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  planning report GLA/5198/01  

  13 January 2020 
Richmond House, 79 Whitehall (including 49, 50, 

53 and 54 Parliament Street and 85 Whitehall)  
in the City of Westminster 

planning application no. 19/08220/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 
Substantial demolition and redevelopment of Grade II* listed Richmond House to create a 6-7 
storey building, plus 3 basement levels, to provide accommodation for parliamentary uses 
(36,852 sq.m., Sui Generis), including a temporary House of Commons Chamber.  Refurbish 
and external alterations to 49, 50, 53 and 54 Parliament Street and 85 Whitehall, including a 
visitor entrance and shop, and workspace for MPs and supporting staff, and landscaping. 

The applicant 
The applicant is the Corporate Officer of the House of Commons and the architect AHMM. 

Strategic issues summary 

Principle of development:  The temporary provision of the House of Commons Chamber and 
associated facilities, together with workspace for MPs and staff, and public access and 
educational provision, which facilitates the essential refurbishment of the Palace of 
Westminster, is strongly supported.  The flexibility of the design of the Chamber, which allows 
a range of alternative uses in the longer term, is also strongly supported. 

Historic environment:  The proposals involve the demolition of the majority of the Grade II* 
listed Richmond House, which constitutes substantial harm to its significance and the Whitehall 
Conservation Area.  The wholly unique and substantial public benefits of the proposals 
outweigh this harm; and the applicant has demonstrated that the extent of demolition, and 
resultant harm, is necessary and essential to deliver these public benefits; and there is no 
alternative option that delivers the same public benefits with less heritage harm.  Less than 
substantial harm would be caused to the significance of neighbouring listed buildings and the 
Conservation Area; however, this is also outweighed by the substantial public benefits.  The 
applicant should explore greater articulation, detailing or blind windows to the blank stair tower 
elevation facing Parliament Street. 

Transport:  Further information is required on transport modelling; alternative bus stops; road 
safety audits; on-site cycle parking; public cycle stands; Victoria Embankment cycle access; 
revised Travel Plan; temporary UKPN facility; and construction vehicle holding areas. 

Climate change:  Further information has been requested on the energy strategy, flood risk, 
sustainable drainage and urban greening.      

Recommendation 
That Westminster City Council be advised that whilst the principle of the development is 
strongly supported in strategic planning terms, the application does not yet comply with the 
London Plan and the new London Plan, for the reasons set out in paragraph 105 of this report; 
but that the possible remedies set out in that paragraph could address these deficiencies. 
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Context 

1 On 3 December 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 until 14 
January 2019 to provide the Council with a statement setting out whether he considers 
that the application complies with the 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 1B(b) of the Schedule to the 2008 
Order: 

• 1B(b) “Development (other than development which only comprises the provision 
of houses, flats, or houses and flats) which comprises or includes the erection of 
a building or buildings in Central London and with a total floorspace of more than 
20,000 square metres.” 

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 environmental information for the purposes of the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2017, as amended, has 
been taken into account in the consideration of this case. 
 
5 The Mayor of London’s statement on this case will be made available on the GLA 
website www.london.gov.uk. 

Site description 

6 The 0.8 hectare application site is bounded by Parliament Street/Whitehall to the 
west; Derby Gate to the south; Norman Shaw North to the east; and the Ministry of 
Defence to the north.  It includes the Whitehall forecourt of Richmond House, the 
forecourt of Richmond Terrace, and the below ground demise under Laundry Road 
(where the proposed basement will extend to).  Existing floorspace totals 22,164 sq.m., 
including: 

• The Grade II* listed Richmond House (14,588 sq.m. Use Class B1), which 
includes Richmond Terrace (4,073 sq.m. Use Class B1), built originally as 
Georgian townhouses in 1824, although all but the facades were replaced in 1984, 
when the adjoining building by Sir William Whitfield was constructed.  The listing 
was extended in 2015 to include this.  The balustrade and retaining wall with four 
lamp standards to the forecourt of Richmond Terrace are also Grade II listed. 

• Grade II listed 85 Whitehall and 54 Parliament Street (1,906 sq.m. Use Class B1).   

• Grade II listed 49-50 and 53 Parliament Street (1,597 sq.m. Sui Generis).   
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7 The existing lawful use of the majority of the Northern Estate is sui generis; 
however, the previous use at Richmond House, Richmond Terrace and 85 Whitehall/ 54 
Parliament Street is considered to be Use Class B1 given that its previous use by the 
Department of Health and Social Care was more akin to an office use; while 49-53 
Parliament Street has historically been in Parliamentary use and is considered to be Sui 
Generis.   

8 The site is within the Central Activities Zone (CAZ) and the Whitehall 
Conservation Area.   

9 The site is part of the Parliamentary Northern Estate, located directly to the north 
of the Palace of Westminster.  The Estate is made up of 18th, 19th, 20th and 21st 
century buildings, in use by MPs, their staff, and the staff of the House of Commons.  
Other than the buildings within the application site, the Estate includes: 

• Norman Shaw North.  A Grade I listed building of 1890, the first headquarters for 
the Metropolitan Police and currently used as offices.   

• Norman Shaw South.  A Grade II* listed building of 1906, originally provided 
offices for the Metropolitan Police and now used as offices.   

• 1 Derby Gate.  A Grade II* listed building fronting Parliament Street, originally a 
Gentlemen’s Club, currently being renovated. 

• 1 Canon Row.  A Grade II* listed building of 1906, originally a police station, 
currently being refurbished. 

• 2-3 Parliament Street.  Grade II* listed buildings of the 18th century. 

• 1 Parliament Street:  A Grade II listed building of 1888, originally offices for 
London and North Western Railway, currently used for offices and catering 
facilities. 

• Portcullis House.  Opened in 2001, providing offices for MPs and their staff. 

10 The Northern Estate is surrounded by a number of significant buildings, all within 
the Whitehall Conservation Area, including the recently refurbished/extended New 
Scotland Yard (unlisted building of merit) to the east of Richmond House; the Grade I 
listed Ministry of Defence to the north; and the Grade II* listed HM Treasury, Grade I 
listed Foreign and Commonwealth Office, and Grade I listed Cabinet Office, all on the 
other side of Parliament Street to the west.  The Palace of Westminster World Heritage 
Site (WHS) lies further to the south.   
 
11 The A3212 Parliament Street to the east is part of the Strategic Road Network 
(SRN); the A302 Bridge Street to the south is part of the SRN and the Transport for 
London Road Network (TLRN); and the A3211 Victoria Embankment to the west is 
also part of the TLRN.  There are numerous bus services serving stops in the vicinity 
on Parliament Street and Bridge Road.  Westminster London Underground Station is 
located to the south on Bridge Street, served by frequent Jubilee, Circle and District 
lines services.  As such, the site has a public transport access level (PTAL) of 6b, on 
a scale of 0-6b where 6b is the highest. 

Details of the proposal 

12 The proposals include the substantial demolition of the office floors and rear 
elevations of Richmond House to provide a new 6-7 storey building with a rooftop 
terrace.  The proposal will accommodate a temporary Chamber for the House of 
Commons, Division Lobbies, galleries, a triple height Central Lobby, and cellular 
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layout workspaces for MPs and their supporting staff.  Richmond Terrace will be 
retained and refurbished, with existing cellular rooms retained to provide workspace 
for Members of Parliament and officials.  The Whitehall facade, 85 Whitehall and 54 
Parliament Street will be retained (incorporating a visitor centre), as will 49, 50 and 53 
Parliament Street.  Ramped access and a landscaped external forecourt will be 
created in front of the Whitehall facade.  The proposed floorspace (Sui Generis) is set 
out below: 

 Floorspace (GIA, sq.m.) 

Retained/refurbished 
floorspace  

7,122 sq.m. 

New floorspace (above 
ground)  

18,459 sq.m. 

New floorspace (below 
ground)  

11,271 sq.m. 

TOTAL  36,852 sq.m. 

Uplift  14,689 sq.m. 

13 The proposals have been designed to be as flexible and adaptable as 
possible, to ensure the building can accommodate a wide range of legacy uses, 
without the need for substantial and costly works.  The Chamber could be retained for 
contingency use, or converted into a public archive space, exhibition space, 
education facility, or offices and workspace for Parliamentary staff. 
 
14 This planning application forms part of a series of planning and listed building 
applications to deliver the Northern Estate Programme (NEP) and Masterplan vision.  
The NEP has been established to facilitate the restoration and renewal of the Palace 
of Westminster and secure the long-term legacy of the Northern Estate.  Following 
the relocation of the Chamber of the House of Commons back to the Palace of 
Westminster (expected after 5-8 years), the Northern Estate will remain in 
Parliamentary use.  A number of applications have been submitted as part of the 
NEP; however, only the Richmond House application has been referred by the 
Council since this is the only application referable under the Mayor of London Order.  
The planning applications are as follows: 

• NEP1:  Richmond House Full Planning and Listed Building Consent 
Application. 

• NEP2:  Norman Shaw North Full Planning and Listed Building Consent 
Application. 

• NEP3:  Parliament Street Buildings Full Planning and Listed Building Consent 
Application. 

• NEP4:  Norman Shaw South Full Planning and Listed Building Consent 
Application. 

• NEP5:  Estate Landscape Full Planning and Listed Building Consent 
Application. 

• NEP6:  Public Urban Realm Full Planning and Listed Building Consent 
Application. 

• NEP7:  Site Infrastructure Works Full Planning and Listed Building Consent 
Application. 
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Case history 

15 On 9 July 2019, a pre-planning application meeting was held at City Hall for 
“redevelopment of the Grade II* listed Richmond House (including demolition of 1984 
elements, and new build of up to six storeys, plus three-storey basement) to create a 
temporary House of Commons Chamber (Sui Generis), office space, servicing, and 
temporary security measures and visitor access pavilion.  Includes retention and 
refurbishment of two other Grade II listed buildings.  The design of the Chamber 
allows conversion to other uses, to be determined”.  On 22 July 2019, a pre-
application advice note was issued, which concluded that the principle of 
redevelopment of the Parliamentary Northern Estate, including the creation a 
temporary House of Commons Chamber, was strongly supported in strategic 
planning terms; however, the report advised that issues raised with respect to the 
Central Activities Zone; historic environment, World Heritage Site, strategic views and 
urban design; and climate change, must be fully addressed prior to the submission of 
any planning application.   
 

Strategic planning issues and relevant policies and guidance 

16 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 City Council’s 
City Plan (November 2016), Saved Westminster Unitary Development Plan (UDP) 
Policies (January 2007), and the 2016 London Plan (Consolidated with Alterations).   
 
17 The following are also relevant material considerations:  

• The National Planning Policy Framework 2019 and National Planning Practice 
Guidance. 

• The London Plan (intend to Publish version, December 2019) which should be 
taken into account on the basis explained in paragraph 48 of the NPPF. 

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

18 The relevant issues, corresponding policies, and guidance, are as follows:  

• Central Activities Zone London Plan; London Plan - intend to publish; Central 
Activities Zone SPG 

• Office space London Plan; London Plan - intend to publish; Central 
Activities Zone SPG 

• Mix of uses London Plan; London Plan - intend to publish; Central 
Activities Zone SPG 

• Urban design London Plan; London Plan - intend to publish; Shaping 
Neighbourhoods: Character and Context SPG 

• Historic Environment London Plan; London Plan - intend to publish; World 
Heritage Sites SPG; London View Management 
Framework SPG 

• Inclusive design London Plan; London Plan - intend to publish; 
Accessible London: achieving an inclusive environment 
SPG 

• Transport London Plan; London Plan - intend to publish; Transport 
Strategy 

• Climate change London Plan; London Plan - intend to publish; 
Environment Strategy  



 page 6 

Principle of development  

Central Activities Zone  
 
19 The site is located within the Central Activities Zone (CAZ), where London Plan 
CAZ Policies 2.10 and 2.11, and new London Plan Policy SD4 supports development 
that brings forward capacity and supporting infrastructure and services to sustain and 
enhance the CAZ’s varied strategic functions, and recognises the importance of 
specialist clusters.  London Plan Map 2.3 and new London Plan Figure 2.16 
recognise the site as within a cluster with a strong state character, identified in the 
latter as ’Royal Palaces, Palace of Westminster and Whitehall’.   
 
20 The application demonstrates that the existing office and Sui Generis space on 
the Richmond House site no longer meets modern requirements and is in need of 
upgrade.  The need to find a temporary location for the House of Commons Chamber 
is discussed further under ‘historic environment’ below and is clear.  London Plan and 
new London Plan policies resist the loss of office floorspace to residential or mixed 
uses, particularly in the CAZ; however, a loss to Sui Generis use is not resisted, and 
much of the space would effectively function as office space.  It is also acknowledged 
that this is a unique situation involving temporary provision of the House of 
Commons, and that much of the space is expected to revert to Use Class B1 after the 
House of Commons relocates back to the Palace of Westminster.  The temporary 
loss of Use Class B1 space does not therefore raise strategic planning concerns. 
 
21 The temporary provision of the House of Commons Chamber and associated 
facilities, together with workspace for MPs and staff, and public access and 
educational provision, which facilitates the essential refurbishment of the Palace of 
Westminster, is strongly supported.  The flexibility of the design of the Chamber, 
which allows a range of alternative uses in the longer term, is also strongly supported. 

 
Security measures 

 
22 London Plan Policy 7.13 and new London Plan Policy D11 identifies that 
development should include measures to design out crime and deter terrorism, as 
well as assisting in the detection of terrorist activity, in order to mitigate its effects. 
 
23 The proposal seeks to ensure that Parliamentary security requirements are 
met in a coordinated and cohesive way across Richmond House and the Northern 
Estate, balanced with sensitivity to heritage assets.  As part of the development of the 
design, a security assessment of the buildings and spaces in the Northern Estate was 
undertaken to identify threats arising from the relocation of the House of Commons 
Chamber and essential functions of the House of Commons.  The methodology for 
this assessment was supported by the United Kingdom’s Centre for Protecting 
National Infrastructure (CPNI) and Metropolitan Police Services (MPS).  The results 
of the assessment identified the need for measures to secure the perimeter of the 
Northern Estate and manage how people and vehicles access the estate, including 
bollards, railings and gateways.  These have been incorporated into the design of 
measures, and are included in the Public Urban Realm application (NEP6).  This 
application includes a visitor entrance within 85 Whitehall/ 54 Parliament Street, with 
screening prior to entering Richmond House.  Temporary 3 metre high steel railings 
are proposed along Whitehall/Parliament Street frontage, which would be removed 
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after the House of Commons moves back to the Palace of Westminster.  The 
proposed design are sensitive to their historic environment and ensure visible 
permeability will be maintained.  Detailed design and materials should be secured by 
the Council to ensure high quality delivery. Together with the wider measures, this will 
provide a safe working environment for Members, staff and visitors, and is supported. 
 
24 London Plan Policy 4.8 provides support for public houses, while new London 
Plan Policy HC7 identifies that public houses should be protected where they have a 
heritage, economic, social or cultural value; and resists development within the 
curtilage of a public house that would compromise its operation or viability. 
 
25 It is noted that the security assessment demonstrated that the continued 
operation of the Red Lion Public House (adjacent to this site, and within the scope of 
the related non-referable Public Urban Realm planning application NEP6), and the 
potential threats associated with this A4 use would lead to unacceptable security risks 
for the users of, and visitors to, the Parliamentary Estate while the Chamber is 
located in Richmond House.  Therefore, the applicant proposes to bring the building 
within the secure perimeter of the Northern Estate through the Public Urban Realm 
planning application.  The applicant would enter into a temporary agreement with the 
owner of the Red Lion to take control of the building while the Chamber is located in 
Richmond House.  The temporary railings would be removed and the Red Lion 
returned to its owner after the Chamber has relocated back to the Palace of 
Westminster, enabling the resumption of the A4 use.  The temporary railings will not 
be installed until the end of the construction programme, allowing the Red Lion to 
operate until 2025.  In view of the wholly unique nature of the proposals, the 
temporary loss of the adjacent public house is acceptable, subject to the Council 
rigorously securing the temporary control and subsequent return to the owner. 
 

Historic environment, World Heritage Site, strategic views, and urban 
design 

Legislation, policy and guidance 
 
26 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the 
statutory duties for dealing with heritage assets in planning decisions.  In relation to 
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”, and in relation to conservation areas, special 
attention must be paid to “the desirability of preserving or enhancing the character or 
appearance of that area”.  Any harm identified must be given considerable 
importance and weight.   
 
27 Paragraph 193 of the NPPF states that when considering the impact of a 
proposed development on the significance of a designated heritage asset, great 
weight should be given to the asset’s conservation, and the more important the asset, 
the greater the weight should be; irrespective of whether any potential harm amounts 
to substantial harm, total loss or less than substantial harm to its significance.  
Significance is the value of the heritage asset because of its heritage interest, which 
may be archaeological, architectural, artistic or historic, and may derive from a 
heritage asset’s physical presence or its setting.  Paragraph 194 states that any harm 
to, or loss of, the significance of a designated heritage asset (from its alteration or 
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destruction, or from development within its setting), should require clear and 
convincing justification.  Substantial harm to or loss of Grade II listed buildings should 
be exceptional; and substantial harm to or loss of assets of the highest significance, 
including Grade I and II* listed buildings and World Heritage Sites, should be wholly 
exceptional.   
 
28 Paragraph 195 states that where a proposed development will lead to 
substantial harm to (or total loss of significance of) a designated heritage asset, local 
planning authorities should refuse consent, unless it can be demonstrated that the 
substantial harm or total loss is necessary to achieve substantial public benefits that 
outweigh that harm or loss.  Alternatively, it would have to be demonstrated that the 
nature of the heritage asset prevents all reasonable uses of the site; and no viable 
use of the heritage asset can be found in the medium term through appropriate 
marketing that will enable its conservation; and conservation by grant-funding or 
some form of not for profit, charitable or public ownership is demonstrably not 
possible; and the harm or loss is outweighed by the benefit of bringing the site back 
into use. 
 
29 Paragraph 196 of the NPPF states that where a development will lead to ‘less 
than substantial’ harm to the significance of a designated heritage asset, this harm 
should be weighed against the public benefits of the proposal including, where 
appropriate, securing its optimum viable use.  Paragraph 197 states that the effect of 
an application on the significance of non-designated heritage assets should be taken 
into account in determining an application, and a balanced judgement will be required 
having regard to the scale of any harm or loss, and the significance of the heritage 
asset.  Paragraph 201 states that the loss of a building that makes a positive 
contribution to the significance of a Conservation Area should be treated either as 
substantial harm under paragraph 195 or less than substantial harm under paragraph 
196. 
 
30 London Plan Policy 7.8 and Policy HC1 of the new London Plan state that 
development should conserve heritage assets and avoid harm.  London Plan Policy 
7.10 and new London Plan Policy HC2 state that development should conserve, 
promote and enhance the Outstanding Universal Value of World Heritage Sites.  
Further guidance is provided in the Mayor’s supplementary planning guidance 
‘London World Heritage Sites - Guidance on Settings’, and the Palace of Westminster 
World Heritage Site Management Plan.  London Plan Policy 7.12 and Policy HC4 of 
the new London Plan state that development should not harm strategic views, with 
further detail provided in the Mayor’s supplementary planning guidance ‘London View 
Management Framework’ (LVMF SPG).   
 
Heritage assets 
 
31 The Northern Estate is situated in a historically unique and sensitive part of 
London.  This heritage context has been a key consideration and driver throughout 
the design process at pre-application stage for both the Northern Estate Masterplan 
and the redevelopment of Richmond House, including significant engagement with 
Historic England and Westminster City Council.  The decant of the House of 
Commons and the essential supporting infrastructure requires a substantial net 
increase in floorspace within the Northern Estate, and the key objective throughout 
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the design process has been to ensure this is accommodated in the most sensitive 
and efficient manner possible. 
 
32 The application includes a Richmond House Heritage Statement, and an 
Estate-wide Heritage Statement, including an examination of the significance of all 
effected heritage assets, and the impact of the proposals upon them.   

Heritage assets within the site boundary 

33 The Grade II* Richmond House includes Richmond Terrace, built in 1822 -
1825 as a terrace of residential townhouses, and largely rebuilt in the 1980s when 
Richmond House was constructed, retaining the facade and reconstructed interiors at 
ground, first and second floor.  Richmond House was constructed in the 1980s to the 
designs of Sir William Whitfield, inserting new office accommodation behind the 
retained Richmond Terrace and behind retained buildings on Whitehall, remaining 
subservient to these buildings and in longer views, for example along Whitehall.  A 
new neo-gothic facade of brown brick and stone banding was inserted between 
retained buildings fronting onto Whitehall, set back behind a forecourt.  The Whitfield 
facades to the rear reflect the red brick and stone bands of the neighbouring Norman 
Shaw buildings, with tower like structures for the circulation cores.  The Richmond 
Terrace listing was extended in 2015 to include Richmond House; however, some of 
its interiors and lower floors are specifically excluded.  The building was designed to 
be deferential to surrounding buildings, resulting in extremely restricted floor to ceiling 
heights, which, combined with cast reinforced concrete for the structure and stair 
towers, makes the offices very difficult to alter or adapt.  The deep-plan new-build 
areas have limited or no natural light, restricted corridors, and low ceilings; 
exacerbated by subsequent technology and ventilation advances further reducing 
floor to ceiling heights.  New services, ventilation, IT and security would result in floor 
to ceiling heights of as little as 2.1 metres (and less on the sixth floor), less than the 
minimum acceptable; and increased occupancy is restricted by narrow escape stairs 
that cannot be widened.   

34 A Grade II listed balustrade forms the northern retaining wall to a ramped 
carriage drive running the full length of Richmond Terrace, including four cast-iron 
lamp standards.   

35 The applicant’s Heritage Statement identifies the grand palace frontage of 
Richmond Terrace, and the Whitehall elevation of Richmond House, including the 
forecourt, as of the highest significance, also contributing to the setting of the 
Conservation Area and other heritage assets.  The rear of Richmond House adjacent 
to the Norman Shaw buildings; surviving interiors within Richmond Terrace; internal 
spaces behind the Whitehall facade; the archaeology of the site; and the wider setting 
of Richmond House are considered to be of high significance.  The railings on the 
southern elevation of Richmond House are considered to be of medium significance, 
with the remainder of modest or negligible significance. 

36 The Grade II listed 85 Whitehall may originally have been one of the town-
houses built in connection with the opening of Parliament Street in 1741-50, later 
remodelled and heightened.  In the 1980s, the rear part was demolished, and the 
front part incorporated into Richmond House.  The Grade II listed 54 Parliament 
Street was built in 1898-9 as a Bank.  In the 1980s, the rear parts were demolished 
and rebuilt, and the retained front part incorporated into Richmond House.  The 
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Grade II listed 49, 50 and 53 Parliament Street date from 1879, incorporated into the 
Richmond House development in the 1980s.  The applicant’s Heritage Statement 
identifies some significance to these buildings, mainly deriving from exterior 
elevations, although of lesser significance compared to Richmond House and 
Terrace. 

Heritage assets in the wider area 

37 The site lies within the Whitehall Conservation Area.  The Whitehall 
Conservation Area Audit states “the majority of the buildings in the conservation area 
are listed, most Grade I or II*, providing a built fabric of exceptional quality and 
international significance”.  The area includes important government and military 
buildings, as well as buildings associated with the Metropolitan Police and the Royal 
family, and Whitehall/Parliament Street is an important ceremonial route.  Parliament 
Street is characterised by modestly scaled former domestic and commercial buildings 
(all listed) of the 18th and 19th centuries on its eastern side, whereas those to the 
west are monumental buildings of state from the 19th century.  The heritage assets in 
closest proximity to the site are as follows. 

38 The Richmond House Whitehall forecourt is immediately adjacent to the Grade 
I listed Cenotaph, erected initially as a temporary structure as part of a nationwide 
Peace Day Celebration to mark the signing of the Treaty of Versailles in 1919; and 

reconstructed in Portland stone to the design of Sir Edwin Lutyens.  The applicant’s 
Heritage Statement identifies it as of exceptional significance. 

39 To the immediate east of Richmond House is the Grade I listed Norman Shaw 
North building, built as New Scotland Yard for the Metropolitan Police between 1887 
and 1890, to the designs of Richard Norman Shaw.  The applicant’s Heritage 
Statement identifies much of the building as of the highest significance.  To the south 
is the Grade II* listed Norman Shaw South, built 1904-6 as an extension for the 
Metropolitan Police, much of which is also identified as of the highest significance. 

40 To the immediate south of Richmond House is the Grade II* listed Canon Row, 
built in 1898-1902 as a police station, along with the adjacent Derby Gate and its 
gateposts, which are separately listed at Grade II.  The applicant’s Heritage 
Statement identifies much of the building as of the highest significance.   

41 To the immediate south-west of Richmond House is the Grade II* listed 1 
Derby Gate, designed as a gentlemen’s club in the style of a grandiose Italianate 
palazzo in 1864-66.  The applicant’s Heritage Statement identifies much of the 
building as of the highest significance.   

42 Adjacent to the south-west corner of Richmond House is the grade II listed 
Red Lion public house, dating from 1898.  The applicant’s Heritage Statement 
identifies it as of some significance, although lesser than other buildings in the 
vicinity.   

43 The boundary of the Palace of Westminster World Heritage Site, an asset of 
the highest significance, is approximately 120 metres to the south of the Richmond 
House site, and largely shielded by intervening buildings. 

 



 page 11 

Historic environment works – Richmond Terrace 
 
44 The proposals include little visible change to the north, west and east 
elevations of Richmond Terrace.  The northern elevation would have an accessible 
platform lift access added, replacement timber doors and windows at ground and first 
floor levels, new security cameras and detectors, and vents and service grilles at 
ground floor level removed.  The existing northern half of the mansard roof and 
dormers up to the ridge line, including the east wing roof, would be retained, subject 
to a condition survey, and the roof above the west wing retained in its entirety.  
Chimney stacks are proposed to be rebuilt on a like-for-like basis, using London stock 
bricks with replacement chimney pots and caps.  Construction works would require 
the existing eastern facade to be dismantled and re-constructed.  
 
45 Other works to the listed fabric would include removal, refurbishment and 
reinstatement of the four lamp standards and railings; temporary removal and 
relaying of stonework; temporary installation of sub-stations in the Whitehall forecourt 
during construction; and temporary above-ground concrete foundations to support 
construction works.  

 
46 Internally, the 1980s elements to the south would be demolished, retaining the 
historic interiors to the north along the length of the Terrace.  One timber panelled 
room would be relocated.  Some alterations are required to the historic interiors at the 
east end of the terrace due to requirements for new stair and lift cores.  Secondary 
glazing to meet operational requirements will be installed to each external-facing 
window. 

 
Historic environment works – Richmond House 
 

47 The existing building would be demolished, apart from the retained 1980s 
Whitehall facade; and replaced with a new 6-7 storey building, with upper floors 
stepping back from the retained Whitehall facade. 
 
48 New facades along Laundry Road to the rear would be of brick with stone 
courses that relate to the existing Norman Shaw facades.  Three sided bays reflect 
the arrangement of offices within the Palace of Westminster, and chamfered corners 
of the building mass reference existing corner conditions at the Northern Estate.  The 
central passholder core is proposed to be of stone, visually separating the proposed 
Parliamentary Office and the House of Commons Chamber elements.  A sixth floor 
stone-clad pavilion relates to the context of pitched roofs, mansards and dormer 
windows. New stone clad stair towers identify entrances and staircases.  A triple 
height space is formed behind the Whitehall facade, to be used for the Central Lobby.  
 
49 The existing Whitehall facade is proposed to be retained, with the existing 
revolving doors replaced with windows, and all windows replaced to meet operational 
requirements.  The new accommodation above the retained Whitehall facade 
comprises a series of stepped and staggered stone clad canted bays with large 
windows, replicating the form of the retained oriel window and turrets below. The 
step-back from the existing facade would create external terraces offering views to 
the Cenotaph and across Whitehall.  The forecourt to the Whitehall facade would be 
retained as an open space. 
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Historic environment works – 85 Whitehall and 54 Parliament Street 
 

50 The ground floor would be adapted to contain a new visitor entrance, accessed 
from the Whitehall forecourt; extending into 54 Parliament Street, requiring the 
demolition of the party wall between 85 Whitehall and 54 Parliament Street, and the 
1980s east stair core.  A new concrete structure would be formed internally at ground 
floor level spanning across 85 Whitehall and 54 Parliament street with new support 
structure below.  The existing office space on upper floors would be upgraded and 
refurbished.  
 
Historic environment works – 49, 50 and 53 Parliament Street  
 
51 The most significant changes to these buildings would be internally at ground 
level, with only minor internal works proposed elsewhere.  A second lateral 
connection would be formed through the existing party wall between 53 Parliament 
Street and 49-50 Parliament Street, with a clear opening through to the new atrium to 
the rear, between the new Richmond House and the rear facades of the Parliament 
Street buildings.  New upper level bridge connections are proposed within the atrium 
connecting to Richmond House.   
 
Historic environment impacts on Richmond House 

 
52 The proposals involve the demolition of the majority of the Grade II* listed 
Richmond House, and therefore constitute substantial harm to the significance of the 
building and to the significance of the Whitehall Conservation Area.  Paragraph 194 
of the NPPF identifies that this requires clear and convincing justification, in particular 
as substantial harm to Grade II* listed buildings should be wholly exceptional.  
Paragraph 195 of the NPPF states that local planning authorities should refuse 
consent in these circumstances, unless it can be demonstrated that the substantial 
harm is necessary to achieve substantial public benefits that outweigh that harm or 
loss.  Alternatively, all of the requirements set out in paragraph 26 above must be 
met; however, the applicant acknowledges that the nature of the heritage asset does 
not prevent all reasonable uses of the building and this second test is therefore not 
applicable.  Consequently, under the first test, two linked considerations are required; 
firstly, whether the level of public benefits outweigh the substantial harm caused by 
the proposals; and second, whether the harm is necessary to achieve those 
substantial public benefits.  

Public benefits 

53 The proposal for Richmond House, as part of the Northern Estate Masterplan, 
will maintain parliamentary democracy, good government and effective legislature for 
the United Kingdom, through the temporary relocation of the House of Commons 
Chamber to Richmond House for a period of five to eight years, allowing the Grade I 
listed Palace of Westminster to be repaired and restored.  It is acknowledged that this 
is a wholly unique and substantial public benefit of national importance, which is 
acknowledged and supported in principle in Westminster City Council’s draft City Plan 
(2019-2040).  

54 As well as providing public benefits as the temporary House of Commons, the 
Chamber has been designed to be adaptable in the future to accommodate a range 
of possible functions once the Chamber has returned to the Palace of Westminster, 
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including a back-up chamber; a conference facility for parliamentary use; an 
exhibition space for parliamentary art and archives; or additional workspace for 
parliamentary staff.  Accommodation at Richmond House also reduces future 
requirements at the Palace of Westminster, benefiting the conservation of the 
building, enabling the removal of detrimental later additions, and improving the 
experience for visitors and users. 
 
55 The proposals will provide heritage benefits to the retained historic buildings on 
the Northern Estate, allowing them to be maintained in optimum use, in particular 
Norman Shaw North and South.  Original features will be restored, and new interior 
design sympathetic to the historic character of the buildings will replace poor quality 
interventions that are not in keeping with the listed buildings.  Norman Shaw North 
improvements include the north elevation, where single-storey elements have been 
removed at ground floor level; replacement of unsympathetic fire-doors and screens 
with more appropriate alternatives; repair of the roof, including the removal of modern 
rooflights; and reinstatement of the oculus in the courtyard.  Norman Shaw South 
improvements include the removal of detrimental later additions in the courtyard and 
a change from a delivery and service yard to a raised courtyard garden and terrace; 
and reinstatement of a historic staircase.  Improvements to the Parliament Street 
buildings include the cleaning, repair and removal of redundant pipework from the 
principal Portland-stone elevations; and the creation of an improved active ground 
floor frontage.  

56 The proposals incorporate accessibility improvements, including new step free 
entrances; increased number and improved location of lifts to significantly increase 
the proportion of accessible internal floor area; and improved accessible facilities.  
The new Richmond House spaces will improve public access to the Chamber and 
Committee Rooms, alongside new education and participation spaces.  The 
accessibility of external areas and the public realm will also be improved.  These 
improvements are supported in line with London Plan Policy 7.2 and new London 
Plan Policy D3, which seek to ensure that proposals achieve the highest standards of 
accessible and inclusive design.   

57 Other improvements to the public realm and the Estate include the provision of 
an underground logistics route from Richmond House serving the whole of the 
Northern Estate, removing the large majority of servicing vehicle movements, 
portacabins and refuse areas from ground level.  Centralised cycle storage also 
allows the removal of unattractive external cycle storage, while increasing the number 
of cycle spaces.  This allows new landscaping, paving and lighting to be introduced, 
providing an improved pedestrian-focused environment.  In particular, the Richmond 
Terrace forecourt would be improved, including the refurbishment of cobble stones; 
13 new mature and semi-mature trees would be planted; improved biodiversity at 
street level and on roof terraces, including green roofs; and widening of the Whitehall 
pavement by 2.5-3.5 metres.  

58 A construction project of this scale (up to £700M and 100 full time equivalent 
jobs for the Northern Estate) would provide major economic benefits.  Up to 250 
apprenticeships are expected to be created, plus work experience opportunities  

59 Replacement of end-of-life building services to the Northern Estate will benefit 
occupants, visitors and the general public.  This includes heating, cooling, ICT, fire 
safety, security, mechanical, electrical and plumbing services.  Passive design 
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solutions will be optimised to reduce energy demand in each building.  A new energy 
centre within Richmond House will supply a low carbon heating and cooling network 
across the Northern Estate, with the capability to connect to a wider network, part of 
the Parliamentary Estate’s Strategic Vision to become Net Zero Carbon by 2050.  
Solar photovoltaic panels are also proposed.  High efficiency, low flow sanitary fittings 
will reduce water use making use of a re-injection borehole.  Sustainable drainage 
mechanisms will reduce stormwater runoff and flood risk.  

60 After Parliament has re-located back to the Palace of Westminster, the 
additional space in the Northern Estate will enable the Parliamentary Estate to 
consolidate its property portfolio and reduce the number of leased properties, 
reducing running costs. 

61 In summary, the public benefits associated with the proposal are considered to 
be wholly unique, wide-ranging, substantial, long-lasting and of national importance.  
These substantial public benefits are considered to outweigh the substantial harm 
caused by the extent of demolition at Richmond House.  Therefore, the first part of 
the NPPF test is satisfied. 

Necessity to achieve substantial public benefits 

62 The second consideration under the NPPF test is whether the substantial harm 
to significance is necessary to achieve the substantial public benefits.  The 
Masterplan for the Northern Estate will allow the uninterrupted operation of 
Parliament and ensure the nation’s democratic system can effectively function for a 
minimum period of 5-8 years during the Restoration and Renewal (R&R) Programme 
for the Palace of Westminster.  The need for the R&R Programme is set out in detail 
in the application materials, including feasibility studies dating back to 2012.  A Joint 
Committee on the Palace of Westminster was appointed in 2015 and concluded that 
there is a clear and pressing need to repair services and carry out other essential 
works in a comprehensive and strategic manner and as a matter of urgency.  A full 
decant of the Palace of Westminster was recommended as the best delivery option, 
and Parliament collectively agreed that the ‘best and most cost-effective way’ to carry 
out the R&R Programme in one single phase was to temporarily move out of the 
building.  The options considered are set out in the application materials, as set out 
below. 
 
Decant options outside the Parliamentary Estate 

 
63 The application materials outline the extensive site options and appraisal 
process undertaken between 2012 to 2018, including relocating the House of 
Commons elsewhere in the UK.  The Joint Committee noted that there would be 
some benefits to this; however, it was discounted firstly due to the extensive space in 
existing use by members and staff around the Palace of Westminster, which would be 
abandoned for the duration of the Programme, thereby increasing significantly the 
requirement and cost of decant space.  Secondly, in order to discharge their duties 
effectively, Ministers need access to their own departments, other departments, and 
Parliament on a daily basis; which would require a fundamental reconsideration, or 
the relocation of a large proportion of these departments to the same location as the 
temporary Parliament.  Thirdly, while both Houses operate independently, the many 
interactions could not be replicated if the two Houses were to be located far apart. 
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64 The Joint Committee therefore concluded that the option of temporarily 
locating Parliament outside London carried an unacceptable burden of cost and 
inconvenience.  Locations in London, but not in close proximity to governmental 
departments, were discounted for the same reasons.  Locations elsewhere in 
Westminster and in close proximity to Whitehall were also considered and discounted 
because they either result in unacceptable compromises on security and/or cannot 
accommodate the essential functions of Parliament.  It was concluded that the 
Northern Estate is the only site suitable for the effective, efficient and safe functioning 
of Parliament, while also providing lasting legacy benefits. 

Decant options within the Northern Estate 

65 The key driving principle for the Masterplan has been to explore and determine 
how the House of Commons and all the essential functions could be accommodated 
within the Northern Estate with the minimal amount of heritage harm.   

66 Alternative locations for the Chamber were tested in the Norman Shaw North 
and Norman Shaw South courtyards, however, the space is inadequate and would 
require significant demolition of these listed buildings.  Inserting a Chamber into 
Portcullis House was also considered; however, this is not feasible due to the 
structure of the building and security considerations in view of its location above a 
London Underground ticket hall.   process concluded that Richmond House was the 
only option that would deliver the substantial public benefits required with the 
minimum degree of heritage harm, and three Masterplan options were subsequently 
developed in 2017, together with Westminster City Council and Historic England. 

67 The first option was to provide supporting accommodation in temporary 
buildings around the Northern Estate; however, this resulted in the greatest harm to 
the significance of the Whitehall Conservation Area and surrounding listed buildings.  
Furthermore, the buildings would need to be built to Parliamentary security and safety 
requirements at considerable cost, only to be unsustainably demolished after 5-8 
years, resulting in a poor use of taxpayers’ money. 
 
68 The second option was to spread the impact across the Northern Estate, 
including reduced demolition of Richmond House.  This option resulted in the most 
substantial permanent fabric impacts to the majority of listed buildings on the 
Northern Estate, including the most highly graded buildings, and was therefore 
discounted. 

 
Demolition and redevelopment of Richmond House 

 
69 The application includes a detailed options appraisal that concludes that the 
chosen option of substantial demolition and redevelopment of Richmond House 
would cause the least harm to the significance of the Whitehall Conservation Area 
and surrounding listed buildings; best meets public access and security needs; 
delivers the most efficient, high quality accommodation, which has the greatest future 
flexibility, greater accessibility, and does not result in the detrimental impact to the 
existing accommodation.  Furthermore, it is the only approach that allows the 
Chamber and Division Lobbies to be replicated in full; results in a significant 
improvement in the quality of the external spaces across the Northern Estate through 
the consolidation of logistics and servicing within the new Richmond House, and the 
construction of the proposed below ground delivery route; delivers the best value for 
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money in creating a permanent legacy; and delivers the best energy efficiency and 
sustainability. 

70 The redevelopment of Richmond House retains the elements of highest 
significance and the public facing parts of the building, namely Richmond Terrace and 
the Whitehall facade, while reducing the impact on other historic buildings within the 
Northern Estate, and providing the required quantum and quality of new 
accommodation, with flexibility of use in the long-term.  The architecture and 
materials of the new building will be of a high quality, and make reference to the 
existing building, retained surrounding buildings, and the Palace of Westminster.  The 
Council should secure the approval of materials to ensure high quality delivery.  The 
massing strategy of the new build elements with limited additional height follows the 
scale of neighbouring buildings and the increased massing above the Whitehall 
facade recedes in staggered canted bays with large window openings, appearing 
subservient to the retained facade below.  The upper floors are also set back from 
Richmond Terrace, so that they would only be slightly visible in longer views; 
however, the southern extension of the building would have greater visibility, as 
discussed further below.   

71 The omission of the temporary entrance pavilion that was proposed at pre-
application stage is considered to be a significant improvement to the scheme, 
removing an element of potential harm to the significance of heritage assets.  Access 
facilities are now incorporated within the adjacent retained listed buildings on 
Parliament Street.  The design and detailing of security infrastructure and railings has 
also been improved since pre-application stage, and appears subtle and integral to 
the public realm. 
 
Conclusion on substantial harm 

72 The wholly unique and substantial benefits of the proposals outweigh the 
substantial harm caused to the significance of the Grade II* listed Richmond House 
and the Whitehall Conservation Area.  The extent of demolition to Richmond House, 
and resultant harm, is necessary and essential to deliver these substantial public 
benefits and there is no alternative option that delivers the same public benefits with 
less heritage harm.  Therefore, the second part of the NPPF test is met. 

Other historic environment impacts 

73 A Townscape and Visual Impact Assessment (TVIA) of the entire Masterplan is 
included in the application materials. The TVIA assesses 46 views, as agreed with 
the Council, including a number of LVMF views.  The TVIA identifies limited effects on 
these views from the redevelopment of Richmond House.  The rebuilding is proposed 
behind retained northern and western facades, with demolition and rebuilding taking 
place in the interior of the site, which has limited public access or visibility.  The 
additional building elements will have some limited effects on heritage assets in the 
Northern Estate, the Whitehall Conservation Area, and more widely; however, the 
scale of the new building elements, their design quality, and the materials used 
mitigate the effect.  The Richmond House application includes a full Townscape 
Assessment, which reviews the visibility and impact of the proposed building from 28 
selected viewpoints. 
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74 The proposal will have minimal visibility in LVMF views, and no harm will be 
caused to these views.  The proposals will have very limited long-distance visibility in 
views from Parliament Square within the World Heritage Site; however, no harm will 
be caused to the World Heritage Site and its Outstanding Universal Value will be 
conserved.  Views from Whitehall looking towards Richmond Terrace (Views 21-24) 
were of key interest to the Council and Historic England, and new build elements are 
barely visible in these views, and cause no harm to the significance of heritage 
assets.  From Parliament Street, looking towards Derby Gate, the new building would 
fill the gap between the Red Lion public house and the Norman Shaw North building, 
partially obscuring the latter; and the new stone-clad stair tower would be prominent 
(View 14).  A similar obscuring of Norman Shaw North would be seen more distantly 
from King Charles Street (View 17).  This is considered to cause some harm to the 
significance of neighbouring listed buildings and the Conservation Area. Although this 
is considered to be less than substantial harm, and clearly outweighed by the 
substantial public benefits of the scheme as set out above; the applicant should 
explore means to reduce this harm, for example by introducing greater articulation, 
detailing, or blind windows to the blank elevation facing Parliament Street. 
 
Archaeology 
 
75 Richmond House and the wider Northern Estate are located within the 
Lundenwic and Thorney Island Area of Special Archaeological Priority as defined in 
the Westminster UDP.  The draft Westminster City Plan implements a revised regime 
of archaeological protection, including a system of tiers indicating the archaeological 
significance and potential of each area.  Richmond House and the Northern Estate is 
located in the Westminster and Whitehall Archaeological Priority Area, which is 
designated as Tier 1, indicating the highest level of archaeological sensitivity.  
 
76 The entire Northern Estate Site, including Richmond House, is therefore 
protected through London Plan Policy 7.8, which states that development should 
incorporate measures to identify, record, interpret, protect and, where appropriate, 
present the site’s archaeology.  Policy HC1 of the new London Plan states that 
development proposals should identify assets of archaeological significance in order 
to avoid or minimise harm through appropriate mitigation and, where applicable, 
make provision for the protection of significant archaeological assets and landscapes.  
 
77 The Application for Richmond House is accompanied by an Archaeological 
Statement, setting out archaeological potential of Richmond House (where a 3 storey 
basement is proposed), and a scheme of investigation and preservation of any 
assets.  The potential archaeological impact of the wider Northern Estate proposals 
has also been subject to an Environmental Impact Assessment.  The Statement 
identifies that the site has a high potential for archaeological remains.  To minimise 
harm, appropriate mitigation will be provided via a two-stage evaluation involving 
monitoring of ground investigations, particularly outside the existing basement 
footprints, and a subsequent stage of evaluation trenches for areas with a higher 
severity of impact.  The results of these investigations would enable mitigation either 
by preservation in-situ or, where this is not necessary or feasible, alternative 
measures such as preservation by record.  

 
78 The proposals therefore accord with London Plan Policy 7.8 and new London 
Plan Policy HC1, subject to these measures being secured appropriately.  It is 
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considered the potential harm to underground heritage assets that may result from 
subterranean proposals would be offset by the substantial public benefits as set out 
above. 
 

Transport 
 
79 Transport for London has engaged in extensive discussions with the applicant 
and the Council at pre-application stage, covering the whole Northern Estate 
proposals.  
 
80 Visitor pedestrian access will be from the new Richmond House entrance on 
Parliament Street.  Passholders will access from Derby Gate, off of Parliament Street; 
and Commissioners Yard, off of Victoria Embankment.  
 
81 A number of servicing vehicle access/egress points will be provided, including 
Derby Gate, Commissioners Yard and Curtis Green Gate.  Parliamentary vehicle 
access will be via Richmond Terrace.  For cyclists, both Derby Gate and 
Commissioners Yard will be the designated access points. 
 
In line with London Plan Policy 6.3 and Policy T4 of the new London Plan, a trip 
generation and mode share assessment has been submitted.  Since the objective of 
the proposal is to transfer part of the function from the existing Palace of Westminster 
to the application site, it is accepted that no significant new trips will be generated 
compared to the current overall Parliamentary Estate trip generation level.  Mode 
share, based on 2011 Census data, predicts that up to 80% of the trips will be taken 
by public transport, 7% by car, 4% by bike and 6% by foot.  From analysis of 
submitted data, TfL considers there is scope to further reduce the level of car trips 
and increase the uptake sustainable travel modes, in particular to walking and 
cycling. 
 
82 The proposed access strategy includes the widening of the footway on 
Parliament Street between its junction with Bridge Street and Richmond House to 
accommodate additional pedestrian demand.  The proposals would contribute to the 
Healthy Streets Approach; however, the impact on cyclists and bus services on 
Parliament Street requires further consideration.  The applicant should also 
investigate possible improvements for cyclists accessing the site from Victoria 
Embankment segregated cycle lane via Commissioners’ Yard. 
 
83 The applicant should consider all of the highway changes associated with the 
proposal, taking into account of the Mayor’s Vision Zero agenda, and ensure they are 
designed to prevent accidents and provide safety of all road users. 
 
84 The two existing southbound bus stops on Parliament Street will need to be 
relocated due to the proposed widening of the Parliament Street footway.  It is 
essential that adequate alternative facilities are provided to maintain passenger 
interchanging opportunities between bus stops at Westminster tube station.  
Discussions between the applicant, TfL and Westminster City Council are ongoing in 
order to secure and safeguard this relocation once a viable option has been identified 
and agreed. 
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85 Cycle parking provision will be site-wide for the Northern Estate, which 
includes Richmond House.  Further detail is needed to demonstrate how the 
proposed provision compares to the new London Plan cycle parking standards.  
Adequate shower and changing facilities should be confirmed, in line with the London 
Cycle Design Standards, and new London Plan Policy T5.  No visitor cycle parking is 
proposed within the site for security reasons; however, additional work should be 
undertaken to identify possible locations for on-street visitor cycle stands. 
 
86 The proposed widening of the Parliament Street footway would result in the 
loss of an existing left turn lane at the junction with Bridge Street.  Highway modelling 
is being carried out in conjunction with the TfL/City of Westminster Parliament Square 
improvement proposals, which are under development.  It is expected that the 
outcome of the modelling exercise will be reported in the near future.  A Stage 1 
Road Safety Audit should also be undertaken for the proposed works to confirm it 
would be acceptable in highway safety terms. 
 
87 The decant phase proposes no significant highway changes to Victoria 
Embankment; however, provision of a construction vehicle holding area has been 
proposed on the carriageway of Victoria Embankment resulting in some changes to 
the highway.  This has been principally agreed and shall be delivered by a section 
278 agreement with TfL. 
 
88 Eight accessible parking spaces (four existing and four proposed) would be 
included in Commissioners Yard adjacent to Richmond House, which is acceptable.   
 
89 Servicing will take place via Curtis Green service yard off Victoria 
Embankment, which sits between Norman Shaw North and Richmond House.  During 
construction, access will be from Curtis Green Gate only, with vehicles exiting the site 
via Derby Gate onto Parliament Street.  For the decant and legacy phase, all access 
and egress will be via Curtis Green Gate.  A draft Delivery & Servicing Plan (DSP) for 
the Parliamentary Estate has been submitted and is acceptable in line with new 
London Plan Policies T2 and T7F.  The final DSP should be secured by condition. 
 
90 In line with new London Plan Policy T7, a draft Construction Logistics Plan 
(CLP) should have been produced and submitted in accordance with TfL’s CLP 
guidance.  The final submission and approval of the CLP should nevertheless be 
conditioned by the Council in consultation with TfL.   
 
91 Construction vehicle holding areas have also been proposed on Victoria 
Embankment, which is acceptable; however, the applicant must continue 
engagement with TfL to agree the final detailed design, as well as the relocation of 
the coach bays.  This should be secured by section 278 agreement with TfL. 
 
92 To facilitate the construction phase, it is proposed to provide a temporary 
UKPN sub-station on Victoria Embankment for a minimum duration of five years.  
Discussions are ongoing to identify an acceptable location.  
 
93 The Parliamentary Estate currently has an operating Green Travel Plan to 
promote sustainable travel behaviour; however, it does not appear that the Plan is in 
line with the latest TfL Travel Plan guidance.  The Travel Plan should therefore be 
revised to include ambitious targets for walking and cycling and seek further reduction 
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in private vehicle use, with measures and an appropriate action plan.  The revised 
Travel Plan should be secured by section 106 agreement. 
 

Climate change and green infrastructure 

 
94 Based on the energy strategy submitted, the London Plan Energy Hierarchy 
has broadly been followed and the strategy is supported; however, the applicant is 
required to review their energy proposals to ensure compliance with London Plan and 
new London Plan policies.  Further information is also required on carbon emission 
calculations; overheating risk; district heating connection potential; the site-wide heat 
network; photovoltaic layout; heat pump specification; BRUKL modelling outputs; 
carbon saving calculations; and carbon off-set contributions.   
 
95 The Flood Risk Assessment provided for the proposed development does not 
yet comply with London Plan Policy 5.12 and new London Plan Policy SI.12).  The 
applicant should include flood resilient construction measures and commit to 
preparing a Flood Warning and Evacuation Plan prior to Occupation. 
 
96 The surface water drainage strategy for the proposed development generally 
complies with London Plan Policy 5.13 and draft London Plan Policy SI.13.  
Discharge of surface water to the aquifer should be prioritised over discharge to the 
sewer.  The applicant should also consider the opportunity to provide some of the 
attenuation volume in a blue roof, which could also store water for use in irrigation. 
 
97 The sustainability statement proposes that the development will target a 
minimum BREEAM rating of ‘Excellent’.  Water for non-potable uses is supplied from 
groundwater, which is also used in the heating system. This is strongly supported in 
accordance with London Plan Policy 5.15 and new London Plan Policy SI.5. 
 
98 The proposal includes courtyard gardens and roof gardens, which will 
contribute to the green infrastructure of the area.  Although the proposed planting is 
of a high quality, it appears limited in quantity, particularly at ground level.  The 
proposal’s Urban Greening Factor (UGF) should be submitted, including a colour 
coded plan showing the proposed areas of each surface cover type, and a completed 
table as shown in new London Plan Policy G5.  If the UGF falls short of the 
benchmark target of 0.3, the application should consider opportunities to increase the 
quantity of greening across the site.  This may include new planting at ground level, 
or the introduction of further green roofs.  This further information is required before 
the proposals can be supported in line with London Plan Policies 2.18, 5.10 and 5.11; 
and new London Plan Policies G1 and G5.   
 
99 The proposals require the loss of one Category B tree to the south-east corner 
of Richmond Terrace.  The proposals for the wider Northern Estate include 12 new 
trees.  The planting of trees with a large canopy is encouraged.  The proposals are 
supported in line with London Plan Policy 7.21 and new London Plan Policy G7. 
 
100 Full details of all climate change and green infrastructure requirements have 
been provided to the applicant and the Council. 
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Local planning authority’s position 

101 Council officers have engaged in extensive pre-application discussions with the 
applicant.  A Committee date has not yet been set. 

Legal considerations 

102 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.   

103 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 

104 There are no financial considerations at this stage. 

Conclusion 

105 London Plan and new London Plan policies on the Central Activities Zone; 
security; historic environment, World Heritage Site, strategic views, and urban design; 
transport; and climate change, are relevant to this application.  Whilst the principle of 
the development is strongly supported in strategic planning terms, the application 
does not yet fully comply with the London Plan and the new London Plan, for the 
reasons set out below; however, the possible remedies stated could address these 
deficiencies: 

• Principle of development:  The temporary provision of the House of 
Commons Chamber and associated facilities, together with workspace for MPs 
and staff, and public access and educational provision, which facilitates the 
essential refurbishment of the Palace of Westminster, is strongly supported.  
The flexibility of the design of the Chamber, which allows a range of alternative 
uses in the longer term, is also strongly supported. 

• Historic environment:  The proposals involve the demolition of the majority of 
the Grade II* listed Richmond House, which constitutes substantial harm to its 
significance and the Whitehall Conservation Area.  The wholly unique and 
substantial public benefits of the proposals outweigh this harm; and the 
applicant has demonstrated that the extent of demolition, and resultant harm, 
is necessary and essential to deliver these public benefits; and there is no 
alternative option that delivers the same public benefits with less heritage 
harm.  Less than substantial harm would be caused to the significance of 
neighbouring listed buildings and the Conservation Area; however, this is also 
outweighed by the substantial public benefits.  The applicant should consider 
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greater articulation and detailing to the blank stair tower elevation facing 
Parliament Street. 

• Transport:  Further information is required on transport modelling; alternative 
bus stops; road safety audits; on-site cycle parking; public cycle stands; 
Victoria Embankment cycle access; revised Travel Plan; temporary UKPN 
facility; and construction vehicle holding areas. 

• Climate change:  Further information has been requested on the energy 
strategy and urban greening.            

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact the GLA Planning Team: 
Debbie Jackson, Director, Built Environment 
020 7983 5800 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 2820 email alison.flight@london.gov.uk 
Graham Clements, Team Leader, Development Management 
020 7983 4265 email graham.clements@london.gov.uk 
Martin Jones, Principal Strategic Planner, Case Officer 
020 7983 6567    email martin.jones@london.gov.uk 
 

 


