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	Proposal

	Erection of raised timber decking and perimeter timber enclosures (retrospective).


	Recommendation:
	1. Refuse Planning Permission
2. 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 and to pursue any legal action necessary to secure compliance. Additionally, officers to 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.


	Application Type:
	Full Planning Permission


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	11

	No. of responses

No. electronic
	01
00
	No. of objections


	01


	Summary of consultation responses:


	Site notice displayed 04/05/2016, expired 25/05/2016.

Newspaper advertisement 05/05/2016, expired 26/05/2016.

Initial consultation period 03/05/2016 – 24/05/2016.

The owner/occupier of Flat 6, 2 Inglewood Road objected to the application on the following grounds:

1. I would like to object to this planning application. The decking is very large and extends too far onto the pavement, making it dangerously narrow. The pavement is so narrow that it is difficult to pass oncoming pedestrians, particularly if there is a buggy or wheelchair. It very difficult for two buggies to pass each other. This can make it necessary to step into the road to allow oncoming pedestrians to pass. Traffic passes very close to the kerb on this part of West End Lane and it is often necessary to walk very close to or along the kerb to pass oncoming pedestrians. I have had a couple of near misses where I have narrowly avoided being hit with the wing mirrors of passing vehicles, particularly large vehicles such as buses, as they pass so closely to the pavement here. The current decking is fixed and not retractable or removable in any way, so this problem persists even when the business is closed. These problems are particularly noticeable during the morning rush hour when West End Lane is very busy with road traffic and large numbers of parents with buggies taking their children to school.



	CAAC/Local groups comments:


	N/A


	Site Description 

	The application relates to a public house (The Alice House) located on the corner of West End Lane and Inglewood Road. 
West End Lane is a busy route and shopping core to the area, whilst the side streets are lined with predominantly red brick houses and mansion blocks.

This is an important site, identified as a positive contributor in the West End Lane Conservation Area. 
The block of flats adjoining to the north have front gardens bounded by walls while, further north, many of the shops in the parade have converted their forecourts into seating areas, some with decking and planters. The pavement outside the site is quite narrow and the forecourt in front of the pub is not private but public highway according to Land Registry plans. The structures subject to this application are placed on this forecourt.   

  

	Relevant History

	2010/3720/P - Erection of reinforced concrete balustrades and timber decking to the front of existing restaurant (Class A3) (retrospective).  Withdrawn 26/08/2010
331 West End Lane

PWX0202168 - Retention of decking to forecourt. Granted planning permission 15/07/2002 

327 West End Lane

PW9902131 - Retention of existing forecourt platform, and alterations to reduce its size and to provide disabled access ramp, railings and steps. Granted planning permission 10/04/2001
295-297 West End Lane

P9601282R1 - Retention of one metre high railings around front forecourt. Granted planning permission 18/10/1996


	Relevant policies

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

CS5 Managing the impact of growth and development 
CS11 Promoting sustainable and efficient travel
CS14 Promoting high quality places and conserving our heritage  

Camden Development Policies 2010  

DP16 Promoting sustainable and efficient transport

DP21 Development connecting to the highway network
DP24 Securing high quality design  

DP25 Conserving Camden’s heritage   

DP26 Managing the impact of development on occupiers and neighbours 

Camden Planning Guidance   

CPG1 Design (2015), chapters 2, 3, 4, 5 and 9
CPG6 Amenity (2011), chapter 9
CPG7 Transport (2011), chapter 8
West End Green Conservation Area Appraisal and Management Strategy, February 2011
Fortune Green and West Hampstead Neighbourhood Plan, September 2015
Policies 2, 3 and 9 

	Assessment

	1. Proposal 

1.1 Permission is sought for the retention of an area of enclosed, raised timber decking covering approximately 47 square metres of public highway. The perimeter timber enclosure is approximately 10.8 metres wide, between 1.3 and 1.4 metres high and 3.8 and 4.8 metres deep. 
1.2 The raised timber decking and enclosure is located on the forecourt at the front of this four storey property, which is in use as a public house.
2. Assessment 

2.1 The principal considerations material to determining this application are as follows:

· Design

· Amenity

· Highways

3. Design 

3.1 Policy CS14 aims to ensure the highest design standards for developments. Policy DP24 states that the Council will require all developments to be of the highest standard of design and respect character, setting, form and scale of neighbouring properties and character and proportions of the existing building.
3.2 No. 283-285 West End Lane is a handsome, semi-detached building, which occupies a prominent corner location. It is aptly cited as making a positive contribution to the Conservation Area. The frontage is well-proportioned and highly visible from the public realm. 
3.3 The proposed decking is largely concealed from view by its surrounding perimeter timber enclosures. The latter form a solid boundary which, in terms of overall bulk, extent and materials, are considered to overwhelm the host property and streetscene and are not sympathetic to the general character of the Conservation Area. At 4.8 metres at its deepest point, it protrudes well beyond the front elevation and is perceived as an obtrusive, out of scale addition to the property. It is accepted that the decking in itself is similar to many others in the locality, it extends no further than adjoining boundary walls, and it adjoins to the north a series of front gardens enclosed by low walls and retail forecourts with decking. However the combination of both the raised decking and the surrounding wall-like enclosures form a bulky and overbearing structure and cumulatively cause harm to the streetscene, particularly at this prominent corner location. Officers note that a few other buildings in the area have raised decking, but the majority are smaller and have less impact with less or no boundary enclosures; furthermore they appear to have been installed without express consent or were determined under superseded policy prior to adoption of the current LDF.  
3.4 Camden Planning Guidance 1 stipulates that materials should form an integral part of the design process and should relate to the character and appearance of the area, in particular in conservation areas. The raised decking and perimeter enclosures are constructed from basic timber sections, which fail to complement the elevations of the parent building and pay little regard to the setting and context and Conservation Area. 

3.5 Officers consider that the structure unacceptably harms the character and appearance of the Conservation Area, with no overriding public benefits. The scheme therefore conflicts with the aims of Policy CS14 of Camden Core Strategy and Policies DP24 and DP25 of the Camden Development Policies.  
4. Amenity

4.1 Policy CS5 seeks to protect the amenity of Camden’s residents by ensuring the impact of development is fully considered. Similarly, DP12 states that the Council will ensure that the development of shopping, services, food, drink, entertainment and other town centre uses does not cause harm to the character, function, vitality and viability of a centre, the local area or the amenity of neighbours.
4.2 Whilst the Council acknowledges there would be an intensification of use, the front area is on a main road in a busy town centre location, hence residents cannot reasonably expect a quieter aural environment. If the proposal had otherwise been acceptable the Council would have sought to apply controls on the hours of operation and noise in order to manage potential harm.
5. Highways 
5.1 Core Strategy policy CS11 states that the Council will ensure that growth and development has regard to Camden’s road hierarchy and does not cause harm to the management of the road network. 
5.2 Policy DP21 sets out the Council’s expectations for development linking directly to the highway network. It states that the Council will expect works affecting highways to:

· avoid disruption to the highway network and its function,

· address the needs of wheelchair users and other people with mobility difficulties, people with sight impairments, children, elderly people and other vulnerable users;

· avoid causing harm to highway safety or hinder pedestrian movement and avoid unnecessary street clutter;

· contribute to the creation of high quality streets and public spaces.
5.3 The site is located in a town centre where pedestrian footfall is significant. The pavement outside is quite narrow and the forecourt in front of the public house is not private but public highway according to Land Registry plans. The proposed decking structure takes up the entire forecourt area to the detriment of pedestrian comfort and safety, as the current forecourt provides valuable additional space for pedestrian movement as an adjunct to the pavement. It is therefore judged to be contrary to development policy DP21. 

6. Conclusions

6.1 It is considered that the proposed development by reason of its size and siting would create an unacceptably obtrusive form of development, both in terms of its visual impact on the host building, streetscene and conservation area and also of its physical encroachment on public highway, endangering pedestrians and vulnerable road users.
7. Recommendations

· Refuse Planning Permission

· Issue an Enforcement Notice

Authorise Enforcement Action  
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 for the raised timber decking to the front elevation, 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:   

The unauthorised installation of raised timber decking and perimeter timber enclosures to the front elevation.
What you are required to do:  
Remove the raised timber decking and perimeter timber enclosures to the front elevation and make good any damage to the original building.   
Period of Compliance: 2 months   

Reasons for issuing the notice:  
1. The raised timber decking and perimeter timber enclosures, by virtue of their siting on the public highway, reduce the width and function of the pavement resulting in harm to the safety and amenity of pedestrians and other road users, contrary to policy 9 of the Fortune Green and West Hampstead Neighbourhood Plan, policy CS11 (Promoting sustainable and efficient travel) of the London Borough of Camden Local Development Framework Core Strategy and policies DP16 (Promoting sustainable and efficient transport) and DP21 (Development connecting to the highway network) of the London Borough of Camden Local Development Framework Development Policies.
2. The raised timber decking and perimeter timber enclosures, by reason of their size, siting and design, create a dominant and incongruous feature in a prominent corner location resulting in harm to the character and appearance of the host building, surrounding streetscene and conservation area, contrary to policies 2 and 3 of the Fortune Green and West Hampstead Neighbourhood Plan, policies CS5 (Managing the impact of growth and development) and CS14 (Promoting high quality places and conserving our heritage) of the London Borough of Camden Local Development Framework Core Strategy and policies DP24 (Securing high quality design) and DP25 (Conserving Camden’s heritage) of the London Borough of Camden Local Development Framework Development Policies.  


