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1.0 Introduction 

The proposed re-development site, at 1 Dunollie Road is located at the end of a row of late 19th century 3 
storey terraced houses and is occupied presently by a pair of single storey garages.  The site backs onto 
the rear gardens of properties in Lady Margaret Road, the immediate neighbour being no. 22d which is 
subdivided into flats & no.24, the rear garden to which backs onto the site. The site is located within the 
Kentish Town Conservation Area in the London Borough of Camden. 

 

Existing front Elevation showing garages adjacent to 1 Dunolie Road 

 

View from Lady Margaret Road towards 1 Dunolie Road 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Site Location Plan  
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2.0 Pre-application Report 22nd June 2018 

A pre-application meeting with Kristina Smith (Camden Planning officer) was held on the 5th June 2018. The 
officers report dated 22nd June 2018 on  the initial design proposals (2 ½ storey building with partial basement) 
included recommendations for design changes which have been incorporated into the current design proposal 
which is now the subject of this planning application. A full copy of the pre-application report is appended to this 
Planning Statement for reference. 

In principle the pre-application report was sympathetic to a new house being built on the site subject to 
amendments as indicated in the following headings from the pre-application report: 

6) Design & Conservation 

 The planning consent of 18th December 2000 established the mass, height & context for an extension/new 
house on the site, being secondary to the ‘host’ property, no.1 Dunollie Road - a 3 storey end of terrace 
house. 

 The ‘Bay’ feature of the pre-app. design projecting beyond the building needed to match the scale of the 
‘bays’ to the existing terrace houses. This has been achieved in the new design by omitting the original 
raised front entrance such that the new bay is now level with the existing bays to the host property. 

 Level street access at ground level is a Camden housing policy requirement & the semi basement of the 
pre-app. design has been revised to a full basement in the proposed design thus lowering the overall 
height of the new building & reducing its impact on the street. 

 The proposed ‘lightwell’ would be acceptable If the officer’s suggestion of extending the line of the brick 
garden wall to 22d Lady Margaret Road to screen the lightwell from street. This has been incorporated 
into the new design with the screen wall incorporating railings & planting to soften its impact both from the 
street & from within the lightwell. 

 The report preferred a simpler & less visually competitive exterior treatment objecting to the ‘Crittal’ win-
dows of the pre-app. design & the large areas of glazing suggesting they were of character with the area. 
Their preference for 2:1 proportion as traditional sash window openings has been incorporated in the new 
design. 

 The ‘Sto-Render’ to the upper storey of the pre-app. design was not liked. An ‘all-brick’ elevations in Lon-
don-Stock brick matching the existing terrace brickwork has been adopted in the new design with recon-
stituted stone dressings & cills to window openings & to copings to the roof & balcony parapets but with-
out the suggested textured relief in the brick coursing to keep the appearance simple & restrained.  

 The proposed relocation of the side garden gate to the existing opening in the garden wall to 22d Lady 
Margaret Road was accepted in the report & is included in the new design. 

 
7) Housing – standard of residential accommodation. 
 

 The proposed design is a self-contained house with 2 bedrooms; a master bedroom with en-suite bath-
room & study/guest single bedroom. At ground level is the kitchen dining room & guest bathroom, & at 1st 
floor the living room with balcony overlooking the street.  

 The report highlights the need to maximise daylighting as the house is essentially single aspect with 
southerly orientation. The report recommended the bedrooms be placed at basement level & the 
kitchen/dining at ground floor & the principal living area at 1st floor for best daylighting.  

 Camden Council’s housing standard is 70.0 sqm net internal floor area for a 2-bed house. The proposed 
design provides 78.0 sqm net internal area so complies with this standard.  

 
 8) Amenity of Surrounding Occupiers 
 

 The proximity of some end windows in the single storey annex to 22d Lady Margaret Road is noted in the 
pre-application report. A 3D daylight calculation drawing has been carried out which shows that the new 
proposal does not reduce the existing daylight to these windows.  

 Any potential overshadowing from the new building is masked by that from the existing high perimeter 
garden walls & the existing tree & hedging which is to be retained in the new design.  See separate Archi-
tect’s study using appropriate 3D model & software.  

 The report states that the high-level window in the upper storey side elevation was acceptable as it 
doesn’t have direct views over the neighbouring gardens & is incorporated into the new design. 

 

9) Basement Considerations 
 

 The design for the basement will need to comply with the Camden Council’s Policy A5 criteria for base-
ments; the new design is compliant. 

 A full Basement Impact Assessment (BIA) has been carried out by specialist consultant Croft Engineering 
in association with Cambell Reith, Camden council’s assessment consultants to showing compliance with 
the structural requirements for basements in the borough The Impact Assessment is based on trial pits & 
ground condition assessment carried out in June 2019. See separate BIA Report included as part of this 
planning application submission. 

 
10) Transportation & Parking Considerations 
 

 2 cycle parking spaces are provided in the new design which is considered acceptable. 
 All new build housing in Camden specifically limit on-street parking & a S106 agreement as part of the 

consent will not allow parking permits to be provided for the occupiers of the new house. 
 A detailed Construction Management Plan CMP through a S106 agreement will be produced by the build-

ing contractor for the works prior to implementation of the works on site as a condition of the consent. 
 
11) Sustainability 
 

 A sustainability statement by the architect showing compliance with Camden Council policy CC1 is re-
quired. See separate Sustainability Statement.   

 The Building is to be designed to ‘Passivhaus’ Standards as BRE Designers guide with high level of fabric 
insulation & air-tightness throughout to achieve near ‘zero carbon’ standard. Overheating from the south 
facing windows will be controlled by high performance glazed windows & the shading effect at the lower 
floors by the perimeter screen wall to the street. The internal conditions will be controlled by an MVHR 
ventilation/heat recovery system.   

 
12) Trees 
 

 An existing Birch tree in no.22d Lady Margaret Road immediately next  to the site is to be retained & will 
require root protection measurers specified the Arboricultural consultant.  

 An existing tree stump & roots have been found under the garages of a Sycamore tree removed previ-
ously under planning consent 2016/5885/T, which will need to be removed as part of the proposed 
scheme. See separate Arboricultural Report by Wassells Ltd. 

 
13) Community Infrastructure Levy (CIL) 
 

 2 levies on new developments for all London Boroughs are applied & are dependent on the site location, 
i.e areas of high social need will have very low possibly nil charges but other areas such as this site, will 
have a levy for payment on implementation of the works on site. This charge will have to be passed on to 
any future owner of the site should you wish to sell the site with Planning permission. 

 See separate form – Additional Information CIL Form 1.   
 
14) Conclusion 

 
 The officer’s pre-application report confirms that the site is suitable for a self-contained residential unit but 

considered that the pre-application scheme elevations should be redesigned & simplified.  
 The new design which is ½ a storey lower with the full basement & has much less impact on the street. It 

has been redesigned with an all brick façade with simplified a architectural treatment to windows to suit 
the local character of the immediate area.   

 A screen wall to the front lightwell as recommended is incorporated into the new design. 
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15) Planning Application Information 
 

 Architectural detail drawings at 1:50 scale - Architect 
 Design & Access Statement -Architect 
 Planning Statement – Architect 
 Basement Impact Assessment – Croft Engineering -Specialist Consultant with geotechnical & structural 

background & knowledge of Camden Council’s BIA requirements. 
 Arboricultural Report – Tree specialist Consultant Wessells Ltd. 
 CIL Liability Form – Architect. 
 Sustainability Statement - Architect 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 3.0 The Pre-Application Report. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



PLANNING STATEMENT         1 DUNOLLIE ROAD LONDON NW5 2XN – GARAGE SITE RE-DEVELOPMENT 

Francis Birch Dipl.Arch RIBA  
Architect                November 2019 Rev 06 

4.3 Pre-Application Report (Continued) 
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4.3 Pre-Application Report (continued) 
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 4.3 Pre-Application Report (Continued) 
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 4.3 Pre-Application Report (Continued) 
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4.4 Previous Planning Consent. 

In December 2000, Planning Consent was granted for a new 2 storey extension on the site. The scheme 
was not implimented. Whilst planning policy has changed since that time, consent was granted when the 
area had been designated as a Conservation Area.  

The proposed design of the new house takes account of the height of the original 2 storey extension 
consented scheme of 2000 but with a lower roof parapet line to a non accesible flat roof. 
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4.5 Planning Policy. 

 The site is within the Kentish Town Conservation Area & planning policy is outlined in the Kentish Town 
Conservation Area Apprailsal & Management Strategy dated March 2011. This highlights the limited 
opportunities for new development in the area. It does however state that were there are opportunities, it 
does state however……. 

 
Development proposals should preserve or enhance the character or appearance of the Kent-
ish Town Conservation Area. …………… High Quality Design and high quality execution will be 
required of all new development at all scales. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Policy on demolitions is to refuse consent for the loss of buildings which have a positive impact on the 
Townscape of the area as highlighted in the Townscape Appraisal map 3. The site which is unique in the 
area does not highlight the garages in any way being neither positive, neutral or negative.  

 
 Policy on Trees. The existing Silver Birch tree in the adjacent property is to be retained is covered by the 

Wessells Ltd report  following an Arboricultal survey relative to the proposed basement excavation which 
is set back from the immediate area of the tree roots. 

 
If building or excavation works are proposed to a property in the Conservation Area, considera-
tion should also be given to the existence of trees on or adjacent to a site, including street trees 
and the required root protection zones of these trees. Where there are trees on or adjacent to 
the site, including any street trees, an arboriculture report will be required with the submission 
of a planning application. This should provide a statement in relation to the measures to be 

adopted during construction works to protect any trees on or adjoining the site and justification 
for any trees to be felled. Further guidance is provided in BS5837:2005 ‘A guide for trees in re-
lation to construction’, or by contacting the Council’s Tree Officer on 020 7974 5616. 

 

 Policy on Basements. 
 
Whilst applications for new basements & lightwells may be resisted if the proposed development were 
harmful to the character and appearance of the conservation area. The proposals are of a high quality 
design sympathetic to the scale and materials of the local architecture. The proposed site is not typical & 
does not necessarily set a precedent for this type of development which is primarily to prevent basement 
extentions to existing properties in the area.   

Kentish Town Conservation Area is characterised by residential properties set in large gardens 
with an abundance of trees. In recent years, conservation areas in Camden have seen a growth 
in new basement development and extensions to existing basement accommodation, together 
with excavation of associated lightwells. The Council will resist this type of development where 
it is considered to harm the character and appearance of the conservation area. 
 
However the proposal provides a screen wall to the front lightwell suggested by the Planning Officer in the 
Pre-application report of June 2018 to  mitigate the impact. 
 

4.6 Local Consultation. 

Consultation - Kentish Town Neighbourhood Forum & Immediate neighbours 

The Kentish Town Neighbourhood forum & immediate neighbours have been consulted prior to submission of this 
application as stated below; 
 

 Kentish Town Neighbourhood Forum – Ian Grant – general Secretary by email 9th May 2019 – No com-
ment as the project is too small for them to evaluate. 

 Bartholomew Estate & Kentish Town Conservation Area – by email 22nd May 2019 – No comment. 
  
The following Local Residents were emailed details of the proposals on the 19th June 2019; 
 

 Ben Friedman  - 4a Dunollie Road – no comment. 
 Artman & Eloise Levander – 22d Lady Margaret Road Ground floor flat –Objection to proposal due to 

proximity of the construction to their flat as they have small children. They also concerned over the day-
lighting impact. 

 Nick Jacobs – Flat 1 26 Lady Margaret Road – no objection 
 Jess Symonds – Gnd floor flat 26 Lady Margaret Road – no comment 
 Mish Cromer & Tom Frederikse – 24 Countess Road – no comment 
 Jane Rynne – 2a Dunollie Road – no objection. 
 Harry & Hero Angelides – 24 Lady Margaret Road – no comment. 

  
Comment on responses. 

 Neighbours. 

The response from the immediate neighbours, Artman & Eloise Levander 22d Lady Margaret Road Ground floor flat is 
the only objection to the proposals received during the consultation process with neighbours. We believe the proposal does 
not result in any loss of daylighting impact on the flat as demonstrated in the Daylighting study included in the application.  
On the impact of the construction, this is a small construction project & methods of construction would be used to keep the 
disturbance & nuisance to the neighbours to a minimum  & any construction would be controlled by an agreed 
Construction Management Plan. 
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 Kentish Town Neighbourhood Forum  

The following KTNF design principles for local development in Kentish Town have been fully complied with in the 
design of the proposed new house;  

KTNF POLICY D3: Design Principles  

Applications for the development of new and the redevelopment of existing buildings (which may include demoli-
tion, alteration, extension or refurbishment) will be supported where they meet the following criteria:  

a) Proposals must be based on a comprehensive understanding of the site and its context  

b) Proposals must be well integrated into their surroundings and reinforce and enhance local character, in line with 
paragraph 64 of the NPPF  

c) Proposals must identify and draw upon key aspects of character, or design cues from the surrounding area. Ap-
propriate design cues include grain, building form (shape), scale, height and massing, alignment, modulation, ar-
chitectural detailing, materials, public realm and boundary treatments 

Policy CC2 Statement of Neighbour Involvement. The principle here is to ensure developers seek out the views of 
immediate neighbours before a planning application is submitted. This should tease out any potential issues 
neighbours may have with a particular scheme, allowing the applicant to make any necessary changes before an 
application is submitted. In our experience this usually results in fewer or even no objections. 

4.7 Quantum of Development. 

The present gross external area of the property to the perimeter boundaries is 46.35 sqm. The existing built area 
footprint is 27.93 sqm. & the proposed built area at ground & 1st floor is 60.00 sqm. so an addition of 32.07 sqm in 
gross external area is envisaged in the proposals. Total net internal area at basement, ground & 1st floors is 76.87 
sqm with open space as balcony, front garden & basement lightwell is 17.1 sqm.    

4.8 Access & Refuse. 

Vehicle Access to the property will be curtailed with access provided for pedestrians & bicycles parking only.  A 
new refuse bin store area for the new house will be provided accessible from the street.  

It is proposed that the existing side garden entrance across the present garage forecourt (an informal arrange-
ment) serving the ground floor flat to the neighbouring property 22d Lady Margaret Road is to be repositioned by 
agreement re-using an existing garden entrance in the present flank garden wall directly off Dunollie Road. The 
owners will take responsibility for all works associated with this change subject to agreement. 

 
4.9 Conclusion. 

The proposal complies with the local development plan & other design directives being a well-designed, high qual-
ity new building using a choice of materials respecting the quality of the local & in scale with the immediate envi-
ronment of its neighbours. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


