Dear Charles'
Following Michael Hammerson's objection letter to you, please find attached a supplementary report
This has been produced by Jon Avent of Mann Williams, specialist Conservation Engineers, following an

unsolicited approach to the HS. This deals specifically with Saville's report on behalf of the applicant
justifying the demolition of Athlone House.

If you have any further queries or need any further information, please contact me.

Elspeth

Elspeth Clements BA, BArch (Hons),RIBA, FRSA
Accredited Conservation Architect

Clements & Porter Architects

63 Rivington Street

London

EC2A 300

T: 020 7739 5799

F: 020 7739 5798

E: elspeth.clements@clementsporter.co.uk

Clemenis & Porter Architects is a private Limited Company registered in England. The company
registration number is 03791774 and its registered address is 63 Rivington Street, London EC2A 3QQ
This email and any files transmitted with it are confidential and are intended for the addressee(s) only. If
you have received this email in error or there are any problems, please notify the originator immediately.
The unauthorised use, disclosure, copying or alteration of this e-mail is strictly forbidden.
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itroduc
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1.01

1.02

1.04

1.05

1.06

This document has been prepared for the Highgate Society and pravides an initial review of
structural and other conservation issues relevant to the proposed demalition of Athlone

House, and proposals for its replacement with a new construction.

A physical survey of the building has not been possible at this stage, and the report is
therefare a desk study, drawing on available information in the public domain, including
specific documents an the local autharity planning web site in relation to the proposals for

the site

A key aspectthatis understood to have been used in support of a case for demolition is the
poor condition of the building. Although there are no structural reparts present on the
planning register there is a summary Condition Report, prepared by Sean Manie, Savills,
20 Grosvenor Hill, Landon YW1k 3HQ, dated September 2012, This has been reviewed as
part of the desk study.

As an unlisted building within a conservation area there is national government guidance an
the approach to such buildings, and the report will pravide comment on patential issues for
consideration

The history of the building is a key aspect of the considerations in relation to any case for

demolition. Appendix A of this document provides an historic overview:

| am Jon Avent, a director of Mann Yiliams consulting civil and structural engineers, 7 Old
King Street, Bath, BA1 20, | am a Chartered Structural Engineer and a member of the
Institution of Structural Engineers; BSc (Hons) CEng MIStructE IHBC. | am a CARE
accredited conservation engineer. | have been a chartered engineer for 20 years, and a
director of Mann Williams since 1886. | have extensive experience in the inspection,
appraisal, repair, conservation and reuse of historic buildings and structures. A copy of my

C¥ is included in appendix E of this document
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2.0 Building Review

20

202

203

Athlone House is illustrated in the aerial
photograph opposite. It was formerly known
as Caen Wood Towers and was the
residence of several prominent London men
during the period between 1870 and 1940. It
was designed by Edward Salomons and
John Philpot in a Victorian style which
reflecls a variety of architectural traditions. It

lies on the northern edge of Hampstead
Heath.

Suggestions that the building has little
architectural merit or detailing would appear
to be contradicted by the photographs
available in the Savilles report. Roof details

Oriel windows and fine chimney details are _

examples that show features to be present,
as illustrated in the images opposite.

The photograph opposite illustrates a typical
elevation with a range of architectural detailing.
Photographs from the Savilles report contained in
the planning application would suggest a building in
need of some care and repair, but no evidence of
significant structural problems.

Similarly, suggestions that internal details are

absent or lost would also appear to be contradicted
by the photographs available in the Savilles report.
Fine comicing details and a grand staircase are two
examples that show internal features to be present,
as illustrated in the images opposite.
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205

2.06

207

208

209

When referring to elevations the Savilles report states in various sections:- ‘The Elevation is
generally in poor condition with a number of significant defects’
However, the subsequent text simply provides a list of dilapidations, with no associated justification

on why they are perceived as being 'significant’.

Where the Savilles report makes reference to movement within the building it makes no reference
to the magnitude of movement, and it is therefore impossible to gauge if this is something that
might be considered ‘significant’

Issues such as ‘worn’, ‘eroded’ or ‘defecfive’ pointing are all normal building maintenance issues
and would reasonably be expected in a building of this period and construction that has had an
absence of maintenance in recent years.

Section 9 of the Savilles report notes the need for 'Engineer’s Report relating to the structural
integrity of the property’, Unfortunately there does not appear o have been any recent Structural
Reports prepared on the condition of the building. This would appear to be a significant omission
in the justification of the building being beyond economic repair and renovation.

It has been noted that only a new building would provide the standard of building and amenity
desired by the new owner. It must be put firmly on record that all photographic evidence on the
planning web site would indicate the presence of an existing building that can be repaired and
refurbished to a very high standard of accommadation and amenity. The desire to demolish would
appear to be only a personal choice of the building owner, but without any physical justification
provided by the condition of the existing.
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3.0 Unlisted Buildings in a Conservation Area

3.01

3.02

3.03

3.04

3.05

3.06

3.07

3.08

The proposal for the replacement of the existing building with a new structure requires
demolition of an unlisted building located within a conservation area. Special consideration of

the issues surrounding such a proposal is required.

An unlisted building in a conservation area is afforded special protection if it is deemed that the
building makes a positive contribution to the conservation area (NPPF para 138 requires such
a building to be considered under para 133).

Government policy with regard to the demolition of buildings in a conservation area are to be
found in the National Planning Policy Framework and the PPS5 Practice Guide which
remains a valid and Government endorsed document pending the resulls of a review of
guidance supporting national planning policy. The references to PPS5 policies in the document
are now redundant but they remain as policy. The palicies in the NPPF are very similar and the
intent is the same, so the Practice Guide remains almost entirely relevant and useful in the
application of the NPPF. For reference appendix C provides Comparison of PPS5 Policies
with Historic Environment-Related Policies in the NPPF — Part 1 English Heritage 5 April
2012

It is national government policy that local planning authorities shall give ‘great weight' to the
assel's conservation. The policy is that the more important the asset, the greater the weight
should be.

Heritage Asset -The NPPF describes a heritage asset as “A building, monument, site, place or
landscape identified as having a degree of significance meefing consideration in planning
decisions because of ils heritage interest....”

Significance — The NPPF describes significance as ‘The value of a heritage asset to this and
future generations because of its heritage interest. The interest may be archaeological,
architectural, artistic or historic. Significance derives not only from a heritage asset’s physical
appearance, but also from its selling’

In arriving at an opinion relating to the ‘significance’ of the building, one need look no further
than the English Heritage advice contained in their publication ‘Guidance on Conservation
Appraisals’.

At Appendix 2 (reference appendix B of this report} with reference to unlisted buildings in a
conservation area it provides the following advice.

“When considering the contribution made by unlisted buildings to the special architectural or
historic interest of a conservation area, the following questions might be asked:"
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3.09

3.10

N

It then gives ten questions which can be considered in the context of Athlone House.

Is the building the work of a particular architect of regional of local note?

Does it have landmark quality?

Does it reflect a substantial number of other elements in the conservation area in
age, style, materials, form or other characteristics?

Does it relate to adjacent designated heritage assets in age, materials or in any
other historically significant way?

Does its contribute positively to the setting of adjacent designated heritage
assets?

Does it contribute to the quality of rec
open spaces with a complex of public buildings?

isable spaces, including exteriors or

Is it associated with a designed landscape e.g. a significant wall, terracing, or a

garden building?

Does it individually, or as part of a group, illustrate the development of the
settlement in which it stands?

Does it have significant historic association with features such as the road layout,
burgage plots, a town park, or a landscape feature?

Has it significant historic associations with local people or past events?

Does it reflect the traditional functional character of, or former uses in, the area?

Does its use contribute to the character or appearance of the conservation area?

The publication ‘Guidance on Conservation Appraisals ‘goes on lo say that:-

“In English Heritage's view, any one of these characteristics could provide the basis for

considering that a building makes a posilive contribution lo the special interest of a conservation
area, provided that its historic form and values have not been seriously eroded by unsympathetic

alteration.”
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312

3.13

314
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3.16

347

3.18

3.19

It is therefore quite reasonable to conclude that the more of the criteria that apply then the
greater the significance the building has and the greater the weight that should be given to its
conservation.

This neo-Elizabethan style Victorian mansion, known originally as Caen Woed Towers, was built
in 1871 by Edward Brooke, JP, a businessman who had made his fortune in the chemical
industry manufacturing aniline dye.

During WW1 the house became a military convalescent hospital, when it was known as the
American Hospital for English Soldiers. The King and Queen visited it in April 1916.

During WW2, under the guise of being an RAF convalescence hospital for officers, in 1942 Caen
Wood Towers became the RAF Intelligence Training School. In 1944 two near misses from V1

flying bombs caused some injuries to the staff and damage to the buildings.

The Ministry of Health acquired the site in 1951 and Caen Wood Towers was converted into a
convalescent home for the Middlesex Hospital. Dr John Wedgwood (a member of the famous
poltery family), a geriatric care specialist, helped establish it as the second post-war geriatric
hospital. It was renamed Athlone House in 1955.

These are significant historic associations with local people and past events and meet the
criteria defined in the English Heritage Guidance. Any replacement building would immediately
wipe away these historical aspects of the Heritage Asset, and the result is inevitable harm to the
herilage asset. This can only be to the detriment of the Asset and it must be strongly questioned
how a new building can sufficiently offset such a loss of heritage value. The ability to preserve
or sustain this social aspect of the heritage value is not available through demolition, and in itself
could be considered a compelling reason for retention of Athlone House.

There are discussions on the justification for a replacement based on it being of ‘sufficient high
quality’, yet the term ‘quality’ appears to be blurred with an apparent desire for ‘quantity’ as the
over-riding objective.

In relation to the question of justification for the listing of Athlone House, the report prepared by
English Heritage is included in appendix C. The conclusion of this report, issued in 2010, was
not to list the building. However, it is observed that the building was not viewed internally.
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Camden council have a Conservation Area ) ) ]
Appraisal and Management Stralegy :;%rﬁ?:aggﬁ:,? Z’g{g:a GpEEE
Document for Highgate. The purpose of the
Conservalion  Area  Appraisals  and fomv 1 AR hcamden
Management Strategies are recognised as

being of considerable imporiance in [
providing a sound basis for guiding the types
of alterations and development that are likely
1o be acceptable or unacceptable in each
area. The purpose of the document is to
provide a clear indication of the Council's
approach to the preservation and
enhancement of the Highgate Conservation
Area. The Appraisal and Management

Strategy are for the use of local residents,

community groups, businesses, property

owners, architects and developers and is an

aid to the formulation and design of development proposals and change in this particular area.
It is stated policy that the document will be used by the Council in the assessment of all
development proposals.

Athlone House is specifically referenced in the document (at page 38) which states:-

This elaborate property is set into the hiliside overlooking the Heath and is visible in long
views such as from Kenwood House. As such, it is a positive contributor to the
Conservation Area.

The document also states (page 10):-
In the 21st century, the Conservation Area is facing unprecedented pressure for
residential development, often involving the demolition of existing single family dwellings

to create luxury r

of high specification with p lly inappropriate scale and

design for the character of the area.



Structural

Athlone House, Hampstead, London, N6 4RU Mann Willlams Consult S
01225 464

Building Conservation Review 7 Old King Street, Bath BA1 z.rw

4.0 Conclusion

401 The application for demolition of Athlone House has not been supported by any robust
justification on the condition of the building or provision of reasons why it is not capable of repair

and restoration.

4.02 Al the photographic evidence contained in the documents submitted with the planning
application suggest a building only in need of maintenance and refurbishment in common with
many similar buildings returned lo a high standard of habitable use on a regular basis.

4.03  Under paragraph 130 of the NPPF it is noted that ‘Where there is evidence of deliberate
neglect of or damage fo a heritage asset the deteriorated stafe of the heritage assef
should not be taken into in any deci ’ Itis not ir diately clear to what extent

(if any) deliberate neglect may have occurred, however if the building is in a state where
deterioration is known to be progressing and no action is taken then consideration of this
paragraph may be relevant.

404 The social history relating to Athlone House, including the prominent industrialists who
contributed to the construction and evolution of the site, gives the building significance and
heritage value as referenced in the English Heritage Document ‘Guidance on conservation area
appraisal’. This is a material factor in rejecting demolition of the building.

4.05 Athlone House is specifically designated in Camden councils Conservalion Area Appraisal and
Management Strategy Document for Highgate as being:-
‘a positive contributor to the Censervation Area’.

406 There is evidence that the building contains a range of original architectural features, both
internally and externally, and these are relevant to its heritage value. There is no evidence
presented that shows any of these features are beyond repair, or indeed even in need of repair.

407 It has been noted that demolition might be possible 'if a replacement is of sufficiently high
quality’, however there appears to be no definition of what ‘sufficiently high’ requires. The fact
that the level of ‘quality’ would have to outweigh the stated damage caused by the loss of the
heritage asset would appear to make the task of reaching such a level of quality impossible.

4.08 In summary there is considered to be no justification for the demolition of Athlone House.
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Appendix A

Athlone House (formerly Caen Wood Towers), Highgate

Historical Overview

From Wikipedia

Athlone House in Highgate, England was
formerly known as Caen Wood Towers and was
the residence of several prominent London men
during the period between 1870 and 1940. It was

designed by Edward Salomons and John Philpot 3

in a Victorian style which reflects a variety of
architectural traditions. It lies on the northern
edge of Hampstead Heath and is visible from
several parts of the Heath.

The origin of the house

An engraving of Caen Wood Towers shortly after it
was built by Edward Brooke, circa 1880.

Edward Brooke became Justice of the Peace for

Caen Wood Towers (south view) circa 1900,

Edward Brooke built the house in about 1872.
Brooke was born in Manchester in 1832.0 He
married in 1857 Jane Emily Aiston and had
many children. He also owned a property called
Pabo Hall in Conwy, Wales which still has his
portrait in the hallway.

In 1869 Brooke came from Manchester to
London and bought Lord Dufferin’s estate at
Highgate. Shortly after, he built Caen Wood
Towers on this property.” In 1877 his wife Jane
died and in the following year he married
Frances Amyand Bellairs, daughter of the
Reverend Henry Walford Bellairs.® He was
partner in the firm of Brooke, Simpson and
Spiller who were aniline dye manufacturers in
London.

the County of Middlesex, for the City of London

and for the County of Carnarvon. He was also one of Her Majesty’'s Commissioners for the

Lieutenancy of the City of London.® In 1880 the

book entitled “A series of picturesque views of

seats of the noblemen and gentlemen of Great Britain and Ireland” included a coloured engraving
of Caen Wood Towers and a descriptive article about Edward Brooke and the house.? The
coloured engraving is shown on the right and a link to the article is in the reference below.

Brooke left Caen Wood Towers in about 1885 and
house.®

Francis Reckitt and his family came to live in the
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Francis Reckitt

Francis Reckitt, was a partner in the famous company of Reckitt and
Sons. His father Isaac had founded the firm and he and his brother Sir
James Reckitt were very prominent Directors at the time he resided at
Caen Wood Towers.

Francis was born in 1827 in Lincolnshire, England. He lived for some
years in Hull where the Reckitt and Sons company was based and later
moved to Hessle. He was twice widowed and had numerous children
before he married Eliza Louisa Whitlock in 1877.7 The 1891 Gensus
shows the family living at Caen Wood Towers and at this time there
were four children still living with them. One of them was his son
Francis William Reckitt who was an artist.2!

Francis Reckitf 1892.

Francis Reckitt became very wealthy and donated a great deal of

money to establish public institutions. For example in 1897 he paid for the Newland Homes Francis
Reckitt House which was for infants. He also provided the funds for the establishment of a new
reference library within an existing library in Hull in 1890.1"" The Reckitt Convalescent Home (now
demolished) was built in 1907 with money donated by Francis."'?

Francis left Caen Wood Towers in about 1900 and Sir Cory Francis Cory-Wright became the
owner of the house.

Sir Francis Cory-Wright

Sir Francis Cory-Wright was Chief of the large coal |
distribution firm called William Cory and Sons. He
was considered to be one of the best known
commercial men in the City of London and a chapter
was written about him in the book entitled "London
Leaders” in 190712

Sir Francis was born in
1839. His father was

Lieutenant William
Wright of the Rifle : i |
Brigade. He  was Caen Wood Towers (east view) circa 1900.

educated privately and

entered the firm of Willam Ceory and Sons at the age of 21. He
became Chief of the company in 1888 and was credited with the large
development of this firm which occurred after his appointment.

In 1868 he married Mima Owen who was the youngest daughter of Sir
Hugh Owen. The couple had two sons and three daughters. Sir
Francis was very interested in local affairs particularly in the Highgate

Sir Francis Cory-Wright ot 4
circa 1900. region. He led the movement to save for public use the area then

known as Churchyard Bottom but is now known as Queen's Wood"

Sir Francis died at Caen Wood Towers in 1909. His widow remained at the house until 1911 when
it was sold to Thomas Frame Thompson."* Unfortunately only two years later Thomas was killed
in a shooting accident. The property was then sold in 1914 to Charles Henry Watson who also
owned a home called Ashmount in Hampstead. In 1919 he sold Caen Wood Towers to Sir Robert
Waley Cohen.1'?
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Sir Robert Waley Cohen

Sir Robert Waley Cohen was the Managing Director of the Shell
Company. He was the longest and most prominent resident of Caen
Wood Towers. He lived there for over twenty years between 1919 and
1942.

Robert Waley Cohen was born in London in 1877. His father was
Nathaniel Louis Cohen and his mother was Julia Waley, daughter of
Jacob Waley, Professor at University College, London. After Robert
left Cambridge University he entered the Shell Company and was
progressively promoted until he became the Managing Director."™!

In 1904 he married Alice Violet Beddington and the couple had two
sons and a daughter. While they resided at Caen Wood they held
numerous social events at the house and Lady Waley Cohen often
allowed the gardens to be used for fetes and parties for girls clubs,
Boy Scouts and to raise money for the less fortunate.!2

Sir Robert Waley Cohen
Lady Waley Cohen died in 1935 but Sir Robert continued to live at ¢ica 7920,
Caen Wood Towers until about 1942 when it was taken over by the
RAF and used as the Intelligence Training School. A description of the training given during the
war at the house is contained in the book "Shot Down and on the Run” and an online link to this
part of the book is given in the reference below."2
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Appendix B

English Heritage Document Extract
Guidance on conservation area appraisal

Appendix 2
Unlisted buildings in a conservation area

When considering the contribution made by unlisted buildings to the special architectural or
historic interest of a conservation area, the following questions might be asked:

e s the building the work of a particular architect of regional or local note?

* Has it qualities of age, style, materials or any other characteristics which reflect those of at
least a substantial number of the buildings in the conservation area?

+ Does it relate by age, materials or in any other historically significant way to adjacent listed
buildings, and contribute positively to their setting?

+ Does itindividually, or as part of a group, serve as a reminder of the gradual development of
the settlement in which it stands, or of an earlier phase of growth?

» Does it have significant historic association with established features such as the road layout,
burgage plots, a town park, or a landscape feature?

+ Does the building have landmark qguality, or contribute to the quality of recognisable spaces,
including exteriors or open spaces with a complex of public buildings?

» Does it reflect the traditional functional character of, or former uses within, the area?

« Has it significant historic associations with local people or past events?

e Does its use contribute to the character or appearance of the conservation area?

* |f a structure associated with a designed landscape within the conservation area, such as a

significant wall, terracing or a minor garden building, is it of identifiable importance to the
historic design?

In English Heritage's view, any one of these characteristics could provide the basis for
considering that a building makes a positive contribution to the special interest of a conservation
area, provided that its historic form and values have not been seriously eroded by unsympathetic
alteration.
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Appendix C

Comparison of PPS5 Policies with Historic Environment-Related
Policies in the NPPF — Part 1 English Heritage 5 April 2012
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Athlone House, Hampstead, London, NG 4R Mann Williams
Building Conservation Review 7 0ld King Stree

ADDRESS

Athlone House, HAMPSTEAD LANE, HAMPSTEAD
18 MAY 2010

Parish HAMPSTEAD

District CAMDEM

County GREATER LONDON

Case UIC: 156163

RECOMMENDATION
Qutcome: Mo, do not list Recommended Grade: ML 17 -FEB-2004

BACKGROUND:

After examining all the papers on this file and other relevant information and having carefully
considered the architectural and historic interest of this case, the criteria for listing are not fulfilled.

This imposing High Victorian heathside villa was designed by the lesser-knawn archite ctural practice of
Salomons and Jones for one Edward Brooke; the design was published in The Builder in 1872, A truly
hybrid affair in terms of architectural style, its inspiration was highly picturesque: its visual relationship
with Hampste ad Heath is strong, and the appearance of the classical tower looming over banks of trees
is reminiscent of landscape paintings by Claude. Survivals of opulent merchant houses in the inner
suburbs are now relatively fews, which adds to the intere st of this building: so too does the survival of
various internal feature s within,

Architectural purists might object to the stylistic eclecticism of the end result, which blends Gothic,
Jacohean, French Renaissance, Greek Revival and Swiss Cottage elements together, but this is rather
to miss the point about high Yictarian eclecticism, which willfully plundered from various epochs of the
past. Salomons and Jones were hardly masters of the genre, however, and it would be difficult to make
claims for this as high architecture. The reason why Athlone House has not been listed in the pastis,
however, because of the extent of alterations. The architects may well have departed from their
published design during the construction of this house, but it is evident that many losses have
subsequently been sustained by the exterior, which just tip it over the balance of being listable

All- important visual accents have been |ost, such as the cresting to the belvedere tower; the moulded
gahles have been replaced with plain straight versions, verandahs have been lost; and the inevitable
result of decades of institutional use has worn down the architectural finesse of the house. As stated
earlier, this is a prominently cited house which makes a clear visual contribution to the environs of
Hammpstead Heath. It has been rejected for listing in the past, however, and no new information has
been advanced to demand a reversal of earlier advice. Cne rejects a building of such character for
listing with a heawvy heart, but it is clear that the past verdicts were fair in their appraisal of the building,
and their recormendation should be upheld once mare

ASSESSMENT:

This building was rejected far spot-listing in 1893 and 1998, and Ieft off the revised

list for Camden

REASCNS FOR DESIGNATION DECISION:

Designed by Salomons and Jones in 1872, this finely situated and highly eclectic house on the edge of
Hammpstead Heath has undergone too many alterations for listing to be appropriate.

English Heritage (Listing) Advice Report

VISITS: None: Data from other sources
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Appendix D

Curriculum Vitae

Director

Jon Avent
BSc {Hons) CEng MISIruCiE IHBC
Accrediled conservation enginser

“L  Roman Baths e
_Education Centre

Feasibllity Study 2011 Cénwy Town Wal

Birnbeck Pler

Jon joined Mann Williams in 1989 gaining extensive
experience across a wide range of construction
techniques; progressing to Director level in 1996.

He has worked on a wide range of projects across the
UK, including many Grade 1 properties and Scheduled
Monuments, for clients including the National Trust,
Cadw, NIEA, many local authorities, Building
Preservation Trusts and private clients.

In 2004 Jon was one of the first UK engineers to
achieve Accreditation under the Institute of Civil and
Structural engineers scheme (‘CARE') which recognises
competence and experience in the field of Building
Conservation. He is currently Chair of the CARE Panel
and also sits on the RICS Conservation forum boards
and the Edinburgh Group.

Other experience includes the of running combined
restoration and newbuild projects on confined and
difficult sites which require quick and incisive decision
making.

At Mount Stewart House in Northern Ireland Jon has
recently been commissioned by the National Trust on a
£6m conservation scheme to enable the house fo be
more extensively opened to the public. Works invoive
repairs and strengthening to existing floor structures
and repairs to extensive superstructure movement
encountered throughout the building.

Jon's pragmatic approach, intuitive design and practical
nature ensure that the structural and civil input to his
projects are decisive and easily executed, with
buildability high on the list of key objectives.

Experience gained on difficult sites, either through
contamination, poer ground, or poor access enables
potential problems to be resolved at an early stage,
ensuring cost effective solutions.

A selection of recent conservation projects Jon has
been involved in are listed below and illustrated in the
photographs opposite:-

= Astley Castle — RIBA Stirling Prize 2013

Repairs and conservation works to stabilize ruinous
fortified manor house and create contemporary
accommodation within the building.

= Stoneleigh Abbey
Conservation works to masonry structures, cast iron
bridge and water control feature within listed historic
gardens and parkland.

= Birnbeck Pier
English Heritage grant aided phase of surveys and
repairs to grade 2* listed cast and wrought iron pier

= Mount Stewart House, NI

£6m repairs, conservation and re-servicing of
National Trust property to enable increased public
access to the building.



