
 

 
 
 
 
 
 
 
 
 
 

James Watson 
CAMRA East London & City Branch 

c/o 230 Hatfield Road 
St Albans 

Hertfordshire 
AL1 4LW 

 
19th September 2022 

Rob McNicol and Jessica Robinson, 
Environment Department, 
City of London Corporation, 
Guildhall, 
London,  
EC2V 7HH 
 
By Email: rob.mcnicol@cityoflondon.gov.uk  
 
Dear Rob, 
 
 
St Bride’s Tavern ACV Nomination 
 
 
The Campaign for Real Ale (CAMRA) is a volunteer-led campaigning 
organisation with over 160,000 members. We exist to celebrate and support pubs 
and traditional British cask beer at the heart of our communities. As the regional 
pub protection advisor for the Greater London region, I write with the blessing 
and authority of the East London & City Branch, which covers the City of London.  
 
We have previously worked with the Corporation of the City of London on 
planning policy matters and on specific campaigns involving pubs under threat or 
the need for equivalent alternative provision within developments e.g. The 
Tipperary, The Hack & Hop and The Still & Star. 
 
We are aware of a planning application to demolish St Bride’s Tavern on 1 
Bridewell Place within Castle Baynard Ward and will be making comments to 
your colleagues in the planning service once we have examined the application 
and proposals in detail.  
 
We have also been made aware of a nomination for registration of the pub as an 
Asset of Community Value under the 2011 Localism Act. We would like to pledge 
our wholehearted support for this nomination and encourage the Corporation of 
the City of London to look most favourably upon it.  
 



 

 
 
 
 
Although in its present guise as a late 1950s mixed used office and retail 
building, St Bride’s Tavern actually continues a rich history of public house use 
on that site, dating back to at least the early 18th century. The Cogers debating 
society was formed within the pub in 1755 when it was known as The White 
Bear.  
 
The current building is remarkable inasmuch as it is a rare survivor of a purpose 
built post-war pub from an era when pub building in London was scant. St Bride’s 
Tavern is a family-run, independent pub, in an area dominated by managed and 
chain houses. Pubs within the City are very special, serving more visitors, 
workers, guests and tourists than locals, but contributing inestimably to the 
character and charm of the ancient commercial heart of London. Whilst St Bride’s 
Tavern might not be considered as architecturally significant as (say) Ye Olde 
Cheshire Cheese or The Black Friar, it adds to the rich spectrum of the City’s 
pubscape and has built up a loyal following under the very careful stewardship of 
David and Karen.  
 
I recently called in for a lunchtime drink myself and to have a detailed look at the 
pub and I was very impressed with the presentation, enhanced during lockdown 
by the painstaking clearing of the original bronze frontage. The interior is smart 
and tidy and the service and welcome were excellent. Having spoken to some of 
the regulars, I can confidently say that this is precisely the sort of pub that the 
Localism Act was designed to protect. Whilst I recognise that ACV registration 
provides no silver bullet and any community offer of takeover cannot impose a 
sale, it does lend weight in the form of a material planning consideration, which 
will be of significant in the forthcoming planning proposal to demolish the pub, a 
scheme which, in our view is unnecessary and contrary to policy.  
 
As far as the criteria under Section 88 of the 2011 Act go, the evidence is 
overwhelmingly in favour of adding St Bride’s Tavern to the register of land of 
community value and we would lend our voices firmly behind the Ward 
Councillors and the members of the unincorporated association in whose name 
the nomination has been made.  
 
 
 
 
 
Yours sincerely, 
 
 
 
 
James Watson 
For, and on behalf of, The Campaign for Real Ale 
www.camra.org.uk  
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Date Our reference Your reference
15 November 2022 UASW/EJT/ATE8.U1

Dear Jessica 

St Brides Tavern - Nomination for the designation as an Asset of Community Value  

1. We write on behalf of Fleet House Development Limited, the long leasehold owner of the 
property known as Fleet House, 8-12 New Bridge Street, London EC4 (the "Property"). 

2. We refer to your email of 21 October 2022 regarding the application for the public house at the 
Property known as St Brides Tavern (the "Public House") to be listed as an asset of 
community value ("ACV") (the "Nomination"). For the reasons set out in this representation, 
we do not consider that the Public House meets the requirements for an ACV and respectfully 
request that the City of London Corporation (the "Corporation") declines the Nomination. 

Legislative framework 

3. The requirements for the designation of land or buildings as an ACV are set out in the Localism 
Act 2011 (the "Act") and the Assets of Community Value (England) Regulations 2012 (the 
"Regulations"). In summary, this legislative framework provides that where a local authority 
receives a valid community nomination concerning land in its area, the nomination should be 
accepted if that land is of community value.  

4. We have considered both the validity of the Nomination and the substantive question of 
whether the Public House is of community value against the requirements of the Act and 
Regulations, taking into account the Corporation's guidelines for determining nominations 
(December 2016) (the "Corporation's Guidelines") and relevant case law and industry 
guidance. We set out a tabular analysis of the Nomination against this framework at 
Appendix 1 and expand on these matters below. 

5. In summary, we do not consider that the current commercial use of the Public House furthers 
the social wellbeing or social interests of the local community. The evidence provided in the 



Nomination falls short of that required by the Corporation's Guidelines and there is little that 
distinguishes the Public House from any other drinking establishment in the City of London – 
of which there are c.200 according to the Corporation's Guidelines.  

6. While the Nomination appears to be motivated by the proposed redevelopment of the Property
pursuant to planning application 22/00622/FULMAJ (the "Planning Application"), this is not
a reason to list the Public House as an ACV. Indeed, if anything, the Planning Application
demonstrates that any perceived loss to the local community carries limited weight, as the
applicant has been in extended dialogue with the Corporation's planning officers and is fully
committed to re-providing a larger, fully accessible and more prominent public house use as
part of the refurbishment plans. A formal update of the Planning Application’s development
description and the subsequent commencement of a re-consultation period is pending the
planning officers’ initiation of same.

Validity and information requirements 

Description of the land or building 

7. A community nomination is required to include a description of the nominated land, including
its proposed boundaries.

8. The Nomination describes the Public House and includes a copy of the freehold title plan and
title register. This plan is misleading, as the area demised under the Public House lease is
limited to the basement, ground, first, and second floors and the part of the demise in actual
front of house use as a public house is limited to approximately 80 sq m (NIA) allocated across
the ground and mezzanine floor levels.

9. The image below shows in profile the area demised under the Public House lease, and the
areas in public house use, in the context of the wider Property in which it is inset. The Public
House sits below one of the existing floors forming part of the main Fleet House building and
adjoins two partially demolished floors (internal) and a betting shop at ground floor level (all
outside the Public House lease demise). The Public House represents a small proportion of
the total floor area at the Property, with the primary use of the Property being office use.

10. Should the Corporation be minded to accept the Nomination, notwithstanding the matters set
out in this representation, any ACV designation should be limited to the part of the Property in
public house use.



 
 

 

 

 
Occupants, freeholders, and leaseholders 
 
11. A community nomination is required to include a statement of all the information that the 

nominator has with regard to the current occupants of the land and all of those holding a 
freehold or leasehold estate. 
 

12. The Nomination identifies the Corporation as the freeholder and David Perkins and Karen 
Perkins as the occupiers of the Public House. However, it does not mention Fleet House 
Development Limited's long leasehold interest, despite this being information held by the 
nominators through both the consultation on the Planning Application and through the  landlord 
and tenant engagement with David Perkins and Karen Perkins (including the payment of rent 
to Fleet House Development Limited). 
 

Evidence of the nominators' eligibility 
 
13. A community nomination is required to provide evidence that the nominator is eligible to make 

a community nomination. The Nomination provides details of a not-for-profit unincorporated 
body of 22 residents of the ward of Castle Baynard. We should be grateful if the Corporation 
would confirm that at least 21 of these individuals are registered on the February 2022 electoral 
ward list. 
 

Community Value 
 
14. While we have some queries about the validity of the Nomination, as set out above, the 

Nomination should not be accepted because it does not establish that the Public House is 
indeed of "community value" as defined in the Act and Regulations and informed by the 
Corporation's Guidelines and other relevant guidance. 
 

15. The Act provides that a building or land will be of community value if, in the responsible 
authority's opinion: 
 
a) an actual current use of the building or other land that is not an ancillary use furthers the 

social wellbeing or social interests of the local community, and 
 

b) it is realistic to think that there can continue to be non-ancillary use of the building or other 
land which will further the social wellbeing or social interests of the local community. 
 

16. The concepts of "social wellbeing" and the "local community" are not defined in the Act or 
Regulations, while "social interests" are defined as including cultural, recreational, and sporting 
interests. This provides flexibility for responsible authorities to consider how these concepts 
apply in their area, as the Corporation has done in the Corporation's Guidelines. We set out a 
tabular analysis of the Nomination against the evidence required by the Corporation's 
Guidelines at Appendix 1 and comment further below. 
 

Does the actual current use of the Public House further the social wellbeing or social 
interests of the local community? 

Overall body of evidence 
 
17. The Nomination includes unclear and in any event very limited evidence of uses, facilities, 

events, or indeed awards which could establish that the Public House is of community value, 
or which otherwise distinguish the Public House from the c.200 other drinking establishments 
in the City or indeed the seven other public houses located within 200 metres.  
 

18. The Nomination lists a series of 27 booking names suggested as being from groups or 
companies using the 40 sq m upstairs mezzanine floor of the Public House for private events. 



 
 

 

 

It is worth noting that the mezzanine floor does not include any level access meaning the range 
and extent of customers or members of the community that can access this space is limited in 
the first place – but equally this is a commercial activity rather than a community function and 
is not in any way distinct from the multitude of other pubs in the immediate area such as The 
Olde Bell Tavern’s Private Dining Room on Fleet Street, The Punch Tavern also on Fleet 
Street, The Albion on New Bridge Street, or Three Cranes on Garlick Hill, all of which provide 
function or private hire / dining space. 
 

19. Guidance issued by CAMRA advises those wishing to promote a nomination that "to get your 

pub listed as an Asset of Community Value you will have to demonstrate to the Council how it 

adds significant value to your local community". The guidance goes on to give examples of 
evidence that could be used demonstrate such value. Although the CAMRA guidance has no 
official status, it is telling that the Nomination is able to provide little such evidence, suggesting 
that on CAMRA's own guidance the Public House is not of community value. For example: 
 
a) The Public House does not host live music events, quiz nights, beer festivals, or karaoke 

nights. It does not offer games such as dart boards, quiz machines, pool tables, or board 
games, nor does it sponsor a representative team in sports leagues. 
 

b) There is no evidence of the Public House advertising local events or businesses, providing 
local community groups with meeting spaces, or raising funds for local charities. 
 

c) The Public House does not offer a food menu. 
 

d) There is no evidence of the Public House being used for election hustings or constituency 
surgeries, coordinating a neighbourhood watch scheme, or offering other important 
services to the local community. 
 

e) The Public House does not offer good access for disabled people. 
 

f) The Public House is not listed or considered to be of particular architectural merit, it is not 
noted to be of any historical significance in the Fleet Street Conservation Area appraisal.  
 

g) The Public House does not offer facilities such as children's areas or a beer garden or 
otherwise provide facilities which are not available elsewhere in the area.  
 

h) There is no evidence that the Public House has won any awards for services to the 
community, been referenced in any prominent tourist or local pub guide, is included in 
CAMRA’s Good Beer Guide or is a member of CAMRA’s LocAle initiative. 

 
20. We have included a more detailed analysis of the Nomination against the evidence suggested 

by CAMRA at Appendix 2. When this is considered together with the evidence required by the 
Corporation's Guidelines (as set out at Appendix 1) it is difficult to conclude that any particular 
social value is associated with the current use of the Public House. We comment further on 
specific matters in the Nomination below. 

 
History of the Public House 
 
21. The history of the Public House, as set out in the Nomination, contains a number of 

inaccuracies and should be given little weight. 
 
a) The Nomination states that St Brides Tavern, by which it means the current pub premises 

at 1 Bridewell Place, has been in its current location and has served the local community 
since 1895. This is incorrect. The current Public House was constructed in the late 1950s 
/ early 1960s following the grant of planning consent in 1958. Prior to the construction of 
the current Public House, there is no record of a public house at the Property. 



 
 

 

 

 
b) The Nomination states that prior to 1895, there was a public house called the White Bear 

on the same site which was sold and then demolished in 1895. This history of a public 
house at the Property is not supported by historical mapping. For example, the records 
below dated 1886 and 1895 show that the site of the current Public House was occupied 
by a police station and a post office at this time. 
 

c) The Nomination relies heavily on the Public House's association with the Cogers Debating 
Society. On the basis that the White Bear was located at the site of the current Public 
House, the Nomination asserts that the Cogers was formed at the site of the Public House 
in 1775 and that the Cogers used a public house at this site until 1871. While the existence 
and history of the Cogers generally is not in question, the purported link to the Public House 
is not supported by the historical records.  
 

d) This is evident from the Nomination which contradicts itself in this regard, as it goes on to 
say that the first meeting of the Cogers was "convened in the upper room of a tavern in 
Bride Lane, Fleet Street, in 1755" (our emphasis). The letter from a trustee of the Coger 
Trust similarly refers to the Cogers being formed at 15 Bride Lane (a statement which is 
repeated on the Cogers website). The Public House is of course located at Bridewell Place 
– 15 Bride Lane is entirely outside the legal demise of the Property.  
 

e) There was historically a public house located on the northern side of Bride Lane which may 
have been associated with the Cogers. This public house is shown marked "PH" on the 
historical maps below. This public house no longer exists and the Cogers have frequented 
many public houses in the City since then. In any event, any historical or cultural value that 
this former public house on Bride Lane may have had is of no relevance to whether the 
Public House should be listed as an ACV, given that it is on a different site. 
 

 
 Fig 1: Extract from 'Insurance Plan of City of London Vol II: Sheet 32 1886' 

 



 
 

 

 

  
 Fig 2: Extract from Ordnance Survey Map 1895 

 
22. For all of the above reasons, no community or social value can be established from the history 

of the Public House set out in the Nomination and in particular from the purported association 
with the Cogers.  
 

23. Indeed, the Corporation has already determined the historic value of the Fleet House building, 
including the Public House, in approving the demolition of the building pursuant to planning 
permission 14/00254/FULMAJ granted on 2 April 2015 (the "2015 Permission"). Historic 
England was consulted on this application and raised no heritage considerations. The Planning 
and Transportation Committee report (dated 23 September 2014) found that the demolition of 
the building, including the Public House, was acceptable in heritage terms (paragraphs 42-52) 
and in particular that "[t]he existing building is not considered to be of architectural merit and it 
does not make a positive contribution to the Fleet Street Conservation Area. Its demolition [is] 
acceptable" (paragraph 48).  
 

Evidence that the Public House furthers social wellbeing or social interests 
 
24. The evidence from local residents, other individuals or groups comprises letters or emails from 

nine individuals. These establish that the Public House is used by the Friends of the Observer 
social group, by parishioners and choir members of St Bride's Church, and as an annual 
Christmas party venue by a television company which provides a Kent postal address. The 
Nomination also includes evidence of 27 private group bookings during the course of 2022.  In 
the context of a City pub with a large catchment population, this cannot be considered a 
significant or sizeable local community whose social wellbeing and interests are furthered by 
the Public House.  
 

25. It is again noteworthy that the existing Public House provides limited disability access with toilet 
facilities located on the mezzanine floor (stair access only) which is also the area bookable for 
private function uses. This lack of inclusiveness is also demonstrated by the fact that the Public 
House operates a smart dress code with this requirement displayed at the entrance to the 
premises – this may be perceived to be exclusionary and also suggests that the Public House 
is unlikely to accommodate community uses such as gatherings after social sport. Further, the 



 
 

 

 

Public House only operates on weekdays and does not serve any community function over the 
weekend or contribute to the vibrancy or sense of community in the area or the weekend 
economy.  
 

26. The Nomination also explains that a QR code at the bar counter allows customers to sign a 
petition in support of the ACV nomination, with 638 people having signed as at the date of the 
Nomination. The petition in fact is both to support the ACV nomination and object to the 
Planning Application, suggesting that the ACV nomination is motivated by opposition to the 
proposed redevelopment of the Property rather than any genuine community desire to bid for 
the Public House. In any event, with no further information about the signatories, the petition 
does not evidence that any of these customers regularly frequent the Public House and 
contribute to its community spirit. As noted in the Corporation's Guidelines, many pubs have a 
transient or variable user base rather than a core of regulars who derive particular social value 
from a particular public house. The Nomination does not show the Public House to be any 
different to the majority of pubs in the City in this regard. As noted above, the Public House is 
only open on weekdays and operates a smart dress code which reinforces that it is City workers 
rather than an identifiable local community who use the Public House. 

 
Awards, recognitions, and recommendations 
 
27. While the flower displays at the Public House have won several awards as part of the Flowers 

in the City campaign, the same campaign has issued a number of other awards to properties 
in a range of uses across the City such as office buildings and hotels. Awards for floral displays 
cannot therefore be said to relate uniquely to the public house use which is the subject of the 
Nomination and cannot carry weight in determining whether this use is of community value. 
 

28. Beyond this, no evidence of awards or similar recognition is provided. The Cask Marque 
accreditation dated July 2014 submitted with the Nomination is a common industry 
accreditation (held by over 10,000 pubs according to the Cask Marque website) as is the 
Guinness quality approved accreditation. Neither of these are awards or a matter to which 
community value can be attached. Indeed, the Cask Marque is specific to the publican, rather 
than the public house at which it is displayed. 
 

Evidence of long term use as a public house contributing to a sense of place for the community 
 
29. In addition to the comments made above, we note that the Nomination relies heavily on the 

Public House having been operated by David Perkins and Karen Perkins for the past 17 years, 
suggesting that their service and attention to detail is unique in the area. While we question 
whether good friendly service by a particular pub landlord or landlady is a reason for land and 
buildings to be listed as an ACV in any event, in this case it should also be noted that the Public 
House lease to David and Karen Perkins will come to an end on 6 January 2023. 
 

30. It is worth contextualising this point by noting that the tenants made a commercial decision to 
enter into the current Public House lease with an awareness and understanding that it was 
outside the Landlord and Tenant Act 1954 and limited to a term of 5 years commencing on 
7 January 2018 (and also included a mutual rolling right to terminate the lease on not less than 
3 months prior notice, although neither party exercised that right). The tenants have no legal 
right to renew the Public House lease or remain in occupation after 6 January 2023. The 
Nomination states that the tenants wish to continue to operate the Public House, suggesting 
that both the tenant's objection to the Planning Application and the Nomination itself may be 
part of a strategy to influence this independent commercial and legal agreement. The 
Corporation will be aware that this cannot be taken into account in determining either the 
Nomination or the Planning Application and that it would set a dangerous precedent to do so. 

 
31. Beyond the service provided by the tenants, the Nomination simply asserts that people who 

use the Public House do so to come together for a drink, celebrate occasions like Christmas, 
or host events like leaving do's and birthdays. While the Public House has existed in its current 
form since the late 1950s / early 1960s, in these respects the Public House is no different to 



 
 

 

 

any other public house in the country and we would suggest that this type of use carries little 
weight when assessing whether the Public House is of community value within the meaning of 
the Act. 

 
Social and cultural associations with the local area 
 
32. The Nomination outlines the social and cultural history of Fleet Street, including its association 

with the national press and the presence of St Brides Church and the St Brides Institute. The 
Public House is described as part of the "fabric" of the area, with the implication being that it 
has social and cultural value simply by virtue of being located near Fleet Street. We do not 
consider this can be a correct basis for listing the Public House as an ACV.  
 

33. In contrast, in listing the Tipperary as an ACV (one of only two public houses to be listed as an 
ACV in the City of London) the Corporation found evidence of extensive social history "on the 
site of the pub", with the nomination demonstrating 575 years of use within a Grade II listed 
building and a great deal of social history published in books and articles, extracts of which 
were included with the nomination. In this case, the Nomination says little about the social and 
cultural history at the site of the Public House save for its purported association with the 
Cogers, which we have commented on above, and its use by the press which was undoubtedly 
the case for any public house in the Fleet Street area. 

 
Sports and games competitions, representative teams, events, quiz nights, karaoke etc. 
 
34. As noted above, and stated in the Nomination, the Public House does not host local sports and 

games competitions, field a representative pub team in local sports or games leagues, or run 
events such as quiz nights or karaoke.  
 

35. This too is in contrast with the evidence that the Corporation has relied on in other cases. In 
listing the Still and Star (the other of the two public houses to be listed as an ACV in the City 
of London) the Corporation found evidence of 200 years use, with the public house hosting 
events such as summer BBQs and pub crawls; having a representative darts team playing in 
a local league; and participating in City of London community fairs as an example of a 
community pub. The Nomination's assertion that the Public House "is not the sort of public 
house" that does such things is an inadequate response to the requirement for ACV's to further 
the social wellbeing or social interests of the local community. 

 
Is it realistic to think that there can continue to be use of the building or other land which 
will further the social wellbeing or social interests of the local community? 

36. If the Corporation agrees that on balance the current use of the Public House does not further 
the social wellbeing or social interests of the local community, there is no need to consider 
whether future uses would be likely to do so. However, we would make the following comments 
about the evidence provided in the Nomination regarding the prospect of such future use. 
 
a) The Nomination relies on the Public House having been used as a public house since 1895 

as evidence that this use will continue into the future. As noted above, this is not supported 
by the historical records. The current Public House was constructed following the grant of 
planning consent for an office building including licensed premises in 1958 and there is no 
confirmed record of a public house at the Property prior to this date. 
 

b) The Nomination also relies on the fact that the current tenants have been running the Public 
House for 17 years as evidence of this use continuing, stating that David Perkins and Karen 
Perkins wish to continue running the Public House for the local community. The Nomination 
does not mention that the Public House lease expires on 6 January 2023. It also does not 
accurately reflect the communications between the long leaseholder and tenants that have 
been held over a number of months beginning in May 2022. These discussions were 
undertaken in good faith and covered the possibility of a short extension to the lease to 
allow the Public House to trade uninterrupted over the Christmas holiday period and (on 



 
 

 

 

the tenant's enquiry) the possibility of the tenants coming into the re-provided public house 
on completion of the redevelopment. Accordingly, the tenants have been aware of the long 
leaseholders proposals to re-provide a public house use and indeed, at one point in time, 
were amenable to trading from a newly provided unit forming part of the scheme which is 
the subject of the Planning Application. However, in both circumstances, the tenants did 
not proactively reach out to further explore such options beyond an initial conversation with 
the long leaseholder which was receptive to the same. While the long leaseholder remains 
happy to engage constructively on landlord and tenant matters, correspondence from the 
tenants dated 20 August 2022 ultimately notes that they will not require an extension to 
the lease and will vacate the Public House on 6 January 2023. 
 

c) The Nomination acknowledges that there is an existing planning permission to demolish 
the Public House but states that "the developer has not come forward to take forward such 
permission". The planning permission referred to is the 2015 Permission which authorised 
the demolition of Fleet House and St Brides Tavern and the erection of a replacement 
building consisting of 6,972 sq m of office floor space, two flexible retail units and one 
flexible retail / pub / office unit. There are no conditions in the 2015 Permission or obligation 
in the related planning agreement that require the re-provision of a public house use in the 
flexible unit should the development authorised by the 2015 Permission be progressed. 
 

d) The Nomination gives the impression that no steps have been taken to progress the 
development authorised by the 2015 Permission but this is incorrect. All of the pre-
commencement conditions attached to the 2015 Permission have been discharged 
through formal applications to the Corporation in its capacity as local planning authority 
and demolition works commenced pursuant to the 2015 Permission in early 2018. These 
works implemented the 2015 Permission, as confirmed by the certificate of lawfulness with 
reference number 21/00704/CLEUD granted on 19 October 2021 (the "2021 CLEUD"). 
Accordingly, the 2015 Permission remains extant and the development it authorises can 
continue to be built out and this remains a viable and deliverable option for the long 
leaseholder.  
 

e) The Corporation's Guidelines state that the current owner's intentions are relevant when 
considering whether a future use will further the social wellbeing or social interests of the 
local community. In this case, the long leaseholder required the 2021 CLEUD to be 
obtained as a condition of its acquisition of the Property, as stated on the application form 
for the 2012 CLEUD. This evidences the long leaseholder's intention to progress with this 
development, including the demolition of the Public House, should the Planning Application 
be unsuccessful. The long leaseholder has instructed its planning consultants to continue 
to discharge the conditions of the 2015 Permission while the Planning Application is 
progressed to minimise any delays to the development programme. It has also 
implemented a vacant possession strategy. A break notice has been served by the long 
leaseholder to terminate the betting shop lease on 29 January 2023; the contractual terms 
of the office lease and the ground floor restaurant lease each expire on 31 December 2022 
and these leases are outside the Landlord and Tenant Act 1954 (and in the case of the 
office lease the tenant has already exercised a tenant break terminating the lease on 30 
November 2022); and the Public House lease expires on 6 January 2023 as noted above. 

 
37. If the Planning Application is put to one side for separate consideration (as required by the 

Corporation's Guidelines and as a matter of law) the reality is that the current lease of the 
Public House will expire in January 2023 and will not be renewed and that there is a live 
planning permission for the demolition of the building including the Public House which is being 
actively taken forward. Neither the Nomination, nor any ACV designation which may follow 
from it, will change or have any bearing on this position. This makes it difficult to conclude that 
the Public House use, or another use which furthers social wellbeing or social interests of the 
local community, will continue to be carried out at the Public House site. 

 



 
 

 

 

The Planning Application 
 
38. The Corporation's Guidelines are clear that a pending planning application to end or change 

the current use should not be pre-judged in order to inform the ACV decision, as such a 
planning application will be subject to separate consideration. This applies to the Planning 
Application. 
 

39. The Planning Application seeks permission to demolish the Public House. However, unlike the 
2015 Permission, the Planning Application does not seek to end or change the current use of 
the Public House site. The Planning Application originally proposed a flexible public house / 
café / restaurant use at ground floor level. However, the long leaseholder has agree to amend 
the Planning Application to expressly secure a public house at ground floor level and thus 
remove any ambiguity about the long leaseholder's intention to re-provide a public house use 
at the Property. The long leaseholder's proposals and commitment to re-providing a 
significantly enhanced public house use as part of the refurbishment and development 
proposed by the Planning Application also address London Plan policy HC7. 
 

40. The amended description of development for the Planning Application is set out below and the 
draft proposals for the re-provided public house are attached as Annex 3. The long leaseholder 
understands that these amendments will be subject to re-consultation in the usual way, the 
timing of which is to be confirmed by the Corporation's planning officers.  
 
"Partial demolition of Fleet House and full demolition of St Bride's Tavern Public House 
(retention of basement levels) and the erection of a part replacement building with roof 
extension to provide an 8 storey building for office use (Class E) at levels 1-8, with office lobby 
(Class E) and commercial space (Class E) at ground floor and mezzanine level and public 
house (sui generis) at ground floor and part basement level; new pedestrian and servicing 
route from St Brides Lane to Bridewell Place." 
 

41. While the Planning Application must be determined without reference to the Nomination, we 
would ask that the Corporation notes the following attributes of the re-provided public house, 
particularly when considering the extent to which there will be a loss to the local community 
when the current Public House use ceases. 
 
a) Prominence: The proposed public house has 300% more ground floor frontage, including 

frontage to New Bridge Street, and also the proposed Bridewell place, helping to 
encourage increased trade. 
 

b) Accessibility and inclusiveness: The public house will enjoy access positions to Bridewell 
Place, New Bridge street and Bridewell Passage. The public house will offer accessible 
access allowing customers and staff of all abilities to use the premises. 
 

c) Enhanced area: The proposals see an uplift in total area by 100% over the existing public 
house, and increase in public area of over 200%. 
 

d) Outside space: Access to Bridewell Place will offer off street covered outside space. 
 

e) Accessible toilets: The proposed public house will provide toilets which are accessible. 
 

f) WELL principles: The proposed public house will provide spaces designed around WELL 
principles, for the health benefits of staff and customers. This includes increasing floor to 
ceiling heights and natural daylight while minimising energy use. 
 

g) Safety: The proposed public house will be serviced on site via a dedicated lay-by 
minimising disruption to the current street network while eliminating unsafe vehicle 
movements. The public house will meet current regulations including fire safety 
regulations. 
 



 
 

 

 

h) Sustainability: The proposed public house will be sustainable, built to meet modern fabric 
performance and low operational energy use. 

 
42. The above demonstrates that the public house proposed by the Planning Application 

represents a significant improvement on the current Public House, including in terms of its 
potential to deliver economic, social, and cultural value to the local community. 

 
43. For all of the reasons set out in this representation, we do not consider that the Public House 

meets the requirements for an ACV. The long leaseholder would be grateful if the Corporation 
would keep it informed of the progress of the Nomination and, subject to the outcome, reserves 
its position on seeking a listing review, making an appeal, or seeking compensation in 
accordance with the Act and Regulations. 
 

44. Should the Corporation have any queries about this representation please do not hesitate to 
contact Emma Tait at e.tait@taylorwessing.com or 020 7300 4952. 

 
 
Yours faithfully 

 

 

Taylor Wessing LLP 

 

  



 
 

 

 

ANNEX 1 
 

Assessment of the Nomination against the requirements of the Act, Regulations, and the 
Corporation's Guidelines 

 
Validity of nomination 
 

Nomination  

Description of the nominated land or building 
 

The nomination provides a description of the 
public house and includes the land registry 
plan for the freehold title. The plan does not 
show that front of house public house use net 
internal area only occupies approximately 80 
sq m. See para 8. 
 

Information about freeholders, leaseholders 
and occupiers 
 

The nomination includes the title register for 
the freehold title only. It does not identify the 
long leasehold interest. See para 12. 
 

Reasons for nomination 
 

The nomination provides reasons but it is not 
considered that these establish that the public 
house is of community value. 
 

Evidence of the nominator’s eligibility 
 

The nomination provides details of a not for 
profit unincorporated body of 22 residents of 
the ward of Castle Baynard. The City of 
London Corporation should confirm that at 
least 21 of the members are registered on the 
February 2022 electoral ward list.  
 

Status of the nominator and local connection 
 

As above. 

Location of the land or building 
 

The Public House is located within the City of 
London. 
 

Exemptions from designation 
 

The Public House does not fall within the 
categories of exempted land uses under the 
Regulations. 
 

Primary use of the land or building 
 

The Public House use is not the primary use of 
the land or building. If notwithstanding the 
matters raised in this representation, any land 
or building is to be listed as an ACV this should 
be limited to the areas of actual public house 
use. See paras 9-10. 
 

Actual or current use The actual or current use of that part of the 
wider Property described at para 9 is as a 
public house.  
 

Evidence of future use 
 

It is not realistic to think that the current use will 
continue beyond January 2023. See paras 29-
30 and 36. 
 
The long leaseholder has committed to re-
providing a public house use. See paras 38-42. 
 



 
 

 

 

Evidence of furthering social wellbeing or 
social interests 
 

Nomination 

Local community 
 

The Nomination considers the local community 
to be workers, residents, and visitors. Letters 
or emails are provided from 9 individuals who 
are stated to form part of this local community. 
The public house otherwise appears to have a 
transient or variable user base, much like other 
public houses in the City. See para 26. 
 

Evidence from local residents, other 
individuals or groups who use the public house 
that it furthers social wellbeing and social 
interest 

Letters or emails are provided from 9 
individuals. These confirm that the public 
house is used by the Friends of the Observer 
social group, by parishioners and choir 
members of St Bride's Church, and as an 
annual Christmas party venue for a company 
the gives a Kent address.  
 
Extensive social history of the public house 
has been submitted, focussing on its fabled 
use by the Cogers. This is factually incorrect. 
See paras 21-23. 
 

Evidence from local Members and other 
community leaders that the public house  
furthers social wellbeing and social interest 
 

The 21 local members include three Castle 
Baynard ward Councillors and one 
neighbouring ward Councillor. 

Evidence of awards, recognitions and  
recommendations earned by the public house 
 

The public house has won awards for its flower 
boxes. No other awards are disclosed. See 
paras 27-28. 
 

Evidence of long term use as a public house 
contributing to sense of place for the local  
community 
 

The Public House currently at the site was built 
in the late 1950s / early 1960s. It has been run 
by the current tenants for 17 years. This lease 
will expire in January 2023 and is not being 
renewed. See para 29-30 and 36. 
 
The information submitted about the prior use 
of the site as a public house is inaccurate. See 
paras 21-23. 
 

Other social or cultural association with local 
area 

The Nomination provides information about 
the social and cultural history of Fleet Street 
and the St Bride's Institute. This is not in itself 
evidence of the Public House's community 
value. See paras 32-33. 
 

Evidence that the public house is well used as 
a venue for local sports and games  
competitions, e.g. pool, snooker, darts, 
dominoes, cards 
 

None. 

Fielding a representative ‘pub team’ in local 
sports or games leagues or other competitions, 
e.g. football, darts 
 

None. 



 
 

 

 

Evidence that the public house is well used as 
a regular meeting venue for local clubs,  
societies, hobby groups, work-based groups 
and other special interest groups 
 

Letters or emails are provided from 9 
individuals. These confirm that the Public 
House is used by the Friends of the Observer 
social group, by parishioners and choir 
members of St Bride's Church, and as an 
annual Christmas party venue for a company 
based in Kent. Evidence is provided of 27 
group bookings during 2022. This is not 
considered to amount to "well-used" in the 
context of a City pub. See paras 24-25. 
 

Staging frequent events which meet the needs 
of local customers, e.g. quiz nights,  
karaoke, parties, etc. 
 

None 

Evidence that the public house is used as a 
venue for local community events and  
services, e.g. Community Toilet Scheme 
membership, party bookings, family  
occasions, room for hire, catering available. 
 

The Public House has an upstairs function 
room. Evidence is provided of 27 group 
bookings during 2022. The Public House is not 
a member of the Community Toilet Scheme. 
The Public House does not serve food. 
 

  



 
 

 

 

ANNEX 2 
 

Assessment of the Nomination against the CAMRA guidance on ACV nominations 
 

CAMRA guidance – events Examples / evidence in nomination 
 

Live music events are often hosted at the pub 
which brings the community together. This also 
provides a platform for local music artists and 
contributes to the local area’s culture. 
 

None. 

The pub hosts advertising for local events 
which encourages the community to come 
together to support local businesses. 
 

None. 

There are televisions screening sporting 
events enjoyed by patrons. This allows people 
in the community to come together to enjoy 
specific sporting events – providing a safe 
place to enjoy a drink and a specific sporting 
event for vulnerable members of society. 
 

None but it is understood that the Public House 
screens some sporting events. 

The pub hosts a regular quiz night which brings 
people together from a variety of different 
backgrounds; furthering the recreational 
interests of the community. 
 

None. 

A local beer festival offering a range of local 
beers is hosted at the pub. This helps support 
local businesses as well as bringing people 
from the community together. 
 

None. 

During election periods, the pub is used to host 
election hustings. 
 

None. 

The pub hosts a karaoke night which is 
enjoyed by people in the community. 
 

None. 

The pub takes part in events which raise 
money for local charities. 
 

None. 

CAMRA guidance – facilities 
 
There is a beer garden attached to the pub 
which is used and enjoyed by local people 
including families. This is particularly enjoyed 
in the summer months and brings different 
groups of people together. 
 

None but some outside pavement seating is 
provided. 

A children’s play area for local families is 
available at the pub. 
 

None. 

The pub adjoins a sports field and users share 
the pub’s facilities. This not only encourages 
local residents to take pride in their local area, 
but also provides more custom for the pub and 
allows people from different backgrounds to 
mix together. 

None. 



 
 

 

 

 
The pub has a great food menu enjoyed by the 
local community. (You can also mention 
whether there are any special food offers 
available for older people etc). 
 

None. It is understood that the Public House 
does not serve food. 

Free wifi is available for customers which 
allows people to access the internet that 
otherwise would not be able to. The pub 
therefore provides a vital facility for people 
wanting to use the pub for more than just a 
social event. 
 

None, although the majority of establishments 
in the City offer wifi. 

There is free parking available which is 
accessed by the wider community. This allows 
people to get to/from the pub safely when 
transport systems may be down. It also means 
that families can access the pub easily. 
 

None. 

There is good access for disabled people at 
the pub. This provides an easily accessible 
and inclusive space to meet with other 
members of the local community and provides 
a safe and enjoyable environment to be in 
furthering the persons individual wellbeing. 
 

None. The Public House is not fully accessible 
or inclusive. 

Meeting spaces are available for local 
community groups and charities to use. 
 

None. 

The pub provides other important local 
services to the community. (This could include 
a library, a post office, a local shop or any other 
service that is used at the local pub). 
 

None. 

The pub offers games such as a dart board, 
quiz machine, a pool table and board game 
which are enjoyed by the community. 
 

None. 

There are good transport links available 
to/from the pub. This means that elderly 
members of the community can easily and 
safely get to/from the pub. It also means that 
people from surrounding areas can easily 
access and enjoy the pubs facilities. 
 

No specific evidence but all public houses in 
the City have good transport links. 
 

CAMRA guidance - awards 
 
The pub has won a local award for the pubs 
services to the community. 
 

The public house has won awards for its flower 
boxes. No other awards are disclosed.  

The pub has won a national award for the pubs 
services to the community. 
 

None. 

The pub has been included in a tourist and 
local pub guide, which attracts more people to 
the pub from surrounding areas and 
communities which helps boost the local 

None. 



 
 

 

 

economy. It also puts the pub on the map as a 
pub worthy of recognition from the Council. 
 
The pub has been included in CAMRA’s Good 
Beer Guide. CAMRA's good beer guide is a 
renowned book for promoting only the best 
local pubs. 
 

None. 

This pub is a member of CAMRA’s LocAle, 
committed to serving locally produced real ales 
and meeting consumer demands for local 
produce. 
 

None. 

The pub has won an award for its commitment 
to raising money for local charity. 
 

None. 

CAMRA guidance – other ways a pub adds value 
 
The pub sponsors a team which represents it 
in sports leagues furthering the sporting 
interests of the community. 
 

None. 

The pub has special value to local heritage and 
culture which should be protected. The pubs 
heritage forms an important part of the 
community’s historic and cultural identity. This 
furthers the cultural interest of the community, 
as traditional pubs of architectural value are 
becoming rarer. 
 

The nomination incorrectly states that the 
Cogers debating society was formed in a 
public house on this site. Evidence is given of 
the social and cultural history of Fleet Street 
generally but this does not equate to the Public 
House having community value. 

The local MP often uses the pub to hold 
constituency surgeries or meetings. 
 

None. 

The pub provides training and development for 
employees which is increases individual 
wellbeing and supports people’s professional 
development. 
 

None. 
 

There are no other facilities in the area that 
provide the array of activities that this specific 
pub does. 
 

None. The Public House provides few facilities 
beyond a drinking space. There are c.200 
other drinking establishments in the City, 
including seven other pubs within 200 metres. 
 

The pub enables local people to meet and 
socialise in a welcoming environment which, 
individually, they find rewarding and enjoyable. 
Such social interaction is also in the interests 
of the locality as a whole as it encourages 
community cohesion and a collective sense of 
well-being. 
 

Letters or emails are provided from 9 
individuals. These confirm that the Public 
House is used by the Friends of the Observer 
social group, by parishioners and choir 
members of St Bride's Church, and as an 
annual Christmas party venue for a company 
based in Kent. Evidence is provided of 27 
group bookings during 2022. This is limited in 
the context of a City pub. 
 

The pub enables local people to enjoy a range 
of drinks (and food) in a pleasant, convivial 
atmosphere, which furthers their individual 
well-being. 
 

See above. 



 
 

 

 

The local neighbourhood watch scheme is 
coordinated by the pub which forms an 
important part of community life. 
 

None. 

This is the only pub in the village. 
 

There are c.200 other drinking establishments 
in the City including seven other pubs within 
200 metres. 
 

 
Note: The CAMRA guidance can be found at the link below. 
https://www1-camra.s3.eu-west-1.amazonaws.com/wp-
content/uploads/2019/04/15093103/What-to-include-in-ACV-nominations-CAMRA-Factsheet.pdf 
  



 
 

 

 

ANNEX 3 
 

Proposed re-provision of a public house use at the Property 
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THIS IS AN EXTERNAL EMAIL

THIS IS AN EXTERNAL EMAIL

From:
To: McNicol, Rob
Cc: Shadbolt, Peter; Robinson, Jessica
Subject: Re: ACV nomination for St Bride"s
Date: 24 October 2022 15:34:59

Thanks!

On 24 Oct 2022, at 14:43, McNicol, Rob
<Rob.McNicol@cityoflondon.gov.uk> wrote:


Many thanks for your message, Maisie. I’m cc-ing my colleague Jess, who’s the case
officer for the ACV application.
 
Kind regards,
Rob
 
 
 

Rob McNicol | Assistant Director (Policy and Strategy)
Environment Department | City of London | Guildhall | London EC2V 7HH
07784239316
Rob.McNicol@cityoflondon.gov.uk |  www.cityoflondon.gov.uk  

 
 

From: Maisie Lawrence <  
Sent: 24 October 2022 14:22
To: McNicol, Rob <Rob.McNicol@cityoflondon.gov.uk>
Subject: ACV nomination for St Bride's
 

 
Dear Rob,
 
St Bride's is a lovely pub in an area that lacks normal restaurants and pubs. It feels
like a local, and yet is in the heart of the city. It has a great value to those of us who
call this place home during the week, its lovely facade covered in flowers is always
cheerful and after the pandemic when so many restaurants around here closed, it's
a bright spot. We cannot lose it, and it definitely deserves to be an ACV. It already is
one. 
 
Thanks,
 
Maisie 
 
--



 



THIS IS AN EXTERNAL EMAIL

From:
To: Robinson, Jessica
Subject: St Bride"s Tavern, Fleet Street
Date: 01 November 2022 22:33:39

Dear Ms Robinson
 
I am writing to support the application to make St Bride’s Tavern in Fleet Steet an Asset of
Community Value (ACV).  This tavern is an historic part of the City of London and more
particularly of the area in which I live, which is close to Fleet Street.  The tavern significantly
enhances the look and feel of the area close to St Bride’s Church.  It is a community tavern and
used by local residents like myself and local workers, as well as visitors who come to see this
area.  It gives us a sense of pride to have such a building in our district.  It is for these reasons
that I very much support the application for the tavern to be given ACV status.
 
Kind regards
 
Annette Nabavi
Flat 8, 7 Pemberton Row
London EC4A 3BA
 




