Agenda Item No: ZO\

LONDON BOROUGH OF CAMDEN

REPCRT TITLE:

St George’'s Court, 2-28 New Oxford Street, WC2Z.

REPCORT QF: DIRECTOR, ENVIRONMENT DEPARTMENT

FOR SUBMISSION TO: DATE:
ENVIRONMENT (DEVELOPMENT CONTROL) SUB- 3 December
COMMITTEE 1928
REPORT:

The Committee considered a report in respect of a planning
application for the temporary use of part of the premises as a
hostel, at its last meeting on 19th November. The report was
considered two days before the end of the 21 day consultation
period. Committee agreed to grant planning permission subject to
no objections being received during the following two days. An
objection was received and is attached, together with the
original report, for informatiomn.

Local Government Act 1972 - Accegs to Information
No items required to be identiflied were used.in.the-preparation

Of this report. LONDON BORCUGH OF Dertl:

+
i D COLNTRY PLANNNG A016 3
Contact Officer: TOWN AND GOU

Simon Hoets LI N

Environment Department v

Town Hall Extension FECOMIZNDATON ALFEED

Telephone: 0171 860 5525 ON BZHALF OF THE COUNGIL
RECOMMENDATIONS :

That the Committee gives consideration to the attached
objection and confirms its decision, of 19th November, to
grant conditional planning permission.
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STREET ARTS PROJCT,29 WESTPOINT,AVONDALE SQ,LONDON SE1 S5NY,Tel (3171-231-8915.
A COMPANY LIMITED BY GUARANTEE NO 3523128,CHARITY No 1069892.

ROUGH SLEEPERS EXCLUCED YET AGAIN.

i)

|4P TJ\\ 3L e JQ'HF TN T ITEN
O Betmirg auozEzg

Lahnon

N .-
JELD a1,

[t

)

Ya wrotz o s,
2omrages., ang Lhem
Yy o2sk LY oAl oL

WAS Lnrough Sru

¥
3
1 0 ()

ISl |

s— 1)

Bl 0]

~h 3 41 (D

v}
=

R T S TSR AT, M N
TRame e (T oy nre _umTane
Tamh o Lsﬁt?eaoiwz PR R T StETaL
T3 s Tliaecnna s - )
- te mgowar e s ST et
=§ TEzm Tractiion ~- ~ T e .
ma T Lo DR T z
£2tILgn oloee S e mrees - T OLCE LT TIo NCaTol vl Do TL L.
i sy :Jﬂcs
2OoLIN YLEEDS S Tave RIS [ -
Anoil of 18%G.ue seng vou oz oLLg
Clgd DEcause LN VAU ame. :ho 07
2¢ain Jeen nmzes Momzlsse,inls ol
UAS.aur remDess are txslames foa
94512 numan.ans lzglslacive 2l :
"0 Qe any consigeErstion.or as ;

1S 0T 38 newsworthy =25 Jonn 2oec

ALl owe weula Like 1o oercw is WHY ARE YOU DISCRIMINATING AGAINST US. iz <~cw -
3t L=asct 2 .arge Goveramsnr awnel duiidings.inat could tave dean gac 4y
Jencrznaing.we 2lsz Auvz alias Joicamss o v czliterat: gac aagoeic T

mo 3toD ws From acouiring a oullding o -~ur sefivitizs “oamlarg o0 35ac e (o
our attamols o tzise fonos For tmosz :ooiifics.inet I ls maing Cerns,ln o
way that uses your name,znc oolizv 2s thz reason.is to sev M2 l2ast alarming,

What naposnec to voun aromisze??”

"We will be backing the thousands of social sntrepreneurs-those people who
bring to social problems the same enterprise and imagination business entren
-reneurs bring to wealth creation.There are people on every nousing estate
who have it in them to be community leaders-the policeman who turms young
people away from crime,the person who sets up a leisure centre,the local
church leaders who galvanise the community to imorove scheois and 9uild Aealth
centres—2nd June 98,Aylesbury estate Southwark........Did vyou foroget to add
but rough sleepers are not allowed to help themseives??7?
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FOOD FOR THOUGHT

there is a well known saying,YYou can run,but you cant hide"and while there
will be some who will run away from what we say,they cannot hide from a truth
that is fast hecoming apparent to all.Fuelled by people who now have reason to
stapyand talk,to Big Issue sellers,the public has realized that people who are
living,and working. on the street,have a different version,to the official one,
about the whole Issue of homelessness,and the "industry"that contains,services
but never seems to solve it.And its that word,and how homelessness is defined
that is the major problem.

Shelter says'who is hameless"and goes on to say"the first image that comes to
mind will be someone who is sleeping on the pavement,someone forced to live on
the street who is in urgent need of help".Thats someone with a one in 5 chance
of dying,and a average lifespan of 42 years,1.B.24 times the national rate,and
a 4 times higher rate of death by unatural causes,and 150% higher chance that
they are fatally assaulted,people who even the Government admits are the most
excluded group in Britain today,and the most discriminated against,refused any
access to the buildings,resources,rights and priviliges every other member of
Society enjoys,denied even a vote.Every fundraising event for the homeless has
a glaring picture of a "Street Person" as the instant,emotive,tug at the heart
strings,and loosen the purse strings shorthand,thats guaranteed to fill up the
campaign coffers.Yet the money,and help never reaches us.

By its own admission 20% of its under 25s clients for Shelter services,never
have been homeless.The definition of homeless now is so wide,it covers peopls
who are still in the parental home,with no reason to leave,other than they are
fed up,and fancy a home of their own,which if gained,leaves behind a loving
family,and an empty room and bed for when they visit,not what people,you,and a
lot more like you,think they are funding.And to service all these people takes
staff,and hostels,and housing benefits,and employment schemes,its no wonder a
new homeless advice scheme is all on the Internet,where any yuppie can pull a
laptop out and access sll the information needed to help them leave home,even
people in bedsits are now classed as homeless,or people in run down property,
or those whose dabhling on the property market has trapped them in negative
equity.All a far cry from the huddled mass in a doorway,cold,wet,and hungry.

for over 6 years now,we,Street People,have been trying to get some of those
resources meant for us,to reach us,culminating in the launch in May 98 of our
very own,completely user-led charity,Street Arts Project.nationally there
are only some 2500 people who have to live on the streets,but providing those
resources they need,bearing in mind they start from scratch,is expensive,and
will have to be wide ranging also.To start with the first thing we are doing
is recapturing our image,by calling ourselves Street People,we distance our
case from the now discredited title of Homeless.The name Street Arts is the
streetwise “art"of survival on the streets,but it also signifies the escape
route we have chosen to get off the streets,and into Jjobs,homes,and a whole
new life.It also signifies our determination to succeed and ensure nobody in
the future has to live as we do now.Many of the schemes we have planned,are
economic,and not "charitable" as such,because they will trade,and provide us
with jobs,and wages,the first step in escaping the streets for good.Others
such as a Health and Sports scheme,and an Education and Training Unit,will
be solely "charitable" within the definitions laid down by law.5ome will be
funded initially by grants,others by sheer hard work,while a scheme for the
use of properties as charity shops,and living space ahbove,will help finance
work related schemes,with different sources,and uses of finance,ringfenced,
and protected,and fully accountable.We krnow the times shead will be hard,but
living for the very first time with hope,and a little outside help,we shail
succeed,your help,would make it easier still.

STREET ARTS PROJECT,29 WESTPOINT,AVONDALE SQ,LONDON SE1 S5NY,TelQ171-231-8915.

A COMPANY LIMITED BY GUARANTEE No 3523128,CHARITY No 1069892. I//



STREET ARTS PROJECT —A PROJECT OF DREAMS

AND A DREAM OF A PROIJECT

We intend to have our "slruclure” in place by Lhe year 2000,ready to starl the
S year programme Lhat will eliminate the need far anyone to have Lo live an a
street,ar doorway,by 2005.1he work will be divided amongst 6 divisions,each of
which will be made up of several self-contained modules,each with a specific
task,and its own budget,and funds,allowing sponsars to support a small, but to
them,relevant part,and iLdentify where the money goes,and the cesults.lt also

gives us maximum control and flexibility,allowing fast grawlh across several
different areas of work.

Modules/schemes that provide,education,training,employment ,health,sports,help
and advice,advocacy,recreation,arts,crafts,and cultural activities,which will
all lead towards helping people to get a new life,in a new home,and retain in
mach of it,the community spirit,and friendships,built up over, in some cases,a
decade qr more.lts that fear of spending up to 3-4 years in the hostel system
and then spit oubt at the end,into a hard to let property,that nohody else can
be expected to live in,without friends,and still excluded from the saclety
around them, that has continually stopped Street Peaple from accenting what is
on offer,that and the fear of trying to live a communal life with people wha,
do not hear and march to the same drum.lts in thase hostels that most Street
People are fatally assaulted,by people who have never lived on the streets.

Street People have come from all walks of life,every level of society,and in
their ranks,every profession,trade,art,craft,and skill are represented,as is
every cultural and recreational interest and pursuit.We ourselves have none
of the reservations others might have about our ability to achieve our goals.
Where we are limited is in the newer technologies,which is why we place such
emphasis on education and training,with well thought out programmes,and the
willingness to bring in people who can teach us.But at the end of the day it
will all come down to helping ourselves,and each other,which,given the basic
resaurces,we can do.Everyone joining in,draws up a "lifeplan"a business plan
for their new life,that contains all their hopes,dreams,and aspirations,its
the blueprint that they,and the project work to,thats why its .a dream of a
pra ject ,because it caters for each individuals dreams,not working to agendas
drawn up by some distant management body,and staff,who have no idea of needs,
and refuse tu listen when told that the help offered is the wrong kind.

Its that"Beggers cant be choosers" mentality that is keeping us locked out, a
total lack of dialogue,and a refusal to provide what is actually needed by a
diverse people,with diverse problems,a diverse range of provision that will
give each individual what they want, and need.Over the years we have shown it
is possible for beggers to choose,by choosing to refuse what is offered,not
as claimed,because we dont want help,but because we cannot take all of those
disappointments of having the wrong kind of help,catapult us back onto these
streets,or worse,kill us.

Street Arts Project,is our very own initiative,we devised it,we will run it,

it will provide the kind of help we need,in the amounts,and forms that we, by
collective input,decide we need,As such we are accountable to ourselves,and

each other to make it succeed,and succeed it will.The difference 1s there,a

hope, at long last,lighting up eyes that thought they would never have, theone
thing we all hope for,a chance to build the kind of new life we want,not a
version somebody else has decided is all we deserve.We invite anyone that is
willing to join in with us,to do so,no right kind of help is refused.
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Officer: Andrew Anderson

Application Number : PS9805021

Address: St George’s Court, 2-28 New Oxford Street, WC2

Proposal: Temporary change of use of part of the basement, ground,
first and second floors to a hostel for the homeless from
14.12.98. to 1.4.59.

Drawing Numbers: HK1000C, 01, 02, 03, 04, 11, 12, 13 and 14.

RECOMMENDATION SUMMARY: FPC

OQFFICER REPORT:

1. SITE

1.1 St. George’s Court is a triangular shaped site bounded to the
nerth by Bloomsbury Way, the south by New Oxford Street and the
west by Bury Place, situated within Bloomsbury Conservation Area.
This nine storey plus basement building comprisesg retail and
restaurant uses on the ground floor, with vacant (formerly
occupied by the Ministry of Defence) offices above.

1.2. To the north of the site is St. George’s Church, a grade I
listed building and to the south the eleven storey former Post
Office sorting office,

2. PROPOSAL

2.1 Temporary planning permission is sought change the use of part
of the basement, ground, first and second floors toc a hostel for
the homeless from 14.12.98. to 1.4.99. The Shelter would provide
food, warmth and shelter to some of London’s most vulnerable young
people, together with intensive levels of advice and support. It
would be staffed by 2 Practice Managers, 12 Project Workers and a
locum team of 10 on a 24 hour basis.

2.2. Access to the shelter would be via New Oxford Street into a
reception area. The first floor would comprise 25 bedrooms
providing a total of 63 bedspaces. The number of bedspaces in each
bedroom would vary between 1 and 3. Ancillary washing facilities,
male and female lounge areas, a kitchen and a dinning area would
also be provided. The catering service would provide a full
breakfast, snack lunch, an evening meal and tea and coffee
throughout the day. 8Six resettlement rooms would be located on the
second floor providing housing advice. The four mental health
rooms would provide counselling sessions and the basement, washing

facilities for staff. ;l
a/g



3. RELEVANT HISTORY

3.1. Planning permission and conservation area consent was granted
17.8.93 to demolish the exigting building and to erect a nine
storey building comprising ground floor retail with offices above.
Applications to renew these permissions were withdrawn in May 1998
and consequently the 1993 permissions have now expired.

4., RELEVANT POLICIES

Borough Plan 1987

4.1, Policy HG26 requires the provision of a satisfactory range of
accommodation. Policy 882 is concerned with the provision of night
shelters for the homeless. Policy 583 is concerned with the
provision of special needs residential accommodation.

Camden Unitary Development Plan.

4.2. The Inspector’s report on the Public Local Inguiry into
objections to the Deposit Draft Unitary Development Plan was
published in January 1997. The Council’s Environment Committee
formally considered the report’s findings and the Council’s
response at a special meeting on April 2%th 19%8. The Committee
agreed a draft Statement of Decisions on all of the Inspector’s
recommendations save those relating to the Inspector’s chapter on
the Central London Area. Proposed modifications and the Statement
of Decisions were placed on deposit on 10th June 1998 for a
statutory consultation period of six weeks, which expired on 22nd
July 1998.

4.3, The Council’s proposed Modifications constitute a material
planning consideration to be taken into account alongside the
Council‘s draft UDP policies, the Inspector’s report and the
policies contained within the statutory Borough Plan.

4.4. Objections to the proposed Modifications are currently being
processed, and it is anticipated that the Council will be in a
position to formally respond to these soon.

4.5, Policy EN1 seek to ensure that new developments do not have
an adverse impact on the amenity of the surrounding area. Policy
EN33 seek to ensure that development proposals in conservation
areas preserves and enhances their character and appearance.
Policy ECS seeks to retain sites and buildings considered suitable
for continued employment use on the grounds of accessibility,
size, location and condition.

4.6, Policies HG25 and HG26 will permit proposals for new hostels
and accommodation with an element of care if it does not result in
the loss of residential. Policies SC1 and SC2 seeks to promote
social and community facilities

4.7. The Council has agreed to modify policies EN1, EN33, HG25,
HG26 and SCl in accordance with the Inspector’s recommendations.
The Council has not accepted the modification of policies RES and
EC5. With regard to policy EC5, the Council has agreed to modify
the policy’s justification in accordance with the Inspector’s
recommendation. With regard to Policy RES, the Council accepts a
number of points made by the Inspector’s report, however, does not
accept the proposed modification to policy. To this end, the
Council proposes to retain the justification drafted by the
Inspector and to reword the policy. It is considered that the
overall objectives of these policies have not changed.

5. CONSULTATIONS ?a'/q




5.1 Four site notices have been erected and 46 adjoining
properties consulted. No comments arising from the consultation
exercise have been received in the time of writing this report.
Any comments will be circulated separately and reported verbally
to the Committee.

6. ASSESSMENT

£.1. The main issues are the land use issues regarding the
temporary change of use of part of the building and the impact of
the use on the amenity of the area.

LAND USE
Mixed Land Use

6.2. The application site lies within the Central Activities Zone
and Frontage (CAZ). The Inspector’s report recommends that the CAZ
and the Wider Central Area be referred to as the Central Area. The
Council has accepted the modification.

6.3. Policy RES seeks to encourage new development proposals to
incorporate a mix of land uses, where it is appropriate in terms
of the nature, scale and location of the development. This policy
is designed to prevent the domination of one use and to enhance
the variety and diversity of land uses locally. As the proposal is
for a temporary period, the need for a mix ¢f uses is not
considered applicable in this instance.

Temporary Loss of Business Bl

6.4. Policy EC5 seeks to retain buildings considered suitable for
continued employment use on the grounds of accessibility, size,
location and condition. Exception will be made where the proposal
entails a change of use from office (Bla) to permanent
residential. The Inspector’s report supports the general aim of
this policy, although recommends that it be reworded to permit non
employment uses soO long as the proposed development does not
preijudice the availability, variety and choice of suitable
employment sites.

6.5. With regard tc the application site, it is located in an area
where there are vacant office units. The site is currently vacant
and it is proposed to change the use of the first and second floor
to a hostel. This permission, if granted, would be for a temporary
period of three and a half months and would be made personal to
Centrepoint. On the basis of the above, it is considered that the
temporary loss of office space would not, for the foreseeable
future, lead to a shortage or lack ¢f variety and choice of
employment sites in the immediate locality.

Hostel

6.6. The proposal would not result in the loss of residential and
is a social and community facility that policies SCl and SC2 seeks
to promote.

IMPACT ON RESIDENTIAL AMENITY

6.7. The building is vacant and situated in an essentially

commercial area. There are, however, some residential properties

located on the upper floors of the buildings fronting Bloomsbury

Way to the north and New Oxford Street and Museum Street to the.

wegt of the site. The main building to the south, the former Post

Office sorting office, is wvacant, whilst to the north there are a

mixture of commercial properties comprising a hotel and ground

floor shop units with mainly offices above. To the east is ‘%/0
{



Chesterfield House, an office building cccupied by BUPA.

6.8. The usual concerns about an increase in rough sleepers in an
area leading to anti-social behaviour and detriment to residential
and general amenity have been considered by the applicants who
have indicated that the following measures would be followed again
this year to reduce the potential for such problems:

& The Centre would provide food, warmth and shelter together
with advice and counselling. Residents are not required to
leave the premises after breakfast to return in the evening
as in some other shelters.

* The premises would be staffed on a 24 hour basis with general
care staff, catering and cleaning staff and specialist health
care staff;

* Access will be via the Association's Outreach Service and
self-referral will not be permitted. The aim of the centre is
to develop a relationship with the occupants leading to,
hopefully, resettlement in permanent accommodation.

* A number of CCTV cameras are to be installed within the
building and with appropriate management, problems relating
to noise and disturbance are not envisages.

It is considered that the proposal would be unlikely to have a
seriously adverse impact on general amenity in the area.

6.9. This aside, Centrepoint have run a number of such shelters in
Central London and have a good track record in trying to reduce
the potentially harmful impact of these uses. It is considered
that the proposal would not have an adverse impact on residential
amenity and on this basis permission is recommended, subject to
conditions reguested making it personal and limiting the period of
the use.

7. LEGAT, COMMENTS

7.1 None
8. RECOMMENDATION

Grant planning permission subject conditions.

Conditions:

1, The limited period for the use shall be until 1st April 1999
by which date the use shall be discontinued. (CC0O1)

2. This permission shall be personal to Centrepocint during
their occupation and shall not enure for the benefit of

the land. On their vacating the premises the use shall revert to
the lawful use for Class Bl purposes. (CF04)

Reasong for Conditions
1. As reguested by the applicants.
2. In granting this permission the Council has had regard to the
special circumstances of the case and wishes to have the

opportunity of exercising control over any subsequent use in the
event of Centrepoint vacating the premises. (DF04)
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