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11 May 2021 

Classification 

For General Release 

Report of 

Director of Place Shaping and Town Planning 

Ward(s) involved 

West End 

Subject of Report 14-16 Park Street, London, W1K 2HY  

Proposal Use of basement, ground, 1st, 2nd and 3rd floors as a hotel (including 
conference and private dining facilities) (Class C1) and use of 4th and 
5th floors as two self-contained flats (Class C3), re-configuration of 
steel staircase linking the basement to the pavement fronting Aldford 
Street, installation of 2x air condenser units in lower ground lightwell on 
Aldford Street elevation, and associated works.  

Agent C2J Architects & Town Planners 

On behalf of Buckingham Securities 

Registered Number 20/07652/FULL & 

20/07653/LBC 

Date amended/ 
completed 

 
30 November 
2020 

Date Application 
Received 

30 November 2020           

Historic Building Grade Grade II Listed 

Conservation Area Mayfair 

 
1. RECOMMENDATION 
 

1. Grant conditional permission  

2. Grant conditional listed building consent. 
3. Agree the reasons for granting listed building consent as set out in Informative 1 of the draft 
decision letter. 

 
2. SUMMARY 
 

 
The application site comprises two Grade II listed buildings located within the Mayfair Conservation 
Area. The site is within an area of mixed-use character within the Central Activities Zone (CAZ) and 
outside of the town centre hierarchy. The lawful use of these buildings is two large dwellinghouses 
(Class C3) that were completed in 2018 but have never been occupied.  
 
Planning permission is sought to use both buildings as a hotel (including conference and private 
dining facilities) (Class C1) over basement to third floor level, to use the fourth and fifth floors as 2 x 
self-contained flats (Class C3) and to make some minor external alterations. Listed building consent 
is also sought to make a number of internal and external alterations.   
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The key issues for consideration are: 

 The impact of the proposals on the special character of the listed buildings and the character 
and appearance of the Mayfair Conservation Area; 

 Whether the hotel and conference element of the proposed development is acceptable 
outside of a commercial area of the CAZ and outside of the town centre hierarchy. 

 Whether the loss of 1,346 sq.m of residential floorspace is acceptable.  

 The impact of the proposed hotel use on the amenity of the neighbouring residential 
occupiers.  

 
The loss of residential floorspace and the introduction of a hotel outside of a commercial area of the 
CAZ that is outside of the town centre hierarchy is contrary to some policies within the development 
plan. Overall, however, the development is considered to be acceptable in land use, amenity and 
transportation terms. Furthermore, the alterations to the buildings with preserve their special 
architectural and historic interest and not harm the character and appearance of the Mayfair 
Conservation Area. 
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3. LOCATION PLAN 
 

                                                                                                                
.. 

  
This production includes mapping data 

licensed from Ordnance Survey with the 
permission if the controller of Her Majesty’s 

Stationary Office (C) Crown Copyright and /or 
database rights 2013. 

All rights reserved License Number LA 
100019597 
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4. PHOTOGRAPHS 
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5. CONSULTATIONS 
 

MAYFAIR RESIDENTS’ GROUP 
Any response to be reported verbally.  
 
RESIDENTS’ SOCIETY OF MAYFAIR AND ST JAMES'S 
Any response to be reported verbally.  
 
HIGHWAYS PLANNING 
No objection subject to conditions.  
 
ENVIRONMENTAL SCIENCES 
No objections subject to conditions following revisions (which overcame initial 
objections).  
 
WASTE PROJECT OFFICER 
Objection – drawings submitted do not label the indicated bins in line with Council waste 
and recycling storage guidance.  
 
THAMES WATER 
Comments provided and informative requested. 
 
ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS RECEIVED 
No. consulted: 125 
Objections received: 7 
 
3 x Objections were received against the planning application. 
4 x Objections were received against the listed building consent (two of these are the 
same comments from the same people who have commented on the planning 
application). 
 
Objectors have raised some or all of the following concerns: 
 
Land Use: 

 Contrary to Council aims to protect and add to family accommodation. 

 Applicant trying to circumvent Mayfair Neighbourhood Plan policies that protect 
residential. 

 Success of returning these sites from office to residential in past should not be 
reversed. 

 Dereliction of duty by the City Council should the loss of two houses be 
permitted.  

 Would set an unacceptable precedent for loss of residential uses and in 
particular family homes. 

 Proposed hotel facilities are far greater than would be needed for the number or 
rooms, implying greater use by more than just hotel guests. 

 Retail (humidor shop) is proposed in the scheme, setting an unacceptable 
precedent for retail uses in area. 

 This residential area not suitable for a hotel. 
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 Question viability of proposed use when other nearby applications state such a 
use is not viable.  

 Question claims that housing in this location is not viable.  

 Proposed flats are accessible only though the hotel and therefore the applicant 
clearly intends for these to form part of the hotel and, as such, all residential use 
would be lost. 

 
Design and Conservation:  

 Application detrimental to character of listed buildings.  

 Application detrimental to setting of listed buildings.  

 Application detrimental to the Mayfair Conservation Area. 
 
Amenity 

 Noise disturbance from use of terraces.  

 Disturbance from visitors to hotel and its facilities.  
 

Highways  

 Traffic issues from visitors to hotel from lack of parking spaces. 
 

PRESS ADVERTISEMENT / SITE NOTICE:  
Yes 
 

 
6. BACKGROUND INFORMATION 

 
6.1 The Application Site  

 
The application site comprises 14 and 16 Park Street, two Grade II listed buildings 
located in the Mayfair Conservation Area and the CAZ. The site is located outside of the 
town centre hierarchy (as defined within the City Plan) and is outside a Mayfair Shopping 
Frontage (as defined within the Mayfair Neighbourhood Plan). The site is located within 
West Mayfair for the purpose of Mayfair Neighbourhood Plan and within an area of 
mixed-use character.  
 
Both properties comprise of lower ground, ground and five upper floors, with No. 14 
being located on the corner of Park Street and Aldford Street. 
 
Following permission being grated in July 2013 in respect to 14 Park Street and in 
November 2011 in respect to 16 Park Street, these buildings were extended and 
converted into two dwellinghouses (Class C3). These works were completed in 2018 but 
the applicant advises that they have never been let or sold despite extensive marketing 
and have therefore remained vacant. Despite never having been occupied as dwellings, 
both buildings afford the facilities required for day-to-day private domestic existence. All 
the relevant pre-commencement and pre-occupation conditions for each of these 
permissions have also all been approved by the City Council. On this basis, the advice 
from the Head of Legal Services is that both buildings are lawfully dwellinghouses (Class 
C3).   
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6.2 Recent Relevant History 
 
14 Park Street: 
 
11/09301/FULL 
Planning permission granted for: “Alterations including infilling of rear lightwell at 
basement and ground floor levels, creation of roof terrace at rear first floor level and 
associated internal alterations at all levels in connection with the use of the property as a 
single family dwelling.” This was subject to making a policy compliant financial 
contribution to the Affordable Housing Fund in lieu of affordable housing provision prior 
to the commencement of development. This payment was made on 31 March 2014.   
Application Permitted  18 July 2013 
 
11/09302/LBC 
Listed building consent grated for: “Alterations including infilling of lightwells at basement 
and ground floor levels, creation of roof terrace at rear first floor and associated internal 
alterations at all levels in connection with the use of the property as a single family 
dwelling.” 
Application Permitted  18 July 2013 
 
 
16 Park Street: 
 
11/09304/FULL 
Planning permission granted for: “Alterations including rear extension at basement level, 
creation of terrace at ground floor level and associated internal alterations in connection 
with use as single family dwelling.” 
Application Permitted  25 November 2011 
 
11/09305/LBC 
Listed building consent grated for: “Alterations including rear extension at basement 
level, creation of terrace at ground floor level and associated internal alterations in 
connection with use as single family dwelling.” 
Application Permitted  25 November 2011 
 
 

7. THE PROPOSAL 
 

Planning permission is sought to:  
 
- Use the basemen to third floors of both buildings as a hotel (Class C1) containing a 

total of eight bedrooms/suites on the second and third floors, and facilities including 
conference rooms, private dining facilities and a cigar room, along with back of 
house facilities such as a the kitchen on the other lower floors.  

- Use of the fourth and fifth floors of both buildings as two self-contained two-bedroom 
flats (Class C3), with each flat occupying one floor of both buildings.  

- Re-configure the steel staircase linking the basement to the pavement fronting 
Aldford Street, install 2 x air condenser units in the lower ground lightwell on the 
Aldford Street elevation, and undertake associated works.  
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Listed building consent is also sought for the physical internal and external works to both 
buildings.  
 
The floorspace figures for the proposal are shown in the table below: 

 

 Existing GIA (sqm) Proposed GIA (sqm) +/- GIA (sqm) 

Residential (Class 
C3)  

1,691 345 -1,346 

Hotel (Class C1) 0 1,346 +1,346 

Total  1,691 1,691 0 (no change) 

 

 No. 14 Park Street total floorspace: 926sqm (GIA) 

 No. 16 Park Street total floorspace: 765sqm (GIA) 
 
8. DETAILED CONSIDERATIONS 

 
Policy Context  
 
The application is required to be determined in accordance with the development plan 
unless material considerations indicate otherwise. The development plan comprises the 
London Plan (adopted March 2021), the City Plan (adopted April 2021) and the Mayfair 
Neighbourhood Plan (adopted December 2019).  

 
The NPPF is a material consideration in the determination of this application 
 

8.1 Land Use 
 

Replacement Residential Units and Loss of Residential Floorspace  
 
The proposal will result in the loss of the two very large dwellinghouses that occupy the 
two buildings. Two more modestly sized two-bedroom flats (167 sq.m and 125 sq.m) are 
proposed to be re-provided at fourth and fifth floor levels.   
 
Access to the two re-provided flats will be from ground floor entrance of No. 16 Park 
Street. Access would be by lift or via a shared staircase to third floor level and then a 
private staircase to the 4th and 5th floors. While the shared access via the staircase in 
No.16 is not ideal, it is a common arrangement within Westminster, especially in large 
historic buildings. These access arrangements are therefore acceptable.  
 
The London Plan and Nationally Described Space Standards identify minimum space 
standard for dwellings of this nature (i.e. 2-bed, 4-person) as 70 sq.m. Both units comply 
with these standards and therefore comply with City Plan Policy 12(C). City Plan Policy 
12(E) identifies that, where it is not practicable or appropriate to provide external amenity 
space for new homes, as would be considered the case on these two upper floors of a 
terrace, additional living space must be provided. The generous sizes of the flats 
proposed provide more than the required additional floorspace required under the policy 
(7 sq.m).  
 
A number of objections have been received to the loss of residential use, floorspace, 
family sized housing and questions have been raised against the applicant’s argument 
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that housing in this location is not viable. An objector argues that the success of 
returning these sites from partly commercial uses to residential in the past should not be 
reversed 
 
The re-provision of the two residential units currently on site would mean that there 
would be no loss of residential units, in accordance with Mayfair Neighbourhood Plan 
Policy MRU 2.3. However, the replacement of two very large dwellinghouses with two 
smaller dwellings would result in a loss of 1,346 sq.m of residential floorspace. The 
failure to re-provide the same residential floorspace as existing is contrary to London 
Plan Policy H8(A) that states, ‘Loss of existing housing should be replaced by new 
housing at existing or higher densities with at least the equivalent level of overall 
floorspace’. Density is measured by units per hectare, habitable rooms per hectare, 
bedrooms per hectare and bedspaces per hectare (London Plan Para. 3.3.22). With the 
exception of units per hectare, the proposed re-provided housing would be less dense 
than the existing housing on site.   
 
The loss of residential floorspace is also partly contrary to City Plan Policy 8(C) that 
protects all existing residential units, uses, floorspace and land except in two 
circumstances which are not satisfied in this instance. Whilst the proposal will protect 
residential units, uses and land, there will be a loss of residential floorspace.  
 
In respect to the loss of residential floorspace, the applicant argues (please see legal 
opinion dated 26 February 2012 in the background papers) that the two dwellings on site 
have never been occupied and therefore the proposal would not result in a true ‘loss’ of 
residential floorspace. Rather, the applicant argues, that carrying out the development 
proposal would lead to the ‘loss of the opportunity’ for this additional residential 
floorspace to be provided over and above that proposed in this application. The 
applicant accepts that this ‘loss of opportunity’ is material consideration in the 
assessment of the application. The applicant’s argument in this respect are accepted by 
officers.  
 
The applicant has submitted no evidence that there is no demand for this type of 
housing in this part of Westminster. Officers, therefore, do not accept that the dwellings 
on site could not be sold or let. However, the City Council cannot compel the applicant to 
let or sell the buildings if market conditions are not currently favourable. As such, if 
permission is not granted for this development proposal, there is a risk that the buildings 
may remain vacant in the short-to-medium term. This risk of continued vacancy, the fact 
that these residential units have never been occupied and therefore the reduction in 
residential floorspace represents a lost opportunity rather than a real loss, means that in 
this instance the policy conflict within London Plan Policy H8(A) and partial policy conflict 
with City Plan Policy 8(C) is considered to be acceptable.   
 
There have been objections to the application on the ground that there would be a loss 
of ‘family-sized’ residential units (defined with the City Plan as a housing unit with 
between three and five bedrooms). City Plan Policy 10(B) requires 25% of new homes 
across Westminster to be family sized. However, the two flats proposed are not ‘new’ but 
‘replacement’ residential units. Furthermore, whilst City Plan Policy 10(C) welcomes the 
conversion of purpose-built single-family homes into multiple family homes, it does not 
state that conversion to non-family sized homes is unacceptable. As such, there is no 
policy basis for resisting the replacement of family-sized residential units with non-family 
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sized residential units. 
 
Finally, objectors have raised concern that, as the flats are accessed through the shared 
stairwell, it may be the intention of the hotel operator to assimilate the residential flats 
into the hotel operation. Such action would represent a change of use of the residential 
units which would require planning permission. As such, the objections do not represent 
sustainable grounds for refusing permission.  
 
 
Proposed Hotel Use 
 
The proposed hotel use will include eight guest suites across second and third floors, a 
lobby, concierge, lounge and dining facilities at ground floor level, conference and dining 
facilities at first floor and a communal gym, pool, lounge, humidor shop/bar and service 
areas including kitchen at basement level. The entrance and lobby will be via No.14, 
which has its door on Aldford Street. Two existing terraces will be able to be utilised by 
guests of the hotel, one at ground floor (the rear of No.16) and the other at first floor (the 
rear of No.14).  
 
In respect to the character of the area surrounding the application site, Para. 4.2.6 of the 
Mayfair Neighbourhood Plan states, ‘The Forum recognises West Mayfair as a location 
which is predominantly residential. Whilst there are important streets which are not 
predominantly residential within West Mayfair – such as Upper Brook Street which is 
almost entirely office, and Park Street and Upper Grosvenor Street where uses are 
genuinely mixed, the overall use and feel is in the main residential’ (emphasis added). 
 
This assessment of Park Street as being genuinely mixed in terms of uses is considered 
to be correct. There is office accommodation located immediately adjacent to the site at 
No.18 Park Street and at the northern end of this terrace (No. 22 and No. 68 Mount 
Street). There are, however, flats opposite the site within Fountain House, a house is 
located immediately to the rear at No. 7 Aldford Street and to the north at No. 20 Park 
Street. Based on the definition of ‘predominantly commercial neighbourhoods’ within the 
City Plan, the area is not considered to be predominantly commercial but a mixed-use 
area.  
 
City Plan Policy 14(A) supports the intensification of the CAZ to provide additional 
floorspace for main town centre use, which includes hotel and conference facilities (as 
defined within the NPPF and London Plan). London Plan Policy E10(D) also supports 
conference facilities within the CAZ, stating, ‘The provision of high-quality convention 
facilities in and around the CAZ should be supported’. London Plan Policy E10(F) states, 
‘Within the CAZ, strategically-important serviced accommodation [which includes hotels] 
should be promoted in Opportunity Areas, with smaller-scale provision in other parts of 
the CAZ except wholly residential street or predominantly residential neighbourhoods’. 
The small size of the proposal hotel is not considered to represent ‘strategically-
important’ serviced accommodation.  
 
Mayfair Neighbourhood Plan Policy MSG2(f) identifies West and Central Mayfair for 
mixed use and residential growth. Mayfair Neighbourhood Plan Policy MRU 1 requires 
proposals for new commercial or entertainment uses in Mayfair to demonstrate how they 
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protect the amenity of nearby residential units and create no material additional adverse 
effects (after mitigation) between 23.00 and 07.00.  
 
There is therefore general support for conference facilities throughout the CAZ, mixed 
use development in this part of Mayfair and hotels in streets within the CAZ that are not 
wholly residential and within neighbourhoods within the CAZ that are not predominantly 
residential.  
 
Given the site’s location within a mixed-use area of the CAZ outside of the town centre 
hierarchy, however, the hotel and conference facility element of the proposed 
development is contrary to the spatial direction within City Plan Policy 15(G) that states, 
‘New hotels and conference facilities will be directed to: 1. commercial areas of the CAZ; 
and 2. town centres that are District Centres or higher in the town centre hierarchy’. 
Whilst the policy does not go as far as to stay that new hotel and conference facilities 
are only acceptable in commercial areas or District Centres and higher in the town 
centre hierarchy, the policy wording is clearly in favour of directly such uses towards 
these areas.  
 
The supporting text for Policy 15 provides guidance on how proposals for new hotel and 
conference facilities will be assessed, stating that such assessment will, ‘… take into 
account the site location, relationship to neighbouring uses, scale of accommodation and 
facilities proposed (the number of bedrooms and nature of other services the hotel 
offers), highways and parking. … When located within heritage assets and where 
appropriate, development should better reveal the historic significance of the building’ 
(Para. 15.13). Para. 15.14 adds, ‘There is a need to ensure a balance between hotel and 
residential uses so that they can all function well, while also ensuring a good quality of 
life for residents. Particularly large or intensively used hotels or conference facilities are 
often not compatible with predominantly residential streets, because the amount of 
activity they generate can cause amenity problems.’  
 
Local residents have objected to the proposal on this basis, arguing that the area 
surrounding the site is a residential area that is not suitable for a hotel. 
 
In order to assess whether or not this breach in policy is fatal to the development 
proposal, it is necessary to consider the nature of the proposed hotel and the objections 
to the proposed use from neighbouring residents.   
 
To this end, the application was accompanied by an Operational Management Plan 
(OMP). This covers a range of topics of the operation of the unit. The key points form 
this document are: 
 

o The external terraces will only be open for use between 08:00 and 20:30. 
o Visitor entry via No. 16 Park Street will be controlled by automated door entry 

between 23:00-07:00 to prevent casual entry. 
o Staff access will be from Park Street. 
o Access to the bar and restaurant will be solely for residents and their guests, or 

guests of pre-booked function. There will be no general access to the public.  
o The bar and restaurant will be open between 07:00-23:00 Monday- Saturday, 
o Leisure facilities provided at ground floor will be open to residents between 07:00 

and 20:00.  
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o Deliveries and collection for the site will only take place between 07:00 and 09:00 
and between 15:00 and 17:00 (Monday – Saturday).  

 
The hours set out in the OMP for guests to access the two terrace areas are considered 
suitable given the proximity of residential uses (to the rear of the site, at No. 7 Aldford 
Street, opposite the site in Fountain House and across Aldford Street at No. 12 Park 
Street) and are recommended to be secured by condition. Equally, the use of the hotel 
facilities shall be restricted to residents and their guests, or guests of pre-booked 
functions as set out in the OMP so as to minimise disturbance to neighbouring residents.    
 
Objectors have raised concerns regarding the impact on residential amenity as a result 
of the use of the terraces and from the increased visitors to the site. It is considered that 
the hours of use restriction condition set out above is sufficient to address this concern. 
The increase in visitors to the site is not considered likely to significantly impact the 
amenity of the area given the site’s location in a mixed-use area, the hours of operation 
of the facilities of the restaurant provided by the applicant and the limited size of the 
hotel. These objections therefore cannot be upheld.  
 
Objectors have raised concerns that the proposed facilities for the hotel (lounges, dining 
facilities, conference facilities, gym, pool and humidor shop/bar) are far greater than 
would be needed for the number of rooms within the hotel (eight) and that this implies a 
far greater use and impact than a regular hotel. While the range of facilities may be 
greater than expected from a standard hotel, the applicant is clear that the hotel is 
intended to provide a luxury environment for guests. As such it may be expected that a 
wider range of facilities may be provided as evidenced here. Given the detail set out in 
the applicant’s OMP in that the facilities will only be accessible for residents and their 
guests, or guests of pre-booked function, it is not considered that the use will have 
significantly more impact than other hotels of a similar type. This aspect of the objections 
raised therefore cannot be upheld.  
 
The proposed humidor shop/bar located at basement level has attracted objections on 
that ground that is a retail use proposed in the scheme, and thus would set and 
unacceptable precedent for retail uses to be established in area. This room is not a retail 
use within its own right and simply forms part of the offer of the hotel. There is therefore 
no retail use proposed in this location and no precedent would be set. This aspect of the 
objections is therefore unsustainable.  
 
Whilst the hotel and conference facilities are contrary to the spatial direction within City 
Plan Policy 15(G), the proposed mixed-use development will secure a use for these 
vacant buildings. Furthermore, the small size of the proposed hotel and conference 
facility and the proposed tight controls over its operation as set out in the draft decision 
letter, means that the development is not considered to be harmful to the amenity of 
local residents or to the character and function of this part of the CAZ. Whilst the 
applications have attracted objections, none live in the immediate vicinity of the site. For 
these reasons, there are considered to be material considerations that warrant departing 
from the spatial direction within City Plan Policy 15(G) in this instance.  

 
8.2 Townscape and Design  

 
The key legislative requirements in respect to designated heritage assets are as follows:  
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Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 
1990 requires that “In considering whether to grant listed building consent for any works 
the local planning authority or the Secretary of State shall have special regard to the 
desirability of preserving the building or its setting or any features of special architectural 
or historic interest which it possesses.”  
 
Section 66 of the same Act requires that “In considering whether to grant planning 
permission for development which affects a listed building or its setting, the local 
planning authority or, as the case may be, the Secretary of State shall have special 
regard to the desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses.”  
 
Section 72 of the same Act requires that “In the exercise, with respect to any buildings or 
other land in a conservation area…special attention shall be paid to the desirability of 
preserving or enhancing the character or appearance of that area.”  
 
Furthermore Chapters 12 and 16 of the NPPF require great weight be placed on design 
quality and the preservation of designated heritage assets including their setting. 
Chapter 16 of the NPPF clarifies that harmful proposals should only be approved where 
the harm caused would be clearly outweighed by the public benefits of the scheme, 
taking into account the statutory duty to have special regard or pay special attention, as 
relevant. This should also take into account the relative significance of the affected asset 
and the severity of the harm caused.   
 
14 and 16 Park Street are Grade II listed buildings located within the Mayfair 
Conservation Area to which they make a positive contribution. They are part of block 
built circa 1896-97 to design by Balfour and Turner. The Survey of London notes “… The 
range is a good if subdued example of the firm's approach to speculative housing; the 
elevations, in red brick with stone dressings, assume a late Queen Anne manner, with 
bold chimneys, occasional gables, and strong bay windows at the corners of Aldford 
Street and Mount Street, though most of the sash windows are of a conventional 
Georgian type. The houses have two main rooms on a floor with spacious central 
staircases of wood, of which a good example survives at No. 14… Inside the houses in 
Park Street, other architects and decorators were naturally involved. Of several 
interesting interiors those at No. 14 Park Street, where rich plasterwork in the drawing-
room was perhaps due to H. C. Boyes, the first occupant's architect, may be singled 
out; this house has a lengthy single-storey extension along Aldford Street, converted into 
a single board room in about 1936. All the houses here are now at least in part used as 
offices.” 
 
Since the Survey of London studied the buildings, they have been converted back to 
residential use retaining many features of special interest including those mentioned in 
the Survey. 
 
The main areas of alteration are at basement level and on the top floors. These areas of 
both buildings have been subjected to the most alteration in the past and the further 
changes now proposed will have minimal impact on the special interest of the buildings. 
 
A key feature of No. 16 affected by the proposals is the rear ground floor room in which 
partitions will be erected to provide a WC. The room is currently fitted out as a kitchen 
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and the WC will replace modern larder cupboards and an area of dropped-ceiling. The 
fine chimneypiece on the opposite wall will be unaffected by the alteration, and the 
removal of the incongruous kitchen fittings will be a benefit.  
 
Another feature of No. 16 affected by the proposals is the secondary staircase which it is 
proposed to demolish at fourth floor level. This is unnecessarily harmful to the building’s 
special interest and must be omitted. This may be secured by condition. 
 
A key feature of No. 14 affected by the alterations is the secondary staircase which is to 
be closed-off and partly adapted to form a cupboard. This is undesirable but, in the 
overall context of the scheme, acceptable and at fifth floor level the staircase is entirely 
modern.  
 
The principal benefit of the scheme, in heritage asset terms, is the public access that it 
will allow to the rooms of greatest architectural significance at ground and first floor 
levels. Whilst not ‘public’ in the same way as, say, a museum, the rooms would be more 
accessible than if still within a private house, and their proposed use is complementary 
to their original design.  
 
Externally, there are minor changes to the modern metal steps from the street to the 
basement lightwell in Aldford Street and mechanical plant in the lightwell. There appears 
to be an existing pergola is to be erected at the eastern end of the Aldford Street 
lightwell, although the drawings are unclear on this point. Nevertheless, its retention is 
acceptable, as are the mechanical plant and the changes to the metal steps. 
 
On the roof of the rear wing facing Aldford Street a terrace area is proposed. This is 
acceptable subject to conditions to prevent visual clutter that would detract from the 
appearance of the building and surrounding conservation area.  
 
Objectors have raised concern that the proposals are detrimental to character of the 
listed buildings, the setting of listed buildings, and also detrimental to the Mayfair 
Conservation Area. Officers do not agree with these views and, subject to omission of 
the staircase demolition and with matters of detail reserved by condition, the proposal is 
acceptable in heritage asset terms, mindful of Westminster City Plan 2019-2040 Policies 
38, 39 and 40, the Mayfair Neighbourhood Plan Policies MD1, MD2, MD3 and MD, and 
the City Council’s ‘Repairs and Alterations to Listed Buildings’ supplementary planning 
guidance. Therefore, a recommendation to grant conditional permission and 
consent would be compliant with the requirements of the NPPF and the statutory duties 
of the Planning (Listed Buildings and Conservation Areas) Act 1990.  
 

8.3 Residential Amenity 
 
Kitchen Extract and Discharge 
 
The originally submitted scheme included an extract system which was proposed to 
discharge at basement level into the lightwell on Aldford Street which would serve the 
restaurant for the hotel. Given that there are residents within close proximity directly 
across Aldford Street and next door at No. 7 Aldford Street, this arrangement of extract 
mechanism is considered to be unacceptable on the advice from colleagues in 
Environmental Sciences.  
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Following these comments and as the building is not suitable to host a full height extract 
duct, the applicant has revised the scheme to omit the low-level discharge and instead 
provide an internal recirculation system. The Environmental Sciences Officer has 
confirmed that this revised arrangement is suitable subject to the inclusion of conditions 
controlling the cooking equipment and nature of fuel (to ensure it is compliant with the 
system) and prohibiting external discharge of fumes. The revised proposal is therefore 
considered to be compliant with City Plan Policy 33(D).  
 
Mechanical Plant and Equipment  
 
The proposals include the installation of two air conditioning units at basement level in 
the lightwell on Aldford Street. An acoustic report has been submitted in support of this 
aspect of the proposals which has been assessed by Environmental Sciences. It has 
been confirmed that the units are likely to comply with policy in respect to noise and 
vibration. A supplementary acoustic report is recommended to be secured by condition 
to ensure compliance with City Plan Policy 22(C).  
 
To ensure the environment of the flats on the fourth and fifth floor are protected, the 
Environmental Sciences Officer has recommended a condition be applied to ensure 
noise from internal activity from within the hotel does not exceed policy levels.  
 

8.4 Transportation/Parking 
 

Trip Generation and Servicing 
 

The Highways Planning Manager notes that the Transport Statement submitted with the 
application estimates that there would be some 12 delivery trips per day. He considers 
that his seems quite high, given the size of the development, but these could be 
accommodated given the amount of single yellow line in the immediate vicinity and what 
the occupancy surveys show about the number of parking bays that are usually 
available. As such, he has no objection to the servicing aspect of the proposed use.  
 
Objectors have raised concerns regarding increased traffic issues from visitors to the 
hotel as a result of the current lack of parking spaces. The Highways Planning Manager 
advises that it is not anticipated that any increased trip generation from the hotel will 
have a significant impact due to the excellent public transport connections and existing 
provision of suitable drop off locations in the vicinity and as such this objection cannot be 
upheld.  
 
Car Parking 
 
The lack of car parking for the hotel and residential units is policy compliant.   
The  
With regards to the proposed hotel, the Highways Planning Manager has noted that 
should residents stay for 90 days or more, there may be a possibility that parking permits 
could be sought and issued. This would result in an unacceptable increase in parking 
pressure in the surrounding area and as such, has recommended that a condition 
limiting the maximum stay for guest to 89 days be applied.  
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Cycle Parking 
 
The provision of 6 cycle storage spaces located in a vault at basement level (on the 
Aldford Street elevation) is policy compliant.  
 

8.5 Economic Considerations 
 
Any economic benefits derived from the additional visitor accommodation is welcome.  

 
8.6 Access 

 
Access to the site will remain unchanged overall as a result of the proposals. The two 
flats on the upper floors will be accessed from the door and stairs at 16 Park Street, 
while the hotel will be accessed from No. 14.  
 

8.7 Other UDP/Westminster Policy Considerations 
 
Refuse /Recycling 
 
The Waste Project Officer has assessed the application and raised objection on the 
grounds that the submitted plans do not show details for waste storage which are in line 
with Council requirements. While bins are show on the submitted basement drawing, 
these are not labelled with the various waste streams or to differentiate between the 
commercial and residential stores. These details shall be secured by condition.  
 

8.8 Neighbourhood Plans 
 
The Mayfair Neighbourhood Plan includes policies on a range of matters including 
character, heritage, community uses, retail, offices, housing, cultural uses, transport and 
the environment. It has been through independent examination and supported at 
referendum on 31 October 2019, and therefore now forms part of Westminster’s 
statutory development plan. It will be used alongside the council’s own planning 
documents and the Mayor’s London Plan in determining planning applications in the 
Mayfair Neighbourhood Area. Where any matters relevant to the application subject of 
this report are directly affected by the policies contained within the neighbourhood plan, 
these are discussed elsewhere in this report. 

 
8.9 London Plan 

 
This application raises no strategic issues. 

 
8.10 National Policy/Guidance Considerations 

 
The policies referred to above post-date the NPPF and are therefore in full compliance.  
 
No pre-commencement conditions are required for this application. 
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8.11 Planning Obligations  
 
Planning obligations are not relevant in the determination of this application.  
 

8.12 Environmental Impact Assessment  
 
Not applicable. 
 

8.13 Other Issues 
 
Thames Water 
 
Thames Water, whilst not objecting to the proposals, have made comments regarding 
water construction details and water pressure. These matters will be dealt with by way of 
informatives, as appropriate. 
 
Viability of Hotel Use 
 
Objectors have questioned the viability of the proposed hotel in light of there being a 
nearby application which involved the loss of a similar style hotel. In that application the 
relevant applicant is arguing that such a use is not viable, and objectors raise concern 
that such different approaches in close proximity cannot be correct. While the point is 
noted, the City Council must consider each application on its own merits and there are 
likely to be site-specific issues that impact upon viability. To be pursuing this 
development proposal, the application must consider it to be a viable development. 
There are not reasons for officers to suspect otherwise.  
 

(Please note: All the application drawings and other relevant documents and Background 
Papers are available to view on the Council’s website) 
 

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT PLEASE CONTACT THE PRESENTING 
OFFICER:  MARK HOLLINGTON  BY EMAIL AT mhollington2@westminster.gov.uk  

 
 

mailto:mhollington2@westminster.gov.uk
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9. KEY DRAWINGS 
 

Existing Basement  

 
Proposed Basement  
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Existing Ground  

 
Proposed Ground  
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Existing First  

 
Proposed First  
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Existing Second  

 
Proposed Second  
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Existing Third  

 
Proposed Third  
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Existing Fourth  

 
Proposed Fourth  
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Existing Fifth  

 
Proposed Fifth  
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Existing/Proposed Park St Elevation (no change)  
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Existing/Proposed Aldford St Elevation (no change)  
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Existing/Proposed Rear Elevation/Section (no change) 
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DRAFT DECISION LETTER 
 

Address: 14-16 Park Street, London, W1K 2HY 
  
Proposal: Use of basement, ground, 1st, 2nd and 3rd floors as a hotel (including conference 

and private dining facilities) (Class C1) and use of 4th and 5th floors as two self-
contained flats (Class C3), re-configuration of steel staircase linking the basement to 
the pavement fronting Aldford Street, installation of 2x air condenser units in lower 
ground lightwell on Aldford Street elevation, and associated works. 

  
Reference: 20/07652/FULL 
  
Plan Nos: AL(00)03 Rev. C ; AL(00)01 Rev. G ; AL(00)02 Rev. C ; AL(PL)13 Rev. C ; 

AL(PL)14 Rev. D ; AL(PL)15 Rev. D ; AL(PL)16 Rev. A ; AL(PL)17 ; AL(PL)18 Rev. 
C ; AL(PL)19 ; AL(PL)20 Rev. C 
 

  
Case Officer: Adam Jones Direct Tel. No. 020 7641 

07779431391 
 
Recommended Condition(s) and Reason(s) 
 
 

  
 
1 

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

  
 
 

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

  
 
2 

 
Except for piling, excavation and demolition work, you must carry out any building work which 
can be heard at the boundary of the site only:  
o between 08.00 and 18.00 Monday to Friday;  
o between 08.00 and 13.00 on Saturday; and  
o not at all on Sundays, bank holidays and public holidays.  
 
You must carry out piling, excavation and demolition work only:  
o between 08.00 and 18.00 Monday to Friday; and  
o not at all on Saturdays, Sundays, bank holidays and public holidays.  
 
Noisy work must not take place outside these hours unless otherwise agreed through a Control 

of Pollution Act 1974 section 61 prior consent in special circumstances (for example, to 
meet police traffic restrictions, in an emergency or in the interests of public safety). 
(C11AB) 

 
  
 
 

Reason: 
To protect the environment of neighbouring occupiers. This is as set out in Policies 7 and 33 of 
the City Plan 2019 - 2040 (April 2021).  (R11AD) 
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3 

 
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 Mayfair Conservation Area.  This is as set out in 
Policies 38, 39 and 40 of the City Plan 2019 - 2040 (April 2021).  (R26BF) 
 

  
 
4 

 
You must apply to us for approval of detailed drawings of following parts of the development:  
1) The Aldford Street lightwell external metal stairs. 
 
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 detailed 
drawings. 

 
  
 
 

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 Mayfair Conservation Area.  This is as set out in 
Policies 38, 39 and 40 of the City Plan 2019 - 2040 (April 2021).  (R26BF) 
 

  
 
5 

 
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 Mayfair Conservation Area.  This is as set out in 
Policies 38, 39 and 40 of the City Plan 2019 - 2040 (April 2021).  (R26BF) 
 

  
 
6 

 
You must not attach flues, ducts, soil stacks, soil vent pipes, or any other pipework other than 
rainwater pipes to the outside of the building unless they are shown on the approved drawings.  
(C26KA) 
 

  
 
 

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 Mayfair Conservation Area.  This is as set out in 
Policies 38, 39 and 40 of the City Plan 2019 - 2040 (April 2021).  (R26BF) 
 

  
 
7 

 
You must not put structures such as canopies, fences, loggias, trellises or satellite or radio 
antennae on the roof terrace.  (C26NA) 
 

  
 
 

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 Mayfair Conservation Area.  This is as set out in 
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Policies 38, 39 and 40 of the City Plan 2019 - 2040 (April 2021).  (R26BF) 
 

  
 
8 

 
The two external terraces may only be used by residents of the hotel and their guests, or guests 
of a pre-booked function held at the hotel, between the hours of 08:00-20:30 daily. 
 

  
 
 

Reason: 
To protect the privacy and environment of people in neighbouring properties. This is as set out 
in Policies 7, 33 and 38 of the City Plan 2019 - 2040 (April 2021).  (R21BD) 
 

  
 
9 

 
Access to the hotel facilities (for example but not limited to the bar, restaurant, gym/spa, 
conference facilities etc.) will be solely for residents and their guests, or guests of a pre-booked 
function held at the hotel. There will be no general access to the public. 
 

  
 
 

Reason: 
To make sure that the use will not cause nuisance for people in the area. This is as set out 
Policies 7, 16 and 33 of the City Plan 2019 - 2040 (April 2021).  (R05GC) 
 

  
 
10 

 
Deliveries and servicing for the hotel use will only be between 07:00-09:00 and 15:00-17:00 
Monday - Saturday. 
 

  
 
 

Reason: 
To make sure that the use will not cause nuisance for people in the area, as set out Policies 7, 
16 and 33 of the City Plan 2019 - 2040 (April 2021) and to avoid blocking the surrounding 
streets and to protect the environment of people in neighbouring properties as set out in Policy 
29 of the City Plan 2019 - 2040 (April 2021). 
 

  
 
11 

 
The maximum length of stay for any guest staying in the extension to the hotel (Class C1) shall 
not exceed 89 days. 
 

  
 
 

Reason: 
To make sure that the use will not cause nuisance for people in the area. This is as set out 
Policies 7, 16 and 33 of the City Plan 2019 - 2040 (April 2021).  (R05GC) 
 

  
 
12 

 
You must provide each cycle parking space shown on the approved drawings prior to 
occupation of the development. Thereafter the cycle spaces must be retained and the space 
used for no other purpose.  (C22FC) 
 

  
 
 

Reason: 
To provide cycle parking spaces for people using the development in accordance with Policy 25 
of the City Plan 2019 - 2040 (April 2021). (R22FB) 
 

  
 
13 

 
(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 
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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 in writing by the City Council. The 
background level should be expressed in terms of the lowest LA90, 15 mins during the 
proposed hours of operation.  The plant-specific noise level should be expressed as LAeqTm 
and shall be representative of the plant operating at its maximum.  
 
(2) Where noise emitted from the proposed plant and machinery will contain tones or will be 

intermittent, the 'A' weighted sound pressure level from the plant and machinery 
(including non-emergency auxiliary plant and generators) hereby permitted, when 
operating at its noisiest, shall not at any time exceed a value of 15 dB below the 
minimum external background noise, at a point 1 metre outside any window of any 
residential and other noise sensitive property, unless and until a fixed maximum noise 
level is approved in writing 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 
written approval by the City Council. Your submission of a noise report must include: 

(a) A schedule of all plant and equipment that formed part of this application; 
(b) Locations of the plant and machinery and associated: ducting; attenuation and damping 

equipment; 
(c) Manufacturer 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 LA90, 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.  (C46AC) 
 

  
 
 

Reason: 
Because existing external ambient noise levels exceed WHO Guideline Levels, and as set out 
in Policies 7 and 33 of the City Plan 2019 - 2040 (April 2021) and the draft Noise Technical 
Guidance Note (November 2019), so that the noise environment of people in noise sensitive 
receptors is protected, including the intrusiveness of tonal and impulsive sounds, and 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.  (R46AC) 
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14 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 0.2m/s (1.75) 8 hour night-time as defined by BS 6472 
(2008) in any part of a residential and other noise sensitive property.  (C48AB) 
 

  
 
 

Reason: 
To ensure that the development is designed to prevent structural transmission of noise or 
vibration and to prevent adverse effects as a result of vibration on the noise environment in 
accordance with Policies 7 and 33 of the City Plan 2019 - 2040 (April 2021) and the draft Noise 
Technical Guidance Note (November 2019).  (R48AB) 
 

  
 
15 

 
You must apply to us for approval of details of a supplementary acoustic report demonstrating 
that the plant will comply with the Council's noise criteria as set out in Condition 13 and 14 of 
this permission. You must not start work on this part of the development until we have approved 
in writing what you have sent us.  (C51AB) 
 

  
 
 

Reason: 
Because existing external ambient noise levels exceed WHO Guideline Levels, and Policies 7 
and 33 of the City Plan 2019 - 2040 (April 2021) and the draft Noise Technical Guidance Note 
(November 2019), so that the noise environment of people in noise sensitive receptors is 
protected, including the intrusiveness of tonal and impulsive sounds, and by contributing to 
reducing excessive ambient noise levels. (R51AC) 
 

  
 
16 

 
(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 IN; 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 in writing 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 IN; 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 in writing 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. 

 
(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 written 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 
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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 LA90, 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 LA90, 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.  (C47AC) 
 

  
 
 

Reason: 
Because existing external ambient noise levels exceed WHO Guideline Levels and as set out in 
Policies 7 and 33 of the City Plan 2019 - 2040 (April 2021) and the draft Noise Technical 
Guidance Note (November 2019), so that the noise environment of people in noise sensitive 
receptors is protected, including the intrusiveness of tonal and impulsive sounds, and 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. (R47AC) 
 

  
 
17 

 
The kitchen extract ventilation for the removal of cooking fumes and odours shall consist only of 
a recirculation system such that the cooking fumes will not be directly discharged externally and 
where: 
i. All cookline equipment shall operate by electricity only,  
ii. All cookline equipment shall be placed under the recirculation canopy, and  
iii. Prominent signage shall be placed on the recirculation equipment in the kitchen stating no 

combustible fuel such as gas, charcoal, wood etc. can be utilised within the kitchen. 
 
This arrangement shall remain in situ and remain operational for the life of the development.  
 

  
 
 

Reason: 
To make sure that the use will not cause nuisance for people in the area. This is as set out 
Policies 7, 16 and 33 of the City Plan 2019 - 2040 (April 2021).  (R05GC) 
 

  
 
18 

 
You must apply to us for approval of details of how waste is to be stored on site for the hotel 
use hereby approved. You must not commence the hotel use until we have approved in writing 
what you have sent us. You must then provide and permanently retain the waste store in 
accordance with the approved details and clearly mark it and make it available at all times to 
everyone using the hotel. You must not use the waste store for any other purpose. 
 

  
 
 

Reason: 
To protect the environment and provide suitable storage for waste as set out in Policies 7 and 
37 of the City Plan 2019 - 2040 (April 2021).  (R14BE) 
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Informative(s): 

  
 
1 

 
In dealing with this application the City Council has implemented the requirement in the National 
Planning Policy Framework to work with the applicant in a positive and proactive way. We have 
made available detailed advice in the form of our statutory policies in Westminster's City Plan 
(November 2016), Unitary Development Plan, the City Plan 2019 - 2040: Intend to Adopt 
version (March 2021), neighbourhood plan (where relevant), supplementary planning 
documents, planning briefs and other informal written guidance, as well as offering a full pre 
application advice service, in order to ensure that applicant has been given every opportunity to 
submit an application which is likely to be considered favourably. In addition, where appropriate, 
further guidance was offered to the applicant at the validation stage. 

  
 
2 

 
In relation to condition 9, the reference to "hotel facilities" includes all the facilities offered at the 
hotel such as, but not limited to, the bar, restaurant, gym/spa, conference facilities etc.. Should 
the facilities shown on the approved drawings evolve in their function over time, condition 9 
shall still apply to these. 

  
 
3 

 
Conditions 13, 14 and 15 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.  (I82AA) 

  
 
4 

 
You are advised to permanently mark the plant/ machinery hereby approved with the details of 
this permission (including date decision and planning reference number). This will assist in 
future monitoring of the equipment by the City Council if and when complaints are received. 

  
 
5 

 
With regards to condition 17: 
- The general ventilation within the kitchen must be designed to achieve an ambient 

temperature of not more than 25 centigrade and provide sufficient air changes within the 
workspace in accordance with Building & Engineering Services Association (BESA) 
guidance DW172-2018. 

 
- If there is any intention in the future to utilise combustible fuel within the premises than 

approval must first be sought on an alternative to the recirculation system via a new 
planning application and listed building consent (as appropriate). Such applications must 
submit details of extraction which shall consist of a system discharging at 'full height' of 
the building housing the commercial kitchen and which is also higher than any buildings 
within 20m of the discharge point. 

  
 
6 

 
You must register your food business with the Council, please use the following link: 
www.westminster.gov.uk/registration-food-business. Please email the Environmental Health 
Consultation Team (Regulatory Support Team 2) at ehconsultationteam@westminster.gov.uk 
for advice on meeting our standards on ventilation and other equipment. Under environmental 
health legislation we may ask you to carry out other work if your business causes noise, smells 
or other types of nuisance. 
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7 

 
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 and to apply online please visit 
www.westminster.gov.uk/suspensions-dispensations-and-skips. 

  
 
8 

 
Under the Greater London Council (General Powers) Act 1973, as amended by the 
Deregulation Act 2015, you need planning permission to use residential premises as 'temporary 
sleeping accommodation' (i.e. where the accommodation is occupied by the same person or 
persons for less than 90 consecutive nights) unless the following two conditions are met: 
 
1. The number of nights in any single calendar year in which the property is used to provide 

'temporary sleeping accommodation' does not exceed 90 [ninety]. 
2. The person who provides the sleeping accommodation pays council tax in respect of the 

premises under Part 1 of the Local Government Finance Act 1992 (where more than 
one person provides the sleeping accommodation, at least one of those persons must 
pay council tax in respect of the premises). 

 
This applies to both new and existing residential accommodation. Please see our website for 

more information: www.westminster.gov.uk/short-term-lets. 
 
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). 

  
 
9 

 
Please make sure that the street number and building name (if applicable) are clearly displayed 
on the building. This is a condition of the London Building Acts (Amendments) Act 1939, and 
there are regulations that specify the exact requirements. For further information on how to 
make an application and to read our guidelines on street naming and numbering, please visit 
our website: www.westminster.gov.uk/street-naming-numbering (I54AB) 

  
 
10 

 
We recommend all hoteliers to join the Westminster Considerate Hoteliers scheme and to 
support the Considerate Hoteliers Environmental Charter. This aims to promote good 
environmental practice in developing and managing hotels.  For more information, please 
contact: 
 
Considerate Group 
2 Eastbourne Terrace,  
London  
W2 6LG  
E-mail:  jk@considerategroup.com  
Phone:  020 3865 2052 
 

  
 
11 

 
The term 'clearly mark' in condition 18 means marked by a permanent wall notice or floor 
markings, or both. 
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Our waste storage requirements guide, which outline the council's requirements and give 
examples of suitable waste management equipment, is available at the following link: 

https://www.westminster.gov.uk/recycling-and-rubbish/recycling-and-reusing/waste-storage-
planning-advice 

  
 
12 

 
Please contact Thames Water with any questions or concerns regarding discharge of waste 
water or sewerage from the site. 
 
Should there be the intention as part of these proposals to discharge ground water to the public 

network, this would require a Groundwater Risk Management Permit from Thames 
Water. Any discharge made without a permit is deemed illegal and may result in 
prosecution under the provisions of the Water Industry Act 1991. Permit enquiries 
should be directed to Thames Water's Risk Management Team by telephoning 
02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application 
forms should be completed on line via www.thameswater.co.uk/wastewaterquality 

  
 
13 

 
The development for which planning permission has been granted has been identified as 
potentially liable for payment of both the Mayor of London and Westminster City Council's 
Community Infrastructure Levy (CIL).  Further details on both Community Infrastructure Levies, 
including reliefs that may be available, can be found on the council's website at:  
www.westminster.gov.uk/cil 
 
Responsibility to pay the levy runs with the ownership of the land, unless another party has 

assumed liability. If you have not already you must submit an Assumption of Liability 
Form immediately. On receipt of this notice a CIL Liability Notice setting out the 
estimated CIL charges will be issued by the council as soon as practicable, to the 
landowner or the party that has assumed liability, with a copy to the planning applicant. 
You must also notify the Council before commencing development using a 
Commencement Form 

 
CIL forms are available from the planning on the planning portal: 

www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil 
 
Forms can be submitted to CIL@Westminster.gov.uk 
 
Payment of the CIL charge is mandatory and there are strong enforcement powers and 

penalties for failure to pay, including Stop Notices, surcharges, late payment 
interest and prison terms.  

 
  

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

Address: 14-16 Park Street, London, W1K 2HY,  
  
Proposal: Re-configuration of steel staircase linking the basement to the pavement fronting 

Aldford Street, installation of 2x AC condenser units in lower ground lightwell on 
Aldford Street elevation, internal alterations at all floors, and associated works. [Site 
includes 14 and 16 Park Street] 

  
Plan Nos:  Existing/Demolition Drawings: 

AL(PL)01 Rev. A ;  
 
Proposed Drawings: 
AL(00)03 Rev. C ; AL(00)01 Rev. G ; AL(00)02 Rev. C ; AL(PL)13 Rev. C ; 
AL(PL)14 Rev. D ; AL(PL)15 Rev. D ; AL(PL)16 Rev. A ; AL(PL)17 ; AL(PL)18 Rev. 
C ; AL(PL)19 ; AL(PL)20 Rev. C 

  
Case Officer: Adam Jones Direct Tel. No. 07779431391 
 
Recommended Condition(s) and Reason(s) or Reason(s) for Refusal: 
 

  
 
1 

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

  
 
 

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

  
 
2 

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

  
 
 

Reason: 
To protect the special architectural or historic interest of this building and to make sure the 
development contributes to the character and appearance of the Mayfair Conservation Area. 
This is as set out in Policies 38 and 39 of the City Plan 2019 - 2040 (April 2021).  (R27AC) 
 

  
 
3 

 
The new joinery work must exactly match the existing original work unless differences are 
shown on the drawings we have approved.  (C27EA) 
 

  
 
 

Reason: 
To protect the special architectural or historic interest of this listed building. This is as set out in 
Policy 39 of the City Plan 2019 - 2040 (April 2021) and paragraph  of our Supplementary 
Planning Guidance: Repairs and Alterations to Listed Buildings.  (R27BE) 
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4 All new outside rainwater and soil pipes must be made out of metal and painted black.  
(C27HA) 
 

  
 
 

Reason: 
To protect the special architectural or historic interest of this building and to make sure the 
development contributes to the character and appearance of the Mayfair Conservation Area. 
This is as set out in Policies 38 and 39 of the City Plan 2019 - 2040 (April 2021).  (R27AC) 
 

  
 
5 

 
You must not disturb existing ornamental features including chimney pieces, plasterwork, 
architraves, panelling, doors and staircase balustrades. You must leave them in their present 
position unless changes are shown on the approved drawings or are required by conditions to 
this permission. You must protect those features properly during work on site.  (C27KA) 
 

  
 
 

Reason: 
To protect the special architectural or historic interest of this building and to make sure the 
development contributes to the character and appearance of the Mayfair Conservation Area. 
This is as set out in Policies 38 and 39 of the City Plan 2019 - 2040 (April 2021).  (R27AC) 
 

  
 
6 

 
You must apply to us for approval of detailed drawings showing the following alteration(s) to the 
scheme:  
1) the retention in its entirety and without alteration of the secondary staircase in No.16.  
 
You must not start on these parts of the work until we have approved what you have sent us. 

You must then carry out the work according to the approved drawings. 
 

  
 
 

Reason: 
To protect the special architectural or historic interest of this listed building. This is as set out in 
Policy 39 of the City Plan 2019 - 2040 (April 2021) and paragraph  of our Supplementary 
Planning Guidance: Repairs and Alterations to Listed Buildings.  (R27BE) 
 

  
 
7 

 
You must apply to us for approval of detailed drawings of following parts of the development:  
1) All new internal doors, and 
2) The enclosure/cupboard to the secondary staircase in No.14.  
 
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 detailed 
drawings. 

 
  
 
 

Reason: 
To protect the special architectural or historic interest of this building and to make sure the 
development contributes to the character and appearance of the Mayfair Conservation Area. 
This is as set out in Policies 38 and 39 of the City Plan 2019 - 2040 (April 2021).  (R27AC) 
 

  
 
8 

 
You must apply to us for approval of samples, specifications, and colours of the following parts 
of the development:  
1) All new internal floor finishes, and 
2) Internal decorative schemes for all rooms at Ground and First Floor levels and to the entirety 
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of both main staircases.  
 
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 samples, 
specifications, and colours. 

 
  
 
 

Reason: 
To protect the special architectural or historic interest of this listed building. This is as set out in 
Policy 39 of the City Plan 2019 - 2040 (April 2021) and paragraph  of our Supplementary 
Planning Guidance: Repairs and Alterations to Listed Buildings.  (R27BE) 
 

  
 
9 

 
You must apply to us for approval of detailed drawings of following parts of the development:  
1) The Aldford Street lightwell external metal stairs.  
 
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 detailed 
drawings. 

 
  
 
 

Reason: 
To protect the special architectural or historic interest of this building and to make sure the 
development contributes to the character and appearance of the Mayfair Conservation Area. 
This is as set out in Policies 38 and 39 of the City Plan 2019 - 2040 (April 2021).  (R27AC) 
 

  
 
10 

 
You must apply to us for approval of detailed drawings (scale 1:20 and 1:5) of following parts of 
the development:  
1) Any new plant approved and its associated ventilation, ductwork and services within the 

building and their impact on the special interest on the listed building and its fabric.  
 
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 detailed 
drawings. 

 
  
 
 

Reason: 
To protect the special architectural or historic interest of this listed building. This is as set out in 
Policy 39 of the City Plan 2019 - 2040 (April 2021) and paragraph  of our Supplementary 
Planning Guidance: Repairs and Alterations to Listed Buildings.  (R27BE) 
 

  
 

 
Informative(s): 

  
 
1 

 
SUMMARY OF REASONS FOR GRANTING CONDITIONAL LISTED BUILDING CONSENT - 
In reaching the decision to grant listed building consent with conditions, the City Council has 
had regard to the relevant policies in the National Planning Policy Framework, the London Plan 
(March 2021), the City Plan (April 2021), as well as relevant supplementary planning guidance, 
representations received and all other material considerations. 
 
The City Council decided that the proposed works would not harm the special architectural and 
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historic interest of this listed building. 
 
In reaching this decision the following were of particular relevance: 
Policies 38, 39 and 40 of the City Plan 2019 - 2040 adopted in April 2021 and paragraph 2.4 of 

our Supplementary Planning Guidance: Repairs and Alterations to Listed Buildings. 
 

  
 
2 

 
You will need to contact us again if you want to carry out work on the listed building which is not 
referred to in your plans.  This includes: 
 
* any extra work which is necessary after further assessments of the building's condition; 
* stripping out or structural investigations; and 
* any work needed to meet the building regulations or other forms of statutory control. 
 
Please quote any 'TP' and 'RN' reference numbers shown on this consent when you send us 

further documents. 
 
It is a criminal offence to carry out work on a listed building without our consent.  Please remind 

your client, consultants, contractors and subcontractors of the terms and conditions of 
this consent.  (I59AA) 

 
 
 

  
 


