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	Proposal(s)

	Erection of roof extension to No. 66 and part of No 67. Gloucester Crescent all in connection with dwelling (Class C3).


	Recommendation(s):
	(1) Grant Planning Permission

(2) Grant listed building consent


	Application Type:
	(1) Householder Application

(2) Listed Building Consent


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	00


	No. of responses

No. Electronic
	02
00
	No. of objections


	02


	Summary of consultation responses:


	A site notice was displayed between 30.01.2013 expiring on 20.02.2013 and a public notice displayed in the local press on 07.02.2013, expiring on 28.02.2013.

Two letters of objection has been received raising the following issues:

· Principle of a roof extension to a listed building and impact to character of the crescent which is in a conservation area

· Suggest rear dormer on the left hand side should be a sliding sash in keeping with property and the surroundings and also to match width of window on the floor below

· Loss of light to rear garden



	CAAC
	Primrose Hill CAAC: Object for the following reasons:

· Refers to references to property in the appraisal and retention of gaps at upper levels, affording views to mature trees and rear gardens

· Mentions extensions that alter shape and form of the roof form unlikely to be acceptable

· Proposal would harm the significance of the listed buildings and character and appearance of the conservation area

· Indicate that other gaps which have been filled in (examples unspecified) predate the designation of the conservation area, the listing of buildings and the CA statement


	Site Description 

	This Grade II listed building consists of a pair of terraced houses dating from the mid 19th century.  The building is three bays wide and of yellow stock brick with stucco embellishment and a heavy stucco dentil cornice.  The site is located within the Primrose Hill Conservation Area. 
Gloucester Crescent is a picturesque composition of terraces and linked villas, many of which are Grade II listed.  Although the buildings are largely of 4-5 storeys, there are variations in overall height due to the towers and pediments that characterise the roofscape and add significant visual interest.  The east side of the crescent has a very distinctive appearance, characterised by its robust Italianate detailing, projecting towers, strong horizontal string courses and diminutive attic storeys.  However, the west side (where the site is located) is more typical of the period in terms of its form, detailing and embellishment.  At 2 storeys with a semi basement this building is noticeably smaller than its neighbours, as well its façade being horizontal in orientation.  This contrast with the height and vertical proportions of its neighbours provides an interesting and characterful break in scale.  



	Relevant History

	2012/5807/L - Reconstruction and underpinning of entrance steps and associated works to house (Class C3). Granted 18.12.2012

2012/0770/L - Underpinning and associated works to dwelling house (Class C3). Granted 02.05.2012
LEX0100248 - Internal alterations at basement level. Granted 29.10.2001
PEX0100247 - Alterations to basement and external repairs and redecoration. Withdrawn 15.05.2001

9003223 - Erection of a conservatory at rear basement level and a balcony with stairs to garden at rear ground floor level. Granted 21.02.1991

9070447 - Demolition within a Conservation Area of a front garden wall and rebuilding of the wall with new gateway for car access with wrought iron gates. Withdrawn 21.02.1991


	Relevant policies

	National Planning Policy Framework 2012

London Plan 2011

LDF Core Strategy and Development Policies 2010

LDF Core Strategy

CS1 Distribution of growth

CS3 Other highly accessible areas

CS5 Managing the impact of growth and development

CS14 Promoting high quality places and conserving our heritage

LDF Development Policies

DP6 Lifetime homes and wheelchair homes

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

CPG1 Design

CPG2 Housing

CPG3 Sustainability

CPG6 Amenity

Primrose Hill Conservation Area Statement (Dec 2000)



	Assessment

	Proposal

This proposal is for the addition of a mansard roof to create 2 no. bedrooms and WC.  This is designed with a traditional two planed form, clad in natural slate, with three dormer windows to the front elevation and two to the rear.  The rear parapet wall is to be raised in brickwork by 500mm to match existing. 
Principle

There is no objection in principle to alteration and extension to a single family dwelling house noting the Camden policy promotes the most efficient use of land by seeking development that makes full use of the site (CS1) and which has regard to amongst other matters its suitability to the scale and character of the area as well as considering the historic environment and amenity (CS3, CS9, CS14). Therefore, the principle of an extension is acceptable subject to the following considerations of this report.

Design and conservation

Mansards are not a typical feature along Gloucester Crescent and consequently extensive pre application negotiations were held with the applicant.  Initially they were urged to consider extending the building upwards with sheer/slightly setback masonry to follow surrounding precedents.  Drawings were submitted demonstrating this approach.  However, officers considered that these modifications gave the building undue prominence, diminished its sense of subordination and created a physical and visual conflict with features such as the window in the side elevation of no.67 and the strong cornice line of no.65.  
In further consideration of the scheme, amendments have been secured to further refine the design in the following respects:

· the framing to the dormers was slightly heavy and would benefit from refinement which has since been undertaken
· A reduction in the overall height of the dormer by 220mm so as to enhance the overall appearance of the property and context but still retaining the necessary floor to ceiling heights required elsewhere in policy and guidance. 
In respect of the objection received about the infill of a gap this is an issue identified within the Primrose Hill Conservation Area Statement, where gaps between properties on Gloucester Crescent are identified as being positive. Page 22 of the document advises that this is principally gaps that link terraces at basement and ground level. In comparison, the subject property is over two storeys and as such the existing gap is not “substantial” as referred to in the appraisal. It is clearly evident on site visit that whilst the existing height and positioning of the parapet does represent a break or gap in the terrace, it does not afford anything akin to the openness or views suggested in the appraisal as being important: to afford views of mature trees in rear gardens and the rears of taller properties on Regent’s Park Terrace. Rather, the site visit demonstrates that little if any view is afforded to the rear, certainly only the very tops of mature trees. Furthermore, in the case of the application site, the focal point of vegetation is the deciduous mature tree in the front garden which would partially obscure any views to the rear of the property above the parapet line in summer months with its foliage and as mentioned, reveals nothing substantial as evidenced currently in winter months. This tree is protected in the conservation area. In addition, there is other advice relating to roof extensions:

· Policy PH18: This policy advises that extensions which change the shape and form of the roof can have a harmful impact. The proposal is acceptable having regard to this policy because: it is not detrimental to the form and character of the existing building; the building is not part of a group or terrace that is unimpaired (rather it is a unique infill property); the proposal does not upset a symmetrical composition; the roof is not prominent in long views or views form any parks; and the building is not higher than its neighbours and therefore the proposal is not unduly prominent

· Policy PH19: This policy builds on PH18 and does list where roof extensions that change the shapes and form of the roof are unlikely to be acceptable, and Gloucester Crescent is included.  Because the considerations of PH18 are considered to have been addressed and no harm proposed to the special interest and character of the host building nor to the character an appearance of the street and conservation area, the change to the roof profile for this property (i.e. it gains a traditional mansard profile rather than a parapet termination with nothing behind, both of which is unique of this side of Gloucester Crescent where there are simple shallow pitched roofs) there is not considered a basis on which to refuse permission on the grounds of this policy, even though it makes a blanket reference to ‘all buildings’ in Gloucester Crescent. 

· Policy PH21: Where roof extensions are considered acceptable, this policy advises on what is likely to be acceptable. The proposal does not result in the loss of a London Butterfly roof; and consideration has been had to the existing parapet and its proportions and the building in adding a mansard.

· Policy PH23: Retention of interesting architectural or decorative features is encouraged by this policy, but in this instance there are no such features which are proposed to be lost. 

In summary, the proposed mansard is considered acceptable. Whilst there are no immediate precedents, mansard roofs are a traditional means of extending a building of this age and will retain this particular building’s individuality within the street scene. Although the building will increase in height it will remain comfortably below the heavy cornice of no.65 and fully subordinate to the bulk of no.67. Given that the proposed mansard is designed sensitively and of high quality materials, it is considered that there is a sufficient variety of building types and visual interest at roof level along Gloucester Crescent, albeit within an overall sense of architectural coherency, to accommodate the proposed mansard without harm to either the individual listed building or the wider streetscape. Furthermore, the existing roof structure is to be retained with the new floor structure constructed above it, thus minimising the loss of historic fabric. Finally, there is no loss of views to the rear the loss of which would warrant refusal.

In respect of the internal alterations to the property, the new attic storey is to be accessed above the existing main stair, with details to match. In the course of receiving amendments to do with the external changes set out above, amendments have also been sought to simplify the detailing between the 1st and 2nd floors so as to reflect the typical hierarchy of status in a building of this age and character. The proposed interior changes are considered acceptable and preserve the special interest and character of the property
Quality of accommodation

Other than to mention that adequate floor to ceiling heights are achieved (i.e. 2.3m across at least 50% of the floor space as required by CP2) the proposed internal alterations are inconsequential to the size and arrangements of the principal habitable rooms and the access and circulation arrangements into and through the house. As such, there are no issues to consider in terms of quality of accommodation and Lifetime Homes pursuant to Camden’s CPG2 ‘Housing’.

Neighbour Amenity

Consideration of any amenity impacts to neighbours is a requirement of policy CS5, CS9 and DP26. By virtue of being accommodated atop the existing floor plate, there are no impacts to neighbours in terms of privacy, overlooking or loss of light and overshadowing. No amenity impact is posed to the 2 high level windows of no. 68 Gloucester Crescent which is through the party wall and will face the attic storey. They remain above and beyond the profile of the mansard and their amenity would not be undermined by this proposal. This existing and somewhat peculiar relationship between properties is already established along with any consequential amenity impact which would not be worsened by this proposal.

Sustainability

Having regard to the criteria DP22 and CPG3, it is unlikely that the proposed alterations and extension of this limited size will be able to incorporate any significant energy efficiency and renewable measures beyond the requirements of the Building Regulations having regard to the constraints of working with the existing Grade II listed building and which is sited within a conservation area. Therefore, it is considered onerous and unnecessary in this case to require further details to be supplied by an appropriately worded condition.
CIL

It is noted that the proposal involves uplift in floorspace of much less than the 100sqm threshold currently nominated by the Mayors CIL and therefore, will not attract this charge.

Recommendation: Grant conditional planning permission and listed building consent.




