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planning report GLA/5284/01  

  14 October 2019 

5 Seaforth Place 

in the City of Westminster 

planning application no. 19/06004/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 

Demolition of existing dwelling and erection of 10-storey mixed-use building comprising 1,683 
sq.m. office floorspace, one residential unit and 207 sq.m. ground floor workspace café in 
addition to the creation of pocket park and a new school playground for Westminster City School. 

The applicant 

The applicant is David Maxwell t/a Seaforth and the architect is Darling Associates. 

Strategic issues 

Principle: The scheme optimises the site by providing high-quality commercial floorspace and 
reproviding a residential unit. The development accords with objectives of the Central Activities 
Zone and the Victoria Opportunity Area, and is supported (paragraphs 14 – 17). 

Design: The design optimises the site and responds successfully to the surrounding built context. 
The ground floor level is activated through the location of a workspace café, and high-quality 
materials and detailed design is proposed. A public pocket park and a school playground 
successfully optimises the use of the land in this urban context. No strategic design concerns are 
raised (paragraphs 21-24).  

Transport: The development is car-free but must demonstrate how blue badge car parking will 
be provided. Further information on cycle parking, Healthy Streets and Vision Zero is required. A 
Delivery and Servicing Plan, Construction Logistics Plan and Travel Plan should be secured 
(paragraphs 32- 39).  

Outstanding issues relating to energy, water sustainable drainage and urban greening would 
also need to be addressed. 

Recommendation 

That Westminster City Council be advised that the application does not yet comply with the 
London Plan, for the reasons set out in paragraph 43 of this report; but that the possible remedies 
set out in that paragraph could address these deficiencies. 
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Context 

1 On 5 September 2019, 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 to provide the Council with a statement setting out whether 
he considers that the application complies with the London plan and the 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 Schedule to the 2008 Order: 
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 site is 0.325 hectares in size and is located to the south-east of Westminster City 
School. Seaforth Place is a pedestrian street connecting Victoria Street with Buckingham Gate, and 
is dissected by Spenser Street, a service road off Buckingham Gate. An existing two-storey 
residential building is located on the application site, which is currently vacant as it has fallen into 
disrepair. The site part comprises the District and Circle line tunnel to the north-west. 

6 The site is located within the Central Activities Zone (CAZ) and within the Victoria 
Opportunity Area. The site is not located within a conservation area; the site falls outside the 
Birdcage Walk Conservation Area and Broadway and Christchurch Gardens Conservation Area.  

7 The nearest section of the Strategic Road Network (SRN) is A302 Victoria Street, located 
approximately 80m to the south. St. James’s Park Station served by District and Circle is 220 
metres away. Victoria Rail and Underground Station served by District, Circle and Victoria line is 
450 metres away. Local roads in the vicinity have been recommended as cycle routes according to 
TfL’s Local Cycling Guide 7 and the site is well served by buses. The site benefits from a Public 
Transport Access Level (PTAL) of 6b, on a scale of 0-6b, where 6b is highest. 

Details of the proposal 

8 The proposal is for the demolition of the existing dwelling and the erection of 10-storey 
mixed-use building comprising 1,683 sq.m. office floorspace, one residential unit and a 207 sq.m 
ground floor workspace café. A publically accessible pocket park is proposed as well as a new 
school playground for Westminster City School. 

9 The proposed use of the floorspace within the development is outlined in Table 1, overleaf:  
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(GIA sq.m.) (GIA sq.m.) 

Lobby / Workspace Café 
(Ground Floor) 

-  207 +207 

Office 
(Floors 1 to 7) 

-  1,683 +1,683 

Residential (C3)  
(Floors 8 and 9) 

173 416 +243 

Ancillary service & accommodation 
including cycle storage and 
show/changing facilities 

-  288 +288 

TOTAL  173 2,594 +2,421 
Table 1: existing and proposed floorspace (sq.m.) by use. 

Case history 
 
10 There is no strategic planning history associated with the application site.  

Strategic planning issues and relevant policies and guidance 

11 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the 
development plan in force for the area is Westminster’s City Plan (2016), and saved UDP Policies 
(2010), and the 2016 London Plan (Consolidated with Alterations). 

12 The following are also relevant material considerations:  

• The National Planning Policy Framework (NPPF)(February 2019) and National Planning 
Practice Guidance. 

• The Draft London Plan – Consolidated Changes Version July 2019 which should be taken 
into account on the basis explained in the NPPF. 

• In August 2017, the Mayor published his Affordable Housing and Viability Supplementary 
Planning Guidance. This must now be read subject to the decision in R(McCarthy & Stone) 
v. Mayor of London. 

• The Westminster Draft City Plan 2019-2040 (November 2018 consultation draft). 
 

13 The relevant issues and corresponding policies are as follows:  

• Land use principle London Plan; draft London Plan; Town Centre Central Activities 
Zone SPG; 

• Housing  London Plan; draft London Plan; Housing SPG; Mayor’s Housing 
Strategy; Providing for Children and Young People’s Play and 
Informal Recreation SPG; Shaping Neighbourhoods: Character 
and Context SPG 

• Affordable Housing  London Plan; draft London Plan; Mayor’s Housing Strategy; 
Affordable Housing and Viability SPG; 

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

• Inclusive design  London Plan; draft London Plan; Accessible London: Achieving 
an Inclusive Environment SPG; 

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

 
Principle of development 
 
14 London Plan Policies 2.10 and 2.11 and draft London Plan Policies SD4 and SD5 outline 
the strategic functions of the CAZ, stating that its unique mix of uses should be promoted and 
enhanced. London Plan Policy 2.11 and Draft London Plan Policy SD4 state that a central aim of 
the CAZ is to support and enhance office floorspace. Paragraph 4.6 of the London Plan clarifies 
that employment in the CAZ is expected to grow substantially over the lifetime of the Plan and it 
will be important to ensure an adequate supply of office accommodation and other workspaces in 
the CAZ. 

15 Policy 4.2 of the London Plan sets out that the Mayor will support the management and 
mixed-use development and redevelopment of office provision to improve London’s 
competitiveness and to address the wider objectives of the Plan, including enhancing its varied 
attractions for businesses of different types and sizes including small and medium sized enterprises. 
Furthermore, Policy 4.2 sets out that the Mayor will recognise and address strategic as well as local 
differences in implementing the policy to meet the distinct needs of the central London office 
market, by sustaining and developing its unique and dynamic clusters of ‘world city’ and other 
specialist functions and business environments, and consolidate and extend the strengths of the 
diverse office markets. 

16 The Victoria Opportunity Area (47 hectares in size) is designated in the London Plan and 
has an indicative employment capacity of 4,000 jobs and 1,000 new homes. The proposal is re-
providing a residential unit on-site and is optimising the site for office use and workspace café 
activities. The scheme is expected to deliver approximately 265 construction jobs during the 12-
month construction period and 100-130 additional jobs during operation. This is supported and 
accordingly the provision of commercial uses within this CAZ location is supported. 

Residential accommodation 

17 London Plan Policy 3.3 sets Westminster a minimum ten-year housing target of 10,677 
between 2015 and 2025, and this is decreased to 10,100 in draft London Plan Policy H1. London 
Plan Policy 3.14 and draft London Plan Policy H10 are clear that any loss of existing housing 
should be replaced at existing or higher densities with at least equivalent floorspace. The proposal 
seeks to replace one existing unit occupying 173 sq.m. (GIA) with one residential unit 416 sq.m. 
(GIA) in size, which is acceptable. One residential unit would not generate a strategic requirement 
for affordable housing.   

Urban design 

18 The design principles in chapter seven of the London Plan and chapter 3 of the draft 
London Plan expect all developments to achieve a high standard of design which responds to local 
character, enhances the public realm and provides architecture of the highest quality. 

19 The scheme’s layout and massing principles are supported as it is sympathetic to the scale 
and form of surrounding townscape and the constraints of the site. The impacts of the 
development on the daylight and sunlight levels of nearby residential properties should be 
scrutinised by the Council. The design quality of this development in particular its exemplary 
detailing, including vertical articulation and arched recessed windows, and the use of high-quality 
brick materials for the whole development is supported and should be secured by condition.  
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20 The design responds successfully to the surrounding built context and proposes new public 
amenity spaces in addition to a school playground, which is supported. The size and layout of the 
proposed public pocket park is welcomed, as it provides a place for amenity and respite in a highly-
urbanised area, and overall it is considered the proposal improves on the existing condition of the 
application site. It is understood that no built form can sit on top of the Underground’s tunnel and 
that the proposed park space will need to be carefully designed to accord with TfL requirements. 
This should be secured within the grant of planning permission. 590 sq.m. of the land within the 
development will provide for a new playground for Westminster City School. The features and use 
of the playground should be secured by planning obligation and/or condition.   

21 The provision of a workspace café at ground level provides activation and is supported. 
Separate access to the residential unit and residential facilities within the development (e.g. cycle 
storage) should be provided. 

22 The Design and Access statement submitted with the application details that a fire strategy 
has been considered during design development and the proposals include a secondary means of 
escape in addition to a 120-minute fire-fighting core. A fire strategy should be secured in 
accordance with draft London Plan Policy D3 and D11 to ensure the development proposals 
achieve the highest standards of fire safety. 

23 The site is not located in a conservation area. The Albert Public House, a grade II listed 
building, is located approximately 100m to the application site. There is no identified impact from 
the proposed development to the setting of this heritage asset, because of the distance between 
the buildings and because of the size and scale of the neighbouring Curzon Victoria building (54-
60 Victoria Street) which sits between the heritage asset and the application site. Having regard to 
the statutory duty in respect of listed buildings in the Planning (Listed Buildings and Conservations 
Areas) Act 1990, and the relevant paragraphs in the NPPF in relation to listed buildings and 
conservation areas, GLA officers are satisfied the proposal would not cause any harm to the setting 
of the listed building nor the nearby conservation areas. The proposal therefore accords with Policy 
7.8 of the London plan and Policy HC1 of the draft London Plan.         

24 Overall, the approach to design is strongly supported and no strategic concerns are raised.  

Inclusive design  

25 London Plan Policy 7.2 and draft London Plan Policy D3 require that all new development 
achieve the highest standards of accessible and inclusive design and can be used safely, easily and 
with dignity by all; are convenient and welcoming with no disabling barriers; are flexible and 
response; and realistic.  In accordance with these policies, the design and access statement outlines 
that all the entrances and doors will satisfy the requirements of Part M of the Building Regulations.  

26 The design of the public realm will be fundamental to how inclusive the development will 
be for many people and this should be given detailed consideration as the design is developed. 
Overall, the statement demonstrates that inclusive design principles have been considered in the 
design development. The Council should ensure these commitments are carried through to the 
detailed design stages and secured by condition.  

Climate change 

Energy 
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27 The Energy Hierarchy has broadly been followed; however, the energy proposals should be 
reviewed to ensure compliance with London Plan and draft London Plan Policies. The GLA’s 
Carbon Emission Reporting spreadsheet has been used, which has been developed to allow the use 
of the updated SAP 10 emission factors alongside the SAP 2012 emission factors. This should be 
updated to include the residential unit and Be Green domestic hot water demand. A communal 
heat network should be provided, rather than the individual systems, and the potential for 
photovoltaic panels on the site should be reconsidered. Detailed energy comments have been 
provided to Westminster Council and should be addressed in their entirety.   

Flood risk management and sustainable drainage  
 
28 The site is in Flood Zone 3, in an area benefitting from River Thames tidal defences. A 
Flood Risk Assessment has been submitted as required under the NPPF. The Flood Risk 
Assessment provided for the proposed development does not comply with London Plan Policy 5.12 
and draft London Plan Policy SI.12, as it does not give appropriate regard to residual flood risks. 
More evidence should be provided to demonstrate the proposed measures will provide enough 
flood mitigation or raise finished floor levels above the TE2100 breach scenario. 

29 The surface water drainage strategy for the proposed development does not comply with 
London Plan Policy 5.13 and draft London Plan Policy SI.13, as it does not give appropriate regard 
to the drainage hierarchy. Further details on how sustainable urban drainage system measures at 
the top of the drainage hierarchy will be included in the development, and how greenfield runoff 
rate will be achieved should be provided. Attenuation storage volume calculations, exceedance 
assessment information and a London Proforma should also be provided.  

30 Detailed comments in relation to the flood risk management and sustainable drainage 
strategy for the site have been provided to Westminster Council and should be addressed. 

Urban greening 
 
31 London Plan Policy 5.10 states that the Mayor’s aim is to increase the quantum of greened 
surface area within the Central Activities Zone by at least 5% by 2030 and a further 5% by 2050. 
Urban greening should be embedded as a fundamental element of site and building design, in line 
with London Plan policy 5.10 and draft New London Plan Policy G1 and G5.  Features such as 
street trees, green roofs, green walls, rain gardens, wild flower meadows, woodland and hedgerows 
should all be considered for inclusion, and opportunities should be explored to create green links to 
the local green network surrounding the site. The proposed development’s Urban Greening Factor 
should be calculated and provided, as set out in Policy G5 of the draft London Plan, and aim to 
achieve the specified target. The applicant should explore opportunities to create green links to the 
local green network surrounding the site in accordance with draft London Plan Policy G1. A 
landscape plan should be provided showing the specification of hard and soft proposals and urban 
greening, including the number and specification of new tree planting. A green roof should be 
considered and measures to reduce the proposed development’s contribution to the urban heat 
island should be sought.  

Transport 

32 The development is car-free which is in line with draft London Plan Policy 6.1. On street, 
local provision for blue badge parking must be demonstrated and the residential unit should be 
sold/let with a permit free parking obligation, secured through the appropriate legal mechanism. 
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33 A total of 34 cycle parking spaces are provided which is a shortfall against draft London 
Plan Policy T5. This can be accepted so long as the development provides high quality, fit-for-
purpose cycle parking which meet the requirements of London Cycle Design Standards, and this 
should be secured. A total of 5% of spaces should be able to accommodate larger cycles. 
Information should be provided to show alternative access to the cycle store in the event of the lift 
being out of order. Details of width between the office entrance and short-stay cycle spaces is 
required to ensure cycle spaces do not impede the safe flow of pedestrians. 

34 The quantum of TRICS surveys should be increased and a revised trip generation exercise 
should be undertaken as the number of expected peak hour trips are lower when compared to 
similar developments. More information regarding the terms of operation and expected trip 
generation of the pocket park and playground should be provided.  

35 Delivery and servicing is proposed to be on street which is not in accordance with draft 
London Plan Policy T7. The constraints of the site are understood. In accordance with London Plan 
Policies 6.3 and 6.14 and draft London Plan Policy T7, the submission of a Delivery and Servicing 
Plan should be secured by condition, to be assessed in consultation with TfL prior to occupation. 
Commitment should be made to consolidate delivery vehicle movements to reduce of traffic in the 
area. The quantum and frequency of servicing trips should be detailed as well as the measures 
taking account of neighbouring property operations. 

36 The proposal appears to deliver significant public realm improvements. In accordance with 
London Plan Policy 6.3 and draft London Plan Policy D2, it should be demonstrated how the 
proposals deliver the ten Healthy Streets indicators. The pocket park should be included in this 
assessment in line with TfL’s guidance ‘Small Change, Big Impacts.’   

37 An assessment of how the development supports the Mayor’s Vision Zero action plan and 
an assessment of key factors leading to deaths or serious injuries is required.  

38 In accordance with London Plan Policy 6.3 and draft London Plan Policy T7, a 
framework/draft Construction Logistics Plan (CLP) should be provided, and a full CLP secured by 
condition and assessed in consultation with TfL. 

39 In accordance with London Plan Policy 6.3 and draft London Plan Policy T4, a Travel Plan 
should be secured as part of any permission to ensure that travel patterns supporting the Mayor’s 
Transport Strategy strategic objectives are promoted from the outset of the development. 

Local planning authority’s position 

40 Westminster City Council officers have engaged in pre-application discussions with the 
developer and are in initial stages of assessing the application. It is understood Westminster Council 
have made comments in respect of a separate residential access, and that the financial viability 
assessment is to be robustly scrutinised. Council Officers are targeting a Planning Committee in 
November or December for determination of the application.  

Legal considerations 
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41 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 and any connected 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 

42 There are no financial considerations at this stage. 

Conclusion 

43 London Plan and draft London Plan policies on principle of development, housing, urban 
design, inclusive design, energy, flood risk, sustainable drainage, urban greening and transport are 
relevant to this application. The following issues should be addressed:  

• Principle of development: The scheme optimises the site by providing high-quality 
commercial floorspace and reproviding a residential unit. The development accords with 
objectives of the Central Activities Zone and the Victoria Opportunity Area, and is 
supported. 

• Design: The design optimises the site and responds successfully to the surrounding built 
context. The ground floor level is activated through the location of a workspace café, and 
high-quality materials and detailed design is proposed. A public pocket park and a school 
playground successfully optimises the use of the land in this urban context. No strategic 
design concerns are raised. 

• Energy: Comprehensive comments have been provided to Westminster Council. In 
summary, while the Energy Hierarchy has broadly been followed; the energy proposals 
should be updated to ensure compliance with the London Plan policies. 

• Flood risk and sustainable drainage: Comprehensive comments have been provided to 
Westminster Council. More evidence should be provided that the proposed measures will 
provide enough flood mitigation or raise Finished floor level above the TE2100 breach 
scenario. Further details in relation to sustainable urban drainage systems and greenfield 
runoff rate should be provided.  

• Urban greening: Comprehensive comments have been provided to Westminster Council. A 
landscape plan should be provided, and the proposed development’s Urban Greening 
Factor should be calculated. Opportunities to create green links to the local green network 
should be explored including more planting and a green roof.  

• Transport: The development is car-free but must demonstrate how blue badge car parking 
will be provided. Further information on cycle parking, Healthy Streets and Vision Zero is 
required. A Delivery and Servicing Plan, Construction Logistics Plan and Travel Plan should 
be secured. 

 



 

 page 9 

for further information, contact GLA Planning Unit (Development & Projects Team): 
Juliemma McLoughlin, Chief Planner  
020 7983 4271     email Juliemma.McLoughlin@london.gov.uk 
John Finlayson, Head of Development Management  

020 084 2632 email John.Finlayson@london.gov.uk  
Allison Flight, Deputy Head of Development Management  
020 7084 2820 Alison.Flight@london.gov.uk  
Lyndon Fothergill, Team Leader 

020 7983 4512 Lyndon.Fothergill@london.gov.uk 
Emily Leslie, Senior Strategic Planner, Case Officer  
020 7983 4783 email Emily.Leslie@london.gov.uk  
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