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ANALYSIS INFORMATION

	Land Use Details:

	
	Use Class
	Use Description
	Floorspace 

	Existing
	D1 Non-Residential Institution
	800m²

	Proposed
	D1 Non-Residential Institution
	3,266m²


	Parking Details:

	
	Parking Spaces (General)
	Parking Spaces (Disabled)

	Existing
	26
	00

	Proposed
	13
	03


OFFICERS’ REPORT   

Reason for Referral to Committee: This application is being reported to the sub-committee under 3(i) the addition of over 1000m2 of non residential floorspace, 3(iv) substantial demolition within a conservation area and 3(v) the signing of a legal agreement.
1. SITE

1.1. The proposal site is located on the Royal National Throat, Nose and Ear Hospital site which fills the area bounded by Gray’s Inn Road, Swinton Street, Wicklow Street and a cutting for London Underground. The existing main buildings on site were built over a long period of time and from a variety of materials of which brick dominates. The Nuffield building, which adjoins to the south of the site was built in the 1980’s and is faced with buff bricks and red brick banding. The building has 5 storeys with a mansard type profile. The Wicklow Street building, which adjoins to the west was originally constructed as a nurses home in the 1930’s and the building reflects this domestic scale
1.2. It is within the King’s Cross and St Pancras Conservation Area. There are two listed buildings to the north of the hospital site but these are sufficiently far away and hidden from the application site behind relatively tall buildings.
2. THE PROPOSAL

Original 

2.1
Erection of new hospital treatment centre on four floors, involving the demolition of existing freestanding buildings, stores and workshops, and including the installation of rooftop plant.
Revisions

2.2
The proposed parking arrangements and drop off zone were altered in line with recommendations from Transport Planning. Cycle parking was also incorporated into the scheme. 

3.
RELEVANT HISTORY

3.1 2004/0846/P - The erection of a new link block, enlargement of the existing lift and the provision of fire escape granted planning permission on 29th April 2004. 
4.
CONSULTATIONS
Conservation Area Advisory Committee

4.1
Kings Cross CAAC comment on the application; “The drawings do not give much idea of what the building will look like and how it relates to its immediate surroundings. Given that this is a substantial new development further drawings should be submitted. At present this poor set of drawings does not allow any meaningful comment.”





Adjoining Occupiers
	
	Original
	R1

	Number of Letters Sent
	160
	00

	Number of Responses Received
	01
	00

	Number in Support
	01
	00

	Number of Objections
	00
	00


4.2 
One response form registering support for the application was received from a local resident.

5.
POLICIES

Camden Unitary Development Plan 2000

5.1
SRE1 Sustainable development – Complies subject to condition
RE1 Environmental quality and regeneration - Complies
RE2 Residential amenity and environment - Complies
RE3 Access for all - Complies
RE5 Mixed use development - Complies
RE6 Planning obligations – Complies
SEN1 Improve physical environment - Complies subject to condition
EN1 General environmental protection and improvement - Complies
EN6 Disturbance from plant and machinery – Complies subject to condition
EN7 Noise and disturbance during construction activity – Complies (Informative)
EN10 Contaminated land – Complies subject to condition
EN12 Use of resources - Complies subject to condition
EN13 Design of new development - Complies
EN14 Setting of new development – Complies
EN15 Landscaping – Complies subject to condition
EN18 Design of infill developments - Complies
EN19 Amenity for occupiers and neighbours - Complies
EN20 Community safety - Complies
EN31 Character and appearance of conservation areas - Complies
EN32 Demolition of unlisted buildings in conservation areas – Complies
EN35 Trees in Conservation areas – Complies subject to condition
EN43 Strategic views - Complies
EN44 Viewing corridor - Complies
EN45 Wider setting of strategic views - Complies
TR12 Private non-residential parking - Complies
TR22 Cycling – Complies subject to condition
SC1 Retention and provision of Class D1 uses - Complies
SC2 Location of social and community uses - Complies
SC3 Non residential health care - Complies
SC4 Proposals for non residential health care - Complies
CL3 Assessment of applications in the Central London Area - Complies
DS6 Noise and vibration standards – Complies subject to condition
DS9 Servicing standards – Complies subject to S106
DS10 Cycle parking standards – Complies subject to condition


Other Relevant Planning Policies

5.2
King’s Cross Conservation Area Statement – Sub Area 4. It is noted that the existing buildings detract from the Conservation Area.

Supplementary Planning Guidance

5.3
3.8 Demolition, 3.9 Planning Obligations, 4.8 Plant and Machinery, 5 Vehicles and Pedestrians

6.
ASSESSMENT

6.1 The principal considerations material to the determination of this application for a new Treatment Centre are summarised as follows:

· Background

· New Treatment Centre (D1 Class Use)

· Demolition

· Design

· Materials

· Cycle and car parking provision

· Servicing

· Visual amenity

· Plant

6.2 Background:
The Treatment Centre will be a dedicated unit offering safe, fast pre booked day and short stay surgery and diagnostic procedures for a range of throat, nose and ear conditions. The unit will help to relieve pressure on hospital beds and wards by separating planned surgery from emergency surgery.

6.3 New Treatment Centre (D1 Class Use):
The development of new social and community uses is welcomed by the Unitary Development Plan (UDP), especially in areas where there are deficiencies in the availability of land/buildings for these uses. This development supports the existing use and provides a much needed facility. It is recognised that the uplift of the development exceeds 500m2 so policy RE5 regarding mixed use applies to this application. This policy encourages the provision of a mix of uses within a development including a contribution to the supply of housing. However, given the specialised use involved in this proposal, it is considered that housing would not be compatible with the primary use and it would not be appropriate to require housing provision in this instance. 

6.4 Demolition:
As part of the application it is proposed to demolish the existing workshop and stores buildings that are on the site. The extent of the demolition comprises of 3 separate buildings which are single storey and two storey in character. These buildings are utilitarian, were built on an ad hoc basis and have no special merit, serving neither to preserve nor enhance the conservation area. In principle the demolition of these buildings is acceptable. Therefore conservation area consent should be granted as long as there is an acceptable replacement scheme. The site is identified by the Kings Cross Conservation Area Statement as detracting from the conservation area. It appears as a gap in an otherwise consistent street frontage and fails to preserve the sense of scale experienced elsewhere on Wicklow Street. The redevelopment of the site is therefore welcomed.

6.5 Design:
The proposed building will be four storeys high plus roof plant and will remain below the Nuffield Building to the south. The floor levels will run through the Wicklow Building at lower ground and ground floor level, with higher floor to ceiling heights above this to accommodate the clinical demands of the upper levels of the building. The hospital site slopes down from the Gray’s Inn Road main entrance, which is a storey lower than the main entrance

6.6 In terms of building height, it is considered that the proposal does not noticeably deviate from the ‘benchmark’ height set by the existing cluster of hospital buildings, immediately adjacent to the proposal i.e. Nuffield Hearing & Speech Centre and Audiology Centre to the south and Wicklow Building (nurses’ home) to the west. The roof top plant will be set back from the front line of the building to minimise it’s visual impact from street level.  In terms of respecting the rhythm of the street, as established through fenestration patterns and floor levels of existing buildings, the floor levels of the proposal, will match the Wicklow Building (nurses’ home immediately to the west), at lower and ground floor levels. It will however have slightly higher floor to ceiling heights above ground floor level to accommodate the clinical demands of the upper levels of the building. Overall, the building generally reflects the existing scale and proportion of the area and relates well to its immediate neighbours. The scheme s characterised by simple, clean lines and contemporary detailing, complementing rather than competing with, the surrounding, traditional development. It is considered that the scheme is a positive response to the redevelopment potential of this site and is deemed to be of benefit to the character and appearance of the conservation area. 
6.7 Materials:
In terms of the proposed materials the parapet wall to the roof plant area is formed in metal panels at a level below the roof of the adjoining Wicklow Building.  The roof top plant will be clad in raised seam metal roofing to reflect the higher Nuffield building to the South.  The building itself will be faced in stock and engineering brickwork at lower ground level to reflect the adjoining Wicklow Street building and the single storey brick building across the street. At upper levels, the building becomes lighter in terms of proposed materials with timber panels and aluminium framed opaque and glazed screens to the staircases and public areas. The existing brickwork wall to the east of the site will be retained and amended to suit the proposed layout and strengthened to hang the new steel gate, replacing the existing 2 sets of double metal panel gates. It is considered that the proposed palette of materials is suitably respectful of the existing, surrounding building stock. However, all external facing materials will be conditioned to ensure that they are of a sufficiently high quality. In addition it will be required that a sample materials board is erected on site for inspection.

6.8 Car and cycle parking provision:
The proposed development is of a relatively small scale when considered in terms of the existing hospital site. Consequently, it is considered that the transport impact in terms of additional journeys generated will be negligible. There will be a total of 13 car parking spaces available for the entire hospital. 3 of these spaces will be designated for disabled users which is an improvement on the current situation, which does not make any provision for disabled visitors or staff.  Given the central location of the hospital and as the area is easily accessible via non car modes of transport options available, the proposed car parking arrangements are considered to be acceptable.

6.9 A drop off/pick up area adjacent to the buildings entrance will be provided so that those arriving/departing by motorised vehicles can do so safely without endangering pedestrians or causing a queue of traffic. The proposed works are a necessary part of the development and therefore the cost of carrying out the highway works will be secured by a Legal Agreement. 

6.10 Council policy requires that developers provide adequate facilities for bicycles. In relation to the size of this development, a minimum of 7 cycle parking spaces are required. The submitted plan shows the provision of 9 cycle spaces within the car park area which satisfies policy. A condition will be attached to any permission given to ensure that these facilities are provided prior to first occupation.

6.11 Servicing:
Service vehicles for the new clinic will access the site via the existing service area which has access onto Swinton Street. The Treatment Centre is not expected to generate many additional trips. Thus, as it is not envisaged that the new development will place the existing arrangement under undue pressure, the proposal is seen to satisfy UDP policy and is considered to be acceptable.

6.12 Visual Amenity:
There are no residential buildings directly abounding the site. The nearest existing residential sites are located at 328 Gray's Inn Road and 37 Britannia Street. Both these properties are over 20m from the site and separated from it by existing buildings. Consequently any impact in terms of visual amenity will be extremely limited. The buildings directly next to the site are also within the ownership of the Royal Free Hampstead NHS Trust. The relationship of the buildings is such that the proposed building will not harm their existing outlook. It is therefore considered that the application is acceptable in visual amenity terms.

6.13 Plant:
Plant serving the building is to be placed in a rooftop plant room. The majority of the plant will operate 24 hours a day. In terms of nearby noise sensitive properties, there are a number of blocks of residential flats fronting onto Wicklow Street to the north east of the site, there are properties to the east of the site beyond the railway cutting. The main other area of residential properties lies to the south and south east of the site, in the form of various properties which front onto Swinton Street. A Noise Survey Report was undertaken measuring the existing background noise levels in the area. It concluded that plant could be installed on the proposed building without having a detrimental impact on residential amenity. Standard conditions will be applied to any permission given to ensure that this is the case.

6.14 The application also includes a standby emergency electricity generator which may be located in either the rooftop plant area or in the car park at ground floor level. The generator will be for emergency use only, and such plant is typically designed to less stringent criteria reflecting their occasional use. Depending upon the final location of the generator a suitable noise limit will have to be discussed and agreed with the Local Planning Authority. A condition will be placed on any approval given to ensure that details of the generators location and associated acoustic information are submitted and approved prior to the installation of the generator.

7.
CONCLUSION

7.1
The proposed new Hospital Treatment Centre is well sited within the existing hospital complex and complements the existing use. The site has been identified as a gap site that detracts from the Conservation Area. The development of this site is therefore welcomed. The design and form of the proposed building complements the surrounding buildings and consequently it is seen to be a positive addition to the Conservation Area. The building relates well to the existing environment so there are no issues regarding loss of outlook, privacy or light. The scheme does result in a loss of parking provision but this is considered as acceptable as it is well placed for public transport. Alterations to the highway are proposed to provide a pick up zone, this has been considered by transport engineers and regarded to be acceptable. A financial contribution to fund the works will be secured through a legal agreement as will a Green Travel Plan. Consequently the proposed development is considered to meet policy requirements and is thus recommended for approval subject to conditions and a legal agreement.

8. LEGAL COMMENTS

8.1
Members are referred to the note from the Legal Division at the start of the Agenda.
9.  LEGAL AGREEMENT

9.1
1) Highways works to the sum of  £171,324.26
2) Green Travel Plan
