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1. Introduction 
1.1. This planning statement has been prepared on behalf of our client to support a planning application to the 

City of Westminster at 10 Leamington Road Villas for the following development: 

Removal of existing front boundary treatment and installation of railings and gate along the front 

boundary wall. 

1.2. The planning application presents a revised proposal which incorporates advice and design suggestions as 

noted within the decision notice for recent application (ref. 20/07674/FULL). 

1.3. This report has been prepared following an examination into the character and history of the site and 

surroundings, research into the planning history of the property and an examination of relevant policy 

documents. Within this context, the report is set out under the following sections: 

 Section 2 outlines the site background 

 Section 3 outlines the planning history  

 Section 4 sets out the proposals 

 Section 5 outlines the planning policy framework 

 Section 6 examines the main planning considerations in the context of the framework 

 Section 7 draws our conclusions in respect of the proposals 

 

1.4. This planning statement should be read in conjunction with the following documents: 

 Existing and proposed drawings by Map Projects 
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2. Site and Surrounding area 
2.1. The Site is located at ‘10 Leamington Road Villas, London, W11 1HS’ on the western side of Leamington 

Road Villas, to the north of the junction with Westbourne Park Road and to the south of the junction with 

Tavistock Road, within the administrative area of the City of Westminster. 

2.2. 10 Leamington Road Villas is a mid-terrace four storey property including the lower ground floor level. The 

property comprises a single dwelling unit (as consented under application 20/06723/FULL noted in Section 3 

of this report). 

2.3. The property has a small front garden which shares a boundary with the public highway. There are steps up 

to the main access of the property, and steps to lower ground secondary access. The existing front garden 

comprises a paved hard surface with low level planters built in behind the boundary walls on three sides. 

2.4. The boundary treatment comprises a dwarf wall and raised planters, a covered bin store with open side 

toward the pavement, and pedestrian access via an opening in the wall, defined by two white capped pillars 

to the left of the wall. 

2.5. The wall design utilises white concrete, and is of modern design which has been constructed without 

permission. There is at present no gateway for pedestrian access, which means that the pillars create a gap 

in the site frontage, which weakens the private/public delineation of the front garden and pavement. 

2.6. The planters, which are located immediately behind the wall, contain bamboo that has grown to extend far 

above the neighbouring property walls. The appearance of the property frontage therefore appears 

somewhat unkempt, which detracts from the historic and quality appearance of the building itself. The 

boundary treatment seems ill-fitting in the area and incongruous with neighbouring property.  

2.7. The property is not listed but is located within the Aldridge Road and Leamington Road Villas Conservation 

Area. The property as well as the rest of the terrace is designated as an Unlisted Building of Merit in the 

Aldridge Road and Leamington Road Villas Conservation Area Audit (adopted in 2004). 

2.8. Houses along Leamington Road Villas are fairly homogenous in design, and largely comprise similar four 

storey terraced properties. With regards Leamington Road Villas, the Conservation Area Appraisal (2004) 

states ‘the terrace form dominates in Leamington Road Villas. There are strong and consistent parapetted 

rooflines, and the repeated styling to the front elevations makes for a regular, rhythmic streetscape’. 

2.9. The frontages to the properties however are varied, with the majority utilising black railings to define the 

boundary line. The neighbouring properties, that share boundaries either side of the site, utilise such black 

railings, and gates that allow for pedestrian access and vehicular access for parking to the front of the 

property. 

2.10. The site has a PTAL (Public Transport Accessibility Level) rating of 4 which is considered to be good for 

transport accessibility.  

2.11. There are no trees on site, and no nearby trees or TPO trees that will be impacted by the proposal. 
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3. Planning History 
3.1. A search on the Westminster Council planning application register identified a number of relevant planning 

applications, these are noted in the table below. 

Planning reference Description Status 

20/07674/FULL Installation of railings and gate along 
the front boundary wall with 
incorporated bin/cycle store and 
planter, creation of a tiered garden 
to the front of the property and 1 
additional planter to side boundary. 

Refused 12 Jan 2021 

20/06723/FULL Lower ground floor rear extension 
and alterations in connection with 
amalgamation of two flats into single 
family dwelling house. 

Permitted 22 January 2021 

96/06215/ADFULL Approval of details pursuant to 
planning permission dated 
27/06/1996 Condition 3 

Permitted 31 July 1996 

96/01534/CAC Removal of access steps to lower 
ground floor and part of off street 
parking  

Permitted 27 June 1996 

96/01533/FULL Provision of wheelchair lift to 
basement and associated works 
including erection of new boundary 
wall and gate 

Permitted 27 June 1996 

 

3.2. The 96/01533/FULL and 96/01534/CAC decision notices established the precedent of a gateway at the front 

of the property, and included conditions to ensure that gates did not hang to open over the public highway, 

as well as conditions securing design of the gates, these were seen to make the proposal acceptable in 

terms of its contribution to the character and appearance of the Conservation Area. 

3.3. An informative was also included which noted ‘…the City Council would further welcome the removal of the 

‘Californian screen walling’ to reinstate the boundary wall to an acceptable standard which would reflect the 

traditional nature of the boundary wall in relation to the main building’, a second informative stated ‘…that the 

proposed solid timber gate hereby approved should be painted in a colour to match the proposed boundary 

wall in order to minimise its impact on the existing relationship between the existing gate piers and opening 

in the boundary wall and the front entrance to the property’. 

https://idoxpa.westminster.gov.uk/online-applications/applicationDetails.do?keyVal=QKNOWPRPG2Y00&activeTab=summary
https://idoxpa.westminster.gov.uk/online-applications/applicationDetails.do?keyVal=QKNOWPRPG2Y00&activeTab=summary
https://idoxpa.westminster.gov.uk/online-applications/applicationDetails.do?keyVal=QKNOWPRPG2Y00&activeTab=summary
https://idoxpa.westminster.gov.uk/online-applications/applicationDetails.do?keyVal=QKNOWPRPG2Y00&activeTab=summary
https://idoxpa.westminster.gov.uk/online-applications/applicationDetails.do?keyVal=QKNOWPRPG2Y00&activeTab=summary
https://idoxpa.westminster.gov.uk/online-applications/applicationDetails.do?keyVal=QKNOWPRPG2Y00&activeTab=summary
https://idoxpa.westminster.gov.uk/online-applications/applicationDetails.do?keyVal=QIN8GMRPMVU00&activeTab=summary
https://idoxpa.westminster.gov.uk/online-applications/applicationDetails.do?keyVal=QIN8GMRPMVU00&activeTab=summary
https://idoxpa.westminster.gov.uk/online-applications/applicationDetails.do?keyVal=QIN8GMRPMVU00&activeTab=summary
https://idoxpa.westminster.gov.uk/online-applications/applicationDetails.do?keyVal=QIN8GMRPMVU00&activeTab=summary
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3.4. Consent was granted in November 2020 for the amalgamation of two flats on the property to a single family 

dwelling house (Ref. 20/06723/FULL). This has changed the requirements of the site frontage, and the 

applicant recently sought permission for the ‘Installation of railings and gate along the front boundary wall 

with incorporated bin/cycle store and planter, creation of a tiered garden to the front of the property and 1 

additional planter to side boundary.’ (ref. 20/07674/FULL). The application was refused in January 2021.  

3.5. The reasons for refusal were noted as the proposal of a stepped lightwell failing to maintain or improve the 

character and appearance of the Conservation Area; and, because of the incorporation of a built bin/cycle 

store resulting in the proposed front boundary wall and railing would harm the appearance of the building 

and fail to maintain or improve the character and appearance of the Conservation area.  

3.6. The Officer’s report concerning the application, clarifies the council’s position in regards to the railings and 

wall proposed by identifying broad support for the railings, and concern limited to the bin-store. It notes:  

‘The road is mixed in its current front boundary treatments, with many frontage now converted to offstreet 

parking with a consequent loss of walls and railings. However, the clear historic pattern of black railings set 

between tall piers and atop low dwarf walls remains evident. The application site was not however one of 

these, but instead featured a modern, poorly designed wall and gate which has since been demolished 

(without permission). The 'as existing' situation shown in the application is not in fact as lawful, and would 

appear to show the application proposals partly implemented already. The proposal to build a new set of 

railings, piers, dwarf wall and gate is considered to be generally welcome and an improvement upon the pre-

existing situation. The inclusion of a low masonry bin-store is however considered to be awkward and 

disrupts the design of the railings, and is not based on the pre-existing situation.’ 

3.7. The planning history of the Site therefore highlights the broad support for improvement to the front boundary 

of the property, and the installation of black railings, piers, and gates as welcome additions seen to improve 

upon the present situation.  

3.8. The decision notice refusing the application (ref. 20/07674/FULL) encourages the submission of a new 

application with the following amendments: 1. Omit proposal to step the lightwell; 2. Analyse prevailing 

height of railings and gate piers to street, and if necessary revise height of those proposed; 3. Omit 

incorporated cycle / bin store from front railings.  
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4. Proposed Development 
4.1. The current front boundary wall does not have black railings or an entrance gate, which creates an 

unfinished, unkempt and incongruous appearance when viewed in the context of neighbouring properties. 

4.2. The proposals therefore seek to install metal railings to the front of the property, a gate for pedestrian 

access, and a gate for off-road parking. It is proposed that the existing planters are relocated to the rear of 

the front garden, such that they align with the existing lightwell and stairway to the lower ground floors. 

4.3. No changes are proposed to the existing white painted stucco pier that defines the pedestrian access. No 

ground works or changes to the elevations of the building are required. The general layout of the front 

garden will remain the same. 

4.4. The development proposed therefore comprise: 

 Removal of existing planter 

 New mild steel gating (black) – 1.5 m single gate for pedestrian access 

 New mild steel gating (black) – 1.5 m double gate for vehicular access 

 

4.5. The proposals are shown below. 

 

 

 

o    

Existing Ground floor plan  Proposed ground floor plan 
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Existing front elevation including neighbouring 
properties  

Proposed front elevation including neighbouring 
properties 

   

 

4.6. The proposals present railings 1.5 metres high, this is around 0.5 m lower than the existing stucco pier and 

aligns with the railings at neighbouring properties to the east and west. No bin store is proposed at the front 

of the property, and no works to lower ground or the garden levels is now proposed, in line with the 

suggestions on the decision notice outlined above. 
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5. Planning Policy Context 
 

Planning policy framework 

 

5.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning applications and 

appeals are determined in accordance with the development plan for an area, unless any material 

considerations indicate otherwise. This legal requirement is reiterated in the introduction to the National 

Planning Policy Framework (NPPF). 

Adopted ‘Development Plan’ 

5.2. Westminster Council is the relevant Local Planning Authority for the Site (‘LPA’). The relevant development 

plan documents therefore comprise: 

 Westminster City Plan (2021) 

 London Plan (2021) 

 

5.3. Material considerations also include the Conservation Area Audit for Aldridge Road and Leamington Road 

Villas SPD (2004), Railings in Westminster guidance (1997), development and demolition in conservation 

areas SPG (1996). There is no neighbourhood plan for the area. 

National Planning Policy Framework (2021) 

5.4. The National Planning Policy Framework (NPPF) does not form part of the development plan, but is a 

material consideration. 

5.5. The revised NPPF (2021) maintains the presumption in favour of sustainable development (paragraph 11) 

which is defined in paragraph 8 as incorporating economic, social and environmental objectives. The 

framework notes that the presumption means that for decision taking ‘c) approving development proposals 

that accord with an up-to-date development plan without delay;’ 

5.6. Paragraph 126 of the NPPF states that ‘high quality, beautiful and sustainable buildings and places is 

fundamental to what the planning and development process should achieve. Good design is a key aspect of 

sustainable development, creates better places in which to live and work and helps make development 

acceptable to communities.’  

5.7. Paragraph 206 states that ‘Local planning authorities should look for opportunities for new development 

within Conservation Areas and World Heritage Sites, and within the setting of heritage assets, to enhance or 

better reveal their significance. 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.’ 
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6. Planning Considerations 
6.1. The following section of this planning statement sets out the considerations of the proposed development in 

relation to planning policy and guidance under the following headings: 

 Principle of development 

 Design 

 Impact on the Conservation Area 

 Amenity 

 

6.2. Principal of Development 

6.3. The Westminster City Plan policies map identifies that the site is within the North West Economic 

Development Area, area of open space deficiency, and strategic cultural area. There are therefore no 

designations on site that preclude the development proposed. 

6.4. As noted in section 3 above, the principle of development consisting of railings and gates has been 

previously found a positive contribution to the site’s frontage. The design and impact of the development on 

the conservation area are material considerations for the acceptability of the proposal, this is expanded 

under the headings below. 

6.5. Westminster City Plan Policy 27 ‘Parking’ states that parking standards in the London Plan (Policy T6.1 

‘Residential Parking’) which identify the site as one where new residential development is to be car free, will 

apply to all developments. It also states that the removal of boundary treatments and gardens to provide 

vehicle cross overs and on-site parking will be resisted (where permitted development rights do not exist). 

6.6. The site is an existing residential property, and has previously had vehicular parking on site approved. As a 

result there is an existing dropped curve that has previously enabled pavement cross-over of vehicles onto 

the site. As such there is no new parking provision proposed, rather the proposed development reinstates 

the option for on-site parking for the family. 

6.7. There are single and yellow lines outside of the property which means that there is no on-street parking 

available immediately adjacent to the property. It also means that the reprovision of off-street parking on site 

would not adversely impact on-street parking provision, as this would increase on-street parking space 

availability on Leamington Road Villas rather than remove any provision.  

6.8. Design 

6.9. Policy 38 ‘Design principles’ encourages high quality, sustainable design which responds to Westminster’s 

townscape and street scape context. Design should give regard to: the character and appearance of the 

area; materials, scale and access; form of gardens; and nearby ecology among other considerations. 



 

 

10 Leamington Road Villas, London, W11 1HS  

Planning Statement 

 

 
   

  October 2021  9 

6.10. The policy encourages development to ‘place people at the heart of design, creating inclusive and accessible 

spaces and places’. Criteria D of the policy states ‘development will enable the extended lifetime of buildings 

and spaces and respond to the likely risks and consequences of climate change by incorporating principles 

of sustainable design, including:…4. Enabling the incorporation of, or connection to, future services or 

facilities;…’. 

6.11. While there is no immediate plan for electric vehicle charging bay. An off-street parking bay future proofs the 

property by enabling electric vehicle charging on site, this would not be possible from street due to impact to 

pedestrian safety of electric cables needing to cross the pavement, and also due to the parking restrictions 

outside of the property meaning that there is no space to park the car sufficiently close to the house to use 

mains power. 

6.12. Policy 40 ‘Townscape and architecture’ which encourages the sensitive design of development, and the 

reinstatement of lost or damaged features that form an important element in Westminster’s local townscape, 

permits alterations to property that respect the character of the existing and adjoining buildings.  

6.13. The property is situated in a residential road, whereby the character is that of private residences rather than 

commercial properties, or tourism spaces. The railings utilised will be created to replicate the frontage of 

nearby properties in line with materials and features utilised within Westminster and as expanded within The 

Aldridge and Leamington Road Villas Conservation Area. Through the railings and gateway design and by 

retaining the existing pillars, the property will be enhanced through an attractive frontage, befitting the terrace 

and better stating its place in the area. 

6.14. There is no need to change the design of the front garden itself, as this is already laid to hardstanding and is 

of a scale and layout design due to the steps up to the property and the steps down to lower ground access 

already in place. However, the rearrangement of the planters will create an openness to the front of the 

property, better able to be utilised for the enjoyment of those living within the property for various uses 

including vehicular and cycle parking, all the while retaining the private/public delineation through railings 

and gates that allow for passers-by to experience a continuous street scape.  

6.15. Conservation Area Character and Appearance 

6.16. Policy 39 ‘Westminster’s heritage’ states that ‘Westminster’s unique historic environment will be valued and 

celebrated for its contribution to the quality of life and character of the city’, it also states that development 

must optimise the positive role of the historic environment and at criteria k and L highlights that development 

will enhance the character and appearance of Westminster’s conservation areas, conserve features that 

contribute positively to the significance of the conservation area, and where there is opportunity to enhance 

the area development will improve a building’s appearance in the context of the conservation area.  

6.17. The Aldridge and Leamington Road Villas Conservation Area audit recognises that the Conservation Area is 

‘homogenous character, consisting of mid-Victorian residential terraces and villas upon a highly regular 

subdivision. It is framed to the north, east and south by post-1970s residential development. There is an area 

of similar Victorian development to the west in the Royal Borough of Kensington and Chelsea. A pub, chapel 

and station façade surround a more open area at the northernmost part of the Tavistock Road. The mature 

street trees are a characteristic feature in this area.’ 
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6.18. The Conservation Area Audit describes Leamington Road Villas as a quiet residential street, and therefore it 

is considered to be a secondary route within the Conservation Area. The Audit also highlights the dominance 

of the Victorian terrace form of the properties on the road, and highlights the strong and consistent rooflines, 

and repeated styling to front elevations. The audit describes the effect of this as a ‘regular and rhythmic 

streetscape’. 

6.19. No. 10 Leamington Road Villas, alongside the other properties within the road, is considered to be an 

unlisted building of merit, and is noted for its ‘particular value to the character and appearance of the 

conservation area’. The audit notes of such buildings that ‘their demolition or unsympathetic alteration will be 

resisted’. 

6.20. Local views are identified along Leamington Road Villas (views northwest and southeast), it is noted that 

proposals must give consideration to these views. 

6.21. The railings, boundary walls and enclosures of the conservation area are noted as having the potential to 

contribute significantly to the character of the conservation area. The audit states: ‘The City Council 

considers that they should be protected and properly maintained. They add interest and richness and 

provide a sense of enclosure marking the boundaries between public and private spaces. The City Council 

has, in some cases, control over the removal of historic boundary treatments.’ 

6.22. And notes: ‘There is less survival of original railings on Westbourne Park Road and St Luke’s Road though 

many properties throughout the conservation area retain their original boundary walls, and in Leamington 

Road Villas.’  It is also recognised that some buildings on Leamington Road Villas have fine rendered gate 

piers. 

6.23. As noted in the planning history section above, the existing frontage to the site is incongruous with 

neighbouring properties, and creates an opaque and distinctive frontage that is considered to be damaging 

to the homogeneity of the Conservation Area.  

6.24. The proposal therefore sufficiently enhances and adds interest to the property and Conservation Area.  

6.25. The Conservation Area Audit  states that ‘3.61 Negative features detract from the special character of an 

area and present the opportunity for change which will enhance the character and appearance of an area. It 

may be that simple maintenance works could remedy the situation or in some cases there may be the 

opportunity to redevelop a particular site.’ 

6.26. Not only is the development of the site encouraged, but the proposal satisfies policy and heritage 

implications by causing no harm to the conservation area or the importance of the building, and by 

enhancing the area. 

6.27. Amenity 

6.28. Given the proposals are minor changes to the frontage of the property, and do not require any alterations to 

the existing hardstanding on site, or changes to the drop curb on the pavement, there will be no impact on 

the amenity of the neighbouring residents or those on site. 
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7. Conclusion 
 

7.1. This planning statement has been prepared on behalf of our client to support a planning application to the 

City of Westminster for alterations required at 10 Leamington Road Villas for:  

Removal of existing front boundary treatment and installation of railings and gate along the front boundary 

wall for parking access. 

7.2. The planning application is made giving due consideration to relevant policy and site constraints, this 

statement has considered the proposed development’s impact on the conservation area, the historic 

environment, pedestrian safety, residential amenity, and has also considered policy considerations in terms 

of the principle of development, design and conservation. The proposal has been found acceptable in all 

regards. 

7.3. Given that the design of the railings and gateway are considered to enhance the front of the property and the 

conservation area, the design and materials are in keeping with the immediate surroundings and protect, 

conserve and enhance the conservation area and building frontage, this development fully reflects both the 

Local Plan and NPPF. 
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