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ANALYSIS INFORMATION

	Land Use Details:

	
	Use Class
	Use Description
	Floorspace (GIA)

	Existing
	B1(a) – Office
TOTAL
	1842.5 sqm
1842.5sqm

	Proposed
	C3 - Residential
TOTAL
	1941sqm

1941sqm




	
	Residential Use Details:

	
	Residential Type
	
	No. of Bedrooms per Unit

	
	
	Studio
	1
	2
	3
	

	Existing
	Flat – C3
	-
	-
	-
	-
	

	Proposed
	Flats - C3
	3
	12 
	5
	2
	


	Parking Details:

	
	General parking
	Disabled parking
	Cycle parking (Residential)
	Cycle parking (Commercial)



	Existing
	2
	0
	0
	0

	Proposed
	0
	2
	23
	0


OFFICERS’ REPORT   
Reason for Referral to Committee: 


Major development for more than 10 residential units [clause 3(i)]; is subject to the completion of a Section 106 legal agreement for matters which the Director of Culture and Environment does not have delegated authority [clause 3(vi)].

1.
SITE AND SURROUNDINGS
1.1 The 0.08 hectare site is triangular in shape and bounded by Tower Street to the southwest, the rear of properties along Earlham Street to the north and Tower Court to the south east. The buildings immediately surrounding the site are predominantly 4 storeys in height. Directly opposite the Tower Street elevation is a 4 storey Edwardian terrace with a retail/ commercial frontage at ground floor level and residential uses above. This building is flanked on either side by smaller commercial building of 3 – 4 storeys both dating from the 1980s. Tower Court is a predominantly residential street comprising 3 (plus set back storey) Victorian terraces fronting onto a pedestrianized alleyway. There is a 4 storey 1980s office block opposite the north eastern corner of the site on Tower Court. The properties along Earlham Street that back onto the site to the southeast are predominantly Victorian 3 – 4 storey terraces with retail frontages onto Earlham Street and a mix of residential and commercial uses on the upper floors.

1.2 The majority of the site comprises a Grade II listed building which was formerly a school constructed in circa 1874. The property was originally 4 storeys in height plus basement with a fifth storey bell tower. Over the years it has undergone significant changes internally, linked to its change of use to offices, and now comprises 5 internal storeys plus basement and mezzanine level at fourth floor level. The building is constructed of yellow stock brick with red brick and stone dressings, steep slated roofs with gabled end bays, tall red brick chimneys and parapets. There are two modern additions to the building, externally, comprising two UVPc conservatories, one at third floor level fronting Tower Street, and a large two storey plus basement conservatory to the rear of the property. The remainder of the site comprises hard landscaped areas surrounding the rear of the property.

1.3 The site sits within the Central London area of Camden. It is in central Covent Garden between Charing Cross Road, Shaftsbury Avenue, Monmouth Street and Long Acre.  It is located within the Seven Dials Conservation Area. Nearby listed buildings include the Grade II listed Victorian terraces at 5 - 10 Tower Court, nos 14, 22, 26 and 26 Earlham Street and the Ambassadors Theatre, West Street.

2.
THE PROPOSALS
2.1
The proposal comprises the change of use and conversion of the building from B1 offices to 22 residential units (3 x studios, 12 x 1 bed, 5 x 2 bed, 2 x 3 bed), the removal of the existing modern conservatories and the erection of a new two storey plus basement rear extension. The basement is existing and no excavation is proposed.
2.2 Amenity space is provided for each of the units in the form of communal areas and terraces while some units have private amenity space. Cycle storage is proposed at basement level and within the external courtyard and refuse storage at basement level. Two disabled car parking spaces are proposed.

3.
RELEVANT PLANNING HISTORY

3.1
1980_P14/60/6/30611-  Alterations to car port and improved access to rear 

area, the demolition of a small rear outbuilding and  erection of ground floor rear extension, together with  the renovation of the railings enclosing the courtyard  to Tower Court, including landscaping of the courtyard - Granted

3.2
1987_8700984 – Four storey rear extension – Refused 

3.3
1987_8770161 - Alterations and refurbishment works including the  excavation at basement level to provide additional  floorspace, the erection of a single storey side extension  partly into the rear yard and the erection of a lift tower - Granted

3.4
1988_8800002 - The erection of a single storey rear conservatory  extension and the installation of a glazed “winter garden”  at second/third Level on the front elevation - Granted

3.5
1989_8900614 - Demolition of the single storey structure and construction of LEB sub-station and the provision of one off-street car parking space and other minor alterations on south east corner of Tower Street frontage- Granted

3.6
1989_8970022 - Details of Condition 3 of 1987_8770161, relating to

replacement roof bracing Granted

3.7
1991_9170192  - The installation of external security bars to ground floor 

and basement windows – Granted (Renewed 2008)

3.8
1992_9270123 - Installation of internal partitions to fourth floor including 

high level glazing - Granted

3.9
2010_2010/5790/L - Replacement of existing windows to the third and fourth 

floor level of Tower street elevation with new timber windows - Granted

4.
CONSULTATIONS


Statutory Consultees

4.1 
English Heritage: NO OBJECTION

· English Heritage states that the application should be determined in accordance with national and local policy guidance, and on the basis of Camden’s own specialist conservation advice. 

4.4
Environment Agency: NO OBJECTION 

· We did not need to be consulted on this application. This is because the site is in Flood Zone 1, is less than 1 hectare and development is not within 20 metres of a Main River.

· However please secure an informative to ensure that any proposed piling methods do not pose a pollution risk to controlled waters.  

4.5
Thames Water: NO OBJECTION 

· Should the proposed building works fall within 3m of Thames Water pipes the developer should discuss their status with Thames Water.

· Where a developer proposes to discharge groundwater into a public sewer, permission from Thames Water will be required.

· The following informative is required - Thames Water will aim to provide customers with a minimum pressure of 10m head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames Waters pipes.  The developer should take account of this minimum pressure in the design of the proposed development.

4.6 
Crossrail: NO COMMENT
4.7      Convent Garden CAAC: Request a site visit to assess the impact on the   interior of the building. Note, officers did not consider this necessary given that the interior of the building currently contains very little architectural interest and that the proposals would result in an improvement to this, particularly at fourth floor level.
4.8
Covent Garden Community Association
· Concern regarding the loss of small – medium sized B1 floorspace in Covent Garden and question the need for this conversion.

· Object to the proposed rear extension which is out of character with listed building surrounding buildings and the conservation  area

· Potential for the green roof above the proposed extension to be used as a roof terrace – object to this, if permission granted a condition should be added to prevent this.

· Construction Management Plan only identifies 1 tree within curtilage whereas there are 2 and both should be retained.

Adjoining Occupiers

	Number of letters sent
	43

	Total number of responses received
	7

	Number in support
	1

	Number of objections
	6


4.9
Following submission of the application, the Council displayed a site notice close to the site from 02/07/14 to the 23/07/14 and the application was also advertised in the Ham & High on 03/07/14.  The statutory public consultation period formally expired on 17/07/14.

Public consultation
4.10
Six letters were received relating to this application. 1 letter was broadly in support but raised a number of queries, the remainder were in objection and were received from properties at Tower Street, Tower Court and Earlham Street. Concerns are summarised below: 
· Query whether trees and hedge on boundary with Tower Court will be retained

· Potential for the green roof above the proposed extension to be used as a roof terrace – object to this, if permission granted a condition should be added to prevent this.

· Query whether the communal garden will be for private use only.

· Confirm location of plant

· Query as to whether the pylon with 2 x CCTV cameras be removed

· Concern in relation to noise during construction, especially if contractors work outside permitted hours. The area around 22 Tower Street is like an echo chamber so local residents are badly affected by construction noise.

· Should include more studios and 1 bed units as this reflects local demand.

· There is the potential for overlooking of the residential properties at 4 – 10 Tower Court.

· There is the potential for an increase in noise resulting from the change of use

· The communal outdoor amenity space at third floor level would result in loss of privacy and noise pollution for surrounding residents

· Parking congestion is already high and a further 22 apartments would add to this problem. Even 20 additional bicycles would add to this pressure.

· The density of the development is too high.

· Object to the loss of office floorspace.

· There are too many residential properties in Covent Garden that are barely used which is detrimental to the sense of community.

· Disappointed that the affordable homes have different entrances, bike stores, amenity space and refuse area to the market units.

5.
POLICY CONTEXT
5.1 
Set out below are policy documents (including lists of relevant Council policies) that the proposals have primarily been assessed against. However, it should be noted that recommendations are based on assessment of the proposals against the development plans taken as a whole together with other material considerations
5.2
National and Regional Policy

National Planning Policy Framework 2012


London Plan 2011

London Borough of Camden Local Development Framework

Core Strategy:
CS1 (Distribution of growth)

CS3 (Other highly accessible areas)
CS5 (Managing the impact of growth and development)

CS6 (Providing quality homes)

CS8 (Promoting a successful and inclusive Camden economy)

CS9 (Achieving a successful Central London) 

CS10 (Supporting community facilities and services)

CS11 (Promoting sustainable and efficient travel)

CS13 (Tackling climate change through promoting higher environmental standards)

CS14 (Promoting high quality places and conserving our heritage)

CS15 (Protecting and improving our parks and open spaces and encouraging biodiversity)

CS16 (Improving Camden’s health and well-being)

CS17 (Making Camden a safer place)

CS18 (Dealing with our waste and encouraging recycling)

CS19 (Delivering and monitoring the Core Strategy)

Development Policies:
DP2 (Making full use of Camden’s capacity for housing)

DP3 (Contributions to the supply of affordable housing)

DP5 (Homes of different sizes)

DP6 (Lifetime homes and wheelchair housing)

DP13 (Employment premises and sites)

DP15 (Community and leisure uses)

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)

DP20 (Movement of goods and materials)

DP21 (Development connecting to the highway network)

DP22 (Promoting sustainable design and construction)

DP23 (Water)

DP24 (Securing high quality design)

DP25 (Securing Camden’s heritage)

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

DP27 (Basements and lightwells)

DP28 (Noise and Vibration)

DP29 (Improving access)

DP31 (Provisions of, and improvement to, open space and outdoor sport and recreation facilities)

DP32 (Air quality and Camden’s Clear Zone)


Supplementary Planning Policies/Guidance
Camden Planning Guidance (CPG) 2011/2013:
· CPG 1 (Design)

· CPG 2 (Housing) 

· CPG 3 (Sustainability)
· CPG 4 (Basements and lightwells)

· CPG 5 (Town centres, retail and employment) 
· CPG 6 (Amenity) 

· CPG 7 (Transport) 

· CPG 8 (Planning obligations)

6.
ASSESSMENT

6.1 The principal considerations material to the determination of this application are summarised as follows:

· Land use;

· Housing;

· Housing standards;





· Urban design;
· Neighbouring Amenity;
· Transport, construction management and servicing;

· Biodiversity, trees and public open space;

· Sustainability and energy issues;

· Noise and air quality

· Planning obligations and CIL 


Land use

Employment

Land use principles 

6.2
The site is currently comprised of employment floorspace, and although this has lain unused and underused for a period of time, the starting point for any redevelopment is to robustly justify any proposed loss against relevant policies CS8 and DP13. The section below considers this in detail.
6.3
As the site is located in the Central London Area and within an area defined as ‘Other Highly Accessible Areas’ the proposals need to be assessed against policies CS1 and CS3, respectively.
6.4
Policy CS1 aims to focus growth and development in the most suitable locations, including highly accessible areas within central London. In addition, this policy expects ‘the provision of a mix of uses in suitable schemes, in particular in the most accessible parts of the borough, including an element of housing where possible’. The proposal is considered to comply with Policy CS1 given its highly accessible location in central London. With regard to the provision of a mix of uses in such areas, the policy refers specifically to schemes which are suitable for a mix of uses. This proposal is for a wholly residential scheme with no additional/ ancillary uses, however the proposal involves the conversion of a Listed Building which was does not lend itself to a mix of uses and it is therefore considered that a single use in this highly accessible area is acceptable in this instance.
6.5
Subject to the employment loss justification being acceptable then the proposed replacement residential use would be strongly supported with particular regard to policy CS6 which regards ‘housing as the top priority when considering the future of unused and underused land and buildings’ (Core Strategy section 6.18). 
Use of site 
6.6
While originally built as a school, the site was last occupied by the Really Useful Group, who had occupied the building on a long institutional lease since 1991 on a lease expiring in March 2016. The Really Useful Group vacated the premises in early 2013. The entire site is in B1(a) use and the total floorspace totals 1,842sqm (GEA).

Loss of employment floorspace
6.7
When assessing the loss of employment floorspace, the requirements of Core Strategy policy CS8 and Development Policy DP13 must be considered. Although CS8 has a general presumption to resist the loss of employment space, DP13 advises that it may be acceptable change to a non-business use if: 
a) it can be demonstrated that the building is longer suitable for its existing business use, and

b) there is evidence demonstrating that the building has been marketed for a similar or alternative business use over an appropriate period of time without success. 

DP13 part (a)
6.8
Section 13.3 of policy DP13 lists 9 key requirements that should be considered when assessing whether a business use should continue or not. A change to a non-business use may be justified if the requirements are not met, which are listed and considered separately below. 
· Is the site located or adjacent to the Industry Area, or other locations for large scale industry and warehousing? No 
· Is in a location suitable for a mix of uses including light industry and local distribution warehousing? No
· Is easily accessible to the Transport for London Road Network (TLRN)? No
· Has potential to be serviced by rail or water? No, vehicular only
· Has adequate on-site vehicle space for servicing? No
· Is well related to nearby land uses? No, the majority of surrounding uses are noise/vibration/pollution sensitive residential uses. Therefore light industrial, industrial or warehousing would not be appropriate, only B1a office would be appropriate
· Is in a reasonable condition to allow the business use to continue? The site could allow business use to continue although the site would require significant upgrade and refurbishment works of both the services and the layout of the building in order to bring it up to modern standards and compete with more modern office floorspace nearby. The building is also listed which restricts the potential for changes to the layout of the building.
· Is near to other industry and warehousing, noise/vibration generating uses? No. 

· Provides a range of unit sizes for small businesses (under 100sqm)? Yes, the site could potentially be subdivided to provide a range of unit sizes however there is a lease restriction limiting the site to a maximum of 4 separate under lettings. Moreover the heritage constraints of the listed building would prohibit unsympathetic subdivisions. 
6.9
Out of the 9 requirements listed, the current building fails to meet 7. Consequently a strong justification exists for potential redevelopment to a non-business use. 

6.10 In support of the policy DP13 requirements, Camden Planning Guidance 5 (CPG5) goes further to categorise employment sites in the borough. Category 1 is the highest quality, most rare and will always be protected. Category 3 is the lowest quality, most common and once empty are generally in of need significant investment to bring back into viable use. Following an inspection by officers, the buildings and site can reasonably be categorised between 2 and 3. Importantly, a consideration under Category 3 is to include sites that have become vacant and require significant investment to make them attractive for continued business use. This is applicable to this this site and to help demonstrate the investment needed the applicant has provided an estimate that refurbishment works are likely to costs in the region of £150/sqft which would amount to circa £2.5m. This is a reflection on the poor condition of the property and the works required to bring it up to modern standards. Necessary works would include new damp and water proofing and fixing existing damp issues, modernisation of existing mechanical and electrical services, and upgrades to comply with DDA. 

6.11 In summary, the requirements of policy DP13 part (a) and guidance under CPG5 demonstrate that there substantial works are required for the site to be attractive for modern day occupants a significant refurbishment would be necessary. This subsequently demonstrates that the site is not suitable for any other uses other than B1a offices, as such a permanent change of use to housing is supported by policy DP13.
DP13 part (b)

6.12 Notwithstanding the justification for a permanent change to housing outlined above, the applicant has also undertaken a marketing exercise to further evidence that a change of use from employment can be supported.  Marketing of the site first began in October 2011 when the Really Useful Group instructed The Lorenz Consultancy to begin marketing the site and to find suitable alternative premises for the company nearby. The site was surplus to the requirements of the company, who were looking for a modern office, on a single floorplate that would better meet their needs. The Lorenz Consultancy found a new premises, close to the site, for the company in December 2012 and they vacated the site shortly afterwards.

6.13 The Lorenz Group marketed the site for until May 2013. In May 2013 the Really Useful Group dis-instructed the Lorenz Group and instructed Deloitte Real Estate to market the site with a fresh approach. Deloitte’s instructions to market the property expired in May 2014 when the applicant acquired the freehold of the site. The marketing period totalled 19 months. 
6.14 The available lease on the property was for 3 years, the minimum requirement as set out in CPG5. The property was marketed locally and nationally via all major online marketing tools, in accordance with the requirements set out in CPG5.

6.15 The marketing report confirms that there were almost 100 viewings of the premises for both the whole building and for individual floors but that these did not result in a letting with the need of refurbishment and the ‘rabbit warren’ configuration, and the building’s listed status cited as reasons. In addition, the lease expiry of March 2016 was raised as a concern, particularly given the level of investment requirement to bring the office up to modern standards. Requests were made to the freeholder to extend the lease but these were refused as the owners were unclear as to their future intentions for the building: whether to sell, refurbish or occupy.
6.16 The applicant, English Rose Estates (Tower St) Ltd completed on the sale of the property on 30th May 2014.

Loss of employment floorspace - conclusions

6.17 It is acknowledged that the site owner could undertake refurbishment works to make the building attractive for business tenants. However in light of the site not meeting many of the DP13 requirements for an attractive business use location or condition, and by virtue of it falling under CPG5 Category 2/3, it would be unreasonable to request that the owner undertakes such a significant investment and risk. To request this could inappropriately result in significant piece of unused and underused land to continue lain vacant, whereas it could otherwise be redeveloped for an alternative use. In this case housing and affordable housing which is the council’s top land use priority. 

6.18 Planning and Economic Development Officers are therefore satisfied that the existing building on the site, in its current form and physical state of repair, would require significant investment for a business use to continue. This is further evidenced by the significant interest but failure to let the property during the marketing campaign. The complete loss of the employment floorspace on this particular site is therefore accepted and is in general compliance with policies CS8 and DP13. 
Housing
6.19 The Council seeks to maximise the supply of additional residential accommodation within the Borough in order to meet its housing targets under policies CS6 and DP2. The principle of 22 units is therefore supported, subject to meeting the other housing policy and amenity requirements.
6.20 Development Plan policy DP3 expects all residential developments with a capacity for 10 or more additional dwellings to make a contribution to the supply of affordable housing. When negotiating on individual private residential and mixed-use schemes the council will seek a target of 50% of the total housing floorspace to be affordable, applying a sliding scale of 10% for properties of 10 units, up to 50% for properties of 50 units or more. Policy DP3 also recognises factors relating to the individual circumstances of a site taking account of site costs and constraints, the availability of public subsidy, financial viability and other scheme requirements that will affect the scale, nature and location of affordable housing. Where a proposal does not meet the affordable housing target submission of a financial viability appraisal will be required to justify the lower proportion proposed.  

The affordable housing offer
6.21 This application proposes 22 residential flats including a mix of market, affordable rent and intermediate. Policy DP3 requirement would require 349sqm or 22% of the proposed residential floorspace to be affordable, which equates to 4 units. This level of affordable housing is proposed and is policy compliant. As such a financial viability appraisal is not required. 
6.22 The 4 units are all located on the ground and lower ground floor of the property and comprises a 1-bedroom ground floor apartment a 2-bed duplex apartment on the ground floor and lower ground floor, and a 2-bed wheelchair apartment at ground floor level. These will all be allocated as intermediate units. In addition, a 3-bedroom duplex is proposed on the ground and lower ground floors and will be allocated as an affordable rented unit. Each unit has their own access but will be tenure blind in terms of build quality and design as they will have the same appearance as the market housing.
Tenure split
6.23 Core Strategy policy CS6 targets 60% of affordable housing to be for social rent (now superseded by affordable rent) and 40% to be intermediate provision by floorspace. Proposed is 240.8sqm intermediate (68%) and 108.2sqm affordable rent (32%). While this mix does not meet the policy requirement it is restricted by the small number of affordable units required, making meeting the exact percentage split difficult. Positively, the proposal does include a 3-bedroom unit as an affordable rent unit at Target Rent level.  This type of unit is in significant demand, particularly in the Central London area, and is therefore welcomed by the Council’s Affordable Housing Co-ordinator. The affordable housing will be secured by the s106. As such, the proposal is considered to meet the requirements of policy DP3.
Housing standards
Mix of units / quality of the accommodation
6.24 Development Plan policy DP5 and CPG2 expect all residential developments to contribute to the creation of mixed and inclusive communities by securing a range of self-contained homes of different sizes, as set out in the ‘Dwelling Size Priorities Table’ below. This sets out the priorities of the three tenures, including the percentage requirements that are particularly important for the affordable rent tenure. 
	
	Dwelling

 size priority
	Dwelling 

size priority 
	Dwelling 

size priority

	Aim
	50% large*
	10% large
	40% 2-bed

	1 bed 
	Lower (20%)
	Medium 
	Lower

	2 bed
	Medium (30%)
	High
	Very High 

	3 bed 
	High (30%)
	High (10%)
	Medium 

	4 bed
	Very high (20%)
	High 
	Medium 


*For affordable rent, 50% is the overall aim for large units (3 and 4-beds), to be set at traditional social rent levels

6.25 With regards to the affordable rent tenure, the proposal provides 1 x 3 bed unit which amounts to 25% of the proposed affordable housing floorspace. The proposed intermediate units comprise 1 x 1 (25%) bed unit and 2 x 2 bed units (50%). These are considered to represent a good affordable housing offer in a central London location and are considered to comply with the aims of Policies DP5 and CPG2. 
6.26 In terms of the market units, the mix comprises 3 x studio units, 11 x 1 bed units, 3 x 2 bed units and 1 x 3 bed unit. While heavily weighted towards the smaller units, this is partly a result of the constraints resulting from the listed status of the building. During the application process, officers raised concerns in relation to the layout and sub-division of the fourth floor, the only internal part of the building that retains some features of interest, which were entirely obscured due the design of the units at this level. As such, the scheme has been amended to reflect this and has resulted in an increase an increase in the number of 1 bed units.
6.27 In conclusion, Planning and Housing Officers are generally satisfied with the housing mix proposed. The proposal includes a policy compliant level of affordable housing which accords with the Dwelling Size Priority table and includes a 3 bedroom unit for affordable rent at Target Rent which officers welcome in this central area. With regard to the market housing, while including a large proportion of smaller units, given the restrictions in place resulting from the listed building, and the level of affordable housing proposed, officers consider this to be acceptable, on balance, in this instance.
6.28 Three wheelchair adaptable units are proposed comprising apartment 006 on the ground floor, a 2 bed intermediate unit, and two market units comprising apartment A at lower ground floor level (1 bed) and apartment 001 at ground floor level (studio). The Council’s Access Officer is satisfied with this level and mix of wheelchair adaptable units.
Density
6.29 The site is located within the designated Central London part of the borough, and has a Public Transport Accessibility Level (PTAL) of 6. As such, the site should expect a density to range somewhere between 215 - 405 u/ha as outlined under policy 3.4 of the London Plan. A total of 22 flats are proposed, which equates to 275 u/ha on a 0.08 hectare site. This sits within the density range set out in the London Plan and is therefore appropriate for the site and surrounding context. The provision of housing on the site has been optimised in line with policies CS1 and DP2.  
Urban Design
6.30 The application building is a grade II listed former board school dating from circa 1874 which also lies in Seven Dial Conservation Area.  Originally it was constructed as the Tower Street Board School and the façade reflects this type of building with the use of yellow and red stock brick, steep slated roof with gables and tall brick chimney stacks.  All four elevations are largely unaltered although a single storey side extension (to the north) and two storey conservatory at the rear have been added in the late twentieth century when the building was converted to offices.
6.31 The interior however has been thoroughly modernised with most features of interest being removed and modern partitioning and mezzanines having been inserted.  The special interest of the building lies largely with the exterior of the building although the interior does retain some features of interest such as the general layout of the historic masonry walls and the roof structure and space evident on the fourth floor.
6.32 Pre-application discussions were held prior to submission and most of the advice given relating to the listed building has been incorporated into a revised scheme. 
Internal works
6.33 This scheme is respectful of the surviving historic features of the building and largely retains the structural masonry walls, stair compartment, and entrance hall at ground floor level.  Although the stair compartment themselves are original, the stair cases are modern replacements.  The replacement of one stair case with a lift makes the interior of the building more accessible, does not result in the loss of historic fabric and also maintains the character of the stair core as a circulation space.  The lift over-run is contained entirely within the roof structure.
6.34 On the second floor improvements are made to the arrangement where the non-original floor levels are pulled away from the windows so they do not cut across the opening.
6.35 The best preserved space of the building is the fourth floor where the underside of the roof and original roof trusses are visible.  Although in places a degree of subdivision has taken place the character of this space is still very evident.
6.36 Historically this space would have probably been a hall or classroom which makes it difficult to subdivide for residential as it would make an excessively large one bedroom unit or would need a large amount of partitioning to create a larger unit which would detrimentally harm one of areas of greatest significance on the building.  Each of the halls is to be divided with a wall with a bedroom mezzanine inserted.  The mezzanine is set away significantly from all of the original masonry walls which allows the full scale of the space to be appreciated.
External works
Rear extension
6.37 Presently at the rear there is an unsympathetic plastic double height conservatory.  Whilst it has attempted to blend in with the historic surroundings through the use of the ornate roof form it is unsuccessful as it is synonymous with a 1980s mass produced conservatory for historic buildings rather than as a well thought out extension.  Even if the conservatory was constructed from more sympathetic materials its ornate and somewhat domestic appearance are at odds with the recognisable board school where such features are not found.
6.38 In its place would be erected a two storey glazed extension which is designed to be understated and more muted than the existing conservatory in views from Tower Court.  In terms of its footprint and overall height the new structure would be smaller than the existing.  
6.39 The façade is made up of a number of simple glazed, translucent or solid panels with the same vertical proportions as the fenestration of the rear elevation.  Although the panels will vary in terms of their transparency they will all have a degree of reflectivity which will unite the appearance of the façade.
6.40 A simple link connects the extension to the former school building and therefore allows more of the original elevation of the building to be exposed than the existing arrangement,
6.41 The combination of the smaller size and simpler design result in a rear extension to the building which is much more sympathetic to the host building as well as reducing the impact in views from Tower Court.
Side extension
6.42 The existing single storey side extension to the north will be cut back slightly in the rear garden.  This part of the building dates from the 1980s and is of little merit and therefore there is no objection its reduction in size
Front balcony
6.43 At the second floor level on the front elevation the original outdoor terrace was covered over in the 1980s with an unsympathetic conservatory.  It is proposed to remove this conservatory and reinstate the small terrace which will represent a significant improvement to the building’s appearance.  This will also involve removing the non original render on the façade which will also be an improvement.
6.44 In order to comply with the building regulations a glass balustrade will need to be introduced but this will sit behind the parapet and its lightweight and transparent appearance will minimise its impact, which from street level will be extremely limited.
Conclusions

6.45 Although the works will involve some intervention on the fourth floor in form of subdivision and mezzanines which will cause a degree of harm to the special interest of the building, this level of harm will be limited and needs to be weighed against the benefits of the scheme.  This includes the removal of the front conservatory at second floor level, replacement of the rear conservatory with a more sympathetic structure and finding a use for the building which will be keep in occupied and thus maintained.  It is therefore recommended that listed building consent is granted.
Amenity 
6.46 Policy DP26 seeks to protect the quality of life of neighbours from development. Amenity includes daylight and sunlight, outlook, privacy, lightspill, noise disturbance and odours. Issues relating to construction and demolition are considered in the transport section of this report.
Overlooking and Privacy
6.47 The site is surrounded on all sides by residential and commercial properties. The scheme has been designed to minimise impact on the surrounding properties through the use of obscure glazing to prevent direct overlooking of neighbouring buildings on Tower Court and Earlham Street. The obscure glazing is proposed to 1800mm in non-habitable rooms and to 1500mm in habitable rooms to allow occupants some outlook. Windows on the rear of the property are not proposed to be obscure glazed as windows directly opposite are at least 18m away, and windows of properties on Tower Court and Earlham Road would be viewed at an oblique angle, thus ensuring no detrimental overlooking.
6.48 The windows facing Tower Street are separated from the properties opposite by 9.5m. While this is below the recommended 18m separation distance, it is not an unusual situation along public highways in the local area and is it therefore considered unnecessary to require obscure glazing along this elevation. Similarly the proposed terrace would face the highway and with its domestic residential use it should cause no harm.
6.49 The proposed rear extension has been designed to avoid overlooking. It is to be constructed using glass panels with three options of opacity. In sensitive locations the glazing will be fully opaque. In less sensitive locations, they will be obscure glazed, and in areas where no overlooking will occur, they will be clear glazed.
6.50 The scheme is therefore considered to comply with policy DP26 with regard to ensuring an acceptable level overlooking and privacy for neighbouring properties.
Daylight/sunlight 
6.51 In relation to daylight and sunlight, DP26 refers to the tests and standards detailed in the BRE document Site Layout Planning for Daylight and Sunlight - A Guide to Good Practice.  
6.52 As the proposed involves the conversion of an existing building, and the proposed extension is smaller than the building it replaces, it is not considered that there will be any loss of daylight or sunlight, or any overshadowing of neighbouring properties.
6.53 The applicant has submitted a Daylight and Sunlight Report as part of the application which assesses the daylight and sunlight levels of the proposed units.
6.54 With regard to daylight, the majority of units will achieve good levels of daylight and all units pass the Average Daylight Factor (ADF) test from the first floor up. There are however rooms within the ground and lower ground floor that do not satisfy the ADF test. These comprise of 3 living/ kitchen/ dining rooms on the lower ground floor and a living/ kitchen/ dining room and 3 bedrooms on the ground floor. 
· The lower ground floor LKD of the 2 bed intermediate duplex (Unit 004) does not meet the ADF standards however both ground floor bedrooms pass and the LKD has direct access to a private terrace area;

· The LKD of the 1 bed wheelchair adaptable unit at lower ground floor level does not meet ADH standards however the bedroom does and both the bedroom and LKD have direct access to their own terraces.

· The lower ground floor LKD of the 1 bed duplex (Unit 002) does not meet ADF standards however the ground floor bedroom does.

· Both the bedroom and the LKD of the 1 bed ground floor intermediate unit (Unit 003) do not meet ADF standards however both rooms have windows facing directly onto the rear amenity space, and the LKD has direct access to this space.

· Both bedrooms of the 2 bedroom intermediate wheelchair adaptable (Unit 006) do not meet ADF standards however both face directly onto the rear amenity space and the LKD passes the ADF test.

6.55 While there are individual rooms which don’t meet the ADF standards, these are considered to offer a good standard of amenity overall. Each apartment and individual rooms are generously sized and many have either direct access to their own amenity space or directly overlook the communal amenity space to the rear. 
6.56 With regard to Sunlight, of the 28 rooms which have one window facing within 90 degrees due south, 16 will be fully BRE compliant in terms of summer and winter sunlight. Furthermore, the majority of windows meet the BRE standards during the summer months. Those windows that do not meet these standards are generally on the lower ground and ground floors and have either side windows facing due east or south facing windows. All rooms which do not meet sunlight standards do meet ADF standards. 
6.57 The conversion of a listed building does create limits as new openings cannot be created, and the internal layout is restricted. On balance, given that the vast majority of rooms meet or exceed standards, and the generous room sizes and access to amenity space for the lower ground and ground floor units. The proposal is therefore considered to comply with Policy DP26.
Noise and Air Quality
6.58 A noise impact assessment has been submitted with this application which highlights that there are no traffic implications associated with the completed development and therefore no noise impact from this potential source. With regard to plant, it is not anticipated that there will be significant noise emissions from plant associated with the completed development. However, any stationary plant and services proposed will be selected in accordance with BS4142 so ensure no significant effects will result from on site, stationary noise levels.
6.59 It is predicted that internal noise levels could be achieved, in line with BS 8233:2014, as a minimum on all facades using conventional thermal double glazing units and conventional construction measures. This will be secured via condition, supported by the Council’s Environmental Health Officer.
6.60 An Air Quality Assessment and checklist have been submitted as part of the application. The site lies within an Air Quality Management Area (AQMA) and the report assesses the impact on the future residents of the proposal.

6.61 Mitigation measures are recommended in the form of sealed windows and a ventilation system and these are secured via condition.

Transport and servicing
6.62 The site is located in a highly accessible location with regard to public transport provision, and has an excellent public transport accessibility level (PTAL) of 6b.  The nearest stations are Covent Garden, Leicester Square and Tottenham Court Road, all located a short distance from the site.
Car Free Development
6.63 Development Policy DP18 states that car free development is expected in the Central London Area and other areas located within Controlled Parking Zones that are highly accessible by public transport.  The site is located in the Central London Area and within the Holborn and Convent Garden (CA-C) Controlled Parking Zone (CPZ).  Residents bays operate 24 hours a day, 7 days a week while pay and display controls operate Monday to Saturday 08.30 – 18.30. CPG7 (Transport) defines a highly accessible area as one which has a PTAL rating of 4 or more.  As such, this development site should be designated as car free (i.e. no on-site parking should be provided and the occupants will be prevented from obtaining on-street parking permits from the Council).  
6.64 The development proposes no parking on site, other than two disabled parking spaces, and the applicant has agreed to enter into a car free agreement which is welcomed by Camden.  The proposal would lead to a reduction in motor vehicle traffic when compared with the existing use.  The car parking proposals comply with CS11, DP18 and DP19 and are therefore acceptable.  
Cycle Parking
6.65 The proposal would need to provide cycle parking facilities in accordance with the minimum requirements of the London Plan.  The London Plan revised early minor alterations were published in October 2013.  This requires a minimum cycle parking provision of 1 space for 1 or 2 bedroom dwellings and 2 spaces for residential dwellings with 3 or more bedrooms.  Applying the London Plan requirements to this application requires at least 24 spaces for the residential units.  
6.66 The proposed level of cycle parking provision amounts to 23 spaces, 1 less than required.  However, a condition will be added to ensure that at least 24 spaces are provided.  The proposed locations for the cycle parking facilities are also acceptable.  Covered, secure and fully enclosed cycle stores would be provided within the building and in the external amenity space for residents.  Details of the cycle parking facilities will be secured by condition.  
Servicing, Access and Waste Management
6.67 Deliveries and servicing would take place from Tower Street.  Refuse and recycling collections would also take place from Tower Street and arrangements would be made for bins to be brought up from the basement on collection days.  Overall, trips associated with deliveries and servicing will be relatively low.  Deliveries and servicing activity is unlikely to have an impact on traffic congestion or road safety.  A delivery and servicing management plan would not therefore be required on this occasion.
Construction Management and Highways Contributions
6.68 A construction management plan (CMP) would be required to mitigate transport and amenity issues associated with construction.  A draft CMP was submitted with the planning application and this provides some useful information.  However, a more detailed CMP would need to be approved by the Council prior to any works commencing on site.  This would be secured by a Section 106 planning obligation.
6.69 Travel planning guidance published by Transport for London in November 2013 requires development proposals consisting of 80 or more residential units to include a travel plan.  Smaller developments consisting of between 50 and  units are required to include a travel plan statement.  The proposal would consist of less than 50 residential units.  A travel plan or travel plan statement is not therefore required on this occasion. 
6.70 The proposed development would require construction works, involving the movement of earth and materials. In order to mitigate any damage caused to public highways surrounding the site a contribution towards highway works is required. Camden’s highway engineers have calculated that these works would cost £8,850. A financial contribution for this amount would be secured by a Section 106 planning obligation.
Biodiversity, public open space, education and community facilities
6.71 A bat and bird scoping report was submitted with the application which confirmed that there is no evidence that bats or breeding birds have used the site and that the site is considered to be of low value in terms of its suitability to support bats and breeding birds.
6.72 A green roof is proposed above the rear extension and will not be used as a terrace/ amenity space. Both the green roof and the restricted access will be secured via condition. 
6.73 There are two trees on the boundary of the site with Tower Court. These will not be affected by the proposals and a condition will ensure their protection during construction.
6.74 As the development includes the creation of over five new residential units, a contribution towards the maintenance and provision of public open space is required. The current financial contributions are calculated at £1,304 per 2-bed unit and £2,317 per 3-bed unit. As such, the proposal is required to contribute the sum of £23,409, which would be secured through a clause in the s106 agreement. 
6.75 In line with CPG8, a contribution towards education is required as the development results in a net increase of five or more dwellings. Contributions are only sought for dwellings of two bedrooms or more, as single bedroom units are unlikely to provide accommodation for children. The CPG figures for education contributions are £2,213 per 2-bed unit and £6,322 per 3-bed units, thus the required commuted sum is £12,961. Finally, in line with CPG8, the full contribution of £22,540towards community facilities has also been secured. 
Sustainability and energy issues
6.76 London Plan climate change policies and policies CS13 DP22 and DP23 of Camden’s LDF require all developments to contribute to the mitigation of and adaptation to climate change, to minimise carbon dioxide emissions and contribute to water conservation and sustainable urban drainage. 
6.77 The applicant has submitted a BREEAM Domestic Refurbishment Pre Assessment Analysis which sets out that the proposal can achieve a score of 72.65% which equates to a BREEAM rating of ‘Excellent’.
6.78 With regard to ensuring energy efficiency, the proposal will incorporate the following measures:
· Enhanced insulation to reduce heat loss in the building fabric

· High performance glazing to reduce heat through the glazed areas

· 90% low energy light fittings in each apartment and 100% in communal  areas to reduce energy use

· High efficiency condensing boilers to serve all apartments

· Energy efficient appliances and services to reduce energy consumption and cost

· Natural ventilation for residential accommodation

· Design for air tightness

6.79 The achievement of BREEAM rating ‘Excellent’ and the above measures are  supported by officers and will be secured through the clauses in a S106 Agreement.
CIL
6.80 The proposal would be liable for the Mayor of London’s CIL as the additional floorspace exceeds 100sqm or one unit of residential accommodation. Based on the MoL’s CIL charging schedule and the information given on the plans the charge is likely to be £91,615 (1832.3sqm (proposed floorspace less social rented unit floorspace) x £50). This would be collected by Camden after the scheme is implemented.
7.
CONCLUSION

7.1
It is considered that the change of use of the commercial floorspace and the provision of 22 units meets the requirements of the LDF. The proposal has been carefully designed to safeguard neighbouri``ng properties in terms of privacy, overlooking and sunlight and daylight while ensuring a more efficient use of the site. 

8. 
RECOMMENDATION 1

8.1
Planning Permission is therefore recommended subject to conditions and a s106 Legal Agreement covering the following Heads of Terms:-

· Affordable housing (3 x intermediate units and 1 x social rented unit)
· Highways contribution of £8,850
· Public open space contribution of £23,409

· Education contribution of £12,961
· Community facilities contribution of £22,540
· Construction Management Plan;

· Car free development (save 2 x disabled spaces);
· Sustainability Plan incorporating BREEAM Domestic Refurbishment pre, design stage and post construction stage;
· Business and employment support (for loss of employment floorspace) contribution of £52,459.55.
· Local procurement 
8.2
Listed Building Consent is recommended subject to conditions.
9.
RECOMMENDATION 2

9.1
In the event that the S106 Legal Agreement referred to above has not been completed within the time specified in the Planning Performance Agreement (PPA), the Development Management Service Manager is given authority to refuse planning permission for reasons relating to failing to secure each of the Heads of Terms listed under paragraph 8.1 of this report.

10.
LEGAL COMMENTS

10.1
Members are referred to the note from the Legal Division at the start of the Agenda.
Condition(s) and Reason(s): 2014/3425/P
	1
	The development hereby permitted must be begun not later than the end of three years from the date of this permission.

Reason: In order to comply with the provisions of Section 91 of the Town and Country Planning Act 1990 (as amended).



	2
	The development hereby permitted shall be carried out in accordance with the following approved plans: Existing basement plan; Existing ground floor plan; Existing first floor plan, Existing ground floor and first floor landings; Existing second floor plan; Existing third floor plan; Existing fourth floor plan plus mezzanine; Existing roof plan; Existing tower levels; Existing elevations front and right side; Existing elevations rear and left site; Site location plan; GA.00 C; GA.01 B; GA.02 C; GA.03 C; GA.04 B; GA.05 D; GA.06 D; GA.07 B; GE.01M B; GE.02M B; GE.03M B; GE.04M C; GS.00 A; GS.01 A; Schedule of Areas Rev E;

Documents: BREEAM Pre-Assessment; Design and Access Statement; Design and Access Statement Amendments; Employment Demand and Marketing Report plus Appendices; Obscure Glazing Diagram; Revised Heritage Statement; Air Quality Assessment; Air Quality Checklist; Bat and Bird Scoping; Statement of Design Changes; Affordable Housing Statement; Noise Report.

Reason:

For the avoidance of doubt and in the interest of proper planning.



	3
	Detailed drawings, or samples of materials as appropriate, in respect of the following, shall be submitted to and approved in writing by the local planning authority before the relevant part of the work is begun:

a) Typical details of new glass balustrade at second floor level at a scale of 1:10 with joint and fixing details at 1:1. 

b) Plan, elevation and section drawings of all new external doors at a scale of 1:10 with glazing bar and framing sections at 1:1. 

c) Samples and/or manufacturer's details of new facing materials for the rear glazed extension (to be provided on site and retained on site during the course of the works).   

d) Elevation drawings of the proposed rear extension at 1:20 with detailed section drawings at 1:1 showing the framing/fixings for the cladding panels.

The relevant part of the works shall not be carried out otherwise than in accordance with the details thus approved.

Reason: In order to safeguard the special architectural and historic interest of the building in accordance with the requirements of policy CS14 of the London Borough of Camden Local Development Framework Core Strategy and policy DP25 of the London Borough of Camden Local Development Framework Development Policies.



	4
	All new external and internal works and finishes and works of making good to the retained fabric, shall match the existing adjacent work with regard to the methods used and to material, colour, texture and profile, unless shown otherwise on the drawings or other documentation hereby approved or required by any condition(s) attached to this consent.

Reason: In order to safeguard the special architectural and historic interest of the building in accordance with the requirements of policy CS14 of the London Borough of Camden Local Development Framework Core Strategy and policy DP25 of the London Borough of Camden Local Development Framework Development Policies.



	5
	No lights, meter boxes, flues, vents or pipes, and no telecommunications equipment, alarm boxes, television aerials or satellite dishes shall be fixed or installed on the external face of the buildings, without the prior approval in writing of the local planning authority.

Reason: To safeguard the appearance of the premises and the character of the immediate area in accordance with the requirements of policy CS14 of the London Borough of Camden Local Development Framework Core Strategy and policy DP24 [and DP25 if in CA] of  the London Borough of Camden Local Development Framework Development Policies.



	6
	No development shall take place until full details of hard and soft landscaping and means of enclosure of all un-built, open areas have been submitted to and approved by the local planning authority in writing. [Such details shall include details of any proposed earthworks including grading, mounding and other changes in ground levels.] The relevant part of the works shall not be carried out otherwise than in accordance with the details thus approved.

Reason: To ensure that the development achieves a high quality of landscaping which contributes to the visual amenity and character of the area in accordance with the requirements of policy CS14 [if landscape details], [CS15 if trees only and/or in CA] of the London Borough of Camden Local Development Framework Core Strategy and policy DP24 [if landscape details] of the London Borough of Camden Local Development Framework Development Policies.



	7
	All hard and soft landscaping works shall be carried out in accordance with the approved landscape details [by not later than the end of the planting season following completion of the development or any phase of the development] [, prior to the occupation for the permitted use of the development or any phase of the development], whichever is the sooner. Any trees or areas of planting which, within a period of 5 years from the completion of the development, die, are removed or become seriously damaged or diseased, shall be replaced as soon as is reasonably possible and, in any case, by not later than the end of the following planting season, with others of similar size and species, unless the local planning authority gives written consent to any variation.

Reason: To ensure that the landscaping is carried out within a reasonable period and to maintain a high quality of visual amenity in the scheme in accordance with the requirements of policy CS14, [+ CS15 if in CA] of the London Borough of Camden Local Development Framework Core Strategy and policy DP24 of the London Borough of Camden Local Development Framework Development Policies.

	8
	Prior to the commencement of any works on site, details demonstrating how trees to be retained shall be protected during construction work shall be submitted to and approved by the Council in writing. Such details shall follow guidelines and standards set out in  BS5837:2012 "Trees in Relation to Construction". All trees on the site, or parts of trees growing from adjoining sites, unless shown on the permitted drawings as being removed, shall be retained and protected from damage in accordance with the approved protection details.

Reason: To ensure that the development will not have an adverse effect on existing trees and in order to maintain the character and amenity of the area in accordance with the requirements of policy CS15 of the London Borough of Camden Local Development Framework Core Strategy.



	9
	Before the development is first occupied, the refuse and recycling storage facilities, as shown on the drawings hereby approved, shall be provided. All refuse and recycling storage facilities shall be permanently maintained and retained thereafter.

Reason: To safeguard the amenities of the premises and the area generally in accordance with the requirements of policies CS5 and CS7 of the London Borough of Camden Local Development Framework Core Strategy and policies DP26, DP28 and DP12 of the London Borough of Camden Local Development Framework Development Policies.



	10
	Prior to the first occupation of the building a plan showing details of the green roof including species, planting density, substrate and a section at scale 1:20 showing that adequate depth is available in terms of the construction and long term viability of the green roof, and a programme for a scheme of maintenance shall be submitted to and approved in writing by the local planning authority. The green roof shall be fully provided in accordance with the approved details prior to first occupation and thereafter retained and maintained in accordance with the approved scheme of maintenance.

Reason: To ensure that the green roof is suitably designed and maintained in accordance with the requirements of policies CS13, CS14, CS15 and CS16 of the London Borough of Camden Local Development Framework Core Strategy and policies DP22, DP23, DP24 and DP32 of the London Borough of Camden Local Development Framework Development Policies.



	11
	Before the development commences, details of 24 secure and covered cycle storage areas as shown on the approved drawings shall be submitted to and approved by the local planning authority. The approved facility shall thereafter be provided in its entirety prior to the first occupation of any of the new units, and permanently retained thereafter.

Reason: To ensure the development provides adequate cycle parking facilities in accordance with the requirements of policy CS11of the London Borough of Camden Local Development Framework Core Strategy and policy DP17of the London Borough of Camden Local Development Framework Development Policies.



	12
	The lifetime homes features and facilities, as indicated on the drawings and documents hereby approved shall be provided in their entirety prior to the first occupation of any of the new residential units.

Reason: To ensure that the internal layout of the building provides flexibility for the accessibility of future occupiers and their changing needs over time, in accordance with the requirements of policy CS6 of the London Borough of Camden Local Development Framework Core Strategy and policy DP6 of the London Borough of Camden Local Development Framework Development Policies.



	13
	The proposed green roof shall not be used as a terrace.

Reason: In order to protect the amenities of neighbouring premises in accordance with the requirements of policy CS5 of the London Borough of Camden Local Development Framework Core Strategy and policy DP26 of the London Borough of Camden Local Development Framework Development Policies.



	14
	Before building works commence on the site, a scheme shall be submitted to and approved by the Local Planning Authority providing for the insulation of the proposed dwelling unit(s) so that plant noise levels and externally generated noise does not cause internal noise levels to exceed an indoor ambient noise levels in unoccupied habitable rooms (Bedrooms between 2300-0700 hrs and Living Rooms between 0700-2300 hrs) of 30 dB (A) LAeq (1 hour) and individual noise event shall not exceed 45 dB LAmax in Bedrooms between 2300-0700 hrs.  

On completion, a representative random test sample of each dwelling type shall be carried out to verify compliance with this condition. A report shall be produced containing all raw data and showing how calculations have been made. A copy of such report shall be submitted to the Local Planning Authority for its approval. The Noise report shall clearly contain standards used, measurements locations, raw tabulated and graphically represented data, time, date etc. 

Reason: To safeguard the amenities of the future occupiers in accordance with the requirements of policy CS5 of the London Borough of Camden Local Development Framework Core Strategy and policies DP26 and DP28 of the London Borough of Camden Local Development Framework Development Policies. 


Informative(s):

	1 
	The Mayor of London introduced a Community Infrastructure Levy (CIL) to help pay for Crossrail on 1st April 2012. Any permission granted after this time which adds more than 100sqm of  new floorspace or a new dwelling will need to pay this CIL. It will be collected by Camden on behalf of the Mayor of London. Camden will be sending out liability notices setting out how much CIL will need to be paid if an affected planning application is implemented and who will be liable.  

The proposed charge in Camden will be £50 per sqm on all uses except affordable housing, education, healthcare, and development by charities for their charitable purposes. You will be expected to advise us when planning permissions are implemented. Please use the forms at the link below to advise who will be paying the CIL and when the development is to commence. You can also access forms to allow you to provide us with more information which can be taken into account in your CIL calculation and to apply for relief from CIL.

http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil

We will then issue a CIL demand notice setting out what monies needs to paid when and how to pay.  Failure to notify Camden of the commencement of development will result in a surcharge of £2500 or 20% being added to the CIL payment. Other surcharges may also apply for failure to assume liability and late payment. Payments will also be subject to indexation in line with the construction costs index.

Please send CIL related documents or correspondence to CIL@Camden.gov.uk



	2 
	Your proposals may be subject to control under the Building Regulations and/or the London Buildings Acts which cover aspects including fire and emergency escape, access and facilities for people with disabilities and sound insulation between dwellings. You are advised to consult the Council's Building Control Service, Camden Town Hall, Argyle Street WC1H 8EQ, (tel: 020-7974 6941).



	3 
	Noise from demolition and construction works is subject to control under the Control of Pollution Act 1974.  You must carry out any building works that can be heard at the boundary of the site only between 08.00 and 18.00 hours Monday to Friday and 08.00 to 13.00 on Saturday and not at all on Sundays and Public Holidays.  You are advised to consult the Council's Noise and Licensing Enforcement Team, Camden Town Hall, Argyle Street, WC1H 8EQ (Tel. No. 020 7974 4444 or on the website http://www.camden.gov.uk/ccm/content/contacts/council-contacts/environment/contact-the-environmental-health-team.en or seek prior approval under Section 61 of the Act if you anticipate any difficulty in carrying out construction other than within the hours stated above.



	4 
	If a revision to the postal address becomes necessary as a result of this development, application under Part 2 of the London Building Acts (Amendment) Act 1939 should be made to the Camden Contact Centre on Tel: 020 7974 4444 or Environment Department (Street Naming & Numbering) Camden Town Hall, Argyle Street, WC1H 8EQ.



	5 
	You are reminded that this decision only grants permission for permanent residential accommodation (Class C3). Any alternative use of the residential units for temporary accommodation, i.e. for periods of less than 90 days for tourist or short term lets etc, would constitute a material change of use and would require a further grant of planning permission.




Condition(s) and Reason(s): 2014/3431/L
	1
	The development hereby permitted must be begun not later than the end of three years from the date of this permission.

Reason: In order to comply with the provisions of Section 91 of the Town and Country Planning Act 1990 (as amended).



	2
	The development hereby permitted shall be carried out in accordance with the following approved plans: Existing basement plan; Existing ground floor plan; Existing first floor plan, Existing ground floor and first floor landings; Existing second floor plan; Existing third floor plan; Existing fourth floor plan plus mezzanine; Existing roof plan; Existing tower levels; Existing elevations front and right side; Existing elevations rear and left site; Site location plan; GA.00 C; GA.01 B; GA.02 C; GA.03 C; GA.04 B; GA.05 D; GA.06 D; GA.07 B; GE.01M B; GE.02M B; GE.03M B; GE.04M C; GS.00 A; GS.01 A; Schedule of Areas Rev E;

Documents: BREEAM Pre-Assessment; Design and Access Statement; Design and Access Statement Amendments; Employment Demand and Marketing Report plus Appendices; Obscure Glazing Diagram; Revised Heritage Statement; Air Quality Assessment; Air Quality Checklist; Bat and Bird Scoping; Statement of Design Changes; Affordable Housing Statement; Noise Report.

Reason:

For the avoidance of doubt and in the interest of proper planning.



	3
	All new external and internal works and finishes and works of making good to the retained fabric, shall match the existing adjacent work with regard to the methods used and to material, colour, texture and profile, unless shown otherwise on the drawings or other documentation hereby approved or required by any condition(s) attached to this consent.

Reason: In order to safeguard the special architectural and historic interest of the building in accordance with the requirements of policy CS14 of the London Borough of Camden Local Development Framework Core Strategy and policy DP25 of the London Borough of Camden Local Development Framework Development Policies.




Informative(s):

	1 
	Your proposals may be subject to control under the Building Regulations and/or the London Buildings Acts which cover aspects including fire and emergency escape, access and facilities for people with disabilities and sound insulation between dwellings. You are advised to consult the Council's Building Control Service, Camden Town Hall, Argyle Street WC1H 8EQ, (tel: 020-7974 6941).



	2 
	Noise from demolition and construction works is subject to control under the Control of Pollution Act 1974.  You must carry out any building works that can be heard at the boundary of the site only between 08.00 and 18.00 hours Monday to Friday and 08.00 to 13.00 on Saturday and not at all on Sundays and Public Holidays.  You are advised to consult the Council's Noise and Licensing Enforcement Team, Camden Town Hall, Argyle Street, WC1H 8EQ (Tel. No. 020 7974 4444 or on the website http://www.camden.gov.uk/ccm/content/contacts/council-contacts/environment/contact-the-environmental-health-team.en or seek prior approval under Section 61 of the Act if you anticipate any difficulty in carrying out construction other than within the hours stated above.




