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	Proposal(s)

	Variation of condition 2 (approved drawings) of planning permission granted on 31/10/2013 (ref: 2012/6372/P for the mixed use development comprising two new buildings to provide 75 units of new/replacement mixed tenure residential (class C3); 216sqm of new/replacement community facilities (class D1); an energy centre, substation, cycle parking and caretaker's facilities and associated landscape and public realm improvement works [shortened version].), namely the increase of 0.75m in the height of the proposed Block 1 & 2, alterations to the southern communal entrance at Block 1 and the reduction in size of the basement.


	Recommendations:
	i)  Grant planning permission

ii) Grant listed building consent



	Application Type:
	i)  Variation or Removal of Condition
ii) Listed Building Consent 


	Conditions or Reasons for Refusal:
	Refer to Decision Notices

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	261

	No. of responses

No. electronic
	01
00
	No. of objections


	00



	Summary of consultation responses:


	A letter of support was received from the occupier of No.29 Kirkeby Building.
English Heritage – No objection 

	CAAC/Local groups comments:


	No response received to date.


	Site Description 

	The application site comprises the southern portion of the Bourne Estate and has a total area of 1.07ha. The site is bound by the existing perimeter blocks of the estate, Nigel and Laney buildings, to the north and east, and by Baldwins Gardens and St Alban’s Church of England Primary School to the south west. To the East, the site is bound by Verulam Street and an existing office block which fronts onto Gray’s Inn Road. In an historical context, the estate is partially located within the Hatton Garden Conservation Area. The estate is recognised as of the main examples of early and innovative housing estates designed by London County Council Architects department and built 1905-9 and is therefore Grade II listed.



	Relevant History

	2012/6372/P - Full Planning Permission
Mixed use development comprising two new buildings to provide 75 units of new/replacement mixed tenure residential (Class C3); 216sqm of new/replacement community facilities (Class D1); an energy centre, substation, cycle parking and caretaker's facilities and associated landscape and public realm improvement works including the relocation and reprovision of an existing multi use games area and children's play space and the relocation and reorganisation of car parking within the site and on Portpool Lane, following demolition of Mawson House, an existing tenants hall, caretaker's facilities and a substation.
2012/6388/C - Conservation Area Consent
Demolition of Mawson House (Class C3), an existing tenant’s hall (Class D1), caretaker's facilities and a substation.
2012/6759/L - Listed Building Consent

Alterations to the flank wall and chimney stack of Nigel buildings to enable the construction of a new residential block on Portpool Lane.
All the above applications were granted permission on 31/10/2013.

Subsequent applications have been submitted to discharge conditions.



	Relevant policies

	LDF Core Strategy and Development Policies 2010
CS5 (Managing the impact of growth and development)

CS13 (Tackling climate change through promoting higher environmental standards

CS14 (Promoting high quality places and conserving our heritage)

DP22 (Promoting sustainable design and construction)

DP24 (Securing high quality design)

DP25 (Conserving Camden’s heritage)

DP26 (Managing the impact of development on occupiers and neighbours)

Camden Planning Guidance 2013

CPG1 (Design)
CPG3 (Sustainability)

CPG6 (Amenity)
National Planning Policy Framework 2012

London Plan 2011



	Assessment

	The Proposal
Planning permission (under a Section 73 application) is sought for minor material amendments to application 2012/6372/P, including: 

Block 1
- Storey heights increased to incorporate MVHR resulting in overall increase in height of whole block by 0.75m; 

- Basement level: reduction in basement depth; extent of basement plan area reduced and secondary staircase removed; 

- Ground floor plan: caretaker welfare facilities relocated; southern communal entrance lobby relocated (including entrance position and fenestration revisions); secondary basement access removed; fire escape doors added to TRA and southern stair; 

- First floor plan: opening onto archway added from semi-private balcony (unit 1.3); 

- Fifth floor: canopy added; 

- Roof plan: Corner roof shape adjusted; AOV added over corner stair. Block 2

Block 2
- Storey heights increased to incorporate MVHR resulting in overall increase in height of whole block by 0.75m; 
- Basement plant areas reshaped to line up with walls above – overall basement area remains the same; 

- Cycle storage capacity increased through internal layout amendments (overall size remains the same); 

- Second floor plan: flat 2.17 – windows to balcony revised 

- Third floor plan: flat 2.27 – windows to balcony revised
Listed building consent is sought for alterations to the flank wall and chimney stack of Nigel buildings to enable the construction of a new residential block.
The proposals are assessed below in the context of planning policy and other material considerations.
Design

Although these applications seek to make a number of alterations to the approved buildings these are mostly minor and do not significantly alter the appearance of the buildings.  The main change is the raising of the height of both blocks by 750mm in order to accommodate MVHR (mechanical ventilation and heat recovery) to achieve Level 4+ of CFSH (Code for Sustainable Homes).  
The total extra height is spread over each floor which means each storey is slightly taller and consequently the proportions of the façade remain largely unaltered and would be barely perceptible on buildings of this scale.  The main consideration is the impact of the overall extra height and the relationship with the existing townscape.
Block 1

This building abuts the grade II listed Nigel Building.  To achieve an appropriate junction between the two buildings the Nigel Building’s chimney stack was approved to be raised.  Under this proposal the chimney stack would need to be raised further.  The principle for this has already been established and the slight increase in height compared with the approved does not raise any objection.   

Block 1 would still sit comfortably with the Nigel Building.  The respective floor levels as approved did not align and the slight alterations as proposed do not significantly alter this relationship.  The parapet line of Block 1 would still be below the cornice of the Nigel Building and therefore would not require alterations to this important feature.

There is a significant gap between Block 1 and the rest of the buildings immediately adjacent where the additional 750mm of height will be barely perceptible in terms of its relationship with the surrounding townscape.

Block 2
This building lies on Baldwins Gardens and adjoins number 21.  As approved Block 2 would already be significantly taller by one storey. This relationship would not be unduly changed by the increase in height of 750mm which equates to 20% of a storey height.
Again there is a significant enough of a gap between Block 2 and the rest of the surrounding townscape that the small increase in height will be barely perceptible.

Amenity
The proposed increase in height of the building and alterations to the layout/access arrangements would have no additional impact on the occupiers of neighbouring buildings in respect of privacy, outlook and noise disturbance.

In terms of daylight/sunlight there will be some additional impact upon residents, which is assessed below:

The updated daylight/sunlight assessment confirms that the proposed increase in height of the new building would result in 10 additional windows failing the VSC test from the approved scheme. The 2 main fails would be to windows serving habitable rooms at 17 & 18 Mackonochie House, each with ratios of 0.67. It should however be recognised that both windows have overhangs from the roof. The BRE guidance accepts that where overhangs are in place windows typically receive less light as it cuts the top part of the sky. In the revised VSC tests without overhangs the windows would still fail but these are very marginal (VSC score of 26.5% against the target of 27%)
The other 8 additional fails have ratios of 0.76 – 0.79, affecting those at Machonochie House and Redman Buildings. Again, these fails are regarded to be very marginal and not considered to be unacceptable given the sites urban setting.
Turing to sunlight, the assessment identifies that 2 additional windows would fall just short of the BRE standards when compared to the approved scheme. Whilst this is unfortunate, there are a significant number of windows which still pass this test and therefore the application should not warrant being refused on this basis.
Sustainability 
Under the previous planning application the development proposals achieve a Code Level 4 and 25% reduction in CO2. The proposed increase in height of the buildings is required to accommodate MVHR. This would result in the buildings achieving a Code Level 4+ as well as a reduction in carbon emissions to an average of 44% per dwelling.
These improvements are welcomed and the shadow s106 is required to be updated accordingly.
Recommendations

i) Grant planning permission.. 

ii) Grant listed building consent 
NB: These applications need to be referred to the National Planning Casework Unit as the works relate to a council-owned listed building.


