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CITY OF WESTMINSTER
PLANNING
APPLICATIONS SUB
COMMITTEE

Date

Classification

13th April 2021

For General Release

Report of
Director of Place Shaping and Town Planning

Ward(s) involved
Bryanston And Dorset Square

Subject of Report

129 - 137 Marylebone Road, London, NW1 5QD

Proposal

Demolition and redevelopment of the mews building, partial demolition
of the 1960s building and roof extension, facade alterations to the
1930s building all in connection with continued Class E use, associated
cycle parking, landscaping, servicing area, external terraces, rooftop
plant enclosure and associated external works.

Agent

Gerald Eve

On behalf of

AG Beltane Marylebone B.V.

Registered Number

20/06929/FULL

Date Application
Received

1 November 2020

Historic Building Grade

Unlisted
Listed buildings are located in proximity of the site on Wyndham Street
and Knox Street and on the opposite side of Marylebone Road.

Conservation Area

Outside of Conservation Area.
The Portman Estate Conservation Area wraps around the site to the
south, east and west, the Dorset Square Conservation Area lies to the
north of the site on the opposite side of Marylebone Road and the
Lisson Grove Conservation Area lies further north west.

1.

Date amended/
completed

1 November 2020

RECOMMENDATION

1. Grant conditional permission, subject to a S106 legal agreement to secure the following
obligations:a) Employment and skills contribution of £45,211.95 index linked and payable on commencement of
development.
b) Highways works associated with and required to facilitate the development including but not
limited to amendments to vehicular access and relocation of on-street car parking bays.
c) Carbon Off-set payment of £197,505 index linked and payable on commencement of
development.
d) Monitoring costs
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2. If the legal agreement has not been completed within 6 weeks from the date of the Committee's
resolution then:
a) the Director of Place Shaping and Town 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 Place Shaping and Town Planning authorise to determine and issue such
a decision under Delegated Powers; however, if not:b) the Director of Place Shaping and Town Planning shall consider whether permission should be
refused on the grounds that is has not proved possible to complete an agreement within an
appropriate timescale, and that the proposals are unacceptable in the absence of benefits that would
have been secured; if so the Director of Place Shaping and Town Planning is authorised to
determine the application and agree appropriate reasons for refusal under Delegated Powers.

2.

SUMMARY

Permission is sought for a proposal involving partial redevelopment and extensions and alterations
to the buildings on site in connection with continued office use of the site (Class E). The proposal has
brought about an objection from the Georgian Group on grounds that the proposed development
would harm the Portman Estate Conservation Area and the setting of listed buildings in the
surrounding streets. Representations of objection have also been received from a considerable
number of local residents located to the rear of the site on Wyndham Street and Knox Street
(including the Knox Street and Wyndham Street Residents Group and other local residents) on a
number of grounds including; intensification of use, design and townscape, impact on residential
amenity, transportation and environmental impacts. The Marylebone Association and St Marylebone
Society have both made comment on the proposal.
The key issues in this case are:
•
•
•
•

Whether the proposal is acceptable in design and townscape terms.
Whether the proposal would cause any significant detrimental impact on residential amenity.
Whether the proposal raises any significant environmental issues.
Whether the proposal would result in an unacceptable impact in transportation and highways
terms.
Notwithstanding the objections and concerns raised, the proposal is considered to provide for
an appropriate development in this location within the CAZ frontage and a sensitive transition
from the commercial building of Marylebone Road to the domestic residential properties to its
rear. The proposed development also provides the opportunity to gain more control over the
use and operation of the site, which is currently unrestricted. Overall, the proposal is
considered to be acceptable subject to the recommended conditions and S106 planning
obligations set out and meets the relevant Unitary Development Plan, City Plan and City Plan
2019-2040: Intend to Adopt version policies, and as such is recommended favourably.
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3.

LOCATION PLAN
..
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4.

PHOTOGRAPHS

Photograph of Marylebone House as existing from Marylebone Road.
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5.

CONSULTATIONS
ORIGINAL CONSULTATION
WARD COUNCILORS FOR BRYANSTON AND DORSET SQUARE
Any response to be reported verbally.
TRANSPORT FOR LONDON
Any response to be reported verbally.
THAMES WATER
No objection, subject to conditions
ENVIRONMENT AGENCY
Any response to be reported verbally.
THE GEORGIAN GROUP
Objection. Will cause harm to Portman Estate Conservation Area and the setting of
listed buildings in the surrounding streets. The setting of Marylebone House is highly
sensitive and is surrounded by a number of listed buildings and conservation areas. Any
successful proposal to alter the building should be highly contextual and respond
appropriately to the surrounding heritage assets, including through its scale and
massing, and should account for established views from the surrounding conservation
areas. As would be expected for a building fronting Marylebone Road, the existing
Marylebone House represents a significant step-up in scale from the terraces to the
south. Having previously been extended, the building is also taller than its neighbours,
North West House and West Star House, though the buildings fronting the south side of
Marylebone Road still appear of a broadly consistent scale. The proposed extension of
Marylebone House, however, would break this consistency, noticeably increasing the
prominence of the building over its neighbours. It would also increase its prominence
and its impact on the listed buildings and conservation area to the south.
HISTORIC ENGLAND ARCHAELOGY
No objection. No further archaeology requirement.
MARYLEBONE ASSOCIATION
Comment. Welcome development of this site and there is much to commend the design.
The proposed building from an architectural expression point of view is a much more
acceptable and positive contribution to the neighbourhood and the applicant has
engaged extensively, on many occasions with us and, we believe, with others.
Noise disturbance to residents from use of terraces needs to be addressed acoustically.
Conditions should then be used to ensure that standards of acoustic attenuation and use
of the terraces are maintained for the life of the building.
Conditions should be used to ensure the quality of this proposed planting is maintained
for the life of the building.
According to the applicant's transport statement, it is expected that 14 two-way daily
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servicing trips will be generated by the proposed development. It is important that the
applicant is obliged to stick to this, or show how any increase would be dealt with to the
satisfaction of the neighbours. Further justification may be needed to allay fears from
neighbours.
THE ST MARYLEBONE SOCIETY
Comment. We are glad to see that retention of much of the structure of the existing
building is proposed, as the reuse of serviceable buildings is much less environmentally
costly than demolition and rebuilding and should always be considered in the first
instance.
Works to the rear are a welcome improvement in a building adjacent to a conservation
area and the inclusion of planting in a location which suffers from high levels of pollution
is helpful.
Are provisions for refuse collection and storage are adequate (compared to existing).
Pleased to see significant cycle storage and provision of showers.
Residents in the immediate area have a number of concerns including the bulk of the
building traffic generated by users of the building
and noise and nuisance caused by the use of the new terraces. All local residents in the
area suffer from noise intrusion from roof top terraces, usually from adjacent domestic
buildings, from time to time, and are painfully aware of this issue, which is particularly
important.
All the issues raised by neighbours should be properly looked into before any
permissions are granted.
One of the biggest short term problems is the impact of construction works - which are
usually endured by neighbours for a long period, and there is no redress in law for this
imposition, or any compensation available. Some correction to this in legislation might
make neighbours less resistant to such projects and lead developers to think more
carefully about their proposals and how they might achieve them without inflicting misery
on local residents.
HIGHWAYS PLANNING MANAGER
No objection, subject to condition to prevent doors opening on to the highway
WASTE PROJECT MANAGER
No objection, subject to condition.
BUILDING CONTROL
No objection. The development utilises the existing structure on the Marylebone Road
frontage and adds additional floors. This work will need to be fully justified by a structural
design and suitable site investigation prior to construction. The Mews Development uses
Cross Laminated Timber and Glulam construction and as such this design should follow
the guidance of the Structural Timber Association guide volume 6 directing suitable
encapsulation of structural elements.
ARBORICULTURAL MANAGER
No objection, subject to conditions.
ENVIRONMENTAL HEALTH
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Update memo following the submission of additional information in relation to air quality,
noise and objections from interested parties.
Proposal is acceptable in air quality terms and use of terraces acceptable, pollutants
decrease with height and levels at the terraces are within acceptable limits.
An air quality assessment and air quality neutral assessment would be required if an
emergency generator were required. The mechanical plant is acceptable to be operated
over a 24-hour period and therefore a condition restricting hours is not necessary.
Fire safety of screens and greenery are a building control matter.
CRIME PREVENTION DESIGN ADVISOR
Any response to be reported verbally.
ECONOMY TEAM/INCLUSIVE LOCAL ECONOMY AND EMPLOYMENT
Based on the total net uplift floorspace and on the Inclusive Local Economy Policy
(2019), this scheme needs to provide: A Financial Contribution of £ £45,211.95.
ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS
No.Consulted: 588
Total.No.of Replies: 64 in total (for both original and 1st re-consultation)
Including a Temple Group Roof Terrace Noise Assessment on behalf of residents of
8,9,10,11,12,29,30 Wyndham Street and 6,7,8,10,11,24,25,26,28,29,30,31, 32
(basement, ground and top floor), The Mews House, 33 Knox Street.

No. of objections: All representations are objections
No. in support: 0

LAND USE
• Replacement of car park mews building with office mews building leads to spread
of commercial spaces into residential zone.
• Building 18% larger
• Intensification of impact traffic and noise from larger building
AMENITY
•
•
•
•
•
•
•

Detrimental impact on amenity of occupiers of properties on Knox Street,
Wyndham Street and in Bryanston Mansions (103 households) a close knit
community including children and elderly.
The size of the development is unsustainable in this residential area and is an
'unneighbourly'
Development that will detract from the quality and function of the area
Increased height at the rear overbearing reducing light and privacy to neighbours
Loss of daylight and sunlight
Overlooking from building and terraces to neighbour’s properties and gardens
and terraces.
Its design and operating plan will introduce problems of noise, traffic, pollution,
loss of light and infringements of privacy,
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•
•
•
•
•
•
•
•
•
•
•
•

none of which currently exist.
Terraces will cause noise, disturbance, light pollution, intrude on local residences
Mitigation of terrace impact unenforceable and open to abuse; density, quality
and viability of planting cannot be maintained, hours of use 8am-7pm
unreasonable.
Music, smoking (including amplified voice, instrumental music and alcohol should
be prohibited)
Noise is calculated on basis of maximum 110 people occupancy, which is
questionable.
Ambient lighting of terraces would add to light pollution
Terraces with fresh air and superb views, will not be the case, rather highly
polluted and restricted views by the high level planting
Terraces restrict the views of tenants whilst exposing them to polluted air
Invasion of privacy.
Noise reduction proposal (wall to terrace) fall short of maintaining current quiet
environment.
Noise and disturbance from early deliveries
Redevelopment threatens the mental and physical health and quality of life of
local residents, to whom the Council owes a duty of care.

DESIGN
• Increased height and bulk from roof extension and plant
• Increased height at the rear extensions creating overbearing architectural
presence
• Mass of extended building out of proportion to neighbouring historic streets
• Increased mass and occupancy of building
• Infringes protected views including from St Marys Church
• Harms character of surrounding townscape
• "fake-brick" façade
• The creation of a double height mansard on the 1930's building will destroy the
proportions of the original building as viewed from North of the Marylebone Road.
• The proposed increase in height and bulk of the 1960's building makes the back
of the building appear too large and out of proportion with the front.
• The increased height and mass of the 1960's building will destroy the elegant
proportions of the original building which has a large instep on the 4th floor to fit
in with the low 3 and 4 storey houses in Knox Street.
• Will make Knox Street which is a narrow one way street, much darker and more
cavernous.
• Building too big
• Does not blend with the Georgian Houses.
• Unsustainable footprint in residential area.
• The proposed development is far too large in comparison to buildings around it,
such as St Marys Church, the old Westminster Town Hall and even the
Landmark Hotel.
• Detrimental to Portman Conservation Area
TRANSPORTATION/HIGHWAYS
• Increased occupancy requires sizeable expansion of deliveries and services,
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•

•

•
•
•
•
•
•
•

often outside of normal hours, increased traffic and pollution.
Traffic Management Plan unenforceable (pre-booking system of timed deliveries
will fail in the real world, only 7 deliveries are estimated, but previous tenant had
50, deliveries from 5/6am untenable in residential area; early drivers will park in
street, engine running and radio loud or circulate around the local streets.
Mews building will narrow the internal service road, excluding larger vehicles and
necessitating kerbside delivery and collection, adding to noise and pollution and
contravening 1963 permission which prohibited loading or unloading of gods
otherwise than within the curtilage of the building.
New entrances to Knox Street and Wyndham Street will increase footfall and
encourage tenants to smoke and chat on nearby pavements. Main entrance
should remain on Marylebone Road.
Internal service road not wide enough
Increased traffic to bottom of Wyndham Street.
Loss of four parking bays across Knox Street and Wyndham Street.
Perceived increase in taxi's traversing both on Knox & Wyndham St - create a
rank on Marylebone Road instead.
Rubbish collection must be made from within loading bay. Will not accept daily or
more than daily commercial waste collection through Wyndham Street.
Knox, Wyndham, York and Upper Montagu Street will become busier.

ENVIRONMENTAL
• Increased noise, traffic and pollution levels based on questionable assumptions
• City Plan 2019-2040 further restricts the environmental impact of developments
on noise and air pollution and on congestion.
• Marylebone is a flag ship area for improving air quality for residents and visitors.
• Noise from plant
• Noise of open terraces not measured from neighbours gardens which are much
quieter than the street.
• Actual plant machinery not specified
• Location of staff restaurant kitchen and extract system not specified
• Increased air pollution to residents (from service and delivery activity by the
enlarged development)
• Users of terraces would be subject to significant air pollution
• The design of this development increases the level of noise within this residential
area to an unacceptable level in a number of ways; roof gardens use and
maintenance, extraction plant noise, delivery bay use and cobbles
• Canyon effect of the redeveloped building will create more air pollution to
northern ends of Knox and Wyndham Street.
• MZA acoustics response (18.01.2021) is misleading, development does not
confirm to Westminster’s environmental aims.
• Omissions and inaccuracies in developers noise details
• No acoustic report of sub-station, emergency operating plant, delivery yard gate,
emergency generator, kitchen extract units
• Noise from 7/8/9th floor offices and associated terraces
• No noise measurements taken from resident’s gardens or upper floor rooms
• Estimates of noise relate in part of the delivery, service and waste plan- which
are wrong and underestimate the numbers of vehicles that attended the site
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•
•
•

during Arcadias use and the proposed office use.
Noise from extension of delivery hours from 08.00-18.00 to 05.00-19.00.
Noise should be assessed for undisturbed daytime sleep (babies, children
elderly, shift workers)
No control over use of terraces, unruly behaviour and time keeping and hours
exceed normal office hours 0900-17.00

CONSTRUCTION
• Already affected by current works taking place, traffic noise and drilling
• Demolition has already started without permission with extraordinary high level of
HGV traffic up and down Knox Street and Wyndham Street.
• Noise, vibration, dust disturbance
• Duration and extent of work.
• Impact on quality of life of residents.
• Impact on neighbouring listed buildings
• Impact on traffic and parking
OTHER
• Proposal is incomplete, most contentious aspects have been omitted
• Website viewed via mobile goes nowhere and so cannot submit any feedback
• Proposals fail to take account of feedback from pre-application consultation.
• None of the 104 documents can be viewed after download - error extracting
• No formal
PRESS ADVERTISEMENT / SITE NOTICE:
Yes
1ST RECONSULTATION 21.01.2021 Reduction in height of lift overrun to roof, revised
lower ground floor plan, additional clarifications on air quality and noise.
WARD COUNCILORS FOR BRYANSTON AND DORSET SQAURE
Any response to be reported verbally.
TRANSPORT FOR LONDON
• Comment. Further information should be provided on the proposed highway
changes before TFL can be sure the development meets the strategic transport
policies of the New London Plan.(It is considered that TFL have misunderstood
the proposed reversed internal site one way system, with changes to the oneway system of Wyndham Street and Knox Street).
• Has not been demonstrated how the proposed development meets New London
Plan Policy T2 Healthy Streets which is disappointing.
• Do not support loading from Marylebone Road
• No car parking, provision of cycle parking, trip generation, servicing and delivery
satisfactory.
• Conditions requested to secure a Delivery Servicing Plan, Construction Logistics
Plan , Travel Plan, Tree Protection.
THAMES WATER
Any response to be reported verbally
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ENVIRONMENT AGENCY
Any response to be reported verbally.
THE GEORGIAN GROUP
Any response to be reported verbally
HISTORIC ENGLAND ARCHAELOGY
Any response to be reported verbally
MARYLEBONE ASSOCIATION
Comment. Regarding all of these clarifications and revisions, as we mentioned before, we
are relying on the council to properly and thoroughly check that all these technical proposals
are fully compliant, and that there are no negative impacts on the neighbouring residents in
terms of noise, air quality and traffic.

THE ST MARYLEBONE SOCIETY
Any response to be reported verbally
HIGHWAYS PLANNING MANAGER
No objection, subject to conditions.
WASTE PROJECT MANAGER
Any response to be reported verbally
BUILDING CONTROL
Any response to be reported verbally
ARBORICULTURAL MANAGER
Any response to be reported verbally
ENVIRONMENTAL HEALTH (Update to previous memo)
Queries addressed. The fire safety of timber screens and greenery is a specialist
building control and Fire Brigade matter. The development would have a negligible and
acceptable impact on air pollution. As the proposed external terraces are located at
20m—29m from ground level (6-9th floors) and taking into account canyon effect, the air
quality at the terrace levels is significantly below relevant thresholds for short term
impacts/exposure and is within acceptable limits. No emergency generator is thought to
be proposed. If one is then detail of location and an air quality assessment would be
required. Following receipt of further acoustic information, it is no longer necessary to
restrict the hours that the mechanical plant can operate.
CRIME PREVENTION DESIGN ADVISOR
Any response to be reported verbally.
ECONOMY TEAM/INCLUSIVE LOCAL ECONOMY AND EMPLOYMENT
Any response to be reported verbally
ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS
No.Consulted: 588
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Total.No.of Replies: 64 in total (for both original and 2nd consultation)
Including from the Knox Street and Wyndham Street Residents Group on behalf of 24
households, two of which has requested that this representation be treated as their
individual objection too.
PRINCIPLE
Application should be refused or withdrawn.
LAND USE
• Not an appropriate solution for the site.
• Site history not properly addressed
• Proposal should be refused
• Too many floors of commercial space
• Proposal should be re-visited as part of a holistic design approach
• Existing building has impacted on residents lives physically and operationally and
this proposal would create further additional problems.
• Need for Sprinkler/SUDS tank may increase the new floorspace triggering a
requirement for residential on this site.
• Housing should be required if over 1500m2.
• Should provide details of drainage, flooding, ground water conditions and
structural stability.
• Kitchen restaurant to office should not be allowed
AMENITY
• Light pollution will increase from building and terraces and servicing yard.
• Adding public terraces is purely designed to agitate local residents
• Large terrace areas do not address the sensitive nature of neighbouring private
amenity space
• Further impact on daylight and sunlight to neighbouring properties
• Impact of noise from plant late at night and early morning
• Loss of daylight
• Has green hedging, acoustic screen been incorporated in the daylight study
• Screen height to terraces should be increased from 1.5 to 2m to reduce overlooking
and daylight test re-visited.
• Increased overlooking
• Principle objection of levels of externa terraces
• Overlooking from terraces to private gardens and properties of Knox Street and
Wyndham Street.
• Noise and disturbance from use of terraces by 150 office workers
• Planting depth insufficient, should be increased to 1.5-2m and useable terrace
should be 2m wide for accessibility purposes.
• Impact of greening on fire and building insurance.
• Loss of daylight and sunlight
• Overlooking from south facade
• Size and quantum of terrace unacceptable
• Kitchen/restaurant for office will create additional noise
• Fenestration to rear causes overlooking, unlike other sites on Marylebone Road
and the Mansion blocks with less or no fenestration where they back onto other

Item No.
1

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

properties.
The terraces and 6th 7th and 8th floor should be enclosed to reduce noise
transmission
The rear/south façade requires radical redesign to reduce overlooking
Hours of use of external terraces too long
Obscure glass should be used to rear windows or changed to bays with etched
glass to rear and clear to sides
Overlooking from building and terraces
Levels 6th7th and 8th are close to properties at the rear and greater amount of
windows introduced
Overlooking has greatly increased
All external terraces should be removed
Planting depth to terraces should be a minimum of 1.5m to create a density of
planting to reduce noise and overlooking
Acoustic screens should be a minimum height of 2m to reduce overlooking and
noise.
Width of terraces should be 1.5m to allow for disabled access
Query operational management plan for terraces, used by staff and visitors?,
music, how occupancy managed, impact of noise on residents, hours of cleaning
Query noise assessment report, surveys used, location of assessment, noise
levels used , attenuation levels used.
Terraces should be limited to group meetings of no more than 6 people and no
kitchen or restaurant at this level. All planting and screen in place before use
Use of terraces should be continually monitored
S106 legal agreement and conditions should secure use of terraces and
restrictions
Mock-up of planting screen and planters should be required
Terrace at 6th floor too narrow for use
Terraces should not cause light pollution

DESIGN
• Unacceptable design
• Site should be assessed as an extension to the conservation area.
• Should preserve or enhance the neighbourhood and conservation area.
• The existing height, bulk and massing should not be increased.
• Detrimental to conservation areas and listed buildings and views of St Mary’s Church
• Height is not consistent with surrounding buildings
• Does not provide a contextual sensitive response that is influenced by local context
of scale, bulk and massing.
• Does not preserve or enhance historic environment and heritage assets,
• Details and materials do not compliment local character
• Does not positively integrate or contribute to the street frontages of Knox and
Wyndham Street.
• Does not preserve local views
• Views of St Mary’s Church should be a main design driver.
• Existing building height should be reduced to improve and enhance views of St
Mary’s Church.
• Marylebone House will be four times larger than neighbouring properties.
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Council has a statutory duty to have special regard to preserving listed buildings and
conservation areas
Would not preserve listed buildings on Knox Street, Wyndham Street, St Mary’s
Church, Westminster Council House and Library and several properties on Upper
Montagu Street.
Would not preserve the Portman Estate Conservation Area or the Dorset Square
Conservation Area.
Further views are required to illustrate the scale and massing of the proposal
including close up views for Knox Street, Wyndham Street , alternative
views/animation from Wyndham Street looking towards The Church of St Mary’s
Will be more visible with St Mary’s Church than currently illustrated
Contrary to statutory duty and policies and NPPF paragraph 135 as it causes harm
not outweighed by public benefits
Portman Estate Conservation Area Audit states that properties surrounding the
application site are not suitable for roof extension, yet Marylebone house is
proposing a roof extension. Should be subject to the same principles.
Building serving equipment are located at top floor and clearly visible within the views
of the building and views of St Mary’s Church.
The design is harmful on this particular site
Plant is bound to be seen from surrounding upper levels o surrounding buildings.
Marylebone House, highest building on Marylebone Road (south side)
Marylebone House sits within a viewing corridor behind St Mary’s Church and the
proposed development is clearly visible and existing building provides a negative
impact
Roofline should improve and enhance the views of St Mary’s Church.
Visual setting of the St Mary’s Church requires careful attention
Roof and terrace, screens and trees may create a negative impact on the Grade I
listed St Mary’s Church and conservation area.
Terrace should be replaced with a slate roof
Missed opportunity to create improvements to the conservation area
History of the site shows that site ownership has always exploited the site and
aggressively extended the site boundary
The existing set-back to the 4th and 5th floor on Wyndham Street elevation beneficial.
to the streetscape
Building is dramatically extended
Form of 2 buildings lost to create 1 large building
The extension should read as a secondary element
The existing sash windows to 6th and 7th floor level should be retained
Floors 4,5,6, 7 and 8 should be reduced or removed to reduce bulk and massing
Too big for narrow residential street.
Should compare existing and proposed footprint
Massing to Knox Street should not be extended
Cornice to Marylebone House should be seen
Original form of Marylebone House is lost.
The resident’s alternative proposals with less extensions, set-backs, reduction in
core and lift tower and removal of external terraces, should be considered
Internal atrium should eb retained to provide more daylight for office workers
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TRANSPORTATION
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Will generate more traffic and thus noise and parking issues.
Traffic pollution will increase.
The local area should be reducing rather than increasing these affects.
Increased building footprint in service yard will limit size of service vehicle and will
not be big enough for servicing vehicles.
Traffic/delivery management plan is impractical and will not work
Delivery times are too early
The existing service access is too close to residential property and creates noise,
dust and pollution and is not safe for residents to walk the street
Small mews office building should be reduced to allow delivery vehicles to enter the
delivery area.
Do not agree that reversing the vehicular entrance/exits will not improve the situation
Resident’s have had to deal with 50-70 deliveries per day and increasing the building
size will increase the delivery bay activities- the maximum delivery of 14 vehicles per
day should be set.
Should create a delivery bay on Marylebone Road for deliver or taxi pick ups ( as
created at Tottenham Court Road outside retail shops.
Vehicle routes to the site cannot be controlled, drivers will continue to use Wyndham
and Knox Street
Signs should be installed stating that Knox #street is access for residential access
only.
There should be no deliveries at weekends- Monday to Friday 8-6 only
Should be a maximum of 7 deliveries per day
Use of rear service yard is not safe
Should not be any secondary entrance on Wyndham Street causing noise and
pollution from drop offs.
Doors to Knox ad Wyndham Street should be dire escape only
No cars should be allowed on site

ENVIRONMENTAL
• Artificial lighting levels
• Noise, vibration, odour, fumes and dust from operational use post construction
• Service yard door should be solid to reduce noise and smell.
• Electric servicing doors should make minimal noise
• No roller shutter doors should be installed to prevent noise
• Doors to rear should be silent opening and closing.
• Demolition Management plan should be secured through a S106 legal agreement.
• Refurbishing and readapting the existing building would reduce waste, pollution and
transport. Full lifecycle costing report should be provided.
• Retaining the existing building and reducing the scale of the proposal would provide
a more sustainable solution to the site.
• Proposal should support the London Biodiversity Strategy for trees and vegetation
and green terraces should be provided with access for maintenance only.
• Impact of proposed development on air movement and pollutants and creation of
higher pollution levels in residential neighbourhood.
• SUDS and Fire strategy unclear, sprinkler tank? Rainwater tank?
• No basement work/demolition should commence until owners agree the extent of
work needed to underpinning adjoining properties and should be added to the S106
legal agreement.
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•

Planting on terraces is insufficient

CONSTRUCTION
• Impact of construction on noise, vibration, odour, fumes and dust.
• Should secure a CMP through S106 legal agreement and should cover full damage.
• Noise and vibration monitoring should be provided and paid for by applicant
• Local roads should not be used as access, delivery during the construction phase.
• No construction cabins should eb located on Knox or Wyndham Street, but on
Marylebone Road.
PUBLIC CONSULTATION
• developer has not addressed the key issues raised by the local community
during pubic consultation
• public consultation was of no benefit to local community
• applicant does not want to engage and listen to local resident’s issues.
OTHER
• Description of development misleading
• Contextual information missing
• Further drawings and sections required
• Should explain why lift to 90th floor removed and how disabled access will be gained
to the 9th floor terrace.
• No landscaping is shown on the plans and terraces
• Is the 9th floor no longer to be used as a terrace?
• Are the terraces, planting, screen, seating a fire risk?
• S106 legal agreement should be used to secure various matters

6.

BACKGROUND INFORMATION

6.1

The Application Site
Marylebone House occupies a street block on the south side of Marylebone Road
between Wyndham Street and Knox Street. It was last occupied by Arcadia Group as
offices, but is currently vacant, undergoing internal strip out works.
It is an unlisted 1930's building with 1960's rear extensions and a three storey car
park/storage structure to the rear. It comprises of a 9-storey building plus basement and
roof top plant and is located outside of a conservation area. The Portman Estate
Conservation Area wraps around the site to the south, east and west and the Dorset
Square Conservation Area lies to the north of the site on the opposite side of
Marylebone Road. The Lisson Grove Conservation Area lies further north west.
There are a number of Grade II listed buildings in the vicinity of the site including the
Marylebone Town Hall/ London Business School to the east the Landmark Hotel, 222
Marylebone Road, which lies north-west of the site, as well as residential properties
directly south 8-10 and 26-34 Wyndham Street and 25,26-28 and 29-31 Knox Street. St

Mary’s Church lies south west of the site on Wyndham Place, York Street.
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The site also has the following land use designations:






Central Activities Zone (CAZ Frontage)
Named Street in Marylebone and Fitzrovia
Marylebone Road is part of the Strategic Road Network (TFL)
Within an Area of Public Open Space Deficiency
Within an Area deficient in publicly accessible play space

The two side streets to the east and west of the site are Knox Street and Wyndham
Street which comprise of three/four storey residential properties with gardens. These
streets run between Marylebone Road to the north and York Street to the South.
Bryanston Mansions lie south of the site on York Street. Further east and parallel with
Knox Street is Upper Montague Street and further west parallel with Wyndham Street is
Enford Street.
Knox Street, Wyndham Street and York Street form part of Westminster City Council’s
road network.
Marylebone Road forms part of the Transport for London Road Network (TLRN) and is
a designated red route. The trees on the footway outside the front of the site on
Marylebone Road also fall within the remit of Transport for London.
6.2

Recent Relevant History
Permission was granted on 12th July 1963 for 'The erection of an extension, of
basement, ground and five floors to an existing office building (Marylebone House) on
the site of 1 - 5 Knox Street and 3 - 7 Wyndham Street, St Marylebone, together with a
three-decked car park'. (Ref:-TP20737). Of note is condition 2. This states: No loading or
unloading of goods, including fuel by vehicles arriving at or departing from the premises
shall be carried out otherwise than within the curtilage of the building.
A Certificate of Lawful Development was issued on 20.06.2012 for Use of first and
second floors of rear extension granted permission 12th July 1963 (TP/20373) as
ancillary storage in connection with the main office building (Class B1).
(10/06118/CLEUD).
Withdrawn Application for Partial demolition and redevelopment to provide a building
ranging from ground plus 3 storeys to ground plus 9 storeys comprising office floorspace
(Class B1), You should be aware that the above planning application had been the
subject of significant objection from local residents on various aspects of the proposal
including, design and townscape, amenity, and transportation grounds. (18/09637/FULL)

7.

THE PROPOSAL
Planning permission is sought on scheme of partial redevelopment and extensions and
alterations.
The applicant states:- “The existing office building has reached the end of its serviceable
life providing the opportunity for refurbishment and redevelopment into new modern high
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- quality workspace”.
A summary of the proposal is set out below:•
•
•
•
•
•
•

Retention and increase in office floorspace with roof garden and terraces
Retention of the existing 1930's building, with roof extension, alteration and
refurbishment including installation of new opening windows.
Retention of 1960’s building (sub-structure and frame only) with new brick facades
and fenestration and extensions, alterations and refurbishment including to lightwells.
Demolition of the three storey structure to the rear and construction of new three
storey and part four storey “Mews” building for office use
New off-street servicing arrangement.
Greening of building with soft landscaping to part wall of extensions, roofs and
terrace areas.
New vehicular access gates to form area for public art.

During the course of the application the applicant the applicant has agreed to reduce the
height of the lift core so that the lift no longer goes up to the ninth floor roof terrace.
There would still be an overrun, but this would be lower than the barriers around the roof
edge so is not visible as part of the elevation drawings. In addition, further information
was submitted with respect to acoustic and air quality matters and with respect to the
proposed timber structure of the proposed “mews” building.
The Knox Street and Wyndham Street Residents Group have questioned the description
of development which does not explicitly describe the proposed extensions to the
building and 4th-9th floors. However, it is considered that the applicant’s description of
development is appropriate, and the description has not prevented significant and
detailed representation to be made in relation to this proposal.
8.

DETAILED CONSIDERATIONS

8.1

Land Use
Table 1 – Existing and proposed floorspace
Existing GIA (sqm)
Proposed GIA (sqm)
Office (Class E)
7855
n/a
Class E
n/a
9250
Total
7855
9250

+/-

+1395

Increase in office space
The proposed retention and increase (1,395m2 or 18%) in office floor space (Class E) is
supported in this location within this CAZ frontage, where such commercial uses are
directed by policy and is therefore acceptable in land use terms in accordance with
Policies S1 (Mixed Use in the Central Activities Zone), S1 (Marylebone and Fitzrovia)
S20 (Offices and other B1 Floorspace) and of our City Plan 2016 and policy 13 of our
City Plan 2019-2040: Intend to Adopt version. The objections raised to the increase in
office floorspace and the use of the rear “mews” building for office floorspace rather than
ancillary activities is not supported by officers.
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The applicant is seeking to provide Grade A office floorspace which is suitable for a
range of office tenants. The proposed improved office floorspace to the existing building
as well as the new floorspace to be created has been designed to create a good and
comfortable environment for future occupiers including facilities including cycle storage
and facilities, external terraces and soft landscaping, mixed mode system of openable
windows and mechanical ventilation.
Requirement for residential
Policy S1 of our City Plan 2016 seeks residential floorspace as part of commercial
development within, among other locations, in this location within the CAZ frontage to
maintain mixed communities and sets out details of when this is required. In this case,
given the uplift in office floorspace is less than 30% of the existing office floorspace, the
proposal does not trigger the requirement for the provision of residential floorspace
under Policy S1 of our City Plan 2016. It is also of note, that the original policy within the
emerging replacement City Plan 2019-2040 which also sought to require residential floor
space where there was an uplift in office floorspace, was removed by the Inspector
during the Examination of the City Plan. For these reasons there is no policy
requirement for residential floorspace to be provided as part of this proposal.
Implications of Class E
The existing building was last in use for office purposes, which is its lawful use. Offices
previously fell into Class B1 (Offices) of the Town and Country Planning (Use Classes
Order) 198 (As amended). This was until 1st September 2020 when offices were
amalgamated with a number of other uses to form a new Class E (Commercial,
Business and Services).
Office uses as defined within Class E of the Town and Country Planning (Use Classes)
Order 1987 (as amended) ("the Use Classes Order") are those that are capable of being
accommodated in a residential area without detriment to the amenity of that area by
reason of noise, vibration, smell, fumes, smoke, soot, ash, dust or grit. Accordingly, the
continued use of the site as extended for office purposes should not harm the amenity of
future nearby residents.
The other uses within Class E may have different and potentially more harmful amenity
impacts than the proposed office use, particularly given the large size of the planning
unit proposed. For example, restaurant, leisure, gym and some sport uses (or a
combination of these uses) may be open late at night and have large numbers of people
congregating on and around the site, unlike a lawful office use and could cause
significant harm to the amenity of these nearby residents given the large scale of any
use that would occupy this planning unit. The applicant has not provided any
information to demonstrate that the amenity impact of these other uses within Class E
would be adequately mitigated in the event of a change of use. Accordingly, a condition
is attached to prevent changes of use within Class E without planning permission.
8.2

Townscape and Design
Legislation and Policy
The key legislative requirements in respect to designated heritage assets are as follows:
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Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires
that:
“In considering whether to grant listed building consent for any works the local planning
authority or the Secretary of State shall have special regard to the desirability of
preserving the building or its setting or any features of special architectural or historic
interest which it possesses.”
And section 66 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.”
In addition, section 72 of the 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.”
The National Planning Policy Framework (NPPF) chapters 12 and 16 require great
weight be placed on design quality and the preservation of designated heritage assets,
including their settings. The NPPF clarifies, 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 duties of to have special regard (listed
buildings) or pay special attention (conservation areas). This should also take into
account the relative significance of the affected asset and the severity of the harm
caused.
Whilst there’s no statutory duty to take account of the effect on a conservation area’s
setting, Policy DES 9 (F) in the UDP requires that where development will have a visibly
adverse effect upon a conservation area’s recognised special character or appearance,
including intrusiveness with respect to any recognised and recorded familiar local views
into, out of, within or across the area, it will not be permitted.
Assessment
129-137 Marylebone Rd is a substantial brick built neo-Georgian block of 10 bays and 9
storeys. The building returns to Knox and Wyndham Street respectively, where a six
storey bay adjoins a 1963 extension of six storeys. This building has a characteristic
aluminium framed curtain walling façade with blue spandrel panels, typical of the 1950s1970s.
Objections from the Georgian Group and a number of surrounding residents have been
raised to the proposed development in design and townscape terms, including the
height, bulk and design of the extensions in relation to the host building, the nearby
listed buildings and impact on the wider conservation area.
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While the building is substantial, with modulation largely limited to window openings, its
simple detailing helps mitigate the robustness of the solid design. Nether the less, the
building’s scale, ensures its prominence in street views from its two host side streets.
The situation of Marylebone House is characteristic of the area, where the domestic
scale of modest three and four storey Georgian houses transition to later more
substantial commercial developments on the end of blocks facing Marylebone Road.
The end blocks of Knox and Wyndham Street, also feature larger red brick mansion
blocks dating t the late Victorian period.
Marylebone House is not a designated heritage asset, though there are several
designated assets in close proximity. To the rear site boundary are the grade II listed
terraces on Knox Street and Wyndham Street, within the Portman Estate Conservation
Area. In addition, the Dorset Square and Lisson Grove Conservation Areas are located
on the opposite side of Marylebone Road. Close by are large listed buildings including
Council House and the former Marylebone Terminus hotel at 222 Marylebone Road.
Further north at the end of Wyndham Street, is St Mary’s Church Bryanston Square, a
grade I listed early 19th century church.
The proposal retains, restores and extends the original 1930s building. In terms of its
restoration, the neo- Georgian character will be enhanced by brickwork’s repair and
cleaning and the timber sash windows being replaced with double glazed replicas. Given
their number and prominence in the neo Georgian elevational idiom, the multiple pane
6/6 timber sashes are a key element of the building’s composition, so, ‘like for like’
replacement is welcome. Details of the windows will be conditioned to ensure their
opening profile and sight lines are appropriate.
The 8 storey side wing with elevations to both Knox and Wyndham Streets, date to the
1963 and stripped to the frame and re clad. While having some interest as an indication
of the buildings development, the facades neither reflects the original building, nor the
character or appearance of the Portman Estate Conservation Area, from where they are
readily viewed. The construction is failing in a number of respects and subject to an
appropriate replacement, loss of the mid-century appearance, will not be visually
harmful.
The new rear extension will have a similar footprint, though rear utility areas, lightwells,
lift cores etc will be consolidated, when extending upwards. The three additional storeys
will be stepped, creating extended sixth, seventh and eighth floors. While readily visible,
with large elevations to Knox and Wyndham St, the extensions will be finished in brick,
ensuring a contextual link to the original building, the adjacent terraces and the Portman
Estate Conservation Area. The development therefore accords with DES 4 relating to
infill development and would enhance the setting of the conservation area.
The Georgian group have objected to the proposals. They correctly state ‘The setting of
Marylebone House is highly sensitive and is surrounded by a number of listed buildings
and conservation areas”. Adding, ‘Any successful proposal to alter the building should
be highly contextual and respond appropriately to the surrounding heritage assets,
including through its scale and massing and should account for established views from
the surrounding conservation areas’.
Those considerations have been taken into account and have resulted in a number of

Item No.
1

amendments of form and scale. That said, given the buildings scale, extensions and
alterations alike, have visibility and prominence.
While extensions to Marylebone House may be large in comparison to the adjoining four
and five storey terraces, they can still remain subordinate to the host building’s size.
Through investigating opportunities to utilise underused floorspace, the bulk and
massing has been at the fore of design considerations.
The rear roof additions remain lower than the terminal height of the original and
extended building, while additional massing is modelled with a stepped form and
detailed in a manner to effectively mitigate its depth and visual impact from ground level,
upper storeys of surrounding buildings and in longer views. The extension’s varying
heights, ensure a more comfortable transition between the original Marylebone House,
to the lower domestic scale of Wyndham and Knox Streets and the Portman Estate in
general, than presently exists.
The Portman Estate Conservation Area designates local views and one of these is of St
Marys Bryanston Square, a grade I listed late Georgian neo Grecco, rotunda design,
forming the centre piece of a vista down Wyndham Place. An objection to the impact on
this view has been made both on the fact that it has not been adequately assessed and
that is it harmful. The direct back drop of the church is Westar House at 139-151
Marylebone Road, However, views of the church are largely unaffected by this
substantial building, as it not particularly prominent in the background. In contrast, the
tall red brick chimney stacks of the Queen Anne revival style York Street Chambers are
actually more prominent, due to their proximity, even though they’re much lower.
Marylebone House is visible in some angles down Wyndham Place, as shown on one of
the objectors photographs. However, the aspect is primarily of the top right hand
mansard and central rendered stair core, can be seen and it’s not especially prominent.
The rear extensions proposed are not higher than the building, so even where visible in
these views from Wyndham Place, their visual impact is one of a more orderly designed
response to the upper levels, ie. a slight improvement.
It is important to note that built form being visible, does not equate to harm per se. The
setting of a building includes its backdrop and in an urban setting, can include hundreds
of buildings and be dynamic ie. ever changing. The setting of an urban church, originally
taller than the houses around it can’t remain unchanged, when taller more modern
buildings exist all around and have done so for over a century. The setting, unlike a
rural church where a tall building (or indeed any building) in close proximity, may be
harmful, is not necessarily harmed by minor variations to a distant backdrop, as is the
case here.
Further to these considerations, the proposal would not harm the setting of St Mary’s or
indeed the nearer listed houses on the two side streets. As such, the work accords with
DES 10 and in doing so, the requirement of sections 66 of the Act has been applied.
The aims of DES 9, in so far as the setting of the conservation area has been
considered and will not be harmed, have also been met.
The rear wing’s new facades, composed of brickwork with punched openings, echo both
the host building and neighbouring terraces. The windows at the lower floors are arched,
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reflecting some of the building’s current windows and lunettes above the entrance doors
to many houses in the area. In addition to windows, the facades are also articulated by
openings with brick or metal work infill panels. These panels maintain a consistent
appearance, where services are required behind, a continuation of the Georgian tradition
of blind recesses maintaining façade geometry.
As well as tidying up the rear elevation, the present set back section of the Knox Street
elevation at 4th and 5th floors will be squared off in the new design. It’s unclear why this
set back exists as it’s not mirrored on the Wyndham Street elevation, but the proposed
design is not diminished the absence of a set-back, given the set-backs above.
This new designs to the rear of Marylebone House replaces the present untidy
appearance of the rear, composed of a 1960s office façade, railings, fire escapes and
plant rooms, which have evolved over decades, with a considered architectural response
offering an enhancement to the setting of listed building and their outlook.
At rear roof levels, the stepped extensions will be terminated with terraces and planting
which will add welcome greening, improving outlook from houses and other properties at
the sides and rear. The proposed bulky lift over run, which would have been an awkward
addition, disrupting the roofscape in longer views and from adjacent buildings, has been
omitted and the rear roof form now has a comfortable relationship with the main roof of
the frontage. The roof extensions are considered to accord with policy DES 6.
Policy DES 5 relates to alterations and extensions and requires these to be limited to the
rear or least visible facades, be proportioned and detailed in such a manner to not
dominate the original building and use similar materials and architectural devices. The
stepped extension are subordinate to the scale of this large building and given the
restorative works, new timber windows to the front, the stepped extensions and
recladding in brickwork to the sides and rear, the works accord with the aims of DES 5.
The main front roof presently has a pitched mansard which will be extended upwards in
slate to create an enclosed area housing external plant. It would appropriate for this to
have a shoulder to reflect a more traditional mansard and this has been achieved via
condition. The extended roof will not be visually harmful when viewed from the rear or in
conjunction with the noubuting building on Marylebone Road in keeping with the general
scale of the area and therefore accord with DES 6 of the UDP.
The new annex building on the former car park, with facades fronting the Georgian
terraces of Knox and Wyndham Streets, replicates the width and height of those houses
and runs across the depth of the block. While the street facades closely reflect the listed
buildings, albeit in a contemporary manner with brickwork and window openings typical
of the terrace, the long internal courtyard elevation, will primarily comprise an angled
glazed screen. While respecting the setting of adjacent terraces, the contemporary take
on detailing, offers visual interest and intriguing street level glimpses into the depth of
the site to pedestrians.
The sloping roof of the annex gestures towards the typical transition in scale between
buildings on different streets, providing the opportunity for an extensive green roof,
improves biodiversity, pollution absorption and visual interest to overlooking properties.
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Full details of the elevations, windows opening, lightwells and other detailing and green
roof will be reserved through condition to ensure these facades are appropriate to the
street setting.
The design of this infill building is both high quality and contextual and therefore accords
with the aims of City Plan policy S 25 and 28 and DES 1 and 4 . Importantly, the annex
also complies with DES 10, offering an enhancement to the setting of the adjacent listed
terraces and in doing so enhances the character and appearance of the Portman Estate
Conservation Area.
Overall, mindful of policies DES 1, DES 5, DES 6, DES 7, DES 9 and DES 10 of the
UDP, policies S25 and S28 of the City Plan and policies 38, 39 , 40 of the City Plan
2019-2040: Intend to Adopt version March 2021 the proposals are considered to be
acceptable. 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.” For the reasons set out above,
the objections raised with respect to the impact of the proposed development in design
and townscape terms are not shared by officers.
Public Art
The applicant has agreed to the provision of public art as part of the proposed
development. The vehicular access gates to both Wyndham Street and Knox Street
have been indicated as having potential to form the public art. This is considered to be
appropriate, however full details are proposed to be secured through condition 27.
8.3

Residential Amenity
Given the scale of the proposal and the proximity to residential properties, it is relevant
to assess both the physical and operational impact of the proposed development.
A significant number of representations of objection have been raised by local residents
of Wyndham and Knox Street among others with respect to the potential impact of the
development on the amenities currently enjoy. Concerns relate to the potential impact
on daylight and sunlight, sense of enclose, privacy, noise and disturbance from the
physical aspect of the development as well as its operation including the use of the
external terraces and its operational impact.
Physical Impact
The physical impact of the proposed development requires a full assessment as to the
potential impact on the amenities of residential properties to the side and rear on
Wyndham Street and Knox Street as well as York Street. The commercial properties
located either side of the application site on Marylebone Road and those on the opposite
side of Marylebone Road are not considered to be affected in amenity terms.
Sunlight and Daylight
A daylight and sunlight assessment has been submitted in support of the proposal. This
assesses the potential impact of the development on the daylight and sunlight (where 90
degrees south) currently received by a number of residential properties located south,
south east and south west of the site on Knox Street (6,7,8, 26,27,28,29,30,31,32,,33)
Wyndham Street 8,9,10,30,31,32,33-35), Upper Montague Street (51,53,55,57) and
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Enford Street (28, 29 (Enford Court), 29a, as well as Bryanston Mansions on York
Street.
In terms of daylight of the properties tested, four properties (6 Knox Street, 33 Knox
Street, 32 Wyndham Street and 33 Wyndham Street would see a reduction in daylight
using either the VSC or NSL, that would not meet the criteria set out in the BRE
guidelines. All other properties tested meet the tolerances set out in the BRE guidelines.
In terms of sunlight all properties assessed located 90 degrees south of the development
meet with the requirements of the BRE guidelines and would not see any material loss of
sunlight.
Daylight
The BRE guidelines state that if the VSC value (Centre of the window assessment) is
both less than 27%, and results in a reduction of more 20% then daylight may be
adversely affected and noticeable to its occupants. With respect to the NSL assessment
(distribution of daylight within a room assessment). A reduction in more than 20% would
be material and noticeable to occupants.
Those windows of residential properties which would see a reduction in daylight above
the BRE guidelines, either using the Vertical Sky Component (VSC) method or No Sky
Line (NSL) method of assessment, are set out in the table below:-

Property
33 Knox
Street
33 Knox
Street
33 Knox
Street
33 Knox
Street
6 Knox
Street
32
Wyndham
street
33
Wyndham
Street

Window/
Room
W1/20
W2/20
W1/21

VSC Existing Proposed
met VSC
VSC
No
13.77
10.76
14.60
11.47
No
17.18
13.43

% loss

NSL Existing
met NSL
21.86% Yes n/a
21.44%
21.83% Yes n/a

Proposed %
NSL
loss
n/a
n/a
n/a

n/a

W1/22

No

19.70

15.47

21.47% Yes

n/a

n/a

n/a

W1/23

No

22.29

17.55

21.27% Yes

n/a

n/a

n/a

R1/762

Yes

12.59

11.55

8.26%

No

57.8 sqft

43.4sqft

24.9%

R1/340

Yes

18.60
18.70

17.42
17.76

6.34%
5.03%

No

117.0sqft 84.7sqft

27.6%

R2/330

Yes

18.32
18.09

16.80
16.68

1.52%
1.41%

No

155.9sqft 114.2sqft

26.8%

The five windows to 33 Knox Street which serve four rooms, one at each level (ground,
first, second and third floor) would see a reduction in daylight using the VSC method of
between 21.27% and 21.86%, just over the 20% tolerance set out in the BRE guidelines.
Furthermore, all rooms would meet the BRE guidelines when using the NSL method.
Taking into account a comparison of the existing and proposed VSC daylight values and
retained level of daylight together with the fact that the properties would continue to meet
BRE NSL daylight values, the overall impact of the development on the daylight received
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by this property is not considered to be so significant so as to withhold permission on
this ground.
One window to 6 Knox Street would see a loss of daylight under the NSL method of
24.9%, but would meet the criteria for VSC. Given the comparison of existing and
proposed values of daylight, it is not considered that this property would not overall see
a significant reduction in daylight so as to be warrant withholding permission.
A room to both 32 and 33 Wyndham Street would see a reduction in daylight under the
NSL method, with a reduction of 27.6% and 26.8 % respectively. These rooms are each
served by two windows, which would continue to meet daylight standards under the VSC
method of assessment. With respect to NSL, they would see a reduction in daylight of
over 20% but it is considered that they would see retain suitable levels of daylight.
For the reasons set out above, despite the loss of daylight to these properties, the
impact is considered to be acceptable and the level of daylight maintained both typical
and acceptable within the townscape within Westminster.
Sunlight
The BRE guide suggests that if a window point can receive more than 25% of Annual
Probable Sunlight Hours (APSH) including at least 5% in the winter months
then the room should still receive enough sunlight. A reduction in 20% of APSH of either
annual of winter sunlight and a total loss of value of 4% would be noticeable to the
occupants. All properties assessed meet the BRE Guidelines for annual probable
sunlight hours and winter sunlight.
For the reasons set out above the proposal is considered to be acceptable in terms of its
impact on daylight and sunlight in accordance with Policy ENV13 in the UDP, Policy S29
in the City Plan and policy 7 of our City Plan 2019-2040: Intend to Adopt version.
Sense of Enclosure
The “Mews” Building
The existing “mews” building to the rear of the main building forms the rear boundary to
the site. It runs from Wyndham Street through to Knox Street and is attached to 6 Knox
Street and 8 Wyndham Street and flanks the rear gardens of these properties. It
comprises of basement, ground, first and second floor with a flat roof. Under the
proposal, this building would be replaced with a building comprising basement, ground,
first, second and third floor with an undulating biodiverse roof.
The proposed building with the additional storey would match the height of the adjoining
residential properties with an undulating roof to transition between the different heights
of Knox Street and Wyndham Street. Given the height of the existing flank wall of the
building which faces south and that proposed and the relationship with these adjoining
properties and other residential properties further south, it is not considered that this
element of the development would result in any significant increase in sense of
enclosure to properties which lies south of the site on Knox Street and Wyndham Street.
Furthermore, in terms of existing residential properties on Knox Street and Wyndham
Street that lie opposite the proposed “Mews” building, given that the height and scale of
the building, which also matches the existing terrace and the relationship to the
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residential properties opposite, it is not considered that any significant sense of
enclosure would result from this element of the development. The proposed biodiverse
roof will add to the visual amenity of the occupiers of surrounding residential properties.
The main building/s as extended
The ground floor footprint of the 1930 and 1960 building would remain essentially the
same as existing. At the rear the ground, first second, third, fourth and fifth floor levels
would rise up sheer (replicating the existing situation). Extensions are proposed at
fourth and fifth floor (to Knox Street only) and sixth, seventh and eighth floor levels,
gradually stepping back from the rear elevation as you rise up the building, together with
a roof extension (9th floor) to the front part of the building facing Marylebone Road. An
external terrace is proposed at levels (6th, 7th, 8th floors), facing the rear of the site and
the sides Knox Street and Wyndham Street. In addition, a lift overrun and external roof
terrace is also proposed at 9th floor level.
Given the scale, height and envelope of the existing building and the location, size and
set-backs of the proposed extensions, together with the size, scale and location of the
surrounding residential properties, the relationship between the two is not considered to
result in any significant increase in sense of enclosure. The extensions are generally at
a significant distance to and located at a much higher level than surrounding residential
properties. As such when comparing the existing and proposed building, it is not
considered to result in any significant detrimental change in terms of sense of enclosure.
Privacy
The “Mews” Building
The fenestration to the Mews building where it faces Knox Street and Wyndham Street is
proposed to replicate the arrangement within the adjoining terrace and would therefore
have the same relationship with residential properties on the opposite side of the road.
Whilst the use is commercial, given the nature of the fenestration and the relationship
with residential properties opposite, it is not considered to raise any privacy issues. The
biodiverse roof is proposed to be restricted by condition to prevent use for any purposes
other than for maintenance and fire escape.
The main building/s as extended
The existing building has windows facing to its front, its rear and to the side streets of
Knox Street and Wyndham Street. The building as proposed to be altered and extended
would also have windows to these elevations together with additional windows serving
the extensions. The size and nature of the fenestration also differs between the existing
building and the proposed altered and extended building.
It is proposed to replace the windows to the front elevation and part side elevations of
the retained 1930’s building. The single glazed white framed windows would be
replaced with openable double glazed timber sash black framed windows within the
same openings and fenestration pattern (multiple pane 6 over 6 arrangement). This
arrangement it not considered to raise amenity issues.
The existing 1960’s building with curtain walling which faces Knox Street, Wyndham
Street and the rear, will undertake a façade replacement (with retention of internal
structure) with a more traditional arrangement of windows. The windows to the end
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corner vertical bay of the building to Knox Street and Wyndham Street and where it turns
into the rear abutting the service yard are proposed to be presented as contextual
brickwork. The fenestration to the new extensions at 6th, 7th and 8th floor levels is larger
and more open in nature, but is set back behind the external terraces which are
enclosed with acoustic screens and soft landscaping. For the reasons set out the
arrangement and detail of fenestration of the building when compared to the existing
building, is considered acceptable and is not considered to result in any significant
increase in overlooking.
External Terraces
External amenity space for the officer occupants is proposed in the form of terraces at
6th, 7th and 8th floor levels and a roof garden at 9th floor level. The three terraces wrap
around the extensions to Knox Street, Wyndham Street and the rear (properties and
gardens of Knox Street and Wyndham Street). The 9th floor roof garden sits atop of the
roof of the building.
The useable terrace areas are proposed to be set back from the edge of the building at
each level, 0.68m at 6th floor level and 1.2m at 7th, 8th and 9th floor terrace levels. This
set back area is proposed to provide a “green edge” containing an acoustic screen to
1.5m enclosed within soft landscaping within planters around the perimeter of the
terrace. Given the height of the terraces and their distances to residential properties of
Wyndham Street, together with the proposed “green edge” it is not considered that the
use of the external terraces they would afford any significant direct overlooking to
neighbours.
With respect to the potential for the use of the terraces to cause noise and disturbance
to neighbouring residents It is considered that, given the height and distance of the
terraces and relationship with residents, together with the acoustic screen and additional
measures recommended (see Operational Management Plan (OMP) below), that the
potential impact is minimised and residents are unlikely to suffer noise and disturbance
from the proposed use.
A number of residents has raised objection to the proposed terraces on grounds of
overlooking, noise and disturbance. Temple Group have submitted a Roof Terrace Noise
Assessment on behalf of residents of 8,9,10,11,12,29,30 Wyndham Street and
6,7,8,10,11,24,25,26,28,29,30,31, 32 (basement, ground and top floor), The Mews
House, 33 Knox Street. The Assessment does not reach a conclusion but raises a
number of queries/clarification with respect to the applicant’s submission including:would the terraces be used clients and visitors too?), whether non-amplified music could
be played, what “no parties mean”, unclear on management of capacities, consider
acoustic barrier should be higher at 1.8m, whether cleaning would take place between
08.00-.19.00 Monday to Friday. Other technical noise queries are also raised. The City
Council’s Environmental Sciences Senior Practitioner has reviewed the Temple Report
in assessing the planning application. Their advice is that the noise impact from the
proposed terraces during day-time hours is unlikely to have a material impact on the use
and enjoyment of the nearby residential properties and that any impact can be managed
through the use of planning conditions.
A draft Operational Management Plan (OMP) has been submitted which set out how it is
proposed to manage the use of these external terrace areas. A final OMP is
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recommended to be required by condition to include the following measures to protect
the amenity of neighbouring residential properties:•
•
•
•
•
•
•

Hours of use 09.00-19.00 Monday to Friday and not at all on Saturdays and
Sundays (including cleaning, tidying and maintenance) unless used for
emergency/escape access purposes.
Maintenance of the hard and soft landscaping (including planters, green wall/
climbers and green roofs) on the terraces
Installation of the acoustic/privacy barriers prior to use of terraces and their
maintenance in perpetuity
Installation of planters and soft landscaping prior to use of terraces and their
maintenance in perpetuity to a height of 1.8m in so far as possible.
No live, amplified or recorded music.
No external lighting outside of approved operational hours of the terrace
Capacity limits (6th floor terrace 20 people, 7th floor terrace 22 people, 8th floor
terrace 28 people, 9th floor terrace 40 people)

For the reasons explained above, it is considered that the proposed external terraces
are acceptable and subject to the measures to be secured within an OMP would not
result in any significant impact on residential amenity. The objections raised in respect
of the physical impact of the development, whilst acknowledged are not supported by
officers for the reasons set out above, which includes consideration of conditions to
address potential issues.
Operational impact
The existing building has a lawful office use (Class E). The proposed increase in
floorspace from 7855m2 to 9250m2, provides an uplift of 1395m2 (18%). Given the
modest increase in floorspace and intensity of use, it is not considered that the
operational impact of the increased office accommodation, would result in any significant
detrimental impact on local residents. However, in order to protect residents a condition
is recommended to ensure that internal activity does not exceed the City Council’s noise
criteria.
The use of Wyndham Street stepped entrance as a secondary entrance, has brought
about objection from local residents. However, secondary entrances are not uncommon
on such buildings, is sufficiently close to the main entrance on Marylebone Road it is
considered difficult to justify a concern. The vehicular access remains in the same
location and the other doors to the site are indicated for fire escape only.
The vehicle movements associated with the servicing of the site (12 movements) is
modest and the proposal seeks to improve the servicing arrangement to prevent
unnecessary additional vehicle movements “loops” around the street block which is a
welcome improvement. In addition, the proposal provides the opportunity to put in place
additional controls over the operation of the site, which are not currently in place under
the original 1963 permission. These include, the requirement for an operational
management plan for the building/s a servicing management plan including a restriction
on hours that servicing can take place (08.00-18.00, Monday to Friday and 10.00-16.00
on Saturdays and not at all on Sundays), as well as control over the future potential use
of the building (see section 8.1) to restrict it to office use only, requiring planning
permission to be sought for any alternative use of the building.
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It is proposed that the main entrance to the building (excluding the “Mews” office building
to the rear”) would continue to be from Marylebone Road frontage at ground floor level.
However, the Wyndham Street stepped entrance is proposed to be formalised as a
secondary entrance. A door is introduced to Knox Street for fire escape purposes. The
rear of the site would provide direct access from the proposed service yard. The “Mews”
office building is proposed to have doors to both Knox Street and Wyndham Street to act
as fire escape route, with main entrance from the service yard (via the main building).
Whilst the ground floor plan indicates some doors opening out onto an area that is open
to pedestrians to walk on (although not public highway), this is to be controlled by
condition for emergency exit only.
The proposed pedestrian access arrangements would not impact on the pedestrian
highway and do not therefore raise highway issues. The objections raised to the
potential impact of the pedestrian access locations on the amenity of local residents is
considered under the amenity section of this report.
For all of these reasons, including our internal technical advice, the proposed operational
impact of the proposed development is considered to be acceptable in amenity terms.
The objections and concerns raised in relation to the activities associated with the
operation of the site are understood, but not supported by officers for the reasons set out
above and it is considered that the recommended conditions are proposed with the
intention of protecting resident’s amenities.
Overall, the proposal subject to the recommended conditions, is considered to protect
the amenity of surrounding residents in accordance with policies S29 and S32 of
Westminster's City Plan, policies ENV 6 and ENV 13 of our Unitary Development Plan
and Policy 7 of our City Plan 2019-2040: Intend to Adopt version.
An assessment of plant noise and air quality is set out under section 8.9.
8.4

Transportation/Parking
Location/Context
Marylebone Road, a three lane each way dual carriageway with bus lane, forms part of
the Transport for London Road Network (TLRN) and is a designated red route with no
stopping at any time. Knox Street, Wyndham Street and York Street form part of
Westminster City Council’s local road network. Knox Street is one-way for vehicular
traffic travelling north from York Street to Marylebone Road. Wyndham Street is oneway for vehicular traffic travelling south from Marylebone Road to York Street. Both
streets contain residential car parking bays, and pay by phone parking within these
roads. York Street is two-way for traffic. The area around the site is a controlled parking
zone (CPZ) (F2) operational Monday to Saturday between 09.30-18.30.
The site benefits from a Public Transport Accessibility Level (PTAL) of 6b (which is the
highest accessibility level). Marylebone Railway and underground Station as well as
Edgware Road and Baker Street Tube Stations are within walking distance as are a
number of bus routes. There are a number of cycle routes within the vicinity of the site
and numerous footways as well as Cycle Hire Docking stations in close proximity
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(Seymour Place, Boston Place and Dorset Square).
A Transport Statement has been submitted in support of the proposal.
Representations of objection from local residents have cited concerns with respect to the
vehicular and pedestrian activities associated with the proposed development as well as
in relation to the vehicular access arrangements and impact on on-street car parking
bays. They do not agree with the findings in the transport statement with respect to
numbers of servicing vehicles either in relation to the last use of the site or expected as
part of the proposed development.
Pedestrian Access
Existing
The existing building contains a main entrance to Marylebone Road, an historic
secondary stepped access from Wyndham Street and access to the “Mews “ building to
the rear from both Wyndham Street and Knox Street. It is acknowledged that not all of
these entrances may have been actively used in in the recent past.
Proposed
It is proposed that the main entrance to the building (excluding the “Mews” office building
to the rear”) would continue to be from Marylebone Road frontage at ground floor level.
However, the Wyndham Street stepped entrance is proposed to be reactivated and
formalised as a secondary entrance. The City Council’s Highway Manager does not
foresee this area being used for significant drop offs or collections by taxis etc, given that
Taxis are permitted to use bus lanes on Marylebone Road and are allowed to pick up
and set down there too.
A door is introduced to Knox Street for fire escape purposes. The rear of the site would
provide direct access from the proposed service yard. The “Mews” office building is
proposed to have doors to both Knox Street and Wyndham Street to act as fire escape
route, with main entrance from the service yard.
Whilst the ground floor plan indicates some doors opening out onto an area that is open
to pedestrians to walk on (although not public highway), this is to be controlled by
condition for emergency exit only.
The proposed pedestrian access arrangements would not impact on the pedestrian
highway and do not therefore raise highway issues. The objections raised to the
potential impact of the pedestrian access locations on the amenity of local residents is
considered under the amenity section of this report.
Cycle Access
Existing
Currently, access to the site for cyclists is from the rear via the service road with storage
within the mews building.
Proposed
Access for cyclists is proposed to be via the vehicular access gates on Wyndham Street
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through the servicing yard. A door within the rear elevation of the building provides
access at ground floor level and an internal staircase/lift provides access to the lower
ground floor cycle store. 136 accessible, secure and internal cycle parking spaces are
proposed within this lower ground floor cycle store. 7 of these spaces are proposed as
larger cycle parking spaces to accommodate recumbent bikes, tricycles and low step
cycles. 12 spaces will be provided as bike lockers for foldable bikes. Associated
showers, WC’s, changing facilities, lockers and cycle maintenance station are also
located at that level. Whilst no on -street cycle parking is proposed, there are facilities in
the vicinity of the site. As such the cycle parking provision is considered to be
acceptable and is to be secured by condition.
Car parking
There is no off street car parking within the site and none is proposed. Given the nature
of the use, this is both welcomed and acceptable. The concern raised by residents with
respect for the potential for car parking on site are not justified.
In order to facilitate the new servicing arrangements to access to the site from Wyndham
Street and exit to Knox Street, it is necessary to relocate three on-street car parking
bays. One car parking space on the west side of Wyndham Street is proposed to be
located further south and two car parking bays on the west side of Knox Street are
proposed to be relocated further north. As such, the number of on-street car parking
bays would be maintained in the vicinity of the site and is considered acceptable. The
required highway works to the exit to Knox Street and the relocation of car parking bays
is proposed to be secured by way of a S106 planning obligations, at cost to the
applicant.
Servicing and Vehicular access
Existing
The existing off-street servicing yard is located between the rear of the main building and
the “Mews” building with vehicular access gates to both Knox and Wyndham Street. This
existing arrangement comprises of vehicles accessing the servicing yard from Knox
Street and exiting the site onto Wyndham Street. Given the one-way direction of traffic
to both streets, servicing vehicles arriving from Marylebone Road, have to loop around
the street block twice (Marylebone Road, Wyndham Street, York Street, Knox Street, the
service road, Wyndham Street, York Street, Knox Street, Marylebone Road) for each trip
to the site. It is acknowledged that servicing vehicles also arrive from the south via York
Street and Knox Street.
The Transport Statement indicates that an office of this size would expect to generate 6
servicing vehicles per day (12 movements). However, the City Council’s Highways
Planning Manager suspects that the way the existing offices worked when operational (It
was used by Arcadia as their head offices with sample garments etc) was not typical
office use attracted more than 6 vehicles per day. It is also acknowledged that vehicles
in general using Knox Street and Wyndham Street has been of concern to local
residents and as such has been the subject of discussion with the City Council’s
Highway department over the years including more recently. This is also a view of
residents who have queried the number of vehicles associated with the last use.
Proposed
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Off street servicing of the site is maintained, however it is proposed to flip the servicing
arrangement so that entry to the servicing yard is from Wyndham Street and exit to Knox
Street. This would avoid the need to loop around the street block, reducing vehicle
movements along Wyndham, York and Knox Streets (albeit only where those vehicles
arrive from the north via Marylebone Road). The Servicing management plan also seeks
to “Ensure where possible, service vehicles access ad depart the site from Marylebone
Road”.
To facilitate this, and ensure vehicles are able to manoeuvre into the servicing yard from
Wyndham Street and out of the servicing yard to Knox Street (which is not currently
possible), it is proposed that three on-street car parking bays are relocated in the vicinity.
The largest vehicle expected to attend the site is a 7.5t box van (8m long) (apart from
refuse vehicle) and a swept path analysis has been provided which indicates that it is
possible to make this manoeuvre safely. As such servicing is proposed to occur offstreet within the development site, within on open service yard. The transport
assessment indicates that the proposed office use is expected to result in 12 servicing
movements per day (6 arrivals, 6 departures) together with 2 for refuse collection (1
arrival, 1 departure), a total of 14. This number of movements has been questioned by
residents who consider that the number of vehicles is likely to be significantly higher.
The City Council’s Highways Planning Manager accepts the transport statement
conclusions and does not consider that the number of vehicles to be significant and that
a bigger office building (in this case an increase in size by1,395m2 or 18%) does not
necessarily increase the number of servicing vehicles. Furthermore, he considers that
the proposed servicing yard would be functional and would allow sufficient space for
servicing vehicles to manoeuvre and undertake servicing activities. Objections raised to
the insufficient size of the servicing yard are not considered to be technically justified.
A Draft Delivery, Servicing and Waste Plan has been provided in support of this
application. A final version of the plan will be required by condition, when future tenants
are more likely to have been secured. The Plan seeks to minimise the impact of
deliveries, servicing and waste activities by making them efficient and effective. This
draft plan sets out a number of measures for future occupiers:•
•
•
•
•
•
•

All servicing to take place off-street within the servicing yard.
Clockwise flow arrangement- from Wyndham Street to Knox Street.
Preferred servicing route - where possible service vehicles access from and
depart to Marylebone Road.
Servicing hours of between 06.00-19.00 hours daily (maximum of 2 food and
beverage deliveries before 07.00). (See note below, as different hours are
recommended by officers)
Goods in manager to operate in accordance with the final version of this plan.
Booking of deliveries and scheduling of delivery slots and coordinating with
suppliers with “Goods in” manager
Servicing arrangement allows in the event of additional servicing vehicles arriving
at the same time to wait within the servicing yard and not on-street.

The proposed servicing arrangement retains on-site servicing from an open yard within
the site. However, the existing one-way vehicle movement through the site from Knox
Street to Wyndham Street is proposed to be reversed so movement is one-way through
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the site from Wyndham Street to Knox Street. This arrangement is likely to reduce
servicing vehicles that are attending the site from Marylebone Road, having to loop
around the block twice and is therefore supported in principle as an improvement to the
current servicing arrangement for the site and should reduce the number of vehicles
passing residential properties on Wyndham street, York Street and Knox Street. It is
however acknowledged that not all servicing vehicles will approach the site from the
Marylebone Road, some may continue to arrive via York Street.
The City Council’s Highways Planning Manager advises that given that the increase in
office floorspace proposed as part of this application is limited and considering also the
improved servicing arrangement and measures within the Servicing Management Plan,
that the servicing proposal is acceptable, and no further measures are required. The
objections raised by residents to the servicing arrangements are not supported by
officers.
With respect to the proposed hours of servicing, the applicant had originally suggested
that this be permitted to take place between 06.00-19.00 daily. Given the open nature of
the servicing yard and proximity of residents, it is considered that these hours may
cause noise disturbance to residents at times when they would expect respite from
commercial activities. Residents have suggested that the servicing hours be restricted
to between 08.00-18.00 Monday to Friday only. It is recommended that the hours of
servicing are limited to 08.00-18.00, Monday to Friday and 10.00-16.00 on Saturdays
and not at all on Sundays. The applicant has agreed to these recommended hours which
seek to strike a balance between residential amenity and commercial activity.
It should be noted, that the existing building (although currently vacant) is subject to a
1963 planning permission, which only controls the location of servicing to ensure it takes
place off-street within the servicing yard. It does not control the hours that servicing can
take place and does not have a servicing management plan. This fallback position
should be taken into account when considering the proposed servicing arrangements.
In this case, the City Council’s Highways Planning Manager has confirmed that the
proposed building would generate 7 vehicles daily. This servicing would take place onsite and would access and exit the site via an improved route which minimises the
number of vehicles looping around the street block and travelling past residential
properties on Wyndham Street, York Street and Knox Street. The hours of the day that
servicing could take place is also proposed to be restricted and the servicing activity
controlled and set out in a Servicing Management Plan. For these reasons, the servicing
of the site is considered to be acceptable in highways terms.
Conditions are proposed to ensure that the new vehicular access and exit arrangement
is in place before occupation of the extensions, servicing hours are controlled and the
servicing of the building is in accordance with a revised servicing management plan.
(conditions 4-11 relate to transport matters). A planning obligation is also required to
ensure that highways works to facilitate the development (amendments to vehicular
access and relocation of on-street car parking bays) are carried out at cost to the
developer.
Whilst the objections raised with respect to transportation and highways matters are
acknowledged. For the reasons set out above and given the support to the proposal of
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by City Council’s Highways Planning Manager, the recommended conditions and S106
planning obligation in relation to the highways works, officers do not support the
objections raised.
Residents request for a Layby to Marylebone Road
Residents have requested that a layby be installed outside of the site on Marylebone
Road. Whilst it is acknowledged that this could have some benefits for courier deliveries
and taxis, this would need to be in addition to off street servicing and is not within the gift
of the City Council. Officers have raised this request with TFL and they do not support
this proposition “TFL do not support loading from the TLRN except in circumstances
where no viable alternative is possible due to unique characteristics of the local context.
In this instance, there is clearly a viable alternative, to the rear of the site and loading on
the red route would not be feasible due to the impact on buses and has potential to pose
road safety issues which do not meet the Mayor’s Vision Zero agenda. A loading bay in
this location would require removal of trees which is not acceptable to TFL”
General traffic movement on Wyndham Street and Knox Street
The City Council’s highways Planning Manager has stated that the issue of the amount
of traffic on these roads goes much further than the development and that the
development cannot be expected to address the general issue of vehicles using these
road to move to and from Marylebone Road and furthermore that these two streets
cannot be considered in isolation given that any vehicles diverted away from these
streets would have implications for other streets.
Waste and Recycling
Provision is made at lower ground floor level for the storage of waste and recyclables
and would be transferred via a goods lift to ground floor for collection daily via the
servicing yard, but with capacity for collection every two days. A waste management
strategy has been submitted in support of the application. This indicates that a standard
Westminster City Council refuse vehicle is too large to access the service yard (both as
existing and as proposed). As such it is proposed that smaller private vehicles will be
used to access the site to collect waste and recycling or waste will be collected. This is
considered acceptable. Provision is waste storage is secured under condition 12.
Healthy Streets initiative
Policy T2 Health Streets of the London Plan states that Development proposals should:
1) demonstrate how they will deliver improvements that support the ten Healthy Streets
Indicators in line with Transport for London guidance.
2) reduce the dominance of vehicles on London’s streets whether stationary or moving
3) be permeable by foot and cycle and connect to local walking and cycling networks as
well as public transport.
TFL has commented that “it has been demonstrated how the proposed development
meets New London Plan Policy T2 Healthy Streets which is disappointing”. The
applicant has responded to this “The development meets the principles of policy T2

Healthy Streets in that it is a car free development located in an area of excellent
public transport accessibility with access/permeability to both walking and cycling
facilities. Part D (1) of the policy refers to the ten Healthy Streets indicators which
contribute towards making public realm a pleasant and more healthy
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environment. This development is not in a position to offer any areas of new
public realm and therefore the ten indicators are not considered to be relevant to
the application”.
The development does not accommodate any off-street car parking, the anticipated
servicing requirements of the development is modest and the site is well served by
public transport. A staff travel plan is proposed to be secured by condition. In addition,
as requested by TFL both a construction logistic plan and delivery servicing plan are
recommended to be required by condition to ensure that the development does not
adversely affect the strategic road network.
Transport summary
Overall the proposal is considered to generally meet policies 24, 25, 28, 29 of our City
Plan 2019-2040: Intend to Adopt version.

8.5

Economic Considerations
The applicant has indicated that it is expected that the office building as proposed to be
extended would provide around 700 full time jobs once the development has been
completed and is occupied. This is in addition to the employment associated with the
construction of the development. This is welcomed in economic terms.
Based on the total net uplift floorspace and on the Inclusive Local Economy Policy
(2019), this scheme is required to provide a financial contribution of £45,211.95 in
accordance with policy 18 (Education and Skills) of our City Plan 2019-2040: Intend to
Adopt version.

8.6

Access
Refer to section 8.4 of this report.

8.7

Other UDP/Westminster Policy Considerations
Air quality

The applicant’s report states the development is air quality neutral. The City
Council’s Environmental Sciences Officer has confirmed that the development
would have no significant impact on air quality. With respect to the air quality on
the external terraces, this has been raised as a concern by residents and has
been technically assessed. The external terraces are located at least 20m from
ground floor level at 6-9th floors and are proposed to be used by occupiers of the
offices. Taking this into account, together with the potential canyon effect, the air
quality at the terrace levels is significantly below relevant thresholds for short term
impacts/exposure and is within acceptable limits.
Mechanical Plant
The pieces of mechanical plant proposed to serve the development is summarised
below:-
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•
•
•
•
•
•
•

Supply Air handling unit
Toilet extract fan
Air source heat pumps
Tenant condensers
Emergency smoke extract fan
Extract Air handling unit
Sub-station
No emergency generator is proposed. In the event one is proposed in the future then
detail of location and an air quality assessment would be required. For the avoidance of
doubt, a condition is recommended to prevent an emergency generator being installed
without the consent of the City Council.
The plant is generally located at lower ground floor level and roof level. The City
Council’s Environmental Sciences officer has confirmed that the strategy is acceptable,
and the operation of the mechanical plant is likely to meet our standard noise conditions.
Following receipt of further acoustic information, it is considered that the plant will be
able to meet our noise conditions over a 24-hour period and a restriction on hours of
operation of plant is not necessary.
As such, subject to conditions to ensure ongoing future compliance in relation to the City
Council’s noise criteria, vibration, including a supplementary post installation acoustic
report and to control emergency equipment, the proposal is considered to be acceptable
and policies ENV6 and ENV7 of our UDP, S32 of our City Plan and policies 32 and 33 of
our City Plan 2019-2040: Intend to Adopt version are satisfied.
Greening of the building
The following soft landscaping/greening is proposed as part of the development:-

•
•
•
•

Soft landscaping and planting within planting beds at 6th, 7th 8th and 9th floor terrace
levels.
Vertical greening (climbing planting on wire trellis system) to part 6th, 7th, 8th floor
extensions and to the lift overrun at 9th floor
Biodiverse roof (including wildflowers) to the “Mews building” and lift overrun
Soft landscaping and planting to existing lower ground floor lightwells.
The proposals include extensive soft landscaping on several terrace levels as well as
biodiverse roofs which are welcomed. The City Council’s Arboricultural Manager has
advised that indicative details include; soil profiles, number and species of plants and an
outline maintenance strategy and that overall and in general the landscaping strategy is
well considered. As such final details are proposed to be secured by condition and
satisfy policy 34 of our City Plan 2019-2040: Intend to Adopt version
Trees
There are no trees within the application site. However, there are three London plane
trees located on the pavement to the front of the building on Marylebone Road, which
are owned and managed by Transport for London (TFL). They are not directly affected
by the development but are proposed to be protected under condition from construction
activity.
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Energy and Sustainability
An Energy Statement has been submitted in support of the proposal. The energy and
sustainable design principles of the building include:• Reuse of existing foundations and 75% of the existing structural frame to reduce
embodied carbon.
• Improved performance of building with high performance façade and glazing
fabric, with low U values (retains heat), air permeability and solar transmission,
reduction in solar gain.
• Air source heat pumps (ASHP) to provide heating, cooling, ventilation and hot
water (low carbon technology for heating).
• Mixed mode air condition (natural/mechanical)
• Water and light efficiencies (SUDS strategy, blue roofs for attenuation, energy
efficient lighting).
• All electric hot water, heating and cooling.
• Improved energy efficient building services reducing emissions.
• Promotion of comfortable working environment (thermal, visual, air, water)
• Cycle facilities to promote sustainable travel.
• Planting to increase biodiversity and ecological value of site.
• Lean construction (waste reduction during demolition due to retention of
foundations and structure & off site manufacture of façade)
• Blue roofs are proposed at the site on both roof areas and terraces.
• System designed to be suitable for adaptation for connection to a district heating
scheme should it become available at a later date.
The Regulated carbon dioxide saving combined (savings from energy demand
reduction, saving from renewable energy) for the new build elements is 38.8% and
51.8% for the existing retained elements of the building/s. In the combined build a
Regulated carbon dioxide saving of 71.2 tonnes of C02 per year (50.7%) over the
Building Regulations Part L 2013 requirements.
During the course of the application Policy 36 of our City Plan 2019-2040: Intend to
Adopt version has become a material consideration. This requires all development to
reduce on-site energy demand and maximise the use of low carbon energy sources and
for major development to be net zero carbon, following the London Plans’ energy
hierarchy (Lean, Clean, Green, Offset). As assessment against this hierarchy has been
provided.
The priority of the development has been to retain as much fabric of the buildings as
possible, providing benefits in terms of embodied energy (as wells as other benefits in
terms of reducing build time and disruption that full demolition can bring). Carbon
reduction savings are made from new glass with enhanced U values and energy efficient
measures (see above list) and low carbon technology for heating cooling, ventilation and
hot water. Whilst there would be an overall improvement in terms of energy savings, it is
not able to meet the requirement for net zero carbon. As such a carbon off-set payment
of £ 197,505 is proposed to make up the shortfall, as permitted under policy 36. This is
calculated on the basis of a residual 69.3 tonnes of carbon to get to ‘net zero’ and the
GLA’s formula of £95 per tonne for a 30 year period leading to a requirement for a
carbon offset payment of £197,505 which will be secured as part of the Section 106
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agreement (69.3 x 95 x 30 = £197,505).

Flood risk
The site falls within Flood Zone 1 and falls outside of any known flood risk hotspots from
surface water and overland flows, sewers, artificial sources. This indicates the site is at
low risk of flooding from all sources. No additional basement development is proposed
and three Thames Water sewers are located within the vicinity of the site under
Marylebone Road, Wyndham Street and Knox Street. It is proposed to re-use the
existing combined outfalls to the public sewer for proposed foul and surface water
drainage. Surface water attenuation is proposed in the form of blue roofs to the external
terraces.
Building Control/Fire safety
As the proposal is to utilise the existing structure and adding additional floors, the
development would need to be fully justified by a structural design and suitable site
investigation prior to construction. In addition, the “Mews” building proposed the use of
Cross Laminated Timber and Glulam construction and as such this design is expected to
follow the guidance of the Structural Timber Association guide volume 6 directing
suitable encapsulation of structural elements. These matters will be picked up as part of
the Building Regulations Process. The fire safety of timber screens and greenery is a
specialist building control and Fire Brigade matter.
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 in
June and July 2019 and it was submitted to the Secretary of State for independent
examination in November 2019. The City Plan examination hearings took place between
28 September and 16 October 2020. Following the examination hearings, the Council
consulted on the main modifications recommended by the Inspectors between 30
November 2020 and 18 January 2021.
After an independent examination by the Planning Inspectorate, the council received the
Inspectors’ Report on the City Plan 2019-2040 on 19 March 2021. This concludes that
with the recommended main modifications, the plan is sound and compliant with legal
requirements. In light of this conclusion, council intends to formally adopt the City Plan
2019-2040: Intend to Adopt version (incorporating these main modifications) at the next
meeting of Full Council. Therefore, having regard to the tests set out in paragraph 48 of
the NPPF and the advanced stage in the plan-making process, all policies in the City
Plan 2019-2040 now carry significant weight as a material consideration when
determining applications in accordance with the duty set out under s.38(6) of the
Planning and Compulsory Purchase Act 2004.

8.9

Neighbourhood Plans
Not applicable to this location.

8.10

London Plan
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This application is not referable to the Mayor and raises no strategic issues.
8.11

National Policy/Guidance Considerations
The City Plans and UDP policies referred to in the consideration of this application are
considered to be consistent with the NPPF unless stated otherwise.
Further to the Town and Country Planning (Pre-commencement Conditions) Regulations
2018, the City Council cannot impose a pre-commencement condition (a condition which
must be discharged before works can start on site) on a planning permission without the
written agreement of the applicant, unless the applicant fails to provide a substantive
response within a 10 day period following notification of the proposed condition, the
reason for the condition and justification for the condition by the City Council.
During the course of this application a notice was served relating to the proposed
imposition of a pre-commencement condition to secure the applicant’s adherence to
condition 3 Code of Construction Practice during the demolition/ and construction
phases of the development, condition 21a) Construction Logistics Plan as requested by
TFL and condition 22 Tree Protection for the trees on Marylebone Road. The applicant
has agreed to the imposition of these conditions.

8.12

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

Employment and skills contribution of £45,211.95 index linked and payable on
commencement of development.

•

Highways works associated with and required to facilitate the development
including but not limited to amendments to vehicular access and relocation of onstreet car parking bays.

•

Carbon Off-set payment of £197,505 index linked and payable on
commencement of development.

•

Monitoring costs

The proposed development is expected to generate Community Infrastructure Levy (CIL)
The estimated CIL payment is :-

8.13

•

Mayoral:-£230,175.00

•

Westminster:- £258,075.00

Environmental Impact Assessment
Not required for the scale of this development.

8.14

Other Issues
Construction impact
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Representations of objection have been raised to the potential impact of the construction
phase of development on noise, vibration levels, odours, fumes and dust.
The proposal does not involve wholesale demolition and redevelopment. Instead it is
proposed to retain in most part, the 1930’s building and part of the structure of the
existing 1960’s building and the Mews building, which will reduce the impact of
demolition and construction.
The applicant has agreed to comply with the requirements of our Code of Construction
Practice (CoCP) and a pre-commencement condition (No.3) is recommended to secure
this. This means that commencement of the relevant stage of demolition,
earthworks/piling or construction cannot take place until the City Council as local
planning authority has issued its written approval through submission of details prior to
each stage of commencement. This is required 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.
Crime and security
The proposal is not considered to raise any specific issues of crime and security. Whilst
the Crime Prevention Design Advisor has been consulted, no response has been
received to date.
Site visit

Due to current restrictions from the Covid-19 pandemic, an officer site visit has
not taken place for this application. However, the case officer has visited the site
and many surrounding residential properties previously and this together with
additional information is available within the Council's records and within the
information provided by the applicant. Accordingly, this application can be
assessed in the absence of a recent site visit.
Statement of Community Involvement
A statement of Community Involvement by Kanda has been submitted. This states that
the applicant has indicated that consultation with the local community has taken place
with local residents, ward councillors and the Marylebone Association. Twelve meetings
with local stakeholders have taken place comprising presentation and questions and
answer, site visits to residents’ properties, letter drops (1195 addresses) and two online
exhibitions between 4th August and 2nd September 2020 and 6th October to 21st October
2020.
The Knox Street and Wyndham Street Residents Group are of the view that the
developer has not addressed the key issues raised by the local community during pubic
consultation and that the public consultation was of no benefit to local community.

(Please note: All the application drawings and other relevant documents and Background
Papers are available to view on the Council’s website)
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IF YOU HAVE ANY QUERIES ABOUT THIS REPORT PLEASE CONTACT THE PRESENTING
OFFICER: SARAH WHITNALL BY EMAIL AT swhitnall@westminster.gov.uk.
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9.

KEY DRAWINGS
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DRAFT DECISION LETTER
Address:

129 - 137 Marylebone Road, London, NW1 5QD

Proposal:

Demolition and redevelopment of the mews building, partial demolition of the 1960s
building and roof extension, facade alterations to the 1930s building all in
connection with continued Class E use, associated cycle parking, landscaping,
servicing area, external terraces, rooftop plant enclosure and associated external
works.

Reference:

20/06929/FULL

Plan Nos:

MH-FPA-SW-DR-A-01000 01., MH-FPA-LG-DR-A-10000 01; 10001 01; 10002 01;
10003 01; 10004 01; 10005 01; 10006 01; 10007 01; 10008 01; 10009 01; 10010
01; 10011 01., MH-FPA-XX-DR-A-11000 01; 11001 01; 11002 01; 11003 01; 11004
01; 11011 01; 11012 01., MH-FPA-LG-DR-A-13000 01; MH-FPA-GF-DR-A-13001
01; MH-FPA-01-DR-A-13002 01. , MH-FPA-02-DR-A-13003 01; 13004 01; 13005
01; 13006 01; 13007 01; 13008 01; 13009 01; 13010 01.
MH-FPA-LG-DR-A-20000 02 (Nov2020); 20001 01; 20002 01; 20003 01;20004 01;
20005 01; 20006 01; 20007 01; 20008 01; 20009 01; 20010 02;20011 02., , MHFPA-XX-DR-A-21000 02 (Jan 2021) 21001 02 (Jan 2021); 21002 02 (Jan 2021);
21003 02 (Jan 2021) ; 21004 01; 21011 02 (Jan 2021); 21012 02 (Jan 2021); 22000
02 (Jan 2021).
Daylight and Sunlight Assessment Point 2 October 2020, Air Quality Assessment
Ramboll 19 October 2020 - Rev 1, Applicants Covering Letter GE 28
October 2020, Archaeological Report MOLA 22 October 2020 - Rev 2, Code of
Construction Practice Appx A BAM 14 October 2020, Design and Access Statement
FPA October 2020, Energy and Sustainability AssessmentMZA
23
October 2020 - Rev 2, FRA and SUDS HTS October 2020 - Rev 1, Heritage and
Townscape Report DIA
October 2020, Acoustic Planning Report MZA
October 2020 - Rev 1, Operational Management Statement BMA October 2020,
Planning Statement GE 28 October 2020, Statement of Community Involvement
Kanda October 2020, Structural Statement HTS October 2020, Transport Statement
PF
28 October 2020 - Rev F1, Travel Plan
PF 28 October 2020 - Rev F1,
Ventilation and Extraction Statement MZA 19 October 2020 - Rev 2, Acoustic
Technical Note MZA 16 December 2020, Air Quality Technical Note Ramboll
12
January 2021, Noise - response to EHO MZA
15 January 2021, Air quality response to EHO
Ramboll 18 January 2021,, Ramboll Tech Note 3 dated
17.02.2021

Case Officer:

Sarah Whitnall

Direct Tel. No.

020 7641
07866036375

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
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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 , onot 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 and policy 7 of our
City Plan 2019-2040: Intend to Adopt version..

3

Pre Commencement Condition. Prior to the commencement of any:, (a) Demolition,
and/or, (b) Earthworks/piling and/or , (c) Construction , On site you must apply to us for
our written approval of evidence to demonstrate 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 the relevant completed
Appendix A checklist from the Code of Construction Practice, signed by the applicant and
approved by the Council's Environmental Sciences Team, which constitutes an
agreement to comply with the Code of Construction Practice and requirements contained
therein. Commencement of the relevant stage of demolition, earthworks/piling or
construction cannot take place until the City Council as local planning authority has
issued its written approval through submission of details prior to each stage of
commencement. (C11CD)
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 and policy 7 of our
City Plan 2019-2040: Intend to Adopt version.

4

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 25
of our City Plan 2019-2040: Intend to Adopt version and Policy 6.9 (Table 6.3) of the
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London Plan 2021.
5

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

6

No goods (including fuel) that are delivered or collected (including collecting rubbish) by
vehicles arriving at or leaving the building must not 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:
To avoid blocking the surrounding streets and to protect the environment of people in
neighbouring properties as set out in S42 of Westminster's City Plan (November 2016)
and STRA 25, TRANS 20 and TRANS 21 of our Unitary Development Plan that we
adopted in January 2007 and policy 29 of our City Plan 2019-2040: Intend to Adopt
version.

7

You must use the parking, access, loading, unloading and manoeuvring areas shown on
the approved plans only for those purposes. (C23AA)
Reason:
To avoid blocking the surrounding streets and to protect the environment of people in
neighbouring properties as set out in S42 of Westminster's City Plan (November 2016)
and STRA 25, TRANS 20 and TRANS 21 of our Unitary Development Plan that we
adopted in January 2007 and policy 29 of our City Plan 2019-2040: Intend to Adopt
version.

8

No goods, including fuel, delivered or collected by vehicles arriving at or departing from
the building shall be accepted or despatched if unloaded or loaded on the public highway.
You may accept or despatch such goods only if they are unloaded or loaded within the
curtilage of the building. (C23BA)
Reason:
To avoid blocking the surrounding streets and to protect the environment of people in
neighbouring properties as set out in S42 of Westminster's City Plan (November 2016)
and STRA 25, TRANS 20 and TRANS 21 of our Unitary Development Plan that we
adopted in January 2007 and policy 29 of our City Plan 2019-2040: Intend to Adopt
version.

9

You must only use the vehicle access in line with the direction of movement shown on the
approved drawings (Access from Wyndham Street, Egress to Knox Street). (C24CA)
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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 and policy 7of our City
Plan 2019-2040: Intend to Adopt version.
10

Notwithstanding the draft delivery, servicing and waste plan submitted, you must apply to
us for approval of a final detailed Delivery, Servicing and waste Management Plan in
relation to the use of the entire site. It should include, but not be limited to:-, , o All
servicing to take place off-street within the servicing yard., o
Clockwise flow
arrangement- from Wyndham Street to Knox Street., o
Preferred servicing route where possible service vehicles access from and depart to Marylebone Road., o
Servicing hours of between 08.00-18.00 hours Monday to Friday, 10.00-16.00 on
Saturdays and not at all on Sundays, o
Goods in manager to operate in accordance
with the final version of this plan., o Booking of deliveries and scheduling of delivery
slots and coordinating with suppliers with "Goods in" manager, o Servicing arrangement
allows in the event of additional servicing vehicles arriving at the same time to wait within
the servicing yard and not on-street., , The use of the building/s must not commence
operation until we have approved what you have sent us. You must then operate the use
of the building in accordance with the approved Plan at all times.
Reason:
To protect neighbouring residents from noise nuisance and to safeguard highway safety,
as set out in S24, S29, S32, S41 and S42 of Westminster's City Plan (November 2016)
and ENV 6 and ENV 7 of our Unitary Development Plan that we adopted in January 2007
and policies 7, 29 and 33 of our City Plan 2019-2040: Intend to Adopt version.

11

All servicing must take place between 08.00-18.00 hours Monday to Friday, 10.00-16.00
on Saturdays and not at all on Sundays. Servicing includes loading and unloading goods
from vehicles and waste collection. (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 and Policy 7 of our
City Plan 2019-2040: Intend to Adopt version.

12

You must provide the waste store shown on drawing MH-FPA-LG-DR-20000 Revision 02
before anyone moves into the property. You must clearly mark it and make it available at
all times to everyone using the Building/s and No Waste should be left on the Public
Highway. 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 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 policy 37 of our City Plan 2019-2040: Intend to Adopt
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version.
13

There shall be no primary cooking on site such that you must not cook raw or fresh food
on the premises. (CO5DB)
Reason:
The plans do not include any kitchen extractor equipment. For this reason, we cannot
agree to unrestricted use as people using neighbouring properties would suffer from
cooking smells. This is as set out in S24 and S29 of Westminster's City Plan (November
2016) and ENV 5 of our Unitary Development Plan that we adopted in January 2007 and
policy 33of our City Plan 2019-2040: Intend to Adopt version.

14

Prior to the use of any of the external terraces at 6th, 7th, 8th and 9th floors, you must
apply to us for approval of an operational management plan to show how you will
maintain the terraces and minimise noise from their use causing nuisance for people in
the area, including people who live in nearby buildings. , , The operational management
plan shall include, but not be limited to, the following measures:- , a. Hours of use 09.0019.00 Monday to Friday and not at all on Saturdays and Sundays (including cleaning,
tidying and maintenance) unless used for emergency/escape access purposes., b.
Maintenance of the hard and soft landscaping (including planters, green wall/ climbers
and green roofs) on the terraces, c. Installation of the acoustic/privacy barriers prior to
use of terraces and their maintenance in perpetuity, d. Installation of planters and soft
landscaping prior to use of terraces and their maintenance in perpetuity to a height of
1.8m in so far as possible., e. No live, amplified or recorded music., f. No external lighting
outside of approved operational hours of the terrace, g. Capacity limits (6th floor terrace
20 people, 7th floor terrace 22 people, 8th floor terrace 28 people, 9th floor terrace 40
people), , You must not use the external terraces until we have approved in writing what
you have sent us. You must then carry out the measures included in the approved
management plan at all times that the terrace is in use.
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 2007nd policy 7 and 33
of our City Plan 2019-2040: Intend to Adopt version.

15

(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
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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), and policy 33 of our City Plan
2019-2040: Intend to Adopt version.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)
16

(1) Where noise emitted from the proposed internal activity in the development will not
contain tones or will not be intermittent, the 'A' weighted sound pressure level from the
internal activity within the building/s use hereby permitted, when operating at its noisiest,
shall not at any time exceed a value of 10 dB below the minimum external background
noise, at a point 1 metre outside any window of any residential and other noise sensitive
property, unless and until a fixed maximum noise level is approved by the City Council.
The background level should be expressed in terms of the lowest LA90, 15 mins during
the permitted hours of use. The activity-specific noise level should be expressed as
LAeqTm,, and shall be representative of the activity operating at its noisiest., , (2) Where
noise emitted from the proposed internal activity in the development will contain tones or
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will be intermittent, the 'A' weighted sound pressure level from the internal activity within
the building/s use hereby permitted, when operating at its noisiest, shall not at any time
exceed a value of 15 dB below the minimum external background noise, at a point 1
metre outside any window of any residential and other noise sensitive property, unless
and until a fixed maximum noise level is approved by the City Council. The background
level should be expressed in terms of the lowest LA90, 15 mins during the permitted
hours of use. The activity-specific noise level should be expressed as LAeqTm, and shall
be representative of the activity operating at its noisiest., , (3) Following completion of the
development, you may apply in writing to the City Council for a fixed maximum noise level
to be approved. This is to be done by submitting a further noise report including a
proposed fixed noise level for approval by the City Council. Your submission of a noise
report must include:, (a) The location of most affected noise sensitive receptor location
and the most affected window of it;, (b) Distances between the application premises and
receptor location/s and any mitigating features that may attenuate the sound level
received at the most affected receptor location;, (c) Measurements of existing LA90, 15
mins levels recorded one metre outside and in front of the window referred to in (a) above
(or a suitable representative position), at times when background noise is at its lowest
during the permitted hours of use. This acoustic survey to be conducted in conformity to
BS 7445 in respect of measurement methodology and procedures;, (d) The lowest
existing LA90, 15 mins measurement recorded under (c) above;, (e) Measurement
evidence and any calculations demonstrating that the activity complies with the planning
condition;, (f) The proposed maximum noise level to be emitted by the activity.
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 (UDP), 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),and policy 33
of our City Plan 2019-2040: Intend to Adopt version 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. (R47AB)
17

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, and policy 33 of our City Plan 2019-2040: Intend to Adopt version to
ensure that the development is designed to prevent structural transmission of noise or
vibration. (R48AA)

18

(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
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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 2007and policy 33 of our City Plan
2019-2040: Intend to Adopt version. 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. (R50AB)
19

You must apply to us for approval of details of a supplementary acoustic report
demonstrating that the plant will comply with the Council's noise criteria as set out in
Condition(s) 15,16,17,18 an 19 of this permission. This report should include an
assessment of the potential for low frequency noise from the substation and appropriate
mitigation recommended where necessary. You must not start work on this part of the
development 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 (1), (6) and (8) and ENV 7 (A)(1) of our Unitary Development Plan that
we adopted in January 2007,and policy 33 of our City Plan 2019-2040: Intend to Adopt
version, 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. (R51AB)

20

Prior to the installation of any generator (including a generator for emergency use) or any
combustion generating equipment (e.g. boilers) a revised air quality assessment and air
quality neutral assessment must be submitted for approval.
Reason:
To ensure that any generator (including a generator for emergency use) or any
combustion generating equipment (e.g. boilers) does not negatively impact on air quality,
as set out in S42 of Westminster's City Plan (November 2016) and ENV 5, of our Unitary
Development Plan that we adopted in January 2007and policy 33 of our City Plan 20192040: Intend to Adopt version.

21

No development shall take place, including any works of demolition, until the following
plan has been submitted to and approved in writing by the City Council as local planning
authority in liaison with Transport for London:-, , a)Construction Logistics Plan, , No use
shall take place until the following plan has been submitted to and approved in writing by
the City Council as local planning authority in liaison with Transport for London:-, , b)
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Delivery and Service Plan , c) Travel Plan , , these documents should detail the traffic
impact resulting from construction vehicles and ongoing delivery and servicing vehicles
on Marylebone Road (part of the Strategic Road Network) as well as details of a travel
plan to encourage sustainable modes of transport. You must then carry out the
development in accordance with the approved details.
Reason:
In order to appropriately manage any potential adverse effects on the strategic road
network as requested by Transport for London.
22

Pre Commencement Condition. You must apply to us for approval of a method
statement explaining the measures you will take to protect the trees on and close to the
site. You must not start any demolition, site clearance or building work, and you must not
take any equipment, machinery or materials for the development onto the site, until we
have approved in writing what you have sent us. You must then carry out the work
according to the approved details. (C31CC)
Reason:
To make sure that the trees on the site are adequately protected during building works.
This is as set out in S38 of Westminster's City Plan (November 2016) and DES 1 (A),
ENV 16 and ENV 17 of our Unitary Development Plan that we adopted in January 2007
and policy 34 of our City Plan 2019-2040: Intend to Adopt version.

23

You must apply to us for approval of detailed drawings/details of:-, , a. a hard and soft
landscaping scheme which includes the number, size, species and position of trees,
shrubs, climbers and herbaceous plants. , , b. the soil or other planting medium,
including composition, depth, volume and drainage in each of the different areas of soft
landscaping. , , c. the green roofs to include construction method, layout, species and
maintenance regime. , , d. irrigation and maintenance strategy, , You must not start work
on the relevant part of the development until we have approved what you have sent us.
You must then carry out the landscaping and planting within 1 year of completing the
development (or within any other time limit we agree to in writing). , , If you remove any
plants or find that they are dying, severely damaged or diseased you must replace them
with plants of a similar size and species. You must retain and maintain the planting
scheme in perpetuity in accordance with the approved irrigation and maintenance
strategy.
Reason:
To improve the appearance of the development, to make sure that it contributes to the
character and appearance of the area, and to improve its contribution to biodiversity and
the local environment. This is as set out in S38 of Westminster's City Plan (November
2016) and ENV 16, ENV 17 and DES 1 (A) of our Unitary Development Plan that we
adopted in January 2007 and policy 38,39,40 of our City Plan 2019-2040: Intend to Adopt
version.

24

You must only use the premises or part of the premises for office use. You must not use
them for any other purpose, including for any other use within Class E, Part A, Schedule
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2 of the Town and Country Planning (Use Classes) Order 1987 (as amended) (or any
equivalent class in any order that may replace it).
Reason:
To protect neighbouring residents from noise nuisance, avoid blocking surrounding
streets, to ensure that sustainable transport modes are used, to prevent sensitive air
quality receptors from occupying the site or uses that would have a significant adverse
effect on air quality, as set out in S24, S29, S31, S32, S41 and S42 of Westminster's
City Plan (November 2016) and TRANS 1, TRANS 2, TRANS 3, TRANS 15, ENV 5, ENV
6 and TACE 10 of our Unitary Development Plan that we adopted in January 2007 and
policies 7, 25,28, 29, 32, 33 of and policy 38,39,40 of our City Plan 2019-2040: Intend to
Adopt version., ,
25

You must put a copy of this planning permission and all its conditions at street level
outside the building for as long as the work continues on site., , You must highlight on the
copy of the planning permission any condition that restricts the hours of building work.
(C21KA)
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 and policy 7 and policy 38,39,40 of
our City Plan 2019-2040: Intend to Adopt version.

26

You must apply to us for approval of a scheme of public art as described in design and
access statement., , You must not start work on the public art until we have approved
what you have sent us. Before anyone moves into the building you must carry out the
scheme according to the approved details., , You must maintain the approved public art
and keep it on this site. You must not move or remove it. (C37AB)
Reason:
To make sure the art is provided for the public and to make sure that the appearance of
the building is suitable. This is as set out in DES 7 (A) of our Unitary Development Plan
that we adopted in January 2007 and policy 7of our City Plan 2019-2040: Intend to Adopt
version.

27

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)
Reason:
To maintain the character of the area and setting of the Conservation Areas 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 and policy 38,39,40 of our
City Plan 2019-2040: Intend to Adopt version
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28

You must apply to us for approval of detailed drawings showing the following alteration(s)
to the scheme:, , 1) The slated plant screen to the mansard, must incorporate a
shoulder at the point where the screen meets the original mansard, in order to have a
secondary pitch of 30 degrees or incorporate an alternative design which reduces the
visual impact of the increased height of roof screen., , 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. (C26UB)
Reason:
To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of the area. This is as set out in S28 of Westminster's City
Plan (November 2016) and DES 1 and DES 5 or DES 6 or both of our Unitary
Development Plan that we adopted in January 2007 and policy 38,39,40 of our City Plan
2019-2040: Intend to Adopt version.

29

Notwithstanding the approved drawings, you must apply to us for approval of detailed
drawings of the following parts of the development:, , 1)
Elevational sections through a
typical bay showing construction and detailed design of the component parts, including
masonry, windows, window reveals;, , 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 drawings. (C26DB)
Reason:
To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of the area. This is as set out in S28 of Westminster's City
Plan (November 2016) and DES 1 and DES 5 or DES 6 or both of our Unitary
Development Plan that we adopted in January 2007 and policy 38,39,40 of our City Plan
2019-2040: Intend to Adopt version.
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Notwithstanding the approved drawings, you must apply to us for approval of detailed
drawings of the following parts of the development:, , 1)
Full details, including
elevations and sections of the mews buildings and both street facades,(including
integration of railed open lightwell to Wyndham Street), including masonry, windows,
window reveals;, 2) Green roof (sections to show soil building up and nay necessary
mechanical equipment and any works to boundary wall to integrate the green roof or
parapet; , , 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
details. (C26DB)
Reason:
To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of the area. This is as set out in S28 of Westminster's City
Plan (November 2016) and DES 1 and DES 5 or DES 6 or both of our Unitary
Development Plan that we adopted in January 2007 and policy 38,39,40 of our City Plan
2019-2040: Intend to Adopt version.

31

You must apply to us for approval of samples /specification of the facing materials you
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will use, including glazing, with elevations and roof plans annotated to show where the
materials are to be located. The samples must include brickwork panels showing brick
type, bond and pointing (colour, texture, finish) for the rear extension. , , You must not
start work on the relevant part of the development until we have approved in writing what
you have sent us. You must then carry out the work using the approved materials.
(C26BD)
Reason:
To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of the area. This is as set out in S28 of Westminster's City
Plan (November 2016) and DES 1 and DES 5 or DES 6 or both of our Unitary
Development Plan that we adopted in January 2007 and policy 38,39,40 of our City Plan
2019-2040: Intend to Adopt version.
32

Notwithstanding the approved drawings, you must apply to us for approval of detailed
drawings of the following parts of the development:, , 1)
Sections through new
windows on original buildings showing relationship to brickwork reveal, joinery and
opening profiles; , 2) Front entrance screen, including signage;, 3)
Rear gates to
vehicular entrance (design; materials; colour);, 4) New lightwells; railings; glass
balustrades;, 5)
Design, material and finish of decorative metal work to window
openings;, 6) Any external rain/waste water goods;, 7)
Vents; grilles; flues; alarms
and external plant; , , 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 details. (C26DB)
Reason:
To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of the area. This is as set out in S28 of Westminster's City
Plan (November 2016) and DES 1 and DES 5 or DES 6 or both of our Unitary
Development Plan that we adopted in January 2007 and policy 38,39,40 of our City Plan
2019-2040: Intend to Adopt version.

33

The biodiverse roofs on the "Mews" building and main building shall not be accessible for
general use and shall only be used when carrying out maintenance work and for escape
purposes.
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 and policy 7 of our
City Plan 2019-2040: Intend to Adopt version.

34

The surface to the service yard shall not be cobbles or noise generating material, but
shall be constructed of a smooth material.
Reason:
To minimise noise disturbance and protect the environment of people in neighbouring
properties. This is as set out in S29 and S32 of Westminster's City Plan (November
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2016) and ENV 6 and ENV 13 of our Unitary Development Plan that we adopted in
January 2007. and policies 7 and 33 of our City Plan 2019-2040: Intend to Adopt
version.
35

You must apply to us for approval of a final Operational Management Plan for the use of
the building. It should include, but not be limited to:-, , o Hours of use of the building ,
o
Pedestrian Access and Egress Arrangements via Marylebone Road and
Wyndham Street only (including the office mews building), o
Use of doors to Knox
Street and Office Mews Building to Knox Street and Wyndham Street for fire escape
purposes only /fire
evacuation details and meeting point/s/Fire strategy, o
Smoking area limited to Marylebone Road, o
Control of dropping off/picking
up/courier deliveries - All directed to Marylebone Road, o Security control for cyclists , o
Contact details for complaints, , The use of the building/s must not commence operation
until we have approved what you have sent us. You must then operate the use of the
building in accordance with the approved Plan at all times.
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 and policies 7 and
33 of our City Plan 2019-2040: Intend to Adopt version.

Informative(s):

1

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

2

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:-, 1. Grant
conditional permission, subject to a S106 legal agreement to secure the following obligations:-, ,
a) Employment and skills contribution of £45,211.95 index linked and payable on
commencement of development., , b) Highways works associated with and required to facilitate
the development including but not limited to amendments to vehicular access and relocation of
on-street car parking bays., , c) Carbon Off-set payment of £197,505 index linked and payable
on commencement of development., , d) Monitoring costs
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3

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

4

Please email our Project Officer (Waste) at wasteplanning@westminster.gov.uk for advice
about your arrangements for storing and collecting waste.

5

The term 'clearly mark' in condition means marked by a permanent wall notice or floor
markings, or both. (I88AA)

6

You need to speak to our Highways section about any work which will affect public roads. This
includes new pavement crossovers, removal of redundant crossovers, changes in threshold
levels, changes to on-street parking arrangements, and work which will affect pavement vaults.
You will have to pay all administration, design, supervision and other costs of the work. We will
carry out any work which affects the highway. When considering the desired timing of highway
works in relation to your own development programme please bear in mind that, under the
Traffic Management Act 2004, all works on the highway require a permit, and (depending on the
length of the highway works) up to three months advance notice may need to be given. For
more advice, please email AskHighways@westminster.gov.uk. However, please note that if any
part of your proposals would require the removal or relocation of an on-street parking bay, this is
unlikely to be approved by the City Council (as highway authority).

7

When carrying out building work you must take appropriate steps to reduce noise and prevent
nuisance from dust. The planning permission for the development may include specific
conditions relating to noise control, hours of work and consideration to minimising noise and
vibration from construction should be given at planning application stage. You may wish to
contact to our Environmental Sciences Team (email:
environmentalsciences2@westminster.gov.uk) to make sure that you meet all the requirements
before you draw up contracts for demolition and building work. , , When a contractor is
appointed they may also wish to make contact with the Environmental Sciences Team before
starting work. The contractor can formally apply for consent for prior approval under Section 61,
Control of Pollution Act 1974. Prior permission must be sought for all noisy demolition and
construction activities outside of core hours on all sites. If no prior permission is sought where it
is required the authority may serve a notice on the site/works setting conditions of permitted
work (Section 60, Control of Pollution Act 1974)., , British Standard 5228:2014 'Code of practice
for noise and vibration control on construction and open sites' has been recognised by Statutory
Order as the accepted guidance for noise control during construction work., , An action in
statutory nuisance can be brought by a member of the public even if the works are being carried
out in accordance with a prior approval or a notice.

8

Under the Construction (Design and Management) Regulations 2015, clients, the CDM
Coordinator, designers and contractors must plan, co-ordinate and manage health and safety
throughout all stages of a building project. By law, designers must consider the following:, , *
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Hazards to safety must be avoided if it is reasonably practicable to do so or the risks of the
hazard arising be reduced to a safe level if avoidance is not possible;, , * This not only relates to
the building project itself but also to all aspects of the use of the completed building: any fixed
workplaces (for example offices, shops, factories, schools etc) which are to be constructed must
comply, in respect of their design and the materials used, with any requirements of the
Workplace (Health, Safety and Welfare) Regulations 1992. At the design stage particular
attention must be given to incorporate safe schemes for the methods of cleaning windows and
for preventing falls during maintenance such as for any high level plant., , Preparing a health
and safety file is an important part of the regulations. This is a record of information for the client
or person using the building, and tells them about the risks that have to be managed during
future maintenance, repairs or renovation. For more information, visit the Health and Safety
Executive website at www.hse.gov.uk/risk/index.htm. , , It is now possible for local authorities to
prosecute any of the relevant parties with respect to non compliance with the CDM Regulations
after the completion of a building project, particularly if such non compliance has resulted in a
death or major injury.
9

Regulation 12 of the Workplace (Health, Safety and Welfare) Regulations 1992 requires that
every floor in a workplace shall be constructed in such a way which makes it suitable for use.
Floors which are likely to get wet or to be subject to spillages must be of a type which does not
become unduly slippery. A slip-resistant coating must be applied where necessary. You must
also ensure that floors have effective means of drainage where necessary. The flooring must be
fitted correctly and properly maintained., Regulation 6 (4)(a) Schedule 1(d) states that a place of
work should possess suitable and sufficient means for preventing a fall. You must therefore
ensure the following:, * Stairs are constructed to help prevent a fall on the staircase; you must
consider stair rises and treads as well as any landings;, * Stairs have appropriately highlighted
grip nosing so as to differentiate each step and provide sufficient grip to help prevent a fall on
the staircase;, * Any changes of level, such as a step between floors, which are not obvious, are
marked to make them conspicuous. The markings must be fitted correctly and properly
maintained;, * Any staircases are constructed so that they are wide enough in order to provide
sufficient handrails, and that these are installed correctly and properly maintained. Additional
handrails should be provided down the centre of particularly wide staircases where necessary;,
* Stairs are suitably and sufficiently lit, and lit in such a way that shadows are not cast over the
main part of the treads.

10

Working at height remains one of the biggest causes of fatalities and major injuries. You should
carefully consider the following., *
Window cleaning - where possible, install windows that
can be cleaned safely from within the building., *
Internal atria - design these spaces so that
glazing can be safely cleaned and maintained., * Lighting - ensure luminaires can be safely
accessed for replacement., * Roof plant - provide safe access including walkways and roof
edge protection where necessary (but these may need further planning permission)., More
guidance can be found on the Health and Safety Executive website at
www.hse.gov.uk/toolbox/height.htm, , Note: Window cleaning cradles and tracking should blend
in as much as possible with the appearance of the building when not in use. If you decide to use
equipment not shown in your drawings which will affect the appearance of the building, you will
need to apply separately for planning permission. (I80CB)

11

You are advised to permanently mark the plant/ machinery hereby approved with the details of
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this permission (including date decision and planning reference number). This will assist in
future monitoring of the equipment by the City Council if and when complaints are received.
12

You must ensure that the environment within a workplace meets the minimum standard set out
in the Workplace (Health, Safety and Welfare) Regulations 1992 with respect to lighting, heating
and ventilation. Detailed information about these regulations can be found at
www.hse.gov.uk/pubns/indg244.pdf. (I80DB)

13

It is a legal requirement to ensure that every enclosed workplace is ventilated by a sufficient
quantity of fresh or purified air. Where this ventilation is provided by mechanical means the
regulations require those mechanical ventilation systems to be maintained (including
appropriate cleaning) in efficient working order. , B&ES Guide to Good Practice - TR19 Internal
Cleanliness of Ventilation systems is a guidance document which can be used for new build,
upgrade and maintenance of ventilation systems. Particular attention should be given to; ,
Section 2 - New ductwork system cleanliness , Section 3 - Design and access to the internal
surfaces of the ventilation system , Section 7 - Specific considerations for kitchen extract
systems. (This section deals specifically with access to the internal surfaces to the kitchen
extract system, cleaning methods and frequency of cleaning). , Where access hatches or panels
are required in order to meet the above requirements, these must be incorporated into the
design of the ducting and any associated screening or cladding.

14

You must ensure that the planters provide sufficient soil for the proposed number and size of
plants and that the plant species selection is designed to increase drought tolerance and reduce
reliance on automated irrigation

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.

