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	Proposal(s)

	Erection of a single storey front extension and erection of metal railings and metal pergola to existing 2nd floor roof terrace of single family dwelling house (C3).


	Recommendation(s):
	Grant Permission


	Application Type:
	Full Planning Permission


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	04

	No. of responses

No. electronic
	00

00
	No. of objections


	00



	Summary of consultation responses:


	None received. 

	CAAC/Local groups* comments:

*Please Specify
	Camden Square CAAC No response received 


	Site Description 

	The application site consists of a two storey terraced property with a part second floor extension. The property was constructed as part of a group of three, nos. 37, 39 and 41 have the same fenestration detail to the front elevation; however a roof extension has been erected at no.41, which has been rendered and painted. Although there is no record of planning permission being granted for this extension evidence has been provided which demonstrates that this extension has existed for more than four years.  The application site, like its immediate neighbours, is of a contemporary design with painted render on the elevations. The front access is recessed by 1.3 metres from the front building line and there is a dropped kerb enabling the parking of one car to the front. The property is in use as a single dwelling house, but has its permitted development rights removed. 

It is located within the Camden Square Conservation Area and is not identified as making a positive contribution to the conservation area.

	Relevant History

	36093 The redevelopment of the site by the erection of 3 x 3 storey single family dwelling houses each with a car parking space. Approved 06/07/1983. 
2004/2839/P External alterations including installation of railings to front and rear at roof level, erection of steel pergola at roof level, extension at ground floor front to provide glazed bay window and new door at ground floor level and enlargement of existing window and full height stainless steel flue pipe to rear elevation.   Refused 26/08/2004.
1. The proposal is considered unacceptable on the grounds of visual amenity. More particularly, the proposed pergola by virtue of its height, solid roof and prominent location and the proposed railings by virtue of their materials and location would add to the bulk and clutter at roof level, to the detriment of the appearance of the property, the streetscene and the conservation area.

2. The proposal is considered unacceptable on the grounds of visual amenity in that in the absence of sufficient information, the proposed railings, pergola and flue extending from ground floor level to roof height on the rear elevation are considered harmful to the appearance of the property and the terrace. More particularly, it is unclear whether from the rear the railings, pergola and flue would be in keeping with other development along the terrace in terms of bulk, clutter, materials and visual prominence.

3. The proposal is considered unacceptable on the grounds of residential amenity in that in the absence of sufficient information, the proposed formal use of the roof as a roof  terrace is considered to increase the overlooking and result in loss of privacy to adjoining properties. And the unknown use for the flue is considered to result in air pollution to the detriment of adjoining occupiers.

2005/2054/P External alterations including installation of railings to front and rear at roof level, erection of steel pergola at roof level, extension at ground floor front to provide glazed bay window and new door at ground floor level and enlargement of existing window. Approved 18/07/2005.

14 Murray Mews

2004/2125/P Construction of a single-storey extension to the front of the building, and addition of a roof extension to provide a full second floor. Approved 13/07/2004. 

	Relevant policies

	Set out  below  are the  UDP policies that the proposals have primarily been assessed against, together with officers' view as to whether or not each  policy listed has been complied with. However it should be noted that  recommendations  are  based on assessment of the proposals against the  development plan taken as a whole together with other material considerations.

Replacement Unitary Development Plan 2006

B1 – General design principles

B3 – Alterations and extensions

B7A – Conservation Areas, Character and Appearance

SD6 – Amenity for occupiers and neighbours

Supplementary Planning Guidance 2002
Camden Planning Guidance Consultation Draft 2006

Camden Square Conservation Area Statement



	Assessment

	Overview
The applicant seeks to build a front extension at ground floor level extending the full width of the front recess by 2.1 metres. This extension has a flat roof, 1.7 metres above street level, and will be rendered with ‘punched’ timber framed windows. The new front entrance door will replace the existing ground floor window to the left of the proposed extension. New 500 mm high railings will be installed to the front and rear to enclose the existing roof terrace and a steel pergola will also be erected, matching the eaves height of the existing roof extension.
Design
The principal of the railings and pergola on the roof has already been deemed acceptable in terms of design under the approval 2005/2054/P, therefore there are no design issues to revisit within this application.

The element of this application that needs to be fully assessed relates to the front extension. At ground floor level on both sides of the street, the building line is varied with some cube like projections seen at nos. 43, 49, and 38 in close proximity, a recently approved front extension is also found at no. 14 further south. This asymmetrical pattern of development is characteristic of the mews and adds a degree of visual interest to the appearance of the conservation area. The proposed extension is half the width of the 4.1 metre wide plot and its front elevation will be flush with no. 43’s front projection. The extension is considered acceptably subordinate to the house and is respectful of the development pattern in the mews. Its contemporary design with render and punched windows are also sympathetic to the host dwelling, which is unique in the surrounding context in that the host it is rendered with a glass block extension at roof level. 
The new front entrance door is also acceptable and given that it will retain the door and some of the glass bricks from the in filled doorway, this ensures that the distinguished architectural feature of the building is preserved. 

Car parking
The extension will result in the loss of an off street car parking space, however this on the applicants land and there is no evidence to prove that the existing on street parking spaces cannot meet demand.  A Grampian condition will be attached to require that the crossover is reinstated.  
Residential Amenity
The principal of the railings and pergola on the roof has already been deemed acceptable in terms of amenity under the approval 2005/2054/P; therefore there are no amenity issues to revisit within this application.

The proposed front extension is not considered to impact upon any neighbouring outlook, light or privacy. The extensions front elevation is flush with the adjoining property no. 43’s front projection and is also of similar height; therefore this neighbour is not impacted upon. The extension only takes up half the width of the front elevation, therefore the neighbour at no. 39 will not suffer any loss of outlook or light. The proposed windows on the extension do not directly overlook any neighbouring habitable windows, therefore privacy is protected.

Conclusion

The installation of the railings and pergola to the existing roof terrace has already been deemed acceptable by a recent approval. The front extension is considered acceptable in design terms as it respects the asymmetrical character of the front building lines within the mews and therefore does not harm the character or appearance of the conservation area. 
Planning permission should be granted. 



