[image: image1.png]Quod




[image: image2.png]Quod « 33 Cavendish Square London W1G OPW « 020 7182 4014 « www.quodplanning.com





	70-72 Guilford Street 
Planning Statement
19 December 2011
Our Ref: Q20272



Contents
41
Introduction


72
Context


7a)
Background to the Project


9b)
Site Context


10c)
Policy Context


213
Proposed Development


254
Planning Analysis


25a)
Mix of Uses


29b)
Listed Building Adaptation


31c)
Residential Amenity


35d)
Environmental Responsibility


37e)
Inclusive Design


37f)
Planning Agreement


415
PPS5 Heritage Issues


41a)
Architectural and Historical Interest of the Building


43b)
Principles of and Justification for the Proposed Works


45c)
Impact of the Proposal on the Special Interest of the Building


476
Conclusions


47a)
Context to the Proposed Development


48b)
Summary of the Proposed Development


50c)
Summary of the Benefits of the Proposed Development


53Appendix 1: Planning POLICY background


70Appendix 2: Appeal Decision, 9 June 2011, 70-72 guilford street


71Appendix 3: section 106 agreement, 16 march 2011, 70-72 guilford street


73Appendix 4: Notes of pre-application meeting, 4 November 2011, 70-72 guilford street




List of Tables

Table 1: Schedule of Floorspace for 70-72 Guilford Street
Table 2: Planning History for 70-72 Guilford Street
Table 3: Summary of Accommodation in 70 Guilford Street
Table 4: Space Standards in 70 Guilford Street

1 Introduction
1. This planning statement has been prepared by Quod on behalf of Smart Space (UK) Limited (Smart Space) in support of a full planning application and application for listed building consent for the retention of backpackers’ accommodation in 71 and 72 Guilford Street and the change of use of 70 Guilford Street to eight residential apartments.
2. This planning statement has been prepared to communicate the planning rationale for the proposals and to set out how the development meets national, London and local planning policies.
3. The proposed development at 70-72 Guilford Street will bring benefits to the Guilford Street area and Camden, including:
· Retention of a backpackers’ hostel providing low-cost accommodation for visitors to London, primarily young people. The previous use of the building as a nurses’ hostel lends itself well to the backpacker use, and the bespoke design of the combined bunk bed and storage units have minimal impact to the fabric of the listed building.
· Provision of eight residential apartments, of a variety of sizes, in a central location. These flats meet the Camden space standards, whilst being compactly sized, enabling the provision of affordable private units to the market.
· The reinstatement of the doorway to 72 Guilford Street, which is included as part of the proposals, will help to restore the integrity of the terrace’s historic façade.

· The improvement in the environmental credentials of the three properties, for example, the incorporation of bicycle parking and dedicated recycling storage, will help to reduce the carbon emissions and resource use associated with the buildings. A range of sustainability measures have been committed to in the creation of the residential units.
· The continued involvement of Smart Space in the property will be secured. To date, Smart Space has invested £1million in restoration works on the property which has re-established the structural integrity of the building. 
4. This statement gives further details of these benefits and sets out how the proposals have been developed to respond to national, regional and local planning policies. 

5. The statement is structured in five sections. After this introduction, section two sets out the context of the application and section three describes the proposed development. The planning analysis is set out in section four and the report is concluded in section five. Extracts of relevant planning policies are reproduced in Appendix 1.

6. A number of additional documents will be submitted in support of this application, and are referred to in this statement. These are:
· Application plans, incorporating listed building plans (produced by STS Structural Engineering)

· Schedule of Works (produced by STS Structural Engineering)

· Design and Access Statement (incorporating Lifetime Homes Statement and Sustainability and Energy Statement) (produced by STS Structural Engineering)
· Transport Statement (produced by Roland Bilsland Traffic Planning)

· Noise Assessment (produced by Stinton Jones Consulting Engineers)

2 Context

a) Background to the Project

Previous Use

7. The property is part of a terrace of Georgian houses built approximately between 1793 and 1799 by James Burton. 
8. The block of properties comprising 66-82 Guilford Street and 11-23 (odd numbers) Colonnade has been owned by University College London Hospital and, subsequently, Great Ormond Street Hospital who used the building for nurses’ accommodation and offices.  The accommodation is on five floors, namely, lower ground, ground, first, second and third. The upper floors were previously in use as staff accommodation, comprising 53% of the floorspace. The ground and lower ground floor were used as office and ancillary space, amounting to 47% of the floorspace.  70-72 Guilford Street are horizontally linked, and so the accommodation at each level runs across the three properties.
9. 70, 71 and 72 Guilford Street were Grade II listed in 1974.
10. The property was vacant for a number of years up to 2007.  At this point, Great Ormond Street Hospital entered into long-term agreements for other organisations to manage its staff accommodation on its behalf. Great Ormond Street Hospital has developed new purpose-built accommodation for its staff elsewhere in Camden. In addition, nurses now study as undergraduates and occupy student accommodation rather than being employed by hospital trusts and occupying specialist housing.
Smart Space 

11. Smart Space was established to cater for the needs of youth travellers in London. The property at 70-72 Guilford Street was purchased by Smart Space in January 2008. At this stage, the building was in an extremely poor state of repair, with the damage including a leaking roof with gaping holes, failing roof joists, failing floor joists, rising damp and flooding in large parts of the basement. 
12. Following consultation with listed building, planning enforcement and building control officers, listed building consent was granted in June 2008 (ref. 2008/0949/L) for works of repair and structural strengthening and £1m was spent on restoration works to the property. 
13. The hostel commenced trading in December 2008 with 298 bedspaces.
14. Approximately six months later, a planning enforcement officer visited the site with an environmental health officer. The concerns of the environmental health officer regarding disturbance on the street were discussed and subsequently resolved. However, the enforcement officer said that the change of use would require planning permission. 
15. The subsequent retention of change of use planning application was refused planning permission in April 2010 and the council proceeded with enforcement action. 

16. Smart Space then made two further planning applications for the retention of the change of use which were refused in June and August 2010. Due to an error in the grounds of the enforcement notice, the notice was withdrawn and reissued in September 2010.
17. The applicants appealed this enforcement notice, and an inquiry was subsequently held in March 2011.

18. The Inspector, in his report of June 2011 (see Appendix 2) 
, dismissed the appeals and upheld the enforcement notice. However, he varied the period of compliance with the enforcement notice to 18 months. This was to allow sufficient time to draw up a mixed use scheme with permanent residential accommodation and seek planning permission and listed building consent for the proposals. The Inspector also determined that there was no persuasive reason why the backpacker use should be suspended in the interim, and allowed it to be continued to cover short stay accommodation requirements during the Olympic Games 2012 (paragraph 28, Appendix 2). 
19. This application for the retention of backpacker accommodation in 71 and 72 Guilford Street and the change of use of 70 Guilford Street to eight residential apartments has been made in light of the formal decision of the planning inspector and in response to the detailed policy points set out in his report. Further information on this is set out in Section 4 of this report.
b) Site Context

20. Guilford Street runs approximately east to west, from Russell Square (A4200) in the west to Grays Inn Road (A5200) in the east. Colonnade, a mews street, is situated to the rear of the property. 
21. Russell Square is a traditional London square which is open to the public. The western end of Guilford Street is dominated by the Hotel Russell (a large, distinctively-clad nine-storey building built in 1898) and the Hotel President. Guilford Street itself is tree-lined, and is one-way (westwards) at its western end. The northern half of the street is largely lined with Georgian terraced properties, whereas the southern half has a mix of historic and more modern buildings, some low rise, and some are up to 13 stories (such as the 1978 Institute of Neurology).
22. The application site is situated on the northern side of Guilford Street, opposite Guilford Court and Queen Court and at the western (Russell Square) end of the Street. Great Ormond Street Hospital’s Central London Site is on the south side of the street to the east. 
23. The site benefits from excellent public transport accessibility, and has the highest rating of public transport accessibility level at 6b. The nearest tube station is Russell Square, which is 200 metres (three minute’s walk) away via Herbrand Street and Bernard Street. Numerous bus routes serve the streets surrounding Russell Square and Grays Inn Road.
24. There are many convenience retail facilities in the surrounding area, particularly on Bernard Street, with a wider range of retail and leisure facilities provided in the Brunswick Centre, also located off Bernard Street.
25. The nearest open space is Russell Square, located 150metres (two minute’s walk) away. It is one of the largest local spaces in the area and contains many mature trees, grassed areas, a central interactive fountain and a café.
26. The site is within Bloomsbury Conservation Area. Specifically, it is within sub-area 11 which covers Queen Square and Red Lion Square.
27. The property is part of a terrace of houses built approximately between 1793 and 1799 by James Burton. 66 to 76 were originally conceived as a palace-style façade and would have been symmetrical in their original form. 70, 71 and 72 Guilford Street form the centrepeice of the terrace and have giant half Doric columns at first and second floor level. 73 and 74 Guilford Street were damaged during the war. Number 74 was rebuilt, and 73 is currently being rebuilt. The property was originally conceived to close the vista from Queen Square.
28. A schedule of existing floorspace within the three properties is set out in Table 1 below.
	Table 1: Schedule of Floorspace for 70-72 Guilford Street

	
	70 (sqm)
	71 (sqm)
	72 (sqm)
	Total
 (sqm)

	Third floor
	94
	116
	99
	309

	Second floor
	110
	120
	98
	328

	First floor
	108
	117
	95
	320

	Ground floor
	115
	139
	171
	425

	Lower ground floor
	150
	126
	163
	439

	Total
	577
	618
	626
	1821


c) Policy Context

Development Plan

29. National planning policy statements (PPS) that are particularly relevant to this application include:
· Planning Policy Statement 1: Delivering Sustainable Development (2005)
· Planning Policy Statement 3: Housing (2011)
· Planning Policy Statement 5: Planning and the Historic Environment (2010)
30. The draft National Planning Policy Framework was published for consultation in July 2011. It is a consultation document and, therefore, subject to potential amendment, nevertheless, it is capable of being a material consideration in the consideration of planning applications.
31. Policies from the Mayor of London’s London Plan (adopted July 2011), the spatial development strategy for Greater London, which are relevant to this application are:

· Policy 2.10 Central Activities Zone (CAZ) – strategic priorities, which states that boroughs should sustain and enhance the heritage of the CAZ, recognising its distinctive buildings;
· Policy 3.4 Optimising housing potential, which states that development should optimise housing output for different types of location within the relevant density range set out in the London Plan;
· Policy 3.5 Quality and design of housing developments, which states that new housing developments should generally confirm to borough space standards, be well-designed, have adequately sized rooms and convenient and efficient room layouts;
· Policy 3.8 Housing choice, which states that boroughs should ensure that new developments offer a range of housing choices, in terms of the mix of housing sizes and types, provision of affordable family housing is addressed as a strategic priority and all new housing is built to the lifetime homes standard;
· Policy 3.14 Existing housing which states that the loss of housing (including hostels, staff accommodation and shared accommodation) should be resisted unless it is replaced at existing or higher densities with at least equivalent floorspace (or, in the case of hared accommodation, it is satisfactorily reprovided to an equivalent or better standard). The principle of bringing properties back into use, particularly those which are listed buildings;
· Policy 4.5 London’s visitor infrastructure, which states that LDFs should: promote and facilitate development of a range of visitor accommodation, including self-catering accommodation and youth hostels;
· Policy 5.3 Sustainable design and construction, which states that development proposals should demonstrate that sustainable design standards are integral to the proposal, including its construction and operation;
· Policy 5.5 Water use and supplies, which states that development should minimise the use of mains water;
· Policy 6.9 Cycling, which states that developments should provide secure, integrated and accessible bicycle parking facilities in line with the minimum standards;
· Policy 7.2 An inclusive environment, which states that design and access statements should explain how the principles of inclusive design have been integrated into the development proposals;
· Policy 7.8 Heritage assets and archaeology, which states that development should identify, value, conserve, restore and re-use heritage assets, where appropriate; and 
· Policy 7.9 Heritage-led regeneration, which states that 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.
32. Taken together, the London Plan and Camden’s Local Development Framework form the development plan for the purposes of determining the planning application. 
33. The Camden Core Strategy 2010 – 2025 was adopted in November 2010 and sets out the key elements of, and policies for, the council’s planning vision and strategy for the borough. The Camden Development Policies Development Plan Document (DPD), also adopted in November 2010, sets out detailed planning policies that the council will use when determining applications for planning permission in the borough.
34. Relevant policies from the Camden Core Strategy include:

· CS1 Distribution of growth, which states that the council will promote the most efficient use of land and buildings in Camden;
· CS3 Other highly accessible areas, which states that the council will promote appropriate development, including homes, in the highly accessible areas of Central London;
· CS5 Managing the impact of growth and development, which states that the council will protect the amenity of Camden’s residents and those working in and visiting the borough;
· CS6 Providing quality homes, which states that the council will aim to make full use of Camden’s capacity for housing;
· CS8 Promoting a successful and inclusive Camden economy, which states that the council will secure a strong economy on Camden; 
· CS9 Achieving a successful Central London, which states that the council will support and promote the Central London area of Camden as a successful and vibrant part of the capital to live in, work in and visit;
· CS11 Promoting sustainable and efficient travel, which states that the council will minimise provision for private parking in new developments as part of its approach to minimising congestion and the environmental impact of travel;
· CS13 Tackling climate change through promoting higher environmental standards, which states that the council will require all development to take measures to minimise the effects of, and adapt to, climate change and encourage all development to meet the highest feasible environmental standards that are financially viable during construction and occupation;
· CS14 Promoting high quality places and conserving our heritage, which states that the council will ensure that Camden’s places and buildings are attractive, safe and easy to use;
· CS17 Making Camden a safer place, which states that the council will aim to make Camden a safer place;

· CS18 Dealing with our waste and encouraging recycling, which states that the council will seek to make Camden a low waste borough; and 
· CS19 Delivering and monitoring the Core Strategy, which states that the council will use planning obligations, and other suitable mechanisms, where appropriate, to support sustainable development, secure any necessary and related infrastructure, facilities and services to meet needs generated by development, and mitigate the impact of development.
35. Relevant policies from the Camden Development Policies DPD include:

· DP1 Mixed use development, which states that the council will require a mix of uses in development, where appropriate, in all parts of the borough, including a contribution towards the supply of housing, and includes a list of criteria which will influence the mix of uses sought;
· DP2 Making full use of Camden’s capacity for housing, which states that the council will seek to maximise the supply of additional homes in the borough;
· DP3 Contributions to the supply of affordable housing, which states that the council will expect all residential developments with a capacity for 10 or more additional dwellings to make a contribution to the supply of affordable housing, and so confirms that a contribution will not be sought from this application;
· DP5 Homes of different sizes, which states that the council will seek to ensure that all residential development contributes to meeting the priorities set out in the Dwelling Size Priorities Table, including conversion of existing residential and non-residential floorspace and will expect a mix of large and small homes in all residential developments;
· DP6 Lifetime homes and wheelchair homes, which states that all housing development should meet lifetime homes standards and that the wheelchair housing standards applies to schemes of 10 dwellings or more;
· DP14 Tourism development and visitor accommodation, which states that the council will support tourism development and visitor accommodation;
· DP17 Walking, cycling and public transport, which states that development should make suitable provision for pedestrians, cyclists and public transport, where appropriate;
· DP18 Parking standards and limiting the availability of car parking, which states that the council will expect development to be car-free in the Central London Area and that developments will be expected to meet the council’s minimum standards for bicycle parking;
· DP22 Promoting sustainable design and construction, which states that the council will require development to incorporate sustainable design and construction measures and be resilient to climate change;
· DP23 Water, which states that the council will require developments to reduce their water consumption, the pressure on the combined sewer network and the risk of flooding;
· DP24 Securing high quality design, which states that the council will require all developments, including alterations and extensions to existing buildings, to be of the highest standard of design and sets out a list of criteria to consider;
· DP25 Conserving Camden’s heritage, which states that the council will only permit development within conservation areas that preserves and enhances the character and appearance of the area and will only grant consent for a change of use or alterations and extensions to a listed building where it considers this would not cause harm to the special interest of the building;
· DP26 Managing the impact of development on occupiers and neighbours, which states that the council will protect the quality of life of occupiers and neighbours by only granting permission for development that does not cause harm to amenity;
· DP28 Noise and vibration, which states that the council will seek to ensure that noise and vibration is controlled; and
· DP29 Improving access, which states that the council will seek to promote fair access and remove the barriers that prevent people from accessing facilities and opportunities.
36. Camden also has a series of Camden Planning Guidance (CPG) documents which have provide additional guidance in the preparation of the application, including: 
· CPG1: Design (sections 2 – design excellence, 3 – heritage, 4 – extensions, alterations and conservatories and 10 – waste and recycling storage);

· CPG2: Housing (sections 4 – residential development standards and 5 – lifetime homes and wheelchair housing);
· CPG3: Sustainability (sections 2 – the energy hierarchy, 4 – energy efficiency in existing buildings, 7 – water efficiency, 8 – sustainable use of materials, 9 – sustainability assessment tools and 12 – adapting to climate change);
· CPG7: Transport (sections 5 – car-free and car-capped development and 9 – cycling facilities) and 

· CPG8: Planning Obligations (sections 4 – community facilities, 5 – design and 10 – transport).
Planning History

37. The background to the case has been set out above. The planning history for the site is set out in Table 2 below.
	Table 2: Planning History for 70-72 Guilford Street

	Application number
	Description of development
	Status / Decision
	Date of decision

	LSX0104702
	Remedial works to roof for a temporary period of three years
	Granted
	25 June 2001

	PSX0104937
	Refurbishment and change of use of 66-67, 70-72, 75-82 Guilford Street from a mix of nurses accommodation and offices associated with a hospital use to self-contained residential accommodation for hospital staff (Class C3 or shared accommodation in large cluster units) and together with physical alterations involving the demolition of ad-hoc rear extensions and their replacement with modern two-storey extensions (submitted 27 August 2002).
	Withdrawn
	25 September 2005

	PSX0204022

LSX0204023
	Refurbishment and change of use of 66-67, 70-72, 75-82 Guilford Street to residential flats (Class C3); demolition of 74 Guilford Street and rebuilding of 73-74 Guilford Street  for use as offices associated with Great Ormond Street hospital (Class C2); demolition of 11-23 (odd) Colonnade and replacement with new buildings  for use as residential flats (Class C3) (submitted 3 January 2002).
	Resolution by development control committee to grant planning permission subject to the completion of a legal agreement in 2004
	Legal agreement not completed. Application withdrawn by the council on 25 September 2004

	2008/0949/L 
	Works of repair and structural strengthening
	Granted
	27 June 2008

	2010/0395/P
	Retention of change of use from nurses’ hostel (sui generis) to backpacker hostel (sui generis)
	Refused
	21 April 2010 

	2010/2701/P
	Retention of change of use from vacant nurses’ hostel (sui generis) to backpacker hostel (sui generis)
	Refused
	13 August 2010 

	2010/2704/P
	Retention of change of use from vacant nurses’ hostel (sui generis) to backpacker hostel (sui generis) until 30 November 2012
	Refused
	2 June 2010


Discussions with Officers and the Community
38. Following receipt of the Inspector’s report on the enforcement appeal, which included policy guidance on the interpretation of relevant development policies in the context of this property, the applicants prepared a draft scheme which responded to the points raised in the Inspector’s report and the policies of the development plan.
39. A pre-application meeting was held with Camden council in November 2011. The draft scheme was provided in advance of the meeting, and the details of the scheme were discussed with officers, including the case officer, a listed building officer and a planning policy officer, at the meeting.  At this meeting, officers confirmed that they supported the principle of the retention of 71-72 as a backpackers’ hostel and the conversion of 70 to residential units.  The minutes of the pre-application meeting are in Appendix 4 of this document.

40. The scheme was subsequently revised to take into account the officers’ comments. This included: 

· Changing the mix of units by replacing a 1-bedroom and a 2-bedroom flat with one 3-bedroom flat so that the scheme more closely accords with Development Policy DP5 (Homes of different sizes) (see paragraph 12, Appendix 4).
· The vaults under the street being incorporated within the scheme to provide space for bicycle parking and waste and recycling storage (see paragraph 33 and 34, Appendix 4).
· The flat roofs at ground and first floors being utilised as roof terraces to provide amenity space to the flats (see paragraph 16, Appendix 4).
· The ‘caretaker’s office’ and ‘storage room’ on the landings of the first and second floors being used as additional storage space for the flats (see paragraph 15, Appendix 4).

41. Several further alterations were made prior to submission of the planning applications, including:

· An improved layout of the rooms to the rear of the property at first and second floor levels, avoiding the need for a partition against the glazing. 
· An altered layout of the two flats in the basement so that they comply with Part B of the Building Regulations.
42. The applicants have engaged with the residents of Guilford Court, opposite the property through one of the directors of Guilford Court Management Ltd., Mark Nash. A meeting was offered by the applicants in August 2011, which was welcomed, although as yet, the applicants are waiting for Guilford Court to propose a date for this.
3 Proposed Development

43. Retrospective planning permission is sought for the change of use of 71 and 72 Guilford Street from vacant nurses’ hostel (sui generis) and office uses (Class B1) to a backpackers’ hostel (sui generis), and for the change of use of 70 Guilford Street from vacant nurses’ hostel (sui generis) and office uses (Class B1) to residential use (Class C3) in the creation of eight flats, five of which are 1-bedroom, one of which is 2-bedroom and two of which are 3-bedroom.  
44. Numbers 70, 71 and 72 Guilford Street are currently in use as backpackers’ accommodation. There were minimal alterations required to the building to facilitate this use because of the similarity of the functional requirements of the nurses’ hostel and backpackers’ hostel, and any that were required were consented through the listed building consent for works of repair and structural strengthening granted in June 2008.  
45. There are three proposed changes to 71 and 72 Guilford Street. Firstly, the reinstatement of the front door, architectural detailing and railings to 72 Guilford Street, which is proposed as a contribution towards the improvement of the character of the Bloomsbury conservation area (see section 4(f) and 5 for further details). This had previously been blocked, with a window inserted in its place. Secondly, is the insertion of a lift to 72 Guilford Street to provide ease of access to the upper levels of the building for guests, visitors and staff with mobility difficulties. The lift overrun will be concealed within the valley created by the dual pitches of the roof. Finally, the vault to the front of 71 Guilford Street will be used to provide storage for waste and recycling and the vault to the front of 72 Guilford Street be used to provide three cycle parking spaces for staff of the hostel. (It has already been established through the previous application that cycle parking spaces are not required for guests of the hostel. The Transport Assessment contains further details of this). 
46. It is proposed that 70 Guilford Street will be permanently divided from 71 Guilford Street, in accordance with appropriate noise and fire regulations. The partition will be used to carry services to and from the proposed flats.
47. 70 Guilford Street will be converted into eight self-contained residential units. There will be two flats on the lower ground floor, a 1-bedroom flat at the front of the property (of 51.3sqm), which will have a separate kitchen, and a 2-bedroom flat at the rear (of 71.8sqm) which will have access to a small private courtyard of 17.9sqm. 
48. There will be one 3-bedroom flat on the ground floor. This flat will be double-aspect. It will benefit from two bathrooms and a roof terrace of 14.4sqm, accessed through a bedroom. The total area of the flat (excluding the roof terrace) is 83.7sqm.
49. There will similarly be one 3-bedroom flat on the first floor. This flat will also be double-aspect and will benefit from two bathrooms. On the half landing below this flat, there will be a separate ancillary space, with an associated storage cupboard and WC. It could be used for a range of functions, including a study or home office. There will be access to a roof terrace of 7.1sqm from this study. The total area of the flat (excluding the roof terrace) is 91.5sqm.
50. At second floor level, there will be a 1-bedroom flat at the front of the property (of 40sqm). There will be a 1-bedroom flat at the rear (of 50.7sqm) which will benefit from a separate ancillary space on the half landing below the flat. This has an associated storage cupboard and WC, and the space can be used flexibly for a number of possible functions.
51. At third floor level, there are two 1-bedroom flats, one of 40.3sqm at the front of the property, and one of 48.1sqm at the rear of the property. A skylight is proposed above the common area on the third floor to provide natural daylight to this space. It is within the valley created by the two roof slopes and is therefore not visible from the street.
52. Table 3 below contains a summary of the accommodation proposed in 70 Guilford Street.

	Table 3: Summary of Accommodation in 70 Guilford Street 

	Flat number
	Level
	Bedrooms
	Size (sqm)

	Flat 1 (rear)
	Lower ground
	2 bedroom
	71.8

	Flat 2 (front)
	Lower ground
	1 bedroom
	51.3 

	Flat 3 (whole level)
	Ground floor
	3 bedroom


	83.7 

	Flat 4 (whole level)
	First floor
	3 bedroom
	79.1 (91.5 including ancillary space)

	Flat 5 (rear)
	Second floor
	1 bedroom
	37 (50.7 including study)

	Flat 6 (front)
	Second floor
	1 bedroom (single occupancy)
	40

	Flat 7 (rear)
	Third floor
	1 bedroom
	48.1

	Flat 8 (front)
	Third floor
	1 bedroom (single occupancy)
	40.3


53. In terms of the front façade of the buildings, beyond the reinstatement of the front door to 72 Guilford Street mentioned above, it is proposed to either repair or replace the existing windows to match those that exist currently, if this is required. No further changes to the front façade of the buildings are included in this application.
4 Planning Analysis

a) Mix of Uses

54. The Officer’s confirmed at the pre-application meeting that they support the principle of the development, to convert 70 Guilford Street to residential and retain the remainder as a backpackers’ hostel.  Notwithstanding this, we consider the key planning issues below.
Loss of Nurses’ Accommodation
55. One of the reasons for refusal of the earlier planning applications (2010/0395/P, 2010/2701/P and 2010/2704/P) for the retention of backpackers’ accommodation in 70-72 Guilford Street was the failure to provide permanent residential accommodation on the site (consistent with applicable policies of the now superseded Unitary Development Plan).
56. In the Camden Development Policies DPD, policy DP2 (Making full use of Camden’s capacity for housing), has been designed to minimise the loss of housing in the borough, and criterion (d) of this policy makes clear that this applies to situations where permanent housing is converted to short-stay occupation for periods of less than 90 days. This responds to Core Strategy policy CS6 (Providing quality homes), and London Plan policy 3.14 (Existing housing).
57. The Inspector’s report into the enforcement appeal clarifies that the nurses’ accommodation is student housing rather than key worker housing (which could be regarded as affordable housing). The Inspector concluded that, on balance, it is likely that a net loss of residential floorspace has not taken place, and that, therefore, the present use as a backpackers’ hostel meets policy DP2 (paragraph 13, Appendix 2). 

Principle of Backpackers’ Accommodation
58. In terms of the existing backpackers’ hostel use, Development Policy DP14 (Tourism development and visitor accommodation) states that visitor accommodation will be supported it is easily reached by public transport; has suitable arrangements for pick-up and drop-off of guests; and does not harm the balance and mix of uses in the area, local character, residential amenity, the environment or transport systems. With regard to the first criteria, the site has a public transport accessibility level of 6b which is classed as ‘excellent’. In terms of the second criteria, a hostel policy on pick-up and drop-off has been instigated and successfully enforced. With regards to the third criteria, concern has not been raised by officers, nor the enforcement appeal Inspector, on mix and character from a policy perspective, and the concerns that were initially raised by the local community on amenity, environment and transport have been satisfactorily resolved. With regards to protecting local amenity, the applicants are happy for the previously agreed commitments to be included in the section 106 agreement, as set out in section 4(f). The Inspector in the enforcement appeal concluded that the effect of the backpacker use on the living conditions of local residents would be acceptable, subject to the section 106 agreement (paragraphs 20 and 21, Appendix 2).

59. London Plan policy 4.5 (London’s visitor infrastructure) states that the Mayor will, and boroughs should, support London’s visitor economy and stimulate its growth. It adds that LDFs should promote and facilitate a range of visitor accommodation, including self-catering facilities and youth hostels.
Mixed Use Development
60. Policy DP1 (Mixed use development) of the Development Policies DPD seeks a mix of uses in all parts of the borough, where appropriate. It also states that where more than 200sqm of additional floorspace is provided, up to 50% should be housing. The policy goes on to state that the council will require any secondary uses to be provided on site, particularly where 1,000sqm of additional floorspace is proposed. 
61. This application does not propose any additional floorspace; it involves a change of use of the existing floorspace in the building. Notwithstanding this, the policy sets out criteria for the council to take into account in considering whether a mix of uses should be sought, what the most appropriate mix of uses should be, and what the scale and nature of any contribution to the supply of housing should be. The explanatory text frames the policy in light of the fact that Core Strategy policy CS6 (Providing quality homes) indicates that the priority land use of the LDF is housing. Other development plan policies, such as Core Strategy policy CS1 (Distribution of growth) makes clear that highly accessible Central London is a focus for growth and high density development and policy CS3 (Other highly accessible areas) states that Central London is suitable for homes, amongst other uses. 

62. On the principle of whether it is appropriate for this retrospective scheme to include a mix of uses, and element of housing, the criteria of policy DP1, including the character of the development, site and area; the site size; the need for an active street frontage and the mix of uses, would support the development of housing on this site. Indeed the original use of many Georgian buildings of this type of was residential.  The viability of the scheme, which is another criterion, would be marginal, and therefore, the introduction of a mix of uses would need to be weighed and balanced against other policy objectives. Nevertheless, there are no other criteria which would indicate insurmountable constraints for introducing a mix of uses, and for this mix to be provided in the form of housing. 
63. With the principle of introducing an element of housing established, on the question of what the scale of the contribution to the supply of housing should be, the Inspector in the enforcement appeal has provided useful guidance. The Inspector’s report concludes that the last lawful use of the property was mixed residential and commercial, since the uses on the ground and lower ground floors would have been far in excess of that necessary to service the residential element and therefore could not be regarded as ancillary to the residential use.  The Inspector establishes, therefore, that the residential floorspace to be protected comprises only the floorspace on the upper levels of the properties (paragraph 12, Appendix 2).
64. This established, it can be calculated from Table 1 that the residential floorspace to be protected is 957sqm, which is the total floorspace of the first, second and third floors.  Taking 50% of this floorspace to be provided as housing equates to a floorspace of 479sqm. For practical reasons relating to the form of the existing building and its suitability for conversion, and on the advice of the officers in the pre-application meeting, it has been determined that the smallest of the three properties – 70 Guilford Street, at 577sqm, should be provided as permanent residential development to meet the requirements of policy DP1. Therefore, the proposal that is a subject of this application constitutes a mixed use development, a recognised proportion of which will be permanent residential development.
65. This solution is also cognisant of the building’s original use as a terraced property, thereby reinstating the horizontal separation of the properties at each level.

Mix and Layout of Residential Accommodation

66. 70 Guilford Street has 577sqm of floorspace over five floors. Development plan policies that have influenced the proposed mix of residential uses are policies DP2 (Making full use of Camden’s capacity for housing) and DP5 (Homes of different sizes) and London Plan policies 3.4 (Optimising housing potential), 3.5 (Quality and design of housing developments) and 3.8 (Housing choice).
67. Policy DP2, states that the council expects the maximum appropriate contribution to the supply of housing on sites which are underused or vacant, making reference in the explanatory text to the London Plan’s density matrix, of which schemes should be at the higher end. Policy DP5 seeks to ensure residential development contributes to the priorities on the dwelling size priorities table (where for market housing the demand for 2-bedroom housing is very high, 3 and 4-bedroom housing medium and 1-bedroom and studio lower) but also states that the council expect a mix of large and small homes in all residential development.  In applying this policy the explanatory text states that when development involves the re-use of an existing building – particularly a listed building – the potential to provide a range of dwelling sizes may be limited. Also taken into account were the residential development standards in CPG2: Housing. These set minimum floorspace standards that new self-contained homes should normally meet, although the policy does state that the council will be flexible in the application of these guidelines to respond to site specific circumstances.
68. In light of the above, the approach that has been taken to 70 Guilford Street is that the ground and first floors, having high ceilings and large windows, would make attractive larger apartments.  The size of the floorplates at ground and first floors means that, although the occupancy of the flats could be higher, three bedrooms have been provided to avoid further altering the building fabric, which produces an apartment that is slightly above the recommended space standard. The ground floor would be particularly suited to family living as there is less level change between the street and the property than on the other levels of the property, and the property benefits from a roof terrace. The first floor, albeit raised by a storey, has an additional separate ancillary space (which could be used as a study) and a roof terrace, both of which would be useful amenities for families.
69. The upper floors would be more suitable for smaller flats, having a reduced floor to ceiling height as a result of the requirements under the previous listed building consent to retain as much of the existing fabric of the building as possible, including the roof bressumers.  The size of the floorplate on the second and third storeys mean that, at each level, one larger one bedroom (two person) flat, and one smaller one bedroom (studio) flat can be provided. 
70.  The lower ground floor level has a larger floorplate, so it is possible to provide one 2-bedroom flat and one 1-bedroom flat, both of which are comfortably, but not excessively, above the recommended minimum space standards.
71. This solution for the property requires minimal intervention in the fabric of the building, because the units are based upon the existing floor and room divisions within the building. The resulting housing mix of two studio units, three 1-bedroom units, one 2-bedroom unit and two 3-bedroom units provides a mix of large and small properties, including three of the eight that are within the council’s priority categories. In addition, the smaller units will provide more affordable accommodation in a central location for people for whom larger units would be unaffordable. In summary, the maximum number of units has been created in the building, whilst still adhering to the council’s policy on unit mix and guidance on unit size.
b) Listed Building Adaptation
72. This application contributes positively to Camden’s heritage by proposing new uses for the listed buildings, which will result in investment in their built fabric and an extension of their life. The applicant’s introduction of the backpacker use has already resulted in £1m of investment into repairing, restoring and strengthening what was a severely dilapidated structure. 
73. The special interest of the buildings relates to their façade, as noted in the listing description, (and confirmed in the pre-application meeting with officers, see paragraph 35, Appendix 4) which references the following principal features:

· darkened multi-coloured stock brick with rusticated stucco ground floor and stucco dressings;

· arcaded ground floor with impost bands; 
· round-arched sash windows in plain, shallow recesses;

· recessed entrances with part-glazed doors and decorative wrought-iron grills in the fanlights;

· ten attached stucco Doric columns rise through first and second floor carrying an entablature at third floor level and continue as pilasters on the third attic floor;

· gauged brick flat arches to recessed sashes; 
· first floor casements with continuous cast-iron balconies; and
· attached cast-iron railings with urn finials to areas (which are also listed).
74. The Bloomsbury Conservation Area Appraisal and Management Strategy (adopted in 2011) notes that the part of the conservation area containing 70-72 Guilford Street contains Georgian townhouses which adhere to a grander scale than other terraces in the area. It states that the historic fabric of the terrace only partially survives and the properties are much altered (paragraph 5.212). The appraisal also states that the street is of significance because it is one of a number of almost complete Georgian streets, lined with terraces (paragraph 5.182).
75. As stated above, the preferred solution in converting 70 Guilford Street was to cause minimum intervention to the listed building fabric. One of the most significant interventions is the restoration of the division between 70 and 71 Guilford Street at each level. The permanent partition that will be provided will contain the services to each flat. This solution was noted as being an efficient and sensitive one by officers (see paragraph 28, Appendix 4). There will be a limited number of new openings made in walls and a limited number of existing openings will be sealed in order to create apartments that are self-contained.  In most cases, the existing partitions are appropriately placed to create reasonably sized rooms, and are maintained. In terms of the front rooms in the property, all the existing partitions are retained. One new partition is introduced on the ground floor. This is sensitively located in the wallspace between the windows. A limited number of new internal partitions are created – mainly to create bathrooms, which is essential in the creation of self-contained residential units. 
76. It is proposed to reinstate the front door of 72 Guilford Street as a contribution towards the improvement of the character of the Bloomsbury conservation area. A lift is proposed in 72 Guilford Street to provide ease of access to the upper levels of the building for guests, visitors and staff with mobility difficulties. The lift overrun will be concealed within the valley created by the dual pitches of the roof.
77. The above approach has been designed to be in accordance with Development Policy DP25 (Conserving Camden’s heritage) which states that consent for a change of use will only be granted where this would not cause harm to the special interest of the building. The scheme is also in the spirit of Core Strategy policy CS14 (promoting high quality places and conserving our heritage) and London Plan policies 7.8 (Heritage assets and archaeology) and 7.9 (Heritage-led regeneration) which supports the restoration and reuse of heritage assets where this is consistent with their conservation and is economically viable.
78. The need to comply with the above policies will preclude more substantial alterations to the property to comply with other development plan polices. Advice has been taken from officers on this point and is recorded in the pre-application minutes in Appendix 4 (paragraphs 29 to 34). The guidance received from planning and listed building officers is that the listed building designation takes precedence, and so whilst the spirit of other polices (such as those dealing with sustainable design and construction and inclusivity) should be adhered to where possible, this should not be at the expense of unacceptable alterations to the historic building fabric. Further information on heritage issues is provided in section 5 of this report.
c) Residential Amenity

Relationship of Hostel with Surrounding Uses
79. The matter of the living conditions of local residents was dealt with in the enforcement appeal in June 2011. The Inspector noted that while such matters were not part of the council’s case, concern had been raised by local residents (paragraph 19, Appendix 2). 
80. The Inspector concluded that because the hostel’s own system of control has been shown to be effective, and since the agreed section 106 agreement (version signed on 16 March 2011) incorporates a Hostel Management Plan, setting out a package of measures to be adopted, the effect of the use on the living conditions of local residents would be acceptable, subject to the section 106 agreement (paragraphs 20 and 21, Appendix 2).
81. The applicants are prepared to commit to the Hostel Management Plan in the section 106 to be agreed for this application. It includes a code of conduct which occupants of the hostel must follow, provision for a community contact within the hostel management, a reporting procedure for instances where there is antisocial behaviour by guests, details of the maximum length of time persons may be accommodated in the hostel, a requirement for 24-hour staffing, the presence of a security guard between 7pm and 7am, amongst other measures. Further details of the proposed section 106 heads of terms are provided in section 4(f) below. In addition, the hostel has a policy that guests should check-in between the hours of 12:30 and 22:30 only. 
82. This commitment, combined with the fact that no external extensions are proposed to the buildings and the need for the scheme to comply with Building Regulations, will contribute to the scheme having minimal impact on neighbouring users in accordance with Development Policy DP26 (Managing the impact of development on occupiers and neighbours).    

83. Since the inquiry was held in March 2011, the applicants have been voluntarily implementing the Hostel Management Plan and, as far as they are aware, this has successfully resolved the issues that were leading to local residents’ concerns.
Amenity of Future Residents of 70 Guilford Street
84. Development Policy DP26 (Managing the impact of development on occupiers and neighbours) also requires developments to provide an acceptable standard in terms of internal arrangements, dwelling and room sizes and amenity space. Facilities for bicycle storage, recycling and waste storage, and internal and external amenity space, where practical, are also required to be considered.  Development Policy DP24 (Securing high quality design)  requires alterations to existing buildings to be of the highest design quality and states that developments should consider the provision of appropriate amenity space.
85. The proposals for 70 Guilford Street have been designed in accordance with the residential development standards (section 4) in CPG1: Housing. All proposed residential units meet or exceed the minimum standards set out in CPG1 (page 54) as set out in Table 4 below. All bedrooms meet the minimum space standards for bedrooms
.

	Table 4: Space Standards in 70 Guilford Street 

	Flat number
	Bedrooms 
	Occupancy
	Standard (sqm)
	Size (sqm)

	Flat 1 (rear)
	2 bedroom
	3 persons
	61
	71.8

	Flat 2 (front)
	1 bedroom
	2 persons
	48
	51.3

	Flat 3 (whole level)
	3 bedroom


	4 persons

	75
	83.7

	Flat 4 (whole level)
	3 bedroom
	4 persons

	75
	79.1 (91.5 including study) 

	Flat 5 (rear)
	1 bedroom
	2 persons
	48
	37 (50.7 including study)

	Flat 6 (front)
	1 bedroom 
	1 person 
	32
	40

	Flat 7 (rear)
	1 bedroom
	2 persons
	48
	48.1

	Flat 8 (front)
	1 bedroom 
	1 person
	32
	40.3


86. The proposed layout of the rooms within the flats has been designed to be logical and sensitive to the listed building, particularly when partitioning rooms. It has already been noted in paragraphs 40 and 41 above that improvements have been made to the initially proposed layout of the flats. 

87. All flats have either built-in storage rooms or cupboards within their layout. As this is an existing building which is also listed, the size of such spaces is largely-pre-determined, nevertheless, many of these spaces exceed the recommended size and, if necessary, space exists within all the flats to create additional storage space. In addition, Flats 4 and 5 have the benefit of an additional ancillary space on the half landing below them. These rooms include a storage cupboard and a WC, and can be used flexibly, for example, as study space, a home office or as additional storage space.
88. Flats 3 and 4 have access to private roof terraces. These are well-sized at 14.4sqm for Flat 3 (a 3-bedroom unit) and 7.1sqm for Flat 4 (also a 3-bedroom unit). In addition, Flat 1 has access to a small private courtyard of 17.9sqm. These provide sufficient space for all the occupants of the properties to sit around a table. There is also sufficient space for drying clothes. Due to the nature of the listed building, these were the only opportunities to create external amenity space for the residential units.

89. There are six bicycle parking spaces proposed in the one of the existing vaults in 70 Guilford Street. A further two bicycle parking spaces are proposed in the ground-floor entrance hall to the property. The total of eight bicycle parking spaces complies with Development Policy DP17 (Walking, cycling and public transport) and Appendix 2 of the Camden Development Policies document which requires one storage or parking space per unit. The location of the bicycle parking is secure in accordance with CPG7: Transport. 
90. The development is proposed to be car-free as required by policy DP18 (Parking standards and limiting the availability of car parking) as it is located in the Central London area. This will be secured by planning obligation, as set out in section 4(f).
91. Facilities for the storage of waste and recycling are also provided in the vault to 70 Guilford Street. 
92. CPG2: Housing includes standards for ensuring adequate levels of daylight and sunlighting in the conversion of buildings to residential use. As set out in the Design and Access Statement, and demonstrated on the application plans, the basement units meet the British Research Establishment’s daylighting and sunlighting standards.
93. DP28 (Noise and vibration) seeks to ensure noise and vibration is controlled and requires appropriate attenuation measures for residential properties. The Noise Assessment states that single glazed windows are sufficient to attenuate noise levels inside the flat to acceptable levels.
d) Environmental Responsibility

94. Policy 5.3 (Sustainable design and construction) of the London Plan, policy CS13 (tackling climate change through promoting higher environmental standards) of the Camden Core Strategy and policy DP22 (Promoting sustainable design and construction) of the Camden Development Policies DPD aim to minimise the effects of, and adapt to, climate change. All developments are encouraged to meet the highest feasible environmental standards that are financially viable during construction and operation. Non-statutory guidance is also provided in CPG3: Sustainability.
95. As stated above, in paragraph 78, the applicants have been advised that the need to comply with development plan policies on environmental responsibility need to be balanced with development plan policies related to listed buildings. The applicants have introduced a variety of measures to make the development and operation of 70-72 Guilford Street as environmentally sustainable as possible, and have been guided by the standards set out in the Eco Homes guidance in doing this. 
96. The following is a high level summary of the sustainability measures which are proposed in the residential development. The Design and Access Statement provides an assessment of what is feasible to be provided in the listed building based on each of the EcoHomes topics. 
· The site benefits from the highest public transport accessibility level and a secure cycle storage space will be provided for each flat.

· The site benefits from a range of local amenities within walking distance.

· The site is not situated in an area of flood risk.

· The site represents a high density development, making the most efficient use of space.

· The form of the building, from an urban design perspective, is inherently secure – it having no access to the rear of the property, and facing onto a well-surveilled street. 

· New, highly-efficient boilers will be provided in each residential unit, linked to time and temperature controlled zones to provide efficient space and water heating for the property.
· Insulation of the building fabric will be provided where necessary.

· Where new windows and doors are proposed (to the rear of the property at lower ground, ground and first floor levels) these will be slim-line 12mm profile double-glazed windows.

· Low-energy lighting will be installed.

· All units have adequate levels of daylighting and sunlighting to minimise the need for artificial light.

· Drying space will be provided within each flat and three flats have external drying space.

· Eco-labelled goods will be recommended for or provided to each flat.

· Two flats feature space for a self-contained home office if required, and many of the second and third bedrooms in the flats are sufficiently sized for a desk to be added to permit home-working.

· Sustainable, and environmentally responsible materials will be sourced for the use in the conversion of the property.

· Water butts will be installed for all the flats with external space. Water runoff rates will not be increased by the development.

· Space for recycling facilities will be provided inside and outside the flats.

· All flats are to have efficient sanitary facilities to achieve annual water consumption for the dwelling of less than 37 cubic metres per bedspace per year.

· All properties will have adequate levels of soundproofing – from the street and from neighbouring units. 

· A home user guide will be provided to each flat.

e) Inclusive Design

97. Policies 3.8 (Housing choice) and 7.2 (An inclusive environment) of the London Plan and policies DP6 (Lifetime homes and wheelchair homes) and DP29 (Improving access) of the Camden Development Policies DPD expect the incorporation of inclusive design principles in proposed development. Wheelchair housing is not applicable to schemes of fewer than 10 units, however, all new housing development should meet lifetime homes standards and all buildings should meet the highest practicable standards of access and inclusion. The explanatory text to DP6 states that the council acknowledges that the design or nature of some existing properties means that it will not be possible to meet every element of the lifetime homes standards, for example, in listed buildings, but considers that each scheme should achieve as many features as possible. This approach was confirmed by planning and listed building officers in pre-application meeting (see paragraph 78 above). Non-statutory guidance on inclusivity is provided in CPG2: Housing (section 5).

98. The factors taken into account when converting 70 Guilford Street to residential units is that the property has five steps up to it from street level. The special interest of the building relates to its façade, and its contribution to the composition of the terrace of properties and the street. It is not likely to be permissible to alter these steps to provide ramped or level access into the building. The configuration of the building, being tall and narrow, means that only one or two units are provided at each level, and therefore, only the ground floor can be accessed without encountering another flight of stairs. Therefore, it unlikely that the properties will be occupied by those with mobility difficulties. Nevertheless, where lifetime homes standards can be implemented, they have been.
99. The Design and Access Statement describes which lifetime homes standards can be met, which cannot be met and why this is the case.
f) Planning Agreement

100. The applicant is anticipating entering into a planning agreement with the council. Initial discussions on the scope of the section 106 agreement have been undertaken with the council in the pre-application meeting (paragraphs 42 to 50, Appendix 4).

101. It is agreed that the  planning agreement is likely to cover:

· Hostel Management Plan and a reasonable monitoring fee;
· Service Management Plan and a reasonable monitoring fee; and 

· commitment to car-free development.
102. The commitment to the Hostel Management Plan and Service Management Plan would be as proposed in the 16 March section 106 agreement, attached as Appendix 3 to this report.
103. In addition, subject to balancing the viability of the scheme with the section 106 obligations, the applicant is prepared to commit to the reinstatement of the front door to 72 Guilford Street, as a contribution to restoring the external form of the listed building and improving the character of the conservation area.
104. Other potential matters for the agreement might include a contribution towards education provision for the 2 and 3-bedroom residential units.
105. It is not considered appropriate or justified for the council to seek a contribution towards new public open space. The reasoning for this is as follows:
· The scheme does not create any new floorspace.  The properties were originally housing, before being used for nurses’ accommodation (both long-term residential uses), before being used as a backpackers’ hostel (a short-term residential use), all of which carry a demand on open space.  This demand continues with the proposed development, which is a mixture of long and short-term residential development. The floorspace has not increased and therefore the demand for open space has not increased.

· By the council’s own evidence in the Core Strategy (page 134), the property is not in an area of open space deficiency, which is defined as a location greater than 280m from a public open space.

· In fact, the site is only 150m from Russell Square, which is one of the largest public open spaces in the area and which contains a range of open space features as noted in section 2.
· Outdoor amenity space is proposed on site in the form of roof terraces for both of the family-sized 3-bedroom units which are generously-sized and are for the direct benefit of the residents. The next largest unit in the property – Flat 1, with two bedrooms – has access to a private courtyard.
106.  Further discussions between the applicant and the council on the scope and content of the section 106 agreement will take place following submission of the planning application.
5 PPS5 Heritage Issues

107. Camden Council’s validation requirements state that for all listed building applications a justification of the proposal in accordance with the criteria in policy HE9 of Planning Policy Statement 5 (PPS5) – Planning for the Historic Environment should be provided.

108. Policy HE9 (Additional policy principles guiding the consideration of applications for consent relating to designated heritage assets) states that there should be a presumption in favour of the conservation of designated heritage assets (paragraph HE9.1). It sets criteria for applications which propose substantial harm or total loss of significance and those which have a harmful impact which is less than substantial harm. Neither scenario applies to this application, as the proposal brings back into use a vacant listed building with a backpacker use that has minimal impact on the building, which has already been judged appropriate in listed building terms, and a residential use which has been required by the council in accordance with their policies and has been sensitively incorporated into the building. In the latter scenario, PPS5 advises that local planning authorities should weigh the public benefit of the proposal (for example, that it helps to secure the optimum viable use of the heritage asset in the interests of its long-term conservation) against any harm (paragraph HE9.4).
109. Camden Council’s validation requirements request information about:

· the significance of the architectural and historical interest and character of the building or structure;

· the principles of and justification for the proposed works; and

· the impact of the proposal on the special interest of the listed building or structure, its setting and the setting of adjacent listed buildings.

110. These topics are considered below in sections (a) to (c).
a) Architectural and Historical Interest of the Building 
111. 70-72 Guilford Street are Grade II listed buildings. Grade II buildings are nationally important and of special interest. English Heritage’s website records that currently, 92% of all listed buildings are in this class
. The listed building description (see paragraph 73 above), the Bloomsbury Conservation Area Appraisal and Management Strategy (see paragraph 74 above) and discussions with officers (see Appendix 4) have helped to determine the significance of the architectural and historical interest and character of the buildings. 
112. The special interest of the buildings primarily relates to their façade, and their contribution to the Georgian palace-fronted terrace of properties. To a lesser extent, their significance also relates to the terrace’s role in a semi-complete Georgian street. The eastern part of Guilford Street is within sub-area 10 of the conservation area where this is stated (70-72 Guilford Street is located in sub-area 11), although it is noted that streets surrounding Guilford Street,  including John Street and Doughty Street, and others in the conservation area, such as Bedford Row, provide more complete examples.
113. Internally, the buildings have been much altered prior to the applicant’s acquisition of the property, and particularly in relation to the previous use of the buildings as a nurses’ hostel, where the properties were laterally joined and individually subject to significant partitioning to create bedrooms. The properties were also left vacant for a significant period where they fell into a serious state of disrepair (see paragraph 11 above), resulting in them being listed on English Heritage’s Heritage at Risk Register. These factors have substantially reduced the significance of the architectural and historical interest of the interior of the buildings.
114. 70-72 Guilford Street is listed on English Heritage’s Heritage at Risk Register 2011 in priority category ‘E’ which is defined as ‘Under repair or in fair to good repair, but no user identified; or under threat of vacancy with no obvious new user (applicable only to buildings capable of beneficial use)’. Previously the building had been listed as priority category ‘D’, defined as ‘Slow decay; solution agreed but not yet implemented’.  The condition of the building is currently graded as ‘fair’ on a scale from ‘very bad’, ‘poor’, ‘fair’ to ‘good’.

115. This change in grading makes clear that, following the work carried out by the applicants in implementing the listed building permission in June 2008, and bringing the building back into beneficial reuse as a backpackers’ hostel, the outlook of the building has improved according to English Heritage. 
116. Arguably, the building is now in priority category ‘F’ which is defined as ‘Repair scheme in progress and (where applicable) end use or user identified; functionally redundant buildings with new use agreed but not yet implemented’, beyond which the property would be removed from the Heritage at Risk Register.
b) Principles of and Justification for the Proposed Works
117. The proposed works are for the retention of the backpacker use in 71 and 72 Guilford Street and the conversion of 70 Guilford Street to residential units. 

118. The only changes to 71 to 72 Guilford Street that are proposed are, firstly, the reinstatement of the entrance door to 72 Guilford Street. This change is regarded as beneficial, as described in paragraph 45. Secondly, it is proposed to provide a lift in 72 Guilford Street. This lift has been sensitively located and positioned to minimise the impact on the historic fabric of the listed building, as described in the Design and Access Statement, and is proposed to improve the accessibility of the building to guests, visitors and staff with reduced mobility and those carrying equipment or heavy luggage. Thirdly, it is proposed to reuse the vaults to the front of 71 and 72 Guilford Street. This will have no impact on the listed building and will have a beneficial impact in terms of the sustainability credentials of the proposals. 
119. The original windows were retained as part of the previous listed building application. These will be repaired where possible, or replaced with units to match the existing where this is not possible. The new windows and doors to be inserted to the rear of the property, as shown on the application plans, will be slim-line 12mm double glazed units. These windows have been sensitively designed to accord with the listed building, nevertheless, they are not visible from any public viewpoint. A skylight is proposed within the roof valley to provide natural light to the third floor landing. This will also not be visible.
120. The hostel use has a minimal impact on the fabric of the listed building. This is due to (i) the previous use of the properties as a nurses’ hostel, meaning that the partitioning created in the property and the introduction of plumbed facilities, including a kitchen, bathrooms and individual sinks were ideally suited to be reused by the applicants for the backpackers’ hostel, and (ii) the introduction of stand-alone, self-contained bed and storage units for the backpackers. No further fixtures or fittings are required in the backpacker rooms. In the communal areas on the lower ground and ground floors, the existing uses, such as the kitchen and bathrooms/shower rooms have been retained. The hostel common rooms and reception only require non-structural fixtures and fittings.
121. It is proposed to provide eight residential units in 70 Guilford Street, in order that the scheme as a whole complies with Camden Development Policies DP1 (Mixed use development). The original use of the building was likely to be residential, in common with many late eighteenth century Georgian buildings of this period. Since then, and prior to the applicant’s acquisition of the building, it had been much altered internally, as noted above. Taken in combination, the council’s policies on maximising housing supply (DP2), the recommended mix of units (DP5) and space standards (in CPG2: Housing) are required to be balanced to determine the appropriate number of units to provide in this existing building. Eight units is the maximum number that can be accommodated in the building whilst meeting the council’s development plan policies and residential design standards including space standards. The only changes that are proposed to the listed building are in the creation of these units, which has been done to ensure the minimum intervention to the listed building fabric as described above (paragraph 75). 
122. Other features of the listed building will be preserved and, where possible, enhanced. It is not proposed to alter or remove the staircase or the roof beams (which were retained at the request of the council in the previous listed building application which was granted in June 2008). The fireplaces are currently boxed for protection; these will be revealed and cleaned where they are in good condition. It is proposed to bring the brick vaults to the front of the property (under the pavement) back into use. The original windows were retained as part of the previous listed building application. These will be repaired where possible, or replaced with units to match the existing where this is not possible. 
123. Whilst the spirit of development plan polices (such as those dealing with sustainable design and construction and inclusivity) are adhered to, this has not been at the expense of unacceptable alterations to the historic building fabric.
c) Impact of the Proposal on the Special Interest of the Building

124. In terms of 71 and 72 Guilford Street, the reinstatement of the door to 72 Guilford Street is regarded as having a beneficial impact on the architectural and historical interest and character of the building. It also improves the buildings contribution to the terrace of Georgian properties. The lift is regarded as having a slight negative impact on the listed building, however, this is balanced against the improvements in accessibility of the buildings. The reuse of the vaults will have no impact on the listed building, but will have sustainability benefits. Therefore, overall, the impact of the proposal on the special interest of the building is considered to be moderately beneficial.
125. In terms of 70 Guilford Street, it is noted above that previous alterations to and neglect of the building has substantially reduced the significance of the architectural and historical interest of the interior of the buildings. The proposed development restores the building to its original use, restores the division between 70 and 71 Guilford Street and retains the historical features of interest in the building, such as the staircase and fireplaces. Therefore the impact of the proposal on the special interest of the building is considered to be at least neutral, and more like to be beneficial, taking into account that it enables the re-use of the building.
6 Conclusions

a) Context to the Proposed Development 
126. This planning statement has been prepared by Quod on behalf of Smart Space UK Limited in support of a full planning application and application for listed building consent for the retention of backpackers’ accommodation in 71 and 72 Guilford Street and the change of use of 70 Guilford Street to eight residential apartments.

127. The building was previously used as a nurses’ hostel and office space, however, it was vacant for a number of years and fell into a serious state of disrepair before Smart Space purchased the building.
128. Following consultation with listed building, planning enforcement and building control officers, listed building consent was granted in June 2008 for works of repair and structural strengthening and £1m was spent on restoration works to the property. The hostel commenced trading, however, Smart Space were later informed that the change of use would require planning permission.

129. After applications for the change of use were refused, the applicants appealed the subsequent enforcement notice. The Inspector dismissed the appeals, however, he varied the period of compliance with the enforcement notice to 18 months to allow sufficient time to draw up a mixed use scheme with a component of permanent residential accommodation and seek planning permission and listed building consent for it. The Inspector also determined that there was no persuasive reason why the backpacker use should be suspended in the interim, and allowed it to be continued to cover short stay accommodation requirements during the Olympic Games 2012. 
130. This application is made in this context – to formalise the current use of 71 and 72 Guilford Street and to introduce residential use into 70 Guilford Street so that the scheme as a whole complies with the development plan. 

b) Summary of the Proposed Development
131. The scheme has been prepared with the benefit of the Inspector’s appeal decision of June 2011 and the section 106 agreement between the applicants and the council, which was signed during the Inquiry in March 2011. Respectively, these have clarified the planning policy context of the application, and the mitigation required as a result of any planning permission.  The initial draft scheme for 70-72 Guilford Street was revised following a pre-application meeting held with council officers in November 2011 to ensure it more closely accorded with development plan policies.

132. The only proposed changes to 71 and 72 Guilford Street are the reinstatement of the front door of 72 Guilford Street, which is proposed as a contribution towards the improvement of the character of the Bloomsbury conservation area; the introduction of a sensitively-located lift in 72 Guilford Street to improve accessibility; and the reuse of the vaults to provide waste/recycling and cycle storage.
133. 70 Guilford Street will be converted into eight self-contained residential units. The mix of units proposed is two 1-bedroom flats (single occupancy); three 1-bedroom flats (double-occupancy); one 2-bedroom flat; and two 3-bedroom flats.
134.  In terms of the loss of nurses’ accommodation, the Inspector concluded that, on balance, it is likely that a net loss of long-term residential floorspace has not taken place, and that, therefore, the present use as a backpackers’ hostel meets policy DP2 (Making full use of Camden’s capacity for housing).
135. The Inspector establishes that the residential floorspace to be protected comprises only the floorspace of the upper levels of the properties. For practical reasons relating to the form of the existing building and its suitability for conversion, and on the advice of the officers in the pre-application meeting, it has been determined that the smallest of the three properties – 70 Guilford Street, at 577sqm, should be provided as permanent residential development to meet the requirements of policy DP1 (Mixed use development).
136. The mix of residential units proposed requires minimal intervention in the fabric of the building, because the units are based upon the existing floor and room divisions within the building. The resulting residential mix of provides a combination of large and small properties, including three of the eight that are in the council’s priority categories (in policy DP5 Homes of different sizes). In addition, the smaller units will provide more affordable accommodation in a central location for people for whom larger units would be unaffordable. All of the apartments meet the council’s residential design standards.  In summary, the maximum number of units has been created in the building, whilst still adhering to the council’s policy on unit mix and guidance on unit size.
137. In terms of the impact of the proposals on the listed building, this application contributes positively to Camden’s heritage by proposing new long-term uses for the listed buildings, which will result in investment in their built fabric and an extension of their life. The special interest of the buildings relates to their façade, as noted in the listing description. It is proposed to reinstate the front door of 72 Guilford Street. No further changes are proposed to the façade, other than replacement windows, if these are necessary. Internally, as noted above, there are very few proposed changes to 70-72 Guilford Street, and minimal alterations to 70 Guilford Street, with the features of historic interest, such as the staircases, fireplaces and brick vaults retained.
138. The need to comply with the council’s heritage policies will preclude more substantial alterations to the property to comply with other development plan polices, such as those dealing with sustainable design and construction and inclusivity. A practical approach has been taken to complying with these policies, as set out in the Design and Access Statement.
139. In terms of the impact on residential amenity, the Inspector concluded that because the hostel’s own system of control has been shown to be effective, the effect of the use on the living conditions of local residents would be acceptable, subject to incorporating the Hostel Management Plan in the previously-agreed section 106 agreement. The applicants are prepared to commit to the same Hostel Management Plan in this application.
140. It is agreed that the  planning agreement is likely to cover:

· Hostel Management Plan and a reasonable monitoring fee;

· Service Management Plan and a reasonable monitoring fee; and 

· commitment to car-free development.

141. In addition, subject to balancing the viability of the scheme with the section 106 obligations, the applicant is prepared to commit to the reinstatement of the front door to 72 Guilford Street, as a contribution to restoring the external form of the listed building and improving the character of the conservation area.

142. Other potential matters for the agreement might include a contribution towards education provision for the 2 and 3-bedroom residential units.

143. These commitments will ensure that the impacts of the scheme are appropriately mitigated.
c) Summary of the Benefits of the Proposed Development
144. The proposed development at 70-72 Guilford Street will bring benefits to the Guilford Street area and Camden, including:
· Retention of a backpackers’ hostel providing low-cost accommodation for visitors to London, primarily young people. The previous use of the building as a nurses’ hostel lends itself well to the backpacker use, and the bespoke design of the combined bunk bed and storage units have minimal impact to the fabric of the listed building.

· Provision of eight residential apartments, of a variety of sizes, in a central location. These flats meet the Camden space standards, whilst being compactly sized, enabling the provision of affordable private units to the market.

· The reinstatement of the doorway to 72 Guilford Street, which is included as part of the proposals, will help to restore the integrity of the terrace’s historic façade.

· The improvement in the environmental credentials of the three properties, for example, the incorporation of bicycle parking and dedicated recycling storage, will help to reduce the carbon emissions and resource use associated with the buildings. A range of sustainability measures have been committed to in the creation of the residential units.

· The continued involvement of Smart Space in the property will be secured. To date, Smart Space has invested £1million in restoration works on the property which has re-established the structural integrity of the building. 

145. In summary, the proposals that are put forward in this planning application will secure a positive, long-term, policy compliant use for 70-72 Guilford Street, which we consider will be beneficial for the local area and the borough.
Appendix 1: Planning POLICY background
	Document
	Policy
	Extract of relevant policy text

	PPS1 Delivering Sustainable Development (2005)
	Paragraph 5
	Planning should facilitate and promote sustainable and inclusive patterns of urban and rural development by:

– making suitable land available for development in line with economic, social and environmental objectives to improve people’s quality of life;

– contributing to sustainable economic development;

– protecting and enhancing the natural and historic environment, the quality and character of the countryside, and existing communities;

– ensuring high quality development through good and inclusive design, and the efficient use of resources; and,

– ensuring that development supports existing communities and contributes to the creation of safe, sustainable, liveable and mixed communities with good access to jobs and key services for all members of the community.

	PPS 3 Housing (2011)
	Achieving high quality housing
	Matters to consider when assessing design quality include the extent to which the proposed development:

– Is easily accessible and well-connected to public transport and community facilities and services, and is well laid out so that all the space is used efficiently, is safe, accessible and user-friendly.

– Provides, or enables good access to, community and green and open amenity and recreational space (including play space) as well as private outdoor space such as residential gardens, patios and balconies.

– Is well integrated with, and complements, the neighbouring buildings and the local area more generally in terms of scale, density, layout and access.

– Facilitates the efficient use of resources, during construction and in use, and seeks to adapt to and reduce the impact of, and on, climate change.

– Takes a design-led approach to the provision of car-parking space, that is well integrated with a high quality public realm and streets that are pedestrian, cycle and vehicle friendly.

– Creates, or enhances, a distinctive character that relates well to the surroundings and supports a sense of local pride and civic identity.

– Provides for the retention or re-establishment of the biodiversity within residential environments. (Paragraph 16)

	PPS 3 Housing (2011)
	Achieving a mix of housing
	Developers should bring forward proposals for market housing which reflect demand and the profile of households requiring market housing, in order to sustain mixed communities. (Paragraph 23)

	PPS 3 Housing (2011)
	Market housing
	One of the Government’s key objectives is to provide a variety of high quality market housing. This includes addressing any shortfalls in the supply of market housing and encouraging the managed replacement of housing, where appropriate. (Paragraph 25)

Local Planning Authorities should plan for the full range of market housing. In particular, they should take account of the need to deliver low-cost market housing as part of the housing mix. (Paragraph 26)

	PPS 3 Housing (2011)
	Providing housing in suitable locations: Efficient use of land
	Density is a measure of the number of dwellings which can be accommodated on a site or in an area. The density of existing development should not dictate that of new housing by stifling change or requiring replication of existing style or form. If done well, imaginative design and layout of new development can lead to a more efficient use of land without

compromising the quality of the local environment. (Paragraph 50)

	PPS5 Planning for the Historic Environment
	Policy HE1: Heritage assets and climate change
	Opportunities to adapt heritage assets include enhancing energy efficiency, improving resilience to the effects of a changing climate, allowing greater use of renewable energy and allowing for the sustainable use of water.

Where conflict between climate change objectives and the conservation of heritage assets is unavoidable, the public benefit of mitigating the effects of climate change should be weighed against any harm to the significance of heritage assets in accordance with the development management principles in this PPS and national planning policy on climate change

	PPS5 Planning for the Historic Environment
	Policy HE6: Information requirements for applications for consent affecting heritage assets
	Local planning authorities should require an applicant to provide a description of the significance of the heritage assets affected and the contribution of their setting to that significance. As a minimum the relevant historic environment record should have been consulted and the heritage assets themselves should have been assessed using appropriate expertise where necessary given the application’s impact. 

This information together with an assessment of the impact of the proposal should be set out in the application (within the design and access statement when this is required) as part of the explanation of the design concept. It should detail the sources that have been considered and the expertise that has been consulted.

	PPS5 Planning for the Historic Environment
	Policy HE7: Policy principles guiding the determination of applications for consent relating to all heritage assets
	In considering the impact of a proposal on any heritage asset, local planning authorities should take into account the particular nature of the significance of the heritage asset and the value that it holds for this and future generations. This understanding should be used by the local planning authority to avoid or minimize conflict between the heritage asset’s conservation and any aspect of the proposals. 

Local planning authorities should take into account:
· the desirability of sustaining and enhancing the significance of heritage assets, and of utilising their positive role in place-shaping; and

· the positive contribution that conservation of heritage assets and the historic environment generally can make to the establishment and maintenance of sustainable communities and economic vitality by virtue of the factors set out in HE3.1

	London Plan
	Policy 2.10

Central Activities Zone – strategic priorities
	The Mayor will, and boroughs and other relevant strategic partners should: 

sustain and enhance the distinctive environment and heritage of the CAZ, recognising both its strategic components such as the River Thames, the Royal Parks, World Heritage Sites, designated views and more local features including the public realm and historic heritage, smaller open spaces and distinctive buildings, through high quality design and urban management.


	London Plan
	Policy 3.4 Optimising housing potential
	Taking into account local context and character, the design principles in Chapter 7 and public transport capacity, development should optimise housing output for different types of location within the relevant density range shown in Table 3.2.

	London Plan
	Policy 3.5 Quality and design of housing developments
	The design of all new housing developments should enhance the quality of local places, taking into account physical context; local character; density; tenure and land use mix LDFs should incorporate minimum space standards that generally conform with Table 3.3. The Mayor will, and boroughs should, seek to ensure that new development reflects these standards. The design of all new dwellings should also take account of factors relating to ‘arrival’ at the building and the ‘home as a place of retreat’, have adequately sized rooms and convenient and efficient room layouts, meet the changing needs of Londoners over their lifetimes, address climate change adaptation and mitigation and social inclusion objectives and should be conceived and developed through an effective design process

	London Plan
	Policy 3.8 Housing choice
	Taking account of housing requirements identified at regional, sub-regional and local levels, boroughs should work with the Mayor and local communities to identify the range of needs likely to arise within their areas and ensure that:

a) new developments offer a range of housing choices, in terms of the mix of housing sizes and types, taking account of the housing requirements of different groups and the changing roles of different sectors, including the private rented sector, in meeting these  

b) provision of affordable family housing is addressed as a strategic priority in LDF policies

c) all new housing is built to ‘The Lifetime Homes’ standards

	London Plan
	Policy 3.14 Existing housing
	B Loss of housing, including affordable housing, should be resisted unless the housing is replaced at existing or higher densities with at least equivalent floorspace.

C This policy includes the loss of hostels, staff accommodation and shared accommodation that meet an identified housing need, unless the existing floorspace is satisfactorily re-provided to an equivalent or better standard. The loss of housing to short-term provision (lettings less than 90 days) should also be resisted.

D Boroughs should promote efficient use of the existing stock by reducing the number of vacant, unfit and unsatisfactory dwellings, including through setting and monitoring targets for bringing properties back into use. In particular, boroughs should prioritise long-term empty homes, derelict empty homes and listed buildings to be brought back into residential use.

	London Plan
	Policy 4.5 London’s visitor infrastructure
	The Mayor will, and boroughs and relevant stakeholders should:

a) support London’s visitor economy and stimulate its growth, taking into account the needs of business as well as leisure visitors and seeking to improve the range and quality of provision especially in outer London

LDFs should: promote and facilitate development of a range of visitor accommodation, such as hotels, bed and breakfast accommodation, self-catering facilities, youth hostels and camping and caravan sites

	London Plan
	Policy 5.3 Sustainable design and construction
	Development proposals should demonstrate that sustainable design standards are integral to the proposal, including its construction and operation, and ensure that they are considered at the beginning of the design process.

	London Plan
	Policy 5.5 Water use and supplies
	Development should minimise the use of mains water by:

a) incorporating water saving measures and equipment

b) designing residential development so that mains water consumption would meet a target of 105 litres or less per head per day.

	London Plan
	Policy 6.9 Cycling
	Developments should:

a) provide secure, integrated and accessible cycle parking facilities in line with the minimum standards set out in Table 6.3:
· C3 (Dwellings) 1 per 1 or 2 bed unit: 2 per 3 or more bed unit

	London Plan
	Policy 7.2 An inclusive environment
	Design and access statements submitted with development proposals should explain how, following engagement with relevant user groups, the principles of inclusive design, including the specific needs of older and disabled people, have been integrated into the proposed development, whether relevant best practice standards such as British Standard BS 8300:2009 have been complied with, and how inclusion will be maintained and managed.

	London Plan
	Policy 7.8 Heritage assets and archaeology
	Development should identify, value, conserve, restore, re-use and incorporate heritage assets, where appropriate.

Development affecting heritage assets and their settings should conserve their significance, by being sympathetic to their form, scale, materials and architectural detail.

	London Plan
	Policy 7.9 Heritage-led regeneration
	The significance of heritage assets should be assessed when development is proposed and schemes designed so that the heritage 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.

	Camden Core Strategy 2010 – 2025 
	CS1 Distribution of growth
	The Council will focus Camden’s growth in the most suitable locations, and manage it to make sure that we deliver its opportunities and benefits and achieve sustainable development, while continuing to preserve and enhance the features that make Camden such an attractive place to live, work and visit.

We will promote:

b) appropriate development at other highly accessible locations, in particular Central London and the town centres 

The Council will promote the most efficient use of land and buildings in Camden by: 

d) seeking development that makes full use of its site, taking into account quality of design, its surroundings, sustainability, amenity, heritage, transport accessibility and any other considerations relevant to the site; 

g) expecting high density development in Central London, town centres and other locations well served by public transport; and

h) expecting the provision of a mix of uses in suitable schemes, in particular in the most accessible parts of the borough, including an element of housing where possible.



	Camden Core Strategy 2010 – 2025
	CS3 Other highly accessible areas
	The Council will promote appropriate development in the highly accessible areas of:

a) Central London (outside the growth areas of King’s Cross, Euston, Tottenham Court Road and Holborn)

These areas are considered to be suitable locations for the provision of homes, shops, food, drink and entertainment uses, offices, community facilities and are particularly suitable for uses that are likely to significantly increase the demand for travel. The Council will ensure that development in these locations is of suitable scale and character for the area in which it is situated, contributes to other Council aspirations including providing appropriate community and environmental benefits, and takes into account amenity and community safety.

	Camden Core Strategy 2010 – 2025
	CS5 Managing the impact of growth and development
	The Council will protect the amenity of Camden’s residents and those working in and visiting the borough by:

e) making sure that the impact of developments on their occupiers and neighbours is fully considered; 

f) seeking to ensure development, contributes towards strong and successful communities by balancing the needs of development with the needs and characteristics of local areas and communities; and

f) requiring mitigation measures where necessary.

	Camden Core Strategy 2010 – 2025
	CS6 Providing quality homes
	The Council will aim to make full use of Camden’s capacity for housing by:

a) maximising the supply of additional housing

The Council will aim to minimise social polarisation and create mixed and inclusive communities across Camden by:

j) seeking a diverse range of housing products in the market and affordable sectors to provide a range of homes accessible across the spectrum of household incomes;

k) seeking a range of self-contained homes of different sizes to meet the Council’s identified dwelling-size priorities; 

l) seeking a variety of housing types suitable for different groups, including families, people with mobility difficulties, older people, homeless people and vulnerable people

	Camden Core Strategy 2010 – 2025
	CS8 Promoting a successful and inclusive Camden economy
	The Council will secure a strong economy in Camden and seeks to ensure that no one is excluded from its success. We will:
e) recognise and encourage the concentrations of creative and cultural businesses in the borough as well as supporting the development of Camden’s tourism sector whilst ensuring that any new facilities meet the other strategic objectives of the Core Strategy; and
f) recognise the importance of other employment generating uses, including retail, markets, leisure, education, tourism and health.

	Camden Core Strategy 2010 – 2025
	CS9 Achieving a successful Central London
	The Council will support and promote the Central London area of Camden as a successful and vibrant part of the capital to live in, work in and visit. We will:

b) support Central London as a focus for Camden’s future growth in homes, offices, hotels, shops and other uses;

e) seek to secure additional housing and affordable homes, including as part of appropriate mixed use developments;

i) preserve and enhance the area’s historic environment;

	Camden Core Strategy 2010 – 2025
	CS11 Promoting sustainable and efficient travel
	As part of its approach to minimising congestion and addressing the environmental impacts of travel, the Council will:
k) minimise provision for private parking in new developments, in particular through:

– car free developments in the borough’s most accessible locations and

– car capped developments;

	Camden Core Strategy 2010 – 2025
	CS13 Tackling climate change through promoting higher environmental standards
	The Council will require all development to take measures to minimise the effects of, and adapt to, climate change and encourage all development to meet the highest feasible environmental standards that are financially viable during construction and occupation by:

a) ensuring patterns of land use that minimise the need to travel by car and help support local energy networks;

b) promoting the efficient use of land and buildings;

c) minimising carbon emissions from the redevelopment, construction and occupation of buildings by implementing, in order, all of the elements of the following energy hierarchy:

1. ensuring developments use less energy,

2. making use of energy from efficient sources, such as the King’s Cross, Gower Street, Bloomsbury and proposed Euston Road decentralised energy networks;

3. generating renewable energy on-site; and

d) ensuring buildings and spaces are designed to cope with, and minimise the effects of, climate change

We will make Camden a water efficient borough and minimise the potential for surface water flooding by:

h) making sure development incorporates efficient water and foul water infrastructure;

	Camden Core Strategy 2010 – 2025
	CS14 Promoting high quality places and conserving our heritage
	The Council will ensure that Camden’s places and buildings are attractive, safe and easy to use by:

a) requiring development of the highest standard of design that respects local context and character;

b) preserving and enhancing 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;

d) seeking the highest standards of access in all buildings and places and requiring schemes to be designed to be inclusive and accessible

	Camden Core Strategy 2010 – 2025
	CS17 Making Camden a safer place
	The Council will aim to make Camden a safer place. We will:

b) encourage appropriate security and community safety measures in buildings, spaces and the transport system;

c) require developments to demonstrate that they have incorporated design principles which contribute to community safety and security, particularly in areas with relatively high levels of crime, in particular Camden Town, King’s Cross, Bloomsbury, Covent Garden and Kilburn;

d) ensure Camden’s businesses and organisations take responsibility for reducing the opportunities for crime through effective management and design;

	Camden Core Strategy 2010 – 2025
	CS18 Dealing with our waste and encouraging recycling
	The Council will seek to make Camden a low waste borough. We will:

b) make sure that developments include facilities for the storage and collection of waste and recycling

	Camden Core Strategy 2010 – 2025
	CS19 Delivering and monitoring the Core Strategy
	The Council will work with Camden’s Local Strategic Partnership and its other partners to deliver the vision, objectives and policies of this Core Strategy. We will:
b) use planning obligations, and other suitable mechanisms, where appropriate, to:

– support sustainable development,

– secure any necessary and related infrastructure, facilities and services to meet needs generated by development, and

– mitigate the impact of development;

	Camden Development Policies 2010 – 2025 
	DP1 Mixed use development
	The Council will require a mix of uses in development where appropriate in all parts of the borough, including a contribution towards the supply of housing. In the Central London Area (except Hatton Garden) and the town centres of Camden Town, Finchley Road/ Swiss Cottage and Kilburn High Road, where more than 200 sq m (gross) additional floorspace is provided, we will require up to 50% of all additional floorspace to be housing.

In considering whether a mix of uses should be sought, whether it can practically be achieved on the site, the most appropriate mix of uses, and the scale and nature of any contribution to the supply of housing and other secondary uses, the Council will take into account:

a) the character of the development, the site and the area;

b) site size, the extent of the additional floorspace, and constraints on including a mix of uses;

c) the need for an active street frontage and natural surveillance;

d) the economics and financial viability of the development including any particular costs associated with it;

e) whether the sole or primary use proposed is housing;

g) whether secondary uses would be incompatible with the character of the primary use;

f) whether an extension to the gross floorspace is needed for an existing user;

h) whether the development is publicly funded;

i) any other planning objectives considered to be a priority for the site.

	Camden Development Policies 2010 – 2025
	DP2 Making full use of Camden’s capacity for housing
	The Council will seek to maximise the supply of additional homes in the borough, especially homes for people unable to access market housing, by:

a) expecting the maximum appropriate contribution to supply of housing on sites that are underused or vacant, taking into account any other uses that are needed on the site

	Camden Development Policies 2010 – 2025
	DP3 Contributions to the supply of affordable housing
	The Council will expect all residential developments with a capacity for 10 or more additional dwellings to make a contribution to the supply of affordable housing.

	Camden Development Policies 2010 – 2025
	DP5 Homes of different sizes
	The Council will contribute to the creation of mixed and inclusive communities by securing a range of self-contained homes of different sizes. We will:

a) seek to ensure that all residential development contributes to meeting the priorities set out in the Dwelling Size Priorities Table, including conversion of existing residential and non-residential floorspace;

b) expect a mix of large and small homes in all residential developments.

In considering the mix of dwelling sizes appropriate to a development, the Council will have regard to the different dwelling size priorities for social rented, intermediate affordable and market homes, and will take into account:

c) the character of the development, the site and the area, including the impact of the mix on child density; 

d) site size, and any constraints on including homes of different sizes; and

e) the economics and financial viability of the site, including the demand for homes of different sizes.

	Camden Development Policies 2010 – 2025
	DP6 Lifetime homes and wheelchair homes
	All housing development should meet lifetime homes standards. 
10% of homes developed should either meet wheelchair housing standards, or be easily adapted to meet them [applies to schemes of 10 or more dwellings].
[The Council acknowledges that the design or nature of some existing properties means that it will not be possible to meet every element of the lifetime homes standard, for example in listed buildings, but considers that each scheme should achieve as many features as possible]

	Camden Development Policies 2010 – 2025
	DP14 Tourism development and visitor accommodation
	The Council will support tourism development and visitor accommodation by:

All tourism development and visitor accommodation must:

d) be easily reached by public transport;

e) provide any necessary off-highway pickup and set down points for taxis and coaches;

f) not harm the balance and mix of uses in the area, local character, residential amenity, services for the local community, the environment or transport systems.

	Camden Development Policies 2010 – 2025
	DP17 Walking, cycling and public transport
	Development should make suitable provision for pedestrians, cyclists and public transport and, where appropriate, will also be required to provide for interchanging between different modes of transport. Provision may include:

b) other features associated with pedestrian and cycling access to the development, where needed, for example seating for pedestrians, signage, high quality cycle parking, workplace showers and lockers

	Camden Development Policies 2010 – 2025
	DP18 Parking standards and limiting the availability of car parking
	The Council will expect development to be car free in the Central London Area.
Developments will also be expected to meet the Council’s minimum standards for cycle parking set out in Appendix 2.

	Camden Development Policies 2010 – 2025
	DP22 Promoting sustainable design and construction
	The Council will require development to incorporate sustainable design and construction measures. Schemes must:

a) demonstrate how sustainable development principles, including the relevant measures set out in paragraph 22.5 below, have been incorporated into the design and proposed implementation; and 
b) incorporate green or brown roofs and green walls wherever suitable.

The Council will promote and measure sustainable design and construction by:

d) expecting developments (except new build) of 500 sq m of residential floorspace or above or 5 or more dwellings to achieve “very good” in EcoHomes assessments prior to 2013 and encouraging “excellent” from 2013

The Council will require development to be resilient to climate change by ensuring schemes include appropriate climate change adaptation measures, such as: 

f) summer shading and planting;

g) limiting run-off;

h) reducing water consumption;

i) reducing air pollution; and

j) not locating vulnerable uses in basements in flood-prone areas.

	Camden Development Policies 2010 – 2025
	DP23 Water
	The Council will require developments to reduce their water consumption, the pressure on the combined sewer network and the risk of flooding by:

a) incorporating water efficient features and equipment and capturing, retaining and re-using surface water and grey water on-site

	Camden Development Policies 2010 – 2025
	DP24 Securing high quality design
	The Council will require all developments, including alterations and extensions to existing buildings, to be of the highest standard of design and will expect developments to consider:

a) character, setting, context and the form and scale of neighbouring buildings;

b) the character and proportions of the existing building, where alterations and extensions are proposed;

c) the quality of materials to be used; 

d) the provision of visually interesting frontages at street level;

e) the appropriate location for building services equipment;

f) existing natural features, such as topography and trees;

g) the provision of appropriate hard and soft landscaping including boundary treatments;

h) the provision of appropriate amenity space; and

i) accessibility.

	Camden Development Policies 2010 – 2025
	DP25 Conserving Camden’s heritage
	In order to maintain the character of Camden’s conservation areas, the Council will:

b) only permit development within conservation areas that preserves and enhances the character and appearance of the area;
To preserve or enhance the borough’s listed buildings, the Council will:

e) prevent the total or substantial demolition of a listed building unless exceptional circumstances are shown that outweigh the case for retention;

f) only grant consent for a change of use or alterations and extensions to a listed building where it considers this would not cause harm to the special interest of the building; and

g) not permit development that it considers would cause harm to the setting of a listed building.

	Camden Development Policies 2010 – 2025
	DP26 Managing the impact of development on occupiers and neighbours
	The Council will protect the quality of life of occupiers and neighbours by only granting permission for development that does not cause harm to amenity. The factors we will consider include:

a) visual privacy and overlooking;

b) overshadowing and outlook;

c) sunlight, daylight and artificial light levels;

d) noise and vibration levels;

e) odour, fumes and dust;

f) microclimate;

g) the inclusion of appropriate attenuation measures.

We will also require developments to provide:

h) an acceptable standard of accommodation in terms of internal arrangements, dwelling and room sizes and amenity space;

i) facilities for the storage, recycling and disposal of waste;

j) facilities for bicycle storage; and

k) outdoor space for private or communal amenity space, wherever practical.

	Camden Development Policies 2010 – 2025
	DP28 Noise and vibration
	The Council will seek to ensure that noise and vibration is controlled and managed and will not grant planning permission for:

a) development likely to generate noise pollution; or

b) development sensitive to noise in locations with noise pollution, unless appropriate attenuation measures are provided.

	Camden Development Policies 2010 – 2025
	DP29 Improving access
	The Council will seek to promote fair access and remove the barriers that prevent people from accessing facilities and opportunities. We will:

a) expect all buildings and places meet the highest practicable standards of access and inclusion;

c) expect facilities to be located in the most accessible parts of the borough;

f) secure car parking for disabled people; and

g) secure accessible homes.

	Camden Planning Guidance 1: Design
	2 Design excellence
	[Guidance on context, building design, land use, materials and how to write Design and Access Statements]

	Camden Planning Guidance 1: Design
	3 Heritage
	[General guidance]

	Camden Planning Guidance 1: Design
	4 Extensions, alterations and conservatories
	[Guidance on external alterations, including windows, doors and materials]

	Camden Planning Guidance 1: Design
	10 Waste and Recycling Storage
	Residential development of 7 dwellings or more 

10.10 Collection services for developments with 7 or more residential dwellings vary depending on the individual circumstances of the premises. The design of the building and space requirements will be determined on a case-by-case basis by the Council’s Street Environment Service - and need to be consulted prior to lodging an application. For this type of development a kerbside collection is preferred, where possible. For external storage requirements, the guidance for Residential development of 6 or fewer units (see Figure 16) should be used. 

Space requirements 

10.11 Internal storage: 

Developments this size needs to ensure that Internal storage, i.e.: 

be located in an accessible and communal area inside each dwelling; 

the location should also be easily accessible from external storage areas, near to areas of high waste production, and hard wearing and washable - kitchens and utility rooms are generally the most appropriate; and 

recyclables must be able to be separated at the source, and dwellings should be provided with capacity for receptacles for each recyclable component (including food waste), according to the separation at the relevant “bring” facility e.g. glass (3 banks as colour separated at source – clear, green, brown), cans, plastic bottles, paper (single banks for mixed collections), etc, and for non-recyclable waste. 

10.12 Space considerations: 

· provide for both mixed recyclables, organic kitchen waste and non-recyclable waste; and 

· storage for recycling must have at least twice, if not three times, the capacity of storage for non-recyclable waste to account for the separation requirements and the frequency of removal from the dwelling. 

10.13 External storage - by rooms per dwelling: 

Must be provided to allow for recyclables and waste that is expected to be produced by the size of development. For external storage requirements, Figure 16 should be used. 

Amount of internal storage space required by the number of rooms in dwelling :
Number of habitable rooms in dwelling 

Capacity of external storage space required for that dwelling (for weekly collection) 

1 

0.15 m3 

2 

0.20 m3 

3 

0.25 m3 

4 

0.30 m3 

5 

0.35 m3 

6 

0.40 m3 



	Camden Planning Guidance 2: Housing
	4 Residential development standards


	Layout 

4.7 There should usually be a permanent partition between eating and sleeping areas. Kitchens and living rooms that are permanently separated are preferable. However, combined kitchen and living areas are considered acceptable as long as the floor area is sufficient to allow for the greater range of activities that will take place in them. 

Rooms 

All rooms should be able to function for the purpose for the purpose for which they are intended. 

They should have an adequate size, shape, door arrangement, height, insulation for noise and vibration and natural lighting and ventilation. 

They should lead off a hallway or lobby so that it is possible to access any habitable room without passing through another habitable room, although Building Regulations Part B - Fire Safety allow inner rooms provided they meet certain criteria. 

Ceiling heights 

4.10 All habitable rooms should have minimum headroom of 2.3 metres. The exceptions are habitable rooms in existing basements, which may have 2.1 metres headroom, and habitable rooms in attics which should have a minimum room height of 2.3 metres over at least half of the floor area 

Space and room sizes 

The Council will be flexible in the application of these guidelines in order to respond to site-specific circumstances. 

The Council has set minimum space standards to ensure rooms are large enough to take on varying uses. Space standards relate to the occupancy of a home rather than number of bedrooms and the developer will be required to state the number of occupants each dwelling has been designed to accommodate. 

The overall internal floorspace in new self-contained dwellings (excluding communal lobbies and staircases) should normally meet or exceed the minimum standards set out in the following table. 

Number of Persons 

1 

2 

3 

4 

5 

6 

Minimum floorspace (sq m) 

32 

48 

61 

75 

84 

93 

The Council will expect bedrooms to meet or exceed the following standard:
First and double bedrooms - 11.0 sq m 

Single bedrooms - 6.5 sq m 

Self-contained homes providing a floorspace below the minimum standards may be considered in exceptional circumstances, for example to reduce the cost of Intermediate Housing to the occupier, however their acceptability will depend on other aspects of the development proposed. Sympathetic consideration may be given where a proposal meets a number of the criteria below: 

· Dwellings are targeted at, and affordable to, groups identified by the Borough as being in need. 

· External amenity space is provided 

· A limited number of dwellings are accessed from each entry point and corridor (ideally 8 or fewer, unless controlled by a concierge or a CCTV system allowing clear facial identification). 

· Security controlled access is provided where a larger number of units are accessed from one point. 

· Where cluster flats are provided in response to a demonstrable demand (i.e. there are good indications that properties will not be hard to let to the targeted tenants), a limited number of flats are clustered into each dwelling (ideally 8 or fewer) (cluster flats are bedsits with a communal kitchen/eating area). 

· A laundrette or communal laundry is provided (sufficient to cater for forecast resident demand at periods of peak usage) where individual dwellings cannot accommodate a washing machine - subject to keeping service and management charges at an acceptable level. The Council will take into account any existing commercial laundrettes that would be convenient for residents. 
Storage and utility spaces

4.19 All accommodation should have sufficient internal storage space to meet the likely needs and requirements of potential occupiers. Dwelling layouts should make suitable provision: 

· for washing machines and drying clothes;

· a storage cupboard with a minimum floor area of 0.8 sq m should be provided for 1- and 2-person dwellings;

· for each additional occupant, a minimum of 0.15 sq m storage area should be provided;

· storage for bicycles and prams should also be provided, located at the ground or lowest level of the dwelling, preferably accessed from a hall or lobby area;

· for waste and recycling bins, reference should also be made to the section 'Waste and Recycling Storage' in CPG1 Design.
Daylight, sunlight and privacy 

In particular the following minimum requirements need to be met to avoid the unacceptable loss of daylight and/or sunlight resulting from a development, including new build, extensions and conversions. For example: 

· Each dwelling in a development should have at least one habitable room with a window facing within 30 degrees of south in order to make the most of solar gain through passive solar energy; 

· Rooms on south facing walls should always have windows, south facing windows and walls should be designed, sized and/or shaded in summer to prevent overheating. Appropriate shading might be achieved by: 

· mature deciduous trees located so as to shade the structure 

· eaves or overhangs that protect from sun that is high in the sky only external shutters or blinds that can be operated by the occupant; 

· External shading should be provided for western facing windows and outdoor spaces to minimise overheating in summer. Deciduous trees provide the best shade for this purpose; 

· Windows on north facing walls should be sized to prevent heat loss but allow sufficient daylight; 

· All habitable rooms, including basements, must have an external window with an area of at least 1/10 of the floor area of the room; 

· An area of 1/20 of the floor area of the room must be able to be opened to provide natural ventilation; 

· Windows to atriums will be acceptable as external windows in exceptional circumstances only; 

· Passive ventilation should be favoured where possible and mechanically assisted ventilation should be silent in operation. 
Basements 

4.26 All rooms within a basement should be able to function for the purpose of which they are intended. They should have an adequate size, shape, door arrangement, and height, insulation from noise and vibration, and access to natural lighting, ventilation and privacy (similar to the standards set out above). Four key considerations are set out here. 

· Natural light - to ensure that adequate natural light is provided to habitable rooms, walls or structures should not obstruct windows by being closer than 3 metres. Where this is not achievable it is advised that the glazed area should total not less than 10% of the floor area of the room. 

· Forecourt parking – nearby vehicles can also restrict light to basements, and consideration should be given to any further obstruction from vehicles parked on the forecourt that may present a barrier to light serving basement windows. 

· Means of escape - basements should be provided with either a door or suitably sized window allowing access to a place of safety that gives access to the external ground level, or with a protected escape route within the building leading to a final exit at ground level. 

· Lightwells - stairs, ladders and gates in any railings around a lightwell that are required for means of escape should be designed to be as discreet as possible and should have regard to the character of the building and surrounding area. 



	Camden Planning Guidance 2: Housing
	5 Lifetime Homes and Wheelchair Housing
	In the case of conversion of an existing building or other circumstances of a development may mean it may not be possible for new homes to meet all 16 criteria. In this case, the development should still seek to meet Lifetime Homes Standards as far as possible to maximise accessibility and demonstrate to the Council’s satisfaction why it is not possible to meet particular criteria. 

5.13 Applicants should include a schedule within the design and access statement for their development that sets out: 

· how each of the 16 Lifetime Homes criteria will be met; 

· identifying any Lifetime Homes criteria that will not be met; 

· demonstrating that these criteria cannot be met, or otherwise justifying failure to meet them. 

	Camden Planning Guidance 3: Sustainability
	2 The energy hierarchy
	An energy statement is to set out how a development has been designed to follow the steps in the energy hierarchy. It should demonstrate how the proposed measures are appropriate and viable to the context of the development. 



	Camden Planning Guidance 3: Sustainability
	4 Energy efficiency: existing buildings
	All buildings, whether being updated or refurbished, are expected to reduce their carbon emissions by making improvements to the existing building. Work involving a change of use or an extension to an existing property is included. As a guide, at least 10% of the project cost should be spent on the improvements. 

· Where retro-fitting measures are not identified at application stage we will most likely secure the implementation of environmental improvements by way of condition. Appendix 1 sets out a checklist of retro fit improvements for applicants. 

· Development involving a change of use or a conversion of 5 or more dwellings or 500sq m of any floorspace, will be expected to achieve 60% of the un-weighted credits in the Energy category in their EcoHomes or BREEAM assessment, whichever is applicable. (See the section on Sustainability assessment tools for more details). 

· Special consideration will be given to buildings that are protected e.g. listed buildings to ensure that their historic and architectural features are preserved. 
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	7 Water efficiency
	Developments over 10 units or 1000sq m should include grey water recycling 

The Council expects all developments to be designed to be water efficient by minimising water use and maximising the re-use of water. This includes new and existing buildings. 



	Camden Planning Guidance 3: Sustainability
	8 Sustainable use of materials
	Reduce waste by firstly re-using your building, where this is not possible you should implement the waste hierarchy 

The waste hierarchy prioritises the reduction, re-use and recycling of materials 

All developments should aim for at least 10% of the total value of materials used to be derived from recycled and reused sources. This should relate to the WRAP Quick Wins assessments or equivalent as (highlighted in the waste hierarchy information section below). Special consideration will be given to heritage buildings and features to ensure that their historic and architectural features are preserved. 

In projects that involve the refurbishment of heritage buildings (those built before 1919) or those in conservation areas, materials should be specified in line with the following hierarchy: 

· Reclaimed materials should be matching and appropriate to the building type/area (original construction time/period) and sufficiently robust in their performance not to compromise building function; 

· Materials with a low environmental impact as determined by the BRE Green Guide to Specification subject to approval from Conservation Officers and provided those materials do not compromise the performance (thermal, structural or otherwise) of the existing building; and 

· When selecting insulation materials for older buildings, preference should be given to natural fibre based materials that prevent moisture retention in the building fabric. 

A Construction Management Plan will be required to support many developments and will help manage on site impact arising from demolition and construction processes. The types of schemes where a CMP will usually be appropriate include: developments involving listed buildings or adjacent to listed buildings 

Where a ‘site waste management plan’ (SWMP) is required (in projects with an estimated construction cost of over £300,000) it should include a pre-demolition audit of materials completed by a qualified professional and submitted with an application, in accordance with the Demolition Protocol. 
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	9 Sustainability assessment tools
	Residential - Existing 

Refurbishments, conversions and changes of use 

5 dwellings or more 

500sq m of floorspace or more 

EcoHomes 

You are strongly encouraged to meet the following standards in accordance with Development Policy DP22 - Promoting sustainable design and construction: 

Time period 

Minimum rating 

Minimum standard for categories (% of un-weighted credits) 

2010-2012 

‘very good’ 

Energy 60% 

Water 60% 

Materials 40% 

2013+ 

‘excellent’ 
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	12 Adapting to climate change
	All development is expected to consider the impact of climate change and be designed to cope with the anticipated conditions. 

[List of measures included in section.]

	Camden Planning Guidance 7: Transport
	4 Delivery and servicing management plans
	[General guidance]

	Camden Planning Guidance 7: Transport
	5 Car free and car capped development
	We expect car free development in the borough’s most accessible locations [including the Central London area] and where a development could lead to on-street parking problems

Legal agreements will be used to maintain car-free and car-capped development over the lifetime of a scheme

	Camden Planning Guidance 7: Transport
	9 Cycling facilities
	Cycle parking should be provided off-street, within the boundary of the site. Cycle parking needs to be accessible (in that everyone that uses a bike can easily store and remove a bike from the cycle parking) and secure (in that both wheels and the frame can easily be locked to the stand). Security is a critical concern in the location, design, enclosure and surveillance of all cycle parking. The table below provides detailed guidance on the location, design and layout of cycle parking for various groups of cyclists.

	Camden Planning Guidance 8: Planning Obligations
	4 Community facilities
	All residential development (Class “C3” of the Town and Country Planning Use Classes) including new build, change of use and conversion where the scheme results in a net increase of five or more dwelling units will normally be expected to provide a contribution towards education provision (except for those categories of development set out below).

The contribution sought will always be proportional to the number and size of dwellings proposed. Contributions will not be sought for single bedroom or studio dwellings, as these are unlikely to provide accommodation for children. Where a scheme includes a mix of single bedroom and larger units a contribution will only be sought for the larger units.

The contribution required from the development as a whole is calculated by multiplying the number of units of each size (excluding one bedroom units or units within the categories set out above), by the potential child yield and then the contribution required by each unit.

· 2 bed unit - £2,213

· 3 bed unit - £6,322

	Camden Planning Guidance 8: Planning Obligations
	5 Design
	Many of the potential impacts of development on historic buildings and in archaeological priority and conservation areas can be covered through design and by conditions on the planning permission, for example the need to carry out surveys or the storage and restoration of artefacts. Some objectives for building and area conservation or archaeology may not be satisfactorily controlled by a condition. Where impacts are off-site, or involve a particularly sensitive or complex programme of works, involving phasing, the Council may require implementation of these measures through a Section 106 Agreement. This would be in accordance with policy DP25.

	Camden Planning Guidance 8: Planning Obligations
	10 Transport
	In order to encourage use of other types of transport and reduce parking stress the Council will use legal agreements to make development car free or car capped. This will limit the number of new residents from being able to obtain on-street parking permits


Appendix 2: Appeal Decision, 9 June 2011, 70-72 guilford street
Appendix 3: section 106 agreement, 16 march 2011, 70-72 guilford street
Appendix 4: Notes of pre-application meeting, 4 November 2011, 70-72 guilford street

� Appeal references APP/X5210/C/2138815 and APP/X5210/C/2138816. The council’s enforcement notice reference is EN100486


� Measured survey by Kingsland Surveyors Ltd in October 2000


� The only exception to this is Flat 6, where the bedroom is 9.9sqm. However, this bedroom has an adjacent storage space of 1.6sqm, making a total of 11.5sqm.


� See http://www.english-heritage.org.uk/caring/listing/listed-buildings/
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