Mariam Azarian, 11a Acol Road, London, NW6 3AA

Written Submission for Planning Committee Meeting – Thursday 14th September 2017
2016/5492/P – 10b Wavel Mews London NW6 3AB

I wish to object to the proposed development and would like to highlight mistakes and inadequacies on which the planning report is based, with the primary issues being in the handling of the report on the proposed basement. Particularly around Camden Local Plan policy A5 which this application fails on the grounds of damage, depth at least 2 out of 8 required demonstration criteria and 5 out of 8 impact criteria.

In my submission for the planning meeting scheduled on the 10th of August I highlighted that the subsidence that had been reported by residents had not been adequately investigated. Since that meeting I have been able to get hold of a letter from the loss adjusters engaged for this issue and it is reproduces in the LossAdjusters-6WavelMews.pdf attached. I received this from Mr. Roy, the previous owner of 11a Acol road who can vouch that the fault was found not to be on our property and that the resulting damage to 6 Wavel mews required underpinning of a section of their building.
I have also been in contact with Mr. and Mrs O’Keefe of 17 Acol Road lodge. They also had a more recent case of subsidence resulting in category 4 damage to their property that again required underpinning to resolve. The engineers report Sub_Engineering_Report.pdf for this issue is attached.
To illustrate:
[image: ]


This shows the subsidence documented in the attachments 30 meters to one side of this application and 20 meters to the other.






Camden Local Plan Policy A5 states:
“Applicants must therefore demonstrate in the Basement Impact Assessment that the basement scheme has a risk of damage to neighbouring properties no higher than Burland Scale 1 ‘very slight’.”
With far greater than category 2 damage occurring on either side of the dig site it is ludicrous to claim a maximum of scale 1 damage on the basis of such minimal investigation. 

Section 6.17 of the planning report states that policy A5 precludes the council from allowing underground development that will cause harm. However, Policy A5 It does significantly more than this. It also states criteria that define what falls within policy. The attached LocalPlanA5-Criteria.pdf details these in situ, but here I highlight all those that this application fails to meet:
· h. not exceed 50% of each garden within the (original) property
· this is 100% of the entire grounds
· i. be less than 1.5 times the footprint of the host building in area
· It twice the footprint of the existing building
· j. extend into the garden no further than 50% of the depth of the host building measured from the principal rear elevation;
· It is over 100% of ALL elevations
· k. not extend into or underneath the garden further than 50% of the depth of the garden;
· It extends over 100% into the garden
· l. be set back from neighbouring property boundaries where it extends beyond the footprint of the host building
· It touches or exceeds all 4 existing boundaries from North to south; east to west.
· It is beyond the footprint of the new building in 2 directions and of the original building in 3.

· r. provide satisfactory landscaping, including adequate soil depth; and
u. do not prejudice the ability of the garden to support trees where they are part of the character of the area.
· Trees in the garden are to be cut down and new planting strategy is of limited soil depth, restricted by reinforced concrete and cannot support similar trees.

The attached LocalPlanA5-Criteria.pdf also details that exceptions can be granted for criteria f to k for “large comprehensively planned sites”. This application does not qualify for this as the attached LocalPlanA5-SizeOfBasements.pdf clearly defines the term “large” as:
· new major developments, for example schemes which comprise 1000sq m additional non-residential floorspace or 10 or more additional dwellings;
· large schemes located in a commercial setting; or
· developments the size of an entire or substantial part of an urban block.
This application is none of these. Also policy A5 allows for no exceptions to the equally violated criteria l, r and u.
[image: ]This image from the applicant’s CMS might more clearly demonstrate the issue. The red dotted line that goes round the outside of the image is the extent of the 10b Wavel mews plot. You might be forgiven for not being able to see it other than at the top left as the basement overlaps this line throughout the rest of its extent.
The concrete shell that holds the basement extends to the maximum possible in all directions and is, unlike what is stated in the planning report 6.19, set 4.1 meters deep in the earth. Note that policy A5 states that a single story be between 3 and 4 meters in depth (attached LocalPlanA5-SizeOfBasements.pdf). This exceeds that, if only marginally, it is still not only at the maximum but over it, as it is at most of the boundaries of the plot according to the scale diagram to the left.
As noted in my submission for the previous planning meeting I have had guidance that this application falls within the remit of policy A5 and I have since consulted with two architects and a planning consultant. Again I am told that A5 applies in full which at least does match with the assertion made in section 5 of the planning report.
However nothing in the report sections 6.17 to 6.21, nor any other section of the report, detail how the application satisfies policy A5. Not even the minimal sections from which they draw, and the Campbell-Reith audit does not even mention it.

The report states that Camden Local Plan A5 applies. The application does not match the criteria for any of the available exceptions. It violates impact criteria h though l. It violates required demonstration criteria r and u.

Summary
[bookmark: _GoBack]This application fails Camden Local Plan policy A5 on the grounds of damage, depth at least 2 out of 8 required demonstration criteria and 5 out of 8 impact criteria. This application should not be granted as it stands.
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