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1.0 INTRODUCTION 
 

1.1 This Statement accompanies an appeal against the decision by the London Borough of Camden (“the 
Council” hereafter), to refuse planning permission for a replacement dwellinghouse at no.99 Camden 
Mews, London (LPA Ref: 2017/5313/P).  
 

1.2 The planning application seeks to demolish the existing dwellinghouse at the site. The existing house 
was first constructed as two 2 storey gabled properties facing the street. The properties have 
subsequently come under separate ownership. In 1977 an infill extension was erected between the 
gables.  
 

1.3 The replacement dwellinghouse is designed to provide for the changing needs of the appellant who 
wishes to remain as a resident of 99 Camden Mews after the replacement dwelling is built. Moreover, 
the dwellinghouse is designed to respond to the established built context and the constraints and 
opportunities of the site. 
 

1.4 In that regard, the appeal site is located within the Camden Square Conservation Area, an area 
characterised by mews which, according to the area’s appraisal, contain “inventive building 
developments that have also evolved over time. This has resulted in a character that is a unique mix of 
nineteenth, twentieth and twenty-first century ideas of the mews concept.”  
 

1.5 In their decision, issued 23
rd

 February 2017 (attached at Appendix 1), the Council determined to 
refuse the application for four reasons. The first reason relates to the demolition of the dwelling: 

 
“By reason of the loss of the existing building which makes a positive contribution to the Camden 

Square Conservation Area and a lack of justification for its demolition or exploration of its retention, 

would cause harm to the character and appearance of the conservation area, contrary to Policy D2 of 

the Camden Local Plan 2017.” 

 

1.6 The second reason relates to the design of the proposed dwellinghouse: 
 
“By virtue of its scale, massing, form and detailed design, would cause harm to the character and 
appearance of the street scene and the wider area and would fail to preserve or enhance the character 
and appearance of the Camden Square Conservation Area, contrary to Policies D1 and D2 of the 
Camden Local Plan 2017.” 

 
1.7 The third reason relates to the absence of a legal agreement 

 
“In the absence of a legal agreement securing a Construction Management Plan, would be likely to 
give rise to conflicts with other road users and be detrimental to the amenities of the area generally, 
contrary to Policy T4 of the Camden Local Plan 2017.” 
 

1.8 The fourth reason also relates to the absence of a legal agreement 
 
“In the absence of a legal agreement to secure highway contributions to undertake repair works 
outside the application site, would fail to restore the pedestrian environment to an acceptable 
condition, contrary to Policies T1 and T3 of the Camden Local Plan 2017.” 
 

1.9 This Statement sets out the Appellant’s grounds for the approval of the scheme 
 
 
 
 



NICHOLAS TAYLOR + ASSOCIATES                                                 PLANNING STATEMENT 

 

99 CAMDEN MEWS, LONDON NW1 9BU         4 

 

2.0 GROUNDS OF APPEAL 

 

Reason for Refusal 1 

 

2.1 The reason for refusal 1 states that the proposal; 
 
“by reason of the loss of the existing building which makes a positive contribution to the Camden 
Square Conservation Area and a lack of justification for its demolition or exploration of its retention, 
would cause harm to the character and appearance of the conservation area, contrary to Policy D2 of 
the Camden Local Plan 2017”. 
 

2.2 The Officer considered that insufficient information was submitted to justify the demolition of the 
existing dwelling, contrary to Policy D2 (“Heritage”). 
 

2.3 The officer states in her report, “It is acknowledged that the demolition of the application building was 
allowed as part of the previous permission (reference 2014/3907/P).”  However, the Council no longer 
support the demolition of the application building as it was “decided under a different plan context 
and is given limited weight as a fallback position”.  
 

2.4 Planning permission 2014/3907/P was decided against Policy DP25 of Camden Development Policies 
(adopted in 2010). Part (c) of this policy states;  
 
“The Council will prevent the total or substantial demolition of an unlisted building that makes a 
positive contribution to the character or appearance of a conservation area where this harms the 
character or appearance of the conservation area, unless exceptional circumstances are shown that 
outweigh the case for retention.” 
 

2.5 The more recently refused application was decided against part (f) of Policy D2 of the Camden Local 
Plan 2017 which states; 
 
“The Council will resist the total or substantial demolition of an unlisted building that makes a positive 
contribution to the character or appearance of a conservation area.” 
 

2.6 Camden Council did introduce a new Local Plan before the recent application was submitted but it is 
clear that no change in meaning was made to the applicable policy. Therefore, given that the 
demolition of the building was compliant with policies in 2014, it should remain compliant with 
policies in 2016, given that there has been little change made to the relevant policy.  

 
 
Reason for Refusal 2 

 

2.7 The reason for refusal 2 states that; 

 

‘By virtue of its scale, massing, form and detailed design, would cause harm to the character and 

appearance of the street scene and the wider area and would fail to preserve or enhance the character 

and appearance of the Camden Square Conservation Area, contrary to Policies D1 and D2 of the 

Camden Local Plan 2017.’ 

 

2.8 To examine this assertion we must consider the established character and appearance of properties in 

the Conservation Area; in particular, their heights, design and roof forms, and the combination of 

those elements.  

 

2.9 We examine the assertion under the following 4 headings which together provide a tangible 

indication as to whether the proposal is out of keeping with the Conservation Area, or not 
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a. The Camden Square Conservation Area – Character Overview 

b. Scale and Massing 

c. Form 

d. Design 

 

2.10 We also examine the officers assessment (in her delegated report), together with further assessment 

of the appeal sites individual site characteristics and recent approved development in Camden Mews. 

 

e. The Officer’s Assessment         

 

a. The Camden Square Conservation Area – Character Overview 

 

2.11 The Camden Square Conservation Area was first designated in October 1974 (see the Council’s 

Camden Square Conservation Area Map - extract below). No.99 Camden Mews lies to the north west 

of the Conservation Area. 

 

 
CAMDEN SQUARE CONSERVATION AREA MAP | APPEAL SITE CIRCLED RED 
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2.12 The vast majority of the constituent buildings in the Conservation Area are labeled as making a 

‘positive contribution’ as they are buildings which relate to the core reason for the conservation area 

designation and significance of the Area, namely its construction in the nineteenth century as the 

Camden New Town Estate. 99 Camden Mews is identified as making such a positive contribution. 

 

2.13 The Council’s Conservation Area Statement describes the character of the Conservation Area; “The 

majority of plots have been built as independent dwellings and/or workshops at the ends of the 

gardens of the frontage houses. The original character of the mews as subsidiary to the Square has 

largely been respected in the modern redevelopments, which are generally of two or two-and-a-half 

storeys and of a high design standard. They take an imaginative approach to development in the spirit 

of a mews’ scale, form, and variety of styles and materials.” 

 

2.14 One of the distinct character areas identified in the Statement is ‘Camden Mews’ within which the 

appeal site falls.  

 

2.15 Camden Mews exhibits a variety of building styles developed informally over many years. It is this 

blend of styles that gives Camden Mews its distinctive character. This variety is acknowledged in the 

Council’s Conservation Area Statement which states that “Camden Mews and Murray Mews are two 

long, smaller scale service areas developed incrementally over a hundred and fifty years and packed 

with ingenuity and variety. Camden Mews and Murray Mews represent areas of artists/architects 

studio houses which became fashionable from the early 1960s. Parts of the mews remained 

unfinished, and years later, as traffic on main roads and land values increased, the relative seclusion 

and cheapness of the land made them popular places for architects to build their houses. This accounts 

for the inventiveness and variety that is characteristic of these mews.” (emphasis added). 

 

                  
         EXAMPLES OF THE DIVERSITY OF ARCHITECTURAL STYLES IN CAMDEN MEWS 

2.16 Given the mix of styles, variance in the height, width and depth of each individual property is 

understandably ubiquitous.  

 

2.17 Therefore, Camden Mews can clearly accept different styles of architecture. 

 
 

b. Scale and Massing 

 

2.18 The officer describes the proposed dwelling as 3 storeys, while referring to other dwellings in the 

mews as two-and-a-half storeys; the proposed upper storey is approximately 1.4meters in height, 

compared to the two storeys below which are 2.5 meters each. Given that the proposed upper storey 

is less than a metre lower in height than the storeys beneath, it is a fair assumption that the proposed 

dwelling can also be described as a two-and-a-half storey building.   
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2.19 Along Camden Mews, the vast majority of individual property massing exhibits arrangement of 2.5 

storeys. The plan below identifies roof heights in the immediate vicinity of the appeal site.  

 

 
HEIGHTS OF SURROUNDING BUILDINGS 

 

2.20 Accordingly, the above plan demonstrates that the height of properties in the vicinity of the site range 

from 2 to 2.5/3 storeys. The proposed height at 2.5 storeys is entirely in-keeping with the established 

height of adjacent properties in the Conservation Area. 

 

2.21 Over the last few years, Camden Mews has been subject to some change through the redevelopment 

or substantial alteration of individual properties. Several of these houses are considered as making a 

‘positive contribution’ to the Conservation Area.  

 

2.22 It is the character and appearance of this more recently constructed group of buildings that the 

proposal for No. 99 is aligning itself. We provide a brief overview of four recent examples, to highlight 

each of the issues mentioned in the second reason for refusal. 

 

 Appeal Site 

 2 Storey Dwellings 

2.5/3 Storey Dwellings 
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97 Camden Mews (2016/3638/P) 

 

2.23 This property is located on the same side of Camden Mews and is directly adjacent to 99a Camden 

Mews. 99a Camden Mews was originally part of No. 99 and contains a gabled roof.    

 

2.24 Planning permission was achieved for a change of use from motor repair garage to 2 x 3 storey 

residential units. This scheme has many similarities to that proposed at No. 99; the second storey has 

been setback so that the new building does not dominate neighbouring properties, including those 

opposite. Officers felt that this “is important that it not compete visually with the prominent gable of 

no. 99a.” 

 

2.25 Officers provided an interesting insight into Camden Council’s thoughts on the mews when debating 

this application. “The character of Camden Mews is one of irregularity, in terms of materials and 

design, reflecting its piecemeal development over 150 years. In particular, many sites were developed 

as individual architectural compositions of significant quality and the current proposal is considered to 

add to this character. “ 

 

2.26 Officers did not consider the 3 storeys would overwhelm the mews as the proposal would present “a 

typical two storey development above ground with a third floor, set back from the front building .” “It 

is contended that the scale, bulk and height of the proposed houses would be in keeping with the 

adjoining properties, the properties opposite, and the general character of the modern housing 

within the Mews. It is considered that the proposal would be in-keeping with the mews as a whole as 

there is a mix of different design and styles from different eras. “ 

 

 
 

 

c. Form 

 

2.27 The officer does not specifically comment on the ‘form’ of the proposed dwellinghouse in her 

delegated report. She does mention that “the original character of the mews as subsidiary to Camden 

Square has largely been respected in the more modern redevelopments, which are generally of two or 

two-and-a-half storeys and of a high design quality. They take an imaginative approach to 

development in the spirit of a mews’ scale, form, and variety of styles and material”.  
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2.28 We have taken the ‘form’ of the proposed dwelling to mean ‘shape’. The front elevation of the 

property is made up of vertical planes with recesses. The top floor is stepped in from the front 

elevation and has a flat roof. Vertical recesses can be seen on the approved dwellings at 97 Camden 

Mews, highlighted above.  

 

2.29 Camden Mews contains approximately 13 pitched roofs, 12 flat roofs, 2 crown roofs and 1 arched 

roof. We maintain that there are no ‘typical’ roofs in the area. Our own assessment and that set out 

within the Council’s own Conservation Area Statement acknowledges the diversity and individuality of 

design, including roof form, across Camden Mews. The proposed flat roof is not out of place in this 

section of Camden Mews.  

 

254-256 Camden Mews (2015/4553/P) 

 

2.30 This property is located on the same side of Camden Mews and is slightly north-east of the Appeal 
Site. It is located in the same block of terraced properties as the appeal site.  

 
2.31 Planning permission was granted for the reconfiguration, part demolition and extension of sheltered 

accommodation. The proposal included a full-width extension across 5 mews houses located on 
Camden Mews. Officers commented on the application that “new openings would be introduced at 
second floor level however these would be suitably set back 1m from the façade and allow views 
already seen from lower level windows and is therefore of no greater detriment.”  
 

2.32 Officers accepted the large second storey extension as “a consistent parapet height relates to the 
adjoining mews scale and a setback top floor is consistent with the majority of properties in this 
section of Camden Mews. “ 
 

      
                                                             PRE-EXISTING (LEFT) AND APPROVED (RIGHT) FRONT ELEVATION (2015/4553/P) 
 

2.33 The proposed form is further considered appropriate given the specific siting of the property and site 

arrangement; how the building will actually be perceived from both public and private views from 

within the Conservation Area.  

 

 

d. Design 

2.34 The site is handled as two related elements with varied material choices ensuring the visual 'grain' is 

restored. This is an important benefit of the scheme, when compared with the previously approved 

application which showed no respect for the grain of the street. 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.  
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2.35 The refined joinery treatment of the recessed plane enables the various access doors to be treated as 

a complete composition. 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 discreet roof profile largely screened from pedestrian eye level.  

 

2.36 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.  

 

2.37 The replacement dwellinghouse is far superior to the existing building. It will make a positive 
contribution to the established character and appearance of the conservation area through good 
quality design and robust external facing materials. The proposal will meet the aims of improving the 
character and appearance of the conservation area. 
 

2.38 A copy of the officer’s delegated report is attached at Appendix 2. In concluding that the proposed 

projecting bay window at first floor level is “shapeless and overly simplistic form that doesn’t respond 

to the delicate character of the historic gables element. It is considered excessively large and would 

not be subordinate to the host building”, it is clear from the officers delegated report that a 

fundamental part of her assessment was to provide a direct comparison between the existing historic 

gable portion of the dwelling (to the north) and the proposed infill portion (to the south) – finding the 

latter different and more contemporary and therefore unacceptable. 

 

2.39 We find this analysis illogical. It does not follow that the proposed infill is disproportionate or over-

dominant simply because it is a modern design compared with the gable element it adjoins. The 

existing infill does not take any reference from the historic gable portion and it does not intend to.   

 

2.40 However, of most interest is the officers concluding paragraph which states;  

 

“It is not considered that the architectural treatment of the rebuilt historic element and contemporary 
infill is translated to the new floor, and the use of such a large amount of glazing is considered out of 
character along this section of the mews which predominantly features brick with small elements of 
timber” (emphasis added).   
 

2.41 As highlighted in the Design and Access Statement, within the section entitled ‘Street Photographs’, 

which accompanied with application, there are large amounts of glazing along this section of the 

mews. Therefore, the Officer’s assessment is unfounded and incorrect.  

 

2.42 The officer’s comparative assessment is further aggravated by this failure to give due consideration to 

the proposed upper floor in its context, and how it will actually be perceived. How the proposed 

dwelling will be read and perceived from public and private views is precisely the point that the 

appellants have made on numerous occasions to officers – submitting CGI images to understand the 

proposals and its context. 
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2.43 We consider that the proposed development has not been fully understood. 

 

99 Camden Mews (2014/3917/P) 

 

2.44 A previous application for the appeal site, as mentioned on page 4, proposed 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.  

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

this application (which the Council approved) and the current proposals involves the design of the 
front and rear elevations, the internal room layouts and the creation of a slightly larger 2

nd
 floor. The 

previous application did not propose the creation of a basement level.  
 

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

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

property and Conservation Area. 

 

85 Camden Mews (2014/4726/P) 

 
2.47 This property is located on the same side of Camden Mews and is slightly south-west of the Appeal 

Site. It is located in the same block of terraced properties as the appeal site. 
 

2.48 Planning permission was granted for the erection of two storey side and rear extensions following 
demolition of existing garage and rear extension, replacement roof. 
 

2.49 The approved extension takes little inspiration from the host building. This was listed as one of the 
Officer’s concerns regarding the proposal for the appeal site.  

             

                                                                             PRE-EXISTING (LEFT) AND APPROVED (RIGHT) FRONT ELEVATION (2014/4726/P) 

 

2.50 Having regard to the above, and the reason for refusal, we maintain that the proposed dwelling, at 2.5 

storeys, with an infill and upper storey of modern design is wholly appropriate in keeping with the 

established context of the Conservation Area and does not constitute either a disproportionate or 

over-dominant form of development.  
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Reasons for Refusal 3 and 4 

 

2.51 The third and fourth reasons for refusal state that; 
 
“In the absence of a legal agreement securing a Construction Management Plan, would be likely to 
give rise to conflicts with other road users and be detrimental to the amenities of the area generally, 
contrary to Policy T4 of the Camden Local Plan 2017.” 
 

 “In the absence of a legal agreement to secure highway contributions to undertake repair works 
outside the application site, would fail to restore the pedestrian environment to an acceptable 
condition, contrary to Policies T1 and T3 of the Camden Local Plan 2017.” 

 

2.52 It should be noted at this juncture, that a legal agreement was discussed and forwarded to the Council 
during the course of the application. The agreement included the requirement for a Construction 
Management Plan. The applicant was in agreement that such a plan was required. Therefore, the 
third reason for refusal is entirely incorrect.  
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3.0 SUMMARY AND CONCLUSIONS 
 

3.1 This Statement of Case accompanies an appeal against the decision of the London Borough of Camden 
to refuse planning application ref: 2017/5313/P.  
 

3.2 The refusal of the application based on matters of, design is considered to be unsubstantiated given 
the scale and plurality of different buildings seen along Camden Mews.  With regard to the absence of 
legal agreements we consider that this can be addressed by submission of a Unilateral Undertaking. 
The appellants will be submitting such an Undertaking in the near future. 
 

3.3 In light of the significant findings of this report, we respectfully request that this appeal be allowed.  
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APPENDIX 1
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APPENDIX 2
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