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CITY OF WESTMINSTER

PLANNING Date Classification

APPLICATIONS SUB

COMMITTEE 27 June 2023 For General Release

Report of Ward(s) involved

Director of Town Planning & Building Control West End

Subject of Report 77 Park Lane, London, W1K 7TP

Proposal Use of part-ground floor, part-lower ground floor and basement as
hotel use (C1), replacement of roller shutter with louvred
pedestrian gate and double door external alterations and
installation of plant at ground and basement floors.

Agent Centro Planning Consultancy

On behalf of Central London Investments Limited

Registered Number 22/05437/FULL Date 26 Aoil 2023

ri

Date Application 9 August 2022 amended/ P

Received completed

Historic Building Unlisted

Grade

Conservation Area Mayfair

Neighbourhood Plan Mayfair

1. RECOMMENDATION

Grant conditional permission

2. SUMMARY & KEY CONSIDERATIONS

This application relates to a vacant car showroom which occupied the basement, lower
ground and part ground floors. The proposals involve the conversion of the basement (and
ground floor entrances, stair/lift cores and a vehicle access ramp linking ground and
basement levels) to provide a 66-bedroom (room only) hotel with ancillary back of house
facilities but no catering or conference facilities. (The main ground floor part of the showroom
is not part of this application.) Minor external works are also proposed to entrances on
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Aldford Street and Mount Street. Internal plant is proposed at basement and ground floor
levels.

The key considerations in this case are:

e The acceptability of the proposal in land use terms, including the requirement to make
the best use of the land;

e The impact of the proposals upon the appearance of the building and the character
and appearance of the conservation area,;

e The impact on the amenity of neighbouring residential properties;

e The impact of the use and site servicing upon the operation of the local highway
network.

Several objections have been received principally in relation to the acceptability of a hotel
use in this location, and on amenity grounds and highways grounds. However, subject to
appropriate operational controls, the scheme is considered acceptable in land use, amenity
and highways terms and in terms of its impact upon the character and appearance of this
part of the Mayfair conservation area and the application is therefore recommended for
approval.
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3. LOCATION PLAN

This production includes mapping data
licensed from Ordnance Survey with the
permission if the controller of Her Majesty’s
Stationary Office (C) Crown Copyright and /or
database rights 2013.

All rights reserved License Number LA
100019597




4, PHOTOGRAPHS




Item No.

1

Mount Street frontage

L)
. ,!.-- Smwan ||
- "" — o

LLLLE T IJ..';

- .....»._:3::3! r_s:_._g-;;i

Aldford Street frontage




5.1

Item No.

1

CONSULTATIONS
Application Consultations

MAYFAIR RESIDENTS’ GROUP
No response to date

MAYFAIR NEIGHBOURHOOD FORUM

Support provision of a more affordable hotel type in this location. Note that there
are few affordable restaurants in Park Lane and no food and drink offer within the
hotel. Food deliveries via on-line platforms should be prevented to minimise
potential nuisance. Site deliveries should be manageable subject if no food and
drink offer.

Request that applicants make a s106 contribution towards the Mayfair Green
Route project in Aldford Street.

RESIDENTS’ SOCIETY OF MAYFAIR & ST. JAMES'S
No response to date

FIRE HEALTH AND SAFETY EXECUTIVE
‘Content’ on the basis of additional information and clarification. Proposals will be
subject to consideration at later regulatory stages.

METROPOLITAN POLICE DESIGNING OUT CRIME OFFICER
No objection subject to suggested security measures and a condition requiring
the development to achieve a Secured By Design Accreditation.

ENVIRONMENTAL SERVICES
No objection subject to conditions

WASTE PROJECT OFFICER
Revised arrangement for storage of waste/recycling are satisfactory.

HIGHWAYS PLANNING TEAM - CITY HIGHWAYS

Conditions recommended requiring the submission of updated Servicing
Management Plan and a hotel Operational Management Plan to address issues
raised.

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS
RECEIVED

No. Consulted: 186

Total No. of replies/objections: 7 (including a letter on behalf of the Fountain
House Residents’ Association, a letter on behalf of the 12 unnamed leaseholders
of Fountain House and a letter on behalf of a property management company
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with an interest in seven neighbouring residential properties ).
No. in support: 0

Objections on some or all of the following grounds:

Land use:

e Hotel development unacceptable in principle in this residential location

e Loss of car showroom (and associated loss of employment)

e Application does not make efficient use of the land or provide a
meaningful use for the remainder of the site and would compromise the
future use of the rest of the unit; future use of existing premises should be
considered as a whole.

e Alternative, more acceptable uses should be considered; no marketing
evidence to support contention that there is no demand for a car
showroom use or an alternative use or to demonstrate that a hotel is the
most appropriate use.

e Use contrary to policies requiring development to respond positively to the
character and quality of the particular characteristics of the immediate
vicinity of the development site.

Amenity:

e Adverse impact on residents’ amenities particularly in evening/early
morning, exacerbated by the intensive nature of the hotel use and
increased activity due to lack of food drink provision.

¢ Noise and disturbance from taxis/coaches and from guests attempting to
enter small hotel entrance close to neighbouring residential properties;
noise from taxis/coaches and loading/unlading of luggage; disturbance
from guests loitering outside hotel.

¢ Noise disturbance from servicing activities

¢ Impact on amenity of residents of Fountain House due to potential anti-
social

e behaviour and disturbance due to lack of monitoring by staff.

e Hotel Management Plan should be subject to annua review (with
neighbour consultation)

e Potential disturbance from plant operation

Highways/servicing:

o Off-street servicing contrary to policy; proposed serving arrangement
inadequate and detrimental to the operation of the highway and safety of
other highway users.

¢ Inadequate provision for taxis and coaches; suggested controls do not
ameliorate potential problems.
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e Servicing proposals unclear/contradictory (frequency and duration of
deliveries and servicing) and require clarification.

¢ Inadequate refuse storage to take account of a future hotel use with a
food/drink offer.

Sustainability

e Servicing proposals do not meet requirements regarding sustainability.

Design/townscape

e Use of a side door as the hotel entrance will change circulation patterns in
the area and diminish the building’s role within, and contribution to, the
conservation area.

Fire safety

e Scheme should be referred to the Health and Safety Executive (gateway
One)

Security

¢ Increased security risk to residents and flats on the upper floors as this
type of hotel use is not adequately monitored.

Other issues

e Application form (Certificates of ownership) incorrect

e Adverse effect on the ‘prestigious’ nature of the upper floor flats and
impact on property values

e Criminal behaviour previously taken place on site

¢ No pre-application engagement by the applicant

¢ No neighbour consultation received (at pre-application stage on receipt of
the application)

e Request that the application be reported to the Planning Sub-Committee

PRESS NOTICE/ SITE NOTICE:
Yes

Applicant’s Pre-Application Community Engagement

The submitted Statement of Community Involvement (SCI) states that the applicants
undertook pre-application consultation with neighbouring occupiers in accordance with
the ‘Early Community Engagement in Westminster Guidance Note (February 2022). It
states that letters were sent to 109 neighbouring addresses most likely to be affected
by the proposals (22 July 2022) notifying recipients of the proposed application, and
providing contact details. The envelope was marked to highlight the contents of the
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letter. The SCI confirms that, at the date of submission, no enquiries had been
received as a result of this consultation. The applicants confirm that they did not notify
properties in Park Street given the distance of Park Street properties from the Hotel
and staff entrances, and that there would not be a material impact..

A dedicated website for the development was also launched on 22 July to coincide
with the positing of the notification letter.

The SCI also confirms that emails were sent to the ward councillors and to the
Residents’ Society of Mayfair & St James’s. The amenity society subsequently
expressed their interest in meeting the developer , although it is not clear whether any
meeting took place. (The applicants met the Mayfair Neighbourhood Forum after the
submission of the application). The SCI includes examples of the letters and emails
sent and a’ screen grab’ of the development website.

A letter submitted on behalf of the Fountain House Residents” Association notes the
submission of a SCI but expresses residents’ disappointment that more strenuous
efforts were not made to ensure that they were aware of the proposal, stating that the
majority failed to receive a notification letter and their regret that residents were not
included in the ‘wider engagement’ which appears to have included the Residents’
Society of Mayfair and St James's,

The applicants did not seek pre-application advice from officers.
6. WESTMINSTER’S DEVELOPMENT PLAN
6.1 City Plan 2019-2040 & London Plan

The City Plan 2019-2040 was adopted at Full Council on 21 April 2021. The policies in
the City Plan 2019-2040 are consistent with national policy as set out in the National
Planning Policy Framework (NPPF) (July 2021) and should be afforded full weight in
accordance with paragraph 219 of the NPPF. Therefore, in accordance with Section
38 of the Planning and Compulsory Purchase Act 2004, it comprises the development
plan for Westminster in combination with the London Plan, which was adopted by the
Mayor of London in March 2021 and, where relevant, neighbourhood plans covering
specific parts of the city (see further details in Section 6.2).

As set out in Section 38(6) of the Planning and Compulsory Purchase Act 2004 and
paragraph 49 of the NPPF, the application must be determined in accordance with the
development plan, unless material considerations indicate otherwise.

6.2 Neighbourhood Planning
The Mayfair Neighbourhood Plan includes policies on a range of matters including

public realm, directing growth, enhancing retail, commercial and public house uses,
residential amenity, commercial growth, cultural and community uses, heritage,
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design, servicing and deliveries and environment and sustainability.

The plan has been through independent examination and was supported by local
residents and businesses in a referendum held on 31 October 2019. It was adopted on
24 December 2019. It therefore forms part of the development plan for Westminster for
development within the Mayfair neighbourhood area in accordance with accordance
with Section 38 of the Planning and Compulsory Purchase Act 2004. Where any
matters relevant to the application subject of this report are directly affected by the
policies contained within the neighbourhood plan, these are discussed later in this
report.

6.3 National Policy & Guidance

The City Plan 2019-2040 policies referred to in the consideration of this application
have been examined and have been found to be sound in accordance with tests set
out in Paragraph 35 of the NPPF. They are considered to remain consistent with the
policies in the NPPF (July 2021) unless stated otherwise.

7. BACKGROUND INFORMATION
7.1 The Application Site

This application relates to part of a former car showroom on the lower floors of
Fountain House, a purpose-built inter-war mansion block located on the east side of
Park Lane which occupies an entire street block bounded by Park Lane, Mount Street,
Aldford Street and Park Street, with a petrol filling station at the corner of Mount Street
and Park Lane. The building comprises a mixture of commercial uses on the lower
levels (the vacant car showroom, the petrol station and a small office) and flats on part
ground and first to tenth floors, accessed via a grand entrance on Park Street. The site
is within the Central Activities Zone, and the Mayfair Conservation Area, and provides
views in and out of the Hyde Park conservation area. It is also situated within West
Mayfair as designated in the Mayfair Neighbourhood Plan. This site lies within the
LAEI Air Quality Focus Area, (Marble Arch to Hyde Park Corner) and the Great
Estates Area of Special Archaeological Priority.

Part of the western end of Aldford Street, running between Fountain House and
Aldford House, which is not open to traffic, houses the Aldford Street entrance/exit to
the Park Lane subway. The remaining roadway between the subway railings and Park
Street is a small turning head with single and double yellow lines. Refuse bags on the
adjacent pavement, suggest that this area is used for the servicing of neighbouring
buildings/waste collections.

Towards the centre of the Aldford Street frontage (directly opposite the subway), there
is raised entrance, accessed by an external stair, which currently serves the ground
floor car showroom and stairs core leading to the basement. Immediately adjacent (to
the east) is a ‘tradesmen’s entrance’ which links through the residential foyer. There
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are two windows and entrance door within the lower ground floor lightwell which serve
corner offices (known as 75 Park Lane). The remaining lightwell windows serve the
common parts including internal stair leading to the basement. To the east of the
tradesmen’s entrance, windows at raised ground floor level serve a flat. The remainder
of the flats are at first floor and above.

On Mount Street, there is a vehicular access ramp to the basement and two car lifts,
one serving the basement and the other serving the lower ground floor . Part of the
ground floor, the lower ground (access cores and car lift and vehicular ramp) and
basement were formerly occupied as a car showroom for ‘Mini’ cars. This use has now
been consolidated within the BMW Flagship showroom at Aldford House (70 Park
Lane) immediately to the south.

Two basement level parking spaces are currently used in association with the petrol
filling station but these will form part of the hotel accommodation.

The site is in close proximity to neighbouring listed buildings including those at 54
Mount Street and at 8-12 and 14-22 Park Street.

There are residential properties in the vicinity of the site including at 8 ,10, 12, 16,18,
20, 22 and 26 Park Street; 50, 51, 53, 54, 68, 69, 78, 79 and 81 Mount Street, 1, 3 and
5 Rex Place and Alford House, to the south of the site.

7.2 Recent Relevant History

None relevant.

8. THE PROPOSAL

This application relates to the use of the basement as a hotel (Class C1) measuring
2,324 sgm (GIA). The proposal would include the basement vehicle storage area (a
small part of which was also used for displaying cars, with two parking spaces for petrol
filling station staff), the Aldford Street entrance, the access cores at lower ground level
(linking the ground floor and basement); the vehicle ramp and the commercial car lift on
Mount Street to provide a new hotel. The ground floor showroom area and the lower
ground floor (including the residents’ car park and the associated car lift) are excluded
from the proposals.

The hotel would provide 66 double guest bedrooms rooms, (7 rooms providing
wheelchair access), and ancillary facilities in the form of the hotel reception and seating
area, luggage store, office, plant areas, cycle parking and waste/recycling facilities.
None of the rooms would be served by external windows . No drinking/dining facilities
would be provided on site and no refrigerators or desk/dining facilities would be
provided in guest bedrooms.
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The raised entrance on Aldford Street would be modified to provide level access to the
hotel. This entrance lobby would house a concierge/security desk and lead to two new
lifts (both evacuation lifts) and a staircase leading to the basement. The gates to the
commercial car lift on Mount Street will be replaced with new glazing and an access
door serving a goods lift /staff entrance lift. The roller shutter to the adjacent vehicular
access ramp would be fitted with a louvred double door, to provide ventilation to a new
plant area at the top of the existing vehicle ramp, and a pedestrian gate to the cycle
store and waste stores.

The application has been revised to serve notice on owners of the land, to provide
revised waste storage details and to clarify the proposed servicing arrangements.
Further information has been provided regarding the emergency generator (to power
the proposed evacuation lifts).

0. DETAILED CONSIDERATIONS
9.1 Land Use
Land Use Overview

The site lies within the Central Activities Zone and the West Mayfair as designated in
the MNP. City Plan Policy 1A sets out Westminster’s spatial strategy which seeks to
ensure that the borough will continue to “grow, thrive and inspire at the heart of London
as a world city”. The policy supports “..intensification and optimising densities in high
guality new developments that integrate with their surroundings and make the most
efficient use of land” but recognises the need to balance the competing functions of the
CAZ as a retail and leisure destination, visitor attraction and home to residential
neighbourhoods. Policy 1B confirms that growth will primarily be delivered through the
intensification of named locations including the CAZ with commercial-led and mixed-use
development to provide significant growth, including in leisure floorspace, alongside
new homes.

These overarching objectives are also set out within the NPPF (Chapter 11) and the
London Plan. London Plan policy GG2 seeks to “..create successful mixed-use places
that make the best use of land...enable the development of brownfield land,
prioritising...sites which are well connected by existing or planned Tube and rail
stations, and sites within and on the edge of town centres...and proactively explore the
potential to intensify the use of land”.

The Mayfair Neighbour Plan 2019 (MNP), in its introduction to ‘Growth Areas’,
recognises (paragraph 3.1.3) that “The challenge for Mayfair is to deliver sustainable
mixed-use growth; locating growth in sustainable locations; ensuring growth happens in
such a way that it enhances the quality of life for residents, workers, and visitors;
highlighting key Mayfair uses, and supporting greater growth for those”. It acknowledges
that “growth is already supported anywhere within Mayfair by virtue of the London and
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City Plan CAZ designations” but states that the aim of the Plan is to direct where that
growth is most appropriate and better reflects and responds to local character and
dynamics”.

Policy MSGL1 of the MNP encourages growth within Mayfair, including increased density
and the intensity of use, the efficient use of existing floorspace and activity, especially
from those uses which animate the street scene. Under policy MSG2, growth is
positively encouraged on Park Lane, and mixed use and residential growth is directed
towards West Mayfair, where the site is located. (Policy MSG2 is cross-referenced to
specific policies relating to Park Lane but these are primarily concerned with
improvements to traffic and the environment for pedestrians and cyclists and ground
level developments, with the aims of activating the ground floor frontage).

Policy MRU2 of the MNP requires development proposals in Mayfair to respond
positively to the character and quality of the particular characteristics of the immediate
vicinity of the development site.

Related policies

To ensure that any detrimental impacts on existing users of an area are avoided, City
Plan policy 7 requires new development to be neighbourly by protecting, and where
appropriate enhancing local environmental quality and protecting and positively
responding to local character and the historic environment. In considering development
proposals, the Council will take a balanced approach that considers the specific site
location and context as well as the merits of the proposals including the consideration of
the wider benefits of a scheme against impacts on the surrounding area.

The Plan recognises that factors such as polluted air, excessive smells, poor waste
management, noise and strong vibrations are examples of environmental impacts that
have an adverse impact on quality of life and health and well-being. Development must
prevent unacceptable environmental impacts on existing and new users of building or its
neighbours. It confirms that the Council will place the burden on the applicant to ensure
mitigation measures are included to safeguard future local amenity and to ensure that
development does not cause existing nearby uses from having to curtail their activities.

Policy 33 of the City Plan requires that development proposals do not have an adverse
impact upon the amenity and local environment of existing and future residents.
Developments must prevent the adverse effects of noise and vibration, with particular
attention to minimising noise impacts and preventing noise intrusion to residential
developments and sensitive uses, minimising noise from plant and internal activities and
from servicing and deliveries. In assessing the impact of development proposals, the
Council will apply the ‘Agent of change’ principle which places the burden on the
applicant to mitigate negative environmental impacts and ensures development does
not cause existing nearby uses from having to curtail their activities.

Policy MRUL1 of the MNP requires proposals for new commercial or entertainment uses
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in Mayfair to demonstrate how they protect the amenity of nearby residential units and
create no material additional adverse effects (after mitigation) such as from ‘noise and
rubbish between 11pm and 7am’. The supporting text refers to the impact of late-night
noise and waste disposal. To address the potential conflicts between the new
commercial uses and neighbouring residential uses, the MNP encourages the
submission of Operational Management Plans to demonstrate how the impact on
neighbouring occupiers will be ameliorated in accordance with the ‘agent of change °
principle.

Commercial Uses/Character of the area

City Plan policy 14 supports the intensification of specified locations, including the CAZ,
to provide additional floorspace for main town centre uses, in principle, subject to their
impact on townscape and heritage. Policy 14G confirms that, in addition to sites within
the town centre hierarchy, town centre uses will also be supported in principle
throughout those parts of the CAZ with a commercial or mixed-use character, having
regard to the existing mix of land uses and neighbourhood plan policies.

The supporting text to policy 14 confirms that “Whilst not forming a part of
Westminster’s town centre hierarchy, the wider CAZ as defined in the London Plan
covers much of the city. Town centre uses provide a key element of the mix of uses
within it and contribute to its character and strategic functions. However, the CAZ is also
home to many local residents and some parts of it are also wholly residential in
character. To respect its many functions, and the need to protect residential amenity,
policy support is therefore provided for town centre uses within the parts of the CAZ that
are of a commercial or mixed-use character.” However, it acknowledges that “In
applying this policy approach, the dense nature of Westminster makes it difficult to
accurately and definitively map clear boundaries of different character areas on a city-
wide level. As such, judgements will be based on an assessment of the mix of land uses
within the vicinity of a development site, and any assessments of local character within
made neighbourhood plans”.

The City Plan Glossary defines “ Predominantly commercial neighbourhoods” within the
CAZ as areas “ ... where the majority of ground floor uses comprise of a range of
commercial activity”. Park Lane, a principal London throughfare, is characterised by
commercial uses at ground floor level, including offices, shops and large hotels.

Chapter 4.3 of the MNP ‘Commercial’ (where detailed policies relates to office
development) refers (paragraph 4.3.2) to the ‘predominantly residential neighbourhoods
of West Mayfair’. One objector, in considering the character of the area in which the
new hotel is proposed, has highlighted both paragraph 2.1 of the submitted Design and
Access Statement, which concludes that the site is located in a ‘very well established
predominantly residential area’ and also the description of the character of West Mayfair
within the MNP. However, officers note that the submitted Planning Statement
(paragraph 2.3) describes the site as being in a “central location with mixed use
character ...... characterised as a high-end car showroom location ...... combined with
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hotels and residential uses’.

The objector has also referred to an “Upper Floor Residential Use Plan” (page 50 of the
MNP) which shows the location and number of flats on upper floors. The applicant’s
view is that this plan, which indicates a mix of hotel, residential and non-residential uses
on the upper floors of neighbouring sites, further supports their contention (as set out in
paragraphs in their original Planning Statement relating to the site location) that the area
is characterised by a mixture of uses.

It is accepted that the site is located adjacent to the westernmost boundary of West
Mayfair. However, the site fronts Park Lane which is characterised by ground floor
commercial uses. Although it is accepted that there are residential developments in the
area (including on the upper floors of the application site and in neighbouring properties
the north, south and east of the site), the site is considered to be located in a
commercial or mixed-use area (based on the definition of ‘predominantly commercial
areas’ within the City Plan which relates to the character of ground floor uses), rather
than in a location which is ‘predominantly residential character’.

Loss of the car showroom and impact on the future viability of the retained
accommodation/land use efficiency

The applicants have confirmed that the previous tenant vacated the site in June 2022
on expiry of their lease, having taken the decision to consolidate three of their former
Park Lane car showrooms in one flagship showroom at 70 Park Lane. They have
advised that the former tenant decided to vacate the building due to changing trends in
the way consumers purchase cars, including the emergence of ‘out of town’ showrooms
and a move towards online purchasing. Although Park Lane has, historically, been
associated with car showroom uses, for new high-end vehicles the applicants have
pointed to a more recent focus for car showrooms in other locations, including in and
around Berkeley Square, and contend that there is no longer a demand for a car
showroom use in this (Park Lane) location.

The applicant states that alternative uses have been considered for the application
premises but that the premises would be unattractive to many other potential city centre
uses for a variety of reasons including the limited pedestrian footfall on Park Lane (the
site being located outside of the West End Retail and Leisure SPA , which is the main
focus for active ground floor shopping and restaurant uses); its large footprint and the
fact that the basement does not benefit from any natural light. It is acknowledged that
the building layout, where the basement and ground floor are separated by a level of
residential parking, is likely to affect potential demand for the space.

Objectors consider that the current proposals do not meet policy objectives set down in
City Plan policy 1 (see above), Policy GG2 of the London Plan and Chapter 11 of the
NPPF) which require developments to make the most efficient use of land. The London
Plan recognises that there will be competing pressures on the use of space and that this
will need to work more efficiently including by encouraging a mix of land uses and co-
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locating different uses to provide a wider range of services and amenities. It
acknowledges that making the best use of land means directing growth to the most
accessible and well-connected places and exploring all for the effective use of the City’s
land, including the intensification of existing places while, at the same time, supporting
local communities and strengthening London’s distinct and varied character. The
aforementioned policies are largely concerned with identifying vacant sites, brownfield
sites/contaminated land and air space above buildings for new development, principally
new housing, and also requires that planning policies and decision ‘should promote and
support the development of under-utilised land and buildings’.

Objectors are concerned that no marketing information has been submitted to
demonstrate either that the premises were marketed for car showroom use, or that
there is no demand for this use, as demonstrated by a marketing exercise. A letter
submitted on behalf of the Fountain House Residents’ Association refers to ‘potential
interest’ in the continued car showroom use but confirms the FHRA'’s belief that ‘the
interested party was unable to gain access to the building’. No further details have been
provided. The existing car showroom is a single planning unit and objector are
concerned that a change of use of part of the car showroom would prevent its future
occupation for that use and would compromise the future use of the remaining
floorspace. (Although the comment concerns the future use of the ground and lower
ground floors, the lower ground floor accommodation (other than the basement access
cores) is not part of the car showroom use and will in remain in use as an area for the
residents’ parking.) Respondents believe that the future use of the space should be
considered as a whole, to avoid compromising future uses and public access, and
including consideration of delivery and servicing requirements.

Objectors are also concerned that insufficient consideration has been given to the
consideration of ‘more acceptable’ alternative uses for the premises. They do not accept
the applicant’s assertion that a hotel use would be the ‘most appropriate’ use for the
site, notwithstanding the applicant’s assessment that the premises are likely to be
unattractive for a variety of potential uses for the reasons stated. They are also
concerned that no supporting information i.e., details of a marketing exercise, have
been submitted to demonstrate a lack of demand for a continued car showroom use or
for a (different) alternative use of the entire car showroom have been provided and,
consequently, consider that the proposal is not ‘justified’, does not represent an efficient
use of the land and should be refused.

In response to these comments, the applicants have re-stated their view that the lack of
interest from motor companies for the premises, regardless of part of the premises
being proposed for hotel use, demonstrates that the continued use as a car showroom
is unviable. City Plan policies do not protect existing car showroom uses. Additionally,
City Plan policy 13 does not require marketing information to be submitted in support of
proposals for new hotel development within the CAZ, unless the existing premises are
in office use or any other Class E (commercial, business and service) use, or education
or community use. In these circumstances, the applicants are not required to submit
marketing evidence either to demonstrate that there is no demand for a car showroom
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use on the site or that there is no demand for an alternative replacement use. The City
Council cannot require an applicant to make an application which encompasses the
entirety of an existing planning unit, and any submitted proposal must be determined on
its merits.

The proposal would retain a large unit at ground floor level, measuring approximately
645 sqm, maintaining the principal access from Park Lane. Theis large floorplate could
be adapted as required to suit a range of potential future uses, and the accommodation
could also be subdivided to create smaller units. Planning permission would be required
for any alternative use of the existing car showroom, which is a sui generis use.
However, City Plan 14 would require any alternative use for the ground floor to serve
visiting members of the public. The potential servicing demands would depend on the
nature of any alternative use proposed and would be assessed as part of any future
planning application. While the objectors’ concerns are noted, it is not considered that
they could reasonably justify a refusal of the current planning application.

The site has been vacant since June 2022. There is no guarantee that a potential
occupier for the entire planning unit would be forthcoming in the foreseeable future and
the objectors’ suggestion that the City Council should not consider proposals relating to
parts of the unit, could result in long term vacancy of the entire site, which would be
undesirable. The proposals would bring this subterranean space back into a viable use.
Given the reported lack of demand for the continuation of the existing use and the size
of the retained ground floor accommodation, it is not considered that the proposal
would, in principle, prejudice the future use of the ground floor (including potentially as a
car showroom where cars are stored off-site). In these circumstances, the application is
not considered to be contrary to the objectives of City Plan policy 1, London Plan policy
GG2 or Chapter 11 of the NPPF and objections on the grounds that the proposals does
not make the best use of the land cannot be supported.

Hotel use
Policy context

The applicants have cited development plan policies which promote commercial growth
within the CAZ and which acknowledge the role of hotels in supporting Westminster as
a place to shop, work and spend leisure time, enhancing the visitor economy.

The City Plan, in setting its context (page 10) recognises that “ Hotels are an integral
part of the CAZ, generating both direct and indirect spending in the local economy. It
acknowledges that there is a ‘range of hotels in Westminster accommodating for
different budgets — from well-known historic hotels such as the Ritz and the Savoy to
the smaller local hotels”. The City Plan also refers to the GLA’s London Office Policy
Review 2017. This estimates that between 2016—2041 there will be a need for
approximately 75,000 additional office-based jobs in Westminster and acknowledges
that “Over the Plan period an increased demand for other commercial spaces, including
hotels, retail and leisure developments is also expected, meaning additional commercial
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floorspace of a range of types will be required”. Paragraph 6.10.2 of the London Plan
also recognises the importance of provision of new accommodation to meet the
demands of tourists, estimating that London will need to build 58,000 bedrooms of
serviced accommodation by 2041.

The applicants have also referred to the GLA’s “Projections of demand and supply for
visitor accommodation in London to 2050 (April 2017). This recognises that the
importance of tourism to London’s economy, means that the City must ensure that it is
able to meet tourist demand. However, it confirms that the current supply of serviced
rooms is ‘tight,” and the cost of accommodation expensive and that, in 2015, “London
had the highest occupancy rate of all European cities, and the fourth highest average
daily rate, behind Zurich, Paris and Geneva”. The same document acknowledges that in
2015, most of London’s supply of serviced accommodation, including hotels, was
located in Central London, with over a quarter of rooms located in Westminster, by far
the largest proportion of any borough. Despite this, the longer-term trend has been to
increase supply in parts of London (beyond Westminster and the LB of Kensington and
Chelsea). However, based on likely demand, the GLA’s projections estimate that
Westminster would provide the largest increase in the net supply of serviced
accommodation, providing 9.7% of the total increase in supply by 2041.

Policy E10 of the London Plan (Visitor Infrastructure) encourages the provision of
serviced accommodation within the CAZ, promoting strategically important serviced
accommodation in the Opportunity Areas, with smaller-scale provision in other parts of
the CAZ, except wholly residential streets or predominantly residential neighbourhoods,
subject to other land use policies. The policy resists the intensification of the provision
of serviced accommodation where this compromises local amenity or the balance of
local land uses.

Policy 15 of the City Plan (Visitor Economy) states that the Council will maintain and
enhance the attractiveness of Westminster as a visitor destination, balancing the needs
of visitors, businesses and local communities, and directs new hotels and conference
facilities to specific locations, including commercial areas of the CAZ. The supporting
text (paragraphs 15.13 and 15.14) acknowledges that the CAZ, as the central
commercial hub, with excellent national and international transport connections, is an
appropriate location for hotels and conference facilities. However, when assessing the
acceptability of new hotel proposals, the site location, relationship to neighbouring uses,
scale of accommodation and facilities proposed (the number of bedrooms and nature of
other services the hotel offers) and highways and parking, will be taken into account.
The Plan recognises the need to ensure a balance between hotel and residential uses
so that they can all function well, while also ensuring a good quality of life for residents.
It also acknowledges that particularly large or intensively used hotels may not be
compatible within predominantly residential streets, because the amount of activity they
generate can cause amenity problems.

Appendix 7 of the MNP sets out the objectives of its policies including Objective 4 which
aims to ‘support and enhance Mayfair as London’s leading destination for high quality
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retail, art galleries, restaurants and hotels’.

Park Lane is characterised by commercial uses at ground floor level and is home to a
number of large hotels including the Grosvenor House Hotel, which is located on the
opposite side of Mount Street and the Dorchester Hotel, to the south. The provision of
more hotel accommodation in Westminster is supported development plan policies and
is considered appropriate in principle in this mixed-use location, close to the attractions
of the West End and served by excellent transport links, subject to an assessment of its
impact in amenity and highways terms.

Proposed use and impact on amenity

The proposed hotel operator is Criterion Hospitality Limited, who currently operate four
hotels in central London . The scheme would introduce the applicant’s ‘Zedwell’ hotel
brand — a windowless hotel room concept. One respondent has expressed concern
about the amenity of hotel guests as a result of inadequate ventilation and a lack of
natural light. The applicants have confirmed that the hotel is designed to provide a
comfortable internal environment including adequate fresh air supply. Natural light is not
considered to be an essential requirement for hotel rooms and the City Council has
previously approved ‘windowless’ hotel rooms on other sites including the Trocadero
and at 18-20 Warwick Street. It is acknowledged that this form of development
increases the range of good quality, but more affordable, visitor accommodation.

The hotel would provide 66 double guest bedrooms rooms, and ancillary basement
facilities including the hotel reception/small seating area, luggage store, office, plant
areas, cycle parking and waste/recycling facilities. No drinking/dining facilities would be
provided on site , and this would be secured by condition due to the increased servicing
and waste storage demands associated with such provision (though the condition
allows for the potential provision of vending machines).

It is acknowledged that the proposed bedroom accommodation is much smaller than
would be provided in most leisure-based hotels. One response refers to the
requirements of London Plan Policy E10G which requires either 10% of new bedrooms
to be wheelchair accessible or 15% of new bedrooms to be accessible in accordance
with a specified design standard. Seven of the 66 hotel bedrooms rooms (10.6%) would
be fully accessible for wheelchair users. Level access would be provided from Aldford
Street, with access/egress to/from the basement via two new evacuation lifts. These
arrangements accord with London Plan requirements.

The Mayfair Neighbourhood Forum broadly welcomes the proposal, subject to
operational controls, on the basis that Park Lane is known for its hotels and that the
scheme would provide a more affordable option, serving a different market. Whilst
maintaining their view that the application site is located in a residential area, and that
the proposed hotel development is unacceptable in principle, objectors acknowledge
that development plan policies support the principal of hotel development within the
CAZ. However, they note that that these policies recognise the need to balance the
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competing functions of the CAZ and that support is conditional upon on the hotel use
safeguarding the amenity of neighbouring occupiers and local environmental quality and
responding positively to the character and quality of the particular characteristics of the
immediate vicinity.

Objectors consider that the hotel proposals are contrary to these requirements and that
the impact of the use upon neighbours’ amenity will be exacerbated by the small size of
the hotel, and its intensive use. They are concerned that the small size of the hotel
entrance, which is in close proximity to several residential properties, would result in
bottlenecks/guests congregating outside and about general noise disturbance
associated with the comings and goings of hotel guests, including from associated
vehicle movements - taxis and coaches (with idling engines), noise from the
loading/unloading of luggage, and disturbance from servicing activities. Objectors also
consider that the lack of ‘basic amenities’ means that guests will be forced to leave the
hotel early in the morning for breakfast and will return late in the evening, in addition to
general movements ‘to and fro’ during the course of the day. They are also concerned
that guests will be ‘loitering’ on the pavement outside the hotel to smoke or get a mobile
telephone signal. They conclude that the nature and design of the proposed hotel
represents the ‘least sensitive’ means of introducing new hotel use, involving greater
levels of noise and disturbance that would normally be the case, particularly compared
to other hotels that provide more traditional on-site facilities.

Occupants of Fountain House have expressed particular concern about the potential for
ant-social behaviour associated with the use and the impact on residents of upper floor
flats.

Given the site location, the small scale of the hotel, its basement location and
relationship with neighbouring properties, and the absence of additional customer
services, the applicants consider that, subject to appropriate operational controls, the
hotel use would not have a material impact upon the amenities of neighbouring
occupiers or the environmental quality of the area. However, they acknowledge that
site activity and the management of guests will need to be carefully controlled.
Consequently, they have submitted a draft hotel Operational Management Plan (OMP),
a copy of which is included in the background papers. This includes details of various
commitments/measures designed to ameliorate the potential impact of the use:

¢ No food or beverage service will be provided by the hotel. Hotel guests will be
directed to numerous restaurant etc in the wider area. (The Mayfair
Neighbourhood Forum notes that there are no affordable restaurants in Park Lane
and, given that there is no food and drink provision within the hotel, is concerned
about potential nuisance from food deliveries ordered via on-line platforms. It is
considered that any finalised OMP (to be secured by condition) should include a
commitment that hotel guests will not be permitted to order food from on-line
services/delivery platforms and that no food deliveries will be allowed within the
hotel in order to address the issue of potential disturbance from delivery scooters
etc and additional requirements for the storage of food waste).
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Given nature of the hotel, it is not anticipated that guests will arrive/depart by
coach. The finalised OMP would need to exclude coach bookings (direct bookings
and through third parties) and should also include the applicant’s more recent
proposals to minimise the number of guests within group bookings (see below). It
is considered that the OMP should also confirm arrangements to deter guests from
organising trips from the hotel using coach pick-ups/drop offs. The finalised OMP
would need to confirm how these restrictions would be advertised and enforced.

The hotel will be fully staffed at all times with a concierge/security desk located
within the main entrance to control and monitor customer access/egress. Staff will
manage guests entering/leaving the hotel to minimise potential noise disturbance
and to prevent customers congregating outside.

The concierge will be able to call taxis for hotel guests from within the building.

Staff will provide guests with information about the local area and local transport
options.

Staff will enter/exit the site using the Mount Street entrance.

A Street Management Policy will be implemented to maintain the privacy and
amenity of neighbouring residents. (This should be included as an appendix for
any finalised OMP)

Regular recorded security patrols of the property and surrounding area will be
undertaken to ensure that outside areas are kept clean and that guests do not
congregate outside. (The OMP should be updated to confirm the frequency of
these patrols)

Smokers (staff and customers) will be directed to designated smoking areas. The
location of these smoking areas is unclear but, given that smoking would not be
permitted inside the building, it is accepted any alternative use of the site would
result in smokers standing on adjacent streets. The OMP should be updated to
detail proposed measures to ensure that the pavements are kept clean of smoking
debris and to ensure that smokers do not cause a nuisance to neighbouring
residential properties e.g., standing outside neighbouring residential entrances and
should confirm how staff/customers will be advised of this requirement. The
applicant has confirmed that the basement will be supplied with a
telecommunication signal and that Wi-Fi will be provided to all parts of the hotel.
Consequently, hotel guests and staff will not need to leave the building to
make/receive a mobile phone calls.

Local residents will be able to contact hotel staff at any time to discuss any
problems associated with the hotel use. The designated community contact is the
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Operations Manager. It is unclear whether an operations Manager would be on
site on a 24-hour basis and, if not, who should be contacted in the event of an out-
of-hours. emergency. The finalised OMP should include details of a complaints
procedure, including details of a 24-hour (manned) telephone number and
confirming how any complaints received will be logged and responded to and how
these procedures would be advertised.

Staff will operate procedures to deal with unexpected conduct by hotel guests. and
will call emergency services, where necessary.

CCTV cameras will be installed to monitor the entrance, service entrance and all
external areas associated with the hotel to minimise potential disturbance from
guests. CCTV footage will be kept for a minimum of 31 days.

A Code of Conduct for hotel guests, relating to behaviour inside and outside the
hotel to safeguard neighbours’ amenity, will be published.

Hourly room rentals will not be permitted.

Servicing and deliveries will be scheduled to avoid servicing conflicts, undertaken
at off-peak times and between normal working hours. The proposed servicing
hours have now been moved to later in the evening. The OMP should include
obligations to ensure that servicing is carried out to minimise noise disturbance
e.g., through the use of electric vehicles, use of trolleys with rubber wheels,
engines switched off, etc. While some of these measures are noted within the
Servicing Management Plan, it is considered that measures specifically designed
to safeguard neighbours’ amenity should be included within the OMP to provide a
single management manual.

Deliveries will be offloaded at the existing service ramp (Mount Street) and
transferred to the goods lift. Any unscheduled deliveries will be rejected, and
drivers sent to the designated on-street loading areas (the loading bay and single
yellow lines on Mount Street).(The proposed servicing arrangements have since
been revised to take account of local loading restrictions and all servicing would
take place between 07.30 and 8.30 and between 18.30 and 21.00 hours . The
OMP should be updated to reflect this change).

All waste will be stored internally prior to collection. (The OMP should also be
amended to confirm that waste bins will be returned to the basement immediately
after emptying and that no waste or waste bins will be stored on the
highway/pavement).

All plant associated with the development will be regularly maintained to prevent
potential, nose disturbance.
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Objectors have requested that conditions are imposed to ensure that the hotel does not
operate in excess of capacity and that hourly room rentals are not permitted. The hotel
capacity is determined by the room layout shown on the plans and a condition would be
imposed requiring the development to be carried out in accordance with the submitted
drawings. The capacity would also be restricted by fire safety considerations.
Commitments to preclude hourly room rentals are included within the draft OMP, and
would form part of any finalised Plan, adherence to which would be secured by
condition. In these circumstances, the requested additional conditions are not
considered necessary in planning terms.

It is noted that there are residential properties in close proximity to the proposed hotel,
including immediately adjacent to and above the hotel entrance. However, with
appropriate controls in place, it is not considered that the proposals would have a
material impact on the amenity of neighbouring occupiers or local environmental quality.
The absence of hotel drinking/dining facilities would significantly reduce the site’s
servicing and waste storage requirements. Many guests in Westminster’s hotels, even
those which are more leisure-focused, would choose to ‘dine out’ in the many cafes and
restaurants in the West End as part of their stay, and many guests would leave these
hotels early to attend meetings or make travel connections. It is not considered that the
absence of drinking/dining facilities within the proposed hotel would have a material
impact upon the movement of hotel guests when compared with other hotel types,
particularly given the limited number of rooms proposed when compared with
neighbouring hotels.

It is accepted that there will be increased activity on Aldford Street associated with hotel
arrivals and departures. As Park Lane is a red route, taxis are likely to drop off/pick up
in Aldford Street/Park Street, including from the taxi rank immediately to the north of the
site. The area is characterised by large Park Lane hotels, with associated vehicular
activity at the rear of hotel buildings, on Park Street and in the smaller side streets. In
this context, and subject to measures to prevent hotel bookings from customers
arriving/departing by coach, it is not considered that vehicular activity associated with
the proposed 66-bed hotel would have a material impact upon the character of the area
or the amenity of neighbouring properties or local environmental quality.

Site servicing would take place from Mount Street with waste transfers via the former
servicing vehicle ramp and goods transfers/laundry etc using the former commercial car
lift (that was used by the car showroom). To ensure that deliveries/servicing is
undertaken from Mount Street, as proposed, the final SMP/OMP will address this as
part of the full details of servicing. The proposed servicing arrangements, including the
revised servicing hours, are considered to strike an acceptable balance between
ensuring that the hotel can be adequately serviced and safeguarding the amenity of
neighbouring occupiers.

One objector notes that the draft OMP states that it would be reviewed annually, for the
first five years after completion of the hotel. They have requested that neighbouring
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residents should be consulted in respect of these annual reviews to ensure that their
amenities are adequately safeguarded and that any noise or nuisance issues can be
appropriately addressed and have requested that this review and consultation process
is secured by condition. It is not the Council’s practice to require the submission of
annual reviews of OMPs on the basis that any finalised OMP should be robust in terms
of proposed measures to safeguard neighbours’ amenity and procedures for responding
to any complaints received. Any reported failure of the hotel operator to comply with
measures in the approved OMP (and SMP) would be investigated by the Council’s
enforcement officers.

In view of the above, the proposed use is considered acceptable in land use terms, in
terms of its impact upon the character and function of the area and upon the amenity of
neighbouring occupiers and local environmental quality.

9.2  Environment & Sustainability
Sustainable Design

City Plan policy 38 requires all new development to incorporate exemplary standards of
high quality, sustainable and inclusive urban design and architecture. Policy 38D
requires developments to extend the lifetime of buildings and to respond to the
consequences of climate change by incorporating principles of sustainable design
including the use of high-quality durable materials; the provision of flexible high quality
floorspace, the optimisation of resource and water efficiency; enabling the incorporation
of, or connection to, future services or facilities; and minimising the need for plant and
machinery. Policy 38E requires applicants to demonstrate how sustainable design
principles and measures have been incorporated into designs by using recognised
environmental performance standards, and, in the case of non-domestic developments
of 500 sgm of floorspace (GIA) or above, achieving at least BREEAM “Excellent”, or
equivalent standard.

The application is supported by a Sustainable Design Statement which confirms that
the development will place a strong focus on sustainability and durability when
considering construction profiles and building materials . High Green Guide ratings will
be achieved wherever possible and materials will be assessed for suitability with
regards to Whole Life Costs. Insulating materials will be specified to maximise thermal
performance and the environmental impact of the materials used.

Responsible sourcing will also be pursued. All timber used on site during the
construction phase and within the building will be from FSC sources or equivalent.
Other materials, including insulation, will be sourced from manufacturers who employ
recognised environmental management systems. Where possible, materials will be
sourced locally.

The scheme is designed to minimise water consumption with specifications for sanitary
fittings designed to meet water consumption targets.
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The Assessment confirms that the development is designed to achieve a BREEAM
‘Excellent’ rating. This is welcomed and would comply with the requirements of policy
38.

Energy

City Plan policy 36 expects all development to reduce on-site energy demand and
maximise the use of low carbon energy sources to minimise the effects of climate
change. All development should follow the principles of the Mayor of London’s energy
hierarchy ‘ Be Lean, Be Clean, Be Green’ — reduced energy demand, efficient energy
supply and the use of renewable energy. The policy also requires all development to be
designed in accordance with the Mayor’s heating hierarchy and to be designed and
operated to minimise the risk of internal overheating.

Policy MES4.1 of the MNP requires all new non-domestic developments to be Zero
Carbon (which it defines as a 100% improvement over the Target Emission Rate
outlined in the national Building Regulations). Additionally, policy MES4.2 requires all
new development to demonstrate that measures will be put in place to manage energy
use, ensuring that developments meet their energy performance commitments when in
operation. It is noted that there is a conflict between MNP policy MES4 (which requires
all new non-domestic development to be zero carbon) and Policy 36 (of the City Plan
and policy SI 2 of the London Plan which, under which zero carbon targets relate to
relate to major developments.). However, as the City Plan and London Plan were
adopted after the MNP, those Plan policies take precedence.

The application is supported by an energy statement . As a change of use, the proposal
does not constitute a major development, although the submitted energy report
references London Plan requirements for major developments which require the
submission of a detailed strategy to demonstrate how net zero carbon will be achieved
and sets a target for a minimum on-site reduction of at least 35% beyond Building
Regulations, with non-residential development aiming to achieve a minimum 15%
reduction through energy efficient measures. It is acknowledged that there are very
limited options to reduce energy consumption through the introduction of passive design
measures as part of the refurbishment of the basement accommodation. The basement
will be served by new mechanical ventilation systems and will be assessed for air
tightness to ensure that the air balance within the basement accommodation can be
fully controlled. The scheme will employ a centralised ventilation system with heat
recovery and variable refrigerant flow heat pumps to provide heating and cooling and
hot water. A low energy LED lighting system, with reactive lighting switches and
absence detectors, will aid low energy consumption. The building fabric will be
insulated to achieve values exceeding targets within the Building Regulations

The energy report confirms that the development would achieve an overall improvement
in emissions over Part L of the Building Regulations, of 64.49%, through the adoption of
the above the proposed energy efficiency measures would reduce carbon emissions
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from the development by 30.60%, with a reduction of 24.23% from passive design
measures. The improvements to energy savings are welcomed and accord with policy
36 of the City Plan.

Circular Economy

City Plan policy 37 promotes the Circular Economy. The applicants have submitted a
Circular Economy Statement although this application is not referrable to the Mayor.
The proposals would retain and refurbish the basement car park to provide new hotel
accommodation. The hotel would be created with minimal intervention, with new
partitioning which could be readily moved, demounted and re-used should future
business requirements dictate. Central building services are designed to offer the
required heat, cooling and ventilation to any alternate use; again, readily demountable
to enable relocation/re-use within their operational lifespan.

Waste management during the very limited enabling works will be kept to an absolute
minimum via BREEAM compliant procurement strategies. Domestic waste will be
sorted, stored and disposed of in line with Westminster collection policies, with the
arrangements already in place within the host building and the proposed development
is considered to be fully aligned with the principles of the Circular Economy designed to
reduce the amount of waste produced and to ensure that more materials are reused
and recycled.

Air Quality

City Plan policy 32 sets out the Council’'s commitment to improving air quality in the city
and its expectation that development will reduce exposure to poor air quality and
maximise opportunities to improve it locally, without detriment of air quality in other
areas. Air Quality Assessments will be required in specified circumstances including for
proposals that include potentially air pollution generating uses or combustion
technology or incorporating sensitive uses. The supporting text (paragraph 32.9)
confirms that proposals including potential air pollution generating uses could include
those uses which ‘generate extensive traffic such as from deliveries or customer arrivals
and departures. The City Plan does not consider hotel uses to be a ‘sensitive’ form of
development which should seek to avoid exposure to poor air quality for users.
However, GLA guidance (London Local Air Quality Management (LLAQM), Technical
Guidance 2019 (LLAQM.TG (19)), GLA, 2019.) considers hotels to be ‘locations of
relevant exposure for short term AQOs,(Air quality Objectives) where maximum ambient
pollutant concentrations should not be exceeded.

Policy MES1 of the MNP also requires that, where new development proposes the
inclusion of either a combustion plant or standby generator, an appropriate air quality
assessment must be undertaken. Policy MES1.2 requires all development proposals to
demonstrate that building and transport emissions would be at least air quality neutral
(better or no worse than existing). However, this policy requirement is superseded by
City Plan policy 32.
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The application is supported by an AQA on the basis that the development has the
potential to cause air quality impacts at sensitive locations during the operational phase,
particularly a result of traffic exhaust emissions associated with vehicles travelling to
and from the hotel. Objections have been received on the grounds that vehicles
associated with the proposed hotel use would result in unacceptable air pollution.
However, based upon analysis of baseline conditions and the relevant screening
criteria, the AQA concludes that the road traffic impact would not be significant .

The air quality impact on future occupants has also been considered and the AQA
concludes that, as ventilation intakes would be positioned away from the Park Lane
frontage, and gas the open nature of Park Lane would encourage the dispersal of
pollutants away from the development, that the pollutant concentrations are likely be
below the relevant benchmark in this location.

The air quality report has been updated to refer to proposals for a diesel generator
which would serve the dual-purpose visitor/evacuation lifts. This generator would only
be used in an emergency and during weekly testing, where the duration and hours of
testing (and nose levels) would be controlled by condition. The generator would be
served by an existing full height flue within the building lightwell and there would be no
external building alteration s and no external alterations are proposed in association
with the installation of this equipment.

The updated report confirms that the proposed development would be air quality neutral
and would not exceed the maximum allowable emissions of NOx and Particulate Matter
based on the size and nature of the proposed development). The Council’s
Environmental Sciences Officer has reviewed the application and has raised no
objection to the proposals which are considered acceptable under policy 32.

Flood Risk & Sustainable Drainage

City Plan policy 35 requires all developments to be safe 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). Given the size of the
application site and its location, a specific Flood Risk Assessment is not required. The
site is not located within a Surface Water Flood Risk Hotspot but is within a Critical
Drainage Area as designated in the Council’s Surface Water Management Plan.

City Plan policy 35J requires new development to incorporate Sustainable Drainage
Systems (SuDS) . Development should aim to achieve greenfield run-off rates and
demonstrate how all opportunities to minimise site run-off have been taken. The
applicants have submitted a Flood Risk Assessment and SUDs report. These confirm
that there is a low risk of flooding associated with the development as there will be no
change in the building footprint or the extent of permeable surfaces and the rate of
surface water run-off will remain as existing. There is no history of flooding associated
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with the site. as the proposal is for internal refurbishment, the hotel would utilise the
existing drainage systems. The development is considered to comply with the
requirements of Policy 35.

9.3 Biodiversity & Greening

City Plan policy 34 encourages the inclusion of greening measures within new
developments to encourage biodiversity. However, given the nature of the application, it
is accepted that such measures could not be accommodated.

9.4 Townscape, Design & Heritage Impact
Legislative & Policy Context
The key legislative requirements in respect to designated heritage assets are as follows:

Section 72 of the LBCA Act requires that “In the exercise, with respect to any buildings
or other land in a conservation area...special attention shall be paid to the desirability of
preserving or enhancing the character or appearance of that area.”

Furthermore Chapters 12 and 16 of the NPPF require great weight be placed on design
guality and the preservation of designated heritage assets including their setting.
Chapter 16 of the NPPF clarifies that harmful proposals should only be approved where
the harm caused would be clearly outweighed by the public benefits of the scheme,
taking into account the statutory duty to have special regard or pay special attention, as
relevant. This should also take into account the relative significance of the affected
asset and the severity of the harm caused.

Policies 38, 39 and 40 of the City Plan consider the design of new developments and
developments within conservation areas. Policy MD of the MNP requires proposals to
consider their impact on the character and appearance of Mayfair conservation area.
Where applications include provision for external electrical wires, aerials, plant and
equipment such as air conditioning units, these should be hidden from view or their
visual impact minimised.

Fountain House is an unlisted building in the Mayfair Conservation Area to which it
makes a positive contribution. It was designed by Sir Giles Gilbert Scott and constructed
in 1935-38 and is one of several neo-Georgian buildings facing Hyde Park of a scale
distinctly different to most buildings in the surrounding residential streets of Mayfair.

The proposed external alterations are minor in nature comprising alterations to a
doorway on Aldford Street and the installation of new doors and louvred gates to Mount
Street. An objection has been received in heritage asset terms, on the grounds that the
applicant’s heritage appraisal views the impact of the proposed external alterations ‘too
narrowly’ and fails to take account of the change in circulation patterns, bringing visitors
to a side entrance (with its associated amenity impact).
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The objector considers that the changes will undermine the role that the property plays,
facing Park Lane, and will diminish its contribution to the character of the conservation
area., causing ‘less than substantial harm’ to the conservation area., without and
convincing justification for that harm. However, it is considered that the proposed
alterations have no detrimental impact in terms of their appearance, and, in heritage
asset terms, this objection cannot be supported. The building already has side
entrances, on Aldford Street and Mount Street which are, according to signs on the
doors the “Service and Tradesmans” (sic) entrances. The main entrance is via an
elaborate archway on Park Street and the Park Lane frontage is mostly commercial,
with a discreet secondary entrance/exit to the upper floors next to the petrol filling
station. In this context of multiple entry/exit points of various scales and grandeur, it is
considered that the proposals cause no harm to the building’s circulation patterns or to
its contribution to the character and appearance of the surrounding conservation area
and this objection cannot be supported and that the proposals complies with polices 39
and 39 and 40 of the City Plan and relevant polices within the MNP.

Fire safety

One respondent has requested that the acceptability of the proposals be considered in
relation to Planning Gateway One and referred to the Health and Safety Executive
(HSE).

The application is supported by a fire statement which confirms that the development
will be designed to comply with Fire Safety requirements in accordance with policy D12
of the London Plan. Building evacuation in the case of fire would include the use of
stairs linking the basement and ground floors and the use of new evacuation lifts. The
hotel will share escape stair 2 with the residents’ car park at LG floor level and escape
stair 1 with the retained ground floor car showroom.

Both the applicant and the HSE originally advised that they did not consider the site to
be a relevant building for the purposes of Gateway One, but following discussions with
officers, concerning the height of the building and the residential use on the upper
floors, the HSE subsequently reconsidered their position.

The HSE originally expressed ‘concern’ regarding the proposals and requested

further information regarding fire performance classifications of external wall systems.
sprinkler systems, means of escape, and fire service access and facilities. In response,
the applicants submitted additional information from their Fire Consultant. On reviewing
this, together with the original application, the HSE has confirmed that they are

‘content’ with ‘the fire safety design to the extent that it affects land use planning’.

The response provides further comments in the Supplementary Information section
regarding means of escape, the design of external wall systems, sprinklers and fire and
rescue facilities but notes that these comments ‘should not be used for the purpose of
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decision making by the local planning authority’ and that these matters will be subject to
consideration at later regulatory stages.

9.5 Residential Amenity
Noise & Vibration

City Plan policy 33 requires new development to 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 plant machinery and
internal activities.

Noise from plant and hotel activities

The development would be served by internal plant at basement level and plant at
ground floor level which is set behind new acoustic louvred doors at the top of the
existing vehicle access ramp on Mount Street. The basement plant proposals include
an emergency generator, which would be served by an existing full height flue.

Comments have been submitted regarding the methodology of the submitted noise
report, querying why an additional noise receptor location was not included for flats
located above the new louvred doors, which serve plant located within the former
vehicle access ramp. The Council’s Environmental Sciences Officers has assessed the
submitted noise report, which identifies a receptor located above the high-level louvre
at ground floor level and has raised no objection to the proposals. All new external plant
or internal plant served by external louvres/grilles, will be required to meet the standard
noise condition. This requires the plant to operate at 10dB below background noise
levels at a point 1m from the window to the nearest noise sensitive receptor. As the
plant the pant behind the new louvred doors would be located at ground level, and
some distance inside the building at the top of the former access ramp, it is considered
that the receptor point selected is acceptable for the purposes of the noise assessment.
(Should any additional form of attenuation be required to ensure that the plant meets
operational noise requirements, this could be provided within the building without
affecting its external appearance).

The objector has also requested that conditions be imposed requiring all plant to
operate at least 15 dB below the lowest background noise level and that the plant
louvres are constructed to mitigate the noise impacts. They have also requested that
the submission of a supplementary noise report to demonstrate compliance with the
relevant standards. Whilst the objectors’ concerns regarding potential disturbance from
plant operation are noted, the more onerous controls suggested could not be justified.
The plant installation would need to be carried out in such a manner to ensure that
sufficient attenuation is provided to meet the standard noise condition and further
conditions could not be justified.

The proposals also include the provision of an emergency generator to power the
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evacuation lifts. This plant would also be required to comply with the plant noise
requirements. The hours of testing of the emergency generator would be controlled in
accordance with the Council’s normal requirements.

Given that activities internal activities associated with the development would largely
take place at basement level, separated from the residential parts of the building, with
the exception of the occasion use of the lifts, it is not considered that there level of
internal activity associated with the proposed use would have a material impact upon
residents’ amenity when compared with activities associated with the previous use as a
car showroom, including the delivery and transfer of vehicles.

Another objector has requested that a condition is imposed requiring the submission of
a noise management strategy, outlining the procedures which the applicant would adopt
in the event of noise arising from the development, from either the plant operation, noise
from servicing activities or noise from patrons. They also request that measures are put
in place to ensure that noise from deliveries and servicing vehicles is reduced, managed
and secured by condition, including all measures outlined in the SMP. Proposed
measures to ameliorate the potential noise impact of the use, including noise from
servicing activities, are included within the draft hotel OMP and SMP. The submission of
updated documents would be secured by condition to include updated of measures to
ameliorate noise disturbance from hotel activities and hotel guests, including an
updated complaints policy and measures to respond to any noise complaints received.
The finalised SMP would also include details of measures to minimise potential noise
disturbance from servicing activity. Any hotel operator would be required to comply with
the requirements of a finalised OMP and SMP. It is considered that such measures
would be sufficient to safeguard the amenity of neighbouring occupiers and that a
specific noise management policy, which would be likely to include the same
information as contained within the OMP and SMP, is not considered necessary. Any
reports of failure to comply with measures within the approved OMP and SMP would be
investigated.

In view of the above, the proposals would comply with policies 7 and 33 of the City Plan.
9.6  Transportation, Accessibility & Servicing

The site provides excellent transport links ((PTAL rating of 6a/6b) being located
between Marble Arch and Hyde Park Underground Station and close to Green Park
Underground Station and Victoria Station Terminus. It is also close to main bus routes
(Park Lane and Marble Arch) and to several cycle hire docking stations. The site is also
within easy walking distance of Oxford Street and close to many tourist attractions.
There is a taxi rank (for approximately 10 vehicles) located immediately to north, on
Park Street, at the rear of the Grosvenor House Hotel.

Parking

No parking is proposed in association with the development, which accords with City
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plan policy 27. Staff and guests will be encouraged not to visit the site using private
motor vehicles. However, the site is located within a Controlled Parking Zone and
anyone who does drive to the site will be subject to those local parking restrictions. In
these circumstances, it is considered that the impact of the proposed use upon the level
of parking demand in the area would be minimal.

The survey plan has been amended to show the location of two basement parking
spaces. The applicants have confirmed that they have been used in association with the
corner petrol filling station. As City Plan policies do not protect commercial parking
spaces, the Highways Planning Officer has raised no objection to the loss of these
spaces.

Cycling & Cycle Storage

Policy 25 of the City Plan requires development to provide adequate storage in
accordance with cycle parking standards set out in the London Plan.

Based upon the proposed use, London Plan standards require a minimum of 3 long stay
and 1 short stay cycle spaces to be provided. Separate cycle storage (12 spaces — 8
for staff and 4 for guests) for hotel staff and guests is shown at basement level,
accessed via the existing vehicular access ramp on Mount Street. This level of
provision is welcomed and would be secured by condition.

Trip generation

It is accepted that the majority of trips associated with the site (excluding any servicing
activity or coach and taxi activity) will be via public transport or other sustainable modes
i.e., walking or cycling and this will not have any significant impact upon the safety or
operation of the highway network.

Taxis and coaches

Policy 28 of the City Plan states that Policy 28 (D) of the City Plan states that new
development likely to attract large visitor numbers should ensure that ‘proportionate’
(author’s underlining) provision is made for taxis, coaches and other tourist vehicles,
where necessary, particularly where it is in close proximity to major tourist destinations
and transport hubs. The supporting text (paragraph 28.6) confirms that that such
provision could include dedicated parking, layovers, pick up and set down points,
minicab offices, and taxi ranks but notes that the benefits of provision should be
balanced against the need to protect residential amenity (given potential noise
disturbance and impacts on air quality) and to allow sufficient parking and circulation
space for other vehicles.

Policy 27 sets out the Council’s parking policies and includes policies relating to new
parking facilities, including for coaches. However, the supporting text (paragraph 27.16)
acknowledges that hotels, and other uses, can increase demand for coaches,
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minibuses or taxis, and parking facilities but confirms that ‘meeting the needs of these
vehicles should be considered although parking should only be provided where it is
needed for the essential operation of the use’.

It is noted that there are coach parking facilities outside the Grosvenor House Hotel
(less than 170m from the hotel entrance) where two coach parking spaces are available
with a 1-hour maximum stay.

Objections have been received on the grounds that the scheme does not include any
provision for taxis or coaches, or assess their likely impact, and that the absence of
such provision would result in highway congestion, in addition to the adverse impact on
neighbours’ amenity detailed above. One objector is concerned that the applicant’s
undertaking, that bookings would not be accepted from hotel guests arriving by coach
would be unenforceable. Alternatively, they consider that even if the condition was
enforceable, it would not prevent the use of coaches, but that the Council might simply
be alerted to the use of coaches after the fact. Suggested amendments to the hotel
OMP with regard to coach bookings are set out above. The obligations within an
approved OMP would be enforceable. As is the case with all planning conditions, it
would not be reasonable to refuse an application on the basis that a developer might
not comply with conditions imposed. This is an approach adopted by the Council in
relation to other recent hotel developments.,

In support of this aspect of the scheme, the applicant has provided details of an appeal
decision relating to a 2016 application for an 117 bedroom hotel at 157 Edgware Road
(16/11276/FULL) where the Inspector found a suggested condition to prevent coach
parking to be a robust mechanism to prevent coach parking at the site’ stating ‘Il am
satisfied that this would meet the 6 tests as set out in paragraph 206 of the Framework,
and would provide an effective control against coach parties arriving/departing the
hotel’. Although this application was considered in the context of the Unitary
Development Plan 2017, the policy wording of the relevant policy is largely the same as
that within policy 28 of the City Plan. The Council has adopted in a similar approach in
relation to more recent applications including a 2022 permission for a 400-bed hotel
room at the Criterion Building, Piccadilly (which includes conditions to prevent the hotel
from taking coach bookings and requires the submission of an Operational
Management Plan to demonstrate how this would be enforced and advertised) and in
relation to hotel development at the Trocadero and at the former ‘In and Out’ club on
Piccadilly .

The Council’s Highways Officer, although acknowledging that the applicant’s proposals
to prevent coach bookings, has expressed concern that the focus of the proposed hotel
could change over time, attracting a different type of customer, with a potential increase
in coach traffic, which might obstruct through-traffic in the area and that there is no
additional on-street space to accommodate coaches. Consequently, they have
requested that the OMP be updated to include details of arrangements to confirm how
coaches (and guests and their luggage) would be managed, given concerns that the
movement of hotel guests and their luggage has the potential to disrupt pedestrians and
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other highway users. In the absence of details of the process for dealing with coach
arrivals, including the transfer of guests from the coach to identified drop off locations,
and the transfer of luggage, the Highways Officer considers that the proposals would
not be consistent with policies 27 and 28. However, the obligations within any finalised
OMP and SMP, or restrictions imposed by condition would apply to the hotel use.
Should the proposed hotel operator, or any future hotel operator, wish to change the
nature of the use, they would need to submit an alternative SMP and OMP for approval
and would have to apply to remove or vary the suggested condition. The implications of
the proposed changes for the operation of the highway and the safety of pedestrians
would be considered at that stage.

The applicants, in responding to the Highway’s Officer's comments, contend that the
proposed 66-bedroom hotel would not attract the ‘large visitor numbers’ envisaged
under policy 28, that would normally require the provision of dedicated coach parking
facilities. They consider that the hotel, due to its size and underground location, would
never be attractive to the type of operator who would take bookings from coach parties,
even if the occupier was to change in the future. They also confirm that ‘Zedwell’
already operate a successful 740-room hotel at the Trocadero in Piccadilly, which does
not take coach business and encourages guests to use public transport or walk/cycle
from transport hubs.

The Highways Officer has reviewed the supplementary Transport Statement. While they
welcome the applicants’ comments precluding coach bookings, they consider that the
OMP should be updated to refer to other coaches and tourist vehicles e.g. those that
might arrive at or depart from the hotel outside of this arrangement. The applicants have
indicated their willingness to include a further obligation within the finalised OMP to
restrict group hotel bookings to a maximum of 8 guests . This would be restricted
through the hotel’s on-line booking system and on third party websites and advertised
on the hotel website. This additional commitment is welcomed.

In relation to taxi traffic, the submitted draft OMP confirms that taxis could be called for
departing guests by hotel staff in the manned entrance lobby. The applicants also note
that there is a large taxi rank immediately to the north of the site, approximately one
minute’s walk from the hotel entrance. One objector considers the presence of a large
taxi rank (at the rear of the adjacent Grosvenor House Hotel) to be of no consequence
on the basis that hotel visitors are likely to be dropped off and picked up by the hotel
entrance and will not walk to the adjacent taxi rank, although it is unclear why objectors
believe that hotel customers would not be prepared use this facility.

The Highways Officer, in reviewing the original application, noted that with limited
kerbside availability, taxis dropping off/picking-up hotel guests or waiting in the area are
likely to result in localised congestion. Consequently, they requested that the OMP be
updated to include details confirming how arrivals and departures from taxis would be
managed. In response, the applicants have stressed that the nature of the proposed
hotel is likely to appeal to cost- conscious customers, who are more likely to use public
transport and/or to walk/cycle. They contend that given the site’s excellent transport
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links, taxis do not need to be relied upon to visit the hotel. Additionally, given the limited
number of hotel rooms, and based upon the more general use of public transport, they
consider that the number of taxi arrivals/departures is likely to be limited. They also note
that, in approving separate applications for hotel developments at the Criterion Building,
Piccadilly (permissions separate for 402 or 444 rooms) , the City Council did not require
the creation of dedicated taxi drop off points but that the use of existing neighbouring
taxi ranks was deemed acceptable and form that guests of the proposed hotel would be
directed to the Park Street taxi rank. Finally, the applicants note that the previous use
of the site as a car showroom would have attracted a number of vehicle movements
associated with vehicle deliveries and customer visits.

The Highways Officer, whilst acknowledging the applicant’s comments, initially
maintained their concerns about potential congestion from taxi traffic and consider that
the OMP should be updated to consider the management of tais arriving/departing via
other arrangements (e.g., website bookings via other taxi platforms). The applicants
acknowledge that taxis booked using websites may not use the adjacent taxi rank for
pick-ups or drop offs but consider that any taxis operating in the area could utilise
single yellow lines outside of the CPZ hours restrictions (8.30 to 18.30 hours) and that
any unauthorized use of the SYL by taxis would be subject to parking enforcement.

Notwithstanding the Highway Officer’s concerns, it is acknowledged that this is a small
budget-type hotel, and that taxis are already likely to be present on the local highway
network. Additionally, guests will not arrive en-masse, in the same way that coach
parties would. It is accepted that many customers are likely to use public transport or
other sustainable forms of transport. The hotel is within walking distance of the many
attractions, including restaurant and bars, in the West End. Any taxis visiting the site
are likely to arrive/depart swiftly.

The Highways Officer’s concerns about the potential impact of the movement of hotel
guests and their luggage on pedestrians and other highways users is noted. However,
this would be expected in association with any new hotel development, which is
acceptable in principle in this location in land use terms. Additionally, Park Lane/Park
Street appear to be subject to relatively light pedestrian flows and the highway adjacent
to the hotel entrance is pedestrianised.

In conclusion, given that policy 28 requires the ‘proportionate’ facilities for coaches .
taxis and other tourist vehicles where developments are likely to attract significant visitor
numbers and given the size and nature of the hotel use and the suggested restrictions
proposed within the OMP, it is not considered that the application could justifiably be
recommended for refusal on the basis that the absence of such facilities for coaches
and taxis would have an adverse impact upon the operation of the highway and the
safety of highway users.
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Servicing and Waste and Recycling

Policy 29 B of the City Plan states that the servicing, collection and delivery needs of
the development should be fully met within a development site and requires applicants
to produce Delivery and Servicing Plans which encourage provision for low-emission,
consolidation and last mile delivery modes. Further, policy 29C requires provision for
serving collection and deliveries to be provided off street and to be appropriate ‘ in size,
type and anticipated frequency of deliveries.

Where it is not possible to fully meet servicing, collection and delivery requirements
within a development site, Policy 29D requires proposals for site servicing to be
minimise any adverse effects on other highway and public realm users, and other
residential or commercial activity. The supporting text (Paragraph 29.7 and 8) states
that servicing demands should be met on site, with vehicles able to access servicing
facilities without detriment to the operation of the highway. Where alternative servicing
arrangements can be fully justified, and servicing is to be undertaken on-street, it must
be demonstrated that this must have adverse safety implications for pedestrians or
other highway users or obstruct traffic. (One respondent has highlighted that the
supporting text (paragraph 29.8) states that the consideration of site serving
requirements is ‘particularly important in mixed-use developments including residential
uses where adequate areas for servicing must be designed in a way which does not
conflict or cause adverse amenity impacts. Therefore, servicing should be integrated
into the development at the early design formulation stages and not after the scheme
has been designed’. However, the current proposal is for the change of use of use of
commercial areas of an existing building, which already contains a mixture of
commercial and residential uses, rather than for a (new) mixed use development.

Policy MSD1 of the MNP (Servicing and Deliveries) requires all new commercial
development of ‘significant scale’ to demonstrate how steps have been taken to
provide improved waste and servicing arrangements including, where appropriate,
consolidating waste and servicing arrangements in the immediate area, providing
sufficient food waste storage and the use of electric servicing vehicles or other zero-
carbon measures. Policy MSD2 requires all new development of a ‘significant scale’ to
demonstrate that the proposed waste and servicing arrangements will not adversely
impact the amenity of neighbouring occupiers.

At the western end of the roadway, close to its junction with Park Lane, there is a
shared loading bay/disabled bay (with a maximum stay of 20 minutes for loading and a
maximum stay of 3 hours for disabled parking). Loading and unloading can occur on
single yellow lines, (for a maximum of 20 minutes between 11.00 and 18.30, with no
restriction outside of these hours) except where a loading ban is in place. The south
side of Mount Street is characterised by single yellow lines which are subject to ‘no
loading’ restrictions between 8:30am-6.30pm Monday to Friday and between 8.30am-
1.30pm on Saturdays. Aldford Street is a no-through road for vehicles, characterised by
single and double yellow lines.
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It was originally proposed in the Servicing and Delivery Management Plan (SMP) that
the site would be serviced from the top of the vehicle access ramp, using the two-lane
petrol filling station and utilising the shared loading bay/disabled parking bay on the
north side of Mount Street and from single yellow lines which are subject to ‘no loading’
restriction detailed above. However, the SMP also states that deliveries/collections will
be scheduled to avoid delivery conflicts and will take place between 09.00 and 17.00
hours.

The SMP originally anticipated that the majority of servicing trips would be undertaken
by smaller vehicles, with shorter dwell times, which could be readily accommodated
within the ‘off-street layby’. The SMP includes a swept-path analysis based on the use
of a 7.5T medium box van and a 4.6T light goods van and confirms that the use would
generate between 1 and 7 deliveries a day including private waste collections (weekly);
a daily linen delivery/collection; a monthly stationery delivery, a monthly delivery of
guest supplies; daily post/parcel deliveries (likely to be consolidated); and ad hoc visits
from maintenance vehicles which would use pay and display bays in the vicinity.
However, the estimated dwell time for the daily linen delivery/collection, at 30 minutes,
is beyond the permitted maximum loading time for the delivery bay and single yellow
lines, and the proposed servicing hours are at times when servicing is not permitted
from single yellow lines.

The SMP also includes a Management Strategy for deliveries and collections. This
confirms that suppliers will be informed that deliveries should be undertaken in LGVs
(apart from refuse) and that no deliveries should take place in HGVs. A staff member
and a banksman will supervise all deliveries to ensure the safety of other highway users
and hotel staff will be fully trained to ensure that site servicing is carried out efficiently
and quietly. Fixed delivery schedules will be agreed with suppliers to avoid servicing
conflicts and deliveries will be scheduled to account for potential traffic delays etc. The
use of use of electric vehicles is also encouraged, with vehicles required to meet the
highest (best) emission standards. Delivery companies will be instructed to reduce
potential nose impact by seeking to use newer/quieter vehicles and equipment, making
sure that all equipment is properly maintained, switching off engines/vehicle tannoys
/cab radios; giving the hotel operator advance notice of vehicle arrivals and minimising
noise from goods transfers. The operator will also be encouraged to award delivery and
servicing contracts to companies who are signed up to a recognised best practice
scheme, which will create opportunities for linked trips to be developed.

The Highways Officer reviewed the original. SMP. Whilst it contains many overarching
principles of how servicing could be managed, it includes limited detail with regard to
the specific processes which would be followed .(An SMP should be an instruction
manual for the occupants which clearly outlines how day to day servicing will take place
and must identify the process, storage locations and the management of delivery
vehicles/delivery size). The SMP does not identify any clear proposals to consolidate
site deliveries. Additionally, the Highways Officer anticipates that the hotel would be
serviced by larger vehicles 10m vehicles, such as refuse vehicles and those used by
laundry companies. Given the potential vehicle dwell times indicated (maximum 30
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minutes) they also expressed concern that site servicing would result in localised
congestion, affecting the operation of the highway and highway users, including
pedestrians. However, their assessment is based upon the potential for six deliveries
per day, although this would be only occur if all the estimated daily/weekly/monthly
deliveries occurred on the same day, which is considered to be extremely unlikely.

They also note that the swept path analysis indicates only a large car using the petrol
filling station lane and a box van parked on the entrance to the basement ramp. This
van would have either to reverse on to the ramp or exit in reverse gear. Even with a
banksman in attendance, this would still have the potential to cause delays. The
Highway officer concluded by advising that an updated SMP would be unlikely to
address the identified issues relating to site servicing without associated changes to the
proposed layout including the allocation of ground floor space within the development to
accommodate deliveries.

As site servicing relied on the use of the operational petrol station forecourt, which was
also beyond the application site, and as the applicants later confirmed that there was
insufficient headroom for servicing vehicles at the top of the vehicle access ramp (head
height is also restricted by the petrol station forecourt canopy) the application was
revised to omit proposals involving limited off-street servicing. A Supplementary
Transport Statement also addresses the Highways Officers comments regarding site
servicing. It notes that the Highways Officer's assessment is based upon 6 deliveries a
day but the Criterion Hospitality Team estimates that there would be an absolute
maximum of three deliveries a day (but more typically 1-2 per day), which would be
limited to linen servicing, waste servicing, cleaning items and toiletries, and that
deliveries would not all take place on the same day and would be scheduled to avoid
servicing conflicts. In the absence of a detailed delivery schedule the maximum number
of potential daily deliveries is unclear. However, it is accepted that the maximum
number of daily deliveries is unlikely to be significant and would be much less intensive
than for a larger hotel with a food and beverage offer.

Given the site constraints, it is confirmed that all servicing will take place from the
delivery bay and single yellow lines on Mount Street. General deliveries would be made
to the staff entrance on Mount Street, and transported via the goods lift to back of
house. The applicants now estimate that the dwell time for the linen/delivery collection
would be 10 minutes (two cages of linen replaced daily), meaning that all proposed
vehicle dwell times would be within the maximum stay limits. They also confirm that the
(smaller) vehicle delivery sizes set out in the original SMP would be agreed with
servicing contractors. Finally, they note that policy 29 accepts the principle of off-street
servicing where this can be managed to minimise its impact on the operation of the
highway, other highway users and other residential and commercial activity. Given the
small number of estimated deliveries and vehicle dwell times, the applicants consider
that the effects of site servicing would be minimal.

The Highways Officer has reviewed the servicing information within the Supplementary
Transport Statement. While they have re-stated their concern regarding the principle of
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off-site servicing, on the basis of the confirmation of the maximum number of daily
deliveries and the fact that deliveries would be scheduled to avoid servicing conflicts,
and given the site constraints, they have requested a condition requiring the submission
of an finalised SMP which includes all of the information detailed within the
supplementary Transport Statement, in order to confirm that the development would be
managed in such a way to minimise the impact on other highway users. This should
include a basic flow chart mapping the process accompanied by a plan highlighting
activity location that includes maximum of 3 deliveries a day, area for deliveries, times,
dwell times etc.

If the unrestricted Mount Street loading bay is occupied, servicing would necessarily
take place from the single yellow lines. As the servicing hours originally proposed are
outside permitted servicing hours from these locations, the applicants have confirmed
that servicing would take place between 07.30 and 08.30 hours and between 18.30 and
21.00 hours. The hotel operator has confirmed that these proposed servicing hours are
acceptable/workable, and they would be controlled by condition.

Objectors are concerned that the proposals rely on servicing from Mount Street using a
single loading bay (over which the applicant has no direct control) and/or single yellow
lines (over which the applicant has no control). As the availability of these spaces
cannot be guaranteed, they consider that the proposed arrangements will lead to the
‘inappropriate’ parking of servicing vehicles, when there is no available space, and
would lead to vehicles ‘circling’ until the space becomes available. They also consider
that the proposals do not include a ‘realistic mechanism’ for controlling the timing and
nature of deliveries etc. They have also objected on the grounds that the application
does not demonstrate that servicing requirements cannot be met within the
development, as required by City Plan policy 29, and that the proposed arrangements
are inadequate bearing in mind the nature of the property and surrounding area. It is
accepted that site constraints, including the limited headroom at the top of the vehicular
ramp, and the building’s layout and relationship of the proposed hotel with other uses
would make on-site servicing unviable for the reasons outlined above.

The objector is also concerned that the use of the Mount Street loading area (on the
north side of the street), requiring deliveries to be transported across a street, which
does not benefit from a designated crossing point, would have an unacceptable impact
upon the safety of other highway users, including pedestrians, and would be impractical
and unsafe. However, it is not unusual for delivery bays to be located on the opposite
side of the highway from premises where goods are to be delivered. Given the limited
number of estimated deliveries, and as Mount Street is relatively narrow, with a 20-mph
speed limit, it is not considered that the transferring of goods across the highway, as
part of a managed delivery process, would have an unacceptable impact on highways
and pedestrian safety.

A further objection has been received on the basis that the submitted information
regarding the frequency and duration of servicing activities is unclear/contradictory, but
these arrangements have now been clarified.
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Objectors are also concerned that no provision has been made for the use of low
emission vehicles, the consolidation of deliveries/collections and/or more appropriate
last mile delivery modes and that the development does not accord with the
sustainability objectives in policy MSD1 of the MNP. However, the SMP confirms that
deliveries will be undertaken in low emission vehicles. The operator will endeavour to
use contractors who are part of recognised freight delivery scheme, which may provide
opportunities for the consolidation of future deliveries. The applicants anticipate that
these commitments would form part of the finalised SMP. Given the nature of the
development and the limited servicing requirements this is considered acceptable.

Based on original SMP, one respondent has requested that the hours of delivery
(between 09:00-17:00) and the applicant’'s commitment to using smaller delivery
vehicles be controlled by condition. The issue of vehicle size is set out above (no HGVSs)
and would be confirmed within the finalised SMP. As detailed above, given the number
of deliveries proposed, the revised delivery hours are considered to be sufficiently
restrictive to safeguard neighbours’ amenity, and would be controlled by condition.

In view of the above, and subject to conditions requiring the submission of a finalised
SMP (together with an updated OMP which is consistent with the operational and
transport details within the revised documents), the scheme is considered acceptable in
highways terms.

Waste and recycling

City Plan policy 37 requires developments to provide adequate facilities for the storage
of waste and recyclable materials. The Council’s published guidance ‘Recycling and
Waste Storage Requirements’ (2023) states that “..Hotels without restaurant/banqueting
facilities should propose reasonable storage capacities for residual waste and
recyclable materials. Each application will be assessed depending on the frequency of
use and the size of the hotel.” .

Policy MES2.2 of the MNP requires all new development to provide an off-street waste
collection point, unless there are exceptional circumstances which preclude it. Where
no feasible solution can be found for the provision of a suitable off-street waste
collection point, the developer must demonstrate how the hand-over of waste between
the premises and their waste contractor is to be managed in order to minimise the time
that is spent with waste on the street.

The applicants have confirmed that waste collection will be undertaken using a private
waste contractor. Waste bins will be transferred from the basement, via the servicing
ramp, using an electric tug-vehicle and collected from Mount Street and would be
collected on a weekly basis. On respondent has requested clarification of the frequency
of waste collections. The SMP confirms that collections for waste and recycling would
be undertaken weekly.
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Objectors are concerned that the scheme has been designed (and the SMP produced)
on the basis that the hotel use would not include a food and beverage offer. They
consider that refuse facilities should be provided to take account of the fact that a future
hotel operator, could occupy the space without the need to apply for permission and
may choose to provide a food and beverage offer, in which case the proposed refuse
storage facilities would be inadequate. A condition has also been requested to prevent
waste bins being stored on the pavement before and after waste collection to ensure
that the amenity of the area is preserved and that there is no obstruction of the
highway.

Given the nature of the hotel use proposed, and to address these concerns, a condition
is recommended to prevent the use including drinking/dining facilities. As detailed
above, it is also considered that the OMP should be updated to include a commitment to
prevent hotel guests ordering food from on-line delivery platforms and to prevent any
food deliveries from being taken into the hotel. Any future applications to remove these
restrictions would need to be accompanied by revised drawings showing an appropriate
level of refuse and recycling storage. This approach has been adopted for similar
applications for room only hotels. As Council guidance accepts that hotels without
dining and conference facilities need only provide a commensurate level of waste
storage (for residual waste and recycling), the provision of additional waste storage
facilities could not reasonably be required. The plans have been amended to include
details of waste storage provision at the request of the Council’s Waste Project Officer.
The revised details are acceptable and would be secured by a condition which would
also prevent the storage of waste /waste bins on the highway. The draft OMP confirms
that bins would be presented at the top of the access ramp immediately prior to
collection and removed immediately afterwards. In these circumstances, the proposals
are considered to comply with policy 37 of the City Plan.

9.7 Economy including Employment & Skills

As the proposal involves a change of use of (2,324 sgm) of commercial floorspace to
hotel use it does not trigger a requirement to make a financial contribution towards
initiatives that provide employment, training and skills development for local residents or
require the submission of an Employment and Skills Plan under the Council’s Inclusive
Local Economy & Employment Plan (November 2021). A financial contribution would
only be triggered in the case of a ‘net uplift of 1,000 Sgm or more of hotel floorspace’
and an Employment and Skills Plan in the case of 10,000 sgm or more (net additional
floorspace and/or changes of use to a new commercial use). However, the applicants
have submitted an Employment, Staffing and Training Plan. This confirms that, initially,
all jobs associated with the proposed development will be advertised locally, with a
target of 20% local employment ,and apprentices recruited through a named scheme.
Staff training will be provided by the Criterion Hospitality Group and the employment
and training monitored and the Plan targets the subject of a quarterly report. The ESP
confirms that the hotel, once operational, would be staffed by 21 full time employees,
including an operations manager, housekeeping staff; nine reception/security staff (with
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24-hour staff schedules) and maintenance staff., with the potential to provide local
employment. These commitments to local employment and training are welcome.

An objection has been received to the loss of the car showroom and the resulting loss
of employment. The proposals would replace a basement car storage area with a hotel
use which, based on the information outlined above, is likely to provide increased
employment opportunities when compared with the previous use (particularly in
conjunction with any future use of the accommodation at ground floor level).

The proposed hotel would contribute positively to the local economy during the
construction phase, through the generation of increased opportunities for local
employment, procurement and spending in existing nearby shops and services and,
once operational, would also support the local economy through increased local
spending, thereby supporting local employment and services,

9.8 Other Considerations
Security

City Plan policy 38C requires all development to include introduce measures that
reduce the opportunity for crime and antisocial behaviour, ensuring a good standard of
amenity for existing and future occupiers. Additionally, policy 44 requires developments
to provide an integrated approach to the security of the site including buildings , and any
associated public or private spaces although this policy is more concerned with building
resilience against the threat of terrorism and security measures in the public realm).

Some objectors have expressed concerns that the proposals would facilitate access to
the upper parts of the building, via the fire exits, affecting the security of existing flats
within Fountain House. and residents’ safety. They consider that this risk would be
exacerbated by the nature of the hotel use on the basis that on-site activities are
unlikely to be adequately monitored. Whilst reference has been made to criminal
behaviour that has previously taken place within the building, this appears to relate to
historic activity associated with the occupation of the flats and is not relevant to the
current proposals.

Objectors have requested that any planning permission should include a condition to
that the site is appropriately secured at all times with a 24-hours staff/security presence
and CCTV in suitable locations, with controlled access to the hotel.

The applicant has confirmed that they have undertaken consultations with the
Metropolitan Police’s Designing Out Crime Officer and that the detailed design for the
proposed development will comply with the requirements of ‘Secured by Design’
providing:

o One main entrance for guests (one way in and out).
o Good level of illumination at the site entrance.
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o CCTV cameras giving reception staff a clear view of entrance and corridors.
J Alarm to fire escape stair on Mount Street.
o Controlled access (card swipes) to the service ramp and to the lobby located at
the bottom of the service ramp.
o Compartmentalisation of the hotel rooms through access controlled cross

corridor doors.

The applicants have confirmed that there will be no links to any part of the building
which are in any other (non-hotel) use. All hotel fire escape doors will be fitted with
electronically activated locks that only open in the event of fire alarm/brake glass being
triggered. The two stair cores (exiting onto Mount Stret and Aldford Street) would only
lead from the hotel to the street level exits. Any doors on the Mount Street stair from the
hotel to the residents’ garage will be fitted with locks to prevent anu unauthorised
access in the event that a fire alarm is triggered.

In addition, the submitted draft OMP confirms that the premises will be fully staffed at all
times, and CCTV installed to all exits and a Street Management Policy put into
operation. As detailed above, it is recommended that a finalised OMP be submitted for
approval. Any future hotel operator would be required to comply with the approved
OMP.

The application has been reviewed by the Metropolitan Police Designing Out Crime
Officer (DOCO). They note that, due the layout of the proposed hotel, there is no natural
surveillance from the hotel reception desk. In these circumstances, they have
suggested that additional security mitigation measures be adopted including the use of
the Alford Street access as the main entrance (as proposed) with controlled access and
full surveillance of the entrance and secured fob access for guests who have previously
checked in. They have also requested that the two lobbies, stair and lift core have a
secured fob access door to the hotel reception and that glass within the lobby doors to
aid surveillance. They also requested that separate cycle stores be provided for hotel
staff and guests.

In response, the plans have been amended to provide separate cycle stores. The
applicants have confirmed that the requirement to provide the requested fob access
controls will be incorporated within a finalised OMP, which would be secured by
condition, and that glass will be incorporated within the lobby doors.

As the DOCO'’s list of comments is not exhaustive, they have requested that a condition
is imposed requiring the hotel development to achieve a Secured By Design
accreditation, prior to its occupation. Subject to this condition, and commitments in the
draft OMP to a 24-hours staffing and security presence and the formulation of a Street
Management Policy, it is considered that the proposals would provide include adequate
measures to ensure the safety and security of occupants of neighbouring buildings,
including the flats on the upper floors, and of hotel guests and staff.
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Construction impact

Policy MRU4 of the MNP requires any new development proposals in Mayfair of a scale
and type that will be likely to generate significant construction traffic movements within
Mayfair, to demonstrate (through a construction management plan or otherwise) how
the impact on traffic and residential amenity will be mitigated such that the development
will have minor temporary effects at most. In addition, the assessment must comply with
the Council’s Code of Construction Practice, consider cumulative impacts with other
developments in the vicinity, and be undertaken in consultation with the Mayfair worker
and resident community in the vicinity.

The application is supported by completed Appendix A under the Code of Construction
Practice (CoCP), whereby the applicant has committed to carrying out the development
in accordance with these procedures. The published CoCP guidance sets out the
various types of development to which the Code applies. This includes larger
development and other developments (level3) may be ‘upgraded’ to Level 2 projects
due to the sensitivity of the local environment, which can include proximity of noise
sensitive receptors or cumulative impacts and the nature of the proposed works for
example developments that involve significant high impact structural work and/or
substantial refurbishments over a period of 12 months .

Due to the location and nature of the proposed development and its relationship with
neighbouring residential properties, it is not considered that the developer would be
required to sign up to the COCP.

A condition is recommended to restrict the hours of noisy building works.

Subject to the above measures, it is considered that the impact of the construction
works would be mitigated as far as possible,

Consultation/Notification

One respondent has expressed concern that the applicants did not serve the required
notice to owners of the building. Following discussions with the applicants, the
application form was revised, and the appropriate notices served (under Certificate B),
including to the owners of flats within Fountain House and of the two basement parking
spaces (petrol filling station).

Objectors have expressed concern that the applicants did not undertake any pre-
application consultation with neighbouring occupiers. In response, the applicants have
referred to the extent of pre-application public consultation detailed in the Statement of
Community Involvement. While letters were sent to 109 surrounding addresses, they
confirm that letters were not sent to properties in Park Street, where the closest property
is located circa 28m from the proposed guest entrance and circa 40m from the staff and
servicing entrance.
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Objectors have also expressed concern that residents of Fountain House did not
receive notification of the planning application. In addition to Certificate B notices
subsequently served on the building owners by the applicants (see above), records
show that 188 individual consultation letters were sent to neighbouring occupiers,
including to the residents of Fountain House and to properties in Park Street. The
application was also advertised by way of a press notice and site notice. This accords
with the Council’s unusual consultation procedures.

Objections also consider that the proposals would have an adverse impact upon this
impact on ‘prestigious’ building, affecting the appeal of the property to existing residents
and affecting property values. The impact of the proposed use upon the character of the
area and the amenity of neighbouring residents is discussed elsewhere in the report.
The impact of the development upon neighbouring property values is not a material
planning consideration and could not justifiably form the basis of a recommendation for
refusal.

One response has expressed concern that information relating to fire safety matters (the
HSE substantive response) and the emergency generator and associated flue, is not
publicly available, and that these matters should be fully resolved to ensure that there is
no adverse impact on neighbouring occupiers. This information was uploaded onto the
council’s website on receipt and the matters raised are addressed elsewhere in this
report.

One respondent has requested that the application be reported to the Planning Sub-
Committee, which it is.

Environmental Impact Assessment

The proposed development is not of sufficient scale or impact to require an
Environmental Impact Assessment.

Planning Obligations & CIL

To meet the statutory tests, any s106 planning obligation has to be necessary to make
the development acceptable in planning terms, directly related to the development and
fairly and reasonably related in scale and kind to the development. It is not considered
that the scheme generated a requirement for any s106 planning obligations to make it
acceptable.

From 06 April 2015, the Community Infrastructure Levy Regulations (2010 as amended)
imposed restrictions on the use of planning obligations requiring the funding or provision
of a type of infrastructure or a particular infrastructure project. The Regulations also
prevent “double dipping” where contributions for infrastructure works financed by CIL
(which would previously have been financed using pooled public realm contributions)
cannot also be financed through s106 contributions. The City Council introduced the
Westminster CIL on 1 May 2016.
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The Mayfair Neighbourhood Forum has, in conjunction with the Council and other
stakeholders, developed a Mayfair Green Route — a project for the creation of a one-
mile green corridor between Park Lane and Regent Street. In November 2021, the
Council approved CIL funding for the creation of a pocket garden at the entrance to the
Aldford Street subway entrance, adjacent to the application site. The MNF have
guestioned whether the applicants ‘might be persuaded’ to make a contribution, secured
as part of a s106 legal agreement, towards this project as the CIL funding does not
meet its cost. Whilst the applicant may wish to make a direct contribution towards the
scheme, the proposal is for a change of use only and does not trigger either a
Westminster or Mayoral CIL payment. In these circumstances, such a payment cannot
reasonably be required in planning terms.

Conclusion

The proposal is not considered to result in any harm to designated heritage assets as
such, the proposal is considered acceptable, mindful of policies 38, 39 and 40 of City
Plan 2019-2040 and therefore, a recommendation to grant conditional permission would
be compliant with the requirements of the NPPF and the statutory duties of the Planning
(Listed Buildings and Conservation Areas) Act 1990.

The proposal is acceptable in land use terms and, subject to appropriate conditions, is
considered acceptable in terms of its impact upon the amenity of neighbouring
occupiers and local environmental quality. The application is therefore recommended
for approval.

All the application drawings and other relevant documents and Background Papers are
available to view on the Council’s website)

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT, PLEASE CONTACT THE
PRESENTING OFFICER: PAUL QUAYLE BY EMAIL AT pquayle@westminster.gov.uk
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Proposed Lower Ground Floor
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Proposed Basement
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DRAFT DECISION LETTER
Address: 77 Park Lane, London, W1K 7TP
Proposal: Use of part-ground floor, part-lower ground floor and basement to hotel use

(C1), replacement of roller shutter with louvred pedestrian gate and double
door external alterations and installation of plant at ground and basement
floors

Reference: 22/05437/FULL

Plan Nos: 2202-CCL-B1-B1-DR-A-A-0815-P04; 2202 CCL-B1-M1-DR-A-0816 P02;
2202 CCL-B1-00-DR-A-0817 P02

Case Sara Spurrier Direct Tel. 07866 039795
Officer: No.

Recommended Condition(s) and Reason(s)

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

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

2 You must provide each cycle parking space shown on the approved drawings prior to
occupation of the development. Thereafter the cycle spaces must be retained and the space
used for no other purpose. (C22FC)

Reason:
To provide cycle parking spaces for people using the development in accordance with Policy 25
of the City Plan 2019 - 2040 (April 2021). (R22FB)

3 You must provide the waste store shown on drawing 2202-CCL-B1-B1-DR-A-A-0815-P04
before occupation of the hotel (Class C1) hereby approved. You must clearly mark it and make
it available at all times to everyone using the hotel. No waste or waste bins shall be stored on
the highway. You must store waste inside the property and only put it outside just before it is
going to be collected. You must not use the waste store for any other purpose.

Reason:
To protect the environment and provide suitable storage for waste and materials for recycling as
set out in Policies 7 and 37 of the City Plan 2019 - 2040 (April 2021). (R14CD)
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4 No deliveries or collections, including of waste and recyclable materials, shall be received at
or despatched from the hotel except between 07.30 and 08.30 hours and 18.30 and 21.00
hours.

Reason:
In accordance with the submitted application and to protect neighbouring occupiers from noise
nuisance, as set out in Policies 7 and 33 of the City Plan 2019 - 2040 (April 2021)

5 (1) Where noise emitted from the proposed internal activity in the development will not
contain tones or will not be intermittent, the 'A" weighted sound pressure level from the internal
activity within the hotel use hereby permitted, when operating at its noisiest, shall not at any
time exceed a value of 10 dB below the minimum external background noise, at a point 1 metre
outside any window of any residential and other noise sensitive property, unless and until a
fixed maximum noise level is approved in writing by the City Council. The background level
should be expressed in terms of the lowest LA90, 15 mins during the permitted hours of use.
The activity-specific noise level should be expressed as LAeqTm,, and shall be representative
of the activity operating at its noisiest.

(2) Where noise emitted from the proposed internal activity in the development will contain
tones or will

be intermittent, the 'A" weighted sound pressure level from the internal activity within the hotel
use hereby permitted, when operating at its noisiest, shall not at any time exceed a value of 15
dB below the minimum external background noise, at a point 1 metre outside any window of any
residential and other noise sensitive property, unless and until a fixed maximum noise level is
approved in writing by the City Council. The background level should be expressed in terms of
the lowest LA90, 15 mins during the permitted hours of use. The activity-specific noise level
should be expressed as LAeqTm, and shall be representative of the activity operating at its
noisiest.

(3) Following completion of the development, you may apply in writing to the City Council for a
fixed maximum noise level to be approved. This is to be done by submitting a further noise
report including a proposed fixed noise level for written approval by the City Council. Your
submission of a noise report must include:

(a) The location of most affected noise sensitive receptor location and the most affected window
of it;

(b) Distances between the application premises and receptor location/s and any mitigating
features that

may attenuate the sound level received at the most affected receptor location;

(c) Measurements of existing LA90, 15 mins levels recorded one metre outside and in front of
the window referred to in (a) above (or a suitable representative position), at times when
background noise is

at its lowest during the permitted hours of use. This acoustic survey to be conducted in
conformity to BS 7445 in respect of measurement methodology and procedures;

(d) The lowest existing LA90, 15 mins measurement recorded under (c) above;

(e) Measurement evidence and any calculations demonstrating that the activity complies with
the planning condition;

(f) The proposed maximum noise level to be emitted by the activity. (C47AC)

Reason:

Because existing external ambient noise levels exceed WHO Guideline Levels and as set out in
Policies 7 and 33 of the City Plan 2019 - 2040 (April 2021) and the Environmental
Supplementary Planning Document (February 2022), so that the noise environment of people in
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noise sensitive receptors is protected, including the intrusiveness of tonal and impulsive sounds,
and by contributing to reducing excessive ambient noise levels. Part (3) is included so that
applicants may ask subsequently for a fixed maximum noise level to be approved in case
ambient noise levels reduce at any time after implementation of the planning permission.
(R47AC)

6 You must apply to us for approval of a Servicing Management Plan which must identify
process, internal storage locations, scheduling of deliveries, maximum number of daily
deliveries and staffing measures to demonstrate that the hotel can be serviced without detriment
to the safe operation of the highway It must also confirm that no hotel bookings will be taken
from hotel guests arriving in coaches (including confirmation of how this restriction will be
advertised to hotel guests and enforced) and must confirm that the maximum number of
customers accepted within any group booking will be limited to 8.

You must not start the hotel use until we have approved what you have sent us. You must then
carry out the measures included in the Servicing Management Plan at all times that the hotel is
in use.

Reason:

In accordance with the submitted application and in the interests of public safety, to ensure that
the hotel does not generate any coach traffic and to avoid blocking the road as set out in
Policies 24, 25 and 28 of the City Plan 2019 - 2040 (April 2021).

7 You must apply to us for approval of an Operational Management Plan (including as an
appendix a Street Management Policy) for the hotel to show how day-to day hotel operations
will be managed to ameliorate noise disturbance, including

from site servicing, how you will prevent customers who are leaving the building from causing
nuisance for people in the area, including people who live in nearby buildings and how you will
prevent guests from arriving at the hotel by coach and how this restriction will be advertised
and enforced.

You must not start the hotel use until we have approved what you have sent us. You must then
carry out the measures included in the Operational Management Plan at all times that the hotel
is in use.

Reason:

To make sure that the use will not cause nuisance for people in the area and to avoid blocking
the surrounding streets and to protect the environment of people in neighbouring properties as
set out in Policies 7, 29 and 33 of the City Plan 2019 - 2040 (April 2021).

8 No drinking and dining facilities for hotel customers or members of the general public, shall
be provided within the hotel (other than vending machines for hotel guests only).

Reason:

In accordance with the submitted application and because the provision of drinking and drinking
facilities, and kitchen extract facilities associated with such use, would need to be assessed in
relation to land use, amenity, servicing, air quality and waste storage policies as set out in
policies 7, 16, 29, 32, 33 and 37 of the City Plan 2019-2040.



Item No.

1

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

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Mayfair Conservation Area. This is as set out in
Policies 38, 39 and 40 of the City Plan 2019 - 2040 (April 2021). (R26BF)

10 (1) Where noise emitted from the proposed plant and machinery will not contain tones or will
not be intermittent, the 'A' weighted sound pressure level from the plant and machinery
(including non-emergency auxiliary plant and generators) hereby permitted, when operating at
its noisiest, shall not at any time exceed a value of 10 dB below the minimum external
background noise, at a point 1 metre outside any window of any residential and other noise
sensitive property, unless and until a fixed maximum noise level is approved in writing by the
City Council. The background level should be expressed in terms of the lowest LA90, 15 mins
during the proposed hours of operation. The plant-specific noise level should be expressed as
LAegTm,and shall be representative of the plant operating at its maximum.

(2) Where noise emitted from the proposed plant and machinery will contain tones or will be
intermittent,

the 'A" weighted sound pressure level from the plant and machinery (including non-emergency
auxiliary plant and generators) hereby permitted, when operating at its noisiest, shall not at any
time exceed a value of 15 dB below the minimum external background noise, at a point 1 metre
outside any window of any residential and other noise sensitive property, unless and until a
fixed

maximum noise level is approved in writing by the City Council. The background level should be
expressed in terms of the lowest LA90, 15 mins during the proposed hours of operation. The
plant-specific noise level should be expressed as LAeqTm, and shall be representative of the
plant operating at its maximum.

(3) Following installation of the plant and equipment, you may apply in writing to the City Council
for a fixed maximum noise level to be approved. This is to be done by submitting a further noise
report confirming previous details and subsequent measurement data of the installed plant,
including a proposed fixed noise level for written approval by the City Council. Your submission
of a noise report must include:

(a) A schedule of all plant and equipment that formed part of this application;

(b) Locations of the plant and machinery and associated: ducting; attenuation and damping
equipment;

(c) Manufacturer specifications of sound emissions in octave or third octave detail;

(d) The location of most affected noise sensitive receptor location and the most affected window
of it;

(e) Distances between plant & equipment and receptor location/s and any mitigating features
that may attenuate the sound level received at the most affected receptor location;

() Measurements of existing LA90, 15 mins levels recorded one metre outside and in front of
the window referred to in (d) above (or a suitable representative position), at times when
background noise is at its lowest during hours when the plant and equipment will operate. This
acoustic survey to be conducted in conformity to BS 7445 in respect of measurement
methodology and procedures;

(g) The lowest existing LA90, 15 mins measurement recorded under (f) above;
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(h) Measurement evidence and any calculations demonstrating that plant and equipment
complies with the planning condition;
(i) The proposed maximum noise level to be emitted by the plant and equipment. (C46AC)

Reason:

Because existing external ambient noise levels exceed WHO Guideline Levels, and as set out
in Policies 7 and 33 of the City Plan 2019 - 2040 (April 2021) and the Environmental
Supplementary Planning Document (February 2022), so that the noise environment of people in
noise sensitive receptors is protected, including the intrusiveness of tonal and impulsive sounds,
and by contributing to reducing excessive ambient noise levels. Part (3) is included so that
applicants may ask subsequently for a fixed maximum noise level to be approved in case
ambient noise levels reduce at any time after implementation of the planning permission.
(R46AC)

11 No vibration shall be transmitted to adjoining or other premises and structures through the
building structure and fabric of this development as to cause a vibration dose value of greater
than 0.4m/s (1.75) 16 hour day-time nor 0.2m/s (1.75) 8 hour night-time as defined by BS 6472
(2008) in any part of a residential and other noise sensitive property. (C48AB)

Reason:

To ensure that the development is designed to prevent structural transmission of noise or
vibration and to prevent adverse effects as a result of vibration on the noise environment in
accordance with Policies 7 and 33 of the City Plan 2019 - 2040 (April 2021) and the
Environmental Supplementary Planning Document (February 2022). (R48AB)

12 Except for piling, excavation and demolition work, you must carry out any building work
which can be heard at the boundary of the site only:

0 between 08.00 and 18.00 Monday to Friday;

0 between 08.00 and 13.00 on Saturday; and

o not at all on Sundays, bank holidays and public holidays.

You must carry out piling, excavation and demolition work only:

0 between 08.00 and 18.00 Monday to Friday; and

o not at all on Saturdays, Sundays, bank holidays and public holidays.

Noisy work must not take place outside these hours unless otherwise agreed through a Control
of Pollution Act 1974 section 61 prior consent in special circumstances (for example, to meet
police traffic restrictions, in an emergency or in the interests of public safety). (C11AB)

Reason:

To protect the environment of neighbouring occupiers. This is as set out in Policies 7 and 33 of
the City Plan 2019 - 2040 (April 2021). (R11AD)

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

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Mayfair Conservation Area. This is as set out in
Policies 38, 39 and 40 of the City Plan 2019 - 2040 (April 2021). (R26BF)

14 The emergency plant and generators hereby approved shall only be used for the purpose of
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public safety and life critical systems and shall not be used for backup equipment for
commercial uses such as Short Term Operating Reserve (STOR). The emergency plant and
generators shall be operated at all times in accordance with the following criteria:

(1) Noise emitted from the emergency plant and generators hereby permitted shall not increase
the minimum assessed background noise level (expressed as the LA90, 15 mins over the
testing period) by more than 10 dB one metre outside any premises.

(2) The emergency plant and generators hereby permitted may be operated only for essential
testing, except when required in an emergency situation.

(3) Testing of emergency plant and generators hereby permitted may be carried out only for up
to one hour in a calendar month, and only during the hours 09.00 to 17.00 hrs Monday to Friday
and not at all on public holidays. (C50AC)

Reason:

Emergency energy generation plant is generally noisy, so in accordance with Policies 7 and 33
of the City Plan 2019 - 2040 (April 2021) and the Environmental Supplementary Planning
Document (February 2022), a maximum noise level is required to ensure that any disturbance
caused by it is kept to a minimum and to ensure testing is carried out for limited periods during
defined daytime weekday hours only, to prevent disturbance to residents and those working
nearby. (R50AC)

15 Prior to the occupation of the hotel use hereby approved, you should provide written
evidence that the development has achieved a Secured By Design accreditation.

Reason:

To demonstrate that the proposed hotel will include appropriate measures to reduce in
opportunity for crime and anti-social behaviour to safeguard the safety and amenity of future
occupants and occupants of neighbouring uses. in accordance with policy 38 of City Plan 2019 -
2040 (April 2021).

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

Reason:
In the interests of public safety and to avoid blocking the road as set out in Policies 24 and 25 of
the City Plan 2019 - 2040 (April 2021). (R24AD)

17 You must provide and maintain the areas shown for the servicing of the development,
including internal corridors/access routes on the approved plans only for those purposes.

Reason:

To avoid blocking the surrounding streets and to protect the environment of people in
neighbouring properties as set out in Policy 29 of the City Plan 2019 - 2040 (April 2021).
(R23AD)

Informative(s):
1 In dealing with this application the City Council has implemented the requirement in the

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

2 You are advised that the works are likely to require building regulations approval. Details in
relation to Westminster Building Control services can be found on our website at
www.westminster.gov.uk/planning-building-and-environmental-regulations/building-control.

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

4 You may need to get separate permission under the Town and Country Planning (Control of
Advertisements) (England) Regulations 2007 if you want to put up an advertisement at the
property. (I03AA)

5 Under the Highways Act 1980 you must get a licence from us before you put skips or
scaffolding on the road or pavement. It is an offence to break the conditions of that licence. You
may also have to send us a programme of work so that we can tell your neighbours the likely
timing of building activities. For more advice and to apply online please visit
www.westminster.gov.uk/suspensions-dispensations-and-skips.

6 When carrying out building work you must take appropriate steps to reduce noise and prevent
nuisance from dust. The planning permission for the development may include specific
conditions relating to noise control, hours of work and consideration to minimising noise and
vibration from construction should be given at planning application stage. You may wish to
contact to our Environmental Sciences Team (email:
environmentalsciences2@westminster.gov.uk) to make sure that you meet all the requirements
before you draw up contracts for demolition and building work.

When a contractor is appointed they may also wish to make contact with the Environmental
Sciences Team before starting work. The contractor can formally apply for consent for

prior approval under Section 61, Control of Pollution Act 1974. Prior permission must be
sought for all noisy demolition and construction activities outside of core hours on all

sites. If no prior permission is sought where it is required the authority may serve a

notice on the site/works setting conditions of permitted work (Section 60, Control of

Pollution Act 1974).

British Standard 5228:2014 'Code of practice for noise and vibration control on construction and
open sites' has been recognised by Statutory Order as the accepted guidance for noise
control during construction work.

An action in statutory nuisance can be brought by a member of the public even if the works are
being carried out in accordance with a prior approval or a notice.

7 You are encouraged to join the nationally recognised Considerate Constructors Scheme. This
commits those sites registered with the Scheme to be considerate and good neighbours, as well
as clean, respectful, safe, environmentally conscious, responsible and accountable. For more
information please contact the Considerate Constructors Scheme directly on 0800 783 1423,
siteenquiries@ccscheme.org.uk or visit www.ccscheme.org.uk.
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8 We recommend all hoteliers to join the Westminster Considerate Hoteliers scheme and to
support the Considerate Hoteliers Environmental Charter. This aims to promote good
environmental practice in developing and managing hotels. For more information, please
contact:

Considerate Group

2 Eastbourne Terrace,

London

W2 6LG

E-mail: jk@considerategroup.com

Phone: 020 3865 2052

9 Conditions on this permission control noise from the approved machinery. It is very important
that you meet the conditions and we may take legal action if you do not. You should make sure
that the machinery is properly maintained and serviced regularly.

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

11 Regulation 12 of the Workplace (Health, Safety and Welfare) Regulations 1992 requires that
every floor in a workplace shall be constructed in such a way which makes it suitable for use.
Floors which are likely to get wet or to be subject to spillages must be of a type which does not
become unduly slippery. A slip-resistant coating must be applied where necessary. You must
also ensure that floors have effective means of drainage where necessary. The flooring must be
fitted correctly and properly maintained.

Regulation 6 (4)(a) Schedule 1(d) states that a place of work should possess suitable and
sufficient means for preventing a fall. You must therefore ensure the following:

* Stairs are constructed to help prevent a fall on the staircase; you must consider stair rises and
treads as well as any landings;

* Stairs have appropriately highlighted grip nosing so as to differentiate each step and provide
sufficient grip to help prevent a fall on the staircase;

* Any changes of level, such as a step between floors, which are not obvious, are marked to
make them conspicuous. The markings must be fitted correctly and properly maintained;

* Any staircases are constructed so that they are wide enough in order to provide sufficient
handrails, and that these are installed correctly and properly maintained. Additional

handrails should be provided down the centre of particularly wide staircases where

necessary;

* Stairs are suitably and sufficiently lit, and lit in such a way that shadows are not cast over the
main part of the treads.

12 Working at height remains one of the biggest causes of fatalities and major injuries. You
should carefully consider the following.

* Window cleaning - where possible, install windows that can be cleaned safely from

within the building.

* Internal atria - design these spaces so that glazing can be safely cleaned and
maintained.

* Lighting - ensure luminaires can be safely accessed for replacement.

* Roof plant - provide safe access including walkways and roof edge protection where
necessary (but these may need further planning permission).
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More guidance can be found on the Health and Safety Executive website at
www.hse.gov.uk/toolbox/height.htm

Note: Window cleaning cradles and tracking should blend in as much as possible with the
appearance of the building when not in use. If you decide to use equipment not shown in
your drawings which will affect the appearance of the building, you will need to apply
separately for planning permission. (I80CB)

13 You should ensure that the Servicing and Delivery Management Plan and Hotel Operational
Management Plans submitted to discharge conditions 6 and 7 of this permission include the
additional and updated measures and obligations detailed with the associated committee report.

Please note: the full text for informatives can be found in the Council’s Conditions,
Reasons & Policies handbook, copies of which can be found in the Committee
Room whilst the meeting is in progress, and on the Council’s website.



