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1 Introduction 

1.1 This Town Planning Statement (the ‘Statement’) has been prepared by Gerald Eve LLP in 

support of a Section 73 (‘S73’) Minor Material Amendment application and six related 

applications for listed building consent (LBC), on behalf of our client Grosvenor Properties 

(hereafter referred to as ‘Grosvenor’) for amendments to the approved strategic commercial 

mixed use development of the South Molton Triangle site (hereafter referred to as ‘the Site’ 

or ‘SMT’). The Site is contained within a triangular urban block bounded by Brook Street, 

Davies Street and South Molton Street, including 42 South Molton Street, but excluding 58 

Davies Street.  

1.2 The red line on the site location plan includes all land and buildings falling within the 

application site to which this planning application relates. Due to the complexity and scale of 

the Applicant’s interests in the wider area around the Site, it is not possible to provide a blue 

line to demonstrate Applicant’s ownership interests on a property by property basis on the 

site location plan. Should information regarding the Applicant’s ownership of neighbouring 

land be considered of material importance this can be indicated during the determination 

period. 

1.3 Planning permission (ref. 20/03987/FULL) was granted on 8 April 2022 for development at 

South Molton Triangle. The permitted scheme has since been amended by NMA (ref. 

22/03379/NMA), approved on 15 June 2022. The description of development for the 

Consented Development (as amended) is as follows:   

 “Part demolition, excavation (including beneath Davies Mews), erection of new 
buildings and alterations to existing buildings comprising: redevelopment of 60 Brook 
Street; redevelopment of 48, 50, 56 and 58 Brook Street and 16 Davies Mews behind 
retained Brook Street facades at; redevelopment behind retained and partially 
reconstructed facade at 52-54 Brook Street; refurbishment with alterations and 
addition of turret and gables at 40-46 Brook Street and 40 South Molton Lane; 
redevelopment behind retained Davies Mews and South Molton Lane elevations and 
front roof at 1-7 Davies Mews and 28-30 South Molton Lane; refurbishment and 
alterations at 50 Davies Street; refurbishment with alterations and partial demolition 
and redevelopment of upper floors at 52-54 Davies Street; redevelopment behind 
reconstructed and extended facade at 56 Davies Street (including the removal and 
reinstatement of certain building features), and Brookfield House (44-48 Davies Street 
and 62 and 64 Brook Street); part demolition of ground floor and refurbishment at 10 
South Molton Street; refurbishment and alterations at 15-25, 27 and 42 South Molton 
Street; all to provide a development of up to 9 storeys including Class B1 (Business), 
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Class A1 (Shops), Class A3 (Restaurant and Cafes), Class A4 (Drinking Establishment), 
composite use comprising public house and guest accommodation (sui generis), Class 
C3 (Dwellinghouses), Community Infrastructure and Facilities, and Class C1 (Hotel) 
uses, improvements to public realm and pedestrian routes, servicing, ancillary plant 
and storage, cycle parking and other associated works.”  

1.4 Six associated listed building consents (LBCs) were also granted on 8 April 2022:  

• 20/03901/LBC for 52-54 Davies Street;  

• 20/03902/LBC for 40-46 Brook Street;  

• 20/03903/LBC for 1-7 Davies Mews;  

• 20/03907/LBC for 10 South Molton Street;  

• 20/03909/LBC for 15 South Molton Street; and  

• 20/03910/LBC for 24 South Molton Street. 

1.5 Following further design review related to detailed RIBA design stages, a number of design 

amendments are proposed. These amendments have been discussed comprehensively with 

WCC Officers through pre-application meetings and workshops and refined accordingly. 

Details of the proposed changes are set out within the supporting Design and Access 

Statement. Any specific amendments that require assessment within this report are 

discussed in more detail in this document, which will make clear the relevant amendment, 

the justification for, and implications of it. 

1.6 The proposed amendments will enhance the scheme design quality, functionality and 

environmental performance, and reflect detailed design development related to scheme 

delivery. Most importantly, the amendments have come about through the Applicant’s 

commitment to deliver a more sustainable development through the upgrade and 

enhancement of building performance. 

1.7 To seek approval for these amendments, a S73 application has been submitted pursuant to 

the original planning permission (20/03987/FULL) as amended by a Non-Material 

Amendment (NMA) (ref. 22/03379/NMA) (the ‘Consented Scheme’). 
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1.8 In parallel, six listed building consent applications have been submitted to reflect the changes 

proposed within the S73 application. These applications will provide alternative consents to 

the aforementioned LBC consents granted on 8 April 2022. 

1.9 This Town Planning Statement supports the S73 and LBC applications and provides a 

justification and assessment of the Consented Scheme as amended by the S73 Application. 

1.10 Overall, the S73 proposals continue to deliver significant public benefit enhancements 

including: 

Social and Economic Enhancements:  

a) 19,140 square metres (GIA) of Grade A office space, assisting Westminster City 

Council to meet its target for office space growth.  

b) Direct employment – 1,510 FTE jobs directly on site, equivalent to 1,695 jobs. 

This represents an uplift of 610 FTEs (680 jobs) compared to existing 

employment levels.  

c) Workers would spend £3.0 million in the local area each year, of which £1.6 

million will be additional compared to existing.  

d) 585 jobs created by the increase in office space  

e) £5 million yearly visitor expenditure by hotel guests across London  

f) £76 million in additional GVA supported by the new workforce in each year.  

g) £54 million to £72 million in tax revenues accruing to the treasury as a result of 

the scheme, of which £23 million to £30 million can be considered additional 

compared to the existing tax contribution.  

h) It is estimated that commercial activity at the Proposed Development will 

result in £11.1 million in business rates being paid each year. 

i) Delivery of 22 private housing and 11 affordable housing high-quality units in 

the heart of Mayfair. The proposed affordable housing proposed represents 

35% by both floorspace and habitable room. 

j) Provision of modern, fit-for-purpose high quality retail/F&B and office 

floorspace to meet the demands of prospective occupiers, and assist in 

enhancing the area and reviving the West End;  
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k) Improvements to the permitted Community Infrastructure and Facilities 

including through the land-use swap application at 14 North Row to bring 

forward further enhanced community spaces which aim to meet the demands 

of the local community, including the potential for medical/education uses and 

sport facilities across the sites within the City; 

l) Significant improvements to the public realm to provide high quality pedestrian 

spaces and amenity and improving accessibility across the Site. The 

development will create major new public realm and a destination at a key 

location between Oxford Street, Elizabeth Line station located at Bond Street 

and the entrance to Mayfair; 

m) Provision of a range of retail unit sizes, including micro-units, to meet the 

requirements of both larger and SME businesses, and also create an enhanced 

and sustainable offer alongside South Molton Lane. 

Environmental and Heritage enhancements include:  

a) Retaining and repairing the most significant historic elements of the listed buildings 

on site, and reinstating significant areas of lost fabric and plan form in these buildings, 

also resulting in enhancements to the setting of nearby listed buildings, and to the 

character and appearance of the Mayfair Conservation Area;  

b) The unlisted buildings on site which make a positive contribution to the 

Conservation Area would be retained or adapted, and fitted with more sustainable and 

active uses and enhancements;  

c) The public realm which is currently in poor condition would be upgraded with street 

and pavement finishes in historic materials, including reference to the buried River 

Tyburn. This would substantially enhance the setting of the listed buildings on site and 

the appearance of this part of the Mayfair Conservation Area; 

d) A highly sustainable development in all respects, both the new build and retained / 

extended buildings; 

e) The small increase in building heights of up to 500mm for the North & South Block, 

and omission of a basement level, from the permitted scheme will assist in further 

enhancing the environmental improvements brought forward by the scheme through a 
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reduction in embodied carbon values through the use of alternative structural 

materials;  

f) Re-use of materials during construction, where possible, to reduce embodied carbon 

values and to reduce materials sent to landfill. 
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2 The Application 

S73 and LBC Applications - Format and Scope 

2.1 This application is formed of a S73 and six associated LBCs. The application documents and 

drawings submitted in support of the applications assess the proposed scheme against the 

statutory development plan, as discussed in Section 6 of this Statement.  

2.2 The consented scheme (ref. 20/03987/FULL) was subject to an Environmental Impact 

Assessment (EIA) and an Environmental Statement (ES) was submitted in support of the 

application. By virtue of amending the consented scheme, the S73 application is also subject 

to an EIA, and an ES Addendum is submitted with the application. The proposed amendments 

would require the re-assessment of a limited number of topic areas as follows:  

• Air Quality – reassessment 

• Archaeology – reviewed and updated 

• Built Heritage, townscape and visual – reassessment 

• Climate Change – reassessment 

• Daylight and Sunlight – reassessment 

• Noise and Vibration – reviewed and updated 

• Socio-economics – reviewed and updated 

• Ecology and Biodiversity – reviewed and updated 

• Ground Conditions and Contamination – reviewed and updated. 

2.3 The scope of the S73 application has been discussed and agreed with WCC Officers. The 

supporting documents submitted with this application are set out below. 

• Planning Application Form, prepared by Gerald Eve LLP; 

• Covering Letter, prepared by Gerald Eve LLP; 

• Briefing Note, prepared by Gerald Eve LLP; 

• Community Infrastructure Levy Additional Information Form, prepared by Gerald Eve 

LLP; 

• Site Plan, prepared by Hopkins and Stiff & Trevillion Architects; 

• Site Location Plan, prepared by Hopkins and Stiff & Trevillion Architects; 
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• Approved and Proposed Drawings (Including demolition drawings where relevant), 

prepared by Hopkins and Stiff & Trevillion Architects; 

• Code of Construction Practice Signed Appendix A Forms, prepared by Grosvenor 

Properties; 

• Design and Access Statement, prepared by Hopkins and Stiff & Trevillion Architects 

(with input from BDP, Arup and Speirs Major); 

• Planning Statement, prepared by Gerald Eve LLP; 

• Environmental Statement Addendum, prepared by Arup; 

• Heritage Statement, prepared by Donald Insall Associates; 

• Statement of Community Involvement Addendum, prepared by Grosvenor 

Properties; 

• Transport Assessment Addendum, prepared by WSP; 

• Draft Travel Plan Addendum, prepared by WSP; 

• Servicing Strategy and Servicing Management Plan Statement Addendum, prepared 

by WSP; 

• Waste Management Strategy Addendum, prepared by WSP; 

• Energy Statement, prepared by Twin & Earth; 

• Sustainability Appraisal, prepared by Twin & Earth; 

• Circular Economy Statement, prepared by Twin & Earth; 

• Whole Lifecycle Carbon Assessment, prepared by Twin & Earth; 

• Sustainable Drainage Design Strategy, prepared by AKT II; 

• Flood Risk Assessment, prepared by AKT II; 

• Noise Impact Assessment, prepared by Arup; 

• Daylight and Sunlight Assessment Addendum (Within the Proposed Dwellings 

report), prepared by Anstey Horne; 

• Indicative Construction Management Plan Update Note, prepared by Avison Young; 

• Crime Prevention Statement Update Note, prepared by Hoare Lea; 

• Structural Methodology Statement, prepared by AKT II; 

• Ventilation Extract Statement Addendum, prepared by Hoare Lea (with input from 

Chapmans BDSP); and 

• Fire Safety Statement Addendum, prepared by Hoare Lea. 
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2.4 The proposed amendments also relate to the six listed buildings which fall within the Site. WCC 

Officers have requested that new LBCs are sought for the listed buildings, rather than seeking 

a variation of the extant LBCs via a Section 19 application. As such, six LBCs are submitted 

alongside the S73 application and the scope of documents set out below has been provided 

for each of the six LBC applications: 

• Listed Building Consent Application Forms, prepared by Gerald Eve LLP; 

• Covering Letter, prepared by Gerald Eve LLP; 

• Site Plan, prepared by Hopkins and Stiff & Trevillion Architects; 

• Site Location Plan, prepared by Hopkins and Stiff & Trevillion Architects; 

• Existing, Fabric Removal and Proposed Drawings, prepared by Hopkins and Stiff & 

Trevillion Architects; 

• Design and Access Statement (Including a Public Realm Concept Report) Addendum, 

prepared by Hopkins and Stiff & Trevillion Architects (with input from BDP and Arup); 

• Planning Statement, prepared by Gerald Eve LLP; 

• Heritage Statement, prepared by Donald Insall Associates; and 

• Structural Methodology Statement, prepared by AKT II (with input from Elliot Wood). 

Land Use Swap 

2.5 The proposals also form part of a land use swap with two other sites in Westminster: the 

Marlborough Head Pub (24 North Audley Street), and a property located at 14 North Row. An 

overview of the land use swap proposals are set out here and further details of the proposals 

are set out in Section 5 and Section 8 of this planning statement. As part of the S73 proposals, 

the quantum of consented Community Infrastructure and Facilities floorspace at South Molton 

Triangle is reducing by 510 sqm GIA at the Site. The majority of the shortfall of Community 

Infrastructure Facility floorspace is proposed to be provided at 14 North Row and the existing 

residential floorspace at 14 North Row is proposed to be provided above the Marlborough 

Head Pub.  

2.6 All three applications (the SMT S73, full planning application for Marlborough Head Pub and 

full planning and listed building consent application for 14 North Row) are submitted in parallel 

as part of a land use swap package.  



 
 

© copyright reserved 2022 Gerald Eve LLP   Page 11 

 

Planning Use Class References 

2.7 The application for the consented scheme was submitted in June 2020 and referred to the 

Town and Country Planning Use Class Order (1987) as amended. On 1 September 2020 the 

Use Class Order was revised. The consented scheme was determined on the basis of the pre-

September 2020 Use Class Order, however this S73 application will refer to the new Use 

Classes. The table below sets out the Use Classes referenced in the consented scheme against 

their September 2020 counterparts which will be referred to in this application. 

Land Use Pre-September 
2020 Use Class 

Post September 
2020 Use Class 

Retail A1 E(a) 
Restaurant A3 E(b) 
Public House  A4 Sui Generis 
Office B1 E(g) 
Residential C3 C3 
Community Infrastructure and 
Facilities D1 F1/E(d, e and f) 

Various to include Military Use, 
beauty salon and UKPN substation Sui Generis Sui Generis 

 

2.8 This Planning Statement makes reference to food and beverage (F&B) uses. For clarity, F&B is 

considered a food related retail use or restaurant falling under an E(b) use class (formerly A3). 

F&B does not include the dining area associated with the Running Horse Pub which forms an 

ancillary use to the public house and has a Sui Generis use. In addition, references to ‘pub’ or 

‘public house’ within the document cover the Sui Generis definition of public house 

with/without food provision. 

2.9 It should be noted that although the S73 planning application and six LBC applications will refer 

to the new Use Class Order, the Community Infrastructure Levy form will refer to the pre-

September 2020 Use Class Order, as agreed with Westminster City Council, to ensure accuracy 

when assessed against the adopted CIL Charging Schedule. 

 

 

 



 
 

© copyright reserved 2022 Gerald Eve LLP   Page 12 

3 Site and Surroundings 

3.1 The South Molton Triangle Site is located in a strategic location in Mayfair, with Oxford Street 

to the north (a strategic growth corridor for Westminster City Council), the new Elizabeth Line 

entrance to the west (at 65 Davies Street), South Molton Street to the east and the gateway 

to Grosvenor’s Mayfair Estate to the south. The Site also overlaps with part of the Oxford 

Street District place shaping area. 

3.2 The 0.91-hectare Site is situated within a triangular urban block and is bound by Brook Street 

to the south, Davies Street to the west and South Molton Street to the east. Davies Mews runs 

through the middle of the Site. No. 58 Davies Street (Gray’s Antiques) is excluded. 

3.3 A number of buildings within the Site have a rich fabric and heritage. The architectural 

approach to the Consented Scheme and associated approved LBCs has been applied to the 

proposed S73 and amendments to listed buildings so that the proposed development 

continues to sensitively integrate new buildings of exceptional architectural and 

environmental quality alongside the retained and enhanced buildings to create a coherent and 

comprehensive scheme within the Mayfair Conservation Area.  

3.4 The Site is located within the very heart of the West End and Central Activities Zone (CAZ). The 

City Council’s strategic objectives set out in Policy 13 of the City Plan include the creation of at 

least 63,000 new office-based jobs alongside other forms of commercial growth over the plan 

period (2019-2040). 

3.5 The Site is very well served by public transport. Bond Street Underground Station lies 

immediately opposite the Davies Street entrance and the recently opened Elizabeth Line 

makes the Site more accessible and substantially increases the pedestrian movements in and 

around the Site. 

3.6 The Site is ideally located to deliver a substantial increase in employment floorspace, jobs and 

gross value added spend, to meet the City Council and GLA stated policy objectives. 

Furthermore, it will act as a catalyst for the regeneration of this part of the Oxford Street 

District as well as integrating with South Molton Street to the east and central Mayfair to the 

south. 
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3.7 From a land use perspective, for the reasons set out above, the S73 proposals will enhance the 

Consented SMT Development and continue to provide an employment led scheme which will 

continue to make a substantial contribution to employment floorspace and jobs objectives. 

3.8 Grosvenor has spent some years undertaking asset management to bring together the 

constituent parts of the site in order to be in a position to deliver this strategic development 

opportunity in central Westminster. 

3.9 The Site is subject to the following designations in line with the Westminster City Plan 

proposals map: 

a) London Plan’s Central Activities Zone (CAZ); 

b) Westminster City Council’s Core Central Activities Zone (CAZ); 

c) West End Retail and Leisure Special Policy Area (WERLSPA); 

d) Mayfair Conservation Area; 

e) Marylebone and Mayfair Surface Water Flood Risk Hotspot;  

f) Archaeological Priority Area; and 

g) Crossrail Line 1 East/West Safeguarding Directions. 

3.10 Hopkins Architects and Stiff and Trevilion Architects were instructed to enhance the scheme 

design which continues to have full regard to the sensitivities, history and character of the site 

with new buildings integrating successfully with the retained buildings. 

3.11 Central to the scheme brief has been to further optimise the sustainability credentials of both 

the new and retained buildings beyond that of the Consented Scheme to deliver a scheme of 

the highest environmental quality. 

3.12 Grosvenor has a proven track record in the delivery and management of place shaping of the 

highest quality. The S73 proposals will ensure that the Site continues to deliver substantial 

public realm and place-shaping benefits in order to create a far better sense of place, and also 

to integrate the scheme properly within the local area by including improved pedestrian links 

with the retail units on South Molton Street, to the west on Davies Street and south on Brook 

Street. 
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3.13 The scheme concept follows that of the Consented Scheme in seeking to strike the right 

balance between prioritising pedestrian movements and the Healthy Streets agenda and 

ensuring that servicing needs can be fully met through consolidation and restricted hours. 

There has been extensive engagement with the City Council’s highways and place-shaping 

teams to strike the right balance and ensure that appropriate controls are in place. 

3.14 Grosvenor is seeking to deliver a total of 19,140 sqm GIA of Grade A office floorspace upon 

the site with highly flexible space to meet tenant requirements, particularly in a post Covid-19 

world. 

3.15 The other commercial components of the scheme include a 31-bed boutique hotel at 40-46 

Brook Street which is not subject to change as part of these S73 proposals, with ancillary 

destination restaurant and bar, and 5,605 sqm of flexible retail/restaurants, curated around 

place-shaping and ensuring that they have a complementary and supporting offer to South 

Molton Street. The scheme continues to propose new flexible Community Infrastructure and 

Facility floorspace. 

3.16 Whilst fully recognising the employment led nature of the proposals within this strategic 

location, Grosvenor also fully recognises the commitments made as part of the Consented 

Scheme for the delivery of mixed and balanced communities and City Council’s policy 

requirements and objectives for affordable and private homes. The upper floors of the South 

Molton Street properties, also within the Grosvenor Estate’s ownership, will continue to bring 

forward new affordable and private homes, in full accordance with the City Council’s 

objectives. 

3.17 Grosvenor has consulted extensively and widely with both statutory and local consultees, as 

well as the City Council, and has responded and made changes to the proposed scheme and 

operational management. More details can be seen within Section 4 of this Statement, and 

the Statement of Community Involvement (SCI) Addendum prepared by Grosvenor Properties, 

submitted as part of this application. 

3.18 In overall terms, the S73 proposals have the potential to deliver an enhanced scheme that 

builds on the substantial public benefits and policy objectives related to employment growth 
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and jobs, housing and affordable housing, exceptional architecture and environmental quality 

and place shaping. 

3.19 The full extent of the site is shown on the SMT Site Location Plan (Ref: GDS-HAL-ZZ-00-DR-A-

2000-P04) in respect of the S73 application.  

3.20 The six applications for listed building consent are shown on the six site plans with drawing 

references: 

• 50-54 Davies Street (GDS-HAL-6-00-DR-A-2001-P04); 

• 10 South Molton Street (GDS-HAL-4-00-DR-A-2001-P03);  

• 15-21 South Molton Street (GDS-HAL-4-00-DR-A-2002-P03);  

• 40-46 Brook Street and 40 South Molton Lane (GDS-HAL-5-00-DR-A-2001-P04); 

• 1-8 Davies Mews and 28-30 South Molton Lane (GDS-HAL-1-00-DR-A-2001-P04); 

• 24 and 25 South Molton Street (GDS-HAL-7-00-DR-A-2001-P04) 

3.21 The majority of the buildings within the triangular urban block are included in the applications 

for planning permission and listed building consent. Those properties excluded from the 

development scheme are clearly shown as falling outside of the red line boundary on the Site 

Location Plan and include 58 Davies Street, 26 South Molton Street, and 11-14 South Molton 

Street. 

3.22 The development site comprises 26 properties, which are as follows: 

a) 40-46 Brook Street and 40 South Molton Lane;  

b) 48 Brook Street;  

c) 50 Brook Street; 

d) 52 and 54 Brook Street; 

e) 56 Brook Street;  

f) 58 Brook Street; 

g) 60 Brook Street;  

h) Brookfield House, 44-48 Davies Street and 62 and 64 Brook Street; 
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i) 50 Davies Street; 

j) 52 and 54 Davies Street; 

k) 56 Davies Street; 

l) 1-8 Davies Mews; 

m) 10 South Molton Street 

n) 15 South Molton Street;  

o) 16 South Molton Street; 

p) 17 South Molton Street; 

q) 18 South Molton Street; 

r) 19 South Molton Street; 

s) 20 South Molton Street;  

t) 21 South Molton Street;  

u) 22 South Molton Street. 

v) 23 South Molton Street; 

w) 24 South Molton Street; 

x) 25 South Molton Street;  

y) 27 South Molton Street; and 

z) 42 South Molton Street. 

3.23 The 26 buildings listed above are currently a mix of commercial land uses, which are Class E 

retail and Class E offices, with Class C3 residential, Class F1 uses and Sui Generis uses.  

3.24 The Site is located in the Mayfair Conservation Area. There are 19 buildings listed as being of 

special architectural or historic interest that are located on the Site as follows: 

a. 50 Davies Street; 

b. 52 Davies Street; 

c. 54 Davies Street; 

d. 1-8 Davies Mews, and 28-30 South Molton Lane; 

e. 40 Brook Street; 

f. 42 Brook Street; 

g. 44 Brook Street; 

h. 46 Brook Street; 

i. 40 South Molton Lane; 



 
 

© copyright reserved 2022 Gerald Eve LLP   Page 17 

j. 25 South Molton Street; 

k. 24 South Molton Street; 

l. 21 South Molton Street; 

m. 20 South Molton Street; 

n. 19 South Molton Street; 

o. 18 South Molton Street; 

p. 17 South Molton Street; 

q. 16 South Molton Street; 

r. 15 South Molton Street; 

s. 10 South Molton Street. 

3.25 No. 56 Davies Street has been granted a Certificate of Immunity from Listing, which expires on 

29 November 2026. 

3.26 A Certificate of Immunity from Listing has also been granted for Brookfield House (44 Davies 

Street & 62-64 Brook Street) which expires on 26 May 2025. 

Surrounding Context 

3.27 The area surrounding the Site is characterised predominantly by commercial uses containing 

a mix of office, retail, cafes, and restaurant uses. The surrounding area has a diverse 

townscape, characterised by the varied scale, height, age, form, and design of buildings and 

streets. 

3.28 The Site is situated in a highly strategic location adjoining the Oxford Street District, opposite 

the entrance to the Elizabeth Line at 65 Davies Street, at the entrance to the Grosvenor 

Mayfair Estate, and with Claridges Hotel to the south.  

3.29 To the north lies Oxford Street, an international shopping destination comprising 

predominately high street retail brands. To the south and east of the Site lies the shopping 

areas comprising New and Old Bond Streets, Savile Row and associated shopping streets which 

offer bespoke goods and luxury brands. 
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3.30 Immediately to the south of the Site is the 203 bedroom 5* Claridges Hotel, at 47-57 Brook 

Street, which is listed Grade II. Claridges Hotel, as existing, comprises two distinct buildings; 

the earlier building dating to 1895-8 comprising basement, ground, mezzanine plus five 

storeys, and an art deco wing on the eastern side of the hotel, which includes a later extension 

added in 1930-31. The main hotel entrance fronts Brook Street and the service entrance is 

located on Brook’s Mews. On 23 May 2017, planning permission (ref. 16/07451/FULL), and an 

associated listed building consent (ref. 16/07452/LBC), were granted for an additional 40 

bedrooms and five new basement levels to provide additional hotel floorspace including 

ancillary restaurants/ bars, functions rooms and hotel leisure/ spa facilities. It is understood 

that these permissions have been implemented.   

3.31 There is limited residential use located in the immediate surrounding area.  To the west of the 

Site lies 23-27 St Anselm’s Place and adjacent Erskine House (56-61 Davies Street).  There are 

a number of flats along South Molton Street and Davies Street, which are located above 

existing basement and ground floor retail uses.  

3.32 Bond Street Underground Station (serviced by Jubilee and Central lines) is located to the west 

of the Site on Davies Street, approximately 500m away and Oxford Street Underground Station 

(serviced by Central, Victoria and Bakerloo lines) is located to the north east of the Site along 

Oxford Street. Immediately to the west of the site is 65 Davies Street. The new Bond Street 

West station entrance for Crossrail, known as the Elizabeth line, is located here.  
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4 Consultation and Community Engagement 

4.1 The Localism Act (2011), the National Planning Policy Framework (NPPF) (2021) and 

Westminster City Plan (WCP) Early Community Engagement Guidance (2022) emphasise the 

need to involve and engage with the local community during the planning process.  

4.2 Paragraph 39 of the NPPF states that engagement and good quality pre-application discussion 

provides improved outcomes for the community and paragraph 41 reiterates that the more 

issues resolved at the pre-application stage, the greater the benefits. The WCC Early 

Community Engagement Guidance specifically supports earlier, more inclusive and more 

transparent community engagement. 

4.3 In line with national policy objectives and local policy guidance, and to inform the Proposed 

Development, the Applicant and the project team have engaged with local stakeholders and 

the Council throughout the pre-application design process. Full details of pre-application 

engagement consultation are included within the SCI Addendum, prepared by Grosvenor and 

submitted in support of this application. 

Westminster Pre-Application Engagement 

4.4 The Applicant team has engaged extensively with WCC with respect to the design proposals 

for the S73 and LBC applications. Five formal pre-application meetings have been carried out 

with Planning and Design and Conservation Officers, as well as a number of design, transport 

and highways workshops. Meetings and workshops were held between October 2021 and 

May 2022, and minutes were prepared and shared with Officers. Careful consideration has 

been given to the responses received from the Officers during the meetings whilst further 

developing the design towards the submission of the S73 application and respective LBC 

applications.  

Pre-Application Consultant and Local Stakeholder Engagement 

4.5 The Applicant undertook significant pre-application engagement in relation to the 2020 

Application for the SMT schemewhich was approved in April 2022. The Applicant continues 

to engage with local residents and stakeholders and keep them informed of the SMT scheme 
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and of the forthcoming amendments. The approach to engagement follows the principles set 

out in Westminster’s Early Community Engagement – Guidance Note for Applicants and 

Developers’ guidance document which was adopted by the Council in February 2022. In 

addition, Grosvenor are committed to carrying out effective local engagement in line with 

their Community Charter titled ‘Positive Space’. Further details of the engagement approach 

and activities undertaken to engage with local stakeholders and the community in relation to 

the S73 proposals is set out in the SCI Addendum submitted with the S73 application.  

4.6 The various methods of engagement include: liaison with individual and dedicated briefings 

to key stakeholders; an online briefing was held on 15 June 2022 which was recorded and 

posted on the project website; an online survey was conducted; a letter drop to around 260 

local addresses was undertaken to notify people of the S73 and LBC proposals as well as the 

wider land use swap proposals; proposals have been publicised through the SMT project 

website; a QR code has been installed along green hoarding on Davies Mews which links to 

the SMT project website; a dedicated email address is monitored and phone number has 

been provided as channels of communication with the local community and stakeholders; 

and a Mayfair Newsletter has been circulated with information of the project.  

4.7 Grosvenor have also reached out to local ward Councillors including the West End Ward 

Councillors on 25 May 2022. In addition, Councillor Toale attended the online briefing event 

on 15 June 2022. Other key stakeholders which the Applicant has reached out to include: the 

Residents Society of Mayfair and St James; the Mayfair Neighbourhood Forum; neighbouring 

businesses as well as those that fall within the site including the Running Horse Pub and Grays 

Antiques located at 58 Davies Street.  

4.8 A summary of the feedback received from pre-application engagement with the local 

community, stakeholders, amenity societies and Councillors is set out in the SCI Addendum.  

4.9 In light of the above, it is considered that the Applicant has engaged extensively with local 

residents, stakeholders and the Council Officers. As such, it is believed that the proposals are 

in line with the objectives of the Localism Act, the NPPF and the WCC Early Community 

Engagement Guidance, as well as the objectives of the City Council administration as set out 

in their manifesto.  
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5 The Proposed Amendments  

5.1 This section should be read in conjunction with the Design and Access Statement and 

drawings prepared by Hopkins Architects and Stiff and Trevillion Architects which provide 

further details on the proposed amendments.  

Section 73 Proposals 

5.2 This S73 application seeks to amend the permitted SMT scheme (as amended by the NMA) 

and as such only the proposed changes are assessed as part of the proposed scheme. The 

scheme design has been developed with the intention of enhancing the sustainability 

credentials and performance of the buildings within the Site; improving the quality of 

accommodation and supporting the successful delivery of public realm. Grosvenor are 

committed to delivering a successful scheme that takes a sustainable approach, as well as 

aiming to meet their own sustainability commitments which includes aiming to achieve net 

zero carbon emissions from their building in 2030.  

5.3 The Site includes four key development areas. An overview of the key amendments proposed 

as part of this S73 application are set out below. A detailed summary of the amendments is 

provided in the supporting S73 Design and Access Statement.  

Proposed amendments to the North Block 

• Slight increase in floor to ceiling heights, and overall height of building by 460mm, 

to improve functionality and reduce embodied carbon values; 

• Reduction of basement dig within the North Block building through the omission of 

level -2 basement which comprises a consented use for Community Infrastructure 

and Facilities. Reprovision of the resultant shortfall of Community Infrastructure 

and Facilities will be provided at 14 North Row which forms part of the land use 

swap proposals for this application; 

• Assessment of a gym use as part of the Community Infrastructure and Facilities; 

• Internal reconfiguration of units and servicing areas to improve building efficiency, 

and user experience; 

• Provision of office lobby at 54 Davies Street to better realise the original historic 

value of the property;  
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• Internal adjustments to the Running Horse Pub (number 50 Davies Street) to link 

number 50 and 52 at lower ground, ground and 1st floor level and 50, 52 and 54 at 

lower ground level. Improving accessibility through the introduction of a lift 

between ground and lower ground floor as well as amendments to the pub waste 

strategy; 

• Amendments to windows to improve acoustic and thermal performance of the 

buildings; to address poor quality and poor functioning windows; and to enhance 

the design of the original buildings;  

• Removal of basement wall to 1-8 Davies Mews to improve servicing arrangements, 

and replacement of non-original dormer windows; 

• Proposed realignment of façade/windows at 56 Davies Street 

Proposed amendments to the South Block: 

• Slight increase in floor to ceiling heights, and overall height of building by 500mm, 

to improve functionality and reduce embodied carbon values; 

• Internal reconfiguration of units and servicing areas; 

• Proposed realignment of façade/windows at Brookfield House; 

Proposed amendments to 40-46 Brook Street: 

• Reduced basement dig through the removal of additional basement floor area 

proposed to be located under Davies Mews; 

• Minor internal reconfigurations following site investigations, and to improve 

functionality of the building; 

Proposed amendments to South Molton Street properties: 

• Minor reconfiguration of layouts to retail/F&B units and improvements to the 

shopfront design on South Molton Street; 

• Omission of consented basement digs with exception of the basement at 15/16 

South Molton Street where a bar is consented under the original application; 

• Allowance for incorporation of recirculation ventilation proposed for certain 

retail/F&B units; 

• Small rear upper floor extensions to two residential units and provision of better 

quality residential amenity; 
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• Re-configuration of residential cycle and buggy store; 

• Enhancements to the number 10 South Molton Street passageway; and 

• Amendments to windows to improve acoustic and thermal performance of the 

buildings; to address poor quality and poor functioning windows; and to enhance 

the design of the original buildings; 

• Additional roof plant and associated screens to provide Air Source Heat Pumps at 

10, 27 & 42 South Molton Street, resulting in omission of gas requirement 

throughout the South Molton Street Properties included within the proposed 

scheme;  

• Minor reconfiguration of layouts to residential units to improve occupier amenity 

whilst preserving the heritage plan form. 

5.4 The proposals will result in slight amendments to the consented areas and the proposed 

changes are set out in the table below. The Consented Scheme floorspace areas in the table 

below form the baseline position for the purposes of assessing the land use swap proposals. 

 

 

Land Use  Consented Proposed Difference (+/-) 

Office (Class E) 18,947 19,140 + 193 

Flexible Retail/Restaurant (Class E) * 6,272 5,605 -667 

Running Horse Public House, and 

Bar (15 & 16 South Molton Street) 

(Class Sui Generis) 

506 797 + 291 

Rooms above Public House (Class 

Sui Generis) 
150 146 -4 

UKPN Substation 99 55 -44 

Flexible Community Infrastructure 

and Facilities (Class F1/E) ** 
1,208 698 -510 

Residential (Class C3) 2,923 2,907 -16 

Hotel (Class C1) 3,168 3,083 -85 

Total  33,273 32,431 -842 

* the area of retail/F&B is controlled by Condition 17 of the permission which states: “The 

primary use of at least 50% of approved floorspace within the non-office commercial ground 

and basement units within the North Block (excluding 50 Davies Street), the South Block, the 
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commercial units at basement and ground floors of Nos. 10, 17-25, 27 and 42 South Molton 

Street, and the commercial units at ground floor of Nos. 15-16 South Molton Street shall be 

for the display or retail sale of goods, other than hot food, principally to visiting members of 

the public.” 

* Condition 14 of the permission states: “Following commencement of the development in 

relation to each of the following parts of the development hereby approved, the primary use 

of the commercial units at basement and ground floors of 23-25 South Molton Street and 27 

South Molton Street shall only be for the display or retail sale of goods, other than hot food, 

principally to visiting members of the public. You must not use these units for any other 

purpose, including within Class E of the Town and Country Planning (Use Classes) Order 1987 

(as amended September 2020) (or any equivalent class in any order that may replace it)… “ 

Condition 14 requires the retail units located below the affordable housing units at 23-25 and 

27 South Molton Street to be retail only. The proposed S73 reflects this and is assessed on 

this basis.  

** the loss of Community and Infrastructure Facility floorspace is predominately being re-

provided within 14 North Row as part of the land use swap proposals. It should be noted 

that the consented flexible mix of Community Infrastructure and Facility uses included 

education and training facility (Class F1) / medical, health services (Class Ee) / creche, day 

nursery or day centre (Class Ef). As part of the S73 proposals, the flexible mix of Community 

Infrastructure and Facilities now includes a gym use (Class Ed) which is assessed under this 

S73 application. 

5.5 The 2020 application identified individual units as retail A1 (now Class Ea) or restaurant A3 

(now Class Eb). During determination of the application and following discussions with 

Officers at Westminster, Condition 17 was imposed which allowed for an even split of the 

uses and to ensure the scheme delivered a good variety of uses that would provide vitality to 

the SMT site. This S73 application presents the retail and restaurant units as flexible uses 

noting the restriction of Condition 17.  

5.6 This application is submitted under S73 of the Town and Country Planning Act which allows 

for conditions to be varied. The scope of conditions attached to the consented scheme which 
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are sought to be amended under this application include: 1, 17, 20, 31, 39, 47, 49, 53, 54, 55, 

56 and 57 and are referred to where relevant within this planning statement.  

5.7 Accordingly, the proposed description of development for the S73 application is: 

“Variation of Conditions 1, 17, 20, 31, 39, 47, 49, 53, 54, 55, 56 and 57 pursuant to 
20/03987/FULL (as amended) for: part demolition, excavation (including beneath Davies 
Mews), erection of new buildings and alterations to existing buildings comprising: 
redevelopment of 60 Brook Street; redevelopment of 48, 50, 56 and 58 Brook Street and 16 
Davies Mews behind retained Brook Street facades at; redevelopment behind retained and 
partially reconstructed facade at 52-54 Brook Street; refurbishment with alterations and 
addition of turret and gables at 40-46 Brook Street and 40 South Molton Lane; 
redevelopment behind retained Davies Mews and South Molton Lane elevations and front 
roof at 1-7 Davies Mews and 28-30 South Molton Lane; refurbishment and alterations at 50 
Davies Street; refurbishment with alterations and partial demolition and redevelopment of 
upper floors at 52-54 Davies Street; redevelopment behind reconstructed and extended 
facade at 56 Davies Street (including the removal and reinstatement of certain building 
features), and Brookfield House (44-48 Davies Street and 62 and 64 Brook Street); part 
demolition of ground floor and refurbishment at 10 South Molton Street; refurbishment 
and alterations at 15-25, 27 and 42 South Molton Street; all to provide a development of 
up to 9 storeys including Class B1 (Business), Class A1 (Shops), Class A3 (Restaurant and 
Cafes), Class A4 (Drinking Establishment), composite use comprising public house and guest 
accommodation (sui generis), Class C3 (Dwellinghouses), Community Infrastructure and 
Facilities, and Class C1 (Hotel) uses, improvements to public realm and pedestrian routes, 
servicing, ancillary plant and storage, cycle parking and other associated works.”  

Listed Building Consent Proposals  

5.8 Six applications for listed building consent are submitted across the Site for the following. 

a) 50–54 Davies Street 

“Partial demolition to upper floors to 52-54 Davies Street behind street elevation. 

Internal and external alterations, refurbishment and reinstatement works to 50 and 

52-54 Davies Street, and other associated works.” 

 

b) 40–46 Brook Street and 40 South Molton Lane 

“Reinstatement of historical features, internal and external alterations and localised 

fabric removal, installation of corner turret and side gables, and other associated 

works.” 
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c) 1-8 Davies Mews and 28-30 South Molton Lane  

“Demolition of interior, basement and rear walls, enhancement of street elevations 

and front roofs at 1-8 Davies Mews, and other associated works.” 

 

d) 10 South Molton Street  

“Demolition of later rear addition to create a ground floor opening and passageway 

from South Molton Lane to South Molton Street, internal and external alterations, 

shopfront and façade improvements, fenestration enhancements, and other 

associated works.” 

 

e) 15-21 South Molton Street  

“Reconfiguration to rear ground floor elevations for access to South Molton Lane, 

alterations to upper floors to accommodate residential use, reinstatement of 

historical features on first and second floors, repair work to historical staircases and 

reinstatement of balustrades, some reconfiguration of ground floor and basement 

layouts, and other associated works.” 

 

f) 24 and 25 South Molton Street  

“Reconfiguration to rear ground floor elevations for access to South Molton Lane, 

alterations to upper floors to accommodate residential use, reinstatement of 

historical features on first and second floors, repair work to historical staircases and 

reinstatement of balustrades, some reconfiguration of ground floor and basement 

layouts, and other associated works.” 

Land use swap proposals 

5.9 This S73 application is submitted alongside applications relating to 14 North Row and the 

Marlborough Head Pub. The three sites together form a wider land use swap proposal. 

Further details of the land use swap proposals are set out in Section 8 of this planning 

statement. 

5.10 As part of the S73 proposals, the second basement level consented within the North block is 

proposed to be removed. This will result in a loss of 510 sqm of Community Infrastructure 

and Facilities floorspace at the SMT site. It is proposed to re-provide this floorspace within 
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14 North Row. In turn, the existing 2 residential units at 14 North Row, although vacant since 

2017, will be re-provided as part of the application for the Marlborough Head Pub.  

5.11 The land use swap proposals will ensure a reprovision of Community Infrastructure and 

Facilities floorspace, and residential floorspace. In addition, the resultant quality of 

Community Infrastructure and Facilities both at SMT and 14 North Row will be of a material 

higher quality and provide a greater variety of uses. The land use swap proposals will also 

entail less basement construction.  
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6 Planning Policy Framework 

6.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning 

applications to be determined in accordance with the statutory Development Plan unless 

material considerations indicate otherwise. 

6.2 The Statutory Development Plan for the purposes of this application consists of: 

a. The London Plan (March 2021); 

b. Westminster City Plan (April 2021); and 

c. Mayfair Neighbourhood Plan (December 2019). 

6.3 Material consideration is also given to the National Planning Policy Framework (2021). In 

addition, decisions must accord with relevant Legislation. 

Planning (Listed Buildings and Conservation Areas) Act (1990) 

6.4 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that 

when considering whether to grant planning permission for development which affects a 

listed building or its setting, the decision maker 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. 

6.5 Section 72(1) of Planning (Listed Building and Conservation Areas) Act 1990 requires the 

determining authority to pay special attention to the desirability of preserving or enhancing 

the character and appearance of a conservation area when determining applications. 

National Guidance – National Planning Policy Framework (‘NPPF’) (2021) 

6.6 The NPPF published in July 2021 sets out the Government’s economic, environmental and 

social planning policies for England. It summarises in a single document all previous national 

planning policy advice. Taken together, these policies articulate the Government’s vision of 

sustainable development, which should be interpreted and applied locally to meet local 

aspirations. 
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6.7 The NPPF sets out the Government’s requirements for the planning system only to   the 

extent that it is relevant, proportionate and necessary to do so. It provides a framework 

within which local people and their accountable councils can produce their own distinctive 

local and neighbourhood plans, which reflect the needs and priorities of their communities. 

The NPPF is a material consideration in the determination of planning applications. 

National Guidance - Planning Practice Guidance (‘PPG’) (Updated 2021) 

6.8 In March 2014, the Department for Communities and Local Government launched the web-

based planning practice guidance resource. This aims to provide planning practice guidance 

which is useable in an up-to-date and accessible manner. 

6.9 The PPG outlines how government planning practice should be followed and interpreted in 

accordance with the principles of the NPPF.  Regarding decision making, the guidelines set 

out in the PPG are a material consideration and accordingly should carry weight in the 

determining of planning applications. 

Regional Planning Policy – The London Plan (2021) 

6.10 The London Plan is the overall strategic plan for Greater London, defined to include   the 32 

Boroughs and the City of London. The aim of the London Plan is to set out a framework to co-

ordinate and integrate economic, environmental, transport and social considerations over 

the next 20 to 25 years. The London Plan forms the London-wide policy context within which 

the Boroughs set their local planning agendas and forms part of the statutory development 

plan. 

6.11 The London Plan sets out the strategic functions of the CAZ. The strategic priorities for the 

CAZ as set out at Policy SD4 seek to enhance and promote the unique international, national 

and London-wide roles of the CAZ, supporting the distinct offer of the Zone based on a rich 

mix of local as well as strategic uses and forming the globally iconic core of one of the world’s 

most attractive and competitive business locations. 

6.12 The growth and management of the city form the major challenge and overarching concern 

of the London Plan and are prioritised to allow London to excel among global cities within the 
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context of significant rates of development and population increases. The detailed objectives 

of the Plan seek to ensure that London should be: 

• A city that meets the challenges of economic and population growth; 

• An internationally competitive and successful city; 

• A city of diverse, strong, secure and accessible neighbourhoods; 

• A city that delights the senses; 

• A city that becomes a world leader in improving the environment; and 

• A city where it is easy, safe and convenient for everyone to access, jobs, 

opportunities and facilities. 

Local Planning Policy – Westminster City Plan 2019 – 2040 (2021) 

6.13 The Westminster City Plan 2019 – 2040 was adopted by the City Council on 21 April 2021.  

The City Plan has replaced all policies in Westminster’s City Plan (November 2016) and saved 

policies in the Unitary Development Plan (2007).  

6.14 Westminster City Plan Supplementary Planning Guidance which forms a material 

consideration includes: 

a) Environment SPD (2022); 

b) Code of Construction Practice (2022); 

c) Recycling and Waste Storage Requirements (2016); 

d) Inclusive Local Employment and Economy Guidance Note (2021);  

e) Kitchen Extract Ventilation Systems Guidance (2021); 

f) Westminster Way Public Realm Strategy SPD (2011)’; 

g) Development and Demolition in Conservation Areas SPG (1996); and 

h) Repairs and Alterations to Listed Buildings SPG (1996). 

6.15 The Draft Planning Obligations and Affordable Housing SPD (2022) is also a consideration 

although at this stage it does not hold any weight in decision making, in accordance with 

Paragraph 48 of the NPPF. 
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Local Planning Policy – Mayfair Neighbourhood Plan  

6.16 The Mayfair Neighbourhood Plan was ‘made’ (adopted) on 24 December 2019. The Plan 

forms part of the statutory development plan in Westminster and will be used alongside the 

Council’s own planning documents in determining planning applications in the Mayfair 

Neighbourhood Area.   

6.17 The site is in close proximity to Oxford Street, as such, consideration should be given to the 

Oxford Street District Place Strategy and Delivery Plan (February 2019) document. The 

strategy aims to restore one of London’s greatest streets, revitalising its connections by 

expanding the area of intervention to encompass an entire Oxford Street District. 

Policy Designations 

6.18 The Site has the following designations: 

i. London Plan’s Central Activities Zone (CAZ); 

ii. Westminster City Council’s Core Central Activities Zone (CAZ); 

iii. West End Retail and Leisure Special Policy Area (WERLSPA) 

iv. Mayfair Conservation Area; 

v. Marylebone and Mayfair Surface Water Flood Risk Hotspot;  

vi. Archaeological Priority Area; and 

vii. Crossrail Line 1 East/West Safeguarding Directions. 

6.19 The most northern properties on South Molton Street are located within the Tyburn 

Settlement Area of Special Archaeological Priority. 

6.20 Furthermore, although not a material consideration in planning policy terms, following the 

change in the governing administration in the borough since the approval of the consented 

scheme, regard has been given to the new Labour administration’s manifesto policies during 

design development.    
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7 Planning Considerations 

7.1 The consented SMT scheme was approved in April 2022 and has been assessed against the 

current development plan. Therefore, the S73 application seeks to assess only those areas 

proposed to be amended against the relevant national, regional and local policies, whilst also 

having regard to more recent planning policy. As the LBC applications are new, they have 

been assessed comprehensively against the relevant policies and legislation.    

7.2 The key planning considerations affecting the proposed amendments are considered to 

include: 

1) Land Use; 

2) Design, Heritage and Townscape; 

3) Energy and Sustainability; 

4) Transport and Servicing; and 

5) Other Technical Considerations. 

7.3 The proposals are supported by strategic objectives at all levels of planning policy and 

guidance. The proposals will create a sustainable development of exemplary design which 

will provide an office-led mixed-use development, in accordance with adopted policy and 

strategic and local objectives. 

7.4 At the heart of the NPPF is a presumption in favour of sustainable development (Paragraph 

11). Significant weight is placed on the need for the planning system to support economic 

growth, by planning proactively to meet development needs (Paragraph 81). 

7.5 Both the London Plan and Westminster’s City Plan set out strategic objectives that 

development should be sustainable, attractive, respect the historic environment and   

contribute towards the City’s economy. 

7.6 We address each of the planning considerations in the sections below, outlining how the 

proposed development is in accordance with specific planning policies, which contribute to 

the overall strategic planning aims. 
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8 Land Use Considerations 

8.1 This section sets out the relevant policy and considerations relating to the land use proposals, 

land use swaps and changes to floor areas. 

Changes to Land Use Floor areas 

8.2 Policy SD4 of the London Plan states that the unique international, national and London-wide 

roles of the CAZ, based on an agglomeration and rich mix of strategic functions and local uses, 

should be promoted and enhanced where appropriate. 

8.3 Policy SD5 of the London Plan states that offices and other CAZ strategic functions are to be 

given greater weight relative to new residential development in all other areas of the CAZ 

except in wholly residential streets or predominately residential neighbourhoods (exceptions 

in appropriate circumstances). 

8.4 Part F of Policy SD5 of the London Plan states that in areas where greater or equal weight is 

given to offices and other CAZ strategic functions, mixed-use office/residential proposals 

should be supported where there is an equivalent or net increase in office floorspace.  

8.5 Policy 13 of Westminster’s City Plan states that new and improved office floorspace will be 

supported to provide capacity for at least 63,000 new jobs over the Plan period. Additional 

floorspace that meets the needs of modern working practices will be in supported in principle 

in parts of the CAZ, including the WERLSPA. 

8.6 Paragraph 4.2.3 of the Mayfair Neighbourhood Plan states that the Core CAZ is an 

appropriate location for a range of commercial and cultural uses and complementary 

residential use. 

8.7 Policy MC1 of the Mayfair Neighbourhood Plan states that new office floorspace will be 

particularly encouraged in Central and East Mayfair. 

8.8 In terms of residential uses, The London Plan strategically promotes the development of 

residential uses within Westminster, with Policy H1 of the London Plan setting out the targets 

for housing delivery for each borough with the 10 year target for Westminster being 9,850 
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net completions by 2028/2029. Policy H10 seeks proposals to provide a range of unit sizes to 

meet local demands. 

8.9 Under Policy 8 of the WCC City Plan, the borough promotes the development of residential 

uses and sets a target of 20,865 net completions across the Plan period which exceeds the 

targets set by the London Plan. Similar to the London Plan, Policy 10 of the WCC City Plan 

seeks a mix of unit types to contribute to meeting Westminster’s housing needs for different 

groups. 

8.10 Policy MRU2 of the Mayfair Neighbourhood Plan sets out that development will be supported 

which provides for a mix of residential unit size which are in keeping with the scale, character 

and context of Mayfair. Furthermore, the net loss of residential units in Mayfair should be 

resisted.  

8.11 In terms of affordable housing, Policy H4 sets out a strategic target of 50% of all new homes 

delivered across London to be genuinely affordable with the priority for affordable housing 

to be provided onsite. Under Policy H5 the threshold level of affordable housing on gross 

residential development is a minimum of 35%. Similar to the London Plan, Policy 9 of the 

WCC City Plan sets a minimum affordable housing threshold of 35%, subject to viability.    

8.12 In terms of visitor accommodation, Policy E10 of the London Plan promotes the delivery of 

serviced accommodation within the CAZ, subject to not having an adverse impact on office 

space and other strategic functions. Similar to the London Plan, Policy 15 of the WCC City 

Plan states that new Hotels would be directed to commercial areas of the CAZ.  

8.13 In terms of public houses, London Plan Policy HC7 and WCC City Plan Policy 16 set out a similar 

approach that public houses will be protected, except where there is no reasonable prospect 

of its continued use as a public house. Replacement of ancillary spaces on upper floors to 

public houses, such as function rooms or accommodation, may be acceptable where it can 

be satisfactorily demonstrated that loss of this floorspace will not compromise the viability 

or function of the public house. 
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Policy Assessment 

8.14 The S73 proposals do not seek any fundamental changes to the type of land uses approved 

under the 2022 consent (as amended by the recent NMA). The only additional proposed use 

is a Gym, defined as a ‘Community Infrastructure and Facilities’ Use in the WCC City Plan, 

which is proposed to be located within the North Block as discussed in more detail below. 

8.15 The S73 proposes a total reduction of circa. 842 sqm of floorspace across the SMT site. The 

reduction results from several amendments to the proposal, most notably the omission of 

certain consented basement excavations in the North Block, 40-46 Brook Street, and the 

South Molton Street Properties. In addition, such amendments have contributed to the 

reconfiguration of floor areas as set out in the table in Section 5 of this planning statement. 

A summary of the principal changes to areas for the consented land uses is set out below: 

• Office: An overall increase of 193 sqm office floorspace is proposed which results 

from incorporating an office lobby use at number 54 Davies Street, reconfiguration 

of servicing arrangements, and increased office related cycle changing areas. 

• Residential: An overall reduction of 16 sqm of residential floorspace is proposed 

owing to a reduction in residential plant and residential cycle store areas. There is no 

change to the number of units, bedrooms or habitable rooms.  

• Public House: The Running Horse Public House has increased in size by 291 sqm 

floorspace by expanding into lower ground, ground and 1st of 52 Davies Street and 

the lower ground floor of 54 Davies Street to, in part, offer an enhanced dining area 

and an improved entrance experience for the 6 rooms (Sui Generis use) on the upper 

floors which are linked to, and accessed through, the public house.  

• Flexible Retail/F&B: An overall reduction of 667 sqm is proposed across the Site 

compared to the consented scheme. This is due to the omission of basement digs at 

the South Molton Street Properties, reconfiguration of servicing areas, and also the 

loss of retail units to allow for the expansion of office and public house floor areas.   

• Community Infrastructure and Facilities: There is a reduction proposed of 510 sqm of 

the consented floorspace at the Site owing to the removal of basement level -2 from 
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the North Block. However, the lost floorspace is proposed to be re-provided as part 

of the land use swap proposals.  

• Hotel: A reduction of 85 sqm is proposed for the consented hotel use at 40-46 Brook 

Street due to the amendment of a reduced basement dig beyond the building line to 

avoid any interference with services located under the highway at Davies Mews.  

8.16 The overall increase in office floorspace is considered to be a positive approach as part of the 

scheme and enhances the use offering within the CAZ for which commercial uses are 

considered to be a fundamental part of the designation. Furthermore, the increase in office 

floorspace will support a greater number of employment opportunities generated by the SMT 

scheme. The provision of office floorspace continues to be in line with, and fully supported 

by relevant planning policies at the London Plan and Westminster level and therefore is 

considered fully acceptable under this application.  

8.17 In terms of the residential uses, following design development further consideration has been 

given to the layout of the consented residential units in order to maximise the quality of space 

provided and allow for more modern and fit for purpose accommodation that better meets 

the needs of potential residents. This has included the provision of two small extensions to 

two residential units on the second floor of numbers 20 and 22 South Molton Street. These 

extensions have assisted in providing improved layouts within the respective units, whilst 

also leading to a provision of external amenity space for the residential units located above. 

Although layout changes have occurred, the number of habitable rooms, units, and unit 

types, has remained as per the consented.  

8.18 Under the consented scheme, a provision of 35% affordable homes was approved, both in 

terms of floorspace and habitable room, and these are to be located at 23-25 and 27 South 

Molton Street. The 35% provision of affordable house remains the same within the proposed 

amended scheme, both in terms of floorspace and habitable rooms. In addition, the tenure 

mix of affordable rent and intermediate rent remains as per the consented scheme. 

8.19 Therefore, the proposed residential use continues to be in line with the principles approved 

under the permitted scheme, and although a small reduction in floorspace has occurred from 

the reconfiguration of the cycle store, the reconfiguration of the residential units is 
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considered to be a positive design development within the application and still accords with 

the relevant planning policies. 

8.20 In terms of the hotel use, under the consented scheme approval was obtained for basement 

excavation under Davies Mews to extend the existing basement at 40-46 Brook Street to 

accommodate plant and associated equipment. Following design development, due to the 

number of services located under Davies Mews, it has been determined that this additional 

basement excavation would not be feasible, and a reconfiguration of the basement level has 

been undertaken to accommodate the equipment proposed for the additional basement 

area. Although this has led to a reduction in floor area from the consented scheme, the 

fundamental principles of the permitted hotel use have remained the same under this 

application. Therefore, the proposed hotel use is considered to still comply with the relevant 

planning policies, support the vitality of the CAZ and the WERSLPA, and provide appropriate 

visitor infrastructure within the heart of Mayfair. 

8.21 With regards to the increase in floor area for the Running Horse Pub (Public House), this is 

being undertaken to enhance the dining offer and the entrance experience for the guests of 

the rooms on the upper floors and therefore will improve the viability of the public house 

whilst also providing an enhanced experience for users. This increase in area for the public 

house will continue to protect the use in the Borough and therefore the principle increase in 

floor area in land use terms is considered acceptable against relevant planning policies. 

Furthermore, the enhancement of the Running Horse Pub will add to the vitality of this part 

of Mayfair and the WERSPLA and to support the Council’s objectives to rejuvenate this part 

of the West End. The six guest rooms on the upper floor of the public house continue to be 

linked to the pub a form an ancillary pub use thereby falling within the Sui Generis use. 

8.22 Based on the reductions in floor area for the retail, and Community Infrastructure and 

Facilities, a further assessment is provided separately for these below.  

8.23 Overall, for the proposed office, residential, retail / F&B, and hotel uses the changes to the 

quantum of land use floor areas set out above are not considered to be material with each 

use continuing to meet the relevant planning policies as per the consented scheme. The 

proposed mix of uses will continue to deliver a vibrant, office led mixed use scheme in line 



 
 

© copyright reserved 2022 Gerald Eve LLP   Page 38 

with local and regional policy objectives. Furthermore, the proposed mix of uses accords with 

the controls of the Conditions and S106 of the consented scheme. 

Loss of Community Infrastructure and Facilities Floorspace/Land Use Swap Proposals 

8.24 Paragraph 93 of the NPPF states that to provide the social, recreational and cultural facilities 

and services the community needs, planning policies and decisions should guard against the 

unnecessary loss of valued facilities and services. In addition, they should plan positively for 

the provision and use of shared spaces, community facilities and other local services to 

enhance the sustainability of communities and residential environments. 

8.25 Policy S1 Part F of the London Plan states that development proposals that would result in a 

loss of social infrastructure in an area of defined need as identified in the borough’s social 

infrastructure needs assessment should only be permitted where: 1) there are realistic 

proposals for re-provision that continue to serve the needs of the neighbourhood and wider 

community, or; 2) the loss is part of a wider public service transformation plan which requires 

investment in modern, fit for purpose infrastructure and facilities to meet future population 

needs or to sustain and improve services. 

8.26 Policy 17 Part C of the WCC City Plan states existing community facilities and floorspace will 

be protected other than where it can be demonstrated that the loss or relocation is necessary 

to enable service provision to be reconfigured, consolidated, upgraded, or delivered more 

effectively as part of a published strategy to improve services and meet identified needs. 

Policy Assessment 

8.27 This S73 application is submitted alongside applications relating to 14 North Row and the 

Marlborough Head Public House. The three sites together form a wider land use swap 

proposal. 

8.28 A separate planning application for planning permission and listed building consent is 

submitted in support of the proposals for 14 North Row. 14 North Row is an existing Grade II 

listed building located within 580m of the SMT site. The lawful use of 14 North Row is garage 

storage (Sui Generis) with two residential (C3) units above. The site has been vacant since 
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2017. The uses proposed at 14 North Row as part of this land use swap are a flexible medical 

centre/education and training facility.  

8.29 A separate application is also submitted in support of the Marlborough Head Pub (‘MHP’). 

This is an existing public house located approximately 500m from the SMT site and its lawful 

use is a public house (Sui Generis). The proposals for the MHP include the refurbishment of 

the public house at ground floor and the introduction of residential units on upper floors.  

8.30 As discussed above, as part of these S73 proposals, the second basement level consented 

within the North block is proposed to be omitted. This will result in a loss of 510 sqm of 

Community Infrastructure and Facilities floorspace at the SMT site. It is proposed to re-

provide this floorspace within 14 North Row. In turn, the existing two residential units at 14 

North Row, although vacant since 2017, will be re-provided as part of the application for the 

Marlborough Head Pub.  

8.31 The land use swap proposals will ensure that overall, there will be no loss of Community 

Infrastructure and Facilities floorspace or residential floorspace across the three sites. In 

addition, and in compliance with WCC City Policy 17, the land swap will ensure that the 

quality of Community Infrastructure and Facilities floorspace is greater than that approved 

under the permitted scheme. The consented and proposed floorspace figures associated with 

the land use swap proposals are set out in the tables below. 

Table 1: SMT (only relevant Use Classes included) 
 

Land Use  Consented (sqm) Proposed (sqm) Change (sqm)  
Residential (Class C3) NA NA NA 
Community Infrastructure & Facility 
flexible Education Training / Gym 
(Class F1/ E) 

1,208 698 -510 

Drinking Establishment (Sui 
Generis) 

NA NA NA 
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Table 2: 14 North Row 
 

Land Use  Existing (sqm) Proposed (sqm) Change (sqm) 
Residential (Class C3) 158.8(2 units) 0 - 158.8 (2 units) 
Garage/Storage (Sui Generis) 364.6 0 -364.6 
Community Infrastructure & 
Facility flexible Education Training 
/ Medical Facility(Class F1/E) 

0 471.7 +471.7 

Drinking Establishment (Sui 
Generis) 

NA NA NA 

 
 
Table 3: 24 North Audley, Marlborough Head Pub 
 

Land Use  Existing (sqm)  Proposed (sqm) Change (sqm) 
Residential (Class C3) 0 324.4 (3 units) + 324.4 (3 units) 
Community Infrastructure & Facility 
(flexible Education Training / 
Medical Facility/Gym (Class F1/E)) 

NA NA NA 

Drinking Establishment (Sui 
Generis) 

767 364.4 -402.6 

 
 
Table 4:  Community Infrastructure and Facilities and Residential land use swap area changes 
 

Land Use Existing/Consented 
(sqm) 

Proposed (sqm) Change (sqm) 

Residential 158.8 (2 units) 324.4 (3 units) +165.5 (+1 unit) 
Community  
Infrastructure & 
Facility (flexible 
Education  Training  / 
Medical Facility/Gym 
(Class  F1/E)) 

1,208 1,169.7 -38.3 

 
 

8.32 Table 4 demonstrates the floorspace changes associated with the two land uses that are 

protected by WCC Policy: Community Infrastructure and Facilities and Residential. The table 

shows that 471.7 sqm of the 510 sqm shortfall of Community Infrastructure and Facilities 

floorspace is proposed to be re-provided at 14 North Row. Overall, there is a proposed 

shortfall of 38.3 sqm GIA of Community Infrastructure and Facilities floorspace across the 

Sites compared to the consented scheme. The proposals for 14 North Row include the partial 

removal of the existing roof to the ground floor to create an external courtyard space for the 

building. The existing area to be removed in order to create the courtyard is the equivalent 

of 39.1sqm GIA. While this area cannot be counted towards the gross internal floorspace 
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provision, since it is not enclosed on all sides, the area provided for this external amenity 

space at 14 North Row should be considered against the 38.3 sqm GIA shortfall of Community 

Infrastructure and Facilities use in qualitative terms. The proposed useable courtyard area 

which excludes the stair void at ground floor level is approximately 58.1sqm. During pre-

application discussions with the Council, Officers considered that the qualitative benefits of 

this valuable outdoor amenity space were acceptable when evaluating the shortfall of 

Community Infrastructure and Facilities floorspace that occurs at 14 North Row as a result of 

the proposals. 

8.33 Westminster City Plan seeks to protect the loss of both residential and Community 

Infrastructure and Facilities floorspace uses. Table 4 shows that the land use swap proposals 

result in no loss of the existing 2 residential units and in fact there is an uplift in proposed 

residential floorspace of 165.6 sqm and provision of an additional unit so that a total of 3 

residential units are proposed at the Marlborough Head Pub. Overall, there is a small shortfall 

of 38.3 sqm Community Infrastructure and Facilities floorspace, however given the increased 

quality of the Community Infrastructure and Facilities floorspace at both 14 North Row and 

SMT, and the provision of valuable external amenity space at 14 North Row, it is considered 

negligible.  

8.34 Schedule 1, Clause 6.1a of the S106 agreement attached to the Consented Scheme states 

that: “The Owner covenants to provide at least 1,205 sq.m of replacement social and 

community floorspace within the basement(s) of the North Block and/or an alternative 

location(s) within Mayfair (such alternative location to be agreed in writing with the City 

Council)”. It is considered that the land use swap proposals will result in a minor overall 

shortfall and therefore an amendment to the floorspace figure of Clause 6.1a is sought as 

part of a Deed of Variation.  

8.35 The land use swap proposals are considered an appropriate approach to mitigating the loss 

of Community Infrastructure and Facilities floorspace in the SMT scheme, whilst providing a 

more appropriate space within 14 North Row compared to the consented basement level -2 

at the SMT Site. In summary, it is considered that the overall benefits of the land use swap 

proposals include: 
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• A better quality Community Infrastructure and Facilities located in a dedicated stand 

alone building at 14 North Row rather than at basement level -2 of the North Block 

of SMT. It also benefits from external amenity space; 

• The resultant Community Infrastructure and Facilities located within the North Block 

at SMT will also be of higher quality since the consented facility at basement level -2 

had compromised floor to ceiling heights of approximately 2.3m;  

• The proposed floor to ceiling height of the Community Infrastructure and Facilities at 

basement level 1 of the North Block at the SMT site will increase from a permitted 

height of 3.3m to a proposed height of 4.65m; 

• The provision of two separate Community Infrastructure and Facilities allows for a 

greater variety of uses to serve Mayfair and the Borough as a whole;  

• The proposed removal of basement level -2 will reduce the extent of basement 

excavation and construction which will result in a reduction in embodied carbon;  

• There will be a reduction in energy consumption owing to reduced lighting and 

ventilation requirements from a basement use; and 

• The proposals make better and more efficient use of a vacant building at 14 North 

Row and will provide heritage benefits bringing an underutilised asset back into 

viable use. Furthermore, the proposals at 14 North Row will provide valuable external 

amenity space through a courtyard area. 

8.36 Overall, the proposed land use swap proposals are considered to assist in providing more 

appropriate Community Infrastructure and Facilities floorspace across the two sites which 

will also assist in providing a diverse range of such uses within the borough to meet the 

demands of local residents. In addition, the loss of the basement level -2 from the consented 

scheme will assist in improving the environmental credentials of the proposed scheme. 

Therefore, the re-provision of the Community Infrastructure and Facilities floorspace is 

considered acceptable and complies with the relevant planning policies.  

 



 
 

© copyright reserved 2022 Gerald Eve LLP   Page 43 

SMT Community infrastructure and Facilities – Introduction of Gym Use 

8.37 Similar to London Plan Policy S1, Policy 17 of the WCC City Plan states that new Community 

Infrastructure and Facilities will be supported where there is an identified present or future 

need. Furthermore, where new facilities are provided they should be designed to 

accommodate a range of community uses wherever possible. Supporting paragraph 17.1 

states that Community Infrastructure and Facilities consist of: health facilities, education 

facilities, sports and leisure facilities, cultural facilities and social facilities. Paragraph 17.2 

states that “Community facilities and infrastructure can be either publicly or privately owned 

and/or operated.” 

Policy Assessment 

8.38 The consented scheme approved 1,208 sqm of former D1 Community Infrastructure and 

Facilities. The range of uses forming part of the previous D1 use of the consented scheme 

now fall under Class E(e) medical centre, Class E(f) creche and Class F1 learning and non-

residential institutions. 

As part of the consented scheme, such uses were defined as a ‘social and community use’, 

however as per the adopted WCC City Plan, such uses are now referred to as ‘Community 

Infrastructure and Facilities’ throughout the report. Under the consented scheme, it was 

proposed that differing Community Infrastructure and Facilities could be proposed within the 

consented unit, however at the time a formal assessment was only undertaken in relation to 

Education and Training facilities. 

8.39 The permitted scheme was amended by an NMA (ref. 22/03379/NMA), approved on 15 June 

2022 which amended the permitted description of development of the scheme and removed 

reference to “Class D1 (Non-Residential Institutions)” and replaced this with “Community 

Infrastructure and Facilities”, to better reflect the considered uses within the scheme 

following the old Use Class D being revoked. 

8.40 Following further design development, and commercial review, it is proposed that greater 

flexibility is offered to the Community Infrastructure and Facilities that would seek to occupy 

the space. As such, in addition to the previous assessments undertaken for an 
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education/training use, the application proposes the inclusion for the potential of a gym use 

to occupy the respective unit to increase the flexibility of Community Infrastructure and 

Facilities that could occupy the unit. A gym use falls under the scope of the City Plan 

Community Infrastructure Facility definition. The relevant technical assessments in relation 

to a proposed gym use have been undertaken and a summary of the results are provided in 

the relevant sections below.  

8.41 The proposed additional assessment of a gym use within this unit does not lead to a 

restriction in the use of this space for Community Infrastructure and Facilities. Instead, this 

approach allows for an increase in flexibility for Community Infrastructure and Facilities to 

occupy the unit, which had been the principal intention throughout the development of the 

scheme for this unit. Furthermore, due to the land use swap proposals, there is an 

opportunity for an increased range of Community Infrastructure Facilities being provided 

across Mayfair to meet the demands of the local area.   

8.42 The existing Community Infrastructure and Facilities at the site was a hairdressing training 

academy. The Economic Statement forming part of the consented permission assessed the 

employment generation of the Community Infrastructure and Facility use as an employment 

generating use, stating “D1 uses support employment at 1 FTE per 45m2 GIA”. The Economic 

Statement states that 25 full time equivalent or 30 jobs could be supported by this use. The 

HCA employment density matrix guidance states that for both midmarket and family gyms 

“both types tend to generate between 40-50 jobs per gym”. When assessed in isolation 

rather than as a land use swap proposal, although the Community Infrastructure and Facility 

floorspace at SMT is proposed to decrease, it is expected that the number of jobs that the 

unit can support will increase if a gym use is provided. This does not account for the 

employment benefits associated with the other land use swap sites. The proposals for a gym 

would therefore deliver increased employment opportunities and an alternative use within 

the overall mix of uses at SMT that would add interest and variety to scheme. 

8.43 Subject to the proposed use being considered acceptable by the Council, the application 

would also seek to amend Condition 31, which seeks further details in relation to the 

proposed use of the respective unit, to be worded as follows: 
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“Prior  to  the  commencement  of  the  use  of  the  part  ground  and  part  basement  unit  

within  the  North  Block annotated as ’Social Community & Infrastructure N.D1’ (and prior 

to any subsequent materially different use), full details of the nature  of  the  use  of  this  

unit,  under  Class  F1,  or  Class  E (d), E(e)  and  Class  E(f)  of  the  Town  and  Country  

Planning (Use Classes) Order 1987 (as amended September 2020) (or any equivalent class 

in any order that may replace it), shall be submitted for the City Council's approval. The use 

of this space (and any subsequent materially different uses) shall be in full accordance with 

the details approved by the City Council.” 

8.44 Overall, the proposal will continue to promote the provision of Community infrastructure and 

Facilities whilst, in turn, increasing the flexibility for these uses to improve the ability of 

finding a suitable occupier. As such, it is considered that the inclusion of a gym as a defined 

community and infrastructure facility is acceptable in this location and is policy compliant. 

Loss of Permitted Commercial (Retail/F&B) Floorspace 

8.45 Policy SD4 Part F of the London Plan states “the vitality, viability, adaptation and 

diversification of the international shopping and leisure destinations of the West End 

(including Oxford Street, Regent Street, Bond Street and the wider West End Retail and Leisure 

Special Policy Area) and Knightsbridge together with other CAZ retail clusters including locally-

oriented retail and related uses should be supported”. 

8.46 Paragraph 2.4.12 of the London Plan states that the CAZ contains a range of unique centres 

and mixed-use clusters with a predominant retail function which perform different roles in 

the wider London Plan town centre network including international centres such as the West 

End Retail and Leisure Special Policy Area (WERLSPA) 

8.47 Policy 14 of the WCC City Plan states “the intensification of town centres, high streets and the 

CAZ to provide additional floorspace for main town centre uses is supported in principle, 

subject to impact on townscape and heritage”. The policy further states “uses that provide 

active frontages and serve visiting members of the public will be required at the ground floor 

throughout the town centre hierarchy”. 
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8.48 Policy 16 of the WCC City Plan states that “Proposals for food and drink and entertainment 

uses will be of a type and size appropriate to their location. The over-concentration of those 

uses will be further prevented where this could harm residential amenity, the vitality and 

character of the local area or the diversity that defines the role and function of the town 

centre”.  

8.49 Policy MR1 of the Mayfair Neighbourhood Plan states that the loss of retail units (now Class 

Ea) will be resisted except where it can be demonstrated that the proposed use is for a 

different retail, café or restaurant use and is considered appropriate in terms of scale, 

character, location, impact on residential amenity and highways, and supports the main 

shopping function of the Mayfair Shopping Frontage. 

Policy Assessment 

8.50 Under the consented scheme, a total of 6,272 sqm of flexible retail/F&B floorspace was 

approved across the whole scheme. In addition, Condition 17 was imposed allowing only up 

to 50% of the retail uses to be occupied by food and beverage uses across the Site, except 

within 23-25 and 27 South Molton Street where the units were to be occupied by retail uses 

only as stipulated by Condition 14.  

8.51 Following design development, and discussions with commercial agents, it is understood that 

the extent of the works to some of the retail units, particularly within South Molton Street, 

and the previous consented layouts of the retail units, would not meet the required criteria 

sought by potential occupiers. Therefore, the consented scheme would not provide 

appropriate spaces to meet current tenant demands. In a rapidly changing retail environment 

post the pandemic, Grosvenor are keen to ensure that the proposed mix reflects market 

demands and enables the curation of high quality tenants. 

8.52 Furthermore, due to the level changes across the Site, the ability to provide appropriate 

external level access to some of the consented retail units has not been possible to meet the 

demands of prospective tenants. This is particularly the case of the consented ground floor 

unit at 54 Davies Street which is proposed to be converted to office use so the floor area can 

be more appropriately used as meeting rooms/waiting area for the adjacent office lobby via 

which internal level access can be provided, without the need for cross over of uses as was 
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the case in the consented scheme which was not seen as practical. It should be noted that 

the frontage of 54 Davies Street is not proposed to change as part of the S73 proposals and 

therefore the level of activity within will result in the same level of activation to the street 

scene. It is therefore considered that the proposals are aligned with the Mayfair 

Neighbourhood Plan Policy MR1. 

8.53 Although the proposed amendments have sought a reduction in the proposed retail/F&B 

floor area, the majority of the consented retails units are still proposed within the scheme 

and have just seen reconfigurations to meet tenant demands. For example, the main loss of 

commercial floor area within the South Molton Street Properties is due to the proposed 

omission of the basement digs which would have been accommodated by retail/F&B uses, 

however the consented digs were not found to be necessary for prospective tenants.  There 

is also the environmental benefit of reducing the basement dig in areas where it is not 

required. 

8.54 Furthermore, the loss of retail units within the North Block has allowed for the permitted 

areas to be occupied by more appropriate uses. In addition to conversion to office at 54 

Davies Street, the Running Horse Pub as consented is proposed to be expanded to 

accommodate a larger dining area, which is an ancillary public house use (Sui Generis use) 

and improved entrance experience for the rooms on the upper floors which will improve the 

offer provided by this use, whilst also proposing a more viable use of this floor area due to 

the various changes in levels, and access arrangements. Overall, although the SMT scheme 

proposes a reduction of 667 sqm of flexible retail/F&B uses, the majority of this has been 

either through the loss of floorspace at lower ground level, or through the replacement of 

ground level active frontages with other uses such as the Running Horse Pub. As such, the 

scheme still aims to deliver a strong presence of retail and food & beverage uses throughout 

the scheme and enhance the vitality and viability of such uses within Mayfair, whilst still 

offering a range of larger and micro-units to meet the demands of various prospective 

tenants, including SME businesses. Furthermore, extensive active frontages are still proposed 

across the SMT scheme to continue to enhance vibrancy in the locality and provide an 

appropriate offer to local residents, and transient persons. Therefore, the proposed 

amendments are considered to be acceptable and comply with the relevant planning policies. 
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9 Design, Heritage, and Townscape 

Design Principles 

9.1 The design evolution for the consented scheme, as amended, is set out in detail in the Design 

and Access Statement submitted with the application. The key driver for the amended design 

is the Applicant’s commitment to delivering a high quality, high performance, sustainable and 

energy efficient development. The final S73 and LBC design amendments have evolved 

throughout the extensive pre-application process and directly responded to feedback from 

the stakeholders and in particular WCC Officers. This section of the planning statement 

assesses the proposed key design changes against the relevant design policies of the 

development plan.  

Policy Context – Design Principles 

9.2 The Government has attached great importance to the design of the built environment in 

the NPPF with a presumption in favour of sustainable development. Paragraph 126 of the 

NPPF states that good design is a key aspect of sustainable development, creates better 

places in which to live and work and helps make development acceptable to communities. 

9.3 Although visual appearance and the architecture of individual buildings are important 

factors, Paragraph 130 of the NPPF also promotes: the functionality of a development over 

its lifetime and not only the short term; sensitive design that is sympathetic to local character 

and history whilst not preventing or discouraging appropriate innovation or change; creating 

places that are safe, inclusive and accessible and which promote health and wellbeing. 

9.4 London Plan Policy D3 requires all development to make the best use of land by following a 

design-led approach that optimises the capacity of sites. Incremental densification is 

encouraged by policy D3. The policy also states that proposals should enhance local context 

by delivering buildings and spaces that positively respond to local distinctiveness through 

their layout, orientation, scale, shape and appearance with regard to street hierarchy, 

building types, forms and proportions. 
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9.5 Furthermore, Policy D3 Parts 5 to 10 require safe, secure and inclusive environments, active 

frontages and for buildings to generate liveliness and interest. Indoor and outdoor 

environments should be comfortable and inviting for people to use. 

9.6 Policy D3 Part 11 requires proposals to respond to the existing character of a place by 

identifying the special and valued features and characteristics that are unique to the locality 

and respect, enhance and utilise the heritage assets and architectural features that 

contribute towards the local character. D3 part 12 states that architecture should pay special 

attention to detail and consideration should be given to the practicality of use, flexibility, 

safety and building lifespan. Part 13 of the policy specifically requires that proposals aim for 

high sustainability standards and take into account the principles of the circular economy, 

9.7 London Plan Policy D4 requires development proposals to deliver high quality design and 

place-making and to be thoroughly scrutinised by borough planning, urban design and 

conservation officers.  

9.8 London Plan Policy D5 states that development proposals should achieve the highest 

standards of accessible and inclusive design. 

9.9 At a local level, Policy 38 of Westminster’s City Plan requires developments to provide 

exemplary standards of sustainable and inclusive urban design and architecture. It considers 

that in the correct context, imaginative modern architecture is encouraged if it respects 

Westminster’s heritage and local distinctiveness and enriches its world-class city 

environment. Development should reduce energy use and ensure an extended lifetime of 

buildings through excellence in design quality, high quality durable materials, efficient 

operation, and the provision of high quality floorspace that can adapt to changing 

circumstances over time. 

9.10 Policy 40 of Westminster’s City Plan requires development is sensitively designed, having 

regard to the prevailing scale, heights, character, building lines and plot widths, materials, 

architectural quality and degree of unity in the surrounding townscape. 

9.11 Mayfair Neighbourhood Plan Policies MD1, MD2 and MD3 set out that new development in 

Mayfair should be of the highest quality design and all new proposals must evidence how the 
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design responds to the Mayfair Conservation Area in terms of heights, scales and uses. 

Departures from the existing character will require design of the highest quality and 

compliance with other policies in the Plan. 

9.12 MNP Policy MD4 goes on to state that external equipment should either be hidden from view, 

or, if not possible, have their visual impact minimised. 

Assessment – Design Principles 

9.13 The proposed design changes are minor in nature, particularly when considered within the 

context of the consented scheme and Site as a whole. The design proposals are a result of 

the Applicant’s objective to improve the architectural quality, the energy and sustainability 

credentials and building performance of the consented scheme. A retrofit first approach has 

been taken to achieve these objectives to ensure the proposed amendments follow the 

principles of sustainable development and are sympathetic to the historic context of the site.  

Increase in Building Heights 

9.14 The proposals seek minimal increases to the height of the North and South Block buildings. 

The heights of the consented SMT scheme buildings range from 4 to 8 storeys. The maximum 

height of the consented scheme is 53.1mAOD which relates to the North Block. The proposals 

do not seek an increase in number of storeys across the site. The maximum overall point 

within the site is proposed to be 53.56mAOD relating to the North Block. 

9.15 The proposals seek a minor increase to the maximum height within the scheme of the 

proposed North and South Buildings. The increase in height is 460mm and 500mm 

respectively.  

9.16 Following further design review, it was noted that the proposed steel frame structure for the 

North and South Block buildings made up a significant proportion of the embodied carbon 

values across the Site. Due to this, the amended scheme seeks to reduce the steel tonnage 

by increasing the depth of the structural zone, this allows for more standard rolled steel 

sections to be used which are less carbon intense. Although the proposed approach leads to 
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a small increase in building heights, it is seen as a notable benefit due to the substantial 

carbon savings that occur.  

9.17 As part of the assessment, a review has been undertaken of updated verified views taking 

account of the amended building heights. This assessment has concluded that the nominal 

height increase does not result in any additional material harm compared to the consented 

scheme, both in terms of design and heritage impacts.   

9.18 The increase in height was presented at a number of pre-application meetings with WCC 

Design and Conservation Officers. These proposals were found to be minor and considered a 

sympathetic amendment in the context of the consented design and historic surrounds.  

9.19 In light of the above it is considered that the proposed amendments to the height of buildings 

is in full accordance with WCP Policy 38 and 40, Mayfair Neighbourhood Plan Policies MD1, 

MD2 and MD3, and design principles of Policy D3 of the London Plan. 

Reconfiguration of Floor Areas and Active Frontages 

9.20 As part of the design review, and following discussions with commercial agents, the scheme 

has been amended to better meet the demands and requirements of future prospective 

tenants, whilst also taking account the omission of certain consented basement digs and the 

impact this has on layouts within the consented scheme.  

9.21 Although the proposed amendments have led to an alteration to the layouts within the 

proposed scheme, the principle of providing high quality, flexible, and fit-for-purpose spaces 

has remained the same, and in many instances strengthened through proactive discussions 

with commercial agents. 

9.22 With regards to active frontages, the amended scheme retains active frontages across all the 

streets within the Site which will continue to provide vibrancy along the street scenes within 

this locality. In certain instances, along Davies Street, and South Molton Lane, the 

reconfiguration of layouts has led to the loss of a small number of retail units and their active 

entrances, predominately due to level access issues, or commercial agents considering such 

units not appropriate for prospective tenants. Although such changes have led to a minor 

reduction in the active frontages within these locations, overall the proposed scheme 
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continues to provide a significant improvement to the vibrancy of the Site compared to the 

existing conditions, in addition the majority of the areas where there is a loss of retail active 

frontage will still provide an element of activity through the use of such spaces and how they 

will be seen from the street scene. In South Molton Lane there has been the removal of a 

small retail unit in the North Building, however activation has been maintained through the 

introduction of an enlarged Community Infrastructure and Facilities unit at ground floor in 

this space. On Davies Street, while the retail units within 52 and 54 Davies Street have been 

removed from the proposals, this space continues to be activated through the extended 

Running Horse Pub in the ground floor of 52 Davies Street. Therefore, the proposed scheme 

continues to comply with the relevant design planning policies.  

Amendments to Rooftop Plant 

9.23 A number of buildings within the site incorporate rooftop plant as was approved under the 

consented scheme. It is now proposed to extend the rooftop plant screen for the South Block 

Building to future-proof the building for additional tenant plant in line with Policy D3 of the 

London Plan and WCP Policy 38 which requires design to provide buildings that can adapt to 

changing circumstances and build in flexibility. Furthermore, following ongoing reviews on 

energy and sustainability improvements, additional plant equipment is proposed along the 

roofs of the South Molton Street Properties. These additions are accommodating additional 

ASHPs with the aim of making the entirety of the South Molton Street Properties gas-free. 

The proposed amendments to rooftop plant, and plant screen has been modelled and the 

impact on key street views has been tested. As can be seen in images included in the 

supporting Design and Access Statement, the extended plant enclosure is not visible from 

South Molton Street and is in-keeping with the design and appearance of the consented 

scheme. Therefore the amended scheme accords with design policies of the development 

plan, particularly Policy MD4 of the Mayfair Neighbourhood Plan which requires external 

equipment to be hidden from view. 

9.24 It should be noted that the number of Photovoltaic (PV) panels are proposed to be reduced 

on the South Block roof, and South Molton Street roofs, compared to the consented scheme, 

to avoid areas which are known to be overshadowed for the majority of the year. However, 

a more efficient PV product is proposed such that the overall level of energy output 

generated by the PV panels remains unchanged and will continue to achieve the same level 
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as the consented scheme. Further details are included in the Design and Access Statement 

and Sustainability and Energy Statements submitted with the application. In design terms, 

the amendments to PV panels will not result in any material changes and are not visible in 

any key street views in line with Policy MD4.   

9.25 The amendments to rooftop plant and PV panels have been proposed to improve the 

sustainability of the scheme and look to provide a flexible design that will accommodate the 

needs of future tenants in line with the design principles of the development plan, specifically 

Paragraph 130 of the NPPF, Policy D3 of the London Plan and WCP Policies 38 and 40 which 

advocate well-functioning, energy efficient design that is sensitive to its historic context.   

Amendments to Windows 

9.26 The S73 proposals seek amendments to a number of windows across the site to include 

additional windows and to replace poor functioning windows to improve acoustic and 

thermal performance of the buildings; to address poor quality and poor functioning windows; 

and to enhance the design of buildings by reverting to the original window design and 

placement where possible.  

9.27 Additional windows are proposed to the office units on the upper floors of the north block 

building to improve natural daylighting to the office floor plates and to enhance the external 

connections to the landscaped terraces through provision of glazed doors. It is also proposed 

to change the doors to the fifth floor of the north block office building from individual side 

hung doors to tripartite sliding doors. The doors are set back from the brick parapet, so that 

only the upper section of the doors is visible from the street. It is felt that this revised design 

will provide more modern and functional office accommodation which meets the needs of 

the London office market and provides a greater opportunity for natural ventilation and well 

being.  

9.28 Policy E1 of the London Plan states that improvements to the quality, flexibility and 

adaptability of office space of different sizes should be supported by new office provision, 

refurbishment and mixed-use development. The proposed amendments to the 

aforementioned windows and doors are seeking to increase the quality and flexibility of the 

proposed office floorspace at these levels.  
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9.29 At Brookfield House and 56 Davies Street, further design consideration has been given to the 

window proportions and alignment to the retained facades of the buildings. The window to 

wall ratios are proposed to be amended to better reflect a consistent approach between 

existing and proposed elevations, whilst also allow for an enhancement of daylighting of the 

internal spaces where window proportions have increased. These amendments are seen to 

be an enhancement to the scheme and were discussed and accepted in principle by WCC 

Officers. In addition to the above, a number of windows are sought to be replaced as part of 

this S73 application. The consented scheme approves the retention and refurbishment of a 

number of windows which are in poor condition, as well as the installation of secondary 

glazing. Following further review and investigation of the window conditions, it is felt that 

the optimum design solution is to replace rather than refurbish windows to improve the 

thermal and acoustic performance of the buildings. Specifically, it is proposed to replace the 

existing timber casement and sash windows with heritage style double glazed sash windows 

for those windows at numbers 48, 50, 56, and 58 Brook Street and this was considered 

acceptable in principle by the Design Officer at pre-application meetings. It is proposed to 

refurbish the single glazed leaded windows at numbers 52-54 Brook Street and install 

secondary glazing to improve the buildings’ thermal and acoustic performance. Furthermore, 

a number of amendments to windows are proposed along the South Molton Street 

Properties including the installation of double-glazed windows where windows are to be 

replaced, as well as the retention of single-glazed windows with secondary glazing installed 

in parallel. It is considered that the proposals to replace and refurbish a number of windows 

accord with policy objectives that seek to extend the lifespan of buildings through design, 

that provide efficient operation and that are sympathetic to the overall design of the SMT 

site and historic context. Furthermore, the principle of the approach to window replacement 

has been discussed, and agreed in principle, with WCC Officers.  

Amendments to lower ground Brook Street windows 

9.30 The consented scheme approves the demolition of a number of external entrance steps to 

buildings along Brook Street so that level access can be provided from the street into the 

units. To fully enable level access, the consented scheme also approves the reconstruction of 

internal ground floor slabs so that the internal finished floor levels will align with Brook Street 

to enable level access. It is now proposed to lower the lower ground and basement level 

windows a 48-60 Brook Street to improve their relationship with the new lower 
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ground/basement ceiling heights and subsequently to increase light within the units. These 

proposals were discussed with Officers at pre-application stage and the Design Officer 

confirmed that these amendments were acceptable subject to detailed design. It is felt that 

the proposals to adjust the window positions along Brook Street will enable an enhanced 

design that aligns the façade with internal floor levels, provides inclusive and step free access 

at street level in line with Policy D3 and D5 of the London Plan and increases the level of light 

within the units in line with design principles of Policy D3. 

Roof Balustrades  

9.31 The consented rooftop glass balustrade at 56 Davies Street, is now proposed as painted metal 

to reduce its visibility and reflectivity and, as a traditional material, it will be more in keeping 

with the historic design of the building. The handrails are proposed to be set back from the 

gable walls so that they are less visible from the street. The consented glazed balustrades at 

Brookfield House were omitted from the consented scheme drawings in error. They are now 

included as part of this S73 application and are shown on the updated verified views 

submitted with the application. It is considered that these minor design amendments are 

acceptable and in line with the policies of the development plan that require sensitive design 

that is in keeping with the historic context of the site.  

10 South Molton Street Passageway  

9.32 Under the consented scheme, a new passageway was approved through 10 South Molton 

Street with the aim of improving accessibility between South Molton Street and the rest of 

the Site. During design review, and through discussions with WCC Officers, it was agreed a 

further review would be undertaken to determine whether the consented stepped 

passageway could be amended to improve accessibility. As set out within the supporting 

Design and Access Statement, design reviews have been undertaken of ramped, and platform 

lift options to see if an alternative solution is workable, however they were ultimately 

determined not to be feasible due to existing level changes, and ongoing maintenance issues 

and compromising width and useability of the stepped passageway respectively. Although 

these revised options have therefore not been incorporated, amendments have been made 

to improve the functionality of the space to allow for a clear wing for the gates and the 
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installation of compliant handrails, whilst also improving the visual appearance of the 

passageway.  

9.33 Overall, the principle of the passageway was approved under the consented scheme and the 

initiative has been undertaken in the S73 application to determine where there may be 

opportunities to improve the level of accessibility. Certain enhancements have been 

undertaken to improve the passageway which have been discussed, and agreed in principle, 

with WCC Officers. The proposed passageway design is therefore considered to still comply 

with the respective planning policies.    

9.34 It should be noted that the rest of the public realm design approved under the Consented 

Scheme is not proposed to change as part of these S73 proposals.   

Policy Context - Housing Design Principles  

9.35 Policy D6 of the London Plan relates to housing quality and standards. Part A states that 

housing should be of high quality design with comfortable and functional layouts which are 

fit for purpose and meet the needs of Londoners. Housing design should provide sufficient 

daylight and sunlight to new and surrounding housing.  

9.36 Policy D7 of the London Plan relates to accessible housing. Part A states that to provide 

suitable housing and genuine choice for London’s diverse population, residential 

development must ensure that at least 10 per cent of dwellings meet Building Regulation 

requirement M4(3) (Wheelchair user dwellings) and all other dwellings meet Building 

Regulation requirement M4(2) (accessible and adaptable dwellings). 

9.37 Policy 12 of the WCC City Plan sets out that “All new homes and residential extensions will 

provide a well-designed, energy efficient and high-quality living environment, both internally 

and externally. New homes will be designed to a standard that ensures the safety, health and 

wellbeing of its occupants”, and that “all new homes will meet or exceed the Nationally 

Described Space Standards”.  
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Policy Assessment – Housing Design Principles  

9.38 Under the consented scheme, a total of 33 residential units were approved within the upper 

floor of the South Molton Street Properties, with 11 of these allocated for affordable housing.  

9.39 Following design review, the principle of the number and type of units has remained the 

same, and all will continue to meet the minimum space standards. However, the layouts have 

been replanned to provide further enhancements to the residential units including bringing 

daylight deeper into the plan and internal spaces. During the replanning, careful 

consideration has been given to the heritage aspects within the listed buildings and where 

possible allow for the further retention of exiting building fabric, with comprehensive pre-

application discussions held between the project architects, the heritage consultant, and also 

the WCC Design and Conservation Officer. 

9.40 As part of the replanning for the residential units, small extensions have been proposed to 

residential units on the second floor of 18 and 20 South Molton Street to assist in improving 

the internal layouts of the units. The number of habitable rooms is unchanged from the 

consented scheme.  Due to the proposed extensions to these properties, in turn, it has 

allowed for the provision of external terraces to the residential units above which will 

enhance the external amenity space provision available to them. In terms of visual impact, 

studies have been undertaken which demonstrate the proposed extensions will have a 

minimal additional visual impact along South Molton Lane, and any extension would be read 

in line with the existing built streetscene. 

9.41 Overall, the principal approach to the residential units has remained the same as per the 

consented scheme, however further design review has allowed for enhanced layouts to be 

provided to the future occupiers whist maintaining a sympathetic refurbishment of the listed 

buildings. Therefore, the proposal continues to comply with Policies D6 and D7 of the London 

Plan, and Policy 12 of the WCC City Plan.   
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Policy Context - Heritage and Townscape  

9.42 This section considers the proposals in the context of the statutory tests within the Planning 

(Listed Buildings and Conservation Areas) Act 1990. The following sections of this Act are 

relevant, in addition to Section 38(6) of the Planning and Compulsory Purchase Act 2004: 

a. Section 16 - which places a statutory duty on the decision maker in considering 

whether to grant listed building consent for any works to have special regard to the 

desirability of preserving a building or its setting or any features of special 

architectural or historic interest which is possesses; 

b. Section 66 - which requires that special regard is given to the desirability of 

preserving listed buildings or their settings or any features of special architectural 

or historic interest which is possesses; and 

c. Section 72 - which states that special attention shall be paid to the desirability of 

preserving or enhancing the character or appearance of a conservation area. 

9.43 The Government has attached great importance to conserving and enhancing the historic 

environment in the NPPF. The NPPF advises that decisions on applications with implications 

on designated heritage assets should be made on the basis of the significance of the asset, 

and the harm (substantial or less than substantial) that the proposal would cause to the 

significance of the heritage asset. 

9.44 Paragraph 197 of the NPPF states that in determining applications, local planning authorities 

should take account of: 

a) “the desirability of sustaining and enhancing the significance of heritage assets 

and putting them to viable uses consistent with their conservation; 

b) the positive contribution that conservation of heritage assets can make to 

sustainable communities including their economic vitality; and 

c) the desirability of new development making a positive contribution to local 

character and distinctiveness.” 

9.45 Paragraph 199 of the NPPF states that “when considering the impact of a proposed 

development on the significance of a designated heritage asset, great weight should be 
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given to the asset’s conservation (and the more important the asset, the greater the weight 

should be). This is irrespective of whether any potential harm amounts to substantial harm, 

total loss or less than substantial harm to its significance.” 

9.46 Paragraph 201 of the NPPF states that local planning authorities should refuse applications 

that will lead to substantial harm (or total loss of significance) of a designated asset, unless it 

can be demonstrated that the substantial harm of total loss is necessary to achieve 

substantial public benefits that outweigh that harm or loss, or where: 

a) The nature of the heritage asset prevents all reasonable uses of the site; and 

b) No viable use of the heritage asset will result in the medium term; and 

c) Conservation is demonstrably not possible; and  

d) The harm or loss is outweighed by the benefit of bringing the site back into use. 

9.47 Paragraph 202 of the NPPF sets out the policy tests where proposals lead to less than 

substantial harm to the significance of a designated heritage asset and requires the harm to 

be weighed against the public benefits of the proposal including, where appropriate, securing 

its optimum viable use. 

9.48 Paragraph 203 of the NPPF states that “the effect of an application on the significance of a 

non-designated heritage asset should be taken into account in determining the application. 

In weighing applications that directly or indirectly affect non-designated heritage assets, a 

balanced judgement will be required having regard to the scale of any harm or loss and the 

significance of the heritage asset.”  

9.49 Paragraph 206 of the NPPF states that new development within Conservation Areas and 

within the setting of heritage assets should enhance or better reveal their significance. 

“Proposals that preserve those elements of the setting that make a positive contribution 

to the asset (or which better reveal its significance) should be treated favourably.” 

9.50 London Plan Policy HC1(C) states that “Development proposals affecting heritage assets, 

and their settings, should conserve their significance, by being sympathetic to the assets’ 

significance and appreciation within their surroundings. The cumulative impacts of 

incremental change from development on heritage assets and their settings should also be 
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actively managed. Development proposals should avoid harm and identify enhancement 

opportunities by integrating heritage considerations early on in the design process.” 

9.51 At a local level, Policy 39 of Westminster’s City Plan seeks to conserve Westminster’s wider 

historic environment and its extensive heritage assets, including its conservation areas and 

listed buildings. Historic and other buildings should be upgraded sensitively, to improve their 

environmental performance and make them easily accessible. 

9.52 Policy MD of the Mayfair Neighbourhood Plan sets out that proposals for new development 

should respond to Mayfair’s character and heritage, in terms of the significance of the 

Mayfair Conservation Area and the setting of listed buildings in the vicinity, and should be of 

a design which reflects the existing character of Mayfair in terms of heights, scales and uses. 

9.53 Of critical importance to the development of the proposals has been consideration of the 

balance between harm to the listed buildings and the proposed public benefits in the context 

of the NPPF. Consideration has also been given to the duty to preserve or enhance the 

character or appearance of the Mayfair Conservation Area within which it sits and, to 

preserve the setting of the existing buildings which are within the proximity of the site.  

Assessment – Heritage and Townscape 

9.54 The following analysis should be read alongside the analysis of the designated heritage 

assets within the Heritage Statement, as well as the analysis of the views and townscape set 

out within the Townscape and Visual Assessment chapter of the Environmental Statement 

Addendum, both prepared by Donald Insall Associates. 

9.55 The Planning Practice Guidance (Annex 2: Glossary) defines designated heritage assets as 

follows:  

“A World Heritage Site, Scheduled Monument, Listed Building, Protected Wreck Site, 

Registered Park and Garden, Registered Battlefield or Conservation Area designated 

under the relevant legislation.” 
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9.56 The designated heritage assets that would be affected by this proposal are:  

1. Mayfair Conservation Area;  

2. 50 Davies Street;  

3. 52 Davies Street;  

4. 54 Davies Street; (Nos (2) to (4) fall within a single listing entry)  

5. 1-7 Davies Mews, and 28-30 South Molton Lane;  

6. 40 Brook Street;  

7. 42 Brook Street;  

8. 44 Brook Street;  

9. 46 Brook Street; (Nos (6) to (9) fall within a single listing entry and includes 

reference to 40 South Molton Lane)  

10. 10 South Molton Street  

11. 15 South Molton Street  

12. 16 South Molton Street (Nos (12) and (13) fall within a single listing entry)  

13. 17 South Molton Street  

14. 18 South Molton Street  

15. 19 South Molton Street  

16. 20 South Molton Street (Nos (16) and (17) fall under a single listing entry)  

17. 21 South Molton Street  

18. 24 South Molton Street (Nos (18) and (19) fall within a single listing entry)  

19. 25 South Molton Street. 

9.57 The Proposed Development has had regard to paragraph 194 of the NPPF in designing the 

proposals. The proposals would sustain and enhance the significance of the heritage assets, 

having regard to the specific areas within each asset that are considered to be of high 

significance, and enabling the assets to be put into sustainable and viable uses, and proposing 

heritage enhancements, including relevant reinstatement works where primary heritage 

significance has been lost.  

9.58 The key points from the listed buildings are summarised briefly as follows.  
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i. 50-54 Davies Street: of high significance are the street-facing elevations of all three 

buildings, and the original plan form and timber staircases at 52 Davies Street, and at 50 

Davies Street above first floor level.  

ii. 40-46 Brook Street: of high significance are the street-facing elevations, but not the 

truncated turret and South Molton Lane roofscape, and principal interiors and staircases 

that survive intact.  

iii. 1-8 Davies Mews: of high significance are the street-facing elevations and mansard roof 

onto South Molton Lane and Davies Mews.  

iv. SMS: of the highest significance are the street-facing elevations in so far as they retain 

original brickwork. Of high significance are the original roof forms (at nos. 10,15 and 16 

but not their modern dormers, 17, 19 but not its modern extract ducts, 21, 24 and 25); 

original staircases which survive substantially intact above ground floor level (17, 18, 19 

above first floor Page 75 level, 20, 21, 24 and 25); and the original rear elevations, but 

not their replacement fenestration.  

9.59 The Heritage Statement, and the Townscape and Visual Impact chapter of the Environmental 

Statement Addendum further consider the significance of heritage assets in the vicinity of 

Site as part of assessing any likely impacts of the Proposed Development. 

9.60 Six related, but separate, applications for listed building consent are submitted, namely for:  

i. 1-8 Davies Mews (and 28-30 South Molton Lane);  

ii. 50-54 Davies Street;  

iii. 40-46 Brook Street (and 40 South Molton Lane);  

iv. 10 South Molton Street;  

v. 15-21 South Molton Street; and  

vi. 24-25 South Molton Street. 
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9.61 The overall conclusions from a heritage perspective have been considered from a holistic 

overall approach across the Site. 

9.62 The Proposed Development has had regard to paragraph 192 of the NPPF in designing the 

proposals. The proposals would sustain and enhance the significance of the heritage assets, 

having regard to the specific areas within each asset that are considered to be of high 

significance, and enabling the assets to be put into sustainable and viable uses, and proposing 

heritage enhancements, including relevant reinstatement works where primary heritage 

significance has been lost.  

9.63 The proposals would make a significant positive contribution to the local character and 

distinctiveness of the local area. 

9.64 The Heritage Statement concludes that ‘the proposals would achieve a transformative 

enhancement of the Site, its setting, and its historic buildings. Those buildings which have 

heritage significance would be refurbished for more appropriate uses or in such a way that 

their existing uses can be better accommodated. The proposed new elements of the scheme 

have been carefully positioned and designed to sit comfortably in their historic context and 

alongside other recent additions to the Mayfair Conservation Area, and they would add new 

architecture of exceptional design quality.’ 

9.65 In accordance with paragraph 202 of the NPPF, the Heritage Statement concludes that the 

amended proposals would lead to less-than-substantial harm to the significance of heritage 

assets. In accordance with the NPPF, a number of public benefits are considered and 

delivered as part of the proposed development. 

9.66 The principal public benefits are set out from paragraph 9.70 onwards within this Section. 

Townscape 

9.67 A Townscape and Visual Assessment chapter prepared by Donald Insall Associates is 

submitted as part of the application and forms part of the Environmental Statement 

Addendum.  
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9.68 In agreement with WCC Officers, a reassessment has been undertaken of the proposals which 

takes into account he proposed amendments to the scheme following the original 

assessment of the consented scheme.  

9.69 A summary of the conclusions from the consented scheme was that the sympathetically 

designed extensions to the North Block and South Block were sensitively set-back to reduce 

the appearance of the increased height at roof level from the street and the resulting 

proposed design has a positive impact on the views and townscape. Through good quality 

design and appropriate setbacks, the proposals were an overall benefit to the townscape. 

As part of the Environmental Statement Addendum, the reassessment of the amended 

scheme concludes that the proposals will not give rise to any new construction, existence or 

cumulative built heritage or townscape/visual effects. Therefore, it is considered that effects 

remain as per the conclusion provided in the paragraph above.   

Public Benefits 

9.70 As per paragraph 20 of the PPG, public benefits which flow from a development can be 

anything that delivers economic, social or environmental progress. The benefits should flow 

from the proposals and be of a nature and scale to be of benefit to the public interest at large 

and should not just be a private benefit. The PPG also acknowledges that public benefits can 

include heritage benefits such as sustaining or enhancing the significance of a heritage asset.  

9.71 The Proposed Development would lift an underutilised area at the fringes of one of the West 

End’s finest neighbourhoods to active and beneficial use in improved buildings, and improved 

public realm. The proposals sit in the wider context of the Oxford Street District Place Shaping 

Strategy, and would result in the transformative, long-term regeneration of a substantial part 

of north Mayfair.  

9.72 The comprehensive proposals would bring about a significant change in the way that 

potential businesses and visitors would view the area. The public realm and improvements 

to permeability and pedestrian layout are critical to this, whilst also retaining the design 

quality and feel of this historic Mayfair location.  

9.73 As part of the comprehensive proposals, the design team and applicant have considered each 

individual building within the Site, both listed and unlisted, and propose changes in order to 
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create high-quality commercial space within the local area, as well as private and affordable 

residential units.  

9.74 The investment across the Site would bring about significant new jobs, as well as providing a 

much-improved sense of place and identity; a catalyst for establishing this location as a 

destination for residents, businesses and visitors within north Mayfair. The principal public 

enhancements are set out as follows: 

Social and Economic Enhancements:  

a) 19,140 square metres (GIA) of Grade A office space, assisting Westminster City 

Council to meet its target for office space growth.  

b) Direct employment – 1,510 FTE jobs directly on site, equivalent to 1,695 jobs. 

This represents an uplift of 610 FTEs (680 jobs) compared to existing 

employment levels.  

c) Workers would spend £3.0 million in the local area each year, of which £1.6 

million will be additional compared to existing.  

d) 585 jobs created by the increase in office space  

e) £5 million yearly visitor expenditure by hotel guests across London  

f) £76 million in additional GVA supported by the new workforce in each year.  

g) £54 million to £72 million in tax revenues accruing to the treasury as a result of 

the scheme, of which £23 million to £30 million can be considered additional 

compared to the existing tax contribution.  

h) It is estimated that commercial activity at the Proposed Development will 

result in £11.1 million in business rates being paid each year. 

i) Delivery of 22 private housing and 11 affordable housing high-quality units in 

the heart of Mayfair. The proposed affordable housing proposed represents 

35% by both floorspace and habitable room. 

j) Provision of modern, fit-for-purpose high quality retail/F&B and office 

floorspace to meet the demands of prospective occupiers, and assist in 

enhancing the area and reviving the West End;  

k) Improvements to the permitted Community Infrastructure and Facilities 

including through the land-use swap application at 14 North Row to bring 

forward further enhanced community spaces which aim to meet the demands 
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of the local community, including the potential for medical/education uses and 

sport facilities across the sites within the City; 

l) Significant improvements to the public realm to provide high quality pedestrian 

spaces and amenity and improving accessibility across the Site. The 

development will create major new public realm and a destination at a key 

location between Oxford Street, Elizabeth Line station located at Bond Street 

and the entrance to Mayfair; 

m) Provision of a range of retail unit sizes, including micro-units, to meet the 

requirements of both larger and SME businesses, and also create an enhanced 

and sustainable offer alongside South Molton Lane. 

Environmental and Heritage enhancements include:  

a) Retaining and repairing the most significant historic elements of the listed 

buildings on site, and reinstating significant areas of lost fabric and plan form in 

these buildings, also resulting in enhancements to the setting of nearby listed 

buildings, and to the character and appearance of the Mayfair Conservation 

Area;  

b) The unlisted buildings on site which make a positive contribution to the 

Conservation Area would be retained or adapted, and fitted with more 

sustainable and active uses and enhancements;  

c) The public realm which is currently in poor condition would be upgraded with 

street and pavement finishes in historic materials, including reference to the 

buried River Tyburn. This would substantially enhance the setting of the listed 

buildings on site and the appearance of this part of the Mayfair Conservation 

Area.  

d) A highly sustainable development in all respects, both the new build and 

retained / extended buildings 

e) The small increase in building heights for the North & South Block, omission of 

a basement level and reduced basement dig across the permitted scheme will 

assist in further enhancing the environmental improvements brought forward 

by the scheme through a reduction in embodied carbon values through use of 

alternative structural materials.  
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f) Re-use of materials during construction, where possible, to reduce embodied 

carbon values and to also reduce materials sent to landfill. 

Heritage, Townscape and Public Benefits - Summary 

9.75 In accordance with the NPPF, the Proposed Development has established the relative 

significance of the designated heritage assets on the Site and sought to sustain and enhance 

the contribution of those assets to the Mayfair Conservation Area.  

9.76 In line with paragraph 202 of the NPPF, it is concluded that the proposals would have limited, 

less than substantial harm to the heritage assets, which would be more than offset by the 

significant public benefits that would arise as a result of the proposals. This is a position that 

has been agreed during the preapplication process with Westminster City Council officers.  

9.77 As set out in paragraph 9.70, there are a significant number of public benefits that would 

arise, including securing the listed buildings with optimum viable uses, investing in South 

Molton Street which is a retail street currently in need of support, and created improved 

permeability across the Site.  

9.78 It is therefore considered that the proposals comply with the relevant paragraphs of the 

NPPF, and with the relevant criteria of the GLA and City Council’s policies. The proposals are 

also considered to comply with the statutory duties found in section 16(2), section 66(1) and 

section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990. 

9.79 The proposed development is concluded to be in accordance with heritage and townscape 

policies at national, regional and local levels. 

Basement Development 

9.80 Policy 45 of Westminster’s City Plan states that basement developments will need to be 

designed and constructed to minimise the impact at construction and occupation stages, 

protect heritage assets and conserve the character and appearance of the existing building. 
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Policy Assessment 

9.81 The proposed amendments to the consented scheme do not seek to increase any basement 

excavation compared to the consented scheme. Instead, the amended proposals seek to 

reduce the level of basement excavation by omitting basement level -2 at the North Block, 

removal of additional basement excavation at 40-46 Brook Street, and omitting the majority 

of basement digs within the South Molton Street Properties. The reasoning for the omissions, 

in part, is to improve the environmental credentials of the proposed scheme by reducing the 

amount of embodied carbon produced from basement excavations. The reduced basement 

excavations will not have any further adverse impact compared to the consented scheme, 

and would in turn be an improvement as there would be a reduced impact during the 

construction stages from a reduction in excavation. 

9.82 Therefore, the proposed reduction in basement excavation is considered acceptable and the 

proposals still comply with Policy 45 of the WCC City Plan. 
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10 Energy and Sustainability 

10.1 At the heart of the National Planning Policy Framework is a presumption in favour of 

sustainable development, which should be seen as a golden thread running through both 

plan-making and decision-taking. 

Energy and Sustainability 

10.2 Chapter 14 of the NPPF contains the Government’s policies on climate change. Paragraph 

152 supports low carbon development that reduces greenhouse gas emissions, encourages 

the reuse of resource including the conversion of existing buildings, and utilises renewable 

and low carbon energy.  

10.3 Paragraph 157 of the NPPF states that new development should take account of landform, 

layout, building orientation, massing and landscaping to minimise energy consumption.  

10.4 Policy SI2(a) of the London Plan Policy states that major development should be net-zero 

carbon. Greenhouse gas emissions should be reduced, and annual and peak energy demands 

minimised in accordance with the following energy hierarchy: 

1) Be lean: use less energy and manage demand during operation; 

2) Be clean: exploit local energy resources and supply energy efficiently and cleanly;  

3) Be green: maximise opportunities for renewable energy on site; and 

4) Be seen: monitor, verify and report on energy performance. 

10.5 Part C of Policy SI2 sets the following targets to be achieved by major developments: a 

minimum onsite reduction of at least 35 per cent beyond Building Regulations. Residential 

development should achieve 10 per cent, and non-residential development should achieve 

15 per cent through energy efficiency measures. Where it is clearly demonstrated that the 

zero-carbon target cannot be fully achieved on-site, any shortfall should be provided, in 

agreement with the borough, either: 1) through a cash in lieu contribution to the borough’s 

carbon offset fund, or 2) off-site provided that an alternative proposal is identified and 

delivery is certain. 
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10.6 London Plan Policy D3 requires that development proposals should aim for high sustainability 

standards and take into account the principles of the circular economy. 

10.7 Policy 36 of the Westminster City Plan stats that “All development proposals should follow 

the principles of the Mayor of London’s energy hierarchy. Major development should be net 

zero carbon and demonstrate through an energy strategy how this target can be achieved. 

Where it is clearly demonstrated that it is not financially or technically viable to achieve zero-

carbon on-site, any shortfall in carbon reduction targets should be addressed via off-site 

measures or through the provision of a carbon offset payment secured by legal agreement.” 

10.8 Policy 36 of Westminster’s City Plan requires that ‘all development proposals should follow 

the principles of the Mayor London’s energy hierarchy. Major development should be net 

zero and demonstrate through an energy strategy how this target can be achieved.’ 

Policy Assessment  

10.9 An Energy Strategy for the SMT scheme was approved under the April 2022 Consent. 

Schedule 1, Clause 9.1 of the S106 attached to the permission requires a revised Energy 

Strategy to be submitted to the Council prior to the commencement of each phase of 

development by way of discharge of Clause 9.1. The obligation states: 

“The Owner shall not Commence Development of each Development Phase or Phases 

until a revised Energy Strategy (for the relevant Development Phase or Phases) 

setting out the maximum onsite regulated carbon emissions savings that can be 

achieved and whether operational regulated zero carbon can be met has been 

submitted to and approved by the City Council, however, if the City Council agrees 

that operational regulated zero carbon cannot be delivered for the relevant 

Development Phase(s), the residual carbon emissions (if any) for a notional 30 year 

development life is to be either:  

(i) Off-set through a financial contribution to the City Council’s Carbon Offset Fund 

according to the formula (i.e. residual regulated carbon emissions (tonnes) x 30 years 

x £95); or  

(ii) To be made by the Owner off-site within the City of Westminster through the 
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delivery of a identified carbon savings project(s) (details of which are to be submitted 

to and approved by the City Council) pursuant to paragraph 9.2 and 9.3 below.” 

10.10 Although there is a mechanism built into the consent to provide a revised Energy Strategy for 

approval by the Council which would account for any amendments to the scheme, an Energy 

Statement has been submitted with the application, alongside a Sustainability Appraisal, 

Whole Lifecycle Carbon (WLC) Assessment and Circular Economy Statement. These 

documents assess the proposed amendments and conclude that the scheme continues to 

meet the relevant targets set out by policy. A further Energy Statement would be submitted 

in due course to meet the requirements of the S106 Obligation so an agreement can be made 

on the final carbon off-setting contribution to be made by each phase of the scheme.   

10.11 In terms of energy performance, the supporting Energy Statement submitted with this 

application sets out the improvements in carbon reduction against both the current building 

regulations SAP 2012 carbon factors and the consulted SAP 10 carbon factors as stated in the 

GLAs Energy Assessment Guidance. The Energy Statement, prepared by Twin & Earth, 

submitted with the application assesses how the development accords with policies and 

principles of sustainable development and energy efficiency. The Energy Statement applied 

to the proposed amendments is based on the energy hierarchy set out in the London Plan 

Policy SI2.  

10.12 For clarity, the Energy Statement has assessed the S73 scheme against the existing site as the 

baseline, rather than assessing only the proposed amendments of the S73 against the 

consented scheme. This approach has been agreed with WCC Officers and GLA Officers. As 

such, reference to ‘the development’ within this Section of the planning statement refers to 

the enhanced S73 scheme and not the S73 amendments. 

10.13 As per the consented scheme, the proposals achieve the carbon reduction targets set out by 

the GLA, and a summary of these reductions is provided below.   

10.14 Developments are required to make the fullest contribution to tackling climate change by 

minimising carbon dioxide emissions (Be Lean). The carbon emissions performance of the 

development was tested using dynamic energy modelling for non-domestic uses and SAP 

modelling for domestic use. In the case of the proposed dwellings, a representative sample 

was modelled to represent all energy types. Carbon emission and cash-in-lieu contributions 
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have been calculated with the GLA’s Carbon Emissions Reporting spreadsheet (for the SAP 

10 carbon emissions factor). 

10.15 For non-domestic new build, a 18% emissions reduction is achieved (compared to a PartL2A 

2013 compliant development) through passive and energy efficiency measures alone. For 

non-domestic refurbishment and change of use, a 37% carbon emissions reduction is 

achieved (compared to the existing baseline), therefore both exceeding the minimum 15% 

required by the GLA.  

10.16 For domestic change of use, a 12% carbon emissions reduction is achieved (compared to the 

existing baseline) through passive and energy efficiency measures alone, exceeding the 

minimum 10% required by the GLA. 

10.17 The Be Lean strategies for the different building types, as per the amended scheme, include 

the following: 

New Build: 

• High performance thermal envelope; 

• Mixed mode ventilation; 

• Low temperature communal water-based circulation system; 

• Mechanical Ventilation with Heat Recovery Units (MVHR) to reduce 

• heating of incoming ventilation air; and 

• High Efficiency lighting. 

Refurbishment and Change of Use 

• Insulation of existing building envelope; 

• Secondary and double glazing installed on windows; 

• Low temperature heating distribution systems; 

• Wastewater Heat Recovery (WWHR) systems; 

• Mechanical Ventilation with Heat Recovery Units (MVHR) to reduce 

• heating of incoming ventilation air; and 

• High efficiency lighting; and 

• Refrigerant cooling systems.  
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10.18 Developments are also required to adopt sustainable and construction measures and 

prioritising decentralised energy (Be Clean). 

10.19 In terms of Be Clean measures, there are no existing or planned heat networks serving the 

Site’s location. However, to maximise the potential benefit of the proposed development, Air 

Source Heat Pumps are proposed for all space heating and hot water in the North and South 

Blocks, and proposed dwellings at 10, 15-25, 27 & 42 South Molton Street. As per the 

consented scheme, whilst a majority of the heating and hot water loads will be met by Air 

Source Heat Pumps, ultra-low NOx gas boilers will be used for supplying hot water in the 

hotel, however, the hotel has potential for connection to the South Block communal heating 

system once the South Block is constructed. Combined Heat and Power (CHP) systems are 

not proposed due to local air quality impacts, as per the consented scheme.  

10.20 The GLA energy guidance states that heat pumps should be categorised under the ‘Be Green’ 

element of the energy hierarchy unless they serve district heating networks. Therefore, there 

is no change in the carbon emissions under the Be Clean stage and these will instead be 

considered under the Be Green stage. 

10.21 Developments are also required to adopt renewables (Be Green). The Be Green results 

reduce carbon dioxide emissions by a further 20% for non-domestic new build, and 25% for 

non-domestic refurbishment and change of use. For domestic change of use, a total carbon 

emissions reduction of 55% would be achieved on site, exceeding the minimum 35% required 

by the GLA. 

10.22 Lastly, as set out in the London Plan, developments should now take into account how energy 

performances will be monitored and optimise if possible (Be Seen). The development will 

incorporate the required energy meters and Smart Meters in line with the GLA’s Energy 

Monitoring Guidance to enable performance in use to be monitored and optimised. This will 

include the use of open protocol systems that allow devices to be connected without having 

to use proprietary systems. 

10.23 An assessment of the sustainability credentials of the Proposed Development is contained 

within the Sustainability Appraisal prepared by Twin & Earth, which has been submitted as 

part of the application. It confirms that the Proposed Development seeks to meet the same 

targets as per the consented scheme, with the inclusion of additional targets for the South 
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Molton Street retail units. A comprehensive summary of the targeted BREEAM ratings is 

below. 

North and South Blocks – Offices 

• Minimum Requirement: Excellent 

• Project Ambition: Outstanding 

North and South Blocks – Retail / F&B 

• Minimum Requirement: Very Good 

• Project Ambition: Excellent 

40-46 Brook Street 

• Minimum Requirement: Very Good 

• Project Ambition: Excellent 

South Molton Street – Residential  

• Minimum Requirement: Very Good 

• Project Ambition: Excellent 

South Molton Street – Retail / F&B 

• Minimum Requirement: Very Good 

• Project Ambition: Excellent 

10.24 Given the stage in the process, these targets are aspirational and further technical work is 

required to assess how these can be achieved. The requirements for further information to 

be provided to the Council is reflected in Condition 59 of the consented scheme.  

10.25 In terms of water usage, the proposal seeks to minimise water consumption through seeking 

to reduce demand and accommodate rainwater harvesting where possible. Measures to 

reduce water usage in the buildings includes the installation of dual-flush toilets, and water 

efficient wash basin taps, baths/showers, and kitchen appliances. These proposed strategies 

assist in meeting a target of 55% and 45% improvements over BRE’s baseline building for 
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Offices, and Retail/Hotel, respectively. Furthermore, the residential target of 105 litres per 

person per day will also be achieved. 

10.26 Overall, in operational carbon terms, the proposed scheme has been improved compared to 

the consented scheme with a reduction in emissions by 9 tonnes per annum and as per the 

consented scheme, the proposals continue to achieve the carbon reduction targets set out 

by the GLA.  

10.27 The Proposed Development is therefore considered to accord with the relevant targets 

within the London Plan and Westminster City Plan policies. 

Circular Economy 

10.28 London Plan Policy SI7 sets out policy objectives in relation to resource conservation and 

recycling which includes: 

1) promote a more circular economy that improves resource efficiency and innovation  

2) encourage waste minimisation and waste prevention through the reuse of materials 

3) ensure that there is zero biodegradable or recyclable waste to landfill by 2026  

4) meet or exceed the municipal waste recycling target of 65 per cent by 2030 

5) meet or exceed the targets for each of the following waste and material streams: a) 

construction and demolition – 95 per cent reuse/recycling/recovery; b) excavation – 95 per 

cent beneficial use 

6) design developments with adequate, flexible, and easily accessible storage space and 

collection systems that support, as a minimum, the separate collection of dry recyclables (at 

least card, paper, mixed plastics, metals, glass) and food. 

10.29 To minimise the use of new materials, the following circular principles should be taken into 

account in line with figure 3.2 of London Plan: 

• building in layers - ensuring that different parts of the building are accessible and can 

be maintained and replaced where necessary; 
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• designing out waste - ensuring that waste reduction is planned in from project 

inception to completion, including consideration of standardised components, 

modular build and re-use of secondary products and materials; 

• designing for longevity; 

• designing for adaptability or flexibility; 

• designing for disassembly; and 

• using systems, elements or materials that can be re-used and recycled. 

10.30 Policy 37 of the WCC City Plan states “Developers are required to demonstrate through a 

Circular Economy Statement, Site Environment Management Plan and/or associated Site 

Waste Management Plan, the recycling, re-use, and responsible disposal of Construction, 

Demolition and Excavation waste in accordance with London Plan targets and the council’s 

Code of Construction Practice (CoCP).” 

Policy Assessment 

10.31 A supporting Circular Economy Statement, prepared by Twin & Earth, has been submitted as 

part of the application. The Statement reviews the whole development including the S73 

enhancements in line with the latest GLA guidance. As set out within the assessment, careful 

consideration has been given to the circular cconomy principles through design development 

and will continue to be reviewed during construction and beyond. 

10.32 During design development, consideration has been given to opportunities to conserve 

resources by applying lean design principles and source materials sustainability. As per GLA 

guidance, a ‘Bill of Materials’ has been completed to demonstrate where the proposal has 

sought to conserve resources. 

10.33 Furthermore, a review has been undertaken to minimise the amount of waste that is 

generated from the development through all development stages. As set out within the 

supporting Circular Economy Statement, appropriate management plans are proposed to 

assist in minimising the amount of waste that is taken to landfill, with the aim of reusing or 

recycling waste on site, where possible.  
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10.34 In summary, the proposed scheme seeks to minimise the use of new materials and aims to 

follow the circular principles as set out in the London Plan. Therefore, the proposal is 

considered to comply with the relevant regional and local planning policies.  

Whole Life Cycle Carbon  

10.35 Policy SI2 of the London Plan states “Development proposals referable to the Mayor should 

calculate whole lifecycle carbon emissions through a nationally recognised Whole Life-Cycle 

Carbon Assessment and demonstrate actions taken to reduce life-cycle carbon emissions”. 

Policy Assessment 

10.36 The Whole Lifecycle Carbon (WLC) Assessment, prepared by Twin & Earth, submitted with 

the application assesses the development’s life cycle carbon emissions in line with the GLA 

guidance. The WLC has been assessed for the entirety of the site and reflects the proposed 

design changes proposed as part of this S73 application. GLA WLC guidance states that mixed 

use developments should compare their WLC baseline with the benchmark of the typology 

which makes up the greatest proportion of the development in GIA sqm. In this instance, the 

office use constitutes the greatest floorspace within the scheme and therefor office targets 

are used as the benchmark. 

10.37 The WLCA demonstrates that for each module, the development’s embodied carbon is below 

the GLA’s Aspirational WLC Benchmark therefore exceeding the relevant criteria.  

10.38 The approach to the consented development and indeed the proposed amendments has 

been to maximise retention and prioritise low-carbon materials. The WLC principles applied 

to the scheme have been set out in detail in the WLC Assessment submitted with the 

application. The key principles applied to the S73 proposals include: 

• Reuse and retrofit of existing building structures – Existing built structures retention 

has been priorities and has been undertaken for a number of buildings including 40-

46 Brook Street, South Molton Street Properties, and 50 Davies Street.  

• Repurpose or recycling of materials – some of the brickwork and stone cladding will 

be stripped out and repurposed for re-installation. 

• Material selection - low carbon materials have been specified where possible.  
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• Operational energy is minimised - a ‘fabric first’ approach has been adopted to 

minimise heating and cooling requirements with natural ventilation being utilised 

where possible. 

• Designing for durability and flexibility - Durable materials and finishes are proposed 

to be used to maximise the buildings lifespan. 

• Multiple studies have been undertaken throughout the design stage to ensure the 

optimal balance between embodied carbon and operational carbon is met. 

• Efficient construction is proposed. The significant reduction in basement 

excavation, particularly in relation to the removal of basement level 2 within the 

North Block, and introduction to structural solution for Brookfield House, has 

resulted in increased efficiencies in terms of construction and reduced levels of 

embodied carbon.  

10.39 The WLC Assessment has analysed the carbon impacts of the proposed development as a 

whole rather than reviewing the carbon impacts which have resulted in the S73 proposals. It 

can therefore be said that the enhanced S73 scheme meets and exceeds the GLA’s 

aspirational targets and the relevant London Plan policies. The WLCA therefore accounts for 

the demolition of parts of the North and South block buildings which was approved under 

the consented scheme and was seen to be necessary in order to upgrade the existing 

buildings of poor condition and to subsequently deliver the proposals. The Applicant 

continues to strive to meet their internal objectives of the Grosvenor’s 2030 net zero carbon 

objectives and pathway. 

10.40 Overall, the proposals have been developed in order to reduce life cycle carbon emissions in 

line with GLA guidance requirements. Therefore, the proposal is considered to accord with 

London Plan Policy SI2.  

Overheating   

10.41 Policy SI4 of the London Plan states “Major development proposals should demonstrate 

through an energy strategy how they will reduce the potential for internal overheating and 

reliance on air conditioning systems in accordance with the following cooling hierarchy:  
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1) reduce the amount of heat entering a building through orientation, shading, high 

albedo materials, fenestration, insulation, and the provision of green infrastructure  

2) minimise internal heat generation through energy efficient design  

3) manage the heat within the building through exposed internal thermal mass and high 

ceilings  

4) provide passive ventilation  

5) provide mechanical ventilation 6) provide active cooling systems.” 

10.42 Policy 36 of the WCC City Plan states “All developments should be designed and operated to 

minimise the risk of internal overheating. Major development proposals will include a cooling 

strategy in line with the Mayor of London’s cooling hierarchy”. 

Policy Assessment  

10.43 As set out in the supporting Energy Statement, prepared by Twin & Earth, the proposed 

development has been designed around passive measures and limiting internal heat gains to 

minimise the need for cooling. 

10.44 An updated overheating assessment has been undertaken as part of this S73 application 

which assesses the residential units located at South Molton Street. The assessment accounts 

for the amendments proposed to the residential units that include minor reconfigurations to 

internal layouts, extensions to number 20 and 22 South Molton Lane and the inclusion of 

new double glazing. The results are exactly the same as the results of the overheating 

assessment approved under the consented scheme.  

10.45 An extensive list of passive measures proposed has been set out within the supporting Energy 

Statement with design measures implemented to accord with the requirements of the GLA 

cooling hierarchy. 

10.46 Based on the proposed passive measures, an overheating risk assessment has been 

undertaken for the non-domestic and domestic uses to determine whether active cooling 

would still be required. For non-domestic uses, whilst passive measures have been 

incorporated, all non-domestic spaces will require active cooling to mitigate overheating risk 
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during warm/hot weather. The offices within the North and South Blocks will however 

include operable windows to enable a mixed mode ventilation strategy to limit cooling 

demand.  

10.47 For domestic uses, the results indicate that there may be risk of overheating in some of the 

proposed residential units, however such risks can be mitigated by the use of portable fans, 

and providing user guidance on how to limit overheating including closing curtains, opening 

doors and windows to provide cross ventilation, and using energy efficient appliances which 

give out less heat. 

10.48 Overall, the proposed development has sought to maximise the potential of incorporating 

passive measures into the design in line with the GLA’s cooling hierarchy. Where overheating 

is still a risk, appropriate mitigation measures are proposed. Therefore, the proposal is 

considered to comply with Policy SI4 of the London Plan and Policy 36 of the WCC City Plan.  
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11 Transport and Servicing  

Policy Context - Transport and Parking 

11.1 Chapter 9 of the NPPF outlines aims for a transport system balanced in favour of sustainable 

transport modes, to give people a real choice about how they travel and encourages solutions 

which support reductions in greenhouse gas emissions and reduce congestion. 

11.2 Paragraph 111 of the NPPF is clear that development should only be refused on highways 

grounds if there would be an unacceptable impact on highway safety or the residual 

cumulative impacts on the road network would be severe. 

11.3 Paragraph 112 of the NPPF requires development to give priority to pedestrians and cycle 

movements, address the needs of people with disabilities, create places that are safe, secure 

and attractive and allow for the efficient delivery of goods and access by service and 

emergency vehicles. 

11.4 London Plan Policy T1 and T2 promote sustainable travel through encouraging walking, 

cycling and use of public transport. Policy T1 further states that development should ensure 

that any impacts on London’s transport networks and supporting infrastructure are 

mitigated. London Plan Policy T1 also states that developments should facilitate the delivery 

of the Mayor’s strategic target of 80 per cent of all trips in London to be made by foot, cycle 

or public transport by 2041.   

11.5 London Plan Policy T4 requires the submission of transport assessments/statements with 

development proposals when required in accordance with national or local to ensure that 

impacts on the capacity of the transport network (including impacts on pedestrians and the 

cycle network), at the local, network-wide and strategic level, are fully assessed. 

11.6 London Plan Policy T5 outlines that development proposals should secure the provision of 

appropriate levels of cycle parking which should be fit for purpose, secure and well-located, 

and in line with the minimum standards. The relevant standards for the proposed 

development are set out in Table 10.2 of the London Plan. 
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11.7 Policy 24 of Westminster’s City Plan states that the Council will support a sustainable pattern 

of development which maximises trips made by sustainable modes, creates safer streets for 

all, reduces traffic and improves air quality. Part B states that new development and the 

connected transport modes should contribute towards maintaining and enhancing 

Westminster’s places and streets as one of the most attractive and liveable areas in London. 

Supporting text at paragraph 24.10 requires Travel Plans to be submitted with applications 

which consider the specifical transport impacts of a proposal.  

11.8 Policy 25 of Westminster’s City Plan states that all development must promote sustainable 

modes of transport by prioritising walking and cycling in the City. Part B states that 

development must prioritise and improve the pedestrian environment and contribute 

towards achieving first class public realm.  

11.9 Part C of Policy 25 states that development should contribute to improvements to deliver a 

first class public realm which supports cycling through improvements. 

11.10 Policy 26 of Westminster’s City Plan states that development must improve the accessibility 

to, and legibility of existing and proposed public transport by creating and improving walking 

and cycling links to stops or stations. 

Planning Consideration - Transport and Parking 

11.11 A Transport Assessment Addendum and a Draft Travel Plan Addendum have been submitted 

in support of the S73 application. 

11.12 The supporting Transport Assessment Addendum, prepared by WSP, submitted with the 

application considers the conclusions of the Transport Statement approved as part of the 

Consented Scheme in light of the S73 proposals. The transport reports consider the change 

in floorspace of different land uses  proposed and the introduction of a gym use to the flexible 

mix of Community Infrastructure and Facilities to be located within the North Block. In 

addition, the transport reports have considered the impacts of the flexible retail/F&B uses. 

For each proposal, the worst case scenario has been reviewed.  
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11.13 Based on the proposed changes to the floorspace, a gym use would generate fewer ‘new’ 

trips during the peak hours when compared with an education and training use. The majority 

of these trips would be linked trips, rather than new, trips on the network. The difference in 

total trip generation between the Consented Scheme and the S73 proposals is 28 fewer trips 

in the AM peak and 5 additional trips in the PM peak. This minor change would not affect the 

conclusions of the Transport Assessment Addendum approved as part of the Consented 

Scheme and no further trip generation assessment is considered necessary as part of this S73 

application. As such, it is considered that the proposals are compliant with Policies T1 and T4 

of the London Plan and Policy 24 of the Westminster City Plan.   

11.14 Cycle parking requirements have been reviewed against the London Plan policy standards 

and in line with the changes to land use and floorspace areas proposed as part of the S73 

application. When compared with the requirements of the Consented Scheme, an additional 

10 long stay cycle parking spaces are required together with 1 additional shower and 7 

lockers. The S73 proposals provide the additional long stay parking spaces and meet the 

additional locker provision; however, the provision of showers has fallen from 1 shower per 

10 cycle parking spaces in the Consented Scheme to c.1 shower per 12 spaces in the S73 

proposals in order to provide additional locker capacity following a review with cycle design 

experts Five at Heart. 50 short stay cycle parking spaces continue to be provided within the 

public realm areas and a total of 3.5% of long-stay cycle parking spaces are provided as 

accessible spaces. It is considered that the proposals are compliant with London Plan policy 

T5 and continues to comply with the sustainable transport principles set out in Policy T1 and 

T2 of the London Plan and Policy 25 of the Westminster City Plan, and the principles of cycle 

parking provision set out in the Mayfair Neighbourhood Plan.  

11.15 As set out in the supporting Transport Assessment Addendum and Draft Travel Plan 

Addendum, the proposed amendments do not have an impact on the travel plan strategy, 

hard/soft measures and monitoring proposals which were set out in the Draft Travel Plan 

that was approved as part of the consented scheme. As such, the scheme continues to 

comply with Policies T1 of the London Plan, Westminster Plan Policy 24 and its associated 

supporting text at paragraph 24.10. 
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Policy Context – Delivery, Waste and Servicing 

11.16 Policy D3(4) of the London Plan requires proposals to facilitate efficient servicing and 

maintenance of buildings and the public realm, as well as deliveries, that minimise negative 

impacts on the environment, public realm and vulnerable road users  

11.17 Part G of London Plan Policy T7 states that development proposals should facilitate safe, 

clean, and efficient deliveries and servicing. Provision of adequate space for servicing, storage 

and deliveries should be made off-street, with on-street loading bays only used where this is 

not possible.  

11.18 Policy 29 of Westminster’s City Plan states that the council will strongly support the provision 

of consolidated facilities for freight, servicing and deliveries in new development in 

accordance with London Plan policy. Part B states that servicing, collection and delivery needs 

should be fully met within a development site and Applicants will produce Delivery and 

Servicing Plans. 

11.19 Part C of Policy 29 states that provision for servicing, collection and deliveries within 

developments will be: 

a Located behind new or converted building, or below street level; 

b Appropriate in size, type and anticipated frequency of arrival of vehicles; and 

c Capable of being shared with other businesses. 

11.20 Policy 33(c) of Westminster’s City Plan states that development should prevent adverse 

effects of noise and vibration and improve the noise environment in compliance with the 

Council’s noise thresholds, with particular attention to minimising noise from servicing and 

deliveries. 

11.21 Mayfair Neighbourhood Plan Policy MSD requires development to demonstrate how 

improved waste and servicing arrangements have been provided. Specifically, the policy 

supports consolidated waste and servicing within the frontage or immediate area of the 

development and that arrangements will not impact the amenity of neighbouring occupiers. 
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Planning Considerations - Delivery, Waste and Servicing 

11.22 A Servicing Strategy and Servicing Management Plan (Servicing Strategy) Addendum, and a 

Waste Management Strategy Addendum, prepared by WSP are submitted in support of this 

S73 application. The review of the delivery, servicing and waste strategies considers the S73 

proposals and is based on the worst case scenario as explained in the Waste Management 

Strategy Addendum and Servicing Strategy Addendum provided with the application. In 

terms of the servicing and delivery strategy, as set out in the supporting Servicing Strategy 

Addendum, the proposed changes will result in a reduction in the number of daily service 

vehicle trips (deliveries) from 68 to 67. This reduction is due to the reduction of 667 sqm GIA 

of flexible retail/restaurant floorspace within the scheme. The change is considered to be 

immaterial and as such no assessment of delivery servicing trip generation is required as part 

of this S73 application.  

11.23 The delivery and servicing strategy will remain as per the consented scheme, except for the 

Running Horse Pub due to the proposed increase in floor area. The Servicing Strategy 

Addendum states that it has always been the intention that servicing trips associated with 

the Running Horse Pub would arrive directly to the site from the source, though these trips 

would still need to be booked in with the site-wide facilities manager and take place on 

Davies Mews between the hours of 07:00-12:00, Monday to Saturday, where possible. It is 

acknowledged that any servicing trips associated with the pub outside these hours would be 

able to service on-street along Davies Street in line with the existing strategy. It is intended 

that pub servicing be undertaken from the loading zone on Davies Mews (which can 

accommodate 4 vehicles at a time), though it has also been demonstrated that additional 

deliveries could take place further west along Davies Mews, in closer proximity to the pub. 

11.24 The increase in pub floor area proposed as part of the S73 application may result in an 

increase in daily servicing trips, although it is likely that the number of trips would remain the 

same but the volume of goods being delivered per trip would simply increase as required. As 

a worst-case scenario, a pro rata increase in servicing vehicle trips based on the increase in 

pub floor area may result in an additional 2 service vehicle trips per day (7 rather than 5). 

Such an increase would be accommodated within the previously proposed loading provisions 
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on-site. This proposed amendment was discussed with Waste, Highways and Planning 

Officers at pre-application stage and was found to be acceptable. 

11.25 With regard to the waste strategy, amendments are limited to the Running Horse Pub only 

and as explained in the Waste Management Strategy Addendum submitted with this 

application, the waste strategies for 40-46 Brook Street (the hotel development) and the 

South Molton Street properties remain unchanged from those approved as part of the 

Consented Scheme. The proposed omission of back of house corridors between the pub and 

the North Block has led to an improved basement layout within the North Block including 

improved cycle and changing facilities for the office building.  In addition, the removal of the 

link improves both security and fire safety with the office building and Running Horse Pub 

respectively . 

11.26 Through design development, and discussions with WCC officers, it is therefore proposed 

that the Running Horse Pub will be provided with its own dedicated waste storage at 

basement level, and the tenant of the pub will manage their own waste within the premises. 

On a daily basis, the tenant will transfer the bins from basement level via back of house areas 

and a service hoist to ground floor level. Once at ground level, the tenant, or the on-site 

Facilities Management (FM) team, will transfer the bins to the main waste storage area in the 

North Building via Davies Mews, where they will be exchanged for similar empty (spare) bins 

that are held within the store. The spare bins will be positioned to prevent them from being 

used by other users of the main waste storage area.  This maintains the Running Horse Pub 

being part of the overall consolidated waste solution. 

11.27 As a result of the proposals, the main waste store for the Site, located within and served by 

the North and South building has been amended to ensure it accommodates the correct 

storage quantities in line with the amended floorspace areas and in accordance with 

Westminster guidance on waste.  

11.28 Overall, the proposed amendments have led to an alternative waste strategy being provided 

for the pub use, however this and the slight additional servicing requirements do not give 

rise to additional adverse impacts compared to the consented scheme. Therefore, the 

proposals still comply with the relevant planning policies.   

 



 
 

© copyright reserved 2022 Gerald Eve LLP   Page 87 

12 Other Technical Considerations 

Air Quality 

12.1 Paragraph 174 of the NPPF states that development should not contribute to or be put at 

unacceptable risk of, or be adversely affected by unacceptable levels of pollution, including 

air pollution. 

12.2 London Plan Policy D3 promotes a design led approach for development proposals and 

requires that form and layout of developments should help prevent or mitigate the impacts 

of poor air quality and London Plan Policy SI 1 requires that development proposals to not 

lead to further deterioration of existing poor air quality, create any new areas that exceed air 

quality limits and create unacceptable risk of high levels of exposure to poor air quality. To 

meet these requirements, development proposals must be at least Air Quality Neutral and 

design solutions should be used to prevent or minimise increased exposure to existing air 

pollution. 

12.3 Policy 32 of Westminster’s City Plan states that the council is committed to improving air 

quality in the city and expects development to reduce exposure to poor air quality and 

maximise opportunities to improve it locally. 

Policy Assessment 

12.4 An Air Quality Impact Assessment has been carried out as part of the Environmental 

Statement Addendum to assess the changes proposed as part of the S73, in particular to 

review changes due to improved, ‘cleaner’ energy supply including the replacement of non-

electric energy sources with Air Source Heat Pumps and PV panels.  

12.5 The assessment shows that the proposals will not result in any new impacts over and above 

those identified for the assessment of the Consented Scheme. As such, no additional 

mitigation is required beyond that secured as part of the Consented Scheme and the S73 

proposals therefore comply with the relevant policies of the development plan.  

               Daylight and Sunlight 
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12.6 The NPPF contains guidance on development proposals that affect daylight and sunlight. 

Paragraph 125(c) states that local authorities should take a flexible approach in applying 

policies or guidance relating to daylight and sunlight, so as not to inhibit the efficient use of 

a site, as long as the scheme would provide acceptable living standards.  

12.7 Paragraph 185(c) of the NPPF states that to ensure new development is appropriate for its 

location, proposals should limit the impact of light pollution from artificial light on local 

amenity. 

12.8 London Plan Policy D6 sets out that the design of development should provide sufficient 

daylight and sunlight to new and surrounding housing that is appropriate for its context, 

whilst avoiding overheating, minimising overshadowing and maximising the usability of 

outside amenity space. 

12.9 Policy 7 of Westminster’s City Plan states that development will be neighbourly by protecting 

and where appropriate, enhancing amenity, by preventing unacceptable impact in terms of 

daylight, sunlight and overshadowing. 

12.10 At national level, the Building Research Establishment (BRE) Report 209 ‘Site Layout Planning 

for Daylight and Sunlight 2011’ comprises tests to assess the impact that a new development 

will have on the light to neighbouring properties. The tests within the document are given as 

advice and are not mandatory. As such they are guidance rather than planning policy.  

12.11 The BRE guide states that its main aim is to help to ensure good conditions in the local 

environment, considered broadly, with enough sunlight and daylight on or between buildings 

for good interior and exterior conditions. Although it gives numerical guidelines, these should 

be interpreted flexibly because natural lighting is only one of the many factors in site layout 

design. The calculation methods are sufficiently flexible to use different target values to take 

account of any special circumstances relevant to a development.  For example, it is 

acknowledged that a different approach may be appropriate in a modern, high-density high 

rise metropolitan area as against a historic city centre. 
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Policy Assessment 

12.12 This S73 application assesses the daylight and sunlight impacts of the proposed development 

on neighbouring properties as well as the impact of light within the residential properties on 

South Molton Street.  

12.13 The assessment of daylight and sunlight on neighbouring properties is set out in the 

Environmental Statement Addendum. The ES confirms that although the proposed changes 

to the massing of the scheme are minor, the daylight and sunlight effects on neighbouring 

properties require reassessment. The Vertical Sky Component (VSC) assessment shows that 

although some of the properties assessed experience reductions in daylight, the overall effect 

of the proposals on the properties will be of negligible significance or negligible to minor 

adverse impacts. As also assessed within the ES for the consented scheme, the only property 

to experience major adverse impacts is 13 South Molton Street. 

12.14 It is important to note that 13 South Molton Street is situated within a terrace of properties 

located on the western side of South Molton Street and to consider the results in the context 

of the Site. 13 South Molton Street protrudes from the building line such that it sits closer to 

the North Block than its neighbours on the South Molton Lane boundary. The decreased 

separation distance means that the property is more susceptible to change. The impact has 

arisen from the infilling of the existing alleyway which lies opposite the site and formed part 

of the consented scheme. It is worth noting that the units assessed are dual aspect and 

therefore the rooms which face onto South Molton Street would be unaffected by the 

proposals. 

12.15 The ES daylight assessment reviews the sunlight levels to sensitive receptors. The results 

show that out of the 100 windows tested, 94 would satisfy the BRE guidelines criteria for 

annual sunlight and 94 (94%) would satisfy the winter sunlight criteria.  

12.16 The assessment of sunlight availability to the surrounding residential sensitive receptors 

indicates that whilst a number of the neighbouring properties would experience reductions 

in sunlight availability as a result of the proposals, for the majority of the neighbouring 

properties any reductions would be considered to be negligible and therefore not significant. 

Solely 13 South Molton Street would experience a major adverse effect in terms of sunlight.   
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12.17 When considering the results as a whole, it is important to note the urban context of the Site. 

Paragraphs F1 and F4 within Appendix F of the BRE guidelines suggest flexibility should be 

applied in such circumstances, especially in this context where the height of the proposal is 

comparable to the height of nearby consented developments such as 65 Davies Street and 

Claridge’s Hotel on the corner of Brook Street and Davies Street. It is also important to note 

that the assessment of the properties along South Molton Street only takes account of the 

rooms which face towards the Site. The rooms on the northern elevations of these properties 

would experience no change to their light conditions as a result of the S73 proposals.  

12.18 In addition, an update to the assessment of daylight and sunlight within the proposed 

development has been provided for all habitable rooms of residential properties at 10, 15-

25, 27 and 42 South Molton Street. The assessment undertaken accounts for the changes 

proposed to these residential units as part of the S73 application including minor internal 

reconfigurations and extensions to number 20 and 22, and a slight increase in height of the 

north and south blocks. The assessment is set out in the Daylight and Sunlight Assessment 

Addendum (within Proposed Dwellings Report), prepared by Anstey Horne.  

12.19 The daylight results indicate that the rooms still achieve a high level of adherence to the BRE’s 

numerical targets, with 79% of the rooms assessed achieving the guideline values for Average 

Daylight Factor (ADF). This is particularly good considering the urban context of the site and 

the constraints posed by the refurbishment of existing buildings, many of which are listed. 

The previous assessment for the consented scheme indicated that 86% of the rooms assessed 

would achieve the guideline values.  The slight reduction to the overall adherence is mostly 

attributed to a small number of bedrooms which the guidelines suggest are of less 

importance than living rooms and kitchens. When the results for the other rooms are 

compared on a room-by-room basis, some show a slight increase in daylight availability whilst 

others show a slight decrease. Overall, the results are comparable with those previously 

reported for the consented scheme.  

12.20 The sunlight assessment shows that when considering those windows that face within 90 

degrees of due south, the level of adherence is 48% for the annual sunlight levels and 37% 

for winter sunlight. The assessment for the consented scheme indicated 50% and 37% 

adherence on an annual and winter basis respectively. As with the daylight results reported 
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above, the sunlight results are comparable with those previously reported for the consented 

scheme. 

12.21 The daylight and sunlight quality in the proposed development has been carefully considered 

by the architects, who have had to balance this with the constraints of refurbishing existing 

buildings where in the majority of cases the orientation, size and position of the windows are 

already fixed with limited scope for adjustment.  Room sizes and position are also limited by 

the envelope of the existing buildings being refurbished.. 

12.22 Although the BRE guide gives numerical guidelines, these are intended to be applied flexibly 

since natural lighting is only one of many factors in site layout design. Where higher density 

development is desirable the expectation of light as in a suburban or rural context is not 

comparable. Furthermore, the GLA’s Housing SPG emphasises that fully optimising housing 

potential may necessitate departure from conventional guidelines whilst still achieving 

satisfactory levels of residential amenity.  

12.23 The results of the latest assessment do not present a material change from what has already 

been granted consent. Considering the urban context and constraints associated with 

refurbishing existing buildings the results are comparable with what was previously 

considered to be acceptable. The layout of the Proposed Development follows the BRE 

guidelines and will provide good daylight within the proposed residential accommodation 

and as such will meet the relevant London Plan and Westminster policies.   

Noise  

12.24 Paragraph 185 of the NPPF requires proposals to mitigate and reduce the potential adverse 

impacts resulting from noise from new development, and to avoid noise giving rise to 

significant adverse impacts on health and the quality of life. 

12.25 London Plan Policy D14 details the ways in which development proposals should manage 

noise. The list includes avoiding significant adverse noise impacts, mitigating and minimising 

the existing and potential adverse impacts of noise without placing unreasonable restrictions 

on existing noise-generating uses, improving and enhancing the acoustic environment and 
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separating new noise-sensitive development from major noise sources using distance, 

screening, layout, orientation, uses and materials. 

12.26 London Plan Policy D13 states the ‘Agent of Change’ principle places the responsibility for 

mitigating impacts from existing noise and other nuisance-generating activities or uses on 

the proposed new noise-sensitive development. 

12.27 Policy 33(c) of Westminster’s City Plan state that development should prevent adverse 

effects of noise and vibration and improve the noise environment in compliance with the 

council’s noise thresholds. Part C also states that particular attention should be paid to: 

• Minimising noise impacts and preventing noise intrusion to residential 

development; 

• Minimising noise from plant machinery and internal activities  

• Minimising noise from servicing and deliveries; and 

12.28 Protecting the relative tranquillity in and around open spaces. 

Policy Assessment 

12.29 The supporting Noise Impact Assessment, prepared by Arup, states that based on the 

amended proposals, there is not considered to be a requirement to reassess the noise 

impact. The report notes that the location of the residential properties and their façades 

remains as per the consented scheme and therefore the conclusions of the approved Noise 

Impact Assessment remain valid. Furthermore, the consented scheme contains a number of 

conditions which control noise limits and which the S73 proposals will need to comply with.  

12.30 It should be noted that Condition 39 places noise restrictions on internal activity within the 

non-office commercial units of the consented scheme. The Running Horse Pub is located at 

50 Davies Street and the windows to the pub will be openable to allow for ventilation. It is 

expected that when windows are open, the pub would not comply with the restrictions of 

the existing condition. Should compliance with the condition be required, there is an 

opportunity to propose mechanical ventilation and for the pub windows to be non-openable. 

A mechanical ventilation solution will have heritage and design impacts and will require 

ducting through the building and rooftop intake. As such, and since the existing pub operates 
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with openable windows and is not subject to a similar noise restriction, it is proposed as part 

of this S73 application to exclude the pub from the controls of Condition 39. This amendment 

was discussed at pre-application stage and Officers agreed in principle to the amended 

condition wording.  

Flood Risk and Sustainable Drainage 

12.31 Paragraph 167 of the NPPF states that proposals should ensure that flood risk is not increased 

elsewhere and where appropriate, applications should be supported by a site-specific flood-

risk assessment. 

12.32 Policy SI 12 of the London Plan requires developments to ensure that flood risk is minimised 

and mitigated, and that residual risk is addressed. Policy SI 13 of the London Plan details that 

development proposals should aim to achieve greenfield run-off rates and that there should 

be a preference for green over grey features in line with the drainage hierarchy. 

12.33 Policy 35 of Westminster’s City Plan states that all developments should be safe for their 

lifetime from the risk of flooding, complying with the council’s Strategic Flood Risk 

Assessment (SFRA), Surface Water Management Plan (SWMP), Local Flood Risk Management 

Strategy (LFRMS) and the Mayor of London’s Regional Flood Risk Appraisal (RFRA). In 

addition, Sustainable Drainage Systems (SuDS)should be incorporated within developments 

to alleviate and manage surface water flood risk. 

Policy Assessment  

12.34 A supporting Flood Risk Assessment, prepared by AKT II, has been submitted in support of 

the planning application. As demonstrated in the report, the conclusions set out have 

remained unchanged and are considered to remain relevant as per the consented scheme. 

Therefore, as the consented scheme was assessed against the current development plan, the 

proposed scheme is considered to accord with the relevant national, regional, and local 

planning policies.  

12.35 A Supporting Sustainable Drainage Design Strategy, prepared by AKT II, has also been 

submitted to support the S73 application. The proposed amendments to the drainage 

strategy relate to the attenuation and drainage of the Running Horse Pub located at 50-54 
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Davies Street. Following design review, it is no longer feasible to attenuate the entire roof 

area of the pub as per the consented strategy. Furthermore, the architectural and spatial 

constraints within the buildings also prevent rainwater pipes being routed at a high level in 

order to link into the proposed roof top attenuation tank. Therefore, it is now proposed that 

a small area to the western and southern part of the Running Horse Pub roof is free 

discharged, similar to the approach taken for the hotel at 40-46 Brook Street and for units 

along South Molton Street. The total area of free discharge from the Running Horse Pub is 75 

sqm and would result in a 2.2 litres/second increase in the total discharge rate for the site for 

a 1 in 100 storm event and 3.0 litres/second increase for a 1 in 100 storm event plus climate 

change.  

12.36 AKT II have engaged with Thames Water on the revised approach to drainage of the Running 

Horse Pub and an Addendum to the Pre-Planning Application submitted with the consented 

scheme has been submitted to Thames Water. It is not considered that the increase in 

discharge rates present a material impact against the discharge rates of the Consented 

Scheme. As such, the revised drainage strategy for the pub is considered to comply with the 

relevant policies of the London Plan and Westminster City Plan. 

12.37 The foul water strategy remains unchanged from that approved under the Consented 

Scheme. Since the Consented Scheme was assessed against the current development plan, it 

is considered that the foul water strategy continues to comply with the relevant foul water 

drainage policies. 

Ventilation and Extraction 

12.38 Paragraph 16.2 of Westminster’s City Plan states that the impacts of food, drink and 

entertainment uses on the surrounding area need to be carefully managed. Proposals for 

food, drink and entertainment uses should be accompanied by an assessment of 

development impacts. 

12.39 Westminster Guidelines for Kitchen Extract Ventilation Systems was adopted in March 2021 

and sets out the Council’s hierarchy of preferred extract and ventilation systems. The 

guidance allows for re-circulation systems including where: there is no direct external 

discharge of cooking fumes; all cooking equipment must be electric powered; kitchens must 
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be suitably and effectively ventilated; specific targets are set for humidity and temperature 

levels within kitchens; filters must be monitored. 

Policy Assessment 

12.40 The S73 proposals seek amendments to the ventilation and extraction strategy for 

commercial units at 18-19 South Molton Street, which are now proposed as a potential 

restaurant, 15-16 South Molton Street (bar), 24 South Molton Street and 27 South Molton 

Street (retail/F&B).  

12.41 Allowance for re-circulation kitchen systems is now proposed for the aforementioned units 

along South Molton Street in line with the Council’s March 2021 guidance. The proposals 

which are set out in further detail within the supporting Ventilation Extract Statement 

Addendum, prepared by Hoare Lea (input from Chapmans BDSP), were discussed with both 

Planning and Environmental Health Officers at pre-application stage and were found to be 

acceptable. The Ventilation Extraction Statement Addendum provides a full review of the 

proposed equipment against the relevant criteria of the Westminster Guidelines for Kitchen 

Extract Ventilation Systems and demonstrates that the proposals are in full accordance with 

all necessary specifications.  

12.42 In addition to the above, minor amendments are proposed to the ducting of extraction 

equipment at the Running Horse Pub. The details were discussed with Design Officers at pre-

application stage and the proposed routing was agreed to be the least intrusive to the 

building. It should be noted that the extraction terminates at roof level in the same location 

approved under the Consented Scheme and continues to be hidden from street views.  

12.43 It is considered that the proposed amendments still allow for appropriate extraction or 

recirculation of kitchen fumes within the proposed scheme and therefore the proposal 

complies with the relevant planning policies.   

Fire Safety Considerations 

12.44 London Plan Policy D5 states development proposal should achieve the highest standards of 

accessible and inclusive design. They should be designed to incorporate safe and dignified 

emergency evacuation for all building users. In all developments where lifts are installed, as 
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a minimum at least one lift per core (or more subject to capacity assessments) should be a 

suitably sized fire evacuation lift suitable to be used to evacuate people who require level 

access from the building. 

12.45 London Plan Policy D12 promotes the highest standards of fire safety for all developments. 

The policy requires development to be designed to incorporate appropriate features which 

reduce risks from fire, constructed in a way to minimise the spread of fire and provide 

suitable means for escape.  

Policy Assessment  

12.46 The supporting Fire Safety Statement addendum, prepared by Hoare Lea sets out the changes 

proposed to the fire safety strategy as a result S73 amendments. 

12.47 Amendments to the fire safety strategy to address the changes to residential properties 

include provision of sprinkler protection and installation of self-closing fire doors to protected 

entrance halls. Also, lift provision within the North and South Block buildings has been revised 

to comply with London Plan requirements so that two firefighting lifts are provided within 

each core. Further details of the amended strategy are set out in the Fire Safety Statement 

and have been agreed in principle with the Approved Inspector. It is considered that the 

proposed revisions to the fire strategy have been designed in accordance with Policies D5 

and D12 of the London Plan. 

Archaeology 

12.48 The site does not lie within an Archaeological Priority Area. The S73 proposals seek to reduce 

the level of basement excavation and ground works and therefore the requirement for an 

Archaeological Assessment is not relevant.  

Ecology and Biodiversity 

12.49 The proposals do not seek an amendment to the level of landscaping, urban greening or 

biodiversity enhancements and therefore the conclusions in regard to ecology and 

biodiversity as per the consented scheme remain valid. 
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13 Community Infrastructure Levy and S106 Planning Obligations 

13.1 Under Section 106 of the Town and Country Planning Act 1990 (as amended) local planning 

authorities have the power to enter into planning obligations with the Applicant and any 

persons with an interest in the land to be developed as a means of mitigating any impacts of 

a development proposal. 

13.2 In accordance with Regulation 122(2) of the CIL Regulations (as amended), and Paragraph 57 

of the NPPF, planning obligations should only be sought where they meet all the following 

tests: 

a) Necessary to make the development acceptable in planning terms; 

b) Directly related to the development; and  

c) Fairly and reasonably related in scale and kind to the development. 

13.3 Paragraph 55 of the NPPF supports that planning obligations should only be used where it is 

not possible to address unacceptable impacts through a planning condition. 

Community Infrastructure Levy 

13.4 On 6 April 2010, the Community Infrastructure Levy Regulations 2010 (as amended) came 

into force to fund the provision, improvement, replacement or maintenance of infrastructure 

required to support development, as set out within each Local Authority’s Regulation 123 list 

(a ‘living’ document which provides a summary of the infrastructure which CIL receipts should 

fund). 

13.5 The Mayor’s revised CIL Charging Schedule came into effect on 1st April 2019. Mayoral CIL, 

now chargeable on the revised Charging Schedule referred to as MCIL2, is payable at the 

following rates (for Sites within ‘Central London’):  

• Office - £185 per sqm  

• Retail - £165 per sqm  

• Hotel - £140 per sqm  

• Other Chargeable Development in Westminster - £80 per sqm 
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13.6 The Westminster City Council CIL Charging Schedule came into effect in 2016. The CIL 

charging rates per sqm are as follows: 

• Residential – £550 per sqm;  

• Commercial – £200 per sqm; and 

• All other uses – £0 per sqm. 

Draft Heads of Terms for a S106 Deed of Variation 

a. As part of the S73 application, it is envisaged that a Deed of Variation to the 

S106 Agreement will be required and will include, but is not limited to: 

• Administrative amendments including the update of any planning reference 

numbers. 

• Substitution of the Stopping Up Order plan. Following further surveys, it is 

understood that a slight revision is require to the SUO area shown in the plan 

attached to the S106. 

• Clarification of the relationship with the Claridge House permission and unilateral 

undertaking. 

• Timescales associated with delivery of the Grosvenor Square Gardens playspace 

provision in association with SMT. 

• Any necessary change to the Community Infrastructure and Facilities floorspace 

provision to accommodate the change to the provision under the S73 Application. 
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14 Summary and Conclusion 

14.1 The submission of this S73 application follows detailed design development of the SMT 

scheme consented in April 2022. The Applicant team has undertaken extensive pre-

application consultation with Officers at Westminster City Council as well as significant and 

continued engagement with the local community, businesses and amenity societies including 

the Mayfair Neighbourhood Forum. The design team has positively responded to feedback 

that has been considered within the submitted proposals. 

14.2 The S73 proposals will enhance the consented scheme and deliver a commercial led mixed-

use development in a strategic site within the CAZ and WERSPLA, which would make a 

substantial contribution towards the GLA and City Council’s policy objectives, through the 

improved sustainability and environmental performance of the buildings, continued 

employment opportunities and design excellence. 

14.3 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires proposals to be 

determined in accordance with the statutory development plan unless material 

considerations indicate otherwise. Section 38(6) of the Planning and Compulsory Purchase 

Act 2004 requires proposals to be determined in accordance with the statutory development 

plan unless material considerations indicate otherwise. It concludes that the S73 proposals 

meets the aspirations of the statutory development plan, which actively supports mixed-use 

development in this location.  The environmental, social and economic benefits of the 

proposals are also material considerations of compelling weight in favour of the proposals. 

Section 38(6) of the 2004 Act therefore requires that planning permission be granted. 

14.4 Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a 

statutory duty on the decision maker in considering whether to grant listed building consent 

for any works to have special regard to the desirability of preserving a building or its setting 

or any features of special architectural or historic interest which is possesses. The six 

applications for listed building consent have been considered against the statutory test at 

Section 16. The proposals have had special regard to preserving the listed buildings, settings, 

and any features of special architectural or historic interest. In accordance with paragraph 

194 of the NPPF, the significance of any heritage assets affected, including any contribution 

made by their setting has been assessed in detail in the supporting Heritage Statement, and 
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the Built Heritage Townscape and Visual Impact Assessment (forming part of the 

Environmental Statement Addendum). 

14.5 The proposed development has been considered against the statutory test at Section 66.  The 

Heritage Statement submitted as part of this application concludes that less than substantial 

harm would be caused by the proposals. In accordance with paragraph 202 of the NPPF, this 

less than substantial harm has been weighed against the public benefits of the proposals, 

crucially including securing the optimum viable use of the buildings on the site. The proposed 

development would, therefore, satisfy the statutory test at Section 66 of the 1990 Act. 

14.6 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 also provides 

that, in respect of development affecting conservation areas, special attention shall be paid 

to the desirability of preserving or enhancing the character or appearance of that area. The 

effect of the proposed development on Mayfair Conservation Area has been assessed and is 

considered to satisfy the statutory test at Section 72 of the 1990 Act.  

14.7 The proposals will continue to deliver 33 residential units of which 35% will be delivered as 

affordable housing, as per the consented scheme.  

14.8 The proposed development has continued to aim in delivering a high-quality design which 

has taken both heritage and sustainability to the heart of the proposals. This is personified 

through the amendments to the scheme as part of the S73 and the aim in improving 

sustainability credentials through reducing embodied carbon values, whilst also carefully 

considering heritage implications during reconfiguration of layouts and improving shopfront 

details.  

14.9 Overall, the proposals meet the aspirations of development plan policy.  They satisfy the 

relevant statutory tests. Other material considerations of substantial weight also indicate 

that planning permission should be granted.  The proposals will promote the economic, social 

and environmental well-being of the City of Westminster. The S73 application and listed 

building consent should be granted permission accordingly. 
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