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PLANNING STATEMENT 

 
PROPOSED DEVELOPMENT: Erection of a Dormer to rear roof-slope 

 
SITE: 3 Keats Close  Camden  London  NW3 2RP 

 
LOCAL PLANNING AUTHORITY:  London Borough of Camden 

 
APPLICANT: Sebastian Bull 

 
Site Description  

 
This application is for the Erection of a Dormer to rear roof-slope at 3 Keats Close, Camden  

London  NW3 2RP 

The application site comprises a dwelling located within residential area located within a 

Conservation Area in the London Borough of Camden.  The building is not listed. 

The Location Plan below demonstrates the location of the site in respect of its wider 

surroundings. 
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Relevant Planning History   
 
The original planning Application was submitted on behalf of the Applicant by his architects 

in February 2022 under planning reference number 2022/0459/P with the relevant supporting 

documents. This was refused on 21st July 2022 for the following reason: 

 

Time to appeal the decision has expired. As a result, this is a resubmission of that application 

but in undertaking the resubmission this detailed planning statement responds to the refusal 

reason cited on the first application and also deals with the relevant planning issues to be 

taken into account to enable the Council in light of the present circumstances to review the 

matter and conclude that it is safe now to allow the development. 

The neighbouring property now has a planning application in place for a full width single 

storey extension under application reference 2021/5730/P (see photo below).  This 

demonstrates the varied types of property extension and enhancement in the area that are 

being proposed. This should be taken also in the context of the wider area generally where 

there have been many roof extensions and dormers developed, details of which are included 

as part of this statement. 

 

 

Extension to neighbouring property to the left 
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It is noted that the majority of properties along Heath Hurst Road as shown in the photo below  

(the rear of which face this property) already have dormer windows in situ as shown in the 

photo below.  There is therefore a precedent for this type of development in the area. 

 

 

Properties on Heath Hurst Road as seen from the rear of the property  

 

Other Properties within the vicinity of this property and also within the conservation area have 

obtained planning permission on appeal for rear dormers in 2016, copies of such decisions are 

appended to this statement at Appendix 2, they are  similar to the one now proposed for this 

property – a shown in the photos and images below:- 
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Dormer at 1 Gayton Terrace  

 

Proposed Dormers at 37 and 39 Rudall Crescent 
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Proposed Development 
 
It is proposed to construct a dormer to be set in the rear roof-slope of the property to enable 
better residential use to be made of the loft space at second floor level within the roof space 
that was converted into additional living space some years ago.  
 
The house, which is not listed, is located in the Hampstead Conservation Area and is a single-
family dwelling arranged over three floors with a separate rear wing and front and rear 
gardens. Although not listed, the house is identified along with the other houses on Keats 
Close in Camden Council’s ‘Hampstead Conservation Area Statement' as buildings that make 
a positive contribution to the Conservation Area. The rear roof-slope of number 3 is not visible 
from Keats Grove, the mews along the eastern side of Keats Close or any of the surrounding 
roads in the vicinity. The proposed dormer is modest in scale and coupled with the presence 
of the chimney stack that masks the majority of the dormer cheek from the side elevation, 
this ensures that the proposals will not have an impact on the character and appearance of 
the Conservation Area. The materials used are also consistent with the general character and 
appearance of the roofscape of the Conservation Area. 
 

The rear roof-slope of number 3 is not visible from the mews or any of the surrounding roads 
in the vicinity. The loft space at second floor level within the roof space was converted into 
additional living space in 1980 and linked to the lower floors by a new staircase. Planning 
permission reference E8/9/15/29369 from February 1980 notes the creation of 
accommodation within the loft space and formation of a dormer window as constituting 
permitted development whilst also granting consent for an extension over the garage to the 
rear. A subsequent application for a dormer in the rear roof-slope reference PW9902506 was 
refused in August 1999 by reason of its bulk and size. As the Conservation Area was designated 
in 1968 we are unclear as to why a sizable dormer would be deemed to be permitted 
development in 1980 and then refused in 1999 particularly as it could be argued that it forms 
part of a planning permission that was granted and then partially executed but not fully 
completed. See Appendix 1 herewith  
 
The dormer now proposed to the rear roof-slope is significantly smaller in scale and extent to 
that shown on the 1980 planning consent drawings and it is presumed that on the 1999 
planning application.  Unlike the 1980 planning consent scheme, the existing chimneystack to 
the rear roof-slope has been retained with the dormer set well away from the chimneystack 
and off the line of the party wall with the adjoining house. The presence of the chimneystack 
masks the majority of the dormer cheek from the side elevation although the rear roof-slope 
of number 3 is not visible from the mews or any of the surrounding roads in the vicinity. As 
such the proposals will not have an impact on the character and appearance of the 
Conservation Area. It is modest in scale and smaller than many of the dormers added to the 
rear roof-slopes of properties in the vicinity and throughout the Conservation Area.  
 
The proposed dormer will be finished with a leadwork roof and cheeks that will complement 
the leadwork dressings to the existing roof. The windows within the dormer will be white 
painted timber framed to match those to the remainder of the house and will have a similar 
arrangement to maintain visual continuity. Again, they are consistent with the general 
character and appearance of the roofscape of the Conservation Area 
 
The Existing and Proposed site plans that accompany this application are also shown below, 

for ease of reference. 
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National Planning Policy Framework 

 

The following sections of the NPPF are relevant to this application, with HEAL commentary 

shown in bold: 

Paragraph 8: 

Achieving sustainable development means that the planning system has three overarching 

objectives, which are interdependent and need to be pursued in mutually supportive ways (so 

that opportunities can be taken to secure net gains across each of the different objectives): 

a) an economic objective – to help build a strong, responsive and competitive economy, 

by ensuring that sufficient land of the right types is available in the right places and at 

the right time to support growth, innovation and improved productivity; and by 

identifying and coordinating the provision of infrastructure;  
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The proposal would create employment for local builders, suppliers and trades people who 

may have struggled to find work due to the long-lasting impact of Covid-19, thus in turn 

contributing to the local economy. 

b) a social objective – to support strong, vibrant and healthy communities, by ensuring 

that a sufficient number and range of homes can be provided to meet the needs of 

present and future generations; and by fostering well-designed, beautiful and safe 

places, with accessible services and open spaces that reflect current and future needs 

and support communities’ health, social and cultural well-being.  

The proposal would create more usable habitable space, better facilitating modern family 

living within the dwelling and therefore meeting the social objective. 

c) an environmental objective – to protect and enhance our natural, built and historic 

environment; including making effective use of land, improving biodiversity, using 

natural resources prudently, minimising waste and pollution, and mitigating and 

adapting to climate change, including moving to a low carbon economy.  

 
The addition of the Dormer will have a neutral impact on the environment and ecology as 

the site is already developed. The number of dwelling occupants would remain the same, 

having no added effect on carbon emissions, thus complying with the environmental 

objectives. 

The proposal fully accords with paragraph 8.  
 
 

Paragraph 11:  

Plans and decisions should apply a presumption in favour of sustainable development.  

“For decision-taking this means:  

c) approving development proposals that accord with an up-to-date development plan without 

delay; or  

d) where there are no relevant development plan policies, or the policies which are most 

important for determining the application are out-of-date, granting permission unless:  

i. the application of policies in this Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development 

proposed; or  
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ii. any adverse impacts of doing so would significantly and demonstrably outweigh 

the benefits, when assessed against the policies in this Framework taken as a 

whole.” 

The proposal accords with paragraph 11 c) of the NPPF and as such, planning permission 

should be forthcoming.  

Paragraph 38 relates to decision-making of Local Planning Authorities and all other levels. It 

states that decision-takers at every level should seek to approve applications for sustainable 

development where possible. 

The proposal constitutes sustainable development for the rationale outlined above, and 

therefore planning permission should be granted. 

 
Paragraph 130 in Section 12 details planning polices and decision that should ensure 

all developments: 

a) will function well and add to the overall quality of the area, not just for the short term but 
over the lifetime of the development; The proposed works will not deter from this 
 
b) are visually attractive as a result of good architecture, layout and appropriate and effective 
landscaping; The rear roof slope of number 3 is not visible from Keats Grove, the mews along 
the eastern side of Keats Close or any of the surrounding roads in the vicinity. The proposed 
dormer is modest in scale The proposed dormer will be finished with a leadwork roof and 
cheeks that will complement the leadwork dressings to the existing roof. The windows 
within the dormer will be white painted timber framed to match those to the remainder of 
the house and will have a similar arrangement to maintain visual continuity. Again they are 
consistent with the general character and appearance of the roofscape of the Conservation 
Area 
 
 c) are sympathetic to local character and history, including the surrounding built environment 
and landscape setting, while not preventing or discouraging appropriate innovation or change 
(such as increased densities); As per the comment above  
 
d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, 
building types and materials to create attractive, welcoming and distinctive places to live, 
work and visit;  The proposed works will not deter from this 
 
e) optimise the potential of the site to accommodate and sustain an appropriate amount and 
mix of development (including green and other public space) and support local facilities and 
transport networks; and The proposed works will not deter from this 
 
f) create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users and where crime and 
disorder, and the fear of crime, do not undermine the quality of life or community cohesion 
and resilience.  The proposed works will not deter from this 
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Paras 134 . Development that is not well designed should be refused, especially where it fails 
to reflect local design policies and government guidance on design, taking into account any 
local design guidance and supplementary planning documents such as design guides and 
codes. Conversely, significant weight should be given to:   
 
a) development which reflects local design policies and government guidance on design, 
taking into account any local design guidance and supplementary planning documents such 
as design guides and codes; and/or  
b) outstanding or innovative designs which promote high levels of sustainability, or help raise 
the standard of design more generally in an area, so long as they fit in with the overall form 
and layout of their surroundings. The proposal is well designed as detailed under the 
Proposed Development heading  
 
Paragraph 194 in Section 16 requires the significance of any heritage assets that are affected 
by a planning application to be assessed and the potential impact of the proposal on their 
significance to be understood.  
 
In this instance the heritage asset is the Hampstead Conservation Area that the house forms 
part of. Although not listed the house is identified along with the other houses on Keats 
Close in Camden Council’s ‘Hampstead Conservation Area Statement' as buildings that make 
a positive contribution to the Conservation Area.  
 
The rear roof slope of number 3 is not visible from Keats Grove, the mews along the eastern 
side of Keats Close or any of the surrounding roads in the vicinity. The proposed dormer is 
modest in scale and smaller than many of the dormers added to the rear roof-slopes of 
properties in the vicinity and throughout the Conservation Area. Coupled with the presence 
of the chimneystack that masks the majority of the dormer cheek from the side elevation, 
this ensures that the proposals will not have an impact on the character and appearance of 
the Conservation Area. The materials used and the external appearance of the dormer are 
also consistent with the general character and appearance of the roofscape of the 
Conservation Area. 
 
 
This is a general strategic policy under which all applications are assessed. The 

development proposed is both sustainable and appropriate and thus, accords with 

this policy. 

 
 
Local Plan Considerations 

 
Extracts which are relevant to support this application and which were the basis of 

the original refusal from the Camden Local Plan 2017 and the Hampstead 

Neighbourhood Plan 2018 are included below with HEAL commentary as 

appropriate in bold: 

Camden Local Plan 2017: 
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‘Policy D1  - Design  
 
Good design is essential to creating places, buildings, or spaces that work 
well for everyone, look good, last well and will adapt to the needs of future 
generations. The National Planning Policy Framework establishes that planning 
should always seek to secure high quality design and that good design is 
indivisible from good planning. 
 
The Council will seek to secure high quality design in development. The 
Council will require that development: 
 
a. respects local context and character; 
b. preserves or enhances the historic environment and heritage assets in 
accordance with Policy D2 Heritage; 
c. is sustainable in design and construction, incorporating best practice in 
resource management and climate change mitigation and adaptation; 
d. is of sustainable and durable construction and adaptable to different 
activities and land uses; 
e. comprises details and materials that are of high quality and complement 
the local character; 
f. integrates well with the surrounding streets and open spaces, improving 
movement through the site and wider area with direct, accessible 
and easily recognisable routes and contributes positively to the street 
frontage; 
g. is inclusive and accessible for all; 
h. promotes health; 
i. is secure and designed to minimise crime and antisocial behaviour; 
j. responds to natural features and preserves gardens and other open 
space; 
k. incorporates high quality landscape design (including public art, where 
appropriate) and maximises opportunities for greening for example 
through planting of trees and other soft landscaping, 
l. incorporates outdoor amenity space; 
m. preserves strategic and local views; 
n. for housing, provides a high standard of accommodation; and 
o. carefully integrates building services equipment.  
 
Local context and character 
The Council will require all developments, including alterations and extensions 
to existing buildings, to be of the highest standard of design and will expect 
developments to consider: 
• character, setting, context and the form and scale of neighbouring buildings; 
• the character and proportions of the existing building, where alterations and 
extensions are proposed; 
• the prevailing pattern, density and scale of surrounding development; 
• the impact on existing rhythms, symmetries and uniformities in the 
townscape; 
• the composition of elevations; 
• the suitability of the proposed design to its intended use; 
• inclusive design and accessibility; 
• its contribution to public realm and its impact on views and vistas; and 
• the wider historic environment and buildings, spaces and features of local 



11 
 

historic value. 
 
The proposal meets with these requirements in that the rear roof slope of number 3 is 
not visible from Keats Grove, the mews along the eastern side of Keats Close or any of the 
surrounding roads in the vicinity. The proposed dormer is modest in scale and smaller than 
many of the dormers added to the rear roof-slopes of properties in the vicinity and 
throughout the Conservation Area. Coupled with the presence of the chimneystack that 
masks the majority of the dormer cheek from the side elevation, this ensures that the 
proposals will not have an impact on the character and appearance of the Conservation 
Area. The materials used and the external appearance of the dormer are also consistent 
with the general character and appearance of the roofscape of the Conservation Area. 
 
 
Policy D2 Heritage 
 
The Council will: 
a. require that development within conservation areas preserves or, where 
possible, enhances the character or appearance of the area; 
b.. resist the total or substantial demolition of an unlisted building that 
makes a positive contribution to the character or appearance of a 
conservation area; 
c.. resist development outside of a conservation area that causes harm to 
the character or appearance of that conservation area; and 
d. preserve trees and garden spaces which contribute to the character 
and appearance of a conservation area or which provide a setting for 
Camden’s architectural heritage. 
 
The proposal meets with these requirements in that the rear roof slope of number 3 is not 
visible from Keats Grove, the mews along the eastern side of Keats Close or any of the 
surrounding roads in the vicinity. The proposed dormer is modest in scale and smaller than 
many of the dormers added to the rear roof-slopes of properties in the vicinity and 
throughout the Conservation Area. Coupled with the presence of the chimneystack that 
masks the majority of the dormer cheek from the side elevation, this ensures that the 
proposals will not have an impact on the character and appearance of the Conservation 
Area. The materials used and the external appearance of the dormer are also consistent 
with the general character and appearance of the roofscape of the Conservation Area. 
 
Hampstead Neighbourhood Plan 2018 
 
Policy DH1 Design  
 
1. Development proposals should demonstrate how they respond and contribute 
positively to the distinctiveness and history of the character areas identified in 
Map 2 and Appendix 2 through their design and landscaping. 
2. Development proposals should demonstrate how they respect and enhance 
the character and local context of the relevant character area(s) by: 
a. Ensuring that design is sympathetic to established building lines and 
arrangements of front gardens, walls, railings or hedges. 
b. Incorporating and enhancing permeability in and around new 
developments to secure safe and convenient access for pedestrians and 
cyclists, and avoiding lockable gates and fencing that restricts through 
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access. 
c. Responding positively and sympathetically to the existing rhythm, 
proportion, height, scale, massing, materials and storey heights of 
surrounding buildings. 
d. Protecting the amenity and privacy of neighbouring properties. 
e. Demonstrating how the proposal protects and enhances the views as 
shown on Map 4. 
3. All development proposals which are required to produce a design and 
access statement will need to produce additional information on how the 
proposal conserves and / or enhances the relevant character area(s) relating 
to that proposal. 
4. Development proposals that fail to respect and enhance the character of the 
area and the way it functions will not be supported 
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Extract of Appendix 2 referred to above: 
 
Character Area E: Hampstead Heath The 790-acre Hampstead Heath, a unique relic of 
London’s former countryside located on the Hampstead-Highgate ridge is the area’s 
most spectacular feature and gives Hampstead its identity and character. The Heath is 
a Site of Metropolitan Importance for Nature Conservation and part of Kenwood is a 
Site of Special Scientific Interest. It is owned and managed by the Corporation of 
London While the Heath is a separate and distinct character area it is not specifically 
addressed in this Plan as it is subject to a range of protection and management 
guidelines by various agencies and overseen by the Heath and Hampstead Society. 
However the importance of the Heath to the quality and character of Hampstead’s 
built areas cannot be underestimated and all new developments, particular along the 
fringes of the Heath or those that have a visual relationship with it should minimise 
any impact on it. 
 
DH2 – Conservation Areas and Listed Buildings 
 
1. Planning applications within a Conservation Area must have regard to the 
guidelines in the relevant Conservation Area Appraisal(s) and Management 
Strategies. 
2. In reference to NPPF paragraphs 131 to 136, the Plan provides further 
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guidance on the application of these policies below. Commented on above under the NPPF 
Heading of this statement 
3. New development should take advantage of opportunities to enhance the 
Conservation Areas by protecting and, where appropriate, restoring original 
architectural features, including walls, windows, doors, etc., that would 
make a positive contribution to the Conservation Areas. 
4. Development proposals must seek to protect and/or enhance buildings (or 
other elements) which make a positive contribution to the Conservation 
area, as identified in the relevant Conservation Area Appraisals and 
Management Strategies  
 
We would repeat our comments under D1 and D2 above in support of the 
proposal as follows: 
 
The proposal meets with these requirements in that the rear roof slope of number 3 is 
not visible from Keats Grove, the mews along the eastern side of Keats Close or any of the 
surrounding roads in the vicinity. The proposed dormer is modest in scale and smaller than 
many of the dormers added to the rear roof-slopes of properties in the vicinity and 
throughout the Conservation Area. Coupled with the presence of the chimneystack that 
masks the majority of the dormer cheek from the side elevation, this ensures that the 
proposals will not have an impact on the character and appearance of the Conservation 
Area. The materials used and the external appearance of the dormer are also consistent 
with the general character and appearance of the roofscape of the Conservation Area. 
 
 
Conclusion 

 

The Applicant seeks to add a dormer to the rear roof scape to enable better use of the loft 

space at second floor level within the roof space that was converted several years ago. we 

have submitted a comprehensive statement here to support which fully considers and 

presents the case in support and fully responds to the refusal reason on the previous 

application such that it is safe now to approve this application. 

The proposal fully accords with Local Policy and meets the objectives of the NPPF, comprising 

sustainable development. On this basis and in accordance with paragraph 11 c), planning 

permission should therefore be granted. 
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Recommendation 

 

The Council is respectfully requested to approve this application. 

 
HEAL Planning 
11 St. Mary’s Place 
Shrewsbury 
SY1 1DZ 
 
 
Appendix 1 – original drawing from the 1980 application and Permission for 
Development 
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Appendix 2 – Decisions in respect of 1 Gayton Crescent and 37/39 Rudall Crescent   
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