[image: image1.jpg]GVAGrimley






CONTENTS

31.
introduction

2.
context of proposals
4
3.
planning policy considerations
6
4.
Planning Appraisal
9
5.
Conclusions
13


1. introduction

1.1 This Planning Statement is submitted on behalf of The Camping Partnership in support of applications for planning permission and listed building consent for the change of use of nos. 34 and 35 John Street from office (Use Class B1) to residential use (Use Class C3) to create two dwellinghouses; a single storey rear extension and rear basement to no. 35 John Street. 

Supporting Information

1.2 The planning application is supported by the following reports: 

· Planning statement

· Existing and proposed drawings 

· Design and Access Statement 
· Structural Engineering Method Statement 

1.3 The listed building application is supported by the following:

· Planning statement

· Existing and proposed drawings 

· Demolition drawings

· Design and Access Statement

· PPG15 statement of justification
· Schedule of works

· Structural Engineering Method Statement
2. context of proposals

Site and Surrounding Area

2.1 The application site comprises two mid-terrace properties situated on the west side of John Street.  The buildings are statutory listed Grade II and form part of a Georgian terrace on the eastern edge of Bloomsbury, situated within the Bloomsbury Conservation Area.

2.2 The buildings are four storeys with basement and benefit from rear gardens which back onto offices within John’s Mews. 
2.3 The properties are currently in office use (Use Class B1(a)). However, originally, the properties were residential dwellings.  
Planning History 
2.4 Below is the relevant planning permission for the properties.  The supporting PPG15 statement of justification provides a comprehensive history of the two properties dating from when they were constructed in the 1750s.  It is understood that the two buildings have been in office use for the whole of the 20th Century. 
2.5 In May 1987, planning permission and listed building consent were granted for the erection of a single storey conservatory at the rear of the basement of the properties.
2.6 In August 1975, planning permission was refused for a two storey office building in the rear garden of no.35 John Street. 

2.7 In 1973, planning permission was granted for the replacement of the rear mansard roof at 3rd floor level by a brick storey to no. 35 John Street. 
2.8 On 30th May 2007, a planning application and listed building consent application were submitted for the erection of a roof extension at fourth floor level to nos. 34 and 35 John Street.  At the time of writing, the applications were yet to be determined. These applications were submitted by the former owner of the office buildings.
Proposal

2.9 The proposal comprises a change of use from office accommodation to their intended original use as single family dwellinghouses.  Both properties will comprise 5 bedrooms from first to third floors with living rooms on the ground floor and kitchen and ancillary staff accommodation at basement level. 
2.10 The building layouts will be largely restored throughout with minimal alteration to the original fabric of the building.  A basement extension is proposed to no. 35 to accommodate the kitchen and living area. A single storey rear extension is also proposed to the rear of no. 35 to be constructed with materials to match the existing fabric of the building. The rear garden of no.34 is to be improved following the demolition of the office accommodation at basement level and its replacement with a courtyard at basement level and a garden at ground floor level.
2.11 The proposal also seeks the removal of the trees from the garden of no.35.  The Council’s arboricultural officer has undertaken a site visit and has verbally confirmed that their removal is acceptable as they do not contribute positively to the visual amenity of the area. Further, they are not considered worthy of retention due to their ornamental value only. The largest tree, an Ash, has not been maintained adequately and is of poor health.  
3. planning policy considerations

Development Plan

3.1 In accordance with Section 38 (6) of the Planning and Compulsory Purchase Act 2004, applications should be determined in accordance with the development plan unless other material considerations indicate otherwise.

3.2 The adopted development plan comprises the Camden Unitary Development Plan (2006) and the Mayor’s Spatial Development Strategy for Greater London: The London Plan (February 2004). The latter document is under review.
3.3 Before assessing the development plan, there are a number of guidance documents at the national level which are material considerations and have been taken into consideration during the design of the proposals.  

National Policy
PPS1 Creating Sustainable Communities (2004)

3.4 This PPS promotes sustainable development, making more efficient use of previously developed land, ensuring high quality and inclusive design for all development. It encourages pre-application consultation with the local planning authority and recognises the importance of community involvement in the planning system. 
3.5 GVA Grimley have held informal discussions with the Council’s planning department regarding the principle of development at these properties. The view held by the planning officers spoken to is that the principle of the change of use from office to residential is acceptable.  This is due to the need for more housing within the Borough, in particular family sized units.  Further, although the Council generally seek to protect B1 uses, it is less so for offices as there is an identified over-supply of office space in Camden. 
3.6 A site visit was held with the Council’s arboricultural officer to discuss and agree the removal of the trees from the rear of no.35 John Street. The officer’s view was that the trees were not worthy of retention and that their removal is considered acceptable.  
PPS3 Housing (2006)

3.7 This PPS outlines the Government’s key objectives in relation to planning for housing.  At the heart of this document is guaranteeing everyone has the opportunity to live in a decent home, which they can afford, in a community in which they want to live.  The creation of sustainable, inclusive and mixed communities remains a priority, along with development on brownfield land.  However, the major change of PPS3 is the emphasis on the influence of the market which must be considered along with planning policy.

3.8 This application seeks to change the use of the buildings from office space to large family dwellings on a road which is characterised by other large single family dwellinghouses and in an exclusive part of London.  The scheme utilises an existing building in an existing built up part of the borough. 

PPG13 Transport (2001)

3.9 This PPG emphasises the importance of focusing additional housing within existing towns and cities, avoiding the inefficient use of land and seeking greater intensity of development around locations with good public transport accessibility.

3.10 The application site is located within an area benefiting from a PTAL rating of 5 reflecting a highly accessible location particularly given its close proximity to Chancery Lane and Holborn tube stations along with many bus routes. 
3.11 The proposed residential development at 34-35 John Street will assist in achieving the objective of maximising the use of previously developed land in locations with good accessibility to public transport.

PPG15 Planning and the Historic Environment (1994)

3.12 This PPG contains guidance for the identification and protection of listed buildings, conservation areas and other elements of the historic environment.  There should be a general presumption in favour of the preservation of listed buildings. The advice states that generally the best way of securing the upkeep of historic buildings is to keep them in active use.  

3.13 PPG15 states that the best use will very often be the use for which the building was originally designed, and the continuation or reinstatement of that use should certainly be the first option when the future of a building is considered. In this respect, the proposal is entirely in accordance with the principles of PPG15.
Regional policy
The London Plan (2004)

3.14 The Spatial Development Strategy for Greater London (“The London Plan”) adopted in February 2004 provides strategic guidance for the London.  The London Plan (2004) sets out a strategic framework to inform London’s growth. The Mayor undertook Early Alterations to the London Plan to address pressing housing provision, waste and minerals issues. The Early Alterations were published in December 2006, and form part of the London Plan. This includes provision to increase the minimum target for housing provision from 23,000 additional homes per year to 30,500.  The application will contribute to meeting this increased target. The alterations were subject to an examination in public in June 2007, concluding on 10th July.  The Panel Report is anticipated to be reported to the Mayor in September 2007.
Local Policy

Camden Unitary Development Plan (June 2006)
3.15 The Proposals Map of the Camden Unitary Development Plan (UDP), identifies the site as a listed building, within the Bloomsbury Conservation Area and with a Central London designation. 

3.16 We have assessed the development proposals against the relevant adopted UDP Policies and against Camden’s Planning Guidance, adopted in December 2006. The detailed results of this assessment are contained in the tables attached in Appendix A.  As these tables demonstrate, the proposals comply with the thrust of the adopted UDP. 
4. Planning Appraisal

Land Use

4.1 On the basis of table 3A.1 in the London Plan (2004), the target for providing additional homes in Camden is 16,940. The Housing section of the Council’s UDP states that housing is identified as a preferred use.  Policy H1 (New housing) of the adopted UDP supports this by stating that the Council will grant planning permission for development that increases the amount of land and floorspace in residential use and provides additional residential accommodation.  
4.2 The properties are both currently used as office accommodation.  Camden’s Policy E2 (Retention of existing business uses) presumes against the loss of business use on a site where there is a potential for that use to continue.  However, the Policy continues to state that the Council will consider a number of factors when assessing applications which seek a loss of business space.  Of these, its relationship of the site to nearby land uses, the demand, supply and variety of sites for employment uses and the retention of design features that enable flexible use are the most relevant considerations for this application.  

4.3 The buildings are listed which were originally used for residential purposes. The majority of the rooms within the lower floors retain many original features including architraves, cornices and door frames.  The Policy does allow for loss of B1(a) sites where they do not have the flexibility to be used as other B Class uses.  
4.4 In this instance, it is considered that the buildings are only suitable for Class B1(a) as they do not benefit from specifications such as delivery goods lifts, delivery bays or the capacity to be significantly altered internally to accommodate other modern business uses due to their listed status.  Therefore, it is highly unlikely that any other type of business use would be able to operate in these premises and a presumption should be made towards its original use being residential accommodation. 

4.5 The supporting text to Policy E2 states that there is a large stock of office floorspace (Use Class B1a) in the Borough.  Where this is surplus, it may not be suitable for conversion to alternative employment uses. Consequently, the policy allows for an exception for proposals for the provision of permanent housing within older office premises.  The proposal is therefore entirely in accordance with this approach.  
4.6 The properties are situated mid-terrace within a road which has a mixed office and residential nature with a local public house on the corner of John Street and Northington Street.  A site visit revealed that nos. 3, 4, 5, 13, 16, 17, 18, 23, 24, 26, 28 and 30 John Street are all in residential use.  
4.7 In this respect, there are a number of recent planning permissions for changes of use from office to residential within John Street.  Of note is a consent granted in June 2006 for a change of use from office use to residential use to create a single family dwellinghouse at no.16 John Street (Council ref. 2006/2040/P). 
4.8 In January 2005, planning permission was refused for the change of use of no.5 John Street as a single dwellinghouse and the erection of a mansard roof extension on the grounds that the roof extension was unacceptable.  However, the informative on the decision notice stated that the retention of the use of the property as residential use is acceptable in principle.  Subsequently, in June 2005, planning permission was granted for the change of use of 5 John Street from offices (Class B1) to residential (Class C3) with the erection of a three storey building to nos. 7 and 8 Kings Mews to provide further residential accommodation.  
4.9 The proposed change of use to residential is therefore an accepted and appropriate form of development in this part of the Borough.  

 Design

4.10 The design of the proposal has been developed in accordance with Policy B1 (General design principles) and B3 (Alterations and extensions) of the UDP.  Policy B3 states that buildings should be of a scale, massing and height that is appropriate to their setting and townscape location.  
4.11 The scheme is largely a restoration of both buildings and where possible, the design proposal preserves, repairs and replaces all original detailing and all features of architectural importance.  The new extension at ground floor level is in keeping with similar extensions in this terrace and has been sensitively designed to respect the integrity of the original building. 
4.12 The design of this new extension has respected the fenestration detailing of the main house and has been designed to a similar depth to the rear extension at the neighbouring property at no. 36 John Street.  The rear extension is of a depth of 5.5m and full width. However, due to the existing extension at no. 36, this will not be unneighbourly  or impact detrimentally on the amenities of the occupiers of no. 36.  The PPG15 statement states that the houses on John Street have a character that relies upon a flat or full width rear elevations and that the half width extension would harm the character of the rear elevations of this group of buildings by ruining their symmetry. 
4.13 The rear elevation of no. 34 will incorporate new full height openings to allow access to the improved garden space at the rear of the building.  On the rear elevation of no.35, the new extension will adopt the same fenestration and door treatment as used on the original building.  The new terrace area at first floor level on no. 35 will include a screen to protect the neighbouring properties from any undue overlooking. 
Listed building

4.14 Policy B6 (Listed buildings) of the UDP states that the character or listed buildings should be preserved or enhanced. The Council will grant planning permission for extensions to listed buildings where it considers that no harm would be caused to the special interest of the building.    It continues to state that the Council will only grant planning permission for the change of use of a listed building where it considers that this would not cause harm to its special architectural or historic interest.   

4.15 The supporting text of the policy confirms the advice in PPG15 by stating that the best way of securing the upkeep of historic buildings is to keep them in active use and that the best use is the use it was originally designed for.  In this context, the proposals entirely accord with this objective as the residential use is the original use of the building and the proposed amendments are respectful of the original fabric of the building.  
4.16 The accompanying ‘Assessment of Significance and PPG15 Statement of Justification’ provides further detail on the history of the buildings and an assessment of the proposals in terms of the impact on the integrity of the listed building.  It states where some of the original fabric will be lost, such as in the cration of new openings and the removal of some windows in favour of French doors, these losses are more than offset by improvements in the appearance of the buildings from the rear, and in the upgrading of the interiors…The proposed extensions and alterations are of high quality and carefully designed, and therefore preserve the special interest of the buildings. 
Conservation Area

4.17 Policy B7 (Conservation Areas) of the UDP states that the Council will only grant consent for development in conservation areas that preserves or enhances the special character or appearance of the area. 
4.18 This application seeks no external alterations to the front elevation of the building.  Therefore, the part of the buildings which contribute the most to the public realm in terms of its appearance and character will remain untouched and will continue to preserve the special character which John Street benefits from. 

4.19 The rear extension and rear alterations have been designed to a high standard. In any event, the rear of the properties are not afforded any public views and can only be seen from the neighbouring office buildings.   The proposals at the very least preserve the character and appearance of this part of the Bloomsbury Conservation Area.  
4.20 The proposal seeks the removal of all trees within the garden of no. 35 John Street, as shown on plan no. 02. These trees are not original to the area or the buildings with the largest tree having been self planted and poorly maintained.  The Council’s Arboricultural Officer has visited the site and confirmed that the trees are not worthy of retention. It is therefore considered that their removal is acceptable with a replacement landscaping scheme.  

5. Conclusions

5.1 
With reference to the above policy appraisal, we conclude that the development accords with the aims and objectives of the national, regional and local policies in the following ways:

· The loss of office accommodation is justified, considering the building is unlikely to be used for any other B Class purpose due to its listed status and therefore accords with Polices B6 and E2 of the UDP.
· There is an established over-supply of office space within Camden and this scheme will provide permanent residential houses in place of surplus office space.
· The properties are situated on a road characterised by residential dwellings interspersed with buildings converted into offices, with a local public house and therefore the use of the building for residential purposes is wholly characteristic with the remainder of the street.
· The provision of two family sized dwellinghouses contributes to the borough’s housing targets in accordance with the London Plan’s strategy for more housing in the city in accordance with policy H1 of the UDP.
· Restoration of a listed building to the purpose for which it was originally built complies with Policy B6 of the UDP and PPG15.
· Alterations to the building are mainly limited to the interior, in accordance with Policy B6 of the UDP.
· The removal of insensitive modern partitions, kitchenettes and services and 1980s rear extensions. 

LONDON BOROUGH OF CAMDEN REPLACEMENT UNITARY DEVELOPMENT PLAN (ADOPTED JUNE 2006)

	Policy
	Subject
	Aims
	Compliant?

	SD1
	Quality of life
	Seeks to promote sustainable communities, regeneration, access for all and community safety
	Complies – provides additional housing of a high quality

	SD2
	Planning obligations
	Agreements put in place to provide for infrastructure, facilities and services
	To be discussed with the planning department as part of the planning application process.

	SD5
	Location of development with significant travel demand
	Development which significantly increases travel demand will be permitted where close to a choice of means of transport
	Complies – the site is situated close to tube, train and bus routes

	SD6
	Amenity for Occupiers and Neighbours
	Development should not cause harm to the amenity of occupiers & neighbours
	Complies – the roof terrace includes a screen to avoid overlooking

	H1
	New Housing
	Seeks to meet and exceed housing target for Borough. 
	Complies – proposal provides 2 residential dwellings

	B1
	General Design Principles
	Design should be of a high standard – development should respect its site and setting, respect the height, bulk and scale of neighbouring buildings
	Height, massing and scale of rear extension is acceptable and design of a high standard with use of quality materials

	B6
	Listed buildings
	Listed building consent will be granted where alterations and extensions would not cause harm to the special interest of the building. 
	The accompanying PPG15 assessment sets out how the special integrity of the listed building is not compromised. 

	B7
	Conservation Areas
	Development within the CA should preserve or enhance the special character or appearance of the area. 
	Complies – proposals preserve the character and appearance of the Bloomsbury Conservation Area.

	T8
	Car free and Car Capped Housing
	In CPZ areas car free and car capped housing encouraged
	To be discussed with the planning department as part of the planning application process.

	T9
	Impact of Parking
	Permission will not be granted for schemes which would harm on-street parking conditions
	To be discussed with the planning department as part of the planning application process.

	E2
	Retention of Existing Business Uses
	Seeks retention of business uses but loss of such uses will be permissible to permanent housing where there is a surplus of office space.
	Complies – principle of loss of B1 acceptable as building unlikely to be converted to other B Class due to its listed status and there is a surplus of office space in this part of the Borough.  


CAMDEN PLANNING GUIDANCE (ADOPTED DECEMBER 2006) 

	Subject
	Aims
	Compliant?

	Extensions, alterations and conservatories
	Rear extensions should be subservient to the building being extended, respect the historic pattern of the surrounding area, does not cause a loss of amenity to adjacent properties with regard to sunlight, daylight, privacy, overlooking or sense of enclosure. Extensions should allow for the retention of a reasonable sized garden.
	The proposed rear extension is similar to the extension at the neighbouring property.  It is considered that the amenities of the neighbouring residents are protected. 

	Construction and demolition
	All demolition should be undertaken in a way that minimises the impact on the local environment and amenities. Developers should comply with the Considerate Constructors Scheme.  
	The applicant is committed to complying with the Considerate Constructors Scheme

	Landscaping and trees
	Applies to all proposals including landscaping works and gives guidance on all aspects of landscaping.
	Trees on site not worthy of retention; landscaping an integral part of proposal

	Materials and resources
	Development should be sustainable by making efficient use of resources by using recycled and renewable building materials
	A detail which is agreed at a later stage

	Overlooking and privacy
	New buildings should be designed to avoid overlooking. A minimum distance of 18m between windows of habitable rooms that face each other
	Yes – the terrace will comprise a screen to avoid overlooking.

	Roofs and terraces
	Terraces are not acceptable where they result in unreasonable amount of additional overlooking into any habitable rooms or the gardens of neighbouring properties
	Yes – the screen prevents any overlooking into the neighbouring property and provides valuable amenity space.
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