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CITY OF WESTMINSTER

PLANNING Date Classification

ég‘:ALI\IA(I:.I'_A‘TTEIgNS SUB 7 August 2018 For General Release

Report of Ward(s) involved

Director of Planning St James's

Subject of Report Development Site At 1-11 And 13-15 Carteret Street, 40 Broadway,
Swi

Proposal Demolition of existing buildings and redevelopment to provide two office

buildings ranging from one to eight storeys (plus basement) with retail
unit at part ground and basement level for Class Al (shop) or Class A3
(restaurant) and other associated works. (Site includes 1-11, 13-15
Carteret Street And 40 Broadway).

Agent DP9
On behalf of Carter Victoria Limited C/O Tellon Capital
Registered Number 18/01395/FULL Date amended/
. . completed 16 February 2018
Date Application 16 February 2018
Received
Historic Building Grade | Unlisted
Conservation Area Broadway And Christchurch Gardens

1. SUMMARY

This application was considered by the Planning (Major Applications) Sub-Committee on 10 July
2018 where it was resolved to grant permission subject to the views of the Mayor and completion of a
legal agreement.

In light of a letter from Simply Planning dated 11 July 2018, and following a review of the audio
recording of the committee, the Chairman believes there is scope for ambiguity in regards to the will
of the committee on the specific point of the use of the terraces within the development. Because of
this, the Chairman has requested that this specific aspect of the application is discussed under ltem
3 - Minutes at the Planning (Major Applications) Sub-Committee on 7 August. The Sub-Committee
will be asked to approve the minutes of the last meeting subject to a proposed point of clarification
with regards to resolution 1(i) of item 2.

Draft resolution 1(i) of item 2 currently states:-
“That conditional permission, as amended, be granted, subject to:
1) The following additional conditions:

0] Access to the terraces located on the north building be restricted to only emergency escape
or for maintenance purposes only;”
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The Sub-Committee report dated 10 July 2018, the draft minutes and the letter from Simply Planning
are provided as Background Papers.

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT PLEASE CONTACT THE PRESENTING
OFFICER: MATTHEW MASON BY EMAIL AT mmason@westminster.gov.uk
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BACKGROUND PAPERS - Development Site At 1-11 And 13-15 Carteret Street, 40
Broadway, SW1 18/01395/FULL

1. Sub-Committee Report dated 10 July 2018

2. Draft Minutes from Planning (Major Applications) Sub-Committee dated 10 July 2018
3. Letter from Simply Planning dated 11 July 2018.
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CITY OF WESTMINSTER

PLANNING Date Classification
APPLICATIONS SUB

COMMITTEE 10 July 2018 For General Release
Report of Ward(s) involved

Director of Planning

St James's

Subject of Report

Development Site At 1-11 And 13-15 Carteret Street and 40

Broadway, SW1

Proposal Demolition of existing buildings and redevelopment to provide two office
buildings ranging from one to eight storeys (plus basement) with retail
unit at part ground and basement level for Class Al (shop) or Class A3
(restaurant) and other associated works. (Site includes 1-11, 13-15
Carteret Street And 40 Broadway).

Agent DP9

On behalf of Carter Victoria Limited C/O Tellon Capital

Registered Number

18/01395/FULL

Date Application
Received

16 February 2018

Date amended/
completed 16 February 2018

Historic Building Grade

Unlisted

Conservation Area

Broadway And Christchurch Gardens

1. RECOMMENDATION

1. Grant conditional permission, subject to the views of the Mayor and a S106 Agreement to secure

the following:

(i) Financial payment of £45,360 towards the council’s Carbon Offset Fund (index linked and payable
on commencement of development)

(ii)Employment and Training Strategy
(i Crossrail Funding SPG payment of £246,560 (index linked and payable on commencement of

development)

(iv)Highway works on Carteret Street to include works to reinstate footway and repaving adjacent to

the site.

(v)The setting up of a Stakeholder Liaison Group for the duration of the development

(vi) Monitoring Costs

2. If the S106 legal agreement has not been completed within three months of the date of the

Committee resolution, then:

a) The Director of Planning shall consider whether the permission can be issued with additional

conditions attached to secure the benefits listed above.

If this is possible and appropriate, the

Director of Planning is authorised to determine and issue such a decision under Delegated Powers;
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however, if not

b) The Director of Planning shall consider whether permission should be refused on the grounds that
it has not proved possible to complete an agreement within an appropriate timescale, and that the
proposals are unacceptable in the absence of the benefits that would have been secured; if so, the
Director of Planning is authorised to determine the application and agree appropriate reasons for
refusal under Delegated Powers.

2.  SUMMARY

This application seeks permission to demolish the existing office buildings at 40 Broadway, 1-11
Carteret Street and 13-15 Carteret Street and replace them with two new office buildings known as
the North and South buildings. A similar application was approved in 2012 albeit that included
residential use in the North building.

The application site is located within the Core CAZ and within the Broadway and Christchurch
Gardens Conservation Area. Immediately to the north of the site, following its boundary, is the
Birdcage Walk Conservation Area including the Grade | listed rows of late 17th to 18th century
terraced houses which form the southern side of Queen Anne’s Gate. There is a residential block of
six flats at 10 Carteret Street that directly overlooks the application site.

The key issues in this case are:

* The impact of the development on the Broadway and Christchurch Gardens Conservation Area

* The impact of the development on the amenity of nearby residents on Queen Anne's Gate and
Carteret Street;

* The proposed Class A3 restaurant use.

* The energy efficiency of the development and its impact on air quality.

Letters of objection have been received from neighbouring occupiers on matters including loss of
amenity, design and conservation, noise and disturbance from the A3 restaurant, traffic generation
and construction issues including the phasing of the development. However, it is considered that, for
the reasons set out in the report and, with appropriate conditions, the development is acceptable in
land use and amenity terms. On this basis the proposed application is considered to comply with
relevant policies in our City Plan and UDP and is recommended for approval subject to the views of
the Mayor and a S106 Agreement.
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3. LOCATION PLAN
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1. PHOTOGRAPHS

40 Broadway front elevation
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1-11 Carteret Street
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CONSULTATIONS
Consultation responses for original scheme 26.02.2018

Greater London Authority

The provision of a substantial quantitative and qualitative improvement in office
floorspace provision within the CAZ is strongly supported. The height, scale and design
guality of the proposed development is supported. The applicant must investigate the
potential for connection to the nearby district heating network and provide further
technical information to verify the stated reductions. The level of cycle parking falls short
of minimum London Plan standards.

Historic England (Listed Builds/Con Areas)
Do not wish to offer any comments. The application should be determined in accordance
with national and local policy guidance.

Historic England (Archaeology)

There is potential for remains dating from the prehistoric, Roman, medieval and
post-medieval periods. A condition is recommended to require a two-stage process of
archaeological investigation.

Transport for London

The number of long stay cycle parking spaces should be increased to 167 spaces and
the short stay spaces to 22. Conditions should secure a Delivery and Service Plan, a
Construction Logistics Plan and Travel Plan.

London Underground
No comment.

Cleansing
The waste storage capacity propose is adequate and can accommodate waste
generated on site. However, an objection is raised to on-street collection.

Highways Planning Manager

Welcomes the reduction in car parking on the site from 16 vehicles to a single disabled
parking space. Concerned that both office buildings cannot be serviced from the loading
bay but accepts the arguments put forward by the applicant. Notes that there will be a
shortfall in cycle parking (24 visitor spaces) when applying London Plan standards.

Environmental Health

No objection subject to conditions to control noise from plant and machinery and to
control re-radiated groundborne noise and vibration from the District and Circle line.
Conditions should be used to control noise from terraces, from the servicing of the
building and to secure details of a kitchen extract for the A3 use.
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Thorney Island Society

Accept the demolition of the existing building on Broadway. The bulk and massing of the
new building is supported but have reservations about the detailed design, in particular
the heavy mansard roof. This element of the design should be reconsidered.

Westminster Society
Fully content with the underlying proposals and the creation of space for Small and
Medium Enterprises is especially welcome. The restaurant component is also welcome.

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS RECEIVED

No. Consulted: 88
Total No. of replies: 33
No. of objections: 32
No. in support: 0

Land Use

O
O

O
O

Retention of office accommodation is supported.

Impact on residential amenity from large entertainment use including late night
noise, increased demand for parking and fumes and odours.

Insufficient detail on the position of the kitchen extract duct for restaurant use.
The smaller office building should be residential as approved in the previous
scheme.

Overdevelopment of the site, the proposal will damage this historic part of
Westminster and is out of keeping with the character of the area.

The heavy mansard roof appears out of proportion to the Broadway facade
below.

The development is too massive, too monotonous and too boring.

The materials for the main office building to the rear of 17 Queen Anne’s Gate
are inappropriate.

The heritage of Queen Anne’s Gate properties should be preserved.

The existing mosaic on Carteret Street should be preserved.

Amenity

O

O

o O

O O O O

The height should be reduced / plant room set further back to lessen the impact
on neighbouring residential properties.

Loss of privacy from the office terraces that overlook Queen Anne’s Gate. The
terraces are no longer necessary as the building is now in commercial use.
Loss of daylight and sunlight to neighbouring residential properties.

Increased sense of enclosure.

The scheme extends further along the boundary with Queen Anne’s Gate than
previously approved

Overshadowing to rear gardens of Queen Anne’s Gate properties.

The terraces should be for maintenance purposes only with no access for staff.
Servicing hours should be restricted.

There entrance to the service bay should not be opposite No. 10 Carteret Street.
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Highways

(@)
O

Increase in traffic generation
Servicing concerns for restaurant.

Impact from construction

O

O
(@)

Carteret Street is a narrow street for construction traffic and construction access
should be from Broadway.

Dust from construction..

A construction management plan should be provided with the application and
secured by the council.

The phased development will prolong the construction period.

Structural damage. The council should insist on a structural survey for the Queen
Anne’s Gate properties.

There should be a formal mechanism established via S106 agreement to provide
specific protection to the houses and residents and further consultation on
materials and meetings with local stakeholders.

Environment

O

Other

O

Increase in air pollution

The previous consent was not implemented and has lapsed. The current
application is different to the previous scheme and should be considered afresh
on its own merits.

There is no justification for the development of these buildings. They should be
refurbished instead.

The losses suffered by the residents through the demolition phase will be
contrary to their human rights.

The depth of the basement should not be any lower than at present as increasing
the depth is likely to increase the transmission of noise and vibration from the
Underground.

Series of questions raised by the current tenant of 1-11 Carteret Street about the
implication of the phased construction programme.

The lapsed permission should not be considered to establish a precedent for this
proposal.

Consultation responses for revised scheme 29.05.2018

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS RECEIVED

No. Consulted: 98

Total No. of replies: 12

No. of objections: 9 (from seven properties)
No. in support: 0

O

O

Reduction is size of restaurant welcomed. Conditions should be used to restrict
number of covers, ventilation and hours of operation.

Pleased to see that the development is now set back where it abuts 9 Queen
Anne's Gate.

Reiterate concerns about impact of building works and phasing of development.
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o The relationship with No. 7 Queen Anne’s Gate remains unchanged; the
proposed development will be built right up to the rear wall. As a result there is a
risk of structural damage and noise.

o Reiterate objection to the terraces.

o Daylight and sunlight concerns still remain.

o Reiterate objection on grounds of bulk and mass and increased sense of
enclosure

o The proposed development at first floor level extends back further along the
common boundary with 7 QAG. This was not the case with the previous proposal

o The Carteret St office building extends back significantly more towards 7 Queen
Anne’s Gate at first floor level than the previously consented development.

o Impact of traffic, road access and servicing.

o Reiterate concerns about potential vibration and noise transmission from the
District Line due to the proposed basement of the development.

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

The application site is a large block of modern office buildings fronting the corner of
Carteret Street with Broadway within the Broadway and Christchurch Gardens
Conservation Area. Adjoining the site to the west is the unlisted building of merit, 50
Broadway, whilst opposite the site to the south is the Grade | listed 55 Broadway (LUL
Headquarters) and St James’s Park Underground Station. +Immediately to the north of
the site, following its boundary, is the Birdcage Walk Conservation Area including the
Grade | listed rows of late 17th to 18th century terraced houses which form the southern
side of Queen Anne’s Gate. Further beyond to the north is St James’s Park, a Grade |
Registered Park forming the eastern end of the Royal Parks Conservation Area, whilst to
the east are views from Broad Sanctuary and the west frontage of Westminster Abbey.
The site is visible from and to the World Heritage Site, but subject to height is otherwise
not considered to be within its setting.

This application site comprises three separate commercial buildings located within the
Core Central Activities Zone (CAZ); 40 Broadway comprises a 1960s office building of
basement ground and seven upper floors, 1-11 Carteret Street is a 1920s office building
over basement, ground and six upper floors and 13-15 Carteret Street is a 1980s office
building over basement, ground and up to five upper floors. Nos. 5-13 and 17-19 Queen
Anne's Gate immediately to the north are in residential use mostly as single family
dwelling houses. There is a residential block of six flats at 10 Carteret Street that directly
overlooks the application site and the residential development at Nos. 1-3 Queen Anne’s
Gate which is nearing completion.

Recent Relevant History

08/10393/FULL

Demolition of existing buildings and redevelopment to provide an office building on
basement, ground and seven upper floors, eight residential dwellings, car parking and
other associated works.
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Application Permitted 23 November 2012

08/10394/CAC

Demolition of existing buildings and redevelopment to provide an office building on
basement, ground and seven upper floors, eight residential dwellings, car parking and
other associated works.
Application Permitted

23 November 2012

08/04010/FULL
Demolition and redevelopment to provide an office building (Class B1) on basement,
ground and seven upper floors and a residential building comprising nine residential
units (Class C3) over basement, ground up to four upper floors, together with basement
car parking and associated works.
Application Withdrawn

11 August 2008

08/04011/CAC

Demolition and redevelopment to provide offices (Class B1) on basement, ground and
seven upper floors, nine residential units (Class C3), car parking and associated works.
Application Withdrawn 11 August 2008

934856 and 934857

Demolition of existing buildings and redevelopment to provide building of basement,
ground and six upper floors to provide Class BI offices with retail (Al, A2, A3) on part
basement and ground floors, basement car parking and roofplant room.

Application Permitted 26 May 1994.

THE PROPOSAL

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

B1 office 9,978 11,455 +1,477
Al (shop) or A3 0 442 +442
(restaurant)

Total 9,978 11,897 +1,919

Permission is being sought for the demolition of the existing buildings and
redevelopment to provide two office buildings together with a Class Al (shop) or Class
A3 (restaurant) use at part ground and part basement. For the purposes of this report
the two buildings proposed are identified as the North and South buildings.

The South building, which is the larger of the two buildings, will face onto Broadway and
will extend half way along Carteret Street. This building will comprise basement, ground
and seven upper floors with a roof top plant room. The Class Al or A3 use will be
located within this building with the entrance from Broadway. Along the Carteret Street
frontage the upper floors are set back from the third floor and above and a series of
landscaped terraces are provided. A delivery bay is provided with access from Carteret
Street. The building will have a curved wall along Broadway and will have a natural
stone cladding with deep metal and stone window reveals and inverted dormer windows
in the roof.
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The North building faces onto Carteret Street and shares the boundary with the rear
gardens of Nos. 5 to 13 Queen Anne’s Gate. The North building is smaller in footprint
and height terms than the South building. The building will be constructed from brick with
metal window linings and a metal roof. A second floor terrace is proposed at the rear.

DETAILED CONSIDERATIONS
Land Use

The principle of an office redevelopment on this site is supported by Policy S20 of the
City Plan. This policy states that new office development will be directed to a number of
locations, including the Core CAZ. The existing office space on site is generally of poor
quality and suffers from having inflexible internal layouts, poor levels of daylight and falls
short of modern standards in terms of accessibility. The proposal would provide a total
amount 11,455sq.m (GIA) of modern and fully accessible office floorspace. The smaller
North building B will be targeted at small and medium sized enterprises (SMES). The
economic benefits generated by this office redevelopment are welcome.

The net additional B1 office floorspace is 1, 477 sq m (GIA) which is 10% of the existing
building floorspace. On this basis Policy S1 of the City Plan does not apply to this
scheme and there is no requirement for residential floorspace.

The scheme includes a commercial retail unit for either Class A3 restaurant or Class Al
shop use with a floorspace of 442sq.m (GIA). Policy TACE 8 of the UDP states that
permission will generally be granted for restaurants of this size within the CAZ where the
council is satisfied that the proposal has no adverse effect (either singularly or
cumulatively) upon residential amenity or local environmental quality and no adverse
impact on the character and function of the area. Policy S24 of the City Plan states that
‘New entertainment uses will need to demonstrate that they are appropriate in terms of
the type and size of use, scale of activity, relationship to any existing concentrations of
entertainment uses and any cumulative impacts and that they do not adversely impact
on residential amenity, health and safety, local environmental quality and the character
and function of the area’.

Broadway has a mixed use character and whilst there are other entertainment uses
along the street, including a number of public houses, it is not considered that the
proposal will have any cumulatively adverse impact. The restaurant entrance is located
on Broadway which will concentrate late night noise away from residents. In terms of
smells, the kitchen has been moved away from the rear of the building and a kitchen
extract is shown running within the building and projecting at roof level. This is likely to
be acceptable subject to the appropriate dispersal of cooking smells. Although the
proposal will increase late night activity and may increase parking and traffic, it is not
considered that the effect will be so harmful to local environmental quality to justify a
refusal. It is recommended that conditions are used to control the opening hours of the
restaurant, to secure details of the kitchen extract duct and to secure an operational
management and a servicing management plan for the restaurant use. Although
objections have been received to the restaurant use, it is considered that with these
conditions the proposal is compliant with TACE 8 of the UDP and S24 of the City Plan.
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The alternative Class Al use for the commercial retail unit is considered acceptable in
principle in this location as it is compliant with Policy S21 of the City Plan. Conditions to
control the opening hours of this unit for A1 purposes are not considered necessary in
this location. However, a condition requiring a servicing management plan for the Class
Al use is recommended together with a condition preventing its use as a food
supermarket.

Townscape and Design

The largest buildings on the site, 40 Broadway and 1-11 Carteret Street, fronts the
corner and consists of ground plus seven upper floors, lowering to three storeys fronting
Carteret Street. It is faced in stone with regularly spaced windows. Whilst in some
respects a carefully designed building, it is typical of its period (1950s) and makes a
generally neutral contribution to the character and appearance of the conservation area
(as defined by the conservation area audit). N0.13-15 Carteret Street is a smaller office
building of later 20th century date, built of brick to a generally postmodern design.
Again the building has some individual character, but is of limited architectural merit and
makes only a neutral contribution to the character and appearance of the conservation
area. The site to the rear is a jumble of variable rear wings. Generally much plainer, it is
a rather untidy composition and has a significant and generally negative impact on the
setting of the Queen Anne’s Gate listed buildings.

The application proposals are, in design terms, substantially the same as approved in
2012 (RN: 08/10393/FULL), and it is considered that this remains a sound baseline for
considering the design proposals now submitted for approval, subject to close
consideration of the changes proposed to the North building and to the rear elevations.
The local and national heritage and design policies now applicable are largely the same
in both wording and intent as were applicable in 2012, including notably the council’s
own City Plan and UDP policies and Sections 7 and 12 of the NPPF. The statutory tests
requiring special regard to be paid to the preservation or enhancement of the character /
appearance of the conservation area and to the preservation of the setting of listed
buildings still apply (Sections 66 and 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990).

The proposed new development would, like the existing buildings and the 2012
permission, be divided between a large scale office rising facing onto Broadway before
stepping down to three storeys (with set backs above) once it turns the corner onto
Carteret Street and a smaller scale part four and part three storey office building fronting
Carteret Street and adjoining the rear boundary with Queen Anne’s Gate.

The South building would be effectively identical to that approved in 2012, consisting of
five sheer storeys and three mansard storeys. Where it fronts Broadway the facade
would be curved to follow the line of the street, with the parapet rising from fifth to sixth
floor to modulate between the taller parapet line of 50 Broadway, and the lower scale of
Carteret Street and 24-28 Broadway. Its projecting regularly spaced fenestration would
create an interesting facade which responds to the grand scale and rhythm of Broadway,
whilst respecting the more intimate character of Carteret Street. Subject to careful
control of build quality through conditions, the proposed South building is considered to
remain a positive design which will be an improvement upon the existing. Objections
have been received to the scale of the proposed mansard roof. It is acknowledged that
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this would be a large roof, but it is considered to suit both the scale of the existing
building, but also that of adjacent buildings. The elevation would remain dominated by
the sheer lower storeys, which would further mitigate the proportions of the mansard
when viewed from the street.

The smaller North building fronting the northern end of Carteret Street is an alternative
design to that approved in 2012. Now proposed for office use rather than residential, it
would be slightly taller to allow for the typically greater floor to ceiling heights of offices.
Where the new design would be larger than approved in 2012, this would be only slight
and would be otherwise mitigated by what is considered to be a suitably improved
design. The forwards parapet fronting Carteret Street remains suitably subservient to the
Queen Anne’s Gate listed buildings where they would be viewed together.

Objections have been received from neighbours with respect to the setting of the Queen
Anne’s Gate listed buildings. Whilst it is noted that the proposed development would be
a large office block in relatively close proximity to a row of exceptional domestic listed
buildings, this must be seen in the context of the existing buildings on the site and in the
surrounding area which are overwhelmingly large scale and commercial in character.
Queen Anne’s Gate is significant in part as an enclave of early terraced housing, and the
experience of this significance would not be altered as a result of the development. As
such it is considered that the proposals would preserve the setting of the listed buildings.
A condition is recommended to secure details of the rear wall to the South building that
overlooks Nos. 15 and 17 Queen Anne’s Gate. The applicant advises that following
discussions with neighbours some green infrastructure may be added to the elevation to
soften it.

The proposal includes the retention of the ‘Victor’ mosaic (located on the rear wall of 5
Queen Anne’s Gate) as the scheme’s public art contribution. A condition is
recommended to secure full details of this proposal.

In conclusion, the proposals are considered to represent a large scale but positive
redevelopment of a tightly constrained site in a highly sensitive area. The design
responds well to the variable scales of the surrounding area, presenting a grand office
facade to Broadway whilst stepping this down successfully to the more domestic scale of
Carteret Street and Queen Anne’s Gate behind. The proposals would preserve and in
many respects enhance the character and appearance of the conservation area, and
would preserve the setting of the adjacent listed buildings and conservation area and
also of the nearby Registered Park and World Heritage Site. The proposals would
therefore be compliant with relevant local and national policies and guidance, in
particular DES 1, DES 9 and DES 10 of the UDP, and Sections 7 and 12 of the NPPF.

Residential Amenity

In height, bulk and massing terms the proposal is substantially similar to the scheme
approved in 2012. However, this permission has lapsed and the current application must
be assessed on its own merits and against current policy. Policy ENV13 of the UDP
seeks to protect existing premises, particularly residential, from a material loss of
daylight and sunlight as a result of new development. Policy S29 states that “The council
will resist proposals that result in an unacceptable material loss of residential amenity
and developments should aim to improve the residential environment.’
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Letters have been received from residents of Queen Anne's Gate and 10 Carteret Street
who object to the development on grounds of loss of daylight and sunlight,
overshadowing of gardens, increased sense of enclosure, overlooking, light pollution
and increased noise and disturbance. These matters will be addressed in this section of
the report.

Loss of Daylight and Sunlight

The applicant has undertaken a daylight and sunlight assessment in accordance with the
Building Research Establishment (BRE) guidelines ‘Site Layout Planning for daylight and
Sunlight (Second Edition). The properties that have been assessed are Nos. 5-13 Queen
Anne’s Gate and five flats at No. 10 Carteret Street. A revised daylight and sunlight
assessment dated 14 May 2018 was provided to take into account the reduced bulk to
the North building at first floor level along the boundary with Queen Anne’s Gate
properties. It is important to note that the daylight and sunlight assessment is based on
the impact of the development compared to the existing buildings on the site (the true
baseline) and not the previously approved scheme.

With regard to daylight, the report measures Vertical Sky Component (VSC) and daylight
distribution. The VSC is a measure of the amount of sky visible from the centre point of a
window on its outside face. If this achieves 27% or more, the BRE guidance advises that
the window will have the potential to provide good levels of daylight. The guidance also
suggests that reductions from existing values of more than 20% should be avoided as
occupiers are likely to notice the change. The daylight distribution is measured by
plotting the 'no skyline’ contour which represents the amount of sky visible from a
particular height in the room. The guidance suggests that if following construction of a
development, the no sky line moves so that the area of the existing room, which does
receive direct skylight, is reduced to less than 0.8 times its former value then this will be
noticeable to the occupants, and more of the room will appear poorly lit. Greater
protection is afforded to living rooms and kitchens with bedrooms being less important.

In terms of sunlight, greater protection is afforded to living rooms and less so for kitchens
and bedrooms. In general, the sunlighting of the existing dwelling may be adversely
affected if the centre of the window

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

e receives less than 0.8 times its former sunlight hours during either period and

¢ has a reduction in sunlight received over the whole year greater than 4% of
annual probable sunlight hours.

5-13 Queen Anne’s Gate

The VSC analysis demonstrates that the scheme is fully compliant with the BRE
guidance for Nos. 5-13 Queen Anne’s Gate in terms of daylight. The daylight distribution
analysis states that a ground floor kitchen and third floor bedroom within 13 Queen
Anne’s Gate will not fully comply with the BRE guidance with reduction of 26.7% and
32.8% respectively. For 11 Queen Anne’s Gate there will be reductions of 20.6% to a
ground floor kitchen and 20.9% and 29.2% to a bedroom. There will also a be a
reduction of 20.1% to a bedroom at 9 Queen Anne’s Gate.
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Although the reductions in daylight are likely to be noticeable to the occupiers of the
Queen Anne’s Gate properties, it is not considered that the impact would result in an
unacceptable material loss of residential amenity given the overall size of the properties
affected (i.e. there are many other rooms in the properties unaffected by the
development) and the central London context. The development is fully compliant with
the BRE guidance with regards to the VSC test and overall it is considered that the
affected properties will retain good levels of daylight.

An objector of one of the houses at Queen Anne’s Gate has raised a concern about the
accuracy of plans submitted with the daylight assessment relating to a skylight window.
The applicant advises that the analysis of Queen Anne's Gate was based on survey
drawings available at the council, however, the analysis of the daylight distribution for
the three skylights that serve the basement room is correct. The VSC and daylight
distribution assessment shows that daylight levels to the basement room will increase as
a result of the development.

10 Carteret Street

There will be reductions in the VSC and Daylight Distribution beyond that recommended
in the BRE guidance for the flats in Carteret Street. The flats at second floor level and
above will still retain good levels of daylight for their central London context. Given their
position at the bottom the building, the ground and first floor flats will see the biggest
impact.

The first, second and third floor flats have bedrooms and open plan living /kitchens
facing onto the application site. There will be reductions in the VSC to these open plan
living /kitchens of up to 29.97% for the first and second floor flats and 26.28% for the
third floor flat. However, despite these reductions the impact will be mitigated by the fact
that these rooms are dual aspect and served by multiple windows to the front and rear.
The living/kitchens to the second and third floor flats will also retain good levels of
daylight for their central London context. There will also be reductions to the bedrooms
of up to 26.35% for the first and 23.66% for the second floor flats. The first and second
floor bedrooms also fail the Daylight Distribution test. However each bedroom is served
by two windows and they will also still retain good daylight levels for the central London
context. The fourth and fifth floor penthouse flat will see a small reduction to a bedroom
at fourth floor level however it is a minor transgression (20.44%) and otherwise all other
rooms comply with the BRE guidance. The ground floor flat (which is combined with the
basement floor) will see reductions to its kitchen/ living room from 12.51 to 9.23 VSC
(26.22%) for one window and 12.37 to 9.06 VSC (26.76%) for the other. The ground
floor kitchen / living room also fails the Daylight Distribution test.

The daylight analysis demonstrates that there will be material reductions in daylight to
living rooms to flats at 10 Carteret Street. However as the majority of the affected rooms
are dual aspect and served by multiple windows the impact will be lessened. It is
accepted that the windows within 10 Carteret Street that face the rear will be affected by
the recently constructed development at 1-3 Queen Anne’s Gate. Despite this the
kitchen / living room remains a dual aspect room and benefits from additional light levels.
It is considered that whilst the proposal will result in a material loss of amenity, this will
not be unacceptable given the site specific circumstances and the central London
context. The ground floor flat does not appear to benefit from a dual aspect layout and
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as such the material loss of residential amenity needs to be balanced against the
benefits of the scheme which are considered to be significant given the uplift of high
quality office floorspace in the Core CAZ. On this basis the proposal is considered to
comply with policies ENV 13 and S29.

In accordance with the BRE criteria, it is only necessary to carry out a sunlight analysis
for Nos. 5 to 13 Queen Anne’s Gate. The assessment indicates that the impact on the
majority of properties is in compliance with the BRE guidance. The only transgressions
are to No. 13 Queen Anne’s Gate which will see a reduction of APSH from 8 to 3to a
first floor bedroom and 11 Queen Anne’s Gate which will see a reduction of APSH from
6 to 1, also to a first floor bedroom. Bedrooms are afforded less protection in the BRE
guidance and given that the properties retain overall good levels of APSH, the reduction
is considered acceptable given the central London context.

Overshadowing

Objections have been received from Queen Anne's Gate residents regarding the impact
of overshadowing on gardens from the new office building. Under the previously
approved scheme it was demonstrated through an overshadowing analysis (which
tracked the shadow path under existing and proposed conditions at hourly intervals on
the Spring Equinox (21 March) which is the appropriate test data from the BRE
Guidelines) the surface of the rear gardens of the Queen Anne's Gate houses will be in
permanent shadow almost entirely under both existing and proposed conditions. The
applicant has confirmed that this will remain the case with this scheme. However in
response to an objection from a resident in Queen Anne’s Gate the applicant carried out
an individual overshadowing analysis of that particular garden. Those results show that
when measured on the recognised test date of the Spring Equinox no part of the rear
garden will receive more than 2 hours of "sun-on-the-ground" under "existing" conditions
and those results remain exactly the same under "proposed” conditions, i.e. there will be
no change. Therefore in conclusion there will be no material change at all in the extent of
permanent overshadowing in the gardens. A refusal on the impact of overshadowing
would not therefore be warranted.

Sense of Enclosure

Policy ENV 13 of the UDP requires that there should not be a significant increase in
sense of enclosure as a result of new development.

The North building extends to four storeys plus a set back plant room. However along
the boundary with Nos. 5, 7 and 9 Queen Anne’s Gate the building drops down to three
storeys with the third floor set back from the northern boundary edge. With the exception
of an increase in bulk to the first floor, the building is substantially similar in height and
bulk terms to the previously approved residential building. The occupier of a property on
Queen Anne’s Gate has raised a specific concern about the proposal to move the
building line of the North building forward which they argue will impact on their first floor
terrace. The relationship with the objector’s property will remain the same as the
previously approved scheme in that the three storey element of the North building will be
set back from the pavement edge, which will leave a buffer, before the higher four storey
element steps forward. Overall it is considered that the residential building which abuts
Queen Anne’s Gate properties is acceptable in terms of sense of enclosure.
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It is acknowledged that the South building would be considerably greater in bulk than the
existing building when viewed from Queen Anne's Gate properties. However, it is
considered that there would remain sufficient separation distance such that it would not
result in a significant increase to the occupiers' sense of enclosure. There will again be a
small reduction in the bulk of the office building behind Nos. 15 and 17 Queen Anne's
Gate compared to the existing situation.

Whilst the bulk of the proposed development opposite No. 10 Carteret Street would be
greater than that existing, it is considered that the stepping back of the upper floors of
the South building and the lower height of the North building would minimise the sense
of enclosure such that it would not have a significant adverse impact on the amenities of
the residents. Although objections have been received from the occupiers of the flats at
10 Carteret Street regarding increased sense of enclosure, given the set backs at upper
floor level, it is considered that the new building would not have a significant adverse
impact on the amenities of the residents. A refusal on this basis could not be sustained.

Overlooking

Policy ENV 13 states that there should not be a significant increase in overlooking as a
result of new development. The scheme includes a number of terraces on both buildings
and an increase in the number of windows and neighbouring residents have raised
objections to these parts of the scheme.

It is acknowledged that there would be more windows overlooking Carteret Street than
currently exists. The relationship with No. 10 Carteret Street is the same as previously
approved in 2012 and is not an uncommon relationship in any conventional street
pattern. Any increase in overlooking would not,therefore, be so significant as to warrant
refusal. The South building has small terrace areas facing onto Carteret Street as a
result of the set backs at upper floor level. The applicant has indicated that these will
have areas of deep planting and access will be for maintenance purposes only. It is
recommended that these measures are secured by condition.

The residents of Queen Anne’s Gate have also objected on the grounds of loss of
privacy from windows in the South building and to loss of privacy from terraces from both
buildings. With regards to the windows, it is considered that there is sufficient window to
window distance between the new office building and the affected Queen Anne’s Gate
properties to prevent any harmful loss of privacy. The terraces on the north elevation of
the South building are progressively set back higher up the building. Given the
separation distance, together with the deep planting areas proposed on each terrace,
they would not result in a significant degree of overlooking or noise and disturbance. A
single terrace of 48 sg.m is proposed at second floor level for the North building. The
terrace will incorporate a set back and 1.8m high planting is proposed to prevent
overlooking. The applicant considers this compares favourably with the current situation
where 61 sg.m of terrace is provided. Unlike the previous approval, the terrace now
proposed is for office use and whilst officers recognise it is desirable it is not essential.
However it is considered that on balance the terrace is acceptable given that the existing
building already has an unrestricted terrace and multiple windows in the northern flank
elevation. Overall it is considered that the proposal therefore represents a reduction in
overlooking. It is recommended that conditions are used to restrict the hours of use of
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the terraces to reasonable office hours 0800-1900 hours Monday to Friday and to secure
a planting management strategy.

Light Pollution

Concerns have been expressed about light pollution from the office building. A condition
is recommended to secure details of all external lighting to protect amenity. Matters
relating to light pollution are controlled under Section 102 of the Clean Neighbourhoods
and Environment Act 2005. An informative is suggested to be added to the decision
notice advising the applicants that the lighting should be designed so that it does not
cause any nuisance for neighbours at night. Although the office could be used 24 hours
a day, the applicant has advised that an intelligent internal lighting control system will be
provided to ensure that lighting is only in use when necessary.

Pedestrian and vehicular movements

Objections have been received from occupiers at 10 Carteret Street about additional
pedestrian and vehicular movements along Carteret Street and the position of the
delivery bay close to their flats. The details of the servicing requirements for the
development are set out in section 8.4 below. The existing office building at 40
Broadway and 1-11 Carteret Street are serviced from a small loading bay on Carteret
Street with refuse collected from the kerb side whilst 13-15 Carteret Street is serviced
exclusively from the street. With the exception of refuse collection and the servicing of
the North building, the new off-street servicing arrangements should reduce noise as
servicing will now be contained within the loading bay.

Given the constraints of the site, the proposed loading bay is required for highway safety
purposes to be on Carteret Street and away from the junction with Broadway. In terms of
pedestrian movement, most of the predicted increase in pedestrian activity will be
centred on the new office entrance on Broadway. The increased activity associated with
the A3 restaurant use is assessed in Section 8.1. Therefore, it is not considered that the
scheme could be refused on the grounds of noise and disturbance from increased
pedestrian and vehicular activity.

Highways Considerations

The Transport Statement predicts that there will be a net change in total vehicles of +2 in
the am peak (0800-0900) and +12 in the evening peak (1700-1800) compared to the
existing building. Total Vehicles includes car drivers, car passengers (i.e. drop off), taxis,
and servicing. This increase is partly a result of the proposed A3 use which will generate
up to 6 servicing trips per day. The servicing requirement for the B1 office uses is
expected to broadly remain the same as existing. There is no objection to the scheme in
terms of total trip generation.

The loading bay on Carteret Street will provide off-street servicing arrangements for the
South building only. It is proposed to service the North building from the street. The
applicant has advised that it is not possible for both buildings to share the loading bay
because the two office buildings are separate and there are level differences between
them. This is unfortunate but the Highway’s Planning Manager has accepted the
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argument put forward by the applicant that the proposal will represent an improvement
over the current situation because as existing both buildings are serviced from the site.

The Cleansing Manager is satisfied with the refuse and recycling storage arrangements
but is concerned that waste collection will be picked up from the street and not from
within a dedicated loading bay. The waste storage arrangements are the same as those
approved for the previous scheme and given the constraints of the site are considered
acceptable.

The scheme will provide a total of 167 cycle spaces with 14 in the North building and
153 in the South building (of which 15 would be foldable ‘Brompton’ cycle lockers). The
Highways Planning Manager notes that the numbers are short of what is required by the
London Plan (which requires 167 long-stay spaces plus 24 for visitors). The shortfall is
essentially the non-provision of visitor spaces. The applicant considers that visitor
parking cycle parking can utilise the 152 standard cycle spaces to be provided within the
building as it is unlikely they will all be occupied at the same time. The Highways
Planning Manager takes the view that this is acceptable.

Economic Considerations

The economic benefits generated by a substantial net increase in office floorspace,
which will be modern office accommodation, are welcome.

Access

The proposed development would provide step-free and sufficiently wide entrances from
the street. The office floorspace would be entirely step-free and includes wheelchair
accessible toilets. Internal circulation spaces and lifts will have sufficient widths and
turning spaces to ensure accessibility for all users. A single disabled parking space is
provided within the loading bay area.

Other UDP/Westminster Policy Considerations

Plant

Environmental Health officers have not raised objections with regard to the plant
equipment proposed. A Noise Assessment Report has been provided, however, a
condition is recommended to secure the provision of a supplementary acoustic report
once the details of the plant are available.

Groundborne Noise and Vibration.

The proposed scheme is in very close proximity to the District and Circle Underground
Line and any new structure, piles or foundations greatly increases the risk of changing
and / or strengthening the pathway of existing groundborne noise from underground
trains to the new development as well as adjacent and nearby properties. This is an
issue that has been raised by a number of objectors. Therefore, it is recommended that
a condition is used to ensure that the design and structure of the development shall be
of such a standard, that it will not increase existing noise and vibration levels in adjacent
properties from re-radiated ground borne noise and vibration from the transmission of
underground train operations. Details of historical data will also be required to
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demonstrate the noise and vibration baseline conditions prior to development works
commencing.

Archaeology
An archaeological desk-based assessment has been submitted in support of the

application which has found that the site has a high potential to contain archaeological
remains dating to both pre-historic and later medieval periods and also a moderate
potential to contain archaeological remains dating from the Roman period. A condition is
recommended to secure a programme of archaeological work in line with the comments
of Historic England.

Flood Risk and Sustainable Drainage

The site is located within Flood Zone 3 and is therefore considered by the Environment
Agency to be at a high probability of tidal and fluvial flooding. The proposal includes
office space and a restaurant within the basement. In line with policy, there are no
‘more vulnerable’ uses (defined within the National Planning Policy Framework as
residential dwellings, hospitals, schools, hotels, and drinking establishments) proposed
below the breach flood level. To ensure safety of occupants in the event of a breach, the
restaurant and office uses within the basement would have access to the ground floor.
From the ground floor occupants could either access dry areas on the first floor and
above, or exit the building onto Carteret Street and head north (approximately 30m) to
areas of higher ground.

The applicant’s drainage strategy would achieve a run-off rate of 17 litres per second for
a 1in 100 year storm event, through the provision of an attenuation tank within the
basement of the Broadway building and a blue roof on the Carteret Street building. This
would reduce the existing rate of surface water run-off on site by 50%. It is
recommended that the provision of these measures is secured by condition. The
potential for above ground Sustainable Urban Drainage (SuDs) systems has been fully
explored by the applicant, in accordance with the drainage hierarchy set out in the
London Plan and it is accepted that further above ground measures are not feasible due
to site constraints.

Sustainability
The strategy for reducing energy use and associated carbon emissions through the

design of the scheme follows the London Plan energy hierarchy, namely:

* Be Lean — Reduce energy demand through passive design strategies and best practice
design of building services, lighting and controls;

* Be Clean — Explore reducing energy consumption further by connecting to an existing
district heating system and exploit provision of Combined Heat and Power (CHP)
systems;

* Be Green — Generate power on site through Renewable Energy Technologies.

The following passive and active energy efficiency features and Low/Zero Carbon
Technologies are proposed within the development:
¢ High performance building fabric to reduce heat losses and passive design
techniques e.g.solar control glass and external shading to reduce cooling
demand;
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¢ Highly efficient building services systems for heating, cooling and ventilation that
exceed minimum Part L standards in terms of performance;

e Low energy light fittings with sophisticated controls including daylight and
occupancy sensors.

o A Variable Refrigerant Flow (VRF) system utilising reverse-cycle Air-Source Heat
Pumps ASHPs) of high efficiency will provide space heating and cooling;

e Photovoltaic panels (67sq.m) installed on the roof.

Based on the energy assessment submitted, an on-site reduction in carbon dioxide
(CO2) emissions of 32% beyond 2013 Building Regulations compliant development is
expected to be achieved. This does not comply with the policy target of 35% within
London Plan Policy 5.2 and Policy SI2 of the draft London Plan. The applicant has
agreed that the remaining shortfall in CO2 reductions is to be provided through a
cash-in-lieu contribution to the City Council’s carbon offset fund. It is recommended that
this contribution is secured through a Section 106 agreement. The GLA in their Stage 1
response has requested that the applicant must investigate the potential for connection
to the nearby district heating network and provide further technical information to verify
the stated reductions. The applicant advises that these issues will be addressed prior to
any referral under Stage 2.

With regards to Sustainability, the scheme aspires to achieve a BREEAM ‘Excellent’
rating for the office areas by incorporating sustainable measures in different aspects of
the design.

Air Quality

The proposed development site is located within an Air Quality Management Area
(AQMA) as designated by the council. The air qualitv impact resulting from the proposed
development is predicted to be ‘not significant’. This is largely because the overall
increase in additional traffic movements on the surrounding roads doesn’t exceed the
indicative criteria for detailed assessment and the proposal does not include any
centralised energy plant. Environmental Health has raised no concerns with regarding to
the air quality assessment carried out for this development.

London Plan

Principle of development: The proposed development would provide a substantial
guantitative and qualitative improvement in the office floorspace provision within the CAZ
and is strongly supported, in accordance with London Plan Policies 2.10, 2.11 and 4.2
and Policies SD4, SD5 and E1 of the draft London Plan.

Design and heritage: The height, scale and design quality of the proposed development
is supported and would preserve and enhance the character and appearance of the
conservation area and would not harm the setting of adjacent designated heritage
assets.

Climate change: The applicant must investigate the potential for connection to the
nearbydistrict heating network and provide further technical information to verify the
stated reductions in carbon dioxide emissions, with the remaining shortfall in carbon
dioxide reductions secured as mitigation through a Section 106 agreement.
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Transport: The proposed level of cycle parking provision falls short of the minimum
standards in the London Plan and draft London Plan. Full compliance with the London
Plan standards and the Mayor’s London Cycle Design Standards must be secured.

5.9 National Policy/Guidance Considerations

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

5.10 Planning Obligations
The draft ‘Heads’ of agreement are proposed to cover the following issues:

e Financial payment of £45,360 towards the council’s Carbon Offset Fund (index
linked and payable on commencement of development)

¢ Employment and Training Strategy

e Crossrail Funding SPG payment of £246,560 (index linked and payable on
commencement of development)

¢ Highway works on Carteret Street to include works to reinstate footway and
repaving adjacent to the site.

e The setting up of a Stakeholder Liaison Group for the duration of the
development.

The estimated Westminster CIL payment is £383,800.
The estimated Mayoral CIL is £95,950.
5.11 Environmental Impact Assessment

The scheme is not significant enough to warrant an Environmental Impact Assessment.
Environmental issues specific to this development have been covered in section 8.7.

5.12 Other Issues

Construction impact

Objections have been raised about the impact of the construction works on surrounding
residents in terms of noise, dust and vibration. To address these concerns a condition is
recommended to ensure that the development complies with the City Council’s Code of
Construction Practice (COCP) which will require the developer to provide a Site
Environmental Management Plan (SEMP) and funding for the Environmental
Inspectorate to monitor the demolition and construction phase of the development. The
COCP sets out the minimum standards and procedures for managing and minimising
the environmental impacts of construction projects within Westminster and relate to both
demolition and construction works. The key issues to address in the COCP are; liaison
with the public; general requirements; SEMP; construction management plans;
employment and skills; traffic and highways; noise and vibration; dust and air quality;
waste management; waste pollution and flood control and any other issues.

In response to the objections from local residents, the applicant has provided an Initial
Construction Phase Management Plan (CMP) which sets out how Westminster's CoCP
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will be applied to this specific development proposal in respect of matters such as site
access, site welfare facilities and road closures. This is not an approved document but
has been provided for information purposes only.

Specific objections have been received in respect of the structural implications of the
development on the Grade | listed buildings on Queen Anne’s Gate. A structural report,
including an outline methodology statement, has been provided as part of the application
documents. This demonstrates the potential measures to be taken to ensure that the
proposal does not undermine the structural stability of neighbouring buildings. It is
recommended that this matter be fully addressed by a condition requiring the submission
and approval of a detailed Structural Report and Method Statement prior to any works
commencing. The submitted CMP also states that a specific methodology to monitor the
listed walls and surrounding buildings in regards to vibration and movement will be
included in the final document.

The current methodology for the construction of the proposed buildings considers a
sequence whereby the North building is constructed prior to the larger South office
building. Concerns have been expressed by local residents and a current occupier of the
South building that this phasing approach will extend the construction period, that the
narrow width of Carteret Street means it is insufficient to serve as an access point and
undermine the operational requirements of the existing offices at 40 Broadway. Whilst
the request by the objector’s to carry out the development in a single phase is
understood, it is not something that the council can insist upon and any attempt to do so,
for example by a condition, would not reasonable and would fail the six tests set out in
the NPPF. It would be perfectly legitimate for example for the applicant to submit two
separate planning applications. It is understood that the phasing approach is to do with
obtaining vacant possession of the Broadway/ Carteret Street buildings and that if
circumstances change the applicant will revisit the phasing approach. Matters relating to
the operational requirements of the existing office building at 40 Broadway if 13-15
Carteret Street is demolished first are a private matter between the landlord and tenant.

Community Liaison

A Statement of Community Involvement (SCI) has been submitted with this application.
The engagement and consultation targeted Westminster City Council members and
officers, local ward councillors, community and amenity groups as well as local residents
and businesses. A public exhibition of the proposals was held over two days in a local
hotel.

Crime and security

It is recommended that a crime and security statement is provided prior to works
commencing so that the council can ensure that appropriate measures to deter crime
are provided as part of the development.

Party Wall

An occupier of Queen Anne’s Gate has raised a concern about the impact on the rear
boundary wall adjacent to the development site which they consider to be in their
ownership. This issue is a matter that would be considered under the Party Wall Act
rather than through the planning process.
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(Please note: All the application drawings and other relevant documents and Background
Papers are available to view on the Council’'s website)

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT PLEASE CONTACT THE PRESENTING
OFFICER: MATTHEW MASON BY EMAIL AT mmason@westminster.gov.uk
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DRAFT DECISION LETTER
Address: Development Site At 1-11 And 13-15 Carteret Street, 40 Broadway, London, ,
Proposal: Demolition of existing buildings and redevelopment to provide two office buildings

ranging from one to eight storeys (plus basement) with retail unit at part ground and
basement level for Class Al (shop) or Class A3 (restaurant) and other associated
works. (Site includes 1-11, 13-15 Carteret Street And 40 Broadway).

Reference: 18/01395/FULL

Plan Nos: Site location plan 17031_07_001 P1., Existing and demolition plan 17031_07_010
P1,17031_07_011 P1, 17031_07_012 P1,17031_07_013 P1, 17031_07_014 P1,
17031_07_020 P1, 17031 07 021 P1.,, Proposed Plans, 170311 _07_050 P2,
170311_07_099 P2, 170311_07_100 P2, 170311 _07_101 P2,170311_07_102 P2,
170311_07_103 P2, 170311 _07_104 P2,170311 07_105 P2,170311_07_106 P2,
170311_07_107 P2,170311_07_108 P2, 170311 _07_109 P2, 17031_07_200 P2,
17031_07_201 P2, 17031_07_300 P2, 17031_07_301 P2, 17031_07_302 P2,
17031_07_303 P2, 17031_07_304 P2, 17031_07_306 P2, 17031_07_400 P2,
17031_07_401 P1, 17031_07_402 P1, 17031_07_403 P1, 17031_07_404 P1,

~17031_07_405 P1., , Documents, Acoustic Report Rev 05 (February 2018),
Heritage Statement, Preliminary Environmental Risk Assessment (Issue 2 February
2018), Transport Statement (February 2014), Flood Risk Assessment (February
2018), Energy and Sustainability Statement (Issue 04 February 2018), Daylight and

_ Sunlight Report (February 2018), Historic environment assessment (Issue 3

~ February 2018), Air Quality Assessment (Rev C01 February 2018), , For information
purposes only, Structural Method Statement, Statement of Community Involvement,
Design and Access Statement.

Case Officer:  Matthew Mason . ) Direct Tel. No. 020 7641 2926

Recommended Condition(s) andeéason(s)

N\

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

2 Prior to the commencement of any demolition or construction on site the appIiCant shall submit an
approval of details application to the City Council as local planning authority comprising evidence that any
implementation of the scheme hereby approved, by the applicant or any other party, will be bound by the
council's Code of Construction Practice. Such evidence must take the form of a completed Appendix A of
the Code of Construction Practice, signed by the applicant and approved by the Council's Environmental
Inspectorate, which constitutes an agreement to comply with the code and requirements contained
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therein. Commencement of any demolition or construction cannot take place until the City Council as
local planning authority has issued its approval of such an application (C11CB)

Reason:

To protect the environment of neighbouring occupiers. This is as set out in S29 and S32 of
Westminster's City Plan (November 2016) and ENV 6 of our Unitary Development Plan that we adopted
in January 2007. (R11AC)

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 , 0 not at all on Sundays, bank holidays and public
holidays. , , You must carry out piling, excavation and demolition work only: , 0 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 S29 and S32 of
Westminster's City Plan (November 2016) and ENV 6 of our Unitary Development Plan that we adopted
in January 2007. (R11AC)

The principal stone material to the facades of the South office building shall be coursed Portland Stone.

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 Broadway and Christchurch Gardens Conservation Area Conservation
Area. This is as set out in S25 and S28 of Westminster's City Plan (November 2016) and DES 1 and
DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan that we adopted in
January 2007. (R26BE)

The brickwork to the North office building shall be in hand-laid courses and not a panelled system.

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 Broadway and Christchurch Gardens Conservation Area. This is as set
out in S25 and S28 of Westminster's City Plan (November 2016) and DES 1 and DES 5 or DES 6 or
both and paras 10.108 to 10.128 of our Unitary Development Plan that we adopted in January 2007.
(R26BE)
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The principal roofing material to the South office building shall be natural slate.

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the character and
appearance of this part of the Broadway and Christchurch Gardens Conservation Area Conservation
Area. This is as set out in S25 and S28 of Westminster's City Plan (November 2016) and DES 1 and
DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan that we adopted in
January 2007. (R26BE)

You must apply to us for approval of a written and photographic schedule of the facing materials you will
use, including glazing, along with annotated versions of the approved elevations and roof plans
demonstrating the location / use of each of the proposed materials. The submitted schedule must
include a record of finished samples prepared on-site for our inspection, including fully pointed-up brick
and stonework. You must not start any work on these parts of the development until we have approved
what you have sent us. You must then carry out the work using the approved materials. (C26BC)

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the character and
appearance of this part of the Broadway and Christchurch Gardens Conservation Area Conservation
Area. This is as set out in S25 and S28 of Westminster's City Plan (November 2016) and DES 1 and
DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan that we adopted in
January 2007. (R26BE)

You must apply to us for approval of detailed drawings of the following parts of the development:, , a)
Typical bay studies (drawn elevations and sections at 1:20);, b) Windows and doors (drawn elevations
and sections at 1:5, including surrounding fabric);, c) Shopfronts (drawn elevations and sections at 1:10,
including surrounding fabric); and, d) Balustrade and gate details., () Any external lighting., (f) The rear
elevation of the South building. , (g) Public art, , You must not start any work on these parts of the
development until we have approved what you have sent us. You must then carry out the work
according to these approved details. (C26DB),

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the character and
appearance of this part of the Broadway and Christchurch Gardens Conservation Area Conservation
Area. This is as set out in S25 and S28 of Westminster's City Plan (November 2016) and DES 1 and
DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan that we adopted in
January 2007. (R26BE)
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You must not paint any outside walls of the buildings without our permission. This is despite the fact that
this work would normally be ‘permitted development' (under class A of part 3 of schedule 2 to the Town
and Country Planning General Permitted Development Order 1995, or any order that may replace it).

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 Broadway and Christchurch Gardens Conservation Area Conservation
Area. This is as set out in S25 and S28 of Westminster's City Plan (November 2016) and DES 1 and
DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan that we adopted in
January 2007. (R26BE)

You must not attach flues, ducts, soil stacks, soil vent pipes, or any other pipework other than rainwater
pipes to the outside of the buildings facing the street unless they are shown on drawings we have
approved. (C26MA)

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 Broadway and Christchurch Gardens Conservation Area Conservation
Area. This is as set out in S25 and S28 of Westminster's City Plan (November 2016) and DES 1 and
DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan that we adopted in
January 2007. (R26BE)

You must not put structures such as canopies, fences, loggias, trellises or satellite or radio antennae on
any permitted 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 Broadway and Christchurch Gardens Conservation Area Conservation
Area. This is as set out in S25 and S28 of Westminster's City Plan (November 2016) and DES 1 and
DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan that we adopted in
January 2007. (R26BE)

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

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the character and
appearance of this part of the Broadway and Christchurch Gardens Conservation Area Conservation
Area. Thisis as set out in S25 and S28 of Westminster's City Plan (November 2016) and DES 1 and
DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development Plan that we adopted in
January 2007. (R26BE)
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You must use the parking, access, loading, unloading and manoeuvring areas shown on the approved
plans only for those purposes. (C23AA)

Reason:

In the interests of public safety and to avoid blocking the road as set out in S41 of Westminster's City
Plan (November 2016) and TRANS 2 and TRANS 3 of our Unitary Development Plan that we adopted in
January 2007. (R24AC)

You must apply to us for approval of a Delivery and Service Plan for the Class B1 office use in the South
building. You must not occupy the South building for office purposes until we have approved what you
have sent us. Thereafter you must manage the office use in accordance with the approved Delivery and
Service Plan. The submitted plan shall be consistent with condition 15 of this permission.

Reason:

In the interests of public safety and to avoid blocking the road as set out in S41 of Westminster's City
Plan (November 2016) and TRANS 2 and TRANS 3 of our Unitary Development Plan that we adopted in
January 2007. (R24AC)

With the exception of collecting rubbish, no goods (including fuel) that are delivered or collected by
vehicles arriving at or leaving the South building must be accepted or sent out if they are unloaded or
loaded on the public road. You may accept or send out such goods only if they are unloaded or loaded
within the boundary of the site. (C23CB)

Reason:

In the interests of public safety and to avoid blocking the road as set out in S41 of Westminster's City
Plan (November 2016) and TRANS 2 and TRANS 3 of our Unitary Development Plan that we adopted in
January 2007. (R24AC)

In the event that the retail unit in the South building is used for either Class Al or Class A3 use, you must
apply to us for approval of a Delivery and Service Plan. You must not occupy the retail unit for Class Al
or Class A3 purposes until we have approved what you have sent us. Thereafter you must manage the
Class Al or Class A3 use in accordance with the approved Delivery and Service Plan. The submitted
plan shall be consistent with condition 15 of this permission.

Reason:

In the interests of public safety and to avoid blocking the road as set out in S41 of Westminster's City
Plan (November 2016) and TRANS 2 and TRANS 3 of our Unitary Development Plan that we adopted in
January 2007. (R24AC)

Notwithstanding the provisions of Class Al of the Town and Country Planning (Use Classes) Order 1987
as amended April 2005 (or any equivalent class in any order that may replace it) the retalil
accommodation hereby approved shall not be used as a food retail supermarket.
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Reason:

In the interests of public safety and to avoid blocking the road as set out in S41 of Westminster's City
Plan (November 2016) and TRANS 2 and TRANS 3 of our Unitary Development Plan that we adopted in
January 2007. (R24AC)

All servicing must take place between 07.00hrs and 20.00hrs on Monday to Saturday and not at all on
Sunday. Servicing includes loading and unloading goods from vehicles and putting rubbish outside the
building. (C23DA),

Reason:

To protect the environment of residents and the area generally as set out in S29 of Westminster's City
Plan (November 2016) and STRA 25, TRANS 23, ENV 5 and ENV 6 of our Unitary Development Plan
that we adopted in January 2007. (R22CC)

You must provide the waste and recycling stores for the North and South buildings shown on drawing
17031_07_100 rev P2 before anyone moves into the offices. You must clearly mark it and make it
available at all times to everyone using the buildings. You must store waste inside the property and only
put it outside just before it is going to be collected. You must not use the waste store for any other
purpose. (C14DC)

Reason:

To protect the environment and provide suitable storage for waste and materials for recycling as set out in
S44 of Westminster's City Plan (November 2016) and ENV 12 of our Unitary Development Plan that we
adopted in January 2007. (R14CC)

The car parking space shown on drawing 17031_07_100 Rev P2 shall only be used for car parking by
Blue and White Badge holders.

Reason:
To provide parking spaces for people with disabilities as set out in STRA 25 and TRANS 23 of our Unitary
Development Plan that we adopted in January 2007. (R22BB)

You must provide the cycle parking spaces and the changing and shower facilities for the North and
South office buildings shown on the approved drawings prior to occupation. Thereafter the cycle spaces
and changing and shower facilities must be retained and the space used for no other purpose.

Reason:
To provide cycle parking spaces for people using the development as set out in TRANS 10 of our Unitary
Development Plan that we adopted in January 2007.
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In the event that the retail unit in the South building is used for Class A3 purposes, you must apply to us
for approval of an Operational Management Plan. You must not occupy the premises for restaurant
purposes until we have approved what you have sent us. Thereafter you must manage the restaurant use
in accordance with the approved plan. (C26CB)

Reason:

To make sure that the use will not cause nuisance for people in the area. This is as set out in S24, S29
and S32 of Westminster's City Plan (November 2016) and TACE 8 and ENV 6 of our Unitary
Development Plan that we adopted in January 2007. (RO5GB)

In the event that the retail unit isused for Class A3 purposes, customers shall not be permitted within the
restaurant premises before 0700 or after 0030 (the following day) on Monday to Saturday and before
0800 or after 0000 (midnight) on Sundays. (C12BD)

Reason:

To make sure that the use will not cause nuisance for people in the area. This is as set out in S24, S29
and S32 of Westminster's City Plan (November 2016) and TACE TACE 8 and ENV 6 of our Unitary
Development Plan that we adopted in January 2007. (RO5GB)

You must apply to us for approval of details of the ventilation system to get rid of cooking smells,
including details of how it will be built and how it will look. You must not begin the use allowed by this
permission until we have approved what you have sent us and you have carried out the work according to
the approved details. (C14AB)

Reason:

To protect the environment of people in neighbouring properties as set out in S29 and S32 of
Westminster's City Plan (November 2016) and ENV 6, ENV 7 and DES 5 of our Unitary Development
Plan that we adopted in January 2007. (R14AC)

You must not use any part of the roof of the South building that faces east onto Carteret Street for sitting
out or for any other purpose You can however use this part of the roof to escape in an emergency and for
maintenance purposes.

Reason:
To protect the environment of residents as set out in S29 of Westminster's City Plan (November 2016)
and ENV 10 and ENV 13 of our Unitary Development Plan that we adopted in January 2007.

Other than the area identified as a terrace on drawing 17031_07_102 Rev P2 you must not use any of the
roofs on the North office building for sitting out or for any other purpose. You can however use the roof to
escape in an emergency and for maintenance purposes. (C21AA)
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Reason:

To protect the privacy and environment of people in neighbouring properties, as set out in S29 of
Westminster's City Plan (November 2016) and ENV 13 of our Unitary Development Plan that we adopted
in January 2007. (R21AC)

You must apply to us for approval of details of a plan showing the outdoor terraces and those areas of flat
roof restricted to maintenance purposes only (by conditions 25 and 26 on this decision) for the North and
South buildings. You must not use any of the roofs as terraces until we have approved what you have
sent us. Thereafter you must carry out the development in accordance with the approved plan.

Reason:

To ensure that the areas to be used as terraces are consistent with conditions 25 and 26 and to protect
the privacy and environment of people in neighbouring properties, as set out in S29 of Westminster's City
Plan (November 2016) and ENV 13 of our Unitary Development Plan that we adopted in January 2007.
(R21AC)

The outdoor terraces shown on the plan approved under condition 27 of this decision must only be used
between the hours of 0800 to 1900 Monday to Friday.

Reason:

To protect the environment of people in neighbouring properties, as set out in S29 of Westminster's City
Plan (November 2016) and ENV 6 and ENV 7 of our Unitary Development Plan that we adopted in
January 2007. (R21AC)

You must apply to us for approval of details of the following:, , (i) A planting scheme for the terraces to
both office buildings to include the number,size, species and position of the plants, (ii) A planting
maintenance plan for the terraces to both office buildings., , You must not use any of the roofs permitted
for terace use until we have approved what you have sent us. You must then carry out the work according
to these drawings prior to occuptation and thereafter the planting must be maintained in accordance with
the details approved. (C26DB)

Reason:

To protect the privacy and environment of people in neighbouring properties, as set out in S29 of
Westminster's City Plan (November 2016) and ENV 13 of our Unitary Development Plan that we adopted
in January 2007. (R21AC)
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The glass that you put in the windows in the north elevation of the North office building must not be clear
glass, and you must fix it permanently shut. You must apply to us for approval of a sample of the glass (at
least 300mm square). You must not start work until we have approved the sample. You must then fit the
type of glass we have approved and must not change it without our permission. (C21DB)

Reason:

To protect the privacy and environment of people in neighbouring properties, as set out in S29 of
Westminster's City Plan (November 2016) and ENV 13 of our Unitary Development Plan that we adopted
in January 2007. (R21AC)

You must apply to us for approval of detailed drawings showing the following alteration(s) to the scheme:,
, - provision of living roofs to all roofs not used as terraces or roof plant areas to the North and South
buildings., - provision of bird and bat boxes on the North and South building., , 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 make sure that the development affects the environment as little as possible, as set out in S28 or S40,
or both, of Westminster's City Plan (November 2016). (R44BC)

You must apply to us for approval of details of a biodiversity management plan in relation to the living
roofs secured under condition 31 of this decision. You must not start any work until we have approved
what you have sent us. You must carry out the measures in the biodiversity management plan according
to the approved details before you start to use the building. (C43CA)

Reason:
To make sure that the development affects the environment as little as possible, as set out in S28 or S40,
or both, of Westminster's City Plan (November 2016). (R44BC)

You must provide the environmental sustainability features (environmentally friendly features) set out in
the Energy and Sustainability Statement before you start to use any part of the development. Thereafter
you must not remove any of these features unless we have given you our permission in writing.

Reason:
To make sure that the development provides the environmental sustainability features included in your
application as set out in S28 or S40, or both, of Westminster's City Plan (November 2016). (R44AC)

The BREEAM assessments must be completed for the offices and certified by the Building Research
Establishment within six months of practical completion. Upon certification by the Building Research
Establishment a copy of the certificate detailing the awarded score for the building is to be submitted to
the Local Planning Authority for our approval.
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Reason:
To make sure that the development provides the environmental sustainability features included in your
application as set out in S28 or S40, or both, of Westminster's City Plan (November 2016). (R44AC)

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

Reason:

Because existing external ambient noise levels exceed WHO Guideline Levels, and as set out in ENV 6
(1), (6) and (8) and ENV 7 (A)(1) of our Unitary Development Plan that we adopted in January 2007, so
that the noise environment of people in noise sensitive properties is protected, including the intrusiveness
of tonal and impulsive sounds; and as set out in S32 of Westminster's City Plan (November 2016), 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.

You must apply to us for approval of details of a supplementary acoustic report demonstrating that the
mechanical plant will comply with the Council's noise criteria as set out in Condition 35 of this permission.
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You must not operate the plant equipment until we have approved what you have sent us.

Reason:

Because existing external ambient noise levels exceed WHO Guideline Levels, and as set out in ENV 6
(2), (6) and (8) and ENV 7 (A)(1) of our Unitary Development Plan that we adopted in January 2007, so
that the noise environment of people in noise sensitive properties is protected, including the intrusiveness
of tonal and impulsive sounds; and as set out in CS31 of our Core Strategy that we adopted in January
2011, by contributing to reducing excessive ambient noise levels.

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

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

(1) Noise emitted from the emergency plant and generators hereby permitted shall not increase the
minimum assessed background noise level (expressed as the lowest 24 hour LA90, 15 mins) by more
than 10 dB one metre outside any premises., , (2) The emergency plant and generators hereby permitted
may be operated only for essential testing, except when required by an emergency loss of power., , (3)
Testing of emergency plant and generators hereby permitted may be carried out only for up to one hour in
a calendar month, and only during the hours 09.00 to 17.00 hrs Monday to Friday and not at all on public
holidays.

Reason:

As set out in S32 of Westminster's City Plan (November 2016) and ENV 7 (B) of our Unitary Development
Plan that we adopted in January 2007. Emergency and auxiliary energy generation plant is generally
noisy, so a maximum noise level is required to ensure that any disturbance caused by it is kept to a
minimum and to ensure testing and other non-emergency use is carried out for limited periods during
defined daytime weekday hours only, to prevent disturbance to residents and those working nearby.

The design and structure of the development shall be of such a standard, that it will not increase existing
noise and vibration levels in adjacent properties from re-radiated ground borne noise and vibration from
the transmission of underground train operations.

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

You must apply to us for approval of a Structural Report setting out how the proposed building will comply
with condition 39 of this permission. The Structural Report must include historical data to demonstrate the
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noise and vibration baseline conditions of the application site. You must not start any work unitl we have
approved what you have sent us. You must then carry out the development in accordance with the details
approved.

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

No demolition or development shall take place until a stage 1 written scheme of investigation (WSI) has
been submitted to and approved by the local planning authority in writing. For land that is included within
the WSI, no development other than demolition to ground level shall take place other than in accordance
with the agreed WSI, and the programme and methodology of site evaluation and the nomination of a
competent person(s) or organisation to undertake the agreed works., , If heritage assets of archaeological
interest are identified by stage 1 then for those parts of the site which have archaeological interest a
stage 2 WSI shall be submitted to and approved by the local planning authority in writing. For land that is
included within the stage 2 WSI, no development shall take place other than in accordance with the
agreed stage 2 WSI which shall include:, , A. The statement of significance and research objectives, the
programme and methodology of site investigation and recording and, the nomination of a competent
person(s) or organisation to undertake the agreed works., B. The programme for post-investigation
assessment and subsequent analysis, publication & dissemination and deposition of resulting material.
This part of the condition shall not be discharged until these elements have been fulfilled in accordance
with the programme set out in the stage 2 WSI., , ,

Reason:

To protect the archaeological heritage of the City of Westminster as set out in S25 of Westminster's City
Plan (November 2016) and DES 11 of our Unitary Development Plan that we adopted in January 2007.
(R32BC)

You must apply to us for approval of details of the door opening mechanism to the loading bay and a
supplementary acoustic report demonstrating that noise from the door mechanisms will comply with the
Council's noise criteria as set out in Condition 35 of this permission. You must not occupy the North
building until we have approved what you have sent us. Thereafter you must carry out the development in
accordance with the details approved.

Reason:

Because existing external ambient noise levels exceed WHO Guideline Levels, and as set out in ENV 6
(1), (6) and (8) and ENV 7 (A)(1) of our Unitary Development Plan that we adopted in January 2007, so
that the noise environment of people in noise sensitive properties is protected, including the intrusiveness
of tonal and impulsive sounds; and as set out in S32 of Westminster's City Plan (November 2016), by
contributing to reducing excessive ambient noise levels.

Pre Commencement Condition. Notwithstanding the details submitted, you must apply to us for
approval of a detailed Structural Report and Method Statement for the North building to demonstrate that
the Queen Anne's Gate properties that adjoin the application site will not be structurally affected by
building works. You must not start work on the North building until we have approved what you have
sent us., , You must then carry out the work according to the approved statement. (C26CB)
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Reason:

To protect the special architectural or historic interest of the neighbouring listed buildings on Queen
Anne's Gate. This is as set out in S25 and S28 of Westminster's City Plan (November 2016) and DES 1,
DES 10 (A) and paras 10.129 to 10.146 of our Unitary Development Plan that we adopted in January
2007. (R26ED)

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, Supplementary Planning documents, planning
briefs and other informal written guidance, as well as offering a full pre application advice
service, in order to ensure that applicant has been given every opportunity to submit an
application which is likely to be considered favourably. In addition, where appropriate, further
guidance was offered to the applicant at the validation stage.

2 The 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: ,
http://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.

3 This permission is governed by a legal agreement between the applicant and us under Section
106 of the Town and Country Planning Act 1990. The agreement relates to . (I55AA)

4 Written schemes of investigation will need to be prepared and implemented by a suitably
gualified professionally accredited archaeological practice in accordance with Historic England's
Guidelines for Archaeological Projects in Greater London. This condition is exempt from
deemed discharge under schedule 6 of The Town and Country Planning (Development
Management Procedure) (England) Order 2015.
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Please make sure that the lighting is designed so that it does not cause any nuisance for
neighbours at night. If a neighbour considers that the lighting is causing them a nuisance, they
can ask us to take action to stop the nuisance (under section 102 of the Clean Neighbourhoods

and Environment Act 2005). (I39AA)

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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MINUTES

CITY OF WESTMINSTER

Planning (Major Applications) Sub-Committee
MINUTES OF PROCEEDINGS

Minutes of a meeting of the Planning (Major Applications) Sub-Committee held
on Tuesday 10th July, 2018, Room 3.1, 3rd Floor, 5 Strand, London, WC2 5HR.

Members Present: Councillors Gotz Mohindra (Chairman), David Boothroyd, Ruth
Bush, Peter Freeman, Murad Gassanly, Jim Glen and Elizabeth Hitchcock

Also Present: Councillors Geoff Barraclough (Item 1) and Tim Mitchell (Item 2)

1 MEMBERSHIP
1.1  There were no changes to the membership.
2 DECLARATIONS OF INTEREST

2.1 The Chairman explained that a week before the meeting, all four Members of
the Committee were provided with a full set of papers including a detailed
officer’s report on each application; together with bundles of every single letter
or e-mail received in respect of every application, including all letters and e-
mails containing objections or giving support. Members of the Committee read
through everything in detail prior to the meeting. Accordingly, if an issue or
comment made by a correspondent was not specifically mentioned at this
meeting in the officers’ presentation or by Members of the Committee, it did
not mean that the issue had been ignored. Members will have read about the
issue and comments made by correspondents in the papers read prior to the
meeting.

2.2 Councillor Boothroyd declared that he was the Head of Research and
Psephology for Thorncliffe, whose clients were companies applying for
planning permission from various local authorities. No current schemes were
in Westminster; if there were he would be precluded from working on them
under the company’s code of conduct.

Some Thorncliffe clients had engaged planning consultants who were also

representing applicants at the meeting: Gerald Eve on item 1, DP9 on items 2
and 4, and JLL on item 5. However he did not deal directly with clients or
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2.3

3.1

4

1

other members of project teams, and planning consultants were not
themselves clients.

In respect of item 1, objections had been made by Councillors Barraclough,
Begum and Butler-Thalassis, who he declared were his friends. Before the
last meeting | gave ClIr Barraclough advice on the process of ward member
presentations at committee.

In respect of Iltem 2, one of the objections received was from Mr Graeme
Cottam, who he declared was his friend.

In respect of item 5, he declared he was a member of the Planning Sub-
Committee which granted the original permission for the site.

Councillor Bush declared that in respect of item 1, objections had been made
by Councillors Barraclough, Begum and Butler-Thalassis, who he declared
were his friends.

MINUTES

RESOLVED:

That the minutes of the meeting held on 12 June 2018 be signed by the
Chairman as a correct record of proceedings.

PLANNING APPLICATIONS

WIDLEY ROAD GARAGE, WIDLEY ROAD, LONDON, W9 2LD

Demolition of existing building; excavation to create additional basement storey;
erection of a residential (Class C3) building arranged over basement, lower ground,
ground and five upper storeys to provide up to 23no. residential dwellings; provision
of external amenity space, associated on-site car parking and cycle parking facilities,
landscaping works and other associated works.

Additional representations were received from eighteen local residents (29/06/18,
30/06/18, 02/07/18, 03/07/18 and 04/07/18) and one interested party (03/07/18).

Late representations were received from forty-one local residents (05/07/18,
06/07/18, 07/07/18, 08/07/18, 09/07/18 and 10/07/18) and Belgrave (06/07/18).

Councillor Geoff Barraclough addresses the Sub-Committee in his capacity as a
Ward Member.

The presenting officer tabled the following amendments to the conditions:

1.

DELETE condition 5 on page 58 and REPLACE it with the following:

“You must apply to us for approval of detailed drawings of typical facade
details at all levels at scales of 1:20 or 1:5. You must not start any work on
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these parts of the development until we have approved what you have sent
us. You must then carry out the work according to these details.

REASON:

To make sure that the appearance of the building is suitable and that it
contributes to the character and appearance of this part of the Maida Vale
Conservation Area. This is as set out in S25 and S28 of Westminster's City
Plan (November 2016) and DES 1 and DES 5 or DES 6 or both and paras
10.108 to 10.128 of our Unitary Development Plan that we adopted in January
2007."

REASON FOR AMENDMENT: The original condition 5 had been added in
error and was not relevant to this development. The revised condition 5 is
required to ensure that appropriate facade details are secured.

ADD the following conditions 28 and 29:

28 “Pre Commencement Condition. You must not start any demolition
work on site until we have approved either:

(@)  aconstruction contract with the builder to complete the
redevelopment work for which we have given planning
permission on the same date as this consent, or

(b)  an alternative means of ensuring we are satisfied that demolition
on the site will only occur immediately prior to development of
the new building.

You must only carry out the demolition and development according to
the approved arrangements.

REASON:

To maintain the character of the Maida Vale Conservation Area as set
out in S25 and S28 of Westminster's City Plan (November 2016) and
DES 1 and DES 9 (B) of our Unitary Development Plan that we
adopted in January 2007 and Section 74(3) of the Planning (Listed
Buildings and Conservation Areas) Act 1990.

29 You must not carry out demolition work unless it is part of the complete
development of the site. You must carry out the demolition and
development without interruption and according to the drawings we
have approved.

REASON:

To maintain the character of the Maida Vale Conservation Area as set
out in S25 and S28 of Westminster's City Plan (November 2016) and
DES 1 and DES 9 (B) of our Unitary Development Plan that we
adopted in January 2007 and Section 74(3) of the Planning (Listed
Buildings and Conservation Areas) Act 1990.”

REASON FOR AMENDMENT: These additional conditions are
required to safeguard the character and appearance of the
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conservation area by preventing unnecessary demolition of the existing
building or a substantial break between its demolition and construction
of the proposed development.

RESOLVED (To Refuse: Councillors Mohindra, Boothroyd, Bush, Freeman,
Gassanly and Glen. To Grant: Councillor Hitchcock)

That conditional permission be refused on the following grounds:

1) The bulk of the building, in particular the form of the proposed roof was
unacceptable and would have a detrimental impact on the character and
appearance of the Maida Vale Conservation Area,

2) The impact the proposals would have on the amenities of adjacent properties
at Cleveland Mansions by reason of loss of light and sense of enclosure
caused by the increased bulk and massing of the proposed building.

3) The proposed density levels exceed the range set out within policy H11 of the
Unitary Development Plan and Policy 3.4 of the London Plan and fail to meet
complementary policies in respect of townscape/design, residential amenity
and standard of living accommodation; and

4) The standard of living accommodation for the basement and lower ground
flats which were largely affordable housing was considered inadequate due to
their single aspect, part subterranean nature and reliance upon lightwells that
are shared in part.

The detailed reasons for refusal to be settled by officers under delegated powers
following consultation with the Chairman.

2 DEVELOPMENT SITE AT 1-11 AND 13-15 CARTERET STREET, 40
BROADWAY, LONDON

Demolition of existing buildings and redevelopment to provide two office buildings
ranging from one to eight storeys (plus basement) with retail unit at part ground and
basement level for Class Al (shop) or Class A3 (restaurant) and other associated
works. (Site includes 1-11, 13-15 Carteret Street And 40 Broadway).

Additional representations were received from Simply Planning (05/07/18) and three
local residents (04/07/18 and 05/07/18).

Late representations were received from Tellon Capital (04/07/18 and 06/07/18),
Blake Morgan (04/07/18) and one local resident 905/07/18).

Councillor Tim Mitchell addressed the Sub-Committee in his capacity as a Ward
Member.

The presenting officer tabled the following additional and amended conditions:
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Additional condition
You must not start any demolition work on site until we have approved either:

(@)  aconstruction contract with the builder to complete the redevelopment work
for which we have given planning permission on the same date as this
consent, or

(b)  an alternative means of ensuring we are satisfied that demolition on the site
will only occur immediately prior to development of the new building.

You must only carry out the demolition and development according to the approved
arrangements.

Additional condition

You must not carry out demolition work unless it is part of the complete development
of the site. You must carry out the demolition and development without interruption
and according to the drawings we have approved. (C29BB)

Additional condition

Prior to occupation of the ground and basement unit approved for either Class Al or
Class A3 use, you must provide the supply and extract ductwork shown on Drawings
P17-111-3350 P1, P17-111-3351 P1 and P17-111-3352 P1.

Amended condition 33

You must provide the environmental sustainability features (environmentally friendly
features) set out in the Energy and Sustainability Statement and Flood Risk
Assessment and Drainage Strategy before you start to use any part of the
development. Thereafter you must not remove any of these features unless we have
given you our permission in writing.

Amended condition 8
You must apply to us for approval of detailed drawings of the following parts of the
development:

a) Typical bay studies (drawn elevations and sections at 1:20);

b) Windows and doors (drawn elevations and sections at 1:5, including surrounding
fabric);

c) Shopfronts (drawn elevations and sections at 1:10, including surrounding fabric);
and

d) Balustrade and gate details.

(e) Any external lighting.

() The rear elevation of the South building.

(g) Public art including retention of mosaic.

You must not start any work on these parts of the development until we have
approved what you have sent us. You must then carry out the work according to
these approved details. (C26DB)

RESOLVED UNANIMOUSLY:

That conditional permission, as amended, be granted, subject to:
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1)

2)

3)

4)

3.1

The following additional conditions:

()
(ii)

(iii)

Access to the terraces located on the north building be restricted to
only emergency escape or for maintenance purposes only;

Any Class A3 (restaurant) unit to be serviced only from Broadway with
servicing and deliveries for the South building offices and any Al
(retail) use taking place from the loading bay; and

Further elements of public art to be included in the development in
additional to the enhanced setting of the existing mosaic.

The views of the Mayor and a S106 Agreement to secure the following:

(i)

(i)
(iii)

(iv)

(v)
(vi)

Financial payment of £45,360 towards the council’s Carbon Offset
Fund (index linked and payable on commencement of development)
Employment and Training Strategy

Crossrail Funding SPG payment of £246,560 (index linked and payable
on commencement of development)

Highway works on Carteret Street to include works to reinstate footway
and repaving adjacent to the site and to Broadway to facilitate provision
of service bay.

The setting up of a Stakeholder Liaison Group for the duration of the
development

Monitoring Costs

That if the S106 legal agreement had not been completed within three months
of the date of the Committee resolution, then:

a)

b)

The Director of Planning should consider whether the permission can
be issued with additional conditions attached to secure the benefits
listed above. If this was possible and appropriate, the Director of
Planning was authorised to determine and issue such a decision under
Delegated Powers; however, if not

The Director of Planning should consider whether permission should
be refused on the grounds that it had not proved possible to complete
an agreement within an appropriate timescale, and that the proposals
were unacceptable in the absence of the benefits that would have been
secured; if so, the Director of Planning was authorised to determine the
application and agree appropriate reasons for refusal under Delegated
Powers.

The Environmental Inspectorate be requested to undertake public consultation
on the proposed Site Environmental Management Plan before its agreement;

DEVELOPMENT SITE AT 5-9 GREAT NEWPORT STREET, LONDON,
WC2H 7JA

The application was withdrawn from the agenda by officers.
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4 75 - 77 BROOK STREET, MAYFAIR, LONDON, W1K 4AD

Demolition and redevelopment to provide a new building comprising sub-basement,
lower ground, ground and part six / part seven upper storeys with roof terrace at part
seventh floor, flexible / alternative office (Class B1) / retail (Class Al) on ground and
lower ground floors, office (Class B1) on upper floors, installation of plant at seventh
floor level, and associated works. Internal works at ground floor to link with part of
No.73 Brook Street. (Linked with 1 Green Street)

A late representation was received from DP9 (09/07/18).

The presenting officer tabled the following amendment (in bold) to the
recommendation:

1. Grant conditional permission subject to the completion of a S106 agreement to
secure:

a) The completion of the residential at 1 Green Street as approved on 9 April
2018 (RN: 17/01298/FULL) (prior to occupation of the office accommodation
at this site);

b) The completion of the office accommodation (within 18 months of the
occupation of the residential at Site 2);

C) Carbon off-set payment to the value of £14,400 towards the Council's
carbon offset fund (index linked and payable on commencement of
development);

d) Compliance with the Code of Construction Practice;

e) The costs of monitoring the S106 legal agreement.

RESOLVED (For: Councillors Mohindra, Boothroyd, Freeman, Gassanly, Glen
and Hitchcock. Against: Councillor Bush)

1. That conditional permission, as amended, be granted subject to the
completion of a S106 agreement to secure:

a) The completion of the residential at 1 Green Street as approved on 9
April 2018 (RN: 17/01298/FULL) (prior to occupation of the office
accommodation at this site);

b) The completion of the office accommodation (within 18 months of the
occupation of the residential at 1 Green Street);

C) Carbon off-set payment to the value of £14,400 towards the Council’s
carbon offset fund (index linked and payable on commencement of
development);

d) Compliance with the Code of Construction Practice;

e) The costs of monitoring the S106 legal agreement.

2. That if the S106 legal agreement had not been completed within six weeks of
the date of this resolution then:

a) The Director of Planning should consider whether it would be possible

and appropriate to issue the permission with additional conditions
attached to secure the benefit listed above. If so, the Director of
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Planning was authorised to determine and issue such a decision under
Delegated Powers; however, if not;

(b) The Director of Planning should consider whether permission should
be refused on the grounds that the proposals were unacceptable in the
absence of the benefit which would have been secured; if so, the
Director of Planning was authorised to determine the application and
agree appropriate reasons for refusal under Delegated Powers.

5 1-17 SHAFTESBURY AVENUE, LONDON, W1D 7EA

Variation of condition 1 and 15 of planning permission dated 25 April 2016 (RN:
15/07092/FULL) for the Demolition of existing buildings and demolition behind
retained facades of 19 and 20 Denman Street facades; realignment of 4-6
Glasshouse Street, 1 Sherwood Street, 8 Glasshouse Street and 11-17 Shaftesbury
Avenue facades and retention of Piccadilly Lights (adverts). Construction of a
replacement six storey building (plus 6th floor mezzanine office) with three basement
levels to create a mixed use scheme comprising office (Class B1) at part ground to
6th storey mezzanine; retail (Classes Al retail and A3 restaurant) at part basement
1, part ground and patrt first floor; up to seven residential units (Class C3) at part first
floor, part second floor and part third floor; and plant and cycle storage within the
basement. Associated works including mechanical plant within roof enclosure and
loading facilities. NAMELY, to allow use of 6th floor mezzanine (Level 7) as
restaurant (Class A3), roof realignment at Level 7 and new plant enclosure at Level
8, flexible use of approved retailing (Class Al) for retail and restaurant purposes
(Classes Al and A3), removal of chimneys on 1-17 Shaftesbury Avenue facade,
minor adaptations to accommodate the Piccadilly Lights planning permission and
advertisement, and adaptation to accommodate LBC consent (17/07490/LBC)

A late representation was received from Jones Lang LaSalle Ltd (03/07/18).
The presenting officer tabled the following amendment (in bold) to the conditions:
32. The development shall commence before 24 April 2021.
Reason: This permission authorises amendments to the original planning permission
granted on 25 April 2016 (RN 15/07092/FULL) which must be commenced no later than
the above date.
RESOLVED UNANIMOUSLY:
That conditional permission, as amended, be granted subject to:
1) The following additional conditions:

0] No takeaway sales or provision of food delivery services from the A3

(restaurant) unit; and
(i) All units located on Denman Street to be designated for Al (retail) use

only.

2) A deed of variation of the existing legal agreement dated 25 April 2016; and
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3) If the deed of variation was not completed within six weeks of the date of the
Committee’s resolution, then:

a) The Director of Planning should consider whether the permission can
be issued with additional conditions attached to secure the benefits
listed above. If this was possible and appropriate, the Director of
Planning was authorised to determine and issue such a decision under
Delegated Powers; however, if not

b) The Director of Planning should consider whether permission should
be refused on the grounds that it had not proved possible to complete
an agreement within an appropriate timescale, and that the proposals
were unacceptable in the absence of the benefits that would have been
secured; if so, the Director of Planning was authorised to determine the
application and agree appropriate reasons for refusal under Delegated
Powers.

The Meeting ended at 9.38pm.

CHAIRMAN: DATE
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simplyplanning

Head of Development Planning
Westminster City Council

PO Box 732

Redhill

RH1 9FL i
11" July 2018

FAO: Matthew Mason

Dear Sir,

Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990
Land at 1-11 & 13-15 Carteret Street and 40 Broadway, London, SW1
Application reference 18/01395/FUL

As you are aware, we act for residents for both Queen Anne's Gate (QAG) and Carteret Street who are affected by
the above proposal. It was considered at last evening's Planning Committee meeting, which we attended
together with the residents.

On their behalf we are writing to express a concern that the revisions discussed at the end of the item did not
fully reflect the earlier debate or indeed the Committee's apparent wishes. With the exception of one Member
there was a clear desire to restrict access to the terraces that face towards QAG to maintenance only. The
suggestion revision, however, only talked about terraces on the northern building. This was not, we believe, what
Members were trying to achieve.

To remove any ambiguity or confusion on this point could we ask you either to confirm the suggested condition
will apply to all terraces facing the QAG houses or alternatively seek clarification on the matter from the Chairman
of the Committee to who we have copied this letter.

At the same time, would you or the Clerk to Committee kindly provide us with a recording of last evening's
discussion on this item assuming, of course, one was taken.

Thank you for your assistance in this matter. | look forward to hearing from you.

Yours faithfully,

Roger Birtles

Director

c.c.  Councillor Gotz Mohindra - Chairman, Planning (Major Applications) Sub-Committee

+44(0) 20 7935 5880 London office Wallingford office Birmingham office
roger@simply-planning.com 15 Buckingham Gate Page @Bry Business Park Suite 204, Cheltenham House
London Benson Lane, Wallingford Temple Street, Birmingham

www.simply-planning.com
PyP ¢ SW1E 6LB OX10 8BA B2 5BG
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simplyplanning

Head of Development Planning
Westminster City Council

PO Box 732

Redhill

RH1 9FL .
2" August 2018

FAO: Matthew Mason

Dear Sir,

Town and Country Planning Act 1990

Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990
Land at 1-11 & 13-15 Carteret Street and 40 Broadway, London, SW1
Application reference 18/01395/FUL

| understand that clarification will be sought at next week's meeting about the intentions of Committee when it
considered the above application at its July meeting. In particular clarification is being sought as to whether the
Committee wanted to restrict access (save maintenance) to all of the proposed terraces which face the Queen
Anne's Gate (QAG) properties or just the terrace (at second floor level) on the northern building.

The Committee’s debate was framed by the issues we raised in our objection letter on behalf of residents. That
letter referred to all of the terraces that faced the QAG houses as did Councillor Mitchell in his presentation and
did not draw a distinction between those on the north building and those on the south.

| have now had the opportunity of listening to the recording of the committee meeting and my colleague
attended the meeting as did several of the residents. We are all of the view that the clearly expressed wish of
Committee Members (bar one who did not feel it was necessary to restrict access ‘apart from the North building’
which demonstrates that the discussion had been about all the terraces) during the debate was to restrict access
to all of the terraces that face QAG and not just the northern terrace. The recording confirms this was the view
expressed by members during the debate and to help you | set out below the comments (so far as we can hear
them) of Members during the debate. You will see it shows they wanted to restrict access to all of the terraces
and did not seek to distinguish between the northern and southern terraces. It was all terraces they were
concerned with.

= Chair - I am very happy for a restriction on terraces to maintenance only (02.06.02).

= Coundillor Bush - Generally think it is a bit mean not to allow people onto terraces, though | can live with
that if other people think it is ok to address concerns of residents but | think it's a bit mean (02.11.20).

=  Coundillor Boothroyd - Overlooking, mindful it is an office. Hours quite well controlled. It is also further
away than no. 50. Would have thought excessive to limit overlooking from office apart from north building
which would be worth restricting (02.18.30).

= Coundillor Hitchcock — About the terraces. | don't see the point of them. It's just 1 minutes’ walk from St
James Park. It would just serve to aggravate the residents in QAG (02.22.40).

+44(0) 20 7935 5880 London office Wallingford office Birmingham office
roger@simply-planning.com 15 Buckingham Gate Page %ry Business Park Suite 204, Cheltenham House
London Benson Lane, Wallingford Temple Street, Birmingham

www.simply-planning.com
PyP ¢ SW1E 6LB OX10 8BA B2 5BG



simplyplanning
=  Coundillor Gassanly - Like minded with you Chair. Easier to enforce if there is no public access to those
terraces except maintenance. Just not used for people sitting out overlooking QAG houses (02.26.55).
I would be minded to approve this subject to restrictions not allowing access to the roof terraces (02.29.05).
] Councillor Freeman - | agree with most comments that have just been made (02.29.32).
| also endorse the comments about the outdoor terraces. | think that's important (02.29.52).

We believe the Committee’s intention was clear. It sought a restriction on all terraces (save for maintenance) that
face the QAG houses. We hope this view is endorsed when clarification is sought at next week's meeting. Doing
so will protect the residents of the QAG houses from unacceptable disturbance (noise and overlooking) by office
waorkers using the terraces which are in very close proximity to their houses.

Would you please ensure that a copy of this letter is provided to all Members of next week's Committee.

Yours faithfully,

Roger Birtles

Director
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