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Dear Mr Dunk, 
 
TOWN AND COUNTRY PLANNING ACT 1990 
PLANNING (LISTED BUILDINGS AND CONSERVATION AREAS) ACT 1990 
 
 
28 - 32 Shelton Street, London, WC2H 9JE  
  Provision of micro brewery as a visitor attraction, bar and restaurant. Change of use of other 
buildings to provide bar, restaurant, retail and cultural event spaces with use of Old Brewers 
Yard as social space. Alterations and extensions. [Site includes 15A Neal Street, rear of 7 
Langley Street, Basement 5 Langley Street and 1 Mercer Walk] 
 
Thank you for your enquiry regarding the above planning matter received on 26 October 2021. I refer 
to the meeting and site visit with Matthew Mason on 3 December 2021 and with Jennie Humphrey on 
18 January 2022. 
 
The application site includes a number of buildings located within the Covent Garden Conservation 
Area, within the Central Activities Zone, the West End Retail and Leisure Special Policy Area and 
partly within the Covent Garden CAZ retail cluster.  
 
Land Use 
 
The use of the buildings to provide entertainment, retail and visitor attraction uses is acceptable in 
land use terms subject to the application demonstrating that there would be no harm to local 
environmental quality and residential amenity. Although located within CAZ retail cluster the loss of 
the shop unit at 15A Neal Street is considered acceptable on the basis of the benefits of the overall 
scheme in terms of enhancing the permeability for pedestrians.  
 
The designation of Covent Garden within the West End Retail and Leisure Special Policy Area 
reflects the mixed-use nature of the wider area. The relevant policy within the City Plan is Policy 2 
which aims to deliver an improved retail and leisure experience that responds to innovation and 
change in the sector. It also seeks to deliver a diverse evening and night-time economy and 
enhanced cultural offer. Your proposal would promote good growth by diversifying entertainment and  
food and beverage offer for residents, workers and visitors and by supporting the visitor and night-
time economy. 
 
A key aspect of your proposal will be appropriate management controls in order to minimise any 
negative impacts on local environmental quality and residential amenity. (see Policies 7 and 16 of our 
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City Plan). This is particularly relevant to the proposed new social space and openable bar in 
Brewer’s Yard and any roof terrace. There are residential users nearby within Mercer’s Walk and on 
Neal Street. Your proposal should be accompanied by a detailed management plan for the 
development. If a draft management plan is submitted then a final version would be secured by 
condition. The plan should include amongst other things details of all management controls, opening 
hours and measures to prevent unacceptable noise outbreak from outside spaces. The 
implementation of a management plan will be secured by planning condition. I note that you have 
commenced public consultation on the proposals with local amenity groups. It would be useful to 
include any feedback you receive from this public consultation as part of a statement of community 
involvement together with details of how you propose to deal with any concerns. 
 
Your pre-application proposal indicates that there will be cultural event spaces and community 
elements within the scheme. This is welcome in principle, however, at this stage limited information 
has been provided and I am not entirely clear what is being proposed. The City Plan states in para 
16.4 that ‘Applicants proposing new entertainment uses will set out in their planning statements the 
benefits that the local community will gain from these uses... Local community functions provided by 
new entertainment uses could include discounted access to space for community functions, or the 
provision of learning and training for the local community associated with the use.’ Your submission 
should therefore set out in detail how these spaces are to be used and managed and how the local 
community can benefit from their provision. 
 
Townscape and Design 
 
Legislation and Policy 
 
Key considerations in assessing the proposals in townscape and design terms will be the impact 
upon the appearance of the buildings, setting of nearby listed buildings and the character and 
appearance of the Covent Garden Conservation Area.  Proposals will be assessed against the 
National Planning Policy Framework (NPPF), specifically chapters 12 and 16, as well as policies 38, 
39, 40 and 43 of Westminster’s City Plan 2019-40 (April 2021).  
 
The key legislative requirements in respect to designated heritage assets are as follows: 
 
Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that “In 
considering whether to grant listed building consent for any works the local planning authority or the 
Secretary of State shall 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.” 
 
Section 66 of the same Act requires that “In considering whether to grant planning permission for 
development which affects a listed building or its setting, the local planning authority or, as the case 
may be, the Secretary of State shall 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.” 
Section 72 of the same Act requires that “In the exercise, with respect to any buildings or other land 
in a conservation area…special attention shall be paid to the desirability of preserving or enhancing 
the character or appearance of that area.” 
 
Relevant Local Policies include; 
 
Policy 38 Design Principles (A) states that new development will incorporate exemplary standards of 
high quality, sustainable and inclusive urban design....(B) respond to Westminster's context by 
positively contribution to Westminster’s townscape and streetscape.  
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Policy 39 Westminster’s Heritage: With regards to listed buildings, part (G) states that, works to listed 
buildings will preserve their special interest, relating sensitively to the period and architectural detail 
of the building and protecting or, where appropriate, restoring original or significant detail and historic 
fabric. Part (I) states that development within the settings or affecting views of listed buildings will 
take opportunities to enhance or better reveal their significance. 
 
With regard to Conservation Areas, part (K) states that development will preserve or enhance the 
character and appearance of Westminster’s conservation areas. (L) goes on to state that there will be 
a presumption that unlisted buildings that make a positive contribution to a conservation area will be 
conserved. 
 
Policy 40 Townscape and Architecture, (A) explains that development should be sensitively 
designed, having regard to the prevailing, scale, heights, character, building lines and plot widths, 
materials, architectural quality, and degree of uniformity in the surrounding townscape. (B) goes on to 
state that: Spaces and features that form an important element in Westminster’s local townscapes or 
contribute to the significance of a heritage asset will be conserved, enhanced and sensitively 
integrated within new development. (D) Alterations and extensions will respect the character of the 
existing and adjoining buildings, avoid adverse visual and amenity impacts and will not obscure 
important architectural features or disrupt any uniformity, patterns, rhythms or groupings of buildings 
and spaces that contribute positively to Westminster’s distinctive townscape. Roof level extension are 
considered under part (E ), which states that roof extensions will be supported in principle where they 
do not impact adversely on heritage assets and should (1) where part of a terrace of group already 
characterised by roof additions or alterations be of appropriate design, which follows an established 
form and would help to unify the architectural character of the existing terrace or a group. 
 
Policy 43 Public Realm, part (A) explains that development will contribute to a well-designed, clutter-
free public realm with use of high quality and durable materials capable of easy maintenance and 
cleaning, and the integration of high-quality soft landscaping as part of the streetscape design. 
 
Townscape and Design 
 
Old Brewers’ Yard lies to the north of Long Acre, bound by Shelton Street to the north, Neal Street to 
the east and Langley Street to the west. Currently the Yard is accessed via Shelton Street and a 
passageway through 6 Langley Street. The pre-application proposals relate to 28-32 Shelton Street, 
1 Mercer Walk, 15A Neal Street, 7 and 5 Langley Street.  
 
The site lies within the north corner of the Covent Garden Conservation Area and forms part of the 
complex of former brewery buildings and warehouses which were established in the area from the 
mid eighteenth century. Many of the former warehouses survive which architecturally distinguishes 
this area from the rest of Covent Garden. 
  
Whilst 28-32 Shelton Street, 1 Mercer Walk and 15A Neal Street are all unlisted, the site is 
surrounded by a number of listed buildings including 26-42 Shelton Street and 7-8 Langley Street, 
grade II listed early 19th century former Brewery buildings, and 34 Shelton Steet, a grade II listed 
early nineteenth century former warehouse.  
 
28-32 Shelton Street 
28-32 Shelton Street is a 1930s warehouse positioned between two early-eighteenth century grade II 
listed warehouses. The building is of townscape merit and makes a positive contribution to the 
character and appearance of the area. Unembellished, its brick facade is articulated by a uniform 
arrangement of large multi-paned Crittal windows, with the outer windows broken into three units, 
adding some 1930s personality. At its base, the ground floor features modern shopfronts reflecting a 
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traditional retail aesthetic, which fail to reinforce the warehouse character of the building. The top of 
the building is defined by a late twentieth century double pitched roof, which is largely concealed by 
the building’s substantial parapet.  
 
The proposals seek a two-storey upward extension of the building, comprising of a internalised plant 
room and store space at 5th floor level and a Crittal style glass addition above. Initial proposals also 
included a further 8th floor addition and roof terrace, however due to the additional height and bulk 
exhibited by the extended core, this would have been difficult for officers to support. 
 
Following initial advice, the top two floors have been redesigned to appear less vertical, and the 
mass broken up with two floors being architecturally distinct from one another. This presents a more 
horizontal arrangement to the top floor and the Crittal type glazing does attempt to reference the host 
building, however, the termination of the extension could be more robust, potentially providing more 
of an overhang, though the overall height of the extensions and its impact on the roof line of no. 34 is 
still of concern. Furthermore, due to its elevated position, the architectural connection of the glass 
floor to the host building is weak and the existing chimneys appear visually redundant. 
 
Whilst there are benefits to internalising the plant, flipping the arrangement of the floors could offer 
more scope to address the height of the glass fronted extension and enable it to connect more 
successfully with the host building. There would also be more opportunity to design the plant and 
necessary enclosures to minimise their bulk and potential visual impact. An alternative approach 
could be to bring the solidity of the brick facade upward by extending the parapet (incorporating 
ventilation), however this would not fully overcome the concerns raised with the height and bulk being 
presented by the top floor, therefore further remodelling and refinement would be necessary to 
address this.  
 
Following preliminary advice, the changes made to the ground floor frontage present a less formal 
homogenise arrangement, which better reflects the warehouse character of the building which is a 
welcome enhancement.  
Brewers’ Yard: 
 
The reinvigoration of Brewer’s Yard would be hugely beneficial, not only to enhance the yard but for 
the wider area, providing an alternative destination within the Covent Garden area. The provision of a 
new social space would be supported in design terms subject to the overall scale and openness of 
the yard being maintained. A largely open pergola structure, with some lighting would seem an 
appropriate approach. The scheme should endeavour to retain, reuse, and reinstate the cobbled 
surface to reinforce the character of the space. Whilst seating and delineation of the outdoor 
eating/drinking areas would not be opposed, barriers and planters should be kept to a minimum to 
avoid clutter and over formalising the space.   
 
Modifying and repurposing the modern openings to the rear of 6-8 Langley Street strikes the right 
balance between retaining some of the industrial feel of the space whilst improving the aesthetics.  
Whilst the rear additions to the Langley Street buildings which front the Yard, are of no notable 
architectural or historic interest, they are extensions of the primary listed buildings, therefore, for 
transparency, listed building consent should be sought.  
 
Proposals include the install a new set of gates to the carriage way beneath 32 Shelton Street, to 
secure the yard after hours. Subject to their detailed design new gates are unlikely to be opposed but 
would be subject to listed building consent as well as planning permission.  
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15A Neal Street: 
Provision of an additional pedestrian route through to Brewers’ Yard from Neal Street to the east, 
would improve the permeability of the site and is supported from an urban design perspective. An 
unlisted building, no. 15A has a characterful shopfront, but overall, the building makes a neutral 
contribution to the conservation area. The removal of the shopfront to form a passageway through to 
the yard would therefore be supported, subject to its final details.  
 
1 Mercer Walk 
As an unlisted building of merit, it is promising that the external appearance and character of 1 
Mercer Walk is being maintained. The provision of new services and the impact that might have at 
roof level is yet to be resolved but needs to be presented at application stage. Of concern however is 
the removal and relocation of the public art on the western wall of the building, to allow for a new 
green wall. Whilst greening of the wider site would be welcome, as would green roofs, the public art 
in question is a bespoke piece for this building, secured as part of the Mercer Walk development. 
Whilst I note your intention is to relocate the piece within the immediate area, due to its scale, it is 
debateable if an alternative site is achievable. In any case, removal of the art will be strongly resisted 
and therefore alternative greening options should be explored elsewhere on the site.  
 
Permeability 
 
As set out in the paragraphs above, the proposal seeks to improve the permeability of this part of 
Covent Garden by opening up new routes into and out of Brewers’ Yard. This would link up with 
routes already established as part of the Mercers Walk development and enhance pedestrian 
connectivity. This is welcome in land use and urban design terms and could be considered a benefit 
of the scheme. However officers only consider this a benefit if these routes remain publicly 
accessible and open at all times. Your application should confirm that this is the case and the 
management plan should set out how these routes and spaces are to be managed out of hours. Your 
proposal should set out how the aims of Policy 25(B) of the City Plan are met.  
 
Highways 
 
The key highways issue for your proposal is servicing. Policy 29(B) states that ‘servicing, collection 
and delivery needs should be fully met within a development site and applicants will produce Delivery 
and Servicing Plans which encourage provision for low-emission, consolidation and last mile delivery 
modes.‘ 
 
It is recognised that off-street servicing might not be wholly possible but Brewers’ Yard gives the 
opportunity for most of the servicing to be off-street and there is a strong preference that this should 
continue to be used. I note that this is the stated intention in the section on “Transport, Servicing and 
Sustainability” within the main Pre-App document, but I am slightly concerned about some of the 
other images in the document that show the area filled with other items, including what look like new 
permanent columns. The use of the yard as an outdoor social space is supported but this will need to 
be balanced with the servicing needs of the development. You will need to demonstrate that the 
servicing can operate in tandem with whatever else is proposed in the area and that the provision of 
street furniture, planters, columns, etc does not force servicing that could take place in the yard, to 
take place on-street.  
 
Your development will need to meet the cycle parking and cycle facilities standards in the London 
Plan in terms of long and short stay parking. 
 
The Delivery and Servicing Plan should set out whether low-emission, consolidation and last mile 
delivery modes are feasible for this development. 
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Sustainability & Bio-diversity 
 
In accordance with Policy 38 of our City Plan you proposal should aim to incorporate exemplary 
standards of high quality, sustainable and inclusive urban design. You should demonstrate that you 
have taken into account principles of sustainable design and that measures to improve environmental 
performance and mitigate and adapt to climate change have been integrated into the design, 
particularly within the extension to 28-32 Shelton Street. Features that enhance the biodiversity of the 
site would also be supported.  
 
Environmental Health 
 
The key issue is how the odours from the micro-brewery are to be managed. Environmental Health is 
currently looking at this issue and their comments will be forwarded under separate cover.  
 
The scheme proposes mechanical plant which should comply with the objectives of Policy 33(C) 
which includes details of minimising noise impacts and preventing noise intrusion to residential 
developments and sensitive uses.  
 
It is important that activities that create odour do not impact on the amenity of surrounding buildings 
or the adjoining highway. Full details of kitchen extraction equipment will be required with your 
application to demonstrate how food odours will be managed.  
 
Crime Prevention 
Central Government’s Planning Practice Guidance recognises that planning and design should 
address crime prevention and should promote counter terrorism security measures. “Protecting 
Crowded Places: Design and Technical Issues” (Home Office 2012) provides advice on matters to 
take into account when considering the risk of terrorist attack, the proportionate response to that risk, 
and how best to integrate protective security measures as part of good building and urban design. 
‘Crowded Places’ are found in a wide range of locations including sports stadia, pubs, clubs, bars, 
shopping centres, high streets, visitor attractions and commercial centres, they can also include the 
public realm. The advice emphasises the importance of considering counter terrorism measures from 
the very earliest stage of the planning process to ensure they are appropriate, cost effective and 
unobtrusive. You are recommended to develop your proposal in accordance with this advice.  
If you wish to discuss your proposals with a specialist Counter Terrorism Security Adviser at the 
Metropolitan Police Service, you should contact DOCOMailbox.NW@met.police.uk for further 
information. 
 
Community Infrastructure Levy  
Developments that will be liable for the Mayoral CIL and Westminster CIL include those that 
comprise any new build – that is a new building or an extension – of 100 square metres or more of 
gross internal floor space (GIA), or any development that involves the creation of an additional 
dwelling, even when that is below 100 square metres of GIA.  Change of use proposals may also be 
liable for the Mayoral/Westminster CIL.  The Mayoral CIL charge stands at £80 per square metre 
against all but health, education and affordable housing floorspace.  There are additional charges for 
retail, hotel and office development within CAZ and we will be required to calculate, collect and 
enforce the Mayoral CIL for developments within Westminster.  You will be required to provide 
sufficient information to allow us to determine whether a development is liable to pay the 
Mayoral/Westminster CIL and calculate the amount of CIL. 
 
More information regarding Westminster’s CIL, including a charging schedule can be found on our 
website www.westminster.gov.uk/cil 
 

mailto:DOCOMailbox.NW@met.police.uk
http://www.westminster.gov.uk/cil
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Information regarding Mayoral CIL can be found here:  
www.london.gov.uk/what-we-do/planning/implementing-london-plan/mayoral-community-
infrastructure-levy 
 
Planning Performance Agreements (PPA’s)   
You are strongly encouraged to enter into a PPA with the City Council. These agreements ensure 
that major or complex applications are processed to a mutually agreed timetable, appropriate 
resources and expertise are provided, meetings can be arranged to help overcome issues which 
arise during the application process and there is greater opportunity for dialogue through the planning 
process to help deliver high-quality development. Your proposal is considered to be a *major 
proposal/minor or less complex proposal (delete as applicable). Further information on PPA fees 
and templates is available here: www.westminster.gov.uk/planning-building-and-environmental-
regulations/planning-applications/planning-performance-agreements. You are advised however that 
paying a fee for a PPA does not guarantee that planning permission will be granted. If the planning 
proposal is contrary to the council’s adopted policies, the London Plan or national guidance, it may 
be recommended for refusal. 
 
The advice contained within this letter is for guidance and does not prejudice the consideration of any 
future applications under the Planning Acts. If you require any further guidance please contact 
Matthew Mason on 07866037944. 
 
Yours faithfully 
 
Matthew Mason 
Matthew Mason 
 
NB In order to speed up the processing of your application, submitted documents and drawings 
should be titled in accordance with our file naming protocol. More information is available on our 
website: www.westminster.gov.uk/planning-building-and-environmental-regulations/planning-
applications/making-planning-application. If you provide the drawings on a CD or an USB stick, the 
size of each document must be maximum 5 MB. 
 

https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/mayoral-community-infrastructure-levy
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/mayoral-community-infrastructure-levy

