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1.00 Introduction 
 
1.01 This Statement is submitted in support of an appeal against the 

decision of the London Borough of Camden to refuse planning 
permission for the erection of roof extensions to the main roof and the 
roof to the rear element of the building, addition to extend an existing 
flat at second floor level.  As is discussed further as part of the planning 
history section of this Statement the Local Authority had previously 
granted planning permission for a roof extension to the main roof of 
the building; the only difference between that and the proposal for 
which permission was refused and to which this appeal relates is the 
proposed extension above the existing rear element of the building. 

 
1.02 Planning permission was refused, under delegated powers, on 16 

October 2017 for the following reason: 
 

The proposed roof extension on top of the existing back 
addition, by reason of its location, bulk and size, would 
introduce a dominant and incongruous feature, which fails 
to respect the character and appearance of the subject 
property, and the wider terrace of which it forms part, 
contrary to Policy D1 (Design) of the Camden Local Plan 
2017 and Policy 2 (Design and Character) of the Fortune 
Green and West Hampstead Neighbourhood Plan. 

 
1.03 Given the wording of the reason for refusal it is clear that the only issue 

is whether the additional roof extension over the rear part of the 
property would fail to respect the character and appearance of the 
property and the wider terrace due to its location, bulk and size. 

 
1.04 Section 2 of this Statement describes the appeal site and surrounding 

area.  Relevant planning history is considered in Section 3.  The 
planning policy background – at national strategic and local level, is 
considered in Section 4.  This is followed by our appraisal of the 
planning merits in Section 5 and Conclusions in Section 6. 
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2.00 Site and Surroundings 
 
2.01 36 Mill Lane is a centre terrace property comprising two elements.  

There is the main part of the building which fronts Mill Lane and, at the 
rear, occupying approximately two thirds of the width of the property, 
a rear “closet wing”.  Such rear wings are typical of Victorian and 
Edwardian terraced and semi-detached properties and are 
characteristic of buildings in the area.  Both elements of the building 
contain four floors of accommodation.  The accommodation within the 
rear closet wing is at mezzanine level - between the main floors - and is 
half a storey lower when viewed externally than the main part of the 
building.  Both elements of the building have flat roofs.  The main part 
of the building has a raised parapet on its Mill Lane frontage.  There is 
balustrading around the flat roof above the main part of the building.  
The balustrading at the front is recessed from the main front elevation.  
The main flat roof is utilised as external amenity space accessed 
through a roof light. 

 
2.02 At ground floor level there is a retail unit.  There is a separate street 

frontage entrance door leading to three residential units.  There is a 2 
bedroom split level unit at semi-basement level, also using the rear 
closet wing mezzanine level between ground and semi-basement 
levels.  At first floor level is a 1 bedroom self-contained flat.  There is a 
second 1 bedroom self-contained flat at second floor level.  The 
proposals only affect the existing second floor flat changing it from a 1 
bedroom unit to a 3 bedroom/4 person flat. 

 
2.03 The application site is located on the southern side of Mill Lane.  It is a 

centre terrace property with the terrace comprising No’s 32-42 (evens).  
No’s 32, 34 and 38 are similar to the appeal premises with a 
commercial unit at ground floor level and residential accommodation 
above and in the rear closet wing.  They also have flat roofs to the rear 
of raised parapets on their main parts and flat roofs to their rear closet 
wings. 

 
2.04 No’s 40/42 are a public house at ground floor level with ancillary 

accommodation at lower ground floor level and ancillary residential 
accommodation at first and second floor levels.  This is at the junction 
with Ravenshaw Street, and differs from the rest of the terrace by 
having a pitched roof and with the second floor accommodation being 
partially within the roof space with dormer windows fronting Mill Lane.   
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As a result of a higher internal floor to ceiling heights at ground floor 
level and first floor levels, when compared with other properties in the 
terrace, sill levels to the windows at first and second floor level are 
higher than the sill levels of first and second floor windows in the 
remainder of the terrace.   

 
2.05 There are a variety of alterations and extensions to the terrace 

including, on the rear closet wing of No.32, a prominently sited full 
height extension to provide access to the roof space with railings 
around the roof.  This results in that element of No.32 currently being 
one storey higher than the rear element of No.36.   

 
2.06 Attached at Appendix A is a Birds Eye Photograph taken from the south 

of the terrace.  The appeal site is identified in this.  The variety of rear 
closet wing extensions and other rear extensions can be seen on this.  
These include a full width rear extension at No.40, a variety of 
elements of extension at the rear of 42 including a first floor extension 
that is deeper than the rear closet wing extension at the appeal 
premises.  At 38 the rear closet wing extension has had a further 
ground and semi-basement level extension projecting beyond this.  It is 
only from an aerial photograph such as this that one is aware of the 
variety of rear extensions to the terrace.  Nothing can be seen from 
Ravenshaw Street (to the east of the terrace) other than the flank 
elevation that forms the return frontage to Ravenshaw Street of No.42 
Mill Lane.  There are no public vantage points from the west of the 
terrace where there is a gated access road to private property. 

 
2.07 Likewise there is no uniformity to the neighbouring terrace on Mill Lane 

to the east of Ravenshaw Street, with that terrace containing a number 
of different styles of properties with different roof forms – flats roofs, 
mansard roofs, crown roofs and butterfly roofs, together with pitched 
roofs with dormers.  Properties in that terrace range from 2 to 4 
storeys with their rear closet wing extensions being between 1 and 4 
storeys high.  Indeed a number of properties have rear closet wing 
extensions that sit just below the height of the main street frontage 
part of the building, sitting partially below the main roof height as is 
the case with 36 Mill Lane (both as it exists today and as proposed). 

 
2.08 The surrounding area is very mixed in its nature.  Immediately to the 

west of the terrace containing 36 Mill Lane is an extremely bulky part 
four/part 12 storey block of flats.  The private access road to the west 
of the terrace referred to above leads to private parking in connection 
with these flats. 
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2.09 On the opposite side of Mill Lane there is no uniformity with there 

being a variety of 3 and 4 storey buildings of an entirely different 
character to the terrace containing the appeal premises. 

 
2.10 The appeal site is not within or in proximity to a Conservation Area.  

Neither are there any listed buildings in the vicinity of the site. 
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3.00 Planning History 
 
3.01 In 2004 planning permission was granted for the change of use of the 

existing ground floor shop from Class A1 to Class A2 (financial and 
professional services) – LA Ref: 2004/2450/P.  More recently, and of 
particular relevance to the appeal, is planning permission Ref: 
2017/2062/P which was for the erection of a mansard roof extension 
above the main part of the building, to provide an extension as part of 
the second floor flat at the appeal site.  We attach at Appendix B a copy 
of the planning permission and the approved proposed plans.  As can 
be seen this permission converted the existing 1 bedroom flat to a 2 
bedroom duplex of 81.7sqm.  It incorporated a mansard roof form 
above the main part of the building with two dormer windows to both 
the front and rear elevations.  At the front of the building the mansard 
can be seen to be set just to the rear of the existing raised parapet wall. 

 
3.02 Of relevance to the appeal is the clear intention of the owner of the 

adjacent property, 34 Mill Lane, to construct an additional floor above 
that property.  Whilst there is no planning application yet showing on 
the Local Authority’s website the Appellant, as the freehold owner of 
No.36, has been served with a Party Wall Notice on behalf of the owner 
of No.34 which makes clear this intention.  A copy of that Party Wall 
Notice is included at Appendix C.  Given the extant planning permission 
for No.36 the Council are unlikely to have any concerns with the 
intended application for No.34. 

 
3.03 Also of relevance to the proposals is an extant planning permission for 

40/42 Mill Lane – Ref: 2016/2661/P.  We attached at Appendix D a 
copy of the planning permission and approved plans.  This involved 
extending at the rear for the first and second floors of No’s 40/42 as 
part of the conversion of the upper floors from ancillary pub premises 
to 5 self-contained flats.  These approved extensions to No’s 40/42 can 
also be seen in Drwg No 17524/03 which shows the rear elevation of 
the entire terrace and was submitted to the Local Authority as part of 
the application which is the subject of this appeal. 
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4.00 Planning Policies 
 
4.01 The reason for refusal of planning permission refers only to Policy D1 of 

the Camden Local Plan and Policy 2 of the Fortune Green and West 
Hampstead Neighbourhood Plan.  We comment on these policies, and 
others of relevance to the proposals, below. 

 
 NATIONAL PLANNING POLICY FRAMEWORK 
 
4.02 The proposals comply with the relevant Core Planning Principles at Para 

17.  They are of high quality design and result in a good standard of 
amenity for existing and future occupants.  They make effective use of 
the land and are sustainable in terms of location and construction. 

 
4.03 Para 58 refers to optimising the potential of a site to accommodate 

development.  It is considered that the proposals achieve this without 
harming local character or the identity of surroundings.   

 
 THE LONDON PLAN 
 
4.04 Policy 3.3 requires an increase in housing supply throughout London 

with Part E(a) referring to one of the possible ways of doing this being 
through intensification.  The proposed development is of this nature. 

 
4.05 Policy 3.4 specifically requires housing potential to be optimised, taking 

into account the local context and character.  It cross refers to a density 
matrix.  The Local Authority have not sought to suggest that as a result 
of the additional accommodation the density will be inappropriate.  
Indeed when compared with the extant planning permission the 
proposals add only 1 additional habitable room.  It is considered that 
the proposals successfully optimise the use of the site whilst being in 
keeping with the local context and character. 

 
4.06 Policy 3.5 relates to quality and design of housing.  It cross-refers to 

Table 3.3 which sets out minimum floor areas.  The proposals result in 
the existing 1 bedroom flat becoming a 3 bedroom/4 person flat.  This 
is calculated on the basis of only the master bedroom – shown as being 
at the front of the third floor on the proposed plans – being of 
sufficient size to be considered as a double bedroom (being more than 
11sqm).  The other two bedrooms are only single bedrooms – being 
more than 7.5sqm but less than 11sqm each.  These bedroom sizes are  
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based on the nationally described space standards in the DCLG 
Technical Housing Standards (March 2015).  As a 3 bedroom/4 person 
unit over two floors Table 3.3 of The London Plan requires a minimum 
gross internal floor area of 84sqm.  The proposals will exceed this being 
of 91.1sqm.  The proposed unit will be well laid out with efficient use of 
space so ensuring it is an appropriate dwelling in the context of Policy 
3.5.  This is in contrast to the existing undersized 1 bedroom flat – 
which at 45.5sqm is substandard given that Table 3.3 requires such 
dwelling types to be a minimum of 50sqm. 

 
4.07 Policy 7.4 requires development to be of high quality design that has 

regard to the pattern and grain of the surroundings.   
 
4.08 Policy 7.5 relates to the public realm.  The only way in which the 

proposed development can be considered to affect the public realm is 
in terms of the appearance from Mill Lane.  This is due to the fact that 
there are no public vantage points from which the extension at the rear 
can be seen.  In terms of the appearance from Mill Lane the proposals 
will be identical to the extant planning permission.  This can be seen by 
comparing the appeal plans with those at Appendix B. 

 
4.09 Policy 7.6 relates to architecture and requires buildings to be of the 

highest architectural quality; of a proportion composition, scale and 
orientation that enhances activities and appropriately defines the 
public realm; comprises details and materials that compliment but not 
necessarily replicate the local architectural character; and not cause 
unacceptable harm to the amenity of surrounding land and buildings.  
With regard to the latter aspect – amenities of surrounding land and 
buildings – this has not been raised as a concern by the Local Authority 
in their refusal of planning permission.  As is discussed further in the 
following section it is considered that the requirements of the policy in 
terms of architectural quality, proportion, composition, scale, 
orientation, details and materials are complied with. 

 
 CAMDEN LOCAL PLAN 
 
4.10 The refusal of planning permission refers specifically and solely to 

Policy D1.  We comment on this and other policies of relevance below. 
 
4.11 The proposals will create a 3 bedroom/4 person unit of appropriate size 

from an undersized 1 bedroom flat (according to Table 3.3 of The 
London Plan to which we have referred above at Para 4.06).  It is clear  
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from Policy H7 and its supporting text that for market sector housing 
such as that at the appeal premises the priority is for 2 or 3 bedroom 
dwellings; not 1 bedroom dwellings.  The proposals therefore help 
meet this identified need. 

 
4.12 Policy A1 is referred to in the Officer’s report but not on the decision 

letter.  It is therefore clear that Officers acknowledge the proposals 
comply with all aspects of Policy A1 which relates to managing the 
impact of development.  The Council are clearly satisfied that, as the 
policy requires, the proposals will not give rise to any harm to 
amenities of neighbouring occupiers in terms of impact on their privacy 
or outlook, sunlight or daylight. 

 
4.13 Policy D1 is a detailed policy relating to design.  The relevant aspects of 

this are the requirements that: 
 

 Development respects local context and character 
(Criterion (a)). 

 The development comprises details and materials of high 
quality and that complement the local character 
(Criterion (e)). 

 A high standard of accommodation is provided (Criterion 
(n)). 

 
4.14 Clearly there is no issue in respect of Criterion (n) as the Council have 

not raised any concerns in respect of the standard of proposed 
accommodation.  Matters in respect of Criteria (a) and (e) are discussed 
further in the following section. 

 
 SUPPLEMENTARY PLANNING GUIDANCE 
 
4.15 Although not referred to in the refusal of planning permission the 

Council’s CPG1 (Design) is of particular relevance.  Section 4 specifically 
relates to extensions.  Identified as one of the “key messages” is that: 

 
Rear extensions should be secondary to the building being 
extended. 

 
4.16 It is considered that the proposals comply with this key message by 

maintaining the same relationship between the main part of the 
building and the rear closet wing as currently exists – as an additional 
floor within a mansard roof is proposed to be added to both elements  
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of the building.  Para 4.7 refers to detailing of windows, doors, 
materials and pipework.  Para 4.8 requires extensions to be 
subordinate to the original building in terms of scale and situation 
unless the specific circumstances of the site would enable an exception 
to this approach.  Para 4.9 relates specifically to rear extensions.  
However this is not of particular relevance as the proposal is not for a 
rear extension but for an additional floor above both elements of the 
building – the main part and its rear closet wing.   

 
4.17 The following paragraphs – 4.10, 4.11 and 4.12 also provide detailed 

guidance on rear extensions and for the same reasons are of direct 
relevance given that the proposal increases the height of the entire 
building with its rear closet wing being part of the original building.  The 
proposals are considered to comply with the relevant elements of this 
guidance.  Para 4.10 requires rear extensions to be secondary to the 
building being extended in terms of location, form, scale, proportions, 
dimensions and detailing.  It also requires that they respect and 
preserve the original design and proportions, the historic pattern and 
established townscape and not cause the loss of amenity to adjacent 
properties.  This latter aspect is clearly accepted by the Local Authority 
as being complied with. 

 
4.18 Para 4.12 relates to the height of rear extensions and states: 
 

In order for new extensions to be subordinate to the 
original building, their height should respect the existing 
pattern of rear extensions, where they exist. 

 
4.19 Of fundamental relevance to this is the fact that the rear closet wing is 

not a “new extension”.  In terms of its relationship to the main frontage 
building the proposals do not result in any change.  Furthermore there 
is no pattern to the various rear extensions in the terrace (as can be 
seen from Appendix A). 

 
4.20 Para 4.13 has been specifically referred to within the Officer’s 

delegated report that led to the refusal of planning permission.  This 
states: 

 
In most cases, extensions that are higher than one full 
storey below roof eaves/parapet level, or that rise above 
the general height of neighbouring projections and nearby 
extensions, will be strongly discouraged. 
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4.21 The LPA have failed to acknowledge, in their reference to this 

paragraph in the Officer’s delegated report, that as a result of the 
proposals incorporating an additional mansard floor above both the 
main part of the building and the rear closet wing, the rear closet wing 
will remain one full storey below the overall height.  As the existing 
building is flat roofed it is not considered that the references in 4.13 to 
eaves and parapet levels are of particular relevance.  The important 
aspect is the relationship between the two elements of the building. 

 
4.22 Para’s 4.14 and 4.15 relate to the width of rear extensions.  The existing 

closet wing incorporates approximately two thirds of the width of the 
overall building.  This is not affected by the proposals. 

 
 FORTUNE GREEN AND WEST HAMPSTEAD NEIGHBOURHOOD PLAN 
 
4.23 The reason for refusal of planning permission refers specifically to 

Policy 2.  This policy relates to design and character requiring that 
design compliments and enhances the local character and identity of 
Fortune Green and West Hampstead.  It refers to a number of ways in 
which this should be achieved.  Of relevance to the appeal proposals 
are the following: 

 

 Developments should maintain the positive contribution to 
character of existing buildings (Criterion (ii)). 

 Development should have regard to the form, function, 
structure and heritage of its context – including scale, mass, 
orientation, pattern and grain of surrounding buildings 
(Criterion (iv)). 

 Materials should be in harmony with the context (Criterion 
(v)). 

 Extensions should respect and be sensitive to the height of 
existing buildings in the vicinity and setting (Criterion (vi)). 

 Extensions should be in character and proportion with the 
context and setting including the relationship with any 
adjoining properties (Criterion (vii)). 

 
4.24 Part of the supporting text to this policy (Para A10) refers to the height 

of existing development making a significant contribution to the 
character of the area.  Relevant to this is the fact that the rear part of 
the building (the rear closet wing) is not visible from any public vantage 
point and therefore does not affect the existing character.  Similarly as  
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proposed to be extended it would not be visible and therefore would 
continue to not affect the character. 

 
4.25 Para A14 is also of relevance – this relating to roof extensions and 

requiring that these fit in with existing roof lines and be in keeping with 
existing development.  Again, and as will be discussed in the following 
section it is considered that the appeal proposals comply. 
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5.00 Planning Appraisal 
 
5.01 Of relevance to the issue to which this appeal gives rise is the fact that 

there is no consistency to the terrace of properties containing the 
appeal premises, particularly in terms of their rear closet wings and 
other outrigger additions.  There is no consistency in their height, width 
or depth. 

 
5.02 Likewise it is relevant that there is no consistency in the nearby 

terraces – whether these be fronting Mill Lane, such as the terrace 
immediately to the east of Ravenshaw Street, or terraces of properties 
on the side streets themselves, such as at Ravenshaw Street.  Most 
terraced properties have rear additions.  Some are original closet wings 
such as at the appeal premises.  Others are of subsequent construction.  
Some are only part of the width of the property to which they are 
incorporated – such as at the appeal premises.  Heights of rear 
elements of buildings also vary from those that are the same height or 
almost the same height as the main part of the building (such as 9 
Ravenshaw Street) and some of the extensions in the terrace to Mill 
Lane to the east of Ravenshaw Street. 

 
5.03 The fact that the surrounding area is so varied in its form as described 

in Section 2, is of relevance to how the proposals impact on the 
character and appearance of the area. 

 
5.04 The Local Authority have failed to take into account, or even 

acknowledge, the fact that the rear of the terrace to which the 
application premises form a part is not visible from any of the 
surrounding streets or in any long views.  As the rear elevation of the 
terrace shows (Drwg No 16524/03) this terrace is already of varied 
character and appearance.  This was an application drawing so the 
Local Authority cannot say that they were not aware of the character 
and appearance of the terrace as a whole.  However they have failed to 
take this into account in their determination of the planning 
application.  That long rear elevation clearly shows the variety of rear 
extensions, building forms, roof forms, balustrading, window detailing 
etc. 

 
5.05 The proposals do not alter the appearance of the building or terrace in 

any way whatsoever when viewed from Mill Lane when compared with 
the extant planning permission (Ref:  2017/2062/P – Appendix B).  Nor 
do they alter the rear of the mansard above the main part of the  
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building when compared with that previously approved other than 
where the additional extension – above the rear closet wing – is 
physically linked.  The approved Mill Lane elevation shows two dormer 
windows, following the vertical alignment of the windows below.  This 
is repeated in the appeal proposal.  The rear elevation of the mansard 
roof above the main part of the building also has two windows on the 
approved scheme – as it does with the appeal proposals.  That window 
on the No.38 side of the building follows the vertical alignment of the 
windows below.  That adjacent to No.34 does not, being set closer to 
the party wall than the windows that are below that – those lower 
windows forming part of the rear closet wing.  This relationship in 
terms of vertical alignment is identical to both schemes, also being 
shown on the approved plans for permission Ref: 2017/2062/P.  The 
detail of the dormers is unchanged other than that adjacent to No.34 
becoming a high level dormer window as a result of the relationship 
with the roof form that is proposed above the rear closet wing.  With 
the current proposals, the mansard roof above the rear closet wing is 
not a free standing mansard but is linked, as is appropriate, to the 
mansard roof proposed above the main building.  This thus covers the 
lower part of the previously approved dormer window adjacent to 
No.34 and results in that being high level.  That window brings natural 
daylight to the staircase.  It is not a habitable room window and hence 
no doubt the reason the Local Authority have not raised any concern 
about outlook from that high level window.   

 
5.06 The roof extension above the rear closet wing has one dormer window 

which follows the vertical integrity of the windows below and is of the 
same detailing as the previously approved dormer windows on 
permission Ref: 2017/2062/P. 

 
5.07 In terms of materials as can be seen from comparing appeal drawing 

16524/02 Rev C with the extant permission proposed plans at Appendix 
B (Drwg No 16524/02 Rev B), there is no change from that previously 
found to be acceptable in terms of brickwork, roof tiling, dormer fronts 
and sheets, window frames, guttering, rainwater goods and eaves 
boarding.  Therefore insofar as the details and materials are concerned 
the Council cannot claim the proposals are unacceptable as those same 
details and materials have been previously found to be satisfactory. 

 
5.08 As existing the flat roof of the main building is half a storey higher than 

the flat roof of the rear closet wing.  This relationship is maintained 
with the proposals.  Therefore in terms of the relationship of the rear  
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element of the building with the main building, this is not affected by 
the proposals.  The Local Authority appear to have ignored this by their 
comment at Para 3.9 of the Officer’s delegated report which refers to 
the proposal rising above eaves line of the main building.  The eaves 
line of the rear closet wing remains below the eaves line of the main 
part of the building, with no change to this relationship. 

 
5.09 It is therefore considered that the rear closet wing will remain 

secondary to the main part of the building and will respect the original 
design and proportions of the building and its architectural features as 
required by Para 4.10 of CPG1.   
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6.00 Conclusions 
 
6.01 For the reasons discussed in the preceding sections it is considered that 

the proposed development is entirely satisfactory in all respects. 
 
6.02 The development as proposed will not harm the appearance of the 

building, nor the terrace of which it forms a part, nor will it harm the 
character and appearance of the wider area. 

 
6.03 All relevant planning policies and supplementary planning guidance are 

complied with.  The Inspector is therefore respectfully requested to 
allow the appeal and grant planning permission. 
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 Building Design Consultancy UK Ltd 
42 Forestdale    
London  
N14 7DX 

Application Ref: 2017/2062/P 
 Please ask for:  Oluwaseyi Enirayetan  

Telephone: 020 7974 3229 
 
8 June 2017 

 
Dear Sir/Madam  
 

DECISION 
 
Town and Country Planning Act 1990 (as amended) 
 
Full Planning Permission Granted 
 
Address:  
Flat 2nd Floor  
36 Mill Lane 
LONDON  
NW6 1NR 
 
Proposal: 
Erection of mansard roof extension to existing 2nd floor residential flat  
Drawing Nos: Site location plan; 16524/(01 Rev A, 02 Rev B). 
 
The Council has considered your application and decided to grant permission subject to the 
following condition(s): 
 
Condition(s) and Reason(s): 
 
1 The development hereby permitted must be begun not later than the end of three 

years from the date of this permission. 
 
Reason: In order to comply with the provisions of Section 91 of the Town and 
Country Planning Act 1990 (as amended). 
 

2 All new external work shall be carried out in materials that resemble, as closely as 
possible, in colour and texture those of the existing building, unless otherwise 

file://///CAMDEN/USER/HOME/CAMRM056/desktop/planning@camden.gov.uk
file://///CAMDEN/USER/HOME/CAMRM056/desktop/www.camden.gov.uk/planning
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specified in the approved application. 
 
Reason: To safeguard the appearance of the premises and the character of the 
immediate area in accordance with the requirements of policy CS14 of the London 
Borough of Camden Local Development Framework Core Strategy and policy 
DP24 of  the London Borough of Camden Local Development Framework 
Development Policies. 
 

3 The development hereby permitted shall be carried out in accordance with the 
following approved plans; Site location plan; 16524/(01 Rev A, 02 Rev B). 
 
Reason: For the avoidance of doubt and in the interest of proper planning. 
 

 
Informative(s): 
 
1  Reasons for granting permission.  

 
The initial proposal was to erect a mansard roof extension with 2nd floor rear 
outrigger. Following Officer advice, the proposals have been changed and now 
propose the construction of a flat top mansard roof extension which is considered 
acceptable. The mansard roof extension would be of a traditional 70 degree roof 
design with front and rear dormers. The windows on the front and rear elevation 
align with the fenestration pattern on the lower floors of the building, however one 
to the rear is slightly different due to the internal layout.  
 
The neighbouring properties do not have additional storeys at roof level and in 
general the roofline of the terrace varies. The roofline of the proposed extension 
would be marginally higher than the adjacent properties, and would be visible from 
the public realm in long views, however on balance would not be detrimental to the 
character and appearance of the area. 
 
The location and position of the proposed roof extension with dormers would not 
impact on amenities of neighbouring properties in terms of outlook, privacy or loss 
of light. 
 
The Fortune Green & West Hampstead Neighbourhood forum raises no objection 
in principle, but did raise concerns on the height of the proposed extension been 
higher than the roofs of the adjacent buildings. As stated above, whilst the roofline 
would be marginally higher, it is considered that due to the varied appearance of 
the terrace and streetscene, and it being of similar height to sites in the immediate 
vicinity, the roof height would not cause significant harm to the terrace. 
 
No other comment has been received prior to coming to this application. The site's 
planning history was taken into account when coming to this decision. 
 
As such, the proposed development is in general accordance with policies CS5 
and CS14 of the London Borough of Camden Local Development Framework Core 
Strategy, policies DP24 and DP26 of the London Borough of Camden Local 
Development Framework Policies, policy 2 of the Fortune Green and West 
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Hampstead Neighbourhood Plan and policies A1 and D1 of the Camden Local 
Plan Submission Draft 2016. The proposed development also accords with The 
London Plan March 2016 consolidated and the National Planning Policy 
Framework. 
 

2  Noise from demolition and construction works is subject to control under the 
Control of Pollution Act 1974.  You must carry out any building works that can be 
heard at the boundary of the site only between 08.00 and 18.00 hours Monday to 
Friday and 08.00 to 13.00 on Saturday and not at all on Sundays and Public 
Holidays.  You are advised to consult the Council's Compliance and Enforcement 
team [Regulatory Services], Camden Town Hall, Argyle Street, WC1H 8EQ (Tel. 
No. 020 7974 4444 or on the website 
http://www.camden.gov.uk/ccm/content/contacts/council-
contacts/environment/contact-the-environmental-health-team.en or seek prior 
approval under Section 61 of the Act if you anticipate any difficulty in carrying out 
construction other than within the hours stated above. 
 

3  Your proposals may be subject to control under the Building Regulations and/or the 
London Buildings Acts which cover aspects including fire and emergency escape, 
access and facilities for people with disabilities and sound insulation between 
dwellings. You are advised to consult the Council's Building Control Service, 
Camden Town Hall, Argyle Street WC1H 8EQ, (tel: 020-7974 6941). 
 

4  The Inspector's report on the Local Plan was published on 15 May 2017 and 
concludes that the plan is 'sound' subject to modifications being made to the Plan.  
While the determination of planning applications should continue to be made in 
accordance with the existing development plan until formal adoption, substantial 
weight may now be attached to the relevant policies of the emerging plan as a 
material consideration following publication of the Inspector's report, subject to any 
relevant recommended modifications in the Inspector's report. 
 

 
In dealing with the application, the Council has sought to work with the applicant in a 
positive and proactive way in accordance with paragraphs 186 and 187 of the National 
Planning Policy Framework. 
 
You can find advice about your rights of appeal at: 
 
http://www.planningportal.gov.uk/planning/appeals/guidance/guidancecontent 
 
Yours faithfully 
 

 
 
David Joyce 
Director of Regeneration and Planning 

 
 

http://www.planningportal.gov.uk/planning/appeals/guidance/guidancecontent
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Regeneration and Planning 
Development Management 
London Borough of Camden 
Town Hall  
Judd Street 
London 
WC1H 9JE 
 
Tel 020 7974 4444 
 
planning@camden.gov.uk  
www.camden.gov.uk/planning 

 
 
 
 
Mr Hannes Voss 

   
 
 
 
 

 Kyson Design Ltd 
28 Scrutton Street    
London   
EC2A 4RP 

Application Ref: 2016/2661/P 
 Please ask for:  Raymond Yeung 

Telephone: 020 7974 4546 
 
16 December 2016 

 
Dear Sir/Madam  
 

DECISION 
 
Town and Country Planning Act 1990 (as amended) 
 
Full Planning Permission Granted Subject to a Section 106 Legal Agreement 
 
Address:  
40-42 Mill Lane  
LONDON  
NW6 1NR 
 
Proposal: 
 
Convert ancillary accommodation to existing Class A4 use at 1st & 2nd floors to create 3 x 
1-bed and 2x 2bed flats with roof and second floor rear extension, associated alterations 
and retain existing public house (Use Class A4) at basement and ground floors. 
  
Drawing Nos: Planning Brochure Revision E, 0500A, 0501A, 1000A, 1001B, 1002A, 
1003A, 1004A, 1100B, 1101A, 1102A, 1200A, 1201A, 1999B, 2000C, 2001B, 2002A, 
2003A, 2004B, 2100B, 2101B, 2102B, 2200B, 2201A, Sustainability statement, BREEAM 
assessment and Energy Assessment statement by Eight Associated dated 14/09/16,  
Letter dated 10/8/16 and Noise Exposure Assessment dated 3/8/16 by Clement Acoustic, 
email from Hannes Voss confirming access arrangements dated 17/10/16. 
 
The Council has considered your application and decided to grant permission subject to the 
following condition(s): 
 
Condition(s) and Reason(s): 
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1 The development hereby permitted must be begun not later than the end of three 
years from the date of this permission. 
 
Reason: In order to comply with the provisions of Section 91 of the Town and 
Country Planning Act 1990 (as amended). 
 
 

2 All new external work shall be carried out in materials that resemble, as closely as 
possible, in colour and texture those of the existing building, unless otherwise 
specified in the approved application. 
 
Reason: To safeguard the appearance of the premises and the character of the 
immediate area in accordance with the requirements of policy CS14 of the London 
Borough of Camden Local Development Framework Core Strategy and policy 
DP24 of  the London Borough of Camden Local Development Framework 
Development Policies. 
 

3 The development hereby permitted shall be carried out in accordance with the 
following approved plans: 
 
Planning Brochure Revision E, 0500A, 0501A, 1000A, 1001B, 1002A, 1003A, 
1004A, 1100B, 1101A, 1102A, 1200A, 1201A, 1999B, 2000C, 2001B, 2002A, 
2003A, 2004B, 2100B, 2101B, 2102B, 2200B, 2201A, Sustainability statement, 
BREEAM assessment and Energy Assessment statement by Eight Associated 
dated 14/09/16,  Letter dated 10/8/16 and Noise Exposure Assessment dated 
3/8/16 by Clement Acoustic and email from Hannes Voss confirming access 
arrangements dated 17/10/16. 
 
Reason: For the avoidance of doubt and in the interest of proper planning. 
 

4 Prior to commencement of the development, details shall be submitted to and 
approved in writing by the Council, of an enhanced  sound insulation value DnT,w 
and L'nT,w of at least 10dB above the Building Regulations value, for the 
floor/ceiling/wall structures separating different types of rooms/ uses in adjoining 
dwellings, namely [eg. living room and kitchen above bedroom of separate 
dwelling].  Approved details shall be implemented prior to occupation of the 
development and thereafter be permanently retained.   
 
Reason: To safeguard the amenities of the adjoining premises and the area 
generally in accordance with the requirements of policy CS5 of the London 
Borough of Camden Local Development Framework Core Strategy and policies 
DP26 and DP28 of the London Borough of Camden Local Development 
Framework Development Policies. 
 

5 Prior to commencement of the development, details shall be submitted to and 
approved in writing by the Council, of the sound insulation of the floor/ ceiling 
separating the commercial part(s) of the premises from dwellings, noise sensitive 
premises.  Details shall demonstrate that the sound insulation value DnT,w  is 
enhanced by at least 10dB above the Building Regulations value and, where 
necessary, additional mitigation measures are implemented  to contain commercial 
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noise within the commercial premises and to achieve the criteria of BS8233:2014 
within the dwellings/ noise sensitive premises.  Approved details shall be 
implemented prior to occupation of the development and thereafter be permanently 
retained.  
 
Reason: To ensure that the amenity of occupiers of the development site/ adjacent 
dwellings/ noise sensitive premises is not adversely affected by noise in 
accordance with the requirements of policy CS5 of the London Borough of 
Camden Local Development Framework Core Strategy and policies DP26 and 
DP28 of the London Borough of Camden Local Development Framework 
Development Policies. 
 

6 Prior to implementation of the buildings, detailed plans showing the location and 
extent of photovoltaic cells to be installed on the building shall have been submitted 
to and approved by the Local Planning Authority in writing. The measures shall 
include the installation of a meter to monitor the energy output from the approved 
renewable energy systems. The cells shall be installed in full accordance with the 
details approved by the Local Planning Authority and permanently retained and 
maintained thereafter. 
 
Reason: To ensure the development provides adequate on-site renewable energy 
facilities in accordance with the requirements of policy CS13 of the London 
Borough of Camden Local Development Framework Core Strategy and policy 
DP22 of the London Borough of Camden Local Development Framework 
Development Policies. 
 

7 Before the development commences, details of secure and covered cycle storage 
area for 7 cycles shall be submitted to and approved by the local planning 
authority. The approved facility shall thereafter be provided in its entirety prior to the 
first occupation of any of the new units, and permanently retained thereafter. 
 
Reason: To ensure the development provides adequate cycle parking facilities in 
accordance with the requirements of policy CS11of the London Borough of 
Camden Local Development Framework Core Strategy and policy DP17of the 
London Borough of Camden Local Development Framework Development 
Policies. 
 

8 The hereby approved privacy screening shall be installed prior to the occupation of 
the hereby approved flats, and shall be retained in perpetuity unless otherwise 
approved by the local planning authority. 
 
Reason: In order to prevent unreasonable overlooking of neighbouring premises in 
accordance with the requirements of policy CS5 of the London Borough of 
Camden Local Development Framework Core Strategy and policy DP26 of the 
London Borough of Camden Local Development Framework Development 
Policies. 

9 Before the development commences, details of the location, design and method of 
waste storage and removal including recycled materials, shall be submitted to and 
approved by the local planning authority in writing. The facility as approved shall be 
provided prior to the first occupation of any of the new units and permanently 
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retained thereafter. 
 
Reason: To ensure that sufficient provision for the storage and collection of waste 
has been made in accordance with the requirements of policy CS18 of the London 
Borough of Camden Local Development Framework Core Strategy and policies 
DP26 and DP28 of the London Borough of Camden Local Development 
Framework Development Policies. 

 
Informative(s): 
 
1 Reasons for granting permission.  

 
It is proposed to use the upper floors of the site for residential use separate to the 
existing public house which would be retained at ground and lower ground floor 
levels. The retention of the existing public house (Class A4) use is supported as it 
is an Asset of Community Value and a local employer and would be in accordance 
with Camden policies CS7, CS8 and DP12. 
 
The principle of the use of the upper floors for residential accommodation is also 
supported as these do not form part of the day to day running of the pub and are 
currently an under-utilised space. The proposed residential use would meet a 
priority land use of Camden's Core Strategy and would be in line with policies CS6 
and DP2 which seek to maximise the supply of additional homes within the 
borough. 
 
The proposal provides three 1-bed and two 2-bed flats which complies with policy 
DP5 providing more than 40% of the total number of residential accommodation as 
2 bedroom units.  
 
The Council has set minimum internal space standards within CPG2 (Housing) and 
the London Plan provides minimum space standards for new residential 
development. The 3 x 1 bedrooms flats proposed would have gross internal floor 
areas of 55, 50 and 51.2sqm and the 2 x 3 bedrooms would have floor areas of 71 
& 73.6sqm. All of the proposed flats would comply with both CPG2 and the London 
Plan. The proposed units would provide a satisfactory standard of accommodation 
for future occupiers and they will all have an acceptable layout, ceiling heights, 
room sizes and provision of sunlight, daylight, ventilation and outlook. The 
proposed terraces would also provide an acceptable level of amenity space for 
future residents.  
 
The proposal includes a sensitive approach for extending and refurbishing the 
existing building that would meet modern requirements whilst being sympathetic to 
the host building and historic nature of the surrounding area in accordance with 
policies CS5, CS14 and DP24. The improvements proposed will ensure the 
retention of the Class A4 use and will not have any harmful impact on residents 
and the local area.  
 
Regarding access, a new residential access door and a pub fire escape door 
would be provided on the Mill Lane Elevation which would provide a step with 
contrasting nosing in front of it and a handrail support. The communal residential 
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stairs would also have contrasting step nosings with handrails on either side to 
ensure improved access for future occupiers. A new timber door and refuse double 
doors are also proposed on the Ravenshaw Street elevation which would sit 
comfortably within the streetscene. 
 
Conversions of this level of floorspace (336sqm and 4 units) into residential would 
need to meet BREEAM for Domestic Refurbishments 'excellent' rating.  Camden 
also requires conversions to achieve a minimum 60% score in the energy and 
water with 40% in materials. A BREEAM for Domestic Refurbishments assessment 
has been submitted indicating an 'excellent' rating can be achieved and that the 
minimum scores in the energy (69%), water (70%) and materials (64%) sub-
categories can be achieved. The development is targeting BREEAM Excellent 
rating, with a preliminary score of 74.45% and 77.59% of available energy credits, 
70.83% of available water credits and 70.83% of available materials credits which 
is excellent. A Section 106 legal agreement would be required to secure a 
commitment to BREEAM for Domestic Refurbishments 'excellent' rating, as 
indicated in a pre-assessment and post-construction review. 
 

2 With regards to external design, the proposed refurbishment are considered to 
enhance  the external facades by reinstating parapets, banisters, window 
pediments, and adding cornices, windows to match existing pattern and improving 
the visual symmetry of the building. This is also aligned with the local 
Neighbourhood Plan which recommends that development should be aligned with 
the existing structures.  
 
The extent of the second floor rear extension would not be creating any loss of 
outlook to neighbouring properties. There would be no loss of privacy from 
overlooking due to the locations of the created roof terraces as it would be at a 
considerable distance, a condition would added to erected screens to be erected 
prior to occupation. Due to the nature of the external works, it is considered that the 
proposal would not result in any harm by way of a loss of light or outlook for 
neighbouring occupiers. With regards to noise, acoustic information has been 
submitted.  They have identified the need for enhanced sound insulation in which is 
considered acceptable subject to conditions. 
 
The location of the site is within a PTAL 4 Zone. The site is within walking distance 
to Kilburn Underground Station (Jubilee line), West Hampstead Underground 
Station (Jubilee line), West Hampstead Rail and Brondesbury Rail. There is 
currently no on-site parking. The site is within the controlled parking zone CA-F and 
there will be no further provision of parking permits for new residents. To comply 
with the London Plan there will be provision for a minimum of 7 cycle parking 
spaces accommodated securely internally and accessible from Ravenshaw Street. 
The spaces will be provided using 4no. Sheffield stands.  As the new units would 
benefit from excellent public transport and lie within a town centre, it is considered 
that they would have to be car free and exempt from applying for a parking permit. 
This would be secured via a Section 106 Legal Agreement.  Waste collection for 
the A4 unit will be retained as per existing. The residential units will be provided 
with separate internal storage for both household and recycled waste within the 
kitchen units. Refuse storage is provided and will be accessed directly from 
Ravenshaw Street. 
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One objection has been received prior to making this decision. The sites planning 
history and relevant appeal decisions were taken into account when coming to this 
decision.   
 
As such, the proposed development is in general accordance with policies CS5, 
CS6, CS7, CS8, CS11, CS13, CS14 and CS19 of the London Borough of Camden 
Local Development Framework Core Strategy, and policies DP2, DP5, DP6, DP12, 
DP17, DP18,  DP19, DP22, DP23, DP24,  and DP26 of the London Borough of 
Camden Local Development Framework Development Policies. The proposed 
development also accords with policies of the London Plan 2016, consolidated with 
alterations since 2011, paragraphs 14, 17, 23-27, 29-41, 47-51, 56-68 and 126-141 
of the National Planning Policy Framework and policies within the Fortune Green & 
West Hampstead Neighbourhood Plan Policies 1 (Housing); 2: (design and 
character); 7 (Sustainable Transport) 12 (Business, commercial and employment 
premises); and 14 (Mill Lane Neighbourhood Centre). 
 

3 Noise from demolition and construction works is subject to control under the 
Control of Pollution Act 1974.  You must carry out any building works that can be 
heard at the boundary of the site only between 08.00 and 18.00 hours Monday to 
Friday and 08.00 to 13.00 on Saturday and not at all on Sundays and Public 
Holidays.  You are advised to consult the Council's Noise and Licensing 
Enforcement Team, Camden Town Hall, Argyle Street, WC1H 8EQ (Tel. No. 020 
7974 4444 or on the website 
http://www.camden.gov.uk/ccm/content/contacts/council-
contacts/environment/contact-the-environmental-health-team.en or seek prior 
approval under Section 61 of the Act if you anticipate any difficulty in carrying out 
construction other than within the hours stated above. 
 

4 Your proposals may be subject to control under the Building Regulations and/or the 
London Buildings Acts which cover aspects including fire and emergency escape, 
access and facilities for people with disabilities and sound insulation between 
dwellings. You are advised to consult the Council's Building Control Service, 
Camden Town Hall, Argyle Street WC1H 8EQ, (tel: 020-7974 6941). 
 

 
In dealing with the application, the Council has sought to work with the applicant in a 
positive and proactive way in accordance with paragraphs 186 and 187 of the National 
Planning Policy Framework. 
 
You can find advice about your rights of appeal at: 
 
http://www.planningportal.gov.uk/planning/appeals/guidance/guidancecontent 
 
Yours faithfully 
 

 
 

http://www.planningportal.gov.uk/planning/appeals/guidance/guidancecontent
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David Joyce 
Executive Director Supporting Communities 
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