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DESIGN AND ACCESS STATEMENT

for

Application For :-

Additional floor on top of 3rd floor 

of Lithos House at the rear of 307 Finchley Road

Together with Change of use of,

 2nd floor flat in Carltone House to office accommodation 
and  

Replacement of 3rd floor flat approved in application 2012/1375/P with two 3rd / 4th floor 2 Duplex’s

At

307 Finchley Road, Camden
 Planning Application Detailed :- 

The external appearance of the building is to be altered in the same way as that permitted on the north side of the Lithos House stair tower in application 2011/4759/P.  The height has been reappraised as a result of our detailed design work and our sustainability appraisal on application 2011/4759/P since its approval and is subject to a separate application.  

The existing structure due to the change of use from commercial to residential when appraised by the Structural engineer was identified as being feasible to remain in place (whereas previously it was assumed this would need replacement to accommodate the additional storey)

The benefits of retaining all the primary structure would afford substantial material benefits in :-

1. Reducing both the Carbon footprint of the reduction in the quantity of materials being used in the fabrication of this permitted extension.

2. Reducing congestion through less journeys being needed for both materials and labour.

3. Reducing the amount of waste to be put in landfill.

Taking account of the orientation and surrounding building forms we submit that although this additional storey will have a material change to the appearance of the property it will not have any adverse effects on adjoining properties.  

The proposed change of use that accompanies this application is as a result of the clients failure to have continuity of occupation of the 2nd floor residential flat in Carltone House, primarily as a result of the extended opening hours of the entertainment venue in the basement of this building.  By changing this flats use back to offices and in essence relocating it on the top floor of Lithos House this will afford the new unit with more separation than the 3rd floor Carltone House flat has from this entertainment venue in the basement, which is considered acceptable on the basis that this venue does not extend its hours further.

Detailed below is the Approval 2011/4759/P Design and Access statement which applies to this application 

a.              Physical Context 

The application is for the new build element of 307 Finchley Road that lies between the Stair tower of Lithos house, the 4 storey Victorian brick built Carlton House with the Victorian styled brick ground and first floor elements below the 80’s new build element, that the proposals seek to remove and replace with a more visually sympathetic built form. 

The Carlton House building is a mixed use building with office use and residential flats.  The application only relates to the middle section upper floors of this building, which fronts Lithos Road.  The frontage of this building, facing in part Finchley Road has already been converted into residential use from offices on the corresponding floors.

The building is laid out over 5 floors with the basement and Ground floors having commercial uses, which the proposals do not alter or affect.  

In 1997 Planning Approval was granted for this part of the building to be converted from offices to residential use on the 1st and 2nd floors, with a new 3rd floor flat also included in this application which was constructed shortly after approval.  This means that the Planning Approval is now engrossed (although only so far implemented in part).

The site lies adjacent to the retail uses that predominate on the ground floors of this part of Finchley Road.  Lithos Road, onto which the property has its primary frontage is a predominantly residential location.  The buildings opposite this part of the building, the subject of this application, are dwelling houses which have been subdivided into flats and it is submitted that the proposals will improve the amenity of these residential properties if the application is approved.  

To the South and East of the Property lies dwelling houses of  4 storeys built about 120 years ago.  To the East lies the commercial area of Finchley Road as described above.  Along Finchley Road there have been several developments over the last 10 years which use the scale of the terraced buildings as a starting reference for their scale and urban volumetric displacement, in a contemporary aesthetic. Immediately to the north of the site lies a sizeable Development completed just 5 years ago, which has retail units on the ground floor and flats on all the upper floors. 

The redevelopments along Finchley road have made a positive improvement to the visual and commercial amenity of Finchley Road, however this location (which is fronting Lithos rather than Finchley Road) has conversely become less desirable for commercial B1 use and the offices subject to this application have remained largely unlet for the last 3 years

b.              Planning Policy Context 

The proposals principally involve alterations to the exterior of the building, to improve its visual amenity by creating forms massing and volumes that are sympathetic to the Victorian exiting building (on the ground and first floors below the proposed development and the corner building fronting Finchley Road.

The site is not in a conservation area nor is the building Listed. Planning policy encourages re-use of existing properties and their extension providing the extensions do not encroach on the amenities of neighbouring properties and do not detract from the character of an area.  Policy over recent years has focussed on the efficient re-use of brown field (previously developed sites) to ensure that these sites are redeveloped efficiently and appropriately to reduce pressure to build on the Greenbelt.

As noted above the application for residential use was approved in 1997 and only implemented in part (in the form of the construction of the 3rd floor flat).  Our application2011/0936/P was subject to a delegated officer’s report that was inaccurate in stating that this application was not implemented in part.  Proof of this 3rd floor flat being built in accordance with the Planning Approval in 1998 can be found in the physical difference of 550mm between the ceiling height of the original 2nd floor upper glass frontage extension, onto which the extension was fabricated, without disturbing the roof finishes of this occupied building.  The 550mm difference between floor and the ceiling below (not a suspended ceiling) being consistent with a doubling of roof and floor structures, that is necessary for a building element to be constructed above an existing built element where the original built element remains occupied throughout the works. 

NB for an application to be considered started in a case where change of use is combined with extension to a building, if any one of these elements (built extension or change of use is subject to a meaning full start then the Approval is ratified in perpetuity).

The existing 1st floor is not part of these proposals; therefore no drawings are necessary for this. 

The start point for the design proposals were to identify if the changes would have any adverse effects on the adjoining properties.  The existing “upper part” building proposed to be replaced by the proposals is considered to be an incongruous form that introduces forms and materials incompatible with the Victorian traditional brick forms in a manner that is considered detrimental to the aesthetic harmony of the street scene. The most serious of these aesthetic incongruities is the extent of the sloping glass façade and the heavily profiled sheet cladding of the 3rd floor elements.  

At 307 Finchley Road in 2009 (with a change of use from B1 to residential on the 2nd floor it was established that there were no adverse issues raised by this proposal on the amenities of adjoining properties, ensuring that Planning Policy supported the proposals.  It is submitted that by the proposals intensifying this use, policy will support this, due to the additional accommodation created making effective use of this Brown field site which is located within close proximity of Tube and bus transport hubs, as well as having retail commercial, leisure and employment possibilities within 1 and 10 minutes’ walk of this site.  

This proposal seeks to provide better use of the site resource with 2 additional dwellings.
NB The 1997 Planning approval was obtained for the change of use of the 1st and 2nd floor offices and the construction of a 3rd floor flat above the 2nd floor. This approval was implemented shortly afterwards with the construction of the 3rd floor flat, however the conversion of the 1st and 2nd floors is still to be completed.  

The proposal appears to add an extra floor of accommodation, however, this has been achieved without any adverse scale or massing issues arising by simply making more efficient use of the existing built volumes (by releasing space within the void between 2nd and 3rd floors (created when the 1997 approval was implemented in part) and stepping back the upper level which also forms amenity space for two of the larger units.  In policy terms this proposal is desirable as it not only provides more efficient use of this brownfield site but by also adopting smaller units, we are able to propose a range of unit sizes therefore complying more closely with the UDP which seeks all development sites to accommodate a range of different unit sizes.  

There is however noted a limit to unit sizes as there is no available amenity space making family use in this location less desirable than for single occupant use.  The proposal improves the existing 1997 approval by nearly halving the size of the two proposed units (which have no amenity space) by accommodating these both on the 2nd floor, thus allowing the 2 proposed duplex’s to have amenity space. 

The proposal adopts the same approach to policy as approval 2005/1367/P and 106 Agreement dated 10.07.06.  This will mean that on behalf of our client it is accepted that car free obligations will be desirable, taking special account of the local employment, recreation and transport facilities readily available. 

Refuse storage will be as existing and cycle storage will be available to all 4 units.  

Camden Policy CS6.9 identifies that their housing target, for additional housing in self contained flats or houses will need to rely on changes of use from other use classes as a major contributor for the Borough to achieve the targets outlined in the Core strategy.

Camden Policy CS6.16 reinforces this point in noting that 2,500 self contained homes are planned to be provided by windfall sites of less than 10 homes such as this application site. 

Camden Policy CS6.18 clearly states the priorities to be considered when housing change of use applications are made.  The policy identifies that only some uses are to be protected and housing will not automatically over ride.  These uses are stated as industry, warehousing, community uses and shops.  Offices are we believe deliberately omitted from being highlighted in this section of the plan, due to the proportionate reduced demand for office accommodation, created by improved communications, technology and home working.  The Core strategy in this is further reinforcing the Councils sustainability credentials, by being selective in the employment forms to be protected thus allowing the policy to react to the flexibility of the markets to rebalance the proportion of people residing close to their place of employment, reducing commuting, thus congestion and emissions within the Borough.  The unviability of office use is highlighted in the marketing report by Carltone and indicates that part of the reasons for this building being unviable for office use is the lack of suitable local accommodation for employees of potential occupiers.

Camden Policy CS8 seeks to ensure that the Borough retains a strong economy.

Camden Policy CS6.39 identifies that new housing of two bedrooms will be the highest priority.  The application is for two 2 bedroom units, one 3 bedroom unit and a studio. This gives a mix of housing with the emphasis on the highest priority 2 bedroom types.

Camden Policy CS8.2  notes that 80% of all employees come from outwith the Borough.  This clearly demonstrates that apart from Camden residents not having all the skills required within the Borough, that this figure is so high due to a severe shortfall in the housing available to employees within Camden, proportionate to the employment placements available.

Camden Policy CS8.4 to 8.7 clearly states that there will be an increasing demand for offices, although this will be in established areas around the public transport hubs of Kings Cross Euston and Holburn.  The site at Finchley Road is a considerable distance away from these transport hubs.  This clarifies the essential links between the market demands for offices close to primary transport links and why the existing offices at 307 Finchley Road have remained empty.  Where local transport needs are well catered for, then policy 8.4 to 8.7 can be interpreted to support this application for residential accommodation that well located for the local transport infrastructure  which will reduce the demands for commuting from outside the borough to these additional offices in and around Kings Cross Euston and Holburn.

The dwelling sizes quoted on our plans are 100% accurate and accord or exceed with the sizes demanded by policy DP5 and the dwelling size table.  Doubt on the accuracy of our plans was cast in the officer report 25/04/2011, however it is the report that is inaccurate.  This is due to the fact that all our sizes are input at 1:1 scale and the calculation is a total area of this.  The officer however uses a scale rule off, printed plans.

The application should be considered favourably in the light of the 1997 approval, but also on the grounds that the offices are not within a high priority employment use retention use class or area that is recognised for office use.   
.  


c.              Involvement

We discussed informally with Ben Le Mare to ensure the latest refinements to these proposals would be consistent with the policy aspirations for the site.   

There is a proportionate shortage of small units of accommodation in the area, which this proposal resolves by replacing the larger units approved in 1997 with smaller units, whilst creating two much needed larger units which have much needed amenity space which was not possible with these units in the 1997 approval.  

Recently attempts have been made to rebalance this shortage of smaller flat units, by financially well resourced individuals purchasing several small flats within one original house and reforming them into a single dwellings (in Lithos Road and its surrounding areas) have exacerbated the demand for more affordable smaller dwellings.   

d.              Evaluation / Design Process 

The study identified that in this part of London the market requires mixed dwelling sizes arranged in a cohesive cluster offered the most energy efficient envelope for several dwellings, whilst having a much reduced Carbon Footprint as a result of the shared walls floors and roofs that reduces the amount of construction material whilst improving the like for like thermal efficiency of the development.  Redeveloping an existing building with external alterations ensures that the carbon footprint for reuse is reduced to a minimum, by constructing the new walls in the most thermally efficient materials available.
The start point for us to develop this design was to attach greater emphasis to the need to provide additional dwellings located close to good public transport links and to seek a design solution that would reduce or eliminate external incongruity of the central element of sloping curtain walling and warehouse cladding, returning this central section to a design language more sympathetic with its Victorian frontage on Finchley Road.  To achieve this we took on board the concerns expressed in the delegated report 25/04/11and integrated the adjustments to this central element of the Lithos Road façade to ensure that this part of the façade retained the subordinate appearance by extending the brick façade to only the second floor, retaining the sloping glass for only the 3rd floor but extending this to also form the parapet to the roof terraces.  This will ensure that the building will thus constructively address all the concerns expressed by officers about the earlier design.



The units are all designed to have heat and power generation within the latest CHP domestic units.  These units not only provide for the space heating but also generate 80 to 90% of all the electric required by the properties.

The feasibility study revealed that there was significant wasted volume between the 2nd and 3rd floors.  By reforming the floor of the 3rd level and extending the traditional façade of the 1st floor to the second floor, an additional level of accommodation could be developed within this building envelope without increasing any elements above existing features of the building (ie the mansard roof of the Finchley Road frontage or the stair tower fronting Lithos Road0 whilst still retaining the subordinate appearance of this section of building.

We chose to project the façade of the 2nd floor by simple vertical projection of the 1st floor façade, utilising the rhythm’s and proportionate language of the Finchley Road frontage.  For the final additional level of accommodation we rejected the simple decorative brick parapet and mansard combination utilised on the aforementioned corner building, in part to give a subtle clarity of demarcation to avoid monotony, but more vitally to recess this part of the building to reduce its possible perceived intrusion into the street scene and in doing so also create amenity space in the form of a roof terrace for the two larger dwellings.    

e.              Use . 

This part of the building was approved for residential use and extension in 1997.  The 1997 approval has been implemented on with the construction of the 3rd floor flat, although the 1st and 2nd floors remain to have their conversions completed.  

The part of the building which is on the corner of Finchley and Lithos Roads is also mixed commercial and residential use.  The upper floors have already in part through approval 2005/1367P demonstrated that in this location their use is more appropriate as residential than commercial and the proposals continue to reinforce residential use on the 2nd floor and above. 

Importantly there is no conflict between the commercial uses on the lower floors and the residential on the upper floors.

In discussion with Ben Le Mare it was noted that, without prejudice to the above facts, it would assist the application if there was information submitted regarding the marketing experiences over the last two years and has been included in the supporting documents. 

f.               Layout 

The layouts have been designed to use the available existing and proposed extended internal space as efficiently as possible.  Service areas and uses are stacked vertically for efficiency and compatibility reasons.

An important feature of the design is the location of the larger unit lounges on the upper most levels adjacent to the roof terraces to maximise their usability and improve fire exit options by locating the kitchens on this upper level.

The existing building at 307 Finchley road is served by Refuse and recycling storage at the front of Lithos House.  This area will be adequate for the proposals as the loss of office waste will be balanced evenly by the domestic waste demands proposed.  

Cycle storage is already provided at the south side of Lithos House.  This area will be extended and secured by gates to encourage the residents to use sustainable transport options. 

g.              Scale 

The proposals form a lowered bridging element between the dominant chimney feature on the corner building and the stair tower of Lithos House..

In terms of scale this proposal will have positive benefits to the visual harmony of this small section of Lithos Road particularly when glimpsed from Finchley Road when travelling north.  

By increasing the available residential units on site by 2, this will ensure that combined with recreation and employment opportunities locally, this will reduce congestion and carbon emissions. 
h.              Appearance 

The proposals will resolve the visual incompatibility of the upper central section of the Lithos Road elevation, in a manner that displays restrained imagination and ingenuity by without any compromise create 2 additional duplexes with amenity space. The design has been further  

i.                Landscaping 

Not applicable 

j.               Access 

The property is just a short walk from the urban centre of Finchley.  Finchley Road is also a main arterial route between London and the Motorway network, frequent buses are available to travel anywhere within the London conurbation.  

The new properties will be formed internally, taking account where possible of the aspirations of “Lifetime Homes”, in terms of accessibility, access doorways, bathroom facilities, level access between inside and outside.  The existing staircase is a shallow pitched stair used to already access the dwellings approved under consent 2005/1367/P.  

Existing cycle storage, refuse and general storage areas lie at ground floor level serving the commercial spaces.  There is no need to alter, however the cycle storage will be extended and secured by gates to encourage the residents to use sustainable transport options
Recycling storage is located at the front of the property to ensure it is accessible for both residents and collection. 

Donald Shearer
