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	Proposal(s)

	Creation of roof terrace at rear second floor level and installation of French doors as replacement of window to self-contained flat (Class C3). 

	Recommendation(s):
	Grant Planning permission 

	Application Type:
	Full Planning Permission


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	15


	No. of responses

No. Electronic
	03

02
	No. of objections


	03



	Summary of consultation responses:


	Advertised in Ham & High 18/4/2013, expires 9/5/2013. 

Site Notice displayed 10/4/2013, expires 1/5/2013. 

9 Dunollie Place – Objection 

· Concern that proposed roof terrace will result in noise nuisance to the neighbours. (Officer Comment: Given the number of existing roof terraces adjacent to the application site, it is unlikely that any significant additional noise nuisance form an additional roof terrace would occur. Moreover, it would be unreasonable in this instance to refuse the proposal) 
· Concern that proposed roof terrace will result in complete loss of privacy. (Officer Comment: See paragraph 3.1 below) 
Flat 3, 12 Lady Margaret Rd. – Objection  

· Concern that proposed roof terrace will result in complete loss of privacy. By virtue of its elevated position, the proposed work will be incredibly overbearing and lead to a significant and unacceptable degree of overlooking that would, I feel, harm the privacy conditions of my roof terrace. (Officer Comment: See paragraph 3.1 below)  
· I currently have direct sunlight on the terrace from sunrise until 3pm in the afternoon. Concern that the proximity of the screen will impact on view and result in complete loss of sunlight on to the terrace and loss of outlook. . (Officer Comment: The existing view is unhindered by any trees or  buildings & an 1100mm high wall & obscure screen would not result in loss of sun/daylight in this location)  
· Concern that access door to roof terrace will impact on personal safety and security. (Officer Comment: The access to the roof terrace is through the main entrance of the host building via staircase and the 3-storey rear closet wing is not easily accessible from the rear gardens.)  
· Concern about noise disturbance from development works and also from the new roof terrace. (Officer Comment: Noise disturbance related to development works is not a material consideration relevant to the determination of the application. See paragraph 3.1below).
· Concern that roof terrace will affect the appearance and character of the area. (Officer Comment: See paragraphs 2.1 & 3.1 below)  
· Concern that a new door has appeared which replaces the existing window. (Officer Comment: Proposed door is part of the application)  
· Concern that the roof terrace will compromise the buildings structural stability.  (Officer Comment: Structural stability is not a material consideration relevant to the determination of the application. In any event, a roofterrace is unlikely to cause the non-specific structural defects alluded to the host or adjacent building).
 16B Lady Margaret Road - Objection 
· Proposed roof terrace will cause loss of daylight and impinge on privacy. (Officer Comment: The existing view is unobstructed by any trees or  buildings & an 1100mm high wall & obscure screen would not result in loss of sun/daylight)     


	CAAC/Local groups* comments:

*Please Specify
	Kentish Town CAAC: At the time of writing no response were received.  


	Site Description 

	A basement plus 3-storey terraced dwellinghouse located on the east side of Lady Margaret Road, north of the junction with Falkland Road and south of Dunollie Road. The building is sub-divided into two self-contained flats. The building is not listed. It is located in the Kentish Town Conservation Area.  

	Relevant History

	14 Lady Margaret Road 

February 2013 – PP Refused - Erection of a mansard roof extension to upper floor maisonette (Class C3); ref.  2012/6579/P 

July 2010 – PP Granted - Change of use of 1 x one bedroom, 1 x two bedroom and 1 x three bedroom residential flats to 1 x two bedroom lower ground floor flat and 1 x four bedroom maisonette on upper floors (Class C3) and associated internal and external alterations including relocation of staircase at rear first floor level.; ref.  2010/1880/P

July 1981 – PP Granted - The erection of a two storey extension at the rear in connection with the use of the premises as a self-contained flat on the basement floor and two non-self-contained flats on the ground and first floors; ref. 32365 

Lady Margaret Road – Roof terraces 

No. 8
July 1987 PP Granted - Change of use and works of conversion to form four self-contained flats including a roof extension and a three- storey rear extension and roof terraces at second and third-floor levels; ref. 8700734 

No. 10

June 1984 – PP Granted - Change of use to 4 self-contained flats together with associated works including the rebuilding of the two storey rear extension the erection of a bathroom extension at rear second floor level the erection of a roof extension together with roof terraces at rear; ref.  8400588  

No. 12

July 1983 PP Granted - Change of use from single family dwelling house to 4 self-contained flats together with associated works including the rebuilding of a 2-storey rear addition with a new garden access and the erection of a bathroom extension and roof terrace at 2nd floor rear and a roof extension; ref. 35835 


	Relevant policies

	LDF Core Strategy 

CS5 – Managing the impact of growth and development

CS14 – Promoting high quality places and conserving our heritage

Development Policies
DP24 – Securing high quality design

DP25 – Conserving Camden’s heritage

DP26 – Managing the impact of development on occupiers and neighbours

Kentish Town Conservation Area Statement  2011

CPG:2011

The London Plan 2011

NPPF 2012. 

	Assessment


	1.0 Proposal

· Creation of roof terrace at rear second floor level to self-contained flat;

· Installation of door as replacement for window.

2.0 Design issues 

2.1 Nos. 6-22 Lady Margaret Road comprises pairs of semi-detached houses with mix pitch, valley/ butterfly profile roofs and rear closet wings that vary in their height also depth. Roof terraces on the rear closet wings are common features of houses nos.6 -14 and they are located at different floor levels between the 1st and 3rd floors. No roof terrace is at no.16. 

2.2 The closet wings of the host building has depth of 9.0m (basement to 1st floors) and 6.2m at 2nd floor level) The maisonette flat unit has an existing roof terrace at first floor level of similar size to others at nos. 8, 10 & 12 Lady Margaret Road. At the 2nd floor level the closet wing of no.14 is of a greater depth as compared with no.12, which measure 4.2metres. The proposed roof terrace would have a depth of 2.7m which would match the depth of no.12 the neighbouring roof terrace and the remainder of roof would be comprise Sedum ‘green’ roof material. The terrace would be enclosed with a low level brick plinth and part opaque glazed to an overall height of 1100mm height. In terms of design, materials and execution, the proposed roof terrace would not cause any significant material change to the appearance of the host building given the similarities to those existing on neighbouring houses. The proposed roof terrace would not harm the appearance of the building or the conservation area. 

2.3 New access door: At second floor level rear, a timber framed double glazed door is proposed as replacement of existing timber window. Other than the removal of the brick below the window, the proposed door would use the existing width of the window. The replacement door would mirror the pattern and rhythm of the window openings on the rear elevation and the door would not harm the appearance of the host building. The proposed alteration is considered to preserve the character and appearance of the host property and the conservation area in accordance with policies CS14, DP24 and DP25.

3.0 Neighbour amenity 

3.1 The proposal to form a roof terrace at the 2nd floor level would not cause any significant additional harm to residential occupiers privacy or cause overlooking from the host building because of the acute angle of view, the distance from Dunollie Place plus there are existing roof terraces on neighbouring dwellinghouses. The proposed roof terrace is considered acceptable for reasons as follows:  
· Roof terraces at the 2nd floor level are common features of houses notably no. 12 Lady Margaret Road that lies on the south side of the host building. In fact both nos.8 & 10 have roof terraces at the 3rd floor level. Both the proposed and existing roof terraces provide panoramic views due south-east and north into the rear gardens and rear closet wings of the neighbouring houses on Lady Margaret Road and houses at Dunollie Place.  

· At no.12, the bathroom window is obscure glazed to prevent views into that room whilst the door to the passage is part glazed and part solid and is furthest away from the proposed roof terrace. The proposed terrace would be at a higher level to no.12 but the obscure privacy screen between the host building and no.12 would minimise the views onto that roof terrace. There would be no direct view from the proposed terrace into habitable rooms at no.12. The proposed privacy screen would not harm outlook, or cause loss of sun/daylight. The proposal is considered acceptable. A condition would be attached to any permission granted requiring that the opaque screen be obscure glazed and is erected prior to the use of the terrace and is permanently retained thereafter. 
· No.16 on the north side has no roof terrace and together with the shallow depth roof terrace and acute angel of view would ensure no loss of privacy or overlooking into habitable rooms at this property.

· A distance of approx. 25m would separate the proposed roof terrace from the rear closet wings at Dunoille Place, which is further than the 18m minimum distance recommended by the Council’s CPG especially where windows are located opposite each other. At this distance it is consider that there would be no loss of privacy /overlooking of the habitable rooms to the dwellings opposite. 

· Noise disturbance related to development works is not a material consideration relevant to the determination of the application. Noise from demolition and construction works is subject to control under the Control of Pollution Act 1974.  Contact should be made with the Council's Compliance and Enforcement team [Regulatory Services], Camden Town Hall.  
Recommendation: Grant planning permission.


	








