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and basement level (Classes A1/A3), office floorspace (class B1) at part 
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Historic Building Grade Unlisted 

Conservation Area Covent Garden 
 

1. RECOMMENDATION 
 
 
Do Members consider that the proposed amendments to the scheme are sufficient to overcome 
their previous concerns in relation to design (scale, bulk and design) and highways (servicing)? 
 
 

 
 

2. SUMMARY 
 
The application was reported to the Planning Applications Committee on 25 April 2017 where the 
presenting officer informed the Committee that the applicant had submitted an amended scheme that 
offered to reduce the bulk of the development and provide an off-street servicing bay.  Members 
resolved to defer the decision, to enable full public consultation on the amended scheme. 
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The amendments made to the scheme can be summarised as follows: 

• Reduction in the overall height of the building by 1.25m. 
• Pulling back of the top floor extension on the corner of Drury lane and Shelton Street 

frontages by 800mm. 
• Increase in the green roof provision by a further 250sqm. 
• The ground floor unit on Dryden Street changed from retail (Class A1/A3) to office (Class B1); 

and;  
• The provision of an off-street servicing bay at ground floor level. 

 
Historic England, The Victorian Society, Covent Garden Area Trust, Covent Garden Community 
Association and Seven Dials Trust (verbally) maintain their objections to the scheme. 
 
Design and Conservation 
The changes submitted to the original proposal are not considered to make a meaningful difference 
to the overall harm which the development would cause to the local townscape, and in particular to 
the character and appearance of the Covent Garden Conservation Area, and the setting of the Seven 
Dials Conservation Area (within the London Borough of Camden). 
 
Whilst the reduction in height and the setting back of the top storey theoretically reduces the size of 
the building, those floors remain evident and very present in views as identified in the previous 
report.  The same architectural awkwardness and excessive singular scale and bulk of the 
‘ziggurat’-like roof over an otherwise regular fine-grain street façade would be visible from street 
level, and also from high levels when viewing the roofscape of Covent Garden. 
 
Highways 
An off-street servicing area has been provided at ground floor level accessed from Arne Street.  The 
applicant has submitted a Servicing Management Plan in support of their application and the 
Council’s Highways Planning Manager is satisfied that the off-street servicing area/loading bay is 
sufficient for the proposed development, consistent with policy S42 of the City Plan and TRANS20 of 
the UDP.  Were the application to be considered favourably, a condition would be recommended 
preventing the retail use from being used as a supermarket to ensure that the servicing provision is 
adequate. 
 
Land use 
There are currently no Council policies which protect small/medium scale office uses, however, in 
response to the concerns raised about the loss of medium scale office floorspace which is 
characteristic of the Covent Garden area, the applicant has amended the application to include a 
self-contained office unit (Class B1) of 320sqm at ground floor level on the corner of Dryden Street 
and Arne Street, where retail/restaurant use was previously proposed.  The applicant has also 
shown that the office floorplates are capable of being divided into smaller spaces of between 300- 
500sqm suitable for small/medium size businesses.  

 
Amenity 
The reduced height of the proposed building has resulted in a minor improvement to the daylight and 
sunlight levels to the surrounding residential and commercial units.  The proposal is considered 
acceptable in amenity terms as set out in the previous committee report (attached). 
 
 
The proposal would provide high quality office accommodation and new retail frontage, however, 
other policy objectives are challenged.  The proposed building would significantly alter the 
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contribution which this city block makes to the character of the area, the Covent Garden 
Conservation Area, and to the setting of Seven Dials.  The application is therefore reported back to 
members to decide whether the public benefits of the revised scheme would adequately mitigate or 
compensate for the design and conservation issues outlined above.   
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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 
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4. PHOTOGRAPHS 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

26-29 Drury Lane (above) & 2-12 Dryden Street (below) 
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26-29 Drury Lane (above) & 12 Dryden Street (below) 
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5. CONSULTATIONS 
 

AMENDED SCHEME 
 
HISTORIC ENGLAND  
Previous concerns raised in relation to the proposed scale and massing of the additional 
storeys remain.  The amended proposals still include two-tiered attic storeys.  Whilst 
changes have been made to accommodate a minor stepping back and lowering of these 
storeys, the impact is qualitatively very similar and still imparts a top-heavy ziggurat-like 
appearance.  The harm to the special character and appearance of the conservation 
area remains a concern.  In line with paragraph 132 of the NPPF, the Council will need 
to weigh up any harm identified with the wider public benefits of the proposals. 
 
COVENT GARDEN AREA TRUST, COVENT GARDEN COMMUNITY ASSOCIATION 
AND SEVEN DIALS TRUST 
Verbally confirmed that their objections to the original scheme remain.  Any further 
response to be reported verbally.  
 
THE VICTORIAN SOCIETY 
The alterations to the scheme are comparatively minor and fail to address the serious 
concerns laid out in their original objection.  Implementation of the proposals, in 
particular the total loss of 26-29 Drury Lane and the excessive roof extensions, would 
cause serious and unjustified harm to the character, appearance and setting of the 
Covent Garden Conservation Area and should be refused. 
 
HIGHWAYS PLANNING MANAGER 
The provision of an off-street servicing area maintains the highway environment for 
pedestrians and other highway users, similar to the existing building.  The revised 
scheme is consistent with policy S42 of the City Plan and TRANS20 of the UDP and is 
considered acceptable subject to conditions. 

 
CLEANSING 
No objection.  
 
ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS RECEIVED 
 
No. Consulted: 139 
Total No. of replies: 3 
 
Three letters of objection have been received maintaining their original objections to the 
scheme on land use, design and amenity grounds. 
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6. BACKGROUND PAPERS 
 

1. Application form 
2. Response from Covent Garden Area Trust, Covent Garden Community Association, and 

Seven Dials Trust dated 15 February 2017 
3. Response from Historic England dated 25 January 2017 and 23 June 2017. 
4. Response from Historic England (Archaeology) dated 8 February 2017 
5. Letter from Victorian Society dated 16 March 2017 and 9 June 2017. 
6. Memorandum from Highways Planning Manager dated 11 April 2017 and 23 June 2017. 
7. Memorandum from Cleansing dated 24 January 2017, 20 March 2017 and 14 June 

2017. 
8. Memorandum from Environmental Health dated 7 April 2017. 
9. Memorandum from Arboricultural Officer dated 3 March 2017. 
10. E-mail from Crime Prevention Design Advisor dated 7 February 2017. 
11. Letter from occupier of 3 Dryden Street, Covent Garden, dated 7 February 2017 
12. Letter from occupier of 26/28 Neal Street, Covent Garden, dated 9 February 2017 and 

12 June 2017. 
13. Letter from occupier of 41 Floral street, Covent Garden, dated 20 March 2017 
14. Letter from occupier of Flat 3, 80 Long Acre, dated 5 February 2017 and 8 June 2017. 
15. Letter from occupier of Pemberton Griffin Munroe Ltd, on behalf of 5 Betterton Street, 

dated 15 June 2017. 
 
 
 
 
(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 THE PRESENTING 
OFFICER:  MATTHEW MASON BY EMAIL AT MMASON@WESTMINSTER.GOV.UK. 
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KEY DRAWINGS 
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DRAFT DECISION LETTER 

 
Address: Development Site At Land Bounded By Drury Lane, Dryden Street, Arne Street And, 

Shelton Street, London, ,  
  
Proposal: Demolition and redevelopment of site, including facade retention of 30-35 Drury 

Lane, 2 Dryden Street and 4-10 Dryden Street, for mixed use development 
comprising retail, restaurant and cafe uses at ground and basement level (Classes 
A1/A3), office floorspace (class B1) at first to fifth floor level, rooftop plant, basement 
cycle parking and associated works. 

  
Reference: 16/12200/FULL 
  
Plan Nos: 13465-AR-L00-P00-010; 13465-AR-L00-P00-020; 13465-AR-L-1-P00-099; 

13465-AR-L00-P00-100; 13465-AR-L01-P00-101; 13465-AR-L02-P00-102; 
13465-AR-L03-P00-103; 13465-AR-L04-P00-104; 13465-AR-L05-P00-105; 
13465-AR-LXX-P00-120; 13465-AR-LXX-P00-121; 13465-AR-LXX-P00-122; 
13465-AR-LXX-P00-123; 13465-AR-L-1-P01-099; 13465-AR-L00-P01-100; 
13465-AR-L01-P01-101; 13465-AR-L02-P01-102; 13465-AR-L03-P01-103; 
13465-AR-L04-P01-104; 13465-AR-L05-P01-105; 13465-AR-LXX-P01-120/A; 
13465-AR-LXX-P01-121/A; 13465-AR-LXX-P01-122/A; 13465-AR-LXX-P01-123/A; 
13465-AR-S-01-130; 13465-AR-S-02-131; 13465-AR-S-03-132; 
13465-AR-S-04-133; 13465-AR-L-1-P02-099/A; 13465-AR-L00-P02-100/A; 
13465-AR-L01-P02-101/A; 13465-AR-L02-P02-102/A; 13465-AR-L03-P02-103/A; 
13465-AR-L04-P02-104/A; 13465-AR-L05-P02-105/A; 13465-AR-L06-P02-106/A; 
13465-AR-LXX-P02-120; 13465-AR-LXX-P02-121; 13465-AR-LXX-P02-122; 
13465-AR-LXX-P02-123; 13465-AR-L07-P02-130/A; 13465-AR-L07-P02-131/A; 
13465-AR-L07-P02-132/A; 13465-AR-L07-P02-133/A; 13465-AR-L07-P02-134/A 
and 13465-AR-L07-P02-135/A;  Documents for information only: Design and 
Access Statement dated 21.12.16 and Addendum dated May 2017; Planning 
Statement dated February 2017; Built Heritage Statement dated December 2016 
and addendum dated May 2017; Air Quality Assessment dated February 2017; 
Preliminary Ecological Appraisal dated December 2016; Historic Environment Desk 
Based Assessment dated February 2017; Daylight, Sunlight and Overshadowing 
Study dated December 2016 and May 2017; Noise Impact Assessment dated 15 
December 2016; Transport Assessment dated 14 February 2017and Addendum 
dated 19 May 2017; Preliminary Environmental Risk Assessment dated December 
2016; Energy and Sustainability Assessment dated December 2016; Ventilation and 
Extraction Statement dated December 2016; Office Marketing Report dated 21 
December 2016; Construction Management Plan dated December 2016; Structural 
Methodology Statement dated December 2016 and Addendum dated May 2017; 
and BREEAM 2014 New Construction: Landuse and Ecology Assessment dated 
May 2017. 

  
Case Officer: Julia Asghar Direct Tel. No. 020 7641 2518 
 
Recommended Condition(s) and Reason(s) 
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