


[bookmark: _Hlk68096665]CRITICAL APPRAISAL IN REGARD TO APPLICATION FOR ROOF EXTENSION AT 17 FITZROY ROAD
 
PRIMROSE HILL CONSERVATION AREA STATEMENT (referred to as the Statement) 
(Direct quotes from the Statement are in italics)
(Appendix at the back, Schedules attached)

1)  INTRODUCTION

HISTORY
The Primrose Hill Conservation Area was designated on 1st October 1971 and extended to include the north part of Erskine Road on the 18th June 1985. The designation report notes that the character of the area is made up of a series of well laid out Victorian terraces. It is residential in character, although there are a number of local industries, and it has its own shopping centres, a primary school and, because of the vicinity of Primrose Hill, is extremely well provided with open space

PURPOSE
The Statement describes the character of the area, provides an outline of the key issues and identifies development pressures which are currently a cause of concern.  The statement also sets out the key policy framework relevant to the Conservation Area and formulates specific guidance for it.

For the purposes of this Statement the Conservation Area is divided into four sub-areas entitled:
• Regent’s Park Road South
• Central Area
• Regent’s Park Road North
• Gloucester Crescent

FITZROY ROAD IS IN SUB-AREA TWO :  CENTRAL AREA
2)  LIMITATIONS TO THIS APPRAISAL

BY AREA
This Appraisal is limited to the roads in the immediate vicinity of 17 Fitzroy Road. The area covered by the appraisal is shown on the attached plan. The roads are :

1) Fitzroy Road 
2) Chalcot Road as far as Chalcot Square in one direction and as far as Egbert Street and Manley Street in the      other direction. 
3) The terrace of houses 2 to 14 Egbert Street backs onto 17 Fitzroy Road. This terrace is included for that reason.  
4) Gloucester Avenue adjoining the junction with Fitzroy Road.

The following properties in this area are excluded from the Appraisal for the reasons noted :
a) Dumpton Place. A short street. The tall boundary wall to the railway blocks the end of the street.
It has modern brick buildings, bland in character and of little interest.  
b) Property on backland (therefore hidden behind the houses on the street) :
Hopkinsons Place, Primrose Hill Studios and the house on the site of Gordon Fraser.   
8 Fitzroy Road (part of the terrace opposite No 17) now a house but used to be a light industrial unit.






BY BUILDING TYPE

The Appraisal is limited to Mid Victorian Residential Terraces as defined in the Statement 
(see Appendix – Building Types)
 
Mid Victorian terraces have inverted butterfly roofs hidden behind parapets to the front street view
The terrace 5 to 17 Fitzroy Road (odd) is a Mid Victorian Terrace
Mid Victorian Terraces are subject to PH21 

The appraisal excludes Late Victorian Terraces as defined in the Statement
(see Appendix – Building Types)
Late Victorian Terraces have exposed slate pitched roofs visible from the street in contrast to Mid Victorian Terraces where the roofs are hidden.
Late Victorian Terraces are subject to a different policy, PH22 

BY POLICY
The Appraisal looks only at those parts of the Statement which directly or indirectly affect “Roof Extensions”.

The only development allowed to the exterior of the terraces covered in this Appraisal have been to the rear of these buildings which are largely not visible from the street or by building roof extensions which are mostly visible from the street. The Statement provide Guidelines, Analysis and detailed policies to cover those areas where it allows limited development .

3) AUDIT in STATEMENT

[bookmark: _Hlk67401739]All the terraces in the area covered by this Appraisal are included in the list of buildings which make a positive contribution to the Conservation Area (see Appendix – Buildings which Make a Positive Contribution)

This audit guides the selection of buildings to which policies are applied.

4) ASPECTS OF STATEMENT WHERE THE IMPACT OF ROOF EXTENSIONS ARE ASSESSED

 PRINCIPAL ROADS   (See Appendix – Principal Roads)

The principal roads in the “Central Area” are described and aspects of views from the streets are identified. 
For the purpose of this Appraisal the comment on Roof Terraces was :

Large groups of terrace properties are visible from most vantage points and features such as roof extensions (where they exist) are frequently prominent. This can sometimes create a canyon-like character, particularly when the road is wide enough for large groups of buildings to be visible on either side.

The roof extension to 17 Fitzroy Road is next to the more prominent Princess of Wales public house and will be partly hidden by the roundels at the front. It will not be prominent in views from Fitzroy Road.

To assess the phrase  “can create a canyon-like character, particularly when the road is wide enough for large groups of buildings to be visible on either side” is  more difficult.
The reality is that, for example, giving planning permission for the roof extensions partly hidden by roundels to the two opposing terraces 26 to 36 Fitzroy Road and 19 to 29 Fitzroy Road does partly create such an effect. 
It is, however, not significant in its impact on the streetscape, and has been readily accepted by people in Primrose Hill. Such an effect is evident in many other streets due to the large number of roof extensions everywhere.
It would certainly be much more significant in narrow streets such as Chalcot Crescent (outside the area of this Appraisal).  

SIGNIFICANT VIEWS  (See Appendix – Significant Views)

The only significant views which include 17 Fitzroy Road are : 
Fitzroy Road: view south west towards Primrose Hill
Fitzroy Road: view north east towards Roundhouse Into mews and alleyways from principal and secondary roads

1) The most significant view is looking down Fitzroy Road towards Primrose Hill Park with its backdrop of trees and the park framing the end of the street. 

The roof extensions built at 26 to 36 Fitzroy Road (even) and 19 to 29 Fitzroy Road (odd) are on the park side of the Chalcot Road/Fitzroy Road crossroads. These roof extensions are prominent and impact the view towards the park.

The two roof extensions at 37 & 38 Chalcot Road (continuous) are very prominent. They significantly impact the view when looking towards Primrose Hill from the Roundhouse side of the Fitzroy Road/Chalcot Road crossroads. 

This is in contrast to 17 Fitzroy Road. 
No 17 is set back behind the Princess of Wales and does not impact this view.  

2)  The view in Fitzroy Road looking towards the Roundhouse.

In the  view from the Primrose Hill Park end of Fitzroy Road, No 17 Fitzroy Road is set back behind the Princess of Wales and is hidden from this view. It is partly hidden by the Princess of Wales as you approach closer to the Chalcot Road crossroads. 

The proposed roof extension to No 17 with the roundels will have a minimal if any impact on this view.  

ROOF EXTENSIONS

There are a very significant number of roof extensions to Mid Victorian Houses in the area covered by this Appraisal. See the attached plan. 
An analysis of these roof extensions showing the % extended to each terrace is as follows : 

Fitzroy Road  between Chalcot Road and Gloucester Avenue 
Nos 2 to 24 (even) : 11 houses (excludes No 8 on backland), 10 extended       90% 
Nos 5 to 17 (odd) : 8 houses, one extended                                                           12.5% 

Fitzroy Road between Chalcot Road and Primrose Hill park
Nos 26 to 36 (even) : 6 houses, all extended                                                          100%
Nos 19 to 29 (even) : 6 houses, all extended                                                          100%

Chalcot Road between Fitzroy Road and Chalcot Square
Nos 25 to 30 (continuous) : 6 houses, all extended                                              100%
Nos 31 to 38 (continuous) : 8 houses, 6 extended                                                 75%                               

Chalcot Road between Fitzroy Road and Egbert Street/Manley Street  
Nos 14 to 21 (continuous) :  8 houses, 5 extended                                               62.5%
Nos 40 to 50 (continuous) : 11 houses, 8 extended                                              72.7%   



Gloucester Avenue from Fitzroy Road towards Edis Street          
Nos 109 to 127 (odd) :    10 houses, all extended                                                  100%

Gloucester Avenue from Fitzroy Road towards Regents Park Road
Nos 129 to 143 (odd) :   9 houses, 8 extended                                                        88.8% 

The number and indeed variety of roof extensions can be seen by walking around these streets.

This schedule shows clearly the policy anomaly of resisting roof extensions to the terrace 5 to 17 Fitzroy Road in contrast to the roof extensions which have been built/Planning Permissions granted for similar properties in Fitzroy Road and the immediately surrounding streets.

SEE PLAN ATTACHED SHOWING MID VICTORIAN HOUSES WITH ROOF EXTENSIONS OUTLINED IN BLUE
17 FITZROY ROAD OUTLINED IN RED   (page 5 below)
 
Schedules by street from the Planning Register covering the houses in this Appraisal are attached:  
Fitzroy Road, Chalcot Road, Egbert Street, Gloucester Avenue.

(NB Manley Street is a side street opposite the modern Auden Place development. Primrose Hill Studios are on backland. None of these properties are on Principal Roads or backing onto 5 to 17 Fitzroy Road, for these reasons they are not included in this appraisal.) 

5) SUMMARY

The Statement and Conservation Area Policy have been successful in maintaining the general character and appearance of Primrose Hill by preventing demolition of the original Victorian houses and safeguarding the frontages, street furniture, railings to terraces etc.   The limited development allowed to the exteriors of Mid Victorian Terraces including roof extensions has fitted in with the overall policy.

The significant number of roof extensions already built reflect a sensible and proportionate policy of limited development whilst maintaining the general character of the area. Provided roof extensions are built to a proper standard and well designed, further such extensions will increase residential accommodation whilst maintaining the character of Primrose Hill. The restoration of lost/missing decorative features such as the roundels to the front parapets will add to the character of the area.  


C Lumley-Ellis FRICS  31 March 2021



Attached to this Appraisal are schedules of entries from the planning register for roof extensions to Mid Victorian Houses in the following streets :
Fitzroy Road
Chalcot Road
Egbert Street
Gloucester Avenue 
(Limited to the area shown on the plan on page 5 below.)



MID VICTORIAN HOUSES WITH ROOF EXTENSIONS OUTLINED IN BLUE
No 17 outlined in red
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APPENDIX – BUILDING TYPE
MID VICTORIAN RESIDENTIAL TERRACES
Terraces usually consist of at least five buildings that are uniform in character. Each building is three storeys high with a raised ground floor, basement and lightwell surrounded by railings to the main street elevation. Principal elevations are flat fronted with pairs of sash windows defining each floor and the original roof form hidden from view by a horizontal parapet. To the rear elevation, the windows are staggered in order to serve the staircase landing, and the roof form has a butterfly profile. A number of properties also have a rear closet wing to half width and part height of the main building. Each terrace is constructed in London stock brick with decorative stucco features to the front elevation, usually painted white or cream, which serves to unify the terrace. These stucco features often include a rusticated ground floor, projecting window cills and hoods (usually to ground and first floors), moulded window surrounds, parapets and balustrades. A number of properties have projecting door hoods or porch features supported by columns.


LATE VICTORIAN TERRACES
At the southern end of Fitzroy Road there are a number of terrace houses that were built in the late 19th century. These properties have distinctive architectural features to the front elevation including shallow pitched roofs with overhanging eaves, prominent chimney stacks, deeply recessed front doors, and bay windows at ground and basement levels with Italianate column details. Also distinctive to the properties on the east side of Fitzroy Road are large lightwells with decorative ironwork and low front boundary walls surmounted with an ornamental metal spike. These walls replaced the railings removed during World War II.

The appraisal excludes Late Victorian Terraces as defined in the Statement 
In the area covered by the appraisal these addresses are :

38 to 42  Fitzroy Road  (even) 
The Piano Factory
46 to 50 Fitzroy Road (even)
31 to 39 Fitzroy Road (odd)
41 to 49 Fitzroy Road (odd) 
55/57 Fitzroy Road (odd) semi detached houses
In addition 1/3 Fitzroy Road (odd) also semi detached houses


APPENDIX – BUILDINGS WHICH MAKE A POSITIVE CONTRIBUTION

A number of buildings are notable because of their value as local landmarks, or as particularly good examples of the local building tradition. Such buildings, whilst not statutorily listed are nevertheless important local buildings in their own right and make a positive contribution to the character and appearance of the Conservation Area. The distinct quality of Primrose Hill is that it largely retains its homogenous mid-late 19th century architectural character. For this reason, most of the 19th century buildings make a positive contribution to the character and appearance of the Conservation Area. The general presumption should therefore be in favour of retaining such buildings. Although not listed, the Government requires that proposals to demolish these buildings should be assessed against the same broad criteria as proposals to demolish listed buildings (PPG 15, paragraphs 3.16 - 3.19).

The unlisted buildings which make a positive contribution to the special character and appearance of the area are as follows:
Chalcot Square 34-39 consecutive
Chalcot Road 1-66 consecutive, Utopia Village
Egbert Street 1-13 odd, 2-14 even
Fitzroy Road 1-57 odd, 2-50 even, works at 8 & 10
Gloucester Avenue  52-150 (even),  67 to 183 (odd)   



APPENDIX – PRINCIPAL ROADS

The principal roads include Chalcot Road, Gloucester Avenue, Fitzroy Road and Princess Road. These roads
intersect to form a grid pattern and are largely straight, with the exception of Princess Road, which curves to form a small crescent at its southern end and Gloucester Avenue, which curves sharply and rises at its north end. These roads are of a consistently generous width with wide pavements and central street parking. In addition to these roads, narrower secondary roads penetrate the blocks.

[bookmark: _Hlk67395122]The width of the principal roads and the numerous intersections allow long views of buildings within these streets and adjoining streets. Large groups of terrace properties are visible from most vantage points and features such as roof extensions (where they exist) are frequently prominent. This can sometimes create a canyon-like character, particularly when the road is wide enough for large groups of buildings to be visible on either side. Other significant views are of the rears of terraces that face onto principal roads and their small, narrow garden spaces. These gardens often contain mature trees and are bounded by medium height brick walls that side on to secondary roads and alleyways. A significant example of this is the section of Chalcot Road between Edis Street and Princess Road, where the rears of properties and garden spaces to these two latter roads are highly visible.

APPENDIX -  SIGNIFICANT VIEWS

The views listed in the area covered by the appraisal are noted below :

Chalcot Road: view north west towards Chalcot Square
Fitzroy Road: view south west towards Primrose Hill
Fitzroy Road: view north east towards Roundhouse
Into mews and alleyways from principal and secondary roads
Gloucester Avenue: view downhill from the north end of the Avenue looking south towards bend in road and stepped buildings
Gloucester Avenue: view uphill from junction with Fitzroy Road looking north west towards bend in road and
stepped buildings
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