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	Date: 29/07/2021

	Our ref: 2021/1915/PRE

	Contact: Laura Hazelton

	Direct line: 020 7974 1017

	Email: laura.hazelton@camden.gov.uk


Ina Nuzi

Midgard Ltd
MDS Office
Unit 9 Plaza Gardens
East Putney
London,
SW15 2DT

By email
Dear Ina,
Re: 357 Euston Road/44 Warren Street, NW1 3AL
Thank you for submitting a pre-planning application enquiry for the above property which was received on 24/05/2021 together with the fee of £1,050.00.
1. Drawings and documents

Existing and proposed drawings and proposal summary document received by email dated 20/04/2021.
2. Proposal 
Conversion of offices to residential use with small office at ground level, erection of two storey roof extension, and alterations to ground floor facades.
3. Site description 
The site comprises a four storey building with basement, located on the southern side of Euston Road (no.357), with the rear of the site (no.44) fronting Warren Street. The site is not listed nor located in a conservation area; however, the southern side of Warren Street marks the boundary of the Fitzroy Square Conservation Area, and nos. 29 Warren Street and 22-24 Conway Street opposite the site are grade II listed.
The existing building appears to be in use as offices from first to third floor levels, with the basement and ground level in use as ancillary storage space. 

4. Relevant planning history
2012/4512/P – Erection of single-storey extension to create fourth floor and external alterations to the Euston Road and Warren Street elevations to provide 1 x 2 bed residential unit with terrace (Class C3), including change of use at basement and ground floor levels from storage use (Class B8) to offices (Class B1), and change of use of 1st, 2nd and 3rd floors from office use (Class B1) to residential use (Class C3) to provide 3 x 2 bed units. Granted subject to S106 21/03/2013.

2013/6696/P - Amendment namely to include an additional 5th floor to permission 2012/4512/P dated 21/03/2013 (Erection of single-storey extension to create fourth floor and external alterations to the Euston Road and Warren Street elevations to provide 1 x 2 bed residential unit with terrace (Class C3), including change of use at basement and ground floor levels from storage use (Class B8) to offices (Class B1), and change of use of 1st, 2nd and 3rd floors from office use (Class B1) to residential use (Class C3) to provide 3 x 2 bed units). Refused 17/01/2014 (on the grounds of height/bulk/massing of extension). Appeal dismissed ref: APP/X5210/A/14/2217452 dated 02/07/2014.  

2015/5928/P - Demolition of the existing building and the erection of a new eight storey building with B1 office accommodation at basement and ground level and 9 residential units (3 x 1 bedroom, 5 x 2 bedroom (including a live/work unit) and 1 x 3 bedroom) – Approved 15/05/2017 subject to the following conditions: 

· Details of plant/noise

· Sample panel of all facing materials (noted that the quality is vital for the redevelopment)

· Meet building regulations part M4(2)

· Details of cycle storage

A S106 agreement was also secured with the following heads of terms:

· Car free development

· Demolition and construction management plan

· Highways contribution

· Public open space contribution

· Sustainability plan

5. Relevant policies and guidance
National Planning Policy Framework 2021
The London Plan 2021
Camden Local Plan 2017



Growth and spatial delivery

Policy G1 Delivery and location of growth

Meeting housing needs 

Policy H1 Maximising housing supply 

Policy H4 Maximising the supply of affordable housing

Policy H6 Housing choice and mix

Policy H7 Large and small homes

Community, health and wellbeing 

Policy C5 Safety and security 

Policy C6 Access for all 

Economy and jobs 

Policy E1 Economic development 

Policy E2 Employment premises and sites 

Protecting amenity 

Policy A1 Managing the impact of development 

Policy A3 Biodiversity 

Policy A4 Noise and vibration 

Policy A5 Basements 

Design and Heritage

Policy D1 Design

Policy D2 Heritage 

Sustainability and climate change 

Policy CC1 Climate change mitigation

Policy CC2 Adapting to climate change 

Policy CC3 Water and flooding 

Policy CC4 Air quality 

Policy CC5 Waste

Transport 

Policy T1 Prioritising walking, cycling and public transport 

Policy T2 Parking and car-free development

Policy T3 Transport infrastructure 

Policy T4 Sustainable movement of goods and materials 

Delivery and monitoring

Policy DM1 Delivery and monitoring

Camden Planning Guidance 



CPG Housing 2021
CPG Design 2021
CPG Home Improvements 2021
CPG Amenity 2021
CPG Basements 2021
CPG Transport 2021
CPG Developer contributions 2019
CPG Employment sites and business premises 2021

CPG Energy efficiency and adaptation 2021
6. Assessment

The principle planning considerations are considered to be the following:

· Land use 

· Dwelling mix 

· Quality of accommodation

· Affordable housing 

· Design 
· Impact on neighbouring amenity. 

· Transport

· Energy and sustainability

7. Land Use

Loss of business floorspace 

The existing building appears to be in use as offices from first to third floor levels (approx. 350sqm), with the basement and ground levels in use as ancillary storage space (approx. 250sqm), according to the officer report for application reference 2015/5928/P. 

The previously consented scheme involved the loss of all B8 storage space and a reduction in office space of 167sqm (from 365sqm to 198sqm). The loss of B8 storage space was considered acceptable as the site was classed as a ‘category 3 site’, which are generally small, isolated premises with poor access on narrow streets, no goods lift, little or no space for servicing, incompatible neighbours (mostly residential) and located at lower ground or basement level). Given this situation has not changed, the loss of storage space would likely be considered acceptable in the determination of future proposals at the site. 
The loss of almost half of the existing office space was considered acceptable for the following reasons: the premises would require significant investment to bring it up to modern standards, there is no lift, and the offices are vacant and had been marketed for over 12 months with no interest. Furthermore, the re-provided office space was considered to be of a higher standard with lift access and disabled toilet. On balance, the loss of the office floorspace was considered acceptable given the higher standard of the replacement offer. 

It is noted that the previous permission has now expired and was determined under the now superseded Development Plan, however, the Council’s Employment policies in the current Local Plan have not changed significantly and the previous consent would therefore form a material consideration of moderate weight in the determination of future applications. 

The pre-application proposals do not include the demolition of the existing building as was previously proposed but would involve the change of use of the majority of the building away from business use to residential use. The current proposals would now retain just 15.3sqm of office space at ground floor level. Policy E2 (Employment sites and business premises) states that the Council will resist development of business premises and sites for non-business use unless it is demonstrated to the Council’s satisfaction:

a. the site or building is no longer suitable for its existing business use; and

b. that the possibility of retaining, reusing or redeveloping the site or building for similar or alternative type and size of business use has been fully explored over an appropriate period of time. 

Paragraphs 5.37 to 5.39 discuss what factors will be considered when determining proposals for a loss of business space, and the Employment Sites & Business Premises CPG provides further detail on this (paragraphs 7 – 11). 
Unlike the previous consent, the pre-application proposals would effectively remove almost all of the existing business floorspace at the site, and it is questioned whether an office unit of just 15sqm would prove to be viable. As such, any future application would need to be supported by strong and convincing justification that the site is no longer suitable for business purposes, including thorough marketing details over a period of time showing there is no interest, as well as evidence that the applicants have explored alternative ways to retain business use of the space, and why these were deemed inappropriate. 

Creation of residential use
The pre-application proposals involve the conversion of the site into a single dwellinghouse, with ancillary staff accommodation at basement and first floor level. 

Housing is regarded as the priority land use of the Local Plan, and would be considered acceptable should you adequately address the requirements of the Council’s employment policies. 

8. Dwelling mix

The Council requires development to contribute to the creation of mixed and inclusive communities by containing a mix of large and small homes. Policy H7 of the Local Plan includes a Dwelling Size Priorities Table as set out below:
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(or studio) 2-bedroom 3-bedroom (or more)
Social-affordable rented lower high high medium
Intermediate affordable  high medium lower lower

Market lower high high lower




Where possible, a mix of large and small homes should be provided for all tenures. Two and three bedroom homes are the highest priority for market housing in Camden.

The previously approved scheme proposed 9 new residential units with 60% being higher priority 2 and 3 bedroom flats. The current proposals would provide a single 6 bedroom dwelling (8 including the staff accommodation at basement and first floor). Although Bloomsbury is identified as one of four wards with a low proportion of large dwellings and where the Council aims to provide more larger homes, it is considered that there is still scope to provide additional dwellings at the site whilst also providing a large family home, and you are urged to explore this. 
9. Quality of accommodation

The proposed dwelling would significantly exceed the nationally described space standards for floor areas, and would have an acceptable level of access to daylight/sunlight and outlook with a large area of outside amenity space at roof level. 
The proposed drawings appear to show separate annexes for staff at basement level and first floor level which include a bedroom, bathroom and kitchen. Local Plan Policy A5 states that where basement accommodation is to provide living space for staff, it will be subject to the same standards as other housing in terms of space, amenity and sunlight. Suitable access should also be provided to basement accommodation to allow for evacuation. The accommodation at basement level would be served by a single internal lightwell window into the living space, but the kitchen and bedroom spaces would have no natural daylight or sunlight. The acceptability of the single means of escape at the other end of the floor plate is also questioned. The standard of this accommodation is not considered acceptable and should be re-designed. 
10. Affordable housing

The policy regarding affordable housing has altered since the previous submission. Under Camden Local Plan policy H4 and CPG Housing, affordable housing should be provided in schemes providing additional homes and with a residential uplift over 100sqm GIA. The split of the affordable housing provided should be 60% social rented and 40% intermediate. Targets are based on an assessment of development capacity whereby 100sqm (GIA) of housing floorspace is generally considered to create capacity for one home. Targets are applied to additional housing floorspace proposed. A sliding scale target applies to developments that provide one or more additional homes and have capacity for fewer than 25 additional homes, starting at 2% for one home and increasing by 2% for each home added to capacity. 

Details of the total floorspace have not been included with the submission, however, measurement of the plans shows the proposed extension would measure 118sqm, and the total residential floorspace would measure approximately 700sqm (GIA). This would result in a requirement for 14% affordable housing.

Policy H4 part g states that ‘where developments have capacity for fewer than 10 additional dwellings, the Council will accept a payment-in-lieu of affordable housing’. As fewer than 10 units are proposed, payment in lieu (PIL) is considered to be acceptable.

Assuming an approximate floor area of 700sq. m GIA and 7 unit capacity (14%), the PIL would be calculated at £5,000 per sq. m. The total PIL is 700sq. m x 14% (0.14) x £5,000 which equals a payment of £490,000.00. 

If this payment is unviable, any future application would need to be supplemented by a financial viability assessment, demonstrating the reasons for such. This would be independently audited by BPS (The Council’s viability auditor) at the cost of the applicant.

If it is established that any future viability assessment is acceptable, and a PIL below the amount of £490,000.00 is considered to be acceptable, a Deferred Affordable Housing Contribution (DAHC) clause is likely to be required by S106 agreement.

11. Design

The Council’s design policies are aimed at achieving the highest standard of design in all developments, including where alterations and extensions are proposed. Policy D1 of the Local Plan requires development to be of the highest architectural and urban design quality which improves the function, appearance and character of the area; and Policy D2 states that the Council will preserve, and where appropriate, enhance Camden’s rich and diverse heritage assets and their settings, including conservation areas and listed buildings. Camden’s Local Plan is supported by CPG (Design).
The proposals involve the erection of a two storey roof extension fronting Euston Road with a large pergola structure to the rear, and alterations to the ground floor entrances to both Warren Street and Euston Road. 
The previously approved scheme proposed the complete demolition of the existing building and the erection of an 8 storey replacement, which was three storeys taller than the existing building. The existing Euston Road frontage is attractive, finished in red brick with bay windows to the upper levels. The retention of the existing building is therefore welcomed, both for aesthetic and sustainability reasons as the retention, reuse and refurbishment of existing buildings is preferred to demolition and redevelopment. 

The principle of the upward extension of the building was established as acceptable by the previous approval, and the current proposals would sit a storey lower than this. The height and massing of the extension towards Euston Road are considered appropriate in the context but the design and materials are inappropriate for a residential scheme. Floor to ceiling glazing for such residential use is not appropriate, and the design would benefit from more solidity. A fully glazed design would be thermally poor – overheating in summer and not well insulated in winter, and is not appropriate in terms of setting, liveability and sustainability. If the glazing has been proposed for daylight/sunlight reasons, then the installation of rooflights would overcome this. 
The proposed pergola structure appears overly large and it is queried why it is proposed. It would be preferable if this space was left open, or pulled back so that it covered much less area and was not visible from Warren Street. 

At ground level, the proposed alterations are considered to need refining and the installation of more glazing is not considered the right approach. The proposed design to the Euston Road frontage appears alien to the host building and the neighbouring buildings. The double height frontage is of a similar scale to the two large neighbouring properties, but it would be preferable if it was brought down in height compared to the existing arrangement, to provide more of a human scale appropriate to the existing building, not the large corporate buildings either side. 
The scale of the Warren Street entrance also appears out of proportion, and should be of a more intimate character that reflects Warren Street.

12. Amenity

Neither of the adjoining properties, nos. 359 and 355, have residential uses within them. The closest residential units to the site are directly opposite the site to the rear at no. 29 Warren Street and no. 24 Conway Street.

In terms of overlooking, the proposal would not significantly alter from the previous submission and appears to be acceptable in terms of daylight/sunlight/overlooking. Whilst the proposed roof terrace would result in additional levels of overlooking, there is approximately 15m between the nearest residential units and the application site, and this would unlikely result in unduly harmful levels of overlooking. 

The proposed roof terrace would be large and has the potential to result in large gatherings of people and result in noise disturbance. This should be considered and addressed as part of any future planning application. 
13. Transport

Secure, step free parking for two cycles is provided at ground floor level adjacent to the Warren Street entrance. This meets the London Plan requirement in terms of the number of spaces and CPG Transport in terms of design. The Council would secure this parking by condition should a future application be approved. 

We would seek to secure a construction management plan (CMP), a CMP implementation support contribution of £3,920 and a CMP bond of £7,500 in accordance with Local Plan Policies A1 and T4. These planning obligations would be secured via a legal agreement if planning permission is granted. 

As with the previous application, a highways contribution would be secured to make good any damage to the public highway in the general vicinity of the site in accordance with Local Plan Policy A1. This was previously agreed at £7,200, and would be secured via S106 subject to approval. 

As with the previous application, this proposal would need to be car-free in accordance with Local Plan Policy T2, and would be secured via S106 subject to approval. It is noted that the current proposals include a car parking space which would not be supported at application stage, and it is recommended that this is removed from the proposals. 
14. Sustainability

Energy and sustainability 

Applicants must submit an energy statement showing how the development will meet the following policy requirements:

· Camden’s Local Plan encourages developments to be Zero Carbon. 

· A minimum 19% reduction in regulated CO2 emissions below the maximum threshold allowed under Part L 2013. 

· Follow the hierarchy of energy efficiency, decentralised energy and renewable energy technologies as set out in the London Plan. GLA guidance on preparing energy assessments and CPG Energy efficiency and adaptation should be followed.

· Camden’s Local Plan (chapter 8) requires these developments to achieve a 20% reduction in CO2 emissions through renewable technologies (the 3rd stage of the energy hierarchy) wherever feasible, and this should be demonstrated through the energy statement.

· Where the reduction target cannot be met on-site, we may accept the provision of measures elsewhere in the borough or a financial contribution (charged at £60/tonne CO2/ yr over a 30 year period), which will be used to secure the delivery of carbon reduction measures elsewhere in the borough. 

Applicants are also expected to submit a sustainability statement - the detail of which to be commensurate with the scale of the development showing how the development will:

· Be resilient to climate change through the implementation of the sustainable design principles as noted in policy CC2. 

· Ensure the development does not increase flood risk and reduces the risk of flooding where possible as noted in policy CC3 and specifically demonstrate that the residential development is capable of achieving a maximum internal water use of 105 litres per day (plus an additional 5 litres for external water use).

Air quality assessment (AQA)

The development involves the creation of an additional dwelling and Euston Road is identified as having poor air quality. Therefore a detailed Air Quality Assessment would be required to support any future application.

15. CIL/S106

The following S106 clauses are likely on this form of development (however further matters may arise at application stage):

· Car free development

· Construction management plan, support implementation contribution and bond
· Highways contribution (to make good any damage to the public highway)

· Affordable housing payment in lieu (with likely DAHC if the offer is below policy compliancy)

CIL payments would be required. The Mayoral CIL is £80sq. m; further information is available here: https://www.camden.gov.uk/documents/20142/1267599/mcil2_charging_schedule_final.pdf/470715f5-9893-f72e-5c1f-aa8fa91bb079.

The Camden CIL for this development would be £500sq. m; further information is available here: https://www.camden.gov.uk/documents/20142/1263170/Camden+CIL+charging+schedule.pdf/3adff460-a65c-c000-ed17-1c19f7a9f4e2. 

16. Conclusion 

Overall, it is considered that the proposed development could not be supported in its current form. The material and design of the roof extension, the large pergola and the ground floor façade alterations in particular would cause harm to the character and appearance of the building and area. The loss of office floorspace also needs further justification. Whilst some elements of the proposal appear to be acceptable in principle (subject to the submission of further information and supporting documents at planning application stage), it is advised that the elements described above are reconsidered prior to the submission of any future application.

17. Planning application information 

If you submit a planning application which addresses the outstanding issue detailed in this report satisfactorily, I would advise you to submit the following for a valid planning application:

· Completed form – full planning permission
· An ordnance survey based location plan at 1:1250 scale denoting the application site in red 
· Floor plans at a scale of 1:50 labelled ‘existing’ and ‘proposed’ 
· Roof plans at a scale of 1:50 labelled ‘existing’ and ‘proposed’ 
· Elevation drawings at a scale of 1:50 labelled ‘existing’ and ‘proposed’ 
· Section drawings at a scale of 1:50 labelled ‘existing’ and ‘proposed’  
· Design and access statement 
· Energy and Sustainability statement
· Air Quality Assessment
· Sample photographs/manufacturer details of proposed materials.
· The appropriate fee 
· Please see supporting information for planning applications for more information.  
We are legally required to consult on applications with individuals who may be affected by the proposals. We would put up a site notice on or near the site and, advertise in a local newspaper. The Council must allow 21 days from the consultation start date for responses to be received. 
It is likely that that a proposal of this size would be determined under delegated powers, however, if more than 3 objections from neighbours or an objection from a local amenity group is received the application will be referred to the Members Briefing Panel should it be recommended for approval by officers. For more details click here. 
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. 

If you have any queries about the above letter or the attached document please do not hesitate to contact Laura Hazelton on the number above. 

Thank you for using Camden’s pre-application advice service.

Yours sincerely, 
Laura Hazelton
Principal Planning Officer 

Planning Solutions Team
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