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1. RECOMMENDATION 

 
Grant conditional permission, including a condition to secure the following benefits: 
 
i) Mitigation of the potential increased demand for on street residents parking   

 
2. SUMMARY 

 
 
The application was reported to Planning Applications Sub Committee on 9 October 2018 where the 
committee resolved to defer the application to allow the applicant to address the following concerns: 
 
i) To consider redesigning the internal layout of the application site in order to improve the level of 
natural light to the proposed flats, in particular those facing the internal lightwell and those affected 
by the staircase link situated over the lightwell; 
 
ii) To address concerns raised by Environmental Health regarding inadequate means of escape in 
case of a fire; and 
 
iii) To improve the quality of residential accommodation provided.  
 
A copy of the previous committee report is provided in this agenda and a copy of the committee 
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minutes provided as a background paper.  
 
In order to address the concerns of the Planning Applications Sub Committee, the applicant has 
made a number of changes to the internal layout of proposed flats. These changes seek to improve 
the level of natural light and improve the quality of residential accommodation and largely relate to 
the internal lightwell. These are the erection of a glazed extension projecting into the lightwell at first 
floor level (Flat 1C), the installation of Juliet balcony windows at second floor level within the 
lightwell(Flats 2C and 2D), the use of glass for the bridge across the lightwell and slightly larger 
windows at first, second and third floor levels facing th elightwell (Flats 1B, 2B and 3A). The applicant 
also proposes to provide an additional rooflight to Flat 2D to the bedroom.  
 
The applicant has also looked into the use of ‘Intelligent Glass’ for the glazing in the lightwell at first 
and second floor level. This type of glass is frosted when the power is off and clear when the power 
is on. The applicant considers that this type of glazing may allow more light into the rooms. Officers 
consider that this type of solution is not suitable as the obscure glazing may not be provided on a 
permanent basis and the use of such technology would be difficult to enforce. Given that it is 
necessary for windows at first and second floor level within the lightwell to have obscure glass for 
privacy reasons, it is recommended that ‘standard’ obscure glass is used. Our standard condition 
requires a sample of the obscure glass to be submitted for our approval.  
 
An updated daylight and sunlight report has been provided which takes into account the revisions set 
out above. The report concludes that all of the proposed rooms within the flats now surpass the 
minimum recommended Average Daylight Factor (ADF) set out in the BRE. Environmental Health 
have raised no objection to the amended proposals on natural light and ventilation grounds and on 
this basis it is considered that the flats will receive an acceptable amount of natural light. 
 
In relation to means of escape in case of fire, Environmental Health state that the revised drawings 
show improved arrangements with respect to compartmentalisation, separation and protected 
escape (the revised plans show the installation of a fire escape window at third floor mezzanine level 
for Flat 3A). On this basis Environmental Health no longer object to the proposals on these grounds. 
Building Control have also been consulted on the revised proposal and advise that the applicant will 
need to engage a fire engineer at the earliest opportunity to ensure the project will comply with Part B 
(Fire Safety) of the Building Regulations.  
 
In design terms, the amendments are largely contained within the internal lightwell and would not 
harm the character of the building or Covent Garden Conservation Area. 
 
Given the limited scale and location of the proposed amendments, further public consultation was not 
considered necessary. However, additional responses have been received from Environmental 
Health and Building Control and these have been provided as background papers. 
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3. LOCATION PLAN 
 

                                                                                                                                   

..   

This production includes mapping data
licensed from Ordnance Survey with the

permission if the controller of Her Majesty’s
Stationary Office (C) Crown Copyright and /or

database rights 2013.
All rights reserved License Number LA

100019597
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4. PHOTOGRAPHS 
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5. CONSULTATIONS 
 
 
ENVIRONMENTAL HEALTH 
-Objection withdrawn. 
-The revised drawings show improved arrangements with respect to compartmentalisation, 
separation and protected escape. The use of sprinkler systems may be acceptable either in 
themselves or as additional facilities to compartmentalisation but can only be approved by 
Building Control and/or the London Fire Brigade from whom separate approval should be 
sought. 
- The amended proposals raise no concern in terms of natural light and ventilation.  
-Concern was initially raised that the openable windows of flats facing onto the internal 
lightwell could lead to noise problems for occupiers. This could be mitigated by requiring that 
the bathroom windows facing the lightwell are fixed shut. This would minimise the risk of noise 
transference across the internal light-well and allow the other rooms to be openable for 
ventilation purposes. The bathrooms could be provided with mechanical extract ventilation. 
  
BUILDING CONTROL 
-The proposal does not appear to comply with the conventional guidance of Approved 
Document B for compliance with Part B (Fire Safety) of the Building Regulations 2010. This 
project is likely to require a fire engineered approached and it is important for the applicant to 
engage a fire engineer at the earliest opportunity to ensure the project will comply with Part B 
(Fire Safety) of the Building Regulations. 
 

 
 
IF YOU HAVE ANY QUERIES ABOUT THIS REPORT PLEASE CONTACT THE PRESENTING 
OFFICER:  MATTHEW MASON BY EMAIL AT mmason@westminster.gov.uk 
 
 



 Item No. 

 2 
 
 

6. KEY DRAWINGS 
 

Proposed Elevation 1 (Front) 
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Proposed Elevation 2 (North East Elevation) 
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Proposed Elevation 3 (South East Elevation) 
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Elevation 4 (South West Elevation) 
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Elevation 5 (North West) 
 
 

 
 
 
 



 Item No. 

 2 
 

Proposed Ground Floor Plan 
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Proposed First Floor Plan 
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Proposed Second Floor Plan 
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Proposed Third Floor Plan 
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Proposed Roof Plan 
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Proposed Sectioon D-D 
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DRAFT DECISION LETTER 
 

Address: First To Third Floor, 64-65 Long Acre, London, WC2E 9SX,  
  
Proposal: Use of part ground, first, second, third and new internal mezzanine floors as eight 

residential dwellings (Class C3); installation of footbridge across internal lightwell at 
second floor level, plant machinery and internal lift; associated external alterations, 
including changes to fenestration. 

  
Reference: 18/04254/FULL 
  
Plan Nos: A.01; A.02; A.04 Rev. B; A.06 Rev. D; A.08 Rev. D; A.10 Rev. D; A12 Rev. E; A.14 

Rev. C; A.16 Rev. A; A.18 Rev. A; A.20 Rev. B; A.22; A.24 Rev. B; A.26 Rev. D; 
A.28 Rev. B; A.30 Rev. B; Report 13527-NIA-01-RevD dated 14 September 2018.  
 
For Information: 
Planning, Design and Access Statement dated 22 May 2018; Appendices to 
Planning, Design and Access Statement dated 22 May 2018; Addendum to the 
Planning, Design and Access Statement dated 23 July 2018; Daylight and Sunlight 
Study dated 11 December 2018. 

  
Case Officer: Ian Corrie Direct Tel. No. 020 7641 1448 
 
Recommended Condition(s) and Reason(s) 
 
  
 
1 

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

  
 
 

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

  
 
2 

 
Except for piling, excavation and demolition work, you must carry out any building work which can be 
heard at the boundary of the site only: 
o between 08.00 and 18.00 Monday to Friday; 
o between 08.00 and 13.00 on Saturday; and  
o not at all on Sundays, bank holidays and public holidays.  
 
You must carry out piling, excavation and demolition work only: 
 
o between 08.00 and 18.00 Monday to Friday; and  
o not at all on Saturdays, Sundays, bank holidays and public holidays. 
 
Noisy work must not take place outside these hours unless otherwise agreed through a Control of 
Pollution Act 1974 section 61 prior consent in special circumstances (for example, to meet police traffic 
restrictions, in an emergency or in the interests of public safety). (C11AB) 
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Reason: 
To protect the environment of 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. (R11AC),  
 

  
 
3 

 
All new work to the outside of the building must match existing original work in terms of the choice of 
materials, method of construction and finished appearance. This applies unless differences are shown on 
the drawings we have approved or are required by conditions to this permission.  (C26AA) 
 

  
 
 

Reason: 
To make sure that the appearance of the building is suitable and that it contributes to the character and 
appearance of this part of the Covent Garden 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) 
 

  
 
4 

 
You must submit detailed drawings at a scale of 1:10 and sections at 1:5 of the following parts of the 
development: 
 
i. Windows, including roof lights; 
ii. Glass footbridge. 
 
You must not start work on these parts of the development until we have approved what you have sent 
us. You must then carry out the works according to the approved 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 Covent Garden 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) 
 

  
 
5 

 
Notwithstanding what is shown on the approved drawings you must apply to us for approval of details of 
the following part of the development: 
 
- Full width screening for plant machinery on roof of 64 Long Acre (Elevation and Section drawings at 
1:50 and 1:10 including specifications), 
 
You must not install the plant machinery on the roof of 64 Long Acre until we have approved what you 
have sent us. You must then install the full width screening according to the approved drawings. You 
must then maintain the screening for as long as the plant machinery is in situ. 
 

  
 
 

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 Covent Garden 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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6 

 
Notwithstanding what is shown on the approved drawings you must apply to us for approval of details of 
the following part of the development:  
 
-Acoustic enclosures for plant machinery on roof of 64 Long Acre (Elevation and Section drawings at 1:50 
and 1:10 Including Specifications),  
 
You must not use the approved plant machinery on the roof of 64 Long Acre until we have approved what 
you have sent us. You must then install the acoustic enclosures according to the approved drawings. You 
must then maintain the acoustic enclosures for as long as the plant machinery is in situ. 
 

  
 
 

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 Covent Garden Conservation Area and to protect the environment of 
people in neighbouring properties.  This is as set out in S25, S28 and S29 of Westminster's City Plan 
(November 2016) and ENV 13, 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) 
 

  
 
7 

 
(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 



 Item No. 

 2 
 

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. (R46AB) 
 

  
 
8 

 
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. (R48AA) 
 

  
 
9 

 
The design and structure of the development shall be of such a standard that it will protect residents 
within it from existing external noise so that they are not exposed to levels indoors of more than 35 dB 
LAeq 16 hrs daytime and of more than 30 dB LAeq 8 hrs in bedrooms at night. 
 

  
 
 

Reason: 
As set out in ENV6 (4) of our Unitary Development Plan that we adopted in January 2007, and the related 
Policy Application at sections 9.84 to 9.87, in order to ensure that design, structure and acoustic 
insulation of the development will provide sufficient protection for residents of the development from the 
intrusion of external noise. (R49AA) 
 

  
 
10 

 
The design and structure of the development shall be of such a standard that it will protect residents 
within the same building or in adjoining buildings from noise and vibration from the development, so that 
they are not exposed to noise levels indoors of more than 35 dB LAeq 16 hrs daytime and of more than 
30 dB LAeq 8 hrs in bedrooms at night. 
 

  
 
 

Reason: 
As set out in ENV6 of our Unitary Development Plan that we adopted in January 2007, and the related 
Policy Application at section 9.76, in order to ensure that design, structure and acoustic insulation of the 
development will provide sufficient protection for residents of the same or adjoining buildings from noise 
and vibration from elsewhere in the development. (R49BA) 
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11 

 
The glass that you put in the windows at first and second floor levels in the rear lightwell and the windows 
in the main rear elevation at first and second floor levels must not be clear glass and the windows shall be 
fitted with devices to limit the extent of opening. You must apply to us for approval of a sample of the 
glass (at least 300mm square) and full particulars of the restrictors. You must not start work on the 
relevant parts of the development until we have approved the details. You must then fit the type of glass 
and restrictors we have approved and must not change them without our permission. 
 

  
 
 

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) 
 

  
 
12 

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

  
 
 

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

  
 
13 

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

  
 
 

Reason: 
To provide cycle parking spaces for people using the development as set out in Policy 6.9 (Table 6.3) of 
the London Plan 2016 (R22FA) 
 

  
 
14 

 
You must provide the waste store shown on drawings A06 Rev. B, A08 Rev. B and A10 Rev. B before 
anyone moves into the property. You must clearly mark it and make it available at all times to everyone 
using the residential accommodation. 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) 
 

  
 
15 

 
You must hang all doors or gates so that they do not open over or across the road or pavement.  
(C24AA) 
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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) 
 

  
 
16 

 
Pre commencement condition. 
You must not start work on the site until we have approved appropriate arrangements to secure the 
following: 
 
-A scheme to mitigate on-street parking demand for the additional residential units proposed. 
 
In the case of each of the above benefits, you must include in the arrangements details of when you will 
provide the benefits, and how you will guarantee this timing.  You must only carry out the development 
according to the approved arrangements. 
 

  
 
 

Reason: 
To make sure that the development provides the planning benefits that have been agreed, as set out in 
S33 of Westminster's City Plan (November 2016) and in TRANS 23 of our Unitary Development Plan that 
we adopted in January 2007.  (R19AC) 
 

  
 
 
 
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 

 
You are encouraged to join the nationally recognised Considerate Constructors Scheme. This 
commits those sites registered with the Scheme to be considerate and good neighbours, as well 
as clean, respectful, safe, environmentally conscious, responsible and accountable. For more 
information please contact the Considerate Constructors Scheme directly on 0800 783 1423, 
siteenquiries@ccscheme.org.uk or visit www.ccscheme.org.uk. 
 

 
3 

 
The construction manager should keep residents and others informed about unavoidable 
disturbance such as noise, dust and extended working hours, and disruption of traffic. Site 
neighbours should be given clear information well in advance, preferably in writing, perhaps by 
issuing regular bulletins about site progress. 
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4 

 
The sound insulation in each new unit of a residential conversion should meet the standards set 
out in the current Building Regulations Part E and associated approved documents. Please 
contact our District Surveyors' Services if you need more advice.  (Phone 020 7641 7240 or 
020 7641 7230).  (I58AA) 
 

 
5 

 
Under the Greater London Council (General Powers) Act 1973, as amended by the 
Deregulation Act 2015, you need planning permission to use residential premises as 'temporary 
sleeping accommodation' (i.e. where the accommodation is occupied by the same person or 
persons for less than 90 consecutive nights) unless the following two conditions are met: 
 
1. The number of nights in any single calendar year in which the property is used to provide 
'temporary sleeping accommodation' does not exceed 90 [ninety]. 
 
2. The person who provides the sleeping accommodation pays council tax in respect of the 
premises under Part 1 of the Local Government Finance Act 1992 (where more than one person 
provides the sleeping accommodation, at least one of those persons must pay council tax in 
respect of the premises). 
 
This applies to both new and existing residential accommodation. Please see our website for 
more information:  https://www.westminster.gov.uk/short-term-letting-0.  
 
Also, under Section 5 of the Greater London Council (General Powers) Act 1984 you cannot 
use the property for any period as a time-share (that is, where any person is given a right to 
occupy all or part of a flat or house for a specified week, or other period, each year).    
 

 
6 

 
Under condition 16, we are likely to accept a legal agreement under section 106 of the Town 
and County Planning Act to secure Car club membership for residents of the 7 additional flats, 
as set out in the letter dated 25 September 2018 from Ian Corrie. Please look at the template 
wordings for planning obligations (listed under 'Supplementary planning guidance') on our 
website at www.westminster.gov.uk. Once the wording of the agreement has been finalised with 
our Legal and Administrative Services, you should write to us for approval of this way forward 
under this planning condition.  (I77AA) 
 

 
7 

 
You are advised that the works are likely to require building regulations approval. Details in 
relation to Westminster Building Control services can be found on our website 
https://www.westminster.gov.uk/contact-us-building-control 
 

 
8 

 
Please make sure that the street number and building name (if applicable) are clearly displayed 
on the building. This is a condition of the London Building Acts (Amendments) Act 1939, and 
there are regulations that specify the exact requirements.  (I54AA) 
 

 
9 

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