                            Charlotte

                       Street

 Association

                                                                                             39 Tottenham Street
                                                                                                       London W1T 4RX
                                                                                                                email: csafitzrovia@yahoo.co.uk
Development Management,
Regeneration & Planning,

London Borough of Camden,

Town Hall, Judd Street,
London WC1H 8ND.                                                            25th June 2023
For the attention of Kate Henry, Planning Officer, Planning Solutions Team.
By email to:  planning@camden.gov.uk  and  kate.henry@camden.gov.uk
Dear Kate Henry,
Re:  ref. 2022/4794/P & 2023/0106/L:  28 Charlotte Street, W1T 2NF:
        Upper Flat, 28 Charlotte Street:
        Partial mansard roof to front to enclose sides of exiting roof terrace; new skylight in main roof;

        Replacement windows at roof level; excavation of basement below existing rear extension

        (studio); removal of wastepipe from front elevation; internal works at all levels. 

I am writing on behalf of the Charlotte Street Association, concerning the above planning application. Our Association wishes to object to, and comment upon, the proposals in this planning application, as follows:
On the planning website, this application is described as being for the “Upper Flat” at

28 Charlotte Street. It should be appreciated that the residential element of No. 28 is much bigger than a “flat”. The residential element in fact consists of a single, self-contained residential maisonette/house of four floors; including 1st, 2nd 3rd and 4th Floors above the Ground Floor retail shop unit.
This is a Listed Building Grade II, in the Charlotte Street Conservation Area. It was listed in recent years for its associations with the modern 20th Century artist Adrian Heath and fellow artists; and also for the building as a fine18th century Georgian building. The listing includes  additions to the property including the artist’s Studio at the rear. Our Association helped in getting the building Listed.
Proposed mansard roofs to front (at each end) at 4th Floor level:
We wish to object to the proposed small front mansard roof extensions at each end of the front elevation/terrace. When seen from the street, they will appear awkward in architectural design terms, which we think will cause harm to the Listed Building, as well as harm to the character of the Conservation Area.
The existing 4th Floor/roof extension is set back with a front terrace (and a rear terrace). This 1960s/1970s solution of setting back an extension with a front terrace means that, when 
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viewed from the street, the extensions is not seen, only the front brick parapet wall is seen. 
This existing solution retains the simple architectural character of the Georgian terrace.

Proposed excavation of basement below artist’s Studio at rear:
This proposed excavation is to create a new additional Basement under the existing Artist’s Studio (now, sadly, labelled as “Study” in the current applicant’s drawings) for a video editing suite, as well as for mechanical services (boiler etc).  
We wish to object to this proposed video editing suite, as well as the placing of mechanical services/boiler in this location:
(a). We appreciate that consultants’ reports have been submitted as to how this excavation
      will be carried out etc. Nonetheless, we have grave reservations about this excavation in
      this tight very site, and under the existing aritist’s studio, whose construction is relatively

      fragile, having been created from previous a existing outhouse buildings, including the

      existing brick chimney breast construction
(b). The creation of this basement will also involve the loss of the existing artist’s open

       storage space (for canvasses and paintings etc) in order to provide a new access

       stair to the new basement/video editing suite. We object to the loss of this artist’s
       storage space, which is integral to the design of the artist’s studio apace.

The artist’s studio was (and is) a clever conversion for the artist, Adrian Heath, by the architect Charlotte Baden-Powell, which included using the existing brick outhouse buildings at the rear of No.28. As a result of its design, the studio has a wonderful quality of daylighting, something that has always been commented upon by previous past visitors to the studio. Also, the open storage of the artist’s canvasses (stored vertically under a worktop) is, architecturally, part of the clever “section” and design of this artist’s studio, whereby this storage area is integral with the studio space. This storage space and integrated design is going to be lost due to the proposed new stair access to the new basement video editing suite.

Proposed video editing suite:

We wish to query the need to create an editing suite in a domestic, recently Listed Building, which is going to create unacceptable changes (and upheaval) to the existing aritist’s studio space and architecture.

We have been told (although we have not been able to clarify) that the applicant apparently already owns studio space in the Kings Cross area, (and which apparently he lets out). Thus, if this is so, we would query the need for the the prposed video editing suite. Also, would the proposed editing suite be let out, as opposed to always being used by the applicant ?

The mechanical services including boiler in the new proposed Basement space:

(a). The application says that this new basement space will also enable the main house ot

       be free of the boiler. But, many other domestic/residential Listed Buildings

       accommodate boilers and other equipment in a neat and unobtrusive way.

(b).Also, from the drawings, we are not able to see the location for the flue of the proposed

      boiler in the Basement; and this we are not clear how the flue swill be accommodated. 
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Internal works at all levels: including the creation of ensuite bathrooms:
(a). Three ensuite bathrooms are proposed (at 2nd and 3rd Floor levels), as well as the
       proposed tiolet room on the 4th Floor as part of the proposed mansard roof. We think

       that this number of ensuite bathrooms is a pity because this breaks up the “legibility” of

       the floor plans. And thus we wish to object. Historic England’s description in its Listing

       particularly refers to the exsting legibility of the floor plans.
       Also, I feel that many such bathrooms and toilets generally “overloads” Georgian (and

       Victorian) terraced houses such as No. 28, especially in terms of accommodating the 

       necessary plumbing and pipes within the existing floor constructions – such original

       floor constructions and their joists etc were minimally designed at the time.

(b). Also, we understand the the applicant currently lives abroad and currently lets out the

      house to a tenant. The concern is that, with this proposed number of ensuite bathrooms, 

      this listed building house could then, as a result, be regularly let out as AirBandB.

Proposed Section CC: three proposed clerestory windows:
On the drawing for Proposed Section C-C, it shows (dotted) three proposed clerestory windows, as described in Note 14. But, we are not able to understand or see where these windows are and in which wall – they do not appear to show up on, say, Proposed

Section A-A. Thus, we would be grateful for clarification as to which wall these windows are going to be formed – and possibly tthen have the opportunity to comment.

Yours sincerely,

Clive Henderson,
On behalf of Charlotte Street Association.
