	Delegated Report


	Expiry Date:
	19/09/2014
	Officer: 
	David Fowler

	Application Address
	Application Number(s)
	1st Signature
	2nd Signature

	251-258 Tottenham Court Road 

and 1 Bedford Avenue 

London 

W1T 7RB
	2014/5568/P
	
	

	Proposal(s)

	Non-material amendment to approved permission  2013/3880/P for revised core configurations/internal rationalisation, infill of vaults reduced to amend basement footprint, new fire door to rear, dry riser location on Bedford Avenue amended and horizontal transoms introduced to Bedford Avenue elevation and revised basement plan. 


	Recommendation(s):
	Grant non-material amendment

	Application Type:
	Non-material amendment


	Consultations
	Date advertised
	21 days elapsed
	
	Date posted
	21 days elapsed

	Press notice 
	n/a
	
	Site notice
	n/a
	

	
	Date sent
	21 days elapsed
	# Notified
	# Responses
	# Objections

	Adjoining Occupier letters
	n/a
	
	
	
	

	Consultation responses (including CAACs):
	The Bloomsbury Association made the following comments:
· We would prefer the opportunity taken to introduce glazing on the north-east corner, insufficient information has been provided regarding whether the core will be glazed.
· There is a reduction in the angle of the northern façade, the original design seemed a convincing means of terminating the roof line and handling the visual perception of upper floors.
· We would prefer to see access to the service bay located as far north on Morwell Street as possible, close to its permitted location, in order to minimise its impact on the residential amenity of Bedford Court Mansions opposite.

· We would not like to see the location of the fire access door and dry riser inlet to be such that maintaining firefighting access constrains the Council's objective to enhance the streetscape for pedestrian benefit here.
Officer’s response: The above comments do not affect whether the amendments are considered non-material. Nevertheless, the comments are addressed in the report below.  Given that this application is for NMA, it is considered that it is not necessary to take this case to Member’s Briefing, despite the CAAC comments.  



	Site Description 

	1.1 The rectilinear 0.14 hectare site is bounded by Morwell Street to the east, Bedford Avenue to the south and Tottenham Court Road to the west. The buildings on site are not listed, but are within the setting of the Grade I listed buildings that form the western terrace facing Bedford Square (their rear elevations face Morwell Street). The site does not form part of a conservation area, however the Bloomsbury Conservation Area boundary is also immediately west across Morwell Street, in which the residential block of Bedford Mansions sits at the junction with Bedford Avenue. This is the closest residential neighbour to the site. 
1.2 The site is comprised of two visually distinct buildings. 251-256 Tottenham Court Road is an eight storey building with two retail units at ground (currently occupied by independent electronic retailers) sandwiching a prominent reception entrance that serves offices on the upper floors (formerly occupied by Timeout magazine, but now vacant). The building also has a basement level for storage. The building backs onto Morwell Street, where the footprint is set back to provide an off-street servicing bay. 
1.3 No. 257-258 Tottenham Court Road and 1 Bedford Avenue are occupied by a six storey building plus basement which has a ground floor retail unit facing Tottenham Court Road and a smaller retail unit facing Bedford Avenue. The floors above are occupied in office use and are accessed from Bedford Avenue. 
1.4 In terms of policy designation the entire site sits within the Archaeological Priority Area (London Suburb), the Tottenham Court Road Growth Area, the Central London area, and the Tottenham Court Road frontage is a Central London Frontage for retail. The site also forms part of the Fitzrovia Area Action Plan area (FAAP). In terms of London Plan designations, the site forms part of the Tottenham Court Road Opportunity Area, sits within the London Plan’s West End Special Retail Policy Area and is part of the Central Activity Zone (CAZ).

1.5 The site is well served by buses with a total of seventeen services accessible within a reasonable walking distance. The nearest are the 29, 24, 14 and 134, all accessible from Tottenham Court Road. The nearest London Underground station is Tottenham Court Road, located 150m to the south of the site and provides access to both the Northern and Central lines. From 2018, Crossrail services will also serve this station. As such the site has a Public Transport Accessibility Level (PTAL) of 6a, where 1 represents poor public transport accessibility and 6 is excellent. 


	Relevant History

	2013/3880/P: Erection of an eight storey building plus basement level for a mixed use development comprising retail use (Class A1) at part basement and ground floor levels and office use (Class B1) at part ground and first to seventh floor levels with associated plant in basement and roof, following complete demolition of existing retail/office buildings at 1 Bedford Avenue and 251-258 Tottenham Court Road. 20/12/13.



	Relevant policies

	LDF Core Strategy and Development Policies 2010

CS1 – Distribution of growth

CS2 – Growth areas

CS5 – Managing the impact of growth and development

CS7 – Promoting Camden’s centres and shops

CS8 – Promoting a successful and inclusive Camden economy

CS9 – Achieving a successful Central London

CS11 – Promoting sustainable and efficient travel

CS13 – Tackling climate change through promoting higher environmental standards

CS14 – Promoting high quality places and conserving our heritage

CS17 – Making Camden a safer place

CS18 – Dealing with our waste and encouraging recycling

CS19 – Delivering and monitoring the Core Strategy

DP1 – Mixed use development

DP10 – Helping and promoting small and independent shops

DP12 – Supporting strong centres and managing the impact of food, drink, entertainment and other town centre uses

DP13 – Employment premises and sites

DP16 – The transport implications of development

DP17 – Walking, cycling and public transport

DP18 – Parking standards and limiting the availability of car parking

DP19 – Managing the impact of parking

DP24 – Securing high quality design

DP25 – Conserving Camden’s heritage

DP26 – Managing the impact of development on occupiers and neighbours

DP27 – Basements and lightwells

DP28 – Noise and Vibration

DP29 – Improving access

DP30 – Shopfronts


Supplementary Planning Policies
Camden Planning Guidance (CPG) 2011 (as amended 2013) 
· CPG 1 – Design (as amended 2013)
· CPG3 – Sustainability 

· CPG 4 – Basements and lightwells (as amended 2013)
· CPG 5 –  Town centres, retail and employment (as amended 2013)
· CPG 6 – Amenity 

· CPG 8 – Planning obligations 

· Bloomsbury Conservation Area Appraisal and Management Strategy (April 2011)

Fitzrovia Area Action Plan (FAAP) 
London Plan 2011 including Revised Early Minor Alterations (REMA) 2013;
NPPF 2012


	Assessment

	Proposal: Permission was granted on 20/12/13 for the erection of an eight storey building plus basement level for a mixed use development comprising retail use (Class A1) at part basement and ground floor levels and office use (Class B1) at part ground and first to seventh floor levels with associated plant in basement and roof.  The following amendments to this permission are now sought, as non-material amendments under section 96A of the Town and Country Planning Act 1990:

· revised core configurations/internal rationalisation to retail floorspace at ground floor and cycle parking at basement level
· revised basement plan; swapping the location of the store room, which has in effect been swapped with the waste store

· extent of infill of vaults reduced for amended basement footprint

· fire door and dry riser; amended location on Bedford Avenue  
· horizontal transoms on some windows (10),  introduced to Bedford Avenue elevation 
· revisions to northern edge of 6th and 7th floors.
Assessment: 

Section 96A of the Town and Country Planning Act 1990 (as amended) states that: “In deciding whether a change is material, a local planning authority must have regard to the effect of the change, together with any previous changes made under this section, on the planning permission as originally granted”. 

Whilst there is no statutory definition of ‘non-material’, the LPA must be satisfied that the amendment sought is non-material in order to grant an application.
The internal reconfigurations/rationalisation do not materially affect the proposed floorspace of the retail or office elements, or the cycle parking.  A ramp access to the basement cycle parking was originally proposed.  Under this NMA application this would be amended to be a short stair with a gulley for bicycles.  The agent has confirmed that the slope of the stair (and ramp down the side) would be both 28 degrees, or approximately 1:2.  The width of the stair is 1.2m wide and the ramp is 300mm wide giving an overall width of 1500mm.  Given the short distance involved, it is considered that cyclists would still easily be able to transport their cycles to the basement parking area.  Moving the service bay by just 4m to the north will not have a material amenity impact above the approved proposal. 
The reduction of the infill of the vaults would not be affect the design of the proposal, or material affect the proposed floorspace.

The revised location of the fire door and dry riser inlet would not materially affect the design of the proposal.  The Bloomsbury Association raised concern over the ability of fire tenders to access these given proposals to pedestrianise this part of Bedford Avenue as part of the West End Project.  A Building Control officer was consulted who raised no concerns with regards to the above, as long as Tottenham Court Road and Morwell Street remain open (which they will).  Given the small length of Bedford Avenue proposed to be pedestrianised, fire tenders would still be able to access the fire door and dry riser from Morwell Street as they would be able to park within 18m.
The proposed horizontal transoms to 10 windows on Bedford Avenue would not materially affect the appearance of the building.  

Amendments are required at 6th and 7th floor levels on the northern façade of the building, for party wall reasons.  The plans for 6th and 7th floor levels as part of this NMA application that were originally submitted were done so in error – these show the building extending outwards and less of a setback than was approved, which would not be considered a non-material amendment.  The submitted revised plans (i.e. correct plans) show very minor amendments as follows:

On level 6 - 

NW corner (Tottenham Court Rd) the corner would move inwards by 240mm 
NE corner (Morwell Street) the corner would pivot outwards by 340mm.

On level 7 – 

NW corner (Tottenham Court Rd) the corner would move inwards by 240mm 
NE corner (Morwell Street) the corner would pivot outwards by 430mm.
The changes in bulk and massing are considered sufficiently minor to be non-material.  There would be no material change in floorspace.  

The proposed amendments would not make material changes to the development approved under application 2013/3880/P that would require further submission for planning permission and are considered to be non-material changes. 

Recommendation: Grant non-material amendment.


