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Proposal(s)

Erection of a rear extension at ground floor level following demolition of existing extension, excavation in association with
the creation of a new basement below ground floor rear extension with associated rear lightwell and installation of a new
window on the side elevation of the host building in connection with existing use as a dwelling house (C3).

Recommendation(s):

Grant Planning Permission subject to a S106 agreement

Application Type: Householder Application




Conditions or Reasons
for Refusal:

Informatives:

Consultations

Refer to Draft Decision Notice

Adjoining Occupiers:

No. notified 7 No. of responses 1 No. of objections 5

No. Electronic 11

Summary of consultation
responses:

A site notice was displayed from 29/05/2013, expiring on 19/06/2013 and a publicity notice
published in the local press on 06/06/2013, expiring on 27/06/2013.

6 letters of support: were received from local residents and neighbours

5 letters of objection has been received from neighbouring occupiers raising the following
concerns:

Design:
- The alterations do not blend in with the general style of the street (Officer’s response:

see section 2 of this report)

Amenity:

- Loss of light (Officer’s response: see paragraph 3.1 in this report)

- Loss of garden area (Officer’s response: See paragraph 2.4 in this report)

- Loss of a bay tree at no. 30 Leverton St (Officer’s response: See paragraph 3.6 in this
report)

- Impact in terms of movement and resulting subsidence and other damage to neighbouring
properties (many of the houses in the street have suffered from cracking and subsidence
(Officer’s response: see paragraph 3.5 in this report)

- Inaccuracies in the Basement Impact Assessment (BIA) (Officer’s response: There are a
few inaccuracies in the BIA, but these would not have resulted in affecting the assessment
of the information detailed in the report)

CAAC/Local groups*

comments:
*Please Specify

Bartholomew Estate and Kentish Town CAAC: Object to the proposal on the basis that:

-The rear extension is too large and not subservient to the footprint of the building (Officer’s
response: see section 2 in this report)

-The proposed side window may result in overlooking neighbouring properties (Officer’s
response: See paragraph 3.2 of this report)

Insufficient information provided in relation to proposed materials for building the rear
extension (Officer’s response: The proposed materials have been confirmed on the
application form and in the BIA that was submitted in support of the application)
-Inaccuracies in the BIA regarding the proposed removal of a tree in adjoining property
(Officer’s response: See paragraph 3.6 in this report)

-Basement has the capacity to cause damage to properties along the terrace, e.g., land
stability and surface water flow (Officer’s response: see paragraphs 3.4 and 3.5 in this
report)




Site Description

The site comprises a two-storey single family dwelling house located on the east side of Leverton Street. It is set within a
group of three buildings of similar design where the predominant land use is for residential purposes. The site is bounded
to the south by no. 30 Leverton Street; to the east by the rear garden of no. 24 Falkland Road and to the north by a narrow
private walkway and adjacent to the pathway is the rear of residential properties located on Falkland Road.

The site is not listed but lies within the Kentish Town Conservation Area and is identified as making a positive contribution
to the character and appearance of the conservation area.

Relevant History

32 Leverton Street-

07/09/2012- Permission refused for the erection of extension at rear ground and first floor level following demolition of
existing ground floor rear extension including installation of window on side elevation at the first floor level to residential
dwelling house (Class C3). (Ref: 2012/3676/P). The application was refused solely on the basis of the proposed first floor
rear extension which was considered to be insubordinate in terms of its relationship with the host building. It was also
considered that the first floor rear addition would result in the loss of outlook and increased sense of enclosure to the
occupiers of the adjacent property located at no. 18 Falkland Road. The application was subsequently dismissed at appeal
(Ref: APP/X5210/D/12/2188540).

2 Leverton Street: 13/09/2010- Permission granted for the erection of a single storey rear extension at first floor level
with associated alterations to windows and doors on rear elevation at ground and first floor level to residential dwelling
(Class C3). (Ref: 2010/3827/P)

5 Leverton Street: 19/09/2000- Permission granted for the demolition of existing single storey extension and erection of
replacement two storey rear extension; replacement of front boundary wall with railings, reinstatement of first floor front
balcony, installation of rooflights. (Ref: PEX0000397)

8 Leverton Street: 15/08/1983- Permission granted for the erection of a single storey rear extension and a roof extension
with terrace at the front, together with roof terraces at rear first and second floor levels and an external rear staircase
access to the garden from second floor level. (Ref: 36374)

18 Leverton Street: 10/09/1996- Permission granted for the erection of single storey rear extension (Ref: P9602263)

20 Leverton Street:07/02/1980- Permission granted for the erection of a two-storey rear extension to provide additional
residential accommodation (Ref: 29595)

21 Leverton Street: 13/08/2002- Permission granted for the Demolition of existing rear ground floor extensions, and
construction of new ground and first floor rear extension (Ref: PEX0101041)

Relevant policies
LDF Core Strategy and Development Policies
CS1 (Distribution of growth)

CS5 (Managing the impact of growth and development)

CS14 (Promoting high quality places and conserving our heritage)

CS15 (Protecting and improving our parks and open spaces and encouraging diversity)

DP24 (Securing high quality design)

DP25 (Conserving Camden’s heritage)

DP26 (Managing the impact of development on occupiers and neighbours)
DP27 (Basements and lightwells)

Camden Planning Guidance 2011:
CGP1- Design: Chapters 1,2, 3 & 4
CPG4- Basements and lightwells
CPG6- Amenity: Chapters 6 & 7

Kentish Town Conservation Area Appraisal and Management Strategy 2011

London Plan 2011
National Planning Policy Framework 2012




1.0 Proposal:
1.1 The applicant seeks permission for:
- A new single storey rear extension at ground floor level, including the installation of a clerestorey rooflight on the
flat roof of the extension following removal of the existing ground floor rear addition.
- Excavation of new basement extension under the new rear extension.
- Installation of a new window opening to the side elevation at first floor level.

- Installation of a new window on the rear elevation at first floor level
- Creation of a lightwell in the rear garden area at ground floor level

1.2 The current single storey rear addition is 3m deep and 5.2m wide and accommodates a bathroom and kitchen. The
proposed extension is to extend a further 1m into the garden area resulting in the rear extension being 4m deep at ground
floor level. It will be 3.2m high on the north facing elevation and 3.2m high rising up to 4.2m high on the south facing
elevation and will be 5.2m wide and will accommodate a living area measuring approximately 66.5m>. It is proposed to
excavate approximately 3m in depth in order to create a new basement area that will extend the whole footprint of the
ground floor extension and will accommodate secondary service space measuring 12.2m?. The proposed basement will be
3.5m high, 4m deep and 3.5m wide. The rear fagade of the lower ground and ground floor extension will be fully-glazed in
order to facilitate the provision of natural light and natural ventilation into the new areas created. The new flank wall will be
constructed in London Stock bricks to reflect the existing.

1.3 A rear lightwell measuring approximately 3.3m” will be created at ground floor level to ensure that the basement
receives sufficient natural light. The lightwell will be enclosed by railings.

1.4 1t should be noted that there are a number of single storey rear extensions within the vicinity of the site, namely at nos.
2, 8,18, 20, 22, 26, 28 and 30 Leverton Street.

1.5 The key issues to consider are:

- The impact of the proposal on the character and appearance of the host building and conservation area
- Impact on amenity

-Transport

2.0 Impact on the character and appearance of the host building and conservation area

2.1 The extension at both lower ground and ground floor levels will be a predominantly glazed structure providing a clear
definition between the extended part and main rear facade of the host building and is considered would therefore not
detract from the architectural composition of the host building. Given that the proposed extension will not extend beyond
rear first floor level of this two-storey building, it is considered to be sufficiently subordinate to the host building and is
therefore considered to be acceptable.

2.2 The proposed extension would not be visible from the wider public realm, albeit it will be visible from the upper floor
windows located in the rear of the neighbouring buildings. As such it is considered that the proposal would not be harmful
to the character and appearance of the conservation area.

2.3 The new windows proposed on the rear and side elevations at first floor level are proposed to be timber framed to
reflect the existing and therefore no design issues are raised.

2.4 A sufficient sized garden area is proposed to be retained at the rear of the site.

3.0 Amenity:

3.1 The extension on the north facing elevation would be no higher than the existing boundary treatment. A majority of the
boundary wall located on the south facing elevation will remain at the same height as the existing at 3.3m high but will be
raised by 1m in height to 4.2m high in order to facilitate the construction of the proposed clerestorey rooflight. This raised
section of the rear extension will be adjoining the solid flat-roofed extension at no.30, so would not cause any loss of light
or outlook. A light test using the 45° rule ascertained that the line did not hit any part of the extended part of the wall and
therefore it is considered that the proposals would not result in significantly affecting existing residential amenity by way of
blocking out natural sunlight/daylight. It is also considered that proposal would not contribute to the added sense of
enclosure to the neighbouring properties.

3.2 The window proposed on the rear elevation would not result in increased overlooking over and above that which is
already experienced by virtue of the existing opening in the same location. The window proposed on the side elevation at
first floor level will serve an existing internal staircase. It is considered that the window may result in providing an
opportunity for overlooking into the rear of properties located in Falkland Road and as such it is recommended that an




appropriate condition is attached to the decision notice requiring the window to be of obscured glass and fixed shut. As
such it is considered that the proposals would not result in overlooking.

Basement impact-

Ground water flow:

3.3 The site is not located above an aquifer, within the catchment area of Hampstead Ponds or within 100m of a
watercourse, well or spring. A borehole was dug at approximately 6m deep and water was struck at approximately 5.4m
deep which is below the formation level of the proposed basement area, with only London Clay being encountered.

Surface water:

3.4 The site in not located in an area that is susceptible to flooding. The rear garden is predominantly of hard landscaping;
therefore there will be no change to the proportion of hard landscaping/paved areas as a result of the proposed
extensions. Therefore it is considered that surface water flow will not be significantly affected by the proposals.

Land stability:
3.5 The ground within the immediate vicinity of the site is fairly flat, with a slope of approximately 0.4m from the back of the

garden to the rear of the house. The landscape will not be re-profiled to greater than 7° and does not adjoin land that
slopes greater than 7°. It has been confirmed that there is no record of subsidence at the site and the applicant is not
aware of there being a history of seasonal shrink-swell in the local area. The borehole ascertained that the soil below the
topsoil is virgin clay. The proposal will increase the differential depth of the foundations along the party wall line with the
adjoining neighbours at no. 30 Leverton Street. The impact assessment concluded that there will be limited heave
associated with a 3m deep excavation. The basement will be constructed using reinforced concrete. The concrete floor will
act as a permanent prop at the head of the retaining walls. The dead weight of the concrete will help to act against heave
pressures from the excavation. The party wall between the application site and the adjoining property at no. 30 Leverton
Street will also be required to be underpinned which will affect the single storey extension to the rear and a short section of
the party wall to the main property. In this respect new foundations at approximately 3m in depth will be into stiff clay and
the use of spread footings will give rise to very low bearing pressures to allow some relaxation of the ground (heave) to
take place as the excavation proceeds. It is recommended that further measures should be taken against heave by initially
reducing site levels in the new basement area in order to avoid undermining existing perimeter wall footings. As levels are
reduced it will be necessary to provide temporary props in order to maintain stability. On this basis it is considered that the
risk of differential settlement between deep and shallow foundations is low.

Trees:

3.6 The impact statement recommends that, with or without a basement extension, it would be prudent to remove a bay
laurel tree located in no.30 Leverton Street as it is just over 1m away from their rear extension and 4m away from the rear
elevation of the application site. The applicant has confirmed that the extension will be constructed so as not to cause
damage to the tree, moreover it should be noted that the Council would not object to the removal of the tree.

4.0 Transport:
4.1 Due to the site location (narrow street within a CPZ operating between 08:30 -18:30 Monday to Friday) and the nature

of the proposal, it is considered that a Construction Management Plan will be required in this instance. This will be secured
via a S106 legal agreement.

Recommendation: Grant planning permission subject to a S106 agreement.




