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1. INTRODUCTION 

 

1.1. This statement accompanies a planning application for a replacement dwelling at 99 Camden Mews, 

London NW1 9BU. 

 

1.2. The site comprises a part single-storey, part two-storey building formed of two bays and located on the 

western side of the mews. 

 

1.3. This statement first provides a description of the site and surrounding area, followed by a summary of 

the recent planning history.  

 

1.4. Prior to the submission of this application, the applicants have consulted with both the local planning 

authority and local residents. Those discussions have directly informed the development proposals. A 

summary of those discussions is at section 4 of this report.  

 

1.5. Section 5 provides a detailed description of the proposed development.  

 

1.6. At Section 6 we identify the relevant planning framework, followed by an appraisal of the development 

proposals against relevant planning policy and other material planning considerations in section 7.  

 

1.7. The following documents are submitted with the planning application and should be read alongside this 

Planning Statement; 

 

Document Author 

Daylight/Sunlight Assessment   XCO2 

Heritage Assessment    Anthony Walker  

Design and Access Statement    Nicholas Taylor and Associates 

Planning Drawings     Ne/AR Architects 
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2. DESCRIPTION OF THE SITE AND SURROUNDING AREA 

 

a. The Application Site 

2.1 No 99 is located on the western side of Camden Mews (site location plan below, site edged red).   

 SITE LOCATION PLAN 
 

2.2 The application site is a mid terrace, two and half storey mews house. The building is formed of brick 

elevations with gable end on the front elevation. The property is currently in use as a single 

dwellinghouse.  

 

2.3 The property is located within the Camden Square Conservation Area, but is not a listed building. The 

Camden Square Conservation Area Appraisal notes that the building makes a positive contribution to 

the Area. 

 

b. The Surrounding Area 

2.4 The property sits in a terrace of properties all of which are of similar height, mass and bulk, however 

there is a rich palette of materials and design style on show giving each property within the terrace a 

unique character. Camden Mews provides a residential character, appearance and scale. 
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CAMDEN MEWS 

 

2.5 The building occupies the full extent of the site, containing an ancillary artist’s studio with kitchen and 

bathroom at ground floor level with a bedroom and roof terrace at first floor level. There are residential 

dwellings located opposite and to either side of the site. To the rear is a four storey building used as a 

hostel (248-250 Camden Road). 
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3.0 PLANNING HISTORY 
 

3.1 The planning application site has a limited planning history. We set out the relevant applications at the 
site below.  
 
CTP/G13/13/12/20043 

3.2 An application for redevelopment of the site with the erection of 2 x 2-storey mews houses with 
integral garages was refused on 13/05/1975. 

 
 CTP/G13/13/12/24630 
3.3 Permission was granted on 08/07/1977 for internal and external alterations to the single storey and 2 

storey part of 99 Camden Mews and the provision of a roof terrace at first floor level, in connection 
with the use of this part of the property as a sculptor's studio.  

  
 G13/13/12/34845 
3.4 Permission was granted on 26/11/1982 for the erection of an extension at first floor level to provide a 

general purpose room for use in connection with the sculpture's studio.  
 
2014/3907/P 

3.5 An application for the erection of three storey residential building comprising 2 bedrooms (and artist 
studio on second floor) and associated terracing at second floor level following demolition of existing 
building was approved on 26/03/2015.  

 
3.6 This application also proposed a replacement dwellinghouse. The most striking difference between the 

approved 2015 application and the current proposals involve the design of the front and rear 
elevations, the internal room layouts and the creation of a slightly larger 2

nd
 floor. The approved 

application did not propose the creation of a basement level.  
 

                    
FRONT ELEVATION AS APPROVED 2014/3907/P            REAR ELEVATION AS APPROVED 2014/3904/P 

                                                                        
                                                       SECTION AS APPROVED 2014/3904/P                                           
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3.7 The Officer Report for 2014/3904/P included the Council’s thoughts on the scheme. Officers considered 
that the principle of demolishing the existing dwellinghouse was acceptable due to the deterioration 
and poor quality of the existing house. They concluded that the development would be in accordance 
with relevant policies of the development plan.  

 
3.8 The Case Officer deemed a modern design would preserve the character and appearance of the 

property and Conservation Area.  
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4. PRE-APPLICATION CONSULTATION AND STATEMENT OF COMMUNITY INVOLVEMENT 
  
4.1 Prior to the submission of this application, the applicants have consulted with the Local Planning 

Authority (Camden) on two occasions and the local community. Those consultations have directly 
influenced the current development proposals.  

 
4.2 We provide a summary of the consultations undertaken, the advice received and how the development 

proposals have been amended to take on board that advice.  
 

a. Camden Council 
2016/6849/PRE 

4.3 On 12
th

 January 2017, the applicants submitted a pre-application advice request, ref; 2016/6849/PRE, 

to Camden Council. Draft proposals comprised the replacement of 99 Camden Mews with a three 

storey dwelling and basement following the demolition of the existing two storey dwelling on site.            

   
FRONT ELEVATION AS PROPOSED 2016/6849/PRE                    REAR ELEVATION AS PROPOSED 2016/6849/PRE 

4.5 The Council provided written advice on 20
th

 February 2017 (Appendix 1). We provide a summary of the 

pertinent comments below (officer comments highlighted in green), together with commentary on any 

revisions/additional information.  

Principle of Demolition and Land Use 
4.6 The principle of demolition of the site was established as part of the permission for 2014/3907/P, 

however the site’s demolition would only be considered acceptable subject to the submission of suitable 
justification in support of the eventual planning application. The proposed development of the site for 
residential purposes is welcomed in accordance with policy DP2. The proposed size of the dwelling of two 
bedrooms is considered appropriate considering the prevailing context of the site which characterised by 
two and three bedroom dwellings.  

 

4.7 We considered that the provision of a high-quality, residential dwelling resulting in no loss of any 

existing uses or floorspace is sufficient justification in support of the demolition of the site. 

 

4.8 The application proposals maintain the above residential density. 

Design and Heritage 
4.9 The additional bulk and massing currently proposed at second floor level, extending across the full width 

of the site, is not supported. This would certainly be visible from nearby properties and possible visible 
from ground level views the location of the amenity space towards the front building line directly behind 
the parapet. This would result in the presence of balustrades above parapet height and behind the gable, 
visible from the streetscene and from nearby properties and is not considered to be sufficiently 
subservient. It is recommended that the overall bulk and massing of the upper levels would need to be 
reduced for the proposals to be considered acceptable in principle.   

 

 



NICHOLAS TAYLOR + ASSOCIATES                                                 PLANNING STATEMENT 

 

99 CAMDEN MEWS, LONDON NW1 9BU         9 

 

4.10 The Officer was incorrect to state the proposed second floor extended the full width of the site. The 

second floor was stepped in from both the north and south building lines of the main building. 

 

4.11 Furthermore, the height of this floorhas been reduced to slightly more than 2 metres, (the minimum 

acceptable internal height).  

 

4.12 There will be only limited views of the top floor from the street and nearby properties, and the 

landscaping at this level will assist in creating a subtle, subservient top floor.    

Amenity 
4.13 There is currently no information presented before officers demonstrating the daylight and sunlight 

impact of the third storey. Whilst it is unlikely to have an impact in this regard, the applicant is 
encouraged to submit an overshadowing study to demonstrate the impact of the additional storey. 
 

4.14 A Daylight and Sunlight report accompanies the application. 
 
Standard of Accommodation 

4.15 The house would provide an acceptable standard of accommodation with an overall floorspace of 
approximately 220sqm and both bedroom sizes of at least 11sqm. 

 

4.16 The application proposals maintain the above standards.  

 

4.17 Officers also provided advice regarding the basement which formed part of the original proposals. The 

application proposals do not now include a basement. 

 
2017/2629/PRE 

4.18 On 5
th

 May 2017, the applicants submitted a second pre-application advice request to Camden Council, 

ref; 2017/2629/PRE (Appendix 2). Draft proposals again comprised the erection of 3 storey 

dwellinghouse. However, a reduced upper storey was proposed. A basement was removed from the 

proposals. 

           
FRONT ELEVATION AS PROPOSED 2017/2629/PRE                             REAR ELEVATION AS PROPOSED 2017/2629/PRE 

4.19 The Council provided written advice on 26
th

 June 2017. We provide a summary of the pertinent 

comments below (officer comments highlighted in green), together with commentary on any 

revisions/additional information produced in response 

Design and heritage 

4.20 The reduction of the massing at second floor level was welcomed, as was the principle of setting back the 
main building line of the infill section, helping to maintain the prominence of the two street-facing 
gables, with the incorporation of a projecting bay/oriel window at first floor level. However, concerns 
were raised regarding the amount of glazing proposed within the building and the need for further detail 
to be provided to support the proposals, including details of the proposed materials.  
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4.21 Following this meeting, the Council’s Internal Design Review team assessed the proposals. They 
considered that the submission had failed to provide convincing evidence to support the proposals or 
demonstrate that they would deliver the required quality for such a development in this constrained 
location, and therefore not meet the objectives of policies CS14, DP24 and DP25 (now superseded by 
policies D1 and D2 of the Camden Local Plan 2017). 

 
4.22 They considered that the scale and massing were excessive for the site.  They did not support the 

additional floor to extend across the whole site They thought there was a lack of design precedents or a 
strong design rationale. There was not enough evidence to overcome their significant concerns about 
the additional storey spanning the full width of the site; they were not convinced that the pre-
application proposals represented an overall improvement to the previously approved scheme. 

 
4.23 They were also concerned that neither of the architectural approaches to the rebuilt brick gable and 

contemporary infill would be translated to the top storey which was glazed They considered that the 
projecting 1st floor square bay with the square window was a shapeless, overly simplistic form that 
didn’t respond to the delicate character of the rebuilt historic element. It was excessively large and not 
subordinate to the host building, and the fact that it extended to the parapet height in order to mask 
the top storey was contrived. 

 
4.24 The architects have added timber panels to the main glazed portion of the first floor. Further 

justification for the proposals is in the Design and Access Statement  
 
4.25 Officers asked for a daylight/sunlight report. The applicant has commissioned one and it shows that the 

standard of accommodation would again be acceptable.  
 

b. Neighbouring Residents 
4.26 We have visited neighbouring residents individually and provided them with a letter containing 

information about the development. The letter is at Appendix 3.  
 

4.27 Residents did not voice any concerns regarding the design of the dwelling. Their most common concern 
was the noise and nuisance that the construction of the development might cause. There had been and 
continues to be a number of sites on the mews being redeveloped. Also Camden Council have been 
carrying out highways works in the mews. This activity has inconvenienced residents. We have received 
no written feedback from the.  residents  
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5.0 THE PROPOSED DEVELOPMENT  
 
5.1  Following the extensive pre-application discussions held with officers at Camden and local neighbours, 

the final application proposals sought are as follows.  
 
5.2 The proposed development entails the demolition of the existing building and the erection of a three 

storey, two bedroom dwelling.  
 
5.3 The dwelling will have a dual aspect has been designed to be in accordance with London Plan standards.  
 
5.4 External amenity space will be at second floor level. Soft landscaping and opaque glazed balustrades 

provide privacy  
 
5.5 The owners of the property have a parking permit for on-street parking which they will keep 
 
5.6  Secure enclosures behind the timber panelling on the front elevation will accommodate refuse and 

space for one cycle  
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6 THE PLANNING FRAMEWORK 
 

6.1 The following policy documents are relevant to this application: 

 

National 

National Planning Policy Framework     2012   

 

London 

The London Plan (with consolidated alterations)   2015   

 

Camden Council 

LDF Core Strategy and Development Policies Consolidated Local Plan  2010   

Core Strategy  
CS5 (Managing the impact of growth and development)  
CS11 (Promoting sustainable and efficient travel)  
CS13 (Tackling climate change through promoting higher environmental standards)  
CS14 (Promoting high quality places and conserving our heritage)  
CS15 (Protecting and improving our parks and open spaces and encouraging biodiversity)  
CS19 (Delivering and monitoring the Core Strategy)  
Development Policies  
DP20 (Movement of goods and materials)  
DP21 (Development connecting to the highway network)  
DP22 (Promoting sustainable design and construction)  
DP23 (Water)  
DP24 (Securing high quality design)  
DP25 (Conserving Camden’s heritage)  
DP26 (Managing the impact of development on occupiers and neighbours)  
DP28 (Noise and Vibration)  

 

6.2 Camden’s relevant Supplementary Planning Document include:  

Camden Planning Guidance  
CPG1 Design        2013  
CPG 2 Housing        2013  
CPG 3 Sustainability       2013  
CPG6 Amenity        2011  
CPG 7 Transport  2011  
Camden Square Conservation Area Appraisal and Management Strategy  2011 
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7.0 PLANNING ASSESSMENT 

 
7.1     In this section, we appraise the proposal under the main planning matters which are considered to be: 

 Principle of Demolition 

 Impact on the Conservation Area 

 Residential Amenity 

 Design 

 Living Conditions 

 Transport and Construction 

 Highways 

 Sustainability 

 CIL 

 

Principle of Demolition 

6.1 The Council have previously considered the principle of demolishing the existing dwellinghouse to be 

acceptable (see planning ref; 2014/3907/P). This was due to the rear and flank elevations both being in 

poor condition and suffering from historic subsidence caused by a large tree in the rear garden. The 

existing brickwork is cracked and the lower part of the flank elevation is particularly damaged with the 

upper 2.5m of the flank elevation consisting of modern brickwork.  

 
        Impact on the Conservation Area 
6.2 The application site is within the Camden Square Conservation Area. Both national and local planning 

policy seeks to protect heritage assets.  

 

6.3 The Design and Access Statement explains why we consider that the design, bulk and scale of the 

replacement dwelling will be in keeping with the Mews and the Conservation Area. 

 

6.4 In accordance with the previously consented scheme the proposal is for a new build scheme which 

nevertheless reconstructs the gable wall element as a recognised feature of the conservation area. The 

historic grain is preserved with the elevations both front and rear expressing the original plot widths. 

 

Residential Amenity 

6.5 The proposals will not lead to any loss of light to the adjacent residential occupiers. The additional 

storey will be stepped back from the front building line which would minimise any impact on the 

residential occupiers opposite.  

 

6.6 The windows of habitable rooms at the rear of the building will be 20metres away from the rear 

windows of the hostel.  They would therefore comply with the Council amenity guidance which asks for 

a minimum distance of 18m  

 

6.7 There is an existing terrace at first floor level and the introduction of a terrace at second floor level 

would not give rise to an increase in overlooking to surrounding properties.  

 

Design 

6.8 Following detailed analysis and appraisal, the scheme has evolved to ensure the new build form 

maintains the mew's scale and grain, respects the integrity of existing structures and forms, whilst 

adding visual interest and variety.  
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6.9 The site is handled as two related elements with varied material choices ensuring the visual 'grain' is 

maintained. A recessed plane forming the southern elevation element gives pre-eminence to the 

adjacent brick gable whilst the projecting first floor bay provides not only visual interest but a canopy to 

the entrance. This raised form assists the screening of the varied set back upper storey, ensuring the 

Mews scale is preserved at eye level.  

 

6.10 The refined joinery treatment of the recessed plan enables the various access doors to be treated as a 

complete composition for the recessed plane. The rear elevation follows a consistent logic in terms of 

materials and 'grain'. The roof storey is handled as a set-back pair of visually lightweight pavilions with a 

low key linking element. Set back from all boundaries the design ensures that visual gaps are created in 

a variegated and discrete roof profile largely screened from pedestrian eye level.  

 

6.11 The balanced design facilitates internal space planning and contrasts very favourably with the approved 

scheme and recently approved scheme to the south. In each of these schemes the recessed elements 

actually expose the roof storey to eye level view in contradiction with the objective of maintaining the 

visible Mews scale.  

 

            
FRONT ELEVATION OF CURRENT PROPOSALS                                       REAR ELEVATION OF CURRENT PROPOSALS 

 

6.12 Please refer to the Design and Access Statement prepared by Nicholas Taylor and Associates where the 

detailed design rationale is set out. The D+A is further supported by a Heritage Statement who has 

considered the significance of the site, the conservation area setting and the impact of the proposed 

development. Please also refer to section 4 of this report which sets out how the development 

proposals have arrived at following extensive pre-application discussions. 

 

Living Conditions 

6.13 The development provides high quality housing that provides secure, well-lit accommodation that has 

well-designed layouts and rooms. All habitable rooms have access to natural daylight.  

 

6.14 The application is for a two-bedroom, self contained dwelling. The house would provide an acceptable 

standard of accommodation and both bedrooms measure at least 11sqm. This accords withCamden 

Planning Guidance and the London Plan standards. The house would benefit from adequate natural 

daylight and sunlight and have adequate amenity space. The proposed basement level will support a 

gym, utility room, wine store and wc, none of which require daylight or sunlight.    

 

6.15 The proposal will not result in a harmful increase in the sense of enclosure to existing buildings and 

spaces, neighbouring gardens, balconies and terraces.  
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Neighbouring Amenity 

6.16 The proposals would not lead to any loss of light to the adjacent residential occupiers. The additional 

storey would be stepped back from the front building line which would minimise any impact on the 

residential occupiers opposite the site at 86-88 Camden Mews.  

 

6.17 Similar to the previously approved replacement dwelling for the site, new habitable room windows will 

be introduced at ground floor level of the rear elevation. The site is 20metres away from the rear 

windows of the hostel located at 248-250 Camden Road and would therefore comply with the Council 

amenity guidance which asks for a minimum distance of 18m between windows of habitable rooms 

which directly face each other.  

 

6.18 There is an existing terrace at first floor level and the introduction of a terrace at second floor level 

would not give rise to an increase in overlooking to surrounding properties.  

 

6.19 In accordance with the previously consented scheme the proposal is for a new build scheme which 

nevertheless reconstructs the gable wall element as a recognised feature of the conservation area. The 

historic grain is preserved with the elevations both front and rear expressing the original plot widths.  

6.20 It is considered that the resulting development will not unduly harm the outlook or sense of enclosure 

to those residents.  

 

6.21 In support of the above, the proposed development has been assessed by the BRE in respect of the 

potential daylight/sunlight impact on these adjacent neighbours. The assessment concludes that the 

proposed development has been well designed and in compliance with the guidance provided by the 

BRE. 

 

6.22 Please refer to the Design Statement where the above design and amenity matters are discussed 

further.  

 

Transport and Construction 

6.23 The applicant is agreeable to planning conditions relating to: 

- Considerate contractors scheme 

- Construction management plan 

- Hours of working 

- Reinstatement of highway where.  

 

Highways 

6.19 No new off-street parking is proposed. The existing residential accommodation at the site already 

benefits from 1 on-street parking permit which will continue to be used.  

 

Refuse 

6.20 Refuse storage accord with the SPD. See D&A Statement for further information.  

 

CIL 

6.21 Mayoral CIL (Community Infrastructure Levy) came into effect in April 2012 and is a material 
consideration to which regard much be had when determining this planning application. The Council CIL 
took effect from 1

st
 April 2015.  

 

6.22 This proposal will not be liable for the Mayor of London or Camden Community Infrastructure Levy (CIL) 
as the dwellinghouse will benefit from the Self-Build Exemption.   
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8 SUMMARY AND CONCLUSIONS 
 

8.1 This statement accompanies a planning application for a proposed replacement dwelling at 99 Camden 
Mews, NW1 9BU.   

 
8.2 The existing building is in a poor state of repair and needs to be updated. The applicant seeks to 

redevelop the site to provide a new and improved replacement dwelling.  
 
8.3 As part of the refurbishment, the applicants propose to demolish the existing rear wing to erect a new 

three storey building. The resulting building will accommodate an enlarged residential unit.  
 
8.4 The applicants are mindful of a number of recently approved, current and impending applications for 

developments in the surrounding area that will have a bearing on the immediate use, character and 
appearance of the site setting. Furthermore, prior to the submission of this application, the applicants 
have consulted with the Local Planning Authority (Camden) and the local community. Those 
consultations have directly influenced the current development proposals.  

 
8.5 The proposed development comprises a 2 bed residential unit which has been designed in accordance 

with London Plan standards and benefit from double aspect.  
 
8.6 The design, mass and bulk has been carefully considered to respect the site context, the host building 

and the conservation area more generally. As important is the neighbouring residential amenity; the 
application proposals have been designed to ensure that their amenity in terms of privacy, outlook and 
sense of enclosure is not unduly harmed. Daylight and sunlight impact has been assessed and achieves 
compliance with guidance produced by the BRE. 

 
8.7 The proposed development provides adequate number of cycle parking on site. Car parking is provided 

on street, secured via on street parking permits.  
 
8.8 Detailed matters concerning daylight/sunlight and heritage have also been considered and are found to 

be acceptable.  
 
8.9  It is concluded that the proposals comply with both national and local legislation. 99 Camden Mews 

comprises a two and a half storey, mid terrace dwellinghouse.  
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APPENDIX 1 
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APPENDIX 3 

 
 

NICHOLAS TAYLOR + ASSOCIATES 
TOWN PLANNING CONSULTANTS 

 
31 Windmill Street, London W1T 2JN 

T. 020 7636 3961 
                            F. 020 7636 8131 
                                        E. info@ntaplanning.co.uk 
                                            W. www.ntaplanning.co.uk 
 

10 August 2017 
Our Reference: 697 

Dear Resident, 

 

PROPOSED REDEVELOPMENT OF 99 CAMDEN MEWS  

 

We act for the owners of the property located at 99 Camden Mews.   

 

The owners want to demolish the existing building and replace with a modern-design residential dwelling. The 

existing owners will continue to reside in the new dwelling.   

 

We have strived to design the replacement unit to respect the existing houses in Camden Mews. Therefore, 

the levels of daylight and sunlight received by the existing residents and the outlook that would be enjoyed by 

them after the new home is completed forms an important element of the initial design stages. We have 

prepared a draft scheme which has been discussed with Camden Council. The initial response has been quite 

positive.  

 

Before submitting a formal planning application to Camden Council later this year, we want to show local 

residents what we are proposing for the site and to gain local views on the scheme. 

 

Following detailed analysis and appraisal, the scheme has evolved to ensure the new build form maintains the 

mew's scale, respects the integrity of existing structures, whilst adding visual interest and variety. 

  

                       
Canden Council has approved the above scheme for 99 Camden Mews. This has not been built.  
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We have taken inspiration from the previously approved scheme for 99 Camden Mews and recently approved 

schemes elsewhere in the mews. In each of these schemes the recessed elements actually expose the roof 

storey to eye level view in contradiction with the objective of maintaining the visible Mews scale. Therefore, 

the top story of the proposed design is significantly stepped back from the front building line. 

 

Below are a number of existing and proposed images which outline the development. 

            
Existing view (L) and Proposed view (R) of the new home as viewed from Camden Mews.   

 

               
Existing view (L) and Proposed view (R) of the new home as viewed from the rear garden of the hostel at 248-

250 Camden Road.  

 

I therefore invite you to forward me your thoughts, comments and concerns regarding the scheme to 

mm@ntaplanning.co.uk. Alternatively, please feel free to telephone me at 020 7636 3961 where I am on hand 

to talk you through the proposals and answer any questions. If you would like me to come and explain the 

scheme on site I am happy to do so. It would be extremely helpful if you could forward any comments by 21
st

 

August 2017. 

 

Yours sincerely,  

 

MUIREANN MURPHY  

PLANNER  NICHOLAS TAYLOR + ASSOCIATES 
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