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1. RECOMMENDATION 
 
Grant conditional permission. 

 
2. SUMMARY 
 
Planning permission is sought for external alterations and extensions to 2-3 Orme Court and its  
amalgamation with No’s. 1 and 4-8 Orme Court in connection with its change of use to a residential, 
religious and educational establishment for international community of professionals, students and 
priests (Sui Generis) by the Netherhall Educational Association (NEA) who already operate from 1 
and 4-8 Orme Court. 
 
The key issues in the determination of this case are:- 

- The acceptability of the loss of 13 self-contained residential flats in land use terms. 
- The acceptability of the proposed external alterations and extension in design terms. 
- The impact of the proposals upon the amenity of neighbouring residents.   
-  

The proposals are considered acceptable in design and amenity terms. The loss of the C3 residential 
units is considered contrary to City Council policy however there are in this instance considered 
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exceptional circumstances in that the provision of short and long term specialist housing is being 
provided, as well as educational facilities and religious floorspace (community provision) to be 
directly linked to the existing Elemor Hub at the adjacent properties (granted in the 1980’s). In 
addition the proposals bring about much needed external alterations to an important corner building.  
For the reasons set out further in this report,  on balance and in this particular case it is considered 
that there is sufficient justification to allow the loss of residential accommodation. 
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3. LOCATION PLAN 
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4. PHOTOGRAPHS 
 
 

 
View from Bayswater Road 

 

 
View from Grounds of Caroline House to rear 
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5. CONSULTATIONS 
 

FIRST CONSULTATION 
 
WARD COUNCILLORS FOR LANCASTER GATE 
Any response to be reported verbally 

 
BAYSWATER RESIDENTS ASSOCIATION 
Supportive of renovation of building but object to negative impact of ramp to front 
elevation and suggest short lift preferable.  

 
ORME SQUARE ASSOCIATION 
Supportive of renovation of south and west elevations, roof extension and dormers, link 
bridge between No.s 1-3 and 4-11. Neutral view of wheelchair ramp to front entrance.  
Concern at the proposal for two lift overruns which project beyond the profile of No. 1-3, 
especially the north-east shaft which is particularly unsympathetic. 

 
THAMES WATER 
No objection subject to conditions and informatives  
 
TRANSPORT FOR LONDON 
No objection 
 
LONDON UNDERGROUND LIMITED 
No comment 
 
THE ROYAL PARKS 
No objection 
 
THE GARDENS TRUST 
Any response to be reported verbally 

 
ARBORICULTURAL SECTION 
No response 
 
HIGHWAYS PLANNING 
No response 

 
WASTE PROJECT OFFICER 
Although bin store indicated the drawings submitted are not in line with the council 
recycling and waste storage requirements. No objection subject to waste storage 
provision condition. 
 
ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS RECEIVED 
 
No. Consulted: 21 
Total No. of replies: 1  
No. of objections: 0 
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No. in support: 0 
No. neutral Comment 1 
 
Design: 
Concern at the proposed disabled ramp 
 
PRESS ADVERTISEMENT / SITE NOTICE:  
Yes 
 
SECOND CONSULTATION – Following re -working of the East Façade of Nos. 2 and 3,  
reduction of the height of lift shaft, and omission of direct access to the roof for 
maintenance, omission of disable ramp and introduction of platform lift in forecourt and 
submission of additional information on proposed use. 
 
LANCASTER GATE WARD COUNCILLORS 
Any response to be reported verbally 
 
BAYSWATER RESIDENTS ASSOCIATION 
No further response 

 
ORME SQUARE ASSOCIATION 
Supports revisions to the application and now the proposal as a whole. 

 
THAMES WATER 
No further response 
 
TRANSPORT FOR LONDON 
No further response 
 
LONDON UNDERGROUND LIMITED 
No further response 
 
THE ROYAL PARKS 
No further response 
 
THE GARDENS TRUST 
Any response to be reported verbally 

 
ARBORICULTURAL SECTION  
No objections subject to conditions 
 
HIGHWAYS PLANNING 
No objection subject to cycle parking spaces and the two off street car parking spaces 
be dedicated for disabled users being secured by condition.  

 
WASTE PROJECT OFFICER 
Although bin store indicated the drawings submitted are not in line with the council 
recycling and waste storage requirements. No objection subject to waste storage 
provision condition. 
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ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS RECEIVED 
 
No. Consulted: 21 
Total No. of replies: 0  
No. of objections: 0 
No. in support: 0 

 
PRESS ADVERTISEMENT / SITE NOTICE:  
Yes 

 
6. BACKGROUND INFORMATION 

 
6.1 The Application Site  

 
2-3 Orme Court is a non-listed building located within the Bayswater Conservation Area. 
The site is currently in use as 13 self-contained flats (three one bed, five two bed, four 
three bed and 1 four bed). 
 
The site adjoins 1 Orme Court (to the East) and 4-8 Orme Court (to the North) which are 
owned and run by the Netherhall Educational Association (NEA) as a residential, 
religious and educational establishment. The application site is also owned by NEA.     
 
 

6.2 Recent Relevant History 
 

None 
   

7. THE PROPOSAL 
 

Planning permission is sought for the change of use of the building to a residential, 
religious and educational establishment for international community of professionals, 
students and priests, including en-suite private bedrooms, communal areas, work and 
study spaces, meeting rooms, library and ancillary spaces (Sui Generis) and the erection 
of rear and roof extension to 3 Orme Court, erection of link bridge at first floor level 
between 3 and 4 Orme Court, erection of lift on the northern side of 3 Orme Court and 
the introduction of platform lift in the forecourt fronting Bayswater Road. 
 
The proposal has been amended during the course of consideration. The amendments 
involve detailed design changes to the East Façade of Nos. 2 and 3, the reduction of the 
height of lift shaft, and omission of direct access to the roof for maintenance and the 
omission of disable ramp and introduction of platform lift in forecourt. 
 
 

 
 Existing GIA (sqm) Proposed GIA 

(sqm) 
+/- 

Use (residential) 2038 0 -2038 
Use (residential, 
religious and 
educational 

0 2130 +2130 



 Item No. 
 1 
 

establishment) 
Total  2038 2130 +92 
 
 
 

8. DETAILED CONSIDERATIONS 
 

8.1 Land Use 
 

Loss of residential Use 
 
The proposal would lead to the loss of 13 self-contained residential flats and a total of 
2038sqm of habitable residential floorspace. All the flats meet minimum space standards 
and provide a good standard of accommodation. Five of the units are family sized (3 or 
more bedrooms).  
 
Policy 8 C. of Westminster’s City Plan 2019-2040 states that all existing residential units, 
uses, floorspace and land will be protected, except where: 1. the reconfiguration or 
redevelopment of supported or affordable housing would better meet need; or 2. non-
family sized housing is being reconfigured to create family sized housing. The proposal 
does not meet these exemptions and so would normally be considered unacceptable. 
Therefore, for the proposal to be considered acceptable in land use terms then 
exceptional circumstances must be demonstrated. 
 
New residential, religious and educational establishment use 
 
The proposed use of the building is as 23 private en-suite bedrooms with significant 
communal living areas and facilities, including a library, a gym and therapy pool, 
halls/meetingspaces, lounges, meeting rooms study and sitting rooms in addition to 
admin rooms and staff rooms. This accommodation and facilities will be operated by 
NEA as an extension to the existing Elmore Centre which occupies the adjacent 
buildings at Nos. 1 and 4-8 Orme Court and operates as a mix of residential, religious 
and educational uses. The applicant states that the use involves a coexistence of a 
residential and community element allowing its members to share a living space which is 
a mix between a hall of residence, spiritual centre and training centre for charitable and 
educational facilities.  
 
The NEA’s stated aims are to provide personal development to people of all ages but 
particularly young people. This includes mentoring for which Elmore Centre is a hub. 
The NEA states that from the Elmore Centre, people have organised projects to feed the 
homeless near Victoria or helping out in soup kitchens among other social activities in 
Westminster and elsewhere.  
 
The residents are anticipated by the applicant to be a made up of three main groups. 
Firstly people working for NEA or NEA projects or as chaplains to NEA projects for 
whom accommodation is part of their job. Secondly residents who have their own jobs 
and use the property, pay rent and use the centre as their long term accommodation and 
in some cases give part of their time to NEA projects. Thirdly short term residents such 
as visiting academics who typically stay for between a week and a full academic year, 
pay rent and may be involved in NEA activities as their circumstances allow. 
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Accommodation would be available to members of the NEA and other religious charities 
and institutions only. It is considered that the proposed use is “Sui Generis”.    

 
It is considered that the proposed use falls under the Specialist Housing category of 
Policy 10 of the City Plan 2019-2040. Policy 10 D. states that the council supports the 
provision of well-managed new housing which meets an identified specialist housing 
need. Because of the mixed nature of the type of use proposed it is also considered that 
policies 17 and 18 Policy of City Plan 2019-2040 which relate to community and 
education facilities are also relevant. Policy 17 of City Plan 2019-2040 supports new 
community infrastructure and facilities where there is an identified present or future need 
and Policy 18 supports the provision of new or expanded education facilities to meet the 
needs of a changing population and enhance education provision. Policy S1C of the 
London Plan also states that Development proposals that provide high quality, inclusive 
social infrastructure that addresses a local or strategic need and supports service 
delivery strategies should be supported. 

 
The applicant has stated that there is a need for an expansion of the accommodation 
because of an increased in demand for people wanting to live in this environment. The 
NEA has outlined that they identified the need for more space in 2001 which had been 
behind their purchase of 2-3 Orme Court. Since this time the NEA has been expanding 
their operations. This has meant that more and more people are associated with projects 
run by NEA or in which NEA is involved who require accommodation in central London.   
There are currently nine people waiting to move to the existing Elmore Centre and it is 
anticipated this will increase. 
 
The existing configuration of the property as 13 self contained units within C3 use would 
not meet the requirements of the NEA, the operational model of which involves members 
sharing living space and facilities. The NEA have stated that this form of accommodation 
is essential in order for them to operate successfully. 
 
The exceptional circumstances in this case include the fact that due to the sites unique 
position located adjacent to the properties forming the existing NEA Elmore Centre it 
provides the most efficient and logical location for the expansion of that facility and 
consolidation of its activities. It would ensure the continuation of the educational, 
pastoral and residential activities of this long term occupier on the site (The NEA have 
operated from 6 Orme Court since 1962 and expanded into No’s.1, 4, 5, 7 and 8 Orme 
Court in the 1980’s). This amalgamation and development on the site would achieve a 
number of goals of sustainable development including consolidating compatible land 
uses, optimising the sites potential, guaranteeing high accessibility for all users and 
reducing the need for travel between sites if NEA was required to find another site to 
expand its facilities.  
 
It is also noted that as a result of the proposal, although Class C3 residential 
accommodation would be lost, the site would still provide specialist housing within a 
communal living environment the majority of which would be permanent residents with a 
small number of rooms being available for visitors who contribute towards the NEAs 
work.  The applicant has confirmed that they would be agree to a condition making any 
permission for the use personal to the NEA. 
 
It is noted that Paragraph 92 of the NPPF states plan positively for the provision and use 
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of shared spaces, community facilities (such as local shops, meeting places, sports 
venues, open space, cultural buildings, public houses and places of worship) and other 
local services to enhance the sustainability of communities and residential environments.  

 
Because of the nature of the use and in particular the high degree of communal facilities 
the space standards for the residential accommodation element are not assessed as 
they would be non-self contained residential accommodation. All units are en-suite and 
would have a good level of natural light and provide a good standard of accommodation 
for specialist housing.   

 
In this particular unique set of circumstances, it is considered that there is sufficient 
reason to justify the loss of the residential accommodation. It is recognised that good 
quality accommodation with a significant number of family sized units will be lost but on 
balance for the exceptional circumstances outlined above the provision of this specialist 
housing outweighs the loss of 13 self contained units  in this case. 

 
8.2 Townscape and Design  

 
The key legislative requirement in respect to designated heritage assets is s.72 of 
Planning (Listed Buildings and Conservation Areas) Act 1990 and states 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. 
 
The relevant policies for consideration are 38, 39, 40 of the adopted City Plan April 
2021.  Whilst there is no statutory duty to take account of effect on the setting of a 
conservation area, policy 39 of the Westminster City Plan 2019-2040 (April 2021) 
requires development to conserve features that contribute positively to the settings of 
conservation areas and take opportunities taken to enhance their settings, wherever 
possible. 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. 
 
No. 1, 2 and 3 Orme Court are an attractive group of mid-late 19th century, red brick 
Victorian buildings with principal façade facing Bayswater Road. The buildings comprise 
of 3 storeys plus basement, attic (3rd floor) and later roof additions (4th floor). The 
buildings are set back from the road, arched entrances, stone dressed windows and 
banding between storeys with attractive loggia and railing balcony at 1st floor. The 
roofscape is varied and comprises of deep tiled roofs, turrets, brick faced hipped roof 
dormers and tall brick chimney stacks.  No. 4-11 Orme Court are attractive late 19th 
century Art’s and Craft inspired red brick terraced buildings, comprising of 3 stories, plus 
basement set in a lightwell with Dutch gables with steep double attic behind, stone 
dressed chamfered bays and entrance canopy with first floor continuous metal balcony. 
These buildings are not listed but retain high quality original features and are unlisted 
buildings of merit in the Bayswater Conservation Area. 
 
The development proposal seeks to physically link 3 and 4 Orme Court via a new bridge 
structure in the gap between the buildings and a ramp to operate as an integrated site 
and provide direct internal access to shared communal facilitates. Installation of 2 new 
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lifts and a platform lift outside 2 Orme Court to improve access into and around the 
buildings, removal of unsightly later additions and reinstatement of the front façade. 
Alterations and extension at the rear of 2 and 3 Orme Court with improved amenity 
space, extension of the existing mansard at the rear of 3 Orme Court to create new 
residential units, installation of photovoltaic panels and new crucifix to the corner turret. 
The application has been subject to pre-application discussions and negotiations during 
the course of the application, has changed significantly in response to concerns raised 
by officer’s and local residents. 
 
The proposed bridge structure is well set back and sensitively designed to complements 
the character and appearance of the buildings and no harm to the conservation area. 
Also the alterations to the rear elevation would significantly improve on the existing 
facture and ugly appearance at the rear, there is additional bulk with new extensions but 
are of an appropriate in scale, detailing and appearance that would not harm the 
character and appearance of the building or the conservation area.  
 
A large ramp with Cor-Ten steel balustrade was originally proposed to provide level 
access into the building (2 Orme Court), this has been revised due to officers and 
neighbours concerns on the significant harmful impact on the buildings. The revised 
scheme involves the installation of a platform lift and associated new steps with match 
balustrade outside 2 Orme Court, this is a significant improvement and acceptable 
impact on the appearance of the building to facilitate level access. Also 2 new lifts are 
proposed to provide access to all floors throughout 1-3 Orme Court. A lift in proposed 
near the entrance of 3 Orme Court and another located on the rear elevation of the 
same building, this has been supported by a lift study and justification. The height of 
both the lift shafts have been reduced during the application. Both would be visible in 
long townscape views, in particular a lift shaft would be seen behind the attractive corner 
turret.  However, with the reduction in height and visible against existing roof features 
such as chimney stacks and dormer hipped roofs as well as the removal of unsightly 
dormers and restoration of a 3rd floor historic hipped dormer roof this part of the proposal 
is on balance is considered acceptable.  
 
The proposal for a new storey to the existing mansard roof at the rear of 3 Orme Court 
has been revised to redesign the form and reduce the number, scale and sized of the 
dormers and this is a vast improvement to the relationship of the building. The roof 
extension would add bulk and be clearly seen in the townscape views from Bark Place 
and Orme Square. However, given the improvements to design and the particular 
circumstances of this case, the impact to the building and the conservation area is 
outweighed by the benefits of creating new residential units with improved integration 
and continued use of this extensive site and the improvements to the front façade.  
 
The existing operation of the building provides centralised catering facilities in 4-8 Orme 
Court thus reducing waste and power consumption and this will continue as part of the 
proposal. Also, the plans demonstrate large bicycle storage to encourage this method of 
transport. The development proposal includes various new and retrofit features to 
improve the environmental performance and operation of the building such as the 
thermal insulation to walls throughout the building, installation of double glazing with 
improved air tightness, new underfloor heating in 2 and 3 Orme Court. High-efficient 
heat pumps with attenuation screens has been discussed in the Design and Access 
Statement but has not been specifically identified on the plans. Photovoltaic panels are 
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proposed on the flat roof at the rear of 3 Orme Court and mounted to the new flat roof of 
the extension. In addition, the Design and Access Statement has discussed the storage 
of salvaged building materials in the rear court to be re-used in the development. All 
these measures are encouraging within minimal impact on the character and 
appearance of the building and the Bayswater Conservation Area, in accordance with 
policy 38, 39, 40 of the adopted City Plan April 2021. 
 

 
8.3 Residential Amenity 

 
Development that could result in a change to the amenity of neighbouring residents such 
as that of the proposals here must be found to be in accordance with policy 7 of the City 
Plan 2019 - 2040. The policy seeks to prevent unacceptable impacts in terms of losses 
of daylight and sunlight, privacy and increases in sense of enclosure and 
overshadowing.  

 
Sunlight and Daylight  
 
The City Council generally has regard to the standards for daylight and sunlight as set 
out in the Building Research Establishment (BRE) ‘Site Layout Planning for Daylight and 
Sunlight’ (as revised 2011).  The applicant’s consultant, Gia has carried out the 
necessary tests using the methodology set out in the BRE guidelines on residential 
properties surrounding the site. 
 
The proposed alterations relevant for daylight and sunlight testing consist of the erection 
of rear and roof extension to 3 Orme Court, erection of link bridge at first floor level 
between 3 and 4 Orme Court, erection of lift on the northern side of 3 Orme Court and 
extension of the northern chimney. It should be noted that the proposed lift shaft has 
been reduced in height by approximately 0.75m since the sunlight and daylight 
assessment data was run, which is likely to have only a minor reduction in the impact of 
the proposal.  
 
Consideration has been given to the Vertical Sky Component (VSC) and No Sky Line 
(NSL) for daylight whilst sunlight effects have been identified through the assessment of 
Annual Probable Sunlight Hours (APSH) and Probable Sunlight Hours in Winter 
(WPSH). 
 
The assessments have shown that the impacts on 1 Caroline Close, 1 Orme Court and 6 
Orme square would be compliant with BRE’s recommendations for both daylight and 
sunlight.  
 
With the exception of one window serving one non-habitable room, all windows and 
rooms of 4 Orme Court would also be BRE compliant for both daylight and sunlight. 
The only room seeing relative reductions beyond BRE recommendations does so due 
to the very low existing levels of light, for which very small absolute reductions generate 
disproportionate relative alterations. This room however does not accommodate a 
habitable use and as such the impact would not affect the occupants’ main activities. 
The effects on this property are unlikely to be noticeable, and are therefore considered 
acceptable. It should be noted that 4 Orme Court forms part of the existing Elmore 
Centre which the site is proposed to be amalgamated with.  
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With the exception of two rooms seeing NSL reductions slightly beyond 20%, all 
windows and rooms of Caroline House to the eastwould also be BRE compliant for both 
daylight and sunlight. Planning records suggest that the two rooms seeing NSL 
reductions of 20.4% are bathrooms and as such they would not be considered relevant 
for assessment. Overall the impacts upon Caroline House are considered acceptable. 
 
Sense of Enclosure  
 
It is considered that the relatively modest scale of the proposed additional bulk to the 
building and the distance (over 20 meters from Caroline House) and orientation to the 
nearest adjacent windows mean that there will be no significant increase in sense of 
enclosure to neighbouring properties. 
 
Privacy  
 
The new fenestration to the eastern elevation will be approximately 21 meters from 
Caroline Hose which they face and therefore are not considered to result in any 
significant increase in overlooking. The new dormer windows on the western elevation 
will be set back from the existing fenestration on this elevation and would not result in 
any significant increase in overlooking.   
 
The proposal includes terraces at rear second floor and fourth floor level however these 
are approximately 18 meters and 21 meters away from the windows of Caroline House 
that they face and therefore are not considered likely to result in significant overlooking.  

 
Amenity impact of proposed use 
 
The proposals with its short and long term residential accommodation and facilities as a 
result of the changed of use is likely to result in some increase in pedestrian movements 
from the site however as detailed above the use would be an expansion of the existing 
use by the NEA which has operated Elmore Centre in adjacent buildings for 50 years 
and has a track record of managing the use without complaints related to noise or anti-
social behaviour from neighbours. It is not considered that the change of use of the site 
would result in any significant harm to surrounding residential amenity. It is also noted 
that the amalgamation of 2-3 and the proposed bridge link to 4 Orme Court would 
internalise existing movements between the buildings. 
 
Noise 
 
The applicant has stated that the use of the rear terraces will be managed to ensure that 
no large gatherings or noise generating activities will take place there. It is considered 
that such management together with the distance to surrounding residential properties 
would mean it is unlikely to create noise disturbance. 
 
The proposal does not include the installation of any external mechanical plant.     
 
 

8.4 Transportation/Parking 
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Car Parking 
 
There are currently 2 parking spaces and these are proposed to remain. Policy 27 does 
not require parking for any residential or commercial use. The City Council’s Highways 
Planning Manager has requested that the retained car park spaces are restricted to 
disabled users only and the applicant has agreed to this. The proposals are considered 
acceptable in car parking terms. 

 
 Cycle Parking 
  

The proposal include 23 specialist housing/ residential units and cycle parking standards 
require that they should each have a cycle parking space. 24 cycle parking spaces are 
provided, 12 internally and 12 externally. Although ideally the 23 spaces should be 
weatherproof and secure it is recognised that there are practical issues with providing all 
these spaces internally and there would be undesirable design implications in providing 
enclosed sheds within the forecourt of the property. The required quantum of spaces has 
been provided and in this case the provision is considered acceptable. 

  
Servicing 
 
Servicing will take place from the in/out courtyard at the front of the building which is off 
the public highway and this is therefore in line with City Plan policy and acceptable. 
 
The Waste Project Officer has no objection to the proposal subject to a condition 
requiring the submission of waste storage provision in line with the City Councils 
requirements. 

 
 
8.5 Economic Considerations 

 
No economic considerations are applicable for a development of this size 

 
8.6 Access 

 
The proposal involves a number of improvements to the building which will make it and 
the adjoining building more accessible to disabled and wheelchair users. This includes 
the reconfiguration of the internal lift provision and a new platform lift linked to the front 
stair access in the forecourt, will also provide wheelchair users access to the building. 

 
 

8.7 Other UDP/Westminster Policy Considerations 
   

Trees 
There are no trees on site, but there is a London plane in the footway outside 1-3 Orme 
Court and an Indian bean tree outside Caroline House. Both of these trees are owned 
and managed by the City Council. At the rear of Caroline House, adjacent to the 
boundary with 1 Orme Court, there are London planes but no tree survey or 
arboricultural implication assessment has been submitted so it is not certain if there are 
2 or 3 of these.. All of trees are protected by virtue of being in a conservation area, and 
the trees at the rear of Caroline House are protected by a Tree Preservation Order.  
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The replacement of the existing surfacing in the front forecourt may impact on the 
London plane in the footway and additional impacts as a result of construction are likely, 
for example compaction as a result of site activity and storage, and potentially the need 
scaffold. Following the submission of additional information regarding potential 
scaffolding, The City Councils Arboricultural Officer has no objection to the proposal 
subject to Tree Protection conditions including the submission of a tree survey.  

  
8.8 Westminster City Plan 

 
The City Plan 2019 - 2040 was adopted at Full Council on 21 April 2021. Therefore, in 
accordance with s.38 of the Planning and Compulsory Purchase Act 2004, it comprises 
the development plan for Westminster in combination with the London Plan adopted in 
March 2021 and, where relevant, neighbourhood plans covering specific parts of the city 
(see further details in Section 8.9). As set out in s.38(6) of the Planning and Compulsory 
Purchase Act 2004 and paragraph 49 of the NPPF, the application must be determined 
in accordance with the development plan, unless material considerations indicate 
otherwise.  
 

8.9 Neighbourhood Plans 
 
There is no Neighbourhood Plan for the site under consideration. 

 
8.10 London Plan 

 
This application raises no strategic issues. 

 
8.11 National Policy/Guidance Considerations 

 
The City Plan 2019 - 2040 (April 2021) policies referred to in the consideration of this 
application are considered to be consistent with the NPPF 2019 unless stated otherwise. 
 
Further to the Town and Country Planning (Pre-commencement Conditions) Regulations 
2018, the City Council cannot impose a pre-commencement condition (a condition which 
must be discharged before works can start on site) on a planning permission without the 
written agreement of the applicant, unless the applicant fails to provide a substantive 
response within a 10 day period following notification of the proposed condition, the 
reason for the condition and justification for the condition by the City Council.  
 
During the course of this application a notice was served relating to the proposed 
imposition of a pre-commencement condition to secure the tree protection details. The 
applicant has agreed to the imposition of the condition. 

 
8.12 Planning Obligations  

 
Planning obligations are not relevant in the determination of this application.  

 
8.13 Environmental Impact Assessment  

 
An Environmental Impact Assessment is not required for this proposal. 
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8.14 Other issues 
 

The applicant has argued that if permission for the proposal is refused, there will be a 
serious interference with the Article 9 rights of the Applicant to manifest his religion or 
belief, in worship, teaching, practice and observance in community with members of the 
NEA and other Catholics. It is not considered that refusal of the application would 
interfere with these rights as it would not result in the loss or negatively impact on the 
existing NEA facilities, including those adjacent to the site. If refused on the grounds of 
the loss of the residential units under Policy 8 of Westminster’s City Plan 2019-2040 it is 
considered that it would be with the legitimate public interest objective of protecting 
existing housing in the City. However in this case as set out in this report is considered 
that there are exception circumstances as to why the proposal should be approved. 

 
 
 
(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:  KIMBERLEY DAVIES BY EMAIL AT KDAVIES1@WESTMINSTER.GOV.UK . 
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9. KEY DRAWINGS 
 

 

 
Existing South Elevation 

 

 
Proposed South Elevation 
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Existing West Elevation 

 
 

 
Proposed West Elevation 
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Existing Section A 

 

 
Proposed Section A 
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Existing Section B 

 

 
Proposed Section B 

 



 Item No. 
 1 
 

 
Existing Roof Plan 

 

 
Proposed Roof Plan 
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DRAFT DECISION LETTER 

 
Address: 3 Orme Court, London, W2 4RL 
  
Proposal: External alterations and extensions to 2-3 Orme Court, amalgamation of 2-3 Orme 

Court with 1 and 4-8 Orme Court, internal reconfigurations and refurbishments to 
facilitate change of use to residential, religious and educational establishment for 
international community of professionals, students and priests, including en-suite 
private bedrooms, communal areas, work and study spaces, meeting rooms, library 
and ancillary spaces (Sui Generis). 

  
Reference: 20/07819/FULL 
  
Plan Nos: XS00; XB00; XB01; XG00; XP01; XP02; XP03; XP04; XR00; EXA; EXB; XE1; XE2; 

XE3; XE4; GAS00 Rev2; GAB00 Rev2; GAB01 Rev2; GAG00 Rev3;  GAP01 Rev2;  
GAP02-PP-Rev2;  GAP03 Rev2; GAP04-PP-Rev2; GAR00 Rev2;  GAXA Rev2;  
GAXBRev2;   GAXC Rev2; GAE1a Rev2;  GAE2 Rev2; GAE3 Rev2; GAE4 Rev2;  
GAD03 Rev2;  GAD01 Rev2; GAD02 Rev2; Design and Access Statement - 
Revision: May 2021; Planning Statement with Appendices; Addendum to Planning 
Statement; Letter on land use February 2021; Additional Information on Land Use 
March 2021; Heritage Statement; Daylight and Sunlight Assessment; Sustainability 
Statement; 
 

  
Case Officer: Richard Langston Direct Tel. No. 020 7641 

07866036470 
 
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) 
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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)  

   
3 

 
This permission shall be personal to the Netherall Education Association and shall not 
endure for the benefit of the land.  

   
 

Reason: 
In granting this permission the Council has had regard to the special circumstances of the 
case and wishes to have the opportunity of exercising control over any subsequent use in 
the event of the Netherall Education al Association vacating the premises, in the light of 
the Development Plan and any other material considerations.  

   
4 

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

   
5 

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

   
 

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

   
6 

 
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)  

   
 

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 Bayswater 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 apply to us for approval of samples and annotated detailed drawings (scale 
1:1/1:15/1:20/1:50) of the following parts of the development - Crucifix attached to the 
corner turret, roof extension, rear facade alterations including lift, bridge structure and 
ramp, platform lift and associated steps/balustrade. You must not start any work on these 
parts of the development until we have approved what you have sent us. You must then 
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carry out the work according to these samples and detailed 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 Bayswater Conservation Area.  This is as set 
out in Policies 38, 39 and 40 of the City Plan 2019 - 2040 (April 2021).  (R26BF)  

   
8 

 
Pre Commencement Condition. You must apply to us for approval of the ways in which 
you will protect the trees which you are keeping, as shown on drawing 2107 - GA S00 - 
PP/rev2. 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 in writing what you have sent us. The tree protection must follow the 
recommendations in section 7 of British Standard BS5837: 2012. 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 Policies 34 and 38 of the City Plan 2019 - 2040 (April 2021).  
(R31AD)  

   
9 

 
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 in 
writing what you have sent us. You must then carry out the landscaping and planting 
within 1 year of completing the development (or within any other time limit we agree to in 
writing)., , If you remove any trees that are part of the planting scheme that we approve, 
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.  (C30CC)  

   
 

Reason: 
To improve the appearance of the development, to make sure that it contributes to the 
character and appearance of this part of the Bayswater Conservation Area, and to 
improve its contribution to biodiversity and the local environment. This is as set out in 
Policies 34, 38 and 39 of the City Plan 2019 - 2040 (April 2021).  (R30CE)  

   
10 

 
You must provide, maintain and retain the following energy efficiency and biodiversity 
measures before you start to use any part of the development, as set out in your 
application.  
PV panels, 
Green roofs 
You must not remove any of these features.  (C44AA)  

   
 

Reason: 
To increase the biodiversity of the environment, and ensure that the development 
provides the sustainability features included in the application as set out Policies 34, 36 
and 38 of the City Plan 2019 - 2040 (April 2021).    
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11 You must provide each cycle parking space and associated facilities for cyclists shown on 

the approved drawings prior to occupation of the development. Thereafter the cycle 
spaces and associated facilities for cyclist must be retained and the space used for no 
other purpose.  (C22IA)  

   
 

Reason: 
To provide cycle parking spaces and associated cycling facilities for people using the 
development in accordance with Policy 25 of the City Plan 2019 - 2040 (April 2021). 
(R22GA).  

   
12 

 
You must apply to us for approval of details of a revised plan to be submitted to the City 
Council indicating proposals for the storage of residual waste, food waste and recyclable 
materials., , You must not start work on the relevant part of the development until we 
have approved in writing what you have sent us. You must then provide the waste and 
recycling storage prior to occupation of the development and thereafter permanently 
retain the stores according to these details. You must clearly mark the stores and make 
them available at all times to everyone using the building.  

   
 

Reason: 
To protect the environment and provide suitable storage for waste and materials for 
recycling as set out in Policies 7 and 37 of the City Plan 2019 - 2040 (April 2021).  
(R14CD)  

   
13 

 
The two car parking spaces on the forecourt marked as disabled parking spaces on the 
approved drawings must be provided for disabled users only.  

   
 

Reason: 
To provide disabled user car parking in accordance with Policy 6.13D of the London Plan.  

   
 
 
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 the City Plan 2019 - 2040 
(April 2021), neighbourhood plan (where relevant), supplementary planning documents, the 
London Plan (March 2021), 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 
 
Some of the trees adjacent to the site are protected by a Tree Preservation Order. You must get 
our permission before you do anything to them. You can apply online at the following link: 



 Item No. 
 1 
 

www.westminster.gov.uk/trees-and-high-hedges. You may want to discuss this first with our 
Tree Officers by emailing privatelyownedtrees@westminster.gov.uk.   
  

3 
 
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 can apply online at the following link: 
www.westminster.gov.uk/trees-and-high-hedges. You may want to discuss this first with our 
Tree Officers by emailing privatelyownedtrees@westminster.gov.uk.   
  

4 
 
When you apply to us for approval of details of tree protection under the terms of Condition 8, 
the proposal should be accompanied by an up to date tree survey.  This information should be 
prepared by a suitably qualified arboriculturist in accordance with the recommendations of 
BS5837: 2012 (Trees in relation to design, demolition and construction- Recommendations).   
  

 
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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