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1. INTRODUCTION 

1.1 The purpose of this Planning Statement is to provide appropriate information in support of 

the detailed planning application (‘the application’) for the redevelopment of 100 Park 

Village East for residential development.  Notting Hill Developments Ltd (‘NHD’) own the 

entire site and have instructed a team of consultants to prepare this application for 

submission to your authority. 

1.2 On behalf of NHD, Yurky Cross Chartered Architects submitted a planning application to 

redevelop this site for a ten storey building accommodating 41 self contained flats in 

December 2005 (reference 2005/5000/P). In March 2006, planning permission was 

refused for six reasons.  The decision letter is contained in Appendix 1. 

1.3 Following discussion with Council officers, Yurky Cross submitted a new planning 

application on behalf of NHD to the Council in June 2006 for a similar development albeit 

with a new design and one storey lower (reference 2006/2878/P).   In September 2006, 

planning permission was refused for nine reasons.  A copy of the decision letter is 

contained in Appendix 2. 

1.4 Following the second refusal, GVA Grimley was instructed by NHD to review the previous 

schemes and set out a strategy for preparing and submitting a new application.  A meeting 

took place with Council officers early in October 2006 following which NHD instructed a 

new architect, Chassay & Last. 

1.5 The proposed scheme has evolved as a result of an extensive design development 

process in conjunction with the Council officers.  In summary, the factors which have 

informed the evolution of the scheme include: 

• Assessment of local, regional and national planning policy. 

• The Council’s reasons for refusal in relation to planning applications 2005/5000/P and 

2006/2878/P. 

• Consultation letters commenting on the previous applications submitted by NHD. 

• Discussions with Camden officers in Development Control, Design and Conservation, 

Highways and Policy Departments. 

• Consultation with the Regents Park Conservation Area Advisory Committee and the St 

Marylebone Society. 
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1.6 The resultant scheme seeks planning permission for the demolition of the existing offices 

and redevelopment with a part 3, part 4 and part 10 storey building comprising 41 self-

contained flats (affordable and private) (“the proposed development”). In addition to this 

planning statement, the application is supported by the following reports:  

• Design and Access Statement (including sustainability assessment). 

• Sunlight and Daylight assessment.  

• Ecohome pre-assessment. 

• Renewable energy assessment.  

• Noise assessment. 

• Air Quality assessment.  

• Strategic View assessment 

• Transport Assessment.  

• Ecological Assessment. 

1.7 The remainder of this document is structured as follows:- 

• Site context and planning history (Section 2). 

• Relevant planning policy (Section 3). 

• Description of the proposed scheme (Section 4). 

• Pre-submission consultation (Section 5). 

• Benefits of the scheme (Section 6). 

• Conclusions (Section 7). 
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2. SITE CONTEXT AND PLANNING HISTORY 

The Site 

2.1 100 Park Village East comprises a five storey office building which covers the entire site.  

The site is triangular in shape and lies immediately to the south of Park Village East on the 

junction with Stanhope Street and Granby Terrace. 

Surrounding Area 

2.2 Although the site is not within a conservation area there are two in close proximity.  The 

Regents Park Conservation Area is located approximately 170 metres to the north west of 

the site and the Camden Town Conservation Area is 120 metres to the northeast on the 

opposite side of the railway line.   

2.3 The site lies within the Regents Park Estate which dominates the surrounding area.  The 

Estate is largely made up of local authority housing dating from the 1950s. 

2.4 The site is bounded to the north and east by Park Village East beyond which is a single 

storey railway carriage shed, railway lines and three 21 storey towers comprising Ampthill 

Square Estate.  To the south east is Eskdale House which is an 8 storey modern 

residential block.  Immediately abutting the site to the south is a playground containing a 

ball court beyond which is Augustus House.  Augustus House is a 9 storey residential 

block.  Immediately adjoining the site to the west is Tintern House which is a brick built 4 

storey residential building.  

Planning History 

2.5 On the 20 March 2006, the Council refused planning permission for the demolition of the 

existing offices and the construction of a 5 to 10 storey building accommodating 41 self 

contained flats (reference 2005/5000/P).  The reasons for refusal are contained in 

Appendix 1 and summarised below:  

i) By reason of height and bulk would be overly dominant to the detriment of the 

street scene, character and appearance of the Regents Park Conservation Area 

and strategic views from Parliament Hill to the Palace of Westminster and from 

Primrose Hill to St Paul’s Cathedral. 
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ii) By reason of its external appearance, detailed design and materials would be 

detrimental to the street scene. 

iii) Absence of a legal agreement securing car capped housing and travel plan, 

highway improvements, education contribution and affordable housing. 

2.6 Following a review of the reasons for refusal, NHD submitted a new application in June 

2006 to demolish the existing offices and redevelop the site with a 5 to 9 storey building 

accommodating 41 self contained flats (reference 2006/2878/P).  Permission was refused 

on the 20 September 2006 for nine reasons.  The decision letter is contained in Appendix 

2.  In summary, the reasons indicate that the scheme was unacceptable:  

i) By reason of bulk and massing would be overly dominant to the detriment of the 

appearance of the streetscene. 

ii) Its external appearance, detailed design and materials would be detrimental to the 

appearance of the streetscene.  

iii) Failure to provide residential units in accordance with Lifetime Homes or 

wheelchair accessible standards. 

iv) Absence of a legal agreement securing car capped housing and travel plan, 

highway improvements, educational and open space contributions, affordable 

housing, renewable energy, Ecohomes and biodiversity measures and a code of 

construction practice. 

2.7 Following this decision, NHD instructed GVA Grimley to prepare a strategy to deliver a 

planning consent as well as appointing a new architect (Chassay & Last) to consider a new 

design concept. 
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3. RELEVANT POLICY CONTEXT 

3.1 There are a number of policies at the national, regional and local level which have 

influenced the redevelopment proposals for this site.  The hierarchy of the relevant 

planning policy documents is set out below. 

Figure 3.1 Planning Policy Hierarchy 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PPS1 Creating Sustainable Communities (2004) 
 

February 2007/st 
 6\\ 

 

 
 
 

London  Borough of 
Camden Adopted UDP

 

Planning & Compulsory Purchase Act 2004 

PPS1 Delivering Sustainable Developments  

PPG 3  Housing / draft PPS3 Housing 

PPG 13  Transport 

PPG 15  Planning and the Historic Environment 

 
 

London  Borough of 
Camden Adopted 

SPG 
 

The London 
Plan 

(2004) 



100 Park Village East, NW1  
 

3.2 This PPS promotes sustainable development, making more efficient use of previously 

developed land through higher density development and increasing the use of public 

transport.  It encourages pre-application consultation with the local planning authority and 

recognises the importance of community involvement in the planning system.  NHD have 

sought to engage the Council in relation to the proposed scheme and has also met the 

Regents Park Conservation Area Advisory Committee and St Marylebone Society. 

3.3 The scheme has been designed to incorporate sustainable measures including a bio-mass 

boiler and high levels of insulation with the glazing shaded by orientation and overhanging 

balconies to prevent overheating.  

PPS3 Housing (2006) 

3.4 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. 

3.5 This application seeks to maximise the use of a brownfield site in a sustainable way 

providing a mix of private and affordable housing.  

PPG13 Transport (2001) 

3.6 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. 

3.7 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 Mornington Crescent tube 

station and Euston station along with many bus routes. In addition, the London Cycle 

Network is within 200 metres of the site.  

3.8 The proposed residential development on 100 Park Village East 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) 
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3.9 This PPG contains guidance for the identification and protection of historic buildings, 

conservation areas and other elements of the historic environment.  Although the site is not 

within a conservation area, it is in close proximity to Regents Park Conservation Area and 

Camden Town Conservation Area. The scheme has been designed to ensure it does not 

have a detrimental impact on the Conservation Areas; in effect it will preserve the 

character or appearance of the areas.  

The London Plan (2004) 

3.10 The Spatial Development Strategy for Greater London (“The London Plan”) adopted in 

February 2004 provides strategic guidance for the London.  This guidance has been taken 

into account throughout the evolution of the redevelopment proposals and a summary of 

the scheme’s compliance with relevant policies is set out below: 

Table 3.1 Compliance with the London Plan 

The London Plan Compliance 

Policy 3A.1 Increasing London’s 
supply of housing 

The Plan is seeking to maximise provision of additional housing in 
London – the proposal provides 41 additional units, contributing to 
the overall London requirement. 

Policy 3A.2 Borough housing targets 

The LBC has been set a target of 16,940 dwelling units between 
1997-2016 with an annual target of 850 dwellings per year.  The 
scheme provides an additional 41 units contributing to LBC 
achieving this target. 

Policy 3A.4 Housing choice 
The Plan requires that new developments offer a range of housing 
choices (sizes and types).  The scheme complies with these 
requirements.    

Policy 3A.6 Definitions of Affordable 
Housing 

The proposal provides affordable housing, which accords with the 
definition adopted in the Plan. 

Policy 3A.7 Affordable housing 
targets 

The proposal assists in meeting the strategic target of providing 50% 
affordable housing across London by complying with the LBC 
requirement of providing 50%.  

Policy 3A.8 Negotiating affordable 
housing in private residential and 
mixed use schemes 

The Plan advises that Boroughs should seek a reasonable amount 
of affordable housing on individual private residential schemes.  The 
proposal complies with this and accords with the LBC policy of 
providing 50% affordable housing. 

Policy 3C.22 Parking strategy 

The Plan seeks to ensure that on-site car parking provided as part of 
new developments is the minimum necessary.  The application is a 
car-free development which accords with local and national policy, 
which encourages transport other than the car.  

Policy 4B.1 Design Principles for 
Compact City 

This policy establishes a set of principles which should be used in 
assessing planning applications.  These have been taken into 
account during the formulation of the proposals.  

Policy 4B.3 Maximising the potential 
of sites 

The Mayor and Boroughs should ensure that development proposals 
achieve the highest possible intensity of use, compatible with local 
context, the design principles in policy 4B.1, and public transport 
capacity.  The proposal seeks to achieve this balance recognising 
that the site is previously developed, located within a highly 
accessible location. All these factors have been considered when 
determining the suitable density for the proposal.   

Policy 4B.6 Sustainable design and 
construction 

NHD will seek to ensure that the highest standards of sustainable 
design and construction are achieved.  
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The London Plan Compliance 

Policy 4B.11 Heritage Conservation 
Policy 4B.10 London’s built heritage 

These policies state that Boroughs should ensure that the protection 
and enhancement of historic assets in London.  The application site 
is situated close to two conservation areas and the development 
proposals have been designed so as to ensure that the development 
would preserve the setting and views of the conservation areas.  

Policy 4B.15 London View Protection 
Framework 
Policy 4B.17 Assessing development 
impact on designated views 

The Plan has designated strategically important views. Within these 
views, the Mayor and Boroughs should normally refuse development 
proposals which falls within a landmark viewing corridor above 
threshold heights.  This site is within 2 viewing corridors: The 
application site falls outside of one viewing corridor and the second 
viewing corridor is obscured by an existing building.  

Policy  6A.5 Planning Obligations 
The NHD has entered into negotiations with LBC to identify S106 
contributions which are fairly and reasonably related to the proposed 
development in accordance with Circular 05/05. 

 

3.11 As demonstrated in Table 3.1 above, the proposed development would contribute to 

achieving a number of objectives in the London Plan including the provision of much 

needed residential development on a previously developed site accommodating a vacant 

building.  The proposal includes the provision of affordable housing and sustainable 

development in accordance with the requirements of the London Plan. 

The London Plan – Housing Provision Targets, Waste and 
Minerals Alterations (2006) 

3.12 Early alterations to the London Plan were adopted in December 2006 and 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.  

London Borough of Camden Unitary Development Plan  (2006) 

3.13 For the purposes of Section 38 (6) of the Planning and Compulsory Purchase Act 2004, 

the development plan for the application site comprises not only the London Plan but also 

the London Borough of Camden’s Unitary Development Plan (UDP) which was adopted in 

2006.   

3.14 In the UDP, the site is not identified for any particularly use, nor is it subject to any  site 

specific designations. The building is within two strategic viewing corridors: Primrose Hill to 

St Paul’s Cathedral and Parliament Hill to the Palace of Westminster.  

3.15 In assessing the development proposals we are mindful of the approach adopted by 

Sullivan J in R v Rochdale MBC ex parte Milne [2001] JPL 470, in which he stated at 

Paragraph 50: 
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For the purposes of Section 54A it is enough that the proposal accords with the 

development plan considered as a whole.  It does not have to accord with each and every 

policy therein. 

 

3.16 We have assessed the development proposals against the relevant adopted UDP Policies 

as listed in Table 3.2 below and the detailed results of this assessment are contained in 

Appendix 3.  As Appendix 3 demonstrates, the proposals comply with the thrust of adopted 

UDP policies.   

Table 3.2 Adopted London Borough of Camden UDP, 2006 – Key Relevant Policies  

Adopted London Borough of Camden UDP, 2006  
Sustainable Development 
Policy SD1 Quality of Life 
Policy SD2 Planning Obligations 
Policy SD3 Mixed Use Development 
Policy SD4 Density of Development 
Policy SD5 Location of development with significant travel demand 
Policy SD6 Amenity for Occupiers and Neighbours 
Policy SD7 Light, Noise and Vibration Pollution 
Policy SD8 Disturbance from Plant and Machinery 
Policy SD9 Resources and Energy 
Policy SD10 Hazards 
Policy SD12 Development and Construction Waste 
Housing 
Policy H1 New Housing 
Policy H2 Affordable Housing 
Policy H7 Lifetime homes and wheelchair housing 
Policy H8 Mix of units 
Built Environment 
Policy B1 General Design Principles 
Policy B7 Conservation Areas 
Policy B9 Views 
Natural Environment 
Policy N4 Providing Open Space 
Policy N5 Biodiversity 
Policy N8 Trees 
Transport 
Policy T1 Sustainable Transport 
Policy T2 Capacity of transport provision 
Policy T3 Pedestrians and Cycling 
Policy T4 Public Transport 
Policy T7 Off street Parking, City Car Clubs/Bike Schemes 
Policy T8 Car free and Car Capped Housing 
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Adopted London Borough of Camden UDP, 2006  
Policy T9 Impact of Parking 
Policy T12 Works Affecting Highways 
Economic Activities 
Policy E2 Car free and Car Capped Housing 

 

Supplementary Planning Guidance 

3.17 The London Borough of Camden adopted Supplementary Planning Guidance in December 

2006.  Those aspects of the guidance which are of relevance to proposed development 

have been reviewed in Appendix 4.  In summary, the design has evolved taking into 

account the guidance contained in this document. 

Conclusion 

3.18 In conclusion, we consider that the application takes into account planning guidance at 

local, regional and national level.   
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4. DESCRIPTION OF THE PROPOSED SCHEME 

4.1 This section provides a detailed description of NHD’s redevelopment proposals for 100 

Park Village East.   

4.2 The scheme is based upon the provision of residential development in a manner which 

optimises the reuse of this vacant, previously developed site whilst being sensitive to the 

potential to improve the environment and amenity of existing and future residents.   

4.3 The resultant proposal is for 41 residential units, 22 of which will be for private sale and 19 

will be affordable.  This breaks down to 51% of the net floorspace for the affordable units 

and 49% of the net floorspace for private sale.   The housing will comprise the following: 

No. of bedrooms Private  Affordable  
  Shared ownership Rented 
1 bed 12 4 4 
2 bed 10 2 3 
3 bed    4 
4 bed    2 
TOTAL 22 6 13 

 
 

The Proposal 

4.4 The proposal comprises a building which has been divided into a series of elements with a 

three storey “domestic” scale adjacent to Tintern House, ascending to a four and six storey 

block fronting Park Village East.  Set off this block is a cylindrical drum which rises to ten 

storeys.  The drum has been designed with an angled roof with the 9th and 10th floors 

comprising grass roofs which are accessible from the three flats at these levels. 

4.5 No off street parking is proposed and as such a car free agreement will be secured in the 

S106 agreement. 46 bicycle parking spaces in the form of steel lockers and stands located 

at ground floor level, to the rear of the site and garden sheds for the two flats with direct 

access off the street.  Further details are incorporated with the Transport Assessment 

submitted with the planning application. 

4.6 A number of the flats on the ground floor, on levels 3, 4, 6, 8 and 9 have the benefit of 

amenity space in the form of garden space and green roofs.  Other flats will be afforded 

balconies and therefore a significant number of units will benefit and enjoy outdoor amenity 

space.  
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4.7 The scheme has been designed to incorporate sustainable principles with the use of a 

biomass boiler and high level insulation. The Environmental performance of the proposed 

building as set out in the Ecological Assessment is an overall rating of Very Good. The 

provision of green roofs, 3no. bat boxes, 4no. bird boxes and 2no. bird tables and the 

provision of water for birds are to be incorporated into the proposal.  Further details are 

provided within the Ecological Assessment submitted with this  planning application. 

4.8 Further details on the scheme in terms of its design and use of materials is included within 

the Design and Access Statement.   

4.9 The building falls below the viewing corridor for St Paul’s Cathedral from Primrose Hill 

which is 61.7 AOD  The scheme will be visible but lost in the background of buildings well 

below the visible parts of the Cathedral and partially obscuring Eskdale House which is 

clearly visible now that it is painted pink in colour. The proposal cannot be seen from 

Parliament Hill because of existing buildings in between. The viewing corridor height to the 

Palace of Westminster is 53.6 AOD. Full independent Accredited CGI analysis is provided 

in the Strategic Views report submitted with the planning application. 
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5. PRE-SUBMISSION CONSULTATION 

5.1 Prior to the submission of this planning application, a number of meetings have been held 

with the Council’s planning department to ensure that the final scheme is fully compliant 

with the Council’s policies and acceptable in terms of its design.  The initial meeting was 

held on 5th October 2006 with the Council’s planning and conservation and design officers. 

Following this meeting, the architects, Chassay + Last, sent the Council’s Conservation 

and Design Officer initial sketches to receive feedback prior to designing the scheme in 

more detail.  

5.2 In December 2007, Chassay + Last submitted a model and full set of plans to the Council 

prior to two pre-application meetings which were held with the Council’s planning, 

conservation and design and policy officers on 12th January 2007 and 6th February 2007. 

Following a final ‘tweak’ of the design a meeting was undertaken on 15th February 2007 

with the Council prior to this submission.  Minutes from these latter meetings are attached 

as Appendix 5.  

5.3 The previous planning application received objection from the Regent’s Park Conservation 

Area Advisory Committee and the St Marylebone Society.  There were also 14 letters of 

objection received from local residents.  

5.4 On 23rd January 2007, a meeting was held with the Regent’s Park Conservation Area 

Advisory Committee, attended by GVA Grimley and Chassay + Last. Chassay + Last 

presented work in progress using a model and plans. The overall feedback from this 

meeting was positive. The stepping down of the building and domestic scale of the building 

adjacent to Tintern House was welcomed although concern was expressed that the 

proposal should not impact unduly on the views from Regents Park.  

5.5 On 12th February 2007, a meeting was held with the St Marylebone Society, attended by 

GVA Grimley and Chassay + Last. The feedback from this meeting was equally as positive 

with support given for the car free development, the use of sustainable and renewable 

energy proposals and the amended design.  The main concern raised was in relation to 

potential views of the building from Regents Park.  

5.6 The previous objections raised by local residents were taken into consideration during the  

development of the scheme.  
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6. BENEFITS OF THE SCHEME 

6.1 There are clearly a number of significant benefits that will result from the redevelopment of 

the application site. These are summarised below: 

• Redevelopment of a vacant office building. 

• Provision of residential units including much needed family sized units.  

• Provision of market and affordable dwellings. 

• A high quality standard of design providing a landmark building.  

• All flats will be built to full Lifetime Homes standards with four flats designed to full SDS 

Wheelchair standards.  

• The provision of a sustainable building including high levels of insulation and a renewable 

heat source.  

• The enhancement of biodiversity by creating wildlife habitats by providing built in concrete 

nest boxes and planting of trees plus the use of green roofs.  

• The provision of a car free development in close proximity to good public transport links 

thereby encouraging alternative modes of transport other than the car.  

• Provision of secure cycle parking storage for each flat and space for visitor’s bicycles. 

• Commitment to building the scheme to the code of construction which will prevent noise, 

pollution, traffic or inconsiderate construction practices to local residents.  
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7. CONCLUSIONS 

7.1 The proposed block of flats maximises the use of existing urban land and therefore fully 

accords with central, regional and local objectives.  The proposal provides for 41 

residential units which will help towards the Council’s targets of providing new housing 

within the borough. The building has been designed to provide a distinct and exciting 

landmark feature on this triangular plot of land on the corner of Park Village East, 

Stanhope Street and Granby Terrace.  The design incorporates three primary elements 

being the base, a street front and cylindrical drum which respects the heights of the 

adjoining buildings and provides a domestic scale at the lower level rising up to the drum 

feature.  This new building will sit comfortably with the streetscene and improve the 

appearance of this part of Park Village East.  

7.2 The proposed building falls below the viewing corridor for St Paul’s Cathedral from 

Primrose Hill and cannot be seen from Parliament Hill because of existing buildings in 

between. The proposal will preserve the views into and out of the adjoining Conservation 

Areas and will not adversely affect the views from Regents Park. 

7.3 The building has been designed to sustainable practices with the use of high levels of 

insulation and a renewable heat. The environmental performance of the proposed building 

as set out in the Ecological Assessment is an overall rating of Very Good and therefore 

recycled and sustainable materials and practices will be used to accord with the 

EcoHomes assessment.  

7.4 The proposal will provide for 41 residential units of which 19 will be affordable and 22 

available on the private market. 51% of the floorspace will be for affordable housing units 

and 49% of the floorspace for private units.  The standard of design is at a high standard 

and will provide residential units in a location with very good transport links and we 

therefore commend the submitted proposals to the London Borough of Camden.  

7.5 Should any further information be required, please contact:  

Mark Pender 
 Partner  

GVA Grimley 
10 Stratton Street 
London,  W1J 8JR 
 
Tel: 020 7911 2677 
Email: mark.pender@gvagrimley.co.uk 
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