HGY/2023/2779 - Risborough Court, Muswell Hill, N10 3PP
1. SUMMARY OF RECOMMENDATION

REFUSE PERMISSION

2. PROPOSED DEVELOPMENT AND LOCATION DETAILS

Proposed development 

2.1 This is an application for construction of an additional floor to create 2no. flats incorporating a two storey front extension, extension of the existing lower ground floor to create 1no. flat and conversion of existing garage to form 1no. flat

Site and Surroundings 

2.2 The application site is a part 2/part 3 modern block of flats on the corner of Alexandra Gardens and Muswell Hill and includes vehicular access from Muswell Hill towards a rear single-storey garage. A lightwell is located between the rear elevation/windows and the driveway to the garage. A front narrow strip of lawn surrounds the frontage and side of the building.

2.3 The site is located outside the nearest conservation area, however, views from and of the site would be available from the Rookfield Estate conservation area, especially due to the steep gradient of the Muswell Hill. The protected nature reserve (designated as metropolitan open land) lies 170m to the north of the site, with access off the Muswell Hill.

Relevant Planning and Enforcement history

2.4 The most recent planning history relating to the site as is as follows:

· Planning permission (ref. HGY/2022/3162) - Erection of roof extension to main building forming additional floor to create 2no flats, extension and conversion of the existing lower ground floor to create 1no flat and conversion of existing garage to create 1no flat over two-storeys together with formation of lower ground floor. Erection of new stair core to the side of the existing building – Refused 8/11/2022.
· Pre-application advice was issued in 2022 (ref: PRE/2022/0038) highlighting the main issues to consider.

3. CONSULTATION RESPONSE

3.1 The following responses were received following consultation on the application:

1) LBH Transport: Objects to the proposal. The site has good public transport accessibility (PTAL=4) and is not located within a CPZ. The proposal would add four flats to the existing flats on site. It would result in the loss of one garage and the site would be car free.  A section 106 would be required for the car free development. However, a parking stress survey is required to assess the specific impacts on local parking stress. The cycle parking provision meets London Plan standards. A condition is recommended to require the submission of a detailed construction logistics management plan for approval prior to start of works.

4. LOCAL REPRESENTATIONS 

4.1 The application has been publicised by way of press advert, site notice and letters. The number of representations received from neighbours, local groups, etc in response to notification and publicity of the application were as follows:

No of individual responses: 12
Support: 0
Object: 12

4.2 Councillor Connor made the following representations:
· Height of additional storey would dominate neighbouring properties.
· Structural impact of basement excavation

4.3 The following issues were raised in representations that are material to the determination and are addressed in the next section of this report:
· Structural and hydrogeological impact of basement excavation, which is in close proximity to neighbouring properties.
· Parking impact of four additional dwellings.
· Housing mix of 1 & 2 bedroom dwellings not appropriate for the area.
· Appearance of front extension, relocation of chimney and raised roof detracts from the existing building.
· Removal of existing chimney and reconstruction would impact venting of existing flats. 
· Chimney not shown on floor plans.
· Poor security of new stairwell which is open to the road  
· Height of additional storey would dominate neighbouring properties.
· Daylight/sunlight impact of new dwelling in converted garage.
· Loss of privacy and overlooking.
· Noise impact from new residents.
· Impact on street trees.
· No accessibility considerations included.
· No solar panels or environmental considerations included.
· No provisions for affordable housing.
· Disruption during works, including obstructed access to neighbouring properties, and impact of scaffolding. (Officer note: This is not a material planning consideration. Nonetheless, this matter can be addressed via a condition requiring the submission of a construction management plan for approval prior to construction).
· Financial impacts upon neighbours (Officer note: This is not a material planning consideration).

5. MATERIAL PLANNING CONSIDERATIONS

5.1 The main planning considerations raised by the proposed development are:

1. Principle of Development;
2. Design and Appearance;
3. Basement Excavation;
3. Quality of Residential Accommodation;
4. Inclusive Access
5. Impact on Neighbouring Amenity;
6. Transport; 
7. Trees and Landscaping; and
8. Energy & Sustainability.

Principle of Development

5.2 London Plan Policy H1 and Table 4.1 identify the overall housing targets for Boroughs (Haringey’s 10-year target – 15,920). Policy H1 states that boroughs should optimise the potential for housing delivery on all suitable and available brownfield sites, especially sites with existing or planned public transport access levels (PTALs) 3-6 or which are located within 800m of a station or town centre boundary. In addition, London Plan Policy H2 sets out a presumption in favour of development proposals for small sites (below 0.25 hectares in size) and in Table 4.2 a minimum target for housing delivery on small sites is identified for Boroughs (Haringey’s 10-year target is 2,600).

5.3 This scheme would add four new dwellings on this site, resulting in a total of 12 dwellings. As such, this proposal would make a minor contribution to the overall housing target for the Borough, as well as the housing delivery target for small sites. Given the above, proposal for four additional units on the site is considered acceptable in principle, subject to design detail and massing considerations.

Design and Appearance

5.4 DPD Policy DM12 ‘Housing Design and Quality’ states that extensions or alterations to residential buildings, including roof extensions will be required to be of a high, site specific, and sensitive design quality, and respect and/ or complement the form, setting, period, architectural characteristics, detailing of the original building, including external features such as chimneys, and porches. High quality matching or complementary materials should be used appropriately and sensitively in relation to the context. DPD Policy DM1 ‘Delivering High Quality Design’ requires development proposals to relate positively to their locality, while Local Plan (2017) Policy SP11 requires the highest standard of design that respects local context and character and historic significance, which is equally supported by London Plan (2021) Policy D4.

5.5 The proposal is to create additional living accommodation by excavating a part of the basement under the 2-storey high part of the building to provide additional accommodation (1 flat). The second unit (1-bed flat), would be created by converting the rear garage with the use of the lower level outdoor space and roof terrace as outdoor space. Two additional units are proposed as roof extensions, with balconies to provide outdoor space or none (2x 2-bed). An extension is proposed to be erected on the north-eastern side of the building. The extension would house a stairwell for access to the new upper level flats, as well as a new entrance, storage and bathroom for Flat 3 on the ground floor level. 

5.6 The roof extension is considered acceptable in principle. An additional storey would be added, with a crown roof, which complements the existing building. The ridge height would be raised by 1.27m. However, the proposed stairwell extension is prominently located on the Muswell Hill elevation, and results in an asymmetrical appearance when viewed from the street scene. The existing building has symmetrical proportions, notwithstanding the sloping topography of the land. The addition of the north-east extension would result in an unbalanced and jarring appearance. The new roof of the upper floor addition would extend down to the first floor level of the new stairwell, with a dormer window at the second floor level. The new stairwell extension is also stepped in 1.7m from the Alexandra Gardens façade. A new chimney stack would be constructed on the north-western side of the entrance door to the stairwell extension. Overall, the proposed design of the extensions do not satisfactorily respond to the form of the host building. 

5.7 The conversion of the garage to residential accommodation is acceptable in principle, as it does not manifest in significant additional bulk, however, concerns over its quality of accommodation are discussed below.

5.8 New cycle and waste storage facilities are proposed, as detailed in the transport section below.

Basement Excavation

5.9 Policy SP11 of Haringey’s Local Plan requires that new development should ensure that impacts on natural resources, among other things, are minimised by adopting sustainable construction techniques.

5.10 DPD policy DM18 (‘Residential Basement Development and Light Wells’) requires proposals to demonstrate that a basement development will not adversely affect the structural stability of the application building and neighbouring buildings; does not increase flood risk to the property and nearby properties; avoids harm to the established character of the surrounding area and not to adversely impact the amenity of adjoining properties or the local natural and historic environment. Policy DM24 reiterates the requirement of new development to manage and reduce surface water runoff.

5.11 London Plan 2021 policy relates more specifically to large-scale basement development but in paragraph 3.10.6 it is recognised and outlined that small-scale basement excavations, where they are appropriately designed and constructed, can contribute to the efficient use of land, and provide extra living space. Paragraph 3.10.5 equally highlights the need to manage sensitively through the planning application process potential impact on the local environment and residential amenity.

5.12 The proposed basement excavation would facilitate the provision of an additional lower ground floor flat and garage conversion. It would require a minimum 2.5m internal ceiling height and along with excavation for the construction of foundations and includes a new lightwell and retaining wall.  

5.13 The applicant has submitted a Structural Statement prepared by Martin Redston Associates, which describes the feasibility stage of structural engineering aspects of the proposed lower ground floor flat below the existing building. The report outlines the construction methodology, which involves underpinning with a reinforced concrete stem and base, and steel box frame supports on new mass concrete trench footings.  The report concludes that the proposed underpinning works would be structurally feasible and would not compromise the strength of the existing structure.

5.14 A full Basement Impact Assessment has not been provided. There is thus insufficient information to demonstrate that the application would not have an adverse impact upon the structural stability of the existing building and its surroundings, and in particular due to the significant gradient of the Muswell Hill. The application is silent on the potential hydrogeological and surface water impacts of the proposal, which must be investigated in a Basement Impact Assessment. On this basis, the application is not supported.

Quality of Residential Accommodation

5.15 London Plan Policy D6 requires housing development to provide adequately sized rooms with comfortable and functional layouts. Dwellings must provide at least the gross internal floor area (GIA) set out in Table 3.1 of the London Plan and an acceptable floor to ceiling height should be delivered. Dual aspect dwellings should be maximised and single aspect dwellings should normally be avoided, in line with London Plan Policy D6. This policy also requires sufficient daylight and sunlight to be supplied to new housing. Private outdoor space should be provided for new dwellings, in accordance with London Plan Policy D6.

5.16 The proposed new development would result in the following accommodation:
 
	Flat no./Level
	Bedrooms/Persons
	Size in sqm (min. required) 
	Outdoor space in sqm (min. required)
	Compliance

	Flat 1 (lower ground floor)
	1b/2p
	56 (50)
	18 (5)
	Yes

	Flat 2 (garage conversion)
	1b/2p
	59 (58)
	20.9 (5)
	Yes

	Flat 3 (upper level)
	2b/3p
	62 (61)
	5 (6)
Depth does not satisfy minimum 1.5m requirement
	No

	Flat 4 (upper level)
	2b/4p
	66 (70)
	5 (7)
Depth does not satisfy minimum 1.5m requirement
	No



5.17 As per the above table, the flats on the upper level do not satisfy the minimum requirements of the London Plan. Flat 4 does not meet the minimum internal floor area. both Flat 3 and Flat 4 are not provided with sufficient outdoor amenity area. The proposed balconies have a restricted depth of 1.25m, and do not provide adequate area for the proposed number of occupants.
 
5.18 The garage unit (Flat 2) is not considered to benefit from satisfactory daylight levels to both internal and external areas, due to its orientation and basement level of the new floor. This garage unit is sited to the north-west of the existing flat building, with openings orientated south-east towards the main building, and north-east.  The front yard outdoor space and the roof terrace provided to the garage unit are both sited to its north-east. The glazing and outdoor spaces would therefore be vulnerable to overshadowing impacts from existing surrounding buildings. 

5.19 In addition, the proposed converted garage home includes two windows in close proximity to existing residential windows within the north-western elevation of the host site. In order to address the privacy concerns from these windows, the applicant has proposed these windows to be composed of obscured glazing, with an operable fanlight. However, this would not achieve an acceptable sense of outlook from half of the unit’s floorplate, particularly from the basement level.

5.20 Similarly, the new Flat 1, below the existing main building would have inadequate daylight and sunlight access to the new amenity space within the lightwell, which is located on the north-western side of the flat. The proposed plans include an amenity space on the Alexandra Gardens frontage for this flat. However, this street-facing siting on a corner site off a busy road is not considered an appropriate outdoor amenity space in relation to privacy.

Inclusive Access
5.21 London Plan Policy D5 requires all new development to achieve the highest standard of accessible and inclusive design, seeking to ensure new development can be used easily and with dignity by all. London Plan Policy D7 requires that 10% of new housing is wheelchair accessible and that the remaining 90% is easily adaptable for residents who are wheelchair users. DPD Policy DM2 also requires new developments to be designed so that they can be used safely, easily and with dignity by all.

5.22 This application does not satisfactorily address part M4 of the building regulations, which relates to access requirements. The Design and Access Statement states that Flat 1 (lower ground floor) and Flat 2 (garage conversion) will be fully compliant with access requirements for wheelchair users. However, in the case of Flat 2, the bathroom is not located on the entrance level and must be accessed via stairs on the lower ground floor level.

Impact on Neighbouring Amenity

5.23 London Plan Policy D6 outlines that design must not be detrimental to the amenity of surrounding housing, in specific stating that proposals should provide sufficient daylight and sunlight to surrounding housing that is appropriate for its context, while also minimising overshadowing. London Plan Policy D14 requires development proposals to reduce, manage and mitigate noise impacts.

5.24 DPD Policy DM1 ‘Delivering High Quality Design’ states that development proposals must ensure a high standard of privacy and amenity for a development’s users and neighbours. Specifically, proposals are required to provide appropriate sunlight, daylight and aspects to adjacent buildings and land, and to provide an appropriate amount of privacy to neighbouring properties to avoid overlooking and loss of privacy and detriment to amenity of neighbouring resident.

5.25 A daylight and sunlight assessment has been submitted with the application to demonstrate impact on existing residents. It is dated November 2022 and appears to be the same copy of the report submitted for the previous refused scheme (ref: HGY/2022/3162), which included a staircore to the north-west of the main building.  This assessment concludes that some loss of daylight will be perceived within 65 Muswell Hill, the property to the NW of the site. However, this impact is low and not found to affect the living and kitchen room. This proposal would have a reduced solar impact compared to the previous scheme, due to the relocation of the new staircore away to the Muswell Hill elevation. Therefore, the overall daylight and sunlight levels to existing residents is acceptable, on balance.

5.26 The outlook from existing north-west facing lower ground floor windows within the development site would also be negatively affected by the converted garage, particularly where a privacy screen is proposed for the new roof terrace. 

5.27 To conclude, the overall impact of the development on the living accommodation standards of surrounding existing residents is not acceptable.

Transport

5.28 London Plan Policy T1 requires developments to make most effective use of land, reflecting connectivity and accessibility by existing and future public transport, walking and cycling routes. Cumulative impacts of development on public transport and road network capacity, including walking and cycling, should be taken into account, in line with London Plan Policy T4. The Council will tackle climate change and improve transport quality/safety through: minimising congestion, promoting public transport/walking/cycling, promoting car sharing/car clubs and seeking to locate major trip generating development in locations with good access to public transport.

5.29 Local Plan Policy SP7 ‘Transport’ states that the Council aims to tackle climate change, improve local place shaping and public realm, and environmental and transport quality and safety by promoting public transport, walking and cycling and seeking to locate major trip generating developments in locations with good access to public transport. This is supported by DPD Policy DM31 ‘Sustainable Transport’.

5.30 DPD Policy DM32 ‘Parking’ states that the Council will support proposals for new
development with limited or no on-site parking where there are alternative and accessible means of transport available, public transport accessibility is at least 4 as defined in the Public Transport Accessibility Index, a Controlled Parking Zone (CPZ) exists or will be provided prior to the occupation of the development, parking is provided for disabled people; and parking is designated for occupiers of developments specified as ‘car capped’.

5.31 The Council’s Transportation Team has been consulted and advises that the site is located in a PTAL 4 zone which indicates a good accessibility to public transport. There will be a loss of off street parking at this site, and potential new demands from the flats. The proposed car-free development in PTAL4 is consistent with Policy DM32, but would ned to be subject to a car-free section 106 agreement. However, on balance, the assessment of the proposal would benefit from a parking stress survey.

5.32 The site plan demonstrates the provision of 7 cycle spaces in a secure and sheltered space to the front of the site and an additional space forward of the converted garage. This complies with the standards of the London Plan.

5.33 A new waste facility storage is proposed to the front of the site. The existing external refuse storage is proposed to be removed and replaced with new storage area to the front of the side, accessed similarly from Muswell Hill. This is acceptable in principle.

5.34 In addition, a Construction Logistics Plan would need to be conditioned should permission be granted.

Trees and Landscaping

5.35 London Plan Policy G7 requires existing trees of value to be retained, and any 
removal to be compensated by adequate replacement. This policy further sets out 
that planting of new trees, especially those with large canopies, should be included 
within development proposals. 
 
5.36 DPD Policy DM1 requires proposals demonstrate how landscaping and planting are integrated into a development as a whole, responding to trees on and close to the 
site. 

5.37 The proposal includes some hard and soft landscaping alterations and additions which would require additional details were the proposal considered acceptable overall. This includes boundary treatment details to the new outdoor space to the basement flat.

5.38 A green roof is proposed to the roof of the converted garage. This is welcome and would need additional details via condition.

Energy & Sustainability

5.39 Local Plan Policy SP4 outlines that the Council will promote measures to reduce carbon emissions and energy use from new buildings during design, construction and occupation. This policy requires all new residential development from 2016 onwards to be zero carbon. DPD Policy DM21 notes that all new development should consider and implement sustainable design, layout and construction techniques. The energy hierarchy and cooling hierarchy should be applied to new developments. Building materials used should have high environmental performance ratings.

5.40 The proposal does not include a sustainability and energy statement to support the new units.

6 CONCLUSION

6.1 The proposal is considered unacceptable for a variety of minor reasons such as, low quality of accommodation, and sense of enclosure and daylight and sunlight impact upon neighbouring dwellings. However, it is primary deficient for reasons of design and impact on structural stability.

6.2 All other relevant policies and considerations, including equalities, have been taken into account. Planning permission should be refused for the reasons set out above. The details of the decision are set out in the RECOMMENDATION.

7. 	CIL APPLICABLE

The development includes the addition of more than 100 square metres gross internal area. The development also includes the creation of four new dwelling. The development would thus be CIL liable.

8. 	RECOMMENDATION

REFUSE PERMISSION

1. The proposed development, by reason of the design, massing and siting of the new staircore extension, would be an incongruous form of development, harming the streetscene as well as the character and appearance of the host building, contrary to policies DM1 and DM 12 of Haringey's Development Management Policies (2017).

2. Due to the application not being supported by a Basement Impact Assessment (BIA), it has not been demonstrated that the proposed development would have an acceptable impact upon the structural integrity of the existing building and neighbouring properties, nor have an acceptable hydrogeological and surface water impact in the surrounding area. As such, the proposal is contrary to policies DM18 of Haringey’s Development Management Policies (2017).

3. The proposed development, but reason of its configuration would provide poor daylight and sunlight access and outlook for occupiers of the new and existing units on the application site. It also fails to meet the relevant National and London Plan space standards, resulting in substandard living accommodation for prospective occupiers. As such, the proposal is contrary to policies DM1, DM7 and DM12 of Haringey’s Development Management Policies (2017) & and policy SP2 of the Haringey’s Strategic Local Plan (2017) and policies D6 of the London Plan 2021. 



