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253 Royal College Street, London NW1 9LU 
Design, access & planning statement
253 Royal College Street forms the southern end of a terrace of 12 non-listed buildings which, to quote the Conservation Area Statement, “make a positive contribution to the special character and appearance of the Conservation Area”. They show for the most part their former “commercial use at ground floor level with the two upper storeys built of plain stock brick above” and “basements visible through lightwells behind railings”.  No.253 is next to a later and larger corner pub to the south “of neutral appearance (that) acts as a bookend to the buildings”. 
The shop on the ground floor remained the only premises in the terrace subject to Business Rates and, thus isolated, had closed down.  Valuation Office Agency Council Tax valuations explicitly show residential use in seven of the eleven other lower-ground floors, remaining silent on the other four which appear to be used with the residential upper parts. 
No. 253 at upper ground-floor level has the only modern shopfront in the terrace.  A former window opened into the front lower-ground floor area, but this is the only one in the terrace to be roofed over.  Most of the others in the terrace have historic or reproduction shopfronts, all to non-retail interiors, over open lightwells generally as described in the Conservation Area Statement which also identifies No’s. 255 and 259 as “shopfronts of merit”.    
By inference and inspection, the existing shopfront of No. 253 is not a part of the front elevations that make a positive contribution to character and appearance of the Conservation Area.  The rear of the terrace while remaining sympathetic as to scale is also more varied in the styles of alterations permitted to 253 and to many others.  

The proposal is to retain the existing 1st & 2nd floor maisonette but improving its means of escape by way of separation from the lower-ground and remainder of the ground floor.  It is for change use from the single remaining shop into a new 2-bedroomed maisonette at ground and lower-ground floors with their existing use of the rear garden. 
Replacement of the roller-shuttered ground floor frontage and roofed over area with a new open treatment that speaks to the street will enhance both community safety and the character and appearance described in the Conservation Area Statement.  In particular: 
· The area is opened up again as commended elsewhere. 

· The window element is replaced by one redolent of No.255. 

· The window element is placed centrally with the door to the upper maisonette retained to the north and replicated by a plain panel to the south, providing symmetry and at the same time privacy of the ground floor room where faced by the steps down from the footway. 

· Details of new shop window joinery and railing metalwork will be submitted for approval before fabrication. 

Floor areas of the new maisonette are upper-ground floor 41sq.m and lower-ground floor 44sq.m exclusive of area and storage vaults.  Both storeys are lit from the garden at the back.  Both of its bedrooms are over 11sq.m, thus making it appropriate for up to four persons in two double or twin bedrooms assessed as “very high priority” for market housing under policy DP5. 
Full Lifetime Homes ambitions are not all practicable within an existing terrace in the Conservation Area.  However the new maisonette does include at both levels both a wc, at lower-ground entrance level access out to the rear patio and at upper-ground floor level access down only four internal steps to the garden.  Thus even if slow or needing help on the stairs a disabled person can be safely left to remain independent within either floor of the new dwelling. 
Beyond the Jeffrey’s Street Conservation Area Statement referred to above, material planning policies and guidance referred to in pre-application advice for the change of use comprise: 
Camden Planning Guidance: 
CPG1 Shopfronts: 
Unlike the modern shopfront which will be removed, the replacement will better relate to the scale, proportion and style of the building as a whole and of the rest of the terrace. 
There are to be no awnings, canopies or signs beyond residential house numbers.

External roller shutters that create a ‘dead’ hostile appearance, especially out of opening hours, are to be removed. 

CPG2 
Housing: Chapter 4, residential development standards: 
Both bedrooms are of generous size and the new dwelling of floor area for a four-person flat.  
Habitable rooms of the Living Room and both Bedrooms all have appropriate natural lighting, the kitchen window overseeing the entrance area. 

Upper-ground floor ceiling height is generous.  The lower-ground floor will be remade to ensure damp-proofing and at slightly reduced level to achieve the necessary ceiling height to habitable and other rooms here. 
CPG6
Amenity: 
Car use is reduced in accordance with 2.27 by virtue of an additional car-free dwelling close to public transport, shops, entertainment, employment and education. 
The change of use will involve sound reduction between the two units in accordance with Building Regulations. 

There is no need for permanent external lighting other than masked within the basement area.  Existing illuminated signage will be removed all as Chapter 5. 

Daylighting to bedrooms and living room accords with CPG2, Chapter 4 as above. 

Outlook is unaffected and does not impinge on privacy of others.  Two windows will be to the street as elsewhere in the terrace.  To the upper-ground floor bedroom this will be clear glazed only above eye level.  To the lower-ground floor the window is to the kitchen circulation area. 

Construction will be during normal working hours only, minimising nuisance to residential neighbours and peak occupancy of the pub.  It involves no more than the minimum to maintain the building with or without change of use. 

The change of use is designed to be accessible and useable by all so far as is practical and reasonable in an existing terrace in the conservation area as above. 

The garden behind the existing shop remains available to the new dwelling. 
The frontage that speaks to the street at all times makes a positive impact on community safety. 
Core policy:
CS5 
Managing the impact of growth and development: 
(a)-(c): Providing use that meets needs within the environment etc of the local community in accordance with: 

(e): Construction will be during normal working hours only, minimising nuisance to residential neighbours and peak occupancy of the pub.  It involves no more than the minimum to maintain the building with or without change of use.

CS6 
Providing quality homes: In accordance with (a), (b) and (e):
 A new 2-bedroom, 4-person garden maisonette. 
CS14 
Promoting high quality places and conserving our heritage: 
Replacing the roller-shuttered ground floor frontage and covered over front area with a new open treatment that speaks to the street will enhance both community safety and the character and appearance described in the Conservation Area Statement.  
DP2 
Making full use of Camden’s capacity for housing: In accordance with (a): 
Contribution to housing supply in place of the underused and now vacant shop.  
DP5 
Homes of different sizes: In accordance with (a): 
The 2-bedroom dwelling size is of “very high” priority in market housing. 
DP6 
Lifetime homes and wheelchair homes: 
As above, the change of use cannot reasonably be one of 10% of homes to meet wheelchair housing standards, but it will meet all lifetime homes aspirations appropriate to conversion within a terrace that makes positive contribution to the character and appearance of the Conservation Area. 
DP18 
Parking Standards and limiting the availability of car-parking: 
The location has excellent public transport connections radially at Camden Town and orbitally at Camden Road stations plus day and night buses in all directions.  It is unlikely that residents would want a car.  The second flat will have secure internal cycle parking, and would it is presumed be “car-free”. 
DP24 
Securing high quality design: 
The change better respects the form and scale of neighbouring buildings, in particular by provision of visually more interesting frontage at street level. 
DP25 
Conserving Camden’s heritage (If located within a conservation area): 
As above, the proposal takes full account of the Conservation Area Statement and enhances the character and appearance both of the area and of the terrace all as identified therein. 
DP26 
Managing the impact of development on occupiers and neighbours: 
Construction will be during normal working hours only, minimising nuisance to residential neighbours and peak occupancy of the pub.  It involves no more than the minimum to maintain the building with or without change of use.  
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