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1.0 Introduction 

1.1 This Design and Access Statement has been prepared in support of the planning 

application for the removal of the existing fire escape stairs and associated access 

doors and replacement with new windows and automatic opening smoke vents at Bray 

House, 4-5 Duke of York Street, London, SW1Y 6JX. 

1.2 The proposals which form the basis of this application for Planning approval are: 

 The removal of an existing steel emergency exit staircase at the rear of the 

property together with the access doors to the 1st – 5th floors.   

 Door openings are to receive new windows to match the style of the existing 

and a new automatic opening smoke vent system is to be installed. 

 Installation of a new Automatic Opening Vent (AOV) system to facilitate the 

discharge of smoke and enable safe evacuation of the property in the event of 

a fire incident.  

 

2.0   Site and Surrounding Area  

2.1 The property lies to the north-western side of St. James’s Square on an established 

site.  The property itself occupies a corner plot between Duke of York Street and 

Ormond Yard.  

2.2 Bray House is a 7-storey multi occupancy residential property with a restaurant on the 

ground floor and a bar and lounge at basement level. The property faces Duke of York 

Street and sides Ormond Yard where a rear access gate is located.  The principal 

pedestrian accesses are from Duke of York Street. 

2.3 The property features an aged steel fire escape stair to the rear of the property with 

accesses from the 1st to 5th floors.  The exit route ultimately discharges to Ormond 

Yard. 

2.4 Bray House does not benefit from any parking provision. 
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2.5 The property is designed and constructed as a block of apartments arranged over the 

five upper floors.  Floors 4 and 5 are a later addition to the original building’s 

construction. 

2.6 The property is bounded by other existing, established residential and office blocks of 

varying ages and styles of construction. 

2.7 The proposals primarily affect the rear of the existing property and the area in question 

is largely obscured from view from street level.  The area is not visible from Duke of 

York Street and only partially visible from Ormond Yard when viewed alongside the 

rear access gate position.  From adjacent buildings the affected area is partially visible 

from some properties to the north of Ormond Yard but the lower levels are obscured 

from all angles due to the proximity of adjacent buildings. 

Listed Buildings, Conservation and Heritage 

2.8 The existing property is not listed although is located within the Westminster City 

Council ‘St. James’ Conservation Area. 

2.9 Bray House was part of Chandos House Site redevelopment in 1933-34. The property 

is constructed largely with red and buff brickwork facings and stucco detailing to the 

ground floor.  Windows are timber framed, vertical sliding sash examples.  The main 

entrance to the property features a timber raised and fielded door, accessed by 3 stone 

steps. 

2.10 The existing fire escape stair is constructed in black painted steelwork with matching 

treads and handrails.  Access doors to the escape stair are timber with glazed panels 

and fanlights. 

2.11 The property has been extended vertically by 2 floors in a matching style since its 

original construction 

2.12 The proposals are to remove the metal escape stair and the timber access doors.  Door 

openings will be infilled with brickwork and aluminium framed windows to match the 

proportion and style of the existing.  Automatic opening smoke vents (AOV’s) are to 

be installed to improve fire safety to the building.  These AOV’s will not be visible from 

the street and are to be located through the existing lift motor room and water tank 

room areas upon the existing roof level and fitted to the new windows to facilitate 

discharging of smoke in the event of an emergency. 
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3.0  Design and Access Considerations 

Layout and Design 

3.1 The proposal have been designed in conjunction with a fire safety specialist to provide 

a safer, compliant and managed strategy in the event of a fire within the property.  The 

proposed measures will serve to aid in discharging smoke from the building effectively.  

This will provide a safer and more accessible stair shaft to enable safer egress from 

the building and safer fire fighter attendance.  The existing aged external emergency 

escape stair will then become obsolete. 

3.2 Future access to the roof level will be via a safer, internal access point leading in to the 

existing tank room via an existing access hatch in the floor / ceiling of the top floor. 

3.3 The existing fire escape stair is accessed by a single door at each level to the rear of 

the property.  His stair then requires users to descend to basement level and then 

ascend back up to ground level via what is a fairly dark route which would pose health 

and safety risks in the event of an emergency. 

3.4 The proposed removal of the door and replacement with windows has been designed 

to match the aesthetic of the existing building and adjacent windows generally.  

Windows are proposed in aluminium to ensure minimum maintenance and also to 

ensure future operation of the AOV system. 

3.5 The layout of the property will remain unchanged as a result of the proposal although 

additional internal fire doors are also proposed as a means of affording improved fire 

safety to the building and its occupants. 

3.6 Site access and parking arrangements will remain unchanged as a result of the 

proposal. 

 

 

 

 



P a g e  6 | 13 

 

 

4.0  Conclusion  

4.1  This is a planning application with conservation area consent application for fire safety 

improvements to an existing established multi-occupancy property.  Visually the 

alterations will be fairly minor and in keeping with the existing building detailing and 

should offer limited visual impact on the surrounding area due to their position and 

orientation. 

4.2 The proposals will have a positive impact on the property and its occupants and will 

serve to improve fire safety and ensure compliance with current fire safety legislation 

relating to blocks of flats and to the Building Regulations. 

4.3 It is, therefore, requested that Westminster City Council support the proposal and grant 

consent for the proposals. 
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5.0  Appendix A - Photographs  
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Bray House viewed from the corner of Duke of York Street and Ormond Yard 

 
 

 
Rear side corner as viewed from Ormond Yard 
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View from the roof – Fire escape stair at top, Ormond Yard at bottom 

 
 

 
View toward the fire escape stair from the roof 
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Roof level plant room – location of new AOV 

 
 
 

 
An alternate roof view 
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Disused top floor egress door to be replaced 

 
 

 
An example of the 1st – 4th floor doors to be replaced with new windows 
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View of the rear elevation from the fire escape showing windows to be matched 

 
 

 
A view to the lower levels of the fire escape stair 
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6.0  Appendix B – Strategic Smoke Control Spec.  

 










