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AGENDA
PART 1 (IN PUBLIC)

1. MEMBERSHIP

To note that Councillor Tony Devenish has replaced Councillor
Andrew Smith.

2. DECLARATIONS OF INTEREST

To receive declarations by members and officers of the existence
and nature of any personal or prejudicial interests in matters on
this agenda.

3. MINUTES

To sign the minutes of the last meeting as a correct record of
proceedings.

4, PLANNING APPLICATIONS

Applications for decision

Schedule of Applications

1 12-14 WIGMORE STREET, W1

2 21 TREVOR PLACE, SW7

3. 49 MARYLEBONE HIGH STREET, W1
4 16 REX PLACE, W1

5 8 CONNAUGHT SQUARE, W2

6. 106 HAMILTON TERRACE, NW8
7. 43 ARTESIAN ROAD, W2

8. 69 LISSON STREET, NW1
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144)
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160)
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192)
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CITY OF WESTMINSTER
PLANNING APPLICATIONS COMMITTEE - 28 JULY 2015
SCHEDULE OF APPLICATIONS TO BE CONSIDERED

ITEM References/
No SITE ADDRESS PROPOSAL
Ward
1 RN 14/12813/FULL | 12-14 WIGMORE Erection of extensions at rear first to fourth and
Marylebone High STREET, W1 roof level to provide additional office (Class B1)
Street and residential {Class C3) floorspace,
installation of ptant at main roof level and
replacement shopfronts on Wigmore Street and
Wigmore Place frontages, and associated
external alterations.
Recommendation

Grant conditional permission, subject to no new planning issues being raised before the
expiry of the consultation period on 4 August 2015.

Retention of alterations to permissions dated 24
April 2012 (11/08569) and 23 April 2013
(13/01165) for excavation of lower ground floor
level under rear garden, minor excavation at
lower ground floor level and under front vaults,
erection of full width rear extension at ground
fioor level and half width extension at first floor
level and alterations within the front lightwelt
including infill extension under front entrance
steps; namely, alterations to the profile of the
rear extensions with new lightwell at rear lower
ground floor level and extended terrace at
ground floor level and alterations to
windows/doors.

2 RN 15/01773/FULL | 21 TREVOR PLACE,
Knightsbridge And | SW7
Belgravia
Recommendation

Grant conditional permission.

3 RN 15/03629/FULL | 49 MARYLEBONE

Marylebone High HIGH STREET, W1
Street

Use of part of the lower ground floor as an
exercise/dance studio (Class D2) for a
temporary period up until 21 January 2024
between the hours of 06.00-22.00 Monday-
Saturday and 09.00-18.00 on Sundays and
Bank Holidays.

Recommendation
Grant conditional permission.

4 RN 15/02288/FULL 168 REX PLACE, W1
West End

Creation of roof terrace to rear fourth floor with
rooflight to provide access. Erection of rear two
storey extension and alterations to front and rear
elevations including the creation of Juliet
balconies at rear first floor level and the
instaliation of double glazed windows.
Replacement of existing pavement lights at the
front of the property.

Recommendation
Grant conditional permission.

templatefrch-sch-1
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CITY OF WESTMINSTER
PLANNING APPLICATIONS COMMITTEE — 28 JULY 2015
SCHEDULE OF APPLICATIONS TO BE CONSIDERED

ITEM
No

References/
Ward

SITE ADDRESS

PRCPOSAL

RN 14/11257/FULL | 8 CONNAUGHT Use as a single dwellinghouse, excavation of

RN 14/11258/LBC | SQUARE, W2 basement floor below lower ground floor of main

Hyde Park house and rear extensions, infill extension at
tower ground level within rear lightwell,
installation of mechanical plant on rear first floor
level terrace and associated internal and
external alterations.

Recommendation

1. Refuse permission — on design grounds and insufficient information on ground geology
and hydrology.

2. Refuse listed building consent — on design grounds, adverse impact on floor hierarchy
and plan form of the listed building, and insufficient information on ground geology and
hydrology to ensure structural integrity of listed building.

RN 15/02336/FULL | 106 HAMILTON Excavation of a basement beneath existing
Abbey Road TERRACE, NW8 building, part of front and rear gardens,
demolition of rear facade, extensions to the rear
and at roof level in connection with the use of
the building as a single house.
Recommendation

Grant conditional permission.

RN 15/04048/FULL
Bayswater

43 ARTESIAN ROAD,
W2

Alterations to rear garden walls, increase
parapet height to second floor rear extension
and erection of rear outbuilding.

Recommendation

Grant conditional permission.

RN 14/12768/FULL
Church Street

69 LISSON STREET,
NW1

Demolition of single storey building between the
Brazen Head Public House and Lisson Gallery
and erection of three storey dwellinghouse with
basement on Bell Street frontage with
associated alterations to Bell Street frontage of
the Brazen Head.

Recommendation

Grant conditional permission including a condition to secure new paving and tree planting
outside the premises.

templatesrch-sch-1
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1

CITY OF WESTMINSTER

PLANNING APPLICATIONS
COMMITTEE

Date
28 July 2015

Classification
For General Release

Report of
Director of Planning

Wards involved
Marylebone High Street

Subject of Report 12-14 Wigmore Street, London, W1U 2DU
Proposal Erection of extensions at rear first to fourth and roof level to provide
additional office (Class B1) and residential (Class C3) floorspace,
installation of plant at main roof level and replacement shopfronts on
Wigmore Street and Wigmore Place frontages, and associated external
alterations.
Agent Quod
On behalf of Lewis Central (IOM) Limited
Registered Number 14/12813/FULL TP /PP No TP/12591
Date of Application 22.12.2014 Date 30.12.2014
amended/
completed
Category of Application Minor
Historic Building Grade Unlisted

Conservation Area

Harley Street

Development Plan Context

- London Plan July 2011

- Westminster's City Plan:
Strategic Policies 2013

- Unitary Development Plan
(UDP} January 2007

Within London Flan Central Activities Zone

Within Core Central Activities Zone

Stress Area

Outside Stress Area

Current Licensing Position

Not Applicable

1. RECOMMENDATION

Grant conditional permission, subject to no new planning issues being raised before the expiry of
the consultation period on 4 August 2015.
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SUMMARY

The application site comprises an unlisted building located within the Harley Street
Conservation Area. The building is in lawful use as a building society (Class A2) at ground
and basement floor levels, offices (Class B1) at first, second and third fioor (front), and three
flats (Class C3) at rear third, fourth and fifth floors, with ground level parking for the
development.

Permission is sought to enlarge the building by the erection of extensions at first to third floor
levels and a two storey roof extension on fourth and fifth floors. The scheme also involves the
installation of roof level plant, replacement shopfronts and a replacement garage door. The
extensions will provide additional office and residential floorspace. No increase in the number
of flats is proposed.

The key issues for determination are:

+ Whether the extensions and alterations to this building will preserve or enhance the
character and appearance of the Harley Street Conservation Area.

+ Whether the extensions will have an unacceptable impact on the amenity of adjoining
residents in terms of daylight, sunlight and overlooking.

¢ Whether the pruning required to the neighbouring London Plane tree is acceptable in
arboricultural terms.

The proposal is considered acceptable and complies with the policies set out in the Unitary
Development Plan (UDP) and Westminster's City Plan: Strategic Policies.

CONSULTATIONS
Original submission

MARYLEBONE ASSOCIATION
Initial response - no objection.

Revised response. Objection: (i) Height, bulk and massing constitutes overdevelopment: (ii)
Roof extension over-dominant and visually intrusive, to the detriment of the character and
appearance of the Harley Street Conservation Area; (i) The Harley Street Conservation Area
Audit states that the building is not suitable for a roof extension; (iv) Introduction of a
commercial use deep into the mews is contrary to the Harley Street Conservation Area Audit;
(v) Loss of daylight and overlooking to neighbouring residential properties; (vi) Loss of off-
street car parking spaces; and (vii) Noise from plant.

ARBORICULTURAL MANAGER

No objection to the pruning of the neighbouring London Plane tree required to facilitate the
proposed extension.

Concern that the development will bring the building closer to the neighbouring London Plane
tree which is likely to result in greater post-development pressure to prune the tree. However,
as this future pruning would be acceptable in arboricultural terms, no cbjection raised.

ENVIRONMENTAL HEALTH
No objection.

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS

No. Consulted: 111; Total No. of Replies: 9.

Nine (including four ietters from one neighbouring occupier and two letters from another) and
a 34 signature petition objecting on some or all of the following grounds:
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Land Use:
+ The introduction of retail space is inappropriate in Wigmore Place and will set a dangerous
precedent.

Amenity:

» Loss of daylight and sunlight.

+ OQverlooking from additional windows.

« Noise from the proposed roof top plant.

Design:

» The roof extension will significantly increase the height disparity between the building and
mews properties on Wigmore Place and it fails to have proper regard to the character of
the area.

+ The replacement shopfronts on Wigmore Place would overly commercialise the character
of the predominantly residential mews.

¢ The detailed design of the replacement shopfront is 'aesthetically displeasing’ and relates
poorly to windows on the floors above.

s The proposed building height is out of keeping with the 'country feel' to the rear.

Trees:

¢ The Arboricultural Impact Assessment fails to assess whether any further pruning would
be required for the safe operation of a crane and has been written without visiting the
affected tree.

» Extending the building closer to the neighbouring tree will threaten its natural spread.

Highways:
» The loss of existing parking spaces will exacerbate on-street parking demand (scheme
amended to retain all parking}

Other:

+ Disruption during the course of construction.

» Written guarantees required that works will not damage the cobbles in Wigmore Place.

e« An assessment is required of the impact of the proposals upon the {recently approved)
scheme to convert the upper floors of No. 16 Wigmore Street to flats and to extend the
existing flats at Nos. 18-22 Wigmore Street.

ADVERTISEMENT/SITE NOTICE: Yes.
Revised submission

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS
No. Consulted: 111; Total No. of Replies: 1.
One objection on the following ground:

Amenity:
» Loss of daylight and sunlight.

BACKGROUND INFORMATION

41 The Application Site

The application site comprises an unlisted building on the north side of Wigmore Street, at its
junction with Wigmore Place. The building dates from 1960 and is located within the Harley

Street Conservation Area. The site is located within the Core Central Activities Zone (Core
CAZ) and the Harley Street Special Pqﬁ%@@q
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The basement and ground floors are currently vacant, but were last occupied by a building
society (Class A2). The rear part of the ground floor comprises off-street car parking,
accessed from Wigmore Place. The first, second and third (front) floor levels are in office
(Class B1) use. The rear third, fourth and fifth floors are occupied as three flats (Class C3).

4.2 Relevant History

Permission was granted on 8 September® 1958 for the erection of a new building comprising a
ground floor (with ancillary storage in the basement), offices on the first to third and part fourth
floors and two self-contained flats on the fourth and fifth floors.

Permission was granted on 16 February 1959 for the use of the ground floor as a banking hall.
The sole condition restricts the use, “... fo a bank only, and no change of use shall take place
to any other form of office use...”. The City Council subsequently confirmed, in a letter dated
16 March 1958, that the wording of this condition was intended to be interpreted as relating to
a banking hall of a building society.

Permission was granted on 8 May 1859 for the redevelopment of the site of the former Nos.
25-26 Wigmore Place to provide an extension to the new building at Nos. 12-14 Wigmore
Street comprising basement storage, ground floor car parking, first and second floor offices
and a residential flat at third floor leve!. Condition 3 secures the provision and permanent
retention of the car parking and states that it should be used for “... the accommodation of
vehicles of occupiers and users of the premises and 12-14 Wigmore Street only and shall not
be used for any other purposes”.

Permission was granted on 18 December 1975 for alterations at ground floor level in
connection with the conversion of part of the existing garage accommodation te provide
additional offices. Condition 2 limits the use of the new floorspace, “... for Building Society
offices and stores and for no other purpose [including any other office within the same use
class]”. Condition 3 ensures the provision and permanent retention of the remaining car
parking floorspace for the accommodation of vehicles and, “.... at least two spaces to be
provided for residential occupiers of the building on the basis of one space per residential unit,
and the remaining spaces for other occupiers (including employees using the building) and
persons calling at the building for the purposes conducting business with the occupiers
thereof”.

THE PROPOSAL
Planning permission is sought to:

- Erect rear extensions at first to fourth and roof level to provide additional office and
residential floorspace. No change in the number of residential units on site is proposed.

- Install a replacement shopfront and replacement entrance doors.

- Install plant within an acoustic/visual enclosure at main roof level.

- Install a replacement garage door.

During the course of the application, the application has been amended to:

- Reduce the footprint of the plant enclosure at roof level; setting it further back from the
Wigmaore Place elevation.

- Introduce greater subdivision within the replacement shopfront on both elevations.

- QOmit proposals to convert the ground floor parking into commercial floorspace.

A revised daylight and sunlight report has been submitted that assesses the impact of the
development on potential future residential windows in an allowed appeal at a property
immediately to the west of the applicqﬂjggséegNos. 16-22 Wigmore Street).

[P
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DETAILED CONSIDERATIONS
6.1 Land Use

The site’s location within the Core CAZ means that the proposed increase in office floorspace
(157m2) accords with City Plan Policies $6 and S20 and UDP Policy COM 1. Being below the
200m?2 (GEA) threshold, this increase does not trigger a requirement to provide an equivalent
amount of residential floorspace under the City Council's mixed use policies.

No change to the number of residential units on site is proposed. Three will remain, albeit that
the third floor that would be relocated to the extended fifth floor level, and the fourth floor flat
would be extended. The maisonette at fourth and fifth floors is unaffected by the proposal.
The increase in residential floorspace is 42m2 (GEA). This modest increase is welcome under
UDP Policy H3 and City Plan Policy S14 and does not trigger the City Council’s affordable
housing policies.

The reconfigured flats meet the minimum space standards set out within London Plan Policy
3.5, are provided with outdoor amenity space and are dual aspect. The flats are considered to
provide a good standard of residential accommodation.

An objection has been received to the introduction of commercial/retail uses further into
Wigmore Place. No additional commercial floorspace is proposed at ground floor level and the
application does not relate to the use of the existing commercial unit. Furthermore, no
additional shopfronts or entrances are proposed in Wigmore Place. Consequently, this
objection cannot be supported.

6.2 Townscape and Design

Although the building has been highlighted within the Harley Street Conservation Area Audit
(2008) as one where a roof extension would not normally be acceptable, it is not proposed to
extend above the existing roof level but extend to the side and rear. Notwithstanding
objections to the principle of a roof extension from the Marylebone Association and
neighbouring occupiers, it is considered that the extension would create a better proportioned
and balanced elevation fronting Wigmore Place. The infill extensions from first floor to roof
level, adjacent to the boundary with No. 16 Wigmore Place, will not be visually intrusive.
Furthermore, the building will continue to step down towards the mews buildings to the north,
which is appropriate in townscape terms. As such, the objections to the principle of the
extension cannot be supported.

The proposed extensions reflect the character and appearance of the host building, with sash
windows, matching brickwork and an extension to the existing mansard roof. Subject to the
imposition of suitable conditions, the detailed design of the extension is acceptable.

The roof top plant enclosure has been reduced in size and set back further to the rear corner
of the building in order to reduce its visibility in long views from Cavendish Square. This
aspect of the scheme is now considered acceptable in design terms.

Objections have been received to the design of the proposed shopfronts and their relationship
with windows above. The shopfront design has since been amended to introduce further
subdivision. It is considered that the revised design now relates sensitively to the appearance
of windows on the upper floors and these objections cannot now be sustained.

The replacement of the unattractive steel roller shutter garage door with a timber door
represents an improvement in design and conservation terms and is therefore welcome.
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The revised proposals are considered acceptable in terms of their impact upon the
appearance of the host building and will preserve the character and appearance of this part of
the Harley Street Conservation Area.

6.3 Amenity

The City Council places high priority on protecting residential amenity, with UDP Policy ENV
13 stating that the City Council will normally resist proposals which result in a material loss of
daylight or sunlight or an increased sense of enclosure or significant increase in overlooking to
neighbouring properties. Similarly, City Plan Policy S29 seeks to ensure that development
proposals will safeguard the amenities of neighbouring residents.

6.3.1 Daylight and Sunlight

Policy ENV13 also states that regard should be given to the Building Research Establishment
guidance entitled, ‘Site layout planning for daylight and sunlight: a guide to good practice’ {the
BRE Guide). The second edition of this guidance was published in September 2011,

The applicant has submitted a dayiight and sunlight report which assesses the impact of the
proposed extension on all affected residential windows in the vicinity of the site.

An objection has been received requesting that the report be amended to assess the impact
of the proposed extension upon the level of light received to windows within a development to
extend the existing flats within Nos. 18-22 Wigmore Street and the new flats within the upper
floors of No. 16 Wigmore Street granted permission at appeal on 4 June 2015. The applicant
has now submitted an updated report that includes within its assessment the impact upon
these potential future residential windows.

6.3.1.1 Daylight

The most commonly used BRE method for assessing daylighting matters is the ‘vertical sky
component’ (VSC), which measures the amount of sky that is visible from the outside face of a
window. Using this method, if an affected window is already relatively poorly lit and the light
received by the affected window would be reduced by 20% or more as a result of the
proposed development, the loss would be noticeable and the adverse effect would have to be
taken into account in any decision-making. The BRE guidelines seek, mainly, to protect
daylighting to living rooms, dining rooms and kitchens {(where they are sufficiently large to be
used as habitable rooms), whilst bedrooms are protected to a lesser extent.

The Marylebone Association has objected to the application on the grounds that the proposals
would result in an unacceptable loss of light to rear windows at No. 16 Wigmore Street and
the mews properties on the east side of Wigmore Place. Objections have also been received
from the occupiers of No. 2 Wigmore Place and No. 5 Wimpole Street on the grounds that the
loss of daylight to these dwellinghouses would be unacceptable. Finally, a 34 signature
petition has been received from occupants of neighbouring properties stating that the rear
extension will have an adverse effect on the daylight received within Nos. 16-20 Wigmore
Street and the mews properties in Wigmore Place.

The most affected residential property is No. 2 Wigmore Place. The potential flats within No.
16 Wigmore Street could also be affected.

The losses in V3C within 2 Wigmore Place are between 7.54% and 12.18%. This does not
exceed the 20% threshold above which these losses of daylight will be noticeable. The
objection from the occupants of No. 2 Wigmore Place is therefore unsustainable on daylight
grounds, with the maximum loss being 12.18% which is to a second floor bedroom.
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The loss of daylight to the rear windows of No. 5 Wimpole Street is negligible. With the
exception of one window to the side elevation of No. 16 Wigmore Street, all of the residential
windows within Nos. 16-22 Wigmore Street will not see a materiai loss of daylight as a result
of the proposed extensions, with a maximum loss of 9.06% VSC predicted to a first fioor
bedroom window within No. 22 Wigmore Street.

A new side window within a proposed rebuilt first floor rear extension to No. 16 Wigmore
Street that is proposed to be used as a bedroom will see a loss of VSC of 78.10%. However,
the main window to this bedroom will still enjoy a VSC leve! in excess of 27%, the level above
which the BRE Guide (2011) states is sufficient. As such, even without the side window, this
bedroom will received sufficient daylight. As such, it is concluded that the impact on the
potential future occupier of this flat is acceptable in daylight terms.

6.3.1.2 Sunlight

With regard to sunlighting, the BRE guidelines state that rooms will appear reasonably sunlit
provided that they receive 25% of annual probable sunlight hours, including at least 5% of
annual winter sunlight hours. A room will be adversely affected if this is less than the
recommended standards and reduced by more than 20% of its former values, and the total
loss over the whole year is greater than 4%. Only windows within 90 degrees of due south of
the proposed extension need to be tested.

The occupiers of No. 2 Wigmaore Place and a flat within Nos. 11-15 Wigmore Street (on the
opposite side of Wigmore Street) have objected on the grounds of loss of sunlight.

The most affected windows are within 2 Wigmore Place, with annual losses of sunlight
between 10.53% and 20.00%. The greatest impact is to a second floor bedroom which would
experience a loss of 20% with annual sunlight hours reducing from 30% to 24%. This room
would continue to receive reasonable annual sunlight levels. Given the existing enclosed
nature of the locality, the available sunlight hours during the winter months are unsurprisingly
already low and only the ground floor dining room/kitchen will see any loss during the winter
months — a reduction from 2% to 1%. It is considered that within this urban built-up iocation,
the levels of sunlighting retained are acceptable and the impact is not considered sufficient to
justify a refusal.

All other losses of sunlight are well within acceptable limits and there will be no impact upon
the flats within Nos. 11-15 Wigmore Street given that these windows face north.

6.3.2 Overlooking

Objections have been received on the ground that the windows within the proposed roof
extension facing Wigmore Place will result in overlooking to neighbouring residential
properties. The distance between these windows and the affected windows on the opposite
side of Wigmore Place and to properties within Wimpole Street, are adequate in the site's
context and does not give rise to any material loss of privacy.

The proposed terraces to the flats at fourth and fifth floors, respectively, also raise no
overlooking concerns. This is because they replace an existing larger roof terrace to the
existing fourth floor flat and because the distance to the neighbouring residents is adequate to
not result in a material increase in overlooking.
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6.3.3 Noise
Plant

The proposal involves the installation of plant at roof level to serve hoth the residential units
and the commercial uses. The residential plant is proposed to operate on a 24 hour basis
whilst the commercial plant will operate on its lower noise mode between 23.00 — 07.00.

Obijections have been received to the principle of providing plant in association with residential
uses and on the grounds of noise disturbance from the plant operation.

The submitted acoustic report has been assessed by Environmental Health who are satisfied
that the plant would comply with the City Council's noise standards provided that the
equipment is housed within the specified acoustic enclosure and that the commercial plant is
operated on a lower noise mode at night. Notwithstanding the objections received, subject to
appropriate conditions regarding noise output, vibrations and for the commercial plant to
operate at reduced night time levels, it is not considered that this aspect of the scheme would
have a material impact upon the amenities of neighbouring occupiers.

There are no policies to prevent the installation of plant in association with residential uses as
an alternative means of cooling/ventilation is often required in the event that residents choose
to keep windows shut to minimise potential noise disturbance. Conseguently, the objection to
the principle of residential plant cannot be supported.

Terraces

Given their domestic use, and the fact that they replace a larger terrace, it is not considered
that the use of the new terraces would adversely affect neighbours’ amenities in terms of
potential noise disturbance.

6.4 Highways

Given the modest increase in office floorspace and the fact that no additional residential units
will be created, the proposals are considered acceptable in highways terms. His not
considered that the extension of the existing offices would have a significant impact on site
servicing.

Given that the scheme has been amended to retain the existing parking accommodation,
objections relating to the loss of this parking have been addressed.

The proposed replacement garage door does not open over the public highway and would not
result in any highway obstruction.

6.5 Trees

To the rear of the site is a large London Plane tree, located within the rear garden of No. 5
Wimpole Street. An objection has been received from the occupier of this property, and
others, on the grounds that the proposed development will threaten the tree’s natural spread
and because the submitted arboricultural report is deficient through failing to assess the
impact on this tree during the course of construction.

The site has been visited by the City Council's Arboricultural Manager who raises no objection
to the proposed development. Whilst the proposed extension will bring residential properties in
closer proximity to the tree, which is likely to result in greater post-development pressure to
prune it, both the degree of pruning required in order to construct the proposed extension and
any future pruning which may be nR%a&yl@maintain the tree at a suitable distance from



Item No.

1

the extended building, are considered acceptable in arboricultural terms. The applicant has
confirmed that no cranes will be used within the area of the tree canopy. In these
circumstances, the impact of the development upon the neighbouring tree is considered
acceptable. A condition is recommended requiring the submission and approval of measures
to protect the tree during the course of construction prior to the commencement of works on
site. As the tree is located within a conservation area, any pruning weorks will have to be
approved by the City Council.

6.5 Access

Level access to the commercial unit and the upper floors of the building is proposed which, is
a welcome improvement. There is a lift within the building serving all floors which, plans
indicate, will be replaced with a slightly larger lift car.

6.6 Economic Considerations

Any economic benefits of the proposals are welcomed.

6.7  Other UDP/Westminster Policy Considerations

None.

6.8 London Plan

The application does not raise any strategic issues.

6.9  National Policy/Guidance Considerations

Central Government’s National Planning Policy Framework (NPPF) came into effect on 27
March 2012. It sets out the Government'’s planning policies and how they are expected to be
applied. The NPPF has replaced almost all of the Government’s existing published planning
policy statements/guidance as well as the circulars on planning obligations and strategic
planning in London. It is a material consideration in determining planning applications.

Until 27 March 2013, the City Council was able to give full weight to relevant policies in the
Core Strategy and London Pian, even if there was a limited degree of conflict with the
framework. The City Council is now required to give due weight to relevant policies in existing
plans “according to their degree of consistency” with the NPPF. Westminster's City Plan:
Strategic Policies was adopted by Full Council an 13 November 2013 and is fully compliant
with the NPPF. For the UDP, due weight should be given to relevant policies according to their
degree of consistency with the NPPF (the closer the palicies in the plan to the NPPF, the
greater the weight that may be given).

The UDP policies referred to in the consideration of this application are considered to be
consistent with the NPPF unless stated otherwise,

6.10 Planning Obligations
Not required.
6.11 Environmental Assessment including Sustainability and Biodiversity Issues

The proposal is of insufficient scale 1o require an Environmental Assessment.
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6.12 Otherlssues

An objection has been received concerning potential damage to cobbles within Wigmore
Place during the course of the construction. The respondent is concerned that cobbles have
previously been damaged as a result of works within the mews. As this is public highway, any
reported damage to the public highway would have to be made good, at the applicant’s
expense. This is dealt with by Informative.

Objections have been received on the grounds that the proposals would result in
unacceptable disturbance to neighbouring residential and commercial occupiers during the
course of construction. Various concerns have been expressed including over the
maintenance of access to existing flats within the application premises and the impact of the
temporary suspension of parking bays to facilitate construction works. Whilst these difficulties
are acknowledged, it is not possible to refuse planning permission for this reason, and the City
Council’s only option in these circumstances is to seek to reduce the impact through mitigation
measures prescribed in a Construction Management Plan (CMP}. This can, however, only
limit disruption and inconvenience and not eliminate it entirely. A CMP condition is proposed
and a condition is also recommended restricting hours of construction.

One resident has requested written undertakings that any damage to adjoining properties

resulting from building works be appropriately repaired, that there is no obstruction of

adjoining garages, that builders do not drop debris in neighbouring gardens etc. These are
considered to be private matters between the developer and adjoining occupiers. It is not
considered that the development is of sufficient scale to require an undertaking to enter into a
Code of Construction Practice, where Council officers liaise between contractors and local
residents. The absence of the undertakings requested, could not justifiably form the basis of a
recommendation for refusal. .

A request has been received from the restaurant operator at 10 Wimpole Street requesting
that noisy buiiding works be suspended at lunchtimes. It is not considered that such a request
could reasonably be accommodated.

7. CONCLUSION

The alterations and extensions to this building are considered acceptable in land use, amenity
and design terms and accord with relevant UDP and City Plan policies. The application is
therefore recommended for approval subject to appropriate conditions.

BACKGROUND PAPERS

Application form.

E-mail from the Marylebone Association dated 11 February 2015.

E-mail written on behalf of the Marylebone Association Planning Committee dated 1 May 2015,

Memorandum from the Arboricultural Manager dated 4 'March 2015.

Memorandum from Environmental Health dated 25 March 2015.

Letter from the occupants of No. 2 Wigmore Place dated 4 February 2015.

Letter from the occupant of the Front Flat, 4th and 5th floors, 12-14 Wigmore Street dated 5

February 2015.

letter from the occupant of No. 10 Wigmore Street dated 6 February 2015.

Letter from the occupant of the Front Flat, 4th and 5th floors, 12-14 Wigmore Street dated 9

February 2015.

10. Letter from the occupant of the Front Flat, 4th and 5th floors, 12-14 Wigmore Street dated 10
February 2015.

11. Letter from the occupant of No. 22 Wigmore Place dated 10 February 2015.

12. E-mail from the occupant of No. 5 Wimptgg@refﬂdated 11 February 2015,
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Letter from the occupants of Flat 1, Cavendish Court, 11-15 Wigmore Street dated 12 February
2015.

Online response from the occupier of No. 6 Wimpcle Street dated 16 February 2015.

E-mail from the occupier of the 1st - 2nd floors, No. 16 Wigmore Street dated 17 February 2015.
Letter from the Howard de Walden Estate dated 5 March 2015.

Petition signed by 34 occupants of neighbouring properties received on 10 March 2015.

E-mail from the occupant of the Front Flat, 4th and 5th floors, 12-14 Wigmore Street dated 20
April 2015.

| etter from the occupiers of No. 2 Wigmore Place dated 19 May 2015.

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT OR WISH TO INSPECT ANY-OF THE
BACKGROUND PAPERS PLEASE CONTACT JOSEPHINE PALMER ON 020 7641 2723 OR
BY E-MAIL — jpalme@westminster.gov.uk

i\d_wpdocsishort-telsc\2015-07-28\itern 1. doci0
20/07/2015
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DRAFT DECISION LETTER
Address: 12-14 Wigmore Street, London, W1 2DU
Proposal: Erection of extensions at rear first to fourth and roof level to provide additional office
(Class B1) and residential (Class C3) floorspace, installation of plant at main roof
level and replacement shopfronts on Wigmore Street and Wigmore Place frontages,
and associated external alterations.

Plan Nos: P001, POS0, P100d, P110, P120, P130, P140, P150, P160a, P210b, P211, P310a,
P311b, P312a and P313; and Noise Report (dated 19 December 2014).

Case Officer: Mark Hollington Direct Tel. No. 020 7641 2523

Recommended Condition(s) and Reason(s):

1 The deveiopme ¥ hereby permitted shall be carried out in accordance with the drawings and
sted on thls deC|S|on letter, and any drawmgs approved subsequently by the

p ed November 2013 and ENV 6 of our Unitary

permission. {C26AA)

Reason: : SHE
To make sure that the appearance of the building is su _able and that it 2ontributes to the
character and appearance of this part of the Harley Street Copservatién Area. This is as set out
in 825 and 528 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 .:1 of our Unitary Development
Plan that we adopted in January 2007. (R26BE) '

4 The facing brickwork must match the existing original work in terms of colour, texture, face bond
and pointing. This applies unless differences are shown on the approved drawings. (C27CA)

Page 16



14/12813/FULL

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 Harley Street Conservation Area. This is as set out
in S25 and $28 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)

You must apply to us for approval of detailed drawings of the following parts of the
development:

(i) Typical sash window.
(i) All external doors.

(i) Shopfronts.

{iv) Plant enclosure.

{v} Typical dormer window.

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 Harley Street Conservation Area. This is as set out *

in $25 and 528 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)

You must paint all new outside rainwater, soil pipes and railings black and keep them that
colour. (C26EA)

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 Harley Street Conservation Area. This is as set out
in 25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 and DES S or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development
Ptan that we adopted in January 2007. (R26BE)

You must install the plant enclosure in its entirety and in accordance with the drawings
approved under Condition 5(iv) and the specification detailed within Appendix G of the Noise
Report (dated 19 December 2014) prior to the installation of any of the plant hereby approved.
You must then maintain it in the form shown for as long as the machinery remains in place.
(C13DA)

Reason:

To protect neighbouring residents from neoise nuisance and 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
Harley Street Conservation Area. This is as set out in 25, S28, 829 and $32 of Westminster's
City Plan: Strategic Policies adopted November 2013 and ENV 6, ENV 7, 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.
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{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 a2 fixed maximum noise level is approved by the City Council. The background level
should be expressed in terms of the lowest LAS0, 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 LAegTm, 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 1o 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;

(¢) Manufacturer 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 532 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.
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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 ENVS6 (2) and (6) of our Unitary Develcpment Plan that we adopted in January
2007, to ensure that the development is designed to prevent structural transmission of noise or
vibration.

The plant serving the commercial uses must only operate on their low noise modes during the
hours of 23.00 - 07.00.

Reason:

To protect neighbouring residents from noise and vibration nuisance, as set out in 529 and $32
of Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 6 and ENV 7
of our Unitary Development Plan that we adopted in January 2007. (R13AC)

Pre Commencement Condition. You must apply to us for approval of the ways in which you will
protect the London plane tree in the rear garden of No. 5 Wimpole Street. You must not start
any demolition, site clearance or building work, and you must not take any equipment,
machinery or materials for the development onto the site, until we have approved what you
have sent us. The tree protection must follow the recommendations in section 7 of British
Standard BS5837: 2005. You must then carry out the work according to the approved details.
(C31AC)

Reason:

To make sure that the trees on the site are adequately protected during building works. This is
as set out in S38 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 (A), ENV 16 and ENV 17 of our Unitary Development Plan that we adopted in January
2007. (R31AC)

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)

Pre Commencement Condition. 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
shall provide the following details:

(i) a construction programme including a 24 hour emergency contact number,

(i) 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;
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(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.

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 STRA 25, TRANS 23,
ENV 5 and ENV 6 of our Unitary Development Plan that we adopted in January 2007.

Informative(s):

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.

This site is in a conservation area. By law you must write and tell us if you want to cut, move or
trim any of the trees there. You may want to discuss this first with our Tree Officer on 020 7641
8096 or 020 7641 2922. (I32AA)

Conditions 7, 8, 9 and 10 control noise from the approved machinery. It is very important that
you meet the conditions and we may take legal action if you do not. You should make sure that
the machinery is properly maintained and serviced regularly. (IB2AA)

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 scon
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: hitp.//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.

You need to speak to our Highways section about any work which will affect public roads. This
includes new pavement crossovers, removal of redundant crossovers, changes in threshold

levels, changes to on-street parking arrangements, and work which will affect pavement vaults.
You will have to pay all administration, design, supervision and other costs of the work. We will
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carry out any work which affects the highway. When considering the desired timing of highway
works in relation to your own development programme please bear in mind that, under the
Traffic Management Act 2004, all works on the highway require a permit, and (depending on the
length of the highway works) up to three months advance notice may need to be given. For
more advice, please phone 020 7641 2642. However, please note that if any part of your
proposals would require the removal or relocation of an on-street parking bay, this is unlikely to
be approved by the City Council {as highway authority). (IGSAC)
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Age'nda Item 2

item No.

2

e RSty -

CITY OF WESTMINSTER

PLANNING APPLICATIONS | Date Classification

COMMITTEE 28 July 2015 For General Release

Report of Wards involved

Director of Planning Knightsbridge And Belgravia

Subject of Report 21 Trevor Place, London, SW7 1LB

Proposal Retention of alterations to permissions dated 24 April 2012 (11/06569)
and 23 April 2013 (13/01165) for excavation of lower ground floor level
under rear garden, minor excavation at lower ground floor ievel and
under front vaults, erection of full width rear extension at ground floor
level and half width extension at first floor level and alterations within the
front lightwell including infill extension under front entrance steps;
namely, alterations to the profile of the rear extensions with new
lightwell at rear lower ground floor level and extended terrace at ground
floor level and alterations to windows/doors.

Agent Richard Mitzman Architects

On behalf of Mr Marc Winer

Registered Number 15/01773/FULL TP /PP No TP/20068

Date of Application 03.03.2015 Date 03.03.2015

amended/
completed

Category of Application Other

Historic Building Grade Unlisted

Conservation Area Knightsbridge

Development Plan Context

- London Plan July 2011

- Westminster’s City Plan:
Strategic Policies 2013

- Unitary Development Plan
{UDP) January 2007

Within London Plan Central Activities Zone

Outside Central Activities Zone

Stress Area

Outside Stress Area

Current Licensing Position

Not Applicable

1. RECOMMENDATION

Grant conditional permission.

Page 35



20 Metres

0 510

- L

—
]
\-.ll.lcll_
-
=
-

Nata: 20INTMN1ER

M
=
=}
w
R
o

e S —— - ——

" TREVORPL

— - —
— 1 AL
e

/.4

A--.-

This product includes mapping data licensed from Ordnance

4

-
-lll-.lllu
-

Survey with the permission of the Controller of Her Majesty's

Stationery Office.

All rinhte racarvad | iranca numher | A 1NNN1GR4AT

® Crown copyright and/or database right 2013,

“‘
- -
-

City of Westminster

|



~
=
wn
wi
(&)
<
—
o
14
(@)
>
w
o
[t
i
o~




Item No.
2

SUMMARY

No. 21 Trevor Place is in use as a single family dwellinghouse. Two permissions have been
granted for alterations and extensions to the property including excavation to extend the lower
ground floor and extensions at rear ground and first floor levels in April 2012 and April 2013
The works which have taken place on site do not fully reflect the consented schemes and
permission is now sought to retain the works as built. A small lightwell has been introduced at
rear fower ground floor level, the depth of the extensions at rear ground and first floor level
have been reduced which allows an enlarged terrace at ground floor level and alterations
have been made to the windows and doors.

The key issues in this case are:

» The impact of the proposed works on the character and appearance of the Knightsbridge
Conservation Area.
« The impact of the proposals on neighbouring residential amenity.

The proposal is considered to comply with the Council's policies in relation to design,
conservation and amenity as set out in Westminster's City Plan: Strategic Policies (City Plan)
and the Unitary Development Plan (UDP) and the application is recommended for approval.

CONSULTATIONS

KNIGHTSBRIDGE ASSQCIATION

Object to this retrospective application. The three track fully glazed sliding doors are
incompatible with this period of house, out of keeping with the style and character of the
conservation area and will also result in light pollution to neighbouring properties. The terrace
would result in a loss of privacy. The height of the front basement window has been lowered
and is out of alignment with the rest of the terrace.

ADJOINING OWNERS/OCCUPIERS AND OTHER REFPRESENTATIONS
No. Consulted: 9; Total No. of Replies: 2
Two neighbouring residents to the rear have raised objections on the following grounds:

Amenity :

e Loss of privacy from terrace and sliding doors at rear upper ground floor level.
+ Light pollution from large sliding doors.

« Trellis darkens the garden.

Design
« large sliding doors at upper ground floor level are unsightly.
* Negatively affects the character of the listed buildings to the rear.

BACKGROUND INFORMATION

4.1 The Application Site

The application property is an unlisted single family dwellinghouse located within the
Knightsbridge Conservation Area. The building comprises basement, ground and three upper
floors.

4.2 Relevant History

24 April 2012 — Permission granted for excavation of lower ground floor level under rear

garden, minor excavation at lower ground floor level and under front vaults; erection of a full
width extension at rear ground floorprag @ng 8alf width extension at first floor level,
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alterations within the front lightwell including infill extension under front entrance steps; and
alterations to fenestration. (11/06569/FULL)

23 April 2013 — Permission granted for variations to the 2012 permission, namely to reduction
in size of lower ground floor extension with outdoor area at lower ground floor level, alterations
to window design of rear ground floor extension, alterations to first floor extension, change to
rooflight above ground floor extension and amendments to profile of mansard roof.
(13/01165/FULL)

THE PROPOSAL

Two permissions have been granted for alterations and extensions to the property including
excavation to extend the lower ground floor and extensions at rear ground and first floor levels
in April 2012 and April 2013. Both permissions allowed for large openings at rear ground floor
level accessing a terrace area in the 2012 permission and set behind a balustrade in the 2013
permission.

The works which have taken place on site do not fully reflect the consented schemes and
permission is now sought to retain the works as built. A small lightwell has been introduced at
rear lower ground floor level, the depth of the extensions at rear ground and first floor level
have been reduced which allows an enlarged terrace at ground floor level and alterations
have been made to the windows and dcors with the installation of sliding doors at rear ground
floor level in place of bi-folding doors and the lowering in height of a window within the front
basement lightwell.

DETAILED CONSIDERATIONS
6.1 Land Use

The proposal to extend this single family dwelling to provide additional accommodation is
considered acceptable in principle and is in accordance with UDP Policy H3.

6.2 Townscape and Design

The extensions as built have been reduced in depth to that granted permission in 2012 and
2013. A lightweli has been created at lower ground floor level and the extensions at ground
and first floor level will now align with similar scaled extensions at No. 20 Trevor Place.

Three panei sliding doors have been installed at rear ground floor level {as opposed to bi-
folding doors granted in 2012 and a large fixed window and a set of doors granted in 2013).
The proposals are not considered significantly different from the previously approved schemes
in terms of the extent of glazing proposed and the design of the doors.

The lowering in height of the window within the front lightwell is regrettable, however, this
could have been undertaken under the permitted development rights for the single family
dwellinghouse. A condition is recommended tc remove the permitted development rights for
the dwelling.

The works are considered acceptable in design and conservation terms, in accordance with
528 of the City Plan and DES1, DES5 and DES9 of the UDP.

6.3 Amenity
The extensions as built are of a slightly reduced footprint than that previously permitted and
are therefore considered to have a satisfactory relationship with neighbouring properties in

terms of light and enclosure.

The ground floor extension is reduced Ii:r)1QIg|§h%951pproximately 1m which has resulted in a
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slightly larger terrace area at this level. The height of the terrace is approximately 0.7m above
the pre-existing garden level, but is the same height as the terrace approved in 2012. Whilst
the extent of the terrace has increased it is no closer to the properties to the rear on Trevor
Square due to the introduction of the lightwell at lower ground floor level.

The trellis projects approximately 0.6m above the height of the boundary wall which is similar
to the height of the trellis approved under the 2013 scheme. It is considered that the trellis
provides an acceptable means to protect the privacy of neighbouring occupiers without
resulting in an overly dense screen.

The doors which access the terrace at rear ground floor level have a different fenestration
pattern than previously approved, but the size of the opening and extent of glass is very
similar, and the doors are set 1m back from those approved in 2012 due to the reduced depth
of the extension.

It is considered that the proposals will not materially impact upon the amenity of neighbouring
properties in terms of light pollution, loss of privacy, loss of light or increased sense of
enclosure and will accord with Policy S29 of the City Plan and ENV13 of the UDP.

6.4 Transportation/Parking

The retained works will not have any material impact on the surrounding highway network.
6.5 Economic Considerations

Not relevant.

6.6 Other UDP/Westminster Policy Considerations

None.

6.7 l.ondon Plan

The proposal does not raise strategic issues.

6.8 National Policy/Guidance Considerations

Central Government’s National Planning Policy Framework (NPPF) came into effect on 27
March 2012, It sets out the Government’s planning policies and how they are expected to be
applied. The NPPF has replaced almost all of the Government's existing published planning
policy statements/guidance as well as the circulars on planning obligations and strategic
planning in London. It is a material consideration in determining planning applications.

Until 27 March 2013, the City Council was able to give full weight to relevant policies in the
Core Strategy and London Plan, even if there was a limited degree of conflict with the
framework. The City Council is now required to give due weight to relevant policies in existing
plans "accerding to their degree of consistency” with the NPPF. Westminster's City Plan:
Strategic Policies was adopted by Full Council on 13 November 2013 and is fully compliant
with the NPPF. For the UDP, due weight should be given to relevant policies according to their

degree of consistency with the NPPF (the closer the policies in the plan to the NPPF, the
greater the weight that may be given).

The UDP policies referred to in the consideration of this application are considered to be
consistent with the NPPF unless stated otherwise.
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6.9 Planning Obligations

Not applicable.

6.10 Environmental Assessment including Sustainabifity and Biodiversity Issues
The proposal is of an insufficient scale to require an environmental assessment.

6.11 Conclusion |

The proposal is considered acceptable in design, conservation and amenity terms in

accordance with Policies $28 and S29 of Westminster's City Plan: Strategic Policies and
DES1, DES5, DESS, DESS and ENV13 of the UDP.

BACKGROUND PAPERS

Application form.

Letter from the Knightsbridge Association dated 1 April 2015.
Letter from 27 Trevor Square dated 26 March 2015,

Letter from 26 Trevor Square dated 27 March 2015.

PON =

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT OR WISH TO INSPECT ANY OF THE
BACKGROUND PAPERS PLEASE CONTACT AMANDA COULSCN ON 020 7641 2875 OR
BY E-MAIL — acoulson@westminster.gov.uk

j\d_wpdacsishort-teisci2015-07-28\tem2.doc\d
16/07/2015
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15/01773/FULL
DRAFT DECISION LETTER

Address: 21 Trevor Place, London, SW7 1LB

Proposal: Retention of alterations to permissions dated 24 April 2012 (11/06569) and 23 April

2013 (13/01165) for excavation of lower ground floor level under rear garden, minor
excavation at lower ground floor level and under front vaults, erection of full width
rear extension at ground ftoor level and half width extension at first floor level and
alterations within the front lightwell including infill extension under front entrance
steps; namely, alterations to the profile of the rear extensions with new lightwell at
rear lower ground floor level and extended terrace at ground floor level and
alterations to windows/doors.

Plan Nos: Design Statement; 203_X_005_AA: 203-DWG-100-XX RevPL; 203-DWG-101-XX

RevPL; 203-DWG-110-AA RevPL; 203-DWG-111-BB RevPL; 203-DWG-115-E-W
RevPL; 203-DWG-260-00 RevP; 203-DWG-261-00 RevP; 203-DWG-262-XX RevP.

Case Officer:  Vincent Nally Direct Tel. No. 020 7641 5947

Recommended Condition{s) and Reason(s}:

hereby permitted shall be carried out in accordance with the drawings and
listed on this decision letter, and any drawings approved subsequently by the

in 529 and 832
ENV 6 and ENV 1
(R21BC)

than those shown on the plans
houses without our permission. _
2 to the Town and Country Planning G
any order that may replace it). (C21

Reason:

we adopted in January 2007. (R21EC)

The new brickwork shall remain unpainted.

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this pag of theﬁ jghtshridge Conservation Area. This is as set
out in S25 and $28 of Westminster' trategic Policies adopted November 2013 and
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15/01773/FULL

DES 1 and DES 5 or DES 8 or both and paras 10.108 to 10.128 of our Unitary Development
Pian that we adopted in January 2007. (R26BE)

Informative(s):

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, Suppiementary
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.
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CITY OF WESTMINSTER

PLANNING APPLICATIONS Date Classification
COMMITTEE 28 July 2015 For General Release
Report of Wards involved
Director of Planning Marylebone High Street
Subject of Report 49 Marylebone High Street, London, W1U 5ED
Proposal Use of part of the lower ground floor as an exercise/dance studio
(Class D2) for a temporary period up until 21 January 2024 between
the hours of 06.00-22.00 Monday-Saturday and 09.00-18.00 on
Sundays and Bank Holidays.
Agent Nicholas Taylor + Associates
On behalf of X Barre London Ltd
Registered Number 16/03629/FULL TP /PP No TP/10767
Date of Application 24.04.2015 Date 24.04.2015
amended/
completed
Category of Application Other
Historic Building Grade Unlisted

Conservation Area

Harley Street

Development Plan Context

- London Pian July 2011

- Westminster's City Plan:
Strategic Policies 2013

- Unitary Development Plan
(UDP) January 2007

Within London Plan Central Activities Zone

Qutside Central Activities Zone

Stress Area

QOutside Stress Area

Current Licensing Position

Not Applicable

1. RECOMMENDATION

Grant conditional permission.
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SUMMARY

The application site comprises a three storey backland building comprising basement, ground
and first floor levels. The building is unlisted and located within the Harley Street
Conservation Area and is currently utilised in its entirety as a medical facility by the London
Diabetes and Lipid Centre. The property is surrounded by other buildings which are primarily
commercial on the lower floors fronting Marylebone High Street and Devonshire Street with
residential flats on the upper floors.

Permission is sought for the tempoarary use of part of the lower ground floor of the property as
an exercise/dance studio (Class D2). No external alterations are proposed as part of this
application.

The key issue for consideration is:

» The impact of the proposed use upon the amenity of nearby residential occupiers.
Subject to appropriate conditions, the proposed dance/exercise studio is considered
acceptable in land use, highways and amenity terms and accerds with the relevant Unitary
Development Plan (UDP) and Westminster's City Plan: Strategic Policies (City Plan) policies.
CONSULTATIONS

MARYLEBONE ASSOCIATION
Any response to be reported verbally.

ENVIRONMENTAL HEALTH
No cbjection subject to conditions.

HIGHWAYS PLANNING MANAGER
No cbjection subject to conditions.

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS

No. Consulted: 126; Total No. of Replies: 2.
Two objections on the following grounds:

* Noise disruption from the proposed use.
* Vibration through the building structure.
+ [ncrease in light pollution.

ADVERTISEMENT/SITE NOTICE: Yes
BACKGROUND INFORMATION
4.1 The Application Site

The application site is an unlisted property located at the rear of buildings fronting Marylebone
High Street in a backland development comprising of basement, ground and first floor levels.

The building is currently used for medical purposes being occupied by the London Diabetes
and Lipid Centre. The entire property has lawful use as medical or office accommaodation.

4.2 Relevant History

A planning application for the ‘use (ér%agl f%fz lower ground floor as an exercise/dance
studio (Class D2) for a temporary p pafitil 21 January 2024 between the hours of 06.00
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- 22.00 Monday - Saturday and 09.00 - 18.00 on Sundays and Bank Holidays’ was withdrawn
on the 31 March 2015 following officer concerns with regard potential noise nuisance resulting
from the proposed use impacting upon the amenity of residents within the vicinity.

17 October 2014: Permission was granted for the ‘dual/alternative use of the property as
either office accommodation (Class B1) or as an outpatients clinic (Class D1). Extension to
the existing opening hours of the medical use to between 08:00 and 22:00 Monday to Friday
and 09:00 and 18:00 on Saturdays, Sundays and Bank Holidays’

21 March 2011: Permission was granted for the ‘replacement of plant behind existing
screening at roof level and installation of additional screening.’

31 August 2010: Permission was granted for the ‘dual/alternative use of first floor for either
offices (Class B1) or outpatient clinic (Class D1) in connection with use of ground and lower
ground floors as outpatient clinic.’

22 July 2004: Permission was granted for the use of the ground and lower ground fioor for
dual use for either office or outpatient clinic.

THE PROPOSAL

Permission is sought for the change of use of part of the lower ground floor to a
dance/exercise studio (Class D2). The proposed use comprises of a reception and
merchandise area, changing and shower facilities, two studio rooms and associated office and
storage spaces. Internally it is proposed to install secondary glazing but externally there are
no works proposed to the building as part of the application.

Planning permission has been previously granted for the installation of air conditioning plant at
the property in 2011. The applicant contends that the existing plant provides all the required
cooling needs of the property and there is no plant proposed as part of this application for the
change of use.

DETAILED CONSIDERATIONS
6.1 Land Use
6.1.1 Loss of offices/medical

Whilst the entire building is currently utilised as medical floorspace the dual/alternative use
granted in 2014 enables the use of the property to change between the D1 and B1 uses
approved for 10 years without further planning permission.

Whilst the Council would seek to protect medical accommaodation, the use of the property can
currently lawfully change to general office accommodation. The City Council does not
currently have any policies seeking the protection or retention of office accommodation within
this area of Westminster. This is under review, but at the present time the application is
considered acceptable in land use terms.

6.1.2 New dancefexercise studio

The proposed new dance/exercise studio (Class D2) is for a temporary period until 21 January
2024 when the use would revert back to the lawful medical/office use. A facility such as this is
considered a social/community use and Policy S34 of the City Plan states that ‘new social and
community facilities will be encouraged throughout Westminster and will be provided on large

scale development sites.” The propose gcbc:ieeillcommunity facility is therefore considered
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acceptable in land use terms and, a condition is proposed as requested by the appllcant
stating that the change of use is only for a temporary period.

6.2 Townscape and Design

No external alterations are proposed as part of the application.
6.3  Amenity

6.3.1 Noise and vibration

Objections have been received to the application from neighbouring residential occupiers
within Basildon Court which is directly to the west of the application site. These flats are in
very close proximity to the application building as are other flats on the upper floors in blocks
which surround the site.

Pollcy S32 of the City Plan seeks to ensure that noise pollution and its impacts are reduced by
‘ensuring development provides an acceptable noise and vibration climate for occupants and
is designed to minimise exposure to vibration and external noise sources.' UDP Policy ENV6
is also relevant and states the City Council will 'require residential developments to provide
adequate protection from existing background noise.’

UDP Policy ENV7 considers noise from plant, machinery and internal sources. Part A of the
policy states:

‘Where development is proposed, the City Council will require the applicant to demonstrate
that this will be designed and operated so that any noise emitted by plant and machinery and
from internal activities, including noise from amplified or unamplified music and human voices,
will achieve the following standards in relation to the existing external noise level at the
nearest noise sensitive properties, at the quietest time during which the plant operates or
when there is internal activity at the development.’

A similar application submitted in February this year was withdrawn whilst the applicant
gathered evidence to support their assertion that the proposal would not detrimentally impact
upon residential amenity. This application is now supported by an acoustic report which
assesses the impact of the proposal in terms of noise at the nearest sensitive window (the
nearest residential windows were identified as being 5m distant). The submitted acoustic
report includes on-site measurements of the existing background noise levels and also
assesses the sound insulation properties of the building to determine the potential for noise
transmission through the building structure itself.

To accord with Policy ENV7 of the UDP any noise resulting from operation of the use will have
to be 10dB below background at the nearest noise sensitive windows. A 24 hour noise survey
was carried out and the lowest background noise level was recorded as being 48dB during the
hours of 07:00 and 23:00 and 44dB during the hours of 23:00 and 07:00. The proposed
opening hours of the premises are from 06:00 — 22:00 Monday to Saturday and 09:00 — 18:00
Sundays.

Acoustic attenuation measures are proposed including the installation of secondary glazing to
all the windows serving the use in the basement, loudspeaker isolation and mounting and the
installation of a sound limiter system to the speakers. With these measures in place the
predicated noise levels are 28dB at the nearest residential windows. These levels would
therefore comply with ENV7. The assessment of noise transference through the building itself
to the medical accommodation above shows that noise levels will comply with the relevant

British Standard.
Page 54
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it should also be noted that the planning permission relating to the use of the upper floors
restricts the opening hours of the office use to 08:00 and 19:00 on Monday to Friday and
08:30 and 14:30 on Saturdays and not at all on Sundays or Bank Holidays, whilst the medical
use is restricted to between the hours of 08:00 and 22:00 Monday to Friday and between
09:00 and 18:00 hours on Saturdays, Sundays and Bank Holidays for patients. The premises
are open to staff between the hours of 07:30 and 22:30 Monday to Friday and 08:30 and
18:30 on Saturdays, Sundays and Bank Holidays.

The proposed unit measures 265m? with approximately half of this area being used by the two
studios and the remainder used for ancillary purposes (reception, offices, changing facilities
etc). It is envisaged that people would enter/leave the facility either on their own or in very
small groups. Due to the size of the unit, the nature of its operation and the direct access off
Marylebone High Street it is not considered that people entering or leaving the facility would
cause a noise nuisance to nearby residents.

The Environmental Health officer has confirmed that the use, subject to conditions reiating to
maximum noise levels, vibration and the requirement to install the specified acoustic mitigation
measures, would be acceptable in amenity terms and compliant with the standard City Council
noise criteria. In these circumstances, it is not considered that the scheme could justifiably be
refused on the grounds of noise nuisance and the objections from neighbouring occupiers on
these grounds could not be sustained.

The mitigation measures proposed within the acoustic report in relation to ‘loudspeaker
isolation’ and ‘loudspeaker mounting’ will address the issue of vibration from the speakers
transferring through the building structure. The standard condition is also proposed with
regard acceptable levels of vibration transmission.

6.3.2 Light Pollution

Due to the close proximity of the application building to neighbouring residential properties a
condition was attached to the 2014 permission requiring the submission of a strategy to
negate possible increased light pollution. A strategy was submitted involving the use of
blackout blinds, and the condition was discharged on the 13 February 2015. The approved
details considered the extended opening hours until 22:00 on certain days of the week,
however, as the current application seeks permission to open earlier in the morning (06:00), it
is considered that an updated strategy is required to address these extended opening hours
and to ensure the proposal does not result in increased light pollution to surrounding
residential occupiers. A condition is proposed requiring the submission of this strategy. It is
noted that an objector has commented on the potential for an increase in light pollution and
with this condition in place the concerns are considered to have been addressed.

6.4 Transportation/Parking

No off-street car parking is proposed as part of the development, however, the site is located
within a Controlled Parking Zone and therefore anyone driving to the site will be subject to
those controls. It is not considered the change of use would result in any additional parking
pressures in the vicinity compared to the existing use.

Cycle parking is shown as being provided within the demise of the unit at lower ground floor
level. The provision is considered consistent with the Further Amendments to the London Plan
and the cycle parking is secured by condition.

6.5 Economic Considerations

Any economic benefits generated are welcome.
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6.6 Access

Access to the building is via the enclosed passageway running between Marylebone High
Street and the building’s entrance. There is an existing lift from the ground floor to the lower
ground floor.

6.7 Other UDP/Westminster Policy Considerations
6.7.1 Waste Storage

A condition is proposed requiring the submission of amended drawings to show the provision
of waste and recycling storage facilities within the demise of the unit. There is considered
sufficient space at lower ground floor level for this to be provided.

6.8 London Plan

The proposal does not raise strategic issues and does not have significant implications for the
London Plan.

6.9 National Policy/Guidance Considerations

Central Government’s National Planning Policy Framework (NPPF) came into effect on 27
March 2012. It sets out the Government'’s planning policies and how they are expected to be
applied. The NPPF has replaced almost all of the Government’s existing published planning
policy statements/guidance as weli as the circulars on planning obligations and strategic
planning in London. It is a material consideration in determining planning applications.

Until 27 March 2013, the City Council was able to give full weight to relevant policies in the
Core Strategy and London Plan, even if there was a limited degree of conflict with the
framework. The City Council is now required to give due weight to relevant policies in existing
plans “according to their degree of consistency” with the NPPF. Westminster’s City Plan:
Strategic Policies was adopted by Full Council on 13 November 2013 and is fully compliant
with the NPPF. For the UDP, due weight should be given tc relevant policies according te their
degree of consistency with the NPPF (the closer the policies in the plan to the NPPF, the
greater the weight that may be given).

The UDP policies referred to in the consideration of this application are considered to be
consistent with the NPPF unless stated otherwise.

6.10 Planning Obligations
The application does not raise a requirement for a planning obligation.
6.11 Environmental Assessment including Sustainability and Biodiversity Issues

The scale of the proposed development does not require the submission of an Environmental
Impact Assessment or provide opportunities for additional sustainability measures.

6.12 Conclusion
The proposals are considered acceptable in land use, transport and amenity terms and accord

with the relevant UDP and City Plan policies. The application is therefore recommended for
conditional planning approval.
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BACKGROUND PAPERS

Application form.

Memorandum from Highways Planning Manager dated 13 May 2015,
Memorandum from Environmental Health Consultation Team dated 28 June 2015.

B W=

14 May 2015.

w

18 May 2015.

Letter from the residential occupier of 31 Basildon Court, 54-57 Devonshire Street, London dated

Letter from the residential occupier of 24 Basildon Court, 54-57 Devonshire Street, London dated

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT OR WISH TO INSPECT ANY OF THE

BACKGROUND PAPERS PLEASE CONTACT JOSEPHINE PALMER ON 020 7641 2723 OR
BY E-MAIL — jpalme@westminster.gov.uk

i\d_wpdocs\short-teisci2015-07-28\itern3. doch0
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15/03629/FULL

DRAFT DECISION LETTER
Address: 49 Marylebone High Street, London, W1U 5ED
Proposal: Use of part of the lower ground floor as an exercise/dance studio (Class D2) for a
temporary period up until 21 January 2024 between the hours of 06.00-22.00
Monday-Saturday and 09.00-18.00 on Sunday and Bank Holidays.
Plan Nos: Site Location Plan, Acoustic Report (12483.NIA.01 RevB), Drawing: 101A.
Case Officer: Matthew Giles Direct Tel. No. 020 7641 5942

Recommended Condition(s) and Reason(s}:

. hereby permitted shall be carried out in accordance with the drawings and
5 listed on this decision letter, and any drawings approved subsequently by

premises.
Reason: y
To protect neighb
Westmlnsters it

ther premises and structures through the
s to cause a vibration dose value of greater
r night-time as defined by BS

property.

3 No vibration shall be transm)
building structure and fabrict
than 0.4m/s {1.75) 16 hour daj
6472 (2008) in any part of a resi

Reason: _
As set out in ENV6 (2) and (6) of our U ii
2007, to ensure that the development is degigned.1o prevent strug
or vibration. \ : s

at we adopted in January
_{__t_ransmission of noise

4 All windows at lower ground floor level will be fixed shutdnd r is manner

permanently.

Reason: SN
To protect neighbouring residents from noise nuisance, a" sg_t%' ut in 824, S29 and S32 of
Westminster's City Plan; Strategic Policies adopted November 2013 and ENV 6 and ENV 7 of
our Unitary Development Plan that we adopted in January 2007. (R13FB}

5  You must implement all of the acoustic mitigation measures as detailed in Section 5 of the
Noise Impact Assessment (12483.NIA.01 RevB) before the use hereby approved can operate.
You must thereafter maintain these measures to the specified standard for as long as the use
is in operation.
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Reason:

To protect neighbouring residents from noise nuisance, as set out in 524, $29 and 532 of
Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 6 and ENV 7 of
our Unitary Development Plan that we adopted in January 2007. (R13FB)

You must install secondary glazing to all the windows at lower ground floor level as shown on
drawing 101 and to the specification detailed in the Noise Impact Assessment (12483.NIA.01
RevB) before the use hereby approved can operate. You must thereafter maintain the
secondary glazing in this form for as long as the use is in operation.

Reason:

To protect neighbouring residents from noise nuisance, as set out in 524, 529 and 832 of
Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 6 and ENV 7 of
our Unitary Development Plan that we adopted in January 2007. (R13FB)

The exercise / dance studio (Class D2) use allowed by this permission can continue untii 21st
January 2024. After that the land must return to its previous condition and use. (CO3AA)

Reason:
As requested by the applicant.

You must use the property only for exercise / dance studios. You must not use it for any other
purpose, including any use within Class D2 of the Town and Country Planning (Use Classes)

Order 1987 as amended April 2005 {or any equivalent class in any order that may replace it).

(CO5AB)

Reason:

To protect neighbouring residents from noise nuisance, as set out in $24, $29 and S32 of
Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 6 and ENV 7 of
our Unitary Development Plan that we adopted in January 2007. (R13FB)

Customers shall not be permitted within the exercise / dance studios premises before 06:00
or after 22:00 on Monday to Saturday (not including bank holidays and public holidays) and
before 09:00 or after 18:00 on Sundays, bank holidays and public holidays. (C12BD)

Reason:

To protect neighbouring residents from noise nuisance, as set out in $24, S29 and $32 of
Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 6 and ENV 7 of
our Unitary Development Plan that we adopted in January 2007. (R13FB)

You must apply to us for approval of details of how waste is going to be stored on the site and
how materials for recycling will be stored separately. You must not start work on the relevant
part of the development until we have approved what you have sent us. You must then
provide the stores for waste and materials for recycling according to these detaits, clearly
mark the stores and make them available at all times to everyone using the . (C14EC)

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)
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You must provide each cycle parking space shown on the approved drawings prior to
occupation. Thereafter the cycle spaces must be retained and the space used for no other
purpose without the prior written consent of the local planning authority.

Reason:
To provide cycle parking spaces for people using the development as set out in TRANS 10 of
our Unitary Development Plan that we adopted in January 2007.

(1) Where noise emitted from the proposed internal activity in the development will not contain
tones or will not be intermittent, the 'A' weighted sound pressure level from the internal activity
within the exercise / dance studio use 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 permitted hours of use.
The activity-specific noise level should be expressed as LAeqTm,, and shall be representative
of the activity operating at its noisiest.

(2) Where noise emitted from the proposed internal activity in the development will contain
tones or will be intermittent, the 'A’ weighted sound pressure level from the internal activity
within the exercise / dance studio use 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 LAS0, 15 mins during the permitted hours of use.
The activity-specific noise level should be expressed as LAeqTm, and shall be representative
of the activity operating at its noisiest.

(3) Following completion of the development, 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 including a proposed fixed noise level for approval by the City Council. Your submission
of a noise report must include:

(a) The location of most affected noise sensitive receptor location and the most affected
window of it;

(b) Distances between the application premises and receptor location/s and any mitigating
features that may attenuate the sound level received at the most affected receptor location;
{c) Measurements of existing LA9Q, 15 mins levels recorded one metre outside and in front of
the window referred to in (a) above (or a suitable representative position), at times when
background noise is at its lowest during the permitted hours of use. This acoustic survey to be
conducted in conformity to BS 7445 in respect of measurement methodology and procedures,
{d) The lowest existing LAZ0, 15 mins measurement recorded under (c) above;

(e) Measurement evidence and any calculations demonstrating that the activity complies with
the planning condition;

(f) The proposed maximum noise level to be emitted by the activity.

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 (UDP), 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 532
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.
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The whole of the glazing on the east elevation at lower ground floor level shall be permanently
maintained with obscure glazing.

Reason:
To protect the privacy and environment of people in neighbouring properties. This is as set
out in $29 and 832 of Westminster's City Plan: Strategic Policies adopted November 2013
and ENV 6 and ENV 13 of our Unitary Development Plan that we adopted in January 2007.
(R21BC)

You must apply to us for approval of details of a strategy to mitigate for any increase in light
pollution or overlooking of neighbouring sensitive properties associated with the extended
opening hours approved in Condition 9 of this permission. Untit such time as the City Council
has approved these details you can not operate the use hereby approved.

Once these details have been approved the use must operate in accordance with the
approved strategy for as long as the exercise / dance studio use is in operation.

Reason:

To protect the privacy and environment of people in neighbouring properties, as set out in 529
of Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 13 of our
Unitary Development Plan that we adopted in January 2007. (R21AC)

Informative(s):

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.
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Agenda Item 4

Item No.
a4

CITY OF WESTMINSTER

PLANNING APPLICATIONS | Date Classification
COMMITTEE 28 July 2015 For General Release
Report of Wards involved
Director of Planning West End
Subject of Report 16 Rex Place, London, W1K 2HB
Proposal Creation of roof terrace to rear fourth floor with rooflight to provide
access. Erection of rear two storey extension and alterations to front and
rear elevations including the creation of Juliet balconies at rear first floor
level and the installation of double glazed windows. Replacement of
existing pavement lights at the front of the property.
Agent FT Architects Ltd
On behalf of Mr Theodore Turckheim
Registered Number 15/02288/FULL TP /PP No TP/8011
Date of Application 14.03.2015 Date 24.03.2015
amended/
completed
Category of Application Cther
Historic Building Grade Unlisted
Conservation Area Mayfair

Development Plan Context

- London Plan July 2011

- Westminster’s City Plan:
Strategic Policies 2013

- Unitary Development Plan
(UDP) January 2007

Within London Plan Central Activities Zone
Within Central Activities Zone

Siress Area

Qutside Stress Area

Current Licensing Position

Not Applicable

1. RECOMMENDATION

Grant conditional permission.
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Item No.

SUMMARY

The application relates to a single family dwellinghouse located on the eastern side of Rex
Place. The property comprises basement, ground and two upper floors. The building is
unlisted, but is situated within the Mayfair Conservation Area. Planning permission was
granted in February 2015 for the erection of a two storey rear extension at basement and
ground floor, along with external alterations to the front and rear elevations. Planning
permission was granted in May 2015 for these works along with the excavation of a new
basement level.

Permission is now sought for the creation of a roof terrace to rear fourth floor level and the
installation of a rooflight to provide access. As the works to implement the February 2015
permission have not yet commenced, the application includes those works already approved.
The application does not include the excavation of a basement.

The key issues for consideration are:

+ The impact of the proposals upon the amenities of neighbouring residents.
« The impact of the works upon the character and appearance of the conservation area.

The application is considered acceptable in land use, amenity, design and conservation terms
and complies with the policies set out in the Unitary Development Plan (UDP) and
Westminster's City Plan: Strategic Policies (City Plan).

CONSULTATIONS

THE RESIDENTS SOCIETY OF MAYFAIR AND ST JAMES'S
No objection.

HIGHWAYS PLANNING MANAGER
No objection subject to Informative

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS
No. Consulted: 12; Total No. of Replies: 3.
Three responses received raising the following issues:

s Loss of privacy and overlooking.

* Noise.

e The proposals are an overdevelopment of the site.

ADVERTISEMENT/SITE NOTICE: Yes

BACKGROUND INFORMATION

41 The Application Site

The application site relates to 16 Rex Place on the east side of Rex Place which is a single
family dwellinghouse comprising lower ground, ground and two upper floors. The building is

not listed and located within the Mayfair Conservation Area. There is a courtyard to the rear at
lower ground floor tevel.
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4.2 Relevant History

Permission was granted in February 2015 for the erection of a rear two storey extension at
lower ground and ground floor levels and alterations to the front and rear facade and
replacement pavement lights to the front.

Permission was granted in May 2015 for the excavation of a new basement level; erection of a
rear two storey extension at lower ground and ground floor levels and alterations to the front
and rear facade and replacement pavement lights to the front.

THE PROPOSAL

Permission is sought for the creation of a rear roof terrace and installation of a rooflight to
provide access. A rear two storey extension at lower ground and ground fioor levels is also
proposed with alterations to the front and rear facade and replacement pavement lights to the
front of the property, all in connection with the existing use of the property as a single family
dwelling.

The permission granted in February 2015 (including a rear two storey extension at lower
ground and ground floor levels and alterations to the front and rear facade and replacement
pavement lights to the front) has not been implemented and the proposals seek to incorporate
these works into this permission.

DETAILED CONSIDERATIONS
6.1 Land Use

The proposal increases the amount of residential floorspace in accordance with UDP Policy
H3 and City Plan Policy S14.

6.2 Townscape and Design

The new works include the installation of a rooflight to the rear elevation, to provide access
onto the proposed roof terrace. Railings are proposed to extend around the existing parapet
wall to the roof level. During the course of the application, the rear rooflight has been reduced
in size, and is now considered acceptable. The rooflight to be installed on the front of the roof
is conservation style and has been revised so that it is the same detail as previously approved
and is likewise considered acceptable.

Other than the proposed works to the roof terrace, the main external changes relate to the
works that have been previously approved. The proposed alterations to the front and rear
fenestration are likely to be permitted development but in any case they are considered
acceptable in planning terms. The windows to be replaced are done s0 on a like for like basis
in terms of general appearance and will not harm the character and appearance of the
building or the conservation area.

As in the consented schemes, a proposed full width rear extension replaces an existing half
width two storey extension on the property. The extension will not rise above the boundary
walls that enclose the rear courtyard and will not be visible from public vantage points. It is
not considered, given the limited vantage points available, that the works will have a
detrimental effect on the area or the building.

The replacement pavement lights are considered acceptable on a like for like basis.
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6.3 Amenity

Nos. 12-18 Rex Piace have been constructed with a partial rear flat roof, and this is the area
the applicant proposes to use as a roof terrace. Neither of the neighbouring properties
currently use this area in the same manner that is proposed under this application.

Objections have been received on the grounds of ioss of privacy, overlooking and noise.
There are rooflights located in the rear roofs of the adjoining properties, the closest being a
rooflight serving No. 18 which is located on the shared boundary with the application site. The
proposed terrace is only 2m deep and given the acute angle from the terrace to this rooflight it
‘is not considered that the use of the terrace would affect the adjoining properties in terms of
overlocking and noise and disturbance.

There are also a number of roof terraces to adjacent properties at the rear in Balfour Mews
and there is a high degree of mutual overlooking that exists between adjacent properties.
This is a common feature in Central London, given the limited space for gardens, and is
considered acceptable in the circumstances of this case.

The other works, which include the rear extension and alterations to the front and rear facade
have previously been granted permission. The height of the extension will sit beneath the
existing boundary walls and will therefore not have an impact on neighbouring residential
amenity. The enlargement of the existing windows at ground and first floor levels and the
creation of Juliet balconies, within the existing reveals, are likely to be permitted development.

The proposal is considered to maintain the amenities of neighbouring residents, in terms of
overlooking and noise and disturbance.

6.4 Transportation/Parking

The proposals would not result in any increase in residential units and there would therefore
be no significant incréase in demand for parking in the area.

6.5 Economic Considerations

Not applicable

6.6 Other UDP/Westminster Policy Considerations
Not applicable.

6.7 London Plan

The proposal does not raise strategic issues and does not have significant implications for the
London Plan.

6.8 National Policy/Guidance Considerations

Central Government’'s National Planning Pelicy Framework (NPPF} came into effect on 27
March 2012. It sets out the Government's planning policies and how they are expected to be
applied. The NPPF has replaced almost all of the Government’s existing published planning
policy statements/guidance as well as the circulars on planning obligations and strategic
planning in London. It is a material consideration in determining planning applications.
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Until 27 March 2013, the City Council was able to give full weight to relevant policies in the
Core Strategy and London Plan, even if there was a limited degree of conflict with the
framework. The City Council is now required to give due weight to relevant policies in existing
plans "according to their degree of consistency” with the NPPF. Westminster's City Plan:
Strategic Policies was adopted by Full Council on 13 November 2013 and is fully compliant
with the NPPF. Far the UDP, due weight should be given to relevant policies according to their
degree of consistency with the NPPF (the closer the policies in the plan to the NPPF, the
greater the weight that may be given).

The UDP policies referred to in the consideration of this application are considered to be
consistent with the NPPF unless stated otherwise.

6.9  Planning Obligations

The proposal is of insufficient scale as to trigger a requirement for planning obligations.

6.10 Environmental Assessment including Sustainability and Biodiversity Issues

The proposal is of insufficient scale as to require an Environmental Assessment.

6.11 Access

Access to the property is to remain unchanged.

6.12 OtherIssues

In respect to the objections raised in relation to the overdevelopment of the site, the only
additional change that this application involves, compared to the permission already granted,
is the addition of a rooflight and railings to an existing flat roof. These additional works are not
considered to represent overdevelopment of the site. As this application does not include a
basement, the concerns raised regarding basement excavation do not apply in this case.
Refusal on this basis could not be substantiated.

6.13 Conclusion

The proposals are considered acceptable in amenity and design grounds, and comply with the

policies set out in the UDP and City Plan. The application is recommended for conditional
approval.

BACKGROUND PAPERS

—

Application form.

Letter from Residents Society of Mayfair and St James’s dated 5 May 2015.

Letter from David Cooper and Co on behalf of the occupiers of 12A and 12B Rex Place and 21
South Street dated 18 May 2015.

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT OR WISH TO INSPECT ANY OF THE
BACKGROUND PAPERS PLEASE CONTACT JOSEPHINE PALMER ON 020 7641 2723 OR
BY E-MAIL — jpalme@westminster.gov.uk

j\d_wpdocsishort-te\sci20156-07-28\iternd doc\0
18/07/2015
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DRAFT DECISION LETTER
Address: 16 Rex Place, London, W1K 2HB
Proposal: Creation of roof terrace to rear fourth floor with roof light to provide access. Erection
of rear two storey extension and alterations to front and rear elevations including the
creation of Juliette balconies at rear first floor level and the installation of double

glazed windows. Replacement of existing pavement lights at the front of the
property.

Plan Nos: 230_70_01; 02A; 03A; 04; 05A. Email dated 26th May 2015 from San Lee (FT
Architects Ltd).

Case Officer: Lindsay Jenkins Direct Tel. No. 020 7641 5707

Recommended Condition(s) and Reason(s):

Yo

* t;z;Cueen )8.00 and 78.00 Monday to Friday;
* between 08.00 z 0Q on Saturday; and
* not aé ] holidays and public holidays.
>

Reason.
To protect the environment.
Westminster's City Plan: Str

idents. This is as set out in 829 and S32 of
___ted November 2013 and ENV 6 of our Unitary

qwred by conditions to this

permission. (C26AA) __,:.'; oy f@\\

.

character and appearance of this part of the Mayfair Co ervatzon Area. This is as set out in
$25 and S28 of Westminster's City Plan: Strategic Polidies adopted. November 2013 and DES
1 and DES & or DES 6 or both and paras 10.108 to 10: 128 of<ﬁr Ur?tary Development Plan

that we adopted in January 2007. (R26BE)

Reason: e ' S
To make sure that the appearance of the buil is suitablg-and that it-contributes to the

oy
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Informative(s):

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.

You need to speak to our Highways section about any work which will affect public roads. This
includes new pavement crossovers, removal of redundant crossovers, changes in threshold
levels, changes to on-street parking arrangements, and work which will affect pavement vaults.
You will have to pay all administration, design, supervision and other costs of the work. We will
carry out any work which affects the highway. When considering the desired timing of highway
works in relation to your own development programme please bear in mind that, under the
Traffic Management Act 2004, all works on the highway require a permit, and (depending on the
length of the highway works) up to three months advance notice may need to be given. For
more advice, please phone 020 7641 2642. However, please note that if any part of your
proposals would require the removal or relocation of an on-street parking bay, this is unlikely to
be approved by the City Council (as highway authoerity). (I09AC)

Page 71



10 0L 0EZ
NOISIA3H “oN ONIMYY

N 00" SIDBYYIIEY MMM
BBED £56.L 020

mme HLOM

L
l SI'E0 : EV@00L:L

SNV1d 03S0d0Ud
31U1L DNIMYHO

ALM
NOGNO1
30Vd X3 91

L 80r

WIFHXNOENL
30 3H0A03HL

ANITD

i
er7 ¥yt g b

LO3LHOWY 3HL

HLIA O314163A SAINVIHISIO
ANY ONV 3118 NO 03X23HD

38 LSNIN SNOISNIWIO T1V

“ONIMYHO
SIHL WOY4 3T%0S LON 00

{S3LON TYHINID

===

} (sanow) 0

WIS

@ _

40014 1SHI4 3S0d0dd

HOO4
aNNOYD a3S0d0OHd

TIEMLHDN

HOO4 ANNOYHD
H3IMO1 Q3S0d0Hd

(Q\
N~
)
(@)
©
o
WOOH ATINYAONINIO
AYVYALENOD .
Kelslslalalelelolell
TIN/1L60L/71
434 HIANN A3AOHdDY
SNOILLYHILTY ANV NOISNILX3

:ATNO 13A371 J00H LV SHHOM
HO4 S| NOILYOIddY SIHL




v 207 0L 02 _ @
S (sanew) 0
NOISIASH nz BNIMYEO

IWIS

00" SDBUYDIEY MMM

P

808|d uopelqEN
@SNOH UoHIIEH

a17 SLO3LHOYY 14

b q NV'1d 30vHH3L HOOd
i "o | N¥1d J00H d3S0d0Hd 4004 a3s0d0Hd aONOD3S d3S0d0OHd

SL'E0 g EVY@00L:1L
3iva JIVOs

SNVd 03S0d0Hd
F1LL ONIMYHO
AIM

NOGNOT
3IVd X3H 9t n

FiL aor

-

LITTITLEITLT
EITITITITITLI
1
| F 56 D R O O O

LITTTYTTTITITIT]

ITTTITT

15 6 6 O O OO

M TITTTITITT]
]
[=5]

TIT1 mm}__mD._.m“

WIZHMOHNL Hlihe 0 =
ITITIIT H TN/ LL60 LT L b i ol € Wooda38 L

30 3OA03HL mnavass lixseces 7 N 2 L Sor T

N3O TTITTITITITN [ # 1yBio0s ouy

L ) L a o I
[ITITITITII A ITIITIIITTTT N __T Ak IERER

e
[

N ITTTITTTTTITT]T

0 e I O

g |

.._._.,it... ,._;r_SM

Page 73

WwBiooy xnjep meN

sbuyes BupnogyBjeu
yovewW o) sbuiiel meN —

LO3LIHOHY 3HL
L G A8 KO G TINA/LL60 ML

38 1SNV SNOISNINIA TV 434 H3ANN a3N0OHddV

" Wi i

- = : SHHOM HOH SI NOLLVOIddY SIHL
SS3ALON TVHINID ]




v oo
NOISIAGH "ON DNINWHA
N 00" SO MO MM
B9E0 €564 020
gauen

8284 LopajE

QL1 SLOFLHOYY 14
_|1

NOLLO3S 03S0d0UHd

L ERTLTS G.Z’wg

ANLM
NOGNOT
3JVd X34 91

AL |or
=

WIFHIOHNL
30 JHOA03HL

PLE L]

"LOFULMOWY IHL

HLIM A3HEIAN SHONY4IHISIA
ANY ONY ALIS NO GINIIHD

39 LSO SNOISNANID TV

"ONINNEA
SHAL NOH4 ITWIS LON 0d

SILON WHINTD

===

S

sBuyet Bumogubiau
e o) SOl Mety

WBHo0! MMiap MaN

WOOH ANV

NOIL43I3H

+ NOQUa3a

< Wouyase

14N

84 NOILO3S G3S0d0Hd

30v1d
& X3y

- penowdde Jufiyiooy

Page 74

NV1d 3ON3H343H

0

. _
._.5&_«;__.3—_@_.
1B sapUN 7

M

-

=i =®mﬂD

[

— 1
g

:

Gl n

_

—

TIN4/LL60L/v L _

434 H3ANN A3A0YddY

SNOILLYHILTY ONV NOISNILX3

"ATNO 13A37 4004 HY3Y 1V

SHHOM HO4 SI NOLLYDIddV SIHL

1
=]



o L L - ~ —
$0 0L 0€2 == _

g (sanaw) 0
Ivos

NOISIASH ON DNIMYHO

A0 SISO MMM
BEEOD ESEL DED

86 HLOM

SWOojg

B38| UOPHIGEI
85N0H UOJHLIBH

QL7 SLO3LIHOHY Ld

SL'ED nﬁ@aa (513 00 NOILO3S d380d0Hd

IO

_awa

22
NOILLO3S 3S0d0dd

FULL ONIMYED

ALMm
NOGNO1
3IV1d X34 9t

Tl eor

WISHMOHNL
30 3HO0A03HL

__IN3ND

NOIL4303H 14n

Page 75

whg b

3
d

G R7
F

o sBujjes NY1d 3ON3IH343H
! | BuunoquBisu

b ojew
o) sBuyey man

Ll

LI LHIHY 3HL = —

HLIM O314163A SIIONVAIHISIO TN/ LLBOM YL
A TS SNOISNARIG TV 434 H3ANN G3AOHddY

s PRpibranses:

“EINL gt

LT HO4 SI NOILLYDIddY SIHL
‘53LON WHINTD -




LOFLMHOEY IHL
HLIM O31AIE3A STIONWEILISIT
ANV ONY 3118 NO G3¥23HD
38 LSNN SNOISNIMIa TTY

“ONINYEa

{sdaew) 0
Fwos

30v1d X34

NOILVYAZ13 Hv3H d3S040Hd

SIML NOMS 3TWIS LON 00

SAUON WHINID |
J

) 9} ‘oN

-

ELON

TINANLG0 ¥ | 424 s8pun

NOILVA313 LNOH4 03S0d0Hd

1IN/ LLE0HYPE

434 H3ANN 3AOHddY
SNOILYHILTY ONY NOISN3LX3
‘ATINO 13A31 400H HV3Y 1V
SHHOM HO4H SI NOLLYDITddV SIHL




W7 e Ve e Oh e

| Agendévlt‘e'_rh"IS

Itern No.

5

CITY OF WESTMINSTER

PLANNING APPLICATIONS
COMMITTEE

Date
28 July 2015

Classification
For General Release

Report of
Director of Planning

Wards involved
Hyde Park

Subject of Report 8 Connaught Square, London, W2 2HG
Proposal Use as a single dwellinghouse, excavation of basement floor below
lower ground floor of main house and rear extensions, infill extenston at
lower ground level within rear lightwell, installation of mechanical plant
on rear first floor level terrace and associated internal and external
alterations.
Agent Obsidian London Ltd
On behalf of Obsidian London Ltd
Registered Number 14/11257/FULL TP /PP No TP/22363
14/11258/LBC
Date of Application 12.11.2014 Date 10.04.2015
amended/
completed
Category of Application Minecr

Historic Building Grade

Grade |l Listed Building

Conservation Area

Bayswater

RECOMMENDATION

1. Refuse permission - on design grounds and insufficient information on ground geclogy and

hydrology.

2. Refuse listed building consent - on design grounds, adverse impact on floor hierarchy and plan
form of the listed buiiding, and insufficient information on greund geology and hydrelogy to
ensure structural integrity of listed building.
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SUMMARY

The application site comprises a five storey late Georgian mid terrace Grade |l listed building,
which is located within the Bayswater Conservation Area. Planning permission and listed
building consent are sought for the use of the building as a single dwellinghouse, excavation
of a new basement floor below the existing lower ground floor of the main house and later rear
extensions, erection of an infill extension at lower ground level within the rear lightwell,
installation of mechanical plant on rear first floor level terrace and associated internal and
external aiterations.

The key issues in this case are:

« The impact on the special architectural and historic interest of the Grade Il listed building
and the Bayswater Conservation Area.
The impact on the amenity of neighbouring residents.

¢ The acceptability of the level of basement excavation in terms of its impact on the
structural integrity of the listed building and the listed terrace of which it forms a part.

The proposed development would harm the special interest of this Grade Il listed building and
the character and appearance of the Bayswater Conservation Area. Additionally, insufficient
information has been submitted to demonstrate that the basement extension can be carried
out without harm occurring to the heritage asset. Accordingly, it is recommended that planning
permission and listed building consent are refused.

CONSULTATIONS
CONSULTATION ON INITIALLY SUBMITTED SCHEME (DECEMBER 2014)

COUNCILLOR COX

Double basement with swimming pool is inappropriate development below a listed terrace.
Council operated swimming pool is available in Seymour Place. Proposal would increase the
gross internal area cof the building by more than 50% creating a volume out of proportion with
the existing property and will significantly change its overall character and hierarchy of
spaces. Basement excavation may harm historic building and its neighbours. Potential
precedent for similar development. Note that Kensington and Chelsea do not permit
hasements below listed buildings. Provision of private swimming pool seems unsustainable
development. Potential for increased flood risk and harm to trees in the Square. Original
features were removed without permission by previous owner so reinstatement should not be
used to justify further inappropriate extensions. Concerned at failure of applicant to consult
neighbours prior to application and considers that this does not bode well for construction
period.

COUNCILLOR FLORU

Object to a basement of this size in this location. House is of exceptional architectural value.
Basement would be out of proportion with host listed building and would extend it from five to
seven floors. Existing house is already of substantial size and is a single family dwelling.
Proposal will have adverse impact on neighbouring residents. Disruption to neighbours during
construction. Applicant should have consulted with neighbours before submitting the
application.

COUNCILLOR ACTON

Objection. Overdevelopment and unnecessary development of the site. Loss of original
features, adverse impact on Connaught Square (in terms of balance of uses, impact on
amenity and potential structural damage), risk to trees and surrounding properties,
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requirement for mechanical ventilation and high energy needs of proposed use leading to
noise and air pollution.

HYDE PARK ESTATE ASSOCIATION

Objection. Gross overdevelopment of Grade Il listed building. Proposat would result in
unacceptable changes to a significant listed building in an important London Square.
Basement extension is excessive and unnecessary. Basement would be out of proportion with
rest of this Georgian house. Noise and disruption from construction works. Precedent for
similar development within the same London Square.

ARBORICULTURAL MANAGER
No objection. Site is sufficiently distant from trees in Connaught Square.

BUILDING CONTROL

Further information required. The structural method statement, although brief, would be
acceptable for the soil if it comprises gravel over clay, as is indicated on the Council's geology
maps. A geological report and hydrology report should be provided to confirm the soil type.

CLEANSING MANAGER
No objection, subject to condition to secure details of waste and recycling storage.

ENVIRONMENT AGENCY
No requirement for consultation given the site is within Flood Zone 1, is less than a hectare in
size and not within 20m of a main river.

"ENVIRONMENTAL HEALTH

No response to date.

HIGHWAYS PLANNING MANAGER
Undesirable, but can be considered acceptable. Cycle storage and waste and recycling
storage should be provided.

THAMES WATER
No objection. General advice provided on water and waste water connections.

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS

No. Consulted: 30; Total No. of Replies: 14.

Fourteen emails/letters from 13 respondents raising objection on all or some of the following
grounds:

Design

e Overdevelopment (building would be 50% larger) and would include infill of rear lightwell
at lower ground floor level,

» Substantial demolition of historic fabric.

« Loss of hierarchy of space within the building.

» Double basement (in terms of height to accommodate pocl and gym) would cause
damage to neighbouring listed buildings.

» Double basement with lift and swimming pool below a listed building is inappropriate
development.

+ Basements should not be permitted under listed buildings.
Proposal would significantly harm the character of the listed building.
Reinstatement of original features removed by previous owner without consent should not
justify new development.

Lift should not be extended within the buildinias would harm listed building.
Page 8
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Amenity
» Noise from proposed mechanical plant.

Other Issues

» Proposal is unsustainable due to energy demand and requirement for mechanical
ventilation and artificial light.

Noise and disruption from construction works.

Construction period would be longer than stated in application.

Disruption to traffic and parking during construction.

Precedent for similar inappropriate development.

Adverse impact on trees in Connaught Square.

Increased risk of flooding and note Tyburn water course running below terrace.
Structural damage to neighbouring buildings.

Scheme is being proposed for commercial profit.

Condensation from the swimming pool would harm building fabric

Applicant did not consult neighbours prior to the submission of the application.
Description of development is misleading and should refer to a part single, part double
basement.

Geo-hydrology report should be required.

« CIL liability form should be submitted.

s & & » & & * 5 » » »

ADVERTISEMENT/SITE NOTICE: Yes.

CONSULTATION ON REVISED SCHEME - OMISSION OF BASEMENT UNDER VAULTS
AND FRONT LIGHTWELL, REDUCED BASEMENT FLOOR TO CEILING HEIGHT,
RELOCATION OF MECHANICAL PLANT AND INTERNAL AMENDMENTS (JULY 2015)

WARD COUNCILLORS
Any response to be reported verbally.

HYDE PARK ESTATE ASSOCIATION
Any response 1o be reported verbally.

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS
No. Consulted: 30; Total No. of Replies: 0.
Any responses {0 be reported verbally.

BACKGROUND INFORMATION

41 The Application Site

The application site comprises a five storey late Georgian mid terrace Grade |l listed building,
which is located within the Bayswater Conservation Area. The building is currently in use as a
tower ground floor flat with a large maisonette on the ground and upper floors.

4.2 Relevant History

13 November 1996 — Permission and listed building consent granted for repair/renewal of
existing butterfly roof to main terrace and roof to rear two storey extension, repointing of roof

parapets and chimneys and defective areas, repair of front elevation render (96/07993/FULL
and 96/07994/LBC).
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15 July 1997 — Permission and listed building consent granted for removal of existing double
hung sash window and installation of double doors in door opening (97/04538/FULL and
97/04539/LBC).

2 July 1998 — Permission and listed building consent granted for renovation and refurbishment
of existing residential accommodation including installation of new domestic lift at rear up to
second floor (98/02388/FULL and 98/0238S/LBC.

23 March 2000 - Permission and listed building consent granted for alterations during the
gourse of construction for reconfiguration of pergola roof from sloped to horizontal
(99/12036/FULL and 99/12037/LBC).

29 May 2014 — Planning permission and listed building consent applications were withdrawn
in response to officer concerns. Applications proposed the use of the building as a single
dwellinghouse, excavation underneath existing building to create three level basement
including mezzanine and swimming pool, construction of two storey rear extension at second
and third floors to existing closet wing to accommeodate lift shaft, construction of infill rear
single storey conservatory at lower ground floor level, demolition of roof and construction of
full width mansard roof extension, installation of mechanical plant and associated internal and
external alterations (14/01538/FULL and 14/01539/LBC).

THE PROPOSAL

Planning permission is sought for the use of the building as a single dwellinghouse. Planning
permission and listed building consent are sought for excavation of a new basement floor
below the existing lower ground floor of the main house and later rear extensions, erection of
an infill extension at lower ground level within the rear lightwell, installation of mechanical
plant on rear first floor level terrace and associated external alterations. Listed building
consent is sought for internal alterations to all floors.

DETAILED CONSIDERATIONS
6.1 Land Use

The existing arrangement of the building as a lower ground floor flat and maisonette on the
ground and upper floors was permitted in the iate 1990s. The return of the building to use as a
single dwellinghouse is acceptable in land use terms and would accord with Policy S14 in the
City Plan.

6.2 Design and Townscape

The application site forms parts of a Grade |l listed terrace within the Bayswater Conservation
Area. The terrace forms the east side of Connaught Square and dates from 1828-30. It
comprises lower ground floor, ground floor and three upper storeys and to the rear is a small
four storey closet wing, which links to a two storey rear wing, forming an L-shaped
arrangement of extensions which enclose a small courtyard/lightwell. The small closet wing
may be an original part of the property (albeit modified), but the two storey rear wing is a 20th
century addition, the roof of which was heavily modified in the late 1990s to form the current
roof terrace. At the current time the lower ground floor has been separated off from the main
house and serves as a separate flat from the rest of the house. The staircase which formerly
connected the lower ground floor and ground floor was removed when the separation
occurred in the late 1990s.

The interior of the property has undergone considerable alteration and while the historic floor
plan remains discernible, particularly tpiﬁ@@ig@al floors (ground and first} and also the
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original staircase survives, much of the original joinery (internal doors, skirtings etc.) and
plasterwork has been replaced and often the replacements are modern or poorly detailed,
which has eroded the significance of the listed building. It is unclear when some of this work
took place, although much of it appears to be relatively recent i.e. within the last 20-30 years
and it is unclear whether all of the changes took place with consent.

During the course of consideration the scheme has been amended to address a number of
items of concern. However, there remain elements of the proposal which are considered to be
harmful to the special interest of this listed building. The first and main issue is the introduction
of a basement extension. Although now reduced in extent from the initial proposal, this
extension is proposed beneath the whole of the main house (excluding the front lightwell and
vaults) and extends to the very rear of the building plot. The new floor, which would be largely
open plan, will contain a media room, ‘lounge area’ (including sauna and jacuzzi), pool and
gym. It would have a finished floor to ceiling height of 3.15 metres, which compares with the
existing floor to ceiling height of the lower ground floor of 2.33 metres, the existing ground
floor of 3.6 metres and the existing first floor of 3.35 metres (the upper floors are 2.82 metres
and 2.29 metres, although in places the ceiling to the top floor ceiling has been removed and
opened up to the underside of the woof). The new basement storey would be accessed via a
new staircase which would run beneath a new stair from lower ground to ground floor. Access
would also be provided by a lift, with the existing lift shaft location being extended down to the
new floor.

The construction of the basement will also involve the removal of the floor of the lower ground
floor as well as a number of walls at this level.

The Council’s recently adopted supplementary planning document, ‘Basement Development
in Westminster’ (October 2014) reaffirms the Council’'s statutory duty to have special regard to
the desirability of preserving listed buildings, their settings and any features which they
possess. The guidance goes on to identify that the plan form and hierarchy of spaces in a
listed building can be elements which contribute to the building’s special interest or
significance. Furthermore, it indicates that terraced houses of the Georgian and Victorian
period were designed with a clear hierarchy of spaces, and where this contributes to
significance and where the basement extension would imbalance the overall hierarchy of
spaces, the principle of a basement extension may be unacceptable.

In the case of the application property, the plan form and hierarchy of spaces are considered
to be contributory factors to its significance and the introduction of a basement storey of the
size and volume proposed would have an adverse impact on this significance. The degree of
harm caused is assessed to be less than substantial and as such the NPPF indicates that in
such circumstances this harm should be weighed against the public benefits of the proposal.
In this case there are no public benefits delivered by the proposal and as such the harm
outweighs the benefit. As special regard must be given to the desirability of preserving the
building and any features of special architectural or historic interest which it possesses, it is
therefore concluded that the proposed basement is unacceptable and is contrary to Policies
$25 and §28 of the City Plan; DES 1 and DES 10 of the UDP; the guidance within the SPD
'‘Basement Development in Westminster' (2014) and the guidance in the SPG 'Repairs and
Alterations to Listed Buildings' (1996). The proposal would also be contrary to national policy
and guidance in the NPPF and the guidance of Historic England for alteration and extension
of buildings of this period. The recommended ground for refusal would accord with the
objections raised on design and listed building grounds by Ward Councillors, the Hyde Park
Estate Association and neighbouring residents.

Because the listed building has undergone a degree of change, with some modern additions
and alterations, it is considered that there is some potential to extend at basement level, but
that this extension should be confinﬁ)ﬂg@eﬁu}.d the main rear wall line of the main house,
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effectively beneath the rear extensions. This would have the effect of reducing the scale and
volume of the extension and also confine it to beneath the later parts of the site and thus
minimising any impact on the historic plan form and spatial hierarchy of the building. This has
been suggested to the applicant but they have not chosen to accept this suggested option.

Other elements of the scheme, such as the glazed enclosure of the rear yard at lower ground
floor level and the installation of air conditioning condensing equipment on the rear first floor
terrace are acceptable in design and listed building terms, subject to further details, which
would have been secured by condition had the applications been recommended favourably.
Similarly with respect to the interior aiterations, in terms of partition changes and the
introduction of new plasterwork and joinery, this is acceptable in principle, although issues of
detail are not resolved, but could have been dealt with by conditions had the scheme been
recommended favourably overall.

There is a discrepancy in the drawings where they relate to the first floor rear window. On the
submitted demolition plan and the proposed elevation no change is shown to the existing
situation, whereas on the proposed first floor plan the drawing is drawn and annotated such
that it indicates the removal of the window and introduction of French doors and (presumably,
although one is not shown) a balcony. The loss of this window is considered to be harmful to
the character and appearance of the listed building and the Bayswater Conservation Area. It is
recommended that the planning permission and listed building consent are refused on this
ground.

Overall, the proposal is considered unacceptable due to its adverse impact on the historic
building, which would be contrary to Policies S25 and $28 in the City Plan and Policies DES

1, DES5, DES9 and DES 10 of the UDP. The proposal would also fail to accord with the
Supplementary Planning Guidance 'Repairs and Alterations to Listed Buildings' (1996) and the
advice set out in the Supplementary Planning Document ‘Basement Development in
Westminster' (2014). Furthermore, the development is also considered to be contrary to the
guidance within Historic England's (formerly English Heritage) guidance document ‘London
Terrace Houses 1660-1860" and paragraph 134 of the National Planning Policy Framework.

6.3 Amenity

Given the subterranean nature of the proposed basement extension and the limited extent of
external manifestations, the basement floor when built would not result in a significant impact
on residential amenity. Similarly, the glazed roof over the existing rear lightwell at lower
ground floor level would be contained within the lightwell and would not cause a loss of
amenity to neighbouring residents.

Following revision the proposed air conditioning condenser units have been relocated from
main roof level to the existing roof terrace at rear first floor level. Given the distance to
neighbouring windows, the location of mechanical plant in this location is likely to be capable
of according with the Council's adopted noise and vibration policies; namely, Policies ENV6
and ENV7 in the UDP and Policy S32 in the City Plan, provided that suitable acoustic
screening/attenuation measures are specified. Therefore, had the applications been
recommended for approval, conditions would have been recommended to secure a detailed
acoustic report and details of any necessary noise attenuation measures.

The formation of French doors at rear first floor level would not give rise to any additional
overlooking to neighbouring windows.

in summary, subject to the conditions that would have been imposed had the scheme been
recommended favourably, the proposal would comply with Policies ENVE, ENV7 and ENV13
in the UDP, and Policies $29 and 832an the ngSPlan.

age
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6.4 Transportation/Parking

Not applicable.

6.5 Economic Considerations

Not applicable.

6.6 Equalities and Diversities (including Access)

No alteration to the existing means of access to this private dwellinghouse is proposed.

6.7  Other City Plan/ UDP/ Westminster Considerations

None relevant.

6.8 London Plan

The applications do not raise strategic issues.

6.9 Central Government Advice

Central Government's National Planning Policy Framework (NPPF) came into effect on 27
March 2012. It sets out the Government’s planning policies and how they are expected to be
applied. The NPPF has replaced almost all of the Government's existing published planning
policy statements/guidance as well as the circulars on planning obligations and strategic
planning in Londen. It is a materiat consideration in determining planning applications.

Until 27 March 2013, the City Council was able to give full weight to relevant policies in the
Core Strategy and London Plan, even if there was a limited degree of conflict with the
framework. The City Council is now required to give due weight to relevant policies in existing
plans “according to their degree of consistency” with the NPPF. Westminster's City Plan:
Strategic Policies was adopted by Full Council on 13 November 2013 and is fully compliant
with the NPPF. For the UDP, due weight should be given to relevant policies according to their
degree of consistency with the NPPF (the closer the policies in the plan to the NPPF, the
greater the weight that may be given).

The UDP policies referred to in the consideration of these applications are considered to be
consistent with the NPPF unless stated otherwise.

6.10 Planning Obligations

The proposal is of insufficient scale to generate the need for planning obligations.

6.11 Environmental Assessment including Sustainability and Biodiversity Issues
The Arboricultural Manager has confirmed that the proposed basement excavation would not
have any adverse impact on the mature trees located in Connaught Square to the front of the

site and there are no other trees in the vicinity of the site.

The site is already entirely developed or hard landscaped and therefore the provision of a
basement without 1.2 metres of soil depth provided over it is not objectionable in this case.
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6.12 Otherlssues
6.12.1 Basement Excavation

In terms of the progression of our policy towards basements, the City Council recently
adopted its Supplementary Planning Document (SPD) ‘Basement Development in
Westminster' on 24 October 2014, The SPD provides detailed advice and clarification on how
current policy is implemented in relation to basement development. It does not introduce any
additional restrictions on basement development above and beyond the precautionary
approach that the City Council had already adopted in response to such development.

The Draft Basements Policy remains the subject of consultation and has not yet been
adopted. It is this document which will provide a specific basement policy and it will form part
of the local plan (replacing the UDP) in due course. It has some, but only very limited, legal
weight (known as material weight or a material consideration). It will not gain more legal
weight until after consultation and amendment and will need to be tested at an independent
examination befare formal legal adoption.

The new basements policy may introduce restrictions on basement excavations provided
there is a valid planning reason for doing so, but, as explained above, it has to go through a
formal process including an examination in public by an independent Inspector and then legal
adoption and it is net, therefore, likely to be formally adopted until early 2016.

In this case concern has been raised by residential occupiers of neighbouring properties over
the potential impact of the basement excavation on the structure and foundations on adjoining
Grade |l listed properties in this terrace. While the Building Regulations determine whether the
detailed design of buildings and their foundations will allow the buildings to be constructed and
used safely, the National Planning Policy Framework (NPPF) March 2012 states that the
planning system should contribute to and enhance the natural and local environment by
preventing both new and existing development from contributing te or being put at
unacceptable risk from, or being adversely affected by land instability.

Studies have been undertaken which advise that subterranean development in a dense urban
environment, especially basements built under existing vulnerable structures, is a challenging
engineering endeavor and that in particular it carries a potential risk of damage to both the
existing and neighbouring structures and infrastructure if the subterranean development is ill-
planned, poorly constructed and does not properly consider geology and hydrology.

While the Building Regulations determine whether the detailed design of buildings and their
foundations will allow the buildings to be constructed and used safely, the NPPF March 2012
states that the planning system should contribute to and enhance the natural and local
environment by preventing both new and existing development from contributing to or being
put at unacceptable risk from, or being adversely affected by land instability.

The NPPF goes on to state that in order to prevent unacceptable risks from land instability,
planning decisions should ensure that new development is appropriate for its location. It
advises that where a site is affected by land stability issues, responsibility for securing a safe
development rests with the developer and/or landowner.

The NPPF advises that planning decisions should ensure that a site is suitable for its new use
taking account of ground conditions and land instability and any proposals for mitigation, and
that adequate site investigation information, prepared by a competent person, is presented.

Officers consider that in the light of the above it would be justifiable to adopt a precautionary
approach to these types of development where there is a potential to cause damage to
‘Tﬂage 989
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adjoining structures, particularly where the buildings in question are heritage assets, as is the
case with this site. To seek to address this, the applicant has provided a structural engineer’s
report explaining the likely methodology of excavation. Any report by a member of the relevant
professional institution carries a duty of care which should be sufficient to demonstrate that
the matter has been properly considered at this early stage.

The purpose of such a report at the planning application stage is to demonstrate that a
subterranean development can be constructed on the particular site having regard to the site,
existing structural conditions and geology. It does not prescribe the engineering techniques
that must be used during construction which may need to be altered once the excavation has
occurred. The structural integrity of the development during the construction is not controlled
through the planning system but through Building Regulations and the Party Wall Act.

The District Surveyor has assessed the submitted report and considers that the proposed
basement methodology is deficient in this case due to the absence of a geological or
hydrological assessment of the ground underneath the application site. In the absence of this
information the District Surveyor advises that it is not possible to be certain that the method of
construction proposed would not have adverse implications for the structural integrity of the
listed building and the wider Grade Il listed terrace of which it forms a part. As such, it is
recommended that permission and listed building consent are withheld on grounds of
insufficient information in respect of the level of information provided to evidence the geology
and hydrology of the ground beneath the application site. In the absence of this information,
the proposed basement extension would be contrary to Policies DES 1, DES 9 and DES 10 in
the UDP and Policies $25 and S28 in the City Plan due to the risk it poses to the retention of
the listed building and its neighbours. The level of information provided would also be contrary
to the detailed guidance set out in Appendix 1 of our Supplementary Planning Document
'‘Basement Development in Westminster' (2014).

6.12.2 Construction Management

A draft Construction Management Plan (CMP) has been submitted by the applicant. Had the
applications been considered favourably a condition would have been imposed requiring the
submission of a more detailed CMP that mitigates so far as is possible the impact of the
proposed development on the amenity of neighbours and the operation of the local highway
network. Hours of construction works would also have been restricted by condition to protect
the amenity of neighbours.

CONCLUSICON

In summary, the proposed development would harm the special interest of this Grade || listed
building and the character and appearance of the Bayswater Conservation Area. Additicnally,
insufficient information has been submitted to demonstrate that the basement extension can
be carried out without harm occurring to the heritage asset. Accordingly, it is recommended
that planning permission and listed building consent are refused for the reasons set out in the
respective draft decision letters appended to this report.
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BACKGROUND PAPERS

Application forms.

Email from Councillor Cox dated 12 December 2014.

Email from Councillor Fioru dated 25 December 2014.

Email from Councillor Acton dated 13 January 2015.

Email from the Hyde Park Estate Association dated 18 December 2014,

Emails from Thames Water dated 28 November 2014 and 1 December 2014.

Email from the Environment Agency dated 1 December 2014.

Memo from the Cleansing Manager dated 9 December 2014.

Memo from the Arboricultural Manager dated 30 December 2014.

10. Memo from the Highways Planning Manager dated 28 January 2015.

11. Email from Building Control dated 10 March 2015.

12. Letter from English Heritage dated 18 March 2015.

13. Email from the occupier of Flat 2, 14 Connaught Square dated 10 December 2014.

14. Email from the occupier of 37 Connaught Square dated 8 December 2014.

15. Email from the occupier of 5 Connaught Square dated 8 December 2014,

16. Email from the occupier of 45 Connaught Square dated 10 December 2014.

17. Email and letter from the occupier of 9 Connaught Square dated 11 December 2014 and 15
December 2014,

18. Email from the occupier of 17 Connaught Square dated 11 December 2014.

19. Email from the occupier of 7 Connaught Square dated 12 December 2014.

20. Email from the occupier of 11 Connaught Square dated 15 December 2014.

21. Email from the occupier of 18 Connaught Square dated 16 December 2014.

22. Email from the occupier of 30 Connaught Square dated 17 December 2014.

23. Email from the occupier of 6 Connaught Square dated 17 December 2014,

24 Email from the occupier of 24 Connaught Square dated 22 December 2014,

25. Email from the occupier of 36 Connaught Square dated 4 January 2015.

LN LN =

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT OR WISH TO INSPECT ANY OF THE
BACKGROUND PAPERS PLEASE CONTACT AMANDA COULSON ON 020 7641 2875 OR
BY E-MAIL — acoulson@westminster.gov.uk

ji\d_wpdocsishort-telsci201 5-07-28\item5.doci0
20/07/2015

Page 89



14/11257/FULL

DRAFT DECISION LETTER
Address: 8 Connaught Square, London, W2 2HG

Proposal: Use as a single dwellinghouse, excavation of basement floor below lower ground
floor of main house and rear extensions, infill extension at lower ground level within
rear lightwell, instaliation of mechanical plant on rear first floor level terrace and
associated internal and external alterations.

Pian Nos: (EX) 01 Rev.A, (EX) 02, (EX) 03, (EX) 04, (EX) 05, (EX) 06, (EX) 07 Rev.A, (EX) 08
Rev.A, (EX) 09 Rev.A, (EX) 10 Rev.A, (DD) 01 Rev.A, (DD) 02 Rev.A, (DD) 03
Rev.A, (DD) 04 Rev.A, (DD) 05 Rev.A, (DD) 06 Rev.B, (DD) 07 Rev.B, (DD) 08
Rev.A, (DD) 09 Rev.A, (PL) 01 Rev.A, (PL) 03 Rev.A, (PL) 04 Rev.A, (PL) 05
Rev. A, (PL) 08 Rev.A, (PL) 07 Rev.B, (PL) 10 Rev.C, (PL) 11 Rev.B, (PL) 12 Rev.C,
(PL) 13 Rev.A, Planning, Design and Access Statement dated November 2014 (as
amended by revised drawings provided with email from Turleys dated 10 Aprit
2015), Heritage Supporting Statement by Turleys dated October 2014, Heritage
Assessment by Ettwein Bridges Architects dated October 2014, Construction
Management Plan by Addstow, Environmental Noise Assessment dated 25
November 2014 and Construction Method Statement and Sequence of Works by
Martin Redston Associates dated 30 January 2014 (including structural drawings
1A, 2A, 3A, 4A, 5A, 6A, 7C, 8B, 9A, 10A, 11A and 12A).

Case Officer: OQliver Gibson Direct Tel. No. 020 7641 2680

Recommended Reasons for Refusal:

arance of the Bayswater Conservation Area. This would not meet 525 and
5 Qity Plan: Strategic Policies that we adopted November 2013 and DES 1,
10 of our Unitary Development Plan that we adoptad in January 2007.

een provided to demonstrate that the new basement structure has
2d ~having regard to the site specific ground conditions below the

s of geology and hydrology. In the absence of site specific

n,it is unclear whether a subterranean development can be
"""""" occurring to the host listed building and neighbouring
errace. Accordingly, in the absence of this information, the
ntrary to Policies DES 1, DES 9 and DES 10 of our
Wanuary 2007 and Policy $25 and 528 of

proposed basement extension wo
Unitary Development Plan hsit_ _
Westminster's City Plan: S rateglc alici

geology and hydrology lnfo matlo
Appendix 1 of our Supplem ta %
(2014).




14/11257/FULL

Informative(s):

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 so far as
practicable. 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 the applicant has
been given every opportunity to submit an application which is likely to be considered
favourably. In addition further guidance was offered by the case officer to the applicant during
the processing of the application to identify amendments to address those elements of the
scheme considered unacceptable. However, the necessary amendments to make the
application acceptable were not submitted in response to that advice. You are therefore
encouraged to consider submission of a fresh application incorporating the material
amendments set out below which are necessary to make the scheme acceptable.

Required amendments:

(@) Reduction in footprint and location of basement extension so that it is confined to below the
later rear extensions and not below the original building.

(b) Reduction of floor to ceiling height of basement so that it maintains the hierarchy of rooms
within the building in terms of their volumetric proportions.

(c) Omission of French doors and Juliet balcony to rear at first floor leve! and retention of
original window.

(d) Provision of geology and hydrology reports that support the structural methodology for the
construction of the basement extension.

Following revision of the proposed development during the course of the application there are a
number of inconsistencies in the application drawings. These are listed below for the avoidance
of doubt:

(a) The proposed front and rear elevations {((PL)11 Rev.B and (PL)12 Rev.C) have not been
amended to omit the air conditioning condensing units at roof level that were relocated to the
rear at first floor level.

(b) The proposed first floor plan and proposed sections and elevations are inconsistent in terms
of whether the existing window is to be removed and replaced with French doors.

(c) The detailed drawings (drawing numbers starting (22)... and the KUT mechanical services
drawings) are inconsistent with the revised scheme and have therefore been superseded.

(d) The submitted structural report and associated drawings relate to the larger basement
initially proposed.
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14/11258/LBC

DRAFT DECISION LETTER

Address: 8 Connaught Square, London, W2 2HG

Proposal: Excavation of basement floor below lower ground fleor of main house and rear
extensions, infill extension at lower ground level within rear lightwell, installation of
mechanical plant an rear first floor level terrace and associated internal and external
alterations.

Plan Nos: (EX) 01 Rev.A, (EX) 02, (EX) 03, (EX) 04, (EX) 05, (EX) 06, (EX) 07 Rev.A, (EX) 08
Rev.A, (EX) 09 Rev.A, (EX) 10 Rev.A, (DD) 01 Rev.A, (DD) 02 Rev.A, (DD) 03
Rev.A, (DD) 04 Rev.A, (DD) 05 Rev.A, {DD) 06 Rev.B, (DD) 07 Rev.B, (DD) 08
Rev.A, (DD) 08 Rev.A, (PL) 01 Rev.A, (PL) 03 Rev.A, (PL) 04 Rev.A, (PL) 05
Rev.A, (PL) 06 Rev.A, (PL) 07 Rev.B, (PL) 10 Rev.C, (PL) 11 Rev.B, (PL) 12 Rev.C,
(PL) 13 Rev.A, Planning, Design and Access Statement dated November 2014 (as
amended by revised drawings provided with email from Turleys dated 10 April
2015), Heritage Supporting Statement by Turleys dated October 2014, Heritage
Assessment by Ettwein Bridges Architects dated October 2014, Construction
Management Plan by Addstow, Environmental Noise Assessment dated 25
November 2014 and Construction Method Statement and Sequence of Works by
Martin Redston Associates dated 30 January 2014 (including structural drawings
1A, 2A, 3A, 4A, 5A, 6A, 7C, 8B, 9A, 10A, 11A and 12A).

Case Officer: Qliver Gibson Direct Tel. No. 020 7641 2680
Recommended Reason(s) for Refusal:

Reason;
its\size, location and extent, the proposed basement extension would harm the
.|gn|f|cance) of thls grade Il listed building. This would not meet S25 and S28

ffffff

finster' (2014). Your development is also considered to be contrary to the
dric England's (formerly English Heritage's) guidance document "London

._.;gbange in design and appearance, the introduction of French
|rst floor Ievel would harm the special interest (significance) of

Conservation Area. This would not meet 325 and
icies that we adopted November 2013 and DES 1,

3 provided to d 18trat it the new basement structure has
been appropriately designed, having regard fe'the site specific ground conditions below the
listed building on this site in terms of geol fydrology. In the absence of site specific
geology and hydrology information it i%.L ean development can be
constructed on this site without harm occurri d buudlng and neighbouring
grade Il listed buildings in the same terrac Accordl of this information, the

proposed proposed basement extension wo )€
10 of our Unitary Development Plan that we ade :
Westminster's City Plan: Strategic Policies that we adoptéc
geology and hydrology information submitted also failsfto
Appendix 1 of our Supplementary Plapning Dogyment E
(2014). B"aae §2"

‘Policy S25 and S28 of
2 2013 The level of
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ltem No.
6
CITY OF WESTMINSTER
PLANNING APPLICATIONS | Date Classification
COMMITTEE 28 July 2015 For General Release
Report of | Wards involved
Director of Planning Abbey Road
Subject of Report 106 Hamilton Terrace, London, NW8 SUP
Proposal Excavation of a basement beneath existing building, part of front and
rear gardens, demolition of rear facade, extensions to the rear and at
roof level in connection with the use of the building as a single house.
Agent Nathaniel Lichfield & Partners
On behalf of Mrs Wendy Alamouti
Registered Number 15/02336/FULL TP /PP No TP/3574
Date of Application 16.03.2015 Date amended | 12.08.2015
Category of Application Minor
Historic Building Grade Unlisted
Conservation Area St Jehn's Wooed
1. RECOMMENDATION

Grant conditional permission.
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item No.
6

SUMMARY

This proposal is for the conversion of this unlisted detached building from four flats to a single
house, the excavation of a basement under the main house and part of the rear and front
gardens, the demolition of the rear facade and its rebuilding, the additions to the rear and at
roof level.

The St John's Wood Society object to the proposed basement on overdevelopment grounds
and loss of rear garden, the impact on trees and to the alterations at roof level. Three
objections have been received from neighbours to the cumulative impact of a number of
basements taking place in the street, the adverse impact on amenity, further risk of structural
damage and loss of on street parking during construction.

The key issues are:

« The conversion of this building back to a single house;

e The impact of the proposed extensions and basement excavation on the appearance of
this house and on the appearance and character of this part of the St John's Wood
Conservation Area;

e The impact on the amenities of surrounding residents;

« The impact of the proposed basement on the trees in the existing and adjoining rear
gardens.

The proposal does result in a net loss of three flats, however, returning the building back to
use as a single family house in this part of the City is acceptable in land use terms and
accords with Policy S14. Despite the objections received the proposed rear extensions and
the basement are considered to be in scale with the host building, will preserve the
conservation area and will not harm the amenities of neighbours. Raising the front roof slope
is not ideal, but the applicant has demonstrated that its overall visual impact will be limited and
a similar proposal to increase the roof pitch was granted next door at No. 108. The proposal
results in the removal of a number of trees in the rear garden which are considered to be of
low value and their loss can be compensated by new planting. The scheme has been
amended to address the concerns raised by the Arboricultural Manager regarding
maodifications to layout to show piling locations ensuring these are located outside root
protection areas. The formal views of the Arboricultural Manager wil! be reported verbally to
Committee.

CONSULTATIONS

ST JOHN'S WOOD SOCIETY

Object - unacceptable overdevelopment of the site. This double basement represents an
unacceptable excessive basement excavation under more than 50% of the historic garden
space. The piling is not indicated on the plans so the basement will be greater than indicated.
There are a number of trees and street trees which will be impacted by this development and
request the Tree Officer inspects the site.

Object to front rooflight and to the raised roof level which will be overly dominant and visible
from the street.

ARBORICULTURAL MANAGER

Within the rear garden of No. 106, trees T1 (Holm Oak), T4 (Birch), T5 {Cork Oak), T6
(Loquat) and T10 (Yew) can be removed. The applicant's report refers to the recently
removed Hawthorn tree in the rear garden of No. 108 but the Council has not agreed to the
removal of this tree and concerned that the proposed basement should be reduced slightly in
this location to ensure that the piling rig can operate without affecting this tree. At 104
Hamilton Terrace, T3 (Holly) mayﬁ cted @nd suggest a miner reduction in the size of the
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basement. Also concerned about the impact on the Purple Leaf Plum (T2) and recommend
reductions in the footprint so the rig can operate. Request additional information regarding soil
depths in the front and rear gardens.

BUILDING CONTROL
The structural method statement is considered to be acceptable.

ENVIRONMENTAL HEALTH
To be reported verbally.

HIGHWAYS PLANNING MANAGER
Acceptable in transportation terms.

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS
No. Consulted: 39; Total No. of Replies: 3.
Three objections received to date.

Amenity
s The cumulative impact of basements being carried out at No. 102 and 108 Hamilton
Terrace and the impact con residents' amenities of another large basement in the street.

Other Matters

* Works at No. 102 have caused structural damage to No. 104 forcing a resident to move
out and concerned that the proposed basement at No. 108 will cause further structural
damage.

o« When works start on site, parking bays get suspended which affects residents, the
crane/mixers/loading vehicles should not be allowed on weekdays from 07.00 to 09.00
and the evening between 17.00 to 19.00 as this disrupts the free flow of traffic. Electricity
supply cut off as a result of other works at the rear and the noise of drillers/excavation.

¢ Request more time to comment as consultations sent out over the Easter weekend.
ADVERTISEMENT/SITE NOTICE: Yes
REVISED SCHEME

ARBORICULTURAL MANAGER
To be reported verbally.

BACKGROUND INFORMATION
4.1 The Application Site

No. 106 Hamilten Terrace is an unlisted detached building located on the east side of
Hamilton Terrace within the St John's Wood Conservation Area. The building is in use as four
flats and is designated as an unlisted building of merit in the St John’s Wood Conservation
Audit.

4.2 Planning History

In 2008 a Certificate of Lawfulness was issued in respect of internal alterations to combine the
lower ground floor flat and the upper floor flat into one unit. It appears that this work has not
taken place.
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THE PROPOSAL

Ptanning permission is sought for alterations and extensions to the existing building in
connection with its conversion back to a single house. The proposal includes the demolition of
the rear elevation of the building, the addition of a full width and full height four storey rear
extension, the creation of a single storey rear extension at ground floor level and the creation
of a basement under the main house and under parts of the front and rear gardens. A central
projecting bay is also proposed at first floor level on the rear elevation. At roof level, a
mansard roof extension is proposed to the rear part of the roof with-projecting rear dormers,
and this scheme also involves raising slightly the front roof pitch and the side chimney stacks.

At the front of the property, the existing lightwells are shown to be increased and a new
lightwell at the rear to serve the lower ground floor and basement levels.

A number of trees are proposed to be removed in the existing rear garden.

The application has been amended to address the comments made by the Council's
Arboricultural Manager.

DETAILED CONSIDERTIONS
6.1 Land Use |

The proposal is for the conversion from four flats into a single house. This proposal does
represent a reduction in the number of units, but in this case, the proposal seeks to reinstate
the original use as a single house, which in St John’s Wood accords with Policy S14.

The St John’s Wood Society objects to the proposal on the grounds that its represents an
overdevelopment of the site and that the basement covers more than 50% of the historic
garden space. The St John's Wood Society refers to a double basement, but this scheme is
for a single basement and enlarging the lower ground floor.

In the context of recent decisions in Hamilton Terrace, given the size of this house, its rear
garden and the footprint of adjacent houses, the proposed extensions are not considered to
represent an overdevelopment of the site. Therefore, the objection raised by the local amenity
society cannot be supported.

According to the agent, the existing rear garden is approximately 526m2 in area and the
proposed basement extension into the garden is less than 50% of this area in the region of
240m2. It is recognised that the basement does extend some distance into the rear garden,
but the external manifestations associated with the basement is a rear lightwell, which is
located next to the main house, are relatively modest.

6.2 Townscape and Design.

The proposal involves fairly extensive alterations and extensions to the existing building
including works to demolish the existing rear elevation of this unlisted building of merit.

This property is an attractive mid Victorian villa with a painted stucco front fagade with full
height projecting bays either side of the main entrance rising to first floor level. The rear
elevation by comparison is brickwork with a small addition. Unlike other houses in Hamilton
Terrace, this property has not been significantly altered or extended at the rear. There is a
large rear garden, mostly laid to tawn with a number of trees. Towards the end of the garden,
there is a Birch tree (T4) which has major decay in the lower trunk.
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The proposed works of demolition to the rear fagade and extending the footprint of the
building with extensions at the rear may sound excessive, but the proposed full height rear
extension will bring the rear extension in line with its neighbour at No. 104. The proposal is
considered to be in scale with the host building and will not extend as far as the rear elevation
of No. 108 Hamilton Terrace. Although the full height rear extension is technically contrary to
Policy DESS, in this context, the extensions are considered acceptable in townscape terms
and will preserve the appearance and character of this part of the St John’s Wood
Conservation Area.

The St John's Wood Society objects to the raised roof level which they consider to be overly
dominant and visible from the street and to the front rooflight.

The alterations at roof level, involve raising the height of the front pitch, the installation of a
small ‘conservation’ rooflight and adding a mansard with three dormers at the rear.

The existing roof is screened by the existing parapet and pediment. The proposal to increase
the front pitch will make the main roof structure and the raised chimney stacks more visible
from street level. The agent has submitted marked up photographs to show the proposed
raised roof position from a number of locations on the other side of Hamilton Terrace.

Whilst it is regrettable that the original roof form which was designed not to be seen from

street level (as screened by a parapet and a pediment) is being raised, the increase in height
when seen from the other side of the street is considered to be marginal and the City Councrl
recently gave permission to raise the front roof pitch of No. 108.

The proposed rooflight to the front slope is considered to be small and its visual impact will be
limited. Overall, it is not considered that the works to the front slope will be so harmful to the
appearance of the property or to this part of the St John’s Wood Conservation Area to warrant
refusal of permission.

The alterations to enlarge the front lightwells and the rear lightwell are considered to be
acceptable in design terms.

6.3 Residential Amenity

There is a single storey extension at the rear of No. 104 which has two rooflights in the roof. It
is not considered that the proposed extensions at the rear will harm the amenities of the
adjoining residents at either 104 and 108 Hamilton Terrace or the residents at the rear in
Abercorn Close.

A condition is recommended to ensure that the new windows in the side elevations are
obscured glazed and fixed shut to protect the amenities of adjoining residents.

It is recognised that the construction of the basement will be disruptive for neighbours and that
a large basement next door at No. 108 was only recently completed a few months ago and
other developments taking place in Hamilton Terrace. The applicant has submitted a fairly
detailed CMP, but it does not include the contractors details at this stage, therefore it is
recommended to reserve details of an updated CMP and to control the hours of basement
excavation is recommended by condition.

6.4 Transpertation/Highways
The Highways Planning Manager raises no objection to the proposed development.

One of the objectors raises the loss of residents parking bays during the construction period.
The submitted CMP identifies that a nid@g@fbil-Street spaces will be suspended to create a
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loading area and to accommodate a skip in front of the site, but this loss of bays will be
temporary and be subject to Highways Licensing approval.

6.5 Equalities and Diversities

No change to access arrangements into this building.

6.6 Economic Considerations

Not relevant in the determination of this householder application.

6.7 Other Westminster/UDP Considerations

Plant/Noise

The basement includes plant rcoms that are externally vented and the applicant’s noise report
confirms that the plant will comply with the Council’s standard noise conditions. The formal
views of Environmental Health are awaited and will be reported verbally to Committee.
Conditions are proposed to ensure that the plant complies with the Council’s noise conditions
and to reserve the details of the external intake/extract points.

6.8 London Plan

T.his propasal raises no strategic issues.

6.9 Central Government Advice

Regard has been had te the advice in Central Government's National Planning Policy
Framework (NPPF) which came into effect on 27 March 2012.

6.10 Planning Obligations

Not relevant in the determination of this househgolder application.

6.11  Environmental Assessment including Sustainability and Biodiversity Issues
Biodiversity/Trees

The applicant states that two Grade C trees and one Grade U tree will be removed and two
unclassified trees will be removed from the rear garden and transplanted in the site. One of
the trees to be removed is a mature Birch tree in the rear garden which appears at first glance
to be in good condition, but this tree has major decay in the lower trunk. It is proposed that this
tree be removed and replaced with another Birch.

The Arboricultural Manager raises no objections to the removal of the existing trees, but has
raised concerns about the extension of the basement excavation on the health of trees in
adjoining gardens at Nos. 104 and 108 Hamilton Terrace and the two street trees and has
requested further information from the applicant’s arboriculturist,

The applicant’s original arboricultural report refers to a Hawthorn tree in the rear garden of No.
108 being removed. The Arboricultural Manager advised that the Council has not agreed to
this tree being felled, and this matter has been passed onto the Planning Enforcement Team
to investigate.

The applicant has submitted a revised arboricultural report and made modifications to the
layout to show piling locations to E?auget@@@are located outside the root protection areas,
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and supplied sections to show the levels and soil depth above the constructed basement. The
formal views of the Arboricultural Manager will be reported to Committee.

A condition will reserve landscaping including replacement planting for the trees to be
removed.

6.12 Other Matters
Basement Excavation

Objections have been received from neighbours concerned about structural implications and
damage. Building Control state that the structural approach for the construction of the
proposed basement is acceptable. A hydrology report has also been submitted to
demonstrate that the proposal will have no undue impact on ground water flows nor increase
the risk of localised flooding.

In respect of the comments made regarding structural damage to No. 102, whilst this is
unfortunate, this application is supported by a qualified structural engineer’s report which
demonstrates that the works can be undertaken without damage to adjacent properties.

Residents’ concerns about the cumulative impact of a number of similar developments in the
street are understood. If Committee agrees to grant permission the applicant will have three
years to start the work, and it is recommended to impose a condition to secure a CMP. In
respect of the comments made to loss of electricity as a result of another development, again
this is not a planning ground to refuse this application.

Consultation Period

In addition to consultation letters, the application has been advertised in the local newspaper
and a site notice erected on site, therefore residents have been given adequate time to make
comments.

6.13 Conclusion
It is therefore recommended to grant conditional permission.
BACKGROUND PAPERS

Application form.

Email from St John's Wood Saociety dated 15.4.2015.
Memorandum from Highways Planning Manager dated 8.4.2015.
Email from Building Control dated 16.4.2015.

Memorandum from the Arboricultural Manager dated 6.5.2015.
Email from 104 Hamiiton Terrace, London, NW8 dated 19.4.2015.
Email from 102 Hamilton Terrace, London, NW8 dated 19.4.2015.
Email from 104 Hamilton Terrace, London, NW8 dated 20.4.2015.

PNOOThwN=

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT OR WIiSH TO INSPECT ANY OF THE
BACKGROUND PAPERS PLEASE CONTACT AMANDA COULSON ON 020 7641 2875 OR
BY E-MAIL — acoulson@westminster.gov.uk

P ag e 1 2 1 J\d_wpdocsishort-te\sc\201 5-07-28\items.docid

20/07/2015
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DRAFT DECISION LETTER
Address: 106 Hamilton Terrace, London, NW8 QUP

Proposal: Excavation of a basement beneath existing building, part of front and rear gardens,
demolition of rear facade, extensions to the rear and at roof level in connection with
the use of the building as a single house.

Plan Nos: Covering letter dated 16 March 2015; Design and Access Statement. Photo Report
House.
1404-PL_001 A; 002B;003B;006A;, 007 B; 008A; 009A ; 010 A; 021A; 022 A;023A;
031 A; 032 A 108 A; 107A, 108A, 109A; 110A; 126;127;128;129;130 ;201E;
202E;203E;205-1 E; 205-2 E ; 206 D ,207D; 208C;209C; 210B: 211B: 221 B; 222 C
;223D ;224 C ; 231 D; 232 B. 233 A,
Tree Survey, Arboricultural Impact Assessment and Tree Protection Plan dated 12
June 2015 ;
Structural Engineering Report and Subterranean Construction Method Statement
Rev P4 dated 11/6/2015 (for information only} Construction Traffic Management
Plan: Environmental Performance Statement; Environmental Noise Survey and
Plant Assessment and Environ Selection Matrix.

Case Officer: Amanda Coulson Direct Tel. No. 020 7641 2875

Recommended Condition(s) and Reason(s}):

o hereby permitted shall be carried out in accordance with the drawings and
ed on this decision letter, and any drawings approved subsequently by the

work only:
__to Friday; and

Reason: _
To protect the environment of nei oun

Westminster's City Plan: Strategic P _|.I,C_I___
Development Plan that we adopted in\Ja

3 All new work to the outside of the building ust ma g
choice of materials, method of construction a )nlshed appe
differences are shown on the drawings we have approved.

permission. (C2Z8AA) /
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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 St John's Wood Conservation Area. This is as set
out in $25 and 528 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)

You must apply to us for approval of samples of the facing materials you wilt 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 St John's Wood Conservaticn 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)

You must apply to us for approval of detailed drawings at a scale of 1:20 of the following parts
of the development - new windows. 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 St John's Wood Conservation Area. This is as set
out in 525 and 528 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)

You must not form any windows or cther openings (other than those shown on the plans) in the
outside walls of the building without our permission. This is despite the provisions of Classes A
of Part 1 of Schedule 2 to the Town and Country Planning General Permitted Development
Order {England) 2015 (or any order that may replace it). (C21EB)

Reason:

To protect the privacy and environment of people in neighbouring properties. This is as set out
in $29 and §32 of Westminster's City Plan: Strategic Policies adopted November 2013 and
ENV 6 and ENV 13 of our Unitary Development Plan that we adopted in January 2007.
(R21BC)

The glass that you put in the windows in the north and south (side) elevaticn of the house must
not be clear glass, and you must fix it permanently shut. You must apply to us for approval of a
sample of the glass (at least 300mm square). You must not start work on the relevant part of
the development until we have approved the sample. You must then fit the type of glass we
have approved and must not change it without our permission. (C21DB)

Reason:
To protect the privacy and environment of people in neighbouring properties. This is as set out
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in $29 and $32 of Westminster's City Plan: Strategic Policies adopted November 2013 and
ENV 6 and ENV 13 of our Unitary Development Plan that we adopted in January 2007.
(R21BC)

The slate to be used at roof level shall be a natural grey slate.

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 St John's Wood Conservation Area. This is as set
out in $25 and $28 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 cur Unitary Development
Plan that we adopted in January 2007. (R26BE)

All new windows and doors shall be timber framed unless otherwise shown on the approved
plans.

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 St John's Wood Conservation Area. This is as set
out in $25 and $28 of Westminster's City Pian: 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)

(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 5 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 LAS0, 15 mins during the proposed hours of
operation. The plant-specific ncise level should be expressed as L.AegTm, 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 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.

(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
eqguipment;

(c) Manufacturer specifications of sound emissions in octave or third octave detail;
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(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:

As set out in ENV 6 (1), (8) and (8) and ENV 7 (A)(2) of our Unitary Development Plan that we
adopted in January 2007 (UDP), 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 $32 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.

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.

You must apply to us for approval of detailed drawings at a scale of 1:20 of the following parts
of the development - details of intake /extract ducts to serve plant room. You must not start any
work on these parts of the development until we have approved what you have sent us.

You must then camry out the work according to these approved drawings. (CZSDB)

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 St John's Wood Conservation Area. This is as set
out in 525 and 828 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)

You must apply to us for approval of detailed drawings of a hard and soft landscaping scheme
which includes the number, size, species and position of trees and shrubs. You must not start
work on the relevant part of the development until we have approved what you have sent us.
You must then carry out the landscaping and planting within one planting season of completing
the development (or within any other time limit we agree to in writing}.
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If you remave any trees or find that they are dying, severely damaged or diseased within 5
years of planting them, you must replace them with trees of a similar size and species.
(C30CB)

Reason:

To improve the appearance of the development, to make sure that it contributes to the
character and appearance of this part of the St John's Wood Conservation Area, and to improve
its contribution to biodiversity and the local environment. This is as set out in 825, 828 and S38
of Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 16, ENV 17,
DES 1 (A) and paras 10.108 to 10.128 of our Unitary Development Plan that we adopted in
January 2007. (R30CD)

You must implement the tree protection measures as set out in your Tree Survey, Arboricultural
Impact Assessment and Tree Protection Plan dated 12 June 2015. You must maintain the
protection measures until the completion of the construction work.

if you wish to alter or vary the tree protection measures, technical details or specifications which
are set out in that report, you must apply for our approval.

Reason:

To make sure that the trees on the site are adequately protected during building works. This is
as set out in $38 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 (A), ENV 16 and ENV 17 of our Unitary Development Plan that we adopted in January
2007. (R31AC)

Pre-Commencement Condition :You must arrange for an Arboricuttural Consultant who is
registered with the Arboricultural Association, or has the level of qualifications or experience (or
both) needed to be registered to supervise the tree protection works as set out in Condition for
the duration of the development as set out in paragraph 5.7 of your Tree Survey ,Arboricultural
Impact Assessment and Tree Protection Plan dated 12 June 2015 .You must apply to us for
approval of the details of such supervision including:

i) identification of the individual responsibilities and key persennel

iiyinduction and personnel awareness of arboricultural matters

iii)supervision schedule , indicating timing and frequency of site visits

iv) method of reporting supervision to the City Council and record keeping

procedures for dealing with variations and incidents

You must not carry out any demolition of the rear elevation or start any excavation works or
take any equipment/machinery into the site until we have approved what you have sent us. The
development shall be carried out in accordance with the approved supervision schedule.

Reason:

To make sure that the trees on the site are adequately protected during building works. This is
as set out in S38 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 {(A), ENV 16 and ENV 17 of our Unitary Development Plan that we adopted in January
2007. (R31AC)

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;

Because these would harm the appearance of the building, and would not meet S25 or S28, or
both, of Westminster's City Plan: Strategic Policies adopted November 2013 and DES 1 and
DES § of our Unitary Development Plan that we adopted in January 2007. (R26HC)
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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 St John's Wood 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)

Informative(s):

In dealing with this application the City Council has implemented the requirement in the National
Pianning 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.

You will need to re-apply for planning permission if another authority or council department asks
you to make changes that will affect the outside appearance of the building or the purpose it is
used for. (I23AA)

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.

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. (122AA)

Please let our arboricuitural team (020 7641 2522} know when you are going to start work on
the site. It would be useful if you could give us at least five working days' notice of this date.
This will allow us to inspect your tree-protection measures during the work. (192BA)

This site is in a conservation area. By law you must write and tell us if you want to cut, move or
trim any of the trees there. You may want to discuss this first with our Tree Officer on 020 7641
6096 or 020 7841 2922, (132AA)
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Please contact our Tree Officer on 020 7641 6096 or 020 7641 2922 to arrange a site
inspection before you start digging foundations near the tree referred to in condition ****.
(I34AA)

Under the Highways Act 1980 you must get a licence from us before you put skips or
scaffolding on the road or pavement. It is an offence to break the conditions of that licence. You
may also have to send us a programme of work so that we can tell your neighbours the likely
timing of building activities. For more advice, please phone our Highways Licensing Team on
020 7641 2560. (135AA)

Under Section 25 of the Greater London Council (General Powers) Act 1973 you need planning
permission to use residential premises as temporary sleeping accommodation. To make sure
that the property is used for permanent residential purposes, it must not be used as sleeping
accommodation by the same person for less than 80 nights in a row. This applies to both new
and existing residential accommodation.

Also, under Section 5 of the Greater London Council (General Powers) Act 1984 you cannot
use the property for any period as a time-share (that is, where any person is given a right to
occupy all or part of a flat or house for a specified week, or other period, each year). (I38AB)

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 ClL 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:/mww.planningportal. gov. uk/planning/applications/howtoapply/whattosubmit/cif
Further details on the Mayor of London's Community Infrastructure Levy can be found on our
website at: http:./mww.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.
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Agenda Item 7¢

Item No.
7
CITY OF WESTMINSTER
PLANNING APPLICATIONS | Date Classification
COMMITTEE 28 July 2015 For General Release
Report of ‘ Wards involved
Director of Planning Bayswater
Subject of Report 43 Artesian Road, London, W2 5DB
Proposal Alterations to rear garden walls, increase parapet height to second
floor rear extension and erection of rear outbuilding.
Agent Potter & Holmes Architects
On behalf of Ms Deborah Bartlett
Registered Number 15/04048/FULL TP/ PP No TP/25593
Date of Application 08.05.2015 Date amended | 19.05.2015
Category of Application Minor
Historic Building Grade Unlisted
Conservation Area Westbourne

1. RECOMMENDATION

Grant conditional permission.
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43 ARTESIAN ROAD, W2
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View of rear garden and view of closet wing from No.45

43 ARTESIAN ROAD, W2
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Item No.

7

SUMMARY

Permission is sought for alterations to rear garden walls, increasing the parapet height to
closet wing and the erection of rear outbuilding at the end of the garden. The application has
been amended to delete the new wall and balustrade to the closet wing addition in order to
address the objections raised on overlocking grounds. Objections have been received to the
increase in the height of the garden walls, the height and scale of the outbuilding at the end of
the garden which is considered to be overdevelopment and have an adverse impact on
neighbours. :

The key issues in this case are:

» The impact of the proposal on the amenities of adjoining residents.
* The impact of the proposal on the appearance of this house and on the character and
appearance of this part of the Westbourne Conservation Area.

The proposed development is considered to comply with the Council's policies in relation to
design and amenity, and it is recommended that permission is granted subject to the
conditions set out in the draft decision letter.

CONSULTATIONS

NOTTING HILL EAST NEIGHBOURHOOD FORUM
Object to the application due to the loss of privacy. The proposed drawings are too
fragmented and question why the whole house is not drawn.

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS
No. Consulted: 29; Total No. of Replies: 5.
Five responses received objecting on all or some of the following grounds:

Land Use
* Overdevelopment of the site.

Design
e The outbuilding is out of character with neighbouring gardens and character and
appearance of the conservation area.

Amenity

e Creation of a roof terrace at second floor level will overlook and result in a loss of privacy
to Nos. 39, 41 and 45 Artesian Road.

* Raised parapet wall will result in loss of light and overshadowing to No. 41.

Change of use of the flat roof to a terrace is not consistent with other houses in the
terrace, and this flat roof has not been used as a terrace.

» Use as a terrace will cause noise and disturbance to residents.

» Terraces to the rear of these houses have been consistently refused by the City Council.

» Applicant's Design and Access Statement refers to a second floor terrace with a
balustrade at No. 45, but this is misleading, as there is a condition that prevents this roof
being used as a terrace.

» The proposed new summer house at the end of the garden will have an overbearing
impact given the small scale of the existing garden. The structure will tower over the
garden fences.

+ Conditions could be attached for a smaller non full width outbuilding structure which does
not extend above the existing 2.6m boundary fence.
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Item No.

7

* The scale and height of the garden walls, misleading information on the submitted
drawings, increase in height of garden walls will result in loss of light to Nos. 39 and 41
Artesian Road, incorrect measurements.

ADVERTISEMENT/SITE NOTICE: Yes

BACKGROUND INFORMATION
41  The Application Site

The application site is a three storey mid terrace unlisted house located on the south side of
Artesian Road, situated within the Westbourne Conservation Area. The rear garden backs
onto the side elevation of a commercial office building and there is a small shed at the end of
the garden.

4.2 Planning History
Permission was granted for the erection of a mansard roof extension on 14.1.2015.

THE PROPOSAL

Permission is sought for alterations to rear garden walls and to erect a full width outbuilding at
the end of the rear garden. '

The application originally proposed the erection of new wall and balustrading around the
second floor flat roof in order to create a roof terrace. The new wall and balustrading have
been deleted, and the revised proposal now seeks to increase the height of the parapet walls
by 400mm.

The works to the garden walls include removing the existing brick wall with No. 45 and
building a new brick wall with render to both sides to a height of 2655mm. In respect of the
boundary with Ne. 41, it is proposed to build a new wall off the existing wall to 2420mm high,
which will be rendered finish.

DETAILED CONSIDERATIONS
6.1 l.and Use

There are no objections in land use terms to the proposed alterations and outbuilding to this
house.

6.2 Townscape and Design
Outbuilding

Objections have been received to the scale and the impact of the summer house/outbuilding
located at the end of the garden and that it represents overdevelopment.

The proposal is for a brick built structure with a single timber door, located at the end of the
garden abutting the side brick wall of the office building. The outbuilding is shown to 2675mm
high, 1500mm deep and spans the full width of the garden

Although it covers the full width of the garden, it is considered to be acceptable in terms of its
footprint and design. During the course of the application, the height of this structure was
reduced to address the concerns of neighbours (as set out in Section 6.3 below), and the
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proposal is considered in keeping with the host building and will not harm the appearance and
character of this part of the Westbourne Conservation Area.

The proposal therefore complies with Policies 525 and $28 in the City Plan and DES1, DES5
and DES9 in the UDP.

Other Alterations

It was originally proposed to erect a solid boundary wall on the east side and balustrading on
the south and western sides of the closet wing at second floor to create an enclosed roof
terrace. This element attracted a number of objections and has now been deleted from the
application.

The applicant needs to address drainage issues on the flat roof and it is now proposed to
raise the parapet walls by 400mm to accommodate additional insulation and flashing. In
design terms, there are no objections to these alterations.

6.3 Residential Amenity

Loss of LightEnclosure

Despite the objections received, it is not considered that the outbuilding at the end of the rear
garden will result in any material loss of light to neighbours. The height of this structure has
been reduced in order to address a number of the concerns raised.

It is recognised that the existing rear garden is small, and this brick built structure at 2.675m
high will be visible above the height of the garden walls from neighbouring houses and
gardens. However, it is not considered to result in such a material increase in the sense of
enclosure to warrant refusal of permission.

This outbuilding at 2.675m is just marginally taller than what can be built under permitted
development rights (2.5m in the case of a building/enclosure within 2m of a boundary) under
Class E of the General Permitted Development Order 2015.

Overlooking

The objections related to the roof terrace at second floor level, and this aspect has now been
deleted.

There is a door leading onto the existing flat roof, but use of this flat roof is very limited by the
lack of any safety balustrading.

The revised scheme, whilst it does involve raising the parapet, is not high enough to require
satisfying Building Regulations which require a height of 1.1m and a condition is being
imposed to ensure that the flat roof is not used as a terrace.

It is not considered that the slight increase in the parapet will result in any material loss of light
to Nos. 41 and 45 Artesian Road.

6.4 Transportation /Parking

Not relevant in the determination of this householder planning application.
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6.5 Economic Considerations

Not relevant in the determination of this householder planning application.
6.6 Equalities and Diversities

Not relevant in the determination of this householder planning application.
6.7 Westminster City Plan /JUDP Considerations

The proposal does not raise any other policy issues.

6.8 London Plan b

Not refevant in the determination of this householder planning application.

6.9 Central Government Guidance

Regard has been had to the relevant advice in the National Planning Policy Framework
(NPPF).

6.10 Planning Obligations

Not relevant in the determination of this householder planning application.

6.11 Environmental Assessment including Sustainability and Biodiversity Issues
Not relevant in the determination of this householder planning application.

6.12 Other Matters

One of the objectors has questioned the accuracy of the plans and the garden wall is higher,
The proposal seeks to increase the height of the garden walls to a maximum height of 2420
mm on the east side (measured from the ground level of No. 43). It would appear that the

objector has taken the measurements from their side of the boundary where the ground level
is lower.

BACKGROUND PAPERS

NOORAWLN =

Application form.

Response from Notting Hill East Neighbourhood Forum undated.
Response from 39 Artesian Road, London W2.

Response from 41 Artesian Road, London W2

Response from 53 Artesian Road, London W2.

Response from 53 Artesian Road, London W2,

Response from 55 Artesian Road, London W2,

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT OR WISH TO INSPECT ANY OF THE
BACKGROUND PAPERS PLEASE CONTACT AMANDA COULSON ON 020 7641 2875 OR
BY E-MAIL — acoulson@westminster.gov.uk

i\d_wpdocsishorl-te\sc\201 5-07-28\item7.doc\
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15/04048/FULL

DRAFT DECISION LETTER
Address: 43 Artesian Road, London, W2 5DB

Proposal: Alterations to rear garden walls, increase parapet height to second floor rear
extension, erection of rear outbuilding.

Plan Nos: EX-001 Rev D, EX-002 Rev C, PL-010 Rev E, PL-011 Rev E, PL-012 Rev G, PL-
013 Rev E. Design and Access Statement.

Case Officer: Rebecca Mason Direct Tel. No. 020 7641 7540

Recommended Condition(s) and Reason(s):

* between 0 ‘;ar;d 13:00.0n Saturday, and
* not atall on Sur day\s‘x

differences are shown on the drawings we ha e approv d orare reqwred by conditions to this
permissicn. (C26AA) _ /\/ _
Reason: : / “/}?

character and appearance of this part of the Westhour ___Q_qnserv tion Area. This is as set out
in 825 and 528 of Westminster's City Plan: Strategic Policies ad6ptéd November 2013 and

DES 1 and DES 5 or DES 6 or both and paras 10.108 Q 10.1 '8 of our Unitary Development

Plan that we adopted in January 2007. (R26BE) \/

4 You must paint all new outside rainwater and soil pipes black and keep them that colour.
(C26EA)
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 Westbourne Conservation Area. This is as set out
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15/04048/FULL

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)

You must not use the roof of the rear closet wing for sitting out or for any other purpose. You
can however use the roof to escape in an emergency. (C21AA)

Reason:

To protect the privacy and environment of people in neighbouring properties. This is as set out
in S29 and $32 of Westminster's City Plan: Strategic Policies adopted November 2013 and
ENV 6 and ENV 13 of our Unitary Development Plan that we adopted in January 2007.
(R21BC)

Informative(s):

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.
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8

CITY OF WESTMINSTER
PLANNING APPLICATIONS | Date Classification
COMMITTEE 28 July 2015 For General Release
Report of Wards involved
Director of Planning Church Street
Subject of Report 69 Lisson Street, London, NW1 5DA
Proposal : Demolition of existing building between the Brazen Head Public House

and Lisson Gallery and erection of three storey dwellinghouse with
basement on Bell Street frontage with associated alterations to Bell
Street frontage of the Brazen Head.

Agent Brooks/Murray Architects

On behalf of Mr Vasco Sa Fernandes

Registered Number 14/12768/FULL TP /PP No TP/22285
Date of Application 19.12.2014 Date amended | 15.07.2015
Category of Application Minor

Historic Building Grade Unlisted

Conservation Area _Lisson Grove

1. RECOMMENDATION

Grant conditional permission including a condition to secure new paving and tree planting
outside the premises.
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69 Lisson Street (top) and looking west from Bell Street (bottom)

69 LISSON STREET, NW1
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8

SUMMARY

This planning application seeks approval for the demoalition of part of an unlisted building of
merit in the Lisson Grove Conservation Area which is attached to the now vacant Brazen
Head Public House to create a three storey house plus basement. This new house infills the
existing townscape gap.

The application has been amended in respect of the detailed design of the new house, and to
pull back the upper floors. The applicant is offering public realm improvements to repave the
footway outside the premises and new tree planting.

Objections have been received from the St Marylebone Society, the Church Street Ward
Group and the adjoining owner on the grounds of the crude design of the new house and its
impact on the Lisson Grove Conservation Area, the proposed repaving work may have
implications for the Church Street ‘Green Spine' project, loss of light and the impact on the
operation of the adjoining art gallery.

The key considerations are:

* The loss of part of the Class A4 public house and the acceptability of the new house in
land use terms.

¢ The principle of demolition of the existing building which is identified as an uniisted
building of merit and the form and design quality of the replacement building and whether
it preserves or enhances this part of the Lisscn Grove Conservation Area.

e The impact on the amenities of adjoining properties.

The revised scheme which sets the two upper floors back behind the projecting ground floor
shopfront is now considered to be a suitable replacement building which will enhance the
character and appearance of this part of the Lisson Grove Conservation Area and the public
benefits of the scheme justify the demolition of the existing structure. Although there is a
small loss of Class A4 public house floorspace, the public house has not been nominated as
an asset of community value and the loss of this floorspace is not considered to prejudice its
future use. The proposed residential use accords with the NWEDA policies. It is not
considered that the new building will harm the amenities of future residents next door or
adjoining commercial operators. Therefore, the scheme is considered acceptable and is
recommended for approval.

The applicant is offering to pay the costs to repave the area outside the premises and for new
street trees. This work is not required by Council policy and therefore this offer cannot be
taken into consideration in assessing the planning merits of this planning application.

CONSULTATIONS

ENGLISH HERITAGE
(now known as Historic England)
No comments to make.

ENGLISH HERITAGE ARCHAEOQOLOGY

(now known as Historic England)

The proposal is unlikely to have a significant effect on heritage assets of archaeological
interest.
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THAMES WATER

Identified an inability of the existing wastewater infrastructure to accommodate the needs of
this application and request a Grampian style condition to ensure that no development is
commenced until a Drainage Strategy has been approved.

ST MARYLEBONE SOCIETY

Object, overall poor design qualities and generally confusing application. A three bed house is
a better use of the land than the tiny laundrette which was for the exclusive use of the Brazen
Head Hostel, but the new house is not well designed, the facade looks crude and could do
better.

CLEANSING MANAGER
Request a condition is imposed to secure waste/recycling storage.

ENVIRONMENTAL HEALTH
No objection.

HIGHWAYS PLANNING MANAGER

Refuse on transportation grounds. No car parking is being provided for the new house and no
waste storage. The proposed landscaping/planter on the corner of the public house is
positioned on the public highway and is contrary to policy. Such a structure would require a
stopping up order. The tree to be planted outside the building on the public highway will also
need further assessment, and condition exact location and species at a {ater date. If the
applicant wishes to make good the footway, need to comply with the palate of materials as set
out in the Westminster Way.

ADJOINING OWNERS/OCCCUPIERS AND OTHER REPRESENTATIONS
No. Consulted: 24; Total No. of Replies: 1.
One objection received to date from the adjoining Lisson Art Gallery.

Design
» The impact of the proposal on the appearance and character of this part of the Lisson
Grove Conservation Area.

Transportation
* No parking is being provided for the new building.

Amenity
» The applicant's daylight and sunlight report fails to take into account the impact on the
Lisson Art Gallery.

Other Matters

+ Believe that the application is extending over land owned by No. 52-54 Bell Street.

» Request further information on the appearance of the rear elevation and there are party
wall matters that need to be addressed.

e There is an inconsistency in the footprint of the Gallery building in the existing and
proposed - the latter includes a small extension.

» Not clear if the outside space proposed is double height or roofed over and how this will
be used.

¢ There will be a significant impact on the Gallery's ability to undertake business should this
development proceed.

* Significant noise issues.
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ADVERTISEMENT/SITE NOTICE: Yes
Revised Scheme

ST MARYLEBONE SOCIETY

Defer to the Pianning Officer and the Church Street Planning and Licensing Group. Note no
internal access to the basement is shown on the proposed plans which would affect the
possibility of keeping this pub. Housing wili be a better use than a dedicated laundrette. Note
an objection from a neighbour in Bell Street on loss of light, but after looking at the plans
cannot see that there would be an impact of this sort.

CHURCH STREET WARD PLANNING AND LICENSING GROUP

Note that the proposed plans for this building include the empty Brazen Head Public House
and the proposed alterations to the front of the building. The Victorian frontage of the Brazen
Head is scheduled to act as a focal point in the overall regeneration plans for a 'green spine;'
across the ward, these are already approved and request that this aspect of the proposal be
reconsidered. The exterior of the building should not be altered as it will supply the necessary
historical link with the blocks such as Morris House (1904) and Fisherton Estate (1942) along
the route of the projected 'green spine’ which will be one of the main achievements of the vast
regeneration area. Whilst do not oppose the idea for 69 Lisson Street, but the risks to the
approved Church Street Ward Regeneration Plan are very great and must not be ignored.

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS
No. Consulted: 1; Total No. of Replies: 0.

BACKGROUND INFORMATION
4.1 The Application Site

No. 69 Lisson Street is the former Brazen Head Public House, and this planning application
relates to the single storey building with the blue painted shopfront attached to the public
house, which projects beyond the front building line facing anto Bell Street. Behind this
projecting shopfront is a raised parapet wall, with a small courtyard at the rear and a two
storey addition which forms part of the public house.

The front part of this building was last used as an unauthorised launderette which was
ancillary to the unauthorised hostel use on the upper floors of the public house. The
unauthorised hostel use ceased last year and works are currently in progress to convert the
upper floors of the public house into residential use.

The Class A4 public house use ceased earlier this year. Planning permission was granted last
year to convert the upper rear floors into three flats and to build a rear extension and works
are in progress.

The existing building is not listed but lies within the Lisson Grove Conservation Area. The
Council’'s adopted Conservation Area Audit highlights the Brazen Head as an unlisted building
of merit, which includes this single storey projecting shopfront structure. Adjoining the
application site is the Lisson Art Gallery, a modern contemporary building which is
approximately 25 years old.

The application site lies within an area of Special Archaeological Priority. Opposite is the King
Solomon Academy which is Grade Il listed.

Page 166



Item No.

The application site lies within the North Westminster Economic Development Area (NWEDA).
4.2 Planning History

Permission granted on 17 September 2014 for the extension and conversion of the upper
floors of the Brazen Head Public House into three self-contained flats.

Permission refused for the continued use as a short-term lets hostel (sui generis) and appeal
dismissed on 4 April 2011.

A Certificate of Lawfulness application for the change of use of the public house to Class A2
use was withdrawn in 2014 (14/04320/CLEUD)

THE PROPOSAL

The proposal is for the demolition of the existing single storey building and the two storey
structure behind and the erection of new house of basement, ground and two upper floors.
The proposed new house will read as a three storey building when viewed from the street.

The footprint of the new house has been subject to revisions, as originally it was proposed to
follow the current existing projecting building line extending beyond the front elevation of the
public house. The revised scheme now sets the two upper floors back, so it sits just behind
the front elevation of the Brazen Head.

The new house is shown to be constructed of brick with a timber and glass shopfront detail on
the ground floor. The rear elevation is also brick with a large full height glazed element and
there is a small courtyard rear garden. The proposed new house will be in the region of
150m2 in area and provide three bedrooms.

The applicant is proposing to improve the public space in front of the building to seek to
introduce new high quality paving and street furniture, add planters and two new street trees.

DETAILED CONSIDERATIONS
6.1 Land Use

The front part of the application site was last used as a small launderette in association with
the unauthorised use of the upper floors of the Brazen Head Public House as a hostel. This
launderette is now a facility open to the general public and provided local residents a service,
but was unautherised. Therefore, this use was not protected by shopping policy.

There are no recent planning decisions regarding the lawful use of this front part of the
building, but the rear part forms part of the public house (Class A4).

This property is not located outside a designated shopping frontage and the principle of a
residential use is in accordance with the NWEDA policy. The density of the proposed
development is in the region of 643 hrh, which is higher than the City Council’s range in the
UDP (250-500 hrh) but within the London Plan figure of 650-1100 hrh given its high PTAL
rating.

Loss of A4 floorspace

The application involves the loss of the toilets which used to serve the public house on the
ground floor and storage at basement level and a small courtyard area.

Page 167



ltem No.

The public house closed last year, and no planning applications have been made to date for
its change of use. Under the terms of the changes to the General Permitted Development
Order which came into force on 6 April 2015, the applicant would need to apply for prior
approval to ascertain whether the public house has been nominated as a ‘community asset’
before applying for a change of use.

Whilst the proposal will result in a small loss of ancillary Class A4 floorspace, it is not
considered that this would prejudice the re-use of the premises as a public house, or an
alternative use (subject to planning).

6.2 Townscape and Design

Demolition of existing building _

The Conservation Area Audit identifies this building and the Brazen Head Public House as an
unlisted building of merit and as such demolition is normally resisted under Policies 825, 528
and DES9. Regard therefore needs to be had on the significance of the heritage asset
affected in the light of the advice in the NPPF.

It is recognised that the single storey building with its blue shopfront is a distinctive feature in
the local townscape and as an unlisted building of merit its demolition would normally be
resisted. |n this case, the loss of this existing building needs to achieve substantial publiic
benefits.

The existing building is exceptionally small in size and has had a long history of vacancy. Its
very small size does limit its reasonable use by another commercial occupier both in the short
and medium term. It is recognised that the creation of a residential house suitable for a family
is a benefit to the housing stock, and therefore it is considered that a case can be made for its
demolition.

Replacement Building

The design of the new house is predominantly brick with timber sash windows, and replicates
the shopfront detail on the ground floor. The initial design to bring the whole building forward
was considered to be too visually prominent and diminished the architectural integrity of the
adjoining building. The revised scheme setting the building line of the upper floors back is a
more appropriate solution, being subservient to the public house.

In terms of infilling the townscape gap, the new house seeks te follow the terraced properties
along this section of Bell Street, with brick facade with ground floor shopfronts and sash
windows above. Overall, the new building accords with Policy DES4 in terms of its height,
scale and detailed design.

The rear elevation of the house is more contemporary in design to reflect its constrained
location and also to protect the amenities of future residents. The large area of glazing will not
be visible from any public views within the conservation area.

Overall, the proposed new house accords with Policies $S25 and 528 in the City Plan and
Policies DES1, DES4 and DESS in the UDP.

6.3 Residential Amenity

Loss of Light/Enclosure and Privacy

The owner of the adjoining art gallery has raised objections on the grounds of loss of light and
that no daylight/suniight report has been submitted with this planning application which
assesses the impact on this property. .
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The gallery is a commercial use and in terms of losses of light is not afforded the same degree
of protection as residential accommodation, hospital or schools. There is no requirement for
the applicant to submit such a report.

The impact on the art gallery has been fully assessed on site. The new house lines up with the
rear wall of the art gallery in Bell Street and therefore there will be no appreciable loss of light
or sense of enclosure to their rear windows and roof terraces. Therefore, this objection cannot
be supported.

There are a number of existing windows in the side elevation of the upper floors of the
adjoining public house which will be affected by the proposed new house. The applicant has
submitted a Daylight and Sunlight Report which has assessed these future flats and
surrounding residential buildings. There is a valid planning permission to convert the upper
floors into three flats, and the new house will result in a number of these windows being
blocked up. These affected windows are generally secondary windows to these proposed new
flats. Therefore there will be no material loss of light. There will be an increased sense of
enclosure to these future flats, but this is not considered to be so material.

Standard of Residential Accommodation for the Future Occupants

The daylight and outlook of the occupants of the new house will be affected by the proposed
new rear extension to the Brazen Head (which will accommodate the staircase to serve the
new flats) and this will also result in the small rear courtyard and the rear of the proposed
house being very enclosed. However, there is considered to be sufficient natural light and
ventilation to serve the new house.

The new house will be adjacent a public house and it is recognised that such a use may have
implications on the amenities of future occupants of this house in terms of noise and
disturbance especially late at night. The design of the new house will incorporate sound
insulation to address noise transmission between the walls and floors.

6.4  Transportation/Parking

No car parking is being provided for the new house. The Highways Planning Manager objects
to the proposal on the grounds that it will be contrary to Policy TRANS 23 and this will have an
adverse impact on car parking levels in the area and this may lead to a reduction in road
safety and operation.

The Council’s night time parking survey in 2011 indicates a parking occupancy of Res Park
bays within 200 metre radius of the site is 90% and if all legal spaces are included this stress
level reduces to 67%. Daytime occupancy is 92%.

The objections of the Highways Planning Manager are well understood, but given this site's
high PTAL score (6b) and the housing benefits of creating a family house, it is not considered
reasonable to refuse permission on parking grounds. Cycle storage is being provided.

6.5 Economic Considerations

Whilst it is recognised that this unit could be occupied by another commercial user, its small
size does limit any future occupier.

6.6 Equalities and Diversities

Disabled access is being provided for the new house and these accord with policy.
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6.7 Other UDP/Westminster Conéiderations

Archaeology
This site is located inside the Paddington and Lilestone Village Area of Special Archaeological

Pricrity.

There is already a basement level, and whilst there will be some additional excavation to
accommaodate the foundations of this new house, Historic England {Archaeology) raise no
objections.

Waste
Refuse storage for the new house will be reserved by condition.

6.8 London Plan
This application raises no strategic issues
6.9 Planning Obligations

The creation of a single house does not normally trigger planning obligations. The applicant
has indicated a willingness to pay for improvements to the footpath outside the new house
and in front of the Brazen Head and to also pay for tree planting.

Given there is no policy requirement for public realm benefits, this offer must be given no
weight in the assessment of the planning merits of this scheme.

The Church Street Ward Planning and Licensing Group has raised concems about these
works and they may prejudice the Church Street ‘Green Spine’ proposals. The Highways
Planning Manager also objects to the planters on the basis that they are sited on the highway
and pose a danger to pedestrians.

Consultants are currently working on the detailed design of the Green Spine, and there are no
objections in principle to the works in front of the Brazen Head. The proposal should not
conflict with the Green Spine but will enhance this area.

The applicant’'s offer will need to be secured by a Grampian condition and a Unilateral
Undertaking.

6.10 Environmental Assessment including Sustainability and Biodiversity Issues

The applicant has submitted an Environmental Performance Statement which sets out the

energy efficiency performance of the new house. Mechanical ventilation with heat recovery
{(MVHR) will be installed, and a condition is recommended to reserve the details of extract

/intake vents.

On 27 March 2015 the Government announced a new approach to the setting of technical
housing standards in England. This was accompanied by the publication of a new set of
streamlined national technical standards which have replaced the Cade for Sustainable
Homes.

This apptication does not affect any trees. In terms of greening, it is regrettable that the design
does not accommodate a green roof or a green wall. The applicant is offering to pay for two

* street trees.
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6.11 Other Matters

Certificate B Notification

The adjoining owner of the Lisson Art Gallery has queried the certificate of notification
submitted with the application (Certificate A). As a result an amended Certificate B has been
submitted serving notice on the owner of this adjoining building.

The objector considers that the construction of this house will adversely affect the day to day
business of the gallery, but this is not a.ground to refuse permission.

A condition is suggested to reserve the Drainage Strategy for the new house as requested by
Thames Water.

6.12 Conclusion

The revised design is now considered acceptable and it is recommended to grant conditional
permission.

BACKGROUND PAPERS

WN =

@GO

Application form.

Response from English Heritage {(now known as Historic England) dated 2.2 2015.
Response from English Heritage Archaeology (now known as Historic England Archaeology)
dated 16.2.2015.

Email from Thames Water dated 9.2.2015.

Memorandum from Highways Planning Manager dated 3.2.2015.

Memorandum from Cleansing Manager dated 6.2.2015.

Memorandum from Environmental Health dated 20.2.2015.

Response from St Marylebone Society dated 11.2.2015.

Response from 52-54 Bell Street London NVW1,

10 Respense from the St Marylebone Society dated 26.3.2015.
11. Email from Church Street Ward Planning and Licensing Group dated 25.3.2015.

IF YOU HAVE ANY QUERIES ABOUT THIS REPCORT OR WISH TQ INSPECT ANY OF THE
BACKGROUND PAPERS PLEASE CONTACT AMANDA COULSON ON 020 7641 2875 OR
BY E-MAIL - acoulson@westminster.gov.uk

J\d_wpdocsishort-telsci2015-07-2BVitems doctd
20/07/2015
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DRAFT DECISION LETTER
Address: 69 Lisson Street, London, NW1 5DA

Proposal: Demolition of existing building between the Brazen Head Public House and Lisson
Gallery and erection of three storey dwellinghouse with basement on Bell Street
frontage with associated alterations to Bell Street frontage of the Brazen Head.

Plan Nos: Existing : 985.10.0100, 0101, 0102, 0103, 0104, 0106, 0201-A, 0202 -A, 0601-
A 0602 0603-A ; 0604,
Proposed :985.10.101-A, 102-A, 103-A ,104-A, 106-A , 201-B ,601-B, 602- B , 603-
A , 604-A 604-B Proposed Section DD ) 7001, 702 ,703 .

Design and Access Statement , Supplementary Information , Daylight and Sunlight
Assessment , Internal Daylight Assessment ( part superseded by later revisions)
Environmental Performance Statement dated 20 December 2014 , Planning
Statement on behalf of Springcroft Construction dated December 2014 Site
Suitability Assessment -Noise .

Case Officer: Amanda Coulson Direct Tel. No. 020 7641 2875

Recommended Condition(s) and Reason(s}):

’ nt hereby permitted shall be carried out in accordance with the drawings and
Hdisted on th|s decnsmn letter, and any drawmgs approved subsequently by the
eil as as locai,

work only:
yto Friday,; and

Reason: e A

To protect the environment of neig ounn" 'e3|de"ts This ]S asset out in $29 and $32 of

Westminster's City Plan; Strategic Po ici _ ' ker2013 and ENV 6 of our Unitary

d will use, including
glazing, and elevations and roof plans annotated to show¥ naterials are to be located.
You must not start any work on these parts of the devem '

you have sent us. You must then carry out the work using the "pprov"fd materials. (C26BC)
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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 Lisson Grove Conservation Area. This is as set
out in $25 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)

You must apply to us for approval of detailed drawings at a scale of 1:20 of the following parts
of the development - new shopfront. 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 Lisson Grove 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)

All new windows to the front elevation and the shopfront at ground floor shall be painted timber.

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 Lisson Grove Conservation Area. This is as set
out in S25 and $28 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)

You must not form any windows or other openings (other than those shown on the plans) in the
outside walls of the building without our permission. This is despite the provisions of Classes A
of Part 1 of Schedule 2 to the Town and Country Planning General Permitted Development
Order (England) 2015 (or any order that may replace it). (C21EB)

Reason:

To protect the privacy and environment of people in neighbouring properties. This is as set out
in 529 and S32 of Westminster's City Plan: Strategic Policies adopted November 2013 and
ENV 6 and ENV 13 of our Unitary Development Plan that we adopted in January 2007.
(R21BC)

You must not use the front flat roof of the house for sitting out or for any other purpose. You
can however use the roof to escape in an emergency.

Reason:

To protect the privacy and environment of people in neighbouring properties, as set out in S29
of Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 13 of our
Unitary Development Plan that we adopted in January 2007. (R21AC)

You must provide each cycle parking space shown on the approved drawings pricr to
occupation. Thereafter the cycle spaces must be retained and the space used for no other
purpcse without the prior written consent of the local planning authority.
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Reason:
To provide cycle parking spaces for people using the development as set out in TRANS 10 of
our Unitary Development Plan that we adopted in January 2007.

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 $41 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)

You must provide the waste store shown on drawing 985.10.101 A before anyone moves into
the property. You must clearly mark it and make it available at all times to everyone using the
new house. You must store waste inside the property and only put it outside just before it is
going to be collected. You must not use the waste store for any other purpose. (C14DC)

Reason:

To protect the environment and provide suitable storage for waste as set out in $44 of
Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 12 of our Unitary
Development Plan that we adopted in January 2007. (R148BD)

You must not use any part of the development until we have approved appropriate
arrangements to secure the following.

new paving and tree planting

In the case of each of the above benefits, you must include in the arrangements details of when
you will provide the benefits, and how you will guarantee this timing. You must only carry out
the development according to the approved arrangements. (C19BA)

Reason:

To make sure that the development provides the planning benefits that have been agreed, as
set out in 833 of Westminster's City Plan: Strategic Policies adopted November 2013 and in of
our Unitary Development Plan that we adopted in January 2007. (R19AC)

Details of a drainage strategy for the new house shall be submitted to and approved by the city
Council in consultation with Thames Water before any work start on site. The development
shall be carried out in accordance with the approved strategy.

Reason:
To ensure that the proposal does not adversely affect the existing waste water in infrastructure.

Informative(s):

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
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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.

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 Liabifity 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 hitp.//vww.planningportal. gov. uk/planning/applications/howtoapply/whattosubmit/cit
Further details on the Mayor of London's Community Infrastructure Levy can be found on our
website at: http:/mvww. 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.

Under the Highways Act 1980 you must get a licence from us before you put skips or
scaffolding on the road or pavement. It is an offence to break the conditions of that licence. You
may also have to send us a programme of work so that we can tell your neighbours the likely
timing of building activities. For more advice, please phone our Highways Licensing Team on
020 7641 2560. (I35AA)

Under Section 25 of the Greater London Council (General Powers) Act 1973 you need planning
permission to use residential premises as temporary sleeping accommodation. To make sure
that the property is used for permanent residential purposes, it must not be used as sleeping
accommodation by the same person for less than 90 nights in a row. This applies to both new
and existing residential accommodation.

Also, under Section 5 of the Greater London Council (General Powers) Act 1984 you cannot
use the property for any period as a time-share (that is, where any person is given a right to
occupy all or part of a flat or house for a specified week, or other period, each year). (I38AB)

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.

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
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)

Please make sure that the street number and building name (if applicable) are clearly disptayed
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on the building. This is a condition of the London Building Acts (Amendments) Act 1939, and
there are regulations that specify the exact requirements. If you would like more information,
you can contact Ray Gangadeen on 020 7641 7064. (154AA)

Under condition 11, we are likely to accept a legal agreement under section 106 of the Town
and County Planning Act to secure paving and tree planting, as set out in the letter dated March
2015 from Brooks /Murray Architects Supplementary Information. Please look at the template
wordings for planning obligations (listed under 'Supplementary planning guidance') on our
website at www westminster.gov.uk. Once the wording of the agreement has been finalised with
our Legal and Administrative Services, you should write to us for approval of this way forward
under this planning condition. (I77AA)

In respect of Condition 12, you should be aware that Thames Water has identified an inability of
the existing Waste water infrastructure to accommodate the needs of this application.
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BROOKS / MURRAY

8-10 NEW NORTH PLACE
LONDON EC24 414

TEL 0207739 9955

FAX 020 7739 9944
architects@brooksmurray.com

ARCHITECTS
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	Agenda
	 Schedule of Applications
	1 12-14 WIGMORE STREET, W1
	2 21 TREVOR PLACE, SW7
	3 49 MARYLEBONE HIGH STREET, W1
	4 16 REX PLACE, W1
	5 8 CONNAUGHT SQUARE, W2
	6 106 HAMILTON TERRACE, NW8
	7 43 ARTESIAN ROAD, W2
	8 69 LISSON STREET, NW1

