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1. Introduction 

Purpose of this Report 

1.1 This Heritage Statement has been prepared by Turley Heritage on behalf of our client, 

Synergy Lifestyle, to accompany an application for planning permission and listed building 

consent at No.2 Hyde Park Place, in the City of Westminster. This property is Grade II listed 

as part of a group, and is located within the Bayswater Conservation Area.  

1.2 The application scheme proposes the excavation of a basement below lower ground floor 

level. 

1.3 This report should be read in conjunction with the package of architectural drawings and 

the Design and Access Statement prepared by EH Architects, and the Planning Statement 

prepared by Turley Planning, as part of the full application submission. 

Relevant Planning History 

1.4 In 2013 a full application for planning permission and listed building consent (refs. 

13/04551/FULL and 13/04552/LBC) was submitted for the following scheme: 

“Excavation to create a double basement with swimming pool and ground source heat 

pump and plant equipment, demolition of glazed extension within rear courtyard and 

erection of three storey rear extension with retractable glass roof over courtyard, the part 

demolition of the existing roof and erection of a roof extension at fifth floor level, erection 

of extension at rear second floor level, and associated external alterations and internal 

alterations on all floor levels.” 

1.5 This application was refused in 2014. Reason 4 for the refusal specifically related to the 

proposed basement excavation element of the scheme, stating, 

“Insufficient information has been submitted to demonstrate that the excavation and 

basement construction works would not adversely harm the mature London plane trees to 

the pavement in proximity to the building. We believe that the work could fail to preserve 

or enhance the character and appearance of this part of Westminster and protect and 

enhance nature conservation and biodiversity. This would not meet S38 of Westminster’s 

City Plan: Strategic Policies adopted November 2013 and ENV 16 and ENV 17 of our Unitary 

Development Plan that we adopted in January 2007.” 

1.6 In response to this refusal, a further application for planning permission and listed building 

consent was submitted in 2014 (refs. 14/02871/FULL and 14/02872/LBC) for the following 

works: 

“Excavation underneath the site in association with creation of two new floors of basement 

level accommodation, demolition of existing rear extension and erection of new rear 

extension, erection of rear conservatory extension and other internal and external works, 

all in connection with use as single family dwellinghouse.” 

1.7 This application was subsequently withdrawn in 2015. 



 

 

1.8 The current application now seeks permission for a modified basement scheme, which has 

sought to address concerns raised by these two previous application. Accordingly, this 

current application submission has been closely guided by this local planning authority 

officer feedback.  

1.9 As further context, in 2018 planning permission (18/05305/FULL) and listed building 

consent (18/05306/LBC) were granted for 

“Conversion of existing single family dwelling to provide three residential units, with 

associated internal.” 

1.10 These works are currently being implemented on Site and accordingly, the baseline 

situation relevant to this report is changing in light of implementation of the approved 

scheme. 

Legislation and Policy Context 

1.11 The requirement for this report stems from Section 66 of the Planning (Listed Buildings 

and Conservation Areas) Act 1990, which places a duty upon the local planning authority, 

in determining applications for development or works that affect the character of a listed 

building, to have special regard to the desirability of preserving the building or its setting 

or any features of special architectural or historic interest which it possesses. Section 72 

of the Act also places a duty, with regard to applications within conservation areas, to pay 

special attention to the desirability of preserving or enhancing the character or 

appearance of that area. 

1.12 The National Planning Policy Framework (NPPF) 2019 provides the Government’s national 

planning policy for the conservation of the historic environment. In respect of information 

requirements for applications, it sets out that 

“In determining applications, local planning authorities should require an applicant to 

describe the significance of any heritage assets affected, including any contribution made 

by their setting. The level of detail should be proportionate to the assets’ importance and 

no more than is sufficient to understand the potential impact of the proposal on their 

significance.”1 

1.13 Paragraph 190 then sets out that local planning authorities should also identify and assess 

the particular significance of any heritage asset that may be affected by a proposal. They 

should take this assessment into account when considering the impact of proposals in 

order to avoid or minimise conflict between the heritage asset’s conservation and any 

aspect of the emerging proposals.  

Structure of this Report 

1.14 In accordance with the legislative and policy requirements described above, Section 2 of 

this report first identifies the relevant heritage assets on Site and within its vicinity that 

would be affected by the proposed scheme. 

                                                           
1 MHCLG, National Planning Policy Framework (NPPF) 2019 – para. 189. 



 

 

1.15 Section 3 then assesses the significance of each of the identified heritage assets. In this 

section, we provide a statement of significance for No.2 Hyde Park Place, as a part of the 

defined group at Nos.1-3 Hyde Park Place, in terms of its special architectural and historic 

interest and group value, as relevant to the proposals.  

1.16 Section 3 also includes a statement of significance for the surrounding Bayswater 

Conservation Area, including a description of its historical development, as well as of its 

character and appearance. This assessment makes specific reference to the Site at No.2 

Hyde Park Place, and describes its contribution to the significance of the conservation area 

as a whole. Our assessment work is undertaken on the basis of existing published 

information, archival research and on-site visual survey and analysis, and is focussed and 

proportionate to the importance of each of the identified heritage assets. 

1.17 The assessments of significance contained in Section 3 draw on and have been informed 

by previous Heritage Statements prepared by Turley Heritage, as part of past applications 

for listed building consent and planning permission at the Site in 2018. 

1.18 Section 4 provides an overview of the application proposals, and an assessment of their 

impacts on the heritage significance of the listed building and conservation area. These 

impacts are then assessed overall in light of the relevant statutory duties of the Planning 

(Listed Buildings and Conservation Areas) Act 1990, national policy contained within the 

NPPF 2019 and supported by the NPPG, and also regional and local planning policy for the 

historic environment. 

1.19 Section 5 draws together a summary of the findings of this report with regard to heritage 

impacts and draws conclusions.  

1.20 The Historic England list entry for the affected listed building is included at Appendix 1. 

The conservation area boundary map is included at Appendix 2. The Heritage Statement 

prepared to accompany the approved application proposals (refs. 18/05305/FULL and 

18/05306/LBC) currently being implemented on Site is provided at Appendix 3, for 

reference. The heritage legislative and policy context is set out in full in Appendix 4. 



 

 

2. The Heritage Assets 

Introduction  

2.1 The NPPF 2019 defines a heritage asset as 

“A building, monument, site, place, area or landscape identified as having a degree of 

significance meriting consideration in planning decisions, because of its heritage interest. 

It includes designated heritage assets and assets identified by the local planning authority 

(including local listing).”2 

Designated Heritage Assets  

2.2 A “designated heritage asset” is 

“A World Heritage Site, Scheduled Monument, Listed Building, Protected Wreck Site, 

Registered Park and Garden, Registered Battlefield or Conservation Area designated under 

the relevant legislation.”3  

Nos 1-3 Hyde Park Place: Grade II Listed Building 

2.3 No.2 Hyde Park Place is listed as part of the group of three early-19th-century townhouses 

at Nos.1-3 Hyde Park Place. The group was included on the statutory list of buildings of 

special architectural or historic interest on 10th April 1975. A copy of the list entry is 

included at Appendix 1, which describes the houses as 

“Terraced town houses. c. 1837-40 probably by George Ledwell Taylor. Stucco, slate roofs. 

4 storeys, basement and dormered mansards. 3 windows wide fronts. No. 1 has entrance 

to return in Stanhope Place whilst Nos. 2 and 3 have entrances to right hand, all with fluted 

Greek Doric porches, projecting to pavement. Recessed sash windows, a few retaining 

glazing bars, in architrave surrounds with cornices and pediments on 1st floor, architraves 

only to 2nd floor. Entablature over 2nd floor. No. 3 has later additional attic storey. 

Parapets with copings, that to Stanhope Place return of No. 1 balustraded. Cast iron spear 

head area railings. Corniced stucco chimney stacks. Part of the Tyburnia development 

planned by S.P. Cockerell in 1827 for the Bishop of London's Estate (Church Commissioners) 

but laid out to modified plan by Cockerell's successor G Gutch. 'The History of Tyburnia', G 

Toplis; Country Life 15, 22 Nov 1973.” 

Bayswater Conservation Area 

2.4 No.2 Hyde Park Place is located within the Bayswater Conservation Area, which was 

designated by the City of Westminster in November 1967, and was subsequently extended 

in 1978, 1990 and 2002. The conservation area boundary map is attached at Appendix 2. 

The Bayswater Conservation Area Audit (2000) provides an overview of the historic 

development of the conservation area, along with an assessment of its character and 

appearance, and then sets out general guidance on how development proposals can 

sustain this heritage significance. 

                                                           
2 MHCLG, National Planning Policy Framework (NPPF) 2019 – Annex 2: Glossary. 
3 Ibid. 



 

 

2.5 Due to the nature of the application proposals – being restricted to lower ground floor 

and below – it is unlikely that the conservation area would be affected by the proposals. 

However, an assessment of significance is included here, for completeness. 

Non-Designated Heritage Assets  

2.6 The NPPF4 identifies that heritage assets include both designated heritage assets and 

assets identified by the local planning authority (including local listing).  

Local List  

2.7 The City of Westminster does not maintain a register of unlisted buildings of local 

architectural or historic interest or “local list”. 

                                                           
4 MHCLG, National Planning Policy Framework (NPPF) 2019 – Annex 2: Glossary. 



 

 

3. Significance of the Heritage Assets 

Significance and Special Interest  

3.1 The NPPF 2019 defines the significance of a heritage asset as 

“The value of a heritage asset to this and future generations because of its heritage 

interest. The interest may be archaeological, architectural, artistic or historic. Significance 

derives not only from a heritage asset’s physical presence, but also from its setting. For 

World Heritage Sites, the cultural value described within each site’s Statement of 

Outstanding Universal Value forms part of its significance.”5 

3.2 Historic England has provided guidance on assessing significance in Advice Note 12: 

Statements of Heritage Significance: Analysing Significance in Heritage Assets (2019). This 

document responds to the NPPF requirement for applicants for heritage and other 

consents to describe heritage significance, in order to assist local planning authorities in 

making decisions and understanding the impact of proposals for change to heritage assets. 

Understanding the significance of heritage assets, in advance of developing proposals for 

their buildings and sites, enables owners and applicants to receive effective, consistent 

and timely decisions.6 

3.3 Historic England has also past provided further guidance for their staff (and others) on 

their approach to making decisions and offering guidance about all aspects of England’s 

historic environment.7 This provides advice on how to assess the contribution of elements 

of a heritage asset, or within its setting, to its significance in terms of its ‘heritage values’. 

These values are evidential, historical, aesthetic and communal. This document 

supplements the established definitions of heritage significance and special interest set 

out in founding legislation and more recent national planning policy and guidance. 

Listed Buildings  

3.4 Listed buildings are defined as designated heritage assets that hold architectural or 

historic interest. The principles of selection for listed buildings are published by the 

Department of Culture, Media and Sport and supported by Historic England’s Listing 

Selection Guides for each building type.8 The relevant selection guide for the listed 

buildings affected by the proposals is the Townhouses Selection Guide (Domestic Buildings 

2).9  

Conservation Areas  

3.5 Conservation Areas are designated on the basis of their special architectural or historic 

interest, the character and appearance of which it is desirable to preserve or enhance. 

Historic England published guidance in respect of conservation areas and this provides a 

                                                           
5 MHCLG, National Planning Policy Framework (NPPF) 2019 – Annex 2: Glossary. 
6 Historic England, Advice Note 12: Statements of Heritage Significance: Analysing Significance in Heritage Assets, 
2019. 
7 English Heritage (now Historic England), Conservation Principles: Policies and Guidance 2008. 
8 DCMS. Principles of Selection for Designating Buildings, 2018; Selection Guides.  
9 Historic England, Listing Selection Guide: Domestic 2: Town Houses, December 2017.  



 

 

framework for the appraisal and assessment of the special interest and significance of a 

conservation area.10 

Assessment  

3.6 The assessments of significance set out at Section 3 for each of the designated heritage 

assets are proportionate to the importance of these assets and also provide a sufficient 

level of description to understand the impact of the proposals. Assessment is based on 

existing published information, archival research and on-site visual survey. 

  

                                                           
10 Historic England, Advice Note 1: Conservation Area Appraisal, Designation and Management, 2019 (2nd edn). 



 

 

Grade II Listed Building: No.2 Hyde Park Place 

Introduction 

3.7 In 2018, Turley Heritage prepared a Heritage Statement to accompany the now-approved 

applications for planning permission (18/05305/FULL) and listed building consent 

(18/05306/LBC) for conversion of the Site at No.2 Hyde Park Place from a single-family 

dwelling to three residential units, with associated internal works. As part of the 

assessments of significance contained within these past reports, a detailed analysis of the 

listed building at No.2 Hyde Park Place and its interior was provided, involving 

comprehensive study of archival drawings and other material. What follows in this section 

is a summary of the findings of that report, which is considered to be proportionate to the 

nature and scale of the current application proposals, and appropriate, given the evolving 

baseline situation on Site arising from implementation of the approved scheme. Further 

details and analysis of the building are provided, for reference, in the Heritage Statement 

that accompanied the 2018 application, which is included with this report at Appendix 3.  

Historical Development 

3.8 In the early 18th century, the parish of Paddington was described as very small.11 The main 

settlement in the 1740s was around Paddington Green and along Edgware Road, with 

smaller groups of houses to the west around Westbourne Green and at Bayswatering (now 

known as Bayswater). In 1742, the whole of Tyburnia was farmland. Tyburnia was the 

name used from the early 19th century for the south-eastern corner of the parish of 

Paddington, the first part of the Paddington Estate to be built up.  

 

Figure 3.1 – Extract from John Cary’s Map of ‘Fifteen Miles Round London’, showing 

Paddington and Tyburnia as rural areas on the outskirts of London 1786. Approximate 

location of 1-3 Hyde Park Place marked in red. 

3.9 By the end of the 18th century, the majority of the parish was still arable (Figure 3.1). Acts 

of Parliament from 1795, however, permitted the Grand Junction Canal Company to build 

the Paddington Canal Basin, and allowed for lessees of the Bishop of London to build on 

                                                           
11 T.F.T. Baker et al., 1989, A History of the County of Middlesex: Volume 9, Hampstead, Paddington, Victoria County 
History. Accessed via http://www.british-history.ac.uk/vch/middx/vol9. 

http://www.british-history.ac.uk/vch/middx/vol9


 

 

the Paddington Estate. Both stipulations meant that the pace of development in the area 

began to increase.12 

3.10 The first plans for the area were devised by the surveyor to the Bishop of London’s estate, 

Samuel Pepys Cockerell, possibly as early as 1804.13 The principal elements of the design 

were a main road, Grand Junction Street (later Grand Junction Road, and then Sussex 

Gardens), running north-east to link Bayswater Road with the New Road (later 

Marylebone Road) (see Figure 3.2).  

 

Figure 3.2 – 1817 map showing the newly-built Grand Junction Water Works, and the 

route of Grand Junction Road/Sussex Gardens running north-east. Approximate 

location of 1-3 1-3 Hyde Park Place marked in red. 

3.11 Building on the rest of the Paddington Estate was undertaken in a piecemeal manner by a 

range of speculative builders and architects. One such builder who was prominent in 

Tyburnia in the early to mid-19th century was George Ledwell Taylor, who had also 

superintended the construction of Montagu and Bryanston Squares on the Portman 

Estate, to the east of Euston Road.  

3.12 The list entry for Nos.1-3 Hyde Park Place indicates that the listed terrace at Nos.1-3 Hyde 

Park Place was built by Ledwell Taylor between 1837-1840, and comparison of maps dated 

1817 and 1844 show that Hyde Park Place was developed between these dates (Figures 

3.3 and 3.4). 

                                                           
12 Ibid. 
13 Cherry, B and Pevsner N, 2002, The Buildings of England, London 3: North West, Yale University Press. 



 

 

 

  Figure 3.3 - Map of 1817 showing that Hyde Park Place was not developed by this 

time. Approximate location of 1-3 Hyde Park Place marked in red. 

 

Figure 3.4 - Map of 1844 showing that Hyde Park Place had since been developed. 

Approximate location of 1-3 Hyde Park Place marked in red. 

3.13 The first available map to show No.2 Hyde Park Place as part of the listed trio is the 

Ordnance Survey (OS) map of 1869 (Figure 3.5). This shows that each of the three buildings 

was constructed with slightly different, and irregular, footprints. No.1’s front elevation 

faced onto Stanhope Place, whilst the front elevations for Nos.2 and 3 fronted onto 

Bayswater Road. The 1869 OS map shows No.2 Hyde Park Place occupying the whole of 

its plot (as do Nos.1 and 3), and surrounded on three sides by neighbouring built form.  



 

 

 

Figure 3.5 – OS map of 1869. Approximate location of Nos.1-3 Hyde Park Place marked 

in red. 

3.14 Later maps show more detail for the footprint of the building (Figure 3.6). The OS maps 

dated 1893-5 and 1932 show the main building occupying the bulk of the plot towards 

Bayswater Road, which is connected via a closet wing to a large wing at the rear of the 

plot, all set around a small central light well. This is essentially the footprint found on site 

today; however, the closet wing and rear wing have been replaced with 20th-century 

constructions (discussed further on in this section). 

   

Figure 3.6 – OS map of 1893-5 (left) 1932 OS map (right), showing No.2 Hyde Park 

Place arranged around a lightwell; with the main body of the house attached to a rear 

wing via a closet wing. 



 

 

   

Figure 3.7 – 1947 drawings of No.2 Hyde Park Place, showing the form of the main 

house, with rear wing and closet wing 

3.15 Drawings dating from 1947 shed more light on the historical form of No.2 Hyde Park Place 

(Figure 3.7). These show that the large wing at the rear of the plot was a single-storey 

structure at lower ground floor level only. Above this, a narrow, deep closet wing extended 

from lower ground floor level to the first floor, with a shallower closet wing extension 

above, at second floor. There was also a small addition at the junction of the main house 

rear elevation and closet wing, whilst the third and fourth floor levels comprised the main 

house only. (Subsequent alterations to the rear of the listed building are discussed further 

on in this report, as part of an assessment of the rear elevation.) 

Architectural Interest 

3.16 The listed building at No.2 Hyde Park Place is of architectural interest as a good example 

of an early-19th-century, brick-and-stucco terraced townhouse, of the type which was 

designed using the grand, Italianate style that was popular during this period. The building 

forms part of a wider terraced group at Nos.1-3. Although all three buildings are slightly 

different, the group has an essentially cohesive architectural character. Individually, the 

principal elevation of each townhouse contributes to the significance of the whole, as they 

all form part of a unified and cohesive terraced frontage to Bayswater Road and Stanhope 

Place, as part of the wider 19th-century speculative townscape development of Bayswater.  

3.17 As found today, the architectural interest of the listed building externally is primarily 

invested in its principal street frontage and its contribution to the group value of the 

terrace at Hyde Park Place. This element retains the strongest sense of its historic 

architectural character relative to the much more altered rear elevation and rear 

elements. 

3.18 The building’s internal spaces and features have been compromised in the late 20th 

century by a period of severe deterioration, and latterly by a dramatic phase of 

refurbishment, internal alteration and extension (see Appendix 3). Surviving elements of 

plan form and historic fabric assist in an understanding of the domestic lives and social 

aspirations of the listed building’s early occupants, and also of the traditional spatial 



 

 

hierarchy within houses of this type and style. Where appropriate, modern decorative 

features also contribute to this understanding and special interest. However, at the lower-

status floor levels, wholesale plan form alterations and unsympathetic decoration have 

significantly diminished the contribution of these levels to the overall significance of the 

building.   

External 

Front Elevation 

3.19 No.2 Hyde Park Place overall retains its historic character as an early-19th-century urban 

townhouse, which conforms to the classical architectural principles that characterise so 

much of the 19th-century residential terraced development across London.  

3.20 The listed building is arranged across lower ground, ground, first and second floors, with 

an attic third floor and a mansard fourth floor (Figure 3.8). The townhouse is arranged 

over three bays, the main entrance located on the eastern side of the front elevation, at 

the top of a flight of steps and beneath a Doric columned porch. The front boundary wall 

is fully stuccoed. The front elevation of the house is built in stuccoed and painted brick, 

and the ground-floor elevation includes banded rustication to give the impression of 

ashlar stone. Above, four Giant Order pilasters with decorated capitals divide the three 

bays at first and second floor levels, and define the outer edges of the property.  

 

Figure 3.8 – No.2 Hyde Park Place as part of a listed trio at Nos.1-3 (as seen in 2018). 

3.21 The full-height windows of the piano nobile have pedimented surrounds, with a 

continuous metal balustrade balcony shared by Nos.1 and 3. The windows to the ground, 

first, second and third floors are modern ‘two-over-two’ sash windows. 

3.22 The windows of the second and third floor levels diminish in size, and also have less ornate 

moulded surrounds as an external expression of the spatial hierarchy that is traditional in 

buildings of this type. A deep, moulded corniced string course separates the second and 

third floor levels, and this feature runs continuously across the façade of the listed terrace. 

The mansard attic storey may be original to the property, or it may be a later addition; 



 

 

however, neither archival nor desk-based research has been able to confirm this. Overall, 

the grandeur and elegant design of the group reflects the character of the surrounding 

townscape. 

3.23 As found today, the façade of No.2 Hyde Park Place has undergone significant 

refurbishment and renewal, as part of works undertaken in 1995 and 1996, in connection 

with the reversion of the property back to its original use as a single dwelling. Though at 

surface level the front elevation is therefore largely a product of late-20th-century 

refurbishment and renovation, it nonetheless contributes to the special architectural 

interest of the listed building because it retains the original character of a grand, classical-

style residential townhouse, typical of the type of building and architectural style that was 

fashionable during the 19th century.  

Rear Elevation 

3.24 The rear elevation of the listed townhouse is not described in the list entry description for 

the terrace. Nor is this part of the building visible from the public realm in the surrounding 

area because it is concealed by the proximity of other surrounding building stock. Aerial 

images show that this side of No.2 Hyde Park Place is fully stuccoed, but is more modest 

in design relative to the street frontage (Figure 3.9). This reflects the lower status of the 

more private rear elevation of the house, relative to its principal street frontage. 

 

Figure 3.9 – The rear elevation of No.2 Hyde Park Place is much plainer than the front 

elevation, and is also more altered.14 

                                                           
14 Google Maps. 



 

 

 

3.25 As found today, the character and appearance of the rear elevation at No.2 Hyde Park 

Place is largely a product of the phase of alteration and extension undertaken in the late 

1990s. Though the older rear wing and closet wing survive, these are no longer legible as 

part of the building, having been largely hidden externally by the modern conservatory 

and lift/lobby additions (Figure 3.10).  

   

Figure 3.10 – The modern lift/lobby extension and conservatory have hidden the 

historic closet wing and rear wing (as seen in 2018). 

3.26 In summary, the late-20th-century alterations to this part of the listed building have 

severely compromised its integrity and special architectural interest. This, combined with 

the very limited visibility of the rear elevation, means that overall, it makes a much more 

limited contribution to the significance of No.2 Hyde Park Place, relative to the principal 

façade.   

Roof Form  

3.27 No.2 Hyde Park Place has a traditional “M”-shaped, roof with a valley running laterally 

across the width of the plot, re-covered with natural Welsh slates as part of the phase of 

alteration in 1995-6. Internal inspection reveals that the roof structure has also been 

replaced in the 20th century, and is constructed of relatively recent band-sawn timbers 

(Figures 3.11 and 3.12).  

3.28 Overall, the roof form of No.2 is typical of buildings of this type, and in keeping with its 

historic and architectural character; however, its modern fabric and construction is 

inherently of little historic value.  



 

 

 

 

Figure 3.11 – The traditional ‘M’ 

shaped roof at No.2. 

Figure 3.12 - The roof structure is 

modern. 

 

Internal 

3.29 Implementation of the 2018 planning permission and listed building is currently under 

way. This comprises considerable internal works to create three residential units, 

alongside associated internal and external works, and the demolition and redevelopment 

of a closet wing and rear studio structure. The proposals also include the reinstatement of 

a decorative scheme at ground and first floor levels. Because these works are ongoing, the 

baseline situation on Site is changing in light of implementation of the approved scheme, 

and the assessment that follows is drawn from the condition of the building in 2018. 

3.30 Internally, the historic plan form of the listed building remains legible at lower ground, 

ground and first floor levels; however, at the second, third and fourth floors, the existing 

internal layouts are largely a product of the 1995-6 phase of renovation/restoration at the 

property (see Appendix 3). Surviving elements of original plan form contribute positively 

to the special architectural interest.  

3.31 At the upper levels of the townhouse, the plan form is entirely modern and bears no 

resemblance to the historic layout of the building; it thus makes no contribution to the 

significance of the listed building. At the rear of the house, the lift shaft and associated 

lobby have been inserted into the historic closet wing, whilst a glazed conservatory sits on 

top of the historic rear wing.  

3.32 In terms of internal features and decorative fabric, the extent of loss and renewal in the 

late 20th century now means that few historic features survive within the building. Archival 

and desk-based research has revealed that much of the interior décor is a product of the 

1995-6 phase of works. Notwithstanding these changes, the existing decorative features 

at the principal levels (ground and first floors) for the most part represent a traditional 

decorative scheme that is appropriate to the high status of these floors, and which 

enhances appreciation and understanding of the traditional spatial hierarchy within 

houses of this type and style. The majority of the late-20th-century internal decorative 

additions are well executed, well researched and appropriate, and they make a positive 

contribution to the special architectural interest of the listed building, 

3.33 Conversely, at lower ground level and at the second, third and fourth floors, refurbishment 

in the 1990s has implemented an inappropriately grand scheme of decoration, which 

compromises an appreciation of the traditional spatial hierarchy found within houses of 



 

 

this type. Overall, the interior plan form and fabric makes a more limited contribution to 

the special architectural interest of the listed building, relative to the visual qualities of 

the building’s principal elevation fronting Bayswater Road. 

3.34 The second and third floor levels would have been used as bedroom accommodation for 

the building’s main occupants. Accordingly, these levels would likely have been more 

heavily partitioned as a manifestation of their lesser status within the traditional 

hierarchy, usually comprising three or four rooms. The interior decoration would have 

been more limited and simple than the floors below, again in keeping with the more 

private character of the rooms, and their lesser status.   

3.35 The uppermost floor level would historically have been used as accommodation for the 

servants of the household, and, as with the floors below, would have been more heavily 

partitioned. The interior decoration would also have been limited and simple, again in 

keeping with its lesser status. 

Lower Ground Floor 

3.36 Today the lower ground floor level retains the plan form and fabric which was installed as 

part of the 1995-6 phase of works. The majority of these alterations were concentrated 

on the east side of the central passage and to the lift/lobby and rear wing, whilst the three 

spaces on the west side of the passage are thought to survive from the original layout.   

3.37 The interior decorative scheme at lower ground floor level is now entirely modern. All 

wall, floor and ceiling surfaces are modern applications, dating from the 1995-6 phase of 

refurbishment at the property. The doors and architraves, dado rails, skirting and cornices 

also derive from this late-20th-century phase of works, and these existing decorative 

features are slightly too elaborate and decorative to be appropriate at this traditionally 

low-status floor level (Figures 3.13-3.16). 

 

 

 
Figure 3.13 – The interior décor at lower 

ground floor level is entirely modern  
 Figure 3.14 – Some original spaces 

remain on the west side of the central 
passage 



 

 

 

 

 
Figure 3.15 – Ceiling, wall and floor 

coverings 
 Figure 3.16 – The modern decorative 

joinery is too grand for this level 

Ground Floor 

3.38 As found today, the ground floor level has retained its original layout, which is typical of 

that established in many London terraced townhouses built in the 18th and 19th centuries. 

This makes an important contribution to the special interest of the listed building because 

it enhances appreciation and understanding of the domestic lives and social aspirations of 

the building’s early occupants. The ground floor comprises a small entrance vestibule, 

which opens onto a generous entrance hall leading to a staircase set against the party wall 

towards the rear of the main building. Two rooms are accessed from the hallway: one at 

the front of the house, and one to the rear. The lower ground floor staircase is positioned 

beneath the principal staircase, beyond which an opening at the rear of the house 

provides access to the lift/lobby, and the glazed extension. 

3.39 Much of the historic interior décor at ground floor level has been lost, and much of the 

existing surface-level finishes originate from the 1995-6 phase of renovation at the 

property. Modern fabric and features include the floor coverings, entrance lobby 

fireplace, doors and architraves, and likely also includes the skirtings, wall mouldings and 

ceiling mouldings. Remaining elements of historic decorative fabric include the deep, 

elaborately moulded cornices, together with the window shutters at front and rear.  

3.40 The original principal staircase of the townhouse survives, and ascends from the ground 

floor to second floor level. This is a straight-flight design with a spiral newel post; a slender, 

hardwood timber handrail; and cast-iron balusters (Figure 3.17 and 3.18). Unfortunately, 

the house remains without chimneypieces in the principal rooms at this level. 

3.41 Though largely a product of the late-20th-century phase of refurbishment, the existing 

decorative features at this level make a positive contribution to the special architectural 

interest of the listed building, as they represent a traditional decorative scheme that is 

appropriate to the high status of this principal floor level, and helps to enhance 

understanding and appreciation of the traditional spatial hierarchy within houses of this 

type and style. 



 

 

   

Figures 3.17 – The historic two-room plan form has survived, and the historic décor of the 
hallway/stair has survived 

   

Figures 3.18 – The majority of interior decoration and features within the principal rooms are 
modern, although the historic cornice and frieze remain, together with the window 

architraves 

First Floor 

3.42 At first floor, the historic two-room plan form remains legible, together with the stair and 

stair landing. Again, the surviving original plan form, generous proportions of these rooms, 

and the elaborate decorative features (though largely modern) make an important 

contribution to the special interest of the listed building as they enhance appreciation and 

understanding of the domestic lives and social aspirations of the building’s early 

occupants. An opening behind the principal stair gives access to the modern closet 

wing/lift, and glazed extension. 

3.43 Like the ground floor level, much of the interior décor at the first floor was renewed as 

part of a wider phase of comprehensive repair and refurbishment at the property which 

was approved in 1995-6. A period of significant decline in the condition of the building, 

together with an incident of theft in the 1980s and early 1990s, means that today modern 

replacement fabric and features include the floor coverings, doors and architraves and 

ceiling mouldings, and likely also includes the skirtings and wall mouldings. The grand and 

highly decorative cornices are thought to be historic (Figures 3.19–3.22).  



 

 

   

Figures 3.19 –The interior fabric at first floor is largely modern 

   

Figures 3.20 – The historic cornices and frieze remain, whilst elsewhere doors, architraves, 
floor coverings, and ceiling mouldings date from 1995-6 

   

Figures 3.21 – There are no chimney pieces, but door surrounds have been reinstated 

   

Figure 3.22 – The lift/lobby and modern conservatory (as seen in 2018) are of no interest. 
 

3.44 At the rear of the house, the lift shaft and associated lobby have been inserted into the 

historic closet wing, whilst the double-height glazed conservatory is an overtly modern 

addition, approved in 1995. The plan form of the closet wing contributes towards the 



 

 

significance of the listed building whilst the modern 1990s extension adjoining is 

detrimental to the significance of the listed building due to its low-grade materials.  

Second Floor 

3.45 The second floor level would likely have been used as more private living space or 

bedroom accommodation for the house’s original occupants. The lower status of this level 

relative to the principal floors (ground and first) means that it was more heavily 

partitioned, into three rooms. At this level, whilst the plan form of the principal stair 

survives, the original three-room layout has been compromised by modern interventions. 

As well as alterations to the rooms, significant changes have occurred within the stair 

landing.  

3.46 As found today, the interior décor is entirely modern. A substantial amount of built-out 

joinery has compromised the original proportions of this space, and also concealed any 

remaining historic decorative fabric (Figures 3.23–3.24). Some of this joinery – particularly 

in the bedroom at the front of the house and the bathroom at the rear – is not detailed in 

the 1996 proposal drawings, and its origins are unclear. The ceiling mouldings appear crisp 

and modern, and incorporate spot lighting together with cornices which skirt the 1996 

partitions.  

   

Figures 3.23 - The original plan form and interior fabric at second floor (as seen in 

2018) has been severely compromised by the comprehensive phase of alteration and 

refurbishment in the late 20th century.  

   

Figures 3.24 - A substantial amount of built-out joinery has compromised the original 

proportions of this space, and also concealed any remaining historic decorative fabric 

(as seen in 2018). 



 

 

3.47 Overall, the extent of alteration at this level means that its original plan form and 

decorative fabric are no longer legible, and this has diminished its contribution to the 

special architectural interest of the listed building.  

Third Floor 

3.48 The third floor of No.2 Hyde Park Place was comprehensively re-arranged and refurbished 

as part of the 1995-6 phase of alteration, so that its historic plan form and interior fabric 

have been completely lost. This level currently comprises two studio apartments, each 

with a large room overlooking the front or rear of the building, together with a small 

bathroom and wardrobe within the centre of the floor plan. 

3.49 Apart from the building envelope, the plan form at this level is entirely modern and bears 

no resemblance to the historic layout of the building. Together with alterations to the plan 

form, the late-20th-century phase of works also included a comprehensive phase of 

internal refurbishment. All floor and wall coverings, decorative wall mouldings, cornices, 

skirtings, window surrounds, doors and architraves are modern installations. The grand 

and ornate appearance of these features is considered to be inappropriate to this lower-

status floor level, and compromises an appreciation of the traditional spatial hierarchy 

found within houses of this type (Figure 3.25–3.27).  

  

Figures 3.25 – The staircase between second and third floors was installed as part of 

the 1995-6 phase of works, and designed to match the principal staircase 

  

Figures 3.26 – The historic plan form at this level (as seen in 2018) has been completely 

replaced by modern partitions and finishes, comprising two bedrooms with adjoining 

en suites and wardrobes . 



 

 

   

Figures 3.27 – The surface-level interior décor is entirely modern, and too elaborate for 

this low-status floor level.  

3.50 Overall, the plan form and fabric at third floor level is of limited interest, and makes no 

contribution to the significance of the listed building. 

Fourth Floor 

3.51 The historical development of the fourth floor is almost identical to that described for the 

third floor level. Again, this attic level was completely re-arranged as part of the 1995-6 

scheme of works to the property, when the historic plan form was replaced with modern 

partitions to create two studio apartments, each with a large room overlooking the front 

or rear of the building, together with a small bathroom and wardrobe within the centre of 

the floor plan. 

3.52 Apart from the building envelope, the plan form at the fourth floor is entirely modern, and 

bears no resemblance to the historic layout of the building.  

3.53 All floor and wall coverings, decorative wall mouldings, cornices, skirtings, window 

surrounds, ceiling roses, doors and architraves are modern installations, which date from 

the 1995-6 phase of internal refurbishment. The grand and ornate appearance of these 

features is inappropriate to this lower-status floor level, and compromises an appreciation 

of the traditional spatial hierarchy found within houses of this type (Figure 3.28–3.30).  

   

Figure 3.28 – The staircase between the third and fourth floors is modern 



 

 

 

Figure 3.29 - The historic plan form and interior fabric at this level (as seen in 

2018) has been completely replaced by modern partitions and finishes, 

comprising two bedrooms with adjoining en suites and wardrobes. 

   

Figure 3.30 - The grand and ornate appearance of these features (as seen in 

2018) is considered to be inappropriate to this lower-status floor level. 

3.54 Overall, the plan form and fabric at fourth floor level is of limited interest, and makes no 

contribution to the significance of the listed building.  

Historic Interest 

3.55 No.2 Hyde Park Place and its wider terrace is of historic interest because the building 

group illustrates the ambition of land owners and speculative developers in creating the 

new, high-status residential area around Bayswater and Paddington during the early to 

mid-19th century. These residential buildings also provide evidence of the increasing 

prosperity and expansion of both the population and boundaries of urban London in this 

period. This type of development occurred particularly as a response to the rapid growth 

in this period of the middle or professional classes and the need to provide aspirational 

new housing for them.  

3.56 The listed terrace is also of historic interest as one of a number of broadly 

contemporaneous and similarly designed terraced townhouses in the immediate area, 

which broadly illustrates the aspirations and domestic lives of its 19th-century occupiers.  



 

 

Group Value 

3.57 No.2 Hyde Park Place forms part of a group comprising Nos.1-3 Hyde Park Place. The group 

value of the townhouse is derived from its close relationship with these neighbouring 

buildings, as they form a visually unified terrace on the corner of Bayswater Road and 

Stanhope Place. This group value is primarily expressed in the closely correlated design of 

the street frontages of the townhouses (Figure 3.31).  

 

Figure 3.31 – Nos.1-3 Hyde Park Place form a unified terraced group on the north side 

of Bayswater Road. 

3.58 As found today, the assumed general uniformity of appearance of the original rear 

elevations has been lost as a result of the various successive and differently scaled and 

designed alterations and extensions which have occurred over time. The group value of 

the terrace has been weakened in the very limited views to the rears as a result.  

3.59 No.2 Hyde Park Place and its listed terrace – albeit with several alterations over time – 

also has group value as one element within a much larger, 19th-century speculative 

townscape scheme in Bayswater. In particular, the listed terrace forms a group with the 

buildings on the west side of Stanhope Terrace, where the building lines form two sides of 

an urban block.  

Summary of Significance 

3.60 The listed building at No.2 Hyde Park Place is significant as one of a large number of 

examples of the London stock-brick, stucco-fronted terraced townhouses, which were 

developed for the middle or professional classes in the early 19th century. It also illustrates 

the fashion for the Italianate style applied to domestic architecture. The house’s principal 

special architectural interest resides in its front elevation, whilst the secondary status of 

the rear elements and roof form are evident in their simpler treatment; these have also 

been much altered in the 20th century through intervention or extension.   



 

 

3.61 Remnants of the original plan form are partially discernible, together with a sense of the 

original hierarchy of levels within the house. However, this has been compromised by 

refurbishment, alteration, reconfiguration and extension over the course of the 20th 

century, including a rapid phase of deterioration in the condition of the property in the 

late 20th century. Where historic plan form survives, it contributes towards the 

architectural and historic special interest of the listed building. The surface-level 

decoration is largely modern and of little historic interest, though it is of a traditional style.  

3.62 No.2 Hyde Park Place illustrates, to some degree, the aspirations and domestic lives of its 

19th-century occupiers, although later changes have served to diminish an understanding 

and appreciation of its original use and interior design. As part of a wider townscape 

development, the townhouse also provides evidence of the expansion and prosperity of 

19th-century Bayswater, and London more widely. This gives it special social historic 

interest. 

3.63 Finally, the significance of the building is derived from its role as an integral element within 

a group of contemporary and similarly designed 19th-century terraced townhouses – 

primarily expressed through their street elevations – and as part of a wider townscape 

scheme at Hyde Park Place. The building therefore possesses group value as part of the 

terrace 1-3 Hyde Park Place. 

 

  



 

 

Grade II Listed Building: Terrace at Nos.1-3 Hyde Park Place 

Architectural Interest 

3.64 No.2 Hyde Park Place forms part of a listed group at Nos.1-3 Hyde Park Place. The terrace 

was built as one composition and the proposed changes at No. 2 have the potential to 

affect the significance of the wider terrace. The significance of the wider terrace will 

therefore be discussed below.  

3.65 The terrace is of architectural interest as an example of an early-19th-century terrace of 

classical-style townhouses. Together, the buildings are good examples of the brick-and-

stucco urban terraced townhouses that were designed using the grand, Italianate style, 

which was popular during this period. The terraced group has an essentially cohesive 

architectural character, which clearly illustrates their original domestic use. Individually, 

the principal elevation of each townhouse contributes to the significance of the whole, as 

they all form part of a frontage to Bayswater Road and Stanhope Place, as part of the 

wider 19th-century speculative townscape scheme in Bayswater.  

3.66 Whilst the terrace is essentially unified in terms of design, each building is slightly 

different. No.1 Hyde Park Place has a broad frontage facing onto Stanhope Place, with a 

flank elevation of three bays overlooking Bayswater Road. No.3 Hyde Park Place has an 

additional historic sheer storey flush with the front elevation (Figures 3.32 and 3.33). The 

roof forms of the three townhouses are also slightly different. No.1 has a hipped slate 

mansard skirting the building line on both Stanhope Place and Bayswater Road, whilst 

No.2 has a traditional “M”-shaped roof form with mansard. No.3 has undergone 

significant alteration, and the roof form to this building accommodates a further storey, 

set back from the building line (Figure 3.34). 

 
 

Figure 3.32 - Nos.1-3 Hyde Park Place 

overlooking Bayswater Road. 

 

Figure 3.33 – No.1 Hyde Park Place 
overlooking Stanhope Place. 



 

 

  

Figures 3.34 – The roof forms of the three townhouses are each slightly 

different.  

 3.67 The rear elevations of the listed terrace are all different, having each been the subject of 

numerous later, piecemeal alterations and additions. As a result, any former unity or 

consistency between the townhouses has been substantially undermined (Figure 3.35). 

The rear elevations are not visible from the public realm in the surrounding area because 

they are concealed by the proximity of other surrounding building lines. Inter-visibility 

between each of the buildings in the terrace is also extremely limited, due to their close 

proximity to each other; the cramped and enclosed nature of the building plots; and the 

accumulation of later rear additions.  

 

Figure 3.35 – The rear elevations of Nos.1-3 are each different, having been the subject 

of numerous later, piecemeal alterations and additions.  

Historic Interest 

3.68 The listed terraced group of townhouses is of historic interest because it illustrates the 

ambition of speculative builders and designers, in creating the new high-status residential 

area of Bayswater in the 19th century. This type of development was particularly a 

response to the rapid growth in this period of the middle or professional classes and the 

need to provide aspirational new housing for them, and these residential buildings also 



 

 

provide evidence of the increasing prosperity and expansion of both the population and 

boundaries of urban London in this period.  

3.69 At the finer scale, the historic fabric and features of these former townhouses help to 

illustrate aspects of the domestic lives of these buildings’ 19th-century residents. However, 

in the case of No.2 Hyde Park Place, and as a result of the considerable later alterations to 

the original plan form and interior scheme, the legibility of the historic design of the 

former townhouse has now been partially compromised and lost in areas. 

Group Value 

3.70 Nos.1-3 Hyde Park Place derive group value from the inherent relationship between the 

three houses of the listed terrace. This is primarily expressed in the stuccoed, Italianate 

principal front elevations, which present a unified identity to Bayswater Road. The roof 

forms and rear elevations of the three buildings in the terrace differ greatly. Their more-

altered state, together with their very limited visibility, means that they make a reduced 

contribution to the group value of the listed terrace, relative to the importance of the 

principal elevations.  

3.71 More widely, the listed terrace at Nos.1-3 Hyde Park Place has group value as one element 

within a much larger 19th-century speculative townscape in Bayswater. 

Summary of Significance 

3.72 The listed terrace is significant as one of a large number of examples of the London stock-

brick and stucco-fronted terraced composition, which was developed for the middle or 

professional classes in the early 19th century. It illustrates the fashion for the Italianate 

style applied to domestic architecture, whilst the secondary status of the rear elements 

and roof forms are evident in their simpler treatment, and have also been very altered in 

the 20th century through intervention or extension. The terrace illustrates, to some 

degree, the aspirations and domestic lives of its 19th-century occupiers. As part of a wider 

townscape development, the townhouses also provide evidence of the expansion and 

prosperity of 19th-century Bayswater, and London more widely. 

  



 

 

Bayswater Conservation Area 

Historical Development 

3.73 The key period in the development of the Tyburnia and Bayswater area was the early to 

mid-19th century. Before this time, only isolated settlements around Paddington Green 

and Westbourne Green existed amidst agricultural land, gardens and Royal parkland 

(Figure 3.36). Bayswater Road existed as the western extension of the Oxford Road, 

forming the northern boundary of Hyde Park. Westbourne Green Lane also dates from at 

least the 18th century, connecting Westbourne Green with Bayswater Road along the line 

of the present Queensway. 

 

Figure 3.36 - Cary’s map of London 1817, showing Paddington largely undeveloped 

3.74 At the start of the 19th century, more intensive development began in this area, with the 

laying out of planned streets and squares of elegant terraced houses. The area of Tyburnia, 

between Edgware Road and Bayswater Road, was begun in 1807 for the Church 

Commissioners, and became a fashionable new extension to the city for the growing 

middle classes.15 New development also extended westwards to the neighbouring area of 

Bayswater. Development was gradual, occurring over a long period of time, on a number 

of different estates and by different speculative developers using various architects (see 

Figure 3.37).  

 

                                                           
15 Elrington, C. R. (Ed.) A History of the County of Middlesex: Volume 9: Hampstead, Paddington, 1989 (VCH) 



 

 

 

Figure 3.37 - Development of Bayswater: extract from Bayswater Conservation Area 

Audit (2000). 

3.75 The arrival of the Great West Railway at its new terminus at nearby Paddington in 1832-

8, followed later by the Metropolitan Railway, brought this area much closer to the city. 

These events were partly responsible for acceleration in population growth, and the 

further intensification of development in this area. Cross’s London Guide shows that by 

1844, the area of land between Bayswater Road (then Uxbridge Road), Edgware Road and 

Grand Junction Street was completely built up, including Hyde Park Place on the northern 

frontage of Bayswater Road (originally called St George’s Terrace, Figure 3.38).  

 

Figure 3.38 - Cross’s London Guide 1844 with the approximate location of the Property 

marked in red. 



 

 

3.76 Further to the east in the conservation area, Westbourne Terrace and Ranelagh Street had 

been laid out by the mid-19th century, but much of this area had yet to be built up with 

the rows of terraces and mews which characterise Bayswater today. By the late 19th 

century, the Ordnance Survey map of 1893-6 shows that the conservation area had been 

entirely built up (Figure 3.39). As well as terraces of residential townhouses, over the 19th 

century the area had also witnessed an increasing mix in the social character of the area, 

with a growing number of commercial uses. 

 

Figure 3.39 - Ordnance Survey 1893-6 with the approximate location of the Property 

marked in red. 

3.77 The appeal of the aspirational brick-and-stucco terraces had begun to fade by the early 

20th century, and many were completely redeveloped; combined or subdivided to create 

smaller residential flats; or converted to office or hotel use at this time. 

3.78 During WWII, parts of the Bayswater area suffered extensive bomb damage. As illustrated 

in the London County Council bomb damage map of the area (Figure 3.40), a V1 flying 

bomb detonated on Bayswater Road very close to Hyde Park Place, and the terrace on the 

north side of the road was extensively damaged. No.2 is coloured purple to indicate its 

having been ‘damaged beyond repair’; however, it clearly survived, and a photograph 

dated 1946 shows the more extensive damage to the neighbouring properties, which have 

since been replaced by a large apartment block (Figure 3.41). 



 

 

 

Figure 3.40 - London County Council Bomb Damage Map 1939-1945 

 

Figure 3.41 - Photograph dated 1946 showing bomb damage to Hyde Park Place16 

Character and Appearance 

3.79 The conservation area is characterised primarily by a sequence of planned schemes of 

avenues, streets, crescents and squares, as laid out by various private developers from the 

early 19th century onwards. This is an area with a very urban character, with a distinctive, 

tight grid pattern of streets and spaces. This street pattern is the framework for the 

conservation area, with key thoroughfares and squares, such as the grand boulevard of 

Sussex Gardens, or the residential enclave of Sussex Square, forming the basis of this 

layout (Figure 3.42).  

                                                           
16 Britain from Above Image reference EAW000565 



 

 

   

Figure 3.42 - Grand boulevards such as Westbourne Terrace and Sussex Gardens create 

a rigid street pattern and framework 

3.80 There is a clear hierarchy of streets and spaces, between those principal routes and 

squares and secondary streets and mews that fill the spaces between. This hierarchy is 

reflected in the scale and design of the buildings. First-, second- and latterly third-rate 

terraced houses line the streets and frame the crescents and squares. Within that part of 

the conservation area surrounding the application site, Bayswater Road is the key 

thoroughfare of the conservation area, which has historically provided access across 

London, and out of the city towards the west. To the north along Stanhope Terrace, 

Connaught Square was the first garden square to be laid out in Tyburnia from 1821.17  

3.81 The predominantly 19th-century terraced buildings fronting the main streets and spaces 

are typically four to five storeys in height, and also tend to be grander in their architectural 

character and use of materials and detailing than those on quieter side thoroughfares. 

Buildings fronting minor streets and mews within urban blocks – such as Frederick Close 

to the rear of Hyde Park Place – tend to be of a more modest scale, and adopt a simpler 

architectural character by comparison (Figure 3.43). 

   

Figure 3.43 - The grand design and scale of houses on the main streets and spaces. 

These contrast with the more modest character of buildings on secondary streets  

3.82 The piecemeal, speculative development of the Bayswater area in the 19th century has 

resulted in variations in the architectural design of different terraced groups; however, 

the use brick and stucco and the ubiquitous Neo-Classical and Italianate styles remains a 

common characteristic. At the same time, there have been several more modern 

                                                           
17 Bridget, C. and Pevsner, N. The Buildings of England, London: North West. Yale University Press 2002. 



 

 

developments which interrupt the almost-consistent design of 19th-century terraced 

houses in the conservation area (Figures 3.44).  

 

Figure 3.44 - Modern, large scale developments interrupt the consistent design of 19th 

century terraces in the area (Lancaster London Hotel) 

3.83 No.2 Hyde Park Place forms part of a trio of Italianate townhouses (Nos.1-3, Figure 3.45) 

located on the north side of Bayswater Road, at the junction with Stanhope Place. Around 

the application site there is a variety of building types, including the 19th-century terraces 

of Stanhope Place, as well as mid-20th-century developments such as the Tyburn Convent, 

which was constructed following the Second World War to replace the convent’s bomb-

damaged premises.  

3.84 Private garden or yard spaces exist to the rear of more modest terraces. Rear elevations 

are of lower status relative to the public and principal street frontages, and this is reflected 

in a simpler design and use of materials. As found today, the original general uniformity 

of appearance of rear elevations and rear elements, such as closet wings, has been lost to 

many of the terraced groups as a result of the various successive alterations and 

extensions which have occurred over time (Figure 3.46). 



 

 

 

Figure 3.45 - View of Nos.1-3 Hyde Park Place from Bayswater Road, where the trio is 

seen as part of the 19th century residential development of Tyburnia, and in contrast to 

the neighbouring post-war redevelopments 

 

Figure 3.46 - Rear elevations of those houses on the southern side of Sussex Gardens. 

Showing terraces have undergone a great deal of piecemeal alteration so that their 

original uniformity is lost 

3.85 The roofscape of the conservation area is varied, including some historic examples of 

butterfly or V-shape, M-shape, shallow pitched, hipped and older mansard-type roofs set 

behind parapets to the terraces. Original roof coverings would generally have been Welsh 

slate. As found today, the roofscape has been further diversified by later roof alterations 

and extensions, including modern mansard-like roof additions and some full attic storeys. 

3.86 The Bayswater Conservation Area Audit (2000) comments as follows: 

“There are excellent views into the conservation area from Hyde Park to the south …from 

which point the tall stucco-faced terrace of Connaught Place, Hyde Park Gardens and 



 

 

Lancaster Gate make for particularly striking views. There are good views across the 

several squares in the conservation area. Connaught Square is especially fine as are the 

several views in and around Leincester Square and Kensington Garden Square. The massive 

boulevards that are Westbourne Terrace and Sussex Gardens are views whose scale and 

extent are amongst the most dramatic in London. …The uniformity of the architecture in 

certain streets also produces excellent views…All of these views are particularly strong 

where roof lines survive largely unbroken….” 

3.87 The views from Bayswater Road and from the edge of Hyde Park towards the townhouses 

on the northern side (including Nos.1-3 Hyde Park Place) reflect the high status of these 

desirable buildings, as they command a privileged location on the edge of the principal 

thoroughfare and public open space.  

Summary of Significance 

3.88 The significance of the Bayswater Conservation Area is derived from its historical 

development, which remains legible in its characteristic grid layout of streets and squares 

of predominantly early- to mid-19th-century terraced townhouses in brick and stucco. No. 

2, and its wider terrace at Nos. 1-3 Hyde Park Place, are one of the original terraces laid 

out in the early 19th century in Bayswater and are considered to contribute to the 

significance of the conservation area. 

3.89 The conservation area illustrates the expansion and growing prosperity of Bayswater and 

London during this period. The street pattern and its buildings also illustrate a past 

approach to planning and architectural design, which has created a townscape with a 

distinctive sense of place. 

Contribution of the Site to the Significance of the Bayswater Conservation Area 

3.90 The Site forms parts of one of the 19th-century terraced blocks, which are among the 

defining features of the Bayswater Conservation Area. As such, it contributes to an 

appreciation of the architectural quality and unity of the conservation area, which is 

displayed through a consistency in scale, materials and classical architectural detailing; it 

also contributes to an understanding of the historical development of Bayswater as an 

affluent 19th-century suburb. 

 



 

 

4. Application Proposals and Heritage Impact 
Assessment 

Introduction 

4.1 The designated heritage assets that will be affected by the application proposals have 

been identified, and their significance described in a proportionate manner, in Sections 2 

and 3, respectively. These comprise the listed building at No.2 Hyde Park Place (and its 

wider terrace) and the surrounding Bayswater Conservation Area. 

4.2 The relevant heritage legislative, policy and guidance is set out in full in Appendix 4 of this 

report. This includes the statutory duties of the Planning (Listed Building and Conservation 

Areas) Act 1990, national policy set out in the NPPF 2019 and supported by the NPPG, and 

local policy and guidance for the historic environment. 

4.3 Together, these sections and appendix of this report provide the appropriate heritage 

baseline and context for the consideration of these application proposals by the local 

planning authority. 

4.4 This Heritage Statement should be read in conjunction with the package of architectural 

drawings and Design and Access Statement prepared by EH Architects and Structural 

Methodology Statement prepared by Duffy Associates. 

Overview of Heritage Significance 

4.5 The listed building at No.2 Hyde Park Place is significant as one of a large number of 

examples of the London stock-brick and stucco-fronted terraced townhouses, which were 

developed for the middle or professional classes in the early 19th century. It also illustrates 

the fashion for the Italianate style applied to domestic architecture. The house’s principal 

special architectural interest resides in its front elevation. The secondary status of the 

rear elements and roof form is evident in their simpler treatment; these elements are also 

either modern or have been much altered in the 20th century through intervention or 

extension. As a result, they make a much more limited contribution to the overall 

significance of the listed building.  

4.6 Remnants of the original plan form are partially discernible internally, together with a 

sense of the original hierarchy of levels within the house. However, this has been 

compromised by refurbishment, alteration, reconfiguration and extension over the course 

of the 20th century, including a rapid phase of deterioration in the condition of the 

property in the late 20th century. Where historic plan form survives, it contributes towards 

the architectural and historic special interest of the listed building. The surface-level 

decoration is largely modern and of little historic interest, though it is of a traditional style.  

4.7 The significance of the Bayswater Conservation Area is derived from its historical 

development, which remains legible in its characteristic grid layout of streets and squares 

of predominantly early- to mid-19th-century terraced townhouses in brick and stucco. No. 

2, and its wider terrace at Nos. 1-3 Hyde Park Place, form one of the original terraces laid 



 

 

out in the early 19th century in Bayswater and are considered to contribute to the 

significance of the conservation area. 

4.8 The conservation area illustrates the expansion and growing prosperity of Bayswater and 

London during this period. The street pattern and its buildings also illustrate a past 

approach to planning and architectural design, which has created a townscape with a 

distinctive sense of place. 

4.9 Like the listed terrace, the conservation area has historical interest in illustrating the 

expansion and growing prosperity of this part of London during the early 19th century, and 

also how its use and character has continued to evolve up to the present day. It has 

architectural interest in illustrating past approaches to planning, architectural design, style 

and use of materials during the early 19th century, and as a townscape with a distinctive 

sense of place.  

Relevant Planning History and Application Proposals 

4.10 In 2013 a full application for planning permission and listed building consent (refs. 

13/04551/FULL and 13/04552/LBC) was submitted for the following scheme: 

“Excavation to create a double basement with swimming pool and ground source heat 

pump and plant equipment, demolition of glazed extension within rear courtyard and 

erection of three storey rear extension with retractable glass roof over courtyard, the part 

demolition of the existing roof and erection of a roof extension at fifth floor level, erection 

of extension at rear second floor level, and associated external alterations and internal 

alterations on all floor levels.” 

4.11 This application was refused in 2014. Reason 4 for the refusal specifically related to the 

proposed basement excavation element of the scheme, stating, 

“Insufficient information has been submitted to demonstrate that the excavation and 

basement construction works would not adversely harm the mature London plane trees to 

the pavement in proximity to the building. We believe that the work could fail to preserve 

or enhance the character and appearance of this part of Westminster and protect and 

enhance nature conservation and biodiversity. This would not meet S38 of Westminster’s 

City Plan: Strategic Policies adopted November 2013 and ENV 16 and ENV 17 of our Unitary 

Development Plan that we adopted in January 2007.” 

4.12 The Planning Applications Sub-Committee Report provides further insight into this reason 

for refusal: 

“The special interest of London terraced houses lies in the historic organisation/social 

hierarchy of the internal spaces just as much as their attractive decorative qualities or their 

fabric. The two new basement floors proposed underneath this building would radically 

alter the relationship of the internal spaces to each other to the detriment of the listed 

building. The existing lower ground floor level has relatively low floor to ceiling heights 

reflecting its relatively ‘back of house’ activities when the house was originally built, 

contrasting with the ground and then first floor levels above which incorporate much 

grander reception spaces at the heart of the social life of the building. It also makes clear 

that it was the original lowest floor level of the building. The character and volume of 



 

 

these spaces area also reflected in the proportioning of the window openings to the front 

elevation, which are generally larger or smaller in proportion to the quality and social 

status of the spaces behind. The introduction of two new floor levels underneath the 

existing lower ground floor level as is proposed would radically differ from this very 

carefully considered original relationship between floor levels and would blur the originally 

intended distinction of spaces and their original importance to the house when originally 

built. 

Though the application notes that a basement was previously approved (and is now 

constructed) at No. 1 Hyde Park Place adjacent to this site, the basement now proposed at 

No. 2 Hyde Park Place occupies two new floor levels rather than the one floor level 

approved at No. 1. Though the current application drawings show a hatched line intended 

to make clear the depth of the basement to No. 1 Hyde Park Place, its accuracy is unclear 

and may be deeper than approved to that building. 

Overall, the two new floors of accommodation at basement level is considered excessive 

and would blur the originally intended arrangement of floor levels in the building, with the 

lower ground floor level being a small scale space at the base of the building (rather than 

as a floor level on the third floor level up in the house as is proposed), which is a crucial 

part of the understanding of the original character of this early to mid 19th century terraced 

house, and as such, it is not considered acceptable.” 

4.13 In relation to the construction of the basement itself and the structural implications of 

this, the Sub-Committee Report advises, 

“This [structural engineer’s report explaining the likely methodology of excavation 

submitted with the application] has been considered by our Building Control officers who 

advised that insufficient information has been submitted. They state that although the 

structural method statement describes the way in which a basement may be excavated, 

there is little or no detail of the sequencing of underpinning to the internal walls, ground 

floor slab and RC retaining walls/pins. The applicant has been advised of the concerns of 

Building Control, though no further details have been received. In the absence of such 

detail it is unclear whether the scheme could satisfy the Building Regulations in due course. 

For the reasons set out above it is therefore considered appropriate that permission be 

refused on ground of insufficient structural information and consequential failure to 

demonstrate that a subterranean development can be constructed on the particular site 

having regard to the site, existing structural conditions and geology and that the 

application building and neighbouring Grade II listed buildings will be protected 

throughout the construction process.” 

4.14 In response to this refusal, a further application for planning permission and listed building 

consent was submitted in 2014 (refs. 14/02871/FULL and 14/02872/LBC) for the following 

works: 

“Excavation underneath the site in association with creation of two new floors of 

basement level accommodation, demolition of existing rear extension and erection of new 

rear extension, erection of rear conservatory extension and other internal and external 

works, all in connection with use as single family dwellinghouse.” 



 

 

4.15 This application provided further details in relation to the construction sequence and an 

arboricultural report, although the proposals themselves remained substantially 

unchanged. This application was subsequently withdrawn in 2015. 

4.16 The current application now seeks permission for a modified and significantly reduced 

basement scheme, which has sought to address concerns raised by these two previous 

applications. Accordingly, this current application submission has been closely guided by 

this local planning authority officer feedback.  

4.17 This application has also reflected upon the comments relating to approved applications 

08/01054/FULL and 08/01055/LBC for No. 1 Hyde Park Place (referred to in the Sub-

Committee comments above), which obtained consent in 2008 for 

“Excavation of new basement floor below existing lower ground floor including 

swimming pool and plant room, erection of rear extensions at second, third and fourth 

floor levels, replacement of existing mansard roof extensions, creation of roof terraces at 

rear second floor, third floor and roof level, installation of new mechanical plant at roof 

level, installation of new windows to rear elevation and associated external alterations in 

connection with use as one single family dwelling house (Class C3).” 

4.18 The Planning Applications Sub-Committee Report for the approved applications 

08/01054/FULL and 08/01055/LBC for No. 1 Hyde Park Place noted in relation to the 

proposed basement works, 

“It is proposed to excavate a new basement storey beneath the existing lower ground floor 

level of the property. This new storey would be accessed by a new staircase from lower 

ground floor level inserted into one of the existing vaults to the Stanhope Terrace frontage 

of the building. The proposed basement floor would have no impact on the plan form or 

fabric of the remainder of the existing lower ground floor. On this basis, the proposed 

extension is considered acceptable in listed building terms, subject to the proposed 

basement not having an adverse structural impact on the host building. Building Control 

have raised no objection to the proposal on structural ground.” 

4.19 Guided by this approved (and now existing) basement extension scheme, the current 

application scheme (Figures 4.1–4.3) now seeks a reduced basement extension. This 

would be accessed by means of two new staircases from lower ground floor level, created 

by extending two existing staircases, rather than creating a new staircase in the rear wing, 

as in the refused scheme. 

4.20 The scheme design for the proposals at No.2 Hyde Park Place is described in the package 

of architectural drawings prepared by EH Architects as part of this planning permission 

and listed building consent application submission. The scheme architects have also 

prepared a supporting Design and Access Statement to further communicate the design 

rationale, approach and quality of these emerging proposals for this Site, which 

complements the assessment set out in this section of our report.  

4.21 The assessment contained in this report should also be read alongside the Structural 

Methodology Statement by Duffy Associates, which accompanies this application scheme. 



 

 

 

Figure 4.1: Proposed lower-ground floor plan 

 

Figure 4.2: Proposed lower-basement floor plan 

 



 

 

 

Figure 4.3: Proposed section 

Heritage Impact Assessment 

4.22 The application proposals would be confined to the lower ground floor level and below. 

Accordingly, there would be no impact on the character or appearance of the conservation 

area. 

4.23 In terms of the listed building, as explained above, the application proposals seek to 

address concerns raised in the previously refused and withdrawn application schemes for 

basement extension, while drawing on the design of the approved and constructed 

basement extension scheme at the adjacent No.1 Hyde Park Place. In this way, the 

application proposals seek to minimise the potential for adverse impacts. This is achieved 

in the following ways: 

1. Preservation of the legibility of the sense of hierarchy across the building as a whole 

4.24 The application proposals will be confined exclusively to the ground below lower ground 

floor, apart from the necessary extension of two existing staircases down to the new 

basement. The proportions, scale, detailing (including proportionally smaller window 

heights) and floor-to-ceiling heights of the lower ground floor will, therefore, be 

unaffected, and this level will remain legible as subordinate to the upper storeys. 

4.25 The application scheme proposes a reduced basement, of comparable scale to the existing 

basement at No.1 Hyde Park Place. This reduction in scale will limit impacts on the 

relationship of the internal spaces to each other.  

4.26 The basement will be distinct from the levels above in detailing and form and will be clearly 

read as a new addition to the historic building and its hierarchy. The legibility of the 

historic organisation/social hierarchy of the internal spaces across the lower ground to 



 

 

fourth floors will be largely unaffected, and accordingly, this aspect of the building that 

contributes strongly to its special interest would be preserved. 

2. Avoidance of impacts on elements of surviving original plan form 

4.27 The basement development will require minimal direct intervention into the spaces at 

lower ground floor. The proposals will affect only the two existing staircases, which would 

be extended below floor level but will otherwise be unaffected, with existing partitions 

remaining in situ and unaltered. Accordingly, the proposed extension will result in no 

erosion to the plan form of the lower ground floor; the original cellular plan form (where 

this survives) will be unaffected. The surviving elements of original plan form at ground 

and first floors will remain unaltered, and thus this aspect of the building that contributes 

strongly to its special interest would be preserved. 

3. Avoidance of impacts on surviving historic/sympathetic decorative scheme or 

interior features 

4.28 The decorative scheme and interior features at lower ground floor are not original, nor is 

the decorative scheme consistent with the historically lower status of this building, which 

would originally have had a very simple, utilitarian decorative scheme (in contrast with 

the current, more ornate scheme). Accordingly, the decorative scheme and interior 

features at lower ground floor are of very low sensitivity.  

4.29 Minimal direct intervention at lower ground floor will be necessitated by the proposed 

basement development, and only the staircases/stairwells will be affected. These are 

modern in finish and largely modern in construction, and the works will require only 

removal of floor finishes and modification/extension to the staircases. No other interior 

features will be affected.  

4.30 The proposed basement development will not affect any of the interior features or 

finishes on the upper floors, much of which is of modern design and construction, even 

where it is sympathetic to the character of the building. 

4.31 Accordingly, the proposals will result in no removal of historic – or even sympathetic – 

decorative finishes or features within the building. 

4. Minimal (or no) removal of original/historic fabric 

4.32 The proposed scheme would be accessed through extensions to existing staircases. 

Structural investigations have demonstrated that the existing floor slab contains no 

original fabric.18 Thus the proposed extension of the existing staircases would minimise 

the potential loss of any historic fabric. The proposed basement floor would have no 

impact on the fabric of the remainder of the existing lower ground floor. Accordingly, 

there will be minimal (or no) loss of historic fabric through the extension of existing 

staircases, which are modern in finish and largely modern in construction. 

5. Avoidance of structural impacts on the building and upper floors 

4.33 The structural report accompanying this application provides the necessary reassurances 

that the fabric and finishes above the new basement level will be sufficiently supported 

and therefore preserved. Accordingly, the proposed basement extension will have no 

                                                           
18 Duffy Associates, Structural Methodology Statement (November 2020), para. 3.1. 



 

 

impact on the upper floors of the building, which make a comparatively greater 

contribution to the significance of the listed building, relative to the lower ground floor. 

4.34 Further detail relating to the sequencing of underpinning to the internal walls, ground 

floor slab and RC retaining walls/pins is also provided within the structural report, in 

response to the Sub-Committee’s comments on the refused scheme. The report therefore 

demonstrates that a subterranean development can be constructed on the particular site 

having regard to the site, existing structural conditions and geology and that the 

application building and neighbouring Grade II listed buildings will be protected 

throughout the construction process, in accordance with the Sub-Committee’s request. 

The structural report concludes, 

‘The proposal should have no adverse impact on the structural stability of the existing and 

adjoining buildings. This is ensured in both the permanent state and for the duration of the 

site works. Respectively, the permanent and temporary works are designed to sustain the 

loads applied by the existing structures.’ 

6. Avoidance of external visual impacts 

4.35 Finally, once executed, the proposals will not result in any visible change to the 

appearance of the building. The architectural quality of the front elevation – a key element 

contributing to the special interest of the listed building – will be unchanged and 

preserved. Likewise, the contribution of the listed building to the character and 

appearance of the conservation area, which derives mainly from the appearance of its 

exterior, will be unaffected and accordingly preserved. 

Summary 

4.36 The application proposals seek to address concerns raised in the previously refused and 

withdrawn application schemes for basement extension, while drawing on the design of 

the approved and constructed basement extension scheme at the adjacent No.1 Hyde 

Park Place. In this way, the application proposals seek to minimise the potential for 

adverse impacts. The proposals will result in very minor impacts on isolated elements of 

the fabric and finishes at lower ground floor. Those elements that will be affected are 

mostly of modern design and construction and make little or no contribution to the special 

interest of the listed building. There will be minimal impact on the legibility of the 

hierarchy within the building as whole, and no impact on that of the surviving elements of 

original/historic plan form within the building. The structure of the building will be 

adequately supported, in order to avoid adverse impacts on the building above the 

proposed basement. The fabric and finishes at ground to fourth floors while be unaffected, 

and no external visual impacts will arise. The key elements contributing to the significance 

of the building – the architectural design of the front elevation, the legibility of plan form 

and sense of hierarchy within the building, and traces of surviving original decorative 

features – will be preserved. Accordingly, the special interest of the listed building and 

group and the character and appearance of the conservation area will, overall, be 

sustained by the application proposals. 



 

 

Compliance with Heritage Legislation, Policy and Guidance 

Statutory Duties 

The Planning (Listed Buildings and Conservation Areas) Act 1990 

4.37 The Planning Act 1990 requires special attention to be paid to the desirability of preserving 

the listed building or its setting or any features of special interest which it possesses, and 

also that special regard be had to the desirability of preserving or enhancing the character 

or appearance of a conservation area, in determining applications. The meaning of 

preservation in this context and for both these designated heritage assets is taken to be 

the avoidance of harm.  

4.38 It is demonstrated in this report that overall the application proposals will accord with 

these statutory duties, and will preserve the special interest of the listed building at No.2 

Hyde Park Place (and its wider terraced group), as well as the character and appearance 

of the surrounding conservation area. 

National Policy and Guidance 

NPPF 2019 and NPPG 

4.39 In accordance with the requirements of paragraphs 189 and 190 of the NPPF 2019, the 

significance of the affected designated heritage assets of the listed buildings and 

conservation area, which will be affected by these application proposals, have been 

described in a proportionate manner in this report. 

4.40 The excavation of a new basement level will support its continued residential use, in 

accordance with paragraph 192 of the NPPF. This paragraph encourages local planning 

authorities to take account of the desirability of sustaining and enhancing the significance 

of the affected heritage assets and putting them to viable uses consistent with their 

conservation (i.e. the continued historic residential use of the property); the positive 

contribution that conservation of heritage assets can make to sustainable communities 

including their economic vitality; and the desirability of new development making a 

positive contribution to local character and distinctiveness. The proposals would achieve 

this through the well-considered and well-designed extension to the property, sensitive 

to the host building, terrace and conservation area. 

4.41 Paragraph 193 requires that great weight should be given to conservation of designated 

heritage assets, such as listed buildings and conservation areas. Importantly, Annex 2 of 

the NPPF defines “conservation” as the process of maintaining and managing change to a 

heritage asset in a way that sustains and, where appropriate, enhances its significance. It 

is not a process that should prevent change, where proposals such as this scheme have 

been well-informed, designed and refined to conserve these heritage assets. 

4.42 Paragraph 194 sets out that any harm to, or loss, of significance of a designated heritage 

asset would require clear and convincing justification. It is the assessment of this report 

that overall this scheme would, overall, not result in harm to the significance of either the 

listed building or conservation area. Therefore, the tests set out in paragraphs 195 and 

196 of the NPPF do not apply.  



 

 

Local Policy and Guidance 

London Plan 2016 

4.43 In accordance with Policy 7.4 Local Character of the London Plan, this assessment finds 

that the proposed development has had regard to the form, function, and structure of the 

surrounding area, place or street and the scale, mass and orientation of surrounding 

buildings.  

4.44 This assessment further finds, in accordance with Policy 7.8 Heritage Assets and 

Archaeology, that the proposed development will, overall, preserve the significance of the 

listed building and conservation area by being sympathetic to their form, scale, materials 

and architectural detail. 

Westminster City Plan 2016 

4.45 It is demonstrated in this report that these proposals seek to conserve the special interest 

of the listed buildings and also that of the surrounding conservation area. This is in 

accordance with Policy S25 (Heritage) of the Strategic Polices document from 2016. 

City of Westminster Unitary Development Plan 2007 (Saved) 

4.46 The proposals are in accordance with the aim of saved policy DES1 of the Unitary 

Development Plan because the development would be of the highest standards of 

architectural quality; make use of high-quality materials that are appropriate to the 

building; and respect and maintain the character, urban grain, scale and hierarchy of the 

existing building. 

4.47 The proposals also accord with saved policy DES5 because they would be confined below 

ground level; not visually dominate the existing building; and be in scale with the existing 

building and its immediate surroundings. It complies with DES6 because it is broadly in 

sympathy with the existing building’s architectural character, storey heights and general 

elevational proportions. 

4.48 DES9 seeks to preserve or enhance the character or appearance of conservation areas and 

their settings, while DES10 seeks to protect and enhance listed buildings and those 

features of special architectural or historic interest that they possess. This report has 

demonstrated that the proposal would, overall, preserve the character and appearance of 

the conservation area and the listed building through the high-quality design of the 

proposals, and their sensitivity to historic fabric and features of the host building.  



 

 

5. Summary and Conclusions 

5.1 This Heritage Statement has been prepared by Turley Heritage on behalf of the applicant 

(Synergy Lifestyle) to provide relevant and proportionate information to the local planning 

authority, the City of Westminster, with regard to the potential heritage impacts 

associated with the proposed creation of a basement below lower ground floor level, at 

No.2 Hyde Park Place. No.2 Hyde Park Place forms part of the Grade-II-listed terrace at 

Nos 1-3 Hyde Park Place and is located within the Bayswater Conservation Area.  

5.2 The affected designated heritage assets of the Grade-II listed building and the 

conservation area have been identified in Section 2, and their significance has been 

described in a proportionate manner in Section 3.  

5.3 Section 4 has undertaken a review of the scheme proposals, assessing their impact on the 

significance of the listed building and the conservation area. The works are confined to 

this new basement and will result only in a very minor impact on the lower ground floor, 

through extension of the existing staircases. This assessment finds that the scheme will be 

sensitive to the building, and will, overall, preserve the special interest of the listed 

building, as well as its contribution to the character and appearance of the surrounding 

conservation area.  

5.4 Therefore, it is the conclusion of the assessment of heritage impacts that these application 

proposals would comply with the principles set out in the relevant statutory duties of the 

Planning (Listed Buildings and Conservation Areas) Act 1990, national policy set out in the 

NPPF 2019 (paragraphs 189, 192 and 193) and supported by NPPG, and relevant local 

policy and guidance, including the London Plan, the City of Westminster Plan 2016 and the 

“Saved Policies” of the Westminster Unitary Development Plan. 



 

 

Appendix 1: Historic England List Entries 

  



 

 

HYDE PARK PLACE 

List Entry Summary 

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 
1990 as amended for its special architectural or  historic interest.  

Name: HYDE PARK PLACE 

List entry Number: 1231639 

Location 

HYDE PARK PLACE, 1-3, BAYSWATER ROAD W2 

The building may lie within the boundary of more than one authority.  

County: Greater London Authority 

District: City of Westminster 

District Type: London Borough 

Parish:  

National Park: Not applicable to this List entry.  

Grade: II 

This record has been generated from an "old county number" (OCN) scheduling record. As 

these are some of our oldest designation records they do not have all the information held 

electronically that our modernised records contain. Therefore, the original date of 

scheduling is not available electronically. The date of scheduling may be noted in our paper 

records, please contact us for further information.  

Date first listed: 10-Apr-1975 

Date of most recent amendment: Not applicable to this List entry.  

Legacy System Information 

The contents of this record have been generated from a legacy data system.  

Legacy System: LBS 

UID: 406793 

Asset Groupings 

This list entry does not comprise part of an Asset Grouping. Asset Groupings are not part 

of the official record but are added later for information.  



 

 

List entry Description 

Summary of Building 

Legacy Record - This information may be included in the List Entry Details.  

Reasons for Designation 

Legacy Record - This information may be included in the List Entry Details.  

History 

Legacy Record - This information may be included in the List Entry Details.  

Details 

TQ 2780 NE CITY OF WESTMINSTER HYDE PARK PLACE, W2 (BAYSWATER 67/3 

ROAD), W2 

Nos.l to 3(consec) 

10.4.75 II G.V. 

Terraced town houses. c. 1837-40 probably by George Ledwell Taylor. Stucco, slate roofs. 

4 storeys, basement and dormered mansards. 3 windows wide fronts. No. 1 has entrance 

to return in Stanhope Place whilst Nos. 2 and 3 have entrances to right hand, all with fluted 

Greek Doric porches, projecting to pavement. Recessed sash windows, a few retaining 

glazing bars, in architrave surrounds with cornices and pediments on 1st floor, architraves 

only to 2nd floor. Entablature over 2nd floor. No. 3 has later additional attic storey. Parapets 

with copings,that to Stanhope Place return of No. 1 balustraded. Cast iron spear head area 

railings. Corniced stucco chimney stacks. Part of the Tyburnia development planned by 

S.P. Cockerell in 1827 for the Bishop of London's Estate (Church Commissioners) but laid 

out to modified plan by Cockerell's successor G Gutch. 'The History of Tyburnia', G Toplis; 

Country Life 15, 22 Nov 1973. 

Listing NGR: TQ2756380954 

Selected Sources 

Books and journals 

'Country Life' in 15 November, (1973) 

'Country Life' in 22 November, (1973) 

National Grid Reference: TQ 27563 80954 



 

 

Map 

© Crown Copyright and database right 2017. All rights reserved. Ordnance Survey 

Licence number 100024900. 

© British Crown and SeaZone Solutions Limited 2017. All rights reserved. Licence 

number 102006.006. 

Use of this data is subject to Terms and Conditions.  

  

https://historicengland.org.uk/terms/website-terms-conditions/


 

 

Appendix 2: Bayswater Conservation Area 
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Appendix 3: 2018 Heritage Statement 
(application refs. 18/05305/FULL 
and 18/05306/LBC) 
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Guidance  

 

  



 

 

Statutory Duties 

The Planning (Listed Buildings and Conservation Areas) Act 1990 

1. The Planning (Listed Buildings and Conservation Areas) Act 1990 provides that listed 

building consent is required for; 

“(s.7) … any works for the demolition of a listed building or for its alteration or extension 

in any manner which would affect its character as a building of special architectural or 

historic interest …” 

2. In determining such applications the following duty is placed upon the decision maker: 

“s.16(2) In considering whether to grant listed building consent for any works 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.” 

3. With regard to applications for planning permission within conservation areas, it is set 

out that: 

“s.72(1) In the exercise, with respect to any buildings or other land in a conservation area, 

of any powers under any of the provisions mentioned in subsection (2), special attention 

shall be paid to the desirability of preserving or enhancing the character or appearance of 

that area.” 

4. Importantly, the meaning of preservation in this context, and for both listed buildings 

and conservation areas, as informed by case law, is taken to be the avoidance of harm. 

National Policy 

National Planning Policy Framework (NPPF) 2019 

5. The National Planning Policy Framework (NPPF) was introduced in March 2012 as the full 

statement of Government planning policies covering all aspects of the planning process. 

A revised National Planning Policy Framework was published in July 2018. A further 

revision was issued in February 2019, which replaced the previous versions published in 

2012 and 2018. 

6. Chapter 16 of the NPPF outlines the Government’s guidance regarding conserving and 

enhancing the historic environment in more detail. 

7. The glossary of the NPPF (Annex 2) defines conservation as the process of maintaining 

and managing change to a heritage asset in a way that sustains and, where appropriate, 

enhances its significance. 

8. Paragraph 189 requires the significance of the heritage assets, which may be affected by 

the proposals to be described as part of any submission, ideally as part of a Heritage 

Statement report. The level of detail should be proportionate to the importance of the 

assets and sufficient to understand the potential impact of the proposals on their 

significance. 



 

 

9. Paragraph 190 sets out that local planning authorities should also identify and assess the 

particular significance of heritage assets that may be affected by proposals. They should 

take this assessment into account when considering the impact of proposals in order to 

avoid or minimise conflict between the heritage asset’s conservation and any aspect of 

the proposal. 

10. Paragraph 192 states that local planning authorities should take account of the 

desirability of sustaining and enhancing the significance of all heritage assets and putting 

them into viable uses consistent with their conservation; the positive contribution that 

conservation of heritage assets can make to sustainable communities including their 

economic vitality; and the desirability of new development making a positive 

contribution to local character and distinctiveness. 

11. Paragraph 193 further outlines that local planning authorities should give great weight to 

the asset’s conservation when considering the impact on a proposed development on 

the significance of a designated heritage asset. The more important the heritage asset, 

the greater the weight should be.  

12. Paragraph 194 specifies that any harm to, or loss of, significance of a designated heritage 

asset should require clear and convincing justification. 

13. Paragraph 195 outlines that local planning authorities should refuse consent where a 

proposal will lead to substantial harm or total loss of significance, unless it can be 

demonstrated that this is necessary to deliver substantial public benefits that outweigh 

such harm or loss, or a number of other tests can be satisfied.  

14. Paragraph 196 concerns proposals which will lead to less than substantial harm to the 

significance of a designated heritage asset. Here harm should be weighed against the 

public benefits, including securing the optimum viable use. 

15. Paragraph 200 states that proposals that preserve those elements of the setting that 

make a positive contribution to the asset (or which better reveal its significance), should 

be treated favourably. It outlines that local planning authorities should also look for 

opportunities for new development within conservations areas and the setting of 

heritage assets to enhance or better reveal their significance. 

Local Policy and Guidance 

16. The development plan for the City of Westminster comprises the Further Alterations to 

London Plan 2015, Westminster’s City Plan: Strategic Policies 2016, and the saved 

policies of the Unitary Development Plan 2007. These documents provide local guidance 

with regard to development affecting heritage assets, and should accord with the 

statutory duties and the general principles outlined in the NPPF 2019. 

The London Plan (Minor Alterations to the London Plan) March 2016 

17. The London Plan was adopted by the Greater London Authority in July 2011 and sets out 

the Spatial Development Strategy for all Boroughs within Greater London. It replaces the 

London Plan (consolidated with alterations since 2004), which was published in February 

2008. The Plan has been subsequently revised to ensure consistency with the NPPF 

(2012 edition) and other changes since 2011. The plan has been amended through the 



 

 

publication of Revised Early Minor Alterations (October 2013) and Further Alterations to 

the London Plan (FALP) (January 2014 and March 2015). 

18. In May 2015 two sets of Minor Alterations to the London Plan (MALPs) – Housing 

Standards and Parking Standards – were published for public consultation. These were 

prepared to bring the London Plan in line with new national housing standards and the 

Government’s approach to car parking policy. An Examination in Public considered the 

MALPs in October 2015, and they were formally published as alterations to the London 

Plan in March 2016. The Draft London Plan was published for consultation on 29th 

November 2017. 

19. The London Plan sets outs strategic policies regarding the historic environment in 

London, including Policy 7.8 (Heritage assets and archaeology), which states that: 

“Strategic 

A London’s heritage assets and historic environment, including listed buildings, registered 

historic parks and gardens and other natural and historic landscapes, conservation areas, 

World Heritage Sites, registered battlefields, scheduled monuments, archaeological 

remains and memorials should be identified, so that the desirability of sustaining and 

enhancing their significance and of utilising their positive role in place shaping can be taken 

into account. 

B Development should incorporate measures that identify, record, interpret, protect and, 

where appropriate, present the site’s archaeology. 

Planning decisions 

C Development should identify, value, conserve, restore, re-use and incorporate heritage 

assets, where appropriate. 

D Development affecting heritage assets and their settings should conserve their 

significance, by being sympathetic to their form, scale, materials and architectural detail. 

E New development should make provision for the protection of archaeological resources, 

landscapes and significant memorials. The physical assets should, where possible, be made 

available to the public on-site. Where the archaeological asset or memorial cannot be 

preserved or managed on-site, provision must be made for the investigation, 

understanding, recording, dissemination and archiving of that asset ...’ 

The development plan for the City of Westminster comprises the London Plan 2016 (and 

revisions), the Westminster City Plan: Consolidated with all changes since November 2013, 

and the ‘saved’ policies of the Unitary Development Plan 2007. These documents provide 

local guidance with regard to development affecting heritage assets.” 

Westminster’s City Plan 2016 

20. Westminster’s City Plan: Strategic Policies was formally adopted by Full Council on 13 

November 2013, and has full weight as part of the development plan in taking planning 

decisions from that date. This document was further updated as a the result of a review 

of the City Council’s Core Strategy adopted in January 2011 to ensure consistency with 



 

 

the Government’s National Planning Policy Framework (NPPF), the new London Plan 

published by the Mayor of London in July 2011, and other changes to legislation and 

other updates up to 2016. 

21. Among the Strategic Objectives outlined in this document, the following are relevant to 

this report: 

22. Strategic Objective 1 states that Westminster intends 

“To accommodate sustainable growth and change that will contribute to Westminster’s 

role as the heart of a pre‐eminent world class city, building on its internationally renowned 

business, retail, cultural, tourism and entertainment functions within the Central Activities 

Zone; to support the unique economic breadth and diversity of the West End and its fringe 

areas including the Opportunity Areas; whilst maintaining its unique and historic 

character, mix, functions, and townscapes.” 

23. Strategic policy S25 (Heritage) states that: 

“Recognising Westminster’s wider historic environment, its extensive heritage assets will 

be conserved, including its listed buildings, conservation areas, Westminster’s World 

Heritage Site, its historic parks including five Royal Parks, squares, gardens and other open 

spaces, their settings, and its archaeological heritage. Historic and other important 

buildings should be upgraded sensitively, to improve their environmental performance and 

make them easily accessible.” 

City of Westminster Unitary Development Plan 2007 (Saved) 

24. The Unitary Development Plan (UDP) for the City of Westminster was adopted in 2007. 

Saved policy DES1 of the UDP aims to ensure the highest quality in the form and quality 

of new development in order to preserve or enhance the townscape of the City. The 

principles of urban design and conservation state that: 

“(A) Architectural quality, local distinctiveness and sustainability 

Development should: 

(i) be of the highest standards of sustainable and inclusive urban design and architectural 

quality 

(ii) improve the quality of adjacent spaces around or between buildings, showing careful 

attention to definition, scale, use and surface treatment 

(iii) use high quality, durable and, where possible, indigenous and recycled materials 

appropriate to the building and its setting and should respect and, where necessary, 

maintain: 

(iv) the character, urban grain, scale and hierarchy of existing buildings and (v) the spaces 

between them 

(vi) the character, scale and pattern of historic squares, streets, lanes, mews and 

passageways 



 

 

(vii) the form, character and ecological value of parks, gardens and planned open spaces 

…” 

25. Policy DES5 seeks to ensure the highest standards of design in alterations or extensions 

for all buildings. It sets out that: 

“(A) Permission will generally be granted for development involving the extension or 

alteration of buildings in the following circumstances: 

1) where it is confined to the rear of the existing building 

2) where it is does not visually dominate the existing building 

3) if it is in scale with the existing building and its immediate surroundings 

4) if its design reflects the style and details of the existing building 

5) if the use of external materials is consistent with that of the existing building 

6) where any necessary equipment, plant, pipework, ducting or other apparatus is enclosed 

within the external building envelope, if reasonably practicable 

7) where external apparatus such as surveillance equipment is needed it is located so that 

visual or any other impact on amenity is avoided or minimised. 

(B) Permission may be refused for development involving the alteration or extension of 

buildings in the following circumstances: 

1) where an extension rises above the penultimate storey of the existing building (excluding 

roof storeys) 

2) where it occupies an excessive part of the garden ground or other enclosure 

3) where any added floorspace is obtained by the roofing over or physical enclosure of 

basement areas 

4) where it involves the loss of significant gaps between buildings 

5) where it involves the installation of entrance canopies which either obscure or are at 

variance with the architectural features of the building …” 

26. Policy DES9 seeks to preserve or enhance the character or appearance of conservation 

areas in the City and their settings. This policy states:  

“(A) Applications for outline planning permission in conservation areas  

In the case of outline planning applications within designated conservation areas it may 

be necessary to require additional details to be produced in order that the physical impact 

of the proposed development may be fully assessed.  

(B) Planning applications involving demolition in conservation areas  



 

 

1) Buildings identified as of local architectural, historical or topographical interest in 

adopted conservation area audits will enjoy a general presumption against demolition  

2) Development proposals within conservation areas, involving the demolition of unlisted 

buildings, may be permitted  

a) If the building makes either a negative or insignificant contribution to the character or 

appearance of the area, and/or  

b) If the design quality of the proposed development is considered to result in an 

enhancement of the conservation area’s overall character or appearance, having regard 

to issues of economic viability, including the viability of retaining and repairing the existing 

building  

3) In any such case, there should also be firm and appropriately detailed proposals for the 

future viable redevelopment of the application site that have been approved and their 

implementation assured by planning condition or agreement.  

(C) Planning application for alteration or extension of unlisted buildings  

Planning permission will be granted for proposals which  

1) Serve to reinstate missing traditional features, such as doors, windows, shopfronts, front 

porches and other decorative features  

2) Use traditional and, where appropriate, reclaimed or recycled building materials  

3) Use prevalent facing, roofing and paving materials, having regard to the content of 

relevant conservation area audits or other adopted supplementary guidance  

4) In locally appropriate situations, use modern or other atypical facing materials or 

detailing or innovative forms of building design and construction  

(D) Conservation area audits  

The existence, character and contribution to the local scene of buildings or features of 

architectural, historical or topographical interest, recognised as such in supplementary 

planning guidance, such as conservation area audits, will be of relevance to the application 

of policies DES 4 to DES 7, and DES 10.  

(E) Changes of use within conservation areas  

Permission will only be granted for development, involving a material change of use, which 

would serve either to preserve or enhance the character and appearance of the 

conservation area, bearing in mind the detailed viability of the development.  

(F) Setting of conservation areas  

Development will not be permitted which, although not wholly or partly located within a 

designated conservation area, might nevertheless have a visibly adverse effect upon the 



 

 

area’s recognised special character or appearance, including intrusiveness with respect to 

any recognised and recorded familiar local views into, out of, within or across the area. 

(G) Restrictions on permitted development in conservation areas  

1) In order to give additional protection to the character and appearance of conservation 

areas, directions may be made under article 4(2) of the Town and Country Planning 

(General Permitted Development) Order 1995. Types of generally permitted development 

to which such directions may apply will include:  

a) painting, cladding or rendering of building facades  

b) insertion or replacement of doors and windows  

c) removal or replacement of boundary walls and fences  

d) alteration of roof profiles and replacement of roofing materials.  

2) Such added powers of planning control may be applied to designated conservation areas 

the subject of adopted conservation area audits or to buildings or groups of buildings 

therein identified as being of architectural, historical or topographical interest.  

3) The existence of such directions will be taken into account in the authorisation of 

development that may itself be made subject to the removal of permitted development 

rights, in appropriate individual cases.” 

27. Policy DES10 seeks to protect and enhance listed buildings, their settings and those 

features of special architectural or historic interest that they possess. This policy states: 

“(A) Applications for planning permission  

Applications for development involving the extension or alteration of listed buildings will 

where relevant need to include full details of means of access, siting, design and external 

appearance of the proposed development in order to demonstrate that it would respect 

the listed building’s character and appearance and serve to preserve, restore or 

complement its features of special architectural or historic interest.  

(B) Demolition of listed buildings  

1) Development involving the total demolition of a listed building (or any building listed 

by virtue of being within its curtilage) will only be permitted if, where relevant, the 

following criteria are met:  

a) it is not possible to continue to use the listed building for its existing, previous or 

original purpose or function, and  

b) every effort has been made to continue the present use or to find another 

economically viable use and obtain planning permission, with or without physical 

alteration, and  



 

 

c) the historic character or appearance of the main building would be restored or 

improved by the demolition of curtilage building(s), or  

d) substantial benefits to the community would derive from the nature, form and 

function of the proposed development, and (in all cases)  

e) demolition would not result in the creation of a long-term cleared site to the detriment 

of adjacent listed buildings  

2) If development is authorised in conformity with any of the above criteria, it may be 

made subject to a condition, agreement or undertaking that any consequential 

demolition shall not be carried out until all the relevant details of the proposed 

development have been approved and a contract has been entered into for its 

subsequent execution.  

(C) Changes of use of listed buildings  

Development involving the change of use of a listed building (and any works of alteration 

associated with it, including external illumination) may be permitted where it would 

contribute economically towards the restoration, retention or maintenance of the listed 

building (or group of buildings) without such development adversely affecting the special 

architectural or historic interest of the building (or its setting) or its spatial or structural 

integrity.  

(D) Setting of listed buildings  

Planning permission will not be granted where it would adversely affect:  

a) the immediate or wider setting of a listed building, or  

b) recognised and recorded views of a listed building or a group of listed buildings, or  

c) the spatial integrity or historic unity of the curtilage of a listed building.  

(E) Theft or removal of architectural items of interest  

In order to reduce the risk of theft or removal of architectural items of interest or value 

from historic buildings during the course of development, the City Council may require 

additional security arrangements to be made while buildings are empty or during the 

course of building works.” 

Other Material Considerations 

National Planning Practice Guidance (NPPG) 

28. National Planning Practice Guidance (NPPG) was first issued by the Government in 2014 

as a web based resource and living document. It was revised in July 2019, in order to 

reflect changes made to the NPPF in 2018 and 2019. The NPPG is intended to provide 

more detailed guidance and information with regard to the implementation of national 

policy set out in the NPPF. 



 

 

29. NPPG helps to define some of the key heritage terms used in the Framework. With 

regard to substantial harm, it is outlined that in general terms this is a high test, so it 

may not arise in many cases. For example, in determining whether works to a listed 

building constitute substantial harm, an important consideration would be whether the 

adverse impact seriously affects a key element of its special interest. Optimum viable use 

is defined in the NPPG as the viable use likely to cause the least harm to the significance 

of the heritage asset, not just through necessary initial changes, but also as a result of 

subsequent wear and tear and likely future changes. 

30. Public benefits are also defined in NPPG, as anything that delivers economic, social and 

environmental progress as described in the Framework. Public benefits should flow from 

the proposed development, and they may include heritage benefits. 

Department for Digital, Culture, Media & Sport Circular: Principles of Selection for Listed 
Buildings, 2018 

31. The Principles of Selection for Listed Buildings sets out the statutory criteria and general 

principles for assessing the special architectural or historic interest of a building in 

paragraphs 16 and 17, as below:  

‘Architectural Interest: 

• To be of special architectural interest a building must be of importance in its design, 

decoration or craftsmanship. Special interest may also apply to particularly 

significant examples of building types or techniques (e.g. buildings displaying 

technological innovation or virtuosity) and significant plan forms.  Engineering and 

technological interest can be an important consideration for some buildings. For 

more recent buildings in particular, the functioning of the building (to the extent that 

this reflects on its original design and planned use, where known) will also be a 

consideration. Artistic distinction can also be a factor relevant to the architectural 

interest of buildings and objects and structures fixed to them.  

Historic Interest: 

• To be able to justify special historic interest a building must illustrate important 

aspects of the nation’s history and/or have closely substantiated historical 

associations with nationally important individuals, groups or events; and the 

building itself in its current form will afford a strong connection with the valued 

aspect of history. 

17. When making a listing decision, the Secretary of State may also take into account:  

• Group value: 

The extent to which the exterior of the building contributes to the architectural or 

historic interest of any group of buildings of which it forms part, generally known as 

group value. The Secretary of State will take this into account particularly where 

buildings comprise an important architectural or historic unity or a fine example of 

planning (e.g. squares, terraces or model villages) or where there is a historical 

functional relationship between the buildings. Sometimes group value will be 

achieved through a co-location of diverse buildings of different types and dates.    



 

 

• Fixtures and features of a building and curtilage buildings: 

The desirability of preserving, on the grounds of its architectural or historic interest, 

any feature of the building consisting of a man-made object or structure fixed to the 

building or forming part of the land and comprised within the curtilage of the 

building.   

• The character or appearance of conservation areas: 

In accordance with the terms of section 72 of the 1990 Act, when making listing 

decisions in respect of a building in a conservation area, the Secretary of State will 

pay special attention to the desirability of preserving or enhancing the character or 

appearance of that area.” 

32. In addition to the criteria and general principles set out in the guidance, a number of 

Selection Guides for different building types were first published by Historic England in 

2011 and later updated. These Selection Guides provide further information regarding 

each building type, and demonstrate what features are considered significant and likely 

to make a building of special architectural or historic interest when assessing each 

building type. 

Historic England, Conservation Principles: Policies and Guidance, 2008 

33. This guidance document sets out Historic England’s approach to making decisions and 

offering guidance about all aspects of England’s historic environment. The contribution 

of elements of a heritage asset or within its setting to its significance may be assessed in 

terms of its ‘heritage values’: 

“Evidential Value: the potential of a place to yield evidence about past human activity. 

Historical Value: the ways in which past people, events and aspects of life can be connected 

through a place to the present. 

Aesthetic Value: the ways in which people draw sensory and intellectual stimulation from 

a place. 

Communal Value: the meanings of a place for the people who relate to it, or for whom it 

figures in their collective experience or memory.’ (Paras. 30-60)” 

34. Historic England has recently consulted on a revision to this document (Conservation 

Principles: For the sustainable management of the historic environment). The revision is 

more closely aligned with the terms used in the NPPF and is in the interests of 

consistency, and to support the use of the Conservation Principles in more technical 

decision-making. 

Historic England: Historic Environment Good Practice Advice in Planning Note 2: 

Managing Significance in Decision Taking in the Historic Environment 2015 

35. GPA Note 2 provides information to assist in implementing historic environment policy in 

the National Planning Policy Framework (NPPF) and the related guidance given in the 

National Planning Practice Guidance (NPPG). These include; assessing the significance of 



 

 

heritage assets, using appropriate expertise, historic environment records, recording and 

furthering understanding, neglect and unauthorised works, and marketing. 

36. With regard to design and local distinctiveness, advice sets out that both the NPPF 

(section 7) and NPPG (section ID26) contain detail on why good design is important and 

how it can be achieved. In terms of the historic environment, some or all of the following 

factors may influence what will make the scale, height, massing, alignment, materials 

and proposed use of new development successful in its context: 

• The history of the place 

• The relationship of the proposal to its specific site 

• The significance of nearby assets and the contribution of their setting, recognising 

that this is a dynamic concept 

• The general character and distinctiveness of the area in its widest sense, including 

the general character of local buildings, spaces, public realm and the landscape, the 

grain of the surroundings, which includes, for example the street pattern and plot 

size 

• The size and density of the proposal related to that of the existing and neighbouring 

uses 

• Landmarks and other built or landscape features which are key to a sense of place 

• The diversity or uniformity in style, construction, materials, colour, detailing, 

decoration and period of existing buildings and spaces 

• The topography 

• Views into, through and from the site and its surroundings 

• Landscape design 

• The current and historic uses in the area and the urban grain 

• The quality of the materials 

Historic England: Advice Note 1: Conservation Area Appraisal, Designation and 

Management 2019 (2nd edn) 

37. This document sets out a series of conservation principles and guidance regarding the 

management of Conservation Areas. It outlines the fundaments of designation, and, 

importantly, puts in place processes for character appraisals which may be used to 

manage development in the area moving forward. It sets an over-arching objective for 

character appraisals as documents which understand and articulate why the area is 

special and what elements within the area contribute to this special quality and which 

don’t. Having done this, it outlines an approach to assessments of special interest which 

uses desk and field-based inquiry. 

Historic England: Advice Note 2: Making Changes to Heritage Assets 2016 

38. This document provides general advice according to different categories of intervention 

in heritage assets, including repair, restoration, addition and alteration, as well as on 

works for research alone, based on the following types of heritage asset: buildings and 

other structures; standing remains including earthworks; buried remains and marine 

sites; and larger heritage assets including conservation areas, landscapes, including parks 



 

 

and gardens, and World Heritage Sites. It is intended to be useful to owners, developers, 

local planning authorities and others in considering works to all heritage assets. 

Historic England: Advice Note 12: Statements of Heritage Significance: Analysing 

Significance in Heritage Assets 2019 

39. This advice note provides guidance with regard to the NPPF requirement for applicants 

for heritage and other consents to describe heritage significance, to help local planning 

authorities make decisions on the impact of proposals for change to heritage assets. It 

explores the assessment of heritage significance as part of a stage approach to decision-

making, in which assessing significance precedes designing the proposals. It also 

describes the relationship with archaeological desk-based assessments and field 

evaluations, as well as Design & Access Statements. 

Emerging Policy: Draft London Plan  

40. The Examination of the draft London Plan was completed on 22 May 2019. Following 

completion of the Examination, the GLA prepared a ‘consolidated' version of the draft 

London Plan in July 2019 to show the Mayor's suggested changes arising from that 

process. Draft Policy HC1 of the new London Plan relates to reconciling heritage 

conservation and growth. Draft Policy D2 relates to delivering good design, including the 

understanding of character and context of a development. D8 of the new London plan 

relates to the design and location of Tall buildings.  

41. On 21 October 2019, the Panel Report and Recommendations was published and on 17 

December 2019, the Mayor sent his Intend to Publish Local Plan to the Secretary of State 

and a statement setting out his reasons for not accepting all of the panel 

recommendations.  

42. On 13 March 2020, the Secretary of State wrote to the Mayor setting out his 

consideration of the Mayor’s Intend to Publish London Plan. The Secretary of State 

confirmed the exercise of their powers under section 337 of the Greater London 

Authority Act 1999 to direct the Mayor that they cannot publish the London Plan until 

they have incorporated changes required by those Directions. The Mayor responded to 

the Secretary of State on 24 April 2020, confirming that further work would be 

undertaken to resolve the amendments required by the Direction. 

43. Accordingly, this emerging planning policy has not, at the time of preparing this report, 

been adopted and whilst a material consideration it cannot be given full weight at this 

stage. 

Emerging Policy: Westminster City Plan 2019–2040 Regulation 19 Publication Draft 

(with Minor Modifications) November 2019 

44. The council submitted the City Plan 2019–2040 to the Secretary of State on 19 

November 2019. The 'Examination in Public' has now started, which is the last stage of 

the plan-making process. 

45. Policy 39 – Design principles states, 

‘A. New development will incorporate exemplary standards of high quality, sustainable 

and inclusive urban design and architecture befitting Westminster’s world-class status, 

environment and heritage and its diverse range of locally distinctive neighbourhoods. 



 

 

RESPONDING TO WESTMINSTER’S CONTEXT 

B. All development will positively contribute to Westminster’s townscape and streetscape, 

having regard to: 

1. (i) the character and appearance of the existing area, adjacent buildings, the spaces 

around and between them  

1. (ii) the pattern and grain of existing streets, squares, mews and passageways;  

2. materials, building lines, scale, orientation, access, definition, surface treatment, height 

and massing;’ 

46. Policy 40 – Westminster’s heritage states, 

‘A. Westminster’s unique historic environment will be valued and celebrated for its 

contribution to the quality of life and character of the city. Public enjoyment of, access to 

and awareness of the city’s heritage will be promoted. 

B. Development must optimise the positive role of the historic environment in 

Westminster’s townscape, economy and character and will: 

1. ensure heritage assets and their settings are conserved and enhanced, as appropriate 

to their significance; 

2. secure the conservation and continued beneficial use of heritage assets through their 

retention and sensitive adaptation which will avoid harm to their significance, while 

allowing them to meet changing needs; 

3. place heritage at the heart of place making and good growth, maintaining the unique 

character of our heritage assets and delivering high quality new buildings and spaces 

which enhance their settings.  

[…] 

LISTED BUILDINGS 

G. Works to listed buildings will preserve their special interest, relating sensitively to the 

period and architectural detail of the original building and protecting or, where 

appropriate, restoring original detail and significant historic fabric. 

H. Changes of use to listed buildings will be consistent with their long-term conservation 

and help to restore, retain and maintain buildings, particularly those which have been 

identified as at risk. 

I. Development within the settings or affecting views of listed buildings will take 

opportunities to enhance or better reveal their significance. 

[…] 

CONSERVATION AREAS 



 

 

K. Development will preserve or enhance the character and appearance of conservation 

areas, retaining features that contribute positively to their significance and protecting their 

settings. Opportunities will be taken to enhance conservation areas and their settings, 

wherever possible. 

M. The contribution of existing uses to the character, function and appearance of 

conservation areas will be considered and changes of use supported where they make a 

positive contribution to conservation areas and their settings.’ 

47. Policy 41 – Townscape and architecture states,  

‘A. Development will 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. 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, including important architectural details, 

boundary walls and railings, historic roof forms or structures, open lightwells, historic or 

characteristic shopfronts and street furniture, as well as squares, parks and gardens. 

Where possible, lost or damaged features will be reinstated or restored. 

EXTENSIVE DEVELOPMENTS 

C. Extensive development will maximise opportunities to enhance the character, quality 

and functionality of the site and its surroundings, including creating new compositions and 

points of interest, and high-quality new streets and spaces, linked to the surrounding 

townscape to maximise accessibility. 

ALTERATIONS AND EXTENSIONS 

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.’ 

Repairs and Alterations to Listed Buildings 2004  

48. This guide expands upon the conservation and urban design policies set out in the then 

City of Westminster UDP (now superseded). It is intended to help owners, occupiers and 

potential purchasers of listed buildings in Westminster to understand the system of 

Listed Building control and the standards applied by the City Council. 



 

 

City of Westminster, Conservation Areas – A guide for property owners 1994 and 

Development & Demolition in Conservation Areas 1996 

49. These guides provide detailed information and guidance with regard to demolition and 

development within the City's conservation areas. 

City of Westminster, Bayswater Conservation Area Audit 2000 

50. This document provides an overview of the historic development of the conservation 

area, an assessment of its character and appearance and then sets out general guidance 

on how development proposals can sustain this heritage significance. 
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