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1.0 INTRODUCTION 
 

1.1 This statement accompanies an application for Planning and Listed Building Consent by Vulcan 
Properties, the owner of the Belsize Fire House (formerly Belsize Park Fire Station), 36 Lancaster 
Grove, Belsize Park.  
 

1.2 This application proposes to convert the vacant tower of the building, to accommodate a self-
contained 1-bed flat (Use Class C3).  
 
 
Background 

1.3 Belsize Park Fire Station closed on 9th January 2014, as part of the strategic planned closures by 
the London Fire and Emergency Planning Authority (LFEPA).  
 

1.4 Belsize Park Fire Station is a Grade II* listed building. Such buildings are important assets. Vulcan 
Properties recognises that they are an irreplaceable resource and that they should be conserved 
in a manner appropriate to their significance.  
 

1.5 In that regard, in 2017, Vulcan Properties secured listed building and planning consents 
2016/0745/P, 2016/1128/L, 2016/5813/P, 2016/6119/L, allowing the alteration and change of 
use of the former fire station to provide 18 self-contained residential units, including replacement 
single storey side extension to east elevation and erection of two single storey side extension to 
west elevation and insertion of roof dormers, with associated external alterations, landscaping 
and parking. The approved works retain the intrinsic character of former fire station and secures 
the listed building’s long-term future and condition.  
 

1.6 The works are now largely complete with some of the approved units occupied. The 
development was shortlisted in the AJ Retrofit Awards 2021, for listed building development of 
the year.  
 

1.7 The tower was unaffected by the above and was to remain unused. However, after further 
consideration, it was considered that a high quality, sensitive conversion of the space would 
enhance the heritage asset, whilst creating an additional and unique dwelling within this 
remarkable building. 
 

1.8 The applicants applied for planning and listed building consent for the conversion of the tower to 
a 1 bed flat in 2018 (application refs 2018/4394/P & 2018/4910/L). However, those initial 
applications were refused and subsequently dismissed at appeal (APP/X5210/Y/19/3222128 & 
APP/X5210/W/19/3222123) in August 2019. The principle reason for the dismissal was that the 
proposals resulted too great a loss of heritage fabric.  
 

1.9 In late 2019, the applicants submitted revised proposals for the conversion of the tower 
(application refs 2019/4604/P and 2019/4965/L). However, those revised applications were also 
refused and subsequently dismissed at appeal (APP/X5210/W/20/3246051 & 
APP/X5210/Y/20/3246053) in August 2020.  
 

1.10 In dismissing the latest appeal, the appointed Inspector considered that the development would 
not preserve the special historic interest of the listed building. Whilst the level of harm was 
confirmed to be less than substantial, this did not equate to a less than substantial planning 
objection. The identified harm related principally to the removal of historic fabric important to 
the former function of the tower, diminishing the historic plan form and the illustrative value of 
its layout.  
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1.11 Accordingly, taking on board the comments of the latest Inspector’s decision, the applicants have 
prepared a further revised application which looks to preserve more of the original plan form, 
the historic fabric, and the illustrative value of its layout. 
 
 
Layout of this Document 

1.12 This statement provides a detailed description of the site and surrounding area in section 2.  
 

1.13 In section 3 we provide a summary of the background to these proposals.  
 
1.14 In section 4 we provide a summary of relevant planning history. 

 
1.15 In section 5 we provide a detailed description of the revised application proposals.  

 

1.16 In section 6 we identify the relevant planning framework; followed by an assessment of the 
proposals against relevant policies and other material planning considerations in section 7.  
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2.0 DESCRIPTION OF THE SITE 
 

2.1 The former Fire Station lies in Belsize Park at the junction of Lancaster Grove and Eton Avenue. 
The triangular shaped plot comprises 0.44 acres (0.1761 hectares). 
 

 
 

SITE LOCATION PLAN 

 
2.2 The building was designed by Charles Canning Winmill of the Fire Brigade Branch of the London 

County Council Architects Department, and erected 1914-5. The building is Grade II* listed and is 
of special architectural merit.  
 

 
 

BELSIZE FIRE HOUSE (NORTH ELEVATIONS) 
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2.3 The building has an L shaped plan and comprises a part basement, ground/upper ground and first 
floor levels. There is also a substantial roof void at second floor level.  
 

2.4 The focus of this application is the internal integrated former drill tower, arranged over four 
additional upper floors.  

 
 

   
 

TOWER EXTERIOR AND INTERIOR 
 

2.5 Elevations are constructed principally from brick. High architectural quality of an Arts and Crafts 
style is manifest in its design, detail and materials. The building is mostly intact, having not been 
extended or significantly altered externally. The tower benefits from a window lighting each 
level. 
 

2.6 Internally, the tower contains the central staircase linking the ground first and second floor 
levels. Above that there is a circular staircase in one corner giving access to the upper levels of 
the tower, culminating with hatch access to the roof of the tower.  

 
2.7 We submit a Heritage Statement herewith (produced by DLG Architects), which provides a more 

in-depth heritage analysis of the tower. 
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3.0 BACKGROUND TO THE PROPOSALS 
 
Closure of Belsize Fire Station 

 
3.1 On 12 September 2013 the London Fire 

and Emergency Planning Authority 
approved the ‘Fifth London Safety Plan’ 
(LSP5). LSP5 outlines a wide range of 
policies and measures which are 
intended to improve the safety of 
Londoners. Amongst other things, the 
document set out proposals to find 
significant cost savings over the next two 
years. 
  

3.2 Part of those measures reviewed the 
Authority’s largely freehold estate 
comprising 112 stations, characterised by 
a significant number of ageing buildings; 
a third of which were listed and in need 
of repairs and improvements.  

 
 
 
 

LSP5 

 
 
3.3 An asset management plan completed in 2012 found that only 54 per cent of the fire stations 

were considered ‘suitable’ (fit for fire service purposes); the remainder were released. Belsize 
Park Fire Station was one of the stations deemed no longer fit for purpose and was therefore 
released.  
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4.0 PLANNING HISTORY 
 

Parent Consents 
 

4.1 In 2017, Vulcan Properties were granted planning permission and listed building consents for the 
change of use and alteration of the former fire station to provide 18 self-contained residential 
units (LPA references 2016/0745/P, 2016/1128/L, 2016/5813/P, 2016/6119/L).  
 

4.2 In recommending the applications for approval, officers stated within their report to committee 
that ‘the proposal to convert a vacant Grade II* listed fire station for residential use is welcomed 
by officers’. The proposal, providing 18 new residential units in a sensitive manner, would 
preserve the important elements of the listed building. Officers considered that the public 
benefits of the proposal, including 18 new residential units whilst preserving a Grade II* heritage 
asset, outweighed the limited harm caused. 
 
 
2018/4394/P & 2018/4910/L 
 

4.3 Subsequently, a full planning application and listed building consent application (2018/4394/P & 
2018/4910/L) were submitted to the Council in October 2018. The applications sought external 
and internal alterations for the conversion of the tower into a residential unit. Unfortunately, the 
Council refused the applications on the 26th November 2018. 
 

4.4 The full planning application (LPA Ref: 2018/4394/P) was refused for the following three reasons: 
 
1. The proposed development, by reason of poor-quality internal amenity, would fail to provide 

high quality residential accommodation, contrary to policies H6 and A1 of the Camden Local 
Plan 2017. 
 

2. The proposed development, in the absence of a legal agreement to secure car-free housing, 
would fail to promote healthy or sustainable transport choices, contrary to policy T2 of the 
Camden Local Plan 2017. 
 

3. The proposed development, in the absence of a contribution to affordable housing, would fail 
to maximise the contribution of the site to the supply of affordable housing in the borough, 
contrary to policy H4 of the Camden Local Plan 2017. 

 
 

4.5 The listed building application (LPA Ref: 2018/4910/L) was refused for the following one reason: 
 

1. The proposed demolitions and alterations, by reason of loss of historic fabric and planform, would 
cause harm to the special architectural and historic interest of the Grade-II* listed building, 
contrary to policy D2 Heritage of the Camden Local Plan 2017. 
 
 
APP/X5210/Y/19/3222128 & APP/X5210/W/19/3222123 
 

4.6 An appeal was submitted to the Planning Inspectorate, however both the planning and listed 
building decision were dismissed on 1st of August 2019 (PINS decision attached at Appendix 1).  
 

4.7 Whilst the Inspector dismissed the appeals, the comments offered by the Inspector are 
pertinent. Addressing firstly the three planning reasons for refusal; 
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4.8 Under reason for refusal 1 (internal amenity and quality of residential accommodation), the 
Inspector states at paragraph 38 of his decision that “Overall therefore, I disagree with the 
Council that the opened out living space would be awkward or claustrophobic. Consequently, I 
conclude that the proposed flat would provide acceptable living conditions for future occupiers, 
with particular regard to internal living space, access to light and outlook. Indeed, it would 
provide a unique and novel living space within a remarkable building. It follows that there 
would be no significant conflict with policies H6 and A1 of the CLP, which amongst other things, 
seek to ensure that housing is well designed and provide a good quality of life for future 
occupiers, taking account of factors such as living, space, sunlight and daylight. The proposals 
would also comply with similar policies with the Framework, in that respect. 

 
4.9 With regard to reasons for refusal 2 and 3 (absence of legal agreement to secure car-free housing 

and affordable housing respectively) the Inspector noted that the Council had prepared and 
executed a s106 Agreement under the appeal (along with the appellant and mortgagee). The 
s106 Agreement secured both car free housing and an affordable housing payment of £96,990 
(which was calculated by the Council as an appropriate sum). The Inspector concluded that “I am 
satisfied that it addresses the Councils second and third reasons for refusal”. 

 
4.10 In light of the above, the Inspector resolved that all three reasons for refusal under the planning 

appeal were acceptable. 
 
4.11 With regard to the listed building consent appeal, externally the proposed alterations were 

considered minor and it was concluded by the Inspector at paragraph 12 of his report that “Those 
minor alterations would not materially compromise the external appearance or character of the 
tower, which contributes to the special interest of the listed building and provides a landmark 
within the BCA”. 

 
4.12 Internally however, the changes were deemed to be more extensive, with particular reference 

made to the loss of the tight spiral staircase, infill of the stair void, and the alternation to the 
barefaced brick walls and exposed concrete floor and ceiling. The Inspector considered that the 
cumulative effect of all of these changes would result in harm.  

 
4.13 In assessing the degree of harm, the Inspector considered that the tower forms one part of the 

listed building, albeit and important one, and that its external appearance, a principal contributor 
to its significance would be unaffected.  
 

4.14 Internally, the Inspector concluded that the loss of historic fabric would, in terms of the 
Framework, amount to ‘less than substantial harm’, however he was mindful that less than 
substantial harm still attracts great weight. The appeals were dismissed on this basis. 
 
 
2019/4604/P & 2019/4965/L 
 

4.15 A revised application was submitted in 2019 which sought the conversion of former fire station 
tower (Sui Generis) to a 1 bedroom residential unit (Class C3) on 2nd to 5th floors plus creation of 
roof terrace including installation of balustrade and removal of chimneys. An accompanying 
listed building consent application sought alterations associated with conversion of former fire 
station tower to a residential unit, including removal of chimneys and infill of central void at 2nd 
to 5th floors and installation of balustrade at roof level. 
 

4.16 In response to the earlier refusal, this application proposed a lighter touch to the conversion, 
retaining more of the historic plan form and fabric. However, ultimately the revised application 
was refused for three reasons, namely; 
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1. The proposed conversion of the tower to a residential unit would result in 'less than 
substantial' harm to the listed building as a designated heritage asset which is not 
outweighed by any planning benefits, contrary to policy D2 (Heritage) of the Camden Local 
Plan 2017. 
 

2. The proposed development, in the absence of a legal agreement to secure car-free housing, 
would be likely to contribute unacceptably to parking stress and congestion in the 
surrounding area and fail to promote more healthy or sustainable transport choices, 
contrary to policy T2 (Parking and car-free development) of the Camden Local Plan 2017. 

  
3. The proposed development, in the absence of a legal agreement to secure a contribution to 

affordable housing, would fail to maximise the contribution of the site to the supply of 
affordable housing in the borough, contrary to policy H4 (Maximising the supply of 
affordable housing) of the Camden Local Plan 2017. 

 
4.17 The associated listed building application was refused for a single reason; 

 
1. The proposed demolitions and alterations, by reason of loss of historic fabric and plan-form, 

would cause harm to the special architectural and historic interest of the Grade II* listed 
building, contrary to policy D2 (Heritage) of the Camden Local Plan 2017.  

 
 
APP/X5210/W/20/3246051 & APP/X5210/Y/20/3246053 
 

4.18 An appeal was submitted against the above decisions, however both appeals were subsequently 
dismissed on 20 July 2020.  
 

4.19 The appointed Inspector noted that while removing some short chimney stacks below parapet 
level and their pots, closing the existing opening through the roof and forming a new one would 
remove some original fabric, the present hatch position could be superficially marked to indicate 
its position. Given the place of the roof access in the historical significance of the tower and the 
limited visibility of the stacks below the parapet, these alterations would not harm the historic 
significance of the listed building.  
 

4.20 The external additions to the tower, including the slender, metal handrail would not harm the 
historical or architectural significance of the building.  
 

4.21 The proposal included a glazed screen across the landing of the second floor to separate the 
proposed dwelling from the stairway leading up from the ground floor which appears to be 
shared by other flats. The inspector concluded that he could not see any harm to the spatial 
significance of the section across the second floor from a separating screen. (This screen has 
since been granted LBC under a separate application, see paragraph 4.28 below). 
 

4.22 Regarding the circular stair (second floor to fifth floor) this was noted as being retained and 
enclosed by glass screens. A new stair to the roof was noted, and it was considered that its 
details could be conditioned to secure their sensitivity to the utilitarian character and finishes of 
the tower. Despite some loss of structural fabric, the Inspector found no harm to historic 
significance from an unobtrusive skylight in the roof deck.  
 

4.23 It was further noted that new domestic scale services could be accommodated without 
disturbing the architectural character of the spaces.  
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4.24 However, the open well which was continuous through the floors of the tower is a distinctive 
historical feature of its design and use. So too the floor upstands, the wall projections, and the 
changes in heights. The Inspector considered that the infilling of the well would obscure its 
continuity and the removal of these obstructions would undermine the historic function of the 
spaces in the tower.  
 

4.25 Regarding the obstructive elements, it was noted that not all would be removed, however, the 
spaces were designed to be challenging to move through. The removal of the degree of the 
historic fabric, was ultimately resolved to diminish the illustrative value of its layout, and part of 
the historic significance of the listed building.  
 

4.26 On affordable housing, the appellant provided a legal agreement to secure the contribution 
sought by the Council,  
 

4.27 With regard to parking, a unilateral undertaking was offered by the appellant, which would 
restrict parking and would require future occupiers to be informed of the parking permit 
restrictions. The Inspector was satisfied that the car-free housing undertaking and alternative 
obligation were and acceptable. 
 
 
2020/5858/L 
 

4.28 Finally, in late 2020, listed building consent was sought for the installation of crittal frame sliding 
door at second floor level. Listed building consent was granted on 15th February 2021. 
 

4.29 It resolving to grant the proposal, officers noted the safety needs for the installation, to prevent 
access to the tower. Initially this was proposed to be opaque but, following negotiation, the glass 
will be clear. Officers noted that the proposal is lightweight and reversible and would not harm 
the special interest of the grade-II*-listed building. 
 

4.30 Works are currently underway to implement this consent.  
 

 
APPROVED CRITTAL DOOR AT SECOND FLOOR/BASE OF TOWER 
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5.0 THE REVISED PROPOSALS 
 

5.1 The revised proposals seek provision of a self-contained 1 bed dwelling. However, the 
architectural design solution takes as its point of departure the main points raised by the appeal 
inspector in decisions APP/X5210/W/20/3246051 and APP/X5210/Y/20/3246053. In summary, 
 
The open well 
 

5.2 The Inspector’s decision noted that "... the open well which was continuous through the floors of 
the tower is a distinctive historical feature of its design and use."  
 

5.3 The architectural layout seeks to benefit actively from the open wells by employing trafficable, 
clear glazed floor panels to affect a working floor, while ensuring the spatial continuum afforded 
by the wells remains visually accessible. The glazed panels, allied to an “unobtrusive skylight in 
the roof deck”, which the appeal inspector was not averse to, allows light to penetrate down the 
tower. All the rooms are laid out such that the removable glazing in the wells is unobstructed by 
furniture in any way, thus safeguarding the visual continuity.  
 

5.4 The works are fully reversible without harm to the fabric of the listed building.  
 
Floor upstands 
 

5.5 The appeal inspector alluded to the importance of the floor upstands on the third and fourth 
floors as being central to the “historic function of the spaces in the tower”. Accordingly, the 
scheme retains these important upstands, protected by removable raised floors.  
 
Circular stair  
 

5.6 The circular stair that rises from the second floor to the fifth would be retained and enclosed by 
clear Crittall glazed screens. These will maintain “...the legibility of the stair at each floor level and 
…. not conflict with its architectural character of lattice-work treads and rope-twist balusters”.  
 

5.7 The stair enclosure is similar to the structure of the crittal screen at second floor (approved under 
2020/5858/L), and is therefore fully reversible without harm to the fabric of the building. 
 

5.8 Non-original fabric  
 

5.9 Non-original fabric, be it stand alone cupboards, free standing kitchen cabinetry, sofa, bed and 
shower room pod will be removable, “… be detailed to differentiate it from original fabric. The 
new stair to the roof and fitted furniture could be conditioned to secure their sensitivity to the 
utilitarian character and finishes of the tower”.  
 

5.10 All of the these associated works are fully reversible without detriment to the fabric of the 
building.  
 
The tower and its illustrative value  
 

5.11 Having distilled the lessons of previous applications and appeals, it is felt that the revised 
architectural solution now imposes the lightest possible touch to the conversion of the tower. 
The proposal would diminish neither the historic plan form of the tower, nor its illustrative value. 
Detailing cues ensure the visual journey through the tower is undiminished. Indeed, the tower is 
re-invigorated by new life. 
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6.0 RELEVANT PLANNING FRAMEWORK 
 
6.1 The relevant planning framework comprises the National Planning Policy Framework (NPPF 

2019), Mayor’s London Plan (2021) and the Camden Local Plan (2017).  
 

6.2 The site falls within the Belsize Park Conservation Area (BCA). The host building is grade II* listed.   
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

POLICIES MAP EXTRACT 

 
 
Planning Considerations  

6.3 The following matters are considered to be material planning considerations:  
 

▪ Land use 

▪ Provision of Housing 

▪ Design and Heritage 

▪ Transport 

▪ Energy and Sustainability 

▪ CIL 

▪ S106 contributions.  
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7.0 PLANNING ASSESSMENT 
 

a. Land Use 
7.1 In accordance with the Town and Country Planning (Use Classes) Order 1987 (as amended), a fire 

station is Sui Generis. Accordingly, any material change of use of the building to an alternative 
use would require prior planning permission.  
 

7.2 It should be recognised that the closure of the fire station, which took place over five years ago 
(January 2014) formed part of the Fifth London Safety Plan (LSP5).  A defined need for a fire 
station in this location no longer exists.  
 

7.3 In 2017, permissions 2016/0745/P, 2016/1128/L, 2016/5813/P, 2016/6119/L granted the change 
of use of the building from a fire station to accommodate 18 self-contained flats (Use Class C3). 
Those permissions have been implemented. The lawful use of the building, including the tower, is 
now residential (Use Class C3).   
 
 
b. Provision of Housing 

7.4 In accordance with Policy H1 of the Local Plan, Camden will seek to maximise housing supply by 
securing homes to meet the needs of existing and future households. Policy H1 seeks to exceed a 
target of 16,800 additional homes before 2031. The proposal will go towards exceeding this 
target.  
 

7.5 Furthermore, in accordance with policies H1, H6 and H7, Camden seek overall internal floorspace 
in new self-contained dwellings to meet or exceed the minimum standards.  
 

7.6 Considering the grade II* listed nature of the building, and the unique configuration of the 
existing tower, the applicants have taken a fabric first approach to the development. 
Notwithstanding this, the overall flat, at 57.8m2 GIA, complies with the minimum internal space 
standards.  
 

7.7 The proposed flat benefits from an open-plan kitchen and dining room on the third floor, 
together with living and enclosed shower room on the fourth floor. The double bedroom is 
located at fifth floor. All rooms also benefit from existing windows providing natural light and 
ventilation. No additional openings are required.  
 

7.8 Finally, the unit will benefit from a private terrace on the roof, in excess of minimum standards 
and with unprecedented views in this location. 
 
Affordable Housing 
 

7.9 In accordance with policy H4 of the CLP and relevant parts of the Framework, all new housing 
developments of less the 10 units are required to make a financial contribution towards the 
supply of affordable housing in the area.  
 

7.10 An agreement has previously been reached with the Council for an affordable housing 
contribution of £96,990. The applicants remain committed to this obligation under this revised 
application and will enter discussions with Camden legal team and relevant juncture to secure 
this as part of any forthcoming consent.  
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c. Design and Heritage 
 

7.11 The interior parts of the tower are utilitarian, reflecting the place in which fire hoses were hung 
to dry, and in which firemen were trained in rescue. This is reflected in the open well, the narrow 
circular stair, nooks and returns, and changes in level, together with dark and light spaces. The 
plan form and features within the tower are noted to provide illustrative historical value of its 
purpose, providing some insight into its past operation by the fire service. 
 

7.12 The works at roof level, including alterations to the chimney pots, the provision of a new roof 
hatch, and new handrail were all found to be acceptable by previous officers and Inspectors, and 
are therefore retained as part of these latest proposals. 
 

7.13 Regarding the open lightwell, the latest proposals employ clear glazed floor panels to affect a 
working floor. These clear glazed elements will ensure that the continuous open well through the 
floors of the tower remain distinctive, and reflective of it being a central architectural feature in 
the floors and an essential part of the historic significance of the tower. 
 

7.14 With the exception of brick elements surrounding the circular stair, the existing fabric, including 
obstructive elements of brickwork, the stair core and the floor upstands on the third and fourth 
floors are now all retained as a further reference to the historic function of the spaces in the 
tower. The spaces will therefore retain a rational degree of restriction and physical challenge 
when moving through the spaces. The removal of the limited amount of historic fabric, will 
ensure that the illustrative value of its layout and historic significance of the listed building, is 
preserved.  
 

7.15 With specific regard to the circular stair that rises from the second floor to the fifth, this would be 
retained in its entirety and enclosed by clear crittal glazed screens. These will maintain the 
legibility of the stair at each floor level and not conflict with its architectural character of lattice-
work treads and rope-twist balusters. The crittal enclosure is fully reversible without harm to the 
fabric of the building. 
 

7.16 Finally, regarding all new/non-original fabric, including cupboards, kitchen cabinetry, sofa, bed 
and shower room pod etc, all of these will be removable. Furthermore, they will be detailed to 
differentiate it from original fabric, to preserve the legibility of the host tower. The new stair to 
the roof and fitted furniture could be conditioned to secure their sensitivity to the utilitarian 
character and finishes of the tower.  
 
  
d. Neighbouring Amenity 

7.17 Policy A1 of the Local Plan states that development should protect the quality of life of occupiers 
and neighbours by only granting permission for development that does not cause harm to 
amenity in terms of privacy, overlooking, noise etc.  
 

7.18 The closest neighbouring residential units are located at 22 Eton Avenue and 34 Lancaster Grove. 
As no external changes are proposed, and given the residential use proposed, it is considered 
there will be no impact on neighbouring amenity. 
 

 
e. Transport 

7.19 Policy T1 of the Local Plan seeks to promote sustainable transport by prioritising walking, cycling 
and public transport. In support, Policy T2 states that the Council will limit the availability of 
parking and require all new development in the borough to be car-free.  
 



NICHOLAS TAYLOR + ASSOCIATES  PLANNING, DESIGN AND ACCESS STATEMENT 

BELSIZE FIRE HOUSE - TOWER, 36 LANCASTER GROVE, CAMDEN 

 
16 

7.20 It is confirmed that the development is proposed to be car free and will be secured by s106, 
addressing the second reason for refusal of the previous application.  
 

7.21 A series of cycle bays are provided at ground floor level under the parent consents at this site, 
one of which will be made available for the proposed flats. The development will meet the 
Council’s standards for cycle parking, comprising 1 space per 1 bed unit. 
 

7.22 A construction management plan has been secured under planning permission 2016/0745/P. The 
principal access to the site is from Lancaster Grove. Deliveries and servicing will be taken on 
street adjacent to the public highway. The proposed development will respect the approved 
construction and servicing standards.  

 
 

f. Energy, Sustainability 
7.23 All new development is expected to incorporate sustainable development principles into its 

design and implementation.  
 

7.24 The proposed scheme comprises the change of use and refurbishment of the former hose tower 
of a Grade II* Listed former Belsize Park Fire Station. The proposed works follows the approval of 
the conversion of the building to 18 flats, where energy and sustainability matters were fully 
assessed by XC02 energy consultants.  
 

7.25 As the former Belsize Park Fire Station is a Listed Building located within the Belsize Park 
conservation area, all of the existing facades, roof, windows and floors will be retained and re-
used as far as possible to maintain the character of the existing building. Furthermore, due to the 
conservation requirements of the existing Grade II listed building, it will not be feasible to install 
renewable technologies without considerable alterations to the former Belsize Park Fire Station. 
 

7.26 In total (together with the 18 units already approved), the development is expected to reduce 
regulated CO2 emissions by approx. 46% when compared to the existing baseline building.  
 

7.27 Regarding sustainability, again as the proposed development comprises the refurbishment of an 
existing Listed Building, the design team has aimed to preserve the appearance and character, 
both internally and externally. Therefore, it is not considered feasible to provide insulation to the 
existing external elements or carry out extensive works to the existing windows and internal 
walls.  
 

7.28 As per the approved sustainability assessments (under the parent consents) it is anticipated that 
the overall development will achieve a maximum of 55.91 credits, whilst meeting all mandatory 
credits for BREEAM Domestic Refurbishment ‘Good’. Although this fall short of Camden’s 
Council’s Target of BREEAM ‘Excellent’, it is a significant achievement for a Grade II* Listed 
Building within a Conservation Area where the scope for alterations to the existing building is 
very limited.  
 
 
g. CIL  

7.29 No additional floorspace is proposed as part of this application. Accordingly, the development 
would not be subject to the Mayor of London’s CIL or Camden CIL. A completed CIL form is 
submitted as part of the application, nonetheless.  
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h. S106 Contributions  
7.30 An agreement has previously been reached with the Council regarding an affordable housing 

contribution and the car free status of the application.  
 
7.31 The applicants will complete a Section 106 Agreement (alongside the Council and Mortgagee) as 

part of any forthcoming consent.  
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8.0 SUMMARY AND CONCLUSIONS 
 
8.1 This statement has been prepared on behalf of Vulcan Properties Limited. 

 
8.2 The former fire station was closed on 9th January 2014 following the implementation of the 

London Fire and Emergency Planning Authority’s latest London Safety Plan (LSP5, 2013-2016). 
 

8.3 Planning permission was granted last year (2016/0745/P, 2016/1128/L, 2016/5813/P, 
2016/6119/L)) for the change of use of former fire station (Sui Generis) to provide 18 self-
contained residential units (Class C3) including replacement single storey side extension to east 
elevation and erection of two single storey side extensions to west elevation and insertion of roof 
dormers, with associated external alterations, landscaping and parking. 
 

8.4 The applicants applied for a subsequent planning and listed building consent for the conversion 
of the tower to a 1 bed flat in 2018 (application refs 2018/4394/P & 2018/4910/L). However, the 
applications were refused and subsequently dismissed at appeal (APP/X5210/Y/19/3222128 & 
APP/X5210/W/19/3222123).  
 

8.5 A further planning and listed building application for the conversion of tower to a 1 bed flat was 
submitted in 2019 (2019/4604/P & 2019/4965/L), however these applications were also refused 
and subsequently dismissed on appeal in July 2020 (APP/X5210/W/20/3246051 & 
APP/X5210/Y/20/3246053). 
 

8.6 The determining Inspector of the most recent appeal found the external additions to the tower, 
to be acceptable. 
 

8.7 Internally, the stair enclosure and provision of services within the tower were acceptable. 
However, the infilling of the central open well was considered to obscure its continuity, 
undermining the historic function of the spaces in the tower.  
 

8.8 The removal of obstructive elements within the tower were also considered to diminish the 
illustrative value of its layout.  
 

8.9 In response to the above the revised proposals have considered the criticisms of the previous 
application, resulting in very limited loss of historic fabric and plan form. Regarding the open 
well, the proposals employ clear glazed floor panels to affect a working floor whilst ensuring that 
the continuous open well through the floors remain an essential part of the historic significance 
of the tower. 
 

8.10 The existing circular stair is retain as are the majority of the obstructive elements of brickwork, 
floor upstands on the third and fourth floors, ensuring the spaces retain a proper degree of 
restriction and physical challenge when moving through the spaces.  
 

8.11 The crittal enclosure around the stair is fully reversible without harm to the fabric of the building, 
as are the glass floors within the well and all new cupboards, kitchen cabinetry, sofa, bed and 
shower room pod etc.  

 
8.12 The proposed dwelling will be delivered as car free, secured by legal agreement. The legal 

agreement will also secure an appropriate contribution towards affordable housing.  
 

8.13 It is concluded that the proposals comply with both national and local conservation legislation 
and guidance and conserve the building and the conservation area in accordance with their 
significance. 
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APPENDIX 1 - APPEAL DECISIONS (PINS REF: 3222128 AND 3222123) 
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APPENDIX 2 - APPEAL DECISIONS (PINS REF: 3246051 AND 3246053) 
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