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	Proposal(s)

	i. Erection of extension at rear lower ground floor level to infill existing courtyard and rear ground floor level with terrace over at rear first floor level, excavation of 2 new rear lightwells, installation of new staircase in front lightwell all in connection with existing dwellinghouse (Class C3).  

ii. Erection of extension at rear lower ground floor level to infill existing courtyard and rear ground floor level with terrace over at rear first floor level, excavation of 2 new rear lightwells, installation of new staircase in front lightwell all in connection with existing dwellinghouse (Class C3).  



	Recommendation(s):
	i) Grant permission subject to conditions

ii) Grant consent subject to conditions

	Application Type:
	Householder Application and Listed Building Consent


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:


	

	Consultations

	Adjoining Occupiers: 
	No. notified


	03


	No. of responses

No. Electronic
	02

00
	No. of objections


	01



	Summary of consultation responses:
	Advertised: 20/12/2012, expired: 10/01/2013

Site notice: 12/12/2012, expired: 02/01/2013

111 Albert Street:

Concern raised over the proposed terrace at first floor level and its potential for overlooking and loss of privacy



	CAAC/Local groups comments:


	Camden Town Conservation Area Advisory Committee (CAAC):

No objection, but concern raised over the detail of the railings. 


	Site Description 

	Grade II listed Mid C19 three storey building forming part of a terrace of 12 in the Camden Town conservation area, comprising basement, raised ground and two upper floors plus modern mansard roof extension. 

It is noted that many of the neighbours have undertaken extensions (either two storey or single storey) to the depth of existing rear projections. In particular the immediate neighbour to the south, no. 111 and to the north, no’s 115, 117 and 119. 


	Relevant History

	2005/2248/P 2005/2249/L – PP and LBC granted for: Construction of a mansard roof extension to provide additional bedroom, demolition of existing first floor rear extension/enclosure and replacement with railings to form balcony, and internal alterations. 

2012/4940/L – Listed Building Consent granted for: Internal works including damp proofing works to the existing basement, strengthening of the ground floor joists, and external works of repair to the existing mansard and gutters in lead.



	Relevant policies

	LDF Core Strategy and Development Policies

Core Strategy

CS1 (Distribution of growth) 

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)

Camden Planning Guidance 2011 

CPG1 (Design)

CPG 6( Amenity)
Camden Town Conservation Area Appraisal and Management Strategy

National Planning Policy Framework 2012


	Assessment

	Proposal

Planning permission and Listed Building consent is being sought for  the following elements:

· Erection of extension at lower ground floor level and ground floor level with terrace above at first floor level
· Creation of two new lightwells at rear
· Installation of new staircase at front within existing lightwell
· Internal refurbishment

· Raising of the garden to create a terrace area above the lower ground floor infill, and accessed by new doors within the rear elevation

The applicant has amended the plans during the course of the application in order to comply with the Conservation and Design Officers observations. This primarily includes amended details to internal works within the Listed Building. 
Considerations

Design

Policy DP24 which requires new development to meet a high standard of design which respects the setting, context, and the proportions and character of the existing building and Policy DP25 which requires new development to both preserve and enhance the character and appearance of conservation areas.

Camden’s Design Guidance states that rear extensions should be:

· secondary to the building being extended, in terms of location, form, scale, proportions, dimensions and detailing;

· respect and preserve the original design and proportions of the building, including its architectural period and style;

· retain the open character of existing natural landscaping and garden amenity, including that of neighbouring properties, proportionate to that of the surrounding area.

· The width of rear extensions should respect the rhythm of existing rear extensions.

The proposed development would result in the creation of a two storey rear extension, 4.9m in depth, that would be located at basement and ground floor level. At ground floor level, the development would be primarily be of a glazed design within the rear elevation and the roofline of the rear extension. Heavy soffits will be inserted to provide stability for a roof terrace that would sit above of the extension. 

While two storey rear extensions are not normally encouraged, it is noted that the development would sit a storey down from two closet projections that extend from the rear of the subject dwelling, and the dwelling at no. 111. It should also be noted that at the time of the site visit that two storey infill projections of varying designs but similar depth had been undertaken at no’s 111, 115, 117 and 119 Albert Street. In addition, due to the raising of the garden and the relatively obscure rear lightwell to provide light to the basement level, the proposed development would have the appearance of a single storey rear extension at ground floor level. It is therefore considered that the proposed development would not be detrimental to the character and appearance of either the existing dwelling, or the Camden Town Conservation Area. 

It is noted that a raised terrace within the garden, running off the rear of the two storey projection, is also proposed. This form of development would mirror the garden level of the neighbour at no. 111 Albert Street. It is considered that this would not be detrimental to the conservation area either, in terms of it height, as it would be the same height as a raised terrace located in the property to the south. 

Particular concern was raised in terms of detailed design, as it was originally proposed to remove the original front window at basement level. Upon review of this window and the surrounding environment, it was noted that it was one of the last of its kind. Negotiation was undertaken to ensure that it was retained, so that the street could retain a rare feature. Amended plans have since been submitted which shows this. 

In terms of internal works, the Conservation and Design Officer suggested some minor alterations to the scheme during the course of the proposal. These have since been complied with, and it is considered that the proposed development would not result in significant detrimental damage to the historic fabric of the listed building. 

It is therefore now considered that, from a design perspective, the proposal is of an acceptable design, bulk, form, and retention of historic fabric, and in terms of the impact to the appearance and character of the listed building, it is considered acceptable and in accordance with policies DP24 and DP25. 

Amenity

While concern was raised over loss of privacy and overlooking from the roof terrace from the neighbouring property, it is considered that it would be negligible.  The roof terrace above the proposed rear extension would be wholly confined to the existing building lines, and therefore would not be creating an increase in overlooking or loss of privacy. The same is considered applicable for the raised terrace within the garden area to the rear, which would be the same height as the neighbour at no. 111, and therefore not a standing area that is higher than the closest neighbour. Any adverse effects to the neighbour at no. 115 are considered to be mitigated by a separation distance between the two of 2.2m, and an existing fenceline that divides the two properties. 

It is noted that the bedroom in the basement level at the rear is facing onto a lightwell with grille. Concern is raised that this would not provide sufficient light or outlook to this room, which could be to the detriment of any future occupiers. However, this application is considered to be acceptable as all the other existing habitable rooms within the dwelling have an acceptable standard of light and outlook. 

Furthermore, as the development would be wholly within the existing building lines of the dwelling, it would therefore not cause any loss of sunlight or daylight, to the neighbouring properties, nor result in any general disturbance. The proposal is therefore in accordance with the guidance set out in CPG6 and Policy DP26 of the LDF.

Recommendation: Grant planning permission and listed building consent.




