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	Proposal(s)

	Erection of a single storey rear extension at ground floor level and associated alterations to accommodate the conversion of 1 x three bedroom and 2 x one bedroom flats into 1 x 4 bedroom and 1 x studio flats (Class C3).


	Recommendation(s):
	Grant conditional permission



	Application Type:
	Full Planning Permission


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	31


	No. of responses

No. electronic
	01

00
	No. of objections


	00



	Summary of consultation responses:


	Advertised: 04/07/2013, expiry: 25/07/2013

Site notice: 28/06/2013, expiry: 19/07/2013

One letter of support received. 

	CAAC/Local groups* comments:


	N/A


	Site Description 

	3-storey semi-detached residential building converted into flats on the southern side of Canfield Gardens. The proposal relates to the basement, ground and first floor levels. At present there are two 1 bedroom flats at ground floor, and a three bedroom flat at 1st floor level. The site is located in the South Hampstead Conservation Area.



	Relevant History

	2004/3980/P: Loft conversion to create additional space for the flat below, including the erection of a dormer window on the front elevation and the installation of a roof light on either side of the gable, the installation of two roof lights on the side elevation and the creation of a roof terrace and erection of a dormer window at the rear to create additional accommodation for the flat below.

Granted, 08/11/2004



	Relevant policies

	National Planning Policy Framework 2012

The London Plan: Spatial Development Strategy for Greater London: 2011

LDF Core Strategy and Development Policies (2010)

CS5 Managing the impact of growth and development

CS6 Providing quality homes

CS14 Promoting high quality places and conserving our heritage

DP2 Making full use of Camden’s capacity for housing

DP22 Promoting sustainable design and construction

DP24 Securing high quality design

DP25 Conserving Camden’s heritage

DP26 Managing the impact of development on occupiers and neighbours

Camden Planning Guidance 2011

CPG1 Design (Chapters: 2, 3, 4) 

South Hampstead Conservation Area Character Appraisal and Management Strategy (2011)



	Assessment

	Proposal

The applicant is seeking planning permission for the conversion of 2 existing flats within the building into a maisonette, and the reduction in size of an existing 1 bedroom flat into a studio flat, at  basement and ground floor level. 
A single storey rear extension is also proposed.  

Land use

The proposed change of use from two self contained residential units into a maisonette and reduction in size of a 2 bedroom unit into a studio flat would result in the loss of one residential unit. Core policy CS6 seeks the provision of well designed homes that meet the needs of Camden’s population. Development policy DP2 seeks to maximise the supply of residential accommodation in the borough and will resist proposals that would result in minimising the supply of housing. More specifically, DP2 states development would be resisted that where proposals would result in the loss of two or more units.  Given that the proposal would only result in the net loss of one unit and would create a large single family unit the application is considered acceptable in relation to policy CS6 and DP2 of Camden’s LDF.  

The proposal makes no provision for off street parking and the current situation of on street parking would continue. The proposal would not result in increased pressure for parking in the area as it would result in the net loss of one unit and is therefore acceptable in transport terms.

Standard of accommodation

Under 4.14 of CPG2, it states that the minimum size for 1 person would be an overall internal floor space of 32 sqm. The proposed studio flat would incorporate the northeast of the ground floor and the basement level, and would have an overall habitable room space of approximately 45 sqm, which is well above this requirement. For a 4 bedroom dwelling, the minimum requirement is 75sqm. Given that the ground floor alone would be roughly 90 sqm, then the proposal is in excess of this requirement as well. It is also noted that each bedroom would meet the minimum floor requirements, and both units would have storage and utility spaces. It is therefore considered that the proposal is providing a high standard of accommodation.

Design

Policies CS14 and DP24 seek to ensure all development is of the highest quality design and considers the character, setting, context and form of neighbouring buildings. Furthermore Policy DP25 seeks to preserve and enhance the character and appearance of Conservation Areas.

With specific regard to rear extensions, CPG1 outlines the general principles of rear extensions including that extensions are expected to respect and preserve the original design and proportions of the building including its architectural period and style and respect and preserve existing architectural features such as projecting bays. In addition CPG1 also states that extensions should respect and preserve the historic pattern of the surrounding area.

The proposed extension with a depth of 4.0m would be similar to extensions that have already been built at no’s 81 and 89 Canfield Gardens, albeit not as deep as these extensions. It is also considered that due to the overall size of the host building and the depth of the site, as well as the modest height and flat roof design, it can accommodate an extension of without the development appearing overly dominant. 

In addition, the depth of the extension is mitigated by its width, as the proposed extension would retain the bay window on the western section of the rear elevation. Given this is an original feature of the property which contributes to the character of the building, its retention ensures the development would not compromise the character of the dwelling. As such no objection is raised to the proposed extension. The proposed extension would be made up of simple elements with brick walls, large openings to the rear and flank; and a flat roof. The brick finish will assist in integrating the proposed development with the host building in terms of materials.

Therefore the proposal is not considered to involve alterations which are substantial enough to diminish the architectural quality or integrity of the host building. It is therefore considered the development would accord with the relevant policies of the Local Development Framework and no objections are raised in respect of design. 

Amenity

Policy CS5 seeks to protect the amenity of Camden’s residents by ensuring the impact of development is fully considered. Furthermore Policy DP26 seeks to ensure that development protects the quality of life of occupiers and neighbours by only granting permission to development that would not harm the amenity of neighbouring residents. This includes privacy, overlooking, outlook and implications on daylight and sunlight. 

With regard to the adjoining neighbours at no’s 83 and 87, it is considered that due to the separation distance between the flank of the extension and the shared boundaries, as well as the extensions modest height, then the proposal would not have any undue impact on the residential amenities of the occupiers of these properties. In respect of the neighbours to the rear given the extension would terminate some 25m from the rear boundary of the site it would not impact on the amenity enjoyed by neighbouring residents to the rear. 

In light of the above the proposed development would not cause harm to the amenity enjoyed by occupiers of the neighbouring properties and in this regard the development would accord with DP26.

Conclusion 

The proposed conversion of the building from three self contained units into a maisonette and studio flat with basement, rear extension, and internal alterations are considered acceptable in relation to policies CS5; CS14; DP24; DP25; and DP26 of Camden’s LDF.
Recommendation 

Grant conditional planning permission.




