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1.1  INTRODUCTION

This Design & Access Statement has been prepared by HUB Architects 
to support the Prior Approval submission for Benjamin House NW8 7EF, 
Cecil Grove, London.

The existing character and setting of the site and surrounding area has been 
assessed. A comprehensive appreciation of the overall site context is the 
starting point for designing a successful place.

Our design process has included an assessment of the relevant permitted 
development criteria associated to GDPO Part 20 Class A, and in 
conjunction with other design related matters and technical standards. 

1.3  URBAN CONTEXT

The site is located within an urban area of St John’s Wood on the western 
boundary to Primrose Hill and north of Regent’s Park in the London 
Borough of Camden. The prevalent use in the immediate surroundings is 
residential, consisting predominantly of purpose built flats. 

The site comprises two mixed tenure multi-storey detached modern 
apartment blocks, Searle House is 6 storeys and Benjamin House is 4 
storeys. The apartment blocks are situated within the eastern edge of St 
John’s Wood, with the primary site access off St Edmund’s Terrace and the 
main visible frontage of Searle House fronting Broxwood Way. The two 
blocks are separated by a linear inner courtyard space that forms the 
forecourt / communal amenity areas to the residential accommodation, 
with Benjamin House inset from the main roadways situated at the rear / 
inner western portion of the site. The scheme was constructed in 2015. The 
site is not listed and does not form part of any conservation areas. 

The site is within walking distance to local amenities within St John’s Wood 
with easy access to shops, transport links, schools, with Primrose Hill urban 
park to the east of the site and Regent’s Park to the south. 

1.0  INTRODUCTION

1.2  THE PROPOSAL

The Town and Country Planning (General Permitted Development) 
(England) Order 2015 (as amended). 

Part 20, Class A - New dwelling houses on detached blocks of flats.  

The permitted development legislation makes provision for upward 
extensions for new residential accommodation over existing purpose built 
detached block of flats. 

Our proposals for this prior approval submission encompass the construction 
of an additional floor over the existing roof level of the Benjamin House 
apartment block on the site in order to provide four new dwellings. The 
new dwellings will be constructed over the principal part of the existing 
building. 

Fig1. Geographic location overview of Greater London - Camden highlighted in grey. Fig2. Aerial view of the site. Fig3. Local contextual overview - aerial view with the site proximity circled in green.

Benjamin 
House
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2.1 OVERVIEW

2.0  THE SITE - CONTEXT

The predominant use within the immediate site surroundings is residential 
in the form of purpose built flats in multi-storey blocks. 

The site is not listed and does not form part of any conservation areas. 

There are no Listed Buildings within the immediate vicinity of the site. 

The site is on the eastern periphery of St John Wood in Camden and fronts 
the boundary to Westminster City Council to the south. 

The site is a large plot that occurs at the intersection of St Edmund’s Terrace 
and Broxwood Way. 

The northern, western and part of the southern site edges form the back / 
side boundaries with the neighbouring properties, with the only dominant 
street scene occurring on the western site edge along Broxwood Way. 

The main site access is off St Edmund’s Terrace for both pedestrian, cycle 
and vehicular access. 

This primary driveway leads to the inner courtyard between the two 
blocks which comprises a central area of landscaping with trees, footpaths 
and parking. This key access point offers a glimpse of the southern elevation 
of Searle House which is inset from the established building lines of the 
neighbouring terraces along St Edmund’s Terrace. Benjamin House is mostly 
obscured from the street scene surrounding the site due to the orientation 
of the block on the site. 

Fig4. Contextual overview of the main roads surrounding the site and the surrounding buildings. This prior approval relates to Benjamin House only. 

KEY:

Application Site
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Site Allocation proposal sites

Site 1: King's Cross Growth Area
Site 2: Camden Town Hall Extension
Site 3: Lighthouse block, Pentonville Road
Site 4: 277a Gray’s Inn Road
Site 5: Midland Road Site - Land to rear of British Library
Site 6: 4 St Pancras Way (St Pancras Hospital)
Site 7: 103 Camley Street
Site 8: Land west of Westminster Kingsway College, 45 Sidmouth Street
Site 9: Euston Station, Euston Road
Site 10: 132-140 and 142 Hampstead Road
Site 11: Granby Terrace
Site 12: 110-122 Hampstead Road (Former National Temperance Hospital)
Site 13: 1-39 Drummond Crescent (Euston Traffic Garage)
Site 14: Westminster Kingsway College, Regents Park Centre, Longford Street
Site 15: Goldsmith’s House and adjoining land, Cumberland Market Estate, Park Village East/Augustus St
Site 16: St Giles Circus
Site 17: 21-31 New Oxford Street, Royal Mail Sorting Office
Site 18: Land Bound by New Oxford Street, Museum Street and West Central Street
Site 19: 12-42 Southampton Row & 1-4 Red Lion Square
Site 20: Land Bounded by 50-57 High Holborn, 18-25 Hand Court, 45-51 Bedford Row & Brownlow Street
Site 21: Senate House (north block) Malet Street
Site 22: 27 Gordon Square and 15 Gordon Street
Site 23: 20-22 Gordon Street/Wates House
Site 24: Phoenix Place
Site 25: Herbal House, 10 Back Hill
Site 26: Land bounded by Wren Street, Pakenham Street, Cubitt Street, Langton Walk
Site 27: 187-199 West End Lane
Site 28: 156 West End Lane
Site 29: O2 Centre Car Park
Site 30: 100 Avenue Road, Swiss Cottage
Site 31: Belsize Road Car Park
Site 32: Hawley Wharf, Water Lane and 39-45 Kentish Town Road
Site 33: 202-212 Regents Park Road, (Roundhouse Car Park)
Site 34: 2-12 Harmood St / rear of 34 Chalk Farm Road
Site 35: Bangor Wharf, Georgiana Street
Site 36: 57 - 71 Pratt Street, 10 - 15 Georgiana Street And Royal College Street
Site 37: 24 - 58 Royal College Street
Site 38: 115-117 Wellesley Road (including 2-16 Vicars Road) and Lismore Circus Health Centre & Nursery
Site 39: 19-37 Highgate Road, Former Lensham House (A&A Storage) and 25– 37 Greenwood Place
Site 40: Kentish Town Police Station, 10A, 12A, 14 Holmes Road
Site 41: Fire Station, 20 Highgate Road
Site 42: Former Nurses Hostel, 29 New End
Site 43: 40-49 St Edmunds Terrace, former car park and adjacent land to south of Barrow Hill Reservoir
Site F1: Astor College
Site F2: Middlesex Hospital Annex
Site F3: Arthur Stanley House
Site F4: Tottenham Mews Day Hospital
Site F5: Rosenheim Building
Site F6: Odeon Site
Site F7: Royal Ear Hospital
Site F8: Medical Students Union
Site F9: Central Cross
Site F10: 6-17 Tottenham Court Road
Site F11: 80 Charlotte Street
Site F12: Asta House
Site F13: Network Building
Site F14: 61-61 Tottenham Court Road and 1-7 and 11-13 Goodge Street

SiteNo. Name Access Designations
1 Agar Grove Estate Public Urban Forest
2 Agar Grove Open Space Public SINC Borough 2
3 Ainsworth Park Public
4 Ampthill Square Public London Square
5 Antrim Grove Public Gardens Public
6 Argyle Square Public London Square
7 Bell Moor Public
8 Belsize Wood Open Space Public SINC Borough 2
9 BHS Garden Public

10 Bloomsbury Square Gardens Public London Square, PGSHI 1117
11 British Museum Grounds Public
12 Broadhurst Copse Public
13 Brookes Market Open Space Public
14 Brunswick Square Gardens Public London Square, PGSHI 1119
15 Burlington Court Triangle Public
16 Calthorpe Project Public SINC Local
17 Camden Gardens Public London Square
18 Camden Square Gardens Public London Square
19 Camden Square Walkway Public
20 Camley St Natural Park Public SINC Metro, Local Nature Reserve
21 Canal Land (Baynes St to St Pancras Way) Public SINC Metro
22 Cantelowes Gardens Public
23 Carlton Playing Court Public
24 Chalcot Gardens Public London Square
25 Chalcot Square Public
26 Chalton Street Open Space Public
27 Clarence Gardens Public
28 Clarence Way Games Pitch Public
29 Clarence Way Open Space Public
30 College Crescent Public
31 College Gardens Public London Square
32 Crabtree Fields Public
33 Crown Close Open Space Public
34 Cumberland Market Public
35 Elm Village Public
36 Elsworthy Road Enclosure Public London Square
37 Eton Avenue Public London Square
38 Euston Square Gardens Public London Square
39 Falkland Lawn Public
40 Falkland Place Open Space Public
41 Flask Walk Public London Square
42 Fortune Green Public
43 Goldington Crescent Gardens Public London Square
44 Gordon Square Garden Public London Square, SINC Local
45 Gower Gardens, University College London Public
46 Gospel Oak Open Space Public
47 Grove Terrace Squares Public London Square
48 Hampstead Cemetery Public SINC Borough 1
49 Hampstead Green Public SINC Local
50 Hampstead Heath Public MOL1, Ancient Wood (part), SSSI (part), SINC Metro
51 Hampstead Heath Woods SSSI Public PGSHI 1039, MOL1, SSSI, SINC Metro
52 Hampstead Road Open Space Public
53 Harrington Square Public London Square
54 Hawley Street Open Space Public
55 Heath Street Shrubbery Public London Square
56 High Street Shrubbery Public London Square
57 Highgate Enclosures Public
58 Highgate New Town Open Space Public
59 Hillfield Road Open Space Public
60 Holly Bush Hill Public London Square
61 Islip Street Playground Public
62 Iverson Road Open Space Public
63 Judd St Open Space Public
64 Kentish Town City Farm Public Urban Forest, SINC Borough 1
65 Ken Wood Ancient Woodland Public PGSHI 1039, MOL1, Ancient Wood, SSSI, SINC Metro
66 Kenwood Estate Public PGSHI 1039, MOL1, SINC Metro
67 Kilburn Grange Park Public SINC Local
68 Leighton Crescent Playground Public London Square
69 Lincoln's Inn Fields Public London Square, PGSHI 1813, SINC Local
70 Linstead Street Open Space Public
71 Lismore Circus Public London Square
72 Maitland Park Enclosure Public London Square
73 Malet Street Gardens Public
74 Maygrove Open Space Public
75 Maygrove Peace Park Public
76 Mill Lane (no. 160) Public SINC Local
77 Mill Lane Triangle Public London Square
78 Montpelier Gardens Public
79 Mount Pleasant Public
80 Munster Square Public
81 North Wood Public PGSHI 1039, MOL1, Ancient Wood, SSSI, SINC Metro
82 Northways Corner Public
83 Oakley Square Public London Square
84 Phoenix Community Garden Public SINC Local
85 Pond Square Public London Square
86 Primrose Gardens Public
87 Primrose Hill Open Space Public MOL5, SINC Borough 2
88 Purchese Street Open Space Public
89 Queen Square Garden Public London Square
90 Quex Road Playground Public
91 Railway Embankment, Agar Grove Public Urban Forest, SINC Borough 2
92 Red Lion Square Public London Square
93 Regent Square Public London Square
94 Regent's Canal Public SINC Metro
95 Regent's Park Public PGSHI 1156, MOL6, SINC Metro
96 Regents Park Terrace Public London Square
97 Rochester Terrace Gardens Public London Square, SINC Local
98 Rosemont Community Garden Private SINC Borough 1
99 Russell Square Gardens Public London Square, PGSHI 1121, SINC Local

100 South End Green Public London Square
101 South End Triangle Public
102 South Grove Square Public London Square
103 Spaniards End Public
104 St Andrew's Gardens Public SINC Local
105 St Benets Ground (b) Public
106 St. Giles' Churchyard & Playground Public
107 St George's Gardens Public PGSHI 1827, SINC Local
108 St James' Garden Public SINC Local
109 St Katherine's Precinct Public
110 St Martin's Garden Public SINC Local
111 St Pancras Gardens Public PGSHI 1832, SINC Borough 2
112 Sumatra Road Playground Public
113 Swiss Cottage Public Open Space Public
114 Talacre Public Open Space Public Town Green
115 Tavistock Square Public London Square
116 The Alf Barrett Playground Public
117 The British Library Forecourt Public
118 The Dell Public
119 The Grove Square Public London Square
120 The Warren Public
121 Tolmers Square Public
122 Torrington Square Public
123 Waterlow Park Public PGSHI 1845, MOL4, SINC Metro
124 Westbere Copse Public SINC Borough 1, Local Nature Reserve
125 Whitfield Gardens Public
126 Wicklow Street Open Space Public
127 Windmill Hill Enclosures Public
128 Woburn Square Public London Square
129 Abbey Road Open Space Private
130 Adelaide Community Garden Private Allotment
131 Adelaide Road Nature Reserve Private SINC Borough 1, Local Nature Reserve
132 Adelaide Road Private Nature Reserve Private Urban Forest, SINC Borough 1
133 Antrim Road Allotments Private Allotment
134 Argyle School Community Garden Private
135 Athlone House Private MOL1, SINC Metro
136 Augustus and Redhill Allotments Private Allotment
137 Barnfield & Woodfield Open Space Private
138 Barrow Hill Reservoir Private MOL5
139 Beckington Open Space Private Urban Forest
140 Bedford Hotel Grounds Private
141 Bedford Square Gardens Private London Square, PGSHI 1154
142 Beechwood Private MOL1
143 Belsize Wood Nature Reserve Private SNI B2.1, SINC Borough 2
144 Belsize Wood Play Area Private
145 Branch Hill site 1 Private SINC Borough 1, Allotment
146 Branch Hill site 2 Private SINC Borough 1
147 Branch Hill Site 3 Private SINC Borough 1, Allotment
148 Branch Hill SNI 4 Private SINC Borough 1
149 Broadhurst Gardens Meadow Private SINC Borough 2
150 Bromwich House Gardens Private
151 Camden Square Play Centre Private London Square
152 Camden Street Playground Private
153 Canfield Greencroft Open Space Private
154 Cartwright Gardens Private London Square
155 Chaston Nursery School Grounds Private
156 Chester Terrace Private
157 Christchurch Passage Open Space Private
158 College Lane Open Space Private
159 Collingham Nursery Private SINC Local
160 Compayne Open Space Private
161 Coram's Fields Private PGSHI 1119, SINC Local
162 Cumberland Market Playground Private
163 Cumberland Terrace Private
164 Dudley Court Gardens Private
165 East Heath Open Space Private
166 Fairhazel Open Space Private
167 Fairseat Private PGSHI 1845, MOL4
168 Fitzroy Farm & Heathfield Park Private
169 Fitzroy Open Space Private SINC Metro
170 Fitzroy Park Alloments Private MOL1, SINC Borough 2, Allotment
171 Fitzroy Square Private London Square
172 Fortune Green Play Centre Private
173 Frederick Street Community Garden Private
174 Frognal Court Wood Private SINC Borough 2
175 Frognal Lane Gardens Private SINC Local
176 Gainsborough Gardens Private London Square
177 Garden of 21A Heath Street Private SINC Borough 1
178 Garden of 36A Highgate West Hill Private
179 Garden of Friends House Private
180 Garden of Heath House Private MOL1
181 Garden of Summit Lodge Private MOL1, SINC Metro
182 Gardens adj to Hampstead Ponds Private MOL1
183 Gardens of Millfield Place Private
184 Gardens of The Grove Private
185 Globe Lawn Tennis Club Private
186 Gloucester Gate Private
187 Goldhurst Open Space Private SINC Borough 2
188 Gondar Gardens Private
189 Gondar Gardens Reservoir Private SINC Borough 2
190 Gospel Oak Carlton SNI Private SINC Borough 1
191 Gospel Oak Churchill SNI Private SINC Borough 1
192 Gospel Oak Cressfield SNCI Private SINC Borough 1
193 Gospel Oak Depot SNI Private SINC Borough 1
194 Gospel Oak Gantry SNI Private SINC Borough 1
195 Gospel Oak Ingestre SNCI Private SINC Borough 1
196 Gospel Oak Station SNCI Private SINC Borough 1
197 Gospel Oak Station Wood Private Urban Forest, SINC Borough 1
198 Gospel Oak Woodyard SNCI Private SINC Borough 1
199 Gray's Inn Gardens Private London Square, PGSHI 1299
200 Gray's Inn Square Private London Square, PGSHI 1299
201 Greville Place Nature Reserve Private SINC Local
202 Hampstead & Cumberland Clubs Private
203 Hampstead Heath Cricket Field Private MOL1
204 Hampstead Parish Churchyard Private SINC Borough 1
205 Hampstead Square Gardens Private
206 Harrison Street Wildflower Meadow Private
207 Heath-Edge Gardens, Parliament Hill Private
208 Highgate Cemetery (East) Private PGSHI 1803, MOL3, SINC Metro
209 Highgate Cemetery (West) Private PGSHI 1803, MOL2, SINC Metro
210 Highgate Reservoir Private
211 Hillfield Court Gardens Private
212 Holly Court School Grounds Private
213 Holly Gardens Private
214 Holly Lodge Gardens Private SINC Local
215 Inverforth House/The Hill Private PGSHI 1153, MOL1, SINC Metro
216 Jenny Wood Nature Reserve Private SINC Borough 1, Local Nature Reserve
217 Keats & Downshire Gardens Private
218 Keats' House Grounds Private PGSHI 1120
219 Kenwood Nursery Private SINC Metro
220 King's College Hampstead Campus Private SINC Borough 2
221 La Sainte Union School Grounds Private
222 Lincoln's Inn Private
223 Lissenden Gardens Private London Square
224 Manor Cottage garden, Vale of Health Private MOL1
225 Mansfield Club Grounds Private
226 Maryon Wilson Green Triangle Private SINC Borough 2, Allotment
227 Maygrove Peace Park (corner of) Private
228 Mecklenburgh Square Gardens Private London Square, PGSHI 1119
229 Medley Road Orchard Private SINC Borough 1
231 Montague Bedford Gardens Private
232 Montpelier Play Centre Private
233 Mortimer Terrace Nature Reserve Private SINC Borough 1
234 New Square, Lincoln's Inn Private London Square
235 North Fairground Site, Vale of Health Private MOL1
236 North London Line Private SINC Borough 2
237 Old Buildings, Lincoln's Inn Private London Square
238 Old Square, Lincoln's Inn Private London Square
239 Oriel Place Garden Private
240 Palmerston Road Open Space Private
241 Parkhill Chapel Private
242 Parliament Court Gardens Private SINC Borough 1
243 Peace Garden Private
244 Plot 10 Adventure Playground Private
245 Quex Road Open Space Private
246 Railway Embankment, Broomsleigh Street Private SINC Borough 1
247 Railway Embankment, Carlton Road Junctio Private SINC Borough 1
248 Railway Embankment, Fordwych Road Private SINC Borough 1
249 Railway Embankments, Hampstead Heath Private SINC Borough 1, Allotment
250 Railway Embankment, Kentish Town Junctio Private Urban Forest, SINC Borough 1
251 Railway Embankment, Medley Road Private SINC Borough 1
252 Railway Embankment, Netherwood Street Private Urban Forest, SINC Borough 1
253 Railway Embankment, Oak Village Private SINC Borough 1, Allotment
254 Railway Embankment, Rosemont Road Private SINC Borough 1
255 Railway Embankment, Westbere Road Private SINC Borough 1
256 Ridgemount Gardens Private
257 Rochester Place Private
258 Rochester Square Private London Square
259 Sarre Minster Open Space Private
260 School Playing Field, Highgate Private MOL1
261 SNCI Between Tracks west of WE Lane Private SINC Borough 1
262 SNCI r/o Fordwych Road Private SINC Borough 1
263 SNCI r/o Iverson Road (N East) Private SINC Borough 1
264 SNCI r/o Iverson Road (S west) Private SINC Borough 1
265 SNCI west of WE Lane Private
266 SNCI r/o Westcroft Close Private SINC Borough 1
267 South Grove Gardens Private
268 South Square Private London Square, PGSHI 1299
269 Spedan Close Gardens Private SINC Borough 1
270 St Benets Ground (a) Private
271 St George's Nursery Private SINC Local
272 St Georges Terrace Private London Square
273 St Paul's Chapel Private
275 Terrace Reservoir Private MOL1
276 The Elms, Fitzroy Park Private MOL1
277 The Elms, Spaniards End Private MOL1, SINC Metro
278 Three Acres Community Play Project Private
279 Torriano Open Space Private Urban Forest
280 Tower Court Gardens Private
281 Wadham Gardens Private London Square
282 West Heath Lawn Tennis Club Private
283 Westfield Private
284 Witanhurst Gardens Private
285 Acland Burghley School Sports Centre Private
286 Battle Bridge Place Public
287 Doynton Street Open Space Public
288 Granary Square Public
289 Handyside Gardens Public
290 King's Cross Square Public
291 Lithos Road Playground Public
292 Marchmont Community Garden Public
293 Pancras Square Public
294 Regent's Place Public

SSSI Sites of Special Scientific Interest

Abbreviation Designation

MOL Metropolitan Open Land
PGSHI Parks and Gardens of Special Historic Interest
SINC Site of Importance for Nature Conservation

Followed by the grade (Local, Borough 1, Borough 2, Metropolitan)

Open spaces

When this map is opened using Adobe Acrobat 
the layers can be switched off and on.

 Activate the layers by: View   Show/Hide   Navigation Panes   Layers

POLICIES MAP

London Borough of Camden

Updated: August 2021

Fig 5. Extract from Camden Policy Map 2021 August v3. The red dot indicates the site location. 

KEY

2.0  THE SITE - CONTEXT

2.2 CAMDEN POLICIES MAP CONTEXT

As illustrated in the extract of the Camden Policies Map 2021 August v3 
at Fig 5. 

• The site is not within a Conservation Area. 
• There are no designated views across the site. 

The Site
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Fig 6. Extract from the Environment Agency Flood Map.

The Environment Agency Flood Map as identified in Fig.6 indicates that the 
site is located in flood zone 1, an area with low probability of flooding. 

The site is within Camden’s Critical Drainage Area, referenced as 
‘Group3_005’ on the Critical Drainage Areas / Local Flood Risk Zones plan 
dated 04/06/2014. 

For further details refer to the Screening Study Flood Risk Assessment 
prepared by RIDA which is submitted as part of our application. 
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2.0  THE SITE - CONTEXT
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Fig 7. TFL for London PTAL Map. 

In terms of public transport accessibility, the site is approximately 0.4 miles 
to St. John’s Wood Tube Station (London Underground) which provides 
good connectivity to central London and 0.7 miles to South Hampstead 
Train Station (London Overground). 

There are numerous local bus connections nearby within 0.1 miles all 
offering frequent services in and around the city. 

As indicated on Fig.7 opposite, the site has a PTAL rating of 1B.

For further details refer to the Transportation Statement prepared by 
Caneparo which is submitted as part of our application. 

2.4 ACCESSIBILITY

2.0  THE SITE - CONTEXT

KEY



8

30/01/2024
3.0  SITE PHOTOGRAPHS

Fig 8. View of the site from St Edmund’s Terrace with the main site entrance leading towards Searle House in the distance. 

Fig 9. View of the site from Broxwood Way, with a view of Searle House in the foreground and Benjamin House behind. 

3.1 SITE PHOTOGRAPHS
 The Site Surroundings
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3.0  SITE PHOTOGRAPHS

Fig 10.  Benjamin House partially visible from the street scene looking north along Broxwood Way.

Fig 11. Benjamin House mostly obscured from the street scene looking south along Broxwood Way. 

3.1 SITE PHOTOGRAPHS
 The Site Surroundings
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3.0  SITE PHOTOGRAPHS

Fig 12. View of the east facing elevation of the existing building Benjamin House. 

A - Partial view of the east facing elevation from within the private inner courtyard at ground level. 
B - Overview of the east facing elevation, with contrasting brickwork, glazed balconies, solar shading and glazed curtain walling to the existing 3th floor level. 

3.2  SITE PHOTOGRAPHS
 The Building - Benjamin House

A B
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3.0  SITE PHOTOGRAPHS

3.4  SITE PHOTOGRAPHS
 The Building - Roof View

Fig 13. View of the existing roof of Benjamin House (left), which includes extensive green roofs, PV solar panels and plant/services. 

Searle House

No works proposed

Benjamin House
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4.0  PERMITTED DEVELOPMENT CRITERIA

THE TOWN AND COUNTRY PLANNING (GENERAL PERMITTED DEVELOPMENT) (ENGLAND) ORDER 2015 (AS AMENDED)  

Part 20, Class A - New dwelling houses on detached blocks of flats  

Permitted development  

A. Development consisting of works for the construction of up to two additional storeys of new dwelling houses immediately above the 
existing topmost residential storey on a building which is a purpose-built, detached block of flats, together with any or all— 

a)  engineering operations reasonably necessary to construct the additional storeys and  new dwelling houses;  

b)  works for the replacement of existing plant or installation of additional plant on the  roof of the extended building reasonably necessary to 
service the new dwelling houses;  

c)  works for the construction of appropriate and safe access to and egress from the new and existing dwelling houses, including means of escape 
from fire, via additional external doors or external staircases;  

d)  works for the construction of storage, waste or other ancillary facilities reasonably necessary to support the new dwelling houses.  
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ASSESSMENT OF THE PERMITTED DEVELOPMENT CRITERIA

Development not permitted if: (A.1) 

a)  The permission to use any building as a dwelling house has been 
granted only by virtue of Class M, MA, N, O, P, PA or Q of Part 3 of 
this Schedule;  

The existing building is a purpose built apartment block 
with residential accommodation, no part of the dwelling 
house has been consented by virtue of Class M, N, O, P, PA 
or Q. 

b)  Above ground level, the building is less than 3 storeys in height;  

The existing building is over 3 storeys in height. 

c)  The building was constructed before 1st July 1948, or after 5th 
March 2018;  

The existing building was constructed after 1st July 1948 and 
before 5th March 2018. 

d)  The additional storeys are constructed other than on the principal 
part of the building;  

The additional storey over the existing roof will be constructed 
on the principal part of the building. 

e)  The floor to ceiling height of any additional storey, measured 
internally, would exceed the  lower of— (i) 3 metres; or (ii) the floor 
to ceiling height, measured internally, of any storey  of the principal 
part of the existing building;  

The proposed floor to ceiling height measured internally will 
not exceed the lower of 3 metres or the floor to ceiling 
height measured internally of any storey of the principal part 
of the existing building. 

f)  The new dwelling houses are not flats;  

The proposal is for 4 no. new flats that are located within  the 
additional storey of the Benjamin House block.

g)  The height of the highest part of the roof of the extended 
building would exceed the height  of the highest part of the roof of 
the existing building by more than 7 metres (not including  plant, in 
each case);  

The additional storey will not exceed 7 metres in height, 
measured from the existing roof level. Refer to the existing 
and proposed elevations.

h)  The height of the highest part of the roof of the extended 
building (not including plant) would  be greater than 30 metres;  

The height of the extended building will not exceed 30 metres 
in height. Refer to the existing and proposed elevations.

i)  Development under Class A.(a) would include the provision of 
visible support structures on or attached to the exterior of the 
building upon completion of the development;  

The proposed structure for the additional storey will not be 
visible externally. The structure has been designed so that it 
will be integrated within the building envelope.  Refer to the 
Structural Engineer’s Feasibility Report prepared by MBP. 

  

j)  Development under Class A.(a) would consist of engineering 
operations other than works within the existing curtilage of the 
building to— (i) strengthen existing walls; (ii) strengthen existing 
foundations; or (iii) install or replace water, drainage, electricity, gas 
or other services;  

The existing building has been assessed by a structural 
engineer to establish that the existing building is capable 
of supporting the additional proposed floor. The structural 
design has been developed with the existing structure in mind 
to enable the transfer of the additional loads downwards 
through the existing structure in addition to consideration 
of other elements such as wind loads. Refer to the Structural 
Engineer’s Feasibility Report prepared by MBP. 

   

k)  In the case of Class A.(b) development there is no existing plant 
on the building

N/A

l)   In the case of Class A.(b) development the height of any replaced 
or additional plant as measured from the lowest surface of the new 
roof on the principal part of the extended building would exceed 
the height of any existing plant as measured from the lowest surface 
of the existing roof on the principal part of the existing building;

The new plant is no higher than the existing plant on the building. 

m) Development under Class A.(c) would extend beyond the 
curtilage of the existing building

The development is within the curtilage. 

n) Development under Class A.(d) would— (i)extend beyond the 
curtilage of the existing building; (ii)be situated on land forward of a 
wall forming the principal elevation of the existing building; or (iii)be 
situated on land forward of a wall fronting a highway and forming a 
side elevation of the existing building;

The proposals do not align with any of these points. 

o) The land or site on which the building is located, is or forms 
part of— (i) article 2(3) land; (ii) a site of special scientific interest; 
(iii) a listed building or land within its curtilage; (iv) a scheduled 
monument or land within its curtilage; (v) a safety hazard area; (vi) a 
military explosives storage area; or (vii) land within 3 kilometres of 
the perimeter of an aerodrome. 

The site has none of these designations. 

4.0  PERMITTED DEVELOPMENT CRITERIA
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4.0  PERMITTED DEVELOPMENT CRITERIA

Conditions: (A.2) 

Section A.2 of the GDPO sets out certain conditions that will be 
imposed on development under Class A.

Set out below are the main conditions which relate to the design 
along with relevant details for each item: 

(1) Where any development under Class A is proposed, development 
is permitted subject to the condition that before beginning the 
development, the developer must apply to the local planning 
authority for prior approval of the authority as to— 

a)  Transport and highways impacts of the development;  

Refer to the Transportation report for further details.  

b)  Air traffic and defence asset impacts of the development;  

Not required. 

c)  Contamination risks in relation to the building;  

Refer to the Desktop Contamination Report prepared by 
GeoSmart. 

d)  Flooding risks in relation to the building;  

For further details refer to the Screening Study Flood Risk 
Assessment prepared by RIDA which is submitted as part of 
our application. 

The site falls within a critical drainage area as defined on the 
Camden Critical Drainage Areas /  Flood Risk Zones Plan 
dated 04/06/2014. 

The incorporation of green/brown roof will reduce surface 
water run off and will match the existing roof system /
materiality. 

e)  The external appearance of the building;  

To match the existing building. 

f)  The provision of adequate natural light in all habitable rooms of 
the new dwelling houses;  

Refer to the Daylight Consultant’s report for further details. 

g)  Impact on the amenity of the existing building and neighbouring 
premises including  overlooking, privacy and the loss of light;  

The rooftop extension has been designed to ensure the 
proposals do not impact on the amenity of the existing 
building and of the nearby neighbouring properties. 

The proposed extension aligns with the character and style 
defined by the existing buildings on the site. The proposed 
rooftop extension incorporates purposeful breathing spaces 
where the proposed external envelope is set back and inset 
from the existing building edges. 

h)  Whether because of the siting of the building, the development 
will impact on a protected view identified in the Directions Relating 
to Protected Vistas dated 15 March 2012 issued  by the Secretary 
of State, and  

The site does not fall within the lines of any protected views 
or vistas. Refer to the Camden Policies Map 2021 August v3 
at Fig 5. on page 5. 

i)  Where the existing building is 18 metres or more in height, the 
fire safety of the external wall construction of the existing building; 
and (j) where the development meets the fire risk condition, the 
fire safety impacts on the intended occupants of the building, and 
the provisions of paragraph B (prior approval) of this Part apply in 
relation to that application. 

Refer to the Fire Consultant’s Fire Safety Strategy Report for 
further details. 
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5.0  DESIGN

5.1 THE EXISTING BUILDING

The Structure and Facade 
The existing building is a concrete framed structure that is 4 storeys with 
a dual toned brickwork outer skin, with casement windows some with 
louvered shutters, curtain walling with integral solar shading, with glazed 
doors leading to glazed balconies. The uppermost storey of Benjamin House 
is inset from the floor below, the roof over the uppermost storey is finished 
with an extensive green roof with PV solar panels and plant. 

The proposed footprint of the new added floor will be situated over the 
primary part of Benjamin House and is inset from the building line below 
with the exception of a few areas where the alignment relates to the 
existing wall line. 

Refer to the Structural Engineer’s Feasibility Report prepared by MBP. 

Part of the existing roof area on Benjamin House will be dismantled and 
removed to enable the construction of the new roof extension over. Services, 
risers and AOV openings will be extended over to enable termination in 
the new flat roof zone. 

The lift shaft will be retained and extended upwards, together with the 
extension of the primary stairwell to enable continuity of the circulation 
core. 

5.2 THE EXISTING BUILDING IMPROVEMENTS 
           & ANCILLARY FACILITIES

Bins & Recycling: 
The new proposed dwellings within Benjamin House will utilise the existing 
waste/recycling storage and disposal facilities that exist on the site.  

No changes are proposed to the existing waste storage arrangements. 
The development includes existing internal / external waste and recycling 
storage areas that serve each block. Refer to the existing block & site plan 
for the location and extent. 

Car Parking. 
The proposal for the new added dwellings will be car free in-line with 
Camden’s car-free policy for all new developments. No changes are 
proposed to the existing parking arrangements. 

Cycle Store Facilities
The existing buildings include dedicated cycle storage areas for the existing 
flats, these are both internal and external. There is external cycle storage to 
the rear western portion of Benjamin House. 

The proposal aligns with the cycle parking standards set out within the 
London Plan 2021 for C3 residential development. A total of 8no. long 
term cycle storage spaces will be provided. This includes provision for 1no. 
additional space as only 7no. spaces are required. No short term bike spaces 
are provided as the scheme is for four units only. 

The new proposed dwellings within Benjamin House will utilise the 
proposed cycle storage facilities as shown on the Proposed Block & Site 
Plan Ref: 1323-PL-145 where 4no. Sheffield cycle stands are provided within 
an enclosure. Each stand can accommodate 2 bikes. 

Existing Lifts 
The existing lift core B1 within Benjamin House will be extended upwards 
to serve the new flats associated to the new roof top extension. 

Plant & Services
Existing risers and services that terminated at the existing roof level will be 
extended where necessary and required so that they terminate at the new 
proposed roof level over the new roof top extension.

Services will rise up from within the existing building into dedicated services 
risers / ducts up towards the new extension to serve the new apartments. 
Condensers have been incorporated over the new rooftop level to allow 
for the supply of cooling to each new apartment. 

PV panels will be re-instated over the new roof extension roof, following 
the principles of the existing PV panels that are set over the existing roof 
of Benjamin House.

The new extension drainage will be designed to enable connections to the 
existing established above and below ground drainage systems. 

5.3 HERITAGE

There are no Listed Buildings within the immediate vicinity of the site, nor 
is it within a conservation area.  Given the relatively modest nature of 
the scale of change, with a single storey roof extension proposed over 
Benjamin House we do not believe that the proposal will have any material 
impact on any heritage assets.

5.4 THE ROOF TOP EXTENSION - ADDITIONAL FLATS

Amount
The proposal is for the creation of 4 additional dwellings at the application 
site which currently comprises of multiple units. The new dwellings will 
occupy the new 4th floor that will be situated on top of the existing 
Benjamin House building. 

Layout 
Refer to page 21 for the proposed apartment floor layouts.

B F1 GIA = 51 m2 1 Bedroom 2 Person  4th Floor Level
B F2 GIA = 75 m2 2 Bedroom 4 Person   4th Floor Level
B F3 GIA = 63 m2 2 Bedroom 4 Person  4th Floor Level
B F4 GIA = 56 m2 1 Bedroom 2 Person   4th Floor Level

Access to the proposed new roof extension will be via the existing common 
stairwell core B1 that is accessed off the main entrance lobby on the ground 
floor of the existing building. 

The common stairwell core as noted above, staircases and the lift core will 
all be extended upwards to enable access to and from the new flats that 
are situated within the additional storey.

The proposed flats will provide self-contained accommodation which is 
in-keeping with the other units in the existing building.  The new flats will 
include private terraces, allowance for natural daylight and cross ventilation. 

The proposed development will provide apartments that are dual aspect 
and which provide good quality accommodation that surpasses minimum 
space standard guidelines.  

The proposed built envelope is purposefully designed to be inset, with only  
some areas that align with the existing building line of the walls below, this 
is typically where stair cores are extended upwards. 

Massing & Scale
The proposed mass and scale of the proposed extension is proportionate 
to the existing building and complies with the conditions set out in the 
GPDO  Part 20, Class A - New dwelling houses on detached blocks of flats. 

In addition, the extent of the proposed built mass also takes into account 
the daylight, sunlight, overshadowing impacts.  

Refer to the submitted Daylight report for further details. 
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Privacy & Overlooking
The proposed fenestration for the new additional floor in most cases / 
where applicable replicates the style, formation, proportions and positions 
of the those within the existing facade below. There are some instances 
where this differs due to the design of the internal apartment layouts. 

The new windows typically sit within the same vertical plane of the existing 
windows below or are set-back where the proposed floor plate is inset. 

Amenity
The proposed layouts for the new added floor has been designed to allow 
for the incorporation of private outdoor amenity space for each new 
dwelling. 

The existing site also has a communal courtyard garden area that is centrally 
located between each block on the site, while Primrose Hill and Regent’s 
Park are a short walk from the site enabling easy access to open green 
space. 

Sustainability
Green extensive sedum roof finishes are proposed for the new flat roof 
that forms the enclosure over the proposed rooftop extension. Where 
applicable the retained areas of the existing roof will be adapted to enable 
the existing green roof finish to be retained. This will enhance the biodiversity 
of the site. 

The incorporation of a green extensive roof will reduce surface water run-
off, which is in-keeping with the existing roof system on the existing building. 

Photovoltaic panels will be installed over the new flat roof to replicate the 
existing situation. 

5.0  DESIGN

5.5 ACCESS

Existing Access 
No changes are proposed to the pedestrian or vehicular access into and 
around the existing property from the street level. 

The existing circulation for the existing apartments and other ancillary areas 
around the building will remain unchanged. 

Common Stairwell 
 The existing common stairwell B1 will be extended upwards to allow for 
new staircase flights to be inserted to serve the proposed 4th floor level 
within Benjamin House. 

The proposed staircases will sit directly above the existing common stairwell 
forming a continuation of the existing circulation cores and to enable access 
to and from the new proposed floor. 

Existing Lift Extension 
The lift shaft B1 will be extended upwards to allow for lift access to the 
additional proposed floor. The common parts will include a common access 
hallway that provides access between the new flats and the common 
stairwell or lift.

5.6 APPEARANCE & MATERIALITY

Proposed Facade, Appearance
The rooftop extensions will match the style and appearance of the existing 
building to maintain coherence with the existing architectural language 
that has been defined. See page 28 for the partial large scale existing and 
proposed elevations which show the proposed materiality and appearance.

Proposed Materials
To match existing. 

Proposed Structure
Refer to the Structural Engineer’s Feasibility Report prepared by MBP. 

5.7 AMENITY

General Amenity.
The proposed layout for the new rooftop extension has been considered 
and responds to the specific site conditions, surrounding character and 
general amenity of the site itself and those of the neighbouring properties 
in order to maintain appropriate levels of amenity for the neighbours.

Sunlight and Daylight.
Refer to the separate detailed sunlight and daylight report by Avison Young 
which shows no significant negative impact on the surrounding neighbours.  

Overlooking & Privacy.
The proposed extension is single storey and has been designed to be 
centrally located on-top of the 3rd floor of the existing apartment building. 

The proposed 4th floor will typically have windows in the same locations 
as the existing floors below and in most cases with terraces matching the 
existing orientation of the floors below. As a result the proposals will have 
little impact on the current conditions in regards to overlooking & privacy. 

Sense of enclosure
The distances between buildings are not being altered by the proposals as 
the proposed development on Benjamin House is focused on the central 
part of the apartment block roof, which means that the potential for an 
increase in sense of enclosure is inherently very limited. Our view is that this 
change will have no material effect in this regard.

Noise.
The existing apartment blocks on the site already include terraces and 
balconies, therefore the proposal is not dissimilar to the current arrangement, 
resulting in a modest change to the current conditions, which is unlikely to 
have any real impact on neighbouring occupiers.
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5.0  DESIGN

5.8 LOCATION PLAN
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5.9 EXISTING & PROPOSED BLOCK PLANS
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5.10 EXISTING 3rd FLOOR PLAN
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5.11 EXISTING ROOF PLAN
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The existing roof to be adapted, where necessary 
the existing PV panels to be carefully removed & lift 
overruns / AOV / services risers etc… to be 
extended to enable the construction of the 
proposed extension. 
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5.12 PROPOSED 4th FLOOR PLAN
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Proposed additional storey (new 4th floor) with 4no. flats to 
be set over the existing roof level with associated terraces.  
Access to this new floor level will be via the extension of lift 
core B1, together with the continuation of the common stair 
up to serve this new level. 

The proposed materiality will match the existing 3rd floor 
materiality on the existing building. The proposed extension 
will comprise of a lightweight structure that is supported over 
a new transfer deck structure that is positioned over the 
existing roof level. 

4th Floor riser to serve the 4no. new 
apartments within the new extension, via 
the communal services void. 

The existing roof to be adapted, where necessary 
the existing PV panels to be carefully removed & lift 
overruns / AOV / services risers etc… to be 
extended to enable the construction of the 
proposed extension. 

Line of glazed balustrade to match existing glazed 
balustrades below for consistency of extension 
building aesthetic with the existing building. Glazed 
balustrades to form protective barrier around 
external perimeter of amenity areas. 
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5.13 PROPOSED ROOF PLAN
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New flat green roof over the proposed additional 
storey (new 4th floor) with 4no. flats. At roof level 
there will be a lift overrun, riser outlet terminals, 
AOV's, roof access hatch, condenser units and PV 
panels. The new PV panels to be installed over the 
new roof, following the principle of the existing PV 
panels that were situated over the existing roof. 

The existing roof to be adapted, where necessary 
the existing PV panels to be carefully removed & lift 
overrun / AOV / services risers etc… to be 
extended to enable the construction of the 
proposed extension. 

Line of proposed brise soleil. 
Materiality to match that of 
the existing building & follow 
the design principles of the 
existing 3rd floor brise soleil. 
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5.14 EXISTING AND PROPOSED NORTH EAST ELEVATIONS
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Proposed additional storey (new 4th floor) with 4no. flats to be set over 
the existing roof level with associated terraces.  Access to this new floor 
level will be via the extension of lift core B1, together with the 
continuation of the common stair up to serve this new level. 

The proposed materiality will match the existing 3rd floor materiality on 
the existing building. The proposed extension will comprise of a 
lightweight structure that is supported over a new transfer deck 
structure that is positioned over the existing roof level. 

The existing roof to be adapted, where necessary 
the existing PV panels to be carefully removed & lift 
overruns / AOV / services risers etc… to be 
extended to enable the construction of the 
proposed extension. 

Brise soleil to match existing
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5.15 EXISTING AND PROPOSED SOUTH WEST ELEVATIONS
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to be set over the existing roof level with associated 
terraces.  Access to this new floor level will be via the 
extension of lift core B1, together with the continuation 
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5.17 EXISTING AND PROPOSED SOUTH EAST ELEVATIONS
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be via the extension of lift core B1, together with the 
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