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INTRODUCTION	

This Design and Access Statement has been prepared to accompany a 
planning application for a loft conversion with a set back dormer at 26 
Ecclesbourne Road, London N1 3AE 
 
The property is in a Conservation Area and, therefore, in order to maintain 
the existing street scene, it is essential to preserve as many of the existing 
features of the house as possible. 
 
The house is a two storey plus basement mid-terrace dwelling along the 
south-eastern side of Ecclesbourne Road. The property shares a continuous 
parapet wall at the front which conceals the roof slope behind.  
 
Permission has previously not been granted (P20170424FUL) for the 
erection of a rear dormer and 2 roof lights due to poor design and 
appearance of the proposed works. However, as stated in this document 
(i.e. P20170424FUL – delegated report), a dormer window is acceptable.  
 
The relevant policies and the previous planning application have been 
carefully consulted and taken into consideration to ensure that the 
proposal will have minimal impact to the local architectural appearance 
and character of the area.  
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THE	SITE		

The local building stock is a mixture of period terraced and semi-detached 
houses, alongside larger modern blocks of flats with varying styles, forms, 
materials, and fenestration. The building is not listed, but it is located 
within the East Canonbury Conservation Area. 
 
The site is close to good transport links, shops, and amenities, and 
located within an established residential area. 
 
Direct access to the site is via the main entrance on Ecclesbourne road. 
	

 

Image	1-	Location	Plan.	

 

 

Image	2-	Location	Plan	-	Google	maps.	

 

	

Image	3-	Front	and	rear	view	of	the	property	(Walker	Bushe	Architects).	
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PROPOSED	DEVELOPMENT	

 
The principal motive for the proposed works is to turn the unused roof 
space into a bedroom with storage space for a growing young family.  
 
The proposed dormer has 2 small windows with the same design of the 
existing windows in the rear elevation of the house. The dormer windows 
are also aligned with the below windows in order to incorporate the 
proposed dormer extension in the existing building. 
 
 

 
 

Image	4-	Proposed	basement	plan	and	ground	floor	plan 
 

 
 
The proposed dormer extension is contained within the existing rear roof 
slope and set back from the existing eaves with height not exceeding 
existing ridge line.  
 
The massing and positioning of the dormer extension were carefully 
designed to ensure no overlooking occurs to existing windows or roof lights 
of neighbouring	properties. The roof dormer is subservient to the overall 
mass and volume of the house. All proposed external works are contained 
within the existing roof geometry and are out of sight from street views. 

 
 

Image	5-	Proposed	first	floor	plan	and	loft	plan	
	 	



DESIGN	AND	ACCESS	STATEMENT	FOR	A	LOFT	CONVERSION	WITH	A	REAR	DORMER	

5	
Design	and	Access	Statement	-	26	Ecclesbourne	Road,	London	N1	3AE.		

Materials	
	
Covering to front and rear roof slopes will be retained as existing. The 
material palette has been carefully chosen to be sympathetic to the 
historical character of the East Conservation Area Design Guidelines. Slate 
roof has been selected as the primary material for the dormer extension.  
Window frames at dormer extension are proposed in white finish to match 
the existing windows of the property.  
 

 
Image	6	–	Views	of	the	property	from	different	locations	(Walker	Bushe	Architects)	

 

 
Image	7-	Dormer	construction	example.	

 
 
 
 
 
 
 
 
 
 
 

 
	

Image	8-	Proposed	Roof	Plan	
 

 
	

Image	9-	Proposed	Elevations.	 	
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THE	PLANNING	POLICY	FRAMEWORK	AND	CONSIDERATIONS	OF	
THE	PROPOSED	DEVELOPMENT	

EAST	CANONBURY	(CA23)	CONSERVATION	AREA	DESIGN	GUIDELINES	
	
23.7 Roof extensions which are visible from the street or other public areas will 
not be permitted. 
23.9 The Council wishes to pursue design policies which ensure a consistent 
approach to alterations and extensions. Very few full roof extensions exist in 
the area, and their proliferation would spoil the harmonious character of 
terraces and groups of houses with a uniform cornice and parapet line. The 
Council therefore considers visible roof extensions to be harmful to the 
character and appearance of the conservation area. Set-back roof extensions 
may be acceptable where it can be demonstrated that they will not be visible 
from the street or from other public areas. Where concealed roofs behind 
parapets exist, any alterations to the roof which are permitted must respect and 
retain the butterfly profile or other original profile at the back. 
23.14 Full width rear extensions higher than one storey or half width rear 
extensions higher than two storeys, will not normally be acceptable, unless it 
can be shown that no harm will be caused to the character of the area. 
23.15 In order to preserve the scale and integrity of the existing buildings it is 
important that rear extensions are subordinate to the mass and height of the 
main building. Rear extensions will be permitted on their merits and only where 
the scale, design and materials to be used are in keeping with the existing 
property and where all other planning standards are met. Normally, the two 
storey part of the extension will be on the staircase side of the elevation. 
Original windows, especially those to the principal rooms of the property 
contribute to the character and appearance of historic buildings and should be 
retained 
	
The proposed dormer extension will not be visible from the street or other 
public areas. Therefore, it will not spoil the harmonious character of 
terraces and groups of houses with a uniform cornice and parapet line.  
 
The proposed works were projected to fully comply with the East 
Canonbury (CA23) Conservation Area Design Guidelines. The development 
is respectful of the local heritage and seeks to celebrate and enhance the 
historical character, as seen, for example, by the material palettes 
chosen. 
 

LONDON	PLAN	
 
Policy 7.4 local character strategic 
A Development should have regard to the form, function, and structure of an area, 
place or street and the scale, mass and orientation of surrounding buildings. It 
should improve an area’s visual or physical connection with natural features. In 
areas of poor or ill-defined character, development should build on the positive 
elements that can contribute to establishing an enhanced character for the future 
function of the area. 
 
Policy 7.5 public realm  
A London’s public spaces should be secure, accessible, inclusive, connected, easy 
to understand and maintain, relate to local context, and incorporate the highest 
quality design, landscaping, planting, street furniture and surfaces. 
 
Policy 7.6 architecture  
A Architecture should make a positive contribution to a coherent public realm, 
streetscape and wider cityscape. It should incorporate the highest quality 
materials and design appropriate to its context. 
 
Policy 7.8 heritage assets and archaeology  
A London’s heritage assets and historic environment, including listed buildings, 
registered historic parks and gardens and other natural and historic landscapes, 
conservation areas, World Heritage Sites, registered battlefields, scheduled 
monuments, archaeological remains and memorials should be identified, so that 
the desirability of sustaining and enhancing their significance and of utilising their 
positive role in place shaping can be taken into account.  
B Development should incorporate measures that identify, record, interpret, 
protect and, where appropriate, present the site’s archaeology. 
 
Due to the proposal’s roof level and location on the roof, with no 
neighbouring access or outlook, there is no impact on neighbouring 
properties or occupants. The materials used in the proposed development 
relate to local context and contribute to ensure that the architecture 
makes a positive contribution to a coherent public realm, streetscape and 
wider cityscape. 
Furthermore, our understanding is that the proposed developments are in 
line with the policies 7.4, 7.5, 7.6 and 7.8 of the London Plan. 
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ISLINGTON	CORE	STRATEGY	2011	
	
Spatial Strategy  
Policy CS8 (Enhancing Islington’s character) 
	
A. In the areas of Islington outside the key areas the scale of development will 
reflect the character of the area. The successful urban fabric of streets and 
squares, which is a key asset of the borough, will be maintained and poorer quality 
public realm will be improved. Less successful areas of the borough will be 
identified and improved. This will be achieved through conservation area policies 
and other Development Management Policies, supplementary planning documents, 
and by the council's public realm works. 
B. Public realm improvements will enhance pedestrian and cycle routes, making it 
easier to travel sustainably through the borough. Open spaces will be maintained 
and enhanced to ensure they are inclusive, accessible spaces. 
C. The businesses and shops which provide the mixed use character of Islington 
will be maintained through employment, retail and design policies. Islington should 
maintain a mix of uses located in small and large clusters throughout and avoid 
becoming a dormitory borough composed only of housing. 
D. The local shopping areas spread throughout Islington will be protected through 
planning policies and other council strategies and policies such as the Sustainable 
Transport Strategy and public realm works. The Development Management Policies 
will identify these areas and contain policies for managing them. 
E. To the east of the borough, Dalston Town Centre in Hackney will be regenerated 
and increase its retail, business floorspace and build up to 2000 new homes. This 
improved centre and transport links will be an important retail and employment 
location for Islington residents particularly with the improved London Overground 
service. 
	
Strategic Policies 
Policy CS9 (Protecting and enhancing Islington’s built and historic 
environment) 
	
High quality architecture and urban design are key to enhancing and protecting 
Islington’s built environment, making it safer and more inclusive. 
A. The borough’s unique character will be protected by preserving the historic 
urban fabric and promoting a perimeter block approach, and other traditional 
street patterns in new developments, such as mews. The aim is for new buildings 
to be sympathetic in scale and appearance and to be complementary to the local 
identity. 

B. The historic significance of Islington’s unique heritage assets and historic 
environment will be conserved and enhanced whether designated or not. These 
assets in Islington include individual buildings and monuments, parks and gardens, 
conservation areas, views, public spaces and archaeology. Active management of 
conservation areas will continue, through a programme of proactive initiatives for 
the conservation-led regeneration of historic areas, and potential designation of 
new conservation areas. 
Archaeological Priority Areas will continue to be defined on the proposals map to 
assist in the management of these historic assets. 
C. Where areas of Islington suffer from poor layout, opportunities will be taken to 
redesign them by reintroducing traditional street patterns and integrating new 
buildings into surviving fragments of historic fabric. Reconfiguration based on 
streets and a perimeter block approach will be a key requirement for new 
developments, in particular housing estate renewal. 
D. All development will need to be based on coherent street frontages and new 
buildings need to fit into the existing context of facades. Housing developments 
should not isolate their residents from the surrounding area in 'gated' communities. 
E. New buildings and developments need to be based on a human scale and 
efficiently use the site area, which could mean some high density developments. 
High densities can be achieved through high quality design without the need for 
tall buildings. Tall buildings (above 30m high) are generally inappropriate to 
Islington's predominantly medium to low level character, therefore proposals for 
new tall buildings will not be supported. Parts of the Bunhill and Clerkenwell key 
area may contain some sites that could be suitable for tall buildings, this will be 
explored in more detail as part of the Bunhill and Clerkenwell Area Action Plan. 
F. New homes need to provide dual-aspect units with clear distinction between a 
public side and a quieter private side with bedrooms. 
G. High quality contemporary design can respond to this challenge as well as 
traditional architecture. Innovative design is welcomed, but pastiche will not be 
acceptable. The council will establish new advisory mechanisms to ensure the 
highest standards of architecture and environmental design. 
H. The Development Management Policies and other documents will provide 
further policies in relation to urban design and heritage. Detailed guidance on 
urban design in Islington is provided in the Islington Urban Design Guide (IUDG) 
Supplementary Planning Document. 
	
The proposed design, appearance, and scale of the development reflect 
the design of the existing house, making it a positive contribution to the 
overall urban character of the terrace. In our view, the proposal respects 
Islington’s character and its built and historic environment. The project is 
in line with policies CS8 and CS9 of the Islington core strategy 2011. 
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ISLINGTON’S	LOCAL	PLAN:	DEVELOPMENT	MANAGEMENT	POLICIES	
	
Policy DM2.1 Design 
A. All forms of development are required to be of high quality, incorporate 
inclusive design principles and make a positive contribution to the local character 
and distinctiveness of an area, based upon an understanding and evaluation of its 
defining characteristics. Permission will be refused for development of poor design 
that fails to take the opportunities available for improving the character and 
quality of an area and the way it functions. Further details on design requirements 
in Islington are set out in the Islington Urban Design Guide, Streetbook, Inclusive 
Landscape Design and other Supplementary Planning Documents. This policy 
applies to all new developments including alterations and extensions to existing 
buildings.! 
 
B. Development proposals are required to demonstrate, through the use of 
detailed, clear and accurate drawings and a written statement (Design and Access 
Statements where appropriate) how they have successfully addressed the elements 
of the site and its surroundings listed below. Greater onus for demonstrating this 
will be placed on major developments, and smaller developments on sites in 
prominent or sensitive locations: 
i) historic context, such as distinctive local built form, significance and character 
of any heritage assets, scale and details that contribute to its character as a 
place;! 
ii) urban form, such as building lines, frontages, plot sizes and patterns, building 
heights, storey heights and massing; 
iii) Architectural and design quality and detailing, such as colour, type, source and 
texture of detailing and materials used; 
iv) movement and spatial patterns, such as definition, scale, use, detailing and 
surface treatment of routes and spaces; 
v) Natural features, such as topography, trees, boundary treatments planting and 
biodiversity; 
vi) visual context, such as location and scale of landmarks, strategic and local and 
other site specific views, skylines and silhouettes, and scale and form of townscape 
set pieces or urban compositions; 
vii) An understanding of the significance of heritage assets that may be affected; 
and 
viii) Safety in design, such as access, materials and site management strategies. 
	
Policy	DM2.3	Heritage	
A. Conserving and enhancing the historic environment 
Islington's historic environment is an irreplaceable resource and the council will 
ensure that the borough's heritage assets are conserved and enhanced in a manner 

appropriate to their significance. Development that makes a positive contribution 
to Islington's local character and distinctiveness will be encouraged. 
B. Conservation areas 
i) The council will require that alterations to existing buildings in conservation 
areas conserve or enhance their significance. Similarly, new developments within 
Islington’s conservation areas and their settings are required to be of high quality 
contextual design so that they conserve or enhance a conservation area’s 
significance. Harm to the significance of a conservation area will not be permitted 
unless there is a clear and convincing justification. Substantial harm to the 
significance of a conservation area will be strongly resisted. 
ii) The council will require the retention of all buildings and structures which make 
a positive contribution to the significance of a conservation area. The appropriate 
repair and re-use of such buildings will be encouraged. The significance of a 
conservation area can be substantially harmed over time by the cumulative impact 
arising from the demolition of buildings which may individually make a limited 
positive contribution to the significance of a conservation area. Consequently, the 
loss of a building which makes a positive contribution to a conservation area will 
frequently constitute substantial harm to the significance of the conservation 
area. 
iii) The council will resist the loss of spaces, street patterns, views, vistas, uses, 
trees, and landscapes which contribute to the significance of a conservation area. 
iv) The council will use its statutory powers to ensure that buildings and spaces 
within conservation areas that are at risk from neglect or decay are appropriately 
maintained and repaired. 
v) Planning applications are required to include a Heritage Statement which 
demonstrates a clear understanding of the significance of any heritage assets 
affected by proposals and the impact on their significance. 
	
The proposed design considers the principles of the local character and 
distinctiveness of the area and is based upon an understanding and 
evaluation of its defining characteristics.  
In particular, the materials, colour, scale, and textures used in the 
proposed works respect the character and heritage of the area. For that 
these reasons, we believe that the development makes a positive 
contribution in this part of Islington. 
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OTHER	PLANNING	APPLICATIONS	

	
As mentioned above, this application takes into consideration the 
delegated report of the previous planning application for this 
property. In line with the results of this report, the inclusion of a 
dormer window has been considered. In addition, some properties 
in the vicinity have dormer extensions within the rear roof slope, 
and different planning applications have been approved for the 
same proposed works of this planning application, as shown below:  
	
	

1) 41, Ecclesbourne Road, Islington, London, N1 3AF - P072084 
Single storey rear extension, alterations to rear fenestration, extension of 
existing rear dormer, and roof light to side elevation 
	
	

																 												 	
	

Image	10	–	Proposed	dormer	in	application	P072084	
	

	
	

2) 25 Morton Road – P2016/3837/FUL 
Lower ground floor rear extension, rear dormer extension and roof light 
to side roof slop 
 
 
	
	

	
	
	

3) 37 Morton Road – P2017/0929/FUL 
Erection of single storey rear extension and rear dormer extension 
	
	

						 					 	
	

Image	11	–	Proposed	dormer	in	application	(P2017/0929/FUL)	
	
	
	

4) Flat A, 19 Morton Road, London, N1 3BB - P2014/4086/FUL 
Erection of a rear dormer roof extension. 
	
 
The proposed project has the same principles applied in the already 
approved planning applications. In addition, the proposed dormer intends 
to use the same type of materials of the existing house to protect the 
character and appearance of the area.  
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CONCLUSION 

This Design and Access Statement has been prepared to accompany a 
planning application for the erection of a single storey rear extension and 
a loft conversion with a set back dormer at 26 Ecclesbourne Road, London 
N1 3AE. 
 
The relevant policies and the previous planning application have been 
carefully consulted and taken into consideration to ensure that the 
proposal will have minimal impact to the local architectural appearance 
and character of the area.  
 
In addition, we emphasise that the proposed works: 

- Intend to turn the unused roof space into a bedroom with storage 
space for a growing young family.  

- Seek to provide extra living space by extending the ground floor 
area.  

- Integrate the proposed dormer extension with the house by 
matching the materials of the house. 

- Do not detract the appearance of the Islington conservation area. 
- Take into consideration the scale, materials, and appearance of 

the existing house. 
 

Furthermore, the project meets the objectives of The National Planning 
Policy Framework, London Plan, Islington Core Strategy and Development 
Management Policies to protect the character of conservation and heritage 
buildings. 

For these reasons, in our view, planning permission should be granted for 
the proposed works to the property at 26 Ecclesbourne Road, London N1 
3AE. 


