Donald Insall Associates

Chartered Architects and Historic Building Consultants

Seven Dials Warehouse, 42-46 Earlham Street, WC2

Historic Buildimg Report
for CBRE

February 2019



gosg 688 gmaml |-
ifis sInR

W e

e,
&/

‘

{




Contents

1.0 Summary of Historic Building Report
2.0 Historical Background
3.0 Site Survey Descriptions

4.0 Commentary on the Proposals

Appendix | - Planning Policy and Guidance
Appendix Il - Statutory List Description

Appendix Ill - List of Plates and Endnotes

Contact information

Victoria Perry (Associate Director)
E: Victoria.perry@insall-architects.co.uk
T: 020 7245 9888

Sarah Bridger (Senior Historic Buildings Advisor)
E: sarah.bridger@insall-architects.co.uk
T:020 7245 9888

London Office

12 Devonshire Street
London, W1G 7AB
www.insall-architects.co.uk

32
39

40
59
60

Thisreportand all intellectual property rights in it and arising from it are the property of or are
under licence to Donald Insall Associates or the client. Neither the whole nor any part of this

report, nor any drawing, plan, other document or any information contained within it may be
reproduced in any form without the prior written consent of Donald Insall Associates or the

client as appropriate. All material in which the intellectual property rights have been licensed
to DIA or the client and such rights belong to third parties may not be published or reproduced

atallinany form, and any request for consent to the use of such material for publication or

reproduction should be made directly to the owner of the intellectual property rights therein.

Checked by VJP.



Ordnance Survey map with the site marked in red



1.0 Summary of Historic Building Report

1.1 Introduction

Donald Insall Associates were commissioned by CBRE in January 2019

to assist them in the preparation of proposals for the replacement of a
modern door that forms the entrance to the Seven Dials Club in the Seven
Dials Warehouse, 42 Earlham Street, Covent Garden, WC2.

The investigation has comprised historical research, using both archival
and secondary material, and a site inspection. An illustrated history of

the site and building, with sources of reference and bibliography, is in
Section 2; the site survey findings are in Section 3. The investigation has
established the significance of the building, which is set out in Section 1.3
below. This understanding has informed the development of proposals for
the replacement of a modern door that forms the entrance to the Seven
Dials Club at 42 Earlham Street. Section 4 provides a justification of the
scheme according to the relevant planning policy and guidance.

1.2 The Building and its Legal Status

The Seven Dials Warehouse is a Grade llI-listed building located in the
Seven Dials Conservation Area in the London Borough of Camden.

The building has group value together with the neighbouring buildings
positioned around Old Brewers Yard in the Covent Garden Conservation
Area in the City of Westminster. Several of these buildings, including nos.
24-26 and 34 Shelton Street, are listed at Grade-Il. It also has group value
with nos. 29-40 (even) Earlham Street and the Cambridge Theatre, both
listed at Grade-II.

The statutory list description of the Seven Dials Warehouse is included
in Appendix | and a summary of the Seven Dials Conservation Area
Statement provided by the local planning authority is in Appendix I,
along with extracts from the relevant national and local planning policy
documents.

The proposed alterations require listed building consent. The Planning
(Listed Buildings and Conservation Areas) Act 1990 is the legislative
basis for decision-making on applications that relate to the historic
environment. Sections 66 and 72 of the Act impose statutory duties upon
local planning authorities which, with regard to listed buildings, require the
planning authority to have ‘special regard to the desirability of preserving
the listed building or its setting or any features of special architectural or
historic interest which it possesses' and, in respect of conservation areas,
that ‘special attention shall be paid to the desirability of preserving or
enhancing the character or appearance of that area’.

In considering applications for listed building consent, local authorities
are also required to consider the policies on the historic environment

set out in the National Planning Policy Framework. At the heart of the
Framework is ‘a presumption in favour of sustainable development’ and
there are also specific policies relating to the historic environment. The



Framework states that heritage assets are ‘an irreplaceable resource, and
should be conserved in a manner appropriate to their significance, so that
they can be enjoyed for their contribution to the quality of life of existing
and future generations’. The Glossary to the National Planning Policy
Framework defines a heritage asset as:

A building, monument, site, place, area or landscape identified as
having a degree of significance meriting consideration in planning
decisions, because of its heritage interest. It includes designated
heritage assets and assets identified by the local planning
authority (including local listing).

The Framework, in paragraph 189, states that:

In determining applications, local planning authorities should
require an applicant to describe the significance of any heritage
assets affected, including any contribution made by their
setting. The level of detail should be proportionate to the assets’
importance and no more than is sufficient to understand the
potential impact of the proposal on their significance.

Section 1.3 of this report — the assessment of significance — meets this
requirement and is based on the research and site surveys presented in
sections 2 and 3, which are of a sufficient level of detail to understand the
potential impact of the proposals.

The Framework also, in paragraph 193, requires that:

When considering the impact of a proposed development on the
significance of a designated heritage asset, great weight should
be given to the asset’s conservation (and that ‘the more important
the asset, the greater the weight should be). This is irrespective of
whether the any potential harm amounts to substantial harm, total
loss or less than substantial harm to its significance.

The Framework goes on to state at paragraph 194 that:

Any harm to, or loss of, the significance of a designated heritage
asset (from its alteration or destruction, or from development
within its setting) should require clear and convincing justification.

Section 4 of this report provides this clear and convincing justification.

The Framework requires that local planning authorities categorise

harm as either 'substantial’ or 'less than substantial’. Where a proposed
development will lead to 'substantial harm to (or total loss of significance
of) a designated heritage asset’, the Framework states, in paragraph 195,
that:

... local planning authorities should refuse consent, unless it can
be demonstrated that the substantial harm or loss is necessary
to achieve substantial public benefits that outweigh that harm or
loss, or all of the following apply:

a) the nature of the heritage asset prevents all reasonable uses of
the site; and

b) no viable use of the heritage asset itself can be found in the
medium term through appropriate marketing that will enable its
conservation, and
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c) conservation by grant-funding or some form of charitable or
public ownership is demonstrably not possible; and

d) the harm or loss is outweighed by the benefit of bringing the
site back into use.

Where a development proposal will lead to ‘less than substantial harm' to
the significance of a designated heritage asset, the Framework states, in
paragraph 196, that:

...this harm should be weighed against the public benefits of the
proposal including, where appropriate, securing its optimum viable
use.

1.3 Assessment of Significance

The wedge-shaped building at 42-56 Earlham Street was constructed

in the mid-19" century as an extension to the Combe & Co brewery but
the architect of the building is not known. It is situated in the Seven Dials
Conservation Area which contains an eclectic mix of buildings including
anumber of 18" and 19™ century terraces juxtaposed against larger mid-
to-late-19" century warehouses. The Seven Dials Warehouse has strong
group value with these neighbouring buildings, which display similar
architectural characteristics including a shared scale and materiality.

In September 1999 a fire destroyed the interiors of the third, fourth and
fifth floor and the entire roof structure of the Seven Dials Warehouse.

In addition, most of the windows were also blown out. In 2001 a scheme
was approved to restore and alter the interior of the building. It was rebuilt
internally from the third floor upwards with modern floors, columns, double
glazed windows and a flat roof. Sections of the facade were also rebuilt,
particularly along Shelton Street. In 2017 approval was granted to re-fit
the interior with an industrially-inspired fit-out and the ground, mezzanine,
third, fourth and fifth floors are currently in use as an office.

The primary significance of the building, therefore, lies in the external
elevations to Neal Street, Earlham Street and Shelton Street. Although
these elevations have undergone considerable alteration the solid

brick frontages, which are articulated with large windows, winches and
high-level door openings, are reflective of the building's age and former
industrial use. The windows and doors are of neutral significance as 2001
replacements but the consistent glazing bar pattern of the windows
contributes to the buildings overall appearance. The modern metal-glazed
doors at ground floor level, particularly those on Earlham Street, are of no
significance.

The interior of the building is of secondary significance. The interior was
inspected when the main body of this report was originally written in 2017,
but it has not been re-inspected for this application as the proposals only
affect the exterior of the building. In 2017, sections of the original structure
survived within the interior on the ground to first floor including brick
barrel vaults, steel beams, concrete columns and wooden floor joists; and
these fragments are of high significance. Later additions, including entirely
modern interiors on the third to fifth floors and modern fittings and
staircases on the ground and mezzanine floors, are of neutral significance.

The application site comprises the external entrance to the Seven
Dials Club at 42 Earlham Street. The doorway itself is a modern creation
that was formed out of an original window opening, marked on Plate



10b, in the mid-to-late 20%" century when the cill was dropped to create

a door opening. The door itself, a modern metal-glazed double-door

and overlight, is a later-20" century addition that is of no architectural or
historic significance. The whole entrance, including the flanking brick walls
and rendered string course, is painted in modern and detracting black
coloured paint.

The exterior of the building makes an overall positive contribution to the
Seven Dials Conservation Area and it is particularly prominent in views
from Five Dials Square where there is an impressive panorama of the front
elevation with foreshortened views of the Shelton Street and Earlham
Street elevations. The rooftop plant enclosure detracts.

4 Donald Insall Associates | Seven Dials Warehouse, 42-46 Earlham Street, WC2



2.0 Historical Background

21 Combe & Co and the Development of the Brewing Site
2.1.1 The 18t Century

The area to the north of Covent Garden was once a narrow strip of market
gardens owned by the monks of Westminster Abbey. In 1552 the land
was granted to the 1%t Earl of Bedford and by 1631 the gardens had been
developed with shops, workers buildings and houses. William Morgan's
map of London, publised in 1682, illustrates the streets and buildings
that first occupied the area (Plate 1). Castle Street (later renamed Shelton
Street) and King Street (later Neal Street) are marked on the map, but
Earlham Street had not yet been constructed. In its place were groups of
buildings set around small courtyards and Tower Street, a north-south
road connecting Monmoth Street with Castle Street.

By 1747 the area had been substantially redevelped with a new plan
designed by Thomas Neale. (Plate 2). This consisted of seven roads
connecting to the main thoroughfares of King Street (later Neal Street),
Castle Street (later Shelton Street), West Street and Monmoth Street. The
roads converged at a central crossroads in the centre of the block, which
was known as the Seven Dials. Tower Street, which originally ran north-
south through the study site, was replaced with a street pattern which still
survives to this day: a triangular block bounded by Great Earl Street, Castle
Street and White Lion Street. Runing through the centre of the block was a
small lane known as Earl's Court.

To the south of the site, on the opposite side of Castle Street, a small
brewery had been established by John Shackley in the "Wood Yard' in
1722, on land leased from the Mercers Company. By 1739 Shackley's
brewery business had been acquired by William Gyfford who enlarged the
premises and traded as Gyfford and Co. By 1787 the brewery was the fifth
largest of the capital’s great porter breweries owned by Harvey Christian
Combe (a malt factor and later Lord Mayor of London). Horwood's map of
1792 shows that the warehouse was not yet part of the brewery, which is
shown to the south, as the plot of land was developed with two blocks of
terraced houses (Plate 3).

2.1.2 The 19 Century

The Victoria County History states that under the management of
Harvey Christian Combe the brewery prospered, with Combe spending

a considerable amount on the repair, rebuilding and extension of the
brewery premises. On Combe's death in 1818, the brewery passed to his
son, Harvey Combe and his brother-in-law, Joseph Delafield, who further
enlarged the premises.

By the publication of Horwood's map of 1813 the site had expanded on

the north side of Castle Street (Plate 4). Gyfford and Co appears to have
acquired the freehold of the site though the rest of the brewery was leased
from the Mercers Company Archive. Horwood's map shows the site during
its development, with only a small block on the west side of the plot having
been constructed.



1. 1682 'London Actually Survey'd’ by William Morgan (LMA)

2. John Rocque's Survey of London, 1747 (LMA)
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3. Horwood, Survey of London 1792 (LMA)

4.Horwood, Survey of London, 1813 (LMA)



The brewery underwent a major single phase of rebuilding in ¢.1830. A
contemporary illustration of the Brewery was produced in the same year,
illustrating the site from the corner of Castle Street and Neal Street (Plate
5). Later rebuilding work included a small corner redevelopmentin c. 1850
and further partial rebuilding in 1872. The site also expanded in 1839 when
the brewery bought the neighbouring ‘Richard Meux Brewery' on the west
side of Langley Street, and it was after this purchase the company began
trading as ‘Combe & Co.'

The 1830 redevelopment appears to have resulted in the rebuilding of
all of the buildings surrounding the yard and the expansion of the site to
the south, behind the terraced row fronting Long Acre. The 1872 works
were undertaken by the architect E J Wilson and involved the substantial
rebuilding of the buildings on Langley Street and also partial rebuilding
of those fronting Shelton Street. A photograph dating to ¢.1875 shows
the site looking north from Langley Street, with the former Richard Meux
Brewery connected to Combe & Co by an overhead hop bridge and the
Seven Dials Warehouse is visible in the distance on Castle Street (Plate 6).
Information on how the brewery buildings were used is shown on Goad's
1888 Insurance map (Plate 7).

The Victoria County History records that 450 people were employed on
the site and there was an annual output exceeded 500,000 barrels. In June
1898 the business was acquired the brewing company Watney & Co and
the firm was renamed Watney, Combe, Reid & Co. In 1905 the brewery

site closed and the buildings were sub-let or sold, but the Combe family
continued to take a major role in the management of Watney, Combe, Reid
and Co Ltd.
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6. Langley Street looking north showing the re-built Seven Dials 7. Goad's Fire Insurance Map, 1888 (LMA)
Warehouse in the distance, ¢.1875 (Collage)



2.2 The Building: The Seven Dials Warehouse

There have been two warehouses on the site, the first warehouse was
constructed in the early-19t" century and the second, the present building
on the site, is likely to have been constructed in ¢.1861.

2.21 The First Warehouse in the Early-19t" Century

A warehouse was originally constructed on the site in the early-19%
century as an extension to the Combe & Co brewery. No plans of the
original warehouse have been found in the archives, or a reference to the
architect and/or builder, but the company's financial records suggest
Thomas Cubitt were their builders of choice and it is likely they were
responsible for constructing the building. Horwood's map of 1813 is the
first known depiction of the warehouse and it appears to illustrate it during
its construction as the west end was drawn fully developed, but the east
end was dotted as though it was still under construction (Plate 4).

The completed building was depicted in a contemporary illustration of
Neal Street, which was published in 1830 (Plate 5). The building is clearly
shown with two separate ranges divided by an internal yard. The front of
the building was constructed of stock brick and was of three bays and
three storeys. To the right of the building there was a small domestic-
looking frontage with a single sash window, framed with external shutters,
and a narrow entrance door with a Georgian-style fanlight above. To

the left there was a wide opening that provided access for horse and
carts into the internal courtyard. The upper floors of the building were
articulated with sash windows and large signs. The range to the rearis not
easily distinguishable in the illustration, but it appears to be a solid brick
warehouse accessible from the internal courtyard.

2.2.2 The Construction of the Second Warehouse in the Mid-19%"
century

The statutory list description notes that the building is likely to have

been constructed in 1861 as discussions regarding the construction of
overhead hop bridges, which were fixed to the north and south elevations
of the building, commended in this year. This suggests that the building
must have been redeveloped by this date, but the exact date of the
demolition of the first warehouse is not recorded, nor is the architect who
designed the current warehouse.

The first known depiction of the warehouse is in an engraving dating to
1888 (Plate 8). The engraving shows the corner elevation of the building,
which fronted onto Neal Street, and the south elevation, which fronted
onto Castle Street (later Shelton Street). The building was constructed in
stock brick and had louvered windows set into arched openings. On the
corner elevation there was a large, double height central doorway that was
clearly the main entrance to the warehouse as barrels are shown being
loaded onto a horse and cart in Five Dials Square. Above the doorway
there was a gas lamp, which is still fixed to the building. At roof level

there was a tall brick parapet and a fenced enclosure with a high level
railing above, whilst at the sides of the building there were two high level
iron 'hop bridges' that provided access to the brewery buildings located
to the north and south of the warehouse. A brick chimneystack rose

from the rear of the building, which is also depicted in the distance of a
contemporary photograph taken from the southern end of Langley Street
(Plate 6).
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8. Engraving of the Seven Dials Warehouse in 1888, taken from Alfred Barnard, The Noted Breweries of Great Britain and Ireland, Volume 1 (1889)



The decision to rebuild the warehouse was probably driven by the need for
alarger building to contain new machinery used in the brewing process,
which was often of a considerable size. A contemporary account of the
building was written in the late-19'™" century by Alfred Bernard in his book
Noted Breweries of Great Britain and Ireland, which states that the building
was filled with machinery used for the cooling and fermenting process of
beer making:

...It contains a large size pontifex, a Reece Amonia ice machine,
with its unusual set of three plunger feed pumps, built in a very
substantial manner, for the returning of liquid to the ammonia
boiler or generator. There is also a powerful set of three throw
pumps for elevating and circulating the cold brine through the
cooling pipes in the top of the fermenting squares.

The use of the building for the cooling and fermenting of beer is also
confirmed on Goad's insurance map of 1888 (Plate 7). This map shows that
the building extended further west than it does now, incorporating no. 28
Castle Street and a small rear yard.

2.2.3 The Conversion of the Building in the Early-20*" Century

Little else is recorded on the history of the building until Watney, Combe,
Reid and Co closed the brewery in 1905 and began to sell and sublet the
buildings. A site plan held in Westminster City Archives records how the
company disposed of the site and the Seven Dials Warehouse was one

of the first buildings to be sold (Plate 9). The building was divided into

two units; the western unit was sold to Lepard and Smith on the 10" April
1907, while the eastern unit was first leased to Mr Charles Bateman in
1906 for a yearly sum of £325, after which it was sold to the International
Correspondence Sectionin 1919. It was at this time that the building at 28
Castle Street was detached from the rest of the building.

Various alterations took place within the interior of the building to allow it
to be used for other occupants, including the removal of all the brewing
machinery. The earliest conversion plans date to 1907 and show the
alterations undertaken to the western unit, which was occupied by the
paper manufacturing company Lepard and Smith (Plates 10a-f). The
basement to fifth floor plans show that the company extended several
existing staircases to the basement while WCs were fitted on the first

to fifth floors. Several sections of the elevations to Earlham Street and
Castle Street were also re-built and new windows were inserted. It is likely
these rebuilt sections correspond to the removal of the overhead hop
bridges and the replacement of large taking in doors and recessed loading
bays. The roof plan shows that the building had three pitched ranges with
several long rooflights, which is likely to have been the original mid-19t"
century roof structure.
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9. Block plan showing disposal of the Combe & Co Brewery (WCA)



10a.Ground floor plan showing the 1907 conversion of the Seven Dials Warehouse (CLA)
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10b. First floor plan showing the 1907 conversion of the Seven Dials Warehouse (CLA)
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10c. Third floor plan showing the 1907 conversion of the Seven Dials Warehouse (CLA)

10d. Fourth floor plan showing the 1907 conversion of the Seven Dials Warehouse (CLA)




10e. Fifth floor plan showing the 1907 conversion of the Seven Dials Warehouse (CLA)

10f. Roof plan of the 1907 conversion of the Seven Dials Warehouse (CLA)

16 Donald Insall Associates | Seven Dials Warehouse, 42-46 Earlham Street, WC2




The earliest development records that have been located for the eastern
unit date to 1961 when an application was approved for the encasement of
some of the original castiron columns with concrete, but unfortunately no
plans were included with the application.

Photographs of the building were taken in 1975 and these illustrate that

it had retained much of its original character and appearance to that in
the 1888 engraving (Plate 11a-b). The main changes included the painting
of the ground floor brickwork, the extension of the first floor windows
with lower glazed panels and the removal of the corner roof enclosure
and high-level railing. The windows on the side elevation, seen in Plate
11b, had also been extended and numerous ground floor entrances had
been constructed. Plate 12, which was taken a year later in 1976, shows

a small section of the side elevation taken from an identical viewpoint to
that in Plate 6. Comparison between the two photos shows that a number
of windows had been inserted in the elevation and the two uppermost
storeys appear to have been rebuilt and raised in height. The chimney had
also been significantly reduced in size.

In 1972 the entire building was bought the Greater London Council who
initially sought to demolish it. Fortunately, this plan was never realised
andin 1979 permission was granted for the mixed use of the premises
including shops, a restaurant, a showroom, a gallery, light industry and
office and community space. A set of the approved floor plans are held

in Camden Archive which show that the layout of the building was altered
with new partitions and new ground floor openings (Plate 13a-e). The
ground floor plan illustrates that a new entrance had been constructed off
Earlham Street, which led to a central reception area and staircase to the
upper floors. The corner entrance remained in use but this only provided
access to a small stairwell. The rest of the building remained largely open
plan, subdivided with the existing structural walls and staircases, though
two lifts had been inserted in the centre and west end of the building. On
the upper floors a central corridor was constructed on each floor level and
new partitions were inserted to form segregated offices.

In 1997 two windows were inserted either side of the central entrance on
the corner elevation, in order to provide greater space for shop displays.



11b. Photograph of the Earlham Street elevation of the Seven Dials
Warehouse, 1975 (Collage)

B

]

12. Photograph of Langley Street with the Seven Dials Warehouse seen
inthe distance, 1976 (Collage)
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13a. Ground floor plan of the Seven Dials Warehouse showing alterations undertaken in 1979 (CLA)

13b. First floor plan of the Seven Dials Warehouse showing alterations undertakenin 1979 (CLA)
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13c. Third floor plan of the Seven Dials Warehouse showing alterations undertakenin 1979 (CLA)

13d. Fourth floor plan of the Seven Dials Warehouse showing alterations undertakenin 1979 (CLA)
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13e. Fifth floor plan of the Seven Dials Warehouse showing alterations undertaken in 1979 (CLA)
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2.2.4 The Fire of 1999 and Subsequent Rebuilding

In September 1999 a serious fire broke out in the building which destroyed
everything from the third floor upwards, including the roof structure and
most of the windows. A temporary roof was put over at third floor level

to ensure the building was watertight and the side elevations had to be
pinned together to stop them from collapsing (Plate 14).

In 2001, an application was approved to carry out major structural and
refurbishment works by Fletcher Priest architects and AKT Il engineers.
This excluded the retail and community units at the eastern end of the
building, which comprised the entire of the basement and second floor
and a small part of the ground and first floors, as these areas were not
damaged by the fire (Plate 15a-g). The Planning Officer's report, which is
held in Camden Archive, notes that the structural works were required to
ensure the building did not collapse.

The plans show that at ground and first floor level the original structure
that had survived the fire was retained, but the ground floor was
subdivided with new partitions and new staircases were introduced
through the floor plates. A section of the first floor was also demolished to
create an impressive double height space to the south side of the building.
The rest of the building was rebuilt internally from the third to fifth floor
and a flat roof was constructed over the entire building with a rooftop
plant enclosure, as opposed to the original pitched roofs at the western
end. The eastern end of the building had originally been of four storeys
and the fifth floor extension was constructed in glass and set back from
the parapet so it was not visible from the street. The fagade along Shelton
Street was also substantially rebuilt at the western end and this is the
cause of the patchy brickwork along this fagade. In addition, nearly all of
the windows were replaced with double glazed units, the approved design
shown in Plate 16.

Despite the damage caused by the fire and the substantial rebuilding, the
building was nonetheless considered of national importance as a rare
survival of an industrial warehouse in central London and it was Grade-l
listed on 25" July 2002.
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2.2.5 RecentDevelopment

The building has remained in a mix of retail, office and community use

and it was most recently refurbished in 2017, with works including the
replacement of the 2001 internal fittings with an industrial inspired fit-out
and the extension of the original ground-to-third floor south-east stairwell
to fifth floor level. Externally, modern paint was removed from sections of
the elevations on Earlham Street and Shelton Street, a number of modern
ground floor windows were replaced with fixed-glazed windows and a roof
terrace was constructed behind the parapet at fifth floor level.

2.3 Relevant Planning History

Application Ref: 2017/5817/A and 2017/5866/L

Description of Works: Installation of 3 x internally illuminated projecting
signs to the Earlham Street elevation.

Decision: Granted, November 2017

Application Ref: 2017/5591/P

Description of Works: Variation of condition 4 (roof terrace hours of
use) of planning permission granted on 21/12/2016 (ref:2016/5939/P), as
amended by application ref: 2017/1723/P granted on 20/06/2017, for the
creation of terrace at roof level, alterations to ground floor fagcade and
fenestration, and replacement of rooftop plant.

Decision: Granted, November 2017

Application Ref: 2017/1723/P

Description of Works: Variation of condition 3 (approved plans) of
planning permission granted on 21/12/2016 (ref:2016/5939/P) for the
creation of terrace at roof level, alterations to ground floor fagade and
fenestration, and replacement of rooftop plant; namely 10 x condensers at
roof level.

Decision: Granted, April 2017

Application Ref: 2017/1701/L

Description of Works: Creation of terrace at roof level; alterations to
ground floor fagade and fenestration; replacement of rooftop plant; and
internal alterations and refurbishment.

Decision: Granted, April 2017

Application Ref: 2016/5939/P and 2016/5972/L

Description of Works: Creation of terrace at roof level; alterations to
ground floor fagade and fenestration; and replacement of rooftop plant
Decision: Granted, November 2016

Application Ref: 2016/5587/L

Description of Works: Internal alterations including the removal of
modern partition walls and finishes

Decision: Granted, October 2016

Application Ref: 2008/5102/L and 2008/5026/P

Description of Works: Installation of two condenser units at roof level on
the south-east (Shelton Street) elevation of office

Decision: Granted, 17 November 2008

Application Ref: 2008/2517/L

Description of Works: Refurbishment of the interior ground and
mezzanine floors.
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Decision: Granted, 22 August 2008

Application Ref: 2003/0658/L

Description of Works: Internal and external works of alteration including
the removal of internal cladding, demolition of part of the mezzanine
floor area, relocation of internal staircase, the replacement of secondary
entrance with fully glazed shop window on Earlham Street frontage and
the removal of paint to door surrounds, stone plinths and banding.
Decision: Granted, 9 July 2003

Application Ref: 2003/0657/P

Description of Works: Alterations to shopfront including the replacement
of the existing secondary entry door with fully glazed shop windows.
Decision: Granted, 9 July 2003

Application Ref: PSX0104366

Description of Works: Installation of new entrance to Earlham Street

and internal modifications. As shown on drawing numbers 001TP, 002TP,
003TP, 004TP, 005TP, 006TP, 007TP, 008TP, 009TP, 012TP2, 013TP, 014TP.
015TP2,016TP, 018TP3,019TP2 AND 051TP3

Decision: Granted, 3 July 2001

Application Ref: PSX0004538

Description of Works: Refurbishment, alteration and extensions following
fire damage to provide a mix of offices, retail and community uses
including the erection of a roof extension at fifth floor level and roof top
plant and associated alterations at ground floor level and facades.
Decision: Granted subject to Section 106, 2 May 2001

Application Ref: CSX0004582

Description of Works: Part demolition of the fire damaged structure
including roof, internal fabric and part elevation fronting Shelton Street.
Decision: Granted, 2 May 2001

Application Ref: PS9704382R1

Description of Works: Alterations to the elevations on Earlham Street,
Neal Street and Shelton Street to form new shopfront doors, windows
and louvered ventilation openings, in connection with the retail use of the
premises on ground, mezzanine and first floor levels as one large unit.
Decision: 20 October 1997

Application Ref: 9401157

Description of Works: Alterations to the Shelton Street and Earlham
Street elevations to form entrances and windows to restaurant use.
Alterations to brickwork above Earlham Street entrance and the
installation of security shutters to Earlham Street entrance and alterations
to doors at first floor level on Shelton Street

Decision: 29 July 1994
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3.0 Site Survey Descriptions

3.1 The Setting of the Building and the Conservation Area
Context

3.1.1 The Conservation Area Context

The Seven Dials Warehouse is located in the Seven Dials Conservation
Area. The conservation areais broadly divided into three character areas,
one centred on Seven Dials, one incorporating the Freemasons Hall/Great
Queen Street and one set around Macklin Street.

The building is sited in the Seven Dials character area, which is defined
by the radiating street layout devised by Thomas Neale in the late-17"
century that created distinctive wedge shaped building plots. The area
contains an eclectic mix of buildings including a number of 18" and 19t
century terraces with distinct narrow frontages. These buildings are
juxtaposed with larger mid-to-late-19" century industrial warehouses,
though the streetscape is unified by a consistent use of brick and
prevailing building height of five storeys. Seven Dials is a major shopping
destination in connection with Covent Garden and there is an abundance
of 19" century shopfronts in the area, though the shops in Earlham Street
have modern glazed shop fronts at ground floor level that generate a
contemporary, urban retail feel to the street.

The Seven Dials Warehouse makes a positive contribution to the character
and appearance of the area. The robust brick elevations, articulated with
large windows and high-level door openings, are reflective of the buildings
former industrial use. The building is particularly prominent in views from
Five Dials Square where there is a panorama of the front elevation with
foreshortened views of the Shelton Street and Earlham Street elevations.
The warehouse also has strong group value with the neighbouring
buildings, which display similar architectural characteristics including a
shared scale, proportion and materiality.

3.1.2 The Setting of the Building

The Seven Dials Warehouse is located to the west of Seven Dials and to
the north west of Covent Garden. It is bounded by Earlham Street, Neal
Street, Shelton Street and Mercer Street. The boundary to the adjoining
London Borough, the City of Westminster, runs down the middle of Shelton
Street.

To the north, on the opposite side of Earlham Street, is the former Crafts
Centre, a Grade-ll listed building that once formed a warehouse and
stables to the Combe & Co Brewery. The building has more recently been
converted into a retail hub known as the Thomas Neal Centre. It is of five
storeys and has an impressive brick fagcade that stretches nearly the
entire length of Earlham Street, with horizontal rows of windows and doors
on the upper floors, reflecting a similar composition to the Seven Dials
Warehouse on the opposite side of the street. Further north is Neal's Yard,
a small internal yard famed for its vibrant coloured buildings.
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The east elevation of the Seven Dials Warehouses faces onto a small
square in front of Neal Street, which is known as the Five Dials Square
due to the convergence of five surrounding roadways. On the northwest
side of the square is a late-19'" or early-20" century warehouse that was
also once part of the Combe & Co Brewery. It has a prominent corner
frontage which articulates the junction of Earlham Street and Neal
Street. To the east is the Crown and Anchor, an early-20%" century public
house constructed of red brick with stone dressings and a decorative
corner turret. Framing the square to the southeast is a modern retail and
office development with two-storey timber glazed shop fronts fronting
the square and substantially taller brick elevations to the rear. To the
southwest is a Grade-ll listed early-19t century warehouse that was
part of the original Combe & Co brewery. The building is constructed of
stock brick with a double-height former carriage entrance to Old Brewers
Yard. The listed building description notes that it is a rare survival of
warehousing of this date and quality in central London.

To the south of the Seven Dials Warehouse is the northern boundary of
the Covent Garden Conservation Area which is located in neighbouring
borough of the City of Westminster and the northern boundary of the
Covent Garden Conservation Area. The neighbouring buildings are

19t and 20™" century brick warehouses that once formed part of the
Combe & Co Brewery. The buildings have strong group value together
with the Seven Dials Warehouse and the site overall makes a significant
contribution to the 19" century industrial character of the area. Nos. 24
and 26 Shelton Street are listed at Grade-Il and this building, together with
34 Shelton Street, are the only complete early-19t™" century warehouses
to remain on the site. Further south is Langley Street, a narrow road
connecting Shelton Street with Long Acre. Framed views of the Seven
Dials Warehouse can be seen from the south end of the street as well as
the detracting rooftop plant enclosure.

To the west, adjoining the rear of the Seven Dials Warehouse is the
Grade-ll listed terrace numbering 36-40 Earlham Street, the Grade-
Illisted Cambridge Theatre and an unlisted warehouse numbering 25
Shelton Street. 36-40 Earlham Street comprise a group of three early-19%
century terraced houses with brown brick frontages. The buildings are of
four storeys with a consistent brick parapet and the rear elevation of the
Seven Dials Warehouse rises above these buildings and is visible in east
facing views from Earlham Street. The Cambridge Theatre is a landmark
in views from seven dials and was constructed in 1929-30 by Wimperis,
Simpson and Gutherie. It is of Portland stone to the front and brick to the
rear where it faces onto Shelton Street. The unlisted early-20" century
warehouse adjoins this building to the east and is of six bays, five storeys
and constructed of stock brick. The building is characterised its ordered
composition with rows of metal-framed louvered windows with rendered
lintels. The brick elevations of these two buildings complete the row of
high level solid brick frontages that define this end of Shelton Street.
Further west is the landmark of Seven Dials, an important late-17" century
radiating road layout.
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3.2 The Building Externally

3.2.1 The Application Site: The Entrance of 42 Earlham Street

The application site comprises the external entrance to the Seven Dials
Club at 42 Earlham Street. The doorway itself is a modern creation that
was formed out of an original window opening, marked on Plate 10b,

in the mid-to-late 20" century when the cill was dropped to create a

door opening. The door itself, a modern metal-glazed double-door and
overlight, is a later-20'" century addition that is of no architectural or
historic significance. The whole entrance, including the flanking brick walls
and rendered string course, is painted in modern black coloured paint
(Plate 17).

3.2.2 Front Elevation

The front elevation of the building faces onto Neal Street and is of four
storeys, three bays and constructed of stock brick (Plate 18). At ground
floor level there is a wide double-height central entrance door with a
pedimented stone surround and an original gas lamp fitting. The doors are
modern glazed replacements of no significance. Flanking the entrance
are two late-20" century windows with arched headers and fixed glazed
panels. At first floor level there are three original window openings, the
outer two have been extended with additional glazing and the windows
are modern replacements. At second and third floor level there are three
original window openings on each floor, the windows are also modern
replacements. Between the second and third floor there is a brick cornice
and at roof level there is a brick parapet.

3.2.3 Side Elevations
Earlham Street

The Earlham Street elevation is of five storeys, sixteen bays and faced
with London stock brick. At ground floor level there is a mixture of modern
fully glazed shop windows, doors and windows, some set in original wide
loading entrances. The ground floor is partially painted in a mixture of
black, white and red paint. The main entrance to the site is located in the
second bay from the west, there are modern glazed doors set in a mid-
19%/early-20" century splayed surround emblazoned with the Lepard
and Smith logo, a lion holding a shield. Further west is the entrance to
the Seven Dials Club, which forms the application site. This doorway
was originally a window opening that was dropped in the mid-to-late 20%"
century to create a doorway, and is now enclosed with a modern glazed
door in a metal frame.

The upper floors of the building are articulated with an asymmetrical
composition of louvered windows. Most of these windows were replaced

in 2001 following the fire in September 1999. On the ground, first and
second floor there are several windows that survived the fire damage, the
windows in the study site are late-20%" century four-pane replacements but
to the east, above Belgo's restaurant and Urban Outfitters, there are some
original windows with timber-boarded panels. In the centre of the building
there is a winch fixed to the exterior with two hoist doors below, these
fittings are modern replacements that replicate the style of the originals.

At roof level there is a brick parapet which steps up to the fifth storey at

the west end of the building. At the east end the fifth storey is set back
from the facade and consists of an early-21st century glazed extension.
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17. Modern metal glazed door in the entrance to the Seven Dials Club at 42 Earlham Street, which is to the left of the photograph, 2018 (DIA)
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18. Front elevation of the Seven Dials Warehouse facing onto Five Dials Square 2016 (DIA)
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19. Side elevation of the Seven Dials Warehouse facing onto Shelton Street, 2016 (DIA)
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Shelton Street

The Shelton Street elevation is of five storeys, sixteen bays and
predominately faced in London stock brick. The western end of the
building was largely rebuilt in 2001 after the fire in September 1999 and
this is the result of the patchy brickwork across this fagade (Plate 19). At
ground floor level there is a mixture of modern fully glazed shop windows,
narrow doors with roller or louvered shutters, wide loading bays, narrow
mid-to-late 20th" century entrances and small recessed entrance doors.
The ground floor is also painted in a mixture of black, white and red paint.

The upper parts of the elevations are similar to those on Earlham Street
though there is a more ordered arrangement of windows. All of the
windows at the west end, in which the study site is located, are 2001
replacements but some original windows are in the separate units to the
east above Belgos restaurant and Urban Outfitters. In the second, sixth,
ninth and thirteenth bay from the west there are vertical rows of taking in
doors with winches fixed to the side.

Atroof level there is a brick parapet which steps up to the fifth storey at
the west end of the building. At the east end the fifth storey is set back
from the facade and consists of an early-21st century glazed extension.

3.2.4 Roof

The original roof was completely destroyed in the fire of September 1999.
The current flat roof was constructed in 2001 and is of no significance. It
is fully glazed at the east end and in the centre there is a raised lantern. At
the west end there is a rooftop plant area concealed with detracting metal
louvers.

3.3 The Building Internally

The proposals comprise the replacement of a modern external door and
would not affect the interior of the building. As such, the interior was not
inspected.
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4.0 Commentary onthe Proposals

4.1 Description of the Proposals and their Impact on the Listed
Building and Conservation Area

The proposed scheme, illustrated on the accompanying drawings by gpad
architects, comprises the replacement of the modern metal and glazed
double-doors in the entrance to the Seven Dials Club, which occupies 42
Earlham Street.

This entranceway was created in the mid-to-late 20'" century when the cill
of an original window opening, marked on Plate 10b, was dropped to create
a doorway. In the late-20™ century, the door was replaced with the current
glazed door in a silver metal frame and with a square glazed overlight,
which is of no architectural or historic significance (see Plate 17).

Itis proposed to replace this modern door with a new single-leaf glazed
door and overlight with a metal frame finished in graphite black matt,
which would match the colour of the adjacent doors that were inserted as
part of a scheme approved in 2017 (refs: 2016/5939/P + 2016/5972/L). This
would provide more continuity to the appearance and finish of the ground
floor elevation on Earlham Street, and would consequently enhance

the overall appearance and significance of the listed building, and the
contribution it makes to the character and appearance of this part of the
Seven Dials Conservation Area.

4.2 Justification of the Proposals and Conclusion

As described in the description of the proposals above, the proposed
scheme would have a neutral impact and no harm would be caused to the
overall significance of the listed building or the character and appearance
of the Seven Dials Conservation Area.

Consequently, itis considered that the proposals would preserve the
special interest of the listed building and character and appearance of
the conservation area in accordance with the statutory duties set out in
Sections 66 and 72 of the Planning (Listed Buildings and Conservation
Areas) Act 1990.

The proposals must also be justified in terms of the National Planning
Policy Framework (NPPF). The NPPF places a particular emphasis on
having a balanced judgment as to the scale of harm or loss verses the
significance of a designated heritage asset. As the proposals would cause
no harm to the significance of the listed building or conservation area,
they would meet the tests for sustainable development in so far as they
relate to the historic environment.

Itis therefore the conclusion of this report that the proposals would be
acceptable in heritage terms and should receive listed building consent.
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Appendix | - Planning Policy and Guidance

National Policy and Guidance

Planning (Listed Buildings and Conservation Areas) Act 1990

The Actis legislative basis for decision making on applications that relate
to the historic environment.

Sections 66 and 72 of the Actimpose a statutory duty upon local planning
authorities to consider the impact of proposals upon listed buildings and
conservation areas.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act
1990 states that:

in considering whether to grant 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.

Similarly, section 72(l) of the above Act states that:

... with respect to any buildings or other land in a conservation
area, special attention shall be paid to the desirability of
preserving or enhancing the character or appearance of a
conservation area.

National Planning Policy Framework

Any proposals for consent relating to heritage assets are subject to the
policies of the NPPF (July 2018). This sets out the Government's planning
policies for England and how these are expected to be applied. With regard
to 'Conserving and enhancing the historic environment’, the framework
requires proposals relating to heritage assets to be justified and an
explanation of their effect on the heritage asset'’s significance provided.
Paragraph 7 of the Framework states that the purpose of the planning
systemis to ‘contribute to the achievement of sustainable development’
and that, at a very high level, 'the objective of sustainable development
can be summarised as meeting the needs of the present without
compromising the ability of future generations to meet their own needs.

At paragraph 8, the document expands on this as follows:

Achieving sustainable development means that the planning
system has three overarching objectives, which are
interdependent and need to be pursued in mutually supportive
ways (so that opportunities can be taken to secure net gains
across each of the different objectives:
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a) an economic objective —to help build a strong, responsive
and competitive economy, by ensuring that sufficient land of the
right types is available in the right places and at the right time to
support growth, innovation and improved productivity, and by
identifying and coordinating the provision of infrastructure;

b) a social objective — to support strong, vibrant and healthy
communities, by ensuring that a sufficient number and range of
homes can be provided to meet the needs of present and future
generations; and by fostering a well-designed and safe built
environment, with accessible services and open spaces that
reflect current and future needs and support communities” health,
social and cultural well-being; and

c) an environmental objective — to contribute to protecting and
enhancing our natural, built and historic environment; including
making effective use of land, helping to improve biodiversity, using
natural resources prudently, minimising waste and pollution, and
mitigating and adapting to climate change, including moving to a
low carbon economy.

and notes at paragraph 10:

10. So that sustainable development is pursued in a positive
way, at the heart of the Framework is a presumption in favour of
sustainable development (paragraph 11).

With regard to the significance of a heritage asset, the framework contains
the following policies:

190. Local planning authorities should identify and assess the
particular significance of any heritage asset that may be affected
by a proposal (including by development affecting the setting of
a heritage asset) taking account of the available evidence and
any necessary expertise. They should take this assessment into
account when considering the impact of a proposal on a heritage
asset, to avoid or minimise conflict between the heritage asset’s
conservation and any aspect of the proposal.

In determining applications local planning authorities are required to take
account of significance, viability, sustainability and local character and
distinctiveness. Paragraph 192 of the NPPF identifies the following criteria
in relation to this:

a) the desirability of sustaining and enhancing the significance of
heritage assets and putting them to viable uses consistent with
their conservation;

b) the positive contribution that conservation of heritage assets
can make to sustainable communities including their economic
vitality, and

c) the desirability of new development making a positive
contribution to local character and distinctiveness.

With regard to potential ‘harm’ to the significance designated heritage
asset, in paragraph 193 the framework states the following:
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...great weight should be given to the asset’s conservation (and
the more important the asset, the greater the weight should be).
This is irrespective of whether the any potential harm amounts
to substantial harm, total loss or less than substantial harm to its
significance.

The Framework goes on to state at paragraph 194 that:

Any harm to, or loss of, the significance of a designated heritage
asset (from its alteration or destruction, or from development
within its setting) should require clear and convincing justification.

Where a proposed development will lead to ‘substantial harm’ to or total
loss of significance of a designated heritage asset paragraph 195 of the
NPPF states that:

...local planning authorities should refuse consent, unless it can
be demonstrated that the substantial harm or loss is necessary
to achieve substantial public benefits that outweigh that harm or
loss, or all of the following apply:

a) the nature of the heritage asset prevents all reasonable uses of
the site; and

b) no viable use of the heritage asset itself can be found in the
medium term through appropriate marketing that will enable its
conservation, and

c) conservation by grant-funding or some form of charitable or
public ownership is demonstrably not possible; and

d) the harm or loss is outweighed by the benefit of bringing the
site back into use.

With regard to ‘less than substantial harm' to the significance of a
designated heritage asset, of the NPPF states the following;

196. Where a development proposal will lead to less than
substantial harm to the significance of a designated heritage
asset, this harm should be weighed against the public benefits of
the proposal including, where appropriate, securing its optimum
viable use.

The Framework requires local planning authorities to 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. Paragraph 200 states that:

Proposals that preserve those elements of the setting that make
a positive contribution to the asset (or which better reveal its
significance) should be treated favourably.

Concerning conservation areas and world heritage sites it states, in
paragraph 201, that:

Not all elements of a Conservation Area or World Heritage Site
will necessarily contribute to its significance. Loss of a building
(or other element) which makes a positive contribution to the
significance of the Conservation Area or World Heritage Site
should be treated either as substantial harm under paragraph
195 or less than substantial harm under paragraph 196, as
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appropriate, taking into account the relative significance of the
element affected and its contribution to the significance of the
Conservation Area or World Heritage Site as a whole.

National Planning Practice Guidance

The planning practice guidance was published on the 6" March 2014 to support
the National Planning Policy Framework and the planning system. It includes
particular guidance on matters relating to protecting the historic environmentin
the section: Conserving and Enhancing the Historic Environment. The relevant
guidance is as follows:

Paragraph 3: What is meant by the conservation and enhancement of the historic
environment?

The conservation of heritage assets in a manner appropriate to

their significance is a core planning principle. Heritage assets are an
irreplaceable resource and effective conservation delivers wider social, cultural,
economic and environmental benefits.

Conservation is an active process of maintenance and managing change. It
requires a flexible and thoughtful approach to get the best out of assets as
diverse as listed buildings in everyday use to as yet undiscovered, undesignated
buried remains of archaeological interest.

In the case of buildings, generally the risks of neglect and decay of heritage
assets are best addressed through ensuring that they remain in active use that
is consistent with their conservation. Ensuring such heritage assets remain
used and valued is likely to require sympathetic changes to be made from time
to time. In the case of archaeological sites, many have no active use, and so for
those kinds of sites, periodic changes may not be necessary.

Where changes are proposed, the National Planning Policy Framework sets
out a clear framework for both plan-making and decision-taking to ensure that
heritage assets are conserved, and where appropriate enhanced, in a manner
that is consistent with their significance and thereby achieving sustainable
development.

Part of the public value of heritage assets is the contribution that they can make
to understanding and interpreting our past. So where the complete or partial
loss of a heritage asset is justified, the aim then is to capture and record the
evidence of the asset’s significance which is to be lost, interpret its contribution
to the understanding of our past, and make that publicly available.

Paragraph 7 states:

There are three dimensions to sustainable development: economic, social and
environmental. These dimensions give rise to the need for the planning system
to perform a number of roles:

e aneconomic role — contributing to building a strong, responsive and
competitive economy, by ensuring that sufficient land of the right type
is available in the right places and at the right time to support growth
and innovation; and by identifying and coordinating development
requirements, including the provision of infrastructure;

e asocial role — supporting strong, vibrant and healthy communities, by
providing the supply of housing required to meet the needs of present
and future generations; and by creating a high quality built environment,
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with accessible local services that reflect the community’s needs and
support its health, social and cultural well-being; and

e anenvironmental role — contributing to protecting and enhancing our
natural, built and historic environment; and, as part of this, helping to
improve biodiversity, use natural resources prudently, minimise waste
and pollution, and mitigate and adapt to climate change including
moving to a low carbon economy.

Paragraph 8: What is “significance”?

“Significance” in terms of heritage policy is defined in the Glossary of the
National Planning Policy Framework.

In legislation and designation criteria, the terms ‘special architectural or historic
interest’ of a listed building and the ‘national importance’ of a scheduled
monument are used to describe all or part of the identified heritage asset’s
significance. Some of the more recent designation records are more helpful as
they contain a fuller, although not exhaustive, explanation of the significance of
the asset.

Paragraph 9: Why is ‘significance’important in decision-taking?

Heritage assets may be affected by direct physical change or by change in
their setting. Being able to properly assess the nature, extent and importance
of the significance of a heritage asset, and the contribution of its setting, is
very important to understanding the potential impact and acceptability of
development proposals

Paragraph 13: What is the setting of a heritage asset and how should it be taken into
account?

The "setting of a heritage asset” is defined in the Glossary of the National
Planning Policy Framework.

A thorough assessment of the impact on setting needs to take into account,
and be proportionate to, the significance of the heritage asset under
consideration and the degree to which proposed changes enhance or detract
from that significance and the ability to appreciate it.

Setting is the surroundings in which an asset is experienced, and may therefore
be more extensive than its curtilage. All heritage assets have a setting,
irrespective of the form in which they survive and whether they are designated
or not.

The extent and importance of setting is often expressed by reference to visual
considerations. Although views of or from an asset will play an important part,
the way in which we experience an asset in its setting is also influenced by other
environmental factors such as noise, dust and vibration from other land uses

in the vicinity, and by our understanding of the historic relationship between
places. For example, buildings that are in close proximity but are not visible

from each other may have a historic or aesthetic connection that amplifies the
experience of the significance of each.

The contribution that setting makes to the significance of the heritage asset
does not depend on there being public rights or an ability to access or

experience that setting. This will vary over time and according to circumstance.

When assessing any application for development which may affect the setting
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of a heritage asset, local planning authorities may need to consider the
implications of cumulative change. They may also need to consider the fact
that developments which materially detract from the asset’s significance may
also damage its economic viability now, or in the future, thereby threatening its
ongoing conservation.

Paragraph 15: What is a viable use for a heritage asset and how is it taken into
account in planning decisions?

The vast majority of heritage assets are in private hands. Thus, sustaining
heritage assets in the long term often requires an incentive for their active
conservation. Putting heritage assets to a viable use is likely to lead to the
investment in their maintenance necessary for their long-term conservation.

By their nature, some heritage assets have limited or even no economic end
use. A scheduled monument in a rural area may preclude any use of the land
other than as a pasture, whereas a listed building may potentially have a variety
of alternative uses such as residential, commercial and leisure.

In a small number of cases a heritage asset may be capable of active use
in theory but be so important and sensitive to change that alterations to
accommodate a viable use would lead to an unacceptable loss of significance.

Itis important that any use is viable, not just for the owner, but also the future
conservation of the asset. It is obviously desirable to avoid successive harmful
changes carried out in the interests of repeated speculative and failed uses.

If there is only one viable use, that use is the optimum viable use. If there is a
range of alternative viable uses, the optimum use is the one likely to cause the
least harm to the significance of the asset, not just through necessary initial
changes, but also as a result of subsequent wear and tear and likely future
changes.

The optimum viable use may not necessarily be the most profitable one. It might
be the original use, but that may no longer be economically viable or even the
most compatible with the long-term conservation of the asset. However, if from
a conservation point of view there is no real difference between viable uses,
then the choice of use is a decision for the owner.

Harmful development may sometimes be justified in the interests of realising

the optimum viable use of an asset, notwithstanding the loss of significance
caused provided the harm is minimised. The policy in addressing substantial and
less than substantial harm is set out in paragraphs 132 — 134 of the National
Planning Policy Framework.

Paragraph 20: What is meant by the term public benefits?

Public benefits may follow from many developments and could be anything
that delivers economic, social or environmental progress as described in the
National Planning Policy Framework (Paragraph 7). Public benefits should flow
from the proposed development. They should be of a nature or scale to be of
benefit to the public at large and should not just be a private benefit. However,
benefits do not always have to be visible or accessible to the public in order to
be genuine public benefits.

Public benefits may include heritage benefits, such as:
e sustaining or enhancing the significance of a heritage asset and the
contribution of its setting

e reducing or removing risks to a heritage asset
e securing the optimum viable use of a heritage asset
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Historic England: Historic Environment Good Practice Advice in Planning
(March 2015)

The purpose of the Good Practice Advice note is to provide information on
good practice to assist in implementing historic environment policy in the
National Planning Policy Framework (NPPF) and the relate guidance given in the
National Planning Practice Guide (NPPG).

Note 2 ‘Managing Significance in Decision-Taking'
The Assessment of Significance as part of the Application Process

Paragraph 7 emphasises the need to properly assess the nature, extent and
importance of the significance of a heritage asset and the contribution of its
setting early in the process, in order to form a successful development, and in
order for the local planning authority to make decisions in line with legal objec-
tives and the objectives of the development plan and the policy requirements of
the NPPF.

8. Understanding the nature of the significance is important to understanding
the need for and best means of conservation. For example, a modern building
of high architectural interest will have quite different sensitivities from an
archaeological site where the interest arises from the possibility of gaining new
understanding of the past.

9. Understanding the extent of that significance is also important because this
can, among other things, lead to a better understanding of how adaptable the
asset may be and therefore improve viability and the prospects for long term
conservation.

10. Understanding the level of significance is important as it provides the
essential guide to how the policies should be applied. This is intrinsic to
decision-taking where there is unavoidable conflict with other planning
objectives.

11. To accord with the NPPF, an applicant will need to undertake an assessment
of significance to inform the application process to an extent necessary to
understand the potential impact (positive or negative) of the proposal and to

a level of thoroughness proportionate to the relative importance of the asset
whose fabric or setting is affected.

Conservation Principles and Assessment

Conservation Principles (2008) explores, on a more philosophical level, the
reason why society places a value on heritage assets beyond their mere utility. It
identifies four types of heritage value that an asset may hold: aesthetic, com-
munal, historic and evidential value. This is simply another way of analysing its
significance. These values can help shape the most efficient and effective way
of managing the heritage asset so as to sustain its overall value to society.

Cumulative Impact

28 The cumulative impact of incremental small-scale changes may have as
great an effect on the significance of a heritage asset as a larger scale change.
Where the significance of a heritage asset has been compromised in the past
by unsympathetic development to the asset itself or its setting, consideration
still needs to be given to whether additional change will further detract from, or
can enhance, the significance of the asset in order to accord with NPPF policies.
Negative change could include severing the last link to part of the history of an
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asset or between the asset and its original setting. Conversely, positive change
could include the restoration of a building’s plan form or an original designed
landscape.

Listed Building Consent Regime

29. Change to heritage assets is inevitable but it is only harmful when signifi-
cance is damaged. The nature and importance of the significance that is affect-
ed will dictate the proportionate response to assessing that change, its justifi-
cation, mitigation and any recording which may be needed if it is to go ahead. In
the case of listed buildings, the need for owners to receive listed building con-
sent in advance of works which affect special interest is a simple mechanism
but it is not always clear which kinds of works would require consent. In certain
circumstances there are alternative means of granting listed building consent
under the Enterprise & Regulatory Reform Act 2013.

Opportunities to Enhance Assets, their Settings and Local Distinctiveness

52. Sustainable development can involve seeking positive improvements in the
quality of the historic environment. There will not always be opportunities to
enhance the significance or improve a heritage asset but the larger the asset
the more likely there will be. Most conservation areas, for example, will have
sites within them that could add to the character and value of the area through
development, while listed buildings may often have extensions or other alter-
ations that have a negative impact on the significance. Similarly, the setting of all
heritage assets will frequently have elements that detract from the significance
of the asset or hamper its appreciation.

Design and Local Distinctiveness

53. Both the NPPF (section 7) and PPG (section ID26) contain detail on why
good design is important and how it can be achieved. In terms of the historic
environment, some or all of the following factors may influence what will make
the scale, height, massing, alignment, materials and proposed use of new devel-
opment successful in its context:

«  The history of the place

«  The relationship of the proposal to its specific site

«  The significance of nearby assets and the contribution of their setting,
recognising that this is a dynamic concept

«  The general character and distinctiveness of the area in its widest
sense, including the general character of local buildings, spaces, public
realm and the landscape, the grain of the surroundings, which includes,
for example the street pattern and plot size

»  The size and density of the proposal related to that of the existing and
neighbouring uses

«  Landmarks and other built or landscape features which are key to a
sense of place

«  The diversity or uniformity in style, construction, materials, colour, de-
tailing, decoration and period of existing buildings and spaces

*  The topography

«  Views into, through and from the site and its surroundings

* Landscape design

«  The current and historic uses in the area and the urban grain

*  The quality of the materials
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Note 3 ‘'The Setting of Heritage Assets’
This note provides guidance on the setting of heritage assets, which is separate
to issues of curtilage, character or context.

The Extent of Setting

4. The setting of a heritage asset is 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.

The setting of a heritage asset may reflect the character of the wider townscape
or landscape in which it is situated, or be quite distinct from it. Extensive heritage
assets can include many heritage assets and their nested and overlapping
settings, as well as having a setting of their own. l.e. A conservation area will
include the settings of listed buildings and have its own setting.

Views and Setting

5. The contribution to the setting of a heritage asset can be expressed through
a wide variety of views.

6. Views which contribute more to understanding the significance of the heri-
tage asset include:

e those where relationships between the asset and other historic assets
or places or natural features are particularly relevant;

e those with historical associations, including viewing points and the
topography of battlefields;

e those where the composition within the view was a fundamental as-
pect of the design or function of the heritage asset; and

e those between heritage assets and natural or topographic features, or
phenomena such as solar and lunar events.

Even if recent unsympathetic development has affected the setting or views of
a heritage asset, consideration will still be given to whether developments would
further detract or enhance the significance of the asset.

Setting and the Significance of Heritage Assets

9. Setting is not a heritage asset, nor a heritage designation, though land within
a setting may itself be designated. Its importance lies in what it contributes to
the significance of the heritage asset, which may vary from asset to asset....
Therefore, implications of development affecting the setting of heritage assets
should be considered on a case-by-case basis.

Setting and urban design

The numbers and proximity of heritage assets in urban areas mean that the
protection and enhancement of setting is intimately linked to townscape and
urban design considerations, and often relate to townscape attributes such as
lighting, trees, and verges, or the treatments of boundaries or street surfaces.
Setting and economic and social viability

Sustainable development under the NPPF can have important positive impacts

on heritage and their settings, for example by bringing an abandoned building
back into use or giving a heritage asset further life. However, the economic and
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social viability of a heritage asset can be diminished if accessibility from or to its
setting is reduced by badly designed or insensitively located development.

A staged approach to proportionate decision-taking
10. Protection of the setting of heritage assets need not prevent change; indeed

change may be positive, for instance where the setting has been compromised
by poor development.

Historic England: Conservation Principles and Assessment (2008)

Conservation Principles (2008) explores, on a more philosophical level, the
reason why society places a value on heritage assets beyond their mere
utility. It identifies four types of heritage value that an asset may hold:
aesthetic, communal, historic and evidential value. This is simply another
way of analysing its significance. These values can help shape the most
efficient and effective way of managing the heritage asset so as to sustain
its overall value to society.

Evidential Value

35 Evidential value derives from the potential of a place to yield
evidence about past human activity.

36 Physical remains of past human activity are the primary source
of evidence about the substance and evolution of places, and of
the people and cultures that made them. These remains are part
of arecord of the past that begins with traces of early humans
and continues to be created and destroyed. Their evidential
value is proportionate to their potential to contribute to people's
understanding of the past.

37 In the absence of written records, the material record, particularly
archaeological deposits, provides the only source of evidence
about the distant past. Age is therefore a strong indicator
of relative evidential value, but is not paramount, since the
material record is the primary source of evidence about poorly
documented aspects of any period. Geology, landforms, species
and habitats similarly have value as sources of information about
the evolution of the planet and life upon it.

38 Evidential value derives from the physical remains or genetic lines
that have been inherited from the past. The ability to understand
and interpret the evidence tends to be diminished in proportion to
the extent of its removal or replacement.

Historical Value

39 Historical value derives from the ways in which past people,
events and aspects of life can be connected through a place to
the present. It tends to be illustrative or associative.

40 The idea of illustrating aspects of history or prehistory —the
perception of a place as a link between past and present people
—is different from purely evidential value. lllustration depends
on visibility in a way that evidential value (for example, of buried
remains) does not. Places with illustrative value will normally
also have evidential value, but it may be of a different order
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of importance. An historic building that is one of many similar
examples may provide little unique evidence about the past,
although each illustrates the intentions of its creators equally
well. However, their distribution, like that of planned landscapes,
may be of considerable evidential value, as well as demonstrating,
forinstance, the distinctiveness of regions and aspects of their
social organisation.

[llustrative value has the power to aid interpretation of the

past through making connections with, and providing insights
into, past communities and their activities through shared
experience of a place. The illustrative value of places tends

to be greater if they incorporate the first, or only surviving,
example of an innovation of consequence, whether related

to design, technology or social organisation. The concept is
similarly applicable to the natural heritage values of a place, for
example geological strata visible in an exposure, the survival of
veteran trees, or the observable interdependence of speciesina
particular habitat. Illustrative value is often described in relation
to the subject illustrated, for example, a structural system or a
machine might be said to have 'technological value'.

Association with a notable family, person, event, or movement
gives historical value a particular resonance. Being at the place
where something momentous happened can increase and
intensify understanding through linking historical accounts of
events with the place where they happened - provided, of course,
that the place still retains some semblance of its appearance

at the time. The way in which an individual built or furnished

their house, or made a garden, often provides insight into their
personality, or demonstrates their political or cultural affiliations.
It can suggest aspects of their character and motivation that
extend, or even contradict, what they or others wrote, or are
recorded as having said, at the time, and so also provide evidential
value.

Many buildings and landscapes are associated with the
development of other aspects of cultural heritage, such as
literature, art, music or film. Recognition of such associative
values tends in turn to inform people’'s responses to these places.
Associative value also attaches to places closely connected

with the work of people who have made important discoveries or
advances in thought about the natural world.

The historical value of places depends upon both sound
identification and direct experience of fabric or landscape
that has survived from the past, but is not as easily diminished
by change or partial replacement as evidential value. The
authenticity of a place indeed often lies in visible evidence

of change as a result of people responding to changing
circumstances. Historical values are harmed only to the extent
that adaptation has obliterated or concealed them, although
completeness does tend to strengthen illustrative value.

The use and appropriate management of a place for its original
purpose, for example as a place of recreation or worship, or, like
a watermill, as a machine, illustrates the relationship between
design and function, and so may make a major contribution to
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its historical values. If so, cessation of that activity will diminish
those values and, in the case of some specialised landscapes
and buildings, may essentially destroy them. Conversely,
abandonment, as of, for example, a medieval village site, may
illustrate important historical events.

Aesthetic Value
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Aesthetic value derives from the ways in which people draw
sensory and intellectual stimulation from a place.

Aesthetic values can be the result of the conscious design of

a place, including artistic endeavour. Equally, they can be the
seemingly fortuitous outcome of the way in which a place has
evolved and been used over time. Many places combine these
two aspects - for example, where the qualities of an already
attractive landscape have been reinforced by artifice —while
others may inspire awe or fear. Aesthetic values tend to be
specific to a time and cultural context, but appreciation of them is
not culturally exclusive.

Design value relates primarily to the aesthetic qualities generated
by the conscious design of a building, structure or landscape as
awhole. It embraces composition (form, proportions, massing,
silhouette, views and vistas, circulation) and usually materials

or planting, decoration or detailing, and craftsmanship. It may
extend to an intellectual programme governing the design (for
example, a building as an expression of the Holy Trinity), and the
choice orinfluence of sources from which it was derived. It may
be attributed to a known patron, architect, designer, gardener

or craftsman (and so have associational value), or be a mature
product of a vernacular tradition of building or land management.
Strong indicators of importance are quality of design and
execution, and innovation, particularly if influential.

Sustaining design value tends to depend on appropriate
stewardship to maintain the integrity of a designed concept, be it
landscape, architecture, or structure.

It can be useful to draw a distinction between design created
through detailed instructions (such as architectural drawings)
and the direct creation of a work of art by a designer who is also
in significant part the craftsman. The value of the artwork is
proportionate to the extent that it remains the actual product

of the artist's hand. While the difference between design and
‘artistic’ value can be clear-cut, for example statues on pedestals
(artistic value) in a formal garden (design value), it is often far less
S0, as with repetitive ornament on a medieval building.

Some aesthetic values are not substantially the product of formal
design, but develop more or less fortuitously over time, as the
result of a succession of responses within a particular cultural
framework. They include, for example, the seemingly organic
form of an urban or rural landscape; the relationship of vernacular
buildings and structures and their materials to their setting; or a
harmonious, expressive or dramatic quality in the juxtaposition
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of vernacular or industrial buildings and spaces. Design in
accordance with Picturesque theory is best considered a design
value.

52 Aesthetic value resulting from the action of nature on human
works, particularly the enhancement of the appearance of a place
by the passage of time (‘the patina of age’), may overlie the values
of a conscious design. It may simply add to the range and depth
of values, the significance, of the whole; but on occasion may be
in conflict with some of them, for example, when physical damage
is caused by vegetation charmingly rooting in masonry. 53 While
aesthetic values may be related to the age of a place, they may
also (apart from artistic value) be amenable to restoration and
enhancement. This reality is reflected both in the definition of
conservation areas (areas whose ‘character or appearance itis
desirable to preserve or enhance’) and in current practice in the
conservation of historic landscapes.

Communal Value

54, Communal value derives from the meanings of a place for the
people who relate to it, or for whom it figures in their collective
experience or memory. Communal values are closely bound up
with historical (particularly associative) and aesthetic values, but
tend to have additional and specific aspects.

55. Commemorative and symbolic values reflect the meanings of
a place for those who draw part of their identity from it, or have
emotional links to it. The most obvious examples are war and
other memorials raised by community effort, which consciously
evoke past lives and events, but some buildings and places, such
as the Palace of Westminster, can symbolise wider values. Such
values tend to change over time, and are not always affirmative.
Some places may be important for reminding us of uncomfortable
events, attitudes or periods in England’s history. They are
important aspects of collective memory and identity, places of
remembrance whose meanings should not be forgotten. In some
cases, that meaning can only be understood through information
and interpretation, whereas, in others, the character of the place
itself tells most of the story.

56. Social value is associated with places that people perceive
as a source of identity, distinctiveness, social interaction and
coherence. Some may be comparatively modest, acquiring
communal significance through the passage of time as a result
of a collective memory of stories linked to them. They tend to
gain value through the resonance of past events in the present,
providing reference points for a community's identity or sense
of itself. They may have fulfilled a community function that
has generated a deeper attachment, or shaped some aspect
of community behaviour or attitudes. Social value can also
be expressed on alarge scale, with great time-depth, through
regional and national identity.

57. The social values of places are not always clearly recognised
by those who share them, and may only be articulated when the
future of a place is threatened. They may relate to an activity that
is associated with the place, rather than with its physical fabric.
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58.

59.

60.

The social value of a place may indeed have no direct relationship
to any formal historical or aesthetic values that may have been
ascribed to it.

Compared with other heritage values, social values tend to be
less dependent on the survival of historic fabric. They may survive
the replacement of the original physical structure, so long as its
key social and cultural characteristics are maintained; and can

be the popular driving force for the re-creation of lost (and often
deliberately destroyed or desecrated) places with high symbolic
value, although this is rare in England.

Spiritual value attached to places can emanate from the beliefs
and teachings of an organised religion, or reflect past or present-
day perceptions of the spirit of place. It includes the sense of
inspiration and wonder that can arise from personal contact with
places long revered, or newly revealed.

Spiritual value is often associated with places sanctified by
longstanding veneration or worship, or wild places with few
obvious signs of modern life. Their value is generally dependent
on the perceived survival of the historic fabric or character of the
place, and can be extremely sensitive to modest changes to that
character, particularly to the activities that happen there.
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Regional Policy

The London Plan Policies (Further Alterations to the London Plan (FALP)
2016)

In March 2016, the Mayor published (i.e. adopted) the Further Alterations to the
London Plan (FALP). From this date, the FALP are operative as formal alterations
to the London Plan (the Mayor's spatial development strategy) and form part of
the development plan for Greater London.

Policy 7.8
Heritage assets and archaeology
Strategic

A London’s heritage assets and historic environment, including listed
buildings, registered historic parks and gardens and other natural
and historic landscapes, conservation areas, World Heritage Sites,
registered battlefields, scheduled monuments, archaeological
remains and memorials should be identified, so that the desirability
of sustaining and enhancing their significance and of utilising their
positive role in place shaping can be taken into account.

B Development should incorporate measures that identify, record,
interpret, protect and, where appropriate, present the site's
archaeology.

Planning decisions

C Development should identify, value, conserve, restore, re-use and
incorporate heritage assets, where appropriate.
D Development affecting heritage assets and their settings should

conserve their significance, by being sympathetic to their form, scale,
materials and architectural detail.

E New development should make provision for the protection of
archaeological resources, landscapes and significant memorials.
The physical assets should, where possible, be made available to
the public on-site. Where the archaeological asset or memorial
cannot be preserved or managed on-site, provision must be made
for the investigation, understanding, recording, dissemination and
archiving of that asset.

Policy 7.9

Heritage-led regeneration

Strategic

A Regeneration schemes should identify and make use of heritage
assets and reinforce the qualities that make them significant so
they can help stimulate environmental, economic and community
regeneration. This includes buildings, landscape features, views, Blue
Ribbon Network and public realm.
Planning decisions

B The significance of heritage assets should be assessed when

development is proposed and schemes designed so that the heritage
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significance is recognised both in their own right and as catalysts for
regeneration. Wherever possible heritage assets (including buildings
at risk) should be repaired, restored and put to a suitable and viable use
that is consistent with their conservation and the establishment and
maintenance of sustainable communities and economic vitality.

Local Policy

Camden Council

The Local Plan was adopted by Camden Council on 3 July 2017 and replaced
the Core Strategy and Camden Development Policies documents as the basis
for planning decisions and future development in the borough. The following
policies are relevant to the proposals:

Policy D1 Design
The Council will seek to secure high quality design in development. The Council
will require that development:

a. respects local context and character;

b. preserves or enhances the historic environment and heritage assets in
accordance with Policy D2 Heritage;

C. Is sustainable in design and construction, incorporating best practice in
resource management and climate change mitigation and adaptation;,

d. is of sustainable and durable construction and adaptable to different activities
and land uses;

e. comprises details and materials that are of high quality and complement the
local character;

f. integrates well with the surrounding streets and open spaces, improving
movement through the site and wider area with direct, accessible and easily
recognisable routes and contributes positively to the street frontage;

g. is inclusive and accessible for all;

h. promotes health;

i. is secure and designed to minimise crime and antisocial behaviour;

J. responds to natural features and preserves gardens and other open space;
k. incorporates high quality landscape design (including public art, where
appropriate) and maximises opportunities for greening for example through
planting of trees and other soft landscaping,

I incorporates outdoor amenity space;

m. preserves strategic and local views;

n. for housing, provides a high standard of accommodation; and o. carefully
integrates building services equipment.

The Council will resist development of poor design that fails to take the
opportunities available for improving the character and quality of an area and
the way it functions.

Excellence in design
The Council expects excellence in architecture and design. We will seek to

ensure that the significant growth planned for under Policy G1 Delivery and
location of growth will be provided through high quality contextual design.

Policy D2 Heritage

The Council will preserve and, where appropriate, enhance Camden'’s rich and
diverse heritage assets and their settings, including conservation areas, listed
buildings, archaeological remains, scheduled ancient monuments and historic
parks and gardens and locally listed heritage assets.
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Designated heritage assets
Designed heritage assets include conservation areas and listed buildings.

The Council will not permit the loss of or substantial harm to a designated
heritage asset, including conservation areas and Listed Buildings, unless it can
be demonstrated that the substantial harm or loss is necessary to achieve
substantial public benefits that outweigh that harm or loss, or all of the following

apply:

a. the nature of the heritage asset prevents all reasonable uses of the site;

b. no viable use of the heritage asset itself can be found in the medium term
through appropriate marketing that will enable its conservation;

c¢. conservation by grant-funding or some form of charitable or public ownership
is demonstrably not possible; and

d. the harm or loss is outweighed by the benefit of bringing the site back into
use.

The Council will not permit development that results in harm that is less than
substantial to the significance of a designated heritage asset unless the public
benefits of the proposal convincingly outweigh that harm.

Conservation areas

Conservation areas are designated heritage assets and this section should be
read in conjunction with the section above headed ‘designated heritage assets".
In order to maintain the character of Camden'’s conservation areas, the Council
will take account of conservation area statements, appraisals and management
strategies when assessing applications within conservation areas. The Council
will:

e. require that development within conservation areas preserves or, where
possible, enhances the character or appearance of the area;

f. resist the total or substantial demolition of an unlisted building that makes a
positive contribution to the character or appearance of a conservation area;
g. resist development outside of a conservation area that causes harm to the
character or appearance of that conservation area, and

h. preserve trees and garden spaces which contribute to the character and
appearance of a conservation area or which provide a setting for Camden’s
architectural heritage.

Listed Buildings

Listed buildings are designated heritage assets and this section should be read
in conjunction with the section above headed ‘designated heritage assets’. To
preserve or enhance the borough’s listed buildings, the Council will:

i. resist the total or substantial demolition of a listed building;

J. resist proposals for a change of use or alterations and extensions to a listed
building where this would cause harm to the special architectural and historic
interest of the building; and

k. resist development that would cause harm to significance of a listed building
through an effect on its setting.

Archaeology

The Council will protect remains of archaeological importance by ensuring
acceptable measures are taken proportionate to the significance of the heritage
asset to preserve them and their setting, including physical preservation, where
appropriate.

Other heritage assets and non-designated heritage assets
The Council will seek to protect other heritage assets including nondesignated
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heritage assets (including those on and off the local list), Registered Parks and
Gardens and London Squares. The effect of a proposal on the significance of

a non-designated heritage asset will be weighed against the public benefits of
the proposal, balancing the scale of any harm or loss and the significance of the
heritage asset.

The Seven Dials Estate Conservation Area Statement was adopted in 1998.
This document is used in the assessment of planning applications for proposed
developments in the conservation area. The statement describes the character
of Earlham Street, Shelton Street and the Seven Dials Warehouse in 1998; this
does not reflect the current appearance of the building post its reconstruction
and restoration after the fire of 2000:

Shelton Street is dominated by the former Woodyard Brewery buildings
which line both sides of this narrow street. Evidence of the high level
linking iron bridges remain on some of the buildings. The historic
remains of ironwork form part of the distinctive industrial character

of this part of the Conservation Area. At the junction with Neal Street
and Earlham Street is the Seven Dials Warehouse, which has iron hoists
and hoist doors remaining. The building was converted to a mix of
uses following a GLC permission in 1974, however a recent fire has
destroyed much of the interior and proposals for it are expected (April
2000).

Earlham Street is predominately four storey with the scale and plot sizes
of the original Seven Dials although it was almost entirely rebuilt in the
1880s as part of the Woodyard Brewery. There is still evidence of the
high level cast iron bridges, which connected the brewery buildings
across the street. A few 18th and early 19th century terraced buildings
remain, in particular the section on the south side Nos.14-26. The
Cambridge Theatre, a 1930s building designed by Wimperis, Simpson
and Guthrie with interiors by Serge Chermayeff, forms a corner building
at Seven Dials. The simple classical design provides an interesting
contrast to the 18th and 19th century corner buildings whilst having
some affinity with warehouse buildings. The Art Deco design was

later echoed in Ibis House, designed by Terry Farrell, another corner
building at the junction of Monmouth Street and Mercer Street.
Between Shaftesbury Avenue and Seven Dials there are a number of
new shopfronts on the north side on buildings previously in office use
that have been converted successfully to retail and residential use. An
exception to the distinctive quality of Seven Dials is Earlham House, a
1970s development designed by Richard Seifert. It has a particularly
damaging impact at street level on Mercer Street at the entrance

to the basement car park. Between Seven Dials and Neal Street the
streetscape is notable for the reinstatement of original paving materials
plus Victorian gas lantern style streetlights and Seven Dials bollards as
the first stage of the Renaissance project. Between Seven Dials and
Shaftesbury Avenue a market, which has traded since at least the 19th
century, occupies one side of the street.

Views of the junction of Shelton Street, Earlham Street and Neal Street are also
described as a significant feature of the conservation area:

In an area of narrow streets open spaces provide unexpected and
important contrasts and an opportunity to view the townscape. The
most significant are; views towards and from Seven Dials, this included
the view west along Earlham Street that frames the distinctive, red
brick turreted corner of the Palace Theatre at Cambridge Circus and
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the view north along Mercer Street to the Post Office Tower. The views
towards the open space at the northern end of Neal Street, the open space
at the corner of Neal Street, Earlham Street and Shelton Street, views along
Shaftesbury Avenue towards Cambridge Circus and Princes Circus,
views into Neal's Yard.

In regards to matters of design, as well as proposals for roof extensions and roof
gardens, the conservation area audit states that:

DESIGN SD2

The Conservation Area has a long history of development which is
demonstrated in the variety of styles which are juxtaposed within

it. The last twenty years has seen the development of a successful
combination of refurbishment and modern design, reflecting the
dynamic changing character of the area, located in a unique historic
context. Appropriate design for the Conservation Area can reflect
both the historic and the modern context and both traditional and
contemporary materials may be appropriate.

ROOF EXTENSIONS SD25

Planning permission is required for alterations to the roof, at the
front, rear and side, within the Conservation Area. There are limited
opportunities for roof extensions as alterations to the roofscape
could adversely affect the character of the Conservation Area. The
following principles will apply: a. The retention or reinstatement of
any architecturally interesting features and characteristic decorative
elements such as parapets, cornices and chimney stacks and pots
will be encouraged. b. Roof extensions should be drained to the

rear of the building; no rainwater pipes will normally be allowed on

the street elevation. c. All external works should be carried out in
materials that match as closely as possible in colour, texture and type
those of the original building or are common in the area. d. Where the
property forms part of a proper terrace which remains largely, but
not necessarily, completely unimpaired, an extension is likely to be
unacceptable.

ROOF GARDENS SD26

The formation of roof gardens can be an opportunity for external
space. Due to the dense character of the area, the provision of

roof gardens with extensive planting can provide visual amenity to
neighbouring properties. However care should be given to locating
gardens so that they do not have a detrimental impact on the

street scene or on the architectural quality of the building. They

can be successfully concealed, for example behind parapet walls.
Consideration should be given to overlooking and the impact on long
views in particular. Roof Seven Dials - (Covent Garden) 29 gardens
should not be located on mansard roofs. Window boxes above shop
fronts were a 19th century feature in the area and are an additional way
of providing a greener environment in an appropriate way.
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Appendix Il - Statutory List Description

Seven Dials Warehouse
27-33 Shelton Street
42-54 Earlham Street

Grade: Il
Date First Listed: 25 July 2002
List Entry Number: 1061403

List Entry:

Former Brewery Building. 27-33 Shelton Street and 42-54 Earlham Street.
Mid-19th century, designer unknown. Yellow stock brick with granite
dressings; roof not visible.

Occupying a narrow wedge-shaped site, narrowing to the east, this former
brewery building comprises a five-storey structure with a granite plinth, a
granite impost band, a brick cornice and parapet.

EXTERIOR:

The narrow three-window wide east front has a large central opening with
a pedimented door surround, retaining a gas lamp bracket to the centre.
The longer side elevations have a mixture of window openings, generally
with sash windows, some of which have been enlarged in recent times, but
which retain their brick arches. The south elevation retains a loading bay
with a crane hoist. Large granite-lined door surrounds are found on each
side elevation too, as well as smaller openings.

INTERIOR:

Inspected in part; the basement, currently the Belgo Restaurant, retains its
cast iron columns, jack-arched roof and barrel-vaulted cellars to the east,
with a stone-paved floor. Other cast iron columns remain in situ within the
retail space at upper levels.

HISTORY:

This block formed part of the former Combe's Brewery, the origins of which
go back to the early 18th century. It expanded in the mid-19th century,
becoming the 4th largest London brewery by the 1880s; it amalgamated
with Watney's in 1898, and was vacated by them in 1905. According

to the 1888 Goad Insurance Plan, this building was the cooling and
fermenting section of the brewery, and was linked at its upper levels with
bridges connecting this block with its neighbours to the north and south.
Discussions for constructing such bridges were commenced in 1861,
which is a probable terminus ante quem for the building’s construction.
The building had various post-1905 uses: the largest of which was as

a stationers' warehouse. Despite considerable lesser alterations, the
building retains its pronounced industrial character, and as such is an
unusual survival in inner central London. It also possesses strong group
value with already listed brewery buildings to the south, over the boundary
in the City of Westminster.

SOURCES:

Watney Combe Reid archives, Westminster City Archive;

Goad Insurance Plan;

Alfred Barnard, 'The Noted Breweries of Great Britain and Ireland’ (1889)
vol. |, 274 ff.; Hurford Janes, 'The Red Barrell. A History of Watney Mann’
(1963).
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1682 ‘London Actually Survey'd’ by William Morgan (LMA)

John Rocque’s Survey of London, 1747 (LMA)

Horwood, Survey of London 1792 (LMA)

Horwood, Survey of London, 1813 (LMA)

The original warehouse shown in a print of Five Dials Square Neal
Street, 1830 (CLA)

Langley Street looking north showing the re-built Seven Dials
Warehouse in the distance, c.1875 (Collage)

Goad's Fire Insurance Map, 1888 (LMA)

Engraving of the Seven Dials Warehouse in 1888, taken from Alfred
Barnard, The Noted Breweries of Great Britain and Ireland, Volume 1
(1889)

Block plan showing disposal of the Combe & Co Brewery (WCA)
Ground floor plan showing the 1907 conversion of the Seven Dials
Warehouse (CLA)

First floor plan showing the 1907 conversion of the Seven Dials
Warehouse (CLA)

Third floor plan showing the 1907 conversion of the Seven Dials
Warehouse (CLA)

Fourth floor plan showing the 1907 conversion of the Seven Dials
Warehouse (CLA)

Fifth floor plan showing the 1907 conversion of the Seven Dials
Warehouse (CLA)

Roof plan of the 1907 conversion of the Seven Dials Warehouse (CLA)
Photograph of the corner elevation of the Seven Dials Warehouse,
1975 (Collage)

Photograph of the Earlham Street elevation of the Seven Dials
Warehouse, 1975 (Collage)

Photograph of Langley Street with the Seven Dials Warehouse seen in
the distance, 1976 (Collage)

Ground floor plan of the Seven Dials Warehouse showing alterations
undertakenin 1979 (CLA)

First floor plan of the Seven Dials Warehouse showing alterations
undertaken in 1979 (CLA)

Third floor plan of the Seven Dials Warehouse showing alterations
undertaken in 1979 (CLA)

Fourth floor plan of the Seven Dials Warehouse showing alterations
undertakenin 1979 (CLA)

Fifth floor plan of the Seven Dials Warehouse showing alterations
undertakenin 1979 (CLA)

Photograph showing the damage to the Seven Dials Warehouse,
€.2000 (AKT 1)

Ground floor plan showing the 2001 rebuilding works following the fire
of September 1999 (CLA)

First floor plan showing the 2001 rebuilding works following the fire of
September 1999 (CLA)

Second floor plan showing the 2001 rebuilding works following the fire
of September 1999 (CLA)

Third floor plan showing the 2001 rebuilding works following the fire of
September 1999 (CLA)

Fourth floor plan showing the 2001 rebuilding works following the fire
of September 1999 (CLA)
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15f.

150.

15h.

16.

17.

18.

19.

Fifth floor plan showing the 2001 rebuilding works following the fire of
September 1999 (CLA)

Roof plan showing the 2001 rebuilding works following the fire of
September 1999 (CLA)

Aerial view of the rebuilt roof of the Seven Dials Warehouse, 2001 (CLA)
Approved design of the replacement double glazed windows in the
Seven Dials Warehouse, 2001 (Camden Online Planning Records).
Modern metal glazed door in the entrance to the Seven Dials Club at
42 Earlham Street, which is to the left of the photograph, 2018 (DIA)
Front elevation of the Seven Dials Warehouse facing onto Five Dials
Square 2016 (DIA)

Side elevation of the Seven Dials Warehouse facing onto Shelton
Street, 2016 (DIA)
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