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further)
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Line of existing ground
floor rear extension

Existing garden hard
surfaced terrace line

Steps leading down to
garden do not extend
past the existing hard
surfaced terrace line.
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PLANT
 

RC piles. Refer to structrual
engineer's report and drawings

for further details.

Fan coil unit within ceiling
void to serve Flexible

Space.

Fan coil unit within
ceiling void to serve
kitchen on ground

floor above.

Ceiling extract grille.

Ceiling extract grille.

Exhaust ductwork rises into ground
floor Pantry above and terminates

through house side elevation.
Sump
Pump

Existing drainage route
above (below ground

floor level).

Foul and surface water below
the ground floor level pumped
up to existing drainage route
and to discharge via existing

route.
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750mm wide (P1
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wide). And no. of risers
reduced by two so stair

is steeper.
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Steps leading down to
garden do not extend past
the existing hard surfaced

terrace line.

Existing garden hard
surfaced terrace line

Narrow angled slot
windows provide west

light and interest on the
elevation, but avoid any

overlooking.
Glazing to be slim double

glazing.

Glazing in setback
position to avoid

overlooking and help
delineate separate

volumes.
Glazing to be slim

double glazing.

Existing courtyard area
enclosed, with glazed roof to
provide natural light to family
room and lower ground floor

below
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the boundary, 
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in of the 
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conservatory 

1.
8m
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0.55m Setback
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Views through to the 
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and interest on the
elevation, but avoid any

overlooking.
Glazing to be slim double

glazing.

Glazed elevation to 
maximize views over 
the garden and 
glazing is set-in with 
deep reveals to 
creates a layered, 
stronger 
architectural design.
Glazing to be slim 
double glazing.

Balustrade raised to 1.5m to 
avoid overlooking onto No.23 
but still lower than balustrade 
on balcony at No.23Entrance hall opened

up and stairs balustrade
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original design

Principle rooms
restored.

Decorative ceilings
restored and lost

elements reinstated
to match existing

New opening between
rooms but modest size
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retained

Stair to lower ground floor
positioned to avoid any
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Ground floor stair
treads increased to

250mm
Existing window
position retained.

Kitchen hob extract
where ductwork

connects below worktop
within the floor and
terminates to side

elevation.

Extract fan exhaust
ductwork rises from lower

ground floor below and
terminates to side

elevation.

Wall mounted fan coil
unit to serve Study.

Wall mounted fan coil
unit to serve Family

Room.

New timber bin store in
more discrete location
than exising bin store.

New floor finishes to
replace modern floor
finishes throughout

this floor.

Existing
drainage route
to be utilised.

Position of proposed
wall change slightly due

to existing window
position in Pantry being

retained.

Pocket door switched to
other side due to

existing position of
window in Pantry being

retained.
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Stair made narrower to
750mm wide (P1

version was 850mm
wide). And no. of risers
reduced by two so stair

is steeper.
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Drop in ceiling here
similar to existing.

Proposed downstand
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thickness as existing
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be set back.
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enclosed, with glazed roof to

provide natural light to the
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Existing slimline double
glazed window.

Existing window
unblocked up

internally to provide
more natural light.
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to serve Bedroom 1.

Proposed
photovoltaic panels.
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replace modern floor
finishes throughout
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Steps retained to

keep level change.

Two proposed
door locations
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Existing door fixed
shut and seen from
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Proposed extension
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Wall mounted fan coil unit
to serve Bedroom 3.

Existing slimline double
glazed window.

New floor finishes to
replace modern floor
finishes throughout

this floor.

Level change is
retained down to

bedroom.

Two proposed
door locations

changed due to
steps in Hall being

retained.

Steps retained to
keep level change.

Internal
bathroom

layout
amended.

Proposed door
location changed
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Hall being
retained.
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retained.
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25 OAKHILL AVENUE 
 

27
 

23
 

Existing windows and location 
retained.

Elevated 2 storey extension 
at No.23

Gap increased

Line of existing Existing courtyard area
enclosed, with glazed roof to

provide natural light to the
family room and lower

ground floor

Extension set in 1.8m
from the boundary,

double the set in of the
existing conservatory

1.8m

Steps leading down to garden 
do not extend past the existing 
hard surfaced terrace line.  

Balustrade raised to 1.5m to 
avoid overlooking onto No.23 
but still lower than balustrade 
on balcony at No.23

Proposed parapet in line 
with top of existing ridge 
and lower than No.23

Glazed elevation to maximize views 
over the garden and glazing is set-in 
with deep reveals to creates a layered, 
stronger architectural design. 
Glazing to be slim double glazing. 

Conservation-style rooflights
with slim double glazing.

Discrete
air brick.

Tile replacement
roof exhaust

cowel.

Shallow stone parapet cap.

Existing windows
retained.

Retained windows will
be repaired and

refurbished where
viable with draft seals

added.

This part of the extension to
be set back.
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Line of existing rear extension and terrace

No.27 fence line

Existing fence line

No.27 rear extension

Green wall trellis

Balustrade raised to 1.5m to avoid overlooking
onto No.23 but still lower than balustrade on

balcony at No.23

Proposed shallow stone parapet cap in line
with top of existing ridge and lower than

No.23

Narrow angled slot windows provide east
light and interest on the elevation, but

avoid any overlooking

Existing window and
location retained.

Appearance of side elevation
improved by removing some

poorly desinged drainage pipe
runs. Drainage pipework design

is rationalised.

Existing unsightly
metal vent grille

removed from this
location.

Existing unsightly
metal louvered vent
grille removed from

this location.

Existing unsightly
metal louvered vent
grille removed from

this location.

Discrete air brick.

Discrete air brick.

Discrete air brick.

Discrete air
brick.

Discrete air
brick.

Tile replacement
roof exhaust

cowel.

Extension formed in
carefully selected red

brickwork to match the
host property, laid in

English Bond as on the
original house.

All existing windows on this
elevation retained.

Existing window and
location retained.

Retained windows will
be repaired and

refurbished where
viable with draft seals

added.

Conservation-style rooflight
with slim double glazing.

P1 12.10.22 issued for Planning

PLANNING

P2 issued for Planning

P3

ALL BLUE
CLOUDED

AREAS ARE
CHANGES
FROM P1
DRAWING
REVISION.

01.03.23
P3 issued for Planning14.03.23



do not scale drawing

rev date note

copyright tff architects ltd

10.12.21

project

date

scale

  dwg no

rev

25 OAKHILL AVENUE 
LONDON NW3 7RD

253 063

1:100 @ A3

250 kennington lane
london SE11 5RD

t: 020 7091 9800
f: 020 7091 9830

office@tffa.co.uk
www.tffa.co.uk

 drawing

PROPOSED SIDE ELEVATION

4

5m

3

2

1m

1m 4 5m32

P R O P O S E D   S I D E   E L E V A T I O N

1 : 1 0 0   @   A 3 
1

Existing fence line 

No.23 rear extension balcony

No 23 Oakhill Avenue

Line of existing rear extension and terrace

Elevated 2 storey extension at No.23

Balustrade raised to 1.5m to avoid overlooking 
onto No.23 but still lower than balustrade on 
balcony at No.23

Proposed shallow stone parapet cap in 
line with top of existing ridge and lower 
than No.23

Narrow angled slot windows provide west 
light and interest on the elevation, but 
avoid any overlooking 

Tile replacement
roof exhaust

cowel.

Extension formed in carefully selected red 
brickwork to match the host property, laid in 
English Bond as on the original house.
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No.27 rear extension

No.27 fence line

Existing fence line
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Existing courtyard area enclosed, with
glazed roof to provide natural light to family

room and lower ground floor

One consistent
floor level

at ground floor only.

FAMILY ROOM
 

BEDROOM 6
 

BEDROOM 1
 

EN SUITE
 

DRESSING ROOM
 

EN SUITE
 

EN SUITE
 

Extract fan carefully set within
existing ceiling void. Existing

ceiling is non-original.

Stair made narrower,
steeper and smaller.
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No.27 rear extension

No.27 fence line

Existing fence line

Line of existing rear extension and terrace

No.27
 

Existing courtyard area enclosed, with
glazed roof to provide natural light to

family room and lower ground floor

Elevated Dining area

Proposed shallow stone parapet cap in
line with top of existing ridge and lower

than No.23

Glazed elevation to maximize views over
the garden and glazing is set-in with deep

reveals to creates a layered, stronger
architectural design
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FCU in ceiling.
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HALL
 KITCHEN

 

BEDROOM 5 / STUDY
 

HALL
 

STORE
 

STORE
 

HALL
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