	Delegated Report

(Refusal)
	Analysis sheet
	
	Expiry Date: 
	18/05/2015

	
	N/A / attached
	Consultation Expiry Date:
	30/04/2015

	Officer
	Application Number(s)

	Fiona Davies
	2015/1692/P

	Application Address
	Drawing Numbers

	36A Estelle Road 

London 

NW3 2JY

	621-PA.100, 621.PA-101 Rev B, 621.PA-103 Rev A, 621.PA-102 Rev F.

	PO 3/4              
	Area Team Signature
	C&UD
	Authorised Officer Signature

	
	
	
	

	Proposal(s)

	Erection of a single storey rear infill side extension to existing ground floor rear extension

	Recommendation(s):
	Refuse Planning Permission

	Application Type:
	Full Planning Permission


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	15

	No. of responses

No. electronic
	02
00
	No. of objections


	02


	Summary of consultation responses:


	A site notice was displayed between 02/04/2015 and 23/04/2015. The application was advertised in the local paper between 09/04/2015 and 30/04/2015.

15 consultation letters were sent out to adjoining properties and 2 letters of objection were received.
Owner at 36 Estelle Road objects to the application on the following grounds:
· Concerns that the application would be contrary to the guidance of the Mansfield Conservation Area Appraisal and Management Statement which states that “rear extensions will not be acceptable where they would diverge significantly from the historic pattern”.

· Concerns that the proposed extension would be wider than the existing building and extending up to the boundary line.
· Concerns with the design of the extension being out of keeping with the existing style of properties in the Conservation Area.

· Concerns regarding the proposed extension closing off side access to the rear garden which the objector describes as a defining characteristic of end-of-terrace properties in the Conservation Area.
· Concerns with the proposed extension being dominant and overbearing in the context of the street and the host property
· Concerns that the proposal lacks architectural merit and will not preserve or enhance the character of the Conservation Area.

Owner/occupier at 38 Estelle Road objects to the proposal for the following reasons summarised below:
· Objector notes that their concerns with the extension straddling the shared boundary wall have been addressed by revised plans dated 23 March 2015 which retain the party wall between both properties

· Would welcome a referral of the application to building control

· However notes the applicant’s efforts to try to minimise the height of the proposed extension


	CAAC
comments:


	Mansfield CAAC: consider that the form and thickness of the flat roof construction are achievable. 


	Site Description 

	The application site is a semi-detached end of terrace property to the northern end of Estelle Road.  It has a side passage leading to the rear garden of the property.  The application site is split into two flats and this application relates to the ground floor garden flat, no.36A Estelle Road. The property is not listed, but lies within the Mansfield Conservation Area. As an original building the site is also considered to make a positive contribution to the Conservation Area.  The site has already been extended to the rear.


	Relevant History

	2010/0825/P - Conditional planning permission granted for the enlargement of existing rear extension and installation of bay window with French doors to side [north] elevation to ground floor flat (Class C3).
9300526 – Conditional planning permission for the erection of an enlarged single storey rear

Extension as shown on drawing numbers P1, P2 and P3 was granted on 04/06/1993.
9360057 – Conservation Area Consent for Demolition of an existing single storey rear extension

as shown on drawing numbers P1 , P2 and P3, was granted consent on 04/06/1993


	Relevant policies

	National Planning Policy Framework 2012
London Plan 2015, consolidated with alterations since 2011

Policy 7.4

Policy 7.6
LDF Core Strategy

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) paragraphs 2.9 & 2.10. 

CPG6 (Amenity)  paragraphs 7.4 to 7.10

	Assessment

	Proposal
Planning permission is sought for the erection a side-infill single-storey rear extension to the existing ground floor rear extension. The proposed extension would be erected adjacent to the existing rear addition to create a third bedroom and en-suite to the ground floor flat. A courtyard would be formed to the rear. 
The proposed rear extension would measure 2.4m in height, and 6.7m in width and will project no deeper than the existing rear extension. The extension would be located on the western side of the property, a side infill extending the width of the rear part of the existing rear extension up to the boundary wall with no.38, the adjacent property. 
The main issues for consideration are:

1) The design and impact of the development on the existing building and on the character and appearance of the Mansfield Conservation Area.
2) The impact of the development on the residential amenity of neighbouring occupiers.

Design 

DP24, DP25, CS14 and CPG1 are the key relevant policies and planning guidance for assessing this application. The council’s design planning guidance provides guidance on rear extensions in chapter 4. CPG1 advises that rear extensions should be subordinate to the original building in terms of scale and situation and should be designed to: 

· be secondary to the building being extended, in terms of location, form, scale,         proportions, dimensions and detailing; 
· respect and preserve the original design and proportions of the building, including its architectural period and style; 
· respect and preserve existing architectural features, such as projecting bays, decorative balconies or chimney stacks; 
· respect and preserve the historic pattern and established townscape of the surrounding area, including the ratio of built to un-built space; 
· not cause a loss of amenity to adjacent properties with regard to sunlight, daylight, outlook, overshadowing, light pollution/spillage, privacy/overlooking, and sense of enclosure; 
· allow for the retention of a reasonable sized garden; and 
· retain the open character of existing natural landscaping and garden amenity, including that of the neighbouring properties, proportionate to that of the surrounding area. 

The existing rear extension measures a maximum width of 4.8m to the full projection of the bay window. The proposed extension would be 6.7m in width to the boundary wall. Camden Planning Guidance states that rear extensions should be resisted when inappropriate design can spoil the appearance of a property or a group of properties. Policy DP25 states that the council will require all development to consider the character and proportions of existing buildings. In this case, the proposed extension would be wider that the full width of the existing host property. This would result in the loss of the side passage which acts as a gap between the two terraces. 
There are other examples of gaps between the terraces which are undeveloped. The predominant building pattern in this terrace maintains a side passage between the sets of terraces on this street. The host property forms an end of terrace with an original existing side gap between the next set of terraces. Where there are approved rear extensions these are no wider than the host building and aligned with the existing flank wall.  Wraparound extensions have been approved between 2007 and 2008 at addresses on the street at 4, 12, 14, 26 and 28 Estelle Road however as noted none of these extend beyond the full width of the property or result in the loss of an existing side passage at the end of the terrace.

The Mansfield Conservation Area Statement specifically states that the ‘original historic pattern of rear elevations within a street or group of buildings is an integral part of the character of the area and as such rear extensions will not be acceptable where they would diverge significantly from the historic pattern’. The proposed extension which would project beyond the side elevation of the host building would result in extensions beyond the full width of the site and to the depth of the existing rear addition. These extensions would not be subordinate; but would be disproportionate to the host building to the detriment of its character and appearance as well as to the character and appearance of the wider conservation area. 

The proposed extension would fail to respect the historic pattern and established townscape of the surrounding area, including the ratio of built to un-built space and consequently the proposal would fail in providing a good standard of amenity space for existing and future occupants. Therefore, the extension would not preserve the rhythm, uniformity and the open character of the rear elevation and rear gardens of the terrace.
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. 

It is considered that the proposal to create an extension up to the boundary wall will have a negative impact with regard to the amenity of the occupiers of neighbouring properties in particular at the adjacent property, no.38 by creating an overbearing effect and would thus not meet the requirements of policy CS5.
Recommendation: Refuse planning permission



