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01 INTRODUCTION
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Brief :

This Design and Access Statement is  to 
support a Pre-appl icat ion to lower the 
vaults  below the pavement at  25 Chester 
Terrace which is  a Grade I  l i sted bui ld ing 
located within the Crown Estate. 

This statement is  to be read in conjunct ion 
with the fol lowing documents:

• Exist ing and proposed drawings 
(prepared by BB Partnership)

• Heritage Report

Project Team: 

Architect :  BB Partnership L imited

Heritage Consultant :  F irstplan

Structural  Engineer:  Axiom Structures 
L imited

Mechanical  and Electr ica l  Engineer: T P 
Engineer ing Services l lp   

Introduction
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02 SITE CONTEXT
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Location and Context

25 Chester Terrace is  a grade I  l isted 
bui ld ing designated in May 1974 along 
with i ts  wider terrace;  nos.1-42 (L ist 
Entry Number:  1271885. See page 9 
for Heritage Bui ld ing Descr ipt ion) .  The 
bui ld ing was designed by John Nash and 
dates from c.1825. As demonstrated 
by i ts  h igh grade of l ist ing the bui ld ing 
possesses considerable architectural 
and histor ic  interest  as part  of an 
important ear ly 19th century terrace 
of the Regent ’s  Park Crown Estate 
development.

It  should be noted that pr ior i ts  l ist ing 
the property was completely refurbished 
in the 1960’s with a l l  e lements other 
than the front e levat ion and party wal ls 
being replaced.

The appl icat ion s i te is  located within the 
Regent ’s  Park Conservat ion Area.  The 
conservat ion area was f i rst  designated in 
1969 and focuses on Regent ’s  Park and 
i ts  adjoining streets .  In 1811 the land 
reverted to the Crown at which point 
John Nash was chosen to design a grand 
scheme creat ing a new processional 
route through London from Car lton 
House to Regent ’s  Park.

Site Locat ion Plan

Site Locat ion
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03 THE EXISTING BUILDING
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The Listed Bui ld ing Descr ipt ion  from the Heritage England 
for Chester Terrace is  as below:-

Locat ion:  (East  s ide)  Nos.1-42 (Consecut ive)  and attached 
ra i l ings and l ink ing arches

Street :  Chester

Grade:  I

Reference No: 798-1-21287

Date of l ist ing:  May 14 1974 12:00AM

Grand palace-sty le terrace of 37 houses & 5 semi-detached 
houses.  c1825. By John Nash.  For the Commiss ioners of 
Woods,  Forests and Land Revenues.  Bui l t  by J  Burton. 
Stucco.  Slate mansard roofs with att ic  dormers.  EXTERIOR: 
the longest unbroken facade in Regent ’s  Park (approx.  280m) 
with an a lternat ing system of bays (ABCBABCBA).  At e ither 
end project ing pavi l ion blocks connected to main facade by 
thin tr iumphal  arches.  Main Block (Nos 6-38) :  symmetr ica l 
composit ion of 3 and 4 storeys.  3 windows to each house. 
“A” bays,  screen of 8 free-standing,  f luted Corinthian 
columns support ing an entablature with modi l l ion cornice 
above which a recessed att ic  storey with round-arched 
windows.  Round-arched ground f loor openings;  architraved 
heads l inked by impost bands.  Recessed doorways with 
panel led doors and fanl ights .  Windows with margin g laz ing. 
1st  f loors with architraved sashes and cont inuous cast- i ron 
balconies.  “B” bays,  round-arched ground f loor openings; 
architraved heads l inked by impost bands.  Recessed 
doorways with panel led doors and fanl ights .  Windows with 
margin g laz ing.  Architraved 1st and 2nd f loor sashes;  1st 
f loor with cont inuous cast- i ron balcony.  Main project ing 
modi l l ion cornice at  3rd f loor level .  Cornice and blocking 
course above 2nd f loor.  “C” bays,  s l ight ly project ing with 
screen of 6 attached,  f luted Corinthian columns support ing 
an entablature with modi l l ion cornice above which 2 
recessed att ic  storeys with cornice at  3rd f loor level  and 
pediment above.  Round-arched ground f loor openings; 
architraved heads l inked by impost bands.  Recessed 
doorways with panel led doors and fanl ights .  Windows with 
margin g laz ing.  1st  & 2nd f loors with architraved sashes; 
1st  f loor with cont inuous cast- i ron balcony.  INTERIORS: 
not inspected. SUBSIDIARY FEATURES: attached cast-
i ron ra i l ings to areas.  L inking tr iumphal  arches with round-
arched vehic le entrance f lanked by pedestr ian entrances. 
Inner e levat ions with 4 attached Corinthian columns 
support ing a modi l l ion entablature above which a scrol led 
fr ieze,  cornice and blocking course.  Outer e levat ions with 
4 Corinthian pi lasters support ing a modi l l ion entablature 
with panel  inscr ibed “Chester Terrace”,  cornice and blocking 
course.

Exist ing External  House

Lower Ground Rear of House

Front Houses Roof DormerEntrance Gate

Front of House Front of House

Lightwel l L ightwel l
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The proposal  only re lates to the external 
vaults .  which are current ly only used 
as storage spaces,  with no insulat ion 
or dra inage.  The vaults  show s igns of 
dampness and some decay.

Exist ing Internal  House

Vault  Inter iors

Vault  door under outdoor sta irs Lightwel l Middle vault  door Outdoor sta irs  to l ightwel l

L ightwel l  back wal l ,  c lose to entranceFirst  vault
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Exist ing Lower Ground
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Exist ing Ground Floor Plan
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Exist ing Elevations

Front Elevat ion Rear Elevat ion
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Exist ing Lightwel l  Elevations

Sect ion 03-03

Sect ion 01-01

Sect ion 04-04
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Exist ing Sections
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04 PLANNING HISTORY
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Planning History

Relevant Neighbouring Granted 
Planning Appl icat ions

There has been a number of propert ies  
a long Chester Terrace which have been 
granted planning permiss ion and l isted 
bui ld ing consent to lower the vaults 
below the pavement to create usable 
spaces:

These propert ies inc lude: 
• 15 Chester Terrace
• 26 Chester Terrace
• 33 Chester Terrace
• 38 Chester Terrace

• 15 Chester Terrace Listed 
Bui lding Consent Reference:
2019/0630/L -  General  refurbishment 
of bui ld ing,  inc luding re locat ion of some 
internal  wal ls ,  re locat ion of sta ircase 
from exist ing third f loor to roof level , 
ra is ing f loor level  on part  of second 
f loor and lowering of f loors in exist ing 
vaults ,  with a l terat ions to exist ing 
external  vault  doors to enable access 
from lower ground f loor;  insta l lat ion of 
AC unit  in front l ightwel l .
Decision:  L isted Bui ld ing Consent 
Granted -  10 September 2019

• 26 Chester Terrace Listed 
Bui lding Consent Reference:
2021/5977/L -  Internal  a l terat ions 
on a l l  f loors inc luding front vaults 
and insta l lat ion of secur ity bars to 
one window on the rear e levat ion at 
basement level .
Decision:  L isted Bui ld ing Consent 
Granted -  12 September 2022

EXISTING SECTION C-C
Ref:  2019/0630/L
15 Chester Terrace

EXISTING FRONT VAULTS SECTION
Ref:  2021/5977/L
26 Chester Terrace

PROPOSED SECTION C-C
Ref:  2019/0630/L
15 Chester Terrace

PROPOSED FRONT VAULTS SECTION
Ref:  2021/5977/L
26 Chester Terrace
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Neighbouring Planning History

• 33 Chester Terrace 
Householder Application 
Reference: 2014/6252/P -  Excavat ion 
of basement vaults  with associated 
a lterat ions,  creat ion of roof terrace 
with associated access g lass roof and 
2x skyl ights . 

• 33 Chester Terrace Listed 
Building Consent Reference: 
2014/6783/L -  Internal  refurbishment 
of bui ld ing,  re locat ion of some internal 
wal ls ,  lowering of exist ing f lat  roof, 
format ion of new sta ircase,  g lass roof 
and terrace area,  and a lterat ions to 
external  vaults  inc luding lowering of 
f loor level .
Decision:  Both Permiss ions Granted - 
31 March 2015

• 35 Chester Terrace Full 
Planning Application Reference: 
2014/5627/P -  Erect ion of roof terrace.

• 35 Chester Terrace Listed 
Building Consent Reference: 
2014/5795/L -  Erect ion of roof terrace 
and associated internal  a l terat ions. 
Decision:  Both Permiss ions Granted - 
20 November 2014

EXISTING SECTION AA
Ref:  2014/6252/P
33 Chester Terrace

EXISTING SECTION AA
Ref:  2014/5627/P
35 Chester Terrace

PROPOSED SECTION AA
Ref:  2014/6252/P
33 Chester Terrace

PROPOSED SECTION AA
Ref:  2014/5627/P
35 Chester Terrace

EXISTING  SECTION AA' 1:50@A1 PROPOSED SECTION AA' 1:50@A1
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• 38 Chester Terrace 
Householder Application 
Reference: 2020/5801/P -  Erect ion 
of roof terrace.  External  and internal 
works to exist ing res ident ia l  dwel l ing 
including creat ion of a plant room and 
wine cel lar within pavement vaults , 
new louvred doors to the vaults , 
creat ion of roof terrace at  exist ing roof 
level ,  replacement conservat ion sty le 
roof l ights and replacement of ground 
f loor window to door on the rear (east ) 
e levat ion,  insta l lat ion of metal  gate 
and sta ir within the rear courtyard and 
insta l lat ion of new pr ivacy screen at  the 
rear.

• 38 Chester Terrace Listed 
Building Consent Reference: 
2021/0239/L -  External  and internal 
works to exist ing res ident ia l  dwel l ing 
including creat ion of a plant room and 
wine cel lar within pavement vaults , 
new louvred doors to the vaults , 
creat ion of roof terrace at  exist ing 
roof level ,  replacement conservat ion 
sty le roof l ights ,  replacement of ground 
f loor window to door on the rear (east ) 
e levat ion,  insta l lat ion of metal  gate 
and sta ir within the rear courtyard and 
insta l lat ion of new pr ivacy screen at  the 
rear.  Internal  works to include a lterat ions 
to room layouts at  ground,  f i rst ,  second 
and third f loors;  insta l lat ion of l i f t 
within exist ing l i f t  shaft ,  secondary 
g laz ing to sta irwel l  window, and new 
f loor ing with underf loor heat ing,  new 
suspended cei l ings ,  new part i t ion wal ls 
and new skirt ing.
Decision:  Both Permiss ions Granted - 
18 May 2021

DEMOLITION SECTION BB
Ref:  2020/5801/P
38 Chester Terrace

DEMOLITION THIRD FLOOR PLAN
Ref:  2020/5801/P
38 Chester Terrace

PROPOSED SECTION BB
Ref:  2020/5801/P
38 Chester Terrace

PROPOSED THIRD FLOOR PLAN
Ref:  2020/5801/P
38 Chester Terrace
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Ref:  2023/0707/PRE:

Matthew Dempsey,  the planning off ice, 
gave comments from the conservat ion 
off icer on the 5th July 2023 (by emai l ) .

Essent ia l ly,  the conservat ion off icer 
noted that the 3 vaulted structures under 
the front pavement were or ig inal ly used 
for stor ing coal .  Despite the a lterat ions 
in the 1960’s ,  the vaults  remained as a 
subservient space to the main house in 
terms of their ‘overal l  proport ions,  scale 
and funct ion.’  However,  he noted that 
‘many of the vaults  a long the terrace 
have undergone s ignif icant intervent ions 
to turn them into more usable spaces, 
so the pr incip le of the proposals  is 
acceptable.’  However,  the conservat ion 
off icer did request that :

-  the proposed amount by which 
the f loor is  to be lowered should be 
reduced.  The Pre-Appl icat ion showed 
the f loor being lowered by 1.5m.

Al l  other i tems l isted in the Pre-
Appl icat ion response were addressed 
and incorporated into our Planning 
appl icat ion 2023/3196/P & and our 
L isted Bui ld ing Consent appl icat ion 
2023/3610/L,  which were granted 
consent on 20th December 2023.

Pre-Appl ication Response          Planning and Listed Bui lding Consent Granted

Ref:  2023/3196/P and 2023/3610/L 
granted 20th December 2023:

Permiss ion was granted for lowering the 
vaults  by 0.9m. The planning off icer ’s 
comments were as fol lows:

2023/3610/L:

‘Specia l  regard has been attached to 
the desirabi l i ty of preserving the l isted 
bui ld ing and i ts  features of specia l 
architectural  or h istor ic  interest , 
under s .16 of the L isted Bui ld ings and 
Conservat ion Areas Act 1990 as amended 
by the Enterpr ise and Regulatory Reform 
Act (ERR) 2013 As such,  the proposed 
development is  in general  accordance 
with Pol icy D2 of the Camden Local  Plan 
2017. The proposed development a lso 
accords with the London Plan 2021 and 
the Nat ional  Planning Pol icy Framework 
2023.’

2023/3196/P:

‘The Counci l ’s  Conservat ion Off icer was 
consulted on the scheme and conf irmed 
that g iven the external  works would not 
be v is ib le from anywhere other than 
the pr ivate l ightwel l  area,  the proposed 
scheme would no harm the character 
and appearance of the Conservat ion 
Area.  Furthermore they ident if ied no 
harm would be caused to the specia l 
interest  and sett ing of the host and 
neighbouring l isted bui ld ings and wider 
area.  Condit ions are attached to the 
decis ion to ensure sat isfactory detai l ing 
of new fenestrat ion and new doors.

As noted above,  there have been s imi lar 
intervent ions to font l ightwel l  vaults  in 
place at  neighbouring propert ies .  Given 
the nature of the proposed works within 
the exist ing vaults  with l imited

external  a l terat ions,  i t  is  not considered 
there would be any harmful  impact 
on neighbouring propert ies brought 
about by the development here.  Given 
the assessment above and controls  in 
place secured by condit ion,  the overal l 
proposal  is  not considered to cause 
any adverse impacts on the amenity of 
adjoining res ident ia l  occupiers .

Histor ic England were consulted on the 
scheme and conf irmed author isat ion to 
determine the associated appl icat ion 
for l isted bui ld ing consent to the local 
author ity,  see ref :  2023/3610/L. 

No object ions have been received pr ior 
to making this  decis ion.  The s i te planning 
history has been taken into account as 
part  of the assessment in this  decis ion. 

Specia l  attent ion has been paid to 
the desirabi l i ty of preserving or 
enhancing the character or appearance 
of the Conservat ion Area,  under s .72 
of the Planning (L isted Bui ld ings 
and Conservat ion Areas)  Act 1990 
as amended by the Enterpr ise and 
Regulatory Reform Act 2013.

Specia l  regard has been attached to 
the desirabi l i ty of preserving the l isted 
bui ld ing,  i ts  sett ing and i ts  features of 
specia l  architectural  or h istor ic  interest , 
under s .66 of the Planning (L isted 
Bui ld ings and Conservat ion Areas)  Act 
1990 as amended by the Enterpr ise and 
Regulatory Reform Act 2013.

As such,  the proposed development is  in 
general  accordance with pol ic ies A1,  A5, 
D1 and D2, of the Camden Local  Plan 
2017. The proposed development a lso 
accords with the London Plan 2021 and 
the Nat ional  Planning Pol icy Framework 
2023.’
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05 DESIGN PROPOSAL
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The proposal  is  to lower the f in ished 
f loor level  of the vaults  to gain enough 
height to turn the vaults  into a usable 
area.  The f i rst  vault  wi l l  become a plant 
room, with the second and third vaults 
being used as a Gymnasium.

An entrance lobby would a lso be created 
by enclos ing the area under the exist ing 
front steps,  in order to connect the 
storage to the main house via the lower 
ground f loor exist ing entrance. 

In response to comments by the 
conservat ion off icer,  the proposed 
lowering of the vaults  has been reduced 
from 1.5m to 1.2m. This wi l l  mainta in the 
subservience of the vaults  in re lat ion to 
the main house in terms of their overal l 
proport ion,  scale and funct ion.

Furthermore,  other planning and l isted 
bui ld ing consent appl icat ions a long 
Chester Terrace a l lowed: s imi lar depth 
of lowering of vaults .  For instance,  26 
Chester Terrace was granted 0.79m 
lowering of front vaults  in September 
2022; 33 Chester Terrace was a l lowed 
1.364m lowering of front vaults  in 
March 2015.

Site Locat ion

Design Proposal  
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Proposed Lower Ground Floor Plan
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Proposed Ground Floor Plan
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Proposed Elevations

Front Elevat ion Rear Elevat ion

Floor lowered to form
steps for vaults
New wall and door to enclosed
area below existing front steps
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Proposed Sections
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Proposed Lightwel l  Elevations

Sect ion 03-03

Sect ion 01-01

Sect ion 04-04

Sect ion 02-02

Steps towards vaults

New wall and door to enclosed area below
existing front steps

New door to replace existing door

p g

New door to vaults

Floor lowered to form steps for
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New wall and door to enclosed area below existing front steps

Floor level to be reduced by 1200mm

p
with central door to enclosed area
below existing front steps. Joinery
set back to reveal arch of the
underside of the steps
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insulation
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insulation
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The proposed access to the house wi l l 
remain as exist ing and does not re late 
to this  proposal

There are no landscape changes 
associated to this  proposal .  There are 
shared communal  pr ivate gardens to the 
other s ide of Chester Terrace front ing 
the Outer Circ le .

The exist ing res ident ia l  use of the 
property wi l l  be unchanged.  The property 
wi l l  remain as a s ingle-fami ly dwel l ing.

The proposed works to 25 Chester 
Terrace are minor in nature.  They do not 
affect the external  appearance of the 
l isted bui ld ing,  and just  seek to turn the 
front vault  area into a usable space for 
the c l ients .  A 1.2m lowering of the f loor 
wi l l  make the front vault  area usable in 
terms of the result ing head height that 
can be achieved (especia l ly g iven the 
insulat ion and waterproof ing that a lso 
needs to be appl ied to the unders ide of 
the vaulted areas) .

In conclus ion,  the proposals  are 
s imi lar to those previously approved 
a long the terrace,  and only a further 
300mm lowering of the vaults  than the 
Planning appl icat ion and Listed Bui ld ing 
Consent appl icat ion 023/3196/P and 
2023/3610/L (consented 20th December 
2023) which approved the lowering of 
the vaults  by 900mm. The vaults  remain 
subservient spaces to main house in 
terms of their ‘overal l  proport ions,  scale 
and funct ion’,  but the proposed works 
do enable the c l ient to proper ly ut i l ise 
the space under the front vault  area.

Access Landscape

Use Conclusion
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