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1.0
The Application Site and the Surrounding Area

1.1
The application site is situated on the north side of Stephenson Way, close to the junction of Stephenson Way with North Gower Street.  It comprises a squarely proportioned site, which has a site area of 0.07 hectares (0.24 acres).

1.2
The application site comprises a six-storey building, including the basement, which has an authorised use falling within Class B1 offices of the Town and Country Planning (Use Classes) Order 2015.  The application site has undergone various refurbishment works to include changes to the fenestration, the upgrading of plant and equipment and general works of repair, renewal and internal decoration, to widen its appeal to the market for continued office use.
1.3
The building is not listed and does not lie within a Conservation Area, nor are there any listed buildings or Conservation Areas immediately adjacent to the building.  The nearest listed building is the Lord Nelson Public House, which lies on Stanhope Street, to the west of the site.  The nearest Conservation Areas to the site are the Regent’s Park Conservation Area to the west and Bloomsbury Conservation Area to the south.

1.4
The immediate area within Stephenson Way is predominately commercial in character, but changes to a mixed use character involving residential, hotel, hostel and medical related uses.  The application site is surrounded by a multitude of taller buildings in all directions, and this characteristic has culminated in the proposals that are described in further detail below.
1.5
The site has excellent public transport accessibility, achieving a PTAL rating of 6b.  The site lies in close proximity to numerous Underground stations: Warren Street, served by the Victoria and Northern lines; Euston Square, served by the Metropolitan, Circle and Hammersmith and City lines; and Euston, served by the Victoria and Northern lines as well as overground services to Watford Junction.  The site is also closely located to Euston National Rail Station, which has services to Liverpool, Manchester and Birmingham.
1.6
The site is also close to all of the Central London amenities, including a multitude of bus routes.  The area is very accessible and hence it enjoys a very diverse economy through the range of land uses during the day and the evening.  The application site is in essence in a very sustainable location and suited to uses that would generate complementary and multi-purpose trips.  The application site does not benefit from any off-street car parking and none can be provided.  That said, the location of the site is aimed at the provision of local services and all employees would be travelling by public transport given the area’s high level of accessibility.
1.7
The site is within an area of change: Euston Station and the wider area is expected to become a hub of activities, representing a ‘gateway’ into London through high quality and transformational development.  The Euston Plan views the existing station as forming an impermeable barrier, ‘closing’ the wider area to regeneration, but with the creation of HS2 the area will be opened up.  The site lies on the key arterial road up from central London up to Camden and as such the proposals will form a critical part of this transformational development in the area.

1.8
The site lies within the Euston Area Plan; the Euston Plan is prepared “as a long term planning framework to guide transformational change in the area, focused around the redevelopment of Euston Station and seeks to spread regeneration potential to benefit the local community and London as a whole”.
1.9
The Euston Plan divides the plan area into seven different character areas; the site lies within the Drummond Street & Hampstead Road character area, described as “a well preserved grid of historic regency terraces, containing a mix of residential and commercial uses within a tight-knit historic urban grain.  It has a vibrant, distinctive character, and Drummond Street itself is recognised for its specialist ethnic shops and restaurants.  To the north of the Drummond Street area, St James’s Gardens is a historic open space that contains the Grade II listed structures that relate to its history as a burial ground and the National Temperance Hospital which has local heritage value.  Hampstead Road forms the western boundary to this sub-area, and provides an important north-south route between Euston Road and Mornington Crescent/ Camden Town and a strategic route between the north of the borough and central London”.

2.0
The Application Proposals

2.1
The proposed development would involve the erection of a two-storey roof extension with a plant enclosure above to form a fifth and sixth floor level to the existing building together with the reconfiguration of the existing fourth floor level accommodation.

2.2
The proposals would add 513 sqm of new Class B1 office space at fifth floor level and would add a further 513 sqm of new Class B1 office space at sixth floor level.  In conjunction with this, a new replacement plant enclosure would be provided at roof level, which would result in a 50 sqm addition, and the existing fourth floor level of office accommodation would be reconfigured and refurbished to make it fit for purpose and attractive to the market place.
2.3
The proposed development would still maintain its principal access from the existing building via Stephenson Way, thus maintaining an active frontage.  Access would be available to the proposed accommodation by extending the existing stairwells and lift shaft, which in turn would offer level threshold access throughout the building.  In addition, new and improved WC facilities would be provided with separate male and female WCs at all levels.
2.4
No additional car parking would be proposed as part of the proposals, but the cycle parking facilities within the basement of the building would be increased along with the provision of changing room and showering facilities.

3.0
The Application Drawings

3.1
For the avoidance of any doubt, the proposed planning application comprises of the following list of drawings and reports.

Drawings
Drawing No. D.001

-
Site Location Plan
Drawing No. D.002

-
Block Plan

Drawing No. D08

-
Existing Basement Plan

Drawing No. D09

-
Existing Ground Floor Plan

Drawing No. D40

-
Existing Elevation 1
Drawing No. D60

-
Existing Section AA

Drawing No. D61

-
Existing Section BB

Drawing No. D62

-
Existing Section CC
Drawing No. D63

-
Existing Section DD-EE

Drawing No. D18

-
Proposed Basement Plan

Drawing No. D20

-
Proposed Fourth Floor Plan

Drawing No. D21

-
Proposed Fifth Floor Plan

Drawing No. D22

-
Proposed Sixth Floor Plan

Drawing No. D23

-
Proposed Seven Floor/Roof Plan

Drawing No. D50

-
Proposed Elevation 1

Drawing No. D51

-
Proposed Elevation 2

Drawing No. D52

-
Proposed Elevation 3

Drawing No. D53

-
Proposed Elevation 4

Drawing No. D70

-
Proposed Section AA

Drawing No. D71

-
Proposed Section BB

Drawing No. D72

-
Proposed Section CC

Drawing No. D73

-
Proposed Section DD

Drawing No. D74

-
Proposed Section EE

Drawing No. D80

-
Proposed Façade Detail

Reports
Watkins Payne

-
BREEAM Offices Pre-Assessment Report

Watkins Payne

-
Sustainability & Renewable Energy Report
Rights of Light Consulting
-
BRE Daylight and Sunlight Assessment Report

DHA Planning & Dev’t

-
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4.0
Planning History
4.1
The following sets out the planning history of the site in reverse chronological order, that is relevant to the proposed development.

4.2
On 26 October 2017, advertisement consent was granted for the display of non-illuminated, wall-mounted numbers and letters fixed above the front entrance doors (retrospective) under planning reference 2017/5435/A.

4.3
On 8 June 2017, planning permission was granted for the change of use of the lower ground floor and first floor from Class B1 offices to a flexible use as Class B1 office and/or Class D1 (for the purposes of providing cellular pathology services to the health sector) under planning reference 2017/1752/P.
4.4
On 24 March 2016, planning permission was granted for the installation of air conditioning plant at roof level and extension to lift overrun to accommodate new lift car under planning reference 2015/7230/P.

4.5
On 21 August 2015, planning permission was granted for an infill section of the atrium to create additional office floor space at first floor level and a roof garden at second floor level including the removal of a lift shaft and old boiler flue together with modifications to the front elevation to create a new entrance and alterations to the windows and external fabric under planning reference 2015/3458/P.

4.6
On 12 December 2000, planning permission was granted for alterations to the fenestration and new entrance door with canopy under planning reference PSX0005097/R1/B.

4.7
On 8 June 1995, advertisement consent was granted for the display of two externally illuminated signs on the reveals of the entrance to the building under planning reference 9580020.
4.8
On 8 June 1995, planning permission was granted for the change of use of the lower ground, ground and first floors from part warehouse and part business use to a non-residential institution (Class D1 in the Town & Country Planning (Use Classes) Order 1987) under planning reference 9500191.

4.9
On 11 October 1990, planning permission was granted for the continued use of the front part of the fourth floor for unrestricted purposes within Class B1 of the Town & Country Planning (Use Classes) Order 1987 under planning reference 9000294.

4.10
On 5 September 1990, planning permission was granted for the use of the rear parts of first, second, third and fourth floors as B1 (Business Class) with ancillary showroom on the ground floor and storage in basement under planning reference 8900659.

4.11
On 20 November 1986, planning permission was granted for the change of use of the front part of first, second, third and fourth floors from a computer training centre (personal to Compucentre Ltd) to training centre under planning reference 8601799.
4.12
Further planning history is available in respect of the application site, but none of it is particularly relevant to the proposed development.

5.0
Pre-Application Engagement with the Council

5.1
The applicant has not submitted a formal pre-application enquiry to the Council in respect of the proposed development and nor has it engaged in any pre-application discussions or meetings with the Council.

5.2
Given the modest nature of the proposals in the context of the height of the surrounding buildings in the immediate area, and the fact that several buildings within Stephenson Way have successfully obtained planning permission for the erection of additional floors of accommodation to existing buildings, it was felt that the proposals were not raising any controversial or novel issues.

6.0
National, Regional and Local Planning Policy

6.1
Planning policy operates at three levels.  At a national level, Central Government adopted the National Planning Policy Framework (NPPF) document in March 2012.  The NPPF document supersedes previous national planning policy guidance and planning policy statements.

6.2
The London Plan is the overall strategic plan for Greater London.  The aim of the London Plan is to set out a framework to co-ordinate and integrate economic, environmental, transport and social considerations over the next 20 to 25 years.  The London Plan forms the London-wide policy context within which the Boroughs set their local planning agendas, and forms part of the statutory development plan.

6.3
At a local level, policy is contained within the Camden Local Development Framework (LDF).  At the time of submission, the Development Plan is made up of Camden’s Local Plan and the Site Allocations Document.  These documents set out the Council’s intentions for land use and development from 2016 to 2031.
6.4
The Camden Local Plan sets out the Council’s planning policies and replaces the Core Strategy and Development Policies planning documents (adopted in 2010).  It ensures that Camden continues to have robust, effective and up to date planning policies that respond to changing circumstances and the Borough’s unique characteristics and contribute to delivering the Camden Plan and other local priorities.

6.5
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning applications to be determined in accordance with the statutory development plan unless material considerations indicate otherwise.
National Planning Policy

6.6
National planning policy is contained within the NPPF, which superseded all Planning Policy Guidance Notes (PPGs) and Planning Policy Statements (PPSs) on its adopted in 2012.
6.7
The NPPF was published on 27 March 2012 and contains the Government’s planning policies for England and how these are expected to be applied. It summarises in a single document all previous national planning policy advice.  The NPPF must be taken into account in the preparation of local and neighbourhood plans, and is a material consideration in planning decisions.
6.8
The NPPF introduces the presumption in favour of sustainable development although it still requires that proposals be determined in accordance with the development plan.
6.9
The NPPF sets out the Government’s requirements for the planning system only to the extent that it is relevant, proportionate and necessary to do so.  It provides a framework within which local people and their Councils can produce their own distinctive local and neighbourhood plans, which reflect the needs and priorities of their communities.
6.10
The Ministerial Statement, Planning for Growth, emphasises the importance of securing economic growth and employment.  The document states that when considering planning applications, local planning authorities should support enterprise and facilitate housing, economic and other forms of sustainable development.
6.11
On 6 March 2014, the Department for Communities and Local Government (DCLG) launched its Planning Practice Guidance (PPG).  The PPG outlines how Government planning practice should be followed and interpreted in accordance with the principles of the NPPF.  The guidelines set out in the PPG are a material consideration which should be accorded weight when determining an application.

Regional Planning Policy - The London Plan (July 2011), revised Early Minor Alterations (October 2013), Further Alterations (2015) and Minor Alterations (2016)

6.12
The London Plan is the overall strategic plan for Greater London, which includes the 32 Boroughs and the City of London.  The aim of the London Plan is to set out a framework to co-ordinate and integrate economic, environmental, transport and social considerations over the next 20 to 25 years.  The London Plan forms the London-wide policy context within which the Boroughs set their local planning agendas, and forms part of the statutory development plan.
6.13
The Revised Early Minor Alterations (REMA) to the London Plan were published in October 2013.  The alterations ensure the Plan is in accordance with the NPPF as well as updating certain policies.
6.14
Further Alterations to the London Plan (FALP) were published on 10 March 2015.  These further alterations primarily address changing housing targets for London and individual Boroughs.
6.15
Minor Alterations to the London Plan, which relate to housing standards and parking standards in outer London, were published on 14 March 2016.
6.16
A new vision for the capital, entitled ‘A City for All Londoners’, was consulted on between October 2016 and December 2016; this document was the new Mayor’s first steps towards creating a new ‘London Plan’.  This document outlines the top challenges and opportunities facing the city across numerous policy areas as well as discussing the changes that City Hall wants to deliver over the next four years.  It is anticipated that a further consultation will be undertaken in 2017.
6.17
The London Plan sets out the relevant London-wide planning policy guidance and sets the relevant regional planning policy guidance for London and forms a component part of the statutory development plan.
6.18
The Mayor considers that the greatest challenge London faces is to accommodate significant growth in ways that respect and improve London’s diverse heritage whilst delivering the vision for an exemplary, sustainable world city.  This will involve the sensitive intensification of development in locations that are, or will be, well served by public transport.
6.19
The proposal has taken into account the most relevant London Plan policies and guidance affecting the development of the building, including those relating to land use, design, sustainability and the public realm.  The relevant London Plan policies are referred to where relevant within in this Statement.
Local Planning Policy

6.20
At the local level, the Camden Local Plan (2017), which was adopted by Council on 3 July 2017, has replaced the Core Strategy and Camden Development Policies documents as the basis for planning decisions and future development in the Borough.

6.21
The Local Plan is a key document in Camden’s development plan, which is the name given to the group of documents that set out the Council’s planning policies.  The Council’s decisions on planning applications should be taken in line with its development plan unless there are significant matters (material considerations) that indicate otherwise.

6.22
The Council also produces supplementary planning and design guidance.  The following SPGs are of relevance to this application:
· Camden Planning Guidance 1 (CPG1) - Design;

· Camden Planning Guidance 2 (CPG2) - Housing;

· Camden Planning Guidance 3 (CPG3) - Sustainability;

· Camden Planning Guidance 6 (CPG6) - Amenity;

· Camden Planning Guidance 7 (CPG7) - Transport; and

· Camden Planning Guidance 8 (CPG8) - Planning Obligations.
6.23
The site has the following Planning Policy designations:
· Central London Area; and
· Euston Plan Area.

7.0
The Issues

7.1
In my opinion the following issues that I have identified are central to the consideration of the proposed development.

(i) Principle of the Proposed Development
(ii) 
Design, Materials and Townscape
(iii) 
Renewable Energy and Sustainability

(iv) Privacy, Outlook, Sunlight and Daylight
(v)
Traffic and Highway Safety, Car and Cycle Parking and Access

(vi)
Inclusive Access

(vii)
Developer Contributions and Planning Obligations
8.0
Planning Assessment

(i)
Principle of the Proposed Development

8.1
The NPPF sets out the Government’s commitment to securing economic growth and advises that plans should proactively meet the development needs of businesses and support an economy fit for the twenty first century.
8.2
The Ministerial Planning for Growth Statement, March 2011, notes the importance of securing economic growth and employment.  The guidance considers that local planning authorities should consider the importance of national planning policies aimed at fostering economic growth and employment, given the need to ensure a return to robust growth after the recent recession and consider the range of likely economic, environmental and social benefits of proposals; including long term indirect benefits such as increased consumer choice, more viable communities and more robust local economies.
8.3
The London Plan notes that the CAZ contains a unique cluster of vitally important activities including central government offices, headquarters and embassies, the largest concentration of London’s financial and globally-orientated business services sector and the offices of trade, professional bodies, institutions, associations, communications, publishing, advertising and the media.
8.4
Policy 4.2 provides details on offices, stating that the Mayor will, inter alia:
(a)
support the management and mixed use development and redevelopment of office provision to improve London’s competitiveness and to address the wider objectives of this Plan, including enhancing its varied attractions for businesses of different types and sizes including small and medium sized enterprises;

(b)
recognise and address strategic as well as local differences in implementing this policy to:
· meet the distinct needs of the central London office market;

· consolidate and extend the strengths of the diverse office markets elsewhere in the capital by promoting their competitive advantages, focusing new development on viable locations with good public transport, enhancing the business environment including through mixed use redevelopment, and supporting managed conversion of surplus capacity to more viable, complementary uses

(c)
encourage renewal and modernisation of the existing office stock in viable locations to improve its quality and flexibility
8.5
Policy E1 of the Local Plan states that Council will encourage the development of SMEs and start-ups.  Under Policy E2, existing office provision will be protected and higher intensity redevelopment will be encouraged where various provisos are met, including:
· The level of floorspace is increased or at least maintained;
· The redevelopment retains the existing business on the site as far as possible;
· The proposed premises include floorspace suitable for start-ups, small and medium enterprises, such as managed affordable workspaces where viable;
· The scheme would increase employment opportunities for local residents, including training and apprenticeships; and
· The scheme includes other priority uses, such as housing, affordable housing and open space, where relevant, and where this would not prejudice the continued operation of businesses on the site.
8.6
Strategic Principle EAP 1 of the Euston Plan provides overall guidance on the land use strategy in the area, stating that the Plan will seek the provision of “between 180,000 and approximately 280,000 sqm of employment/economic floorspace across the Euston area including replacement floorspace”.  Further, it states that it will seek the provision of “mainstream office uses (B1a use class) to provide a mix of institutions, corporate occupiers and small businesses” as well as “research and development space (B1b use class)”.
8.7
Part of the existing office floorspace is out-dated, of a poor quality and no longer fit for purpose.  As part of the proposed development for the additional fifth and sixth floors of office accommodation, the existing fourth floor office accommodation would be refurbished to enhance the quantum and quality of floorspace to create Grade A floorspace throughout.  This will consolidate and improve the area’s business floorspace as well as enhance London’s competiveness more widely, as required by London Plan Policy 4.2.
8.8
The proposed development would not result in the loss of any existing office floorspace; it would in fact result in two additional floors of brand new office floorspace.  Given the site’s central location and proximity to public transport the intensification of office floorspace is appropriate as set out in Policy G1 of the Local Plan and Policy 4.2 of the London Plan.
8.9
The proposed office floorspace will vastly improve the environment and experience of the workplace for employees in the building, through providing high quality office space, incorporating the elements of design recommended by the International Wellbeing Institute.  In addition to high quality design, the experience of the offices will be improved through the inclusion of the lightwell which will run through the centre of the building, improving light, perceptions of space and enhancing the building’s visual interest.
8.10
In addition to an enhancement of the experience and design of the office space, it is proposed to provide an element of office floorspace for SMEs, in line with local Policy E1 of the Local Plan.  The provision of SME space will allow smaller businesses to locate in the Euston area, ensuring that the building at the application site contains a diversity of tenants, businesses and sectors.  As such, the proposals would accord with Strategic Principle EAP1 of the Euston Plan, which seeks mix ‘mainstream offices’ with smaller businesses.
8.11
It is considered, therefore, that the enhancement and intensification of the existing office floorspace together with the additional floorspace is entirely compliant with the aims of the NPPF, London Plan Policies 2.11 and 4.2, as well as Policies G1 and E1 of the Local Plan.  Furthermore, it is considered that the proposals will create a significant number of jobs on the site which meets the wider aims of the Euston Plan and Camden’s Local Plan.
8.12
Policies 2.11 and 4.3 state that the Mayor and Boroughs should ensure that development proposals to increase office floorspace within the CAZ include a mix of uses including housing.  This has, however, been supplemented by the recently adopted CAZ SPD.  The emphasis of this SPD is to encourage the provision of office and business floorspace within the CAZ and the document sees a shift towards greater weight being placed on the provision of offices and other CAZ strategic functions relative to new residential.  In this particular location it states that offices and other CAZ strategic functions should be given greater weight relative to new residential.
8.13
In light of the above, the proposed development for the two additional floors includes 100% office floorspace only.

8.14
The applicant is aware that Policy H1 of the Local Plan stipulates that where non-residential development is proposed, the Council will promote the inclusion of self-contained homes as part of a mix of uses.  In all parts of the Borough the Council will encourage the inclusion of self-contained homes in non-residential development.  In the Central London Area and the town centres of Camden Town, Finchley Road/ Swiss Cottage and Kilburn High Road, where development involves additional floorspace of more than 200sqm (GIA), the Council will require 50% of all additional floorspace to be self-contained housing, subject to the following considerations.
8.15
In the specified areas, the Council will consider whether self-contained housing is required as part of a mix of uses taking into account, amongst other things:
· the character of the development, the site and the area;

· site size, and any constraints on developing the site for a mix of uses;

· whether self-contained housing would be compatible with the character and operational requirements of the proposed non-residential use and other nearby uses.
8.16
Where housing is required as part of a mix of uses, the Council will require self-contained housing to be provided on site, particularly where 1,000sqm (GIA) of additional floorspace or more is proposed.  Where the Council is satisfied that providing on-site housing is not practical or housing would more appropriately be provided off-site, the Council will seek provision of housing on an alternative site nearby, or exceptionally a payment-in-lieu.
8.17
Exceptionally, where provision of housing is required, on-site and off-site options have been thoroughly explored and it is demonstrated to the Council’s satisfaction that no appropriate site is available for housing, the Council may accept a payment in lieu of provision, fairly and reasonably related in scale and kind to the development proposed and secured by a planning obligation.
8.18
Given that the proposed development is predicated on the provision of 100% office floorspace in respect of the two additional floors of accommodation, the applicant is therefore open minded in respect of the off-site housing contributions, but any such contributions should not undermine the viability of the proposed development.  This is therefore a matter that will be dealt with as an ongoing part of the planning application process.


(ii)
Design, Materials and Townscape
8.19
The Government attaches great importance to the design of the built environment in the NPPF.  Section 7 of the NPPF deals with design.  At Paragraph 56, the NPPF states that “good design” is a key aspect of sustainable development and is indivisible from good planning and therefore should contribute positively to making places better for people.
8.20
Paragraph 57 of the NPPF stipulates that it is important to plan positively for the achievement of high quality and inclusive design for all development, including individual buildings, public and private spaces and wider area development proposals.
8.21
Paragraph 58 states that planning decisions should ensure that developments:
· Function well and add to the overall quality of the area;

· Establish a strong sense of place, using streetscapes and buildings to create attractive and comfortable places to live, work and visit;

· Optimise the potential of the site to accommodate development;

· Respond to local character and history, and reflect the identity of local surroundings and materials while not preventing or discouraging appropriate innovation;

· Create safe and accessible environments; and

· Are visually attractive as a result of good architecture and appropriate landscaping.
8.22
Paragraph 60 states that “Planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles.  It is, however, proper to seek to promote or reinforce local distinctiveness.”
8.23
Paragraph 61 identifies that securing high quality and inclusive design goes beyond aesthetic considerations.  Therefore planning policies and decisions should address the connections between people and places and the integration of new development into the natural, built and historic environments.
8.24
The NPPG Design Section, which supports section 7 of the NPPF, states that local planning authorities are required to take design into consideration and should give great weight to outstanding or innovative designs which help to raise the standard of design more generally in the area:
“Planning permission should not be refused for buildings and infrastructure that promote high levels of sustainability because of concerns about incompatibility with an existing townscape, if those concerns have been mitigated by good design (unless the concern relates to a designated heritage asset and the impact would cause material harm to the asset or its setting) which is not outweighed by the proposal’s economic, social and environmental benefits”.
8.25
Policies 5.3 and 7.2 of the London Plan seek development to meet the highest standards of sustainable and accessible design and construction, to improve the environmental performance of new development and to adapt to the effects of climate change over their lifetime.
8.26
Policy 7.3 advises that design should encourage a level of human activity that is appropriate to the location, to maximise activity throughout the day and night, creating a reduced risk of crime and sense of safety at all time.
8.27
Policies 7.4, 7.5 and 7.6 seek to ensure that development respects the local character of the area; promotes high quality public realm; and ensures that the architecture makes a positive contribution to a coherent public realm, streetscape and wider cityscape.
8.28
Policy 7.6 of the London Plan sets out a series of overarching design principles for development in London and advises that buildings should:

· Be of the highest architectural quality;

· Use details and materials that complement, but do not necessarily replicate, local architectural character;

· Not cause unacceptable harm to the amenity of surrounding buildings;

· Provide high quality indoor and outdoor spaces and integrate well with surrounding streets and open spaces;

· Optimise the potential of sites;

· Promote high quality inclusive design;

· Incorporate best practice in resource management and climate change mitigation;

· Be adaptable to different activities and uses, particularly at ground level; and

· Be of a proportion, composition, scale and orientation that enhances, activates and appropriately defines the public realm.
8.29
Policy C6 of the Local Plan will seek to ensure that all proposals “meet the highest practicable standards of accessible and inclusive design”.
8.30
The Local Plan also contains design guidance at Policy D1, which seeks to secure high quality design in development. The Council will require that development:

· respects local context and character;

· is sustainable in design and construction, incorporating best practice in resource management and climate change mitigation and adaptation;

· is of sustainable and durable construction and adaptable to different activities and land uses;

· comprises details and materials that are of high quality and complement the local character;

· integrates well with the surrounding streets and open spaces, improving movement through the site and wider area with direct, accessible and easily recognisable routes and contributes positively to the street frontage;

· is inclusive and accessible for all;

· promotes health;

· is secure and designed to minimise crime and antisocial behaviour;

· incorporates high quality landscape design (including public art, where appropriate) and maximises opportunities for greening for example through planting of trees and other soft landscaping,

· preserves strategic and local views;

· carefully integrates building services equipment.

8.31
Strategic Principle EAP 2 of the Euston Area Plan states that development should be of the highest quality and should create well connected, vibrant places.  It will seek to improve the east-west links, provide active frontages, transform the public realm whilst responding to the local character and scale.
8.32
The Council has also published a Planning Guidance SPD, April 2011 which establishes design principles to be used in the assessment of development proposals.  The document reinforces, or where necessary, amplifies existing guidance and defines the Council's expectations for new buildings, as positive and enduring additions to this unique urban landscape.  The key messages are to consider:

· The context of a development and its surrounding area;

· The design of the building itself;

· The use of the building;

· The materials used; and

· Public spaces.
8.33
The proposed development is the result of a long and considered design process, involving various professionals and experts, to achieve a high quality design and sustainable form of development.

8.34
The proposals will significantly enhance the existing building at the site.  The proposals will respect the hierarchies of the existing roads through different materiality and bulk along Stephenson Way, being the primary façade. The proposals would retain the hierarchy of the existing streets, with Stephenson Way as the building’s primary elevation reinforced through the use of a glazed addition set within a concrete reinforced and render finished frame at fifth and sixth floor level.  As identified in the Euston Area Action Plan, the site lies between two character areas and the design respects both whilst seeking to draw them together.
8.35
The proposed fifth and sixth floor additions to the existing building have been designed to create a subservient addition through the design and choice of materials.  Whilst the existing building has undergone some recent refurbishment to the principal elevation to Stephenson Way, the remainder of the building towards the rear features dull and tired architecture which is uniform to the secondary elevations.  It is proposed to add visual interest through a varied design associated with the additional floors, that is different, when viewed from different streets.
8.36
The Stephenson Way elevation will feature a glazed structure set within a concrete reinforced and render finished frame above the existing roof of the building with detailing and fenestration, which articulate the facade.  Through expressing a vertical rhythm, the façade will not appear as a homogenous block and will reflect the materiality of the surroundings.  The elevation retains the massing of the existing streetscape but significantly enhances the streetscape and townscape.  In addition to the principal elevation, the proposed development would maintain the central lightwell, and the proposed additional floors of accommodation would run around the existing built form and perimeter of the site.

8.37
The roof line of the existing building is uneven, and the same is also true for a number of the buildings that surround the application site.  In fact, the application site is surrounded by existing buildings that are significantly taller, and to this end, the existing building appears out of context.  The proposed additional floors of accommodation would bring the existing building more in line with some of its neighbours, but it would still maintain and respect the architectural and townscape hierarchy.

8.38
The large existing central lightwell will continue to run throughout the building, which together with the extensions and alterations would improve natural light within the building and as such will improve the experience of the occupiers.  Furthermore, the lightwell will improve the visual connections throughout the building.  The proposed office floorspace will be flexible to encourage collaboration as well as to allow the offices to adapt should practices change.  The inclusion of the lightwell through the building will also improve visibility which will work to foster a sense of community within the building.  This is an existing characteristic that has worked very well in this regard.
8.39
In conclusion, the design has been developed through considering the existing building’s benefits and constraints, the requirements of the existing and prospective tenants, the character of the surroundings as well as the future aspirations for the area.  The development’s design was the result of a long, iterative and collaborative process.  It is considered that the development accords entirely with adopted policies on design.
(iii)
Renewable Energy and Sustainability
8.40
The NPPF sets out the Government's overarching planning policies on the delivery of sustainable development through the planning system.  Section 10 of the NPPF identifies the role that planning plays in helping shape places to secure radical reductions in greenhouse emissions, minimising vulnerability and providing resilience to the impacts of climate change, and supporting the delivery of renewable and low carbon energy and associated infrastructure.
8.41
The core planning principles set out in Paragraph 17 of the NPPF emphasise that planning should support the transition to a low carbon future, and encourage the effective use of land by reusing land that has been previously developed (brownfield land).
8.42
The Mayor’s vision in the London Plan is to ensure London becomes an exemplary, sustainable world city whilst allowing London to grow in a responsible and considered socio-economic manner.
8.43
With regard to the London Plan, Policy 5.1 seeks to achieve an overall reduction in London carbon dioxide emissions of 60% (below 1990 levels) by 2025.  Policy 5.2 states that proposals should make the fullest contribution to minimising carbon dioxide emissions in accordance with the Mayor’s energy hierarchy:

· Be lean - use less energy;

· Be clean - supply energy efficiently;

· Be green - use renewable energy.
8.44
The policy suggests that major development proposals should include a detailed energy assessment to demonstrate how the minimum target for carbon dioxide emissions reduction outlined above are to be met within the framework of the energy hierarchy.  Policy 5.3 states that development proposals should ensure that sustainable design standards are integral to the proposal, including its construction and operation, and ensure they are considered at the beginning of the design process.  The policy further states that major development proposals should include the following sustainable design principles;
· minimising carbon dioxide emissions across the site, including the building and services (such as heating and cooling systems)

· avoiding internal overheating and contributing to the urban heat island effect

· efficient use of natural resources (including water), including making the most of natural systems both within and around buildings

· minimising pollution (including noise, air and urban runoff)

· minimising the generation of waste and maximising reuse or recycling

· avoiding impacts from natural hazards (including flooding)

· ensuring developments are comfortable and secure for users, including avoiding the creation of adverse local climatic conditions

· securing sustainable procurement of materials, using local supplies where feasible, and

· promoting and protecting biodiversity and green infrastructure.
8.45
Policy 5.6 considers that development proposals should evaluate the feasibility of a Combined Heat and Power system which should seek:
· Connection of existing heating or cooling networks;

· Site wide CHP network;

· Communal heating and cooling.
8.46
Policy 5.7 seeks to increase the proportion of energy generated from renewable sources, and that the minimum targets for installed renewable energy capacity will be achieved in London.  Development proposals should provide a reduction in carbon dioxide emissions through the use of on-site renewable energy generation, where feasible.

8.47
At Policy 5.9, the London Plan provides a hierarchy which should be applied to building design to reduce the effects of overheating.  Applications should demonstrate how the design, materials, construction and operation of the development will achieve this.

8.48
Policy 5.10 states that the Mayor will promote and support urban greening such as new planting in the public realm which includes tree planting, green roofs and walls and soft landscaping.  Policy 5.11 encourages the use of roof, wall and site planting, especially green roofs and walls where feasible.

8.49
Sustainable Design and Construction - The London Plan Supplementary Planning Guidance (2006) also provides detailed guidance and preferred standards for achieving sustainable design and construction.
8.50
Policy CC2 of the Local Plan details sustainability and construction, stating that the Council will expect new build non-residential development to achieve BREEAM “excellent” and zero carbon from 2019.
8.51
Strategic Principle EAP 4 of the Euston Plan states that developments should, where possible, contribute and connect to the decentralised local energy network, minimise water consumption and provide new open space and enhancements to existing spaces.
8.52
On 6 April 2011 LBC adopted the Camden Planning Guidance 3 ‘Sustainability’ document to support the Local Development Framework in ensuring that the Council’s commitment to reducing carbon emissions is achieved.
8.53
Energy and sustainability have been central to discussions regarding the building’s design.  An energy statement, prepared by Watkins Payne, accompanies the application.  The report demonstrates how the development achieves “compliance with building regulations 2013 Part L2A (see section 4.0 for compliance) and reduce CO2 emissions by the building fabric thermal performance and low energy technologies applied to the environmental services and efficient control of energy usage”.
8.54
In line with the ‘Be Lean’ and ‘Be Clean’ objective of the London Plan, the development will use less energy through;
· using high efficiency heating and cooling;

· using LED lighting;

· insulating walls well;

· implementing water saving technologies; and

· installing PV panels on the building.

8.55
In terms of ‘Be Green’ of Policy 5.2, it is proposed to install photovoltaic panels on the roof of the building.  The enclosed energy statement states that alternative energy technologies were discounted from the scheme as they were not considered viable for the building, this included biomass boilers, ground source heat pumps and wind turbines.
8.56
A Sustainability Statement has also been prepared by Watkins Payne, which confirms that the proposed development will achieve a BREEAM ‘Excellent’ rating.

8.57
The Energy Statement and the Sustainability Statement confirm that proposals meet London Plan Policies 5.1, 5.2, 5.3, 5.6, 5.7, 5.9, 5.10 and Policies CC2 and A3 of the Local Plan.

(iv)
Privacy, Overlooking and Visual Amenity

8.58
Paragraph 17 of the NPPF refers to securing a good standard of amenity for all existing and future occupants of land and buildings.
8.59
Policy 7.6 of the London Plan states that planning decisions in respect of buildings and structures should not cause unacceptable harm to the amenity of surrounding land and buildings, particularly residential buildings, in relation to privacy, overshadowing, wind and microclimate.
8.60
At a local level, Policy A1 of the Local Plan states that the Council will protect the quality of life of occupiers and neighbours by only granting permission for development that does not cause harm to amenity.  The supporting text advises that to assess whether acceptable level of daylight and sunlight are available to habitable spaces, the Council will take into account the standards recommended in the British Research Establishment’s Site Layout Planning for Daylight and Sunlight - A Guide to Good Practice (2011).

8.61
An assessment of the impact of the development on surrounding buildings has been completed by Rights of Light Consulting and is enclosed with the planning application.  The internal impact on daylight and sunlight has also been assessed.

8.62
In terms of external impact, the report confirms that the development will have a relatively low impact on the light receivable by its neighbouring properties.  In their opinion, due to the urban location of the site and the overall relatively high level of compliance, there is no daylight or sunlight related reason why planning permission should not be granted for the scheme.

8.63
It is therefore considered that the proposals will not impact the amenity of the residents, therefore complying with Policy A1 of the Local Plan.
(v)
Traffic and Highway Safety, Car and Cycle Parking and Access
8.64
At a national level, Chapter 4 of the NPPF promotes methods of sustainable transport.  Paragraph 24 states that plans and decisions should ensure developments which generate significant movement are located where the need to travel will be minimised and the use of sustainable transport modes can be maximised.
8.65
Paragraph 29 states that the transport system needs to be balanced in favour of sustainable transport modes, giving people a real choice about how they travel, stating that solutions that support reductions in greenhouse gas emissions and reduce congestion should be considered.

8.66
Paragraph 37 states that planning policies should aim for a balance of land uses within their area so that people can be encouraged to minimise journey lengths for employment, leisure, education and other activities.
8.67
Paragraph 39 of the NPPF also provides guidance on the setting of car parking standards.  It advises that local planning authorities should take a number of factors into account for both residential and non-residential development when setting local parking stand the accessibility of the development.
8.68
Policy 6.1 of the London Plan seeks to ensure the integration of transport and development by a number of strategic measures including:
· Encouraging patterns and forms of development that reduce the need to travel, especially by car;
· Improving public transport capacity and accessibility, where it is needed, for areas of greatest demand and areas designated for development and regeneration; and
· Supporting high trip generating development only at locations with high levels of public transport accessibility and capacity, sufficient to meet the transport requirements of the development.
8.69
Policy 6.9 of the London Plan states that the Mayor will work with all relevant partners to bring about a significant increase in cycling in London, so that it accounts for at least 5 per cent of modal share by 2026.  In order to meet this target, developments should provide secure, integrated, convenient and accessible cycle parking facilities in line with the minimum standards and provide on-site changing facilities and showers for cyclists.
8.70
Policy 6.13 of the London Plan states that an appropriate balance must be struck between promoting new development and preventing excessive car parking provision that can undermine cycling, walking and public transport use.  The Policy states that new developments should adhere to the parking standards in respect of car and cycle parking, and also meet the minimum disabled parking standards stating that developments should also ensure that 1 in 5 spaces (active and passive) provide an electrical charging point to encourage the uptake of electric vehicles, and provide for the servicing and delivery needs of commercial uses.
8.71
The London Plan sets out car parking spaces for residential development in the capital for ‘central’, ‘urban’ and ‘suburban’ locations based on a site’s Public Transport Accessibility Level (PTAL) rating.
8.72
Policy T2 of the Local Plan states that development should provide the minimum necessary car parking provision.  In the Central London Area the Council will expect development to be car free.
8.73
The Council will strongly encourage contributions to car clubs and pool car schemes in place of private parking in new developments across the borough, and will seek the provision of electric charging points as part of any car parking provision.
8.74
Policy C6 of the Local Plan will expect secure car parking for disabled people whilst Policy CC5 will require that developments include facilities for the storage and collection of waste and recycling.
8.75
Strategic Principle EAP 3 of the Euston Plan states that proposals will need to be car-free and incorporate measures to promote walking and cycling.
8.76
The proposed development would provide for a total of 14 cycle parking spaces in the basement.  These spaces would be accessed via the existing ramp from Stephenson Way.  In addition to the cycle parking areas, there will be lockers and showers for use by office works in the basement.  Further, there is significant cycle parking provision on the street in the local area which could accommodate any additional cycle parking required but it is considered that the proposed on-site provision will be in excess of the demand anticipated.
8.77
In terms of trip generation, the proposed development, in terms of all modes of transport, will not represent a significant increase in trips.  There would be a slight increase in office servicing due to the increase in provision, but in the absence of any off-street car parking, there would be no increase in car traffic movements.
8.78
It is considered that the proposed development complies with adopted planning policy on parking, servicing and deliveries.  To that end, the proposed development complies with London Plan policies 6.1, 6.3, 6.9, 6.10 and 6.13 as well as Local Policies, T2, C6, CC5 and EAP3.
(vi)
Inclusive Access

8.79
Within the proposed development it would cater for the needs of the less ambulant through level threshold access from the main entrance of the building, within the ground floor and through to all of the existing and proposed floors via the existing and proposed lift access.  In addition to this, the proposal would allow for safe and convenient access for service vehicles, in particular refuse trucks.  


(vii)
Developer Contributions and Planning Obligations
8.80
The applicant is aware that the proposed development might be the subject of various Developer Contributions and Planning Obligations to include possibly off-site housing contributions in lieu of on-site provision and the administration of a s106 legal agreement.
8.81
As required by both national planning policy and Policy H2 of the Local Plan, the applicants will enter into planning obligations (subject to viability), where the obligation, including the provision of financial contributions would be justified in accordance with the three requirements of Regulation 122(2) of the Community Infrastructure Levy (CIL) Regulations 2010 (reflected by Paragraph 204 of the NPPF).

8.82
To this end, any planning obligations should be necessary to make the development acceptable in planning terms; directly related to the proposed development; and fairly and reasonably related in scale and kind to the proposed development.
9.0
Conclusion

9.1
Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires that where an adopted development plan contains relevant policies, an application for planning permission or an appeal shall be determined in accordance with the plan, unless material considerations indicate otherwise.  
9.2
Conversely, applications, which are not in accordance with relevant policies in the plan, should not be allowed unless material considerations justify granting a planning permission.  Those deciding such planning applications or appeals should always take into account whether the proposed development would cause harm to interests of acknowledged importance.

9.3
In my planning assessment of the proposed development, by reference to central Government advice in the National Planning Policy Framework (2012), relevant policies contained in the adopted London Plan, the adopted Camden Local Plan and the adopted Euston Area Plan, I have demonstrated that the proposal would accord with the identified policies.

9.4
The application presents an exciting opportunity to deliver a building of the highest architectural quality which provides efficient, flexible fit-for-purpose office floorspace to meet modern day demand, widening and enhancing the building’s office provision in a highly accessible location.
9.5
The proposals represent an opportunity to cement a strong, new identity for the site and wider area, which is expected to undergo significant transformation in the future as HS2 is developed. Through high quality architecture, the proposals represent the changing character of the area as a gateway into the capital.
9.6
It is considered that the proposals satisfy and exceed planning policies at national, regional and local levels and accords with national, regional and local policy objectives to deliver sustainable, mixed use and balanced communities. 
9.7
In conclusion, I would hope that the Council would grant planning permission for the proposed development, as I believe there are ample sustainable benefits that would stem from it commensurate with the area.
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