Profiled metal spandrel panel below glass. 

Attic glazing system and roof cornice to tonally 
match window framing. 

Metal balustrade with integrated planters 

All colours indicative and subject to confirmation
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Fig. 5.6: Regents House, located adjacent to the Site. 

Fig. 5.7: Character of buildings fronting the Site, across Islington High Street. 
Fig. 5.8: Streetscape along Pentonville Road.

5.15 Immediately east of the Site, across Torrens Street, is a 
single storey tiled building, which was the former ticket hall 
for Angel Underground Station (see figure 5.11). The station 
was expanded with the construction of Angel Square and 
now includes multiple platforms, a ticket hall and some of 
the longest escalators in the underground. Further east 
is Duncan Terrace, a row of terraced houses, built c. 1800, 
which contrast largely in scale and composition to the Angel 
Square (see figure 5.12). A strip of green space, Duncan 
Terrace Gardens, fronts the Grade II listed houses at Duncan 
Terrace and Colebrooke Row, creating a low-rise leafy urban 
character.  

5.16 City Road is found south-east of the Site. The eastern end of 
this road, closest to Angel Square, is predominantly fronted 
by 3-4 storey brick terraced houses, with a fine urban grain. 
Most of these properties exhibit a Georgian character and 
many are Grade II listed (see figure 5.13). Further eastward, 
there are also mid and high-rise buildings, which are mixed-
use and residential blocks. 

5.17 East of the Site, in the wider context is Regents Canal 
(see figure 5.14), featuring a largely leafy character. This 
landscape feature runs north of Angel Square, through 
Islington Canal Tunnel. The tunnel’s eastern end connects 
to Vincent Terrace Walkway, which is a publicly accessible 
towpath, below the surrounding street level.

5.18 Immediately south of Angel Square is a Grade II listed 1880s 
commercial building (no. 426 – 428 St John’s Street) known 
as Bank Buildings, which addresses the prominent junction 
of City Road with Goswell Road and St Johns Street, facing 
The Angel Public House with a curved frontage (see figure 
5.15). The building marks the entrance to St John’s Street, 
which shows predominantly three to four storey brick 
terraced houses. St Johns Street has both a retail and 
residential character (see figure 5.16). On ground floor level, 
there are eateries, food shops and clothing stores. On upper 
floors and some terraced houses, without shop fronts, 
provide quieter residential space. The Angel Building, a large 
footprint 1980s commercial building is found along St John 
Street (see figure 5.17). The Angel Building was re-clad and 
fully refurbished in 2010 and now features a contemporary 
design by AHMM.

5.19 Goswell Road is found south-east of the Site (see figure 
5.18). This route connects Angel with Clerkenwell and 
features a mix of fine and coarser grain buildings of different 
eras. Dominating the townscape are contemporary five to 
six storey residential blocks, mostly for students. 

5.20 Overall the character of the area is defined by a combination 
of uses and activities including retail stores, banks and local 
businesses, surrounded by market places including those on 
Chapel Market and Camden Passage. In addition, there are a 
number of educational facilities in the area, with Candid Arts 
Trust along Torrens Street, adjacent to the Site.  Angel Town 
Centre features a mixed townscape that serves tourists and 
local residents as a meeting place, with plenty of eateries 
and public houses.  

ENDNOTES

i.   James Strike, Architecture in Conservation: Managing Development at Historic Sites, p. 128.
ii.   Por Bridget Cherry, Nikolaus Pevsner, London: North, p. 674.
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1 Torrens StreetCity Road RBS building

Proposed East Elevation

5.0 Proposed Development
5.6 External Design

East Elevation

The eastern elevation, facing Torrens Street has 
been designed to provide further variation, and has a 
varied facade rhythm distinct from those elevations on 
Islington High Street and City Road. This is, in part, 
achieved due to the irregularity of the existing building’s 
structure along this elevation meaning that glazed 
windows are expressed as single, in pairs and in triples.

This shifting order of multiple widths is further 
reinforced by the introduction of metal ‘rods’ in front 
of the glazed facade, as a differing expression of the 
secondary facade order. These metal rods are directly 
influenced by similar elements within the Torrens Street 
warehouses opposite. 

The attic roof profile to Torrens Street is crenelated, 
creating a series of external rooms, shaped to frame 
views. 

These techniques, in combination contribute to a more 
informal composition to Torrens Street - complimenting 
the similar informality of the opposite buildings.

Context : Angel Corner House - taken from HTVIA 



5.0 Proposed Development
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5.6 External Design

Cycle Entry lobby portal with sliding glazed doors 

Solid escape doors integrated within cycle portal

‘Stick’ curtain walling system to affordable 
workspace, with integrated doors, profiled 
louvres and spandrel

Diamond-cut profiled columns and return wall

Textured GRC (glass reinforced concrete) facade 
frame. Varying width of primary and secondary 
order. Recessed ledges. 

Unitised curtain wall system with solid panels for 
natural ventilation.

Profiled metal spandrel panel below glass. 

Slim metal rod in front of glazing system

Attic glazing system and roof cornice to tonally 
match window framing. Crenelated profile.

Metal balustrade with integrated planters 

All colours indicative and subject to confirmation
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DRAFT

Fig. 5.9: Character of buildings fronting the Site, across Upper Street. Fig. 5.10: Townscape character along Upper Street and surrounding Islington Green. Fig. 5.11: Streetscape along City Road, part of the former Angel Square station is visible to 
the right in front of Angel Square. 

Fig. 5.12: View along Duncan Terrace. Fig. 5.13: Georgian terraces along City Road. Fig. 5.14: View along Regents Canal from City Road Lock’s edge.

21085 - 1 Torrens Street - Design and Access Statement9696

1 Torrens Street Islington High StreetTorrens Street

Proposed North elevation

5.0 Proposed Development
5.6 External Design

North Elevation

The northern elevation, facing the existing RBS building 
is currently primarily obscured by the surrounding 
buildings and context. However, the elevation has been 
designed in anticipation that future development works 
to this site may reveal this elevation, in part or full in the 
future. 

As with the Islington High Street elevation, elements of 
solid facade are expressed to this northern elevation 
due to existing reinforced concrete shear walls. The 
London Underground volume returns the corner and 
wraps the continuation of the main office facade system 
that sits around.

The attic facade to the northern elevation incorporates 
discreet architectural louvre blades to screen the 
building’s minimal rooftop plant and unify this within the 
predominant architectural frame of the attic mass. 

Context : Islington High Street - taken from HTVIA 



5.0 Proposed Development

6m6m

1234

5

6

7

8

Glazed terracotta extended from the station 
volume. Solid skirt to cap terracotta baguettes 

Louvres to UKPN substation exhaust

Entrance to Affordable Workspace cycle store

Main Entry to Affordable Workspace

Textured GRC (glass reinforced concrete) facade 
frame. Primary vertical order at 6m, with slender 
secondary order at 3m

Unitised curtain wall system with solid panels for 
natural ventilation

Profiled metal spandrel panel below glass

Attic glazing system and roof cornice to tonally 
match window framing

Metal balustrade with integrated planters 

Integrated architectural louvres to roof plant

All colours indicative and subject to confirmation
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5.6 External Design
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5.0 Proposed Development
5.7 Proposed City Views

Approach from Pentonville Road
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5.0 Proposed Development

Approach from Liverpool Road

5.7 Proposed City Views
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5.0 Proposed Development
5.7 Proposed City Views

Approach from St John Street
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5.0 Proposed Development

Approach from Goswell Road

5.7 Proposed City Views
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5.8 Entries

Proposed main office entry plan and reception space - Upper Ground Floor (NTS) 

5.0 Proposed Development

Office Entry Lobby

The main office entry lobby is from Islington High 
Street and is sat back from the building volume above. 
The existing building line has been significantly reset 
and recessed, giving more generosity to the public 
realm, including to the south-west corner, where a 
generous curve of glass gives more generosity to a 
pinch-point within the existing townscape condition. 
This is further described in Section 5.9 of this report.

The main office lobby is expressed as a glazed 
pavilion, with an integrated bench seat that sits above 
a solid plinth that grounds the glazing base and 
ensures robustness and durability of this key interface.

Entry is achieved via two circular entry drums, with 
sliding doors that are equally suitable for access by 
disabled building users. These drums are located to 
provide direct sight to the reception desk creating 
a  clear journey for occupants and visitors. This desk 
sits adjacent to a secure gateline, where those with 
approved security credentials can enter the building. 

The ground floor lobby has been designed to facilitate 
a mix of potential supplementary uses, including a 
small retail concession zone along Islington High 
Street, with potential dedicated access. 

Additionally, to the key prominent corner between 
Islington High Street and City Road, a cafe / coffee 
concession is incorporated, with prominent retail 
frontage and stepped access (necessary due to 
the change in existing levels and supplemented by 
a disabled access lift) direct from the main lobby. 
These spaces are designed to be a single space, with 
a distinct and diverse series of uses, to ensure an 
intensely used and welcoming space. 
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Islington High Street elevation and main office entry

5.8 Entries

5.0 Proposed Development
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CYCLE 
LOBBY

CYCLE STORE AND SHOWER FACILITIES

Torrens Street

+31.20

Proposed cycle entry plan - Lower Ground Floor

5.8 Entries

5.0 Proposed Development

Cycle Entry Lobby

The building’s generous second entrance, primarily 
for cyclists, runners and those entering the building 
via the Cycle Store is located on Torrens Street. This 
entrance provides direct, at grade access to the Cycle 
Store, showers and changing facilities without the 
need to traverse any significant level changes.

The entrance to the building’s cycle lobby is achieved 
via an expressed architectural portal that sits between 
the building’s primary frame, but unified within an 
single architectural element. 

Within this portal glazed sliding doorsets are recessed 
to provide a rebated area within the external portal to 
allow for security panels to be housed and to provide 
shelter for those entering the building. Internally, the 
cycle lobby features a second set of sliding doors, 
providing a second line of security into the building.

Within the overarching portal these cycle entries are 
paired with escape access and back-of-house doors 
- subservient to the primary architecture of the sliding 
cycle entry doors.

Location plan
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Torrens Street elevation and cycle entrance

5.8 Entries

5.0 Proposed Development
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+35.00AFFORDABLE 
WORKSPACE

CYCLE 
STORE

Proposed affordable workspace entry plan - Upper Ground Level

5.0 Proposed Development
5.8 Entries

+35.00

Affordable Workspace 

Entry to the flexible Affordable Workspace is provided 
directly from the newly created public street to 
the north of the site and accessed directly from 
both Torrens Street and Islington High Street. The 
Affordable Workspace entrance therefore sits directly 
off, and is served off of this newly created piece of 
public realm - with both uses complementing and 
activating one another.

The entry to the Affordable Workspace is provided via 
a recessed entry portal, using the same architectural 
language as the main building’s Cycle Entry. This 
is partnered with the entrance to the Affordable 
Workspace's dedicated cycle store, accessed via the 
same means and in proximity to main access points. 

In addition, further individual entry points are provided 
to the Affordable Workspace as it sits on Torrens 
Street providing alternate routes for entry, particularly 
for out of hours use and further activating this street. 

Illustrative View of the Affordable Workspace entry from the new public street
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BREWHOUSE
PUB

Torrens Street

+31.60

+31.60

Pub Terrace

5.0 Proposed Development
5.8 Entries

View of redeveloped public house when viewed from south-west corner

Public House 

The existing Public House use on site is reprovided as 
part of the proposals. The existing pub is redeveloped 
and reconfigured in order to unify it within the diverse 
architectural language of the ground floor of the 
proposed building, whilst improving the quality of the 
internal space for the operator and tenant. 

The traditional London vernacular of a ‘corner’ pub 
is expressed in a rich, terracotta clad form that sits 
between and within the primary building frame. The 
use of glazed terracotta provides a further direct 
reference to the rich architectural London pub 
typology. 

The existing pub’s entry is retained on Torrens 
Street but repositioned to provide a prominent and 
welcoming use that invites users down and along 
Torrens Street. An area of potential external seating 
along the pavement, with bi-folding doors to the pub 
itself providing further permeability in an architecturally 
controlled manner.

Proposed public house arrangement - Lower Ground Level
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Roundel 
retained in 
original position

Entry

EntryEntries

5.0 Proposed Development
5.8 Entries

Proposed scope of 
cosmetic works to 

existing station facade

Improvement works to 
areas not in London 
Underground demise

London Underground Entry

Angel London Underground Station does not form 
part of this application and no changes are proposed 
that affect its operations or arrangement. Subject 
to agreement and ongoing dialogue with London 
Underground and their stakeholders, the design 
aspiration is to over-clad the dated station facade to 
architecturally unify this within the ground floor of the 
proposed building. 

All entry points and signage zones will be retained 
and reintegrated into any proposed over-cladding 
works. The existing London Underground vent that 
exhausts hot and noisy air onto the public pavement 
will be retained in-situ, but screened from the public 
pavement with a unifying terracotta screen, with 
an open top - keeping the mechanical operation 
unchanged, but removing from the public realm 
directly. 

Architecturally, the aspirational proposals incorporate 
glazed terracotta over-cladding to the station volume, 
providing a modern reference to the traditional London 
Underground vernacular - particularly those stations of 
Leslie Green, including those at Covent Garden.

Proposed arrangement of cosmetic works to Angel London Underground Station (subject to discussion and agreement with London Underground and their stakeholders)Glazed bricks to South Kensington Station : Leslie Green 

ESCALATOR BANK TO 

TUNNELS
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5.0 Proposed Development
5.8 Entries

Illustrative impression of the refurbished entrance to Angel Underground Station (subject to discussion and agreement with London Underground and their stakeholders) 
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5.0 Proposed Development
5.9 Land Use

The proposed, flexible uses of 1 Torrens Street are 
diagrammatically outlined opposite - supported by the 
accompanying Planning Statement. 

Office Use
Provision of flexible Office space from first to 
sixth floor, utilising the existing large floorplates

Affordable Workspace
Provision of Affordable Workspace with 
separate entrance of the new north public route.

Public House
Retention of Public House to use the south-east 
corner of the Site

London Underground Station
Existing Angel Underground Station to the 
north-west corner of the Site (not part of this 
application)

Plant
All plant equipment that does not require a high 
level of ventilation is located in the basement, 
with just a limited amount located within a 
dedicated plant room the south of the sixth floor 
terrace and screened from view.

Axonometric view of building use (looking south)

Axonometric view of building use (looking north)
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Proposed Basement plan (NTS)

5.0 Proposed Development
5.10 Arrangement

Basement Level 

The existing basement will be repurposed and reused, 
minimising excavation and retaining a maximum 
amount of embodied carbon.

Accessed via a vehicular ramp from Torrens Street, 
an upper basement provides access for waste and 
delivery vehicles, as well as direct maintenance access 
to London Underground.

The lower basement houses the majority of the 
building’s capital plant - accessed via the Core, the 
Goods Lift and dedicated Goods Lift to the Upper 
Basement, sized and suitably for the transport of 
waste containers, as well as building maintenance and 
fit-out items.

Additional information regarding the proposed waste 
& logistics strategy is provided in the accompanying 
Transport and Logistics Report.

The basement level also includes the Public House’s 
own dedicated cellar, served independently by its 
demise, but with a back-of-house link to the building's 
main waste store as well as the main building’s 
facilities management and welfare facilities. 

Public House

Building Management Welfare Facilities

Refuse Store

Plant Room

LUL Demise - not part of application

Loading Bay

UKPN Substation/s

1

1

2

2

2

3

3

4

4

4

4

5

5

5

6

6

6

7

7
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Proposed Lower Ground Floor Level Plan (NTS)

5.10 Arrangement

5.0 Proposed Development

Public House

Building Management / Facilities

Cycle Entry and Lobby

Cycle Store

Male Showers & Changing Room

Gender-Neutral Shower & Changing Pods

Female Showers & Changing Room

Affordable Workspace

LUL Demise - not part of application

1 1 2
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Lower Ground Level 

Due to the changing public realm levels the Ground 
Floor and the associated proposed uses are split over 
two levels : upper (relating primarily to Islington High 
Street) and lower ground (relating to Torrens Street).

At Lower Ground Level, the retained Public House, 
with access from Torrens Street is reconfigured in 
its existing location in the south-eastern corner of 
the site. The building’s Cycle Store is accessed 
via a dedicated cycle lobby adjacent to the Public 
House, with the Cycle Store itself accessed at grade 
through the building, and associated with shower and 
changing facilities. 

Affordable Workspace is also provided at this level, 
with direct access from Torrens Street and vertical 
connection to the Affordable Workspace entry on 
the level above. A new public stair sits at the end of 
Torrens Street, connecting up to Islington High Street 
and is discussed in Section 5.9 of this report.

Building Management facilities, back of house use and 
escape routes also sit at Lower Ground level. 
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Proposed Upper Ground Floor Level Plan (NTS)

5.0 Proposed Development
5.10 Arrangement

Office Lobby

Potential Cafe / Coffee Shop

Potential Retail Concession

Angel Underground Station Ticket Hall - not part 
of application

Affordable Workspace 

Affordable Workspace Cycle Store

Office

Public Courtyard

1
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Upper Ground Level 

At Upper Ground Level, the main office entry lobby is 
located to Islington High Street as a generous multi-
purpose space, visible, inviting and welcoming. This 
single, split level space is designed to have multiple 
uses - greeting and waiting space for office users, 
a cafe / coffee shop directly on the Islington High 
Street / City Road corner, as well as a potential retail 
concession. The lobby provides direct and secure 
access to the building’s core as well as to office space 
overlooking Torrens Street. 

To the north, the London Underground Station ticket 
hall (not part of the application) remains unchanged, 
with entries directly from the small plaza to the north. 

The new public street and courtyard created to 
the north of the building links Islington High Street 
to Torrens Street by way of a new public stair and 
wheelchair accessible lift. Both of these connections 
can be secured outside of operation hours and will be 
well lit with active and passive security. This is further 
discussed in Section 5.9 of this report.

From this public courtyard, access is provided to 
the Affordable Workspace, with as well as to its own 
dedicated secure cycle store. 

8

8
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Proposed Typical Office Floor Level Plan (NTS)

5.0 Proposed Development

Office

Core 

External Amenity 

1

1

2

3

Typical Office Levels

Each of the building’s upper levels provide generous, 
flexible office space, based around an efficient central 
core containing the building’s vertical circulation, 
sanitary provision and service risers.

The existing building’s structural grid has been retained 
and rationalised, unifying the building into larger, 
flexible floorplates whilst retaining significant embodied 
carbon. The original ribbed concrete soffit will be 
exposed, adding to the unique architectural character 
of the office space. 

All floors incorporate opening windows to supplement 
the building’s mechanical ventilation system and 
provide additional occupant comfort. 

All floors are flexible and adaptable, and can be split 
into smaller tenancies (a maximum of three per floor) 
to deal with a variety of tenant sizes.

Each office floorplate has external amenity with direct 
views and vistas along City Road, to the City of 
London and to St Paul’s Cathedral beyond.

3

2

5.10 Arrangement
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Proposed Top Floor plan (NTS)

5.0 Proposed Development

1
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4

Office

Core 

External Amenity 

Plant Room 

Access to Main Roof 

3

4

Top Floor

The upper most level of the building is set back to 
three elevations, creating generous external terraces 
with planting and external facilities for building users. 
The crenelated plan of the attic along Torrens Street 
sculpts and frames views both internally and externally 
to the City of London and to St Paul’s Cathedral whilst 
the northern terrace above the London Underground 
volume enjoys views along Upper Street and to 
Alexandra Palace.

The Penthouse Level also incorporates an efficient 
external plant room, screened as part of the main 
attic facade system. Stair and platform lift access is 
provided to the building’s main roof above. 
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5.10 Arrangement
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Proposed Roof plan (NTS)

5.0 Proposed Development

Bio-Diverse Green Roof

Core Overrun 

External Terrace  

Plant Room below

Access to Main Roof 

Photovoltaics

4

4

5

5

Main Roof

The building’s main roof is limited by protected vistas 
and views that sit directly above the building. As such, 
the majority of the proposed building’s roof is given to 
biodiverse green roof, with access and maintenance 
equipment kept to a minimum and discreet safety 
mechanisms to be incorporated.

An area of terrace is proposed, accessible for building 
users, inboard of the main building line, to minimise 
the visual impact of any balustrade and accessed via 
an stair and pop-up lift for disabled building users that  
sit level with the building's main roof.

An area of photovoltaics are incorporated to contribute 
to the building’s energy demands, and adjacent to the 
open plant well on the level below. The building’s core 
also extends to this level to incorporate the building’s 
lift over-runs.
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5.10 Arrangement
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1 Torrens Street RBS buildingCity Road

Office Lobby

Cycle store

Plant
Loading bay

Office Office

Office
Affordable 
Workspace

Lobby

Office Office

Office Office

Office Office

Office Office

Office Plant

Proposed long section

Section

The building’s sectional arrangement is largely 
informed by the public realm and existing building 
levels. The Proposed Development involves the 
retention of the existing ribbed reinforced concrete 
frame with new finishes, facade and mechanical 
services installed.

5.0 Proposed Development

Levels 05 and 06 of the proposed building replace 
existing plant rooms and are of a new construction. 
This construction will be developed to maximise the 
floor to ceiling height to these uppermost floors and 
reduce the embodied carbon requirement. 

5.10 Arrangement
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Terrace (Level 06) - South (NTS)Office Loggia (Levels 01 - 05) (NTS)

5.0 Proposed Development

Office

External seating zone

Larger, flexible open space for managed events 

Indicative planting and green shrubbery 

Planted balustrade zone

Loggia

1

1
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views out into 
landscape

views to St 
Paul and the 

City

Terraces and Loggia 

The proposals provide a generous amount of external 
amenity spaces, with characterful, quality planting 
and curated outdoor spaces. Seating areas and 
working hubs to supplement the building’s internal 
working spaces and provide a variety of external 
environments - particularly vital for a post-Covid 
working environment. 

These terraces, loggias and balconies are created 
in the spaces created by massing set-backs and 
erosions, and are positioned to maximise climactic 
design potential and offer spectacular views and vistas 
over the immediate and wider city. 

Planted balustrade zones are introduced to the L06 
terrace, as well as to the L01-L05 loggias, marking 
the safety balustrade with a green fringe and creating 
a buffer zone between users and the building’s edge, 
as well as softening the external appearance of the 
building.

Throughout the terraces and loggia, characterful, 
climatic appropriate and low-maintenance planting and 
greenery will be developed to contribute to the overall 
appearance of these valuable external spaces. 
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5.10 Arrangement
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Terrace (Level 06) - East (NTS)

Terrace (Level 06) - North
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5.0 Proposed Development
5.10 Arrangement
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Illustrative view of the L06 Terrace looking south towards the City of London

5.0 Proposed Development
5.10 Arrangement
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5.0 Proposed Development

Raised floor finishes 

Porcelain tiles, granite or concrete slabs 

Raised planters with material finishes and 
colours to compliment proposed architectural 
finishes

Fixed seating benches to create spatial 
arrangement

Loose furniture to provide spatial flexibility
Fixed seating benches

Flexible furniture for diverse external use 

Robust, quality hard landscaping

Integrated planting and seating 

Planters with climate appropriate planting
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Terrace Materials and Finishes

The terrace and loggia’s materials and finishes will be 
developed to be robust, flexible and of appropriately 
high quality, to complement the architectural design.

5.10 Arrangement
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5.0 Proposed Development

Planting for sun

Planting for shade

Biodiverse green roof / quieter and buffer zones

1
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Planting and Biodiversity

The proposed planting will be developed and 
specified to be climatically appropriate, durable 
and characterful. Diverse planting that contributes 
positively to the site’s urban greenery and provides 
visual interest to the building’s users will be developed.

5.10 Arrangement
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Proposed Roof plan (NTS)

5.0 Proposed Development

The building’s main roof incorporates a bio-solar 
roof covering combining a green roof covering with 
photovoltaic solar panels (PVs). 

The use of a green roof will not only provide multiple 
types of habitat for flora and fauna but also contribute 
to the building’s irrigation and urban drainage. 

 

Precedent image: Bio-solar roof (Morelands, AHMM)

Bio-Solar Roof
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Bio-Diverse Green Roof (Extensive Green Roof)

Sedum Roof Area (Extensive Vegetation Blanket)

Brown Roof Area (Gravel / Stone etc.)

Core Overrun 

External Terrace  

Open Void to Plant Room 

Access to Main Roof 

Photovoltaics

Gravel Fire Breaks and Maintenance Strips
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5.10 Arrangement
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Illustrative sketch showing Ground Floor and Public Realm improvement works 

5.0 Proposed Development
5.11 Public Realm

Public Realm Overview

The proposed designs for the public realm works 
and connections through and around the building 
have been developed so that the proposed building 
positively influences its surrounding and is a generous 
neighbour, giving back to those who use and circulate 
around the building.

To Islington High Street and City Road, the building 
line has been significantly recessed from its current 
position, widening the pavement way and removing 
pedestrian congestion, particularly around the 
cross-roads pedestrian junction. Potential cosmetic 
improvements to the London Underground Station 
(subject to agreement with London Underground) and 
an aspiration to screen the building’s existing exhaust 
vents are intended to further improve the pedestrian 
journey past and around the building.

To Torrens Street, a diverse and active variety of 
uses have been introduced along the street so as 
to revitalise what is currently primarily a servicing 
road, and creating a more important and used city 
street. Torrens Street also leads to an entirely new 
public connection, linking Islington High Street to 
Torrens Street by way of a new public stair and 
wheelchair accessible lift, creating a direct, active and 
desirable route between the two streets and removing 
congestion at the primary south-eastern corner of the 
site. 
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Proposed public realm plan (NTS)

5.0 Proposed Development
5.11 Public Realm

Split Ground Floor Arrangement 

The existing public realm levels around the site vary 
dramatically (to a height of c. 4m - equivalent to a 
storey of the building), from a high-point on Islington 
High Street outside the London Underground ticket 
hall entrance, along the High Street, City Road before 
reaching a low-point at the northern end of Torrens 
Street. These dramatically changing levels have been 
considered and coordinated with the developing 
architectural design of the building.
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5.0 Proposed Development
5.11 Public Realm

Public realm at ground - Islington High Street detailed plan (NTS)

Main Office ‘Drum’ Entry 

Cafe Entry

Potential Retail Concession Entry 

Public pavement increased
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Islington High Street and City Road

The junction between Islington High Street and City 
Road provides a major pedestrian intersection, which 
is currently compressed between the kerb line and 
the existing building line which extends outwards into 
a curve, causing significant pedestrian congestion 
throughout the day. This problem continues along 
Islington High Street, as the existing building’s lightwell 
and projections into the public realm create further 
pinch-points and push pedestrians close to the busy 
Islington High Street roadway.

The proposals provide a significant improvement to 
the existing condition with increased generosity of the 
public realm both to the corner condition and along 
Islington High Street. 

During design development the glazed line of the 
building’s main entry lobby has been moved outboard 
to the facade columns so to eliminate any colonnade 
that may encourage or contribute to anti-social 
behaviour

1

2

3

4



21085 - 1 Torrens Street - Design and Access Statement 127127

Torrens Street

C
it

y 
R

o
ad

+31.20
Connection to Islington 
High Street and Angel 
Station

5.0 Proposed Development
5.11 Public Realm

Public realm at Ground - Torrens Street (NTS)

Torrens Street

Torrens Street is currently used primarily as a back-
of-house servicing route with little activity or wider 
connections. 

The proposed design seeks to activate Torrens Street 
with a series of internal and external uses - informed 
by the programmatic brief of the proposal building. 

To the main junction, the redeveloped Public House 
has its primary entrance directly around the corner, 
providing a welcome destination to the newly 
redeveloped street. Flexible bi-folding doors to the pub 
connect it to potential external amenity space, with 
canopy covers.

Public House external space

Existing trees retained

Aspiration for shared surface treatment to existing 
cobbled street 

Cycle Lobby Entry 

Santander bikes bay to be retained

New public street at The Bower, Old Street (AHMM)

2
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Folding glazed curtain 
wall system 

Cycle 
lobby

Public house Affordable workspace

The entrance to the building’s Cycle Lobby, as well as 
those to the Affordable Workspace contribute further 
use and diversity to the Torrens Street elevation and 
will be coordinated with the retained existing trees, 
rental cycle locations as well as amendments to the 
existing street furniture.

To the northern end of Torrens Street, a new public 
stair and accessible lift connects the lower level of 
Torrens Street to a new public courtyard linked to 
Islington High Street, and forming new connections to 
the north of the site. 



Illustrative view of Torrens Street 
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5.0 Proposed Development

Existing condition (no through access) Indicative proposed improvement to public realm

New Public Street

The existing building has a courtyard between its 
northern elevation and the neighbouring RBS Building. 
This courtyard is inaccessible to the public, and 
secured by gates to both Islington High Street and 
to the existing building’s main central courtyard. The 
courtyard sits above the building’s basement access 
and has limited lighting and external planting.

By creating a new public route from Torrens Street 
to Islington High Street and placing a new stair and 
lift access over the existing basement access ramp, 
a direct connection is made between Islington High 
Street and Torrens Street. Both the stair and lift, as 
well as the entry between the London Underground 
Station and RBS Building will incorporate security 
gates so that this new public route can be managed 
and controlled out of operation hours.

This newly created route will be direct, with a clear 
desire line from entry to stair, and will incorporate a 
lift for accessible use. Both of these offer significant 
improvements to the existing building condition, 
where public access through the site is via the central 
courtyard, which is hidden and has no means of 
disabled access. 

The new street will be activated by the placement 
of the affordable workspace entry, and marked with 
high-quality hard finishes, new lighting and security 
measures as well as minimal soft landscaping and 
planting. The stairs have been positioned, and the 
material treatment of the lift have been developed to 
ensure visibility on the long view and approach from 
Torrens Street. 

The introduction of this new public route also seeks to 
alleviate congestion between Islington High Street and 
City Road by offering an alternate pedestrian route. An 
analysis of the benefits of this route is provided in the 
accompanying pedestrian traffic analysis as part of the 
application.

5.11 Public Realm
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London Underground
Ticket Hall
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Proposed new connection between Torrens Street and Islington High Street

1

5.0 Proposed Development

Precedent image: level changes as focal points (AHMM)
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Materiality Proposals

Image 1:   Large unit York Stone

Images 7 & 8:   Stairs to be coordinated with the public realm

Image 3:   Large unit Granite

Images 9-12:   Planters to be coordinated with Architecture Image 13:   Cantilevered benches on planters Image 14:   Cycle hoops and other black furniture

Image 2:   Small unit York Stone Image 4:   Small unit Granite Images 5 & 6:   Details

New Tree 

New Public Stair

New Accessible Lift

Affordable Workspace Entry

Affordable Workspace Cycle Store 

Angel Underground Station Entry

Integrated Security Gates
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Precedent image: level changes as focal points (AHMM)

5.0 Proposed Development

Illustrative view of new public stairway leading to new public courtyard

5.11 Public Realm
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New northern public route approach from Islington High Street

5.0 Proposed Development
5.11 Public Realm
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5.0 Proposed Development

Large unit York Stone

Small unit York Stone

Large unit granite

Small unit granite

Cycle hoops in black

Cantilevered benches

Focal point tree in planting bed

Planters coordinated with architectural finishes

Materials and Planting 

Due to the high traffic nature of the public realm, and 
the aspiration to improve the congested condition 
of the existing building, planting and street furniture 
use will be limited and selective - concentrating on 
well selected, durable and robust elements that 
complement a quality hard landscaping materials 
palette. 
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Proposed lower ground level

6.0 Technical Summary
6.1 Access and Transport

A full transport and access statement is provided in 
support of the application. A summary of critical issues 
relating to the architectural design are summarised 
opposite but the specialist consultant’s report should 
be read in conjunction and for additional detail.

Pedestrian Access to Site 

The existing building has its main access points to 
each of the three individual building blocks from within 
the external courtyard, that is in turn accessed via 
two relatively dark, poorly signposted and low-level 
passageways from Islington High Street (accessed in 
turn via steps from pavement) and from Torrens Street. 
The existing public house is accessed via Torrens 
Street.

The existing building has a public route through the 
building’s external courtyard, linking Torrens Street 
to Islington High Street. This route is not signposted 
and is made via a set of stairs and, due to this is not 
accessible for disabled building users or visitors. This 
route is managed, with security gates at both entry 
points. 

The Proposed Development will provide a repositioned 
and redesigned main entrance from Islington High 
Street providing direct and level access from street 
to building entry. The existing public route will be 
relocated to the north of the site, linking Islington 
High Street and Torrens Street in a direct, desirable, 
safe and accessible fashion (see section 5.11 of this 
report).

Access to the Affordable Workspace will be via this 
northern courtyard, via a dedicated entry point. 
Additional access points to the Affordable Workspace 
will be made along Torrens Street. Access to the 
Public House will remain to Torrens Street. 

Vehicular Access to Site and Parking

The existing building has vehicular access to the 
northern end of Torrens Street, a dead-end street. 
Access is via a loading bay entry ramp shared with the 
building’s cyclists. The existing access ramp serves 
a loading bay, and basement level private car-park. 
Originally, this car-park had around 30 vehicle parking 
bays but currently has c. 20 spaces still in use as 
some original bays have been retrofitted to cycle 
storage. The vehicle ramp also provides maintenance 
access to the London Underground station, accessed 
at an interim basement level.

The proposal retains the existing vehicular ramp to the 
exsting interim basement level, incorporating a new 
security shutter and maintaining access for London 
Underground maintenance purposes. Use to the 
vehicular ramp will be limited to servicing vehicles, 
with building cyclist access relocated as discussed 
overleaf. The access ramp will provide access for 
servicing, delivery and waste refuge vehicles and are 
discussed in section 6.2 of this report.

The proposed development will be car free, with no 
re-provision of the current basement parking. It is 
believed that there is no designated car-parking bay 
within the existing basement car park, and therefore 
the proposals do not represent a loss of disabled 
parking spaces. 
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6.0 Technical Summary
6.1 Access and Transport 

Cycle Entry Lobby

Cycle Store

Female Shower & Changing Room

Gender-Neutral Shower & Changing Pods

Drying Room

Male Shower & Changing Room

Accessible Shower Room and WC
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Cycle Access and Facilities 

The existing building has retrofitted cycle facilities in 
the building’s car-park, by way of two secure cages. 
These cycle stores require cyclists to cycle along 
the length of Torrens Street and use the building’s 
vehicle ramp, leading to potential interface with waste, 
servicing and delivery vehicles. The existing building’s 
cycle store is not associated with the retrofitted 
shower and changing facilities, which are located at 
Ground Floor, requiring cyclists to journey up a level to 
shower and change.

The proposed cycle facility will be accessed via a 
dedicated entry on Torrens Street. This entry point has 
been moved along Torrens Street so that it is closer 
to all cyclist’s approach to the site, and is separated 
from the vehicular access - significantly improving 
the accessibility, desirability and safety of this route. 
Two lines of security will be incorporated to this cycle 
lobby, to ensure the safety and security of cycles 
parked within the building.

The building’s main cycle store is located at Lower 
Ground level, at the same level as Torrens Street, 
meaning that building users can ‘cycle-in’ to this 
facility directly, without needing to use a ramp, stairs 
or a lift. A direct route from street to stand provides 
a highly accessible and visible route through the 
building. A second cycle store is provided to the 
northern courtyard, for the use of the Affordable 
Workspace and for the Public House staff, and is 
located in direct proximity to the Affordable Workspace 
entry.

Long-stay cycle parking will be provided in accordance 
with London Plan 2021 Higher Cycle Parking area 
standards. 348 cycle stands are provided to the 
building’s main cycle store, serving office use and also 
for the use of employees of the lobby cafe and retail. 
This cycle store provides a variety of cycle parking 
types, including Josta stands, folding cycle lockers 
and stands for accessible or disabled cycle types. The 
cycle store will be secure and well lit. 

The cycle store located at upper ground level and 
accessible from the upper courtyard will have 15 
long-stay spaces for the dedicated use of Affordable 
Workspace tenants and the staff of the public house. 

The proposals will look to provide charging points for 
electric cycles and scooters within the main cycle store. 

The main cycle store will have direct access to 
exemplar shower and changing facilities for building 
users (including cyclists). These facilities will incorporate 
gender-separated facilities, as well as gender-neutral 
facilities, and accessible facilities for differently abled 
building users. From the changing facilities, direct 
access is provided via stair and lift to the office levels,  
and ground floor lobby. 

Short-stay cycle parking will be integrated into the 
public realm, so as to ensure the security of the 
building’s main cycle store and in recognition that visitor 
use to the site will be more transient. The approach 
to incorporating short-stay cycle spaces in the public 
realm are discussed in detail in the corresponding 
transport report. 
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Access to loading bay

Proposed Basement Plan

6.0 Technical Summary
6.2 Waste Management

Loading Bay

Holding Area

Service Platform Lift

Goods Lift

Refuse Store

Public House Back-of-House Route
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A full delivery and servicing report is provided in 
support of the application. A summary of critical issues 
relating to the architectural design are summarised 
opposite but the specialist consultant’s report should 
be read in conjunction and for additional detail.

The existing building’s vehicular access ramp provides 
access to a small, undesignated waste access storage 
area, located at the building’s upper basement level. 
The existing building has no dedicated Goods Lifts, 
so waste is transported to basement via the main 
passenger lifts and moved to the waste storage area 
for collection.

The proposal incorporates a dedicated waste storage 
room, sized to allow for a daily waste collection 
schedule, but with additional resilience capacity for 
two-days worth of all waste and recycling streams. 
Full recycling and waste storage provision has been 
provided. The central waste storage room is provided 
in direct proximity to the building’s new dedicated 
Goods Lift. For collection, waste and recycling bins will 
be moved the short distance to a new waste collection 
area in the building’s loading bay. As this includes 
a level change, a dedicated service (platform) lift is 
provided. 

A direct, secure route at basement has been provided 
for the public house to access the building’s proposed 
waste storage and loading bay. 

6

6
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Graph showing potential carbon dioxide emissions reductions

6.0 Technical Summary
6.3 Environmental and Sustainable Design Strategy

A full Sustainable Design and Construction report is 
provided in support of the application. A summary of 
critical issues relating to the architectural design are 
summarised here but the specialist consultant’s report 
should be read in conjunction and for additional detail.

The proposal is designed to achieve highest standards 
of sustainable design and construction throughout 
all stages of development, including demolition, 
construction, and long-term management. 

A thorough understanding of the climate emergency 
and net-zero carbon aspirations of national 
government is inherent within the design of the 
proposals, including the intention to reuse the 
building’s existing basement and structural frame, 
maximising the embodied carbon savings and 
minimising the building’s whole-life carbon. 

New capital plant and building services will be 
used to ensure an all-electric system minimises the 
building’s operational energy requirements, and will 
be supplemented by openable and operable windows 
for the comfort and control of building occupants. 
Renewable energy will be generated on site, by way of 
photovoltaic panels, and recycled water reuse will be 
implemented.

Significant and generous areas of external amenity, 
planting and biophilia will contribute positively to the 
greenery of the building and the urban greening of the 
surrounding, dense urban context.

Social sustainability will also be considered, ensuring 
spaces that are safe, accessible and visible for the use 
of a wider variety of building users that will adapt and 
change over time.

Energy and Carbon

The proposal provides high quality spaces that are 
comfortable throughout the year, but with minimised 
energy consumption and carbon emissions. The 
proposal focuses particularly on a significant reduction 
of carbon emissions with a ‘Be Lean, Be Clean, Be 
Green, Be Seen’ approach.

With this design approach, the proposed development 
seeks to achieve : 

• 16.9% improvement in regulated and unregulated 
emissions over the baseline with passive design 
measures only;

• 13.3% savings in regulated and unregulated 
emissions from renewable energy sources; and

• An overall 28% on-site reduction in regulated and 
unregulated carbon emissions.

Accreditation and Certification

A BREEAM New Construction 2018 Shell and Core 
assessment has been carried out for the development 
by the project Sustainability Consultant.

The proposal targets a minimum rating of ‘Excellent’ 
with a desire for ‘Outstanding’ in line with both the 
aspiration to incorporate high standards of sustainable 
and inclusive design and architecture with the goals of 
the Local Planning authority. 

Each of the BREEAM criteria has been fully discussed 
with the project team throughout the design process 
at sustainability workshops led by a sustainability 
specialist and a BREEAM Accredited Professional

The BREEAM pre-assessment of 1 Torrens Street 
demonstrates that the design will holistically 
incorporate sustainable principles into the full range 
of sustainability aspects covered by BREEAM: 
management, health & well-being, energy, transport, 
water, materials, waste, land use & ecology and 
pollution.
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6.0 Technical Summary
6.3 Environmental and Sustainable Design Strategy

Water Consumption

Consideration has given to the conservation of water 
resources through water efficiency measures in line 
with BREEAM NC 2018. Feasibility studies have also 
been conducted on the use of rainwater harvesting 
and grey water recycling on-site to further reduce the 
proposal’s water use. 

Water Efficiency

The proposal will incorporate water efficient fittings to 
sanitary facilities, contributing to indoor water use that 
is around 40% lower than a nominal baseline.

The water conservation strategy proposed for the 
development incorporates flexibility in the specification 
of water fittings and appliances, recognising the 
rapid industry progress in this field, and allowing the 
inclusion of new and innovative solutions where they 
are proven to offer:

• Occupant satisfaction;

• Technical performance; and

• Economic competitiveness.

The following features will be incorporated :

• A water meter with a pulsed output

• Flow control devices that regulate the supply of 
water to each WC area or facility according to 
demand will be installed, thereby minimising water 
leaks and wastage from sanitary fittings; and

• Major leak detection system

Where applicable and advised by the Landscape 
Architect and the Project Ecologist, the proposed 
planting will be selected to minimise irrigation 
demands, whilst ensuring the ongoing health and 
vitality of planting. 

Rainwater Harvesting

The proposal will consider the incorporation of 
rainwater harvesting systems to use waste water 
for irrigation of planting. The re-use of the building’s 
existing basement limits the location of a rainwater 
harvesting tank, and may require additional excavation 
of the existing basement which would negatively 
impact the building’s embodied carbon. 

Biodiversity

As assessment of the existing building has determined 
that the site is presently of low ecology and 
biodiversity value due to its location at the intersection 
of two main roads. The proposed landscaping and 
planting proposals seek to improve the existing 
condition and positively contribute to the building and 
context’s urban greenery and biophilia. 

The landscaping proposals will look to incorporate 
features such as bird boxes, bat boxes and butterfly-
friendly planting to further encourage biodiversity.

Landscaping Proposal

The current site is of ‘low ecological value’. Within 
the constraint of this urban site, the proposal aims to 
enhance the overall biodiversity of the site through 
the provision of features of ecological value including 
a sedum roof and significant planting at the building’s 
inset loggia balconies and generous sixth-floor terrace. 

The landscaping design will consider the local context 
to ensure opportunities to promote connectivity of 
habitats and buffer important habitats and green 
corridors. The development lies within relatively close 
proximity to publicly accessible parks such as Duncan 
Terrace Gardens and Claremont Square providing 
building occupants easy access to additional nature 
and green space.

Green Roof

At roof level, space that is not essential for uses such 
as access, terrace or photovoltaic panel has been 
dedicated to green roof as shown in the roof plan 
below.
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Typical office floor plan with indicative location of on-floor AHUs Roof plan with location of office air intakes

6.0 Technical Summary
6.4 Building Services Strategy

Office Ventilation

Each office floor is supplied fresh air via its dedicated 
air handling units (AHUs) located in risers on each 
office level. Supply louvres will be located at roof level 
and air will be ducted through risers to the on-floor air 
handling units. Exhaust air will be ducted to louvres 
located on the East and West Facades at Upper and 
Lower Ground Floors.

The WCs on each office floor will be served by a 
dedicated AHU located in the basement with intake 
and exhaust louvres on the West façade at high level 
Upper Ground Floor. The number of AHUs varies on 
each floor due to size and number of tenancy splits.

The office areas will have openable facade panels to 
facilitate natural ventilation and a mixed mode strategy 
to reduce operational energy and carbon emissions. 

For the ventilation rates to be achieved the offices 
are not dependant on the windows being open and 
the air handling units can provide the full ventilation 
requirements. The windows will be manually operated 
by individual building users. 

Pub  
kitchen 
extract

A full ventilation and extract report is provided in 
support of the application. A summary of critical issues 
relating to the architectural design are summarised 
opposite but the specialist consultant’s report should 
be read in conjunction and for additional detail.

The proposal utilises a mechanical ventilation strategy, 
with opening panels incorporated into the building’s 
facade design to assist with occupant comfort and to 
allow supplementary fresh air into the office floorspace. 
This will help ensure the proposal is suitable for a post-
Covid work environment, and future cleaner air in the 
surrounding area. Diverse electrical provision, suitable 
for a range of building users will also be provided.

Indicative ventilation rates assumed are listed below:

Office 2.0 l/s/m²

Retail 2.0 l/s/m²

Reception 1.6 l/s/m²

Plant Rooms 3 ACH

Retail Storage 3 ACH

Loading Bay Not Controlled

Showers 10 ACH

Building Management Suite 1.6 l/s/m²

Refuse Store 10 ACH

Office / Retail Toilets 10 ACH

Vertical Circulation : 

A new vertical circulation core will be provided, with :

• two circulation stairs 

• a dual Fire-fighting / Passenger Lift

• two dual Passenger / Evacuation lifts 

• three Passenger Lifts

• A dual Goods / Fire-fighting Lift 

Additional lifts will be provided to deal with localised 
level changes where required.
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Lower Ground Level Plan

Office exhaust louvres 
above loading bay

Exhaust louvres 
serving basement

Office exhaust louvres 
above

Pub louvres

Upper Floor Level Plan

Capital Plant

The majority of the proposal’s capital plant is provided 
at Basement Level. This includes mechanical plant to 
serve the Air Handling Units, as well as electrical, tank 
and life-safety plant rooms. A small plant room is also 
included at Level 06, integrated into the architectural 
design of the facade, and incorporating the proposal’s 
chillers and some extract plant equipment. 

Fresh air is provided to the basement level via various 
louvres located on the upper and lower ground floors. 
Once the outside air is treated by the various air 
handling units and fans located in the plant room, the 
air is then supplied to the rest of the areas highlighted 
in the sketch below.

The existing substations will be retained in their current 
configuration to ensure the continued operation of 
the London Underground station. These substations 
will have their louvres relocated to upper ground floor 

on the north façade. These rooms will be serviced via 
natural ventilation (final design of substation location 
subject to UKPN approval).

Public House

The redeveloped public house will be ventilated locally 
with louvres. A kitchen extract plant area has been 
identified within 6th Floor plant room, which will be 
ducted through the building’s new core. The kitchen 
extract system will include carbon and grease filtration 
to remove the odours.

6.0 Technical Summary
6.4 Building Services Strategy 

Office exhaust 
louvres above

UKPN 
ventilation 
louvres

Basement Plan
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6.0 Technical Summary
6.5 Sanitary Provision

The proposed building’s sanitary provision will be 
designed to meet BS 6465-1:2006 and will be suitable 
for a range of tenant types and market needs.

Each office floor level has a main WC bank, with the 
type of WCs and their potential gender separation 
to be developed. Ambulant disabled cubicles will be 
provided. Each office floor also has two accessible 
WCs, with handed arrangements to provide for users 
with one-sided weaknesses. Each office floor shall also 
have a local cleaner’s cupboard to assist the ongoing 
cleaning and maintenance of the building’s shared 
facilities.

The building’s cycle store has dedicated shower and 
changing facilities, with both individual male and 
female shower/changing areas as well as individual 
gender-neutral shower and changing facilities and 
an Accessible Shower facility. A drying room, and 
localised cleaner’s cupboard are also associated with 
the shower and changing facilities.

The proposed entry lobby, with potential cafe and 
retail use has a front-of-house accessible WC for 
visitor use, without the need to pass through the 
building’s secure line. This facility will also provide 
baby-changing facilities.

At basement level, a separate shower and changing 
facility is provided for Building Management and 
Maintenance staff.

The public house will provide its own sanitary facilities 
as part of the fit-out design.

Lower Ground Level Plan with Sanitary Facilities highlighted

Basement Level Plan with Sanitary Facilities highlighted

Ground Level Plan with Sanitary Facilities highlighted

Typical Office Level Plan with Sanitary Facilities highlighted

Main WC bank

Cleaner’s C/Board

Acc. WC

Acc. WC

FOH Acc. WC
& Baby Change

Building Welfare
Facilities

Changing / Showers
(see 6.1) 
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6.0 Technical Summary
6.6 External Lighting Design Summary

Overview

The external lighting of the proposal and the public 
realm surrounding the site will be designed in 
accordance with British Lighting Standards and that 
the general internal lighting in the building, which will 
inform the external image of the building after dark, will 
be designed in line with CIBSE and BCO Guide 2019 
recommendations in terms of performance, efficiency, 
and controls. This will typically include occupancy 
detection control after hours so lighting is operational 
when the relevant area is occupied and switched 
off when unoccupied for a period of time. Perimeter 
daylight dimming will reduce energy consumption by 
making the best use of natural daylight, balanced with 
the use of internal blinds to reduce glare. 

The lighting design proposal aims to positively 
contribute to the character of the neighbourhood by 
enhancing the character of the building and public 
realm to create an attractive and welcoming addition 
to Islington, whilst minimising light spill and intrusive 
lighting.

Approach

The lighting design for the site has been developed 
to provide a positive contribution to the night time 
experience suitable for its location. The lighting will 
encourage evening use of the pedestrian routes 
will contribute to the night time economy and will 
celebrate the proposed landscape and architecture 
that whilst ensuring that it sits comfortably within its 
context. 

The following considerations define the overall lighting 
approach : 

Safety

Creating a safe environment through positive lighting 
after dark. This includes ensuring that appropriate 
light levels are provided along routes, as well as 
ensuring that people’s faces are well illuminated and 
that changes of levels or other hazards are clearly 
identifiable.

Accessibility

Ensuring that the lighting accommodates the needs 
of as many people as possible, including those with 
visual and physical impairments.

Legibility

Balancing light intensity and distribution to create an 
environment that is intuitively legible after dark.

Movement

Using light to encourage movement into and through 
the site by clearly identifying entrances, framing routes 
and highlighting destinations.

Character

Meeting the functional lighting requirements in a way 
that also creates a memorable and attractive identity 
with a pedestrian neighbourhood character after dark.

Sustainability

Using the lowest amount of energy to meet the project 
needs and specifying products that address the need 
for a circular economy.

External Lighting Designer’s precedent photography
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6.0 Technical Summary
6.6 External Lighting Design Summary

Context and Street Lighting

Analysis has been undertaken around the existing site 
in order to understand the likely lighting standards 
on the public streets surrounding the site, so that 
appropriate proposed for the new areas of public 
realm can be developed.

At present, Islington High Street and City Roads 
receive high levels of illuminance, with Torrens Street 
receiving a lesser level of iilluminance. The London 
Underground entrance provides a very high level of 
illuminance. The transitions between these lighting 
characters are abrupt. 

The proposals will seek to improve this transitional 
quality and will use the colour temperature of lighting 
to the planting and architecture to enhance the 
material palette.

Facade Lighting

As the proposed facade has generous amounts of 
glazing, the interior lighting will be the most dominant 
determinant of the building’s identity after dark. Later 
in the evening, as the building occupants leave and 
the interior lighting starts to switch off, the facade 
architecture will still be highly visible from the ambient 
spill of street lighting.

The high sustainable design aspirations for the 
proposals suggest that a significant facade lighting 
scheme is not appropriate, and given the context 
of largely unilluminated buildings, a visually quieter 
approach is proposed. 

Lighting to the planting on the ground floor, balconies 
and terraces will provide softer lighting accents that 
will complement and contribute to the identity of the 
building after dark. These would be switched off in the 
late evening to ensure that the planting has a full night 
time of darkness for the ecology that it supports.

New Public Street

The lighting of the new connecting stair between 
Islington High Street and Torrens Street is designed 
to be safe, accessible and inviting to encourage 
people to use the route. The intensity of light will be 
balanced with Torrens Street and the new courtyard 
passageway, so that it does not feel overly bright, 
which could give the impression that it is the entrance 
to a private development. This route has been 
designed to feel as part of the public realm, so that it 
that invites people in.

External Lighting Designer’s indicative view of the new public street entry

Handrail lights will light the stair treads and to 
reflect light up onto people’s faces, whilst limiting 
glare. Additional lighting will illuminate the profiled 
and articulated wall alongside the stair, which will 
reflect in the glazed terracotta public lift enclosure 
opposite,balancing the illumination of these vertical 
surfaces that will be highly visible when walking 
towards the stair, ensuring that the connection point is 
intuitively legible.

The entrance to the lift and the lift car will also be 
illuminated with care to ensure that there is equal effort 
given to all users of this new public route.
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6.0 Technical Summary
6.6 External Lighting Design Summary

Upper Courtyard

Lighting within the courtyard will provide a safe 
pedestrian route after dark and throughout the night, 
though this courtyard will be a managed space, 
secured outside of operational hours. 

Pedestrian scale lighting columns are proposed to 
provide a soft spread of light throughout the courtyard 
area, creating a gradient of light intensity from the 
high light levels at the London Underground entrance, 
through to the stair and the considerably lower light 
levels on Torrens Street. The street-lighting will be 
controlled to behave like the surrounding street-
lighting so that it automatically switches on at dusk 
and off at dawn. Accent lighting will also be introduced 
to complement the architecture and landscaping of 
this area.  

Terraces and Balconies

Lighting on the roof terraces will be designed to 
support the overall external identity of the proposal 
but also to create attractive and engaging areas of 
landscape, in order to encourage people to use them 
after dark. Planting groups will be illuminated so that 
they are visible from inside, to extend sight lines out 
through the glazing where otherwise dark glazing 
would just reflect the interior lighting. This will enable 
people to benefit from the presence of plants and 
views out to the city from within the upper office levels.

As there will be little ambient street lighting 
surrounding the upper levels of the building, very little 
light is required on the terraces to make an impact. It 
should also be assumed that when the adjoining office 
is occupied, its interior light will provide reflected light 
out onto the terrace edges, which will provide a light 
intensity gradient to enable the eyes to adjust to lower 
light levels outside.

Light will be aimed downwards onto planting wherever 
possible, and where upward light is used on trees, it 
must be switched off in seasons when the foliage has 
dropped to minimise sky pollution. 

External Lighting Designer’s indicative view of the new public courtyard External Lighting Designer’s precedent photography
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The design of the proposals has been developed to 
ensure that it can be safely cleaned and maintained. 
A detailed Cleaning and Maintenance plan, 
concentrating primarily on the building’s facade and 
glazed elements will be developed as part of the 
relevant stage of design. It is anticipated that this 
takes the form of an integrated abseil, reach and 
wash and MEWP (Mobile Elevated Working Platform) 
strategy wherein trained maintenance personnel will be 
responsible for the cleaning and maintenance of the 
building’s facade.

The building’s facade will be designed to ensure 
the ability that, where possible, components (such 
as glazed units) can be replaced directly from the 
building’s floorplate, with minimal requirement for 
external access and associated highway closure 
works. The building’s Goods Lift will be sized to 
allow for the transportation of replacement units. The 
external materials shall be selected for quality and 
durability, and be detailed in a way that means they 
positively manage rainwater run-off.

Similarly, the proposed landscaping and greenery will 
be specified to be accompanied with a suitably safe 
and accessible maintenance regime, with access 
direct from the terraces wherever possible. Automatic 
irrigation will be used to minimise the need for regular 
manual watering of vegetation.

A plant replacement strategy will be developed by 
the project Services Engineer, and supported by the 
fact that the majority of the building’s capital plant is 
located within the building’s basement.

Additional servicing, tenant fit-out works and 
maintenance can be coordinated from the building’s 
shared basement, and using the building’s facility 
management and utilising the shared Goods Lift. 

6.7 Cleaning and Maintenance 

6.0 Technical Summary
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Evacuation Strategy

Due to the proposed occupancy numbers and stair 
widths, the proposal will operate with a phased 
evacuation regime, following the outlined sequence:

• Floor of fire origin evacuates immediately upon 
activation of the fire detection and alarm system;

• The floor above the floor of origin also evacuates 
immediately;

• Remaining floors are evacuated at phased 
intervals, two floors at a time.

Although the Public House and the Affordable 
Workspace are independent areas to the primary office 
space, it is proposed that these areas will evacuate 
simultaneously to the main office space. To allow 
this, these areas will have a fire detection and alarm 
and system that is connected to the primary office 
demises.

Tenancy Splits 

The ability for each of the office floors to be split into 
three tenancies has been considered as part of the 
evacuation and fire design strategy. 

6.8 Fire Design Summary 

6.0 Technical Summary

Vertical Escape

The proposal has two protected stairs both of which 
are designed as fire-fighting stairs. These stairs will be 
sufficiently wide to support the phased evacuation of 
two floors at a time within the building. There are also 
two evacuation lifts within the building that can be 
used by occupants. 

There is a single stair from the basement that serves 
all floors of the office building, FF Stair A. Additional 
escape can be made via the vehicular ramp. The 
public house demise is served by a separate stair 
between the main level (at lower ground) and the 
basement storage area, within its own demise. 

The final exit routes for all the protected stairs in the 
building will be via fire protected corridors where the 
stairs do not discharge direct to the outside.

Vertical Escape Stairs at Basement Vertical Escape Stairs at Upper Ground Level Vertical Escape Stairs on a typical Office Floor (Levels 01-06) 

Horizontal Escape

The proposal will provide sufficient exits and escape 
routes to achieve the minimum required exit widths 
and travel distances . The building will be provided 
with automatic fire detection and alarm systems, and 
an automatic spinkler systems.  

As the internal layout of the office areas are subject to 
future tenant design, maximum direct and actual travel 
distances have been provided.

The external terraces, balconies and loggia have also 
been considered as a key part of the building’s fire 
safety design.

Full occupant capacity calculations are provided in 
the Fire Strategy, which consider the exit capacities 
of each of the office floorplates, including taking 
into consideration the potential subdivision of the 
floorplates into different tenant demises. 

A full Fire Design Statement report is provided in 
support of the application. A summary of critical issues 
relating to the architectural design are summarised 
opposite but the specialist consultant’s report should 
be read in conjunction and for additional detail.

Overview

The proposal has been designed in consultation 
with the Fire Engineer, and in line with all relevant 
guidance and legislative requirements. Fire engineering 
principles have been used where alternative solutions 
have been required. As the design develops, so will 
the fire safety engineering advice. 
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Passive and Active Safety Systems

The proposal will provide comprehensive passive and 
active fire safety system to support and enable the life 
safety objectives required by the Building Regulations. 

A fire detection and alarm system, with a public 
address voice alarm system will be provided, and 
the building will be provided with an automatic fire 
suppression (sprinkler) system and mechanical smoke 
extract system. 

The proposal will provide two fire-fighting shafts, each 
including:

• Fire-Fighting Stair

• Fire-Fighting Lift

• Mechanical Smoke Ventilation system (to clear the 
fire-fighting lobby of smoke) 

• Dry Riser outlet at each floor 

• Automatic opening vents 

The basement will be provided with a mechanical 
smoke ventilation system designed to achieve 
10 air changes per hour (based on size of largest 
compartment). 

Structure and Compartmentalisation 

As the proposal is greater than 18 m in height, but less 
than 30m, all elements of the structure will have a fire 
resistance rating of either 60 or 90 minutes, depending 
on their risk profile. The basement, lower ground and 
ground floors slabs will achieve to achieve a 90 minute 
fire resistance rating. 

Within the building, internal fire spread will be 
restricted by compartmentalisation, the strategy for 
which will be in accordance with BS 9999.

Access and Facilities for Fire-Fighting

Access for Fire Tenders will be possible via both 
Islington High Street (to the upper ground level) and 
Torrens Street (to the lower ground level). 

There will also be parking / set down positions 
adjacent to the main entrances to the building and 
the fire-fighting shafts provided in the building. These 
parking positions will be within 18 m of the dry fire 
main inlets, which will be provided adjacent to the 
entrances to the fire-fighting shafts. 

Internally, fire-fighting will use the two fire-fighting 
shafts. The primary route, via Torrens Street has the 
main Fire Control Centre located at its entry point on 
Lower Ground Floor. The secondary route, accessed 
via Islington High Street sits to the north of the 
building’s main entry lobby. 

The London Underground will operate its own fire-
fighting and escape strategy, as with the current 
building. 

6.0 Technical Summary
6.8 Fire Design Summary

Upper Ground Floor fire-fighting facilities

Lower Ground Floor fire-fighting facilities
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A full Accessible Design report is provided in support 
of the application. A summary of critical issues relating 
to the architectural design are summarised opposite 
but the specialist consultant’s report should be read in 
conjunction and for additional detail.

Overview

The proposal has been developed to provide equal 
access and use for all building users - visitors, staff 
and the wider community; and including : 

• People with mobility impairments;

• People with visual impairments;

• People with cognitive impairments;

• People with hearing impairments;

• Older people; and 

• Small children

The proposal has been developed in line with the 
Equality Act 2010, and with the applicable national 
and local standards and policies.

Existing Building

The existing building presents a number of 
accessibility and equality challenges, in part due to the 
changing public realm levels and access points to the 
existing buildings. In addition, the internal and external 
facilities and features are now over 30 years since 
completion, and whilst improvement works have been 
undertaken, these are, in the large part, retro-fitted 
to the existing building. The public route through the 
existing courtyard is not suitable for differently abled 
users, as it is traversed by a stair, with no means for 
wheelchair use, or for the use by other differently abled 
building users. 

6.0 Technical Summary
6.9 Access for All Summary

Access to Site

The site is widely accessible, by virtue of its central 
London location and its proximity to major transport 
infrastructure. Refer to the corresponding Transport 
report, in addition to the Accessible Design report. 
Whilst the existing building has car parking within its 
basement, no designated disabled car parking space 
has been identified. The proposal does not provide 
any car-parking spaces.

Public Access through Site 

The existing public route through the building’s 
current external courtyard is not fully accessible. The 
proposal will relocate this route to the north of the site, 
connecting Islington High Street and Torrens Street by 
way of a new public route and courtyard. The 4m level 
change between these two streets means that the 
new route will introduce a public stair to traverse this 
level change. This will be accompanied with a public 
lift, serving between the two levels and integrated into 
the architectural design of the proposals, to ensure 
the accessible use for all of this newly created public 
connection. This route will be visible and desirable with 
new lighting and way-finding. 

Cycle Facilities 

The building’s cycle store (see section 6.2) has direct 
and level access from street level, meaning that there 
is no level change to navigate. Sliding doors, with 
security fob credentials will provided to provide ease 
of access whilst maintaining security and will be fitted 
with safety sensors.

The building’s cycle store will incorporate multiple 
cycle parking facilities, including those for accessible 
cycle types. The building’s shower and changing 
facilities will incorporate provision for accessible 
users, and gender-neutral facilities in addition to those 
separated for male and female users. 

Building Entry

The existing building requires building users and 
visitors to climb stairs or traverse an unpleasant and 
narrow ramp to reach the upper courtyard, from 
where the building’s entry points can be reached. Two 
of the building’s existing entry points are accessed 
via Torrens Street, meaning that should a user with 
accessibility challenges enter via the main entrance 
from Islington High Street, they are forced to return 
to the street and travel the steep public realm to the 
opposite Torrens Street. 

The proposals introduce a new, at grade entry directly 
from Islington High Street with no level change. Entry 
will be made via two sliding ‘air-lock’ style doors, 
meaning that these are accessible for all building 
users. The main lobby will be designed in detail at 
the appropriate design stage, but will incorporate 
the necessary accessible design requirements - 
including, but not limited to fixed hearing enhancement 
system(s) at reception, lower sections of reception 
desks and widened security barriers. An accessible 
WC is provided before the ‘secure line’ of the building, 
meaning that visitors and cafe users can use these 
facilities, which also incorporate baby changing.

Vertical and Horizontal Circulation

The proposals will incorporate multiple passenger 
lifts, serving each of the office floors. Two of these 
will also serve as evacuation lifts, that can be used 
for evacuation as part of the building’s evacuation 
strategy. Refuges with alarm call points will also be 
provided to each level of the building. Accessible 
platform lifts will also be provided where there are 
small-level changes (such as to the cafe within the 
main lobby).

The proposed circulation routes will also be designed 
to be of good width, and with minimal obstructions 
and use elements such as hold-open doors) to allow 
those with disabilities to easily navigate the building. 
Consideration will be given to materials and finishes of 
the building’s common parts to ensure suitability for 
those with visual or hearing impairments. 

Office Space and Terraces

Direct access from the building’s cores will be provided 
to each of the office floors, the design of which will 
be developed by the tenants. Access to the building’s 
terraces and balconies will be level (save for minimised 
cills for door systems as allowed and required). Doors 
will be sized to ensure they are suitable for all building 
users, including wheelchair users. 

The main roof terrace will be accessed via a staircase 
and external platform lift. Due to the height-limitations 
of the protected views and vistas over the site, it is not 
possible to enclose this lift access. 

Sanitary Provision

The sanitary provision for the proposal will provide 
Ambulant and Accessible facilities, as well as 
consideration for gender neutral facilities particularly 
within the shower and changing area. Accessible 
WCs will be provided for a choice of transfer layouts. 
Additional information is provided in section 6.5 of this 
document. 

Signage and Way-finding

A clear and consistent way-finding and signage 
strategy for the proposal will be developed at the 
appropriate design stage, and will be developed with 
note of those with visual impairments, and those with 
other physical or cognitive impairments.

Public House

Accessible access to the redeveloped public house 
will be provided, with the requirements within the 
public house being the responsibility of the tenant. 

London Underground

The proposal does not include any changes to the 
operation of the London Underground station, which 
remains the sole responsibility of the operator.



Lower Ground Level Plan with Building Management Facilities highlighted

Basement Level Plan with Building Management highlighted
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Security Summary

The proposals have been reviewed with a Met Police 
Designing Out Crime Officer (see section 4.6 of 
this report). In line with their recommendations, key 
developments of the design include : 

• the development of the Islington High Street 
elevation to remove the colonnade created 
between the building’s columns and the glazed 
line of the lobby, as well as the introduction of a 
solid base to this prominent glazing

• the development of the new public route, and 
public courtyard to remove blind-corners and 
hiding spaces and the integration of security gates 
to allow this new route to be secured outside of 
hours of operation

As the proposed design develops, and at the relevant 
design stages, the integration of other security 
recommendations, will be considered, including, but 
not limited to : 

• the building’s secure lines, including gatelines in 
the main lobby and access to the building’s cycle 
store

• integration of security access doors where 
required

• integration of CCTV, both internally and externally

• further development of the building’s external 
lighting strategy to positively contribute to the 
building’s security

• consideration of blast-impact assessments as 
requirement

• consideration of hostile vehicle mitigation within 
the public realm (if delivered as part of the 
proposals) 

6.10 Security and Building Management Summary 

6.0 Technical Summary

Building Management Summary

The proposals incorporate a series of Building 
Management facilities, as outlined below : 

• dedicated building loading bay for delivery and 
refuse vehicles (see section 6.2 of this report) 

• naturally lit building management suite at Lower 
Ground Level, incorporating Building Manager’s 
Office and Security Office, in proximity to the 
proposed Fire Control Centre

• post-room for sorting of internal mail 

• basement welfare facilities for building 
management use

• central cleaner’s store at basement level, 
supplemented by local cleaner’s cupboards at 
each primary building level 
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7.0 Summary of the Proposed Development
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7.0 Summary of the Proposed Development

The proposals for 1 Torrens Street have been 
developed to offer an exemplar contemporary building, 
with the highest environmental credentials and that 
positively contributes to its context and improves the 
current public realm condition.

Through engaged consultation with the Local 
Authority, their stakeholders and other interested 
parties, the design has been developed to be a 
gateway to Angel, and be a sophisticated and urbane 
neighbouring building that compliments and does not 
seek to compete with the neighbouring context and 
heritage assets.

By retaining the existing building’s reinforced concrete 
frame and existing basement, the proposal saves 
a significant amount of embodied carbon when 
compared to a nominal new building of comparable 
size and scale. New all-electrical plant equipment 
and the capacity for supplementary natural ventilation 
will reduce the building’s ongoing operational energy 
requirements and contribute to a new building 
designed to meet the climate challenges and with net-
zero carbon aspirations. 

The proposal’s varied mix of uses including significant 
employment space and affordable workspace provides 
exemplar, flexible working space for a variety of tenant 
sizes that will attract new best in class employers to 
Islington. Characterful shared facilities and spaces, 
including the building’s mixed use entry lobby, 
generous cycle lobby and variety of external amenity 
recognise and provide the additional facilities that 
aspirational tenant organisations seek.

The retention of the London Underground station 
in-situ, with potential aesthetic improvement works 
to improve the integration with the wider building, 
as well as the redevelopment of the existing public 
house on site contribute to a varied and hard-working 
ground floor experience fro the building, but offers 
improvements to the connections through and around 
the building.

Illustrative view of 1 Torrens Street from Pentonville Road

7.1 Summary of the Proposed Development
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7.0 Summary of the Proposed Development

Illustrative view of 1 Torrens Street from Islington High Street 

The proposals significantly improve the existing public 
realm condition, with increased pavement widths and 
routes around the building, particularly to the Islington 
High Street and City Road junction, and along the 
High Street. Improvement works to Torrens Street, and 
the introduction of a new public street to the north of 
the site, connecting Islington High Street to Torrens 
Street further increase the permeability of the site, 
as well as the generosity of the connections in and 
around the building.

The building’s external design has been carefully 
designed to present a unified but diverse 
contemporary architectural expression, with a quality 
befitting the importance of the site. The existing 
building’s internally structural grid has informed a 
facade design of significant, articulated solid columns 
and ledges, supplemented by profiled metal spandrel 
panels and the use of glazed terracotta and pre-cast 
concrete elements at ground floor. Balconies and 
terraces have been marked with a planted balustrade 
to soften the building’s roofline and positively 
contribute to the building’s urban greenery. 

The treatment of the building's corners, particularly 
that to Islington High Street and City Road has been 
carefully developed, to recognise the importance of 
this in helping form a gateway to Angel, without being 
overt or pastiche. 

The building’s palette of quality materials have 
taken strong design cues from their context and 
neighbouring assets, with material tones and colours 
of the profiled metal spandrels influenced by a detailed 
analysis of the context, and varied by depending 
upon the building’s elevation. This, along with the 
glazed terracotta elements used along the ground 
floor provide a diversity and unified by the architectural 
frame of the facade - itself articulated to cast 
shadow and a variety of depth, and with aggregates 
embedded to give further detail. The multiplicity of the 
materials palette, articulated and shaped to maximise 
the depth and the variety of the building plane are 
designed to be positively effected by shifting daylight 
conditions - with light and shadow falling on the 
building in an ever-changing manner.

7.1 Summary of the Proposed Development
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1.0 Introduction 
 
This statement has been prepared by All Clear Designs on behalf of Tishman Speyer for 
the development of 1 Torrens Street, Islington, London. 
  

 
Figure 1:  Location plan showing the proposed development  
 

1.1 Scope 

This Access Statement contains an explanation of measures that will be incorporated 
within the proposals for the building to facilitate access and use by all people including 
disabled people and indicates how the design meets the required design standards, 
good practice guidance and Building Regulations access requirements.  
 
The statement takes into account the needs of people with mobility impairments 
including wheelchair users and those with sensory and cognitive impairments. 
However, it is recognised that the issues considered in this report will affect the 
convenience of access for all occupants, not just disabled people.  
 
This Access Statement is based on the strategies set out in the CABE guidance on the 
preparation of an Access and Inclusivity Strategy: 

 Explanation of policy and approach to access; 

 Sources of advice and guidance on accessibility; 

 Details of consultations undertaken or planned; 

 Details of access consultant involvement; 
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 Explanation of specific issues affecting accessibility and details of access 
solutions adopted; and 

 Details of potential management polices and procedures to be adopted to 
enhance and maintain accessibility. 

 
Areas where technical or other constraints have prevented or constrained the 
application of the principles set out in the above strategy are highlighted as 
appropriate. 
 
The areas covered in the building include entrances, horizontal and vertical circulation, 
facilities, and sanitary accommodation. At this stage, the statement does not cover 
operational aspects in detail, but it identifies and comments on areas where 
management procedures are likely to be required to ensure good accessibility.  
 
This Access Statement is based on, and should be read in conjunction with, the 
submitted scheme drawings and information provided by Allford Hall Monaghan 
Morris Architects. 
 

1.2 Role of Access Consultant 

The Access Consultant has been actively involved in the preparation of the submitted 
proposals. The role of the access consultant is to advise the design team and appraise 
elements of the design at the relevant stages of the design process to ensure that the 
best possible level of access is achieved and that the proposals meet relevant 
legislation and recognised good practice guidance. The consultant also provides 
recommendations about measures that can be incorporated within the scheme to 
facilitate access and use by disabled people. 
 
The access consultancy services have ensured the integration of accessibility measures 
into the building whilst also maintaining the overall concept of the design. 
 

1.3 Criteria for assessment and design guidance references 

The following documents and guidance have informed the proposals and are 
referenced where appropriate: 

 Shaping Neighbourhoods Accessible London: Achieving an Inclusive 
Environment Supplementary Planning Guidance:  October 2014; 

 The London Plan 2021 

 Building Regulations Part K, Approved Document K, 2015 edition (incorporating 
the 2013 amendments). 

 Building Regulations Part M, Approved Document M, 2015 edition. 

 British Standard BS8300:2018 Section 1 External and 2 Internal: Design of 
buildings and their approaches to meet the needs of disabled people – Code of 
Practice. 

 BS EN 81‐70 2018 Safety rules for lifts. 

 British Standard BS9999:2017 Code of practice for fire safety in the design, 
management, and use of buildings. 
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 DETR, Parking for Disabled People, Traffic Advisory Leaflet 5/95, 1995. 

 Other currently recognised good practice design guidance including; Guidance 
on the use of Tactile Paving (UK, DETR), Inclusive Mobility (DoT); Designing for 
Accessibility (CAE, 2004), The Access Manual, (Blackwell, 2006) and Manual for 
Streets (DfT and DCLG 2007); and 

 
It is also necessary to observe reasonable functional and financial practicalities and to 
take into account the nature of the building.  Wherever possible, the design team have 
gone beyond the minimum requirements of Part M (Building Regulations) and the 
guidance provided in the Approved Document M. This will assist the occupier(s) in 
meeting its/their duties under the Equality Act 2010. 
 

1.4 Factors contributing to accessibility 

This Access Statement considers accessibility at an early stage in the design. Detailed 
design issues such as fixtures, fittings, street furniture, lighting, communication 
systems, management and other issues which contribute to the accessibility of the 
services and facilities provided will need to be considered in the future. 
 
The individual needs of visitors cannot always be known in advance; thus, it is 
acknowledged that further adjustments to estate management policy or procedure or 
to the physical features of the building and landscaping may become necessary. 
However, it is the intention of the design team to ensure that the need for further 
physical alterations and the inevitable cost implication of this is reduced to a 
minimum. 
 
Further details are provided in the full assessment of the proposals set out in Section 
2.0. 
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2.0 Building 

2.1 1 Torrens Street 

The application is for full planning permission for the refurbishment and partial 
demolition of the existing ‘Angel Square’ building, and the construction of two new 
floors ‐ all to provide office floorspace (Use Class E), retail floorspace (Use Class E), 
public house (Sui Generis) , plus all landscaping and other associated works. 

 

2.2 Parking 

No car or motorcycle parking is provided as a part of the scheme. 
 
Taxi drop off will be available in Torrens Street in relatively close proximity to all of the 
entrances. 
 
2.2.1 Cycle parking 
Cycle parking and shower facilities are being provided as a part of the scheme on the 
lower ground floor with a range of the provision being in the form of stands/spaces 
that can accommodate adapted bicycles and/or scooters and illustrated in Figure 2 
below in red. 
 

 
 
Figure 2:  Location plan showing the proposed accessible cycling provision in red and 
accessible shower/WC in yellow 
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Cycle parking is accessed via an entrance from Torrent Street and a level change of 
100mm is taken up in a floor slope of approximately 1:90, which is effectively level. 
 
 
2.2.2 Cycle Changing facilities 
The cycle stores have accessible shower/change and accessible WC facilities as 
illustrated in Figure 3 below. This will be configured with a 300mm space to the latch 
side of the door. 
 

 
 
Figure 3: Accessible WC/shower in the cycle facilities in yellow 
 
 

2.3 Entrances and exits 

The ground floor of the building approached at street level has a series of proposed 
entrances.  
 
Torrens Street provides access to the Public House and the Cycle Store. The Affordable 
Workspace also has a floorplate at this level. 
 
Moving up and around City Road  and onto Islington High Street is the main entrance 
spaces to the Lobby of the office building. 
 
The Affordable Workspace is accessed from the Upper Courtyard, which is a 
passage/landscaped area that runs to the North of the building and joins Islington High 
Street and Torrens Street. 
 
These are illustrated on Figure 4 below, which is the Upper Ground. (The pub and 
cycle entrance are illustrated in figure 2). 
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Figure 4: Upper Ground Floor entrance areas 
 
 
 

2.4 Vertical Circulation & Fire Escape 

 
2.4.1 Lifts 
A bank of 6 passenger lifts is located at the central core and these lifts access Ground to 6th 
floor.  
 

Accommodation stairs and lifts are positioned in close proximity to each other to 
ensure routes for lift and stair users are not separated. 
 
2.4.2 Fire Fighting lift and refuge areas 
For more detail on this section please read the Fire Engineer’s Reports. 
 
The London Plan Policy D5 states that sufficient thought should be given to the 
dignified evacuation of disabled people. 
 
The policy indicates that this should be achieved by the use of evacuation lifts that can 
be used by disabled people. 
 
An evacuation lift that meets policy D5 of the London plan has been provided to each 
floor. 
 
This building is a managed building. The evacuation of the building will be coordinated 
by the on‐site building management, to agreed procedures with each tenant. 
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In coordination with the management company, each tenant will agree a PEEP 
(Personal Emergency Evacuation Plan) with each employee requiring assistance for 
evacuation, and this will include the fire evacuation procedure. 
 
All potential tenancies will have access to lifts which allow for the dignified evacuation 
of disabled users. 
 
 
2.4.3 Upper Ground Floor Platform Lifts 
Currently two platform lifts have been allowed in the scheme. 
 
This reflects the fact that this is a refurbishment of an existing building that addresses 
several existing levels. 
 
A platform lift is proposed for users who enter the Café at the base of the lobby from 
City Road travelling North. They could continue onto Islington High Street to the main 
lobby if they wanted to avoid this route. Likewise, they can enter the café from the 
lobby using this lift or using the existing pavement externally. 
 

 
 
Figure 5: Upper Ground Floor platform lifts in Yellow 
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The Upper Ground Floor office is located at a different level to the main entrance, and 
this necessitates the use of a platform lift and steps. The precise layout of this lift will 
be refined in future design development. 
 
 
2.4.4 Roof Platform Lift 
The height restriction of the building means that accessible the roof area is via a 
platform lift that travels from the 6th floor to the roof area, illustrated in Figure 6 
below. 
 

 
 
Figure 6: Roof area platform lift. 
 
 
 
2.4.5 Stairs 
The escape stairs will meet the requirements of Part B and Part K. 
 

 

2.5 Doors 

All internal doors will meet the requirements of Part M, generally 800mm minimum 
clear opening widths. 
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2.6 Sanitary Provisions 

Wheelchair accessible WCs have been provided on all floors to meet the requirements 
of Part M of the Building Regulations.  
 
2.6.1 Reception Accessible WC 
An accessible WC has been provided as a part of the WC accommodation and is shown 
in purple in Figure 4 below. (The cubicle shape will meet Part M). 
 
 

 
Figure 7: Accessible Reception WC in purple 
 
 
2.6.2 Office Accessible WCs 
Accessible WCs have been provided on each floor of the building and the travel 
distances are below the 40‐metre requested by Part M. 
 
Where there are multiple tenants the AWCs will not be handed floor to floor, but 
where there is a single tenant in the building, the AWCs will have a mirrored 
arrangement on alternate floors. 
 
The typical location of an accessible WC are illustrated on Figure 8 below in purple.  
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Figure 8: Accessible WCs in purple illustrated on a typical floor 
 

2.7 Terraces 

A balcony has been provided on each floor from the Upper ground to the 5th, and then 
terraces to the 6th floor where is steps back from the perimeter. 
 
Movement from internal to external space will be via level thresholds. 
 

 
Figure 9: Terraces located on the 6th floor with level entrances 
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2.8 Landscape  

The existing public route through the building’s current external courtyard is not fully 
accessible.  
 
The proposal (shown below in figure 10) will relocate this route to the north of the 
site, connecting Islington High Street and Torrens Street by way of a new public route 
and courtyard.  
 
The 4m level change between the two streets is overcome with a public stair and a 
public lift (in yellow below).  
 
This route will be visible and desirable with new lighting and way‐finding. 
 
 

 
Figure 10: new accessible access route 
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2.9  General Details 

Details of the following areas and how they will be made accessible shall be addressed 
as the scheme develops and form part of any Building Regulations Submission: 

 decoration 

 lighting 

 service counters 

 sanitaryware selection and layouts 

 fire alarm details 

 lift details 

 toilet layout details 

 signage 

 furniture Selection 

 kitchen layout 
 
In addition, Appendix A of this statement sets out the management issues which 
estate staff should be aware of to ensure access is achieved and maintained. 
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Appendix A 
 
Management issues 

 
The following management issues will be brought to the attention of relevant parties 
to ensure that access is achieved and maintained: 
 
external routes – keep in good repair and free of obstructions and leaves, ice, snow, 
and surface water; 
 
doors – adjustment of door closers; ironmongery to be kept in good working order; 
 
horizontal circulation – keep routes free from obstructions and furniture 
layouts/seating arrangements accessible; 
 
vertical circulation – regular checking of lifts to ensure floor of car aligns with finished 
floor level; 
 
WCs – checks to ensure that manoeuvring space in accessible compartments is not 
obstructed by bins, sanitary disposal equipment etc; replenishment of toilet paper and 
paper towels in accessible WCs as well as other WCs; 
 
communication  – new signs to integrate with existing sign system, no ad hoc 
homemade signs; all information to be kept up to date; signers and translation 
services to be provided as necessary; appropriate provision of accurate access 
information and other literature; 
 
hearing enhancement systems – advertising; regular checking and maintenance of 
systems; 
 
alarm systems – checking of systems; staff training in procedures; 
 
surfaces – ensuring cleaning does not cause slippery surfaces; maintaining junctions to 
avoid worn surfaces becoming tripping hazards; replacing surfaces like with like; 
maintaining colour contrast in redecoration; 
 
lighting – prompt replacement of bulbs; keeping windows and light fittings clean; 
 
means of escape – specific evacuation strategies to be devised for people who need 
assistance, including staff and visitors; staff training; regular practice drills; 
maintenance of fittings and equipment; reviewing evacuation procedures; 
 
security – ensuring security procedures do not conflict with accessibility good practice; 
 
training – staff training is critical to maintain access and to provide accessible services 
and employment opportunities. Training can cover areas such as disability awareness 
and equality, use of equipment such as platform lifts and induction loops, British Sign 
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Language, hearing awareness, clear lip speaking, guiding people with visual 
impairments and general access awareness.  
 
 
health and safety policies – implementation of policies on access, risk assessment; 
 
responsibilities for access – identification of responsible people to approve 
improvements, set priorities, ensure access is included in maintenance and 
refurbishment programmes, provide auxiliary aids, review numbers of disabled people 
using a service and establish and run user groups; 
 
funding for access improvements – identification of specific access funds or grants; 
funds for specific employees such as ‘Access to work;’ use of the maintenance budget; 
 
policy review – regular reviews of all policies, practices and procedures affecting 
access. 
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Appendix 2

A2.1 Existing Drawings

 

 21085-AHMM-ZZ-B1-DR-A-PL001 Existing Site Plan

 21085-AHMM-ZZ-B1-DR-A-PL009 Existing Basement GA Plan

 21085-AHMM-ZZ-LG-DR-A-PL010 Existing Lower Ground Floor Level GA Plan

 21085-AHMM-ZZ-UG-DR-A-PL010A Existing Upper Ground Floor Level GA Plan

 21085-AHMM-ZZ-01-DR-A-PL011 Existing First Floor Level GA Plan

 21085-AHMM-ZZ-02-DR-A-PL012 Existing Second Floor Level GA Plan

 21085-AHMM-ZZ-03-DR-A-PL013 Existing Third Floor Level GA Plan

 21085-AHMM-ZZ-04-DR-A-PL014 Existing Fourth Floor Level GA Plan

 21085-AHMM-ZZ-05-DR-A-PL015 Existing Fifth Floor Level GA Plan

 21085-AHMM-ZZ-06-DR-A-PL016 Existing Sixth Level GA Plan

 21085-AHMM-ZZ-RF-DR-A-PL017 Existing Roof GA Plan

 21085-AHMM-ZZ-XX-DR-A-PL021 Existing West Elevation

 21085-AHMM-ZZ-XX-DR-A-PL022 Existing North Elevation

 21085-AHMM-ZZ-XX-DR-A-PL023 Existing East Elevation

 21085-AHMM-ZZ-XX-DR-A-PL024 Existing South Elevation

 21085-AHMM-ZZ-XX-DR-A-PL031 Existing Long Section AA

 21085-AHMM-ZZ-XX-DR-A-PL032 Existing Short Section BB

 

 

  

A2.2 Proposed Drawings

 

 21085-AHMM-ZZ-XX-DR-A-PL001 Site Location Plan

 21085-AHMM-ZZ-B1-DR-A-PL099 Proposed Basement GA Plan

 21085-AHMM-ZZ-LG-DR-A-PL100 Proposed Lower Ground Floor GA Plan

 21085-AHMM-ZZ-UG-DR-A-PL100A Proposed Upper Ground Floor GA Plan

 21085-AHMM-ZZ-01-DR-A-PL101 Proposed First Floor GA Plan

 21085-AHMM-ZZ-02-DR-A-PL102 Proposed Second Floor GA Plan

 21085-AHMM-ZZ-03-DR-A-PL103 Proposed Third Floor GA Plan

 21085-AHMM-ZZ-04-DR-A-PL104 Proposed Fourth Floor GA Plan

 21085-AHMM-ZZ-05-DR-A-PL105 Proposed Fifth Floor GA Plan

 21085-AHMM-ZZ-06-DR-A-PL106 Proposed Sixth Floor GA Plan

 21085-AHMM-ZZ-RF-DR-A-PL107 Proposed Roof GA Plan

 21085-AHMM-ZZ-XX-DR-A-PL201 Proposed West Elevation

 21085-AHMM-ZZ-XX-DR-A-PL202 Proposed North Elevation

 21085-AHMM-ZZ-XX-DR-A-PL203 Proposed East Elevation

 21085-AHMM-ZZ-XX-DR-A-PL204 Proposed South Elevation

 21085-AHMM-ZZ-XX-DR-A-PL301 Proposed Long Section AA

 21085-AHMM-ZZ-XX-DR-A-PL302 Proposed Short Section BB

 21085-AHMM-ZZ-XX-DR-A-PL401 Proposed Detailed Bay Study - West Elevation

 21085-AHMM-ZZ-XX-DR-A-PL402 Proposed Detailed Bay Study - East Elevation

 

Application Drawings 
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A2.3 Demolition Drawings

 

 21085-AHMM-ZZ-B1-DR-A-PL509 Basement Demolition Plan

 21085-AHMM-ZZ-LG-DR-A-PL510 Lower Ground Demolition Plan

 21085-AHMM-ZZ-UG-DR-A-PL510A Upper Ground Demolition Plan

 21085-AHMM-ZZ-01-DR-A-PL511 First Floor Demolition Plan

 21085-AHMM-ZZ-02-DR-A-PL512 Second Floor Demolition Plan

 21085-AHMM-ZZ-03-DR-A-PL513 Third Floor Demolition Plan

 21085-AHMM-ZZ-04-DR-A-PL514 Fourth Floor Demolition Plan

 21085-AHMM-ZZ-05-DR-A-PL515 Fifth Floor Demolition Plan

 21085-AHMM-ZZ-06-DR-A-PL516 Sixth Floor Demolition Plan

 21085-AHMM-ZZ-RF-DR-A-PL517 Roof Demolition Plan

 21085-AHMM-ZZ-XX-DR-A-PL601 West Elevation Demolition

 21085-AHMM-ZZ-XX-DR-A-PL602 North Elevation Demolition

 21085-AHMM-ZZ-XX-DR-A-PL603 East Elevation Demolition

 21085-AHMM-ZZ-XX-DR-A-PL604 South Elevation Demolition

 21085-AHMM-ZZ-XX-DR-A-PL701 Long Section AA Demolition

 21085-AHMM-ZZ-XX-DR-A-PL702 Short Section BB Demolition
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