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CITY OF WESTMINSTER 

PLANNING 
APPLICATIONS 
COMMITTEE 

Date 

12 April 2016 

Classification 
For General Release 

Addendum Report of 
Director of Planning 

Ward(s) involved 
St James's 

Subject of Report 5-9 Great Newport Street, London, WC2H 7JB  
Proposal Demolition of Nos. 6-9 Great Newport Street behind retained front 

facades and demolition of rear addition to No. 5 Great Newport Street. 
Excavation and redevelopment to provide a building comprised of lower 
basement, basement, lower ground, ground and six upper floors, 
terraces, roof plant and alterations to front facade, providing a new 
auditorium and ancillary services in the form of a new flexible 322 seat 
theatre space and arts club venue along with rehearsal studio and 
ancillary facilities including bars at basement level 1 and ground floor 
level (sui generis), restaurant (Class A3) on the ground floor and part 
lower ground floors and a 66 bedroom hotel at part ground and first to 
sixth floor levels (across 5-9 Great Newport Street), associated hotel bar 
and sculpture gallery at first floor level and outdoor swimming pool, 
terrace and bar at fifth floor level. 

Agent Iceni Projects 

On behalf of Consolidated Development Ltd 

Registered Number 12/03930/FULL and 
12/03931/LBC 

Date amended/ 
completed 

 
 

Date Application 
Received 

19 April 2012           

Historic Building Grade Grade II 

Conservation Area Covent Garden 
 

1. RECOMMENDATION 
 
Does Committee agree that: 
 
1. Securing 'PW (Peter Wilson) Productions Ltd' as a theatre operator, would offer sufficient 

reassurance that a theatre will be provided, and balances the loss of the existing D1 floorspace and 
increase in commercial floorspace without any residential uplift. 

 
2. The offer to provide the theatre at a rent level agreed between the applicant and 'PW (Peter Wilson) 

Productions Ltd' is sufficient to justify overturning the City Council's normal policy requirements to 
protect the existing D1 floorspace, and to provide residential floorspace or a financial contribution 
to the affordable housing fund in lieu of residential floorspace to address the uplift in commercial 
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floorspace. 
 
3. The amendments to the rear elevation (reduction in height and bulk at fourth and fifth floor levels) 

together with the submission of an addendum Sunlight/ Daylight Report, addresses concerns 
regarding the impact upon residents in Sandringham Flats. 

 
4. The operating hours of the restaurant and bar detailed in the report and the amended hours of use 

of the roof top terrace and pool area to 0900 - 2200 hours (as requested by committee) are 
acceptable despite requests by the applicant to revisit these hours and extend the hours of the 
restaurant and bar. 

 
5. The applicant's draft legal agreement dated 02 March 2016 is sufficiently robust to secure provision 

of the replacement theatre fitted-out to shell and core prior to occupation of the hotel and 
restaurant, in addition to the provision and retention of a publicly accessible curated sculpture 
gallery within the hotel to compensate for the loss of the photographer's gallery, and to ensure that 
the £600,000 being offered is only used to fit out the theatre. 

 
6. Subject to 1 - 5 above, resolve to grant conditional permission subject to the completion of a section 

106 legal agreement to secure the following : 
 

a) The provision of a replacement theatre fitted out to shell and core prior to the occupation of the 
hotel and restaurant. 

b) The placing of £600,000 (index linked to when this was previously agreed by committee in 
2014) into an escrow account to be released to a theatre operator to fund the fit out of the 
theatre. 

c) To secure the Theatre space to be operated by 'PW (Peter Wilson) Productions Ltd' or another 
theatre operator with West End experience proposed by the Developer and approved by the 
Council or a theatre operator determined by a senior representative from the Theatres Trust to 
have West End experience. 

d) The theatre space to be used for theatrical performances on at least 320 days a year (further 
details within the legal agreement).  

e) To ensure the link between the theatre and restaurant is open before, during and after 
performances. 

f) The provision and retention of a publicly accessible curated sculpture gallery within the hotel. 
g) The applicant to comply with the Council's Code of Construction Practice, provide a Site 

Environmental Management Plan prior to commencement of development and provide a 
financial contribution of £(TBC by Council's Environmental Sciences Team) per annum during 
demolition and construction to fund the Environmental Inspectorate and monitoring by 
Environmental Sciences officers. 

h) s106 monitoring costs.  
 
7. If the agreement has not been completed by 31 July 2016 then:  
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a) The Director of Planning shall consider whether it would be possible and appropriate to issue the 
permission with additional conditions attached to secure the benefits listed above. If so, the Strategic 
Director is authorised to determine and issue the decision under Delegated Powers; however, if not  
  
b) The Director of Planning shall consider whether the permission should be refused on the grounds 
that it has not proved possible to complete an agreement within an appropriate timescale, and that the 
proposals are unacceptable in the absence of the benefits which would have been secured; if so, the 
Strategic Director is authorised to determine the application and agree appropriate reasons for refusal 
under Delegated Powers.  
  
8. Grant conditional listed building consent. 
 
9. Agree the reasons for granting listed building consent as set out in informative 1 of the draft decision 
letter. 

 
2. SUMMARY 

 
The application was considered by Planning Committee on 13 May 2014 where it was deferred to allow 
the applicants to address the following issues raised by the committee: 
 
1. The committee welcomed the reinstatement of the theatre in principle but noted that failure to 

secure an acceptable operator was a key issue. Members therefore agreed that, if the City Council 
were to accept the loss of the existing D1 floorspace and increase in commercial floorspace without 
any residential uplift, then confirmation of an acceptable operator would be necessary to offer 
sufficient reassurance that a theatre will be provided.  

 
2. The committee further agreed that the applicant will need to offer the new theatre at peppercorn 

rent in order to justify overturning the City Council’s normal policy requirements to protect the 
existing D1 floorspace, and to provide residential floorspace or a financial contribution to the 
affordable housing fund in lieu of residential floorspace to address the uplift in commercial 
floorspace. 

 
3. Members raised concerns regarding the significant proposed increase in the height and bulk of the 

rear of the building and the detrimental impact upon residents in Sandringham Flats. The 
committee therefore requested that the height and bulk of the proposed extension be addressed.  

 
4. Members were largely content with the operating hours detailed in the report and did not agree to 

the extended hours as requested by the applicant in their late representation dated 13 May 2014. 
The committee requested that the hours of use of the roof top pool be amended to 09:00 – 22:00 
hours.  

 
5. Members raised further concerns regarding the detail of the draft S106 agreement produced by the 

applicant, which the committee unanimously determined to be insufficiently robust as to protect the 
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interests of the City Council. Members noted that any draft legal agreement must secure provision 
of the replacement theatre fitted-out to shell and core prior to the occupation of the hotel and 
restaurant, in addition to the provision and retention of a publicly accessible curated sculpture 
gallery within the hotel to compensate for the loss of the photographers gallery and to ensure that 
the £600,000 being offered is only used to fit out the theatre.  

 
6. The committee also agreed that the applicant must contribute towards S106 construction 

monitoring costs and pay CiL obligations.  
 
The applicant has sought to address the issues as follows: 
 
1. Theatre operator 
 
The applicant’s favoured theatre operator is ‘PW (Peter Wilson) Productions Ltd’ (A detailed brochure 
prepared by the theatre operator, and a testimonial letter by Julian Bird of the Society of London 
Theatre (SOLT) and the UK Theater Association (UKT) is included in the background papers). 
 
The committee is asked to consider whether they agree that securing 'PW Productions Ltd' as a theatre 
operator, would offer sufficient reassurance that a theatre will be provided, and balances the loss of the 
existing D1 floorspace and increase in commercial floorspace without any residential uplift.  
 
2. Rent 
 
‘PW Productions Ltd’ has confirmed that the rent for the theatre space has been agreed in principle 
with the applicant ‘Consolidated Developments’ at a level which they consider satisfactory to ensure 
the viable operation of the theatre (A letter by PW Productions dated 30 March 2016 is included in 
background papers). 
 
Committee previously resolved that the applicant will need to offer the new theatre at peppercorn rent 
in order to justify overturning the City Council’s normal policy requirements to protect the existing D1 
floorspace, and to provide residential floorspace or a financial contribution to the affordable housing 
fund in lieu of residential floorspace to address the uplift in commercial floorspace. 
 
Committee is asked to consider whether the offer to provide the theatre at a rent level agreed between 
the applicant and 'PW Productions Ltd' is sufficient to justify overturning the City Council's normal 
policy requirements. 
 
3. Amendments to rear elevation (height and bulk) 
 
The height and bulk of the rear of the building has been reduced by introducing setbacks at fourth and 
fifth floor levels. The applicant has also submitted a further Sunlight/ Daylight Report which has 
assessed the impact of the development upon neighbouring properties in accordance with the BRE 
guidelines: Site Layout Planning for Daylight and Sunlight 2011. 
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Objections have been received from neighbours and the Covent Garden Community Association 
following re-consultation on the amended proposals. Objectors are still concerned about the height and 
bulk of the rear elevation and the impact upon residents within Sandringham Flats in terms of loss of 
daylight and sunlight. 
 
Daylight 
The BRE guidelines suggest that a 27% Vertical Sky Component (VSC) is indicative of a ‘good level’ of 
daylight. The BRE guidelines state that daylight levels may be adversely affected if the VSC measured 
at the centre of an existing main window is less than 27% and less than 0.8 times its former value.  
Should windows achieve sufficient levels of VSC they are seen as compliant in terms of daylight and no 
further tests are required.  

 
The applicant’s daylight assessment results show that the vast majority of the surrounding residential 
windows will continue to receive good levels of daylight in accordance with the BRE Guidelines criteria.  
 
The only windows that fail are 3 x windows within block 27 – 41 Sandringham Flats, and 10 x windows 
within block 1 – 26 Sandringham Flats. 
 
Where there are instances of changes to daylight in excess of the BRE guidelines (3 x windows within 
block 27 – 41 Sandringham Flats, and 10 x windows within block 1 – 26 Sandringham Flats), these 
occur where the existing light levels are so low already, that any reduction would show as being high in 
percentage terms but is unlikely to be noticeable to the occupant. These windows are already 
obstructed by overhanging balconies. The BRE guide acknowledges that existing windows with 
balconies above them typically receive less daylight as the balcony cuts out light from the top part of 
the sky and even a modest obstruction opposite may result in a large relative impact on VSC. The BRE 
guide goes on to explain that an additional calculation may be carried out assuming the balconies do 
not exist. If the windows meet the targets on this basis then this confirms that it is the balcony that 
prevents the targets from being met as opposed to an unreasonable level of obstruction caused by the 
development. The affected windows pass the VSC test when measured without the overhanging 
balconies. It is therefore considered that the proposed development satisfies the BRE daylight 
requirements. 
 
Sunlight 
The BRE guidelines states that sunlight availability may be adversely affected if the centre of the 
window: 
 

- receives less than 25% of annual probable sunlight hours, or less than 5% of annual probable 
sunlight hours between 21 September and 21 March;  and 

- receives less than 0.8 times its former sunlight hours during either period; and 
- has a reduction in sunlight recieevd over the whole year greater than 4% of annual probable 

sunlight hours. 
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All neighbouring windows which face within 90 degrees of due south have been tested for direct 
sunlight. All windows pass both the total annual sunlight hours test and the winter sunlight hours test. 
The proposed development therefore satisfies the BRE direct sunlight requirements. 
 
It is considered that the amendments to the rear elevation (reduction in height and bulk at fourth and 
fifth floor levels), addresses concerns regarding the impact upon residents in Sandringham Flats. The 
results of the Sunlight/ Daylight Report demonstrates that the development design satisfies all of the 
requirements set out in the BRE guide: Site Layout Planning for Daylight and Sunlight 2011. 
 
Sense of enclosure 
The new setbacks incorporated into the design of the upper floors between fourth and seventh floor 
levels would also help minimise the apparent increase in bulk of the development. 
 
Given the significant distance between the application site and windows in Sandringham Flats, circa 40 
metres, it is not considered that the development would result in any unacceptable sense of enclosure 
to these properties. 
 
It is considered that the reduction in height and bulk of the rear has addressed the concerns raised by 
committee. 
 
4. Hours 
 
Committee is asked to consider whether the operating hours of the restaurant and theatre space bar 
detailed in the report are acceptable despite requests by the applicant to revisit and extend these 
hours. 
 
Conditions 30 and 32 control hours of the ground floor restaurant, as well as the theatre space and 
theatre bar on the lower ground floor. Members were largely content with the operating hours detailed 
in the report and did not agree to the extended hours as previously requested by the applicant.  
 
The applicant wishes to revisit these hours and extend the hours of the restaurant and theatre space/ 
bar. The applicant argues that the existing premises is not subject to planning control and the current 
license allows the theatre to remain open to midnight and the existing restaurant (Salvador and 
Amanda) until 3.30am. The applicant also states that the hours detailed in the report would restrict the 
operation of the site beyond that which facilitates a commercially viable operation.  
 
The applicant requests, that the restaurant be allowed to open until 0100hrs Thursday to Saturday, and 
the theatre space and bar until 0200hrs Thursday to Saturday. 
 
Despite this request, it is recommended that the restaurant, and theatre space and bar are subject to 
the hours detailed in the original report. Granting permission for this new development would give the 
City Council control over its operation and it is considered that this would help bring about some 
improvements in amenity terms, i.e. reduction in late night activity, when compared with the existing 
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situation. 
 
Conditions 30 and 32 are recommended as set out in the original report/ detailed below: 
 
Condition 30: Customers shall not be permitted within the restaurant premises before 0800hrs or after 
0000hrs (midnight) Monday to Thursday, or before 0800hrs and 0030hrs Fridays to Sundays. 
 
Condition 32: Customers shall not be permitted within the theatre premises before 0800hrs or after 
0000hrs daily. 
 
5. Draft s106  
 
The applicant has produced a draft legal agreement which seeks to secure provision of the 
replacement theatre fitted-out to shell and core prior to occupation of the hotel and restaurant, in 
addition to the provision and retention of a publicly accessible curated sculpture gallery within the hotel 
to compensate for the loss of the photographer's gallery, and to ensure that the £600,000 being offered 
is only used to fit out the theatre.  
 
The committee is asked to consider whether they agree the draft legal agreement is sufficiently robust 
to protect the interests of the city council (The draft legal agreement by Herbert Smith Freehills dated 
02 March 2016 is included in the background papers). 
 
6. s106 construction monitoring costs/ CiL obligations.  
 
The committee agreed that the applicant must contribute towards s106 construction monitoring costs 
and pay CiL obligations. This is accepted by the applicant. It is recommended that the necessary 
contributions to ensure compliance with the Council's Code of Construction Practice, and to secure the 
monitoring expertise of the Council's Environmental Sciences Team, the latter of which controls  
noise, dust and vibration emanating from the site through a site specific SEMP, should be secured 
through a S106 legal agreement.  
 
In summary, committee is asked to consider whether they agree the applicant has satisfactorily 
addressed the issues, raised by committee on 13 May 2014. 
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3. LOCATION PLAN 
 

                                                                                                                                   ..

  
 

This production includes mapping data 
licensed from Ordnance Survey with the 

permission if the controller of Her Majesty’s 
Stationary Office (C) Crown Copyright and /or 

database rights 2013. 
All rights reserved License Number LA 

100019597 
   
 
  



 Item No. 

 5 
 

4. PHOTOGRAPHS 
 

 

 
 

5-9 Great Newport Street, London, WC2H 7JB 
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5. CONSULTATIONS 
 

ADDITONAL REPRESENTATIONS RECEIVED FOLLOWING RE-CONSULTATION ON 
AMENDED DRAWINGS (REDUCTION IN HEIGHT AND BULK OF REAR ELEVATION AT 
4TH AND 5TH FLOOR LEVELS) 
 
COVENT GARDEN COMMUNITY ASSOCIATION 
Raise objections and concerns on a number of issues: 
 
Land use 
- Concerns about long term viability of theatre and ability to ensure a minimum of at least 

320 operational theatre days a year. 
- Absence of fly-tower in replacement theatre will massively impact upon ability of theatre to 

stage productions and many theatre productions will no longer consider the theatre as a 
potential viable space. 

- Proposals do not outweigh need to provide residential floorspace or a financial 
contribution to the affordable housing fund. 

 
Amenity 
- Adverse impact on daylight and sunlight levels to residents in Sandringham Flats. 
- Noise and disturbance from proposed roof top pool, and late night entertainment uses.  
- Conditions recommended to control hours and use as follows: 

Restaurant and bar: Closing times no later than 11pm Sunday - Thursday and 12 midnight 
Fridays – Saturdays. 
Roof top pool: 10pm closing time. 
Bar: Limited to max 100 covers 
Mechanical plant: noise conditions. 

 
Highways 
- Conditions recommended to control servicing and deliveries. 

 
Other 
- Lack of engagement from the applicant with local residents and stakeholders. 

 
COVENT GARDEN AREA TRUST 
No comment. 
 
ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS RECEIVED 
No. Consulted: 192 
Total No. of replies: 64 
No. of objections: 64 
No. in support: 0 
 
66 objections (including a response on behalf of all residents and owners of Sandringham 
Flats, Charing Cross Road) received on some or all of the following grounds: 
 
Amenity 
-  Loss of daylight and sunlight to flats, roof terraces and courtyards in Sandringham Flats. 



 Item No. 

 5 
 

-  Overlooking of neighbouring properties.  
- Increased noise nuisance from plant machinery. 
- Noise nuisance from pool and terrace. 
-  Noise and disturbance from entertainment uses. 
- Impact on amenity from more intensive use not acceptable within stress area. 
- Noise and disturbance from prolonged building works. 
 
Land use 
-   Concerns about lack of contributions towards affordable housing fund. 

 
Other 
-  Lack of engagement from the applicant and planners with local residents. 

 
6. BACKGROUND PAPERS 

 
ADDITONAL REPRESENTATIONS RECEIVED SINCE COMMITTEE ON 13 MAY 2014/ 
RE-CONSULTATION ON AMENDED DRAWINGS 

 
1. Minutes and report of the Director of Planning dated 13 May 2014 (including original 

background papers/ representations)  
2. Letter from 'PW (Peter Wilson) Productions Ltd' dated 30 March 2016 
3. Applicant's draft legal agreement by Herbert Smith Freehills dated 02 March 2016 
4. Testimonial for Peter Wilson by Julian Bird of the Society of London Theatre (SOLT) and 

the UK Theatre Association (UKT) dated 19 January 2016 
5. Brochure prepared by'PW (Peter Wilson) Productions Ltd' 
6. Letter from Covent Garden Community Association dated 14 January 2015 
7. Response from Covent Garden Area Trust, dated 6 January 2015 
8. Letter from occupier of 53 Sandringham, Charing Cross Road, dated 29 December 2014 
9. Letter from occupier AKA Planning on behalf of residents and owners of Sandringham 

Flats dated 12 January 2015 
10. Letter from occupier of Flat 4, Carpenter Court, 37-41 Pratt Street, dated 12 January 2015 
11. Letter from occupier of 104 Sandringham, Charing Cross Road, dated 11 January 2015 
12. Letter from occupier of 73 Sandringham, Charing Cross Road, dated 11 January 2015 
13. Letter from occupier of 109 Sandringham, Charing Cross Road, dated 11 January 2015 
14. Letter from occupier of 44 Sandringham, Charing Cross Road, dated 11 January 2015 
15. Letter from occupier of 66 Sandringham, Charing Cross Road, dated 11 January 2015 
16. Letter from occupier of 102 Sandringham, Charing Cross Road, dated 11 January 2015 
17. Letter from occupier of 76 Sandringham, Charing Cross Road, dated 11 January 2015 
18. Letter from occupier of 95 Sandringham, Charing Cross Road, dated 11 January 2015 
19. Letter from occupier of 48 Sandringham, Charing Cross Road, dated 11 January 2015 
20. Letter from occupier of 69 Sandringham, Charing Cross Road, dated 11 January 2015 
21. Letter from occupier of 43 Sandringham, Charing Cross Road, dated 11 January 2015 
22. Letter from occupier of 54 Sandringham, Charing Cross Road, dated 11 January 2015 
23. Letter from occupier of 93 Sandringham, Charing Cross Road, dated 11 January 2015 
24. Letter from occupier of 118 Sandringham, Charing Cross Road, dated 11 January 2015 
25. Letter from occupier of 53 Sandringham, Charing Cross Road, dated 11 January 2015 
26. Letter from occupier of 74 Sandringham, Charing Cross Road, dated 11 January 2015 
27. Letter from occupier of 71 Sandringham, Charing Cross Road, dated 11 January 2015 
28. Letter from occupier of 49 Sandringham, Charing Cross Road, dated 11 January 2015 
29. Letter from occupier of 103 Sandringham, Charing Cross Road, dated 11 January 2015 
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30. Letter from occupier of 51 Sandringham, Charing Cross Road, dated 11 January 2015 
31. Letter from occupier of 67 Sandringham, Charing Cross Road, dated 11 January 2015 
32. Letter from occupier of 77 Sandringham, Charing Cross Road, dated 11 January 2015 
33. Letter from occupier of 63 Sandringham, Charing cross road, dated 11 January 2015 
34. Letter from occupier of 114 Sandringham, Charing Cross Road, dated 11 January 2015 
35. Letter from occupier of 99 Sandringham, Charing Cross Road, dated 11 January 2015 
36. Letter from occupier of 75 Sandringham, Charing Cross Road, dated 11 January 2015 
37. Letter from occupier of 65 Sandringham, Charing Cross Road, dated 11 January 2015 
38. Letter from occupier of 70 Sandringham, Charing Cross Road, dated 11 January 2015 
39. Letter from occupier of 68 Sandringham, Charing Cross Road, dated 11 January 2015 
40. Letter from occupier of 50 Sandringham, Charing Cross Road, dated 11 January 2015 
41. Letter from occupier of 55 Sandringham, Charing Cross Road, dated 11 January 2015 
42. Letter from occupier of 59 Sandringham, Charing cross road, dated 11 January 2015 
43. Letter from occupier of 115 Sandringham, Charing Cross Road, dated 11 January 2015 
44. Letter from occupier of 9 Sandringham, Charing Cross Road, dated 9 January 2015 
45. Letter from occupier of 10, Sandringham, Charing Cross Road, dated 9 January 2015 
46. Letter from occupier of 4, Sandringham, Charing Cross Road, dated 9 January 2015 
47. Letter from occupier of 69 Sandringham, Charing Cross Road, dated 8 January 2015 
48. Letter from occupier of 37 Sandringham, Charing Cross Road, dated 8 January 2015 
49. Letter from occupier of 10 Sandringham, Charing Cross Road, dated 8 January 2015 
50. Letter from occupier of 4 Sandringham, Charing Cross Rd, dated 8 January 2015 
51. Letter from occupier of 26 Sandringham, Charing Cross Road, dated 8 January 2015 
52. Letter from occupier of 25 Sandringham, Charing Cross Road, dated 8 January 2015 
53. Letter from occupier of 40, Sandringham, Charing Cross Road, dated 7 January 2015 
54. Letter from occupier of 41, Sandringham, Charing Cross Road, dated 7 January 2015 
55. Letter from occupier of 104 Sandringham, Charing Cross Road, dated 7 January 2015 
56. Letter from occupier of 32 Sandringham, Charing Cross Road dated 5 January 2015 
57. Letter from occupier of 20, Sandringham, Charing Cross Road, dated 7 January 2015 
58. Letter from occupier of 62 Sandringham, Charing Cross Road, dated 7 January 2015 
59. Letter from occupier of 24 Cranbourn Street, London, dated 6 January 2015 
60. Letter from occupier of 32 Sandringham, Charing Cross Road, dated 7 January 2015 
61. Letter from occupier of 5 Sandringham, Charing Cross Road, dated 31 December 2014 
62. Letter from occupier of 57 Sandringham, Charing Cross Road, dated 31 December 2014 
63. Letter from occupier of 5 Sandringham, Charing Cross Road dated 5 January 2015 
64. Letter from occupier of 59 sandringham, Charing Cross Road, dated 30 December 2014 
65. Letter from occupier of 35 Sandringham Charing Cross Road, dated 30 December 2014 
66. Letter from occupier of 74 Sandringham Charing Cross Road, dated 30 December 2014 
67. Letter from occupier of 43 Sandringham, Charing Cross Rd, dated 29 December 2014 
68. Letter from occupier of 21 Sandringham, Charing Cross Road, dated 2 June 2012 
69. Letter from occupier of 76 Sandringham, Charing Cross Rd, dated 28 December 2014 
70. Letter from occupier of 88 Sandringham, Charing Cross Rd, dated 27 December 2014 
71. Letter from occupier of 58 Sandringham, Charing Cross Rd, dated 26 December 2014 

 
ORIGINAL BACKGROUND PAPERS TO COMMITTEE REPORT OF 13 MAY 2014  

 
1. Application forms 
2. Letters from English Heritage (x3) dated 10.09.2012 
3. Letter from The Theatres Trust dated 13.09.2012 
4. Email from the Council of British Archaeology dated 10.07.2012 
5. Letter from the Society for the Protection of Ancient Buildings dated 25.06.2012 
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6. Letter from the London Borough of Camden dated 28.06.2012 
7. Letter from Covent Garden Community Association dated 19.06.2012 
8. Letter from Covent Garden Area Trust dated 19.06.2012 
9. Letter from London Underground dated 11.06.2012 
10. Memorandum from Building Control dated 14.06.2012 
11. Memorandum from Highways Planning Manager dated 29.08.2012 
12. Memorandum from Environmental Health dated 29.06.2012 
13. Memorandum from Cleansing Manager dated 11.06.2012 
14. Letter from the occupier of 35 Sandringham Flats dated 25.07.2012 
15. Letter from the occupier of 37 Sandringham Flats dated 24.07.2012 
16. Letter from the occupier of 1 Sandringham Flats dated 25.07.2012 
17. Letter from occupier of unknown local address dated 21.06.2012 
18. Letter from the occupier of 20 Sandringham Flats dated 20.06.2012 
19. Letter from the occupier of 25 Sandringham Flats dated 20.06.2012 
20. Letter from the occupier of 10 Sandringham Flats dated 19.06.2012 
21. Letter from person of unknown address dated 03.06.2012 
22. Letter from the occupier of 4 Sandringham Flats dated 12.06.2012 
23. Letter from the occupier of 9 Sandringham Flats dated 17.06.2012 
24. Letter from the occupier of 54 Sandringham Flats dated 12.06.2012 
25. Letter from the occupier of 5 Sandringham Flats dated 13.06.2012 
26. Letter from the occupier of 57 Sandringham Flats dated 04.06.2012 and 06.06.2012 
27. Letter from the occupier of 21 Sandringham Flats dated 02.06.2012 
28. Letters from AKA Planning Consultants on behalf of the residents and owners of 
Sandringham Flats dated 20.07.2012 and 30.01.2013 
29. Letter from The Theatres Trust dated 04.03.2014 
30. Letter from London Underground dated 04.02.2014 
31. Letter from Covent Garden Community Association dated 11.04.2014 
32. Letter from Covent Garden Area Trust dated 04.04.2014 
33. Letters from the occupiers of 59 Sandringham Flats dated 17.03.2014 and 15.04.2014 
34. Letter from the occupier of 53 Sandringham Flats dated 26.03.2014 
35. Letter from the occupier of 88 Sandringham Flats dated 29.03.2014 
36. Letter from the occupier of 57 Sandringham Flats dated 31.03.2014 
37. Letter from the occupier of 104 Sandringham Flats dated 05.04.2014 
38. Letter from the occupier of 51 Sandringham Flats dated 05.04.2014 
39. Letter from the occupier of 76 Sandringham Flats dated 06.04.2014 
40. Letter from occupier of 36 Trumps Green, Virginia Water dated 11.04.2014 
41. Letter from producer at 'SJC Productions Ltd' dated 11.04.2014 
42. Letter from stage manager at 'White Shutters', Exlade Street, Checkondon dated 
11.04.2014 
43. Letter from occupier of 43 Bolton Gardens, Teddington dated 11.04.2014 
44. Letter from occupier of 2701 Citylink Apartments, Manchester dated 11.04.2014 
45. Letter from York Theatre Royal, St Leonard's Place York dated 11.04.2014 
46. Letter from the occupier of 63-73 Riding House Street dated 11.04.2014 
47. Letter from the occupier of 48 Sandringham Flats dated 17.04.2014 
48. Letters from the occupiers of 40 Sandringham Flats (x4) all dated 20.04.2014 
49. Letter from the occupier of 80 Leighton Road, Kentish Town dated 11.04.2014. 
 

 
Selected relevant drawings  
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(Please note: All the application drawings and other relevant documents and Background Papers 
are available to view on the Council’s website) 
 
IF YOU HAVE ANY QUERIES ABOUT THIS REPORT PLEASE CONTACT DAVID DORWARD ON 
020 7641 2408 OR BY EMAIL AT ddorward@westminster.gov.uk 
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7. KEY DRAWINGS 
 

 
Existing basement floor 

 
Existing ground floor 
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Existing front elevation 

 

 
Existing rear elevation 
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Existing long section AA 

 

 
Existing cross section EE 
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Proposed first basement floor 

 

 
Proposed lower ground floor 
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Proposed ground floor 

 
Proposed first floor 
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Proposed fifth floor 

 
Proposed roof plan 
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Proposed front elevation 

 
Proposed rear elevation 
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Proposed long section AA 

 
Existing cross section EE 
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DRAFT DECISION LETTER 

 
Address: 5-9 Great Newport Street, London, WC2H 7JB 
  
Proposal: Demolition of Nos. 6-9 Great Newport Street behind retained front facades and 

demolition of rear addition to No. 5 Great Newport Street. Excavation and 
redevelopment to provide a building comprised of lower basement, basement, lower 
ground, ground and six upper floors, terraces, roof plant and alterations to front 
facade, providing a new auditorium and ancillary services in the form of a new flexible 
322 seat theatre space and arts club venue along with rehearsal studio and ancillary 
facilities including bars at basement level 1 and ground floor level (sui generis), 
restaurant (Class A3) on the ground floor and part lower ground floors and a 66 
bedroom hotel at part ground and first to sixth floor levels (across 5-9 Great Newport 
Street), associated hotel bar and sculpture gallery at first floor level and outdoor 
swimming pool, terrace and bar at fifth floor level. 

  
Reference: 12/03930/FULL 
  
Plan Nos: Location Plan, 3207_00_207 B, 208 D, 209 B, 210 B, 211 C, 214 A, Existing Front 

Elevations (unnumbered), 3207_20_101 C, 102 C, 103 C, 104 C, 105 C, 106 C, 107 
C, 108 C, 109 D, 110 C, 111 C, 112 C, 113 B, 200 A, 201 E, 202 E, 203 I, 204 G, 205 
E, 206 F, 207 E, 208 K, 209 K, 210 H, 211 J, 212 M, 213 M, 214 H,215 E, 216 N, 218 
J, 219 D, 220 C, Design and Access Statement dated April 2012, Design and Access 
Statement Addendum dated November 2013, Planning Statement dated April 2012, 
Letter from Turley Associates dated 17.12.2013, Report of Theatre Design 
Consultant Ian Albery dated 09.09.2013, Letter from Ian Albery dated 16.04.2014, 
Report of Anne Minors dated July 2012, Letter from Anne Minors dated 
09.04.2014,Historic Buildings Architect's Report dated April 2008, Heritage 
Statement dated April 2012, Archaeological Desktop Assessment dated April 2008, 
Environmental and Planning Noise Report dated 05.04.2012, Daylight and Sunlight 
Report dated 23.03.2012, Sustainability and Energy Report dated April 2012, 
Transport Assessment dated 03.04.2012. For information purposes only - Excavation 
and Facade Retention Feasibility Report dated April 2008, Structural Engineers 
Concepts Report dated 30.09.2013, Daylight and Sunlight Study dated 08 December 
2014. 
 

  
Case Officer: David Dorward Direct Tel. No. 020 7641 2408 
 
Recommended Condition(s) and Reason(s): 
 
  
 
1 

 
The development hereby permitted shall be carried out in accordance with the drawings and other 
documents listed on this decision letter, and any drawings approved subsequently by the City 
Council as local planning authority pursuant to any conditions on this decision letter. 
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Reason: 
For the avoidance of doubt and in the interests of proper planning. 
 

  
 
2 

 
Except for basement excavation work, you must carry out any building work which can be heard 
at the boundary of the site only: 
  
* between 08.00 and 18.00 Monday to Friday;,   
* between 08.00 and 13.00 on Saturday; and,   
* not at all on Sundays, bank holidays and public holidays. 
 
You must carry out basement excavation work only: 
   
* between 08.00 and 18.00 Monday to Friday; and,  
* not at all on Saturdays, Sundays, bank holidays and public holidays. 
 
Noisy work must not take place outside these hours.  (C11BA) 
 

  
 
 

Reason: 
To protect the environment of neighbouring residents.  This is as set out in S29 and S32 of 
Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 6 of our Unitary 
Development Plan that we adopted in January 2007.  (R11AC) 
 

  
 
3 

 
(1) Where noise emitted from the proposed plant and machinery will not contain tones or will not 
be intermittent, the 'A' weighted sound pressure level from the plant and machinery (including 
non-emergency auxiliary plant and generators) hereby permitted, when operating at its noisiest, 
shall not at any time exceed a value of 10 dB below the minimum external background noise, at a 
point 1 metre outside any window of any residential and other noise sensitive property, unless and 
until a fixed maximum noise level is approved by the City Council. The background level should 
be expressed in terms of the lowest LA90, 15 mins during the proposed hours of operation. The 
plant-specific noise level should be expressed as LAeqTm, and shall be representative of the 
plant operating at its maximum., , (2) Where noise emitted from the proposed plant and machinery 
will contain tones or will be intermittent, the 'A' weighted sound pressure level from the plant and 
machinery (including non-emergency auxiliary plant and generators) hereby permitted, when 
operating at its noisiest, shall not at any time exceed a value of 15 dB below the minimum external 
background noise, at a point 1 metre outside any window of any residential and other noise 
sensitive property, unless and until a fixed maximum noise level is approved by the City Council. 
The background level should be expressed in terms of the lowest LA90, 15 mins during the 
proposed hours of operation. The plant-specific noise level should be expressed as LAeqTm, and 
shall be representative of the plant operating at its maximum., , (3) Following installation of the 
plant and equipment, you may apply in writing to the City Council for a fixed maximum noise level 
to be approved. This is to be done by submitting a further noise report confirming previous details 
and subsequent measurement data of the installed plant, including a proposed fixed noise level 
for approval by the City Council. Your submission of a noise report must include:, (a) A schedule 
of all plant and equipment that formed part of this application;, (b) Locations of the plant and 
machinery and associated: ducting; attenuation and damping equipment;, (c) Manufacturer 
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specifications of sound emissions in octave or third octave detail;, (d) The location of most 
affected noise sensitive receptor location and the most affected window of it;, (e) Distances 
between plant & equipment and receptor location/s and any mitigating features that may 
attenuate the sound level received at the most affected receptor location;, (f) Measurements of 
existing LA90, 15 mins levels recorded one metre outside and in front of the window referred to in 
(d) above (or a suitable representative position), at times when background noise is at its lowest 
during hours when the plant and equipment will operate. This acoustic survey to be conducted in 
conformity to BS 7445 in respect of measurement methodology and procedures;, (g) The lowest 
existing L A90, 15 mins measurement recorded under (f) above;, (h) Measurement evidence and 
any calculations demonstrating that plant and equipment complies with the planning condition;, (i) 
The proposed maximum noise level to be emitted by the plant and equipment. 
 

  
 
 

Reason: 
Because existing external ambient noise levels exceed WHO Guideline Levels, and as set out in 
ENV 6 (1), (6) and (8) and ENV 7 (A)(1) of our Unitary Development Plan that we adopted in 
January 2007, so that the noise environment of people in noise sensitive properties is protected, 
including the intrusiveness of tonal and impulsive sounds; and as set out in S32 of Westminster's 
City Plan: Strategic Policies adopted November 2013, by contributing to reducing excessive 
ambient noise levels.  Part (3) is included so that applicants may ask subsequently for a fixed 
maximum noise level to be approved in case ambient noise levels reduce at any time after 
implementation of the planning permission. 
 

  
 
4 

 
No vibration shall be transmitted to adjoining or other premises and structures through the 
building structure and fabric of this development as to cause a vibration dose value of greater than 
0.4m/s (1.75) 16 hour day-time nor 0.26 m/s (1.75) 8 hour night-time as defined by BS 6472 
(2008) in any part of a residential and other noise sensitive property. 
 

  
 
 

Reason: 
As set out in ENV6 (2) and (6) of our Unitary Development Plan that we adopted in January 2007, 
to ensure that the development is designed to prevent structural transmission of noise or 
vibration. 
 

  
 
5 

 
You must apply to us for approval of details of a supplementary acoustic report demonstrating that 
the plant will comply with the Council's noise criteria as set out in Condition 3 of this permission. 
You must not start work on this part of the development until we have approved what you have 
sent us. 
 

  
 
 

Reason: 
Because existing external ambient noise levels exceed WHO Guideline Levels, and as set out in 
ENV 6 (1), (6) and (8) and ENV 7 (A)(1) of our Unitary Development Plan that we adopted in 
January 2007, so that the noise environment of people in noise sensitive properties is protected, 
including the intrusiveness of tonal and impulsive sounds; and as set out in S32 of Westminster's 
City Plan: Strategic Policies adopted November 2013, by contributing to reducing excessive 
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ambient noise levels. 
 

  
 
6 

 
Before anyone moves into the property, you must provide the separate stores for waste and 
materials for recycling shown on drawing number 3207_20_203 Rev I. You must clearly mark 
them and make them available at all times to everyone using the uses hereby approved.  
(C14FB) 
 

  
 
 

Reason: 
To protect the environment and provide suitable storage for waste as set out in S44 of 
Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 12 of our Unitary 
Development Plan that we adopted in January 2007.  (R14BD) 
 

  
 
7 

 
You must hang all doors or gates so that they do not open over or across the road or pavement.  
(C24AA) 
 

  
 
 

Reason: 
In the interests of public safety and to avoid blocking the road as set out in S41 of Westminster's 
City Plan: Strategic Policies  adopted November 2013 and TRANS 2 and TRANS 3 of our Unitary 
Development Plan that we adopted in January 2007.  (R24AC) 
 

  
 
8 

 
The development hereby permitted shall not be commenced until detailed design and method 
statements (in consultation with London Underground) for all of the foundations, basement and 
ground floor structures, or for any other structures below ground level, including piling (temporary 
and permanent), have been submitted to and approved in writing by the local planning authority 
which: 
 
- provide details on all structures; 
- accommodate the location of the existing London Underground structures and tunnels; 
- accommodate ground movement arising from the construction thereof; and,  
- mitigate the effects of noise and vibartion arising from the adjoining operations within the 
structures and tunnels. 
 
The development shall thereafter be carried out in all respects in accordance with the approved 
design and method statements, and all structures and works comprised within the development 
hereby permitted which are required by the approved design statements in order to procure the 
matters mentioned in paragraphs of this condition shall be completed, in their entirety, before any 
part of the building hereby permitted is occupied. 
 

  
 
 

Reason: 
To ensure that the development does not impact on existing London Underground transport 
infrastructure, in accordance with London Plan policy 3C.4 and 'Land for Transport Functions' 
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Supplementary Planning Guidance. 
 

  
 
9 

 
Pre Commencement Condition. You must apply to us for approval of a detailed design and 
method statement relating to the foundations and all new ground work. You must not start any 
construction work until we have approved what you have sent us. You must then carry out the 
work according to the approved design and method statement.  (C32AB) 
 

  
 
 

Reason: 
To avoid damage to any archaeological remains on site as set out in S25 of Westminster's City 
Plan: Strategic Policies adopted November 2013 and DES 11 of our Unitary Development Plan 
that we adopted in January 2007.  (R32AC) 
 

  
 
10 

 
Pre Commencement Condition. 
(a)  You must apply to us for approval of a written scheme of investigation for a programme of 
archaeological work. This must include details of the suitably qualified person or organisation that 
will carry out the archaeological work. You must not start work until we have approved what you 
have sent us. 
(b)  You must then carry out the archaeological work and development according to this 
approved scheme. You must produce a written report of the investigation and findings, showing 
that you have carried out the archaeological work and development according to the approved 
scheme. You must send copies of the written report of the investigation and findings to us, to 
Historic England, and to the Greater London Sites and Monuments Record, 1 Waterhouse 
Square, 138-142 Holborn, London EC1N 2ST. 
(c)  You must not use any part of the new building until we have confirmed that you have carried 
out the archaeological fieldwork and development according to this approved scheme.  (C32BC) 
 

  
 
 

Reason: 
To protect the archaeological heritage of the City of Westminster as set out in S25 of 
Westminster's City Plan: Strategic Policies adopted November 2013 and DES 11 of our Unitary 
Development Plan that we adopted in January 2007.  (R32BC) 
 

  
 
11 

 
No works of demolition authorised by this permission shall take place until the applicant has 
implemented a programme of building recording and analysis of the existing Arts Theatre by 
person or body approved by the Council as local planning authority. This programme shall be in 
accordance with a written scheme which has been submitted by the applicant and approved by 
the local planning authority advised by the Theatres Trust. The recording shall then be carried out 
according to the written scheme and no demolition work shall be carried out until the recording 
and analysis report has been received and approved by the City Council advised by the Theatres 
Trust. 
 

  
 Reason: 
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 To ensure that the history of the site is recorded as set out in DES 11 of the 2007 UDP. 

 
  
 
12 

 
You must apply to us for approval of an operational management plan in relation to the hotel, 
restaurant and theatre. This should include details to show how you will control the use of the 
rooftop pool and terrace and how you will prevent customers who are leaving the buildings from 
causing nuisance for people in the area, including people who live in nearby buildings. You must 
not start the hotel, restaurant and/or theatre use until we have approved what you have sent us. 
You must then carry out the measures included in the management plan at all times that the hotel, 
restaurant and/or theatre is in use. 
 

  
 
 

Reason: 
To make sure that the use will not cause nuisance for people in the area.  This is as set out in 
S24, S29 and S32 of Westminster's City Plan: Strategic Policies adopted November 2013 and 
TACE 6 and 8 and ENV 6 of our Unitary Development Plan that we adopted in January 2007.  
(R05GB) 
 

  
 
13 

 
No development shall take place, including any works of demolition, until a construction 
management plan for the proposed development has been submitted to and approved in writing 
by the City Council as local planning authority. The plan must include the following details (where 
appropriate): 
 
(i) a construction programme including a 24 hour emergency contact number; 
(ii) parking of vehicles of site operatives and visitors (including measures taken to ensure 
satisfactory access and movement for existing occupiers of neighbouring properties during 
construction); 
(iii) locations for loading/unloading and storage of plant and materials used in constructing the 
development; 
(iv) erection and maintenance of security hoardings (including decorative displays and facilities 
for public viewing, where appropriate); 
(v) wheel washing facilities and measures to control the emission of dust and dirt during 
construction; and 
(vi) a scheme for recycling/disposing of waste resulting from demolition and construction works. 
 
You must not start work until we have approved what you have sent us. You must then carry out 
the development in accordance with the approved details. (C21MB) 
 

  
 
 

Reason: 
To protect the environment of residents and the area generally as set out in S29 of Westminster's 
City Plan: Strategic Policies adopted November 2013 and TRANS 23, ENV 5 and ENV 6 of our 
Unitary Development Plan that we adopted in January 2007. 
 

  
 
14 

 
The restaurant area shall be restricted to the area shown on the approved drawings and shall 
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contain no more than 100 covers. 
 

  
 
 

Reason: 
We cannot grant planning permission for unrestricted use in this case because it would not meet 
TACE 8 of our Unitary Development Plan that we adopted in January 2007.  (R05AB) 
 

  
 
15 

 
No customer, hotel resident or guest shall be permitted onto the rooftop terrace and pool area 
before 0800 or after 2200 each day. 
 

  
 
 

Reason: 
To protect the environment of people in neighbouring properties as set out in S24, S29 and S32 of 
Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 6, ENV 7 and 
TACE 2 of our Unitary Development Plan that we adopted in January 2007.  (R12AC) 
 

  
 
16 

 
All new work to the outside of the building must match existing original work in terms of the choice 
of materials, method of construction and finished appearance. This applies unless differences are 
shown on the drawings we have approved or are required by conditions to this permission.  
(C26AA) 
 

  
 
 

Reason: 
To make sure that the appearance of the building is suitable and that it contributes to the 
character and appearance of this part of the Covent Garden Conservation Area.  This is as set 
out in S25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and  
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan 
that we adopted in January 2007.  (R26BE) 
 

  
 
17 

 
You must apply to us for approval of details of the following parts of the development with detailed 
drawings at a scale of 1:10 and full size details –  
 
(i) all new windows and external doors,  
(ii) new canopy over theatre entrnace,  
(iii) plant screen at roof level,  
(iv) all new shopfronts,   
 
You must not start any work on these parts of the development until we have approved what you 
have sent us. You must then carry out the work according to these approved drawings. (C26DB) 
 

  
 
 

Reason: 
To make sure that the appearance of the building is suitable and that it contributes to the 
character and appearance of this part of the Covent Garden Conservation Area.  This is as set 
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out in S25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and  
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan 
that we adopted in January 2007.  (R26BE) 
 

  
 
18 

 
You must apply to us for approval of a sample panel of brickwork which shows the colour, texture, 
face bond and pointing. You must not start work on this part of the development until we have 
approved what you have sent us. You must then carry out the work according to the approved 
sample.  (C27DB) 
 

  
 
 

Reason: 
To make sure that the appearance of the building is suitable and that it contributes to the 
character and appearance of this part of the Covent Garden Conservation Area.  This is as set 
out in S25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and  
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan 
that we adopted in January 2007.  (R26BE) 
 

  
 
19 

 
You must not put any machinery or associated equipment, ducts, tanks, satellite or radio aerials 
on the roof, except those shown on the approved drawings.  (C26PA) 
 

  
 
 

Reason: 
To make sure that the appearance of the building is suitable and that it contributes to the 
character and appearance of this part of the Covent Garden Conservation Area.  This is as set 
out in S25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and  
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan 
that we adopted in January 2007.  (R26BE) 
 

  
 
20 

 
You must apply to us for approval of samples of the facing materials you will use, including 
glazing, and elevations and roof plans annotated to show where the materials are to be located.  
You must not start any work on these parts of the development until we have approved what you 
have sent us. You must then carry out the work using the approved materials.  (C26BC) 
 

  
 
 

Reason: 
To make sure that the appearance of the building is suitable and that it contributes to the 
character and appearance of this part of the Covent Garden Conservation Area.  This is as set 
out in S25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and  
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan 
that we adopted in January 2007.  (R26BE) 
 

  
 
21 

 
The design and structure of the development shall be of such a standard that it will protect 
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residents within the same building or in adjoining buildings from noise and vibration from the 
development, so that they are not exposed to noise levels indoors of more than 35 dB LAeq 16 hrs 
daytime and of more than 30 dB LAeq 8 hrs in bedrooms at night. 
 

  
 
 

Reason: 
As set out in ENV6 of our Unitary Development Plan that we adopted in January 2007, and the 
related Policy Application at section 9.76, in order to ensure that design, structure and acoustic 
insulation of the development will provide sufficient protection for residents of the same or 
adjoining buildings from noise and vibration from elsewhere in the development. 
 

  
 
22 

 
You must put a copy of this planning permission and all its conditions at street level outside the 
building for as long as the work continues on site. You must highlight on the copy of the planning 
permission any condition that restricts the hours of building work.  (C21KA) 
 

  
 
 

Reason: 
To make sure people in neighbouring properties are fully aware of the conditions and to protect 
their rights and safety.  (R21GA) 
 

  
 
23 

 
You must apply to us for approval of detailed drawings showing the following alteration(s) to the 
scheme: 
 
- All new rooftop balustrades to be made of black painted metal.  
 
You must not start on these parts of the work until we have approved what you have sent us. You 
must then carry out the work according to the approved drawings.  (C26UB) 
 

  
 
 

Reason: 
To make sure that the appearance of the building is suitable and that it contributes to the 
character and appearance of this part of the Covent Garden Conservation Area.  This is as set 
out in S25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and  
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan 
that we adopted in January 2007.  (R26BE) 
 

  
 
24 

 
Pre Commencement Condition. You must apply to us for approval of detailed drawings showing 
how you will support and protect the parts of the building which are to be kept during building 
work. You must not start work until we have approved what you have sent us. You must then carry 
out the work according to these drawings.  (C28AB) 
 

  
 
 

Reason: 
To protect the parts of the building which are to be preserved during building work.  (R28AA) 
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25 

 
You must apply to us for approval of a Servicing Management Plan, which includes details of how 
the hotel, restaurant and theatre will be serviced, including details proposing the hours of 
servicing for each use. You must not occupy the hotel or restaurant until we have approved what 
you have sent us. Thereafter you must then manage the servicing in accordance with the 
Servicing Management Plan that we approve, unless we agree an alternative Servicing 
Management Plan in writing. 
 

  
 
 

Reason: 
To avoid blocking the surrounding streets and to protect the environment of people in 
neighbouring properties as set out in S42 of Westminster's City Plan: Strategic Policies adopted 
November 2013 and STRA 25, TRANS 20 and TRANS 21 of our Unitary Development Plan that 
we adopted in January 2007.  (R23AC) 
 

  
 
26 

 
The development shall achieve an 'Outstanding' rating under the BREEAM 2011 New 
Construction Assessment Scheme (or any such national measure of sustainability for design that 
replaces that scheme of the same standard). 
 

  
 
 

Reason: 
To make sure that the development affects the environment as little as possible, as set out in S28 
or S40, or both, of Westminster's City Plan: Strategic Policies adopted November 2013.  
(R44BC) 
 

  
 
27 

 
The BREEAM assessment required by condition 26 must be completed and certified by the 
Building Research Establishment and a copy of the certificate detailing the award score for the 
building shall be submitted to us within 3 months of first occupation. In the event that this fails to 
meet the proposed 'Outstanding' rating (or equivalent) a full schedule of costs and works to 
achieve such a rating shall be submitted at the same time. In the event that the Council considers 
it is practicable and reasonable to require the implementation of these remedial works to achieve 
such a rating such measures, or alternatives to secure off site remedial actions, shall be carried 
out within six months of any such determination. 
 

  
 
 

Reason: 
To make sure that the development affects the environment as little as possible, as set out in S28 
or S40, or both, of Westminster's City Plan: Strategic Policies adopted November 2013.  
(R44BC) 
 

  
 
28 

 
You must not allow more than 120 customers into the hotel bar at first floor level at any one time. 
The first floor bar area is the part of the property annotated on approved drawing no. 
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3207_20_204 F as the 'Sculpture Gallery/Hotel Terrace'. 
 

  
 
 

Reason: 
To make sure that the use will not cause nuisance for people in the area.  This is as set out in 
S24, S29 and S32 of Westminster's City Plan: Strategic Policies adopted November 2013 and 
TACE 2 and ENV 6 of our Unitary Development Plan that we adopted in January 2007.  (R05GB) 
 

  
 
29 

 
You must not allow a total of more than 100 customers into the hotel bar and terrace at fifth floor 
level at any one time. The fifth floor bar area and external terrace is the part of the property shown 
on approved drawing no. 3207_20_208 H. 
 

  
 
 

Reason: 
To make sure that the use will not cause nuisance for people in the area.  This is as set out in 
S24, S29 and S32 of Westminster's City Plan: Strategic Policies adopted November 2013 and 
TACE 2 and ENV 6 of our Unitary Development Plan that we adopted in January 2007.  (R05GB) 
 

  
 
30 

 
Customers shall not be permitted within the restaurant premises before 0800hrs or after 0000hrs 
(midnight) Monday to Thursday, or before 0800hrs and 0030hrs Fridays to Sundays. 
 

  
 
 

Reason: 
To make sure that the use will not cause nuisance for people in the area.  This is as set out in 
S24, S29 and S32 of Westminster's City Plan: Strategic Policies adopted November 2013 and 
TACE 10 and ENV 6 of our Unitary Development Plan that we adopted in January 2007.  
(R05GB) 
 

  
 
31 

 
The first and fifth floor bar areas within the hotel hereby approved shall not be open to customers 
(other than hotel residents (those staying overnight at the hotel)) between the following times: 
0900hrs to 0000hrs (midnight) Monday to Thursday; and 0900hrs to 0030hrs Friday to Sunday.  
 

  
 
 

Reason: 
To make sure that the use will not cause nuisance for people in the area.  This is as set out in 
S24, S29 and S32 of Westminster's City Plan: Strategic Policies adopted November 2013 and 
TACE TACE 2 and ENV 6 of our Unitary Development Plan that we adopted in January 2007.  
(R05GB) 
 

  
 
32 

 
Customers shall not be permitted within the theatre premises before 0800hrs or after 0000hrs 
daily. 
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Reason: 
To make sure that the use will not cause nuisance for people in the area.  This is as set out in 
S24, S29 and S32 of Westminster's City Plan: Strategic Policies adopted November 2013 and 
TACE 6 and ENV 6 of our Unitary Development Plan that we adopted in January 2007.  (R05GB) 
 

  
 
 
Informative(s): 
 
   
1 

 
In dealing with this application the City Council has implemented the requirement in the National 
Planning Policy Framework to work with the applicant in a positive and proactive way. We have 
made available detailed advice in the form of our statutory policies in Westminster's City Plan: 
Strategic Policies adopted November 2013, Unitary Development Plan, Supplementary Planning 
documents, planning briefs and other informal written guidance, as well as offering a full pre 
application advice service, in order to ensure that applicant has been given every opportunity to 
submit an application which is likely to be considered favourably. In addition, where appropriate, 
further guidance was offered to the applicant at the validation stage.  

   
2 

 
The applicant is advised to contact London Underground Infrastructure Protection in advance of 
preparation of final design and associated method statements, in particular with regard to; 
demolition; excavation; construction methods; security; boundary treatment; safety barriers; 
landscaping and lighting.  

   
3 

 
Please contact our District Surveyors' Services to discuss how you can design for the inclusion of 
disabled people. Email: districtsurveyors@westminster.gov.uk. Phone 020 7641 7240 or 020 
7641 7230. If you make a further planning application or a building regulations application which 
relates solely to providing access or facilities for people with disabilities, our normal planning and 
building control fees do not apply., , The Equality and Human Rights Commission has a range of 
publications to assist you, see www.equalityhumanrights.com. The Centre for Accessible 
Environment's 'Designing for Accessibility', 2004, price £22.50 is a useful guide, visit 
www.cae.org.uk. , , If you are building new homes you must provide features which make them 
suitable for people with disabilities. For advice see www.habinteg.org.uk , , It is your responsibility 
under the law to provide good access to your buildings. An appropriate and complete Access 
Statement as one of the documents on hand-over, will provide you and the end user with the basis 
of a defence should an access issue be raised under the Disability Discrimination Acts. 
 

   
4 

 
Please make sure that the street number and building name (if applicable) are clearly displayed 
on the building. This is a condition of the London Building Acts (Amendments) Act 1939, and there 
are regulations that specify the exact requirements.  (I54AA)  

   
5 

 
The development will result in changes to road access points. Any new threshold levels in the 
building must be suitable for the levels of neighbouring roads.  If you do not plan to make 
changes to the road and pavement you need to send us a drawing to show the threshold and 
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existing road levels at each access point., , If you need to change the level of the road, you must 
apply to our Highways section at least eight weeks before you start work. You will need to provide 
survey drawings showing the existing and new levels of the road between the carriageway and 
the development. You will have to pay all administration, design, supervision and other costs. We 
will carry out any work which affects the road.  For more advice, please phone 020 7641 2642.  
(I69AA)  

   
6 

 
Please contact our Cleansing section on 020 7641 7962 about your arrangements for storing and 
collecting waste.  (I08AA)  

   
7 

 
We recommend you speak to the Head of the District Surveyors' Services about the stability and 
condition of the walls to be preserved. He may ask you to carry out other works to secure the 
walls. Please phone 020 7641 7240 or 020 7641 7230.  (I22AA)  

   
8 

 
You must apply for a licence from our Highways Licensing Team if you plan to block the road or 
pavement during structural work to support the building. Your application will need to show why 
you cannot support the building from private land. For more advice, please phone 020 7641 2560.  
(I36AA)  

   
9 

 
You are encouraged to join the nationally recognised Considerate Constructors Scheme. This 
commits those sites registered with the Scheme to be considerate and good neighbours, as well 
as clean, respectful, safe, environmentally conscious, responsible and accountable. For more 
information please contact the Considerate Constructors Scheme directly on 0800 783 1423, 
siteenquiries@ccscheme.org.uk or visit www.ccscheme.org.uk.  

   
10 

 
This development has been identified as potentially liable for payment of the Mayor of London's 
Community Infrastructure Levy (CIL). Responsibility for paying the levy runs with the ownership of 
the land, unless another party has assumed liability. We will issue a CIL Liability Notice to the 
landowner or the party that has assumed liability with a copy to the planning applicant as soon as 
practicable setting out the estimated CIL charge., If you have not already done so you must 
submit an Assumption of Liability Form to ensure that the CIL liability notice is issued to the 
correct party. This form is available on the planning portal at 
http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil , Further 
details on the Mayor of London's Community Infrastructure Levy can be found on our website at: 
http://www.westminster.gov.uk/services/environment/planning/apply/mayoral-cil/.  , You are 
reminded that payment of the CIL charge is mandatory and there are strong enforcement 
powers and penalties for failure to pay.   

   
11 

 
Developing this site is likely to damage archaeological remains. Archaeological work must be 
carried out in line with condition 9 and 10. Please contact English Heritage's Archaeological 
Officer on 020 7973 3732 to discuss the work which is necessary.  (I66AA)  

   
12 

 
You are advised that all illuminated advertisements or high level advertisements require express 
advertisement consent before they can be dsiplayed. Notwithstanding what is shown on the 
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approved drawings this permission does not approve the display of such advertisements.  
     

 
Please note: the full text for informatives can be found in the Council’s Conditions, Reasons & 
Policies handbook, copies of which can be found in the Committee Room whilst the meeting 
is in progress, and on the Council’s website. 
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DRAFT DECISION LETTER 
 

Address: 5-9 Great Newport Street, London, WC2H 7JB,  
  
Proposal: Demolition of rear addition to No. 5 Great Newport Street, and internal alterations 

within listed building at No. 5. Works in association with works at Nos. 6-9 Great 
Newport Street to carry out partial demolition behind retained front facades, 
excavation and redevelopment to provide a building comprised of basement, lower 
ground, ground and six upper floors, terraces, roof plant and alterations to facade, for 
a new theatre and ancillary facilities at ground floor (part) basement and lower ground 
floor levels, restaurant (Class A3) on the ground floor and lower ground floors and a 
66 bedroom hotel at ground floor (part) and first to sixth floor levels, associated hotel 
bar and sculpture gallery at part ground floor level. 

  
Plan Nos:  Location Plan, 3207_00_207 B, 208 D, 209 B, 210 B, 211 C, 214 A, Existing Front 

Elevations (unnumbered), 3207_20_101 C, 102 C, 103 C, 104 C, 105 C, 106 C, 107 
C, 108 C, 109 D, 110 C, 111 C, 112 C, 113 B, 200 A, 201 E, 202 E, 203 I, 204 G, 205 
E, 206 F, 207 E, 208 K, 209 K, 210 H, 211 J, 212 M, 213 M, 214 H,215 E, 216 N, 218 
J, 219 D, 220 C, Design and Access Statement dated April 2012, Design and Access 
Statement Addendum dated November 2013, Historic Buildings Architect's Report 
dated April 2008, Heritage Statement dated April 2012, Archaeological Desktop 
Assessment dated April 2008. 

 
 

 

Case Officer: David Dorward Direct Tel. No. 020 7641 2408 
 
Recommended Condition(s) and Reason(s) or Reason(s) for Refusal: 
 

  
 
1 

 
The development hereby permitted shall be carried out in accordance with the drawings and 
other documents listed on this decision letter, and any drawings approved subsequently by the 
City Council as local planning authority pursuant to any conditions on this decision letter.  

  
 
 

Reason: 
For the avoidance of doubt and in the interests of proper planning.  

  
 
2 

 
All new work and improvements inside and outside the building must match existing original 
adjacent work in terms of the choice of materials, method of construction and finished 
appearance. This applies unless differences are shown on the approved drawings or are required 
in conditions to this permission.  (C27AA)  

  
 
 

Reason: 
To protect the special architectural or historic interest of this building and to make sure the 
development contributes to the character and appearance of the Covent Garden Conservation 
Area.  This is as set out in S25 and S28 of Westminster's City Plan: Strategic Policies adopted 
November 2013 and DES 1 and paras 10.108 to 10.146 of our Unitary Development Plan that we 
adopted in January 2007.  (R27AC)  
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3 

 
You must apply to us for approval of details of the following parts of the development with detailed 
drawings at a scale of 1:10 and full size details -  
 
(i) all new secondary glazing 
(ii) all new doors 
 
You must not start any work on these parts of the development until we have approved what you 
have sent us. 
 
You must then carry out the work according to these approved details.  (C26DB)  

  
 
 

Reason: 
To protect the special architectural or historic interest of this listed building.  This is as set out in 
S25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and DES 1 
of our Unitary Development Plan that we adopted in January 2007, and paragraph 2.3 and 2.4 of 
our Supplementary Planning Guidance: Repairs and Alterations to Listed Buildings.  (R27BC)  

  
 
4 

 
All existing floorboards are to be retained in situ.  

  
 
 

Reason: 
To protect the special architectural or historic interest of this listed building.  This is as set out in 
S25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and DES 1 
of our Unitary Development Plan that we adopted in January 2007, and paragraph 2.3 and 2.4 of 
our Supplementary Planning Guidance: Repairs and Alterations to Listed Buildings.  (R27BC)  

  
 
5 

 
You must apply to us for approval of the following parts of the development:  
 
1) A historic paint analysis report and colour samples and drawings annotated to show new 
decorative schemes for all rooms and the main staircase,  
2) Details of the scope of paint removal and plasterwork repairs, 
3) Details of the installation of mechanical and electrical services where they affect historic fabric, 
4) A method statement and schedule setting out all works of repair and restoration to carpentry, 
joinery, and plasterwork.   
You must not start any work on these parts of the development until we have approved what you 
have sent us.  
 
You must then carry out the work according to these details. 
 

  
 
 

Reason: 
To protect the special architectural or historic interest of this listed building.  This is as set out in 
S25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and DES 1 
of our Unitary Development Plan that we adopted in January 2007, and paragraph 2.3 and 2.4 of 
our Supplementary Planning Guidance: Repairs and Alterations to Listed Buildings.  (R27BC)  

  
 
6 

 
Pre Commencement Condition. You must apply to us for approval of detailed drawings of the 
following parts of the development-  
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- detailed plans showing the route of the kitchen extract ducts through the building and detailed 
plans, section and elevation of where where they terminate to the external parts of the building  
- detailed plans and sections of the glazed roof to the hotel atrium  
  
You must not start work until we have approved what you have sent us.  
  
You must then carry out the work according to these approved drawings.  

  
 

 
Informative(s): 

   
1 

 
SUMMARY OF REASONS FOR GRANTING CONDITIONAL LISTED BUILDING CONSENT - In 
reaching the decision to grant listed building consent with conditions, the City Council has had 
regard to the relevant policies in the National Planning Policy Framework March 2012, the 
London Plan July 2011, Westminster's City Plan: Strategic Policies adopted November 2013, and 
the City of Westminster Unitary Development Plan adopted January 2007, as well as relevant 
supplementary planning guidance, representations received and all other material 
considerations. 
 
The City Council decided that the proposed works would not harm the character of this building of 
special architectural or historic interest. 
 
In reaching this decision the following were of particular relevance: 
S25 and S28 of Westminster's City Plan: Strategic Policies and DES 10 including paras 10.130 to 
10.146 of the Unitary Development Plan, and paragraph 2.3 and 2.4 of our Supplementary 
Planning Guidance: Repairs and Alterations to Listed Buildings. 
 

   
2 

 
You will need to contact us again if you want to carry out work on the listed building which is not 
referred to in your plans.  This includes: 
 
* any extra work which is necessary after further assessments of the building's condition; 
* stripping out or structural investigations; and 
* any work needed to meet the building regulations or other forms of statutory control. 
 
Please quote any 'TP' and 'RN' reference numbers shown on this consent when you send us 
further documents. 
 
It is a criminal offence to carry out work on a listed building without our consent.  Please remind 
your client, consultants, contractors and subcontractors of the terms and conditions of this 
consent.  (I59AA) 
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