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1.0 INTRODUCTION

1.1 This Planning Statement has been prepared on behalf of Thomas Enterprises Inc.
(hereafter referred to as ‘the applicant’) in support of an application for planning
permission and an application for listed building consent to enable the alteration,
extension, and change of use of 10 Trinity Square, London.

1.2 The document provides a general description of the proposals and justification for
the works proposed. A summary of relevant national, regional and local planning
policy is provided together with an assessment of the proposals against these
policies.

1.3 This statement should be read and considered in conjunction with plans and drawings
submitted as part of the application and also the following expert reports;

 Design and Access Statement – Woods Bagot

 Historic Building Architect’s Report – Donald Insall Associates

 Structural Strategy – Buro Happold

 Energy Statement – DSA Engineering

 Services Strategy – DSA Engineering

 Transport Assessment – URS

 Daylight, Sunlight and Overshadowing Study - Delva Patman

 Archaeological Desk - Based Study – MoLAS

 Landscape Strategy – Capita Lovejoy

 Townscape and Visual Impact Assessment – Robert Tavernor Consultancy

 Construction Method Statement – Bruce Shaw

 Sustainability Statement – URS

 Ecology Impact Assessment – URS

 Noise and Vibration Assessment - URS

1.4 A description of the site and surrounding area is provided within Section 2.0. The
justification for the proposals and a general description of the proposed development
is provided in Section 3.0. Relevant national, regional and local planning policy is
set out within Section 4.0 and an evaluation of the proposals against planning policy
is set out in Section 5.0. Conclusions are set out within Section 6.0.
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2.0 THE SITE

2.1 The former Port of London Authority (PLA) building, at 10 Trinity Square, is
situated on a three-acre site. The site is bounded by Trinity Square to the south east,
Pepys Street to the north, Seething Lane to the west, and Muscovy Street to the
south. More generally, it is located to the northwest of the Tower of London WHS,
to the west of Tower Hill underground station, and south of Fenchurch Street station.
10 Trinity Square is a Grade II* listed building and is located in the Trinity Square
Conservation Area in the City of London, and it overlooks the Tower of London
World Heritage Site.

2.2 The history of the present building began in 1912 when the Port of London Authority
bought this three-acre site. The area at the time comprised of Georgian residences,
warehouses and mid-Victorian offices. The Board of the PLA ran an architectural
competition for the design of a new headquarters building. While the style was left to
the discretion of the architects, the Board recommended that Trinity House, the site’s
18th century neighbour, should be carefully considered in relation to the new design.
The design also had to be clearly visible from the river. The main entrance was to
lead into Trinity Square and the building was to be composed of Portland stone.

2.3 Sir (Thomas) Edwin Cooper (1874-1942) was the architect of the winning design.
Cooper’s building is faced in Portland Stone, and is very visible aloft Tower Hill
from across the River Thames in relation to the Tower of London WHS and the
former Pool of London. Built in a heavy classical Beaux-Arts style, popular for civic
buildings, at that time, its entrance is surmounted by a flat-topped masonry tower
containing a series of sculptures by Albert Hodge, representing Commerce,
Navigation, Exportation and Produce as well as Father Thames, to symbolise the
River and the prosperity it bore.

2.4 10 Trinity Square was badly damaged by enemy bombing in World War II at which
time the central element of the Beaux-Arts design, the Rotunda, was destroyed. Re-
building after the war did not follow the form of the original building, and did not
follow the advice of Sir Edwin Cooper’s office. In the 1970’s a functional
rectangular office block was built to occupy the central part of the building in place
of the destroyed Rotunda. The rebuilding included an additional storey roof
extension as a continuation upwards of the existing perimeter pitch roof, the corner
masonry towers were extended too, and the modern central office building rises
slightly above them.

2.5 Following the relocation of the PLA to another premises, the building was occupied
by the insurance company Willis, as their European Headquarters building. Recently,
Willis have relocated to their new headquarters building in the City and 10 Trinity
Square is currently vacant.

Conservation Areas

2.6 10 Trinity Square lies within in the Trinity Square Conservation Area. This
Conservation Area is centred on Seething Lane Garden. It is bounded by parts of
Hart Street and Crutched Street to the north, Trinity House and Trinity Square to the
east, Byward Street to the South and Seething Lane to the west. The eastern
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boundary of the Conservation Area corresponds with the boundary between the City
of London and the London Borough of Tower Hamlets. Trinity Square Conservation
Area is small in size and its character derives mainly from the Grade I listed Trinity
House and its setting.

Listed Buildings

2.7 Listed buildings in the locality of the site include:

 All Hallows by the Tower church – Grade I
 St Olave’s Church – Grade I
 Gateway, wall and railing to yard of St Olave’s Church – Grade II
 Nos. 41, 42 and 44 Crutched Friars – Grade II
 Custom House – Grade I
 41 – 47 Ibex House – Grade II
 No. 2 Seething Lane – Grade II
 Trinity House – Grade I
 Iron railings and gates at Trinity House – Grade II
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3.0 THE APPLICATION PROPOSALS

Proposed Development

3.1 This section provides a broad description of the proposed development. Full details
of the proposed changes to the building are contained within the plans submitted as
part of the applications and described within the Design and Access Statement and
the other supporting documents listed above at paragraph 1.3 which should be read in
conjunction with this report.

3.2 The following organisations have been consulted as part of the pre-application
process;

 City of London – Planning, Transportation and Open Space Departments

 English Heritage

 Historic Royal Palaces

 Greater London Authority

3.3 The proposed development is to convert the former Port of London Authority
building at 10 Trinity Square into a luxury hotel and residential apartments. The
proposals include the demolition of the 1970’s central courtyard buildings and
rooftop structures and their replacement, in the spirit of Sir Edwin Cooper’s centrally
focused original design, with:

 a centrally located basement ballroom;
 a glazed central rotunda protected by a glazed dome;
 a glazed conical skin that will radiate up and outwards from the central dome and

will provide natural light for the new hotel rooms around the perimeter of the
central space; and

 a gently sloping metal roof positioned above the existing slate mansard to the
side and rear elevations beneath which there will be two set back residential
floors.

3.4 The glazed dome and the rotunda beneath would provide the hotel with a central
spatial and architectural focus. It will act as a new point of arrival. Hotel guests will
be drawn through the existing grand porticoed entrance into its large interior, and
circulation around the lower public floors of the hotel would relate to this centre.

3.5 The inserted structure supporting the new glazed skin will have a cross-section like
an ‘hourglass’. It will rise from twelve inwardly inclined columns in the circular
ballroom at basement level, through the rotunda to define the perimeter of the dome,
before then radiating outwards and upwards in the form of a cone to the new roof.

3.6 The domed roof and the floor of the rotunda will be glazed, lending natural light to
the circular basement ballroom and expressing the dynamics of the structural
‘hourglass’ form. The existing masonry tower above the main entrance will be
visible through the glazed dome of the rotunda, and will provide an orientating focal
point.
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3.7 The two storey roof extension containing the residential apartments would be a
predominantly glazed to provide a discrete, lightweight structure designed to make
the most of the new inward views across the top of the glazed cone to the existing
masonry tower over the main entrance, and outwards to the Tower of London, River
Thames and surrounding City. The glass side and rear elevations will step back from
the existing slate mansard roof to reduce the perceived scale of the structure from the
ground.

3.8 The physical changes to the building by floor are set out below. For a full description
please refer to the Historic Building Architect’s Report.

Basements -1, -2, -3 and -4

3.9 The proposed basement can be considered in two parts: the two level Courtyard
basement located within the existing courtyard and under the ballroom, and the
Seething Lane Gardens basement located under the existing gardens adjacent to the
west wing. The two areas of basement are connected both in terms of services and
personnel movement, via tunnels on Basement -1 under the west wing.

3.10 The existing basement level, Basement -1, is limited in extent to the large plant room
located under the north wing and a crypt space used for storage located underneath
the tower. The proposal includes the extension of the basement into the courtyard
space to house the main ballroom and pre-function space. The pre-function space
will be accessed either side by a new staircase which will lead from the main tower
staircases. To form the volume of the proposed pre-function space, the lower ground
floor is to be removed creating a grand double-height space. Openings will be
formed in-between the existing structure to allow for a route through to the ballroom,
mirroring the design intent of openings from the entry lobby to rotunda space on the
ground floor.

3.11 Around the ballroom is the main service circulation corridor connecting the pre-
function space with the service lifts, main kitchen (located in the former plant room
in the north wing), and the service tunnels which connect to the staff and back of
house facilities under Seething Lane Garden.

3.12 Basement -1 contains staff facilities, including the arrival and security check,
changing facilities, human resources and training, common room and also some
storage and plant areas.

3.13 Under Seething Lane Garden, Basement 2 houses the recycling centre and dock way
for loading/unloading, as well as the main stores and laundry. Basement 3 is
occupied by car parking for residents, hotel and disabled use and is the lowest floor
serviced by the vehicle lifts located in the south pavilion. Basement 4 houses a
variety of plant equipment including fuel cells, sprinkler and water tanks, and boilers.

Lower Ground Floor

3.14 The existing lower ground floor incorporates a variety of service and maintenance
rooms, as well as both open office space and meeting rooms, which are connected
via a central loop corridor. The lower ground floor provides an ideal location for spa
and health club facilities, to be situated in the north and west wings, with the spa
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related guest rooms on the south and east wings. The plan is arranged around the
double-height volume of the ballroom space, allowing the ballroom the maximum
ceiling height. The existing lightwells on each wing will provide some light into the
spa and health club and the spa guest rooms.

Ground Floor

3.15 The central point of arrival to the hotel will be through the impressive portico
underneath the main tower and through to the grand spacious entrance lobby. To
enhance and reinstate the sequence of spaces from the entry lobby to the main heart
of the building, the reintroduction of a central rotunda space is proposed. As with the
original 1922 design, this space will become the central piece of the scheme
providing a well lit covered space and the main circulation area for the hotel. As
with the original design, the main circulation links will radiate out from the central
space to all the hotel facilities, the existing corner entries.

Mezzanine Level

3.16 The floor to ceiling height on the ground floor provides the ideal opportunity for a
mezzanine level to the guest suites in the north and west wings, the restaurant in the
south wing and the hotel office area in the east wing. These floors will only extend
out from the curved wall that defines the extent of the rotunda lobby, through the
existing inner courtyard wall to the rear face of the first (innermost) column line,
leaving a light and airy double height space towards the existing external perimeter.

3.17 The main focus is to preserve the existing ornate ceilings and column details and to
minimise the effect upon the important fabric. The existing inner courtyard window
openings will be opened up to provide linkage through to the new extent of the
mezzanine floor within the inner courtyard.

First Floor

3.18 As with the ground floor entry lobby, openings are proposed within the rear
(courtyard) wall to provide a visual link from the proposed gallery space to the
entrance lobby below. The proposed openings will mimic the openings on the
ground floor below. The new gallery space will also benefit from a panoramic view
over the new rotunda lobby.

3.19 The remainder of the first floor contains hotel rooms with both an external (street)
and internal (rotunda lobby) orientation, connected to the main guest lift cores and
the corner cores with a central loop corridor. Service lifts are located at each of the
corner cores to serve a housekeeping room and plant room.

Second Floor

3.20 The existing second floor consists of a number of rooms of special interest in the
south and west wings, as well as the tower room located under the tower and above
the main lobby, with the remainder of the floor being typical open-plan office space
to the east and north wings, all linked by a central loop corridor. The stunning wood
panelled tower room is to retain its current use as a large function space and be
subtly refurbished with a new air conditioning system and doors linking it to the new
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pre-function space. The seven, panelled rooms in the south wing are to be fitted with
more discrete fan coil units and used as meeting and private dining rooms.

3.21 To the west wing, the rooms of special interest form the royal suites, along with the
additional floor area gained where the new structure extends inwards from the
existing courtyard façade to the new rotunda façade. The panelled rooms are to be
used for a variety of living, meeting and study rooms, while the bedroom suites with
bathroom, wardrobe and gym facilities are housed in the new area of floor.

3.22 The remainder of the second floor is occupied by hotel rooms similar to the first and
third floors.

Third Floor

3.23 Similar to the first floor, the third floor consists of hotel rooms with both an external
(street) and internal orientation, connected to the main guest lift cores and the corner
cores with a central loop corridor. While on the first floor the internal rooms look
into the rotunda lobby, on the third floor the rooms meet the conical glazed façade
and look over the glazed roof of the rotunda to the glazed façade opposite. As on the
first and second floors, service lifts arrive to each of the corner cores to serve
housekeeping and plant rooms.

Fourth Floor

3.24 The fourth floor plan is set behind the mansard façade and consists of fourteen
residential apartments, looking either externally to the street or internally over the
rotunda, with some units enjoying dual aspect. It is the topmost original floor and
therefore where the original main and curved corner staircases terminate. Access to
the apartments on the fourth floor is via eight dedicated residents’ lifts housed in
existing lift shafts located in each corner and adjacent to the main stair landings.
These lifts bypass the hotel levels to stop only at lower ground, ground and the
apartment levels. As with the hotel floors, service lifts within each of the corner
cores serve the occupants.

Fifth Floor

3.25 The fifth floor is set behind the second level of mansard façade, and is entirely of
non-original construction, with the exception of the heavy base structure to the
tower. The proposal is for an entirely new fifth floor, set behind the retained second
level of mansard. As on the fourth floor, the eight apartments on level five are
served by residents’ lifts located in the existing corner shafts and are served by
service lifts connected to the hotel. The majority of the units on level five are dual
aspect.

Sixth Floor

3.26 The proposed sixth floor is of entirely new construction, set back from the line of the
existing mansard façade. Four of the six apartments are served as the previous floors,
by residents’ lifts, located in the existing corner shafts and also by service lifts
connected to the hotel. The large apartments to the south and east wings are served
by a private lift, which serves only ground, lower ground and sixth floor unit.
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3.27 Off this floor access is gained to the vertically stacked rooms within the tower. The
lower levels of the tower include four vertical shafts, with one containing an existing
spiral staircase and the others unoccupied. It is proposed to extend the spiral
staircase to level six and add a private lift within a second shaft to access tower level
4. Access to tower levels five, six and seven is via an existing spiral staircase.

Seventh Floor

3.28 The seventh floor façade is stepped back again from the line of the sixth floor façade.
With the slope of the roof ascending from the tower towards the north west,
occupiable floor area is limited to the north and west wings. Two very large
apartments, each dual aspect, are served by a lift arriving at only ground, lower
ground and the seventh floor, and a service lift as on other floors.

Roof Plan

3.29 In developing the design, the roofscape has been conceived as the sixth elevation
and, as such, its design and detailing is intended to act as an extension of the
structural and aesthetic goals for the building below.

3.30 The dynamic roof form is generated by the contrasting opposing geometries of the
level edge of the external façade and the angled edge of the rotunda façade. These
two geometries are linked by the radial structure and finished surface of the roof,
shifting in angle as it moves around the circle and the curved edge of the rotunda
façade rises, creating a striking yet subtle form.

3.31 A service zone located above each of the corner cores will house plant and cleaning
equipment, with a custom-designed grille roof, designed to be unified with the roof’s
radial design, materiality and structure.

Landscaping

3.32 Seething Lane Garden, the existing open space to the immediate west of 10 Trinity
Square, is proposed to be re-landscaped to a design brief generated with the City of
London.

3.33 The new garden will continue to provide public open space in the local townscape
and it is intended that glimpses of green should continue to be visible from key
approaches such as along Muscovy Street and along Seething Lane from both the
north and south. By incorporating the present service road the area of garden is
proposed to be increased from approximately 917 sqm to 935 sqm.

3.34 Two pavilions are proposed at either end of the garden on Muscovy Street and Pepys
Street. They are represented as masonry clad pavilions, in the Beaux-Arts classical
manner of Cooper’s original design, but could equally be designed in a contemporary
style that contrasts with the Portland stone and roots them to the public garden
instead. They will accommodate the vehicular and service lifts that provide access to
the service bays and car parking beneath. The pavilions will be integrated with the
garden design and opportunities will be investigated to successfully incorporate
green walls and areas of green roof to increase biodiversity and improve the local
microclimate. The area between the pavilions and from the pavement edge to the
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railings in front of the lightwell of 10 Trinity Square will comprise the larger re-
landscaped public open space.

3.35 The suggested approach to the new garden is to balance the needs of people, heritage
and nature. It is suggested that the garden is divided into four key areas:

i) A sitting area adjacent to the north pavilion with possible pergola to provide
shade in summer.

ii) A more formal garden to potentially accommodate a rose garden for the
Knollys Rose Ceremony and the other key heritage elements (Pepys Statue,
plaques for memorial trees).

iii) The central area adjacent to the rose garden could be paved for all weather
use and as a possible small “stage” for events such as the Rose Ceremony and
the City of London Festival.

iv) The south pavilion with a possible green wall would provide a back-drop for
a more natural area of planting and would also provide opportunities for
further increasing biodiversity.

3.36 With regard to soft materials the approach might be to provide landscape layers that
are aesthetically pleasing within the townscape while also promoting an increased
level of biodiversity. The selection of trees and plants, including an agreed
proportion of native species, will be integral with the overall garden design and
subject to the City of London brief.
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4.0 PLANNING POLICY

4.1 A range of national, regional and local planning policies and guidance are relevant to
the proposed development.

4.2 At the national level, planning policy is contained within a series of Circulars and
Planning Policy Guidance Notes (‘PPGs’), which are being replaced by Planning
Policy Statements (‘PPSs’).

4.3 The development plan for the site comprises the London Plan (as updated with
amendments in February 2008), and the City of London Unitary Development Plan
2002 (Saved Policies, September 2007). All applications for planning permission
shall be determined in accordance with the development plan unless material
considerations indicate otherwise.

4.4 The City of London is preparing a Local Development Framework (LDF) which will
eventually replace the Unitary Development Plan. A Preferred Options Draft of the
Core Strategy was published for consultation during April-May 2007. This
document is currently being revised and the next stage of consultation will be held in
Spring 2009.

4.5 A summary of relevant national, regional and local planning policy and guidance is
set out below.

NATIONAL

PPG15

4.6 As noted above the former PLA building is listed Grade II*. National planning
policy guidance in relation to the protection of historic buildings and conservation
areas is set out within PPG15 ‘Planning and the Historic Environment’ (1994).
PPG15 reminds us that local authorities are required by statute, when considering
whether to grant planning permission for development which affects a listed
building, to have special regard to the desirability of preserving the building, or its
setting, or any features of architectural or historic interest which it posses. PPG15
states that the physical survivals of our past are to be valued and protected for their
own sake, as a central part of our cultural heritage and our sense of identity. The
document also acknowledges, however, that the objective of the planning process
should be to reconcile the need for economic growth with the need to protect the
natural and historic environment. Paragraph 1.4 states that;

“….. economic prosperity can secure the continued vitality of conservation areas,
and the continued use and maintenance of historic buildings, provided that there is a
sufficiently realistic and imaginative approach to their alteration and change of use,
to reflect the needs of a rapidly changing world.”

4.7 Paragraph 2.16 of PPG15 emphasises the desirability of preserving the setting of a
listed building as this is often an essential part of the building’s character. The
guidance describes at paragraph 2.17 how the setting of a listed building often owes
its character to the harmony produced by a particular grouping of buildings and to
the quality of spaces created between them. Paragraph 2.17 notes that such areas
require careful appraisal when proposals for development are under consideration
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and that where a listed building forms an important visual element in a street, it
would probably be right to regard any development in the street as being within the
setting of the building.

4.8 In relation to the change of use of historic buildings, paragraph 2.18 of PPG15
comments that;

“new uses may often be the key to a building’s or area’s preservation, and controls
over land use, density, plot ratio, daylighting and other planning matters should be
exercised sympathetically where this would enable a historic building or area to be
given a new lease of life.”

4.9 Paragraph 3.3 goes on to state that there should be a general presumption in favour of
the preservation of listed buildings, except where a convincing case can be made for
alteration or demolition. Paragraph 3.4 describes how applicants for listed building
consent must be able to justify their proposals and will need to show why works
which would affect the character of a listed building are desirable or necessary.
PPG15, paragraph 3.5, identifies the following issues as being generally relevant to
the consideration of all listed building consent applications;

 “The importance of the building, its intrinsic architecture and historic interest
and rarity, in both national and local terms;

 The particular physical features of the building (which may include its design,
plan, materials or location) which justify its inclusion in the list: list descriptions
may draw attention to features of particular interest or value, but they are not
exhaustive and other features of importance (e.g. interiors) may come to light
after the building’s inclusion in the list;

 The building’s setting and its contribution to the local scene, which may be very
important, e.g. where it forms an element in a group, park, garden or other
townscape or landscape, or where it shares particular architectural forms or
details with other buildings nearby;

 The extent to which the proposed works would bring substantial benefits for the
community, in particular by contributing to the economic regeneration of the
area or the enhancement of its environment (including other listed buildings).”

4.10 PPG15 (paragraph 3.8) recognises that the best way of securing the upkeep of
historic buildings is to keep them in active use. For the great majority this must mean
economically viable uses if they are to survive, and new, and even continuing, uses
will often necessitate some degree of adaptation. Paragraph 3.10 states that the best
use of a listed building will very often be the use for which the building was
originally designed, and that the continuation or reinstatement of that use should
certainly be the first option when the future of a building is considered. It is
recognised that not all original uses will now be viable or even necessarily
appropriate. “Policies for development and listed building controls should recognise
the need for flexibility where new uses have to be considered to secure a building’s
survival.”

4.11 Paragraph 3.12 of the guidance goes on to state that;
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“….. where new uses are proposed, it is important to balance the effect of any
changes on the special interest of the listed building against the viability of any
proposed use and of alternative, and possible less damaging, uses. In judging the
effect of any alteration or extension it is essential to have assessed the elements that
make up the special interest of the building in question. They may comprise not only
visual features such as a decorative façade, or, internally, staircases or decorated
plaster ceilings, but the spaces and layout of the building and the archaeological or
technological interest of the surviving structure or surfaces …..”

4.12 Paragraph 3.13 of the guidance states that many listed buildings can sustain some
degree of sensitive alteration or extension to accommodate continuing or new uses
and states that the merit of new alterations or additions, especially where they are
generated within a secure and committed long term ownership, should not be
discounted. Nevertheless, it is acknowledged that the ability to accommodate change
without loss of special interest will vary. The guidance states that in order to achieve
a balance, proposals for alterations or extensions should be based on specialist advice
and may require flexibility and imagination from all parties (paragraph 3.15).

4.13 The guidance makes it clear that the listing of a building confers protection not only
on the building, but also on any object or structure fixed to the building, which is
ancillary to it and also on any object or structure within its curtilage which forms part
of the building and has done so since before July 1948.

4.14 10 Trinity Square lies within the Tower Conservation Area. Local Planning
Authorities are under a duty to seek to preserve or enhance the character or
appearance of a conservation area. PPG15 notes that the objective of preservation
can be achieved either by development which makes a positive contribution to an
area’s character or appearance, or by development which leaves character and
appearance unharmed.

PPS3

4.15 PPS3 ‘Housing’ underpins the delivery of the Government’s strategic housing policy
objectives to ensure that everyone has the opportunity to live in a decent home,
which they can afford in a community where they want to live.

PPG16

4.16 PPG16 ‘Archaeology and Planning’ sets out the Government’s policy on
archaeological remains on land and how they should be preserved or recorded in both
an urban setting and in the countryside.

PPG17

4.17 PPG17 ‘Open Space, Sport and Recreation’ considers planning for new open spaces
and in assessing applications for development seeks opportunities to improve the
local open space network.

PPS22

4.18 PPS22 ‘Renewable Energy’ sets out the Government’s policies for renewable energy
and requires development proposals to demonstrate environmental, economic and
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social benefits as well as how any environmental and social impacts have been
minimised through careful consideration of location, scale, design and other
measures.

LONDON PLAN, SPATIAL DEVELOPMENT STRATEGY FOR GREATER
LONDON, CONSOLIDATED WITH ALTERATIONS SINCE 2004 DATED
FEBRUARY 2008

Tourism and Hotels

4.19 The site is located within the Central Activities Zone as defined by the London Plan.
Policy 5B.2 of the London Plan states that within the Central Activities Zone (CAZ),
boroughs should enhance and manage London’s role as the country’s premier visitor
destination.

4.20 Policy 3D.7 of the London Plan states that the Mayor will work with strategic
partners to implement London’s Tourism Vision and to achieve 40,000 additional
hotel bedrooms by 2026 and to improve the quality, variety and distribution of visitor
accommodation and facilities.

4.21 As a result, the policy states that Boroughs should, inter alia:

 “beyond the CAZ, identify capacity for new visitor facilities in town centres and
other locations with good public transport access to central London and
international and national transport termini;

 within the CAZ, focus strategically important new visitor provision on its
Opportunity Areas;

 accommodate smaller scale provision in CAZ fringe locations with good public
transport and resist further intensification of provision in areas of existing
concentration, except where this will not compromise local amenity or the
balance of local land uses;and

 support the provision of a wide range of tourist accommodation.”

4.22 Overall, the Mayor’s Tourism Vision seeks to ensure that London expands as a
global tourism destination and also develops a broader visitor base. To
accommodate potential growth the strategy states that a further 40,000 hotel
bedrooms should be provided in the period up to 2026 in a range of suitable locations
throughout London.

Housing

4.23 London Plan 3A.1 identifies an underlying principle of the development plan to
encourage additional housing at appropriate locations. A strategic target of 50%
affordable housing which should inform requirements set at the Borough level is set
out in Policy 3A.9. Within this, the London Plan identifies a London wide objective
of 70% social housing and 30% intermediate provision.

4.24 London Plan Policy 3A.5 requires new development to offer a range of housing
choices in terms of the mix of housing sizes and for all new housing to be built to
‘Lifetime Homes’ standards, with 10% of new housing designed to be wheelchair
accessible, or easily adapted for residents who are wheelchair users.
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Design

4.25 The Mayor’s design principles seek developments to promote high quality inclusive
design and enhance the public realm; respect local context, history, built heritage and
character; provide a mix of uses; be accessible and usable for all users; and be
sustainable in terms of design, construction and use (Policy 4B.1).

4.26 Policy 4B.2 of the London Plan seeks world class high quality design and encourages
contemporary and integrated designs for the built environment.

Built Heritage: World Heritage Sites, Listed Buildings and Conservation Areas

4.27 The Mayor seeks to protect and enhance London’s historic environment and assets
and seeks opportunities to enhance buildings of special quality or character and
historic parks and gardens (Policies 4B.11 and 4B.12). London Plan Policy 4B.13
supports schemes that bring redundant or under-used buildings into appropriate use
and secure the repair and re-use of buildings.

4.28 Policy 4B.14 takes account of and gives appropriate weight to the provisions of
World Heritage Site Management Plans which seek to protect and safeguard their
historic significance.

Open Environment

4.29 London Plan Policy 3D.8 seeks to protect, promote and improve access to open
spaces in London. Developments are expected to incorporate appropriate elements of
open space that make a positive contribution to and are integrated with the wider
network. The Mayor seeks to enhance the quality of the public realm and to ensure it
is accessible and usable for all. Developments will be assessed in terms of their
enhancement of the public realm (Policy 4B.3).

Energy

4.30 London Plan Policy 4A.7 identifies the Mayor’s objectives to provide renewable
energy and presumes that developments will achieve a reduction in carbon dioxide
emissions of 20% from on site renewable energy generation (which can include
sources of decentralised renewable energy) unless it can be demonstrated that such
provision is not feasible. Policy 4A.4 requires an energy assessment to improve
energy efficiency and increase the proportion of energy use generated from
renewable sources.

CITY OF LONDON UNITARY DEVELOPMENT PLAN 2002 (SAVED POLICIES,
SEPTEMBER 2007)

Key Aims

4.31 The City of London UDP was adopted in 2002. As of 18 September 2007, a number
of policies have been saved through a Direction under paragraph 1(3) of Schedule 8
of the Planning and Compulsory Purchase Act 2004. Those policies not listed in the
Direction have now expired and therefore no longer form part of the Development
Plan.
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4.32 The key aims of the UDP are to promote the City as the world’s leading international
financial and business district. As such, policies seek to encourage a mixture of land
uses in the City which support this role and contribute to the vitality, amenity and
range of employment opportunities found in Central London.

4.33 Policy ECON4 of the plan states that the City will aim ‘to support change of use
from offices to other uses where appropriate’. Supporting text describes how such
conversions will be permitted provided that they accord with the economic activity
and environmental quality aims of the Plan, do not jeopardise large office
development potential and that the resultant mix of uses would not produce
unacceptable amenity conflicts.

4.34 Elsewhere, the plan acknowledges that there may also be opportunities for vitality to
be stimulated by the introduction of mixed uses at street level, particularly where
proposals would increase numbers of people working, living, visiting or passing
through an area. Paragraph 2.26 states that in applying Policy ECON5, the City will
pay regard to the nature of the proposals, the existing characteristics and the
changing circumstances of the surrounding area. In addition, Policy ECON5 states
that the City will seek, where appropriate, a variety of uses at street level which
contribute positively to economic and social vitality. Supporting text acknowledges
that vitality is an essential element of the character of many areas of the city,
especially retailing areas and states that a variety of uses will be sought at street level
in theses areas.

Hotel

4.35 Overall, the UDP aims to encourage business visitors to the City and advises that the
City will have regard to tourist facilities in the context of London’s role as a major
tourist centre.

4.36 Policy VIS2 of the UDP seeks the retention of existing hotel and hostels and also
encourages new ones. New development will be resisted where it would prejudice
the City’s primary commercial role or adversely affect residential amenity.

4.37 The UDP describes how the City has experienced a significant interest in hotel
development since the late 1990s. These hotels have been located at sites dispersed
throughout the City and mainly cater for the business visitor by including conference
facilities. The UDP acknowledges that such facilities in hotel development contribute
to the functioning of the City as an international financial and business centre. Hotels
need to be appropriately designed and carefully sited so as not to prejudice
commercial activities. If practicable, adequate provision should be made for taxi and
coach drop off and servicing should be integrated into the design.

Residential

4.38 Policy HOUS 1 encourages the provision of residential accommodation in suitable
locations and to resist such development where it would result in poor residential
amenities or prejudice the City’s primary commercial role. Housing will generally be
considered acceptable in suitable locations which are predominantly residential or
mixed use in character.
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4.39 The policy requires housing development to be appropriately designed and appointed
to minimise adverse impacts on residential amenity from surrounding uses. The
policy encourages the inclusion of residential development where it is appropriate to
achieve a mix of land uses within a development. Such new housing will be
regarded as being appropriate providing it accords with the other policies of the UDP
generally, and is located in those areas such as the riverside, where residential
amenity requirements are more accessible.

4.40 Policy HOUS 4 requires that all dwellings, where practicable, should be self-
contained and provide adequate space and amenities. Housing provided as part of
mixed developments should be designed to minimise disturbance to both residential
and commercial occupiers and where practicable, have separate access (Policy
HOUS 5).

4.41 Policy HOUS 9 seeks the improvement of the general residential environment and to
safeguard residential amenity, as far as possible. Where practicable, development
should ensure that the privacy, outlook and daylighting levels of residential
accommodation is respected by the form of adjacent development (Policy HOUS
10). The avoidance of overlooking of residential accommodation is an important
consideration in the disposition of both the residential buildings and other
development affecting them. Policy HOUS 10 seeks to avoid direct overlooking but
recognises that due to the density of development in the City usual standards may
sometimes not be acheivable.

Built Environment

4.42 Policies contained within the Environmental Quality section of the UDP require the
highest standards of architectural and urban design and aim to protect and enhance
those buildings which contribute to the area’s character. The UDP also aims to
ensure that development enhances the City’s environment, uses and amenities.
Policy STRAT10 states that the City will aim to ensure that new development has
regard to the City’s skyline, including long-distance strategic view of St Paul’s
Cathedral.

4.43 Policy ENV 1 encourages development which visually enhances the City, and avoids
harm to the townscape. The policy seeks to ensure that the bulk and massing of
schemes are appropriate in relation to the surroundings; development has due regard
to the general scale, height, character and materials of the locality; and all
development is of a high standard of design and architectural detail.

4.44 Additionally, in the general assessment of bulk and massing and the more detailed
consideration of a locality’s special characteristics, the policy aims to ensure the
general townscape characteristics described, and their associated amenities are
respected.

4.45 Policy ENV 2 seeks to protect or enhance significant views of buildings, townscape
and skylines. The policy states that proposals will be assessed for their potential
effect on views of landmarks and the City skyline seen from within or without the
City. The policy seeks to ensure that proposed development is compatible with the
character of views in terms of placing, scale and massing. Buildings will not
generally be acceptable if they obstruct important views or skylines or if they would
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appear too close or too high in relation to a landmark, or behind it so that its outline
is impaired.

4.46 In respect of development in close proximity to the River Thames, Policy RIV 1
seeks to ensure that development pays due regard to the riverside’s distinctive
character, enhances the special visual and environmental character of the Thames
and maintains or improves important views of and along the River.

4.47 Policy ENV6 states that the City will seek;

“to ensure that all alterations or extensions to an existing building take account of
its scale, proportions, architectural character, materials and setting”

4.48 Supporting text goes on to describe how in most cases, extensions or alterations
should be considered in relation to the building’s existing architectural character and
should be designed in order to minimise their impact and to integrate successfully
with the building concerned. Paragraph 10.35 goes on to state that it is usually
preferable for extensions to be carried out in unobtrusive positions, such as the rear
of the buildings or in lightwells, where this does not conflict with other policies.

4.49 Policies ENV16-18 relate to listed buildings specifically and are as follows;

POLICY ENV16

“To grant consent for the alteration of the exterior or interior of a listed building
only where this would not detract from its special architectural or historic interest.”

POLICY ENV17

“To encourage new uses for listed buildings, which are not detrimental to the
character or special interest of the buildings.”

POLICY ENV18

“To resist development which would adversely affect the setting of a listed building.”

4.50 The text supporting these policies acknowledges that the adaptation of listed
buildings may be necessary to ensure their continued well-being and usefulness and
that such alterations will be acceptable where they are compatible with the
preservation of a building’s special interest. The UDP acknowledges the role of
English Heritage and states that particular care and attention is necessary in works to
listed buildings. Paragraph 10.55 states that wherever possible, extensions should be
restricted to the rear of the building, lightwells or least important façades and should
always be appropriate in scale and character.

4.51 The UDP states that alternative uses for listed buildings should be compatible with
the character of the building concerned and should not entail alterations or the
introduction of servicing arrangements which are detrimental to the building’s
special interest.

4.52 Policy ENV27 of the UDP requires access to the built environment for everybody,
including the provision of facilities and amenities for disabled people. Supporting
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text describes how, as the City changes through redevelopment or the upgrading and
refurbishment of buildings, opportunities arise to ensure that the City’s environment
caters for everyone’s needs, including those of disabled people. Paragraph 10.82
describes how special care needs to be taken in the case of listed buildings and that
planning permission may be refused for developments that do not make adequate
provision for disabled people.

4.53 In relation to business services or ‘plant’, Policy ENV28 of the UDP states that the
Council will ensure that building services are satisfactorily integrated into the
architectural design of the building (with particular reference to its roof profile) and
shall resist installations which would adversely affect the character, appearance or
amenities of the buildings or area concerned.

4.54 With regard to daylight and sunlight, Policy ENV35 states that the Council will aim;

“to resist development which would reduce noticeably the daylight and sunlight
available to nearby dwellings and open spaces to levels which would be contrary to
BRE guidelines”

Transport

4.55 Policy TRANS 18 and 20 resist the provision of private non-residential parking and
new off street residential parking in excess of the planning standards. For hotel
development the standards allow for a maximum of one space per 20 bedrooms for
use by service vehicles only. No provision may be made for guests and employees
other than for disabled people. A minimum of 10% of any proposed parking should
be provided for disabled users. For residential development the standards allow for a
maximum of one car parking space for every two dwelling units (other than housing
built to wheelchair standards). For housing built to wheelchair standards, one space
per unit should be provided. All housing, especially units built to lifetime homes
standards, should be provided with car parking that takes into account the needs of
disabled people. Policy TRANS 21 seeks the provision and improvement of parking
arrangements for disabled people.

4.56 Policy TRANS22 relates to cycle parking and is as follows;

“to provide cycle parking facilities by;

i. Requiring the provision of private space for cycles in development schemes;

ii. Maintaining an adequate overall number of spaces for cycles in public off-street
car parks; and

iii. Providing an adequate supply of cycle-parking facilities on-street.”

4.57 The UDP goes on to state in residential developments one cycle space per dwelling
unit should be provided. Wherever possible these should be within the building to
provide secure, safe storage.

4.58 Policy TRANS 23 seeks the provision of motorcycle parking within development
schemes.
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Open Space

4.59 Policy ENV 5 resists the loss of public and private open spaces which contribute
positively to the character and amenities of their surroundings requires that any new
open space created by development be appropriate to the character of the locality.

Archaeology

4.60 Policy ARC 1 requires planning applications which involve excavation or
groundworks on sites of archaeological potential to be accompanied by an
archaeological assessment and evaluation of the site including the impact of the
proposed development.

PREFERRED OPTIONS DRAFT: CORE STRATEGY (APRIL 2007)

Introduction

4.61 Overall, the Core strategy seeks to implement the Community Strategy’s Vision for a
World Class City whilst recognising and providing for the needs of City workers,
residents and visitors, as well as protecting the built and natural environment.

4.62 Paragraph 2.30 of the document advises that although offices will remain the main
land use, consistent with the City’s business role, there will also be a complementary
mix of other activities making the City a more vibrant place during working hours, in
the evenings and at weekends. The quality and quantity of shopping facilities will be
increased to meet the aspirations of the City’s residents and workforce and to cope
with rising demand from the growth in the working population. The existing wealth
of cultural and entertainment facilities in the City will be protected and enhanced,
promoting the City as a visitor destination. Hotels will therefore also be encouraged
in appropriate locations to cater for the business visitor.

4.63 It is also recognised that the southern part of the central area has experienced a
significant increase in visitor numbers following the success of the Millennium
Bridge and other attractions on the South Bank.

4.64 Core Strategy Issue 4 encourages mixed use development such as retail, catering,
leisure, health and recreation facilities in locations that minimise conflict with
commercial occupiers and residents.

4.65 Para 3.4.2 states that while office development is essential to the City’s international
financial and business role and remains by far the predominant land use in the City,
the City permits changes from offices to other uses which accord with its economic
activity and environmental quality aims.

Hotels

4.66 Core Strategy Issue 8 states that hotel use is a preferred option of the City;

• “To promote the City as a visitor destination consistent with the City
Corporation’s destination strategy.
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• To encourage hotels to be clustered in appropriate locations where they would
not compromise the City’s commercial role or cause excessive disturbance to
neighbouring uses.”

4.67 Para 3.8.4 of the Core Strategy relates to hotels and states that;

‘Hotels are encouraged in the City providing they are in appropriate locations.
Hotels will not be allowed where they would cause disturbance to residential areas,
or would occupy sites better suited for major office-occupiers, or would cause
servicing problems. The possibility of clustering hotel developments near visitor
attractions such as the Tower of London will be explored. Changes of use from
existing hotels to other uses will be allowed’

Residential

4.68 Issue 6: Housing encourages residential development near existing residential
clusters. The issue goes on to state that criteria will be formulated to decide whether
additional areas of the City are suitable for clustered residential development. The
emerging policy states residential development will be refused in locations where it
would conflict with commercial development or result in poor residential amenity.

4.69 The Core Strategy acknowledges London Plan advice that all new housing should be
built to Lifetime Homes Standards and that 10% of new housing should be designed
to be wheelchair accessible.

4.70 In respect of affordable housing the supporting text to Issue 6 states that the London
Plan includes a London-wide strategic target of 50% for all new housing to be
affordable, whilst recognising that some boroughs will be better placed to achieve the
overall 50% target. The Issue advises that the increase in the City is now occurring at
a gradual pace and is in line with the Mayor’s expectation of the City’s capacity for
further residential development.

4.71 The core Strategy states that affordable housing is sought in developments of 15 or
more residential units, but off-site provision (within or outside the City’s boundaries)
or cash payments towards housing provision may be acceptable. The Core strategy
acknowledges that the City has received cash-in-lieu payments previously which has
enabled affordable units to be built in neighbouring boroughs.

4.72 In relation to design, Core Strategy Issue 9 describes how the City will encourage
exemplary and sustainable design of buildings, streets and spaces that has due regard
to the form and character of its surroundings. In addition, the City will ensure the
creation of an inclusive environment that facilitates access to all through the design
of buildings and spaces.

4.73 Core Strategy Issue 11 relates to the historic environment and describes how the City
will aim;

• “To continue to ensure that the right balance between conservation and
development is achieved in line with national and regional policy guidance.
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• To ensure that development proposals respect the special character of the City
and that the historic and archaeological core of the capital is maintained,
safeguarded and protected.

• To protect listed buildings, while adapting them where possible to meet current
needs.

• To preserve or enhance the character and appearance of conservation areas
while allowing sympathetic development within them.”

4.74 Paragraph 3.11.9 of the Core Strategy acknowledges that the importance of this
approach will be to strike the correct balance between conservation and development
without causing risk to one or the other. A careful balance needs to be maintained to
ensure the required development for the City, office, infrastructure or retail, is not
hindered, while at the same time avoiding areas of historic interest becoming
rundown or vacant. The need for one should not automatically outweigh the need for
the other, such as the anticipated increase in the workforce.

4.75 Issue 12: Protected Views seeks to protect and enhance the significant views of
buildings, townscape and skylines of the City of London.

4.76 Core Strategy Issue 13 describes how the City will require development proposals to
demonstrate a significant contribution towards the sustainability of the built
environment. This must include consideration of the design, construction, operation
and disposal phases of each building’s life.

4.77 Issue 14: Thames and Riverside promotes the highest quality of design for
development within the Thames Policy Area, which takes full account of its location
and the setting of the River and riverside.

4.78 In terms of biodiversity, Core Strategy Issue 20 describes how the City will require
development proposals to include landscaping and other ecological features, such as
green roofs and vertical habitats, which contribute towards protecting, managing and
enhancing local biodiversity. These features should be designed to take account of
the impacts of anticipated climate change.

CONSERVATION AREAS IN THE CITY OF LONDON: A GENERAL
INTRODUCTION TO THEIR CHARACTER, DEPARTMENT OF PLANNING,
CORPORATION OF LONDON, (1994)

4.79 Conservation Areas in the City of London were revised and approved by Common
Council on 14 June 2007. This process led to changes in the number and boundaries
of the various areas, namely in the designation of Crescent and Trinity Square
Conservation Areas, which were originally part of the Tower Conservation Area. 10
Trinity Square is now in the Trinity Square Conservation Area.

4.80 The City has yet to produce a Conservation Character Summary in relation to the
Trinity Square Conservation Area. The City has produced a document entitled
“Conservation Areas in the City of London: A General Introduction to their
Character” and this has been referred to in order to assess the impact of the
proposals on the historic environment of the City in general.
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4.81 The report notes at page 13, “The conservation areas in the City of London identify
parts of the City where the combined special historic and architectural interest are
most in evidence. The City of London is the historic nucleus of both the nation’s
capital and one of the world’s premier cities.”

4.82 It notes later that “Contrasts may be stark within the Conservation Area themselves
[…]” (p. 33). On page 39, it states “The architecture is a cultural asset in its own
right, encompassing some of the best works of many notable architects […]. In many
respects, it represents, in tangible form, the concentration of history, prestige,
influence and wealth of the City – in both a national and an international sense.” (p.
39)

TOWER OF LONDON WORLD HERITAGE SITE MANAGEMENT PLAN,
HISTORIC ROYAL PALACES (JUNE 2007)

4.83 The Tower of London World Heritage Site Management Plan for the Tower of
London was adopted in June 2007 (the Plan). The purpose of the Plan is “to ensure
the effective management of the WHS for present and future generations and to
provide an agreed framework for long-term decision making on the conservation and
improvement of the Tower. [ …] The Plan seeks to utilise opportunities in a way
that is appropriate to the Tower’s significance and work towards an optimal solution
to the challenges and issues faced by the Tower.” The Plan’s implementation is led
by the Historic Royal Palaces and monitored annually. The Plan will be reviewed
every five years.

4.84 The zonal guidance referred to in the adopted Plan (section 2; and Fig. 5, p.39)
includes the Site within the Local Setting of the Tower of London. “The local
setting provides serial views of the Tower, revealing different aspects of its character
and its relationship with the surrounding urban landscape. […] Buildings forming
the boundary of the local setting of the Tower influence experience of the Tower in
two ways. First, they define the sequence of spaces which form that local setting,
and so their quality contributes to perceptions of the quality of those spaces. Second,
they form the immediate backdrop to the Tower (unless wholly obscured by it) in
views of the WHS across the local setting, and are often seen at close quarters in
views out from it, notably from the Inner Ward” (2.4.19).

4.85 The Plan acknowledges the mix of historic and modern buildings that comprise its
wider setting. The emerging Eastern Cluster to the northwest of the Tower is cited as
expressing “the evolving political and cultural relationship between Tower and the
trading centre of the City of London”. (2.4.23)

LONDON VIEW MANAGEMENT FRAMEWORK SPG (JULY 2007)

4.55 The London View Management Framework SPG (LVMF SPG) was published in
July 2007 to provide additional clarity and detail to the sections of The London Plan
that deal with management of important London views. It supersedes the original set
of Directions issued in RPG3A (May 1991).

4.56 The LVMF SPG includes eleven Protected Vistas which replace the ten Strategic
Views of RPG3A: eight of St Paul’s Cathedral, two of the Palace of Westminster and
one of the Tower of London. The Protected Vistas are included within the total
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twenty-six designated views identified in the LVMF SPG under the categories
‘London Panoramas’, ‘River Prospects’, Townscape Views’ and ‘Linear Views’. All
of the designated views are subject to Qualitative Visual Assessment, as outlined in
the Management Plan for each designated view provided in the LVMF SPG.
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5.0 EVALUATION

5.1 This section provides an evaluation of the proposed development against the
national, regional and local planning policy and guidance set out within Section 4.0.

5.2 10 Trinity Square is a Grade II* listed building situated in a prominent location
within the City. The building was designed and built for the Port of London
Authority.

5.3 The applicant and existing owner of the building has appointed a team of experts
with a proven track record of working with buildings of this importance and
maximising opportunities to work within the spirit of such buildings. Their brief has
been to provide comprehensive proposals which limit the amount of intervention to
the sensitive areas of the building whilst delivering the use of the site as a landmark
high quality hotel together with high end residential apartments.

5.4 The proposed development has been the subject of consultation with English
Heritage and the City of London and an evaluation of the change of use and physical
changes of the building is set out below.

Physical Changes

5.5 PPG15 states that there should be a general presumption in favour of the preservation
of listed buildings, except where a convincing case can be made for alteration or
demolition. A number of internal and external changes to the building are proposed
as outlined in Section 3.0 above and a detailed description and evaluation of these in
architectural terms is contained within the Historic Building Architect’s Report
prepared by Donald Insall Associates (DIA’s Report). That report contains an
extremely detailed description of the building both in terms of architectural and
historic interest as required by PPG15. The Townscape and Visual Impact
assessment by the Robert Tavernor Consultancy contains an assessment of the
impact of the proposed development on, inter alia, the Tower of London
Conservation Area and other neighbouring listed buildings as required by PPG15. A
summary of this work and an evaluation of the proposals against relevant planning
policy guidance is set out below.

5.6 10 Trinity Square was built in the early 20th century as a headquarters building for a
public authority. It was occupied as an office by Willis Insurers until recently. The
building now lies vacant. The proposed new hotel and residential use would allow
all of the most significant internal spaces (including, the entrance hall and lobby, the
principal and corner pavilion staircases and the tower board room) to be preserved
with minimal alteration. The alterations in the more interesting areas of the wings
would ensure their interest would be preserved. Where the wings are of less interest,
the spaces would be sub-divided, as always intended, into hotel suites rather than the
original offices.

5.7 PPG15 makes it clear in paragraph 3.5 that it is important when making any
alterations to listed buildings to identify, inter alia, the importance of the building,
the features of the building that justify its inclusion on the list, its setting and
contribution to the local scene and the extent to which the proposals bring substantial
benefits for the community including the enhancement of its environment. The



10 TRINITY SQUARE, LONDON PLANNING STATEMENT

DP9 25

elements of the building that are proposed for demolition are not those parts that
contribute to its ‘intrinsic architectural or historic interest’. The areas affected by the
proposed development – the existing courtyard building and the existing roof top
mansard structures – are all 1970s post-war construction. The new courtyard
extension would, in effect, recreate the original rotunda building, destroyed during
the war, recreating the Beaux Arts intention of Sir Edwin Cooper’s design. It would
contrast with the original building but respect its form. The proposed development
also results in the restoration of original doors and circulation patterns. The extension
to the courtyard allows for the mechanical, electrical and other servicing
requirements of the building to take place in the new fabric as opposed to harming
the important listed fabric.

5.8 External alterations, namely, new rooftop structures, have been designed to be as
discrete as possible, particularly from its southeast facing elevation (towards the
World Heritage Site) while providing a contemporary and clearly defined new
capping to the building. The removal of the post-war rooftop plant is beneficial.
Professor Tavernor concludes that the impact of the proposed development on the
setting of the building and views will be entirely beneficial due to the high quality of
design.

5.9 The DIA Report concludes that the proposed development:

 is a new high quality use which would ensure the viable use of the building and
secure the long-term future of its significant fabric;

 would result in the conservation, repairs and refurbishment of the most
significant original fabric of the listed building;

 would result in the restoration of the plan form of the ground floor with a new
central rotunda linking to all original entrances;

 would not undermine the special interest of the building but would introduce
significant new architectural elements into the building; and

 would bring major benefits to the listed building greatly outweighing any
perceived disbenefits, hence, complying with the requirements of national and
local policy in relation to the listed buildings and conservation areas.

Uses

Hotel

5.10 The proposed use includes a luxury hotel with ancillary facilities. The principle of
hotel use is considered to be acceptable both in planning policy terms and
conservation terms.

5.11 In planning policy terms, the site is located within the Central Activities Zone. The
London Plan encourages hotel use within the CAZ and as such the proposed
development accords with the Policy 3D.7 and 5B.2. The proposed hotel use also
fully accords with Policy VIS2 of the UDP and Core Strategy Issue 8 and paragraph
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3.8.4 of the Preferred Options Core Strategy which encourage hotels in appropriate
locations.

5.12 In conservation terms the use of the building as a destination hotel will guarantee this
role for the future and enable the building to stand alongside other key buildings of
national and international reputation such as Trinity House.

5.13 The proposed use is considered compatible with the existing building and allows
minimal intervention within the sensitive parts of the building. Where alterations
and changes are proposed, the applicant has sought to minimise the effect on the
special character of the building and accord with policies contained within the UDP
and emerging LDF.

5.14 Furthermore, the change of use of the building to a hotel and the introduction of
ancillary and other uses throughout the remainder of the building will allow an
increased level of public access to the listed building, in line with guidance contained
within PPG15.

5.15 Overall, therefore the proposals not only accord with the relevant national and local
planning policy but represent an appropriate, realistic and imaginative solution to
secure the long term future of this nationally important listed building.

Residential

5.16 It is proposed to change the use and reconstruct the top two floors of the existing
building (Floors 4 and 5) behind the existing mansard facade and extend the building
by two, set back storeys to provide for a total of 30 residential apartments. A detailed
description of the proposed works is contained within the Design and Access
Statement and an evaluation of the physical changes to the existing building is
considered below.

5.17 Policy HOUS 1 of the UDP encourages the provision of residential accommodation
in suitable locations and resists such development where it would result in poor
residential amenities or prejudice the City’s primary commercial role. The policy
considers housing will generally be considered acceptable in suitable locations which
are predominantly residential or mixed use in character.

5.18 10 Trinity Square is located in an area of the City of London where residential
properties currently exist. Most notably the apartments contained within 12 – 15
Trinity Square and 1 Pepys Street. The presence of listed buildings and conservation
areas around the site will limit opportunities for large scale commercial development
in the vicinity and therefore it is considered that the proposed residential element of
the scheme would not prevent planning permissions being granted on such other sites
in the event that they came forward in the future. Furthermore, the apartments would
be aimed at high net worth individuals with dealings in the City and would most
likely not be the owner’s primary or only home, which minimises the effect on the
need for residential amenities such as school places and medical facilites. For these
reasons we believe 10 Trinity Square to be an appropriate location for the
introduction of new residential accommodation to the area.
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5.19 In addition to this proposals for high-end hotel developments in the City of London
have become more common and it has become an accepted principle that these new
build or major reworking developments are not commercially viable in their own
right. It is typical for high end residential apartments that are branded and serviced by
the hotel to subsidise or enable the development of the hotel element. This situation
exists with the proposed development and by allowing the introduction of residential
use onto the site this will allow the change of use of the Grade II* listed building to
hotel and secure the long term future of the building.

Townscape, World Heritage Site and Conservation Area

5.20 The proposed development has been designed to accord with the principles and
objectives of national, regional and local policy and guidance on townscape and built
heritage issues with particular reference to the London Plan, the LVMF SPG, UDP
Policies ENV1 and ENV2, the City’s guidance on Conservation Areas and the Tower
of London World Heritage Site Management Plan (listed building issues are assessed
above).

5.21 Professor Tavernor’s Townscape and Visual Impact Assessment considers these
issues in detail. Section 4 of that report looks at the baseline conditions surrounding
the site, including the Tower of London and local conservation areas. Twelve views
have been selected to assess the potential impact of the Proposed Development on
townscape and heritage issues. (Two of those views are also assessed by night; a total
of 14 views from 12 positions.)

5.22 The Tower of London is considered in views R1, R2, W3, W3a and L4. LVMF
views of the Tower of London from City Hall and Tower Bridge would be
unharmed; only a small part of the new roof would be visible from City Hall and the
proposed development will not be visible from Tower Bridge, even in winter.

5.23 The Townscape and Visual Impact Assessment concludes that the high quality nature
of the proposed development will help enhance and promote sustainable regeneration
by establishing a major new hotel building conceived as an integral part of the
townscape of the locality and of London’s skyscape in general. It concludes that the
impact on the Tower of London World Heritage Site, LVMF views and other local
views would be minor or negligible. The proposed development would have a major
impact on some local views which, where visible, would be entirely beneficial. Its
benefits derive from the high design quality and recognition that the character of
conservation areas is one of contrasts, of historic and modern buildings, and that
modern buildings and extensions of high design quality do not harm the settings of
historic buildings.

Open Space and Landscaping

5.24 As described in Section 3.0 it is proposed to re-landscape the public open space of
Seething Lane Garden. This has resulted from a need to extend the basement areas
under the garden to satisfy the overall servicing requirements of the new hotel and
residential use of the building which are considerably more extensive than the
previous office use. A number of options were considered to achieve the appropriate
solution for the servicing and facility requirements. These options are appended to
the Landscape Strategy. It was concluded that in order to cause the least impact on
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the use of the garden and the adjacent public realm all servicing should be handled
underground. It is not possible however to preserve the garden while excavating a
complete basement beneath it.

5.25 Whilst the proposed solution requires the replacement of the existing garden we
believe this provides an opportunity to put back a garden, and public open space, of
higher quality, with more visual interest and with greater potential for biodiversity
which enhances the setting of the listed building and the appearance of the
surrounding area, in accordance with Policy ENV 5 of the UDP.

5.26 Current observations indicate that the garden requires investment to revitalise and
improve its overall quality for the next 50 – 100 years and that the existing shrub
under-storey and tree layer would benefit from a detailed review, including removal
and replacement of selected elements, to improve the health and quality of the green
infrastructure. It is estimated that this could result in 50% of the trees and the
majority of the shrub layer being replaced.

5.27 The suggested approach is explained in the Landscape Strategy. It is the applicant’s
intention that the detailed design for the new garden be carried out in accordance
with a brief prepared by the City to ensure the benefits of the gardens replacement
are realised.

Traffic and Transport

5.28 An analysis of the key traffic and transport issues relating to the site is contained
within the Transport Statement.

5.29 The Transport Statement explains that projected arrivals and departures to the
proposed development would be less tidal than those related to theprevious use as
office. It has been calculated that the office use has the potential to generate up to
50% more trips.

5.30 The Transport Statement demonstrates that the highest level for travellers using the
Underground would be the hour between 08:00 and 09:00 with 156 additional
passengers. There are however over fifty trains passing through Tower Hill station
during that period and even if an allowance was made for bias of trips in one
direction the increase in passengers should be no greater than an average of five
persons per train. The Transport Statement concludes that this additional number of
passengers should not result in any noticeable change in conditions.

5.31 With regard to other forms of public transport the Transport Assessment
demonstrates that the additional use of the DLR at Tower Gateway would be light
and would not result in any significant impact. Similarly the calculations show that
there would be very little use of the local buses.

5.32 There is a high degree of permeability in the area therefore the only concentration of
pedestrian movements will be on the route to Tower Hill station. The Transport
Statement concludes that the additional number of pedestrian movements in the area
would not reduce amenity.

5.33 The limit on the provision of on-site parking spaces and the nature of the
development means that there would be very few private car trips generated by the
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development. The greatest impact on the highway network is expected to come from
the taxi trips associated with visitors to the hotel. In the two busiest hours the
number of taxi trips is projected to be approximately 130. This would equate to
about 90 taxis dropping off or picking up passengers at the hotel. On the basis that
taxis setting down passengers may well be able to pick up guests leaving the hotel,
the additional number of taxis entering and leaving Trinity Square in these peak
hours is anticipated to be around 60. It is considered that this will not have a
significant impact on other road users or pedestrians in the area.

5.34 With regard to the cumulative impact of the proposed development, the only major
development scheme that is likely to have an influence on traffic flows on the roads
surrounding 10 Trinity Square is the proposed hotel on the site of Mariner House.
This site lies between Pepys Street and Crutched Friars. The hotel will have a taxi
set down and pick up point along its Pepys Street frontage. There will be a car park
with 30 spaces incorporated into the development with its entry/exit on Pepys Street.
Servicing vehicles will enter the site from Crutched Friars and exist onto Pepys
Street. In the light of the existing traffic levels on the area and the nature of this
committed development it is not expected that there will be any fundamental changes
in traffic conditions in the area, therefore the cumulative impact of the two schemes
will be acceptable.

5.35 Based on the above, the Transport Statement concludes that the traffic and transport
impacts associated with the scheme are acceptable.

Energy

5.36 In accordance with UDP Policy UTIL 8 and the Corporations’ Energy Code of
Practice details for the energy strategy are set out in the Energy Statement prepared
by DSA. The UDP does not set a target for the reduction in total carbon emissions
from renewable energy sources however the London Plan has the goal for proposed
developments to provide a reduction of 20%.

5.37 The development proposes the use of fuel cells to serve as a CHP plant and generate
heat for hot water heating. A fuel cell is an electrochemical device that converts
chemical energy directly into electricity, in contrast to more conventional electric
generation technologies such as natural gas turbines or fossil fueled boilers.

5.38 Hydrogen fuel cells are included on the list of acceptable renewable technology in
London Plan Policy 4A.7. The Mayor addressed the issue of hydrogen and fuel cells
in his Energy Strategy Highlights from February 2004:

“The world’s largest economies are taking hydrogen and fuel cell technology
seriously. It is important that London does likewise. The expansion of this industry
has promising implications for the future of cities and economies, from which the
Mayor wants London to benefit. The Mayor has led the formation of a London
Hydrogen Partnership which is working to introduce hydrogen and fuel cells into
London to improve air quality, noise and energy security, and help the growth of
green business. Until the hydrogen economy is firmly established, the Mayor sees a
need for strong incentives for hydrogen and fuel cell applications.
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The Mayor will use his powers and the activities of the GLA group to support and
promote the development of London’s hydrogen economy. He will encourage
planning applications referable to him to make a contribution to the hydrogen
economy where viable, for example, through the installation of a fuel cell CHP unit.”

5.39 A drawback at this time, as the Mayor points out is that there is no hydrogen
infrastructure currently available in London. Although the fuel cells operate initially
on natural gas, which is not a renewable source of energy, they will be switched over
to operate on hydrogen as soon as there is a hydrogen infrastructure available within
the vicinity of the site. The Fuel Cell would reduce the proposed development’s total
carbon emissions by 20.76% when run on natural gas, and 51.70% when operated on
hydrogen in the future.

Daylighting and Sunlighting

5.40 An assessment of the impact of the proposed development on the levels of daylight
and sunlight received to neighbouring properties has been undertaken. Generally the
lower levels of the neighbouring buildings currently experience levels of natural light
below the BRE recommendations; however these light levels improve as you rise up
the building elevations and the upper levels experience good levels of natural
lighting. The lighting levels recorded for the existing situation are considered typical
for an historic central urban location such as this.

5.41 All relevant neighbouring properties and amenity spaces adjacent to the development
site that are likely to be affected have been considered. The daylight and sunlight
analysis shows that all windows tested, including the internal courtyard of the new
scheme at 10 Trinity Square will pass the BRE relevant standards.

5.42 The analysis does indicate a small number of windows will not fully comply with the
Winter Sunlight Hours requirements. In real terms the reduction to the winter
sunlight availability is small and in many circumstances although purely subjective
may be imperceptible to the building occupants. In addition, the rooms in question in
Mariner House are all hotel bedrooms where sunlight is not considered essential and
Walsingham House is an office building where direct sunlight can often be seen as a
nuisance to office workers throughout the day. Therefore this breach of the
guidelines is considered to be of minor significance and not detrimental to the use of
the rooms.

5.43 The overshadowing analysis indicates that the scheme would have negligible impact
on all new and adjacent amenity areas in overshadowing terms.

5.44 The proposed development has been designed to minimise the adverse nature of
impact on daylight, sunlight and overshadowing and has taken neighbouring
residential amenity into consideration. The analysis undertaken demonstrates that
given the approach recommended by the BRE guidelines, the impact of the proposed
development would generally create negligible impact on the neighbouring amenity
and is considered acceptable in daylight, sunlight and overshadowing terms on the
surrounding properties in this location.
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5.45 The proposed development is therefore considered to recognise and observe the
intentions of UDP Policy ENV35 and the BRE Guidance Note and be considered to
address the requirements of the UDP in daylight, sunlight and overshadowing terms.

Archaeology

5.46 The planning application site is identified within the UDP as being within an area
with archaeological potential. In line with Policy ARC1, an analysis of the
archaeological potential of the site has been undertaken and is contained within the
Archaeological Desk-Based Study by MoLAS.

5.47 The study describes that the site has limited potential to contain archaeological
remains dated to the prehistoric period and that the site has low to moderate potential
to contain archaeological remains dated to the Roman, Saxon, medieval and post-
medieval periods. The study explains that the existing PLA building and the earlier
East India Company Warehouses will have caused extensive disturbance to
archaeological deposits, as a result of basements, foundations, services and World
War II bomb damage.

5.48 With regard to the proposed development, the study advises that the construction of
new lower ground floor and basement levels across the whole area of the property
may result in the removal of up to 1.15m depth of archaeology and possible localised
deeper cut features. Second and third level basements across the centre and western
part of the site are not expected to have any additional impact on archaeology
because they sit below the level where records indicate archaeological survival.
Furthermore, improvements and landscaping are unlikely to have an impact on
surviving archaeological deposits in Trinity Square Gardens, if shallow.

5.49 The archaeological study concludes that as there is some potential for archaeological
deposits surviving beneath the single basement areas of 10 Trinity Square and
beneath Seething Lane Garden it is recommended that any early geotechnical pits or
boreholes are monitored to confirm the extent of any deposits. The study advises
that this information, together with the results from on-going work at Mariner House
immediately to the north of the site, will allow the City to assess the requirements for
further evaluation and mitigation.
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6.0 CONCLUSIONS

6.1 10 Trinity Square is an important Grade II* listed building situated in a prominent
location within the City. It is proposed to re-use the building as a luxury hotel with
ancillary facilities together with private residential apartments.

6.2 The principle of the proposed use fully accords with planning policy at a regional and
local level. In addition, use of the building as a luxury hotel is considered to offer an
appropriate alterative to the original use in conservation terms which will secure the
building’s future and will not compromise the character and historical value of the
listed building, in line with policies set out in PPG15. The extension to the building at
roof level to provide the high quality residential accommodation has been designed to
be as discrete as possible while providing a contemporary and clearly defined new
capping to the building. The removal of the post-war rooftop plant and the impact of
the proposed development on built heritage and views will be beneficial due to the
high quality of design.

6.3 The proposals for the change of use, restoration and extension of the building as set
out within the planning application and listed building consent application have arisen
as a result of a comprehensive strategy to enable the continued use of the building in
the long term. The applicant has appointed an expert team of specialist consultants in
order to ensure that the proposed design minimises intervention in the structure and
fabric of the listed building and retains and restores historically and architecturally
significant elements of the original design whilst also ensuring the resultant
development is functional and viable. In addition, a holistic design approach has been
adopted to avoid the need for future piecemeal changes or adaptations.

6.4 The proposed development offers the optimum solution of safeguarding the long term
future of the building whilst taking into account its special character and relevant
economic considerations. The proposed development is in accordance with national,
regional and local planning policy guidance, being both desirable and necessary and
therefore we respectfully request that the applications for planning permission and
listed building consent in relation to 10 Trinity Square be granted.


