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	Proposal(s)

	Erection of first floor rear extension with associated alterations to existing external staircase.

	Recommendation(s):
	Refuse Planning Permission 


	Application Type:
	Full Planning Permission


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	00


	No. of responses


	00

	No. of objections


	00


	Summary of consultation responses:


	A site notice was erected on the 28/04/2017. The consultation period expired on the 19/05/2017.
No responses were received.

	CAAC/Local groups* comments:

*Please Specify
	N/A


	Site Description 

	The application site is located at 14 & 15 St Silas Place and contains a two storey building in use as two flats. The building is located in the south eastern corner of a small post war development containing two rows of three properties and has a full-width single storey rear extension and external staircase providing access to the first floor. 
This group is primarily accessed via a pedestrian route from Prince of Wales Road to the south. However, the rear elevation of the building and the adjoining terrace face onto St Silas Place to the east which provides secondary and vehicle access.
The site is located in a residential area mainly comprising inter-war and post war housing blocks of various designs including the 4 storey block to the south of the site fronting Prince of Wales Road and the 3 storey block to the east of the site on the eastern side of St Silas Place. There is also a more contemporary 7 storey residential block located at the junction of St Silas Place and Prince of Wales Road.  

The site is not located in a conservation area and contains no listed buildings. However, the church to the north of the site located in a prominent position at the end of St Silas Place is St Silas The Martyr Church which is a Grade II* Listed Building.


	Relevant History

	2015/5940/P - Erection of a first floor front extension – Withdrawn 20/01/2016

	Relevant policies

	LDF Core Strategy and Development Policies 2010

CS5 Managing the impact of growth and development

CS14 Promoting high quality places and conserving our heritage
DP24 Securing high quality design

DP25 Conserving Camden’s Heritage

DP26 Managing the impact of development on occupiers and neighbours
Camden Local Plan 2016 Submission Draft

The Inspector’s report on the Local Plan was published on 15 May 2017 and concludes that the plan is 'sound' subject to modifications being made to the Plan.  While the determination of planning applications should continue to be made in accordance with the existing development plan until formal adoption, substantial weight may now be attached to the relevant policies of the emerging plan as a material consideration following publication of the Inspector’s report, subject to any relevant recommended modifications in the Inspector’s report. 

A1 Managing the impact of development

D1 Design
D2 Heritage
Camden Planning Guidance 

CPG 1 (Design) 2015

CPG6 (Amenity) 2011

The London Plan (2016)

The NPPF 2012



	Assessment

	1. Proposed Development
1.1 The development proposes the construction of a first floor extension with associated alterations to the existing external staircase. The proposed extension would have a depth of 2 m to match the depth of the existing single storey rear extension and a width of 5.2 m width a chamfered northern flank elevation to reduce the impact on the adjoining property to the north. The extension would increase the height of the existing extension by 2.51 m to 5.46 m which would be set slightly below the existing main roof. The extension would also include the replacement of the existing metal external staircase with a new staircase with glazed balustrades with a canopy above at first floor level. 
2. Design and Heritage  
2.1 In accordance with policies CS14, DP24 and D1 all developments including alterations and extensions to existing buildings need to be of the highest standard of design with consideration given to the character, setting, context and the form and scale of neighbouring buildings; the character and proportions of the existing building and the quality of materials to be used. In accordance with policies DP25 and D2 development should not harm the setting of listed buildings.
2.2 In accordance with the Council’s design guidance CPG1 rear extensions should be secondary to the building being extended in terms of location, form, scale, proportions, dimensions and detailing; should respect and preserve the original design and proportions of the building including its architectural period and style and should respect and preserve the historic pattern and established townscape of the surrounding area. Materials should be chosen that are sympathetic to the existing building. In most cases, extensions that are higher than one full storey below roof eaves/parapet level, or that rise above the general height of neighbouring projections and nearby extensions, will be strongly discouraged.
2.3 The proposed first floor rear extension would be highly visible and prominent when viewed from the road to the rear on St Silas Place. None of the other properties in this group have first floor rear extensions and it is the only property in this group with an existing full width rear extension (The other properties only have small ground floor extensions which appear to be original). It is acknowledged that the existing rear elevation is quite untidy due the presence of the metal external staircase. However, the proposed first floor rear extension would result in a rear extension at this property with an excessive scale and bulk which would appear over-dominant and would fail to appear subordinate to the subject building and would also be out of character with this terrace and group of properties. The extension would therefore fail to comply with policies CS14, DP24 and D1 which require development to respect the character and scale of neighbouring buildings.
2.4 The chamfered northern-flank elevation of the extension is designed to reduce the amenity impact on the adjoining property to the north. As set out above, the extension would be highly visible from St Silas Place to the east. Although this angled corner would reduce the amenity impact on the neighbouring property, it would result in a design that would appear contrived and incongruous and would fail to respect the design and character of this building and associated modest group of two storey post war properties. 

2.5 The existing external metal staircase appears to be a later addition to the building as none of the other properties in this group have external staircases. It is acknowledged that the existing rear elevation is quite untidy due the presence of the metal external staircase; however, its metal construction is appropriate for an external garden structure. The proposed replacement external staircase would utilise glass balustrading which would appear as an incongruous addition to the building and group. The extension would therefore fail to comply with policies CS14, DP24 and D1 which require development to have a high standard of design which respects the character of the building and area and CPG1 which requires that materials should be high quality and complement or enhance a building or area.   
2.6 The main view of the adjacent Grade II* Listed St Silas Church is south-north directly up St Silas place from Prince of Wales Road. It is considered that the proposed extension would not harm the setting of this listed building.  

3. Amenity Impact

3.1 In accordance with policies DP26 and A1 the Council will protect the quality of life of occupiers and neighbours by only granting permission for development that does not cause harm to amenity. The factors we will consider include visual privacy, overshadowing, outlook, sunlight and daylight. In accordance with the Council’s design guidance CPG1 development should not cause a loss of amenity to adjacent properties with regard to sunlight, daylight, outlook, overshadowing, light pollution/spillage, privacy/overlooking and sense of enclosure.
3.2 The adjacent property to the north at no. 6 St Silas Place has windows at ground and first floor level. Nevertheless, the proposed first floor extension would have an angled northern-flank elevation which would reduce the amenity impact on the neighbouring property by reason of loss of light or increased enclosure. The submitted Daylight and Sunlight report confirms that there would be no material impact on the neighbouring property in terms of loss of light. However, the proposed first floor window in the angled northern-flank elevation of the extension would result in increased overlooking of the rear garden of the adjacent property to the north at no. 6 St Silas Place to the detriment of residential amenity of these neighbours.
4. Conclusion

4.1 The proposed first floor extension by reason of its siting, scale, bulk and design would appear as a visually prominent and incongruous addition to the subject property which would fail to appear subordinate to the subject building and would be out of character with this terrace and streetscene contrary to policy CS14 of the London Borough of Camden Local Development Framework Core Strategy, policy DP24 of the London Borough of Camden Local Development Framework Development Policies, policy D1 of the London Borough of Camden Local Plan Submission Draft, The London Plan and NPPF.
4.2 The proposed replacement external staircase by reason if its materials would appear as an incongruous addition which would fail to complement the subject building and would be out of character with this terrace and streetscene contrary to policy CS14 of the London Borough of Camden Local Development Framework Core Strategy, policy DP24 of the London Borough of Camden Local Development Framework Development Policies, policy D1 of the London Borough of Camden Local Plan Submission Draft, The London Plan and NPPF.
4.3 The proposed first floor rear extension by reason of the proposed window in its angled northern-flank elevation would result in increased overlooking of the rear garden of the adjacent property to the north at no. 5-6 St Silas Place to the detriment of residential amenity of these neighbours contrary to policy CS5 of the London Borough of Camden Local Development Framework Core Strategy, policies DP26 of the London Borough of Camden Local Development Framework Development Policies, policy A1 of the London Borough of Camden Local Plan Submission Draft, The London Plan and NPPF.
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