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1 INTRODUCTION 

1.1.1 This Design, Access and Heritage Statement has been prepared to accompany an 

application for listed building consent and planning permission for the installation of 

external gas pipework to the northeast facing elevation of 75 Gloucester Terrace, 

Westminster, Central London, W2 3DH (centred on NGR TQ 26485 80999). The 

proposed works are necessary to restore the gas supply to units 5, 7 and 10 within the 

property following a reported gas leak to part of the existing network serving the three 

units.   

1.1.2 The property subject to the works forms part of a larger terrace group of which 10 

(numbers 59 – 77, odds only) are collectively listed at Grade II (NHLE Ref: 1357033).  

1.1.3 The proposed works have the potential to directly impact upon the significance of the 

listed terrace as a result of physical change to number 75 as well as the special 

character and appearance of Bayswater Conservation Area in which the terrace is 

located.  

1.1.4 This report comprises a combined Design and Heritage Assessment as required for a 

listed building consent application and addresses questions presented within the 

Council’s Design and Access Information Sheet for Listed Buildings (2014). In 

accordance with the NPPF, the statement includes a description of the significance of 

the asset in proportion to its importance and to the extent of the works for which 

consent/permission is sought and assesses the impact of those works to determine 

the level of harm, if any, to the significance of the listed building. 

1.1.5 This report has followed Historic England’s Good Practice Advice notes 2 ‘Managing 

Significance in Decision-taking in the Historic Environment’ (2015) and 3 ‘The Setting 

of Heritage Assets’ (2017) and Advice Note 12 ‘Statements of Heritage Significance’ 

(2019). The report also takes into account the advice contained within Westminster 

City Council Supplementary Planning Guidance on Repairs and Alterations to Listed 

Buildings (1995). 

1.1.6 This report should be read in conjunction with the drawings prepared by Wardell 

Armstrong, drawing refs CA12299-001 to CA12299-005 inclusive. Full drawings and 

schedules are not therefore replicated within this report.  
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2 DEFINITIONS OF TERMS AND HERITAGE PLANNING POLICY CONTEXT 

2.1.1 A heritage asset is defined in the National Planning Policy Framework (NPPF) 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’ (Ministry of Housing, Communities and Local Government 2021, Annex 2 

page:67).   

2.2 Legislation 

2.2.1 Designated heritage assets protected by statutory legislation comprise Scheduled 

Monuments, Protected Wrecks, Listed Buildings and Conservation Areas.  

2.2.2 Nationally significant archaeological sites, monuments and structures are protected 

under the Ancient Monuments and Archaeological Areas Act (1979).  

2.2.3 Listed Buildings and Conservation Areas are protected under the Planning (Listed 

Building and Conservation Areas) Act (1990). In relation to development proposals, 

the legislation states that:  

‘in considering whether to grant planning permission for development which affects a 

listed building or its setting, the local planning authority or, as the case may be, the 

secretary of state shall have special regard to the desirability of preserving the building 

or its setting or any features of special architectural or historic interest which it 

possesses’ (section 66). 

2.2.4 With regards to Conservation Areas it states that:  

‘special attention shall be paid to the desirability of preserving or enhancing the 

character of that area’ (section 72). 

2.3 National Policy 

2.3.1 The National Planning Policy Framework (NPPF) supported by the National Planning 

Policy Guidance (PPG), which endorses the conservation and enhancement of the 

historic environment (Department for Communities and Local Government 2014), 

defines the role of the planning system as to promote and achieve sustainable 

development and involves ‘protecting and enhancing our natural, built and historic 

environment’ (MHCLG 2021, para:8). 

2.3.2 In ensuring the statutory duty of the Planning (Listed Building and Conservation Areas) 

Act, the  NPPF requires that in determining applications  ‘great weight’ should be given 

to the asset’s conservation and that ‘substantial harm to or loss of… grade II listed 
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buildings, or grade II registered parks or gardens, should be exceptional’ whilst 

‘substantial harm to or loss of…assets of the highest significance, notably Scheduled 

Monuments, protected wreck sites, registered battlefields, Grade I and II* listed 

buildings, Grade I and II* Registered Parks And Gardens, and World Heritage Sites, 

should be wholly exceptional’ (MHCLG 2021, para:200).  

2.3.3 The significance of a heritage asset (designated or non-designated) is defined within 

the National Planning Policy Framework (NPPF) as ‘the value of a heritage asset to this 

and future generations because of its heritage interest.  This interest may be 

archaeological, architectural, artistic or historic’ (MHCLG 2021, Annex 2 page:71). 

2.3.4 The setting of a heritage asset (designated or non-designated) is defined as ‘the 

surroundings in which a heritage asset is experienced.  Its extent is not fixed and may 

change as the asset and its surroundings evolve. Elements of a setting may make a 

positive or negative contribution to the significance of an asset, may affect the ability 

to appreciate that significance or may be neutral.’ (MHCLG 2021, Annex 2 page:71). 

2.3.5 Where heritage assets (designated or non-designated) are to be affected by 

development, ‘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’ (MHCLG 2021, para:194).  

2.3.6 Developments where substantial harm to or total loss of significance of a designated 

heritage asset should be assessed against specific tests and should deliver substantial 

public benefits which outweigh any loss or harm (MHCLG 2019, para:195). Less than 

substantial harm to a designated asset would require public benefits including the 

securement of an optimum viable use (MHCLG 2021, para:202).  

2.4 Local Policy 

2.4.1 The Westminster City Plan 2019-2040 (adopted April 2021) contains the relevant 

planning policies applicable to the determination of the proposed works. Specifically, 

within the Westminster City Plan it is policies 38 – Design Principles, 39 – 

Westminster’s heritage and 40 – Townscape and architecture that are relevant: 
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Policy 38 – Design principles 

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. the character and appearance of the existing area, adjacent buildings and 

heritage assets, the spaces around and between them and the pattern and 

grain of existing streets, squares, mews and passageways;  

2. materials, building lines, scale, orientation, access, definition, surface 

treatment, height and massing;  

3. the form, character and ecological value of parks, gardens and other open 

spaces;  

4. Westminster’s waterways and waterbodies; and 

5. the preservation and enhancement of the surrounding tree population. 

PEOPLE-CENTRED DESIGN  

All development will place people at the heart of design, creating inclusive and accessible 

spaces and places, introducing measures that reduce the opportunity for crime and anti-

social behaviour, promoting health, well-being and active lifestyles through design and 

ensuring a good standard of amenity for new and existing occupiers. 

 

Policy 39 – Westminster’s heritage  

B. Development must optimise the positive role of the historic environment in Westminster’s 

townscape, economy and sustainability, and will:  

1. ensure heritage assets and their settings are conserved and enhanced, in a manner 

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 and mitigate and adapt to climate change;  
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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 building and protecting or, where appropriate, 

restoring original or significant detail and 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. 

J. Demolition of listed buildings will be regarded as substantial harm and will be resisted in 

all but exceptional circumstances. 

CONSERVATION AREAS  

k. Development will preserve or enhance the character and appearance of Westminster’s 

conservation areas. Features that contribute positively to the significance of conservation 

areas and their settings will be conserved and opportunities taken to enhance conservation 

areas and their settings, wherever possible.  

L. There will be a presumption that unlisted buildings that make a positive contribution to a 

conservation area will be conserved, unless it has been demonstrated that the relevant tests 

in national policy have been met. Buildings which make a negative or neutral contribution 

may be replaced or refurbished where this will result in a high-quality building which will 

improve their appearance in the context of the conservation area and their environmental 

performance.  

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. 

 

Policy 40 - Townscape and architecture  

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.  
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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. 

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. 

2.4.2 Also relevant is Supplementary Planning Guidance: Repairs and Alterations to Listed 

Buildings (1995). This document provides specific advice on alterations and para 6.17 

relates to external services and fittings advising that ‘pipes, ducts and cables should 

always be carefully routed and located in the least obtrusive locations. The city council 

will need to be satisfied that such additions are necessary have been designed to 

minimise their impact.’ 

2.4.3 In addition to the local plan, the London Plan (2021), which provides the strategic 

framework for development and land-use in London, is also applicable. Relevant 

policies include policies HC1 and D12 which are replicated in part below:  

London Plan Policy HC1 – Heritage Conservation and Growth  

Planning decisions 

C. Development proposals affecting heritage assets, and their settings, should conserve 

their significance, by being sympathetic to the assets’ significance and appreciation within 

their surroundings. The cumulative impacts of incremental change from development on 

heritage assets and their settings should also be actively managed. Development 

proposals should avoid harm and identify enhancement opportunities by integrating 

heritage considerations early on in the design process. 

 

London Plan Policy D12 Fire Safety  

In the interests of fire safety and to ensure the safety of all building users, all development 

proposals must achieve the highest standards of fire safety and ensure that they: 
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2) are designed to incorporate appropriate features which reduce the risk to life and the 

risk of serious injury in the event of a fire; including appropriate fire alarm systems and 

passive and active fire safety measures  

 

3) are constructed in an appropriate way to minimise the risk of fire spread 
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3 HERITAGE ASSETS 

3.1.1 Numbers 59 – 77 Gloucester Terrace, inclusive of number 75, comprise a Grade II listed 

terrace row of 10 no. five storey houses, with basements, located within the 

Bayswater Conservation Area. The listing description for the buildings provides the 

following information on reasons for designation: 

Mid C19. Stucco. Slate mansards to some houses. 4 storeys, basements and attic 

mansards (Nos 73 to 77 with full attic storey instead). Each house 2 windows wide. 

Channelling to ground floor. Projecting Doric porches, various panelled doors. 

Continuous first floor bombe balcony. Square-headed windows architraved above 

ground floor, pedimented to first floor; corniced to second floor. Sashes, plate glass. 

French casements to first floor. Modillion cornice above third floor, subsidiary 

cornice to attic. Balustraded parapet to some houses. Cast iron area railings (C20 

replacements to Nos 73 to 77). Return to right. 

3.1.2 Other designated heritage assets, listed below, were recorded in close proximity to 59 

- 77 Gloucester Terrace. 

Table 1 Designated Heritage Assets Within the Vicinity of the Site 

NHLE 

Reference 

Name Status 

1066759 79 and 81 Gloucester Terrace GII LB 

1357070 28 - 44 Gloucester Terrace GII LB 

1220842 29 – 45 Craven Road GII LB 

1066960 21 – 27 Craven Road GII LB 

N/A Bayswater Conservation Area CA 

 LB = Listed Building; CA = Conservation Area 

3.1.3 Figure 1 identifies the location of number 75 (redline edged) and nearby designated 

assets. There are no other statutory heritage designations on the Site. Of the 

designated assets listed above, remote observations confirm that their significance 

would not be affected by the proposed works. This is due to the minor nature of the 

works and their location upon the building not resulting in significant or obvious 

change in respect to elements of setting which contribute towards the significance of 

the nearby assets listed in Table 1. These assets have not therefore been taken 

forward within the Heritage Statement for further assessment. 
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3.1.4 Similarly, due to the minor nature of the works, no direct impacts to the character and 

appearance of Bayswater Conservation Area, in which the property is sited, are 

anticipated to result and no assessment of its special interest has been undertaken. 

 

Figure 1 -Designated Heritage Asset (Site outlined in red) with extent of the listed terrace identified in 

blue 
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4 SIGNIFICANCE 

4.1 Assessment Methodology 

4.1.1 A proportionate description of the significance of each asset potentially affected by 

the proposed development should be provided to satisfy the requirements of the 

NPPF.  

4.1.2 The significance of a heritage asset is defined within the National Planning Policy 

Framework (NPPF) as ‘the value of a heritage asset to this and future generations 

because of its heritage interest.  This interest may be archaeological, architectural, 

artistic or historic’.  

Assessment of Setting 

4.1.3 As stated within the NPPF ‘significance derives not only from the physical fabric of a 

heritage asset but also from its setting’ (MHCLG 2019, Annex 2 page:71).  

4.1.4 In respect of identifying the importance of setting to the identified significance of a 

heritage asset, Historic England’s good practice guidance presented in the Setting of 

Heritage Assets (2017) will be utilised. 

4.2 Description of Significance 

4.2.1 The description provided below is in proportion with the importance of 75 Gloucester 

Terrace as part of a larger Grade II listed terrace group and as far as is necessary to 

determine the impact of the proposals of the significance of the terrace as whole. The 

assessment of significance it is not intended to be a detailed analysis of the asset. The 

description below has been informed by the Historic England listing entry for the 

terrace and the Bayswater Conservation Audit SPG (2000) prepared by Alan Baxter 

and Associates for Westminster City Council. 

Historic Interest  

4.2.2 Historic interest is derived from the physical fabric of the terrace as a mid-19th Century 

terrace of high-status houses. The architectural detailing employed to the terrace 

group, which is a commonality of the architectural character across the wider 

Bayswater Conservation Area, provides evidence of the architectural fashions and 

tastes popular during the mid-19th Century. 

4.2.3 The scale of the terrace and level of detailing employed provides evidence as to the 

status of the original occupiers and the general wealth of this area of the City.  
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4.2.4 The terrace forms part of a larger planned development known as Tyburnia, which 

comprised the residential development of the Church Commissioner’s Hyde Park 

Estate which began in 1807. The layout of the street related to a Georgian town plan 

model with crescents, squares and boulevards. The terrace row, as part of a larger 

group of contemporary terraces therefore holds interest illustrating the methodology 

employed to mid-19th Century town planning in London and is a pattern of 

development prevalent within the area. 

4.2.5 The details, scale and architectural form employed to the terrace are clearly 

illustrative of a type of polite architecture being employed within the planned and 

rapid development of the grand London residences within the mid-19th Century. This 

is further enhanced by the presence of terrace groups nearby on Gloucester Terrace, 

such as numbers 28 - 44 Gloucester Terrace which are located to the opposite side of 

the road. 

4.2.6 Historic interest also arises from the association of the building with S. P Cockerall and 

G. Glutch who designed the masterplan for the Tyburnia rear, a pattern of 

development that has been replicated elsewhere within the conservation area (Alan 

Baxter and associated, 2000). 

Architectural Interest 

4.2.7 The terrace has architectural interest as a classically influenced group of buildings of 

high status and importance. The aesthetic and artistic intentions of the design are best 

expressed through the stucco render finish, architectural arrangement and detailing 

which is employed consistently across the terrace group to create an architecturally 

coherent and imposing row.  

4.2.8 Each property is consistent in appearance to the ground, first, second and third floor 

levels with projecting Doric porches, a continuous bombe balcony, square headed, 

typically tripartite windows to the ground floor which has channelled rustication, 

architraved and pedimented windows to the piano nobile with simpler architraved 

windows to the second floor which have a cornice lintel and square headed windows 

to the third floor. 

4.2.9 Numbers 73 – 77 project forward of the rest of the row and have a full attic storey 

with mansard roof with later flat roofed leaded dormer windows.  

4.2.10 A continuous modillion cornice extends across the terrace frontage and continues 

around the side of number 77 onto Craven Road. 
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4.2.11 The building forms an integral part of the Gloucester Terrace streetscape and wider 

Tyburnia planned layout and has a strong aesthetic value with the surrounding 

terraces where there is a definite architectural language and strong coherence in 

detailing and stucco finishes.  

Contribution of Setting 

4.2.12 The elements of the setting of the wider terrace group which most expressively 

enhance its significance are concentrated to its immediate setting notably its visual 

relationship and arrangement with the nearby terraces rows of Gloucester Terrace 

and Craven Road. Significance is enhanced by this relationship where terraces form an 

organised townscape enhanced by their coherent architecture, scale and rhythm.  

4.2.13 Bayswater Conservation Area provides the terrace with its wider setting. The 

townscape of the area presents an architectural uniformity through the adoption of 

the Italianate style albeit in different applications. This along with the consistent 

stucco render finish, the consistent scale of the buildings and the high-density pattern 

of development which creates a regular composition of streets and square. 

Summary of Significance 

4.2.14 The significance of the terrace derives principally from its historic and architectural 

interests as part of an organised and architecturally coherent terrace development of 

mid-19th Century date. The buildings are reflective of the growth of high-status 

housing in London and are representative of the architectural fashions popular within 

domestic house building at the time.  

4.2.15 The importance of the terrace group is recognised at a national level by the inclusion 

of the terrace on the statutory list of buildings of special architectural and historic 

interest at Grade II and at a local level by the inclusion of the terrace within the 

Bayswater Conservation Area. 
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5 EXPLANATION FOR THE WORKS AND DESIGN CONSIDERATIONS 

5.1 Need for the works 

5.1.1 The proposed works to number 75 are necessary to restore the gas supply to the three 

affected units following a reported gas leak to the existing gas network that supplied 

them. The gas supply to the affected part of the existing network has been made safe 

and the units are now currently without gas. 

5.1.2 The proposals therefore represent works to restore the existing gas network within 

the property and the units within the building previously benefitting from an existing 

gas supply. 

5.2 Design Considerations  

5.2.1 In designing works to renew/upgrade gas supplies to properties Cadent Gas must 

consider a series of technical design considerations alongside the physical constraints 

of a site.  

Technical Consideration 

5.2.2 In designing new or replacement gas schemes Cadent Gas Ltd has adopted IGEM/G/5 

Edition 2 For Multi-Occupancy Buildings Engineering Requirements as their design and 

construction standard. The implications of this adoption on the current practices of 

Cadent Gas Ltd are that all future riser systems installed as new or as a 

replacement/upgrade on multi-occupancy buildings shall be designed according to the 

requirements laid out in IGEM/G/5. Importantly the Institution of Gas Engineers and 

Managers (IGEM) would expect adoption of IGEM/G/5 by a Gas Transporter in its 

entirety to ensure best practice from lessons learned are applied to all new and 

replacement works.  

5.2.3 In addition to IGEM/G/5 Cadent utilize multiple documentation to comply and 

maintain the standards needed to facilitate new and replacement gas works. Key 

documents used to inform both the design of the pipework (materials, route locations, 

pipework lengths) and meter box installations are listed below: 

• Gas Safety (Installation and Use) Regulations 

• Pipeline Safety Regulations 

• Building Regulations (More specifically part B) 

• Dangerous Substances and explosive atmosphere regulations (DSEAR) 
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• Regulatory Reform (Fire Safety) Order 

5.2.4 In application of the above, Cadent in their approach to designing new and 

replacement gas schemes must assess the risk of different design options with the 

most suitable design solutions eliminating or removing potential hazards (release of 

gas which could lead to fire and explosion) to residents. Different installation design 

options result in different hazards and different levels of risk and systematic approach 

is required to minimize the risk.  

5.2.5 Design solutions explored by Cadent and sought by IGEM/G/5 therefore seek to: 

1.) Prevent failure of the pipework through using appropriate materials, methods and 

fixing for installations and apparatus; and  

2.) Prevent the containment of a gas leak through ensuring new works are 

appropriately positioned to allow ventilation and access for maintenance and 

regular inspection.  

Physical Considerations 

5.2.6 In applying the above standards in the design process Cadent must also consider the 

physical constraints of a Site. 

5.2.7 At 75 Gloucester Terrace the following considerations have informed the proposed 

works: 

• Position the existing gas main – the existing gas main network serving the 

building is derived from below Gloucester Terrace to the northeast of the 

property with the supply entering the property within the basement vault area 

of the terrace; 

• Access to external elevations – direct access to the rear elevation(s) of the 

property is not possible due to the arrangement with the adjoining terrace row 

on Craven Road and the presence of mews properties along Brook Mews 

North. Only access to the street facing elevations is possible. 

• Presence of external services – the arrangement of existing services and 

pipework to the north east frontage has informed the route of the proposed 

gas pipework which has followed the alignment and positioning of existing 

installations to consolidate the appearance of such necessary installations to 

the property. 
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• Internal arrangement of the units – the route of the proposed external risers 

seeks to keep internal installations (that is the pipework which connects to the 

gas meter box) to rooms with an outside wall and window(s) such that 

installation inside the property is limited and is in a location where the effects 

of an incident (gas leak) would be limited. 

5.3 Planning Synopsis  

5.3.1 It is appreciated that the regulations referenced within this section are covered under 

a separate regulatory regime.  Whilst we fully appreciate that it is not the role of the 

planning system to duplicate controls under another regulatory regime, such 

regulations are of great relevance in their application of the clear policy direction given 

by the recently updated London Plan – in particular, policy D12 which relates to Fire 

Safety. 

5.3.2 Policy D12 states that development proposals must achieve the highest standards of 

fire safety. Relevant to the proposals presented within this submission are points 2 

and 3 of this policy which state that: 

2) are designed to incorporate appropriate features which reduce the risk to life and 

the risk of serious injury in the event of a fire; including appropriate fire alarm systems 

and passive and active fire safety measures; 

3) are constructed in an appropriate way to minimise the risk of fire spread. 

5.3.3 We would therefore invite the decision maker to place significant material weight on 

the measures set out within this application to satisfy this policy and in doing so 

ensuring that the property can benefit from the highest standards of fire safety. 
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6 DESIGN APPROACH AND MITIGATION 

6.1 Proposed Installations 

6.1.1 This section provides a description of the proposed works for which planning 

permission and listed building consent is sought.  

6.1.2 In application of the technical considerations and in view of the physical 

considerations referenced in Section 5 above, in order to upgrade the existing gas 

network to re-establish a safe and compliant gas supply to the affected units a new 

external riser is proposed to be installed on the north-east frontage of the building.  

6.1.3 The adopted design solution aims to provide a safe and compliant gas supply to the 

units within the building whilst minimising the extent of external works and additions 

to the listed terrace.   

6.1.4 By way of concise summary, the proposals entail the following: 

• External gas riser measuring 10m in length to the northeast frontage of the 

property which rises from the basement vault of the building; 

• 3 x individual lateral connections which extend horizontally from the main 

vertical riser. 

6.1.5 No new in ground supply is proposed at the property and the existing internal network 

supplying the other units within the building is to be retained, there being no issue 

with the supply of this part of the network.  

6.2 Previous Planning Application at 82 Gloucester Terrace  

6.2.1 On 16th July 2021, Wardell Armstrong submitted planning and listed building consent 

applications for the installation of external gas pipe apparatus to 82 Gloucester 

Terrace, a Grade II listed building (application refs. 21/4860/FULL & 21/04861/LBC).  

6.2.2 By way of concise summary the proposed installations at 82 Gloucester terrace 

comprised:  

• 1 no. gas riser pipe that would be sited at low level on the south east facing 

elevation of the basement lightwell; 

• 4 no. white gas meter boxes within on the south east facing elevation of the 

basement lightwell;  

• 4 no. ¾” copper gas outlet pipes required to carry the gas from the external 

gas meter boxes to the individual flats within the building. The majority of the 
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gas outlet installations were proposed to remain at low level within the 

basement lightwell with 2 no. outlets required to travel vertically up the south 

west (front) facing elevation to provide a new gas supply to the first and 

second floor flats.  

6.2.3 For completeness, indicative images of the proposals at 82 Gloucester Terrace are 

included in the Appendix 3.  

6.2.4 Both applications were later withdrawn following comments received from the 

conservation officer.  It was considered that the public benefits of the proposals, 

comprising the provision of a safe gas supply to provide for comfortable, modern living 

standards including heating of the application property, would not outweigh the less 

than substantial harm that would be caused to the significance of the listed building 

(the wider terrace group) and the conservation area. Therefore, the recommendation 

of the application was refusal.  

6.2.5 The main issues of application refs. 21/4860/FULL & 21/04861/LBC were the visibility 

of the gas meter boxes and the 2 no. gas outlet pipes required to provide gas into the 

flats at first and second floor. These concerns have been taken into consideration 

during the design development of these current applications at 75 Gloucester Terrace.  

6.3 Design Evolution 

6.3.1 In arriving at the final design for the proposed installation the following options have 

been considered and discounted by Cadent due to the current industry standards and 

physical constraints of the Site as referenced above: 

1. The re-use of the existing internal pipe runs; and 

2. Installation to the rear elevation.  

6.3.2 In consideration of option 1, this cannot be advanced as a suitable solution because 

Cadent Gas are unable to replace/upgrade the gas pipes internally as this would be 

non-compliant with the current installation standards (referred to in section 5 above).  

6.3.3 In respect to option 2, running of the main riser externally on the rear elevations 

cannot be progressed as there is no direct access to parent gas mains to the elevation. 

Access to the parent mains is necessary to establish a gas connection to the gas 

network.    
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6.3.4 Further to this, taking into account the comments received on application refs. 

21/4860/FULL & 21/04861/LBC, the installation of gas meter boxes and associated gas 

outlet pipes has been discounted from the design process.  

6.4 Description of Proposed Works  

6.4.1 The new works have considered both the gas industry standards and applicable 

regulations as well as the architectural composition and configuration of number 75 

Gloucester Terrace in arriving at the final design. The design solution presented within 

the submission represents the most desirable design solution to reduce or eliminate 

risk of the effects of a future gas release to the occupiers of the building whilst 

reducing the extent of external pipework necessary to exterior of the building in view 

of its Grade II listed status and location within the Bayswater Conservation Area. 

6.4.2 The descriptions and images below should be read alongside drawings CA12299-001 

– 005. 

Extent of the Installations to the Basement Lightwell  

6.4.3 To restore a safe and compliant gas supply to the affected units a new external riser 

is proposed to be installed on the north-east frontage of the building.  

6.4.4 The riser will emerge externally from the existing riser network supplying the building 

which is located within the basement vault area below the main entrance at ground 

floor level.  

6.4.5 No new in ground supply is proposed and the existing internal network supplying the 

other units within the building is to be retained, there being no issue with the supply 

of this part of the network.  

6.4.6 A 1” diameter gas riser (screwed steel) is to extend horizontally across the base of the 

solid walled enclosure to the main entrance towards the north-east facing elevation 

before turning 90 degrees to rise up the ground floor elevation. The pipework is to be 

aligned adjacent to the existing right-hand side pilaster of the main entrance.  

6.4.7 On reaching the underside of the first-floor balcony the pipework will punch through 

the balcony floor, dog legging, to continue directly up the elevation (first floor to 

fourth floor) for a total of 10 metres positioned as closely as possible to the existing 

external installations present on the frontage. 

6.4.8 It is noteworthy to mention that the proposed gas riser above the balcony was 

originally to be installed as one continuous straight pipe, sited further away from the 
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existing adjacent installations. However, during the design process, it was decided to 

dog-leg the pipe at balcony level so the top section could sit as closely as possible to 

existing installations whilst maintaining the requirements for maintenance and 

expansion. This design amendment was included to help mitigate any potential visual 

impact and to consolidate the proposed installations against existing vertical lines 

present on the building.  

6.4.9 It is proposed that the pipework will wrap around the cornice between third and 

fourth floor levels however should, following the erection of scaffold, it be found that 

the cornice is sound and capable of accommodating physical intervention the 

pipework will punch through this element to replicate the route of existing downpipes. 

Details of this could be secured through planning condition, if necessary. 

6.4.10 At second, third and fourth floor levels, ¾” diameter lateral pipes (screwed steel) will 

extend horizontally from the gas riser for 0.6m in a south-eastern direction neatly 

crossing over the existing down pipes. At their terminus, each of the pipes will punch 

through the fabric of the building to connect to the internally sited gas meter boxes of 

the affected units.  

6.5 Mitigation 

6.5.1 It is recognised that potential harm to an asset can be minimised through the creation 

of sympathetically designed schemes such that new built form or works are reversible 

and are demonstrably positioned to reduce adverse impacts.  

6.5.2 The design approach to the proposed works has included the following measures to 

best integrate the installations and to mitigate against potential harm to heritage 

significance: 

• Fixing and aligning the proposed pipe in close proximity to existing vertical 

installations present on the frontage so as to consolidate the installations and 

minimise their appearance on the frontage of the listed building so that the 

installations are integrated sympathetically; 

• Applying an off-white painted finish to match the coloured finish of the stucco 

render of the exterior; 

• Using, wherever possible, existing horizontal elements such as banding and the 

projecting cornice to align horizontal pipework against; 

• Avoiding interference with or disturbance to existing decorative features; 
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• To be reversible and easily removed in the future should they long be required.  

6.3 Access 

6.3.1 The proposed works would have no impact on existing access arrangements to, from 

or through the building.  
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7 HERITAGE IMPACT ASSESSMENT 

7.1 Methodology 

7.1.1 The NPPF stipulates two levels of potential impact to designated heritage assets. The 

NPPF references these as: 

• Substantial harm; and 

• Less than substantial harm. 

7.1.2 Planning Practice Guidance (PPG) (2014 and revised 2019) discusses how to assess 

substantial harm where it states ‘In general terms, substantial harm 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 architectural or 

historic interest. It is the degree of harm to the asset’s significance rather than the 

scale of the development that is to be assessed. The harm may arise from works to 

the asset or from development within its setting’ (Para 19). 

7.1.3 The application of the terms ‘less than substantial’ and ‘substantial’ is made on 

professional judgement and experience. The level of impact expressed by this 

assessment will be either no harm, less than substantial harm or substantial harm. 

7.2 Assessment of Impacts 

7.2.1 The external pipework has been designed in consideration of the applicable gas 

industry regulations and in accordance with the Councils SPG on Repairs and 

Alterations to Listed Buildings (1995) in that the pipework has been designed to be 

carefully routed and located in the least visually obtrusive way. This has been achieved 

through locating the main gas riser as closely as possible, in accordance with the Gas 

Industry Regulations, to the existing down pipes and utility services already present 

on the northeast facing elevation of 75 Gloucester Terrace. Aligning the proposed 

installations with existing external pipes helps to minimise the appearance of the 

additions which would be consolidated and assimilated against existing, similar 

services present on the front elevation. 

7.2.2 The pipework is to punch through the balcony and the projecting cornice to match the 

route of existing services and pipework. To the fourth floor, the projecting cornice 

would conceal the proposed lateral connection within views towards the terrace from 

along Gloucester Terrace and on approach along Craven Road from the north.  



CADENT GAS LIMITED 
75 GLOUCESTER TERRACE, WESTMINSTER, LONDON  
DESIGN AND HERITAGE STATEMENT   

 

CA12299/FINAL 
OCTOBER 2021 

 Page 22 

  

7.2.3 The proposals to the main street frontage, including 1 no. gas riser and 3 no. 

associated lateral pipes, are the minimum extent necessary to provide individual gas 

supply to the affected flats (numbers 5, 7 and 10) in line with the current Gas Industry 

Regulations. The gas connections to the remaining flats within the building is 

functional and is being retained, therefore reducing the amount of external pipework 

required to be installed as part of this proposal.  

7.2.4 In addition, the proposed finish of the pipes is to be off-white to match the colour of 

the render and to assist in further minimising the appearance of the installations to 

the building.  

7.2.5 In consideration of the special architectural and historic interest of the Grade II listed 

terrace row, the contribution of number 75 to the collective significance and in view 

of the adopted design approach, it is considered that the installation results in very 

limited, minor harm to the significance of the Grade II listed terrace row. This is based 

on the following grounds: 

• The works would introduce new infrastructure to the exterior of the property 

frontage; 

• The works result in the loss of limited historic fabric to create new entry points into 

interior of the property at second, third and fourth floor levels. 

7.2.6 Having considered the significance of the asset it is concluded that the harm arising 

from the proposed works, in consideration of the extent, the location and the 

approach to finish of the pipework, will be ‘less than substantial harm’ in scale.  

7.2.7 Importantly, the installations do not result in the weakening of the overall 

architectural composition of the building as part of a coherent terrace group that is 

illustrative of the mid-19th Century town planning in this part of central London. Nor 

do the proposals affect the architectural interest of the terrace row with the original 

Italianate design intentions of both the individual property and the wider terrace row 

remaining clearly legible and intact. An appreciation of the historic high status of the 

property as part of a grand terrace row imparted by the architecture, composition and 

scale of the properties is also sustained. 

7.2.8 In addition, the installations are reversible and able to be removed from the building 

should there no longer be a requirement for gas infrastructure.  
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8 CONCLUSION 

8.1.1 This assessment, undertaken with due respect to guidance published by Historic 

England and with the utilisation of terminology in full accordance with the National 

Planning Policy Framework has assessed the potential impact of the proposed works 

on the significance of numbers 59 - 77 Gloucester Terrace, a large terrace group which 

includes number 75 under a single listing at Grade II, the special architectural and 

historic interest arising from the group as a whole.  

8.1.2 Whilst some harm results to the significance of the Grade II listed terrace as a result 

of the installation of the pipework due to their position on the exterior, this harm is 

very limited and minor in extent and clearly within the bracket of ‘less than substantial 

harm’ as established by the NPPF.   

8.1.3 Importantly the proposed works do not detract from an appreciation of the 

architectural interest of the building as forming part of an architecturally coherent 

terrace group which have a collective aesthetic value with the wider Gloucester 

Terrace which share a similar architectural language, and which, as a wider group, 

offer a clear understanding of the planned composition employed to the design of this 

part of Bayswater.  

8.1.4 The NPPF (paragraph 202) states that when a development proposal will lead to less 

than substantial harm to the significance of a designated heritage asset, this harm 

should be balanced against the public benefits of the scheme.  The relevant guidance 

in the PPG applies a broad meaning to the concept of “public benefits”. While these 

“may include heritage benefits”, the guidance confirms that “all types of public 

benefits can be taken together and weighed against harm”. 

8.1.5 Whilst it is accepted that even minimal harm triggers exposition of paragraph 202 of 

the NPPF the High Court in R (oao) James Hall v. City of Bradford advised that within 

the category of less than substantial harm there will be a number of types of harm 

that will be less than substantial including harm which otherwise might be described 

as very much less than substantial. The fact that harm may be limited will plainly go 

towards the weight to be given to it within the balance recognised within paragraph 

202 of the NPPF.  

8.1.6 In consideration of this advice, any public benefits offered by a proposed development 

need to be proportionate to any (less than substantial) harm. 
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8.1.7 With respect to this ‘balancing’ the less than substantial harm to significance the 

following public benefits should be taken into account, along with all other material 

considerations, and weighed as part of the planning balance. Public benefits to 

consider are as follows: 

• A safe and compliant supply of gas to the affected occupiers of number 75 and 

the opportunity to reduce the risk to life and serious injury to the occupiers in 

the event of a fire as required by Policy D12 of the London Plan.  

• Maintaining the safety of occupiers residing in the adjacent terraces and the 

sound structural integrity of the terrace as whole by installing a design that is 

compliant with the current Gas Industry Regulations, is considered lower risk 

in respect of the IGEM/G/5 risk hierarchy and Policy D12A of the London Plan.  

8.1.8 With regard to Listed Buildings Section 66 (1) of the Town and Country Planning (Listed 

Building and Conservation Areas) Act (1990) stipulates that special regard should be 

applied to the desirability of preserving the listed building or its setting or any features 

of special architectural interest which it possesses.  The decision maker (i.e. the Local 

Planning Authority) is under a statutory duty to give considerable weight and 

importance to this factor. The proposals would not affect any features of architectural 

interest held by the building nor would it affect its setting.  

8.1.9 In consideration of local policy the proposed installations, which seek to restore the 

gas supply to the affected units, comply with Policy 38 of the Westminster City Plan; 

the installations have regard to the listed terrace and the conservation area following 

the alignment of existing installations present and avoiding key details such that the 

overall character and appearance of the area and the key features of special interest 

held by the terrace are conserved. Furthermore, the proposals are people-centred, 

the installations being necessary to provide accommodation that promotes the health 

and well-being of the existing and future occupiers.  

8.1.10 In consideration of Policy 39 of the Westminster City Plan, the installations help secure 

the continued occupation and use of the building for residential purposes providing 

for comfortable accommodation for existing and new occupiers; the design approach 

seeks to avoid harm to the significance of the listed building through following the 

alignment of existing external installations such that the proposed works are 

consolidated visually with the existing, through applying an appropriate coloured 

finish and through being the minimum amount of new works and intervention 

necessary whilst protecting original and significant details and historic fabric. The 
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installations relate sensitively to the architectural detailing and composition of the 

property such that its interest as part of larger, coherent listed terrace row, that 

positively contributes to the character and appearance of the conservation area is 

sustained. 
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9 GLOSSARY 

Archaeological Interest There will be archaeological interest in a heritage asset if it holds, or potentially 

may hold, evidence of past human activity worthy of expert investigation at some 

point. Heritage assets with archaeological interest are the primary source of 

evidence about the substance and evolution of places, and of the people and 

cultures that made them 

Source: Historic England Conservation Principles 2017 (consultation draft) 

Architectural Interest The properties of a place resulting from and revealing the art or science of the 

design, construction, craftsmanship and decoration of buildings and structures of 

all types 

Source: Historic England Conservation Principles 2017 (consultation draft) 

Artistic Interest The influence of human imagination and skill to convey meaning through all forms 

of creative expression on the physical properties of a place and its setting or on 

their associations and appreciation. Artistic interest may relate to the influence of 

a place on art as well as the use of skill and design embodied in its fabric 

Source: Historic England Conservation Principles 2017 (consultation draft) 

Harm Changes for the worse, here primarily referring to the effect of inappropriate 

interventions on the heritage interest of a place that reduces their values to society 

Source: Historic England Conservation Principles 2017 (consultation draft) 

Historic Interest The connections between a place and past lives and events 

Source: Historic England Conservation Principles 2017 (consultation draft) 

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

interest. That interest may be archaeological, architectural, artistic or historic. 

Significance derives not only from a heritage asset’s physical presence, but also 

from its setting 

Source: NPPF 2021 

Setting of a heritage 

asset 

The surroundings in which a heritage asset is experienced. Its extent is not fixed 

and may change as the asset and its surroundings evolve. Elements of a setting may 

make a positive or negative contribution to the significance of an asset, may affect 

the ability to appreciate that significance or may be neutral 

Source: NPPF 2021 
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Plates
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Plate 1 – View towards number 75 Gloucester Terrace which shows existing infrastructure present to 

the frontage 
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APPENDIX 2 

Extent of Proposed Gas Pipework (Images courtesy of Cadent Gas Limited) 
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Plate 1: Indicative image of proposed installations to the northeast facing elevation of 75 Gloucester 

Terrace identified in blue 
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Plate 2: Indicative image of proposed gas pipework to be installed in the front basement lightwell of 

75 Gloucester Terrace shown in blue  
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APPENDIX 3 

Extent of Proposed Gas Pipework at 82 Gloucester Terrace (Images courtesy of Cadent Gas 

Limited) 
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Plate 1: Indicative image of the proposed gas pipe installations from street view under application 

refs: 21/4860/FULL & 21/04861/LBC 
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Plate 2: Indicative image of the proposed gas pipe installations at basement level under application 

refs: 21/4860/FULL & 21/04861/LBC 

 

 

 

 

 

 

 

 

 

 

 



 

  

 


