
Department of the Built Environment 

 

Application Number:  13/01004/FULEIA 

Property: Site Bounded By 19-21 & 22 Billiter Street, 49 Leadenhall Street, 108 & 109-

114 Fenchurch Street, 6-8 & 9-13 Fenchurch Buildings London EC3 

 

Proposal:                                                                Partial demolition and works of refurbishment and reinstatement to 19-21 

Billiter Street; demolition of all other buildings on the site; redevelopment to 

provide a new building comprising two basement levels and ground plus part 10, 

14 and 34 storeys plus plant (total height 170m AOD) containing offices (B1) 

and flexible retail/financial and professional services/cafe and restaurant uses 

(A1/A2/A3) at ground floor level; food and drink (A3/A4) uses at levels 13 and 

14; change of use at ground and first floor of 19-21 Billiter Street to retail/cafe 

and restaurant/bar use (A1/A3/A4); the provision of hard and soft landscaping; 

alterations to Fenchurch Buildings and other incidental works. (125,699sq.m 

GIA). 

 

Application Valid: 14 October 2013 

 

Application Type: FULEIA 

Ward: Aldgate Listed Building: Grade II 

 

Conservation Area: NO 

 

 

 

 1 The development hereby permitted shall be begun before the expiration of five years 

from the date of this permission.  

 REASON: To ensure compliance with the terms of Section 91 of the Town and 

Country Planning Act 1990. 

 

 2 Before any works including demolition are begun a survey of the perimeter of the 

existing site shall be carried out and submitted to the LPA showing the existing 

Ordnance Datum levels of the adjoining streets and open spaces.  

 REASON: To ensure continuity between the level of existing streets and the finished 

floor levels in the proposed building and to ensure a satisfactory treatment at ground 

level in accordance with the following policies of the Unitary Development Plan 

2002: ENV8, CS10, CS16. 

 

 3 Demolition works shall not begin until a Deconstruction Logistics Plan to manage all 

freight vehicle movements to and from the site identifying efficiency and 

sustainability measures to be undertaken during site deconstruction of the existing 

buildings has been submitted to and approved in writing by the Local Planning 

Authority (in consultation with Transport for London).  The development shall not be 

carried out otherwise than in accordance with the approved Deconstruction Logistics 

Plan or any approved amendments thereto as may be agreed in writing by the Local 

Planning Authority (in consultation with Transport for London).  

 REASON: To ensure that deconstruction works do not have an adverse impact on the 

transport network in accordance with London Plan Policy 6.14. 

 



 4 A scheme for protecting nearby residents and commercial occupiers from noise, dust 

and other environmental effects shall be submitted to and approved in writing by the 

Local Planning Authority prior to any demolition taking place on the site. The scheme 

shall be based on the Department of Markets and Consumer Protection's Code of 

Practice for Deconstruction and Construction Sites and arrangements for liaison set 

out therein. A staged scheme of protective works may be submitted in respect of 

individual stages of the demolition process but no works in any individual stage shall 

be commenced until the related scheme of protective works has been submitted to and 

approved in writing by the Local Planning Authority. The demolition shall not be 

carried out other than in accordance with the approved scheme    

 REASON: In the interests of public safety and to ensure a minimal effect on the 

amenities of neighbouring premises and the transport network in accordance with the 

following policy of the Core Strategy: CS15. 

 

 5 Construction works shall not begin until a Construction Logistics Plan to manage all 

freight vehicle movements to and from the site identifying efficiency and 

sustainability measures to be undertaken during site construction of the development 

has been submitted to and approved in writing by the Local Planning Authority (in 

consultation with Transport for London).  The development shall not be carried out 

otherwise than in accordance with the approved Construction Logistics Plan or any 

approved amendments thereto as may be agreed in writing by the Local Planning 

Authority (in consultation with Transport for London).  

 REASON: To ensure that construction works do not have an adverse impact on the 

transport network in accordance with London Plan Policy 6.14. 

 

 6 Construction works shall not begin until a scheme for protecting nearby residents and 

commercial occupiers from noise, dust and other environmental effects has been 

submitted to and approved in writing by the Local Planning Authority. The scheme 

shall be based on the Department of Markets and Consumer Protection's Code of 

Practice for Deconstruction and Construction Sites and arrangements for liaison set 

out therein. A staged scheme of protective works may be submitted in respect of 

individual stages of the development process but no works in any individual stage 

shall be commenced until the related scheme of protective works has been submitted 

to and approved in writing by the Local Planning Authority. The development shall 

not be carried out other than in accordance with the approved scheme.  

 REASON: To protect the amenities of nearby residents and commercial occupiers in 

accordance with the following policy of the Core Strategy: CS15. 

 

 7 No part of the buildings at 108 Fenchurch Street and 9-13 Fenchurch Buildings shall 

be demolished (unless otherwise permitted by the Local Planning Authority in the 

circumstances identified in this condition) before a contract or series of contracts for 

the carrying out of substantial works of redevelopment have been made and planning 

permission has been granted for the development for which the contracts provide. 

Such contracts shall include the construction of all foundations, above ground 

framework and floor structures. Works of demolition may be permitted prior to the 

completion of the contract(s) if the Local Planning Authority is satisfied that the site 

is required for archaeological investigation and the developer has submitted evidence 

to show that development will proceed upon completion of the investigation.  



 REASON: To ensure these non-designated heritage assets are not demolished unless 

necessary for the purposes of an approved development scheme in accordance with 

the requirements of paragraph 136 of the National Planning and Policy Framework. 

 

 8 No construction work shall take place until the detailed design of all wind mitigation 

measures has been submitted to and approved in writing by the Local Planning 

Authority. These details shall include the size and appearance of any features, the size 

and appearance of any planting containers, trees species, planting medium and 

irrigation systems. No part of the building shall be occupied until the approved wind 

mitigation measures have been implemented unless the Local Planning Authority 

agrees otherwise in writing. The said wind mitigation measures shall be retained in 

place for the life of the building unless otherwise agreed by the Local Planning 

Authority.  

 REASON: In order to ensure that the proposed development does not have a 

detrimental impact on the amenities of the area in accordance with the following 

policies of the Core Strategy: CS10, CS14. 

 

 9 Before any construction works are begun details must be submitted to and approved 

in writing by the local planning authority indicating the proposed finished floor levels 

at basement and ground floor levels in relation to the existing highway levels. The 

development shall be carried out in accordance with the approved site survey unless 

otherwise agreed in writing by the local planning authority.  

 REASON: To ensure compliance with building lines and to ensure a satisfactory 

treatment at ground level in accordance with the following policies of the Unitary 

Development Plan 2002: ENV8, CS10, CS16. 

 

10 Archaeological evaluation shall be carried out in order to compile archaeological 

records in accordance with a timetable and scheme of such archaeological work 

submitted to and approved in writing by the Local Planning Authority before any 

commencement of archaeological evaluation work.  

 REASON: To ensure that an opportunity is provided for the archaeology of the site to 

be considered and recorded in accordance with the following policy of the Unitary 

Development Plan 2002: ARC 1. 

 

11 No works except demolition to basement slab level shall take place until the 

developer has secured the implementation of a programme of archaeological work to 

be carried out in accordance with a written scheme of investigation which has been 

submitted to and approved in writing by the Local Planning Authority. This shall 

include all on site work, including details of any temporary works which may have an 

impact on the archaeology of the site and all off site work such as the analysis, 

publication and archiving of the results. All works shall be carried out and completed 

as approved, unless otherwise agreed in writing by the Local Planning Authority.  

 REASON: In order to allow an opportunity for investigations to be made in an area 

where remains of archaeological interest are understood to exist in accordance with 

the following policies of the Unitary Development Plan: ARC2, ARC3 

 

12 No works except demolition to basement slab level shall take place before details of 

the foundations and piling configuration, to include a detailed design and method 

statement, have been submitted to and approved in writing by the Local Planning 



Authority, such details to show the preservation of surviving archaeological remains 

which are to remain in situ.  

 REASON: To ensure the preservation of archaeological remains following 

archaeological investigation in accordance with the following policies of the Unitary 

Development Plan: ARC2, ARC3. 

 

13 The development shall incorporate such measures as are necessary within the site to 

resist structural damage arising from an attack with a road vehicle or road vehicle 

borne explosive device, details of which must be submitted to and approved in writing 

by the Local Planning Authority before any construction works hereby permitted are 

begun.  

 REASON: To ensure that the premises are protected from road vehicle borne damage 

within the site in accordance with the following policy of the Core Strategy: CS3. 

 

14 Before any piling or construction of basements is commenced a scheme for the 

provision of sewer vents within the building shall be submitted to and approved in 

writing by the local planning authority. Unless otherwise agreed in writing by the 

local planning authority the agreed scheme for the provision of sewer vents shall be 

implemented and brought into operation before the development is occupied and shall 

be so maintained for the life of the building.  

 REASON: To vent sewerage odour from (or substantially from) the development 

hereby permitted and mitigate any adverse air pollution or environmental conditions 

in order to protect the amenity of the area in accordance with the following policies of 

the Core Strategy: CS15. 

 

15 No impact piling shall take place until a piling method statement (detailing the depth 

and type of piling to be undertaken and the methodology by which such piling will be 

carried out, including measures to prevent and minimise the potential for damage to 

subsurface water infrastructure, and the programme for the works) has been submitted 

to and approved in writing by the local planning authority in consultation with 

Thames Water.  Any piling must be undertaken in accordance with the terms of the 

approved piling method statement.   

 REASON: The proposed works will be in close proximity to underground water 

utility infrastructure and piling has the potential to impact on local underground water 

utility infrastructure.    

 (The applicant is advised to contact Thames Water Developer Services on 0845 850 

2777 to discuss the details of the piling method statement.) 

 

16 Construction works shall not be commenced until impact studies of the existing water 

supply infrastructure have been submitted to and approved in writing by the local 

planning authority in consultation with Thames Water. The studies shall determine the 

magnitude of any new additional capacity required in the system and a suitable 

connection point.   

 REASON: To ensure that the water supply infrastructure has sufficient capacity to 

cope with the/this additional demand. 

 

17 Before any construction works hereby permitted are begun an energy statement shall 

be submitted to and approved in writing by the local planning authority. The energy 

statement shall be based on the detailed design of the proposed development and 

provide further details of the energy efficiency design and efficient energy supply 



including carbon emissions savings calculations. The measures identified as being 

incorporated into the development and approved under this condition shall be 

incorporated into the development and maintained for the life of the development.  

 REASON: To minimise carbon emissions and provide a sustainable development in 

accordance with the following policy of the Core Strategy CS15. 

 

18 Before any construction works hereby permitted are begun a detailed assessment of 

the potential for urban greening on ground and upper levels and for improvements to 

biodiversity on site shall be submitted to and approved in writing by the local 

planning authority. This assessment should include details of type, position and size 

of any proposed measures which shall be implemented and maintained as approved 

for the life of the development.  

 REASON: To assist the environmental sustainability of the development and provide 

a habitat that will encourage biodiversity in accordance with the following policies of 

the Core Strategy: CS10, CS15, CS18, CS19. 

 

19 Before any construction works hereby permitted are begun details of rainwater 

harvesting and grey water recycling systems shall be submitted to and approved in 

writing by the local planning authority.  

 REASON: To improve sustainability and reduce flood risk by reducing potable water 

demands and water run-off rates in accordance with the following policies of the Core 

Strategy CS15 and CS18 

 

20 A post construction BREEAM assessment demonstrating that a target rating of 

'Excellent' has been achieved (or such other target rating as the local planning 

authority may agree provided that it is satisfied all reasonable endeavours have been 

used to achieve an 'Excellent' rating) shall be submitted as soon as practicable after 

practical completion.  

 REASON: To demonstrate that carbon emissions have been minimised and that the 

development is sustainable in accordance with the following policy of the Core 

Strategy CS15. 

 

21 Before any works thereby affected are begun details of the Billiter Street and 

Fenchurch Buildings elevations showing a clear demarcation between the lower street 

block and the tower shall be submitted to and approved in writing by the Local 

Planning Authority and all development pursuant to this permission shall be carried 

out in accordance with the approved details.  

 REASON: To ensure that the new building provides an appropriate setting for and 

relationship with the listed building at 19-21 Billiter Street in accordance with the 

following policies of the Core Strategy: CS10, CS12. 

 

22 Before any works thereby affected are begun the following details shall be submitted 

to and approved in writing by the Local Planning Authority and all development 

pursuant to this permission shall be carried out in accordance with the approved 

details:  

 (a) particulars and samples of the materials to be used on all external faces of the 

building including external ground and upper level surfaces;  

 (b) details of the proposed new facades including typical details of the fenestration; 

  

 (c) details of ground floor elevations including office and retail entrances;  



 (d) details of a typical bay of the development;  

 (e) details of all alterations to the retained facade of the listed building;  

 (f) details of soffits, hand rails and balustrades;  

 (g) details of the vehicle entrance and gates thereto;  

 (h) details of the size and design of the platform lift providing wheelchair access to 

19-21 Billiter Street;   

 (j) details of junctions with adjoining premises and the retained building;  

 (k) details of the integration of window cleaning equipment and the garaging thereof, 

plant, flues, fire escapes, aircraft warning lights and other excrescences at roof level;

  

 (l) details of ventilation and air-conditioning for the retail and food and drink uses;

  

 (m) details of the purpose, location and design of all external louvers;  

 (n) details of external surfaces within the site boundary including hard and soft 

landscaping;  

 (p) details of suitable provision for bird nesting boxes.  

 REASON: To ensure that the Local Planning Authority may be satisfied with the 

detail of the proposed development and to ensure a satisfactory external appearance in 

accordance with the following policies of the Unitary Development Plan and Core 

Strategy: CS10, CS12, CS13, CS14 ENV28, ENV29. 

 

23 The development shall be designed to allow for the retro-fit of heat exchanger rooms 

to connect into a district heating network if this becomes available during the lifetime 

of the development.  

 REASON: To minimise carbon emissions by enabling the building to be connected to 

a district heating and cooling network if one becomes available during the life of the 

building in accordance with the following policy of the Core Strategy: CS15. 

 

24 Prior to the occupation of any part of the building all exposed flank or party walls 

must be faced or treated in accordance with details to be approved by the Local 

Planning Authority in writing before any such works are commenced and all 

development pursuant to this permission shall be carried out in accordance with the 

approved details.  

 REASON: In the interests of visual amenity in accordance with the following policies 

of the Unitary Development Plan and Core Strategy: ENV 6, CS10. 

 

25 The threshold of all vehicular access points shall be at the same level as the rear of the 

adjoining footway.  

 REASON: To maintain a level passage for pedestrians in accordance with the 

following policies of the Unitary Development Plan and Core Strategy: TRANS 15, 

ENV 8, CS10, CS16. 

 

26 Prior to the occupation of any part of the building, the land between the existing 

building lines and the face of the proposed new building shall be brought up to street 

level, paved and drained in accordance with details to be submitted to and approved in 

writing by the Local Planning Authority and shall not be fenced or otherwise enclosed 

or obstructed.  

 REASON: To ensure compliance with building lines and to ensure a satisfactory 

treatment at ground level in accordance with the following policies of the Unitary 

Development Plan and Core Strategy: ENV 8, CS10, CS16. 



 

27 No doors or gates shall open over the public highway.  

 REASON: In the interests of public safety 

 

28 Provision shall be made for disabled people to obtain access to the offices and, except 

in the case of 19-21 Billiter Street, to each retail unit via their respective principal 

entrances without the need to negotiate steps and shall be maintained for the life of 

the building.  

 REASON: To ensure that disabled people are able to use the building in accordance 

with the following policy of the Core Strategy: CS10. 

 

29 Unless otherwise approved in writing by the local planning authority the generator 

exhaust pipework must terminate no lower than one metre above the highest roof 

level of the southern building.   

 REASON: To improve or maintain local air quality, particularly nitrogen dioxide and 

particulates PM10 in accordance with the City of London Air Quality Strategy 2011 

and the following policy of the Core Strategy: CS15. 

 

30 Before any mechanical plant is used on the premises it shall be mounted in a way 

which will minimise transmission of structure borne sound or vibration to any other 

part of the building in accordance with a scheme to be submitted to and approved in 

writing by the Local Planning Authority.  

 REASON: In order to protect the amenities of commercial occupiers in the building in 

accordance following policy of the Core Strategy: CS15. 

 

31 Before any works thereby affected are begun, a scheme shall be submitted to and 

approved in writing by the Local Planning Authority which specifies the fume extract 

arrangements, materials and construction methods to be used to avoid noise and/or 

odour penetration to the adjacent office accommodation from the Class A use. The 

details approved must be implemented before the Class A use takes place.  

 REASON: In order to protect residential/commercial amenities in the building in 

accordance with the following policies of the Core Strategy: CS15, CS21. 

 

32 Before any works thereby affected are begun, a scheme in the form of an acoustic 

report compiled by a qualified specialist shall be submitted to and approved in writing 

by the Local Planning Authority specifying the materials and constructional methods 

to be used demonstrating that there is adequate sound proofing to both airborne and 

structure borne noise transmission between the Class A use and the surrounding 

offices in the building. The development pursuant to this permission shall be carried 

out in accordance with the approved scheme and so maintained thereafter.  

 REASON: To protect the amenities of commercial occupiers in the building in 

accordance with the following policy of the Core Strategy: CS15. 

 

33 (a) The level of noise emitted from any new plant shall be lower than the existing 

background level by at least 10 dBA. Noise levels shall be determined at one metre 

from the nearest window or facade of the nearest premises.  

 The measurements and assessments shall be made in accordance with B.S. 4142. The 

background noise level shall be expressed as the lowest LA90 (10 minutes) during 

which plant is or may be in operation. Following installation but before the new plant 

comes into operation measurements of noise from the new plant must be taken and a 



report demonstrating that the plant as installed meets the design requirements shall be 

submitted to and approved in writing by the Local Planning Authority.  

 (b) All constituent parts of the new plant shall be maintained and replaced in whole or 

in part as often is required to ensure compliance with the noise levels approved by the 

Local Planning Authority.  

 REASON: To protect the amenities of neighbouring residential/commercial occupiers 

in accordance with the following policies of the Core Strategy: CS15, CS21. 

 

34 There must be no building, roof structures or plant above the top storey of each part of 

the development except as may be approved in writing by the Local Planning 

Authority.  

 REASON: To ensure protection of the views of St Paul's Cathedral and the Tower of 

London World Heritage Site and to ensure a satisfactory external appearance in 

accordance with the following policies of the Core Strategy: CS10, CS12, CS13. 

 

35 No part of the site or building shall be used for the parking of motor vehicles unless 

specifically approved for that purpose in writing by the Local Planning Authority.  

 REASON: To protect the visual amenities of the area and reduce commuting by car in 

accordance with the following policies of the Unitary Development Plan and Core 

Strategy: ENV 8, TRANS 17, TRANS 18, TRANS 20, CS16. 

 

36 A clear unobstructed minimum headroom of 5m must be maintained for the life of the 

building in the refuse skip loading area as shown on the approved drawings.  

 REASON: To ensure satisfactory servicing facilities in accordance with the following 

policies of the Unitary Development Plan: TRANS15, UTIL6. 

 

37 Except as may be approved in writing by the Local Planning Authority the loading 

and unloading areas must remain ancillary to the use of the building and shall be 

available at all times for that purpose for the occupiers thereof and visitors thereto.

  

 REASON: To ensure that satisfactory servicing is maintained in accordance with the 

following policy of the Unitary Development Plan: TRANS15. 

 

38 Permanently installed pedal cycle racks shall be provided and maintained on the site 

throughout the life of the building sufficient to accommodate a minimum of one pedal 

cycle per 150 sq.m of floorspace. The cycle parking provided on the site must remain 

ancillary to the use of the building and must be available at all times throughout the 

life of the building for the sole use of the occupiers thereof and their visitors without 

charge to the individual end users of the parking.  

 REASON: To ensure provision is made for cycle parking and that the cycle parking 

remains ancillary to the use of the building and to assist in reducing demand for 

public cycle parking in accordance with the standard set out in the London Plan. 

 

39 Changing facilities and showers shall be provided adjacent to the bicycle parking 

areas and maintained throughout the life of the building for the use of occupiers of the 

building in accordance with the approved plans.  

 REASON: To make travel by bicycle more convenient in order to encourage greater 

use of bicycles by commuters in accordance with the following policy of the Unitary 

Development Plan: TRANS22. 

 



40 No servicing of the premises shall be carried out between the hours of 23:00 on one 

day and 07:00 on the following day from Monday to Saturday and between 23:00 on 

Saturday and 07:00 on the following Monday and on Bank Holidays. Servicing 

includes the loading and unloading of goods from vehicles and putting rubbish outside 

the building.  

 REASON: To avoid obstruction of the surrounding streets and to safeguard the 

amenity of the occupiers of adjacent premises, in accordance with the following 

policies of the Core Strategy: CS15, CS16, CS21. 

 

41 Details of a Servicing Management Plan demonstrating the arrangements for control 

of the arrival and departure of vehicles servicing the premises shall be submitted to 

and approved in writing by the Local Planning Authority prior to the first occupation 

of the development hereby permitted. The building facilities shall thereafter be 

operated in accordance with the approved Servicing Management Plan (or any 

amended Servicing Management Plan that may be approved from time to time by the 

Local Planning Authority) for the life of the building.  

 REASON: To ensure that the development does not have an adverse impact on the 

free flow of traffic in surrounding streets in accordance with the following policies of 

the Unitary Development Plan and Core Strategy: TRANS15, CS16. 

 

42 The two car parking spaces shown on the approved drawings for disabled users shall 

be wide enough to enable then to be used by people with disabilities and the spaces 

shall be marked out accordingly. These spaces shall be provided and maintained 

throughout the life of the building for use solely by people who are disabled.  

 REASON: To ensure provision of suitable parking for people with disabilities in 

accordance with policy TRANS 21 of the Unitary Development Plan 2002 and that 

private car parking is not provided without motorcycle parking also being provided in 

accordance with policies TRANS 18 and TRANS 23. 

 

43 Electric vehicle recharging facilities shall be provided for vehicles using the servicing 

area and the disabled parking bays.  

 REASON: To facilitate the use of electrically powered vehicles and address carbon 

reduction and air pollution issues in accordance with the following policy of the Core 

Strategy: CS15. 

 

44 The A1/A3/A4 uses hereby permitted shall not be open to customers between the 

hours of 23:30 on one day and 07:00 on the following day.  

 REASON: To safeguard the amenity of the adjoining premises and the area generally 

in accordance with the following policies of the Core Strategy: CS15, CS21. 

 

45 No live or recorded music that can be heard outside the premises shall be played.  

 REASON: To safeguard the amenity of the adjoining premises and the area generally 

in accordance with the following policies of the Core Strategy: CS15, CS21. 

 

46 At all times when not being used for cleaning or maintenance the window cleaning 

gantries, cradles and other similar equipment shall be garaged within the enclosure(s) 

shown on the approved drawings.  

 REASON: To ensure a satisfactory external appearance in accordance with the 

following policies of the Core Strategy: CS10, CS12, CS13, CS14. 

 



47 The development shall not be carried out other than in accordance with the following 

approved drawings and particulars or as approved under conditions of this planning 

permission: drawings numbered PA1000, 1198, 1199, 1200, 1210, 1300, 1301, 1399, 

1400, 1401, 1402, 1403, 1404, 1405, 1410, 1420, 1421, 1500, 1549, 1550, 1551, 

1552, 1553, 1554, 1555, 1997/01, 1998/03, 1999/02, 2000/01, 2000M/01, 2001/01, 

2002/01, 2003/01, 2004/01, 2005/01, 2006/01, 2007/01, 2008/02, 2009/02, 2010/02, 

2011/01, 2012/01, 2013/01, 2014/01, 2015/01, 2016, 2017, 2018, 2019, 2020, 2021, 

2022, 2023, 2024, 2025, 2026, 2027, 2028, 2029, 2030, 2031, 2032, 2033, 2034, 

2035, 2036, 2037, 2038, 2200/01, 2201, 2300, 2301/02, 2302/01, 2303/01, 2400/01, 

2401/01, 2402/01, 2403/01, 2499, 2500/01, 2501/01, 2502/01, 2503/01, 2504/01, 

2505/01, 2510/01, 2520/01, 2521/01, 2600, 2601, 2602, 2603, 2604, 2610, 2611, 

2612, 2613/02, 2614, 2615.  

 REASON: To ensure that the development of this site is in compliance with details 

and particulars which have been approved by the Local Planning Authority.  

   

  

 

                                                                                                     PT_DHS/25 February 2014 

 
 

 


