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	Proposal(s)

	First floor rear extension to create additional office space (Class B1a)

	Recommendation(s):
	Refuse planning permission


	Application Type:
	Full Planning Permission


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	00


	No. of responses

No. electronic
	00

00
	No. of objections


	00



	Summary of consultation responses:


	A site notice was displayed between 19/05/2017 – 06/06/2017
A press advert was advertised on 25/05/2017 – 15/06/2017

No responses were received.



	CAAC comments:


	Charlotte Street CAAC: no response.


	Site Description 

	The site is a reconstructed Georgian terraced building on the southern side of Windmill Street. The entire rear area of the site is built up, as are the majority of the adjoining properties. The building was constructed together and is paired with no. 3 Windmill Street, names ‘Julian House’. The front commercial unit was recently used as an art gallery and is currently vacant. The upper floors are used as offices (Class use B1).
The site is not listed and not identified as a heritage asset in the Charlotte Street Conservation Management and Appraisal Statement. The site lies within the Charlotte Street Conservation Area and abuts the listed properties at nos. 32 - 37 Percy Street. The other nearest listed buildings are at nos. 7 - 8 Windmill Street. The site is located within the Central London Area and within the boundaries of the Fitzrovia Action Plan. The area is mixed with residential and commercial uses throughout the locality.


	Relevant History

	34635 Planning permission refused on 29/10/1982 for the continued use of the 1st floor as offices.
19894 Planning permission granted on 04/02/1975 for the use of the first floor as an office by an employment agency.
9572 Planning permission granted on 08/10/1970 for the change of use of the ground and first floors of 4 Windmill Street from warehouse to use as offices.
TP/44056/18043 Planning permission granted on 05/05/1951 for the reinstatement of Nos. 3 and 4, Windmill Street, St. Pancras, as two five-storey buildings (including basement), and their use for shop, office, showroom and warehouse purposes.


	Relevant policies

	NPPF 2012

London Plan 2016

Local Plan 2017
Policy G1 Delivery and location of growth

Policy E1 Economic development
Policy E2 Employment premises and sites
Policy A1 Managing the impact of development

Policy D1 Design
Policy D2 Heritage

Camden Planning Guidance

CPG1 Design - 2015
CPG6 Amenity – 2011
CPG7 Transport - 2011
Charlotte Street Conservation Area Appraisal and Management Plan (CSCAAMP)– July 2008


	Assessment

	Permission is sought for the creation of a first floor rear extension over the existing lower ground/ rear yard infill for use as office space (Class B1a). The additional accommodation would provide 46sqm of office space which would be accessed via the internal existing hallway and the existing doorway which currently accesses the flat roof.
The main considerations with this application are land use, design & conservation, amenity and transport.

Land use

Policies E1 and E2 encourage the retention, maintenance and provision of office space for small businesses, in particularly in the Central London Area. The proposal would provide a small increase in floorspace of 46sqm and achieve an internal ceiling height of 2.3 metres (in its central area with pitched sides).The proposal does not state whether the new office space would be used by the existing business on site or self-contained for a new user. However, as the building is not small and includes small business/s, on balance, the proposal is considered to comply with these polices. 

Design & conservation

The existing rear comprises of a flat roof with 2 lanterns/ rooflights to illuminate the existing office accommodation below. The roof sits approximately 1.1 metre below the surrounding parapet and adjoins various roof extensions. As mentioned above, the majority of rear areas within this block have been infilled, to varying heights and designs. The extension is designed to match the external height of the top of the lantern at the rear of no. 8 Charlotte Street and the existing parapet of the roof structure at rear of no. 36 Percy Street.
The CSCAAMP paragraph 12.2 refers to some of the ‘new development’ which has already taken place in the area as being unsuccessful due to amongst others ‘inappropriate scale, bulk, height and massing’ and ‘failure to respect traditional plot module’. Paragraph 13.24 discusses rear elevations and rear extensions and states that rear extensions which compromise the special character and historic pattern of the historic rear elevations, they would not be acceptable.
In this case, it is considered that whilst the pair of buildings was reconstructed, it matches the pattern of the terrace fairly well. The rear of the site is already infilled to a similar extent as its surroundings. The proposed extension is considered to over develop the rear of this site and would appear obtrusive in the context of the surrounding structures. Therefore, the proposed extension is considered to fail to appear subordinate to the host building and is not in keeping with the surrounding pattern of the development in this terrace. 

The extension of the existing lower ground infill by approximately 1 metre to improve and rationalise the existing accommodation could be supported.
Amenity
Daylight & Sunlight: A daylight & sunlight statement was submitted to assess the impact of the proposal on surrounding occupiers. The assessment, which was carried out in accordance with the BRE guidelines, states that the development will result in low impact to the surrounding occupiers and as such would not result in loss of amenity. 
Overlooking/ privacy:  the proposal is not considered to result in loss of amenity as a result of overlooking or loss of privacy.
To summarise, the proposal is considered to comply with policy A1 of the Camden Local Plan.

Transport 

The proposal comprises a small office extension which would not trigger the requirement for cycle storage space. Whilst the site is located in the Central London Area and adjacent to the busier Charlotte Street, the street is somewhat less busy than the other surrounding ones and due to the small scale of development it is not considered that a construction management plan would be required in this case.

Conclusion

The proposal would provide additional office accommodation to a small business which be in line with the Fitzrovia Area Action plan and the Local Plan employment policies, however, this is considered to be outweighed by the harm to the character and appearance of the Charlotte Street Conservation Area and the impact on the appearance of the host building. As such, it is considered contrary to policies D1 and D2 of the Camden Local Plan.

Recommendation

Refuse planning permission.


