
Committee: Date: 

Planning and Transportation 17 July 2014 

Subject: 

Unit 3 200 Aldersgate Street London EC1A 4HD  
Installation of extract louvres on Aldersgate Street elevation and rear elevation to 
external courtyard area; installation of condenser units within rear courtyard area 
associated with the use of unit 3 for restaurant (A3) use, and associated relocation 
of cycle rack. 

Ward: Aldersgate Public                 For Decision 

Registered No: 14/00291/FULL Registered on: 29 May 2014 

Conservation Area:     NO                                   Listed Building: No 

Summary 

 
The application relates to Unit 3 within 200 Aldersgate Street. Planning permission 
is sought for the installation of extract louvres to the building elevations and 
installation of condenser units within the rear courtyard area, in order to facilitate the 
first use of Unit 3 as a restaurant in accordance with permission granted in 2006.  
Two extract louvres would be installed within the Aldersgate facade and two intake 
louvres would be installed to the rear courtyard elevation. The finish and proportions 
of the louvres match the existing cladding on the building and as such they are 
considered acceptable in design terms. The louvres would be connected to an 
internal ventilation and comfort heating and cooling system and would incorporate 
odour control measures.  
A bank of freestanding, screened and noise attenuated condenser units would be 
installed within the rear courtyard area. The plant enclosure would not be visible 
from surrounding streets and would not detract from the appearance of the building. 
21 objections have been received primarily from London House residents, raising 
concerns in respect of noise, odour and visual impact. The installation has been 
designed having regard to the proximity of neighbouring residential property. In 
order to alleviate concerns and ensure a satisfactory standard of development that 
would be visually acceptable and would not unreasonably compromise residential 
amenity, conditions would be imposed in respect of noise and fume emissions and 
plant maintenance. 
 
Recommendation 

 
I recommend that: Planning permission be granted for the development referred to 
above in accordance with the details set out on the attached schedule. 

 



 



 



Site 

1. The application relates to a vacant ground floor unit with frontage to 
200 Aldersgate Street. The unit benefits from a flexible A1/A3 planning 
use.  

2. The upper floors of the building are in B1 office use. The ground floor to 
the West is occupied by D1 (Leisure) and B1 (a) (office) Uses.   

3. The unit has a single door which opens onto a partially enclosed 
private courtyard area with pedestrian only access and an area of 
formal landscaping. The courtyard is an irregular shape and provides 
an emergency access route. 

4. London House, a residential block of 81 dwellings, with ground floor A4 
(bar) use, lies to the North East with a balconied rear elevation 
overlooking the courtyard area and the return wing of 200 Aldersgate 
which lies to the West.  

5. Aldersgate Street NCP car park, abuts London House and wraps 
around the rear of the courtyard. Office premises rise above the lower 
car park levels. 

6. Nos. 1-49 Bartholomew Close, a detached residential block lies directly 
to the North.  

7. The building is not listed and the site is not within a conservation area.  

Proposal 

8. Planning permission is sought for the installation of a bank of 
condensers to the rear of the building and the insertion of grilles into 
the front and rear elevations in order to facilitate a ‘ventilation and 
comfort heating and cooling system’.  

9. The condensers would be sited adjacent to the East elevation of the 
rear wing within the enclosed service area and would face the rear of 
London House. The plant would be contained within 3 linked noise 
attenuators that would result in a linked unit 10m long x 3m high x 1.5m 
deep, formed from steel cladding panels, factory colour finished dark 
grey to match the building fenestration metalwork.   

10. On the Aldersgate elevation, powder coated steel extract louvres would 
be located at high level within the ground floor in lieu of fenestration 
panels. At the rear of the building powder coated steel fresh air intake 
louvres would be inserted in the elevation between existing air intake 
louvres and the rear exit doorhead, in lieu of fenestration panels. The 
louvres would connect via internal ductwork to air handling plant which 
would incorporate an extract fan, electrostatic precipitators, ultra-violet 
odour control equipment and carbon filtration. Attenuation would be 
provided within the ductwork system. 

11. A bicycle rack system shown on the existing drawings, would be 
relocated directly to the North of the condensers. There would be no 
loss of cycle space provision and access would not be compromised. 



Consultations 

12. The application has been advertised on site and in the press. In 
addition the residents of numbers 1-81 London House and numbers 1-
49 Bartholomew Close, have been notified of the proposal. 21 letters of 
objection have been received, primarily from occupants within London 
House. The objectors are concerned that the proposals are unsightly 
and would result in excessive noise and fume emissions, detrimental to 
the amenity of residents.  

Policies 

13. The development plan consists of the London Plan 2011, the saved 
policies of the Unitary Development Plan (UDP) 2002 and the Core 
Strategy 2011. The London Plan, UDP and Core Strategy policies that 
are most relevant to the consideration of this case are set out in 
Appendix A to this report. 

14. The Local Plan was published in December 2013 and is expected to be 
adopted in late 2014 or early 2015. The Local Plan has been subject to 
public consultation on changes to the Core Strategy. Comments 
received have been considered and amendments to policy have been 
approved by the Court of Common Council. 

15. Although the Local Plan does not carry the full weight of an adopted 
plan, it is considered that the plan should carry significant weight as it 
has completed the final stage of pre-submission consultation and has 
been submitted for final examination. In accordance with the NPPF and 
Local Plan Regulations, the Plan has been considered by the Court of 
Common Council as sound planning policy for submission to the 
Secretary of State. 

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

17. Government Guidance is contained in the National Planning Policy 
Framework (NPPF) 2012. 

Considerations 

18. 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 and to any other material considerations.  
(Section 70 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). 

19. The principal issues in considering this application are: 



The extent to which the proposals comply with Government policy 
advice (NPPF) and the relevant policies of the London Plan, Core 
Strategy and the saved policies of the Unitary Development Plan. 
The impact of the proposal on the appearance of the building, nearby 
spaces and on the amenity of adjoining residents and occupiers. 
Installation of Plant and Ventilation Equipment 

20. The NPPF notes that “Local planning authorities should approach 
decision-taking in a positive way…and look for solutions rather than 
problems, decision-takers at every level should seek to approve 
applications for sustainable development where possible”.  

21. Paragraph 10.86 of the UDP acknowledges that building services or 
“plant” are installations necessary for the functioning of a building.  
Policy ENV28 seeks to ensure that building services are satisfactorily 
integrated into the architectural design of the building and to resist 
installations which would adversely affect the character, appearance or 
amenities of the buildings or area concerned. 
Design 

22. In accordance with policy ENV28 of the UDP the external plant has 
been located the greatest distance away from residential curtilages 
which would provide a minimum separation of some 20m. Lease 
constraints in this instance do not allow the installation of plant at roof 
level associated with ground level uses. It is proposed that the acoustic 
enclosure is installed around the plant equipment in order to alleviate 
concerns about both the visual impact and noise levels of the 
condenser units. 

23. The acoustic enclosure would be of the smallest size possible to 
enable it to conceal the units and function effectively.  The condenser 
enclosure and terminal louvres would match the colour of the existing 
building cladding at 200 Aldersgate Street and would be 
complementary to its appearance.    
Impact on amenity of adjacent residential occupiers 

24. The residents of London House have expressed concerns that the 
cumulative impact of the proposed plant in conjunction with existing 
plant serving other nearby commercial property would raise the overall 
noise levels above background by an unacceptable amount and that 
this would be exacerbated by deflection from surrounding buildings and 
the need for residents to maintain open window ‘through-draft’ during 
the summer months in order to provide satisfactory fresh air circulation. 
Additional concerns relate to late evening operation and the likelihood 
of cooking odours. The suitability of the premises for an A3 use, unless 
plant can be installed at roof level, has been raised.  

25. The premises benefit from an A3 Use and in accordance with Policy 
ENV28 the proposal is required for the functioning of that use. The 
applicant maintains that an alternative siting for the condensers and 
extraction terminals is not possible and that the proposal represents the 
most appropriate solution taking technical issues into consideration. 



The Department of Markets and Consumer Protection consider that the 
recommendations set out in the acoustic survey are reasonable and 
that noise concerns can be satisfactorily addressed through the 
imposition of planning conditions. 

26. The proposed plant enclosure would ensure that the noise levels 
accord with the 10 dBA standard adopted by the City Corporation, 
which would enable the plant equipment to operate during licensed 
hours, without having an adverse impact on the amenity of adjacent 
residents.  Additional survey work would need to be submitted following 
the installation of the enclosure in order to demonstrate compliance. 

27. Cooking odours would be expelled to the front of the building some 
distance from openable domestic windows, where there would be 
efficient dispersal. Odour controls would be incorporated into the 
extraction system. The Department of Markets and Consumer 
Protection has not raised objection to the scheme design subject to the 
imposition of a condition requiring periodic maintenance in accordance 
with manufacturer’s recommendations. 

28. It would be conditioned that the installation be measured for 
compliance prior to operation and thereafter that it be maintained to 
operate in accordance with the adopted 10 dBA (below background) 
standard.   

Conclusion 

29. The proposed condenser plant enclosure would mitigate the visual 
impact of the equipment and would provide noise attenuation in order 
to alleviate the concerns of residents. 

30. The proposed ventilation louvres are acceptable in design terms as 
their finish and proportions match the existing cladding on the building. 
Air extraction and intake noise would be within acceptable parameters 
and the installation of odour treatment measures would prevent the 
dispersal of cooking and other smells. 



Background Papers 

Internal 
28.05.2014 Memo Lee Sandford, Department of Markets and Consumer 
Protection; 
04.07.2014 Email Department of the Built Environment; 
Planning Ref: 2006/00201/FULL – Decision Letter dated 18 July 2006 
 
External 
Planning Statement – DP9 Planning Consultants 
Drg No. 09-01 Existing External Elevations 
Unit 3 200 Aldersgate ‘Planning Noise Assessment Report’ - Sandy Brown 
Consultants dated 12 March 2014; 
Environ Acoustic Enclosures - Technical Details; 
200 Aldersgate ‘Proposed Ventilation and Comfort Heating and Cooling 
Systems’ – WSP dated November 2013; 
Representations: 
05.06.2014 Email Daniel James 
07.06.2014 Email Dr Folashade Okutubo 
10.06.2012 Email Andrew Gallichan 
20.06.2014 Email  Deborah Tompkinson 
20.06.2014 Email Mr and Mrs David and Jeanette Webster 
21.06.2014 Email Dr and Mrs Leslie Joffe 
22.06.2014 Email Eloise Logan 
23.06.2014 Email Louise Chrispin 
23.06.2014 Email Ross Everett 
23.06.2014 Email Alpesh and Mina Lad 
23.06.2014 Email  Jonathan Perks 
23.06.2014 Email  Caroline Pearce 
24.06.2014 Email Richard Williams 
24.06.2014 Email David and Elizabeth Wootton 
24.06.2014 Email William Russell 
24.06.2014 Email Jonathan Morton 
25.06.2014 Email Jono Dennis 
25.06.2014 Email John Mitchell 
25.06.2014 Email Allan Kerr 
26.06.2014 Email Colm Whelan 



26.06.2014 Email Karen Young 
 



Appendix A 

London Plan Policies 
Policy 7.6  Buildings and structures should:  

a  be of the highest architectural quality 
b  be of a proportion, composition, scale and orientation that enhances, 

activates and appropriately defines the public realm  
c  comprise details and materials that complement, not necessarily 

replicate, the local architectural character  
d  not cause unacceptable harm to the amenity of surrounding land and 

buildings, particularly residential buildings, in relation to privacy, 
overshadowing, wind and microclimate. This is particularly important for 
tall buildings  

e  incorporate best practice in resource management and climate change 
mitigation and adaptation  

f  provide high quality indoor and outdoor spaces and integrate well with 
the surrounding streets and open spaces  

g  be adaptable to different activities and land uses, particularly at ground 
level  

h  meet the principles of inclusive design 
i optimise the potential of sites. 
 

Policy 7.15  Seeks to minimise existing and potential adverse impacts of 
noise on, from, within, or in the vicinity of, development proposals and 
separate new noise sensitive development from major noise sources. 
 
 
 



Unitary Development Plan and Core Strategy Policies 
 
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. 

 
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. 

 
TRANS22 Require cycle parking 

 
To provide cycle parking facilities by: 
 
i. requiring the provision of private parking space for cycles in 
development schemes; 
 
ii. maintaining an adequate overall number of spaces for cycles in public 
off-street car parks; and 
 
iii. providing an adequate supply of cycle parking facilities on-street. 

 
ENV6 Design of alterations to buildings 

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

 
ENV28 Design of building services 

 
To ensure that building services are satisfactorily integrated into the 
architectural design of the building (with particular reference to its roof 
profile) and to resist installations which would adversely affect the 
character, appearance or amenities of the buildings or area concerned. 

 



 
 

SCHEDULE 
 
APPLICATION: 14/00291/FULL 
 
Unit 3 200 Aldersgate Street London 
 
Installation of extract louvres on Aldersgate Street elevation and rear 
elevation to external courtyard area; installation of condenser units 
within rear courtyard area associated with the use of unit 3 for 
restaurant (A3) use, and associated relocation of cycle rack. 
 
 

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 All new work and work in making good shall match the existing 

adjacent work with regard to the methods used and to materials, 
colour, texture and profile, unless shown otherwise on the drawings or 
other documentation hereby approved or required by any condition(s) 
attached to this permission.  

 REASON: To ensure a satisfactory external appearance in accordance 
with the following policies of the Unitary Development Plan and Core 
Strategy: ENV6, CS10. 

 
 3 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 and adjacent 
buildings in accordance with a scheme to be submitted to and 
approved by the Local Planning Authority;  

 REASON: In order to protect the amenities of occupiers in the building 
and adjoining buildings in accordance with the following policy of the 
Core Strategy: CS15. 

 
 4 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 window of the nearest noise 
sensitive 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.   

 REASON: To protect the amenities of neighbouring 
residential/commercial occupiers in accordance with the following 
policies of the Core Strategy: CS15, CS21. 



 
 5 Following installation but before the new plant comes into operation 

measurements of noise from the new plant and assessment of odour 
emissions must be taken and a report demonstrating that the plant as 
installed meets the approved design requirements shall be submitted to 
and approved in writing by the Local Planning Authority. Any deficiency 
in design performance shall be rectified prior to full commissioning of 
the plant. 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 and odour control measures approved by the 
Local Planning Authority and in accordance with the manufacturer's 
recommendation.  

 REASON: To protect the amenities of neighbouring 
residential/commercial occupiers in accordance with the following 
policies of the Core Strategy: CS15, CS21. 

 
 6 All surface mounted condenser pipework shall be mounted within 

enclosed trunking which shall match the materials, colour and texture 
of the adjacent cladding panels. The trunking shall be completed prior 
to first use of the plant hereby approved.  

 REASON: To ensure a satisfactory external appearance in accordance 
with the following policies of the Unitary Development Plan and Core 
Strategy: ENV6, CS10. 

 
 7 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: Drawing number 
102621_PL_018; 09-02 Rev 'E'; 'Plant Noise Assessment Report' - 
Sandy Brown Consultants dated 12 March 2014; Environ Acoustic 
Enclosures - Technical Details; 'Proposed Ventilation and Comfort 
Heating and Cooling Systems' - WSP Report dated November 2013. 

 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 Core Strategy/ 

Unitary Development 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 Adequate access to ventilation fans, equipment, ductwork and 

condenser units should be provided to permit routine cleaning and 
maintenance. 
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