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Increase in height of lower roof, erection of slate screen, and
replacement of existing railings with a black painted metal balustrade,
all in connection with the creation of a roof terrace with bar, seating and
bathroom facilities for use in association with the existing hotel use
(Class C1).
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19/06098/FULL
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Unlisted
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Mayfair

1.

Date amended/
completed

1 August 2019

RECOMMENDATION

Grant conditional permission.

2.

SUMMARY

The application site is Washington Hotel, 5 Curzon Street, which is a hotel comprised of a basement,
ground and eight upper storeys. The property is unlisted and located in the Mayfair Conservation
Area and the Core Central Activities Zone (CAZ).
The hotel is bounded by Curzon Street to the south-east, Clarges Street to the north-east, and
Clarges Mews to the north-west. To the southwest of the site the building adjoins the Grade II listed
Third Church of Christ Scientist at 7 Curzon Street. There are also a number of residential
apartments at 7 Curzon Street. These are the closest residential properties to the Washington Hotel.
Planning permission is sought for various alterations at roof level to the north of the hotel in order to
create a roof terrace with bar, seating and bathroom facilities, for use in association with the existing
hotel. The proposed hours of operation of the terrace are 09:00 until 21:00 hours daily.
Five objections have been received regarding the proposed roof terrace. Four objections state that
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noise emanating from the proposed terrace will negatively affect residential amenity. Two objections
state that the proposals will negatively affect the peace and quiet of the communal gardens at 7
Curzon Street. Two of the objectors state that the proposals will introduce overlooking onto their
residential properties.
The key issue for consideration is:
-

The impact the proposed terrace would have on the residential amenity for those living in
properties in the vicinity of the application site.
The impact of the alterations on the character and appearance of the Mayfair Conservation
Area and the setting of the neighbouring listed building.

For the reasons set out in the main report, the proposal is considered to be acceptable in amenity
terms, subject to a number of safeguarding conditions in order to protect the residential amenity of
those living in the vicinity of the application site. Furthermore, the proposed alterations will preserve
the character and appearance of the Mayfair Conservation Area and will not harm the setting of the
neighbouring listed building.

Item No.
4

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

Item No.
4

4.

PHOTOGRAPHS
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5.

CONSULTATIONS
RESIDENTS’ SOCIETY OF MAYFAIR AND ST. JAMES’S:
Any response to be received verbally.
MAYFAIR RESIDENTS’ GROUP:
Any response to be received verbally.
ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS RECEIVED:
No. consulted: 21; Total no. of replies: 5
Five objections received on the following grounds:
• The proposed works will have an adverse effect on the peace and quiet of the
communal gardens associated with the residential properties at 7 Curzon Street.
• The terrace will cause a noise nuisance; two objections refer to the courtyard as
being an echo chamber, which would be further exacerbated through the erection of
a roof terrace on Washington Hotel.
• One objection refers to the negative affect of a ‘night-time’ terrace.
• Two objections were received on the basis that the proposals would introduce a
sense of overlooking onto their residential properties.
PRESS ADVERTISEMENT / SITE NOTICE:
Yes.

6.
6.1

BACKGROUND INFORMATION
The Application Site
The application site is the Washington Hotel, 5 Curzon Street, which is a hotel bounded
by Curzon Street, Clarges Street, and Clarges Mews. The hotel is situated within the
Mayfair Conservation Area and the Core CAZ. The building adjoins the Grade II listed
Third Church of Christ Scientist. There are a number of residential properties in the
vicinity of the site, the closest being those apartments at 7 Curzon Street.
There are a total of 178 rooms and suites in the hotel, 140 of which are rooms and 38
are suites. The building houses a restaurant and bar which are ancillary to the hotel use.

6.2

Recent Relevant History
9 July 2009: Planning permission was granted for alterations and extensions at seventh
floor, eighth floor, and roof level in order to create additional guestrooms, and for a new
plant enclosure and plant screening at roof level.
23 April 2009: Planning permission was refused for the demolition of the seventh and
eighth storey plant room, the erection of a two-storey extension on the junction of
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Curzon Street and Clarges Street, and mansard roof at seventh floor level on the
Clarges Street elevation. Plant enclosure was also proposed at eighth floor level. The
application was refused as it was deemed to be harmful to the appearance of the
building, and detrimental to the character and appearance of the conservation area.
Furthermore, the proposals were considered to be harmful to the setting of the
neighbouring listed building at 7 Curzon Street.
7.

THE PROPOSAL
Planning permission is sought for alterations at roof level, at the northern part of the
Washington Hotel in order to create a roof terrace measuring approximately 90sq.m,
with a bar and seating. The applicant has indicated that the terrace will have capacity for
eighty covers. It is proposed that a toilet and an accessible toilet will be contained with
the existing slated screen roof, adjacent to the existing lift shaft. The lift shaft is situated
towards the southern end of the application site. A walkway from the lift to the proposed
terrace at the northern end of the application site will be routed through the existing plant
at roof level. The plant will be screened so as not to be visible to patrons of the roof
terrace.
The existing plant at roof level is screened by a slated screen roof. This is to be
extended along the western elevation of the application site, at a height of 1.5 metres,
against which fixed bench seating will be installed. This is in order to reduce overlooking
onto those properties at 7 Curzon Street and Queen Street. On the eastern side new
railings will extend along the roof towards Curzon Street. The applicant has provisionally
agreed to hours of operation of 09:00 until 21:00 hours daily, in order to protect
residential amenity.

8.
8.1

DETAILED CONSIDERATIONS
Land Use
The Washington Hotel is currently in lawful use as a hotel (Class C1) and features an
ancillary restaurant, and a bar. The hotel is comprised of a total of approximately 11,100
square metres, housing 140 rooms, and 38 suites.
S24 of the City Plan states that proposals to improve the quality of hotels will be
encouraged. It is considered that the utilisation of the roof in order to provide a roof
terrace with associated facilities will serve to improve the quality of the hotel.
Therefore, the proposals are acceptable in land use terms.

8.2

Residential Amenity
There are several residential properties in the vicinity of the application site. The nearest
residential properties are located at 7 Curzon Street, which is comprised of several
residential apartments which are grouped around a central private courtyard. There are
further residential properties on Queen Street, of which several feature roof terraces
which look onto the western elevation of the Washington Hotel.
Five objections in total were raised by local residents. Four objections were received on
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the basis of potential noise disturbance, whilst two were received on the basis that the
proposals would degrade the quality of the private amenity space at 7 Curzon Street. A
further two objections state that the proposals will introduce overlooking to residential
properties.
ENV 6 of the UDP pertains to noise pollution, and states that the Council will require
design features and operational measures to minimise and contain noise from
developments in order to protect noise sensitive properties. Development will not be
permitted where it would cause noise disturbance in tranquil areas. S29 of the City Plan
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. S32 of the City Plan requires the Council to work to reduce noise pollution
and its impacts.
It is understood that two objectors refer to sounds reverberating and to the courtyard of 7
Curzon Street being an ‘echo chamber’. Another two objections highlight the potential for
the proposals to degrade the quality of the amenity space (the courtyard) as a result of
increased noise. In order to mitigate potential harm to residential amenity, it is
recommended that the hours of operation of the terrace should be restricted to between
09:00 hours and 21:00 hours daily. In addition, it is recommended that a condition be
imposed prohibiting the playing of live or amplified music. There is a bar ancillary to the
existing hotel use, which is open until 01:00 hours Sunday to Thursday, and until 02:00
hours on Fridays and Saturdays. It is considered that patrons of the roof terrace bar can
be accommodated in the existing interior bar after the end of hours of operation. The 1.5
metre high slate screen roof along the western elevation of the site will also serve to
attenuate noise from the roof terrace to a degree.
ENV 13 of the UDP seeks to maintain, and where possible, improve the quality of life for
residents in Westminster. The City Council will normally resist proposal which result in a
material loss of daylight/sunlight, particularly to existing dwellings and educational
buildings. ENV 13 also stipulates that developments should not result in a significant
increase in the sense of enclosure and overlooking.
Given the modest height increase to the slated roof, it is not considered that the
proposals would increase the sense of enclosure, nor would they increase levels of
overshadowing onto the private courtyard at 7 Curzon Street or result in a material loss
of daylight to neighbouring residential properties. In consideration of overlooking, the
plans submitted in the first instance proposed planting to the edge of the western
elevation of the site. This was not deemed sufficient to mitigate officer’s concerns about
overlooking. As such, following further discussions with the applicant, revised plans were
submitted which propose the extension of the slated slate roof along the western
elevation. This is to be constructed to a height of 1.5m. Whilst screening is typically
mandated to be 1.8m, in this instance banquette seating is to be installed along the
length of the western elevation. This will restrict patrons from standing at the building
edge and looking over onto the rear elevations of those properties on Queen Street.
Whilst objections were received from 7 Curzon Street, it became apparent on site that it
would not be possible to look into the residential windows at the address.
For the reasons set out above, it is considered that the proposals adhere to Policies
ENV 6 and ENV 13 of the UDP; and Policies S29 and S32 of the City Plan, and are
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therefore acceptable in amenity terms, subject to conditions.
8.3

Design
Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 t
requires that “In considering whether to grant planning permission for development
which affects a listed building or its setting, the local planning authority or, as the case
may be, the Secretary of State shall have special regard to the desirability of preserving
the building or its setting or any features of special architectural or historic interest which
it possesses.”
Section 72 of the same Act requires that “In the exercise, with respect to any buildings or
other land in a conservation area…special attention shall be paid to the desirability of
preserving or enhancing the character or appearance of that area.”
Furthermore Chapters 12 and 16 of the NPPF require great weight be placed on design
quality and the preservation of designated heritage assets including their setting.
Chapter 16 of the NPPF clarifies that harmful proposals should only be approved where
the harm caused would be clearly outweighed by the public benefits of the scheme,
taking into account the statutory duty to have special regard or pay special attention, as
relevant. This should also take into account the relative significance of the affected asset
and the severity of the harm caused.
The building was recently extended at roof level pursuant to planning permission dated 9
July 2009 (Ref: 09/03836/FULL) and there is some scope for outdoor uses on the lower
levels of the existing roof but not on the higher level. This is because there is no scope
for adding structures such as lifts and/or access stairs without adversely affecting the
appearance of the building and conservation area.
In design and heritage asset terms the roof terrace is acceptable as proposed, subject to
the metal railings being finished black. Also, in order to maintain the character and
appearance of the conservation area, there should be no structures on the terrace other
than tables and chairs to avoid creating unacceptable visual clutter. This may be
secured by condition.
As such, the proposals are considered acceptable, mindful of MD1 and MD3 of the
Mayfair Neighbourhood Plan, DES 1, DES 6, DES 9 and DES 10 of the UDP, and S25
and S28 of the City Plan, and therefore, a recommendation to grant conditional
permission would be compliant with the requirements of the NPPF and the statutory
duties of the Planning (Listed Buildings and Conservation Areas) Act 1990.

8.4

Transportation/Parking
Given the scale of the existing hotel (at approximately 11,150sq.m) it considered that the
relatively modest number of covers at the rooftop bar can be absorbed into the existing
transportation and parking provisions for the hotel.

8.5

Economic Considerations
No economic considerations are applicable for a development of this size.
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8.6

Access
Level access to the roof terrace will be provided via the existing lift car.

8.7

Refuse and Servicing
It is considered that the refuse and servicing requirements for the roof terrace bar can be
absorbed into the existing arrangements for the Washington Hotel.

8.8

Westminster City Plan
The City Council is currently working on a complete review of its City Plan. Formal
consultation on Westminster’s City Plan 2019-2040 was carried out under Regulation 19 of
the Town and Country Planning Act (Local Planning) (England) Regulations 2012 between
Wednesday 19 June 2019 and Wednesday 31 July 2019 and on the 19 November 2019 the
plan was submitted to the Secretary of State for independent examination. In the case of a
draft local plan that has been submitted to the Secretary of State for Examination in Public,
under Regulation 22(3) of the Town and Country Planning Act (Local Planning) (England)
Regulations 2012, having regard to the tests set out in para. 48 of the NPPF, it will generally
attract very limited weight at this present time.

8.9

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

8.10

London Plan
This application raises no strategic issues.

8.11

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.

8.12

Planning Obligations
Planning obligations are not relevant in the determination of this application. The case does
not trigger any CIL payments.

(Please note: All the application drawings and other relevant documents and Background
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Papers are available to view on the Council’s website)
IF YOU HAVE ANY QUERIES ABOUT THIS REPORT PLEASE CONTACT THE PRESENTING
OFFICER: MARK HOLLINGTON BY EMAIL AT: MHOLLINGTON2@WESTMINSTER.GOV.UK
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KEY DRAWINGS
Existing:
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DRAFT DECISION LETTER
Address:

5 Curzon Street, London, W1J 5HE,

Proposal:

Increase in height of lower roof, erection of slate screen, and replacement of
existing railings with a black painted metal balustrade, all in connection with the
creation of a roof terrace with bar, seating and bathroom facilities, for use in
association with the existing hotel use (Class C1).

Plan Nos:

A19.139 P.01 REV A, A19.139 P.02 REV. A.

Case Officer:

Matthew Hollins

Direct Tel. No.

07866040044

Recommended Condition(s) and Reason(s) or Reason(s) for Refusal:

1

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

2

Except for piling, excavation and demolition work, you must carry out any building work
which can be heard at the boundary of the site only:
o
between 08.00 and 18.00 Monday to Friday;
o
between 08.00 and 13.00 on Saturday; and
o
not at all on Sundays, bank holidays and public holidays.
You must carry out piling, excavation and demolition work only:
o
between 08.00 and 18.00 Monday to Friday; and
o
not at all on Saturdays, Sundays, bank holidays and public holidays.
Noisy work must not take place outside these hours unless otherwise agreed through a
Control of Pollution Act 1974 section 61 prior consent in special circumstances (for
example, to meet police traffic restrictions, in an emergency or in the interests of public
safety). (C11AB)
Reason:
To protect the environment of 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)
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3

All new work to the outside of the building must match existing original work in terms of
the choice of materials, method of construction and finished appearance. This applies
unless differences are shown on the drawings we have approved or are required by
conditions to this permission. (C26AA)
Reason:
To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Mayfair Conservation Area. This is as set
out in 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

Customers shall not be permitted on the roof terrace before 09:00 or after 21:00 hours
each day.
Reason:
To protect the environment of people in neighbouring properties as set out in MRU 1 of
the Mayfair Neighbourhood Plan, ENV 6 and ENV 13 of the Unitary Development Plan
that we adopted in January 2007, and S29 and S32 of Westminster's City Plan
(November 2016).

5

The proposed banquette seating to the western elevation of the roof terrace must be fixed
in place for the duration of time that the roof is used as a terrace.
Reason:
To protect the privacy and environment of people in neighbouring properties. This is as
set out in S29 and S32 of Westminster's City Plan (November 2016) and ENV 6 and ENV
13 of our Unitary Development Plan that we adopted in January 2007. (R21BC)

6

You must not put structures such as canopies, fences, loggias, trellises, heaters, lighting,
planters/planting, or satellite or radio antennae on the roof terrace, and no furniture on the
roof terrace may exceed the height of the perimeter railings.
Reason:
To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Mayfair Conservation Area. This is as set
out in 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)

7

All of the metal railings around the terrace must be finished in black and be maintained
that colour.
Reason:
To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Mayfair Conservation Area. This is as set
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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)
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, neighbourhood
plan (where relevant), supplementary planning documents, planning briefs and other
informal written guidance, as well as offering a full pre application advice service, in order
to ensure that applicant has been given every opportunity to submit an application which
is likely to be considered favourably. In addition, where appropriate, further guidance was
offered to the applicant at the validation stage.

