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Executive Summary

» 35 Upper Park Road is an ordinary, two-storey post-War property located in the
Parkhill and Upper Park Road Conservation Area. It does not relate in terms of
height, scale, mass and design with the adjacent Victorian terrace immediately
north of the site. Its loss would not detract from the character and appearance of
the Conservation Area. Moreover, replacement with the proposed scheme would
enhance the Area and indeed the immediate townscape of which it would form
part.

e The architects have considered the development in an holistic manner through
integration of design; density; accessibility; sustainability; energy efficiency;
provision of communal facilities; and landscaping into the overall development.

» The Conservation Area was designated in 1973. In 1974, permission was granted
for the redevelopment of 35 Upper Park Road, although the approved scheme
was not implemented. A five storey building comprising seven dwelling units and
four car parking spaces was granted conditionally. Despite being granted a long
time ago, and expressed within a different planning and design policy context, this
decision illustrates in principle that demolition of the building and replacement with
one more in keeping with the prevailing height and scale of the existing residential
stock, is acceptable.

» Energy efficiency and sustainability were key considerations throughout the design
process. The scheme will meet or exceed the Council’s targets for reduction of
Greenhouse gases, through installation of renewable energy resources including
solar thermal or photovoltaic panels, or a combination of both. Incorporation of
a green roof to the rear garden will reduce surface run off. Rainwater harvesting
will be recycled for toilet flushing and irrigation. Further details are included in the
accompanying Design Statement and Renewable Energy Study.

» The replacement development would provide a range of features and benefits
including:

- increased density on a brownfield site. Six units are proposed;

- a range of unit sizes (from one to three bedroomed apartments);

- three fully wheelchair accessible apartments, with the possibility of making
all six accessible;

- provision of four car parking bays, at least one of which is disabled
allocated;

- creation of three units which qualify as Lifetime Homes;

- private amenity space for three units;

- communal garden, gym and courtyard facilities for all residents;

- new landscaping to the front and rear gardens;

- use of energy saving initiatives, including super-insulated construction
materials.

» The replacement building complies relevant national, regional and the following
policies included within Camden’s Replacement Unitary Development Plan
(RUDP, June 2006): SD4,; SD6; HD1; HD7; HD8; B1; B7 and T1.

Planning and Conservation Statement 7 September 2006
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1.0 Introduction

1.1 This Statement has been produced by Cluttons LLP Planning and Regeneration team,
in support of applications for conservation area consent for demolition of the existing
building at 35 Upper Park Road, London NW3, and planning permission for the erection
of a new building comprising six units. The applications have been submitted on behalf of
Sebba Investments (‘the applicant’).

1.2 This report should be read in conjunction with the following plans:

Plans:

01: site plan 11: proposed 3" floor

02: existing ground floor 12: proposed 4" floor

03: existing 1% - 3" floor and section 13: proposed roof plan

04: existing and proposed street facades  14: proposed section AA
07: proposed lower ground floor 15: proposed section BB
08: proposed ground floor 16: proposed section CC
09: proposed 1* floor 17: proposed street facade
10: proposed 2™ floor 18: proposed garden facade

19-21: proposed site boundaries

Sketches (for illustration):

05: two perspectives from Upper Park Road
06: garden perspective

In addition to:

» Design Statement produced by The Heder Partnership and Kevin Fellingham
(consultant architect and urban designer);

e The Heder Partnership’s illustrated booklet of ‘Recent Works’, which includes
their RIBA International Award (2006) for a collaborative scheme with the world
renowned Daniel Libeskind;

» XCO2's Daylighting Impact Assessment;
» XCO2's Renewable Energy Study;
» Landscape Consultant’s Report.

1.3 The report is structured as follows. Section 2.0 identifies the location and provides a
description of 35 Upper Park Road. The historical development of the site is illustrated
with Ordnance Survey maps at section 3.0 and this is followed by an assessment of the
Parkhill and Upper Park Conservation Area, and the existing building’s contribution to it,
at section 4.0. Section 5.0 details the proposals (discussed further in the accompanying
Design Statement) and section 6.0 assesses the existing building and replacement
scheme in light of relevant policy guidance. A more detailed case for demolition of the
existing building and replacement with the proposed scheme is given at section 7.0 and
conclusions follow at section 8.0. Four appendices listed under the Contents page (p5),
finally conclude the report.

Planning and Conservation Statement 9 September 2006
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2.0 Location and description of 35 Upper Park Road, NW3

2.1 35 Upper Park Road was constructed in 1957, although it is not clear who was
responsible for its design. Detached, and standing at two storeys, it has been
considerably altered and extended into the roof space, to the rear and the side. The
roof is tiled, with exposed guttering and overhanging eaves, a style common in post-
War suburban properties of this period. A new means of access on site was also
formed at this time.

2.2 From street level the property is access by a series of steps. The street level of this
part of Upper Park Road is 3.50 metres lower than the back of the site. There are
mature gardens at the front and to the rear. Specimens include bamboo, Japanese
Cherry, Common Holly and Western Red Cedar, which is grown as a hedge. There
are no trees within the property’s demise, a pear tree located in the rear garden of No.
33, which abuts the party wall to No. 35, would be protected during redevelopment.
The architects have ensured that the replacement scheme will not affect the tree
by creating a buffer zone between the proposed garden works and the tree. They
have liaised extensively with John Medhurst (Landscape Consultant) to ensure the
replacement development will not cause it harm. A detailed vegetation assessment is
included in a separate report.

2.3 A full planning history for the property is included at Appendix 2 of this report and
includes details on all applications made from 1957 to the latest in 1984.

Fig 1

No. 35 sits well back from
the building line and does
not mediate well between
the Victorian terrace of
villas (starting with No. 37)
and the more recent, higher
developments located to the
south of the site (see Fig 2)

Fig 2

No. 35 is ‘lost’ in this view
taken from the south of
Upper Park Road

Planning and Conservation Statement 11 September 2006
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3.0 Site development: Ordnance Survey maps

Fig 4: 1953 Fig 5: 1965
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Fig 6: 1975 Fig 7: 1980

Fig 4: 1953

The site was cleared at this time and awaited construction of No. 35 four years later. The substantial villas
on Upper Park Road are evident and were laid out from 1862, mostly by the builder Richard Batterbury.
The post-War blocks of Barn Field and Wood Field, on the east side of Upper Park Road, have been
constructed and mark the transition from traditional villas to modern development.

Fig 5: 1965
35 Upper Park Road has now been constructed. The building fills a relatively small portion of the plot, is
much smaller than its Victorian neighbours, and is set well back from the street line.

Fig 6: 1975
No. 33 Upper Park Road (directly south of the site) has been demolished and replaced with the current
building. A number of the villas directly south of No. 33 have also been replaced.

Fig 7: 1980
The site remains the same, however more modern development is evident to the south of No. 33.
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4.0 Parkhill and Upper Park Conservation Area

Context

4.1 The document referred to in this section of the report is the London Borough of Camden’s
Parkhill and Upper Park Draft Conservation Area Statement (March 1996). Although the
guidance is ten years old and has not been formally adopted, it is the latest and most up-
to-date version produced by the Council, and is used in the assessment of development
proposals.

Designation

4.2 The Conservation Area was first designated to include Parkhill, Upper Park Road and Lawn
Road. It was subsequently extended in November 1991 to include Downside Crescent,
part of Garnett Road, and the remainder of Lawn Road. The extent of the Conservation
Area is shown overleaf.

Description

4.3 The following is a verbatim extract from the Conservation Area Statement.

‘The Parkhill and Upper Park Conservation Area is irregular in shape. It lies east
of Haverstock Hill with the road forming the southern boundary from Belsize Park
Underground Station down to the Seventh Day Adventist Church. To the east it lies
to the rear of the properties fronting Parkhill Road. It includes Lawn Road, Downside
Crescent and part of Garnett Road. The St. Pancras alms houses adjoining St.
Dominic’s the Woodlands and nature reserve in Lawn Road, Isokon flats and Mall
Studios are also included in the Conservation Area’.

Development

4.4 The area was predominantly fields when development commenced in the 1860s. By
1862 development grew along Lawn Road, Upper Park Road and Parkhill Road on a
curved pattern. The development was known as the St Johns Park Estate, and the semi-
detached villas which formed it were laid out on a very generous scale with long gardens
and gaps between the villas. By 1891, much of the development along these roads was
completed.

Character and appearance

4.5 The following assessment has particular regard to the Upper Park Road area. The
Conservation Area is mostly residential, with the exception of a few commercial uses
on Haverstock Hill. Although the main growth of development was in the 1960s the
architectural style and character from later periods is varied, which is a characteristic of
the Conservation Area as a whole.

Upper Park Road is characterised by a range of architectural styles, including paired villas
in an Italianate style; 1930s Modernist terraces; post-War houses such as No. 35; 1960s
- 1980s flat developments; Arts and Crafts style houses (northern end of the street); and
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a Brutalist concrete Council flat of 12/13 storeys, which punctuates the vista at the
northern end of Upper Park Road.

4.6 The accompanying Design Statement by The Heder Partnership and Kevin Fellingham
Architecture discusses in more detail the varied townscape elements that comprise
the Conservation Area.

Contribution of 35 Upper Park Road to the Conservation Area

4.7 The national guidance for heritage matters is PPG15: Planning and the historic
environment (1994). Paragraphs 4.25 - 4.29 are concerned with the control of
demolition in conservation areas. Local authorities are ‘required to pay special
attention to the desirability of preserving or enhancing the character or appearance
of the area in question’. Paragraph 4.27 states that the presumption should be ‘in
favour of retaining buildings which make a positive contribution to the character or
appearance of a conservation area’.

4.8 Atbest, No. 35 makes only a neutral contribution to the Conservation Area. It is a very
ordinary post-War house, which has been the subject of additions and alterations over
the years, including conversion of the roof space and extensions to the rear.

4.9 The building’s setback position means that it relates poorly to the street, and bears little
relationship to the existing street line of the neighbouring Victorian terrace immediately
north of the site. In addition, No. 35 is under-scaled, and its rotated aspect leads to
exposure of the dominant gable wall of No. 37. This phenomenon is illustrated at Figs
1 and 2 of this report and explained further in the Design Statement.

Planning and Conservation Statement 17 September 2006
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5.0 The proposals

Design principles

5.1 Careful consideration has been given to the proposed new building and its conservation
context. It is considered that the replacement scheme would enhance the Conservation
Area, while adhering to core design principles in the area.

5.2 The new building would relate to its existing townscape as follows. These principles, and
more, are addressed in detail in the architects’ Design Statement.

It would:

- be expressed as a terraced dwelling rather than a collection of apartments;
- have three levels of openings above basement;

- have a consistent ridge line;

- adhere to the building line of Victorian villas rather than sitting too far back.

Configuration of new building

5.3 The scheme will create six apartments over basement, four floors and an attic (roof space).
The overall height above ground is 14.20 metres, which is equal to that of its neighbour
to the north, No. 37.

5.4 Details of the scheme layout is as follows. The following should be viewed in conjunction
with the plans that accompany this application, references for which are listed at section

1.0 of this report:

Summary matrix

Apt 01 Apt 02 Apt 03 Apt 04 Apt 05 Apt 06
Floor area
) 100 140 85 50 % 100
No. bed-
rooms 2 3 2 1 2 2
Floor level lower ground
& ground 151 2nd 2nd 3rd & 4Ih 3rd & 4th

Planning and Conservation Statement 19 September 2006
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Apartment details

Lower ground:

- directly accessed via a ramp from street level or via a lift from ground floor;
- three parking spaces including at least one disabled bay;
- shared gym facilities with access to a communal courtyard.

Ground floor:

- direct access (wheelchair accessible) from the street into a main entrance lobby from
where a lift or stairs leads to each apartment;

- access from this level to the communal facilities to the rear, including a shared
garden.

Apartment 01 (lower ground and ground floor):

- accessed directly from street. Lift or stairs lead down to lower ground level;
- two bedroom duplex, which spans lower ground and ground floor levels;
- benefits from private garden.

Apartment 02 (first floor):

- accommodation all on one level;

- suitable as family unit with three bedrooms, all of which benefit from their own en-
suite facilities;

- combined dining and family room and with separate kitchen;

- benefits from private terrace and direct access onto own portion of communal
garden.

Apartment 03 (second and third floor):

- two bedroom duplex apartment occupying eastern (street) part of the building;
- separate kitchen and dining room.

Apartment 04 (second floor):
- one bedroom studio occupying the western (rear) part of the second floor.

Apartment 05 (third and fourth floors):

- a two bedroom duplex apartment occupying the rear part of the building at third
and fourth floor levels;

- living room, dining area, kitchen and cloakroom are on the third floor;

- two en-suite bedrooms at fourth floor level;

- the apartment benefits from a private terrace.

Planning and Conservation Statement 20 September 2006
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Apartment 06 (third and fourth floors):

- a two bedroom duplex apartment occupying the eastern (street) part of the building
at third and fourth floor levels;

- kitchen, dining room and living area on the third floor;

- a staircase (as with Apartment 05) leads to the fourth floor where two bedrooms with
shared bathroom facilities are located.

Scheme features and benefits

5.5 Accessibility

Three of the six apartments are fully accessible, and the remaining three can comply if
required, through installation of platform lifts to the stairs. Apartments 02, 03 and 04 also
fulfil the criteria of Lifetime family homes. Areas shared by all residents i.e. the spa, gym,
courtyard and rear garden have all been designed to accommodate wheelchair users.

5.6 Amenity space
All of the apartments will benefit from use of communal outdoor space in the form of a
spa, gym, courtyard and garden. In addition, three apartments will have exclusive use
of private outdoor space in the form of terraces (Apartments 02 and 05) and a garden
(Apartment 01).

5.7 Bicycle parking
Bicycle spaces will be located in a secure and well-lit designated area at lower ground
level, adjacent to the parking bays. The scheme accommodates one space for each
resident.

5.8 Construction

The building will be erected within as short a timeframe as possible, in order to minimise
disruption to neighbouring residents.

5.9 Energy saving

Energy efficiency is at the forefront of the architects’ minds as they would like to integrate
energy saving methods/ materials to the building where possible. For example, utilisation
of super-insulated construction materials, integrated photovoltaics, and the possibility of
including mini turbines at roof level, have all been considered. The Council’'s opinions on
the appropriateness of these initiatives would be welcome.

5.10 Mix of units

The scheme will provide a range of six accessible apartments designed to a high
specification. The range of one bedroom - three bedroom units will attract a mix of single
residents, couples and families.

Planning and Conservation Statement 21 September 2006
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5.11 Parking

Upper Park Road is within a controlled parking zone between the hours of 8.30 a.m. and
6.30 p.m. Provision of three car-parking bays within the development, at least one of
which is reserved for disabled drivers, will be located at lower ground level. The dedicated
disabled bay(s) will be appropriately marked and will comply with the Council’'s dimensions
included within their SPG. This allocation meets Camden’s requirements of providing
between 0.5 and 1 space per unit.

Further details about these scheme elements are included in the Design Statement.
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6.0 Planning policy context

6.1 Relevant national, regional and local guidance and policies are considered in the following
section.

National guidance

6.2 The relevant National Planning Policy Guidance Notes/ Statements are:

e PPS1: Delivering Sustainable Development (2005);

¢ PPG3: Housing (2005) and the emerging replacement Planning Policy Statement
(PPS) 3;

e PPG15: Planning and the Historic Environment (1994).

PPS1: Delivering Sustainable Development (2005)

6.3 PPS1 encourages sustainable development in new design and recognises that good
planning and good design are inextricably linked. Paragraphs 33 - 39 of the document
discuss in detail the guiding principles for good design, and these are echoed in Camden’s
Replacement UDP, the relevant policies from which are discussed later in this section.

PPG3: Housing (2005) and PPS3

6.4 The proposed scheme will uphold the overall themes of PPG3, which promotes inclusive,
sustainable and well-designed new homes.

PPG15: Planning and the historic environment (1994)

6.5 PPG15 sets out Government policy on historic buildings, conservation areas and other
elements of the historic environment, and is therefore relevant when considering the
demolition of the current building and replacement with the proposed scheme.

6.6 No. 35 Upper Park Road has a neutral impact at best on the character and appearance
of the Parkhill and Upper Park Road Conservation Area (number 13), thus it is submitted
that the PPG15 tests contained in PPG15 for an unlisted building that makes a positive
contribution to a conservation area, do not apply. Paragraph 4.27 of PPG15 advises that
the local planning authority will need to have full information about what is proposed for
the site after demolition, a requirement fulfilled with the drawings and Design Statement
accompanying this application.

Strategic guidance

6.7 The London Plan (February 2004) provides strategic guidance for all planning matters in
London’s 32 Boroughs and the Corporation of London. Camden’s total new homes target
set out in the Plan for the period 1997-2016 is 16,940, with an annual target of 850. The
proposals at Upper Park Road will contribute to this figure, replacing a single dwelling with
six self-contained apartments.
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6.8

6.9

6.10

Local guidance
Camden’s Replacement Unitary Development Plan (RUDP) (adopted June 2006)

Camden’s Replacement Unitary Development Plan (RUDP, adopted June 2006), considers
all strategic policies at a local level. A planning policy review of relevant guidance has been
undertaken to assess the proposals at 35 Upper Park Road. Verbatim policy wording is
included at Appendix 3.0 of this report. To follow is an assessment of the proposals, with
a description of how these would respond to relevant local policies.

Sustainable Development
SD4: Density of Development

Planning permission will be granted for development that makes full use of a site’s
potential. The Council will consider many factors including character and scale of the
surrounding area; the nature of the site and quality of design. The Council encourages
developments with high densities that are sensitively designed and recognises that such
developments make the best use of the scarce amount of land available in the Borough
by increasing the amount of development on a given site.

Response: The existing site is currently under-utilised due to the relatively small plot area
occupied by the present house, and the single occupancy of the residential unit. The
replacement scheme will increase density and augment the site’s potential, by providing
six apartments on four floors, and an additional level below ground for shared gym/ spa/
courtyard facilities, in addition to three parking bays (one of which is allocated for disabled
residents).

SD6: Amenity for occupiers and neighbours

The Council will not grant planning permission for development that it considers harmful
to the amenity of occupiers and neighbours. Factors that the Council will consider include:
visual privacy and overlooking; sunlight and daylight levels; artificial light levels; and
microclimate.

Response: Private amenity space will be incorporated into three of the six apartments,
and additional communal areas, in the form of the lower ground courtyard, and garden,
to the rear of the development will also be included. The terraces have been carefully
positioned in order to negate the likelihood of overlooking into the neighbouring buildings
(no. 33 to the south and no. 37 to the north). The client commissioned a detailed daylight
study to ascertain the effect of light levels on neighbouring properties, and in principal
rooms and spaces within the proposed development. The report findings are detailed in
the accompanying report by XCO2, which in summary states:

‘In short, based on XCO2'’s analysis using the information provided to us by the architect
and the methodology set forth in the BRE guidelines, the new development has only a
negligble impact on daylight and sunlight levels of the neighbouring properties’.
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6.11

6.12

6.13

6.14

Housing
H1: New housing

The Council will seek to meet and exceed the strategic housing target for the Borough, and will
grant planning permission for development that increases the amount of land and floorspace
in residential use, provided that the accommodation reaches acceptable standards.

Response: Three of the six apartments are fully accessible and the remaining three can also
be brought to this standard if so required. The units are a range of sizes (from on to three
bedrooms); provide sought after private and shared amenity space, incorporating sustainaible
and energy efficiency methods through super-insulated materials and other energy saving
devices.

Government targets advise that Camden should aim to develop 60% of additional housing
on previously used brownfield sites. This scheme will therefore contribute to the Borough’s
target.

H7: Lifetime homes and wheelchair housing

The Council will encourage new housing developments to be accessible to all, and will grant
planning permission for proposals designed to be accessible to people with disabilities.

Response: The architects have eradicated the restrictive nature of the existing site, by
eliminating the external steps, through provision of ramps that serve both ground floor and
lower ground levels. All six apartments and all communal areas are accessible via a lift. Three
of the six units can currently are fully wheelchair compliant. Platform lifts can be installed to
the stairs of the remaining apartments to make them fully accessible for wheelchair users.

In addition, Apartments 02, 03 and 04 meet the criteria for Lifetime family homes.

H8: Mix of units

The Council will only grant planning permission for residential development that provides an
appropriate mix of unit sizes, including large and small units.

Response: As detailed at section 5.0 of this report, the development will provide: 1 x one
bedroom unit; 4 x 2 bedroomed units; and 1 x three bedroom unit.

Built Environment
B1: General design principles

The Council will grant planning permission for development that is designed to a high standard
and will consider many design principles, including: building lines of the surrounding area;
height, bulk and scale of neighbouring buildings; the design of neighbouring buildings; and
the quality and appropriateness of detailing and materials used. The Council recognises the
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6.15

6.16

importance that innovative and imaginative designs can play in the enhancement and
renewal of the built environment.

Response: The architects are committed to design excellence, as illustrated in the
accompanying ‘Recent Works’ brochure, which includes their collaborative scheme
with Daniel Libeskind, recognised by an RIBA International Award in 2006. They have
responded to Camden’s desire to contribute outstanding contemporary design to the
Borough, while developing a scheme that enhances the character and appearance of
the Conservation Area. An eclectic range of architectural styles co-exist in the Parkhill
and Upper Park Road Conservation Area, and the replacement scheme will continue this
positive juxtaposition.

B7: Conservation areas

The Council will only grant consent for development in a conservation area that preserves
or enhances the special character or appearance of the area. It will not grant conservation
area consent for the total demolition of an unlisted building that makes a positive
contribution to the area.

Response: As discussed elsewhere in this report, the existing building makes at best only
a neutral contribution to the character and appearance of the Conservation Area. Along
with the accompanying Design Statement, the architects have included a high level of
illustrative material, which demonstrates that the replacement building will enhance the
Conservation Area to an appreciably greater extent than the existing building.

Transport and Development
T1: Sustainable transport

There are four sub-sections to this policy, namely, sustainable transport development;
transport assessments, travel plans and clear zone region, the last three of which do not
apply to the development proposals in question. The Council will grant planning permission
for development that encourages travel by walking, cycling and public transport.

Response: The PTAL (Public Transport Accessibility Level) score for the property is 3,
which is moderate on the scale that spans 1 - 6 (6 being the best score). Full details
of Transport for London’s (TfL) methodology used to produce the score is included at
Appendix 4. Four car parking bays and a secure, lock up and ramp-accessible parking
area for bicycles are integrated into the development at lower ground level.
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Conservation area guidance (Supplementary Planning Guidance (SPG))
Camden’s Parkhill and Upper Park Road Conservation Area Statement (March
1996)

6.17 The architects have had due regard to guidance laid down in SPG in the development of
a replacement scheme at 35 Upper Park Road.

Demolition

6.18 Paragraphs 7.5 - 7.7 discuss demolition within the Conservation Area and state that
consent for demolition will be approved if the replacement scheme preserves or enhances
the Area.

Response: The latter condition is believed to be true in relation to the proposed
development.

New development

6.19 Paragraph 7.8 states that all new development should respect existing features such
as building lines, rooflines, elevational design, and where appropriate architectural
characteristics, detailing, profile, and materials of adjoining buildings.

Response: The accompanying Design Statement details the architectural and urban
design philosophies underpinning the scheme proposals.

Basements

6.20 Paragraph 7.23 suggests that new basements will generally be resisted for traffic and
design reasons.

Response: The lower ground levels at the rear of the property will accommodate communal
facilities, including a gym and courtyard, in addition to parking spaces and bicycle bays.
The back of the site is 3.50 metres higher than Upper Park Road street level, therefore
basement excavation was considered the most practicable way of accommodating
the facilities, while not adversely impacting upon the character and appearance of the
Conservation Area. In addition, a newly laid garden will provide a green roof for the
underground level, improving insulation values of the area below.

Trees and Landscaping

6.21 Paragraphs7.24-7.28 arerelevant. The SPG suggests that new trees should be sensitively
integrated into the design of any development and that a high standard of external space
(hard and soft) should respect the character and appearance of the Conservation Area.

Response: John Medhurst, an independent landscape consultant, assessed the existing
vegetation on site and comments that ‘none of the trees on site are exceptional specimens
of their type’ (see separate report). Although a loss of vegetation will result from the
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6.22

6.23

proposed scheme, a considerable quantity of trees, shrubs and suitable planting will be
reinstated. Moreover, two new trees to the front of the development are proposed. In
addition, the scheme has made provision for protection of the pear tree in the rear garden
of no. 33, following extensive discussions with John Medhurst, who makes the following
observation:

‘Excavations close to the roots of the Pear tree in the adjacent garden might have
affected this tree, which has some historic as well as amenity value in this area, except
that the proposed development alleviates this possibility by diverting the basement
walls around the tree’.

Front and back garden spaces

Paragraphs 7.29 - 7.36 recognise the importance of such spaces and will resist the loss
of private space.

Response: A new landscaped communal garden to the rear will replace the existing one
that will make way for the basement excavation. Private outdoor space, in the form of
terraces to half of the new apartments, will create a sense of openness and greenery,
so often lacking in developments of this nature. The newly formed front garden will have
planting at both street and lower basement levels.

Architectural features, materials and maintenance

Paragraphs 7.40 - 7.45 state that the use and choice of materials for new development
can have a significant effect on the character and appearance of the Conservation Area
and should therefore be appropriate for the setting and character of the Conservation
Area.

Response: The architects have carefully selected materials to be used in the replacement
scheme and have chosen render as the most appropriate, as it relates to the Victorian
Italianate terrace to its immediate north, without creating a pastiche of this vernacular.
The building does not attempt to emulate other buildings in Upper Park Road, yet is
respectful of the guiding principles of good architecture in the Conservation Area, such as
being mindful of scale, height, rooflines, rhythm of fenestration and architectural detailing.
These issues are expanded upon in the accompanying Design Statement.

Planning and Conservation Statement 28 September 2006



35 Upper Park Road, NW3 CLUTTONS

7.0 Justification of demolition of existing building and
replacement with proposed scheme

7.1 The following points provide a summary of why the relevant consents should be granted
for the demoilition of 35 Upper Park Road, and replacement with the proposed scheme.

7.2 The existing building does not make a positive contribution to the Parkhill and Upper Park
Conservation Area. At best, its contribution is neutral. Its scale, mass and articulation,
combined with the exaggerated set-back and rotated aspect, result in a building that
provides little townscape value.

7.3 The replacement scheme was developed following completion of a detailed townscape
study and evaluation of buildings within the Conservation Area and the more immediate
environs of Upper Park Road. The final scheme is predicated on a series of urban design
considerations, which are:

- Respecting rooflines. The replacement building will be the same height of the Victorian
terrace to its immediate north;

- Elevational lines. The proposed building will follow the ridgeline and central ‘band’ of
the Victorian properties to its immediate north;

- Restoration of the streetline. By ensuring that there is a clear demarcation of public
and private space by inclusion of a front boundary wall, which will be in keeping with
the rhythm of the street.

7.4 The scheme is wheelchair accessible, mixed size with communal benefits which will
enhance the character and appearance of the Conservation Area.

7.5 The Conservation Area already includes an eclectic mix of architectural styles including
Victorian ltalianate; late Victorian; Edwardian villas; 1930s style houses and 1960s/70s/
80s blocks of flats, demonstrating that different styles of architecture can successfully
evolve and develop in the area, as well as enhancing its character and appearance.

7.6 Redevelopment of No. 35 may stimulate demolition and replacement of No.33 with another
building worthy of inclusion in the Conservation Area.

7.7 The scheme has been developed from an holistic standpoint, with design; amenity;
accessibility; mix of units; parking; energy efficiency; sustainability and construction
methods all key considerations.

7.8 The scheme is in tune with Camden’s ‘Design initiative’, which amongst other objectives,
sets high standards for all design aspects of the built environment and building on good
practice

7.9 A comprehensive policy review is included at section 6.0, however, in summary the
proposals adhere to: relevant national policies laid down in PPS1, PPG3, PPS3, PPG15;
relevant regional guidance included in The London Plan; and, the following local policies
promoted by the Council - SD4; SD6; HD1; HD7; HDS8; B1; B7 and T1.
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8.0 Conclusions

8.1 This report, accompanying Design Statement , Energy and Daylight Reports, and
associated plans illustrate the measured and thoughtful approach taken by the architects
and client team in development of the replacement scheme for 35 Upper Park Road.

8.2 The scheme will undoubtedly be animprovement to the existing building and will contribute
to the enhancement of the character and appearance of the Parkhill and Upper Park
Conservation Area.

8.3 Itis considered that Conservation Area Consent and Planning Permission should therefore
be granted for the proposals.
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35 Upper Park Road, NW3

Appendix 1  Photographic record

Clockwise from top left:

No. 35 in the streetscape, front elevation; looking along the rear elevations of the
Victorian terrace north of the site; rear of Nos. 35 and 37; and rear extension of No.
35 (in white) with block of flats to the south of No. 33
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Appendix 2  Planning history for 35 Upper Park Road, NW3

Date Application Decision
19.10.84 Conversion of loft space to provide a bedroom | Granted
and bathroom
30.04.80 The erection of a single storey rear extension | Granted
15.06.79 Construction of a single storey extension to | Granted
side and rear
21.01.74 The redevelopment of No. 35 by the erection of | Granted
a 5-storey building comprising seven dwelling | Conditions -
units and 4 car parking spaces materials/ landscaping
12.10.73 Erection of a 5-storey building with basement at | Refused
No. 35 comprising seven dwelling units
Proposed building would
be out of character of the
street scene by reason of
its elevational treatment
and overall architectural
appearance.
The redevelopment of
this site in isolation and
in the manner proposed
without regard to adjoining
properties would detract
from the character of the
street scene.
18.12.57 Erection of a prefabricated private lock-up garage at | The garage not being
No. 35. used either than for the
accommodation of private
vehicles.
17.10.57 The erection of a two storey detached house with | Granted
ancillary private garage and formation of a new
means of access to the highway on the site known
as No. 35
27.06.57 The erection of a building comprising two flats and | Granted
two private lock-up garages , and the formation of a
means of access to the highway at No. 35
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Appendix 3 Relevant policies from Camden’s Replacement Unitary Development Plan
(RUDP), June 2006

| SD4 - Density of development

[ The Council will grant planning permission for development that makes
| full use of the potential of a site and will not grant planning permission
| for development that makes inefficient usa of land. In assessing density,
| the Council will considear;

: a) the characier, scale, amenity and density of the surrcunding area;

| b) the nature of the site;

| &) the guality of the design;

[ d} the lype of development being provided,

e) the availability of local facilities, services and open space,

| ) accessibility by public transport, and

i g} the potential impact on the local transoort network,

| Hign density development will be expected at |ocafions in the Central |
London Area, Town Centres and other locations well served by public |

1.33 Density iz 8 measure of the amount of development in a given area. The
Council wishes to encourage developments with high densities thet are
sensitively designed with regard to the surounding area and amenity. The
design policies in the Bult Erwironment section elaborate on thiz point, as
does policy SDE on amenilty. Residential development should comform
wheraver possible to the density ranges set out in Table 4B_1 of the London
Flan.

1.34 High densities make the best use of the scarce amount of land available in
Camden by increasing the amount of development on a given zite. High
densities can centribule lowards sustainable development, and contribute 1o
the wviability of local faciities and services by increasing thelr catchment

populztion.

135 Proposals for development should be designed lo a high standard and
consider the character and built form of the surrounding area. The density of
development that is suitable for 8 particular sile must fake account of the
density of the surrpunding area, as the nature of density varies across the
borough. What would be an accepiable level of density in Central London

Camden Reptasemant Undary Development Plan
'_E_.-'-f:_:iur: 1 - Zustainabie Devedoomen

Area, Town Centres and olher localions well served by public transport may
be too dense in other parts of the Borough. However, devaelopment should not
automatically copy the density of the surrounding area, as in many cases
good design should enable densifies higher than the surmoundings lo be
provided without harming the character of an area. Development schames
with a density below that of the surrounding area will normally be resisted.
This policy applies to all typas of development. Policy H1 - New housing in
the Housing section of this Plan contains further information on density in
relation to housing.
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AMENITY

¢ B306 - Amenity for occuplers and neighbours
| The Council will not grant planning permission for development that it
i considers causes harm to the amenity of occupiers and neighbours,
The factors the Council will consider include;
a) wisual privacy and overlooking,
b) sunlight and daylight levels;
| c) artificial light levals;
di noise and vibration levels;
e) odour, fumes and dust;
i} the adequacy of faciliies for siorage, recycling and disposal of
waste; and
gl microclimate.

.40 At the local level, the protection of amenity needs to be a major consideration
in assessing development proposals. Almost all developments will have some
impact on their surroundings. The main impacis against which it wil be
necessary o protect amenity are set out in factors a) to g) in policy S0DE.

.41 Hamful effects to the amenity of exisling and fulure occuplers on a
development site and fo nearby properlies should be avoided, especially in
the case of residential buildings. The design of development should give
consideration to overlooking and the potential effects on privacy, and allow
sufficient daylight and sunlight inte buildings and land. Qocupiers and
naighbourhoeds should also be protected from excessive artificial light, noise
and vibraticn pollution and from cdeour, fumes and dust. Adequate provision
should be made for waste facilities and the effect of the design of any
develapment on the surrounding microclimate should alse be faken into
consideration.

|42 Privacy and overlooking are very much a function of dislance, vertical levels
of onlooker and subject, as well as the horizontal angle of the view. Roof
terraces and balconies should not result in unacceptable disturbance to the

23

Damden Raplacemant Unitary Devalopment Plan
_ Seclion 1 - Sustainable Developrment

privacy of nelghbouring habitable rooms and any garden space that & in
saparate occupation. Overooking from the public highway and from
neighbouring private gardens and parking areas will also be considerad. On
sunlight and daylight, the Council will apply the standards recommended in
the Building Research Establishment’s “Site Layout Planning for Daylight and
Sunlight - A Guide to Good Practice’ (1921). Policy SD7A deals further with
light pellution, and noise and vibration are addressed in policy SD7B. Folicies
SD8A and SDEB addrass amenity disturbance due to the specific ham that
can be caused by plant and machinery, and demaolition and construction,
Folicy SD12A addresses the gorting and storage of waste. Supplementary
guidance contains further information an microclimats.
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Camden Raplacement Unitary Devolopesent Phan
Section 2 - Housing

H1 - New housing
The Council will sesk io meal and exceed the strategic housing target
for ihe Borowgh. The Council will grant planning permission for
| development that increases the amount of land and floorspace in
residential use and provides adoitional residenfial accommodation, |
provided that the accommodation reaches acceptable standards. The
Council will sesk to secura the fulles! possible residential use of vacan!
and underusad sites and buildings, and may reguire switable sites to be
davelapad for primarily or wholly residential use.

28 To increase the supply of housing In the Borouwgh, the Council will look
favourably on schemes for new residential developmenl, new build,
conversions and extensions, that provide accommodation of an acceptable
standard. The objectives and standargs contained in section 1 - Sustainable
Cevalopment (e.g. polices S01 and S0E), elsewhere in the UDP and in
supplemantary guidance will be applied fo ensure that sustainable and
inclusive communities and a good living enviromment are created. The
Council will also apply the other UDP policies to protect a rangs of lypes of
residential accommadation, and lo protact other impartant land uses.

29 The Council will encourage vacant and underused sites to make a full
contiibuticn to meeting housing needs in the Borough. In order to maximise
residential development, the Council may require a primarily or wholly
residential development on suitable sites, subject to the other policies in this
Flan

210 Land is limited in Camden and all housing development in the Borough will be
an previously developed land. In this way, Camden will make an important
eonfribution to meeting the government’s target of 60 percent of additonal
housing on previously used, "brownfield” sites.

2.11 High dersities will be an important means of making the best use of the
scarca amaunt of land available in Camden by increasing the amount of
housing provided on a ghven slle. This helps to meet averall housing needs
and will increase the amount of afardable housing provided in the Borough.
High densifies can also contribute towards sustainable development amd
contribute to the viability of local faciities and services by increasing their
calchment population. Policy S04 in section 1 - Sustainable Development
sels oul the Plan's approach to density,

212 The Council wishes fo encourage housing developments with high densities
that are sensitively designed with regard to amenity and its surroundings.
This applies (o all schemes imvolving increases in residential floorspace,
including new build, changes of use and mixed-use schemes.

2.13  The density of development that makes the fullest use of a slte's potential will
ralale o sife circumstances, A minimum density figure of 50 deellings per
hectare (200 habitable rooms per hectara) will be used for guidance.  High
density development will be expected at locations in the Ceniral Londan Area,
Tawn Centres and cther lecations well served by public transport,

a5
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IMPROVING THE ACCESSIBILITY OF HOUSING

HT - Lifetime homes and wheelchair housing

The Council will ancourage all new housing developments, Including

changes of use and conversions, to be accessible to all. All new housing
| shoukd be built to “‘Lifstime Homes' standards and ten per cent of new
housing should bé designed to be wheelchair accessible, or easily
adaptable for residents who are wheelchair usars.

The Council will grant planning parmission for proposals designed to
improve existing properties to make them suitable for people with
disabilities.

246 Thera i a shortage of housing in Camden, and throughout the country, to
meel the neads of those with mobility difficulties and other disabilities, who
find much of the existing housing stock does not meet their needs. The
Council wants to increase the amount of housing in Camden accessible to
evaryona, regardlass of their ease of mobility.

247  The Councl believes that new houzing should allow less mobile residents o
live as independently as possible. Accessible homes give them greater
choloe about where to live and mean people are less likely to need to move
when they become less mobile. The less mobile can include the elderty,
people with disabllities, people with injuries, and pragnant woman. Improvad
accessibllity in the housing stock can also help people with small children who
need to use pushchairs or pramas,

248 Accessible housing also increases opporiunities for people with disabiliies fo
visit other people’s homas, Increasing the availability of accessible housing
maans more people with disabilities can live independently and will help give
them a cholca in the location and quality of ther accommodation.

249 The demand for accessibla housing is increasing as & result of an ageing
population and increasing recognition of the rights of people with disabilities.
The Council will seak to ncrease the amount of housing that is accessible to
all through paolicy H7. It applies to all housing schemes, whether new build,
conversions or changes of use, and whether market, social or intermediate
housing is provided,

250 Part M of the Building Regulations requires new build housing to be built to
maoblity standards. This includes features such as downstairs toilefs, ramped
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Camdan Replacemsm Linitary Developarant Plan
Saction 2 - Holsing

or level access and wide doors, which allow people with mobility difficuties
and other d'sabilities to visil and use new dwellings.

2.51 Part M does not require mobllity standards to be mel in conversions or
changes to residential use. The Council will encourage developers carrying
out conversions and changes of use to construct units to mobility standards
where this is practicable,

252 Lifetime homas are more fiexible and adaptable than those required under
Part M. They are desigred to be capable of meeling the different
requirements created by changing life circumstances, such as having a family
and old age. This lets people continue living in the same house for as much
of their life as possible. The Ifetime homes standard is defined in the Joseph
Rowntree Foundation publication ‘Meeting Part M and Designing Lifetime
Homes" (1968). Al new housing should be buit to ‘Lifetime Homas'
standards. This will not apply to purposa-built student housing which does not
fall within usa class C3.

253 It iz Important for the independence and quality of life of wheelchair users that
housing Is provided that specifically meets their needs. Therefore, a
proportion of new dwellings should be designed for wheelchair users. deally,
10 percent of units should be whaelchair housing.

254 Such housing should provide more space than a standard dwelling to allow a
wheslchair to be manoceuvred. Although it s likaly that whealchair accessible
housing will usually be provided on one level, such aceommodation can be
provided on two levels by ingtalling a vertical rise it It should also have
adjacent parking and = level entrance. \When assessing whether a schame is
sultable 1o provide wheelchair housing on site, the Council will consider the
ensa of access by wheelchair to the site and local faclities and services.

255 Whare listed buildings are being altered far the provision of access for people
with disabilities, the Council will balance their needs with the interesis of
conservation and preservation (see policy EE In section 3 - Built
Ervironment), The listed nature of & building does nol preclude the
development of inclusive deskan solutions, and where possible access for all
to, and within, listed buildings should be created.

PROVIDING A RANGE OF HOUSING

286 The Council wants the housing stock in the Barough to support balanced and
zystainable residential communities. This reguires a range of housing in
terms of size and type o meet housing needs and to help mainlain flexibility
of movement within the housing stock

257 Schemes for development, either new build or convarsions, generally result in
a change in the nature of the housing stock. It i important that a mix of unit
sizes is provided so that those who require larger dwellings, as well as those
in smaller househaolds, can find suitable housing in the Borough.

258 A variety of housing is needed for people who may have particular difficullies
in finding approprate places to live. This Includes hostels and
accommaodation for those who require an elemant of care. The policies in this
section that seak to Increase the amount of housing accessible o people with

45
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mahility dificulfies also confribute to the aim of providing a range of housing
typas.

HE - Mix of units
The Council will only grant planning permission for  residential
development that provides an appropriate mix of unit slzes, including
large and small units. The Council will considar the mix and sizes af
units bast suited to site conditions and the locality, and the reguiremants
of special needs housing.

Camden's Housing Meeds Survey 2004 identified a need for a range of size
of dwellings. The Council wanis to securs a range of housing in terms of size
of units o meaal this need. Policy HE applies to new build housing schemeas,
the sub-division of residential properties and all changes of use to housing (in
Use Class 03} from other usas. |t aims o secure housing developments with
both lerge and small units.

In assessing the appropriatz mix for units within a housing scheme, the
Council will consider the requirements of special needs housing, and the size
and suitability of the property, including whether ot is listad or in a
consarvation area. |t will take into account the view of its Housing
Departmant, Camden's Housing Meeds Survey, any relevant supplementary
puidance and sile location and conditions.

Larger units of three or more bedooms provide fexibilily and can be used by a
range of household sizes, including families. VWhere possible, large units
sultable for families should be provided on the ground floor and should have
accass 1o gardens or public open space where children can play in safety.
Whare they ame provided above the ground floor and do not have access to a
garden, units should ba within 400 metras of public opan space; of with access
to alfernative external amenity space.

Conversions make an important confribution towards meeting the need to
ircrease the supply of new housing in the Borough and they should also
confribute to the Councils aim of securing a range of dweling sizes
Schemes for conversion of residential properties will generally be required to
retain at leasl omne unit with three or more bedrooms, as these are suitable for
families and cther large households, and a mix of smaller units. The
comversion of a large dwalling with four or more bedrooms will general’y be
considerad accaplable where a three bedroom unit plus smallar units ara
provided. The conversion of & propery lo provide one bedroom flals will
generally be considered accaptable provided this does not involve the net
Ioes of unite with 3 or more bedrooms.

Al schemas for conversion (including the further sub-divizion of existing flats
and maisonettes) should provide a good standard and quality of
accommodation without causing any deterioration in amenity for any existing
tenants and residents. It is important that adaquate and sacure arrangaments
can be made for access to each housshold space and for off-street refuse
storage

Further information on residentisl space standards can be found in
supplementary guidance.
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Camden Replacement Unitary Developmeont Pian 2006
Sechion 3 — Buill Environment

36 The design policies should be read in conjunction with the heritage policies and
the natural environment section as well as other relevant Plan policies,
particularly those on access for all (policy SD1C), community safety {policy
85010}, mixed-use development (policy S03), density (policy S04}, amenity
{policy S06) and the use of energy and rasources (policy S08C). Further
useful guidance on achieving good design is contained in Planning Pelicy
Statement 1: ‘Delivering Sustainable Development {'Design — paragraphs 33 =
39) and the CABE publication 'By Design - Urban Design in the Planning
Systemn: Towards Better Practice’,

B1 - General design principles : !

The Council will grant planning permission for development that is

designed to a high standard. Davalopment shoukd:

a) respect its site and setling;

b} besafe and accessible to all,

¢) improve the speces arcund and between buildings, particulardy
public areas,

d} be sustainable by promoling energy efficiency and efficient use of
rasources,

a} be easily adaptable to changing economic and social reguirements;

fi provide appropriate high oquality landscaping and boundary
frastments; and .

g} seek to improve the attractivenazs of an area and not hamm its
appearance aor ameanity,

| In assessing how the design of a development has taken these
| orinciples into account, the Council will consider:

Ny huilding lines and plot sizes in the surrounding area;

I the existing pattern of routes and spaces;

i the height, bulk and scale of neighbounng buildings,

k)  existing natural features, such as topography and trees,

Il the design of neighbowing buildings;

m} the guality and appropriateness of detailing and matenals used;

ny ihe provision of visually interesting frontages at street level, and

a)  the impast en views and skylinas.

In exceptional circumstances, to re-eslablish cohesive building groups in
areas of high design guality, the Council will only grant planning
permission for new in-fill development that Is deslgned as an authentic
reconstruction of the missing building.

Applicants should submit a ‘design statement” with proposals for langes-
| scale developments and for sites in prominent or sensitive: locabions.

3.7 The Council will apply the gensral design principles in policy B1 to ensura thal
all parts of Camden's environment are designed to the highest standards, A
good dasign will take account of its naturel and buill surroundings, be
sustainabla and provide a healthy, safe and attractive enwvironment. Poor
qualiy design that harms the local envirenment will be considered
unaecceptable wheravar it 1S proposed.

38 The Council seeks to encourage outstanding architeclure and design, both in
contempaorany and more fraditional styles. Innovative and imaginative designs
can play an important role in the enhancement and renewal of the Duilt

50
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Camden Reaplacemant Unitary Development Plan 2006
Saction 3 — Built Enviranmant

2.8
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3.14

environment. Unless a development site is within an area of homogenous
grchitectural styla of a high standard that it is important to retain, high guality
contermparany designs within the policy framework will be welcomed.

Camden is a densely built-up borough wherg most development invalves the
replacement, extension or camvarsion of existing buildings. As a result, careful
consideration of the characteristics of a site, features of local gistinctiveness,
and the wider context is nesded to achieve high guality development which
integralas inte its surroundings, Designs should respond creatively to the site
and s contaxt within the policy framework set by this Plan. In assessing the
degree that local context should influence a design, the Council will consider
the prominence of the sile and the design quality, features of local
distinctivenass, and the lavel of varety or uniformity of its surroundings.

Designs should take into account the pattern of streals, spaces, building lines
and plot sizes in the surrcunding area, The Council will not accept off-the-shalf
or corporate design solutions that have taken little or no account of local
characteristics. Conservation Area Statements provide delailed information on
the character of Camden's areas of special architectural or historic interest

In areas of low guality or where no pattern prevails, development should
improve the quality of an area and give a slronger identity. Within areas of
distinctive character, developmeant should reinforce the design and established
pattern of neighbouring buildings, Within areas of high quality and uniform
townscape greater respect should be had fo scale, form and matenals. In
arzas with high quality and uniform towrnscape, where the original building has
bean lost (for example, historic terraces, uniform sguares and  unified
architectlural compositions) permisslon will nol be granted for development
unless if is for an authentic reconstrection of the missing building.

The height, scalz, massing, proportions and bulk of development should be
informed by, and respect, the local area and adjoining buildings. Where
possible, bulldings should be orientated or designed to make best use of the
anergy of the sun (‘sclar gain'), as sel out in policy S0OBC in section 1 -
Susiamnable Devalopment, Existing developments of a size that cause harm to
their environmant should not be used as a precedent for new proposals,
Buildings that are significartly higher than thelr surroundings will require
specific justification.

Architectural detailing should be carefully infegrated into a bauilding, The quality
and sustainability of materials including their texdure, colour and durability will
be carafully considerad. Further information on the use of sustainable materials
& ircluded in Policy SD% - Resources and Energy.  Where planning
permission is granted, the Coundll will seek to ensure that architectural quality
is maintained throughoul the implementation of a project and, in particular, that
inferior detaling or materals are not substituled 2 a later date. VWhere
appropriate, this will be done through the use of planning conditions.

Bulldings need to be seen as part of 8 wider whole, not isolated struciures,
Therefore good design will alse consider public areas and other spaces
belween buikdngs. The public realm is made up of many elements including
streets, pavements, open space and landscaping, squares and 'street
furniture’. I§ should be accessible to all, safe and uncluttered. The Council
wanls Camden's places and spaces o be able to be used by all members of
the community. Developmeni that restricts mowvement info and through a

51
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Section 3 — Built Emri-mnma_l_'l_t_

ervironment. Unless a development site is within an araa of homogenous
grchifectural styla of a high standard that it is important to ratain, high quality
corfemporary designs within the policy framework will be welcomed.

39 Camden is a densely bullt-up borough where most development invalves the
replacemant, extension or conversion of existing buildings. As a result, careful
consideration of the characteristics of a site, features of local gisfinctiveness,
and the wider context is nesded to achieve high guality development which
integrales into its surroundings. Designs should respond creatively to the site
and s context within the policy framework set by this Plan. In assessing tha
degree that local context should influence a design, the Council will consider
the prominence of the sile and the design gquality, features of local
distinctiveness, and the level of varety or uniformity of its surroundings.

3.10 Designs should take into account the pattemn of streets, spaces, building lines
ard plot sizes in the surrounding area, The Council will not accept of-the-ghelf
or corporate design solutions that have taken little or no account of local
characteristics. Conservation Area Statements provide defailed imformation on
the character of Camden's areas of special architectural or historic interest.

3.11 In arzas of low guality or whera no pattern prevails, dewvelopment should
improve the quality of an area and give a stronger identity. Within areas of
distinctive character, development should reinforce the design and established
pattern of neighbouring buildings, Within areas of high quality and unifarm
towinscape greater respect should b2 had fo scale, form and matenals. In
areas with high qualty and uniform towrscape, where the original building has
been lost (for example, historic terraces, wmiform sguares and unified
architectural compositions) permission will not be granted for development
unless it is for an authentic recanstruction of the missing building.

3.12 The height, scale, massing, proportions and bulk of development should be
informed by, and respect, the local area and adjoining buildings. Where
possible, bulldings should be orientated or designed to make best use of the
anergy of the sun ['solar gain'), as sel out in policy SOSC in section 1 -
Susiainable Development, Existing developments of a size that cause harm to
their envirenment should not be used as a precedent for new proposals,
Buildings that are significantly higher than thelr surroundings will require
specific justification.

313 Architectural detailing should be carefully integrated into a building. The quality
and sustainability of materials including their texture, colour and durabilty will
be carefully considerad. Further information on the use of sustainable materials
i5 ircluded in Policy SDY - Resources and Energy.  ‘Where planning
permissian i8 granted, the Council will seek to ensure that architectural quality
is maintained throughoul the implementation of a project and, in particular, that
inferior detailing or materals are not substituted at a later date. Where
approprigte, this will be done through the use of planning conditicns.

3.14 Buildings need to be seen as part of a wider whaole, not isolated struciuras,
Therefore good design will also consider public areas and other spaces
belweean builkdngs. The public realm is made up of many elements ncluding
streets, pavements, open space and landscaping, squares and 'street
furniture’. It should be accessible to all, safe and uncluttered. The Council
wanls Camden's places and spaces fo be able to be used by all members of
the community. Development that restricts movement into and through a
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scheme through its character or design features, such as ‘gated
developments, will not be permitted. These measure are often taken for safety
imasons  but good design can balance security and accessibilily.
Developments involving buildings or spaces that are likely to be used by the
pubbc should be made accessible to all {see pelicy SD1C in section 1 -
Sustainable Davelopment).

AMpplications for tall buildings will be assessed against policy B1. Other UDP
policies will also be relevant in the consideration of proposals for tall buildings.
Thase may include these on the characler and appearance of conservation
areas (policy BTA), the setting of listed buildings (policy BE}, mixed use [policy
803), amenity (policy SDE) and sirategic and olher imporlant views (policy
BZ). Tall buildings will often be part of large developments that change thair
context, Policy B2 will also be used fo assess schemes where this is the case.
Applicants shou'd also refer to the CABE ! English Heritage leaflet ‘Guidance
on Tall Buidings® which gives further information on the criteria relevant to the
assessment of proposals for tall buildings.

Landscaping, such as planting and pavirg, and boundary features, such as
walls and fences, should be provided o a bigh standard. Landscaping should
form an integral part of the layout of a8 development and therefore be
considered at the earliest stages in the design process. Designs should
respond ta the natural assets of a site and its surroundings, such as slopes
and haight differencas, trees and other vegelation. There i3 2 general need for
more greenery, and to enhance wildlife habitats In our urban environment,
pariicularly in densely built-up parts of the Borough. Reference should be
made fo policy M5 - Biodiversity, in the Matural Environment seclion, on
methods of enhancing the netural environment by incorporating greenery and
providing habitats for wildlife. Consideration should be given o the use of
sustainable drainage technigues, such as permeable paving in landscaping
proposals, as sal oul in policy SD8B. Supplementary guidance provides more
details on landscaping,

Buildings should be designed lo reduce their enviranmeantal impact and abla 1o
adapt to changing =conomic and social reguirements. Developmeanis shoulkd
include adaquate facilities for the storage, recycling and disposal of waste (see
policy S0124) Supplementary guidance containg further information on
provision for waste and refuse and on sustainable design, including informaton
on when a BREEAM assessment will ba required. The Environment Agency
publication "Sustainable develapment - a guide for developers' is also useful.

Buildings should be wvisually interesting at street lewal, wilth entrances and
windows used to create well-used frontages, which encourage overlooking of
public areas. Ground floors should be occupied by uses that relate directly to
padestrians and should not turn their back on streets and other public spaces.

Salely and sacurity are imgorlan! aspects of design. Streets and spaces which
are overooked, wel-used and well-lit will generally feel and be safer. Policy
S0 in section 1 - Sustainable Development gives further guidance on
community safety

Building services eguipment, such as air cooling, heating, ventilation and
mxtraction systems, lift and mechanical equipment, as well as fire escapes,
ancilary p'ant and ducting should be conlained within the envelope of a
bullding or be located in & visually inconspicusus pasition and complemant tha
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design of the overall building (sse also Policy SD2A - Disturbance from plant
and machinary}. Canszideration should be given lo the use of sustainable
energy systems including renewable energy and natural ventilation. Major
developments are expected o incorporate renewable enargy equipment (see
policy SDOC). The ‘Camden Green Buildings Guide' contains further detail on
developing sustainable bulldings. Where appropriate, sll building services
equipment shoukd be shown in applications for full planning permission and for
reserved matters. Building services equipment should not cause disturbance o
lozal amenily (see also Policy SDBA — Disturbance from plant and machinery).

3.21 Otiher issuas that need to be considered at the design stage of a development
that are covered in greater detall in other policies in this Plan include mixed-
use development (policy 503}, dansity (policy S04), amenity (policy S06), air
quality (SD9A), water (policy SDOB) and off-street parking (policy T7), which
considers the harm off-street parking can cause lo the setting of a building and
the widas surroundings.

3.22 Applications for large-scale developments and on sites in sensilive or
prominent locations, for example conservation areas, must include a design
statement. This should claarly explain in words and diggrams how the proposal
responds to the site and its contesd, reflects the principles of good design and
has regard to relevant UDP palicies and supplementary guidance. The length
and detall in 8 design statement should reflect the size and prominence of the
proposal.

3.23 In order for the Councll to make decisions on planning applications properly
and quickly, it Is essential that full and accurate information on a scheme is
provided at an early stage. The information required will vary betwesn sites,
but may include: alevations, comtestual plans, sections supplemanted by
perspective drawings; and delails on existing ard propesed trees and
landscaping. In order to tacilitate the assessment of schamas, the Council will,
whiare appropriate, requine context drawings, phote-montages and moedels that
show a proposal in relation to the whole building and neighbouring properties.
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BT - Conservation areas
A - Character and appearancea

The Council will onky grant consent for development in @ consenation
area that preserves or enhances the special character or appearance of
the arza. The Coundil will ned grant planning permission for development
cutside of a conservation area that it consldars would cause ham to the
consarvalion anea's character, appearance or sattifeg.

B - Demuoiition of unlisted bulldings

The Council wil not granl conservation area consent for the total or
substantizl demolition of an unlisied buikding that makes a positive
contribution te the character or appearance of a consenvation area, unless
exceptional circumstances are shown that outweigh the case for retention.

There are 39 designated conservation areas in Camden each with their own
individual characteristics and nuances. Each individus! conservation area
exemplifies a different sense of place, which contributes to the valuable
kistoric urban fabric within the borough, The parlicular characteristics of each
individual conservation area places different requirements on the form of new
developmenl. 11 is important that new buildings are designed taking into
acoount the character and appearance of the conservation area they are in.
Conservation Area Stalements contain information on how the Council
believes the character or appearance of each conservation area can be
conserved or enhanced. The 38 conservalicn areas in Camden are listed in
appendix 3 and are shown on the Proposals Map.

Tha architectural characteristics of a conservation area derive from, among
other things, the detailing of existing buildings and the particular materials used
in their construction. The Council will encourage the use of high guality and
sustainable matarials thal complement and enhance the conservation area,

Changes in the pattern of uses can also gradually erode the character of an
area aven if the buildings remain relatively unallered. A change of use can
also lead to other structures, such as gasomelers, underground vaulls and
funnals, posts, lamps, paving, bollards and signs, which contribute to the
characier and appearance of a conservation area, becoming redundant. [t s
thersfore important that, whenever possible, uses which contribute fo the
character of & conservallon area are nol displaced by redevelopment or
change of usa

The character or appearance of a conservalion area can alzo be affected by
devalopment which is outside it, but visible from wilhin i Policy BT will apply
to developmend that (s outside a8 conservation area but contribules to s
sefting. For example, a high or bulky building could have a visual impacl on a
consarvation area some distance away.

Conservation areas are particularly sensitive to new and altered shopfronts
and reference should be mada to the English Historic Towns Forum publication
‘Shopfronts and Advedisemants In Historic Towns' (1981). Where buildings
witihin @ comservation area are being aterad for the provision of access for
people with disabilities, the Council will balanes this against the interests of
consanvation and presenvation,

Applicants will be expected fo provide sufficient information about a proposed
development and its immediate setfing, in the form of a design statemeant (ses
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policy B1), fo enable the Council to assess potential harm on the characler or
appearance of the conservation area. Conservation Area Statements contain
more detail in tha form of an assessment of the characier and appearance of
the conservation area. They also contain information on shopfronts of historic
or architactural interest.

3.70 The Council has a general presumption in favour of retaining buildings that
make a positive contribution to the character or appearance of a conservation
area. When a building is considered o make litle or no contribution to the
character or appearance of 8 conservation area, the Council will assess the
contribution made by any replacement building. The replacement building
should anhance the conservation area to an appreciably grealer axant than
the existing building.

3.71 When considering applications for demoliion, the Council will have to be
gatisfied that effective maasuras will be taken during demeliton and building
works to ensure structural slability. Before conservation area consent for
demalition is granted, the Council must be satisfied that there are acceplable
detailed plans for the redevelopment. Supplamentary guidance providas further
information on the demolition of unlistad buikdings in consarvation areas

3.72 Many unlisted bulldings make a positive confribution to the character and
appearance of a conservation area and their refention is impodant to the
preservation of that character and appearance. When determining proposals
for total or substaniial demolition in a consenvation area, the Council will take
account of the group value, context and setling of bulldings, as well as their
quality as individual structures and any contribution to fhe selting of a listed
building. Applications must clearly show which buildings or pars of buildings
are fo be demaolished.

3.73 Applicants will be required to justify 1he demolition of a building that makes a
positive contribution to & conservation area, and have regard to paragraph 3.1%
of Planning Policy Guidance 15 Flanning and the Histore Environment and
the Englizh Hertage publication 'Conservation Area Practice’ (1585). The
Council's conservation area statements identify buildings that make a positive
confribution to the special characier and appearance of the areas, using the
critaria =&t out in the English Heritage leaflet 'Conservation Arsa Appraisals’
{1997},
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Appendix 4 Public Transport Accessibility Levels (PTAL) score for 35 Upper Park Road

PTAL STUDY REPORT FILE

PTAL RUN PARAMETERS

PTAL RUN: 260706aSC

Description: 35 Upper Park Road,
NW3.

Run by User: Coopersi

Date and Time: 7/26/2006

PTAI Calculator Version

9.2 (Maplnfo)

WALK FILE PARAMETERS

Walk File:

35 Upper Park Road,
NW3

Day of Week: M-F
Time Period: AM Peak
Wialk Speed: 4.8

BUS Walk Access Time (mins): 8

BUS Reliability Factor: 2

LU LRT Walk Access Time (mins): 12

LU LRT Reliability Factor: 0.75
NATIONAL RAIL Walk Access Time | 12
(mins):

NATIONAL RAIL Reliability Factor: | 0.75

Co-ordinates:

527633, 185191

Mode Stop Route Dis- Fre- Weight | Walk SWT TAT EDF Al
tance quency Time (mins) [ (mins)
(metres) | (vph) (mins)
BUS HAVERSTOCK ARMS | 168 340 7 0.5 4.25 6.29 10.54 2.85 1.42
BUS AGINCOURT ROAD 24 429 12 1 5.36 450 9.86 3.04 3.04
FLEET RD
BUS AGINCOURT ROAD 46 429 6 0.5 5.36 7.00 12.36 243 121
FLEET RD

BUS HAVERSTOCK ARMS | C11 340 6 0.5 4.25 7.00 11.25 2.67 1.33

LU LRT Belsize Park Northern Line Edgware To Morden | 568 9.7 0.5 7.10 3.84 1094 |2.74 1.37

LU LRT Belsize Park Northern Line Edgware To Ken- 568 9.71 1 7.10 3.84 1094 (274 274
nington

NATIONAL RAIL GOSPEL OAK GOSPEL OAK TO BARKING 956 4.02 0.5 11.95 8.21 20.16 1.49 0.74

NATIONAL RAIL HAMPSTEAD HEATH | RICHMOND TO NORTH WOOL- |811 4.02 1 10.14 8.21 18.35 1.63 1.63
WICH

NATIONAL RAIL HAMPSTEAD HEATH | STRATFORD LOW LEVEL TO 811 4.02 0.5 10.14 8.21 18.35 1.63 0.82
RICHMOND

Total Al for this POl is 14.32

PTAL 3
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Measuring Public Transport Accessibility Levels

Overview

Public Transport Accessibility Levels (PTALS) are a detailed and accurate measure of the accessibility
of a point to the public transport network, taking into account walk access time and service availability.
The method is essentially a way of measuring the density of the public transport network at a particular
point, (called the point of interest below.)

The current methodology was developed in 1992, by the London Borough of Hammersmith and
Fulham. The model has been thoroughly reviewed and tested, and has been agreed by the London
Borough-led PTAL development group as the most appropriate for use across London.

Walk times are calculated from the specified point(s) of interest to all public transport access points:
bus stops, light rail stations, underground stations and Tramlink halts, within pre-defined catchments.
The PTAL then incorporates a measure of service frequency by calculating an average waiting time
based on the frequency of services at each public transport access point. A reliability factor is added
and the total access time is calculated. A measure known as an Equivalent Doorstep Frequency (EDF)
is then produced for each point. These are summed for all routes within the catchment and the PTALs
for the different modes (bus, rail, etc) are then added to give a single value. The PTAL is categorized in
6 levels, 1 to 6 where 6 represents a high level of accessibility and 1 a low level of accessibility. Levels
1 and 6 have been further sub-divided into 2 sub-levels to provide greater clarity.

The measure therefore reflects:

* Walking time from the point-of interest to the public transport access points;

e The reliability of the service modes available;

« The number of services available within the catchment; and

* The level of service at the public transport access points - i.e. average waiting time.

It does not consider:

e The speed or utility of accessible services;
«  Crowding, including the ability to board services; or,
« Ease of interchange.

Components of the PTAL Method

The process can be broken down into series of stages:

+ Define the point of interest

¢ Calculate the walk access times from the Point of Interest (POI) to the service access points
(SAPs)

« Identify valid routes at each SAP and calculate average wait time

e For each valid route at the SAPs calculate the minimum total access time

+ Convert total access times to the Equivalent Doorstop Frequencies - to compare the benefits
offered by routes at different distances,

« Sum all EDFs with a weighting factor in favour of the most dominant route for each mode

e PTALs are then determined using 6 banded levels.

Define the Points of Interest

The exact location of the point of interest may have a considerable bearing on the final PTAL score.
The proximity of local public transport services and the nature of the local walk network will vary from
point to point. If the PTAL is being calculated for a large development, for example a new supermarket,
a number of points may be required to reflect different PTALs across the area.
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Calculate the walk access times

Public transport access points

There are approximately 12,000 public transport network stops or access points within Greater London.
Station locations are based on station entrances. Bus access points represent a pair or group of bus stops.
For instance where there is a stop either side of the road for each service direction there would be one
SAP. Similarly outside a rail station, where there may be two or more stops, a single SAP is generally used
to represent this cluster of stops.

Walk access times

Walk access times are measured from the POI to the SAPs using the Ordnance Survey’s computerised
representation of the road network - OSCAR (Ordnance Survey Centre Alignment of Roads). Distances
between the POI and the SAPs are converted to a measure of time using an assumed average walk speed
of 4.8 kph.

Anumber of parameters define the extent of the walk catchment area. For buses the maximum walk time is
defined as 8 minutes or a distance of 640 metres. For rail, underground and light rail services the maximum
walking time is usually defined as being 12 minutes or a walking distance of 960 metres. Any SAPs beyond
these distances are rejected.

Table 1 below summarises the walk speed, maximum walk distances and reliability factors used in the
calculations.
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Tablel Model Parameters

\F/’Varameter (I’]I/tH Xaslue
al ee m/Hr ,
WalE gBee Metres/Minute 80
Bus

Reliabilit . inutes 2
Maximu Wa”z Time Minutes 8
Maximum Walk Distance Metres 640
Rajl

Reliabilit . Minutes 0.75
Maximu Wa”i Time Minutes 12
Maximum Walk Distance etres 960

Identify Valid Routes

Routes are identified for each valid SAP:

» The routes depend on the time period chosen. Generally service frequency data is selected from the morning

peak period, specifically between 08.15 to 09.15;

For each POI route information is only considered once. Where a route occurs twice or more - because it
serves more than one SAP within the POI catchment area - the SAP that is nearest to the POl is used;
Within each route (for example, the Victoria Underground line) different ‘run’ patterns are considered as
separate entities with separate frequency patterns;

At any SAP, routes will normally be bi-directional. In TfL's PTAL calculator it is the direction with the highest
frequency that is considered in the model;

For train services only those routes with at least 2 stops within the Greater London boundary (i.e. the origin stop
and at least one other station) are considered. This is particularly significant for POls where the SAPS include
London major termini stations.

Bus frequency data is derived from TfL's BusNet system. This is a comprehensive database giving a global view
of current bus and tram routes and their geographic routings and services. Service information is based on the
contractual requirements agreed between the operators and TfL and is therefore regarded as the most reliable data
source available within TfL for calculating PTALs. Timetables offer a range of bus time intervals and can therefore
give the impression that higher frequency levels are possible. These times though are designed to reflect local road

and traffic conditions which can change from day to day.

Table 2 below shows how the Public Transport Accessibility Index is built up, for a point served by 4 bus services and

an Underground station. Note that the Northern Line branches are treated as separate services.

Table 2 PTAL calculation for a single point

| Parameter
Walk Speed (metres/min) 80
Bus reliability (mins) 2
Rail reliability (mins) 0.75
Peak hour services
Site Details
East Finchley School X 526919 Y 189652
Accessibilit
|Site Serivces Stop Route Distance  Frequency j E Inde;

East Finchley School Bus Services TX08 F12 303 4 05 3.79 9.50 13.29 2.26 1.13
TWo04 3A 408 6 05 5.10 7.00 12.10 248 1.24)
TWO04 23 408 10 1 5.10 5.00 10.10 297 2.97)
TWO03 125 511 6 05 6.39 7.00 13.39 2.24 1.12]

Rail/LUL/DLR  East Finchley via CX 699 9 05 8.74 4.08 12.82 234 1.17
via Bank 699 9 1 8.74 4.08 12.82 234 2.34)

9.97
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Calculating Total Access Time

Total access time is made up of a combination of factors: combining the walk time from the
POI to the SAP and the time spent waiting at the SAP for the desired service to arrive.

Total Access Time = Walk Time + Average Waiting Time

Average Waiting Time

Waiting time is the average time between when a passenger arrives at a stop or station, and
the arrival of the desired service. In PTALs passengers are assumed to arrive at the SAP at
random.

For each selected route the scheduled waiting time (SWT) is calculated. This is estimated as
half the headway (i.e. the interval between services,) so SWT = 0.5 * (60/Frequency).

Thus a 10 minute service frequency (6 buses per hour) would give an SWT of 5 - on average
a passenger would have to wait 5 minutes for a bus/train to appear.

To derive the Average Waiting Time, reliability factors are applied to the SWT according to the
mode of transport used. The regularity of buses, underground and rail services are affected by
a variety of factors, with bus services the worst affected. To allow for reliability additional wait
times assumed are 2 minutes for buses and 0.75 minutes for rail services.

Calculating Equivalent Doorstep Frequency
The access time is converted to an Equivalent Doorstep Frequency (EDF) where:
EDF = 30/Total Access Time (minutes)

This treats access time as a notional Average Waiting Time as though the route was available
at the “doorstep” of the selected POI.

Calculating the Accessibility Index for the POI

Summation of the EDF values gives the accessibility index. There are a number of additional
factors that should be considered:

* Routesoftentravelin parallel for some distance so the range and frequency of destinations are
likely to be less than that suggested by the number of routes included in the calculation.

e Travellers often have to change routes in order to reach the desired destination - this can
add significant delays to the journey

Halving the EDF values for all but the most accessible or dominant route for each transport
mode compensates for these factors. Transport modes are divided into three groups:

® Buses

* National Rail

e LUL —all LUL services together with DLR and Tramlink services

Thus for a single transport mode the Als can be calculated using the following formula:

Al_ .= EDF__ +(0.5*All other EDFs)

mode

Calculating the overall accessibility index is a sum of the individual Als over all modes:

Al _S(AL_, +Al__ +Al_ +Al Al

poi = model mode2 mode3 *** mode n )
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PTALs

The final formula given above calculates the PTAI - the Public Transport Accessibility Index. These indices can now
be allocated to bands of Public Transport Accessibility Levels (PTALs) where band 1 (1a and 1b) represents a low
level of accessibility and 6 (6a and 6b) a high level. The table below shows the relationship between PTAI scores
and the final PTALs. A value of 0 would indicate no access to the public transport network within the parameters
given.

Table 3 Public Transport Accessibility Levels

PTAL Range of Index Description
1gA(Low) 0.01g —2.58 Ver gor
1 251 —-5.00 Very poor
2 5,01 —-10.00 POJ

’Z’: %o.o%—%g.og %/Igo rate
5 28.81—25.80 Very Good
63 i 25.01 — 40.00 Ex e| ent
6b (High) 40.01 + Excellent

Further development of the PTALs methodology

PTALs were originally developed for the assessment of parking provision for commercial development proposals,
and the related standards are based on the Monday-Friday am peak service levels. The PTALs development
group, comprising representatives of the boroughs, TfL and GLA is considering a number of refinements of the
PTAL methodology outline below.

PTALs for different time periods

It is already possible to calculate PTALSs for any time period for specific sites. However, TfL is currently upgrading its
PTALSs calculator and underlying service databases, to enable borough and London wide PTALSs to be calculated for
other time periods. Although am peak PTALSs give a good indication of maximum levels of public transport provision,
in some areas, particularly those dependent on suburban rail services, there can be significant differences between
am peak and off-peak service levels.

Once the borough level PTALs can be produced for additional time periods, there will need to be further dialogue
within the working group as to how the related standards should be developed. For example, off-peak and evening
PTALSs will be particularly relevant to the assessment of leisure developments, but new standards for what constitutes
good accessibility will have to be developed for these land-uses.

Using alternative parameters for different development purposes

The PTALs methodology imposes a maximum walk access time for bus, tube and rail services. However it is
possible that this may need to be varied. For example, people may be willing to walk further to access a rail station
served by a number of high frequency services, than one that is less well served. The maximum walk access time
may also depend on the purpose of the journey or overall journey time. For example, people may be willing to walk
further for commuting, or where the walk time is a relatively small proportion of the overall journey time, than they
would be for a short leisure or shopping trip.

It is proposed to research how the maximum walk times vary by purpose and overall trip length, using the London
Area Transport Survey 2001 data. Again, any set of PTAL values based on alternative parameters would have to
be reviewed, in terms of how they should be applied to different development scenarios.

The contribution of each mode to the PTAI score

In the current methodology, each mode — rail, bus, tube — is given the same weight in the overall PTAI index. It
may be appropriate to use different weights for each mode, for example to make rail or tube service provision more
important, but this will very much depend on the nature of the development proposal and the characteristics of the
area.
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Building a more comprehensive measure of accessibility

A further area that is being developed is how PTALs can be used alongside other measures of public
transport accessibility and assessments of capacity, to assess major development proposals.
List of Abbreviations

Al
AWT
BODS
EDF
GIS
PDGIS

POI

PTAI
PTAL
RF
SAP

SWT
TAT
TfL

Accessibility Index

Average Waiting Time

Bus Origin and Destination Survey
Equivalent Doorstep Frequency
Geographic Information System

Planning and Development Geographic Information System - a GIS developed specifically
for the Planning Department of London Transport, now being replaced.

Point-of-Interest - the point for which the PTAL is being calculated. This can be an individual
point or a grid of point.

Public Transport Accessibility Indices
Public Transport Accessibility Levels
Reliability Factor

Service Access Point - bus stops, light rail stations, underground stations, tramlink halts
etc. Points at which people have access to the public transport network.

Scheduled Waiting Time
Total Access Time
Transport for London

Further Information

If you have any queries concerning the PTAL model please contact the Information and Modelling section
of Transport for London:

Simon Cooper

Principal Transport Planner
Group Transport Planning & Policy
Transport for London
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