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	Proposal(s)

	Re-positioning of the outbuilding at ground floor level further east, along with alterations to the building line and roof design and inclusion of an "arcaded canopy" to outbuilding granted as condition 6 under reference 2009/4910/P dated 10/12/09.

	Recommendation(s):
	Approve 

	Application Type:
	Variation or Removal of condition(s)


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	15

	No. of responses

No. electronic
	01
00
	No. of objections


	01


	Summary of consultation responses:


	A site notice was displayed from 28/112/2014 until 19/12/2014 and a press notice was placed in the Ham and High on 28/11/2014.

An objection was received from Heritage Architecture on behalf of the occupants of 85a Redington Road. The concerns raised were as follows: 

· Loss of light and increased sense of enclosure;

· Inaccurate and misleading drawings and no verified views;

· Amendments are not minor and fail to preserve or enhance the CA;

· More prominent building;

· Addendum to the D&AS is incorrect;
· The uprooting of the Ash Tree in the 2013 storms results in a loss of outlook from 85a given the re-positioning of the building;

· Drawing 310b shows the proposal roof carefully aligned to meet the cill level of the clerestory of No. 85a. The current drawing 310c shows the roof higher, obscuring most of the clerestory, which will adversely affect the daylight sunlight and amenity of that room in No 85a. The situation is further exacerbated by the new position of the proposed building which now covers far more of the windows in the north elevation of No. 85a;

· The Design Statement and covering letter does not indicate what appears to be significant alterations to the landscaping and setting, which impact upon the conservation area and setting of Hill House; the new addition is alien in form, its bulk and mass denigrate the original design concept and dominates the north elevation of the building. The scale of the large openings and its taxis is incoherent making it inappropriate for the parent building and its setting. Its purpose is unclear, as a north facing elevation does not need sun-screening;

· Although the application is for MMA under s73, Camden may wish to consider whether this is indeed “minor”; we therefore challenge whether the cumulative effect of these changes can be described as “minor”.

Officer comment: please see assessment section of report for further comment. 
English Heritage (GLAAS) – no objection (response received 12/12/2014) 



	CAAC/Local groups* comments:

*Please Specify
	Redington/Frognal CAAC – no response to date. 


	Site Description 

	The site is located on the north west side of Redington Road close to the junction with Heath Drive.  No. 87.5 is an L-shaped ‘chalet’ style two-storey dwellinghouse with a pitched roof with hipped ends dating from the 1970’s.  It sits to the front of a plot which formerly comprised the landscaped garden of Hill House (a modernist house dating from 1936-7) which sits on higher ground to the rear of the site.  The property is accessed by a private driveway off Redington Road which is located at the north-west end of the site adjacent to the boundary with no. 89.

The building is not listed but the site is situated within the Redington/Frognal Conservation Area.  The site is also located within an archaeological priority area.

	Relevant History

	2009/4910/P - Planning permission was granted on 10/12/2009 for erection of new accommodation within garden at sub-basement and basement levels, comprising garage, swimming pool, cinema, ancillary facilities and underground link to main dwelling house; erection of new single storey outbuilding above garage to provide additional residential accommodation; erection of a single storey rear extension and arcaded canopy to the side of the main house; plus green roofs above extensions and outbuilding (following the demolition of existing garage and store).
2013/7140/P - Details approved on 13/01/2014 of hard and soft landscaping required by condition 5 of planning permission granted on 10/12/2009 (ref: 2009/4910/P for the erection of new accommodation within garden at sub-basement and basement levels, comprising garage, swimming pool, cinema, ancillary facilities and underground link to main dwelling house; erection of new single storey outbuilding above garage to provide additional residential accommodation; erection of a single storey rear extension and arcaded canopy to the side of the main house; plus green roofs above extensions and outbuilding (following the demolition of existing garage and store).)
2013/7189/P – Certificate of existing lawful use approved on 13/01/2014 to establish that commencement of material operations has begun on site, pursuant to Condition 1 of planning permission 2009/4910/P granted on 10/12/2009 for: 'Erection of new accommodation within garden at sub-basement and basement levels, comprising garage, swimming pool, cinema, ancillary facilities and underground link to main dwelling house; erection of new single storey outbuilding above garage to provide additional residential accommodation; erection of a single storey rear extension and arcaded canopy to the side of the main house; plus green roofs above extensions and outbuilding (following the demolition of existing garage and store)'.
2014/6403/P – Non material amendment for Insertion of a condition stating that permission must be implemented according to a list of approved plans. Granted on 24/10/2014.


	Relevant policies

	LDF Core Strategy and Development Policies

CS5 Managing the impact of growth and development

CS13 Tackling climate change through providing higher environmental standards

CS14 Promoting high quality places and conserving our heritage.

CS15 Protecting and improving our parks and open spaces and encouraging biodiversity

DP20 Movement of Goods and Materials

DP21 Development connecting to the highway network

DP22 Promoting sustainable design and construction

DP23 Water

DP24 High quality design 

DP25 Conserving Camden’s heritage

DP26 Managing the impact of development on occupiers and neighbours

DP27 Basements and light wells

DP28 Noise and vibration

Camden Planning Guidance (CPG 1) - Design (revised 2013)

Camden Planning Guidance (CPG 4) - Basements (revised 2013)
Redongton/Frognal Conservation appraisal and management strategy

	Assessment

	Planning permission is sought for the re-positioning of the outbuilding at ground floor level further east, along with alterations to the building line and roof design and inclusion of an "arcaded canopy" to outbuilding granted as condition 6 under reference 2009/4910/P dated 10/12/09.
Following the uprooting of an ash tree in the October 2013 storms fit is proposed to move the proposed outbuilding 3.5metres to the east. Other alterations are also proposed which include the erection of a glazed arcaded canopy attached to the outbuilding along with alterations to the roof design. 
The application site is accessed by a private driveway off Redington Road; hence the proposed altering of the building line by 3.5 metres is considered to be acceptable as it will not impact on the surrounding conservation area by virtue of the property not being visible from Redington Road. Furthermore, no objection is raised to the inclusion of the arcaded canopy given it will be lightweight in design and materials and will not be visible from the public realm. 
An objection regarding amenity has been received from the occupants of 85a Redington Road, the property to the south of the application site. Given its orientation and design, this property relies on its southern aspect for its light and all of the main windows of the property, along with its terraces and garden area face in this direction. The windows which the objector is concerned about are high level north facing windows which as a result would not receive significant amounts of daylight or sunlight. It is acknowledged that moving the proposed outbuilding 3.5metres forward will result in the building aligning with the side elevation of 85a however it is considered that it will not impact on these windows given they are secondary windows which do not serve the main habitable rooms of the property. It is also noted that the outbuilding will not be any higher than the cill level of the clerestory of 85a, thereby protecting the levels of light entering these windows. 
An objection was also raised with regards to the works to the existing trees and the fact that the D&A statement did not outline the landscaping changes. It is noted that the Councils tree and landscaping officer has no objections to the scheme and with regards to the D&A statement, it is considered this this was most likely an oversight but in any case it is the drawings which need to be assessed in any application. It is also noted that where areas of hard landscaping are proposed in close proximity to trees (such as steps next to the Cherry Tree) the updated tree survey recommends that ‘no-dig’ surfacing be employed. 
The objection also raised issue with regards to the amount of changes in the scheme and challenge the fact that these changes can be considered as minor. It is noted that this is a Section 73 application not an application for a minor material amendment and hence the tests are different. The changes proposed in this application are considered to be sufficient to be considered under a S73 application. 

Given the extent of the amendments along with the fact that they will not have a noticeable impact on the surrounding conservation area and will not impact detrimentally on the amenity of the neighbouring properties, the proposed development is considered to be acceptable. 

Recommendation: Grant planning permission. 




