
 
 

Address:  
35 - 41 New Oxford Street, 10-12 Museum Street, 16A-
18 West Central Street 
London 
WC1A 1AP 3 Application 

Number:  2016/0477/P Officer: Zenab Haji-Ismail 

Ward: Holborn & Covent 
Garden  

Date Received: 26/01/2016 
Proposal:  Refurbishment and extension of the existing buildings to provide a mixed 
use scheme which includes 19 self-contained units (6 x 1 bed and 11 x 2 bed and 2 x 3 
bed), flexible A1, A2, A3 and A4 uses at ground floor level and/or B1 and/or D1 at 
basement and ground floor levels and associated works. 
Background Papers, Supporting Documents and Drawing Numbers 
 
A10862 - F - 0001 P1, A10862 - F - 0002 P1, A10862 - F - 0099 P1, A10862 - F - 0100 P1, 
A10862 - F - 0110 P1, A10862 - F - 0101 P1, A10862 - F - 0102 P1, A10862 - F - 0103 P1, 
A10862 - F - 0104 P1, A10862 - F - 0201 P1, A10862 - F - 0202 P1, A10862 - F - 0203 P1, 
A10862 - F - 0204 P1, A10862 - Z - 0099 P2, A10862 - Z - 0100 P2, A10862 - Z - 0110 P1, 
A10862 - Z - 0101 P2, A10862 - Z - 0102 P2, A10862 - Z - 0103 P2,  A10862 - Z - 0104 P2, 
A10862 - Z - 0202 P2, A10862 - Z - 0203 P3, A10862 - Z - 0204 P2.  
A10862 - D - 0099 P3, A10862 - D - 0100 P3, A10862 - D - 0110 P3, A10862 - D - 0101 P1, 
A10862 - D - 0102 P1, A10862 - D - 0103 P2, A10862 - D - 0104 P2, A10862 - D - 0105 P3, 
A10862 - D - 0200 P1, A10862 - D - 0201 P2, A10862 - D - 0202 P2, A10862 - D - 0203 P2, 
A10862 - D - 0300 P3, A10862 - D - 0301 P4, A10862 - D - 0501 P1, A10862 - D - 0502 P1, 
A10862 - D - 0503 P2, A10862 - D - 0504 P1, A10862 - D - 0505 P1, A10862 - D - 0600 P1,  
A10862 - D - 0601 P1 
 
Supporting documents:  Basement impact assessment (dated Nov 2015), Montagu Evans 
Heritage and Townscape Assessment (dated December 2015), Planning Statement (dated 
December 2015), Mason Navarro Pledge Flood Risk Assessment (dated December 2015), 
McLaren CMP (dated July 2016), Hurley Palmer Flatt Energy Statement (dated December 
2015), Historic Environment Assessment (dated November 2015, Delva Patman Redler 
Daylight and Sunlight Assessment (dated January 2016), Peter Brett Associate Air Quality 
Assessment (dated December 2015), Phlorum Ecology Appraisal (dated December 2015), 
Applied Acoustic Design Noise and Vibration Report (dated November 2015). 
 
RECOMMENDATION SUMMARY: Grant conditional planning permission subject 
to a Section 106 legal agreement 
Applicant: Agent: 
Triangle 
c/o Agent 
 
 

Montagu Evans LLP 
5 Bolton Street 
London 
W1J 8BA 
 
 

 



ANALYSIS INFORMATION 
Land Use Details: 

 Use 
Class Use Description Floorspace  

Existing 

 
B1a Business - Office 
Sui Generis- Nightclub 
C4 - Housing in Multiple Occupation 
A1- A3 Shop 
C3- Residential  
 
Total 
 

624 m² 
994 m² 
97 m² 
1,004 m² 
495 m² 
 
2,712 m² 

Proposed 

A3 Restaurants and Cafes 
A1/A2/D1/D2 Shop/Financial Services/  
Assembly and Leisure/ Non-Residential 
Institution 
 
C3 Dwelling House 
 
B1a Business – Office 
 
Total 

502 m² 
1,080 m² 
 
 
2,323 m² 
 
719 m² 
 
4,108 m² 

Uplift  

Sui Generis- Nightclub 
A1/A2/A3/B1 
B1a Business - Office 
A1 – A3 Shop/food and drink 
Total commercial uplift 
 
C4 - Housing in Multiple Occupation 
C3- Residential  
 
Total 

 
-994 m² 
994 m² 
95 m² 
76 m² 
171 m² 
 
-97 m² 
1828 m² 
 
2,392 
 

 
Residential Use Details: 
 

Residential Type 
No. of Bedrooms per Unit 

1 2 3 4 5 6 7 8 9+ 

Existing Flat/Maisonette 26         
Proposed Flat/Maisonette 6 11 2       
 

Parking Details: 
 Parking Spaces (General) Parking Spaces (Disabled) 
Existing 0 0 
Proposed 0 0 
 



OFFICERS’ REPORT    
 
Reason for Referral to Committee:  The proposal constitutes a ‘major development’ 

which involves the construction of more than 10 
residential dwellings and more than 1000sqm of 
non-residential floorspace [Clause 3 (i)];   

       
This application is the subject of a Planning 
Performance Agreement (PPA). 
 
 

1. SITE 
 
1.1 The application site is contained within a block bounded by New Oxford Street to 

the north, Museum Street to the east and West Central Street to the south and 
west.  The site lies within Bloomsbury Conservation Area, having been included in 
1973 (the initial designation was in 1968 and the conservation area has been 
enlarged over time).  Adjacent buildings at 43 and 45 New Oxford Street are Grade 
II listed - these are not included as part of the application. Adjacent buildings in the 
block at 43 and 45 New Oxford Street (also including 16 West Central Street) are 
Grade II listed - these are not part of the application site. Also excluded is 33 New 
Oxford Street at the north-east corner of the block, which is not listed. 

 
1.2 The block features a fine urban grain dating from the nineteenth century and is 

characterised largely by narrow, three/four storey properties.  Facing onto New 
Oxford Street are a number of stuccoed properties dating from circa 1845 when this 
street was laid out (numbers 39-41 have been re-fronted in the early 20th century) 
and this pattern of development was continued into Museum Street.  West Central 
Street is narrower and has the feel of a back street with the buildings within the 
application block, being lower in scale and less ornate.  This fine grained 
development is generally continued to the north of New Oxford Street within the 
Bloomsbury Conservation Area.  To the south of the application site the character 
and scale of development considerably increases with much taller 20th century 
developments covering much greater footprints.  The boundary of Bloomsbury 
Conservation Area runs along West Central Street and Museum Street and 
specifically excludes these larger properties to the south. 

 
1.3  Nos 16a-18 West Central Street are noted as positive contributors due to their 

group value in conservation area terms. 
 
1.4 The existing site consists of 473 sqm ground floor retail units on New Oxford Street 

(three units) and Museum Street (two units), a basement and ground floor nightclub 
(sui generis use) on West Central Street (858 sqm) and 831 sqm B1 office use to 
the upper floors of 16a/18 West Central Street and 39-41 New Oxford Street.  Also 
included within the site are 26 studios/bedsits which are considered substandard by 
the Council’s Private Sector Housing Team.  

 
1.5 The existing lawful uses of the site include a nightclub (Class sui generis) at 16A-18 

West Central Street, which is currently vacant and predominantly residential 
accommodation on the upper floors of 35-41 New Oxford Street and 10-12 Museum 



Street, some of which appear to be homes in multiple occupation (HMOs). The 
ground floor of these New Oxford Street and Museum Street properties are in 
various business uses (A1/A2/A3/B1 and a minicab office). 
 

1.6   The site is within central London’s Clear Zone region. There is no vehicular access 
into the site but a small service archway within the ground floor frontage of 10-12 
Museum Street coincides with an existing crossover and would appear to have 
once connected to an open yard behind these properties. The site has a Public 
Transport Accessibility Level (PTAL) of 6b (excellent). 

 
 
2. THE PROPOSAL 
 
 Original 
   
2.1 The application proposes the extensive refurbishment to provide a mixed use 

scheme of office and residential accommodation above ground floor retail and 
restaurant uses.  The buildings at 10-12 Museum Street would undergo extensive 
refurbishment to enable improved residential accommodation and formation of an 
entrance courtyard accessed from the existing archway opening on Museum 
Street. 
 

2.2 The proposal includes an additional storey at nos 25 and 27 New Oxford Street and 
a setback extension at no 39-41 New Oxford Street. West Central Street would 
feature a two storey extension with the top floor being set back. The proposal also 
includes the change of use from a former nightclub (class sui generis) to flexible 
commercial use (class A1/A2/A3/b1/D1/D2). The Museum Street buildings are 
proposed to undergo external alterations including refurbished shopfronts.   
 

2.3 There is an overall uplift of 2,392sqm including 1,731 sqm residential 
accommodation. Nineteen new residential flats (6 x 1 bed, 11 x 2 beds and 2 x 3 
bed) would be created in place of the mainly non-self-contained bedsits existing at 
present.  
 

2.4 It is to be noted that the application represents an increase in floorspace from the 
previously refused scheme by approximately 1,000sqm but retains the positive 
contributor building at 16A/B. Nevertheless the scheme is still a considerably 
scaled-down proposal for the site in comparison with the earlier refused scheme 
(2009/5460/P) –see relevant history below.  
 

 
Revision 

 
2.5 The proposal was revised during the course of the application to provide 19 

residential units instead of 21 units following the advice of officers. This was to 
protect the quantum of existing office floorspace in accordance with the Local 
Development Framework.  

 
  
3. RELEVANT HISTORY 



 
 
3.1 2013/4275/P (29/07/2014) REFUSAL for demolition and redevelopment of 16A/B & 

18 West Central Street and part demolition, change of use and works of conversion 
of remaining buildings to replace existing nightclub (Class D2), retail/food and drink 
(Classes A1-A5) and residential (26 x Class C3 residential studio units) with a new 
mix of uses comprising retail/food and drink (A1-A3), office (B1) and 19 x 
residential flats (7 x retained studios, 4 x 1-bed, 7 x 2-bed and 1 x 3-bed) (Class 
C3) resulting in a net addition of 716sqm gross external floorspace. 

 
3.2 2009/5460/P & 2009/5463/C – REFUSAL of erection of a part 4 and part 8-storey 

mixed use building to provide offices (2370 sq.m.) (Class B1), replacement 
nightclub at basement and part ground floor level (West Central Street frontage), 
retail use (Class A1) at basement and ground floor and 11 x 2 bed residential units 
(Class C3) on the upper floors (including 4 affordable units) and extensions to 35-
37 New Oxford St including a mansard roof, following demolition of 39-41 New 
Oxford St, and demolition of single storey rear addition at 16B West Central Street. 
Refusal issued on 25/03/2010. 

 
3.3 35-37 New Oxford Street: Granted -Various applications for office use of upper 

floors of in 1950’s and 60’s 
 
3.4 39-41 New Oxford Street: Granted (2008/2219) - Change of use of ground floor of 

45 New Oxford Street from retail (A1) to licensed betting office (A2) in association 
with the change of use of ground floor of No. 39-41 New Oxford Street from 
licensed betting office (A2) to retail (A1). 

 
3.5 10 Museum Street Refused (9301337) - Change of use of basement and ground 

floor from retail use within Class A1 to office use within Class B1 together with 
change of use of the 3rd floor from residential use to office use within Class B1. 

 
Neighbouring site at 21-31 New Oxford Street 

 
3.6 2014/5946/P: Granted 30/03/2015 - Remodelling, refurbishment and extension of 

existing former postal sorting office (Sui-generis use), including formation of a new 
public roof terrace, private terraces, wintergardens, roof top plant and new 
entrances in connection with the change of use of the building to offices (Class B1), 
retail/restaurant/doctors' surgery uses (Classes A1/A3/D1) and 21 affordable 
housing units (Class C3), along with associated highway, landscaping, and public 
realm improvement works. 

 
 

4. CONSULTATIONS 
 
 Statutory Consultees 
 
4.1 Transport for London   
  



TfL requested a servicing and delivery plan; that the development be car free; and 
that cycle parking be provided in accordance with the London Plan. TfL also sought 
a CMP to ensure pedestrian movement or bus operation is not impeded. 
 

4.2 Crossrail Safeguarding Team were consulted on this application and provided no 
comment.  

 
 Conservation Area Advisory Committee 
 
4.3 No objections raised – comments raised by the Bloomsbury CAAC have been 

incorporated into the proposal 
 

Local Groups   
 
 Covent Garden Community Association 
 
4.4 In general, the CGCA supports the proposed redevelopment of this site, as the 

buildings have fallen into a state of disrepair that creates a void in a high-profile 
location on the border of two conservation areas. The CGCA is relieved that the 
applicant has submitted proposals that do not call for increased bulk and massing 
that is out of keeping with the conservation area and the local character. 

 
4.5 Concerns were raised about the demolition behind the facades, and also that the 

applicant be more specific about the types of commercial use proposed. The noise 
report should be resubmitted to take into account nearby residential units. Servicing 
needs to be managed. Disappointed that affordable housing was not incorporated 
into the proposal. The applicant should sign up to a considerate construction 
scheme.  

 
 
  Adjoining Occupiers 
 

  
Number of letters sent 59 
Total number of responses received 7 
Number in support 1 
Number of objections 3 

 
 
 
4.6 Three objections were received from neighbouring occupiers at Packshot Factory 

(39-41 New Oxford Street), 35 New Oxford Street, Flat 1- 35 New Oxford Street, 6 
Denmark Street (residential) and 16 West Central Street (commercial) in relation to 
the following:  

 
• The proposal includes the demolition of a roof and extensions including 

internal alterations that are unsympathetic to the existing building 
• The proposal does not enhance the character of the local area 
• The proposal does not have regard to the impact of the proposal on 

neighbouring businesses 



• Any vibrations during construction will have a significant impact on the 
existing business 

• Loss of daylight and sunlight to 39-41 New Oxford Street due to the proposal 
on West Central Street  

• Loss of passive heating from natural sunlight to the windows of 39-41 
• Loss of low-cost bedsit accommodation in Holborn and Covent Garden 
• Lack of affordable housing 
• Loss of entertainment venue 
• Construction impact will be detrimental to local businesses 

 
Support 
 

4.7 One letter of support was received from the owners of neighbouring site at 21-31 
New Oxford Street, the letter set out that the proposal will revitalise the area and 
the applicant has proactively worked with the neighbouring site to cause the lowest 
disruption and disturbance to the surrounding area.  

  
5. POLICIES 
 
5.1 LDF Core Strategy and Development Policies adopted 8th November 2010 

CS1 - Distribution of growth 
CS2 - Growth areas 
CS5 - Managing the impact of growth and development 
CS6 - Providing quality homes 
CS7 – Promoting Camden’s Centres and shops 
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 waste and encouraging recycling 
CS19 - Delivering and monitoring the Core Strategy 
 
DP1 - Mixed use development 
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 
DP10 – Helping small and independent shops 
DP12 - Managing impact of food and drink uses 
DP13 - Employment premises and sites 
DP14 – Tourism development and visitor accommodation 
DP15 - Community and leisure uses 
DP16 - 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 - Conserving Camden’s heritage 
DP26 - Managing the impact of development on occupiers and neighbours 
DP28 - Noise and vibration 
DP29 - Improving access 
DP30 - Shopfronts 
DP31 - Provision of, and improvements to, public open space and outdoor sport 
and recreation facilities. 
DP32 - Air quality and Camden’s clear zone 
 

5.2 Camden Site Allocations Local Development Document adopted September 
2013: Site 17 (New Oxford Street, Royal Mail Sorting Office) 
 

5.3 Supplementary Planning Policies 
 
Camden Planning Guidance (CPG) 2011 
• CPG 1 Design 2015 
• CPG2 Housing 2015 
• CPG3 Sustainability 2015 
• CPG5 Town centres, retail and employment 2013 
• CPG 6 Amenity 2011 
• CPG 7 Transport 2011 
• CPG 8 Planning obligations 2015 
 
Bloomsbury Conservation Area Appraisal and Management Strategy – April 2011 
 
Tottenham Court Road Station and St Giles High Street Area Planning Framework -
adopted 2004 
 
21-31 New Oxford Street Planning Brief adopted 2004 
 
St Giles to Holborn Place Plan –adopted October 2012 
 

5.4 London Plan July 2016 
 

5.5 National Planning Policy Framework 2012 
 
 
6. ASSESSMENT 
 
6.1 The principal consideration material to the determination of this application are 

summarised as follows: 
 

• Land use – mixed use development 



• Residential development  
• Affordable housing 
• Standard of accommodation 
• Demolition in conservation area 
• Design 
• Residential amenity 
• Basement construction 
• Sustainability 
• Transport 
• Community Infrastructure Levy 

 
 Land Use – mixed use development 

 
6.2 The application site is allocated in the Camden LDF Site Allocations (Site 18).  The 

allocations document indicates that the development of the site should comprise a 
mix of uses provided by conversion, extension or partial redevelopment including 
retail, offices and permanent self-contained (Class C3) residential accommodation 
at upper levels. 
 

6.3 The site is also located within the Central Activities Zone and within the Growth 
Area of Tottenham Court Road (Policies CS1 and CS2).  The Tottenham Court 
Road Growth Area is expected to provide a minimum of 1,000 new homes and 
5,000 new jobs in the area between 2001 and 2016.  The proposal comprising of 
mixed use residential, office and retail is considered to provide an appropriate mix 
with regards to Policies CS1 and CS2. 
 

6.4 Policy DP1 requires a mix of uses in development including a contribution towards 
the supply of housing.  In the Central London Area where more than 200sqm of 
additional floorspace is provided, up to 50% of all additional floorspace should be 
housing.  The proposed development includes the provision of a total of 1,731 sqm 
additional floorspace and will provide 2, 323 sqm of residential floorspace including 
by change of use therefore complying with Policy DP1.  
 

6.5 Policies CS8 and DP13 encourage provision of additional office space and the 
protection of existing provision.  Policy DP13 states that where sites are suitable for 
continued business use the Council will consider redevelopment proposals for 
mixed use schemes provided that the level of employment floorspace is maintained 
or increased, they include other priority uses such as housing and that premises for 
new, small or medium enterprises are provided. 

 
6.6 The proposal includes 719 sqm of office accommodation comprising a single office 

at 16a/18 West Central Street and small offices located within 35 and 37 New 
Oxford Street.  The proposed level of office accommodation together with the small 
office space within 35 and 37 New Oxford Street is considered acceptable with 
regards to Policies CS8 and DP13. 

 
6.7 Policy CS1 supports mixed use development with the inclusion of retail floorspace 

while Policy CS7 states that the Council will promote additional retail provision as 
part of redevelopment schemes in the growth area of Tottenham Court Road. 
Policy DP12 indicates that the Council will ensure the development of retail will not 



cause harm to the character, function, vitality and viability of a centre, the local area 
or the amenity of neighbours.  

 
6.8 The proposed development also includes a total of 1,582 sqm of flexible commercial uses 

(retail/food and drink, community and leisure uses) which will be located at 39-41 New 
Oxford Street, 16b West Central Street and 10-12 Museum Street.   This represents an 
uplift of 76 sqm of these uses across the whole site and given the location within the 
Tottenham Court Road Growth Area and Central Activities Zone is considered an 
acceptable level of provision with regards to Policies CS1, CS7 and DP12. 
 
 
Affordable Housing  

  
6.9 Policy DP3 states that the Council will negotiate the development of individual sites 

and related sites to seek the maximum reasonable amount of affordable housing on 
the basis of an affordable housing target of 50% of the total addition to housing 
floorspace, but will apply the target with regard to a sliding scale from 10% for 
developments with capacity for 10 dwellings to 50% for developments with capacity 
for 50 dwellings. The uplift in commercial floorspace is less than 1,000 sqm and 
therefore the policy DP1 requirement for 50% of affordable housing would not 
apply. Where 1,731sqm is being provided, the affordable housing target would be 
17% or 3 units. 
 

6.10 Development Policies Document Policy DP3 also states that the council will 
consider a number of factors when determining whether an affordable housing 
contribution should be sought and nature of the contribution that would be 
appropriate. These factors include: 
 

• access to public transport, workplaces, shops, services and community 
facilities;  

• the character of the development, the site and the area;  
• site size, and constraints on including a mix of market and affordable 

tenures;  
• the economics and financial viability of the development including any 

particular costs associated with it;   
• the impact on creation of mixed and inclusive communities; and,  
• any other planning objectives considered to be a priority for the site 

 
6.11 In accordance with Policy DP3 a financial viability appraisal (hereafter ‘the 

appraisal’) accompanied the application to justify the applicant’s approach 
regarding affordable housing. The appraisal has been prepared in line with the 
Royal Institute of Chartered Surveyors (RICS) valuation guidance and has been 
independently reviewed by BPS, an independent viability consultant appointed by 
the Council. The appraisal has concluded that there will be no affordable units 
included within the scheme. The applicant has noted that the average market sales 
value for a unit at this site is likely to be £1,400,000. According to the policy 
requirement the applicant would be required to provide 3 units onsite, the market 
value of the three units is likely to be £4,200,000. The applicant has indicated that 
the scheme would result in a circa £4,000,000 scheme deficit if affordable housing 
were provided.  



 
6.12 BPS have agreed to the price paid for the site as the benchmark figure as it 

represents a 12% land owner’s premium to the existing use value as opposed to 
the 20% industry benchmark. The existing use value for this site is already high 
given its location and the types of uses, particularly the high existing use value 
nightclub use. BPS requested a number of changes to the applicant’s viability 
appraisal including reducing the profit margin to 14% as opposed to the 25% that 
was proposed as this was seen to be a more reasonable level of profit for a 
refurbishment scheme as opposed to a new development and the CIL figure was 
corrected.  Once these adjustments were made the scheme was found to generate 
a surplus of £505,450. 
 

6.13 Officers have discussed the possibility of this surplus enabling one on site 
affordable intermediate rented unit. It was suggested that Octavia- a Registered 
Provider who is likely to be handling the affordable units at 21-31 New Oxford 
Street (see planning history above) should be approached. The applicant has 
discussed the provision of one intermediate unit onsite and this was found to be 
undesirable by the registered provider as it was felt that without significant subsidy 
only a shared ownership unit would be viable on this site.  

 
6.14 With regards to providing affordable housing off-site, the applicant has 

demonstrated that the average unit value in the borough according to the land 
registry is £747K.  Furthermore, whilst the applicant owns other sites, namely 
Travel Lodge and NCP car park, within the vicinity of the development; these are 
currently let on a long term basis as retail/commercial uses.  

 
6.15 In the light of the above, officers and BPS concur with the overall assertion that 

affordable housing cannot viably be delivered onsite or offsite. In line with the 3rd 
and final step in the cascade the applicant would be expected to make a payment 
in lieu of affordable housing equivalent to the calculated surplus of £505,450. The 
applicant would also be expected to carry out a revised appraisal based on the 
same reasonable assumptions adopted by BPS for the current assessment once 
eight units have been sold and prior to occupation of the units or in the event an 
extension to the scheme is proposed.  This approach is considered to be 
reasonable in accordance with Policy DP3.  

 
Residential Development 

 
6.16 The existing site includes 26 residential units comprising bedsits and studios.  It is 

noted that a number of the existing units are small bedsits while 10 Museum Street 
is in HMO use.  The site does not appear to be a registered HMO and the units do 
not comply with modern HMO standards or national housing standards.  There is 
no record of any planning permission being given for these units or how long the 
upper floors have been in residential use. The Council’s Private Sector Housing 
team have indicated that 10 Museum Street is a HMO comprising of five bedsit 
units and one self-contained flat.  The property is currently below the minimum size 
requirements for a HMO.   12 Museum Street consists of self-contained studios all 
of which are significantly below standard. The average floorspace of the units are 
no more than 11sqm.  
 



6.17 Policy DP9 states that the Council will resist development that involves the net loss 
or self-containment of bedsit rooms or of other housing with shared facilities unless 
it can be demonstrated that the accommodation is incapable of meeting the 
relevant standards for houses in multiple occupation.  The Council’s Private Sector 
Housing Team has been consulted on the application.  They have stated that the 
accommodation at 10-12 Museum Street is below current HMO standards.  The 
Team have suggested that amalgamation of the units is likely to be the best option 
of providing accommodation of sufficient quality.   

 
6.18 The proposal involves a loss in terms of seven actual residential units however 

represents an increase of 1,731sqm of residential floorspace. The new units 
provided are significantly larger in floorspace terms than those on the site at 
present and include secure bike storage, appropriate plant and some amenity 
space.  Given the uplift in residential floorspace together with the improved 
standards of accommodation being provided, the proposal is considered in 
accordance with Policy CS6 of the Core Strategy, Policy DP2 of the  and Policy 3.5 
of the London Plan.  

 
6.19 Policy DP5 states that the Council will expect a mix of large and small homes in all 

residential developments and will seek to ensure that all residential development 
contributes to meeting the priorities set out in the Dwelling Size Priorities Table 
(DSPT). 

 
6.20  The DSPT indicates that market housing with 2- bedrooms are the highest priority 

and most sought after unit size. The proposed development comprises 6 x 1-bed, 
11 x 2 bed and 2 x 3-bed.  The proposed mix is considered to comply with the 
requirements set in Policy DP5.  
 

 
 Standard of accommodation for future occupiers and Lifetime Homes 

 
6.21 The proposed new residential units within 16A/B and 18 West Central Street and 

10-12 Museum Street will exceed the minimum space standards as set out in the 
CPG and the London Housing SPG.  These units will also meet the Lifetime Homes 
standard as required by Policies CS6 and DP6. 

 
6.22 11 proposed flats are dual aspect whilst 7 of the proposed flats are single aspect. 

The single aspect flats in this case are two bedroom units in order to accommodate 
adequate circulation space. The habitable areas benefit from openable windows 



and two of the flats benefit from private amenity space and the units are south 
facing and therefore adequate natural light is not considered to be of concern.  
 
Design and Conservation 

 
6.23 The relevant policies with regards to design are CS14, DP24 and DP25.  The 

Bloomsbury conservation area appraisal and management strategy also provides 
guidance with regards to design.  

 
6.24 The proposal includes the extensions and refurbishment of the existing buildings to 

facilitate a mixed use scheme.   The site almost entirely consists of late Victorian 
terrace blocks with only one 1920’s art deco building on New Oxford Street. To the 
north and east of the site the height and typologies of the surrounding buildings are 
more in keeping with the scale of the site. The majority of these are Victorian, 
however the neighbouring site to the west is a distinct Edwardian brick and 
terracotta residential block with a pub and retail units at ground level. The late 
Victorian buildings are constructed of stucco covered masonry walls with classical 
period features. There has been little meaningful work to maintain the external 
parts of the buildings over recent years leaving the buildings in urgent need of 
attention. Internally, the occupied areas have been kept in a reasonable state of 
repair however the buildings on Museum Street and West Central Street are mostly 
unoccupied except for a few short term lets. These vacated parts of the buildings 
are particularly in a very poor state of repair.  

 
6.25 The site is located on the southern fringe of the Bloomsbury Conservation  

Area which has been identified as having a consistency in street pattern, spatial 
character and predominate building forms. The area’s evolution is representative by 
the predominance of large and intact urban blocks of fine examples of Georgian 
and Victorian architecture. The application site contributes to the character of the 
Bloomsbury area, but is somewhat removed from the urban pattern and fabric to 
the north by the busy New Oxford Street. The majority of the classically influenced 
buildings dates to the mid-Victorian period with the exception of Nos 39-41 New 
Oxford Street with its re-fronted Art Deco style façade built in 1927.  
 

6.26 The buildings fronting New Oxford Street and Museum Street all contribute to the 
grandeur of the Bloomsbury area, however the appraisal notes the ‘somewhat 
utilitarian’ smaller buildings along West Central Street are overwhelmed by the 
scale of the taller buildings to the south that lie immediately outside the wider 
conservation area. None of the buildings subject to this application are listed, 
however adjacent to the site to the north west corner of the block, are two Grade II 
listed buildings at 43 and 45 New Oxford Street. The other grade II listed building is 
No 16 West Central Street. 

 
6.27 The scale of the proposed extensions would not overwhelm the existing buildings. 

The proposal follows the Victorian styling of the original buildings and would sit 
comfortably with the context and character of this part of Bloomsbury Conservation 
Area. The proposal includes new façade treatments that would integrate with the 
existing buildings by repeating period features where these are most appropriate to 
do so such as the façade along West Central Street. The new development will 
retain and restore the shop fronts and signage on New Oxford Street and Museum 



Street with period features appropriate to the original designs which would enhance 
the streetscene and this part of the Bloomsbury Conservation Area.  
 

6.28 The residential units will be accessed via an existing passageway off Museum 
Street that leads into an inner courtyard. This will allow appreciation of this space 
from the street. This would become a single and secure point of entry to the 
residential units.  
 

6.29 The proposals would reverse features which currently have a negative impact on 
the area. The West Central Street frontages are in a particularly poor condition and 
the proposals will significantly enhance the aesthetic appearance of these buildings 
and this façade. The restoration of historic shopfronts and reinstatement of 
fenestration details provides further enhancements. 
 

6.30 The conservation officer has reviewed the proposal and noted that the proposed 
changes to the buildings improve the contribution they make to the character and 
appearance of the Conservation Area and setting of the listed buildings in the 
vicinity. The Scheme has been designed to follow the Victorian style of the original 
buildings and ensure that the new features are sympathetic to the retained facades, 
as well as the context, style and scale of the surrounding Bloomsbury area. 
Consequently, the proposed development is considered to meet the requirements 
of Policies CS14, DP24 and DP25. 
 

6.31 Special attention has been paid to the desirability of preserving or enhancing the 
character or appearance of the conservation area, under and s.72 of the Listed 
Buildings and Conservation Areas Act 1990 as amended by the Enterprise and 
Regulatory Reform Act (ERR) 2013. 

 
 

Amenity of neighbouring residents 
 
Daylight and sunlight 

 
6.32 A daylight and sunlight assessment has been submitted by the applicant.  An 

analysis of the existing daylight and sunlight levels enjoyed by the neighbouring 
properties has been undertaken in order to provide a baseline against the impact of 
the proposed development. The methods of assessment used were the Vertical 
Sky Component (VSC), No Sky Line (NSL) and Average Daylight Factor (ADF) for 
daylight and Annual Probable Sunlight Hours (APSH) for sunlight. 
 

6.33 The assessment demonstrates that there are infringements of the VSC and NSL to 
the first and second floor rooms within 43 New Oxford Street (a commercial 
property) affecting small kitchens serving a restaurant.  This is not considered 
harmful in any way to the functioning of these commercial properties.  
 

6.34 The assessment concludes that the scheme proposals demonstrate that the 
quality, quantity and distribution of light within the neighbouring properties will 
generally remain BRE compliant with only highly localised infringements of the BRE 
Guidance and these being to commercial properties.  Where there are 
infringements it is considered that the daylight and sunlight effects measured are 



not sufficiently adverse so as to make the light in rooms within the neighbouring 
properties unacceptable for their purpose given the dense urban nature of the site. 
 
Privacy 
 

6.35 Given the positioning of the windows, the distance between the properties, and the 
orientation the proposal is unlikely to result in any loss of privacy or overlooking in 
comparison to the existing building.   

 
 Noise  
 
6.36 The proposed uses of residential, office and retail (Classes A1, A2 and A3) are 

considered to be far more compatible with the area than the previous nightclub use 
which had generated a catalogue of complaints and had its licence revoked by 
Camden’s environmental health (noise) team. 
 

6.37 The proposed retail uses will be restricted to classes A1, A2, A3, D1 or D2 uses. 
While most uses within these classes are unlikely to result in disturbances to 
occupiers of neighbouring residential properties and the guests of the adjacent 
hotel, some uses within Use Class A3 can cause disturbance.  The retail opening 
hours will therefore be limited by condition as suggested by CPG5 (08:00 to 23:30 
Mondays to Thursdays, 08:00 to 00:00 on Fridays and Saturdays and 09:00 to 
22:30 on Sundays and public Holidays) and no more than 40% of the overall 
floorspace will be used as A3. a condition is recommended to secure this. 
 

6.38 Objections were received raising concern that the development will cause noise 
and disruption during construction.  Construction impact is largely covered by the 
Control of Pollution Act 1974, however in order to mitigate the impacts of 
construction on residential amenities, a construction management plan will be 
secured through section 106.   
 

6.39 An objection was received from a neighbouring office occupant at 39-41 New 
Oxford Street regarding overlooking.  The distance between the facing windows of 
the new development and the rear office will only be approximately 13m; however 
CPG6 requires developments to be designed to protect the privacy of both new and 
existing dwellings and therefore no requirement to protect privacy of occupiers of 
office accommodation.  Furthermore, having adjacent uses of offices and 
residential is considered to be generally compatible with the occupants of the office 
and residential properties likely to be present at different times of the day. 
 

6.40 Due to the constraints of the site, it is not possible for each individual flat to benefit 
from individual private amenity space. The Scheme proposes a roof terrace of 80 
sqm for communal use by residents. The inner courtyard is also to be retained.  
The proposed terrace will overlook the existing car park and is therefore unlikely to 
result in overlooking as a result of the proposal. 
 
Basement 
 

6.41 There is an existing basement however the applicant proposed to excavate part of 
the basement by 1.4m to ensure it is level. The overall footprint of the basement 



would be as existing.  The applicant has submitted a basement impact assessment 
to assess the potential impact on land stability and groundwater flow.  
 

6.42 Policy DP27 and Guidance CPG4 set out how panning applications that include 
proposals for new or extensions to basements will be assessed.   The BIA has 
been prepared following the Guidance of CPG4 and the Arup Guidance for 
Subterranean Development.  

    
6.43 The Basement Impact Assessment and related documentation submitted by the 

applicant has been subject to independent verification. This is owing to the location 
of the application site within a hydrogeological constraint area. In this instance, the 
independent reviewer is fully satisfied with the level and nature of information 
provided by the applicant. 

 
The independent review  

 
 6.44 In responding to policy DP27 and CPG4, the applicant submitted a range of 

documentation at the outset of the application. This included a Basement Impact 
Assessment (BIA) Report by Geotechnical & Environmental Associates (dated 
November 2015). An independent review of all the relevant documentation was 
undertaken by Campbell Reith, on behalf of the Council. The scope of this study 
was, in short, to ascertain whether the submission of the application was sufficiently 
robust and accurate to enable planning permission to be granted in accordance 
with the requirements of LDF policy DP27.   

 
6.45 Campbell Reith concluded that the information provided by the applicant is 

sufficient to comply with policies DP27A, B and C. Therefore the structural stability 
of the host and neighbouring properties, the water environment and the cumulative 
impacts of both has been independently verified as being maintained. The applicant 
has comprehensively demonstrated that the proposed development would be 
unlikely to cause harm to the built and natural environment and local amenity and 
would not result in flooding or ground instability. 

 
Sustainable urban drainage  

 
6.46 In order to mitigate the impact of the proposed, the development will seek to 

incorporate SUDs techniques following the guidance in London Plan policy 5.13. 
This is to be secured by condition 
 
Sustainability and Energy 
 

6.47 The applicant has submitted an Energy Statement which demonstrates the 
commitment to environmental improvements, given the application is a 
refurbishment, the proposal is considered to achieve satisfactory energy 
conservation.  

 
6.48 The proposed development also incorporates a Green roof (102sqm).  These 

design features are welcomed and further details including a maintenance strategy 
will be secured by condition.  
 



6.49 The council’s sub-targets in Energy, Water and Materials categories as stated in 
CPG3 will all be exceeded. The development is likely to deliver a 21.4% reduction 
in carbon emissions over the benchmark. The current target for reduction in carbon 
emissions set out in CPG3 is 40%. The development’s commitments to 
environmental improvements are therefore acceptable and will be secured by s106 
legal agreement. The carbon reduction savings include the use of on-site 
renewable energy generation through an air source heat pump, details and 
implementation of which would be secured as part of the s106 legal agreement. 
 
Transport 
 

6.50 The application site has a Public Transport Accessibility Level (PTAL) of 6b 
(excellent); and car-free development will be secured for all uses. The site is within 
walking distance from both the Underground and rail stations and is served by 
several bus routes. The proposal will provide a total of 19 self-contained flats, the 
office space and retail provision.  The applicant would provide 28 cycle storage 
spaces for the residential element and 20 cycle spaces for the commercial element 
of the scheme storage is shown for the residential and office elements of the 
scheme which are considered acceptable. 
 

6.51  The proposal would be car free- a car free agreement is recommended to secure a 
car free clause within a Section 106 legal agreement. Two additional cycle parking 
spaces will be provided in accordance with Camden Planning Guidance 7 design 
standards for cycle parking, raising the total number of cycle spaces serving the 
hotel to 32. The proposal is considered to accord with Policy CS11, and Policies 
DP16, DP17, DP18, DP19 and DP21. 
 

6.52 The transport engineers and planners have been in lengthily discussions with the 
applicant to manage the impact of the proposed development.  The area is 
currently experiencing growth with 21-31 New Oxford Street and West End Project 
coming forward within the vicinity of the development coming forward at similar 
times. The applicant has submitted a CMP and a revised CMP. The applicant 
proposes to use West Central Street to carry out the proposed works. This proposal 
is considered to be an acceptable solution subject to further details on how 
pedestrian safety will be managed.  Full details would be required through a 
Construction Management Plan (CMP) to manage the developments impact on the 
highway network. The applicant will be required to consult nearby occupiers of the 
proposal and manage concerns raised by neighbouring occupiers in terms of noise 
and vibrations. The CMS will be secured through S106.   

 
6.53 A financial contribution is considered both reasonable and necessary to repave the 

footways and to provide pedestrian and environmental improvements adjacent to 
the site.  This is recommended to be secured through a Section 106 Agreement 
with the Council. This S106 obligation would also require plans demonstrating 
interface levels between development thresholds and the Public Highway to be 
submitted to and approved by the Highway Authority prior to implementation. 

 
Section 106 

 
6.54 The following clauses will be included in a Section 106 Agreement 



   
• Affordable housing payment in lieu- £505,450 
• Affordable housing deferred contribution- £318,064 
• Car free 
• Construction Management Plan 
• Level Plans 
• Highways contribution - TBC 
• Energy plan – prior and post occupation 
• Sustainability plan - prior and post occupation 
• Service management plan- prior to occupation 
• Monitoring fee 
• Pedestrian, cycling and environmental contribution - TBC 

 
Community Infrastructure Levy (CIL) 
 

6.55 This proposal will be liable for the Mayor of London’s and Camden’s Community 
Infrastructure Levy (CIL) as it includes the addition of one unit of residential 
accommodation. Once the existing occupied floorspace is discounted, based on the 
Mayor’s and Camden CIL charging schedule and the information given on the 
plans, the charge for this scheme, should it be approved would likely be £119,500 
(£50 x 2390 sqm) of Mayoral CIL and £254,130 of Camden CIL. This will be 
collected by Camden after the scheme is implemented and could be subject to 
surcharges for failure to assume liability, submit a commencement notice and late 
payment, and subject to indexation in line with the construction costs index. 
 

6 CONCLUSION 
 
7.1 The proposed redevelopment of the site to provide a mix of uses comprising of 

retail/food and drink (A1-A3), office (B1) and 19 residential units is considered 
acceptable in principle. Affordable housing units are not being provided on or off site, 
however the maximum reasonable amount has been agreed and a deferred 
affordable housing review is recommended within the Section 106 legal agreement.  

 
7.2 The proposed extensions have been sympathetically incorporated into the site. The 

style of architecture emulates that which exists and the proposal would preserve and 
enhance this part of the Bloomsbury Conservation Area.   

 
7.3 The proposal includes a detailed CMP to ensure the impact of construction works is 

minimised in this part of the borough which will be subject to ongoing review. Overall, 
the scheme provides a sympathetic and appropriate mixed use scheme for this site.  

 
7.4 Planning Permission is recommended subject to a S.106 Legal Agreement  

 
8. LEGAL COMMENTS 
 
8.1 Members are referred to the note from the Legal Division at the start of the Agenda 
 
 
 
 



Conditions and reason(s)  
 
1 Application for approval of the reserved matters shall be made to the local planning 

authority not later than three years from the date of this permission. 
 
Reason: In order to comply with the provisions of Section 92 of the Town and Country 
Planning Act 1990 (as amended). 
 

2 All new external work shall be carried out in materials that resemble, as closely as 
possible, in colour and texture those of the existing building, unless otherwise 
specified in the approved application. 
 
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 of  the London Borough of Camden Local Development Framework 
Development Policies. 
 

3 No lights, meter boxes, flues, vents or pipes, and no telecommunications equipment, 
alarm boxes, television aerials, satellite dishes or rooftop 'mansafe' rails 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 of  the London Borough of Camden Local Development Framework 
Development Policies. 
 

4 Noise levels at a point 1 metre external to sensitive facades shall be at least 5dB(A) 
less than the existing background measurement (LA90), expressed in dB(A) when all 
plant/equipment (or any part of it) is in operation unless the plant/equipment hereby 
permitted will have a noise that has a distinguishable, discrete continuous note 
(whine, hiss, screech, hum) and/or if there are distinct impulses (bangs, clicks, 
clatters, thumps), then the noise levels from that piece of plant/equipment at any 
sensitive façade shall be at least 10dB(A) below the LA90, expressed in dB(A). 
 
Reason: To safeguard the amenities of the [adjoining] premises [and the area 
generally] 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. 
 

5 Full details in respect of the green roof in the area indicated on the approved roof plan 
shall be submitted to and approved by the local planning authority before the relevant 
part of the development commences. The buildings shall not be occupied until the 
approved details have been implemented and these works shall be permanently 
retained and maintained thereafter. 
 
Reason: In order to ensure the development undertakes reasonable measures to take 



account of biodiversity and the water environment in accordance with policies CS13, 
CS15 and CS16 of the London Borough of Camden Local Development Framework 
Core Strategy and policies DP22, DP23 and DP32 of the London Borough of 
Camden Local Development Framework Development Policies. 

6 The development hereby permitted shall be carried out in accordance with the 
following approved plans:  
 
A10862 - F - 0001 P1, A10862 - F - 0002 P1, A10862 - F - 0099 P1, A10862 - F - 
0100 P1, A10862 - F - 0110 P1, A10862 - F - 0101 P1, A10862 - F - 0102 P1, 
A10862 - F - 0103 P1, A10862 - F - 0104 P1, A10862 - F - 0201 P1, A10862 - F - 
0202 P1, A10862 - F - 0203 P1, A10862 - F - 0204 P1, A10862 - Z - 0099 P2, 
A10862 - Z - 0100 P2, A10862 - Z - 0110 P1, A10862 - Z - 0101 P2, A10862 - Z - 
0102 P2, A10862 - Z - 0103 P2,  A10862 - Z - 0104 P2, A10862 - Z - 0202 P2, 
A10862 - Z - 0203 P3, A10862 - Z - 0204 P2.  
A10862 - D - 0099 P3, A10862 - D - 0100 P3, A10862 - D - 0110 P3, A10862 - D - 
0101 P1, A10862 - D - 0102 P1, A10862 - D - 0103 P2, A10862 - D - 0104 P2, 
A10862 - D - 0105 P3, A10862 - D - 0200 P1, A10862 - D - 0201 P2, A10862 - D - 
0202 P2, A10862 - D - 0203 P2, A10862 - D - 0300 P3, A10862 - D - 0301 P4, 
A10862 - D - 0501 P1, A10862 - D - 0502 P1, A10862 - D - 0503 P2, A10862 - D - 
0504 P1, A10862 - D - 0505 P1, A10862 - D - 0600 P1,  A10862 - D - 0601 P1 
Supporting documents:  Basement impact assessment (dated Nov 2015), Montagu 
Evans Heritage and Townscape Assessment (dated December 2015), Planning 
Statement (dated December 2015), Mason Navarro Pledge Flood Risk Assessment 
(dated December 2015), McLaren CMP (dated July 2016), Hurley Palmer Flatt 
Energy Statement (dated December 2015), Historic Environment Assessment (dated 
November 2015, Delva Patman Redler Daylight and Sunlight Assessment (dated 
January 2016), Peter Brett Associate Air Quality Assessment (dated December 
2015), Phlorum Ecology Appraisal (dated December 2015), Applied Acoustic Design 
Noise and Vibration Report (dated November 2015). 
 
Reason: For the avoidance of doubt and in the interest of proper planning. 
 

7 Prior to the first use of the premises for any A3 use hereby permitted, full details of a 
scheme for ventilation, including manufacturers specifications, noise levels and 
attenuation, shall be submitted to and approved by the Local Planning Authority in 
writing. The use shall not proceed other than in complete accordance with such 
scheme as has been approved. All such measures shall be retained and maintained 
in accordance with the manufacturers' recommendations. 
 
Reason: To safeguard the amenities of the adjoining 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 DP12, DP26 
and DP28 of the London Borough of Camden Local Development Framework 
Development Policies. 
 



8 The new dwelling hereby approved shall be designed and constructed in accordance 
with Building Regulations Part M 4 (2).  
  
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. 
 

9 Full details in respect of the green and brown roofs and green wall in the area 
indicated on the approved plans shall be submitted to and approved by the local 
planning authority before the relevant part of the development commences.  The 
details shall include species, planting density, substrate, section scale @ 1:20, 
maintenance strategy and biodiversity enhancements   The buildings shall not be 
occupied until the approved details have been implemented and these works shall be 
permanently retained and maintained thereafter. 
 
Reason: In order to ensure the development undertakes reasonable measures to take 
account of biodiversity and the water environment in accordance with policies CS13, 
CS15 and CS16 of the London Borough of Camden Local Development Framework 
Core Strategy and policies DP22, DP23 and DP32 of the London Borough of 
Camden Local Development Framework Development Policies. 
 

10 The development hereby approved shall not commence until such time as a suitably 
qualified chartered engineer with membership of the appropriate professional body 
has been appointed to inspect, approve and monitor the critical elements of both 
permanent and temporary basement construction works throughout their duration to 
ensure compliance with the design which has been checked and approved by a 
building control body.  
 
Reason:  To safeguard the appearance and structural stability of neighbouring 
buildings and the character of the immediate area in accordance with the 
requirements of policy CS14 of the London Borough of Camden Local Development 
Framework Development Policies and policy DP27 (Basements and Lightwells) of the 
London Borough of Camden Local Development Framework Development Policies. 
 

11 No more than 40% of the proposed commercial floorspace may be used as a 
restaurant (use class A3). 
 
Reason: To safeguard the amenities of the adjoining 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 policy DP26, DP28 
and DP12 of the London Borough of Camden Local Development Framework 
Development Policies. 
 



12 
 
 
 
 
 
 
 
 
 
 
13 

The use of the ground and basement level retail (Use Classes A1/A2/A3) hereby 
permitted shall not be carried out outside the following times 08:00 to 23:30 Mondays 
to Thursdays, 08:00 to 00:00 on Fridays and Saturdays and 09:00 to 22:30 on 
Sundays and public Holidays. 
 
Reason: To safeguard the amenities of the adjoining 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 policy DP26, DP28 
and DP12 of the London Borough of Camden Local Development Framework 
Development Policies. 
 
Details of a sustainable urban drainage system hereby approved shall be 

implemented as part of the development and thereafter retained and maintained. 
 
Reason: To reduce the rate of surface water run-off from the buildings and limit the 
impact on the storm-water drainage system in accordance with policies CS13 and 
CS16 of the London Borough of Camden Local Development Framework Core 
Strategy and policies DP22, DP23 and DP32 of the London Borough of Camden 
Local Development Framework Development Policies. 
 

14 Notwithstanding the provisions of Class D2 of the Schedule of the Town and C  
Planning (Use Classes) Order, 1987, or any provision equivalent to that Class   
statutory instrument revoking and re-enacting that Order, the premises shall   
used as a nightclub. 
 
Reason: To ensure that the future occupation of the building does not adversely  
the adjoining premises/immediate area by reason of noise and disturban   
accordance with policy CS5 of the London Borough of Camden Local Develo  
Framework Core Strategy and policies DP26 and DP28 of the London Boro   
Camden Local Development Framework Development Policies. 
 

15 Details of enhanced sound proofing between the commercial and residentia   
shall be submitted and agreed in writing by the local planning authority before   
out of the commercial and residential units.  
 
Reason: To safeguard the amenities of the future occupiers in accordance w   
requirements of policies CS5 and CS7 of the London Borough of Camden  
Development Framework Core Strategy and policy DP26, DP28 and DP12   
London Borough of Camden Local Development Framework Development Polic  
 

 
 
 
 
 
 
 
 
 
 



Informatives 
 

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 Environmental Health Service, Camden Town Hall, Argyle 
Street, WC1H 8EQ (Tel. No. 020 7974 2090 or  by email env.health@camden.gov.uk 
or on the website www.camden.gov.uk/pollution)  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. 

3  Your proposals may be subject to control under the Party Wall etc Act 1996 which 
covers party wall matters, boundary walls and excavations near neighbouring 
buildings. You are advised to consult a suitably qualified and experienced Building 
Engineer. 
 

4  Your attention is drawn to the fact that there is a separate legal agreement with the 
Council which relates to the development for which this permission is granted. 
Information/drawings relating to the discharge of matters covered by the Heads of 
Terms of the legal agreement should be marked for the attention of the Planning 
Obligations Officer, planningobligations@camden.gov.uk. 
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