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	Proposal(s)

	(i) Alteration and extension to existing building including remodelling of rear extension with terrace at first floor level and installation of solar panels roof level 
(ii) Internal and external alterations and extension to existing building including remodelling of rear extension with terrace at first floor level and installation of solar panels at roof level in association with change of use to single family dwelling

	Recommendation(s):
	Grant Planning Permission 
Grant Listed Building Consent

	Application Type:
	Full Planning Permission
Listed Building Consent



	Conditions:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified
	3
	No. of responses
	00
	No. of objections
	00

	Summary of consultation responses:
	Site notice 06/11/2013-27/11/2013
Press advert 14/11/2013-05/12/2013
No responses received


	CAAC/Local group comments:
	Bloomsbury CAAC raise no objection


	Site Description 

	The application site is Grade II listed Georgian town house dating from the late 18th Century. It is part of a terrace of 11 similar houses. The building is 4 storeys tall with a semi-basement and has a lawful use for office purposes (Class B1a) with an extant permission for residential. John Street, and the surrounding area, is a mixture of office and residential. The site is located within sub-area 10 of the Bloomsbury Conservation area and the Central London Area.


	Relevant History

	2012/5456/P Change of use from office (Class B1) to single dwellinghouse (Class C3). Granted 12/02/2013
2007/4165/P & 2007/4222/L Erection of a rear 4th floor roof extension; replacement rear extension on basement and ground floors with reconfigured lightwells; and minor external alterations in relation to single family dwelling house. Refused 15/10/2007
2006/2040/P Change of use from office use (Class B1) to residential use (Class C3) to create a single family dwelling house. Granted 27/06/2006
9000536 & 9070203 The installation of a receive-only satellite dish. Granted (22/05/1991)
8870007 Minor internal works. Granted 20/04/1988

8602395 The erection of a mansard roof extension to provide additional office floorspace. Refused 24/06/1987)

8601091 Certificate of Established Use in respect of use of the ground (excluding single storey rear addition), first, second and third floors as offices. Lawful Development 12/11/1986



	Relevant policies

	LDF Core Strategy and Development Policies 2010
CS5 Managing the impact of growth and development

CS13 Tackling climate change through promoting higher environmental standards

CS14 Promoting high quality places and conserving our heritage
DP22 promoting sustainable design and construction

DP24 Securing high quality design

DP25 Conserving Camden’s heritage 

DP26 Managing the impact of development on occupiers and neighbours

Camden Planning Guidance 2011
Bloomsbury Conservation Area Appraisal and Management Strategy 2011
NPPF 2012

London Plan 2011



	Assessment

	1
Proposal
1.1 The application seeks planning permission and listed building consent for works of alteration in association with an extant permission for a change of use to a single dwelling. During the course of the application it has been revised to change the facing materials and fenestration of the rear extension. The main issues for determination are:

· Heritage impact
· Neighbour amenity
2
Heritage Impact
2.1
The application relates to an early nineteenth century townhouse fronting John Street which is grade II listed and lies within Bloomsbury Conservation Area.  Whilst the building was used as offices until 2012 the changes which have occurred to the interior are largely cosmetic including surface mounted services.  To the rear of the building is a two storey extension which covers what would historically have been the rear garden. Works proposed include alterations internally to all levels, roof mounted solar thermal panels and the creation of a roof terrace on the rear flat roof of the modern extension.


Internal alterations

2.2
A general service strategy is provided in the design and access statement which is acceptable in principle.  However details of the precise positioning of the services will be dealt with by condition.


Basement

2.3
This level has undergone alterations in the past and is of limited significance to the building.  The proposed works preserve those elements of the original plan form which survives.  Although significant changes are made to the rear part of the building this is within a modern extension and therefore does not significantly alter the special interest of the building. New plasterwork is proposed due to damp problems.  No features of note would be affected and the plasterwork is largely modern in any case. Secondary glazing is proposed but an inspection of the window reveals shows these to have simple plaster linings.  The secondary glazing would be easily reversible.


Ground floor 

2.4
In the original part of the building the floor plan is maintained largely as is with only non original features installed. Unusually the plasterwork on the brick walls is not applied directly to the brickwork, instead lathe and plaster has been applied to timber studwork which leaves a void behind.  It is proposed to inject breathable insulation in the void.  This will maintain the historic fabric intact and improve the building’s efficiency without compromising the proportions of the room.


First and second floors
2.5
Again the original floor plan is maintained with the only change being the insertion of double doors between the front and rear rooms.  Such an alteration is common in a building of this type and it still clearly defines the two rooms as being separate. Alterations on the second floor preserve the layout and have a minimal impact on the building.


Third floor 
2.6
Two en-suite bathrooms are provided either side of the spine wall.  Such an alteration is reversible and in an area of lesser interest considered acceptable. Secondary glazing is proposed but an inspection of the window reveals shows these to have simple plaster linings.  The secondary glazing would be easily reversible. This floor has mostly modern plasterwork.  It is proposed to remove this and re-plaster with insulation behind.  There are no features of not which will be affected by this.  Although the proportions of the rooms will be slightly reduced this will barely be perceptible.


External works


Roof

2.7
On the roof solar water thermal tubes, an ASHP and an enlarged access enclosure would be would be provided.  Given that these would not be visible from anywhere and would not significantly alter the profile of the roof they are considered to be acceptable.  


Front elevation

2.8
These works are mostly repairs.  The proposal to cover the stone balcony with mastic asphalt has been omitted due to officers concerns.


Rear elevation

2.9
The existing rear extension (at basement and ground floor) is a modern structure of no interest to the listed building.  Its removal and replacement offers the opportunity of better revealing the rear elevation of the building through the enlarged lightwell.  On top of this would be a roof terrace which would be accessed through the rear window.  Only one other terrace exists on this group of buildings at number 18 which was approved in 2011, although this involved the remodelling of an unauthorised terrace from an unknown date.  It also noted that a roof terrace has been approved on 20 John Street recently.

2.10
Most of the rear gardens to this side of John Street have been infilled up to first floor level with rear extensions.  The character of the rear is now very urban, particularly when viewed against the modern office blocks behind.  In this context a roof terrace is not considered harmful and offers an enhancement to the rear of the building.  The enclosure of the terrace has been carefully integrated into the design of the rear extension below with rooflights partly used to as a means of enclosure.

2.11
An inspection of the rear wing reveals it to be of limited interest other than in its form which is replicated on other buildings in the terrace (although this is not uniform).  The brickwork and concrete lintels indicate it is a modern structure.  It was proposed to clad this in timber, but this has been revised to render. The design of the fenestration has also been revised to address officers concerns

2.12
The proposed works have undergone pre application discussions and largely conform with the advice given. The proposed works are not considered to harm the special interest of the building.

3
Amenity

3.1
The proposal would create a terrace at rear first floor level. The closest windows to no. 17 to the north are to a toilet and staircase. Ti the suit is a window to a first floor habitable room of no. 15. To prevent overlooking to this room it is proposed to erect metal fin type railings 1.8m high, the width of the fins would prevent diagonal views from the terrace to the adjoining property. A condition will required the railings to be erected as shown on the proposed plans before the terrace can be used.
4
Community Infrastructure Levy

4.1
The proposal would not create additional floorspace of more than 100sqm and therefore is not liable for a CIL contribution.
5
Recommendation: Grant Planning Permission and Listed Building Consent



