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= = Camden
Date: 05/10/2016 Planning Solutions Team
Our ref: 2016/3442/PRE Planning and Regeneration
Contact: Gideon Whittingham Culture & Environment
Direct line: 020 7974 5180 Directorate
Email: gideon.whittingham@camden.gov.uk |2-r%ng|°n Borough of Camden
oor
5 Pancras Square

i London
Dear Mandip Sahota

P ’ N1C 4AG
Re: Spiritualist Temple ,
Rochester Square www.camden.gov.uk/planning
London
NW1 9RY

Thank you for submitting a pre-planning application enquiry for the above property which was
received on 21/06/2016, together with the required fee of £3,600.00.

1.

Proposal

Redevelopment of site involving demolition of the building and erection of a 3-storey
building, plus basement level, to accommodate a D1 Class use and 7 dwellings (Class C3).

Site description

The application site is located on Rochester Square, to the west of Nos.29-36 (cons)
Rochester Square and to the east Nos_.144, 146 and 150 (Julian Court) Camden Road.

The site is located within the Camden Square Conservation Area.

The application site includes the Rochester Square Spiritualist Temple, an arts and crafts
building designed by T. Yorke with an orange-red brick base and rendered gable. Founded
in 19286, its members included Sir Arthur Conan Doyle and journalist Hannen Swaffer.

The subject building is also highlighted as a positive contributor within the Camden Square
conservation appraisal and management strategy.

The 2™ to last paragraph of page 22 of the Camden Square conservation appraisal and
management strategy states that “the usual concept of a square is harder to decipher here
[Rochester Square]; from the beginning a nursery garden was located in the centre of the
Square, and houses in Stratford Villas backed onto this nursery on the east side. Plots
were leased for small developments as the Estate started tentatively. A feature of this
smaller development was that mews were not developed. In the 1920s space in the rear
gardens of Camden Road houses was filled by the Spiritualist Temple.”

The site also containg a TPO tree for which consent has recently been granted for its
replacement.

Planning history
Spiritualist Temple:

2016/3236/T: (TPO REF. C10-T39) REAR GARDEN: 1 x Lime - fell to ground level. —
Approve Works 09/09/2016



Condition 3 states:

Within the first available planting season following the completion of works, a Hornbeam
shall be planted as an Extra Heavy Standard with a girth size of 14-16cm, within 5m of the
removed tree unless otherwise agreed in writing by the local authority, Evidence of this
shall be submitted to the council. The planting process should take into account the
standards set out in BS8545:2014.

Reason: In order to comply with the provisions of Section 206 of the Town and Country
Planning Act 1990 (as amended).

Rear Garden of 144-146 Camden Road:

2010/2152/P: Erection of a two storey residential dwelling house (class C3) within rear
garden of 144 -146 Camden Road fronting Rochester Square. - Granted planning
permission subject to a section 106 legal agreement 02/11/2010

Relevant pelicies and guidance

National and Regional Pelicy

National Planning Policy Framework (NPPF) 2012
Natienal Planning Policy Guidance 2014

London Plan 2016

LDF Core Strategy and Development Policies;

CS5 (Managing the impact of growth and development)

CS10 (Supperting community facilities and services)

CS11 (Promeoting sustainable and efficient travel)

CS13 (Tackling climate change and promeoting higher environmental standards)
CS14 (Prometing high quality places and ¢conserving our heritage)
€816 (Improving Camden’s health and well-being)

DP15 (Community and leisure uses)

DP16 (The transport implications of development)

DP17 (Walking, cycling and public transport)

DP18 (Parking standards and 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)
DP27 (Basements and lightwells)

DP28 (Noise and vibration)

DP32 (Air quality and Camden’s Clear Zone)

Camden Planning Guidanc¢e (CPG) 2016 - CPG 2
Camden Planning Guidance (CPG) 2015-CPG 1, 3,4, 8
Camden Planning Guidance (CPG) 2013 -CPG 5
Camden Planning Guidance (CPG) 2011 - CPG 6 and 7

Camden Square conservation area appraisal and management strategy (2011)



Assessment
Proposal
The application in more detail proposes:

o  Demolition of existing building (234 sqm (GEA))

e Removal of all trees throughout

e Erection of 3-storey building, plus basement level brick ¢lad building, covering
326sgm of the 426sgm site.

o Provision of 4 x 2 bedroom flats and 3 x 4 bedroom flats (Class C3) totalling
773sgm (7 units)

e Provision of Community Use (Gallery — Class D3) of 234 sqm (GEA)

Principle of the development
The key planning issues are as follows;

Land use

Demolition of site building / Design — scale, bulk and detailed design
Housing mix, unit size and quality of accommodation.

Impact on neighbouring amenity

Impact of basement development

Trees

Transport, access and parking

Land Use

Community and leisure use loss

Policy CS10 states that the Council will support the retention and enhancement of existing
community facilities and facilitate the efficient use of community facilities and the provision
of multi-purpose community facilities that can provide a range of services to the community
at a single, accessible location.

Policy DP15 states that the Council will protect existing community facilities by resisting
their loss unless a replacement facility that meets the needs of the local population is
provided (criteria ¢) or where the specific community facility is no longer provided and
evidence is provided to show that the loss would not ¢reate, or add to, a shortfall in
provision for the specific community use, and demonstrate that there is no demand for any
other suitable community use on the site (criteria d). The policy requires proposals to meet
either criteria (¢) or criteria (d). The policy states that where this is successfully
demonstrated the Council’s preferred new use will be affordable housing.

In assessment of Policy DP15, a replacement facility would be provided of a similar
floorspace, albeit on two floors and therefore broadly complies. It should be noted
however, further details should be provided 1o demeonstrate the replacement facility meets
the needs of the local population and also represents both a marked improvement in terms
of accessibility in and around the unit, particularly given that its across two floors and
consists of ¢lear, high ceiling heights.

Given that the proposal would provide a replacement facility, the principle of Class C3
accommodation on the remainder of the site is appropriate and in line with CS3, CS6 and



DP2. Housing is the pricrity land use of the LDF and this proposal would add to the housing
stock in the borough.

Demolition of site building / Design — scale, bulk and detailed design

The proposal would result in the total loss of the temple as well the tree(s) on the site which
would not be replaced. This would cause harm to the character and appearance of the
area.

Planning Act

Statuary provision under section 72 of the Planning Act requires special attention to be paid
to the desirability of preserving and enhancing the character and appearance of a
conservation area.

This has been given great weight and importance as is required by law.

NPPF
The Camden Square conservation area is a designated heritage asset. Paragraph 132
requires that when considering the impact of a proposed develepment on the significance
of a designated heritage asset, great weight should be given to the assets conservation.

Any harm to the conservation area from the loss of the existing building would result in less
than substantial harm to the conservation area. The NPPF under Paragraph 134 requires
the harm to be weighed against the public benefit of the proposal including optimum viable
use of the site.

NPPF designates the building a non-designated heritage asset. The guidance states at
para 135 that,

“The effect of an application on the significance of a non-designated heritage asset
should be ftaken into account in determining the application. In weighing
applications that affect directly or indirectly non designated heritage assefs, a
balanced judgement will be required having regard to the scale of any harm or loss
and the significance of the heritage asset”

Camden Policies

Camden policies seek to protect building which make a positive contribution. The policy
states it would prevent the demolition of an unlisted building that makes a positive
contribution to the character or appearance of a conservation area where this harms the
character or appearance of the conservation area, unless exceptional circumstances are
shown that outweigh the case for retention (policy DP25¢) and that it will “preserve trees
and garden spaces which contribute to the character of a conservation area and which
provide a setting for Camden’s architectural heritage (DP25e)

Policy DP24 and Planning Guidance | (CPG1) refer to design. The policy and guidance
presumption is for design excellence in the borough.

Public benefit

The public benefit offered by the development includes:

1. Overall the proposed community space seeks 1o replace the 234 sgm of the existing
building. The accommeodation would be positioned over 2 floors with DDA ¢compliant Jift,
together with disabled access WC.

2. The 4 x 2 bed units proposed are equivalent to 57% of the overall units proposed, well in
excess of the 40% target set by Policy DP5.



3. The applicants have tentatively offered the potential 3D printing of the proposed building
as a benefit. This would be 3D printing of the whole building or its many parts and would
possibly be the first in Camden or the UK,

The benefits are limited and the scheme could be described as offering a limited positive
effect. In this regard the proposed public benefit is not considered to outweigh the loss of
the building which has to been given great weight as set cut by the statutory provision and
which requires exceptional circumstances to be met under Camden’s own policies.

The potential 3D printing is an intiguing prospect but insufficient evidence justification or
clarify on the product, manufacturer and benefit has been provided to give much weight.

The applicants have alse suggested that the design is of public benefit. This has not been
included in our assessment because our policy and guidance expect this as a prerequisite
to any development in the borough.

Design

Moreover there are some additional cencerns about the height of the development and how
it relates to the villas facing Camden Road. This wasn’t previously discussed as a potential
issue but is considered important that the development should remain subordinate to the
principal properties to be viewed as a ‘mews style’ development and at present it appears
to be the same height as the frontage buildings. In addition the level of glazing to each
frontage may need to be reduced again to reduce the perception of scale and prominence
and to provide a more mews like quality to the development.

In conclusion of the demolition and design propesed, the building is considered to be
making a limited positive contribution to the character and appearance of the area. Its loss
would cause less than substantial harm to the conservation area which would need to be
outweighed by any potential public benefit. Some benefit is afforded to the scheme by the
new residential units and provision of community use but these are not considered to
outweigh the harm to the conservation area through the loss of the building. Any future
proposals would need to retain the building or offer greater benefit to outweigh its harm and
greater consideration should be given to revealing the significance of the conservation area
and its key architectural and historic components.

Housing mix, unit size and quality of accommaodation.

In accordance with Policy CS6, the Council would also expect at least 40% of
additional market housing to provide 2 bedroom units (high priority). The proposal would
comply in this respect.

With regard to the size and arrangement of each unit the submitted documents indicate
(save for units 2 and 3 which fail and should be addressed), these would meet the
minimum floorspace requirements according to the CPG and London Plan standards.

Whilst many units depict dual aspect accommodation, the necessity of obscure glazing to
limit overlooking and lack of amenity space afforded is of concem in respect of natural and
clear outlook, ventilation and light to each unit. The necessity for daylight and ventilation
assessments submitted alongside a planning application would be required to provide
comfort that these units would be suitable and provide a good level of accommaodation.



Impact on neighbouring amenity

Policy CS5 seeks to protect the amenity of Camden’s residents by ensuring the impact of
development is fully considered. Policy DP28 supports this, by seeking to ensure that
development protects the quality of life of occupiers and neighbours by only granting
permission 1o development that would not harm the amenity of neighbouring residents. This
includes privacy, overlooking, outlook and impact on daylight and sunlight.

The proposed development would be significantly close in proximity to the residential rear
of N0s.29-36 {cons) Rochester Square and Nos.144, 146 and 150 (Julian Court) Camden
Road, with many openings servicing habitable rooms. Therefore, as a result of the
proposal’s proximity, it will need to adequately be demonstrated that it would not result in a
material loss of light, outlook or privacy to existing residential occupiers. In line with CPG6
{(Amenity) to ensure privacy, there should normally be a minimum distance of 18m between
the windows of habitable rooms of different units that directly face each other. A
daylight/sunlight report is recommended to demonstrate that habitable rooms to these
properties are not significantly affected.

Impact of basement development

Notwithstanding the need to re-provide a mature tree(s) onsite, the proposed basement
would cover 326sqm of the 426sgqm site.

To accompany any application (in order to validate the application) a Basement Impact
Assessment (BIA) would need to be submitted with the application. This is in line with
CS13, DP22, DP23 and DP27. This is supported by CPG4 and Arup guidance for
subterranean development ‘Camden geological, hydrogeological and hydrological study’.
Please see the website for more information.

The BIA will need to in¢clude the following stages:

- Stage 1 - Screening;

- Stage 2 - Scoping;

- Stage 3 - Site investigation and study;
- Stage 4 - Impact assessment; and

- Stage 5 - Review and decision making.

At each stage in the process the person(s) undertaking the BIA process on your behalf
should hold qualifications relevant to the matters being considered. Paragraph 2.11 of
CPG4 outlines the qualifications required for assessments.

In order to provide us with greater certainty over the potential impacts of proposed
basement development, we will expect independent verification of Basement Impact
Assessments, funded by the applicant, when certain criteria are met.

Furthermore, it has in recent months become standard practice for ‘hasement construction
plans’ to be secured via $106 agreement, which typically follows on from the findings of the
independent reviews of the BIA.

Trees

As per the recent tree application, it will be necessary 1o replace the mature tree on site;
however this has not been depicted on plan and should be addressed. You would need to
demonstrate that all trees on site and those adjacent are to be retained (save for recent
permissions for their removal) and would not be harmed by the proposed development.



You should provide a tree survey and arboricultural statement with your application. In
accordance with BS5837:2012 {trees in relation to design, demolition and construction),
you would need to provide the following information;

- A pre-development tfree survey

- a tree constraints plan

- an arboricultural impact assessment

- an arboricultural method statement including a tree protection plan

Transport, access and parking

The site has a PTAL rating of 6a so Transport Planners will resist any proposals for general
car parking. In line with DP18, the proposal would be car free.

Details about the intended servicing of the community facility should also be considered
and provided; this would be secured in full via $106. Please see CS5, DP20, DP26 and
CPGY7 Ch4 for more details.

Given the scale of the proposed development, contributions towards pedestrian, ¢ycle, and
environmental improvements may be scught. This is in line with CPG8 paragraphs 10.11-2
and CPG7. Such contributions would be secured via $106.

A Section 106 ¢ontribution will be required for repaving any feotways around the site, as
these may be damaged during the construction of the proposed development.

A Construction Management Plan (CMP) will be necessary, to0 be secured by 5106
Agreement. A substantial CMP should be submitted at the application stage to help inform
public consultation responses. Please see CPG7 for more details. The verification of its
implementation during the Construction Phase would ¢ost £1,140.

Cycle parking

The application indicates 12 spaces provided by way of cycle stands. Broadly speaking this
would comply with the requirement of each use, namely the D1 use would require 1 space
per 100 sgm and the C3 use would require 2 spaces per all dwelling. It should be noted
however the areas afforded, in terms of size and accessibility, do not comply with the
requirements of CPG4 and should be reassessed.

Refuse

The refuse area afforded to both the commercial and residential element should be
expanded to comply with policy.

This document represents an initial informal officer view of your proposals based on
the information available to us at this stage and would not be binding upon the
Council, nor prejudice any future planning application decisions made by the
Council.

Yours sincerely,
Gideon Whittingham

Senior Planning Officer
Planning Sclutions Team
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Transport for London

London Underground UNDERGROUND

London Underground
Infrastructure Protection

Your ref:
Our ref: 20403-S1-4-151116 3 Floor
Albany House
Philip Lewis 55 Broadway
LMB Geosolutions Ltd London SWIH 0BD

philip@imbgeosolutions.com www.tflgov.uk/tube

15 November 2016

Dear Philip,

10 Rochester Square London NW1 9RY

Thank you for your communication of 14™ November 2016.

| can ¢onfirm that London Underground has no assets within 50 metres of your site as
shown on the plan you provided.

If | can be of further assistance, please contact me.

Yours sincerely

Shahina Inayathusein

Information Manager

Email: locationenquiries@tube.tfl.gov.uk
Direct line: 020 3054 1365

London Underground Limited
trading as London Underground
whose registered office is

55 Broadway

London SWIH 0BD

Registered in England and Wales
Company number 1900907

VAT number 238 7244 46

London Underground Limited is

a company controlled by a local
authority within the meaning of
e '0” o  PartV Local Government and
3/«.19 Housing Act 1989. The controlling

MAYOR OF LONDON s authority is Transport for London.
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