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4 February 2016
Dear Sir/Madam
DECISION

Town and Country Planning Act 1990 (as amended)
Full Planning Permission Refused

Address:

112A Great Russell Street
London

WC1B 3NP

Proposal:

Change of use of part ground floor and basement levels -4 and -5 from Car Park (sui
generis) to 166 bedroom hotel (Class C1), including alterations to openings, walls and
fascia on ground floor elevations on Great Russell Street and Adeline Place.

Drawing Nos: 2897/L/01B, 2897/P/01B, 2897/P/02B, 2897/P/03B, 2897/P/04B,
2897/P/05B, 2897/P/06B, 2897/P/07, 2897/P/08A, 2897/P/11F, 2897/P/12C, 2897/P/13C,
2897/P/14D, 2897/P/15G, 2897/P/16G, 2897/P/17D, 2897/P/18C, 2897/P/19B,
2897/P/20A, 2897/P/31, 2897/P/32, H2047 Noise Impact Assessment Vv9 by Hawkins,
Draft Hotel Management Plan v3 by Criterion Capital, D Draft Construction Management
Plan by SISK, Drainage Strategy v2 by Pinnacle, Basement Impact Assessment v2 by
Pinnacle, 30480/D1F Transport Statement by TPP, Planning Statement by Bilfinger GVA,
C Design & Access Statement by Proun, By Hoare Lee; REP-1005840-CAR-15060 Air
Quality Assessment, Air Quality Planning Checklist, REP-14401010-11A-JN-20150505 B
Energy Strategy, 651_376 BREAMM Pre-assessment dated September 2015, 1010-ICC-
080515-11-01 Summary of MEP System and BRUKL Output Document, email from Ben
Edwards dated 24/11/15.

The Council has considered your application and decided to refuse planning permission for
the following reasons:
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Reasons for Refusal

1

The applicant has failed to demonstrate that the internal design, layout and standard
of air quality of the proposed development would provide an acceptable standard of
accommodation and amenity for future occupants, contrary to policies CS5
(Managing the impact of growth and development) and CS16 (Improving Camden's
Health and Well-being) of the London Borough of Camden Local Development
Framework Core Strategy and policies DP26 (Managing the impact of development
on occupiers and neighbours) and DP32 (Air quality and Camden's Clear Zone) of
the London Borough of Camden Local Development Framework Development
Policies.

The proposed development, by reason of the increased activity associated with the
hotel operation and the environment resulting from the vents on Adeline Place,
would have an unacceptable impact on local residential and pedestrian amenity,
contrary to policies CS5 (Managing the impact of growth and development) and
CS7 (Promoting Camden's centres and shops) of the London Borough of Camden
Local Development Framework Core Strategy and policies DP12 (Supporting strong
centres and managing the impact of food, drink, entertainment and other town
centre uses) and DP26 (Managing the impact of development on occupiers and
neighbours) of the London Borough of Camden Local Development Framework
Development Policies and policy 9 (Residential amenity) of the Fitzrovia Area Action
Plan.

The proposed development, in the absence of a legal agreement securing it as car-
free, would be likely to contribute unacceptably to parking stress and congestion in
the surrounding area, contrary to policies CS11 (Promoting sustainable and efficient
travel) and CS19 (Delivering and monitoring the Core Strategy) of the London
Borough of Camden Local Development Framework Core Strategy and policies
DP18 (Parking standards and the availability of car parking) and DP19 (Managing
the impact of parking) of the London Borough of Camden Local Development
Framework Development Policies.

The proposed development, in the absence of a legal agreement securing a
construction management plan, would be likely to give rise to conflicts with other
road users and would fail to mitigate the impact on the amenities of the area
generally, contrary to policies CS5 (Managing the impact of growth and
development), CS11 (Promoting sustainable and efficient travel) and CS19
(Delivering and monitoring the Core Strategy) of the London Borough of Camden
Local Development Framework Core Strategy and policies DP20 (Movement of
goods and materials), DP21 (Development connecting to highway network) and
DP26 (Managing the impact of development on occupiers and neighbours) of the
London Borough of Camden Local Development Framework Development Policies.

The proposed development, in the absence of a legal agreement for securing a
Hotel Guest and Servicing Management Plan, would be likely to generate adverse
impacts upon the amenities of the area and neighbouring residential properties
contrary to policies CS5 (managing impact of growth), CS11 (sustainable travel)
and CS19 (Delivering and monitoring the Core Strategy) of the London Borough of
Camden Local Development Framework Core Strategy and policies DP14 (Tourism
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development and visitor accommodation), DP20 (Movement of goods and
materials) and DP26 (Managing the impact of development on occupiers and
neighbours) of the London Borough of Camden Local Development Framework
Development Policies.

The proposed development, in the absence of a legal agreement securing a
contribution for new or improved public open space, would be likely to contribute to
pressure and demand on the existing open space in this area, contrary to policy
CS19 (Delivering and monitoring the Core Strategy) of the London Borough of
Camden Local Development Framework Core Strategy and policy DP31 (open
space and outdoor recreation) of the London Borough of Camden Local
Development Framework Development Policies.

The proposed development, in the absence of a legal agreement securing
necessary contributions towards highway works would fail to make provision to
restore the pedestrian environment to an acceptable condition, contrary to policies
CS11 (sustainable travel) and CS19 (Delivering and monitoring the Core Strategy)
of the London Borough of Camden Local Development Framework Core Strategy
and policies DP17 (walking, cycling and public transport) and DP21 (Development
connecting to the highway network) of the London Borough of Camden Local
Development Framework Development Policies.

The proposed development, in the absence of a legal agreement securing a travel
plan and associated monitoring and administrative costs for a period of 5 years,
would fail to promote the use of sustainable means of travel, contrary to policies
CS11 (sustainable travel) and CS19 (Delivering and monitoring the Core Strategy)
of the London Borough of Camden Local Development Framework Core Strategy
and policy DP16 (transport implications of development) of the London Borough of
Camden Local Development Framework Development Policies.

The proposed development, in the absence of a local employment and
apprenticeships agreement and a local procurement code will be likely to lead to the
exacerbation of local skill shortages and a lack of training and opportunities for local
residents and businesses, and would fail to contribute to the regeneration of the
area, contrary to policies CS5 (Managing the impact of growth and development),
CS8 (Promoting a successful and inclusive Camden economy) and CS19
(Delivering and monitoring the Core Strategy) of the London Borough of Camden
Local Development Framework Core Strategy and policy DP13 (Employment sites
and premises) of the London Borough of Camden Local Development Framework
Development Policies.

The proposed development, in the absence of a legal agreement for securing a
contribution towards pedestrian, cycling and environmental improvements, would fail
to contribute to supporting sustainable modes of travel, enhance the public realm or
mitigate highways concerns, contrary to policies CS14 (Promoting high quality
places and conserving our heritage), CS11 (Promoting sustainable and efficient
travel), CS17 (Making Camden a safer place) and CS19 (Delivering and monitoring
the Core Strategy) of the London Borough of Camden Local Development
Framework Core Strategy and policies DP24 (Securing high quality design), DP16
(The transport implications of development) and DP17 (Walking, cycling and public
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transport) of the London Borough of Camden Local Development Framework
Development Policies.

11 The proposed development, in the absence of a legal agreement securing a
sustainability plan, would fail to ensure that the development is designed to take a
sustainable approach to the use of resources, contrary to policies CS13 (tackling
climate change) and CS19 (Delivering and monitoring the Core Strategy) of the
London Borough of Camden Local Development Framework Core Strategy and
DP22 (sustainable design and construction) and DP23 (water) of the London
Borough of Camden Local Development Framework Development Policies.

12 The proposed development, in the absence of a legal agreement securing an
energy efficiency and renewable energy plan, would fail to take sufficient measures
to minimise the effects of, and adapt to, climate change contrary to policies CS13
(tackling climate change) and CS19 (Delivering and monitoring the Core Strategy) of
the London Borough of Camden Local Development Framework Core Strategy and
policy DP22 (sustainable design and construction) of the London Borough of
Camden Local Development Framework Core Strategy and Development Policies.

Informative(s):
1 Reasons for refusal 3-12 would be withdrawn as part of an appeal process should

the appellant conclude a S106 to the satisfaction of the Council.

In dealing with the application, the Council has sought to work with the applicant in a
positive and proactive way in accordance with paragraphs 186 and 187 of the National
Planning Policy Framework.

You can find advice about your rights of appeal at:

http://www.planningportal.gov.uk/planning/appeals/quidance/quidancecontent

Yours faithfully

-Rachel Stopard
Director of Culture & Environment
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http://www.planningportal.gov.uk/planning/appeals/guidance/guidancecontent

