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DESIGN AND PLANNING STATEMENT

Project: 28 Hollycroft Avenue, NW3 7QL
The Site and Surrounding Area

The existing building is a three storey, semidetached house on the south eastern side of Hollycroft Avenue close to its junction with Rosecroft Avenue. It lies within the Redington / Frognal Conservation Area.
Relevant Background
A planning application (LPA Ref - 2008/5597/P) was refused planning permission in April this year for additions and alterations to the property including an extension of the basement and ground and first floor extensions to the rear.
The refusal reasons related to the size and detailed design of the extensions, the loss of a significant area of garden and the possible impact on an existing tree in the neighbour’s garden.

Following this refusal discussions and a meeting has taken place with Officers from Camden Planning Department and a revised scheme prepared which addresses the concerns underlying the refusal reasons.  
Description of Proposal
-2-

The property currently has a an overall floor area of 317m2 which would increase to 393 m2 as a result of the proposed scheme. This represents an increase of 76m2 the large majority of which will be provided at basement level. 

In essence the proposal incorporates the following elements:

· Demolition of the separate single storey kitchen extension and the rear most reception room’s extension; 

· Formation of basement at the rear of the property to provide habitable room accommodation 

· Construction of ground floor extension over the basement together with a first floor rear extension to replace an existing conservatory 

Relevant Planning Policies 

B1 – General Design Principles

B3 – Alterations and Extensions

B7 – Conservation Areas

H1 – New Housing

H3 – Protecting Existing Housing
Use

Current use is residential. There will be no change to the existing use, simply an increase in the residential floorspace available. 
Amount

The increase in floor area will be 76m2 and we provide below a breakdown of this increase on a floor by floor basis:

	EXISTING
	PROPOSED

	BASEMENT                               N/A                      
	BASEMENT                            65.74sqm

	GROUND FLOOR                132.76sqm   
	GROUND FLOOR                132.88sqm

	FIRST FLOOR                        99.87sqm
	FIRST FLOOR                       108.97sqm

	SECOND FLOOR                   80.87sqm   
	SECOND FLOOR                    80.87sqm
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It can be seen from the above table that the majority of the new floor area will be provided at basement level and will only be visible from the rear garden of the application property
Layout

The construction of the basement/lower ground floor accommodation will enable a significant increase in liveable floor area without any adverse impact on the amenities of the occupiers of neighbouring property. 

A detailed structural report has also been prepared a copy of which has been submitted as part of the supporting documentation for this application.

The reconfigured space at ground floor level will provide improved accommodation in terms of “usability” and in net terms will not result in an increase to the overall floor area.

The replacement of the existing conservatory at first floor level will only involve a small increase to the floor area and now incorporates a roof design considered appropriate as well as opaque glass in the side façade to ensure the privacy of the adjoining owners is safeguarded.

Scale

The overall height of the building remains the same. 
Landscaping

The proposed scheme will require the removal of a number of shrubs. It is intended that where possible new shrubs will be planted or alternatively provided in tubs. 
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In addition the concerns regarding the tree in the neighbours garden have been resolved and a separate report form a Tree specialist is submitted addressing all relevant matters pertaining to tree issues
Appearance

UDP Policy B7 states that the Council will only grant planning permission for development in a conservation area that preserves or enhances the Special Character and appearance of the area.

The proposed extensions and alterations are confined to the rear of the property and the majority of the new floorspace will be a at basement level. These would therefore 
not be visible from the street nor on views from any streets or public open spaces to rear of the site.

The development is considered to preserve the character and appearance of the  Conservation Area and therefore to be consistent with policy B7.

Policy B1 states that the Council will grant permission for development designed to a high standard. Policy B3 advises that alterations which cause harm to the architectural quality of the existing building will not be permitted.

The proposed extensions, as amended, respect the architectural integrity of the existing building and do not involve substantial changes to the plan of the building and the alterations in form are considered to be acceptable. 
Furthermore they have been designed to harmonise with the existing building in terms of the facing materials to be used as well as the general detailing. 
At the suggestion of the Council’s Design Section the scheme incorporates some natural stone at garden level which will add to the quality of the finish of the basement extension.
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In relation to residential amenity it is considered that the proposals will have no material effect on the privacy or outlook of the occupiers of the adjoining properties at either side. 
It is considered that the proposed replacement conservatory will result in an improvement (in privacy terms) as the flank wall of this structure will be constructed in opaque glass thereby reducing the potential for overlooking.

Conclusions
The extensions proposed can be accommodated within the cutilage of the site without detriment to either residential amenity or the character and appearance of the Conservation Area. Accordingly we consider that the scheme merits Officer support and the grant of conditional permission.
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