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	Proposal(s)

	(1) & (2) Erection of a single-storey side extension to existing church (Class D1)



	Recommendation(s):
	(1) Refuse planning permission
(2) Refuse listed building consent


	Application Type:


	(1) Full Planning Permission
(2) Listed Building Consent


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notices

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	2

	No. of responses

No. electronic
	4
4
	No. of objections


	8


	Summary of consultation responses:


	A site notice was displayed on 08/10/2014, expiring on 29/10/2014, and a public notice published in the local press 09/10/2014, expiring on 30/10/2014. 11 objections have been received from the occupiers of nos. 8, 36, 44 Downshire Hill, and 1, 2, 3, 24 Keats Grove. A summary of the objections are as follows:

Design:
-
Works would result in the further erosion of the significance of the building

-
Changes to the plan form of the pure, classical symmetry by an inappropriately linked building

-
Damage to the architectural and aesthetic significant of St John’s Church

-
Proposed extension decimates any residual contribution to significance made by the setting to the south of the building, detracts from the architectural and aesthetic significance of the historic building, and the ability of future generations to understand and appreciate this significance.  

-
 Disrupt the architectural character of the conservation area

-
Detailed design being of a pastiche nature

-
Architecture is of low quality

Amenity:

-
Loss of open space (church yard)

-
visibility of the proposed structure (with glass roof), from vantage points along the south of Downshire Hill, and from Keats Grove

-
Proposal would result in increased car parking in the area and exacerbate existing on street parking stress in Downshire Hill and Keats Grove

-
 Pressure on local infrastructure such as the local drainage system

-
Lack of waste storage facilities in all new developments

-
Noise nuisance

-
Sense of enclosure

Other:

-
There are no public benefits to the proposal, which would outweigh the more than “substantial harm” to the significance of the designated heritage asset.   

-
No community engagement or discussion was undertaken prior to the application being submitted 

-
Effects on income

	CAAC/Local groups* comments:

*Please Specify
	English Heritage: Were formally consulted and have commented as follows:

-
Concerned that the justification of harm based solely on church growth establishes a precedent for further development and could lead to a negative cumulative impact. This justification is not sustainable in the long term

-
Hope that a more formal agreement to the principle of the church having reached its limit in terms by virtue of the proposal might be put in place in order to protect the setting of the Grade I listed building and the surrounding Conservation Area

-
Consider the justification for the additional caretaker’s bedroom to be the least justified element of the works. The past ten years of employment history demonstrate that the post can be filled without requiring a second bedroom and cannot support it in light of the harm that additional development imposes on the setting of the church and the conservation area.

-
Welcome alterations to the proposed design and have no further comments on the proposed design

-
 In order to recommend the proposal we would wish to see a level of space that: 

-
Provides facilities without causing undue harm to the historic building and its setting :
-
 Does not require a second bedroom 

-
That a formal/legal commitment from the trustees that any further development on site would require substantial benefits and mitigation beyond the accommodation of expanding Sunday attendance

The Hearth and Hampstead Society: Object to the proposal. A summary of the objections are as follows:

-
Extension will have a damaging effect on the building and its setting

-
Extension is too big and its architecture banal and fussy. Its window/wall proportions and detail are awkward and would neither match the existing building or be subservient to it

-
Extension would harm the proportions and scale of the main church building both in plan and in height




	Site Description 

	This church is located on a triangular plot of land and is bounded by Downshire Hill to the north-west  Keats Grove to the south-east. It dates from 1818-23 and is constructed in a Classical style and is of stucco with a slated roof.  The symmetrical front elevation has a slightly projecting central pedimented bay, prostyle portico and an inscription “St Johns’ Downshire Hill” above the entrance.  To the rear of the church are terraces houses located in Downshire Hill and a detached house located in Keats Grove. The predominant land use in the area is for residential.
The site is a grade I listed building and is located within the Hampstead Conservation Area.

	Relevant History

	05/04/2002- planning permission and listed building consent granted for the lowering of the basement floor level and use of the undercroft as part of the church together with an extension to the vestry, erection of a garden room, the provision of new landscaping, and various internal and external alterations. (Refs:  PWX0103576 & LWX0103577)



	Relevant policies

	LDF Core Strategy and Development Policies
Core Strategy:

CS1-(Distribution and growth)

CS5-(Managing the impact of growth and development)

CS14(Promoting high quality places and conserving our heritage)

CS15- (Open space and biodiversity)

Development Policies:
DP18- (Parking standards and limiting the availability of car parking)
DP19- (Managing the impact of parking)
DP22 –(Sustainable design and construction)

DP24-(Securing high quality design)

DP25-(Conserving Camden’s heritage)

DP26-(Managing the impact of development on occupiers and neighbours)

Camden Planning Guidance 2013
CPG1-Design: Chapters, 1, 2, 3, and 4

CPG 6- Amenity: Chapters 6 & 7

Hampstead Conservation Area Statement 2001

London Plan 2011

National Planning Policy Framework 2012

	Assessment

	Proposal:

This application is for the construction of a single storey side extension which is proposed to be located on the south elevation of the church.  This extension is proposed to accommodate a meeting room, with French doors accessing an open garden area to the south of the church. It is also proposed to accommodate an additional bedroom and shower room associated with the existing caretaker’s flat which is located in the main church building.  A glazed link is proposed between the existing church building and the proposed extension in order to connect the two buildings. There is currently a single storey detached garden room located to the south of the site, which is proposed to be removed.
The proposed extension will be 3.8m at its highest point sloping down to 2.7m at its lowest point, and will be 10.8m long and 4.5m wide. Two rooflights are proposed to be installed. The extension is proposed to be constructed of painted render to match the existing church with a natural stone coping and a natural slate roof. Windows and doors are proposed to be of stained timber and the glass screen and rooflights are proposed to be of a polyester powder coated slim line frame. Rainwater pipes are proposed to be of cast iron to match the existing. A small flue serving to serve the new boiler in the proposed bedroom will be positioned behind the parapet of the new extension in order to reduce its visibility.
During the course of the application the scheme has been amended to lower the height of the proposed glass screen/link in order to reduce its visibility and impact on the grade 1 church building.
The key considerations are:

· Impact on the character and appearance of the listed building and conservation area;

· Impact on amenity; and 
· Transport

Impact on the character and appearance of the listed building and conservation area;

St John’s Church is a grade I listed building, and is one of a limited number of historic buildings considered to be of ‘exceptional interest’. Much of its significance is derived from its symmetrical form, austere classical style, and the survival of interior features.  
The building was significantly altered in 2005, following a consent granted in 2002 for the creation of additional accommodation in the undercroft and the reduction of external ground levels to the south of the church.  

It is acknowledged that there is already an existing small garden room structure that would be replaced by the proposed extension; however, the existing extension is considered to be very modest in size and independent in character.  By contrast the proposed extension would represent a significantly larger addition to the building and one which is visually connected, albeit with a glazed link.  It is considered that this would harm the intrinsic form and appearance of the existing church.  This Grade I listed building is characterised by its diminutive scale and compact profile.  The symmetricality of the south elevation is of particular significance, as is the rhythmic repetition of the window openings and substantial buttresses. The proposed extension would project uncomfortably from the south east corner of the building in a manner that detracts from these inherent features of balance, order and uniformity.  Given this impact, the proposed extension would appear overly dominant in relation to the original building. 

Of key significance to the character of the listed building is its prominent corner location on a triangular plot at the junction of Downshire Hill and Keats Grove.  This means that there are no ‘rear’ areas to the building where an extension could be discretely located.  The Design and Access Statement submitted in support of the application suggests that the extension will not be readily visible, however following a site visit it was clear that the proposal would be visible from the wider public realm from properties located in Keats Grove, particularly as one reaches the junction with Downshire Hill and is more apparent given the rising levels.  Notwithstanding this, the grounds around the church are publicly accessible and the impact of the proposed extension in relation to the south façade would be readily appreciable from within the garden. 

Paragraph 132 of the NPPF is clear that “When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification.”

Paragraph 134 of the NPPF requires that any ‘less than substantial harm’ to the significance of the heritage asset be weighed against the public benefits of the proposal”.  Documents have been submitted which seeks to justify why the additional caretaker’s accommodation and meeting room are required in order to justify the proposed works.  The pressure on space within the church is acknowledged and the rationale is noted as to why a second bedroom is considered necessary for the caretaker’s flat.  It is considered that a more compelling argument is made for the additional meeting space to host the Sunday children’s groups which is acknowledged as an important part of the Church’s role.  In this instance the expansion of provision for the church’s youth groups has some weight as a public benefit.  The justification for the perceived need for the enlarged caretaker’s accommodation less convincing and is considered insufficient to outweigh the identified harm to this Grade I listed building.  English Heritage has outlined in some detail their concerns regarding the proposed scheme (see above in the consultation section) and the Council is in agreement with their views about the level and nature of the justification for the additional accommodation, particularly in light of the employment history that was submitted in support of this element of the scheme which demonstrates that in the past ten years the caretakers post was able to be filled without requiring a second bedroom.
Significant weight must be given in the planning balance to the statutory duty to preserve the special interest of the listed building and to preserve or enhance the character and appearance of the conservation area.  Given how considerable the public benefits would need to be in light of the building’s Grade I listing, the justification provided does not outweigh the demonstrable harm that the development would have on the special interest of this grade 1listed building and consequently to the character and appearance of the Hampstead Conservation Area.  The proposed side extension is therefore considered to be unacceptable in the location and is contrary to policies CS14, DP24 and DP25 of Camden’s LDF.
Amenity:

By virtue of its height and location, it is considered that the extension would not have any significant detrimental impact on existing residential amenity by way of resulting in the loss of light, overlooking and the loss of privacy, loss of outlook or adding to the sense of enclosure.

In terms of noise, it is considered that the development would not generate an increase in noise levels over and above that which is currently experienced at the site. As such it is considered that existing amenity at the site would not be significantly affected and the proposal therefore complies with policies CS5 and DP26 of Camden’s LDF.

Transport:
The site has a PTAL rating of 4 which indicates that the site has good access to the public transport network . It lies within in a controlled parking zone (CPZ) which operates from 9am to 8pm Mondays to Saturdays. It is not envisaged that the proposal for a new meeting room measuring and an additional bedroom for a caretakers flat would result in an increase in parking levels. DP18 and DP19.
Recommendation:  (1) Refuse planning permission

                                  (2) Refuse listed building consent


