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	Proposal(s)

	Erection of single storey ground floor rear and side infill extensions following demolition of existing rear extensions.

	Recommendation(s):
	Grant Conditional Planning Permission 


	Application Type:
	Full Planning Permission


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified
	17
	No. of responses

No. electronic
	04
00
	No. of objections
	04

	Summary of consultation responses:


	A site noticed was displayed from 18/02/2015 to 11/03/20015.
The application was advertised in the Ham & High newspaper between 19/02/2015 and 12/03/2015.

4 objections have been received from owner/occupiers of the adjacent properties/flats at nos. 89 and 91 Savernake Road. The main reasons for objection are summarised as follows:

Design and amenity

1. Bulk of the proposed development is excessive in terms of floor space and bulk;
2. Significant impact visually from the south facing windows of the flats above;
3. Depth of rear extension;
4. Total width of side extension and main dwelling;
5. Precedence effect in Conservation area of proposed full width extension in rear garden and potential to lead to terracing effect;

6. Extensions would be disproportionate to the original house, especially as existing extension is bigger than any of the properties in the group, extensions would exceed original floor area of main property;

7. Loss of garden space;

8. Extensions are not well designed, inappropriate and unnecessary and would result in overdevelopment;

9. The rear and side extension would dominate the rear elevation;

10. Loss of outlook to upper floor flat;

11. Extension would remove half of garden which flat overlooks and semi-detached feel would be lost, especially when combined with house built in rear garden of 87 Savernake Road;

12. Out of keeping with Conservation area;

13. Loss of light onto patio and into kitchen and bedroom windows at adjacent property at no. 91

14. Tunnel-like effect to patio area and overshadowing to no. 91
15. Not in keeping with the dimensions or feel of the original house or area

16. Adverse effect on quality of life on neighbouring properties

General 

17. Extension would prevent the freeholder gaining access for maintenance purposes which currently exists at the side of the property
18. Disturbance, nuisance, vibration, dust and noise during works and structural damage
19. Flooding impact
20. Inaccuracy of existing floor layout and dimensions of proposed courtyard
21. Reduced access to upper floors for any future works
22. Request for limitations on construction hours and construction workers only being allowed to enter via the side gate if granted permission. 
23. Concerns about noise and duration of construction disruption

Officer Comment on Consultation responses:
The rear extension is proposed to replace the existing rear conservatory and will be 0.6m wider than the existing conservatory to be demolished. The side extension will infill a paved area and adequate rear garden space will be retained. Similar side extensions have recently been granted in the Mansfield Conservation Area at no.32 Shirlock Road (2014/7885/P) and at no.34 Shirlock Road (2015/0360/P). 
Structural and flooding impacts are not considered relevant to the determination of this planning application. 

Access to the rear garden is a civil matter between the freeholder and leaseholders and cannot be considered as part of the planning application. 
The construction works and associated noise are considered temporary in nature and able to be managed by the Control of Pollution Act 1974. The noise generated during construction is not considered grounds for refusal and the works are not of a scale which would warrant a Construction Management Plan. The neighbours are able to contact Environmental Health if any concerns arise during the construction period. 
For an assessment of design and amenity please see sections 2.2 and 2.3 below. 


	CAAC/Local groups comments:
	Mansfield CAAC:
Mansfield CAAC support the application and advise that they consider that the proposal does not negatively affect the Conservation Area. 




	Site Description 

	The subject site is located on the south side of Savernake Road, close to the intersection with Shirlock Road. The property is a semi-detached two storey brick building which has been subdivided into flats. The application site itself is the ground floor flat which has access to the rear garden space. The building is not listed, but lies within the Mansfield Conservation Area. 


	Relevant History

	2006/1319/P- Erection of a single storey conservatory to rear of ground floor flat (Class C3). Granted, 25/05/2006. 
8401173- Erection of a single storey rear extension to the ground floor flat. Granted, 24/10/1984. 



	Relevant policies

	NPPF (2012) 
The London Plan March 2015, consolidated with alterations since 2011
LDF Core Strategy and Development Policies (2011)
LDF Core Strategy (2010) 

CS1 - Distribution of Growth 

CS5 – Managing the impact of growth and development 

CS14 – Promoting high quality places and conserving our heritage 

Development Policies 

DP24 – Securing high quality design 

DP25 – Conserving Camden’s heritage 

DP26 – Managing the impact of development on occupiers and neighbours 

Camden Planning Guidance 2013 

CPG1: Design  

CPG6: Amenity  

Mansfield Conservation Area Appraisal and Management Strategy 2008



	Assessment

	1.0 Proposal
1.1 Planning permission is sought for the demolition of the existing rear conservatory and erection of a single storey rear and side extension. 

1.2 The proposed brick rear extension will measure 5.1m in depth and 3.8m wide (part-width) with a height of 2.9m to the height of the flat roof, replacing the existing 2.4m deep, 3.2m wide and 2.8m high sloping down to 2.7m in height​ glazed conservatory extension. 
1.3 The proposed side extension will be 7.6m deep, 2.1m wide and 2.9m at its height with a sloped roof that slopes down to 2.3m high at the boundary with number 91 Savernake Road. Following Officer recommendation, the width of the side extension was reduced to these measurements to ensure that the side extension will be set in by 1.2m from the boundary fence with the adjacent property to the west at no.91 Savernake Road, thus maintaining a separation between the proposed extension and the adjacent property. Furthermore the sloping roof from the boundary to its highest point at 2.9m will be structural glazing. 
1.4 Following the extensions proposed the resulting total amenity space will measure 62.4sq metres, maintain more than half of the original garden (100sqm). 
1.5 The extensions will be constructed from London stock bricks to match the existing property with slate roofing and aluminium framed windows and doors. The development will include two French doors with brick lintels in the side elevation (west facing and closest to main part of building) opening onto a small courtyard area, two rooflights in the side extension, three bi-folding doors in the side elevation of the rear extension, a door and window in the rear elevation of the side extension and two doors with glazed panels either side in the rear elevation of the rear extension.  
2.0 Assessment
2.1 The principal considerations material to the determination of this application are summarised as follows:  

· Design and conservation 
· Neighbour amenity

2.2 Design and Conservation 
2.2.1 The Council’s design policies are aimed at achieving the highest standard of design in all developments. The following considerations contained within policy DP24 are relevant to the application: development should consider the character, setting, context and the form and scale of neighbouring buildings, and the quality of materials to be used. Policy DP25 ‘Conserving Camden’s Heritage’ states that within conservation areas, the Council will only grant permission for development that ‘preserves and enhances’ its established character and appearance.

2.2.2 CPG1 design guidance recommends alterations take into account the character and design of the property and surroundings; windows, doors and materials should complement the existing building, and rear extensions should be secondary to the main building.

2.2.3 The Mansfield Conservation area appraisal and management strategy advises rear extensions will not be acceptable where they would diverge significantly from the historic pattern.
2.2.4 The proposed side and rear extensions are considered acceptable in scale, design and materials. The rear extension is to replace the existing conservatory and will be only 0.6m wider than the existing structure, therefore the main additional bulk results from the side extension. Although the side extension shall infill part of the side return, the space is currently paved over and rear garden space of approximately 37.1m2 shall be retained and 62.4sq m of total amenity space which includes space at the side of the property. The materials are sympathetic to the host building with the brick to match the main property, aluminium framed windows and doors are considered acceptable at the rear of the property. The side and rear extensions shall not be particularly visible from the public realm due to their location at the rear of the site and the presence of boundary walls and vegetation around the perimeter of the site and therefore are not considered to negatively impact on the conservation area.  
2.2.5 The roof of the side extension will slope away from the side boundary and will be made of structural glazing in order to give the side extension is more subordinate and lighter feel in relation to the main dwelling. 

2.2.6 A courtyard area will be maintained between the existing rear elevation and the proposed side extension in order that existing windows that serve the existing living space at ground level of the host property can be maintained. 

2.3 Neighbour Amenity 

2.3.1 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. CPG6 seeks for developments to be “designed to protect the privacy of both new and existing dwellings to a reasonable degree” and that the Council will “aim to minimise the impact of the loss of daylight caused by a development on the amenity of existing occupiers.”
2.3.2 CPG6 Amenity states: “Development should be designed to protect the privacy of both new and existing dwellings to a reasonable degree. Spaces that are overlooked lack privacy. Therefore, new buildings, extensions, roof terraces, balconies and the location of new windows should be carefully designed to avoid overlooking. The degree of overlooking depends on the distance and the horizontal and vertical angles of view. The most sensitive areas to overlooking are:
• Living rooms;  
• Bedrooms;  
• Kitchens; and  
• The part of a garden nearest to the house.”  
2.3.3 The proposed side and rear extensions are not considered to raise any concerns in terms of amenity. The rear extension will reduce potential for overlooking and loss of privacy when compared with the existing glazed conservatory. The rear extension includes glazed doors and panels in the rear elevation and the west facing side elevation. The side extension shall include two glazed doors facing west serving as access to the courtyard area from the lobby space. The boundary wall between the subject site and 91 Savernake Road screens much of the views between the two properties and loss of privacy or outlook is not a concern as a result of these doors or the south facing door and window in the original rear wall which face the courtyard space. 
2.3.4 The proposed single storey rear extension is not considered to result in loss of daylight or sunlight to neighbouring properties due to its location at the rear of the site. The side extension includes a sloped roof and has a height which would only slightly exceed the existing boundary wall height. The side extension will measure 2.3m on the side closest to the boundary with no. 91 Savernake Road and sloping away up to a height of 2.9m. However the roof of will be lightweight structural glazing reducing the bulk and massing of this extension.
2.3.5 A condition will be included restricting use of the flat roof areas hereby approved as a terrace to ensure there is no additional overlooking impact on adjoining and nearby properties. 

3.0 Recommendation 
3.1 Grant Conditional Planning Permission. 


