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	Miss Laura Dimond
	
	
	

	Maddox and Associates Ltd
	
	
	

	Amadeus House 

27b Floral Street   

London 

WC2E 9DP 

United Kingdom
	
	
	

	
	
	Application Ref: 2015/2580/P

	
	
	Please ask for:  Anna Roe

	
	
	Telephone: 020 7974 1226

	
	
	

	
	
	19 December 2016


Dear Sir/Madam 

DECISION

Town and Country Planning Act 1990 (as amended)

Full Planning Permission Granted Subject to a Section 106 Legal Agreement
Address: 

88 Gray's Inn Road 

London

WC1X 8AA
Proposal:

Demolition of the existing two-storey rear extension and replacement with a four-storey rear extension; demolition of the existing single-storey roof extension and replacement with a new single-storey roof extension. 

	Drawing Nos: Site location plan, P199,P200,P201, P202, P203, P204, P400, P401, P403, P500 and P501. 


The Council has considered your application and decided to grant permission subject to the following condition(s):

Condition(s) and Reason(s):

	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
	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
	The development hereby permitted shall be carried out in accordance with the following approved plans Site location plan, P199, P200, P201, P202, P203, P204, P400, P401, P403, P500 and P501. 

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



	4
	Obscured glazing to be used on the windows of the western elevation of the part of the extension will overlook the properties on Gray's Inn Road. 

Reason: To safeguard the amenities of the adjoining premises and the area generally in accordance with the requirements of policies 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.




Informative(s):

	1 
	Reason for granting permission

The proposed demolition of the existing two storey extension and replacement with a four storey extension and replacement of the single storey roof extension would result in better quality office accommodation. 

The overall height of the building would remain the same as existing in terms of bulk and massing. The most significant change would be the increase of the rear extension from two storeys to four storeys and an extension out by 1m to the south east elevation where there is a current terrace at fourth floor level. In terms of design, the contemporary form and the finish that would be in black standing zinc cladding and translucent channel glazing is considered acceptable in this context. The proposal would not be visible from the wider public realm and therefore will not impact the special interest of the conservation area. 

The site is overlooked from all sides. In terms of overlooking, the proposal has been designed to mitigate any potential overlooking into the surrounding properties. The proposed rear extension would have the greatest impact on the amenity of the second floor flats at 88-94 and 96-98 Gray's Inn Road as these properties are exceptionally close to the boundary of the site. According to BRE guidance, the daylight amenity guidance values for this site would be reduced to a VSC target of 2%.  The windows that would be affected by the proposed development would achieve a VSC of 3%. The windows that would be affected by the proposal are windows that serve bedrooms, kitchens and bathrooms and the windows that would be affected are orientated north/east.  It is acknowledged that the properties on Gray's Inn Road would be harmed. However, this is balanced against the fact that the existing light received by these properties is poor and therefore the harm is unlikely to be detrimental. The flats do not wholly rely on the light from these windows as there are windows towards the front of the flats which serve the main living spaces. Having considered the particulars of this site and in the context of this being in a Central London location, the harm is not significant enough to warrant a refusal. 

No objections have been received prior to making this decision. The sites planning history and relevant appeal decisions were taken into account when coming to this decision.

The basement plan shows adequate cycle storage facilities which include an accessible toilet, shower facilities and a DDA compliant lift. The proposal is considered to be acceptable in transport terms.

Special regard has been attached to the desirability of preserving the listed building or its setting or any features of special architectural or historic interest which it possesses and considerable importance and weight has been attached to the harm and special attention has been paid to the desirability of preserving or enhancing the character or appearance of the conservation area, under s. 16 and s. 72 of the Listed Buildings and Conservation Areas Act 1990 as amended by the Enterprise and Regulatory Reform Act (ERR) 2013.

The proposed development is in general accordance with policies CS5 and CS14 of the London Borough of Camden Local Development Framework Core Strategy and policies DP13, DP17, DP22, DP24, DP25, DP26 and DP28 of the London Borough of Camden Local Development Framework Development Policies. The proposed development also accords with policies 7.4, 7.6 and 7.8 of The London Plan March 2015, consolidated with alterations since 2011; and paragraphs 14, 17, 56 -66 and 126-141 of the National Planning Policy Framework.



	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 Compliance and Enforcement team [Regulatory Services], 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 
	The London Borough of Camden introduced the Community Infrastructure Levy (CIL) on the 1st of April 2015 to help pay for local infrastructure. This is in addition to the Mayoral CIL which helps fund the Crossrail introduced 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 the CIL charge. 

The proposed CIL charge will be calculated in accordance with the regulations set out in Part 5 of the Community Infrastructure Levy Regulations 2010 (as amended). For further information on the Camden CIL or Mayoral CIL charge please refer to the information on the Camden website which may be accessed via the following link: http://www.camden.gov.uk/ccm/cms-service/stream/asset/?asset_id=3298006 

You are required to assume liability and notify the CIL team on commencement using the forms that can be downloaded from the planning portal; http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil

We will issue an assumption of liability setting out the calculation and CIL demand notice setting out the method of payment accordingly.  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 queries to CIL@Camden.gov.uk




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/guidance/guidancecontent
Yours faithfully
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David Joyce

Executive Director Supporting Communities
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