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planning report GLA/5507/01  

 2 June 2020 

Leconfield House, Curzon Street 

in the City of Westminster  

planning application no. 20/01200/FULL 

  

Strategic planning application stage 1 referral  

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 
2007; Town & Country Planning (Mayor of London) Order 2008. 

The proposal 

Replacement of existing 7th floor level and erection of new 8th floor roof extension and roof 
plant area, excavation of three new basement levels and refurbishment works, all for use of the 
building as a 65-bedroom hotel and private members' club including restaurants, spa/wellness 
centre and retail (sui generis use), with plant at 6th, 7th floor, roof level and basement level 3 
and roof terraces at seventh floor level. 

The applicant 

The applicant is Leconfield House Limited  and the architect is EPR Architects. 

Strategic issues summary 

Principle of development: The proposed uses within the Central Activities Zone accord with 
London Plan Policy 2.11 and Policy SD4 of the Mayor’s intend to publish London Plan and are 
supported, subject to the applicant confirming that the proposed gym would be publicly 
accessible (paragraphs 12-16).  

Heritage and urban design: The design is broadly supported and no harm would be caused to 
the setting of the conservation area or nearby listed buildings (paragraphs 17-21). 

Environment: The strategies for energy, flood risk, SUDs and water efficiency are generally 
supported in line with London Plan and the Mayor’s intend to publish London Plan  (paragraphs 
22-24). 

Transport: Further work should be carried out on the transport assessment to demonstrate 
how the development would contribute towards the delivery of Healthy Streets. Various 
transport-related plans should be secured through planning condition or the Section 106 
agreement (paragraphs 25-28). 

Recommendation 

That Westminster City Council be advised that whilst this application is broadly supported in 
strategic planning terms, the application does not yet comply with the London Plan and the 
Mayor’s intend to publish London Plan for the reasons set out in paragraph 32 of this report. 
However, the resolution of these issues could lead to the application becoming compliant with 
the London Plan and the Mayor’s intend to publish London Plan. 
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Context 

1 On 21 April 2020, the Mayor of London received documents from Westminster 
City Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses. Under the provisions of The Town & Country 
Planning (Mayor of London) Order 2008 the Mayor has until 7 June 2020 to provide the 
Council with a statement setting out whether he considers that the application complies 
with the London Plan and Mayor’s intend to publish London Plan, and his reasons for 
taking that view. The Mayor may also provide other comments. This report sets out 
information for the Mayor’s use in deciding what decision to make. 

2 The application is referable under Category 1C of the Mayor of London Order 
2008: 

• Category 1C: “Development which comprises or includes the erection of a 
building of (c) more than 30 metres high and is outside the City of London.” 

3 Once Westminster City Council has resolved to determine the application, it is 
required to refer it back to the Mayor for his decision as to whether to direct refusal; take 
it over for his own determination; or allow the Council to determine it itself. 

4 The Mayor of London’s statement on this case will be made available on the GLA 
website www.london.gov.uk. 

Site description 

5 The application site is approximately 0.13 hectare and is within the Central 
Activities Zone (CAZ). It is situated on Curzon Street and is bounded by Chesterfield 
Garden to the east and South Audley Street to the west. Chesterfield House is to the 
immediate north. The site is occupied by a 7-storey building, plus basement, consisting 
primarily of office floorspace with a gym at basement level. Located within the Mayfair 
Conservation Area, the building on the site is not listed. There are, however, several 
listed buildings in the immediate vicinity, including the Grade II* listed Curzon House; 
and Grade II listed 1 South Audley Street; 2 South Audley Street; 3 Audley Street; 4 
Chesterfield Gardens; 5-7 Chesterfield Gardens; and, 8 Chesterfield Gardens. 

6 Approximately 140 metres away from the site is the A4202 Park Lane, which 
forms part of the Transport for London Road Network (TLRN). The Green Park London 
Underground station, served by the Piccadilly Line, Jubilee Line and Victoria Line is less 
than 550 metres away from the site. There are 17 bus routes accessible within a short 
walking distance. Consequently, the site has an excellent public transport accessibility 
level (PTAL) of 6b, on a scale from 0 to 6b where 6b is the highest. The site is also well 
connected to the cycle network, with Cycle Superhighway 3 and Hyde Park both less 
than 500 metres away. 

Details of the proposal 

7 The application is seeking to change the use of, and reconfigure and extend, the 
building to provide a private members’ hotel, with ancillary facilities including a 
restaurant, bar, health club, spa, gym and retail space. The proposed reconfiguration 
and extensions include the demolition of the 7th floor and associated plant equipment 
on the roof above and replacement with two floors, and the addition of three basement 
floors. 
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Case history 

8 There is no relevant strategic planning history. 

Strategic planning issues and relevant policies and guidance 

9 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 
2004, the development plan in force for the area is the Westminster’s City Plan: 
Consolidated with Basement and Mixed Use Revisions (2016); the saved policies in the 
Westminster Unitary Development Plan (2007, saved 2010); Mayfair Neighbourhood 
Plan (2019); and The London Plan 2016 (The Spatial Development Strategy for London 
Consolidated with Alterations since 2011). 

10 The following are relevant material considerations: 

• The National Planning Policy Framework and National Planning Practice 
Guidance; 

• Westminster Draft City Plan 2019-2040 (Regulation 19 Publication draft, June 
2019). 

• The London Plan - intend to publish version (December 2019), which should be 
considered on the basis described in the NPPF; and, 

• On the 13th March 2020 the Secretary of State issued a set of Directions under 
Section 337 of the Greater London Authority Act 1999 (as amended) and, to the 
extent that they are relevant to this application, have been taken into account by 
the Mayor as a material consideration when considering this report and the 
officer’s recommendation. 

11 The relevant strategic issues and corresponding policies and guidance are as 
follows:  

• Principle of development London Plan; CAZ SPG; Culture and Night-Time 
Economy SPG; 

• Heritage London Plan; 

• Urban design London Plan; Shaping Neighbourhoods: Character 
and Context SPG;  

• Inclusive design London Plan; Accessible London: achieving an 
inclusive environment SPG; 

• Transport London Plan; the Mayor’s Transport Strategy; 

• Environment London Plan; Sustainable Design and 
Construction SPG; Mayor’s Environment Strategy. 

Principle of development  

12 The application site is situated within the CAZ. London Plan Policy 2.11 and 
Policy SD4 of the Mayor’s intend to publish London Plan support the provision of 
leisure, hotel and entertainment facilities in the CAZ, with Policy SD4 making clear that 
“entertainment, night-time economy and tourism functions should be promoted and 
enhanced”. Moreover, achieving 40,000 net additional hotel bedrooms by 2036 is an 
objective of the London Plan as stated in Policy 4.5. This target has been increased to 
58,000 bedrooms of serviced accommodation by 2041 in the Mayor’s intend to publish 
London Plan at paragraph 6.10.2 under Policy E10. The proposed application includes 
the provision of a private members’ hotel, with 65 bedrooms, a health club and spa, 
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restaurant, bar and gym. The proposed uses therefore accord with London Plan Policy 
2.11 and Policy SD4 of the Mayor’s intend to publish London Plan. Notwithstanding this, 
consideration should be given to making the restaurant and bar publicly accessible. 

Employment and training 

13 London Plan Policy 4.12 and Policy E11 of the Mayor’s intend to publish London 
Plan emphasise the need for strategic development proposals to support local 
employment, skills development and training opportunities. Objective GG1 of the 
Mayor’s intend to publish London Plan makes clear that everyone should benefit from 
economic opportunities in London to ensure a fairer and more equal city. In view of the 
proposed hotel use, the applicant should provide information on the number of projected 
jobs for these uses and a recruitment and training strategy that demonstrates how the 
development would provide training and employment opportunities during the lifetime of 
the development in compliance with London Plan Policy 4.12 and Policy E11 and 
objective GG1 of the Mayor’s intend to publish London Plan. The submission of this 
strategy should be robustly secured through planning condition or legal agreement. 

Loss of office space 

14 As underscored in London Plan Policy 2.11 and Policy SD4 of the Mayor’s intend 
to publish London Plan, the central aim of the CAZ is to support and enhance office 
floorspace. Policy S20 of the Westminster City Plan (WCP) states that the loss of office 
floorspace to other commercial or community and social uses is acceptable since these 
uses contribute to commercial activity. The emerging Westminster City Plan, however, 
states that the net loss of office floorspace in the CAZ will be resisted except in specific 
exceptional circumstances, including the conversion of existing office floorspace at the 
end of its economic life to community uses (such as new health facilities) and hotels that 
are well designed and managed. The proposed development would result in the loss of 
8,610 sq.m. of office space. Considering the proposed uses are also strategic functions 
of the CAZ, this loss is considered acceptable. 

Social infrastructure 

15 London Plan Policy 3.16 and Policy S1 of the Mayor’s intend to publish London 
Plan emphasise the importance of protecting social infrastructure and ensuring that it is 
accessible to all. The site currently contains a publicly accessible gym and a new gym is 
proposed; public access to this gym is, however, unclear. To ensure compliance with 
London Plan Policy 3.16 and Policy S1 and objective GG1 of the Mayor’s intend to 
publish London Plan, the proposed gym should be publicly accessible, and this must be 
confirmed prior to any Stage II referral to the Mayor for his final determination. The 
Council should ensure that the public can access the gym on similar terms as the 
existing one, and this should be secured within the legal agreement attached to any 
grant of planning permission. 

16 To summarise, the proposed development within the CAZ is supported in 
strategic planning terms, subject to the applicant confirming that the gym would be 
made available to the public. 

Heritage, urban design and inclusive access 

17 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the 
tests for dealing with heritage assets in planning decisions. In relation to conservation 



 page 5 

areas, for all planning decisions “special attention shall be paid to the desirability of 
preserving or enhancing the character or appearance of that area”. Regarding listed 
buildings, all planning decisions should “have special regard to the desirability of 
preserving the building or its setting or any features of special architectural or historic 
interest which it possesses”. The NPPF states that when considering the impact of the 
proposal on the significance of a designated heritage asset, great weight should be 
given to the asset’s conservation and the more important the asset, the greater the 
weight should be. Significance can be harmed or lost through alteration or destruction of 
the heritage asset or development within its setting.  

18 As indicated earlier in this report, the site is within the Mayfair Conservation Area 
and adjacent to and in proximity of several listed buildings. Having regard to the 
statutory duties in respect of listed building and conservation areas in the Planning 
(Listed Buildings and Conservation Areas) Act 1990, and the relevant paragraphs in the 
NPPF, GLA officers consider that given the nature of the proposal, namely the retention 
of the existing building and the minor increase in the height of the building, the proposed 
development would not cause harm to the setting of any nearby heritage assets.  

19 In terms of the proposed design, the main change to the existing building would 
be the roof extension, which has been sensitively designed to limit its visual impact in 
townscape views of the conservation area. This extension would not be visible at close 
range, as it is set back from the South Audley Street and Chesterfield Gardens edges. 
Key details of the proposed green walling system should be secured to ensure it is 
maintained over time. 

20 London Plan Policy 7.2 and Policy D5 of the Mayor’s intend to publish London 
Plan seek ensure that proposals achieve the highest standards of accessible and 
inclusive design (not just the minimum). The application demonstrates how inclusive 
design principles have been applied to address entry into the building and circulation. 
However, only 7% of the proposed guest rooms would be accessible initially. This does 
not accord with London Plan Policy 4.5 and Policy E10 of the Mayor’s intend to publish 
London Plan. To comply, 10% of the proposed guestrooms should be wheelchair 
accessible or 15% accessible in line with the relevant British Standard BS8300-2:2018 
Code of practice. 

21 To ensure the safety of future users, a fire safety statement prepared by a third 
party suitably qualified assessor should be secured by the Council in accordance with 
Policy D12 of the Mayor’s intend to publish London Plan. 

Environment  

22 Based on the energy assessment, an on-site reduction of 367 tonnes of carbon 
dioxide per year in regulated emissions is expected, compared to a 2013 Building 
Regulations compliant development, equivalent to an overall saving of 45%, which 
exceeds the target within Policy 5.2 of the London Plan for non-domestic buildings. 
Notwithstanding this, the applicant should provide emissions for newbuild and 
refurbished elements separately and confirm the scope and potential for the 
refurbishment work. Additional information on the proposed heat pumps, cooling and 
district heating and futureproofing should also be provided. Full details of GLA’s energy 
comments have been sent to the applicant and Council. 

23 The site is in Flood Zone 1, less than one hectare and has a low probability of 
flooding. The surface water drainage strategy addresses the drainage hierarchy and 
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given the urbanised location, roof design and site coverage, basement level attenuation 
tanks are proposed. This is considered acceptable. The sustainability statement 
proposes that the building would target at least BREEAM Excellent, which would be in 
line with Policy SI5 of the Mayor’s intend to publish London Plan. 

24 In line with London Plan Policy 5.10 and Policies G1 and G5 of the Mayor’s 
intend to publish London Plan, urban greening has been embedded as a fundamental 
element of the building refurbishment, namely the introduction of green walls. This is 
supported. 

Transport  

Healthy streets 
 
25 The car-free nature of the development provides an opportunity to promote 
sustainable travel. However, the Transport Assessment (TA) fails to demonstrate how 
the Healthy Streets approach has been applied to the proposed development and how 
improvements that support the delivery of Healthy Streets would be delivered, as 
required by Policy T2 of the Mayor’s intend to publish London Plan. The TA should 
therefore be updated to address these deficiencies and set out relevant mitigation 
measures.  

Car parking, cycle parking and taxis 

26 The car-free nature of the development is welcomed. It is understood that guests 
and Blue Badge holders would be able to use a valet parking service if arriving by 
private car and would need to inform the hotel in advance. It is understood that taxi pick 
up/drop off would be undertaken on Curzon Street, immediately outside the hotel within 
existing highway restrictions. Given the size of the proposed development and expected 
number of taxi trips, this is considered acceptable in strategic terms.   

27 A total of 31 long-stay and 56 short-stay cycle parking spaces are proposed. To 
comply with the standards set out in Policy T5 of the Mayor’s intend to publish London 
Plan, a minimum of 9 long-stay cycle parking spaces and 78 short-stay cycle parking 
spaces should be provided for the restaurant, 1 long-stay and 3 short-stay for retail and 
4 long-stay and 1 short-stay for office use. This leads to a total requirement of 18 long-
stay and 91 short-stay cycle parking spaces for the development overall. Short-stay 
cycle parking is proposed at basement level 2 and it is understood that there is existing 
cycle parking on Chesterfield Gardens that could be used as an alternative. To accord 
with the guidance contained in Chapter 8 of the London Cycling Design Standards 
(LCDS), which states that short-stay cycle parking should be in the public realm near 
building entrances, consideration should be given to relocating the short-stay cycle 
parking from the basement. 

Other matters 
 
28 A travel plan should be secured, enforced, monitored and reviewed by the 
applicant as part of the s106; and a delivery and servicing Plan and construction 
logistics plan secured by planning condition, with the latter discharged in in consultation 
with TfL. The MCIL2 rate for the City of Westminster is £80 per square metre of 
floorspace. 
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Local planning authority’s position 

29 Westminster City Council officers are currently assessing the application. It is 
understood that officers support the principle of development. At this stage a committee 
date is still to be confirmed.  

Legal considerations 

30 Under the arrangements set out in Article 4 of the Town and Country Planning 
(Mayor of London) Order 2008 the Mayor is required to provide the local planning 
authority with a statement setting out whether he considers that the application complies 
with the London Plan, and his reasons for taking that view. Unless notified otherwise by 
the Mayor, the Council must consult the Mayor again under Article 5 of the Order if it 
subsequently resolves to make a draft decision on the application, in order that the 
Mayor may decide whether to allow the draft decision to proceed unchanged, or direct 
the Council under Article 6 of the Order to refuse the application, or issue a direction 
under Article 7 of the Order that he is to act as the local planning authority for the 
purpose of determining the application. There is no obligation at this present stage for 
the Mayor to indicate his intentions regarding a possible direction, and no such decision 
should be inferred from the Mayor’s statement and comments. 

Financial considerations 

31 There are no financial considerations at this stage. 

Conclusion 

32 London Plan and the Mayor’s intend to publish London Plan policies on CAZ, 
tourism, night-time economy, social infrastructure, opportunities for all, heritage, urban 
design, inclusive access, environment and transport are relevant to this application. 
Whilst the principle of the development is broadly acceptable in strategic planning 
terms, it does not yet comply with the London Plan and the Mayor’s intend to publish 
London Plan. The following changes might, however, lead to the application becoming 
compliant with the London Plan and Mayor’s intend to publish London Plan: 

• Principle of development: The proposed uses within the Central Activities Zone 
accord with London Plan Policy 2.11 and Policy SD4 of the Mayor’s intend to 
publish London Plan, subject to the applicant confirming that the gym would be 
publicly accessible.  

• Heritage and urban design: The design is broadly supported, and no harm 
would be caused to the setting of the conservation area or nearby listed 
buildings. 

• Environment: The strategies for energy, flood risk, SUDs and water efficiency 
are generally supported in line with the London Plan and the Mayor’s intend to 
publish London Plan. However, emissions for newbuild and refurbished elements 
should be provided separately and additional information on the proposed heat 
pumps, cooling and district heating and futureproofing should be submitted. 
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• Transport: Further work should be carried out on the transport assessment to 
demonstrate how the development would contribute towards the delivery of 
Healthy Streets. Cycle parking should be increased to accord with the standards 
set out Policy T5 of the Mayor’s intend to publish London Plan and various 
transport-related plans should be secured through planning condition or the 
Section 106 agreement. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Debbie Jackson, Director - Built Environment  
020 7983 5800 email debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email john.finlayson@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2020 email alison.flight@london.gov.uk 
Matt Christie, Team Leader Development Management 
020 7983 4409 email Matt.Christie@london.gov.uk 
Andrew Payne, Case Officer 
020 7983 4650  email andrew.payne@london.gov.uk 
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