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	Alleged Breach

	Change of roof form from valley to flat roof, installation of glazed balustrades to enclose roof terrace, and installation of two items of air conditioning plant to the roof.

	Recommendation:
	Issue Enforcement Notice

	Priority:
	


	Site Description 

	The site is located on the western side of Coptic Street and is occupied by a four-storey brick-finished Georgian building in use as a single dwellinghouse. It is identified as making a positive contribution to the character and appearance of the Bloomsbury Conservation Area in which it is located.

	Investigation History

	Complaint received in August 2012 regarding works to the roof. 

September 2012: site visit carried out by site inspector. Case re-assigned to Enforcement Officer for further investigation.

October 2012: site visit carried out by Enforcement Officer. Significant works to roof under way; butterfly roof largely removed and replaced with flat roof, apart from short section of the original roof retained at the front (ca. 1.5m front to back) and at the rear (ca. 1.0m front to back), both immediately inside parapet. No enclosure installed to flat roof. Items of air conditioning plant on roof but not installed. Planning history check showed no permission granted for the works and no planning application made.

November 2012: wrote to the owner in to advise them to rectify the breach.

February 2012: Planning Contravention Notice Sent to Owner under duplicate enforcement case, no response received.

	Relevant policies / GPDO Category

	LDF Core Strategy and Development Policies

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

Camden Planning Guidance 2011
Bloomsbury Conservation Area Statement

London Plan 2011

	Assessment

	The following are the principal alterations that have been carried out in breach of planning control:

· change of roof form from valley roof to flat roof with terrace; 

· installation of glazed balustrades to enclose roof terrace; and 

· installation of two items of air conditioning plant to the roof.
Assessment

The principal considerations that arise from the breaches of planning control are as follows:

· the impact on the appearance of the building and the character and appearance of the Conservation Area; and 

· the impact on neighbour amenity as a result of noise pollution and vibration.

The impact on the appearance of the building and the character and appearance of the Conservation Area 

Policy Background

Policy DP24 states that the Council will grant permission for development that is designed to a high standard. In terms of the works to this property, the following considerations contained within this policy are relevant:

· development should consider the character, setting, context and the form and scale of neighbouring buildings;

· development should consider the character and proportions of the existing building, where extensions and alterations are proposed.

Policy DP25 ‘Conserving Camden’s Heritage’ states that within Conservation Areas, the Council will only grant permission for development that preserves or enhances the character and appearance of the Conservation Area. 

Camden's Supplementary Planning Guidance with regard to roofs states that roof extensions and alterations should be of an appropriate scale and should not be excessively prominent. It states that the Council will consider whether the works are architecturally sympathetic to the age and character of the building and retain the overall integrity of the roof form of the application building and the established townscape. Detailed design including materials and windows should be sympathetic to the character and appearance of the original building and the surrounding area. 

Camden SPG states that a roof alteration or addition is likely to be unacceptable where:

“Complete terraces or groups of buildings have a roof line that is largely unimpaired by alterations or extensions” (para. 5.8). 

And goes on to state:

“Balconies and terraces should form an integral element in the design of elevations. The key to whether a design is acceptable is the degree to which the balcony or terrace complements the elevation upon which it is…located”. (para 5.24).

This is supplemented by Bloomsbury Conservation Area Appraisal and Management Strategy which deals with the character and appearance in the Conservation Area in detail.
The paragraphs on the subject building and its neighbours in the terrace 5-10 Coptic Street describe it as a “relatively uniform 19th century terrace with simple yellow stock brick facades featuring rubbed brick heads to the windows and a strong parapet line...” (para 5.116).

The townhouse form, which the subject building adheres to, is one of the predominant forms in the Conservation Area and is described in the Appraisal and Management Strategy as follows: “the townhouses generally have basements and attic storeys. Roofs are commonly defined by parapets, giving strong and consistent roof lines. The most widespread roof forms are butterfly roofs behind parapets [and mansard roofs]…” (para 3.17).

The Appraisal and Management Strategy sets out a few notable views to landmarks within and outside the Conservation Area that assist orientation and navigation, “the main ones being:… Views north along Coptic Street, Museum Street and Bury Place” (para. 3.15)

Site and Surroundings
The western side of the part of Coptic Street between New Oxford Street and Streatham Street, comprises a terrace of 4-storey properties. The corner properties at either end of the terrace, facing onto New Oxford St and Streatham Street rise to 5 storeys in height. Most of the properties within the terrace, including the subject property, have residential use on all floors.

On the eastern side of Coptic Street the buildings are of a similar scale, 4-5 storeys in height, however they are of a contrasting modern design and do not have the fine grain of the buildings on the western side of the street.

Discussion

The terrace of buildings 5-10 Coptic Street is identified, due to the age and quality of the buildings, as contributing positively to the character and appearance of the Conservation Area. 

The works that have been carried out are detrimental to the appearance of the subject building and fail to preserve the character and appearance of the Conservation Area for the following reasons:

· The works stretch across the full extent of the roof with small areas of the original butterfly roof retained at the front and the rear. By altering the traditional butterfly roof form fundamentally and replacing this original roof form with a form which is alien to the architectural character of the subject building the works are not sympathetic to the age and style of the roof or the building as a whole. They erode and overwhelm the existing butterfly roof, failing to retain its integrity;

· As noted in the Appraisal and Management Strategy, the roofline of the property and its neighbours contributes to the character and appearance of the Bloomsbury Conservation Area with strong parapet lines: these parapet lines are prominent over long views from within Coptic Street, Little Russell Street and New Oxford Street. Due to their size and location the roof terrace, glass/ metal railings and air-conditioning units amount to an incongruous new set of works which detract from the clean parapet lines, fail to relate subordinately to the application buildings and cause harm to the character of the buildings and the streetscape. The works have a detrimental impact on the appearance of skyline of the property in views from nearby streets and in views from numerous private views from neighbouring properties;

· The use of the roof as a terrace may also result over time in additional paraphernalia associated with terraces such as planting and screening which would reinforce its alien and incongruous nature and would detract from the architectural quality of the application building and the character and appearance of the Conservation Area.

The alterations that have been carried out change the appearance of the building to a large degree. The works are unacceptable both in principle and in terms of detailing. They have a harmful impact on the architectural quality of the application buildings and the character and appearance of the wider Conservation Area.

Impact on neighbour amenity 

The new roof terrace replicates the views from the windows on the front and rear elevations and has not opened up any new views into neighbouring properties. Views to either side are severely restricted by the large chimney stacks. There has been no loss of privacy for neighbouring occupiers as a result of the unauthorised works.

Two air conditioning units have recently been installed at roof level on the northern side of the chimney stack which form the side wall of the newly-created roof terrace. These do not benefit from planning permission and no information has been provided to the Council demonstrating that they operate within the required noise and vibration levels. 

No information has been submitted demonstrating that the units meet the required noise and vibration levels. Due to their location in close proximity to residential windows the units have potential to have a detrimental impact on the residential amenity of occupiers due to noise and vibration. As such the Notice requires that the air conditioning units be removed.

Recommendation: 

That the Head of Legal Services be instructed to issue an Enforcement Notice under Section 172 of the Town & Country Planning Act 1990 as amended to secure the reversal of the works to create a flat roof with enclosed terrace and to pursue any legal action necessary to secure compliance and officers be authorised in the event of non-compliance, to prosecute under section 179 or appropriate power and/or take direct action under 178 in order to secure the cessation of the breach of planning control.

The Notice shall allege the following breach of planning control: 

Change of roof form from valley to flat roof, installation of glazed balustrades to enclose roof terrace, and installation of two items of air conditioning plant to the roof.
The Council requires that within a period of six months of the Notice taking effect the following steps are taken:

i. Complete removal of the flat-roofed area including external flat roof surface and all balustrades;

ii. Removal of all air-conditioning equipment from the roof of the building;

iii. Reinstate original slate butterfly roof to match the form and profile of the original roof.

REASON WHY THE COUNCIL CONSIDER IT EXPEDIENT TO ISSUE THE NOTICE: 

a) The roof works by reason of their location, size and detailed design, are a discordant and incongruous feature which have a detrimental impact on the integrity of the roof and the appearance of the building and the Conservation Area. As such, the works are contrary to policies CS14 (Promoting high Quality Places and Conserving Our Heritage) of the London Borough of Camden Local Development Framework Core Strategy; and DP24 (Securing High Quality Design) and DP25 (Conserving Camden's Heritage) and the London Borough of Camden Local Development Framework Development Policies;

b) The air conditioning units due to their location in close proximity to residential windows have the potential to have a detrimental impact on the residential amenity of occupiers due to noise and vibration. The works therefore fail to comply with Policy CS5 of the London Borough of Camden Core Strategy 2010 and polices DP26 (Managing the impact of development on occupiers and neighbours) and DP28 (Noise and Vibration) of the London Borough of Camden Local Development Framework 2010.


