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1. As you know, I have been appointed by the Secretary o f  Stat4 f o r  the 
Environment t o  determine your c l i e n t ' s  appeals against  the decis ions o f  the Camden 
London Borough Council t o  refuse planning permission and l i s t e d  b u i l d i n g  consent for 
the e rec t ion  o f  a conservatory on the e x i s t i n g  second f l o o r  te r race  a t  F l a t  5, 
F i t z r o y  Lodge, The Grove, Highgate, N6. 

2. Fol lowing my inspec t ion  o f  the s i t e  and surroundings on 14 January 1991 and 
my considerat ion o f  a l l  the w r i t t e n  representat ions made on beha l f  o f  your client 
and by the counc i l ,  together  w i t h  those made by The Highgate Society and nearby 
res idents ,  I f i n d  t h a t  there are two main issues t o  be considered i n  t h i s  case. The 
f i r s t  concerns the e f f e c t  o f  the proposal on the amenit ies o f  neighbours. The 
second invo lves consider ing the scheme i n  r e l a t i o n  t o  the character  o f  the listed 
b u i l d i n g  and the conservat ion area. 

3. F l a t  5 i s  on the second f l o o r  o f  F i t z r o y  Lodge. This b u i l d i n g  i s  located on 
the east s ide o f  The Grove a t  i t s  j unc t i on  w i t h  Hampstead Lane. I t  i s  p a r t  o f  a 
much a l t e red  n ineteenth century v i l l a .  The new conservatory would be located on top 
o f  the nor th  pa r t  o f  the southern wing. This p ro jec t s  i n t o  a courtyard t o  the west 

----------- - e tc~ the south = d  cas t .  There i s  a t - a l l  tree 
near f~`s-south-west corner. 

4. Dealing w i t h  the f i r s t  issue and the e f f e c t  o f  the proposal on neighbours, 
ameni t ies,  I note t h a t  there i s  a k i tchen window t o  the f l a t  below t o  the west. 
However, i t  has reasonable souther ly  aspect. With the he ight  and l e v e l  o f  the 
conservatory proposed, and a t  such a distance from t h i s  window, the scheme would not 
i n  my opin ion unduly overshadow i t .  Nor would i t  e f f e c t  day l i gh t  and s u n l i g h t  to 
t h i s  o r  any o ther  windows t o  any s i g n i f i c a n t  ex ten t .  I n  any case, I can imagine 
t h a t ,  i n  summer, the t r ee  t o  the south would a t  t imes shade the southern windows of 
these flats. 
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5. Neighbouring gardens are relatively large. The proposal would be set back on 
the south elevation forming a small balcony. The new conservatory would not project 
beyond the existing parapet each side. From inside, it would tend to restrict 
visibility east and west as there would be no opening windows or people leaning out 
as there could be with the present terrace. This would provide somewhat more 
privacy for neighbours. In any case I do not consider that the proposal would allow 

any more overlooking than at present. 

6. There is, I understand, a bedroom below the present terrace and I note the 
submissions by thp occupant of that flat. However, any structural problems are a 
matter for building regulation rather than planning. On the other hand I consider 
that sound insulation is an important factor. A conservatory is likely to be used 
during a greater part of the day and more often throughout the year than a balcony. 
However, this matter can be covered by a condition. Otherwise in respect of the 
first issue I can see no overriding planning objection to the scheme. 

7. Turning now to the second issue, Fitzroy Lodge is included as Grade II in the 
statutory list of buildings of architectural or historic interest. It has a plain 
white painted finish which successfully integrates the later alterations and 
additions. Surrounding houses are characterful if undistinguished. Section 16(2) 
of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires special 
regard to be had to the desirability of preserving the listed building or its 
setting or any features of special architectural or historic interest that it 

possesses. 

8. The site is also in a comparatively verdant and open corner of the Highgate 
Conservation Area. Section 7 2 ( l )  of the Act requires special attention to be paid 
to the desirability of preserving or enhancing the character or appearance of that 

area. It is also noted that the Borough Plan, adopted in 1 9 8 7 ,  seeks a high 
standard of design compatible with the council's detailed planning guidelines and 
the scale and character of the surroundings, taking into account their 1979 
Environmental Code. 

9. Fitzroy Lodge, it seems to me, has been considerably altered and extended 

over the years with new roof, some new windows and other alterations such as the 
iron stair to the lower flat and in particular, the addition of the southern wing. 
The indent in the kitchen wall betrays the considerable alterations that have taken 
place. The appeal wing and terrace itself seems to be modern. However, the whole 
building has a unity of its own even if it is not particularly distinguished. 

10. The design of the conservatory, . 
it t! 

is left of any particular historical style in the y,  V L ' V V . L I A C  C& 

simple and direct enclosure. This both complements the character of the listed 
building and fits well into its surroundings. Therefore I can see no objection to 
it in terms of preserving the listed building or its setting, or any features of 
special architectural or historic interest that it still possesses. 

11. In terms of the quality of the conservation area the proposal would preserve 
its open and verdant character at this point although not significantly enhancing 
it. Although the tree would be quite close to the new conservatory it would not, as 
far as I can see, actually interfere with it. In any case, as you say, a little 
judicious pruning would not be impossible to arrange. 
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12. I n  a l l o w i n g  y o u r  c l i e n t ' s  scheme, c e r t a i n  c o n d i t i o n s  a r e  a t t a c h e d  on the 
l i n e s  suggested  by t h e  c o u n c i l .  I n  o r d e r  t o  ensure t h a t  t h e  e x t e r n a l  facing 
m a t e r i a l s  and method o f  sound i n s u l a t i o n  t o  be used i n  t h e  f l o o r  c o n s t r u c t i o n  is 
agreed by t h e  c o u n c i l ,  a c o n d i t i o n  i s  a t t a c h e d  r e q u i r i n g  t h e i r  a p p r o v a l  o f  these 
d e t a i l s  b e f o r e  any work  s t a r t s  on t h e  s i t e .  A l s o ,  a c o n d i t i o n  i s  a l s o  included 
r e q u i r i n g  a l l  new work  and making good t h e  e x i s t i n g  t o  be c a r r i e d  o u t  t o  match the 
o r i g i n a l  work  as  c l o s e l y  as p o s s i b l e  b o t h  i n  m a t e r i a l s  and workmanship. 

13. W i t h  t hese  c o n d i t i o n s ,  I c o n s i d e r  t h a t  t h e  p r o p o s a l  wou ld  n o t  u n d u l y  harm the 
r e s i d e n t i a l  a m e n i t i e s  o f  s u r r o u n d i n g  p r o p e r t i e s  o r  t h e i r  gardens  a t  expense o f  the 
q u a l i t i e s  o f  t h e  l i s t e d  b u i l d i n g  o r  t h e  c o n s e r v a t i o n  a r e a  o r  be c o n t r a r y  t o  the 
c o u n c i l ' s  p l a n n i n g  p o l i c y  and g u i d e l i n e s .  A l l  t h e  o t h e r  m a t t e r s  r a i s e d  i n  the 
w r i t t e n  r e p r e s e n t a t i o n s  have been c a r e f u l l y  c o n s i d e r e d  b u t  none a r e  o f  such weight 
as t o  l e a d  me t o  any o t h e r  conclusions. 

14. F o r  t h e  above reasons ,  and i n  e x e r c i s e  o f  t h e  powers t r a n s f e r r e d  t o  me, I 
he reby  a l l o w  t h e s e  appea ls  and g r a n t  p l a n n i n g  p e r m i s s i o n  and l i s t e d  b u i l d i n g  consent 
f o r  t h e  e r e c t i o n  o f  a c o n s e r v a t o r y  on t h e  e x i s t i n g  second f l o o r  t e r r a c e  a t  F l a t  5, 
F i t z r o y  Lodge, The Grove, H ighga te ,  N6, i n  accordance w i t h  t h e  te rms  o f  the 
a p p l i c a t i o n s  (Nos PL/9003210 and HB/9070461) da ted  27 A p r i l  and 21 June 1990 
r e s p e c t i v e l y  and t h e  p l a n s  ( d r a w i n g  Nos 533/03 t o  06) s u b m i t t e d  t h e r e w i t h ,  subject 
t o  t h e  f o l l o w i n g  conditions: 

1. t h e  works hereby  p e r m i t t e d  s h a l l  be begun b e f o r e  t h e  e x p i r a t i o n  of 
f i v e  y e a r s  f r o m  t h e  d a t e  o f  t h i s  letter; 

2 .  t h e  e x t e r n a l  f a c i n g  m a t e r i a l s  and method o f  sound i n s u l a t i o n  t o  be 
used i n  t h e  c o n s t r u c t i o n  s h a l l  n o t  be o t h e r w i s e  t h a n  s h a l l  have been 
s u b m i t t e d  t o  and approved by t h e  c o u n c i l  b e f o r e  any work  on t h e  s i t e  begins; 

3 .  a l l  new work  and making good t h e  e x i s t i n g  s h a l l  be c a r r i e d  o u t  to 
match t h e  o r i g i n a l  work  as c l o s e l y  as  p o s s i b l e  b o t h  i n  m a t e r i a l s  and detailed 
execution. 

15. An a p p l i c a n t  f o r  any c o n s e n t ,  agreement o r  a p p r o v a l  r e q u i r e d  by a condition 
o f  t h i s  p e r m i s s i o n  has a s t a t u t o r y  r i g h t  o f  appea l  t o  t h e  S e c r e t a r y  o f  S t a t e  i f  such 
c o n s e n t ,  agreement o r  a p p r o v a l  i s  r e f u s e d  o r  g r a n t e d  c o n d i t i o n a l l y  o r  i f  the 
a u t h o r i t y  f a i l  t o  g i v e  n o t i c e  o f  t h e i r  d e c i s i o n  w i t h i n  t h e  p r e s c r i b e d  period. 

16. T h i s  l e t t e r  does n o t  convey any a p p r o v a l  o r  consen t  wh ich  may be required 
regulation other than Section 57 of the Town and 
~i~ns~7 and 8 of the Planning (Listed Buildings and 

Conse rva t i on  Areas)  A c t  1990. 

I am Gentlemen 
Your o b e d i e n t  Servant 

B M de L Young AAdipl RIBA DipCHM 
Inspector 
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