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	Proposal(s)

	Creation of terrace to flat roof at third floor level together with the erection of glass stair enclosure and balustrade (Class C3).


	Recommendation(s):
	Refuse permission



	Application Type:
	Householder Application


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	44

	No. of responses

No. electronic
	00

00
	No. of objections


	00



	Summary of consultation responses:


	A site notice was displayed from 10 July 2013 until 31 July 2013 and a press notice was published on 18 July 2013 until 08 August 2013.

	CAAC/Local groups comments:


	Bloomsbury CAAC have been consulted on the proposal but have made no comments.


	Site Description 

	The application comprises a three storey Mews property currently in use as a dwelling (Use Class C3). The site is located within Warren Mews which is accessed via a passageway on the south side of Warren Street. The site is located to the eastern side of Warren Mews and forms part of a row of eight Mews properties (Nos.3-10) which are of a similar scale and character. Nos.1&2 of the Mews are an attractive pair of 19th century three-storey yellow brick warehouses with garages at ground floor level. To the western side of the Mews are small scale mews buildings with low rooflines varying between one and two storeys. From within Warren Mews there are good views afforded to the back of the historic terrace which fronts Cleveland Street.

The application site is located within the Central London Area and the Fitzroy Square Conservation Area, however it is not a listed building, nor has it been designated as a positive contributor to the character and appearance of the Conservation Area.    



	Relevant History

	2008/0850/P - Change of use from office (Class B1) to a single family dwellinghouse (Class C3) including replacement of existing folding doors at ground floor with new recessed folding doors, creation of refuse store entrance adjacent to the main entrance and installation of entrance canopy. Planning permission granted subject to S106 to ensure the development would be car free.


	Relevant policies

	National Planning Policy Framework (April 2012)
The London Plan (2011)

LDF Core Strategy and Development Policies (2010)

CS5 Managing the impact of growth and development

CS14 Promoting high quality places and conserving our heritage

DP24 Securing high quality design

DP25 Conserving Camden’s heritage

DP26 Managing the impact of development on occupiers and neighbours

Camden Planning Guidance 2011

CPG1 Design – Section 5
CPG6 Amenity – Section 7
Fitzroy Square Conservation Area Appraisal and Management Strategy (March 2010)



	Assessment

	Proposal 
Planning permission is sought for the creation of terrace to the flat roof at third floor level together with the erection of glass stair enclosure and balustrade. The proposed terrace would occupy almost the full roof area of the property at 7.9m wide and 5.4m deep, it would be surrounded by 1.1m high glass balustrade which would be set 0.1m behind the existing parapet. The development also proposes a glazed stair enclosure to a rear corner of the roof the enclosure would measure 1.9m wide and 3.1m deep with a height of up to 2.1m when measured from the floor level of the terrace area. 
Design

Policy CS14, seeks to ensure that development respects local character and context and preserves and enhances the boroughs rich character and diverse heritage assets. Policy DP24 requires all development, including extensions and alterations to be of the highest standard of design and considers the setting, character, and form of the building. Furthermore Policy DP25 seeks to ensure development within conservation areas preserves and enhances the character and appearance of the area. 

The proposed development is considered unacceptable on the grounds that the balustrade and stair enclosure, due to their siting, scale and material would appear as an incongruous addition to the roof of this mews property.  
Paragraph 5.24 of CPG1 sets out the considerations that should be taken into account when designing a terrace. Including whether the terrace complements the elevation upon which it is located, therefore detailed design should be utilised to reduce the impact on the existing elevation and a careful choice of materials and colour to match the existing elevation.

When viewed from the within Warren Mews, the proposed terrace would fail to complement the elevations of the parent building and pays little regard to the setting and context of the parent building and wider area.
Attention is drawn to paragraph 5.25 of CPG1 which states that dimensions of the roof should be sufficient to accommodate a terrace without adversely affecting the appearance of the roof or the elevation of the property, the same paragraph states that any handrails required should be invisible from the ground. 

Given the proposed terrace would occupy almost the entire roof of the property and due to the siting of the balustrade it would be highly visible from ground level. Therefore the proposal would fail to accord with the design guidance of CPG1 which Policy DP24 relates to with the aim of securing high quality design. As such the proposal is not considered to be an appropriate development in this location. 

It is also important to note that none of the neighbouring properties within the mews have any form of development at roof level, therefore the proposed works would disrupt the strong building line at roof level, detrimental to their character. As such the development fails to take account of the setting and context of neighbouring buildings, contrary to DP24.  
When considering the terrace within the context of the surrounding area, it is noted that there are terraces within the vicinity of the site. However these are often modest in size and sympathetic in their material. What is being proposed within this application is a contemporary glass balustrade. Due to the excessive perimeter of the proposed terrace the balustrade would be of a greater scale than any of the surrounding terraces and therefore more visible than the neighbouring terraces, some of which blend in with the character of the building, complementing their elevations. Although the development would be at roof level, given the scale of the development and the heights of the buildings that surround the site on both Conway Street and Cleveland Street the proposed terrace would be readily visible from neighbouring properties and would cause harm to the visual amenity of the area. It is therefore considered the terrace would not integrate well with the surrounding Conservation Area and would fail to preserve or enhance its character.
In addition the proposed stair enclosure due to its design and material would fail to integrate with the flat roof of the building and would appear as an incongruous addition to the roof which would be readily visible from views of neighbouring properties. Such development has not be sympathetically designed to consider the character of the existing building or neighbouring buildings.  
In light of the above, it is considered that the proposed terrace and stair enclosure would be an inappropriate form of development that would fail to complement the character of the host dwelling or the character and appearance of the surrounding Conservation Area. 

Amenity

Policy CS5 seeks to protect the amenity of Camden’s residents by ensuring the impact of development is fully considered. Furthermore Policy DP26 seeks to ensure that development protects the quality of life of occupiers and neighbours by only granting permission to development that would not harm the amenity of neighbouring residents. This includes privacy, overlooking, outlook and implications on daylight and sunlight. 

In terms of daylight and sunlight given the scale of the terrace and its location in respect of neighbouring windows the proposed development would not result in harm to the levels of daylight and sunlight received by neighbouring residents. 
In respect of outlook although the design of the proposal is considered unacceptable and would cause harm to the character of the area it is considered that in terms of outlook, the proposal would not disrupt the views from neighbouring residents to a degree that it would warrant a refusal of planning permission on grounds of impact on amenity.
With regard to privacy, due to the siting of the proposal in relation to neighbouring properties the only residents that would be significantly affected by the development would be those within Conway Street namely Nos.23-29. The stair enclosure would be obscure glazed to the elevation adjacent to the properties on Conway Street which would ensure anyone standing within the enclosure would not be able to view into the rear of properties within Conway Street, however it would still be possible to stand on the terrace itself and look directly into the existing terraces to the rear of Conway Street and the windows. Although the views into terraces may be considered as mutual overlooking the views into rear windows would result in harm to the privacy enjoyed by neighbouring residents which would be unacceptable. The proposed terrace is located between 4 -12m from the rear elevations of Nos.23-29 Conway Street as such it is considered the development would provide an increased opportunity to overlook these neighbours resulting in harm to their privacy. Although a condition may be used to require a privacy screen, given the proposal is already considered inappropriate in design terms it is considered a privacy screen would only enhance the concern in respect of design due to the additional height and visual clutter this would add. 
Conclusion

It is concluded that the proposed works would be an unacceptable form of development that would not accord with the relevant policies of the Local Development Framework and in this regard planning permission should be refused on grounds of design and amenity. 

Recommendation: Refuse permission


