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Address :

Descript ion :

12 Ear lham Street,  London, WC2H 9LN

Replacement and re locat ion of 
shopfront,  construct ion of  g lazed 
inf i l l  to courtyard and replacement of 
windows to f ront and rear e levat ion.

12 Ear lham Street
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1 . 0  I n t r o d u c t i o n

This Design & Access Statement is  part  of  a p lanning 
appl icat ion for  proposed works to 12 Ear lham Street , 
London, WC2H 9LN. 

The fo l lowing drawings should be read in conjunct ion 
with th is statement:

•	 Site Locat ion Plan (1/1250)
•	 Site Plan (1/500)
•	 Exist ing and Proposed Plans (1/50)
•	 Exist ing and Proposed Front & Rear E levat ions (1/100)
•	 Exist ing and Proposed Sect ions A-A (1/50)
•	 Proposed ground f loor f ront e levat ion/sect ion (1/20)

The proposal  involves:

•	 The replacement of  the ex ist ing ground f loor f loor 
e levat ion

•	 The replacement of  the meta l  windows to the f ront 
and rear e levat ion

•	 The inf i l l ing of  the rear courtyard with a g lazed roof
•	 Removal  of  redundant a i rcondi t ion ing uni t  f rom front 

e levat ion

10 and 12 Ear lham Street seen f rom the junct ion of  Ear lham Street and Tower Street 
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1 . 1  S i t e  C o n t e x t

12 Ear lham Street is  s i tuated on the south s ide of  Ear lham 
Street  between Seven Dia ls and Shaftesbury Avenue. 
The property is  a 5-storey res ident ia l  property (s ingle 
dwel l ing)  and s i ts wi th in the Seven Dia ls (Covent Garden) 
Conservat ion Area.  The property is  not l is ted.  Together 
wi th the neighbour ing 10 Ear lham Street  (Mar lborough 
House) ,  the post-war bui ld ing has a 4 story br ick f ront 
e levat ion with an addi t ional  storey at  mansard leve l .

The Seven Dia ls Conservat ion Area Statement ident i f ies   
the specia l  character  of  Ear lham Street  and the 
surrounding streets  as the range and mix of  bui ld ing 
types and the i r  uses.  The statement goes on to state - 

‘The benef i ts  of  hav ing a mix of  res ident ia l  and 
commercia l  act iv i t ies has been widely acknowledged 
for  mainta in ing the v i ta l i ty  of  areas and safety at  n ight. 
However,  i t  is  th is combinat ion of  act iv i t ies which can 
a lso create problems. A number of  the pubs, bars and 
restaurants that  have increased in the area have been 
the cause of  compla ints about increased noise and 
smel ls .  Genera l ly,  th is is  caused by people leav ing 
bars,  noise and smel ls  generated f rom vent i lat ion 
equipment,  refuse and late opening’

Whereas the major i ty  of  the res ident ia l  accommodat ion 
in the area s i ts above a ground f loor leve l  of  reta i l , 
res ident ia l  and enterta inment uses,  12 Ear lham Street  is 
a s ingle res ident ia l  property wi th l iv ing accommodat ion 
a lso at  ground f loor leve l .

W ith the ground f loor e levat ion set  back f rom the main 
bui ld ing l ine,  an a lcove ex ists wi th in which passers by 
pause for  s i t  down, a c igarette or  a conversat ion.  This 
has a s igni f icant impact on the ground f loor l iv ing room. 

12 Ear lham Street wi th publ ic use of  setback f ront facade to detr iment of  res ident ia l  occupiers
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Planning Permiss ion 8800157 (1988) Ground F loor Plan Planning Permiss ion PS9804267R1 (1998) Ground F loor Plan

1 . 2 _ P r o p e r t y  B a c k g r o u n d  a n d 
P l a n n i n g  H i s t o r y

1988 - 8800157 
Planning permiss ion granted for  change of  use of 
basement and ground f loor f rom res ident ia l  to reta i l .

Pr ior  to the 1988 appl icat ion,  the property was sole ly  in 
res ident ia l  use with the f ront door in i ts  current locat ion 
and a g lass shopfront to the le f t ,  both set  f lush with the 
f ront e levat ion bui ld ing l ine.

The planning appl icat ion granted for  change of  use was 
personal  to the occupier  at  the t ime, Barbara Albery.

1998 - PS9804267R1
Planning permiss ion was granted for  the reconf igurat ion of 
the shopfront wi th an addi t ional  door incorporated in the 
e levat ion leading d i rect ly  into the shop. The ground f loor 
e levat ion was a lso recessed, set  back f rom the pr inc ipal 
bui ld ing l ine of  the upper storeys and the neighbour ing 
10 Ear lham Street. 

In l ine wi th the condi t ions of  p lanning permiss ion 8800157, 
the use c lass of  the ground f loor and basement has s ince 
reverted f rom reta i l  back to res ident ia l  as Barbara Albery 
is  the longer the occupier  of  the property.

10 Ear lham Street

2016 - 2016/3158/P
Planning permiss ion has recent ly  been granted for  the 
replacement of  the shopfront at  10 Ear lham Street .  The 
proposal  a l lows for  a design more in keeping with the 
or ig ina l  bui ld ing and i t ’s  use.
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V iew looking east a long south s ide of  Ear lham Street to neighbour ing propert ies

2 . 0 _ P l a n n i n g  C o n s i d e r a t i o n s

The fo l lowing Camden Development Pol ic ies 2010-2025 
f rom Camden’s Local  Development Framework have been 
taken into considerat ion in the proposed design:

•	 Pol icy DP 24 -  Secur ing High Qual i ty  Design

•	 Pol icy DP 25 -  Conserv ing Camden’s Her i tage

•	 Pol icy DP 26 -  Managing the impact of  development 
on occupiers and neighbours

•	 Pol icy DP 30 -  Shopfronts

The fo l lowing pol ic ies f rom the Seven Dia ls Conservat ion 
Area Statement have been taken into considerat ion in the 
proposed design:

•	 SD 1 -  New Development

•	 SD 2 -  Design

•	 SD 7 -  Mater ia ls  and Maintenance

•	 SD 28 -  Rear Extensions
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3 . 0 _ D e s i g n  P r o p o s a l

1) Front E levat ion

The ex ist ing f ront step and recessed ground f loor 
e levat ion wi l l  be removed and replaced with a new glazed 
e levat ion set  f lush with the bui ld ing l ine above and the 
neighbour ing 10 Ear lham Street.  This wi l l  return the f ront 
e levat ion to pre-1998 bui ld ing l ine.  A lso removed wi l l  be 
the unsight ly  secur i ty  gr i l les on the shopfront g laz ing.

Important ly,  th is wi l l  remove the step and recess which 
have become a shal low a lcove and seat for  passers-by 
dur ing the dayt ime and evening. This over lap of  publ ic 
space and res ident ia l  accommodat ion has been ident i f ied 
as problemat ic by the counci l  and removing the a lcove 
wi l l  prevent lo i ter ing,  l i t ter ing and the d isturbance to the 
res ident ia l  occupiers.

The replacement shopfront is  proposed to be of  a more 
subdued appearance to reduce i ts  impact in l ine wi th i ts 
pr ivate res ident ia l  use.  The t radi t ional  sty le fascia and 
mould ings wi l l  be replaced with s impler  contemporary 
prof i les more sympahet ic wi th the overa l l  bu i ld ing.  The 
t imber f rame, panels,  fasc ia board and f ront door wi l l  be 
painted blue (RAL 5003).

The t imber fascia wi l l  have an integrated and concealed 
bracket which wi l l  a l low for  the insta l lat ion of  p lanters. 
P lant ing is  in p lace at  14 Ear lham Street  and planters 
on the f ront of  these bui ld ings is  supported in the Seven 
Dia ls Conservat ion Area Statement which states that 

‘ the p lant ing on the f ront of  bui ld ings was a t radi t ional 
means of  prov id ing vegetat ion that  is  st i l l  popular  and 
prov ides a welcome fo i l  to the hard mater ia ls  of  th is 
densely developed area. ’  

2) Rear courtyard

The rear courtyard is  current ly  ra ised 85 cm above 
the internal  f loor leve l .  Access is  for  maintenance only 
through a window and as such i t  has no va lue as an 
external  ameni ty space.

The proposal  a l lows for  lower ing the external  ground 
leve l  over a basement storage space so i t  s i ts  leve l  wi th 
the internal  leve l .  A t imber roof  wi th large g lass roof l ight 
wi l l  mainta in natura l  day l ight  to the rear of  the ground Neighbour ing inf i l l  extensions

Rear courtyard seen f rom roofRear courtyard seen through ground 
f loor window

14
12

16 18 20
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3 . 0 _ D e s i g n  P r o p o s a l

f loor.  The 2 ground f loor rear windows wi l l  be dropped 
and converted to internal  doorways to prov ide access to 
the new space

Whi le in f i l l  courtyards can be res isted, pol icy SD28 
(Rear Extensions)  of  the Seven Dia ls Conservat ion Area 
Statement says permiss ion wi l l  depend on the h istor ic 
pattern of  extensions with in the terrace or group of 
bui ld ings.  The neighbour ing propert ies in the b lock 
leading east to Tower Court  have a l l  in f i l led the i r  rear 
courtyards with f lat  roofs and roof l ights. 

In l ine wi th pol icy DP26, the rear courtyard inf i l l  wi l l 
have no mater ia l  impact on the amenity of  ne ighbour ing 
propert ies

As part  of  the works to the rear,  the external  p ipework 
wi l l  be rat ional ised and redundant p ipework removed to 
improve the appearance of  the rear e levat ion.

3)  Replacement windows to f ront and rear e levat ions

The ex ist ing s ingle g lazed windows are in a poor condi t ion, 
lower the thermal  per formance of  the bui ld ing and a lso 
are poor at  b locking out the noise of  the street  and the 
market/pedestr ians below.

The proposal  looks to replace a l l  the meta l  f rame windows 
with Al i therm Her i tage (double-g lazed meta l  f rame) 
windows which are sympathet ic to the ex ist ing design. 
The proposed windows match the windows which have 
been insta l led as replacements to 10 Ear lham Street .  The 
proposed windows wi l l  be whi te painted. The concrete 
c i l ls  and l into ls wi l l  s imi lar ly  be whi te painted. The 
conf igurat ion of  the windows and the g laz ing arrangement 
of  opening sashes and fan l ights wi l l  be repl icated except 
for  speci f ic  windows to the rear where addi t ional  g laz ing 
bars wi l l  be removed to g ive the windows a more coherent 
overa l l  fee l .

4)  Removal  of  a i rcondi t ion ing uni t

A redundant external  a i rcondi t ion ing uni t  at  th i rd f loor 
leve l  wi l l  be removed and the opening inf i l led with br ick 
to match ex ist ing.  Hanging cables wi l l  a lso be re located 
internal ly  to c lean up the appearance of  the e levat ion.

Rear e levat ion p ipework to be t id ied up with redundant 
p ipework removed

Aircondi t ion ing uni t  to be removed and cables t id ied to 
f ront e levat ion
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4 . 0 _ U s e

5 . 0 _ L a y o u t

6 . 0 _ A c c e s s

8 . 0 _ C o n c l u s i o n

7 . 0 _ S c a l e  a n d  A p p e a r a n c e

No change is  proposed to the use of  the property;  i t  wi l l 
remain as a C3 res ident ia l  dwel l ing. To conclude, the proposal  seeks to improve the amenity 

of  the res ident ia l  occupier  by reducing the impact of 
‘st reet  l i fe ’  upon the i r  use of  the ground f loor l iv ing 
accommodat ion.

The works wi l l  a lso improve the appearance of  the bui ld ing 
with in the conservat ion area by removing redundant 
serv ices f rom both f ront and rear e levat ions,  upgrading 
the windows and replac ing the shopfront wi th one more 
in l ine wi th both the age of  the bui ld ing and i ts  res ident ia l 
use.

The ex ist ing access to the property wi l l  not  change nor 
wi l l  the access of  ne ighbour ing propert ies be affected. 

Internal ly,  the layout wi l l  s tay the same except for  the 
addi t ion of  the space to the ground f loor created by the 
inf i l l  extension

The proposal  seeks to make symapthet ic improvements to 
the bui ld ing by return ing the ground f loor f ront e levat ion 
to i ts  or igonal  bui ld ing l ine and one that  matches the 
neighbour ing propert ies.  The new ‘shopfront’  wi l l  be 
more in keeping with the mid-century appearance of  the 
bui ld ing.

The replacement windows wi l l  copy the arrangement and 
fenestrat ion of  the ex ist ing windows whi lst  increasing the 
per formance of  the bui ld ing fabr ic.  The windows wi l l  a lso 
match windows on the neighbour ing 10 Ear lham Street .

The works are in l ine wi th pol icy DP25, Conserv ing 
Camden’s her i tage, in tak ing into account the conservat ion 
area statment and proposing works which enhance the 
character  and appearance of  the area.


