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	Proposal

	Erection of a full width rear dormer with Juliet balcony and glass balustrade and installation of x2 front rooflights.  

	Recommendations:
	Refuse Planning Permission


	Application Type:

	Full Planning Permission

	Reasons for Refusal:
	Refer to Draft Decision Notice

	
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	06

	No. of responses


	01

	No. of objections


	00


	Summary of consultation responses:


	Consultation period 11/04/2016 – 03/05/2016. 

Site notice 13/04/2016 – 04/05/2016.

The owner/occupier of 69 Ravenshaw Street commented on the application:

1. It's hard to tell from the drawings whether the proposal is likely to compromise the privacy at 69 Ravenshaw Street by adding new sightlines from the Juliet balcony or by facilitating access to the roof. I would like reassurance that this would not be the case.
Officers response:

1. The proposed Juliet balcony within the new dormer would not increase the opportunity to overlook neighbouring properties over and above the existing situation. 

	CAAC comments:


	N/A


	Site Description 

	The site is a two storey property located on the southern side of Ravenshaw Street. It is part of an attractive Victorian terrace, with consistent massing and detailing.

The property is divided into 2 self-contained flats.
The site does not lie within a conservation area, however falls within the Fortune Green and West Hampstead neighbourhood planning area.  


	Relevant History

	Application Site

8703312 - Change of use and works of conversion to two self-contained flats including the erection of a ground floor rear extension. Granted 20/05/1988. 

2007/0610/P - Replacement of 4 single glazed timber windows at rear first floor level with new double glazed UPVC windows. Granted 16/04/2007. 
Neighbouring Properties 

69 Ravenshaw Street 2003/1646/P - Erection of a rear dormer roof extension and a roof extension over the flat roof of the existing two-storey rear projection, and the installation of 3 x front rooflights, to provide additional habitable accommodation for the existing single dwellinghouse. Certificate of Lawfulness Granted 14/10/2003.
77 Ravenshaw Street 2011/5691/P - Erection of rear dormer roof extension and installation of 2x rooflights to front roofslope of dwelling (Class C3). Granted 03/01/2012
77 Ravenshaw Street 2013/2329/P - Variation of condition 3 of planning permission ref 2011/5691/P dated 03/01/2012 (erection of rear dormer roof extension and installation of 2x rooflights to front roofslope of dwelling), namely to substitute a dormer window for a Juliet balcony and install no. 1 Velux window. Granted 02/07/2013. 

81 Ravenshaw Street 2015/6682/P - Erection of a rear roof dormer and installation of two rooflights to the front roof slope. Certificate of Lawfulness Granted 08/12/2015. 


	Relevant policies

	National Planning Policy Framework 2012
The London Plan 2016
Camden LDF Core Strategy 2010

CS1 Distribution of growth

CS5 Managing the impact of growth

CS14 Promoting high quality places and conserving our heritage

Camden Development Policies 2010

DP24 Securing high quality design
DP26 Managing the impact of development on occupiers and neighbours

Camden Planning Guidance 

CPG1 Design, 2015, chapter 11

CPG6 Amenity, 2011, chapter 4
Fortune Green and West Hampstead Neighbourhood Planning area (Adopted September 2015)



	Assessment

	1. Proposal  
1.1 Planning permission is sought for the erection of a rear dormer, with Juliet balcony and insertion of 2x rooflights to front roof slope. 
1.2 The proposed dormer would measure 4.63 metres wide x 2.15 metres high x 3.38 metres deep.
1.3 The dormer would be hung with slate tiles, to match the existing roof. 
2. Revisions
2.1 The applicant declined the opportunity to revise the scheme. 
3. Assessment:

3.1 The principle considerations material to determining the application are as follows:

· Design – the impact of the proposal on the character of the host property and the wider area;

· Amenity - the impact of the proposal on the amenity of adjoining occupiers.
4. Principle of dormer extension 
4.1 Paragraph 5.11 of Camden’s Planning Guidance (Design) states that ‘dormers should not be introduced where they interrupt an unbroken roofscape’. 

4.2 The proposal is not considered to be within an unbroken roofscape as there are a number of rear dormers on the neighbouring properties including nos. 69, 77 and 81 Ravenshaw Street. The proposal is therefore acceptable in principle. 

5. Detailed Design
5.1 Policy CS14 aims to ensure the highest design standards for developments. Similarly, policy DP24 states that the Council will require all developments to be of the highest standard of design and respect the character, setting, form and scale of neighbouring properties and character and proportions of the existing building.
5.2 Guidance in CPG1 states roof dormers should be sensitive changes maintaining the overall structure of the existing roof form. The proposed development of the roof fails to comply with the guidance in CPG1.  
5.3 Guidance in the Fortune Green and West Hampstead Neighbourhood plan (adopted September 2015) section A.14 further enforces this design theme stating “such extensions should be in proportion to the existing building”.

5.4 The proposed dormer would be full width and does not leave the minimum 500mm gap between the ridge, eaves and hip usually required (section 5.11d of CPG1). The rear projection would therefore appear unduly bulk and overwhelm the host property. 
5.5 The application is also contrary to requirements set out in the guidance relating to the size of dormers; they should ‘appear as separate small projections on the roof surface’ (section 5.11d of CPG1). The rear dormer, owing to its width, height and resulting bulk is not subordinate to the host building.
5.6 The surrounding residential dwellings have examples of rear dormer roof extensions providing some context for the proposed development. However the neighbouring rear roof dormer extensions at numbers 69 and 81 were built under permitted development. On balance the existing context of the neighbouring rear roof dormer extensions are poorly designed and bulky, not considered high quality examples of development to replicate. The proposed roof extension does not meet guidance in the NPPF which states, good design to be indivisible from good planning or Camden planning guidance document in CPG1.   

5.7 With regard to the proposed Juliet balcony and set of doors at roof level, ‘in form, scale and pane size dormer windows should relate to the façade below and the surface area of the roof’ (CPG1, section 5.11d). The proposed doors fail to achieve this as they are generally larger than the existing windows on the rear elevation below.  
5.8 It is considered that the glazed balustrades would be an incongruous, non-traditional addition to the rear façade at high level which would be harmful to the rear elevation of the host building and wider area. 
5.9 The two proposed rooflights on the front roof slope follow a run of similarly approved works and therefore will not appear out of keeping with the character or appearance of the street scene.
6. Neighbour amenity 
6.1 Planning guidance CPG 6 focuses on amenity concerns, all developments are required to have some regard for the amenity of existing and future occupants. Policies CS5 (Core Strategy) and DP26 (Development Policies) state that the council will protect the quality of life of existing and future occupiers and neighbours by only granting permission for those developments that would not have a harmful effect on amenity. Such issues include visual privacy, overlooking, overshadowing, outlook, sunlight, daylight and artificial light levels.
6.2 The proposed roof extension would not extend forward of the existing eaves so would not result in any discernible impacts to the adjacent property. 
6.3 The proposed windows within the new dormer would not increase the opportunity to overlook neighbouring properties over and above the existing situation. 
7. Conclusions

7.1 The proposed roof extension is contrary to guidance in CPG1 and is considered to be detrimental to the character and appearance of the dwelling contrary to policies CS14, DP14 and Fortune Green and West Hampstead Neighbourhood Plan.  

8. Refuse Planning Permission
8.1 Refuse Planning Permission.



