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Dear Sir/Madam


DECISION

Planning (Listed Building and Conservation Areas) Act 1990

Listed Building Consent Granted
Address: 

4-6

Bedford Place

London

Camden

WC1B 5JD
Proposal:

Strengthen the floor structure at ground and first floor ceiling level, to ensure the building is fire safe for its existing use as a hotel. 

	Drawing Nos: Site location plan; Design and Access Statement; Heritage Statement; Fire Statement; Fire Saferty Letter; Drawings Numbered: 1890 A-000-000; 1890 A-025-100; 1890 A-025-101; 1890 A-025-102; 1890 A-025-120; 1890 A-025-121; 1890 A-025A-100; 1890 A-025A-101; 1890 A-025A-102; 1890 A-025A-121; 1890 A-025A-120; BPL-HYD-XX-XX-SK-S-230802; 1890 SK-11; 1890 SK-12; 1890 SK-13; 1890 SK-14


The Council has considered your application and decided to grant Listed Building Consent subject to the following condition(s):

Conditions And Reasons:

	1
	The works hereby permitted shall be begun not later than the end of three years from the date of this consent. 

Reason: In order to comply with the provisions of Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990.



	2
	All new work and work of making good shall be carried out to match the existing adjacent work as closely as possible in materials and detailed execution. 

Reason: In order to safeguard the special architectural and historic interest of the building in accordance with the requirements of policy D2 of the Camden Local Plan 2017.



	3
	All nineteenth century cornices to remain in place during the works unless damaged beyond repair, where an mould will be taken for a like-for-like replacement of the damaged section only.

Reason: To safeguard the architectural and historic significance of the heritage asset. 



	4
	All nineteenth-century floorboards to be retained on site and reinstated as floorboards in the rooms from which they were removed at the conclusion of the relevant part of the works. 

Reason: To safeguard the architectural and historic significance of the heritage asset.




Informative(s):

	1 
	Site and Significance

The site comprises 3 early C19th terraced houses all listed at GII and laterally connected in the C20th for hotel/boarding house use. The site is within the Bloomsbury Conservation Area. The significance of the site includes its architectural design and materials, planform, evidential value as early C19th terraced houses and its positive townscape contribution. 

The ground and first floors (and circulation spaces) retain their historic proportions. At second and third floor levels suspended ceilings have already been created (under consent) in 1978. 

Proposals

The works seek to strengthen the floor structure at ground and first floor ceiling level, to ensure the building is fire safe for its existing use as a hotel.

At pre-application stage several options were submitted for consideration. 

One of the main causes of the current fire-risk issue is understood to be the surprisingly few number of historic timbers supporting the floors above ground level. 

Option 1 relates to works of reinforcement to the floor in conjunction with Option 2 which is a corofil slab between joists. The advantages of this approach is that the works are chiefly contained within the floor void and result in a minimal impact on the historic proportions of the rooms and spaces affected. The disadvantages are the alteration of existing historic timbers within the floor voids. 

Options 3 and 4 relate to the creation of a fire-rated suspended ceiling (and various designs and options within that general approach). The Council considered that all feasible options for suspended ceilings have been explored, but that even the least harmful option still results in an alteration to the proportions of the rooms and spaces affected (and the concealing of the historic cornice). 

Impact of Proposals on Significance 

The proposal now brought forward is for the strengthening of the floors and associated fire-rating works within the floor voids. In areas of existing lawful suspended ceilings these will be replaced with fire-rated suspended ceilings. 

These works directly address the cause of the issue (the lack of strength in the existing floor) and therefore the harm is directly related to the need for the harm. While the fabric of the building is certainly of significance, the fabric within the floor structure is concealed from view and the harm to significance (as far as general public experience of the building goes) would be lesser than the creation of a suspended ceiling. There are parts of the building (at second and third floor) where suspended ceilings already exist. They were installed in 1978 with listed building consent. The replacement of existing suspended ceilings with fire-rated suspended ceilings would be acceptable in these locations as the impact on significance would be neutral. Where suspended ceilings are to be replaced the impact on fabric is neutral and the impact on appearance is beneficial in the sense that modern cornices of inappropriate design will be removed although given there would still be suspended ceilings it is considered the overall impact is essentially neutral. 

The works are therefore considered to be the option which causes the least harm to the significance of the listed building. There is public benefit to the proposals in the sense of allowing the building to safely operate in its lawful use as a hotel.



	2 
	You are advised that any works of alterations or upgrading not included on the approved drawings which are required to satisfy Building Regulations or Fire Certification may require a further application for listed building consent.



	3 
	There will be some harm to historic fabric but there would be less harm to architectural and historic character (as experienced on a daily basis) than under all other options. The low degree of less than substantial harm caused is therefore outweighed by the public benefit. 

Areas of historic cornices are proposed to be stripped of layers of paint, which is welcomed. Should any areas of historic cornice be found to be decayed beyond repair then replication by use of moulds would be accepted for such sections. 

The floor coverings are a mixture of C20th boards and what appear to be C19th boards. All C19th boards will need to be re-used in the rooms where they are located, but there is no requirement to re-use C20th boards and these can be either re-used or replaced with new pine boards. 

The site's planning history has been taken into account when making this decision

Special regard has been attached to the desirability of preserving the listed building and its features of special architectural or historic interest, under s.16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended by the Enterprise and Regulatory Reform Act (ERR) 2013. 

As such, the proposal is in general accordance with policies D1 and D2 of the Camden Local Plan 2017. The proposed development also accords with the London Plan 2016 and the National Planning Policy Framework.




In dealing with the application, the Council has sought to work with the applicant in a positive and proactive way in accordance with paragraph 38 of the National Planning Policy Framework 2021.

You can find advice about your rights of appeal at:

http://www.planningportal.gov.uk/planning/appeals/guidance/guidancecontent
Yours faithfully
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Daniel Pope

Chief Planning Officer
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