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	Proposal(s)

	Replacement of existing rear dormer and inset roof terrace by new enlarged dormer and installation of new rooflight on existing side dormer.


	Recommendation(s):
	Refuse permission


	Application Type:
	Full Planning Permission


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	19

	No. of responses

No. electronic
	00
00
	No. of objections


	00


	Summary of consultation responses:


	The application was also advertised in the local press on 28/05/2015 (expiring 18/06/2015) and a site notice was displayed between 27/05/2015 and 17/06/2015.

No responses

 

	CAAC/Local groups* comments:

*Please Specify
	Parkhill Conservation Area Advisory Committee (CAAC) have objected on design grounds:

‘Object to the poor design of the dormer and use of unsuitable materials for house of this style and character’. 




	Site Description 

	The application property is a large four storey semi-detached property which has been converted into three flats. The property already benefits from a front, rear and side dormer at roof level, as do many properties in the surrounding area. The property is located on the eastern side of Parkhill Road, north of the junction with Tasker Road. The surrounding area is predominantly residential. 

The site is located within the Parkhill Conservation Area. The property is not listed but he Conservation Area Statement identifies the building as making a positive contribution to the area.


	Relevant History

	Application site:

9500913 - Application for Certificate of Lawfulness for existing use as a first floor self-contained flat. Granted 22/09/1995.

Surrounding properties:

No.60 - 2007/6198/P – Installation of dormer windows to front, side and rear to provide additional floorspace for the second floor flat.  Granted 12/02/2008.

No. 68 - P9600706 - Erection of dormer windows to the front, side and rear, and the raising of the existing roof-ridge, in connection with the enlargement of the existing second-floor flat at no. 68 Parkhill Road. Granted 14/06/1996.

2004/4243/P - Erection of a roof extension including front, side and rear dormers to provide an additional one-bedroom self-contained residential unit. Granted 22/11/2004.

2009/0702/P - Amendment to planning permission 2004/4243/P dated 22/11/2004 (for the erection of a roof extension including front, side and rear dormers to provide an addition 1 bedroom self-contained residential unit (Class C3)) in relation to alterations to the fenestration in the 3 dormers. Granted 11/05/09.

62/64 – 20066 - The change of use of both properties to provide a total of 7 self- contained units, including works of conversion and the installation of dormer windows. Granted 13/03/1975.

70 - F9/10/27/13819R - The conversion of No. 70 Parkhill Road, NW3 into five flats and the formation of dormer windows in the roof space – Granted 05/06/1972.

72 – 8601267 - Change of use and works of conversion to form 3 two bedroom flats and 2 three-bedroom flats including side and rear extensions and dormers in the roof – Granted 23/10/1986.

74 - 2014/7797/P - Extension to dormer and insertion of rooflight to rear extension. Granted 13/02/2015 

2010/3766/P - Change of use of second and third floor maisonette to 2x1 bed residential units (Class C3) and erection of side (north) roof dormer extension. Granted 09/03/2011.


	Relevant policies

	National Planning Policy Framework 2012   

London Plan 2015, consolidated with amendments since 2011  

LDF Core Strategy and Development Policies   

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 

CPG1 (Design) 2014

CPG6 (Amenity) 2011

Parkhill and Upper Park conservation area appraisal and management strategy 2011



	Assessment

	1.0 Proposal 
The proposal involves the following:
· The demolition of the existing rear dormer and construction of a new rear dormer with glazed roof and cheeks. The proposal is narrower and deeper than the existing dormer as it encloses the existing inset roof terrace. The new dormer would measure approximately 2.1m deep, 2.2m wide and 1.4m high as opposed to the existing window which measures 0.8m deep, 2.7m wide and 2.5m high. The proposed dormer would be set in at least 500mm from the party walls, roof ridge and rear roof lip. It would have glazed roof and sides.
· The removal of the existing rear terrace at roof level, which measures1.4m deep and 2.7m wide.

· New rooflight to the existing side dormer, projecting to a maximum height of 150mm.
Revisions

The proposal was amended at the officer’s request to reduce the height of the proposed rooflight to a maximum of 150mm, to set back the dormer by 500mm from the roof eaves in line with Camden Planning Guidance and to remove the glass balustrade as it is out of character with the host property and surrounding area. It was also suggested that the proposal was amended so that the dormer cheeks were constructed of a more traditional material such as lead or slate; however, the applicant did not wish to remove this element from the design.

2.0 Assessment 
The main planning considerations in the assessment of this application are:
· Design (the impact that the proposal has on the character of the host property as well as that of the wider Parkhill Conservation Area); and

· Amenity (the impact of the proposal on the amenity of adjoining occupiers).

3.0 Design

Policy CS14 aims to ensure the highest design standards from developments. Policy DP24 also states that the Council will require all development, including alterations and extensions to be of the highest standard of design and to respect the character, setting, form and scale of the neighbouring properties as well as the character and proportions of the existing building. Furthermore, Policy DP25 seeks to preserve and enhance the character and appearance of conservation areas.
CPG1 (Design) provides further guidance relating to roof extensions and alterations, and advises that the main considerations should be:
· The scale and visual prominence;

· The effect on the established townscape and architectural style;

· The effect on neighbouring properties.

Additional storeys and roof alterations are likely to be acceptable where:
· There is an established form of roof addition or alteration to a terrace or group of similar buildings and where continuing the pattern of development would help to re-unite a group of buildings and townscape;

· Alterations are architecturally sympathetic to the age and character of the building and retain the overall integrity of the roof form;

· There are a variety of additions or alterations to roofs which create an established pattern and where further development of a similar form would not cause additional harm.
The development is considered acceptable in principle, owing to the large number of properties that already benefit from not only rear dormers, but side and front dormers also. Furthermore, the host property is already characterised by a rear dormer, with the proposed dormer considered to be an improvement in terms of its scale and positioning, bringing the dormer more in line with the adjoining property no. 64 and surrounding properties.
However, the use of glazing on the dormer roof and cheeks is considered an unsympathetic material that would appear out of character with the host property and surrounding area. The development would be contrary to CPG1 which recommends that materials, such as clay tiles, slate, lead or copper, that visually blend with existing materials are preferable for roof alterations and repairs (paragraph 5.9). The use of glass appears out of character in this context. Although there is a large glass enclosure to the roof at no.76, this development was approved in 1982, prior to current development plan policies and design guidance, and the development therefore does not set a valid precedent. It is considered that the enlarged dormer with this almost entirely glazed design would appear out of character and incongruous in the surrounding roofscape.
Additionally, the host property was included within the Parkhill Conservation in 2011. Therefore greater importance must be given to the effect of the development on the character of the area. The Parkhill and Upper Park Conservation Area Appraisal and Management Strategy 2011 emphasises that particular care must be taken to ensure sensitive and unobtrusive design to visible roof slopes or where roofs are prominent in long distance views. Despite its location to the rear of the property, there are glimpse views from the wider public realm from between properties in Tasker Road. 
The use of insensitive materials on the proposed dormer is therefore considered to harm both the character and appearance of the host property as well as the wider Parkhill Conservation Area. Special attention has been paid to the desirability of preserving or enhancing the character or appearance of the conservation area, under s.72 of the Listed Buildings and Conservation Areas Act 1990 as amended by the Enterprise and Regulatory Reform Act (ERR) 2013. In this case, it is considered that the scheme does not preserve this character.
There is no objection to the proposed rooflight. It is positioned to the rear of the side dormer, and projects to a maximum depth of 150mm. There would be limited views of the rooflight from the public realm, if any, and this element of the proposal is therefore considered acceptable. 

4.0 Amenity

Due to the fact that the proposed dormer window would replace an existing rear dormer and roof terrace, the proposal is not considered to cause additional harm to the amenity of neighbours in terms of a loss of privacy, outlook or daylight.

Similarly, due to the positioning of the proposed rooflight on the existing side dormer roof, it is not considered that it would cause harm to the amenity of neighbours. 

However, this does not outweigh the harm identified in section 3 above, and the proposal is therefore considered unacceptable.

5.0 Recommendation

Refuse planning permission.




