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	Proposal

	Replacement of metal railings around rear balconies (approved under application no. 2015/2786/P) with glass balustrades. 

	Recommendations:
	Refuse Planning Permission

	Application Type:

	Full Planning Permission

	Reasons for Refusal:
	Refer to Draft Decision Notice

	
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	17

	No. of responses


	04

	No. of objections


	03


	Summary of consultation responses:


	Press advertisement, 17/03/2016 expired 07/04/2016.
Site notice displayed 16/03/2016, expired 06/04/2016. 
Consultation period 11/03/2016 – 01/04/2016.
The owner/occupier of Flat 3, 56 Regents Park Road objected to the application on the following grounds:
1. None of the rear elevations of the semi-detached houses have been rendered apart from small areas, mostly sections of infill between the original houses. The brickwork of the rear elevation of number 54 is original and in excellent condition, so it would seem that the proposal to render it would directly conflict with conservation area guideline.
Officers response:

1. At the recommendation of officers this aspect of the proposal has been removed from the application.
The owner/occupier of the Basement Flat, 52 Regents Park Road objected to the application on the following grounds:

1. In relation to the glass balustrades they will not unify the house with the neighbouring properties. 

2. In previous drawings the balustrades were shown on the inside of the planting, required to be maintained in perpetuity at the first floor balcony level, to provide privacy for the basement flat garden at 52.    I can't see how practically the planting and maintenance of window boxes can be carried out with a glass screen in front of the boxes. 
3. With regard to the proposed stairwell extension, I understand that the CAAC have previously raised strong objections to this element of the scheme. I am concerned that approving this application would set an unwelcome president. 

Officers response:

1. The Council are recommending the application for refusal.

2. The proposed glass balustrades would not prevent the applicant from complying with condition 4 of application reference 2014/7956/P. 
3. At the recommendation of officers this aspect of the proposal has been removed from the application

The owner/occupier of 52 Regents Park Road commented on the application:

1. The glass balustrades are not at all consistent with neighbouring properties. 

2. The extension of the stair rotunda is inappropriate. 
Officers response:

1. The Council are recommending the application for refusal.

2. At the recommendation of officers this aspect of the proposal has been removed from the application


	CAAC comments:


	The CAAC commented as follows:
1. It appears from the drawings that the increase in height to the stair bay is not more than 300mm. On this basis, and without prejudice to our concern that the stair tower remain well below the upper floor of the building and respect its subordinate form, we do not object to the currently proposed increase. We would strongly oppose any further increase in height.
2. It appears that the room at roof level which is to be enlarged will be covered in lead. Given the increased visibility of this room on the rear elevation, it is important that this material is confirmed, in order to preserve and enhance the character and appearance of the conservation area.
Officers response:

1. Neither of these elements form part of the revised proposal.




	Site Description 

	The site comprises a semi-detached, five storey Italianate villa. It lies within the Primrose Hill Conservation Area and is noted in the Conservation Area statement as making a positive contribution to the character and appearance of the conservation area.  

The building has a small existing terrace at upper ground floor level, first floor and second floor levels and an external staircase leading down to the garden.  
Nearby No. 50 Regents Park Road has an existing glass balustrade at rear ground floor level however it appears to have been installed without planning permission. 


	Relevant History

	2015/2786/P - Lowering of existing lower ground floor level including front lightwell. Erection of front and rear extensions at 2nd floor level and single storey extension at rear lower ground floor level with terrace and metal railing above. Increase in width of side dormer to roof, creation of new terrace at 3rd floor level with metal railing and enlargement of existing rear windows. Installation of replacement front dormer window. Conversion from 2 x flats to 1 x single family dwellinghouse. Granted 09/11/2015.

2014/7956/P - Erection of single storey rear extension at lower ground floor level with terrace and metal railing above. Erection of front and rear extensions at 2nd floor level. Increase in width of side dormer to roof, creation of new terrace at 3rd floor level with metal railing and enlargement of existing rear windows. Installation of replacement front dormer window. Conversion from 2 x flats to 1 x single family dwellinghouse. Granted 28/04/2015.



	Relevant policies

	National Planning Policy Framework 2012
The London Plan 2016
Camden LDF Core Strategy 2010

CS1 Distribution of growth

CS5 Managing the impact of growth

CS14 Promoting high quality places and conserving our heritage

Camden Development Policies 2010

DP24 Securing high quality design
DP25 Conserving Camden’s heritage 
Camden Planning Guidance 

CPG1 Design, 2015, chapter 5
CPG6 Amenity, 2013
Primrose Hill Conservation Area Statement, 2000


	Assessment

	1. Proposal and Revisions:

1.1 Planning permission is sought for the installation of glass balustrades around the rear balconies at ground, first and second floor levels.
1.2  The applicant originally applied to extend the existing stairwell tower on the rear elevation to second floor level; insert a new sash window; and to render the brick work on the rear elevation. Officers advised that these elements were unacceptable and they were removed from the application. 
2. Assessment:

2.1 The principle considerations material to determining the application are as follows:

· Design – the impact of the proposal on the character and appearance of the host property and whether the proposal preserves and enhances the character or appearance of the Primrose Hill Conservation Area; and
· Amenity - the impact on the amenity of adjoining occupiers.
3. Design 
Impact on the character of the host property and wider area

3.1 The Council’s design policies seek to achieve the highest standard of design in all developments. Policy DP24 states that development should consider the character, setting, context and the form and scale of neighbouring buildings and the quality of materials to be used.  
3.2 CPG1 further advises: 
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 to be located. Consideration should therefore be given to the following:  

· detailed design to reduce the impact on the existing elevation; and 
· careful choice of materials and colour to match the existing elevation.
3.3 The balconies would remain as per those approved under planning permission 2015/2786/P. The approved metal balustrades are proposed to be changed to glass as part of this application. 
3.4 The glazed replacement balustrades proposed would be visible in private views from the rear gardens of adjoining properties. It is considered that they would be an incongruous, non-traditional addition to the rear elevation which would be harmful to the rear elevation of the host building and wider conservation area. Although the proposal would affect only the rear of the property, the significance of the conservation area derives from the buildings as a whole, regardless of whether particular elements are open to public view. Consequently, the proposal would result in a diminishing effect on the character and appearance of the conservation area.
3.5 As such, the proposed alterations to the rear elevation, by reason of the choice of materials and design, would harm the character and appearance of the host building and wider Primrose Hill conservation area contrary to policies CS14, DP24 and DP25.
4. Amenity 

4.1 The proposal would not impact upon the amenity of neighbouring occupiers.
5. Recommendation
Refuse Planning Permission



