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Public 

Ward: Farringdon Within For Decision 

Registered No: 15/00167/FULL Registered on:  
24 February 2015 

Conservation Area:     St Paul's Cathedral             Listed Building: No 

Summary 

 

Planning Permission is sought for alterations to the existing building including 
the replacement of the existing external cladding at ground floor level, the 
replacement of the existing windows, the installation of a new entrance to 
Friar Street and the replacement of the main entrance doors to Ireland Yard. 

The proposal has attracted 13 objections from adjacent residents. These 
relate to the proposed new entrance to Friar Street, the originally proposed 
entrance canopies to Ireland Yard and Friar Street which have been removed 
from the proposal and the proposed blue tiles to the ground floor elevations. 

The proposed alterations to the building would create a more unified coherent 
appearance and would preserve and enhance the character and appearance 
of the Conservation Area and would not be detrimental to the setting of the 
adjacent Grade II listed rubble wall. 

It is considered that the proposed entrance to Friar Street and its use would 
not result in undue noise and disturbance and is therefore acceptable. 

 

Recommendation 

 

That planning permission be granted for the proposal in accordance with 
conditions set out in the attached schedule. 





 



Main Report 

Site 

1. 5 – 7 Ireland Yard is a 19th Century four storey warehouse building with 
a pitched roof located at the junction of Ireland Yard and Friar Street, in 
the St. Paul’s Cathedral Conservation Area. 

2. The building is currently in office use (Class B1). Access to the building 
is via the pedestrian footway of Ireland Yard, with the main entrance 
located at the western end of the Ireland Yard elevation and a 
secondary access door located toward the eastern corner of the Ireland 
Yard elevation. 

3. Immediately to the north of the site is a five storey office building at 69 
Carter Lane; to the east of the site are the five storey warehouse 
buildings of 5 and 6 Friar Street, which have been converted to 
residential use.  

4. To the south of the site is a large office building at 160 Queen Victoria 
Street; immediately to the west of the site is the elevated open space at 
Church Entry on the site of the former Church and churchyard of St. 
Anne Blackfriars. This contains a fragment of the Grade II listed rubble 
wall of St. Anne Blackfriars, which is Grade II Listed. 

Relevant Planning History 

5. On 23rd June 2008 planning permission was granted for the installation 
of new windows and new external doors, alterations to the existing 
ground floor windows and alterations to the roof, including the 
installation of new velux windows in lieu of dormer windows and 
alterations to the existing external walls (reference: 08/00378/FULL). 
The permission was implemented. 

Proposal 

6. Planning permission is sought for alterations to the east, south and 
west elevations of the building, including:  

 the replacement of the external cladding at ground floor level;  

 the replacement of the existing windows with double glazed 
steel framed windows throughout the building;  

 the installation of a new double glazed steel framed entrance 
door to the Friar Street elevation of the building; and  

 the replacement of the existing main entrance doors to Ireland 
Yard with new double glazed steel framed entrance doors.  

Consultations 

7. The application has been publicised on site and in the press. The 
residents of Priory House, 1, 1A and 2 Church Entry, 5 Burgon Street 
and 1 Ireland Yard were individually consulted. 



8. The views of other City of London departments have been taken into 
account in the preparation of this development scheme and some 
detailed matters remain to be dealt with by condition. 

9. The City of London Conservation Area Advisory Committee raised no 
objections. 

10. 13 objections have been received from local residents and councillors. 
The grounds of objection are summarised as follows: 

 The proposed new entrance door and canopy would be directly 
opposite the main entrance to Priory House, the street is not 
wide enough for both entrances and the proposal would create a 
hazard for people entering and exiting the buildings. 

 The proposed canopy to Friar Street would restrict access for 
emergency vehicles.  

 The new entrance door to a commercial building will give rise to 
noise and disturbance (through overlooking, access, egress and 
servicing) opposite a residential building in what is currently a 
quiet pedestrianised street. 

 The current windows are frosted and this should be maintained 
to protect privacy. 

 There is already an entrance to the building on Ireland Yard, the 
proposed new entrance is therefore unnecessary.  

 The proposed entrance canopy to Friar Street will encourage 
further use of the area as a smoking location.  

 The blue finish to the proposed tiled cladding would be out of 
character with the area. 

 Contrary to photographic evidence on the City of London 
website there was no public notice on the site to notify the public 
of the planning application (A site notice was displayed). 

Policy Context 

11. The development plan consists of the London Plan, and the City of 
London Local Plan. The London Plan and Local Plan policies that are 
most relevant to the consideration of this case are set out in Appendix 
A of this report. 

12. There is relevant City of London and GLA supplementary planning 
guidance in respect of Planning Obligations and Sustainable Design 
and Construction. 

13. Government Guidance is contained in the National Planning Policy 
Framework (NPPF) and the National Planning Practice Guidance 
(PPG). 

Considerations 

14. The Corporation in determining the planning application has the 
following main statutory duties to perform:- 



 To have regard to the provisions of the development plan, so far 
as material to the application, to local finance considerations so 
far as material to the application, and to any other material 
considerations (Section70 (2) Town & Country Planning Act 
1990); 

 To determine the application in accordance with the 
development plan unless other material considerations indicate 
otherwise (Section 38(6) of the Planning and Compulsory 
Purchase Act 2004); 

 When considering the applications special attention shall be paid 
to the desirability of preserving or enhancing the character or 
appearance of the conservation area (S72 (1) Planning (Listed 
Buildings and Conservation Areas) Act1990). 

 In considering whether to grant planning permission for 
development which affects a listed building or its setting, to have 
special regard to the desirability of preserving the building or its 
setting or any features of special architectural or historic interest 
which it possesses. (S66 (1) Planning (Listed Buildings and 
Conservation Areas) Act 1990). 

15. In considering the planning application before you, account has to be 
taken of the statutory and policy framework, the documentation 
accompanying the application, and the views of both statutory and non-
statutory consultees. 

16. Chapter 12 of the NPPF is relevant in this instance as it sets out key 
policy considerations for applications relating to designated and non-
designated heritage assets. Other relevant guidance is provided by 
English Heritage including the documents Conservation Principles, and 
The Setting of Heritage Assets. Building in Context (EH/CABE) and the 
PPS5 Practice Guide in respect of the setting of heritage assets. 

17. Considerable importance and weight should be given to the desirability 
of preserving or enhancing the character or appearance of a 
conservation area, when carrying out any balancing exercise in which 
harm to the significance of conservation areas is to be weighed against 
public benefits. A finding that harm would be caused to a conservation 
area gives rise to a strong presumption against planning permission 
being granted.  

18. The principal issues in considering this planning application are: 

 The acceptability of the proposed alterations in design and 
conservation terms. 

 The suitability of the proposed new entrance to Friar Street and 
the impact on residential amenity. 

Design and Conservation 

19. The existing building consists of four storeys with a pitched roof. It is a 
19th century warehouse building which has undergone a range of 



repairs and refurbishments, including the addition of a polished granite 
entrance, which has left the building with a confused appearance. 

20. Above ground level the building has a mix of London Stock brickwork 
and white glazed brickwork on the different facades, with modern 
UPVC double glazed windows and areas of rendering. The pitched roof 
is lead covered with velux windows. 

21. At ground floor level there is a variety of materials, with a mix of black 
granite and white glazed ceramic tiles framing dark stained timber 
shopfront windows with separate sections of brickwork and grey 
roughcast render to the Ireland Yard and Friar Street elevations. The 
west elevation to Church Entry is entirely of brickwork with UPVC 
double glazed units throughout.  

22. The proposed alterations to the building are intended to unify all the 
floors through the replacement of the existing timber and UPVC framed 
windows with double glazed steel Crittall fenestration throughout, 
details of which would be secured by condition. 

23. At ground floor level it is proposed to replace the existing variety of 
cladding materials with blue glazed tiles that would surround the 
ground floor window openings and wrap around the corner of the 
building. The tiles would simplify the ground floor treatment whilst 
adding interest to the streetscene.  

24. The existing rendered panels and granite to the main entrance would 
be replaced by a London Stock brick frame to match the upper storeys.  

25. Replacement stainless steel framed glazed doors are proposed for the 
main entrance to the building from Ireland Yard. A new single leaf steel 
entrance door is proposed within the new ground floor fenestration to 
Friar Street. The existing secondary entrance to Ireland Yard would be 
removed as part of the proposals and replaced with fixed glazing. 

26. The design of the proposed alterations would provide a more unified 
coherent appearance and would preserve and enhance the character 
and appearance of this part of the St. Paul’s Cathedral Conservation 
Area. 

27. The works would not be detrimental to the setting of the adjacent 
Grade II listed rubble wall at Church Entry. 

Objections to the Proposal 

28. It has been stated that there was no public notice on the building 
advertising the planning application. A site notice was displayed on the 
building and photographic evidence is available. Residents were 
individually notified of the application following the placing of the site 
notice on the building.  

29. The existing building currently has clear glazing, with frosting only to 
the windows that serve the toilets on the Ireland Yard elevation of the 
building. There is currently paper film on the inside of the windows at 
ground floor level to obscure clutter from the strip out of the building. 
The proposed changes to the fenestration would not lead to an 



increase in overlooking or a reduction in privacy as has been 
suggested. 

Proposed New Entrance to Friar Street 

30. A new single leaf entrance door to Friar Street is proposed. The main 
entrance to the building from Ireland Yard would be retained. The 
applicant has advised that the proposed new entrance is to improve the 
flexibility of the office space and is integral to the proposals. It would be 
opposite the entrance to Priory House, which is in residential use, on 
the eastern side of the street. Friar Street is three and a half to four 
metres wide at this point. The door would open inwards to prevent 
obstruction of the footway. 

31. Whilst objections have been raised regarding the impact of the 
proposed new entrance on the amenity of nearby residential occupiers 
it is not considered its use would create an unacceptable level of noise 
and disturbance. The volume of people using the single leaf entrance is 
likely to be small given the size of the building and the retention of the 
main entrance to Ireland Yard. 

32. The applicant has agreed in principle to the installation of a sign 
adjacent to the new entrance that would request that occupiers of the 
building enter and leave quietly as there are residential properties 
opposite. Details of the sign would be secured by condition. 

Proposed Canopies 

33. Officers have negotiated the removal of the proposed canopies from 
the application, which addressed concerns relating to the use of the 
canopies as a shelter for smokers and as an obstruction to emergency 
vehicles. 

Conclusion 

34. The proposed alterations would create a more unified, coherent 
building and would preserve and enhance the character and 
appearance of the Conservation Area and would not be detrimental to 
the setting of the adjacent Grade II listed rubble wall. 

35. The concerns expressed by residents have been taken into 
consideration during the application process and the proposal has been 
amended through the removal of the proposed entrance canopies. It is 
considered that the proposed entrance to Friar Street would not result 
in undue noise and disturbance and is therefore acceptable.  

36. In the circumstances it is considered that the proposal complies with 
the Development Plan and that the application should be approved 
subject to the recommended conditions. 
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Appendix A 

London Plan Policies 

Policy 7.2  All new development in London to achieve the highest standards 
of accessible and inclusive design. 

Policy 7.3  Creation of safe, secure and appropriately accessible 
environments. 

Policy 7.8  Development should identify, value, conserve, restore, re-use 
and incorporate heritage assets, conserve the significance of heritage assets 
and their settings and make provision for the protection of archaeological 
resources, landscapes and significant memorials. 

 

 



Relevant Local Plan Policies 
 
CS15 Creation of sustainable development 

 
To enable City businesses and residents to make sustainable choices in 
their daily activities creating a more sustainable City, adapted to the 
changing climate. 

 
DM15.7 Noise and light pollution 

 
1. Developers will be required to consider the impact of their 
developments on the noise environment and where appropriate provide 
a noise assessment. The layout, orientation, design and use of buildings 
should ensure that operational noise does not adversely affect 
neighbours, particularly noise-sensitive land uses such as housing, 
hospitals, schools and quiet open spaces.  
 
2. Any potential noise conflict between existing activities and new 
development should be minimised. Where the avoidance of noise 
conflicts is impractical, mitigation measures such as noise attenuation 
and restrictions on operating hours will be implemented through 
appropriate planning conditions. 
 
3. Noise and vibration from deconstruction and construction 
activities must be minimised and mitigation measures put in place to limit 
noise disturbance in the vicinity of the development. 
 
4. Developers will be required to demonstrate that there will be no 
increase in background noise levels associated with new plant and 
equipment.  
 
5. Internal and external lighting should be designed to reduce 
energy consumption, avoid spillage of light beyond where it is needed 
and protect the amenity of light-sensitive uses such as housing, 
hospitals and areas of importance for nature conservation. 

 
CS10 Promote high quality environment 

 
To promote a high standard and sustainable design of buildings, streets 
and spaces, having regard to their surroundings and the character of the 
City and creating an inclusive and attractive environment. 

 
CS12 Conserve or enhance heritage assets 

 
To conserve or enhance the significance of the City's heritage assets 
and their settings, and provide an attractive environment for the City's 
communities and visitors. 

 
CS21 Protect and provide housing 

 



To protect existing housing and amenity and provide additional housing 
in the City, concentrated in or near identified residential areas, as shown 
in Figure X, to meet the City's needs, securing suitable, accessible and 
affordable housing and supported housing. 

 
DM10.1 New development 

 
To require all developments, including alterations and extensions to 
existing buildings, to be of a high standard of design and to avoid harm 
to the townscape and public realm, by ensuring that: 
 
a) the bulk and massing of schemes are appropriate in relation to 
their surroundings and have due regard to the general scale, height, 
building lines, character, historic interest and significance, urban grain 
and materials of the locality and relate well to the character of streets, 
squares, lanes, alleys and passageways;  
b) all development is of a high standard of design and architectural 
detail with elevations that have an appropriate depth and quality of 
modelling; 
c) appropriate, high quality and durable materials are used; 
d) the design and materials avoid unacceptable wind impacts at 
street level or intrusive solar glare impacts on the surrounding 
townscape and public realm; 
e) development has attractive and visually interesting street level 
elevations, providing active frontages wherever possible to maintain or 
enhance the vitality of the City's streets; 
f)  the design of the roof is visually integrated into the overall 
design of the building when seen from both street level views and higher 
level viewpoints; 
g) plant and building services equipment are fully screened from 
view and integrated in to the design of the building. Installations that 
would adversely affect the character, appearance or amenities of the 
buildings or area will be resisted; 
h) servicing entrances are designed to minimise their effects on the 
appearance of the building and street scene and are fully integrated into 
the building's design; 
i)  there is provision of appropriate hard and soft landscaping, 
including appropriate boundary treatments; 
j)  the external illumination of buildings in carefully designed to 
ensure visual sensitivity, minimal energy use and light pollution, and the 
discreet integration of light fittings into the building design; 
k) there is provision of amenity space, where appropriate; 
l)  there is the highest standard of accessible and inclusive design. 

 
DM10.5 Shopfronts 

 
To ensure that shopfronts are of a high standard of design and 
appearance and to resist inappropriate designs and alterations. 
Proposals for shopfronts should: 
 



a) respect the quality and architectural contribution of any existing 
shopfront; 
b) respect the relationship between the shopfront, the building and 
its context; 
c) use high quality and sympathetic materials; 
d) include  signage only in appropriate locations and in proportion 
to the shopfront; 
e) consider the impact of the installation of louvres, plant and 
access to refuse storage; 
f)  incorporate awnings and canopies only in locations where they 
would not harm the appearance of the shopfront or obstruct architectural 
features; 
g) not include openable shopfronts or large serving openings 
where they would have a harmful impact on the appearance of the 
building and/or amenity; 
h) resist external shutters and consider other measures required 
for security; 
i)  consider the internal treatment of shop windows (displays and 
opaque windows) and the contribution to passive surveillance; 
j)  be designed to allow access by users, for example, 
incorporating level entrances and adequate door widths. 

 
DM10.8 Access and inclusive design 

 
To achieve an environment that meets the highest standards of 
accessibility and inclusive design in all developments (both new and 
refurbished), open spaces and streets, ensuring that the City of London 
is: 
 
a) inclusive and safe for of all who wish to use it, regardless of 
disability, age, gender, ethnicity, faith or economic circumstance;  
b) convenient and welcoming with no disabling barriers, ensuring 
that everyone can experience independence without undue effort, 
separation or special treatment; 
c) responsive to the needs of all users who visit, work or live in the 
City, whilst recognising that one solution might not work for all. 

 
DM21.1 Location of new housing 

 
1. New housing should be located on suitable sites in or near 
identified residential areas. Within these areas a mix of appropriate 
residential and commercial uses will be permitted. 
 
2. New housing will only be permitted where development would 
not: 
 
a) prejudice the primary business function of the City; 
b) be contrary to policy DM 1.1; 
c) inhibit the development potential or business activity in 
neighbouring commercial buildings and sites; and 



d) result in poor residential amenity within existing and proposed 
development, including excessive noise or disturbance. 

 
DM12.2 Development in conservation areas 

 
1. Development in conservation areas will only be permitted if it 
preserves and enhances the character or appearance of the 
conservation area. 
 
2. The loss of heritage assets that make a positive contribution to 
the character or appearance of a conservation area will be resisted.  
 
3. Where permission is granted for the demolition of a building in a 
conservation area, conditions will be imposed preventing demolition 
commencing prior to the approval of detailed plans of any replacement 
building, and ensuring that the developer has secured the 
implementation of the construction of the replacement building. 

 
DM21.3 Residential environment 

 
1. The amenity of existing residents within identified residential 
areas will be protected by: 
 
a) resisting other uses which would cause undue noise 
disturbance, fumes and smells and vehicle or pedestrian movements 
likely to cause disturbance;  
b) requiring new development near existing dwellings to 
demonstrate adequate mitigation measures to address detrimental 
impact. 
 
2. Noise-generating uses should be sited away from residential 
uses, where possible. Where residential and other uses are located 
within the same development or area, adequate noise mitigation 
measures must be provided and, where required, planning conditions 
will be imposed to protect residential amenity.  
 
3. All development proposals should be designed to avoid 
overlooking and seek to protect the privacy, day lighting and sun lighting 
levels to adjacent residential accommodation.  
 
4. All new residential development proposals must demonstrate 
how potential adverse noise impacts on and between dwellings will be 
mitigated by housing layout, design and materials. 
 
5. The cumulative impact of individual developments on the 
amenity of existing residents will be considered. 

 



SCHEDULE 
 
APPLICATION: 15/00167/FULL 
 
5-7 Ireland Yard London EC4V 5EH 
 
Alterations to the façade including: 1) replacement of external cladding 
at ground floor level; 2) replacement of existing windows with double 
glazed steel framed windows throughout the building; 3) new double 
glazed steel framed entrance door to Friar Street; 4) replacement double 
glazed steel framed entrance doors to Ireland Yard. 
 
 

CONDITIONS 
 
 
 1 The development hereby permitted shall be begun before the 

expiration of three 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 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 policies of the Local Plan: 
DM15.6, DM15.7, DM21.3. 

 
 3 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 windows, entrance doors and external joinery;  
 (c) details of the sign to be installed adjacent to the Friar Street 

entrance.  
 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 Local Plan: DM10.1, DM10.5, DM10.8, DM12.2. 

 
 4 No doors or gates shall open over the public highway.  
 REASON: In the interests of public safety 
 
 5 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: Site Plan, location Plan, 
Drawing Nos. 2003, 2004, 2005, 2006, 3001/RevA, 3002/RevH, 
4010/RevD, 4011/RevC, 4012/RevA.  

 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. 

 
 

INFORMATIVES 
 
 
 1 In dealing with this application the City has implemented the 

requirements of the National Planning Policy Framework to work with 
the applicant in a positive and proactive manner based on seeking 
solutions to problems arising in dealing with planning applications in the 
following ways:  

   
 detailed advice in the form of statutory policies in the Local Plan, 

Supplementary Planning documents, and other written guidance has 
been made available;  

   
 a full pre application advice service has been offered;  
   
 where appropriate the City has been available to provide guidance on 

how outstanding planning concerns may be addressed. 
 
 2 Where groundworks not shown on the approved drawings are to take 

place below the level of the existing structure (including works for 
underpinning, new lift pits, foundations, lowering of floor levels, new or 
replacement drainage, provision of services or similar) prior notification 
should be given in writing to the Department of the Built Environment in 
order to determine whether further consents are required and if the 
proposed works have archaeological implications. 

 
 3 The Directorate of the Built Environment should be consulted on:  
   
 The need for a projection licence for works involving the construction of 

any retaining wall, foundation, footing, balcony, cornice, canopy, string 
course, plinth, window cill, rainwater pipe, oil fuel inlet pipe or box, 
carriageway entrance, or any other projection beneath, over or into any 
public way (including any cleaning equipment overhanging any public 
footway or carriageway). You are advised that highway projection 



licenses do not authorise the licensee to trespass on someone else's 
land. In the case of projections extending above, into or below land not 
owned by the developer permission will also be required from the land 
owner. The City Surveyor must be consulted if the City of London 
Corporation is the land owner. In such cases please also contact the 
Corporate Property Officer, City Surveyor's Department. 

 
 4 You are requested to notify the Chief Planning Officer on 

commencement of the development in order that the works can be 
inspected and monitored. 

 














































