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1. 1 have been appointed by the Secretary o f  S ta te  f o r  the Environment to 
determine t h i s  appeal which i s  aga ins t  the f a i l u r e  o f  the Counci l  o f  the London 
Borough o f  Camden t o  decide, w i t h i n  the p resc r ibed  pe r i od ,  an a p p l i c a t i o n  for 
p lann ing  permiss ion to e rec t  an ex tens ion t o  the e x i s t i n g  b u i l d e r s  o f f i c e  premises 
and p r o v i s i o n  o f  one bedroom f l a t  a t  96A Highgate Road, London, NW5 and f o r  the 
e r e c t i o n  o f  an ex tens ion t o  t h e . e x i s t i n g  garage and workshop, p a r t  o f f i c e  use a t  98A 
Highgate Road. 

2. 1 have considered the w r i t t e n  rep resen ta t i ons  made by you and by the Council. 
t oge the r  w i t h  those from neighbours.  I have a l so  taken account o f  representations 
made d i r e c t  t o  the Counci l  which have been forwarded t o  me. These inc lude  letters 
f rom the Col lege Green and L i t t l e  Green Residents A s s o c i a t i o n  and from the Highgate 
Soc ie ty .  I inspected the s i t e  on 22 October 1990. 1 conclude t h a t  the main issues 
i n  t h i s  appeal are,  f i r s t .  the e f f e c t  on the s u n l i g h t  t o ,  o u t l o o k  from and_pK_ ~ac 
o f  ne ighbour ing  dwe l l i ngs ,  secondly,  the e f f e c t  on the cha rac te r  and appearance of 
the Highgate Conservation Area and finally, whether the schem`e—-w`o=Fe -likely —to 

rTsult in material congestion and danger on the Highgate Road. 

3. The scheme would cover most o f  the s i t e  area,  b u t  the ground f l o o r  would not 
extend above the cop o f  the garden w a l l  o f  No 10 Col lege Green. No l o s s  o f  light 
would t h e r e f o r e  r e s u l t  from the ground f l o o r  element.  The f i r s t  f l o o r  element would 
be f u r t h e r  f rom, though s t i l l  c lose  t o ,  the r e a r  o f  the houses on Col lege Green and 
the evidence i n d i c a t e s  t h a t  there  may be marg ina l  ga ins  and losses i n  the amount of 
sunlight reaching these properties. The amount o f  s u n l i g h t  they  c u r r e n t l y  receive 
i s  l i m i t e d ,  because o f  t h e i r  o r i e n t a t i o n  and the h e i g h t  o f  sur round ing properties, 
b u t ,  i n  my v iew, the scheme would not  r e s u l t  i n  an unacceptable l o s s  o f  sunlight. 

4. 1 am more concerned about the e f f e c t  on the o u t l o o k  from the nearby houses. A 
new 2 Storey element would be in t roduced ve ry  clos~—to the boundaries o f  96 Highgace 
Road, so t h a t  the r e a r  o f  t h i s  house, appa ren t l y  i n  r e s i d e n t i a l  use, would have a 
seve re l y  r e s t r i c t e d  ou t l ook :  a t  p resent  there i s  o n l y  the 2 s t o r e y  b u i l d i n g  close 
and immedia te lv  t o  the east .  The 2 s t o r e y  p a r t  would extend past  the r e a r  o f  No 98 
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and c o n t r i b u t e  to the enclosure o f  the prospect from the r e a r  windows and garden. 
However, removal o f  the garage on the boundary between the 2 p r o p e r t i e s  would 
improve mat te rs .  The ou t l ook  from the backs o f  houses i n  Col lege Green would be 
a l t e r e d  f o r  the worse. the open areas behind them would be almost e n t i r e l y  f i l l e d  it 
and the o u t l o o k  form t h e i r  f i r s t  f l o o r s  would be closed o f f  by the new 2 storev 
elements, which would be c lose t o  the windows. I t he re fo re  f i n d  t h a t  the e f f e c t  on 
the o u t l o o k  would be unacceptably  enclosing. 

5. I n  h igh  d e n s i t y  areas some ove r look ing  i s  unavoidable and much o f  the privacy 
problems caused by the glazed areas a t  f i r s t  f l o o r  c lose t o  many p r o p e r t i e s  cou ld  be 
overcome by us ing  obscure g lass .  Nevertheless,  the sensat ion o f  a c t i v i t y  c lose to 
the houses. e s p e c i a l l y  i n  the case o f  No 96. and o f  the p o t e n t i a l  f o r  overlooking 
are not  i n s i g n i f i c a n t  o b j e c t i o n s .  The ob jec t i ons  add weight  t o  my conc lus ions on 
the ques t i on  o f  o u t l o o k  and I f i n d  sound and c l e a r  cut  reasons t o  re fuse  permission 
based on the e f f e c t  on the ameni t ies  o f  the nearby residents. 

6. The s i t e ,  be ing p a r t l y  open, forms a break between the V i c t o r i a n  properties 
t o  the south and the e x c e l l e n t  t e r r a c e  t o  the no r t h .  This t e r race  i s  se t  back from 
the road so the s i t e  a l s o  marks a step back i n  the b u i l d i n g  l i n e .  The garage at 
i s  no t  a t t r a c t i v e  and there are severa l  modern b u i l d i n g s  i n  the neighbourhood, 
though these are not  no tab le  f o r  t h e i r  a r c h i t e c t u r a l  quality. 

7. I n  t h i s  s e t t i n g ,  I would no t  set  my face aga ins t  a p l a i n ,  modern building 
which Zr_e,~ec t - ortions andF-de-sigIn oft~h_e _~_u--Mdi~Hgs — o n  either side. Nor do propo t ~ 
T--fLnd—a 

2__~Tt_:;X~b_uilding ~iriappropriate 

to the frontage. The Counci l  conside'r —that 
improvements could be made to EFW-TE—reet el7e—vation.- fn-my vi-ew — t h e  large void for 
-9~ccess and--VAYk1~fg—.th-e car parking areas in f 

- 
r o n t  o f  the b u i l d i n g ,  the apparently 

i~an ~ o m  p r ~ c p o n t  on - - - t h e  r o o f  would j a r  a g a i n s t  the s ~ o f  tl7e_vd-inclows and thedesign ot 
more harmonious p r o p o r t i o n s  and des ign o f  th,~ ad jacent  b u i l d i n ; s .  1 cons ider  that 

_ T  - rance o f  the area. uctr-m-®recoul-d-5—eTo-ne — t o  enFance tFe jpea 

8 A f u r t h e r  a spect  o f  the cha rac te r  o f  the area i s  the gardens a t  the r e a r  of 
_17e_ge~-Green. -TtT-e—seare _;mal sense of-openness they Hi h ate Road and' C-ol 1, but the 

prov iTe i s  ~ n o  doubF--appreciated by The r e s i d e n t s .  -m—ajori-ty-of, -the 
~site with bui.1ding w2ul-d I f  ~ a n t l y  ha rm- th i s  aspect o f  the charac_teroCthe 
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e eme wouid r e s u l t  i n  the removal f an unattractive 
S-u-irding, i t  i s  my view, a f t e r  g i v i n g  spec ia l  a t t e n t i o n  t o  the d e s i r a b i l i t y  of 
p rese rv i ng  o r  enhancing the cha rac te r  o r  appearance o f  the area, t h a t  the des ign o' 
the scheme i s  unacceptable. 

9. open areas are shown a t  the f r o n t  o f  the s i t e  which cou ld  be used for 
pa rk i ng .  The space would be cramped. but  i f  o n l y  one car  were parked on the site, 
t he re  may be space t o  manouevre so t h a t  i t  dould t u r n  w i t h o u t  too much difficulty. 
Th is  would enable i t  t o  leave and e n t e r  the s i t e  forwards.  However, i t  would be 
d i f f i c u l t  t o  prevent  cars park ing  here and i n  these circumstances i t  seems likely 
t h a t  cars  would a t tempt  t o  leave the s i t e  by backing ou t .  This movement would also 
be l i k e l y  t o  put  pedes t r ians  a t  r i s k ,  i n  p a r t i c u l a r  because the v i s i b i l i t y  t o  the 
south i s  poor.  To my mind the s i t e  would be inconvenient  and awkward f o r  parking 
and i s  l i k e l y  t o  r e s u l t  i n  manoeuvres which would cause congest ion  and danger on the 
busy Highgate Road. 

10. The e x i s t i n g  uses on the s i t e  are a r e p a i r  garage and a b u i l d e r s  yard, 
n e i t h e r  i s  a t t r a c t i v e  t o  l o o k  a t  and they are both l i k e l y  t o  cause nuisance t o  the 
r e s i d e n t s .  Residents would be happy t o  see some redevelopment f o r  o f f i c e s .  The 
Borough Plan seeks t o  r e t a i n  e x i s t i n g  employment uses and t o  d iscourage the growth 
o f  o f f i c e s .  Th is  scheme would be compara t i ve ly  smal l  and would rep lace  unneigh-bourly 

uses: i n  the c i rcumstances,  I do not  cons ider  the p o l i c y  o b j e c t i o n  to 
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ttweigh the b e n e f i t s  o f  the scheme. However, I do f i n d  sound and c l e a r  cut bjections based on the e f f e c t  on r e s i d e n t i a l  amenity. the cha rac te r  o f  the 
conserva t ion  area and t r a f f i c  congest ion.  Al though the p l o t  r a t i o  i s  below that 
recommended i n  the Environmental Code, the ob jec t i ons  are an i n d i c a t i o n  t h a t  the 
scheme would be an overdevelopment o f  t h i s  ve ry  r e s t r i c t e d  site. 

11. Having considered a l l  o the r  matters ra i sed  i n  the appeal,  I f i n d  no th i ng  to 
a l t e r  these conclusions. 

12. For the above reasons and i n  exerc ise  o f  the powers t r a n s f e r r e d  t o  me I 
hereby d ismiss  your  c l i e n t s '  appeal and re fuse p lann ing  permission. 

I am Gentlemen 
Your obed ient  Servant 

R H BAKER BSc MA ARICS KRTPI 
Inspector 
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