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	Proposal(s)

	Demolition of buildings.  

	Recommendation(s):
	Refuse Prior Approval of Demolition


	Application Type:
	GPDO Prior Approval of Demolition


	Conditions or Reasons for Refusal:
	Refer to Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	00


	No. of responses

No. electronic
	00

00
	No. of objections


	00



	Summary of consultation responses:


	Under Part 31 of the GDPO 1995 (as amended) the applicant was required to display a site notice for 21 days.

The Council has received no response

	CAAC/Local groups comments:

 
	N/A


	Site Description 

	The application site contains 2 x 4 four storey plus basement, semi-detached buildings located on the east side of Cliff Villas, near the junction with Cliff Road.

To the north, the site abuts Nos.145-147 York Way, to the east the site bounds Nos.139, 141-143 and 129-137 York Way. To the south, the site bounds the Brecknock Primary School. On the opposite side of Cliff Villas (west) is the large scale 6 storey housing estate of 41-95 Cliff Villas (Camelot House).

The site is not within any conservation area and the building is not listed. The buildings are however non-designated heritage assets.

The mature Lime tree located within the rear garden is designated with a Tree Preservation Order (TPO).


	Relevant History

	5 & 6 Cliff Villas:

2007/6199/P: Granted Planning Permission on 13/03/2008 - Erection of a four storey rear extension plus extension of the roof over to enlarge the existing flats.

2013/7259/P: Refused Planning Permission on 06/03/2014 - Demolition of existing 4 storey building comprising 8 flats and erection of 6 storey building comprising 12 flats (C3).
The substantive reason for refusal (other than matters requiring a s106 Legal Agreement) was:

The demolition of the existing building would result in the loss of a non designated heritage asset which contributes positively to the character and appearance of the  local streetscape and the replacement building would be of insufficient design quality and inappropriate height, bulk and massing, contrary to policy CS14 (Promoting high quality places and conserving our heritage) of the London Borough of Camden Local Development Framework Core Strategy and policy DP24 (Securing high quality design) of the London Borough of Camden Local Development Framework Development Policies and the National Planning Policy Framework (2012). 

139-143 York Way:

PEX0200291: Granted Planning Permission subject to S106 legal agreement on 09/12/2004 - Extension to numbers 141-143 York Way and redevelopment of number 139 York Way to provide offices (class B1) and 14 residential flats (class C3) comprising 4x1 bed, 3x2 bed and 7x3 bed units. 

141-143 York Way:

2013/1110/P: Granted Planning Permission subject to S106 legal agreement on 24/12/2013 - Amendment to planning permission 2012/2903/P dated 19/09/2012, involving the installation of sliding louvers to front facade of ground floor flat, in connection with change of use of existing mixed use retail/business unit (Class A1/B1) to 1 x 2 bed residential unit (Class C3) with external alterations to include the installation of 3 x window to front elevation at ground floor level and doorway to rear.

2012/2903/P: Granted Planning Permission subject to S106 legal agreement on 19/09/2012 - Change of use of existing mixed use retail/business unit (Class A1/B1) to 1 x 2 bed residential unit (Class C3) with external alterations to include the installation of 3 x window to front elevation at ground floor level and doorway to rear) to include installation of sliding louvers to the street facing facade of ground floor flat. 


2011/4175/P: Granted Planning Permission on 21/10/2011 - Change of use of rear part of building at ground floor level from office (Class B1) to residential (Class C3) and formation of 1x 2 bed unit, change of use of front of ground floor from office (Class B1) to dual use as either retail (Class A1) or office (Class B1) and associated alterations to existing shopfront.

2007/1392/P: Granted Planning Permission on 21/07/2008 – Erection of a mixed use six storey building with ground floor office accommodation (Use Class B1), 9 residential units above comprising 8 x 2 bedroom and 1 x 3 bed units (Use Class C3).  



	Relevant policies

	Part 31 of Schedule 2 to the Town and Country Planning (General Permitted Development) Order 1995 (as amended) 

NPPF 2012

London Plan 2011

LDF Core Strategy and Development Policies
CS5 - Managing the impact of growth and development

CS11 - Promoting sustainable and efficient travel
CS14 – Promoting high quality places and conserving our heritage
CS16 - Improving Camden's health and well-being

DP20 – Movement of goods and materials
DP24 – Securing high quality design
DP26 Managing the impact of development on occupiers and neighbours

DP28 Noise and vibration

DP32 - Air quality and Camden's Clear Zone
Camden Planning Guidance 2011/2013 (as amended) 

	Assessment

	Proposal

A Court of Appeal judgement in 2011 (SAVE Britain’s Heritage v SSCLG), now means that demolition of any non-residential building outside a conservation area constitutes ‘development’. Therefore this prior approval application is to determine whether of the method of demolition is appropriate and subsequently whether it should be approved in accordance with Part 31 of the GDPO 1995.

Analysis

A Method Statement for dismantle works has been provided and commented upon by relevant officers in the Council, these are separated below. 

Air quality 

The statement provided is inadequate and not detailed enough to ensure that those at risk from dust exposure will be protected, particularly those adjacent to the site. Whilst works have been proposed between 27th July and 28th August 2015, the statement is considered very generic and lacks appropriate detail for the site specific nature, particularly given the adjacent high density housing and school grounds and given the potential for high risk contaminants on site as a result of the works. In addition, matters of emission, particularly from vehicles involved in the demolition have not been addressed adequately.  
Transport

The statement is very generic and lacks appropriate detail. Specifically a draft demolition management plan should be detailed and submitted, so that adequate controls are understood and necessary in this respect to prevent obstruction, congestion, inconvenience and danger to pedestrians and other road users and damage to pavements.
Environmental Health 
Officer’s note that the submitted statement is mainly geared towards Health and Safety rather than Environmental issues (assessing its effects on the environment), crucially it has not covered potential land contamination and noise and that a revised statement is necessary to pay special attention to vibration issues (BS5228:2009 Part 1 (Noise) and Part 2 vibration). With regards to contaminants, before any removal can take place there will need to be a full and intrusive pre-demolition survey to determine what is present in the building.  It is difficult to comment further on any risks without having sight of a pre-demolition survey in this particular respect.  Adequate control is necessary in this respect to prevent a risk to health and the potential for land contamination, particularly as the proposal is to use processed demolition material as infill. 

Site restoration 
A condition of the GPDO is for an applicant to provide details of the site’s restoration following the demolition, to ensure the works do not unacceptably harm the appearance of the local environment. It has been proposed that following demolition, waste /reclaimed masonry will be placed on-site and used as infill.  Crushing/compression of masonry/waste is a significantly noisy process and piles of loose crushed material can be a source of dust nuisance.  Additionally, 'The crushing, grinding or other size reduction, with machinery designed for that purpose, of bricks, tiles or concrete.' is listed as a Part B Permitted Process under Schedule 1 of the Environmental Permitting Regulations 2010.  As such, these details should be submitted to be satisfied that the impact on neighbouring amenity will be properly controlled.   

Conclusion 

In summary all the details provided have not appropriately been detailed to give comfort that that the demolition would occur without causing harm to the local environment, highways and population generally.

Whilst the Council would wish for a positive outcome, the timescale of the application would now not allow sufficient time to seek further details and for the relevant officers to review it again. The 28 days allowed under Party 31 expires on Friday 16th May.

Recommendation: To Refuse the Prior approval required under Part 31 of the Town and Country Planning (General Permitted Development Order) 1995.


