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	Proposal(s)

	Various external works including new roof form, new windows, and two storey glazed link extension on north elevation (retrospective) and total internal alterations.


	Recommendation(s):
	Grant Planning Permission and Listed Building Consent with conditions 


	Application Type:
	Householder Application


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	05

	No. of responses

No. electronic
	00
00
	No. of objections


	00


	Summary of consultation responses:


	A site notice was displayed on 22/05/2014 and between 30/01/2015-20/02/2015 and a notice was put in the press on 05/02/2015. No responses were received’. 

	CAAC/Local groups* comments:

*Please Specify
	Highgate CAAC have not commented on the proposals but detailed comments have been received from English Heritage. 
 


	Site Description 

	The application site comprises The Elms, a large detached house dating from 1836-40 (George Basevi) with later additions. It is two storeys in height (with basement) and has a hipped roof with projecting eaves. It is listed Grade II and sits within a large mature garden area, which includes Elm Lodge (to the south-west). The site originally formed part of the Fitzroy Estate and in 1828 the land was divided into two plots. Basevi designed houses for both sites, Beechwood for his brother and the Elms for himself. Pevsner claims that the additions to the east and north were carried out in 1863. The entrance piers and garden walls are listed grade II as is the adjoining Elm Lodge. The site falls within the Highgate Conservation Area.  The listed building is on the English Heritage “Heritage at Risk” Register (2010), London, designated priority “F”. The listing includes the following description:

 “Irregular main frontage of 2 stories with semi-basement. 5 windows. Left hand range: right hand ground and 1st floor tripartite, recessed sash windows, ground floor segmental-arched. Bands at 1st floor and sill level. Link extension: entrance with Ionic prostyle portico with extension to the right. Doorway with fanlight and half glazed double doors. C20 windows. Cornice and blocking course. Right hand range: 3 light canted bay window carried on cast iron columns. Single recessed sash at 1st floor. Stone capped gable. etc….To left hand ground floor a tented veranda with thin cast-iron columns.  Interior: retains original features”

Following planning permission and listed building consents (PEX0100810 & LEX0100811) in 2003, which included approval to demolish parts of the later extensions, a two-storey and basement extension (to the north of the listed building and linking the two by way of a lightweight glazed ‘winter garden’ area, recessed from the east & west elevations) was built although it has been built materially different to that which was approved and none of the attached conditions were discharged. To the north-east of the application building is a new detached garage with staff flat over.  
The site is in Metropolitan Open Land. The 2010 LDF denotes that the application site is also identified as a ’Large, Private Open Space, including Elm Cottage and several ponds’.



	Relevant History


	Since the service of this LBEN the owners of the property have tried to resolve these various issues and has appointed respected architectural historians Caroline Pegum, Paul Velluet  and Dan Cruikshank to undertake scholarly research into the original design of the property and then to replicate this as far as possible. Also professional conservator David Luard has undertaken research on the surviving joinery and other timbers stored on site and have been able to identify and restore/repair some original windows other pieces of joinery. A paint analysis report has been provided by Catherine Hassall, a report on the chemical composition of the external render by the Scottish Lime Centre Trust, a report on the restoration on the metal verandah from the west façade by EURA Conservation Ltd. and design studies of the Winter Garden by Price & Myers structural engineers.
The Council hired Terry Girdler of Conisbee, a conservation accredited structural engineer, to give professional advice to the Council as some of the requirements of the LBEN may have caused damage to the property, most notably removal of the concrete floors and it was claimed removal of the 
Winter Garden. Mr Girdler found that the concrete floors could not be replaced without damaging the property and would serve no real benefit in conservation terms but that the Winter Garden could be safely removed. The Council then used Mr Girdler and the applicant’s surveyor, Price & Myers, to explore alternative designs of the Winter Garden enclosure. They found that the hexagonal lattice structure was an efficient engineering solution and that the alternatives would need substantial metal supports and thicker panes of glass.

Representatives of English Heritage have also attended meetings at the property and have advised on this case. Although they are still disappointed at the extent of the unauthorised work and the damage done to historic fabric they recognise that elements are irreversible and that effort is being made to offset this damage by the work being done to replicate the interiors and by reinstating salvaged windows and other bits of joinery. The glazed winter garden enclosure is the most controversial element for retention but English Heritage have stated that while they still have reservations there is no viable alternative and that by lessening its impact through painting the hexagonal lattice structure a sky blue and removing glass structures to the east and west they accept its retention.           



	Relevant policies

	National Planning Policy Framework 2012
National Planning Practise Guidance

The London Plan 2011
LDF Core Strategy and Development Policies 2010

CS5 (Managing the impact of growth and development)

CS14 (Promoting high quality places and conserving our heritage)
DP24 (Securing high quality design) 
DP25 (Conserving Camden’s heritage)

DP26 (Managing the impact of development on occupiers and neighbours)
Camden Planning Guidance 2011 

CPG1 (Design)

Highgate Conservation Area Appraisal and Management Strategy 2007


	Assessment

	1.0 Proposal
1.1 Planning permission is sought for the retention of a new roof, a two storey glazed link extension between the historic villa and the new extension, the installation of new windows, and rainwater goods. 
1.2 Listed Building Consent is sought for the external alterations and a total internal refurbishment most of which is retrospective. 

1.3 This planning application and Listed Building application is an attempt by the owner to rectify and regulate the requirements of the Listed Building Enforcement Notice dated 14/05/2012. This notice identifies 57 breaches has 46 requirements.  This report will outline the proposals and how they comply with the requirements of the LBEN; firstly of the external alterations that also require planning approval as well as LBC and then the internal proposals that only require LBC.    
2.0 Assessment

2.1 The main planning issues to be considered are the impact of the proposal in terms of design and conservation. 

2.2 The house has been added to extensively but retains at its core the compact Regency style villa built by the architect George Basevi. The interiors were not inspected at the time of listing but were noted to retain original features. Photographs by English Heritage from 1988 confirm this to have been the case, and confirm that at that time, later interior decorative elements of some interest also survived. Although the house has been subsequently neglected for many years and was noted to be in a dilapidated state in the 1990’s, it incorporates typical 19C domestic elements and materials including asymmetric planning, canted bay windows supported on cast-iron posts, stucco, slated roof, ironwork, timber windows and internal features such as joinery, panelling, decorative plasterwork and chimney pieces, all of which contributed to its architectural and historic significance. The house sits in large attractive mature grounds with uninterrupted views down the sweeping lawns through to Hampstead Heath and forms part of the historic development of Highgate as a wealthy and fashionable location since the 17th century. The character of Fitzroy Park is specifically noted to draw significance from the wide variety of architect designed dwellings from different eras for wealthy clients (a number built as architects’ own houses). The Elms was built for Basevi himself who was recognised as a distinguished architect for his own occupation. He was one of Sir John Soane’s most successful pupils.
2.3 Although much of the special historic interest was lost through the comprehensive refurbishment by the current owners they have attempted to offset this by providing high quality, historically accurate finishes and design to the interior. They have also agreed to replace all the windows and to offset the winter garden enclosure by removing smaller glazed structures to the east and west and painting it a light blue.  
2.4 External  
2.5 Roof: The roof of the 1840’s villa was completely removed and has resulted in the complete loss of original fabric, including the original timber roof structure, Welsh slate covering, dormer windows, rooflights, attic floor structure, stud partitions, plasterwork and internal joinery. Although the 2003 did show a reconfigured, ‘monolithic’ roof it is debatable whether the 2003 scheme actually allowed this work and very unlikely that the complete removal and replacement of the roof fabric with modern materials would be allowed now. However the original roof is now lost and cannot be replaced and removal of the current roof would likely damage the property and achieve no benefit. The enforcement notice recognises that the new main roof covering should not be replaced and does not require it removal. It is considered that in the circumstances the modern replacement roof is acceptable in its current form. It is further considered that as the Council is minded to allow the main part of the Winter Garden to remain that the area of flat roof between the east & west roofs and the roof over the entrance need not be replaced with a pitched roof, also that the parapet above the entrance on the South elevation need be rebuilt and the copings replaced. (LBEN requirements 1 & 10).

2.6 Roof windows: The application shows the sliding sash windows currently in the roof replaced with timber casement windows as per the enforcement notice. The drawings also show a conservation style rooflight on the east face of is required to be removed by the LBEN, the applicant claim that this is actually a ‘heritage’ conservation type rooflight. A condition requiring the fitting of this rooflight flush with the roof will be added to the LBC application. (LBEN requirement 2 & 3).
2.7 Basement Bays; The application shows the two basement bays added to the south eastern room on the south and eastern elevations infilled and the support to match those which previously existed replaced, the details of which would have to be secured by condition. (LBEN requirement 4)
2.8 Render: LBEN required the external render be removed and replaced with lime rich render. A submitted report analysing the chemical analysis of the render has found that it is lime rich however the top coat does have unusually high cement content. It is this high cement content in the outer coat that has led to the hard, crisp appearance of the render. However it has been showed that it is lime rich and not damaging to the property and removal of the current render would cause irreversible damage to the brickwork so it is considered that the current render is acceptable. (LBEN requirement 5). 

2.9 Window Cills; It has been shown on site that the window cills are still stone and have not been replaced. (LBEN requirement 6). 
2.10 Rainwater Goods; The application shows replacement of the aluminium rainwater goods and there replacement with cast iron, details of which would have to be secured by condition. (LBEN requirement 7). 
2.11 Windows: Luard Conservation Ltd. Have submitted detailed reports on all the salvaged windows left in the property. The current hardwood details have been submitted by Luard Conservators as to how some of the original windows which have been salvaged can be re-used and replicas based on the original windows can be manufactured to replace the existing sliding sash windows. It is also considered that that replacing the windows in the south elevation that were originally crittal windows with historically accurate windows will be beneficial. The details of the reinstatement of the windows will have to be secured by condition. (LBEN requirement 8 & 14). 
2.12 Steps; Repairs will be made to the entrance steps, details of which need to be secured by condition. (LBEN requirement 9).
2.13 Window Boxes; Details have been submitted by Luard Conservation Ltd.  as to how some of the decorative window blind boxes can be reinstated or replicated where this is not possible. The details of which will have to be secured by condition. (LBEN requirement 11). 
2.14 Winter Garden: The new curved lattice steel framed glazed roof linking the historic villa with the modern extension and concrete floor and steps underneath linking the historic villa and new extension at 1st floor level, is known as the Winter Garden. The 2003 consent agreed this link in principle and it was envisaged that this structure would be a lightweight, predominately glass structure and it is shown in the 2003 consent as being a simple glass box although the actual detailed design was subject to condition. The lattice roof structure that has been constructed was originally considered too heavy and over engineered and detracted from the special character of the Listed Building. However a study undertaken for the Council by Terry Girdler of Conisbee, a chartered engineer with much experience of working on historic buildings, found that from an engineering perspective the lattice structure is the most efficient way to span such a large gap, any other roof would require substantial support and the need to fit the structure under the eaves of the historic villa leaves limited options. He found that it was structurally impossible to create a lightweight glass structure as originally envisaged. Various other designs including  ‘structurally efficient’ arrangement of steel beams, steel frame using shallow /thin sections, glass beams supporting a glass roof and lightweight cable truss system were looked at but all would involve creating a more heavy looking roof with thicker glazing panels and support beams of 200mm to 350mm thickness.  

2.15 The applicants propose to remove the cupola on the west side of the Winter Garden and the glazed box structure on the east side and painting the lattice roof structure over the new concrete structure a light blue following advice from English Heritage, who despite still having concerns about the structure do not consider any of the alternate options an improvement. 

2.16 Considering that there is no viable alternative that would be less prominent or more lightweight appearing and that the impact of the structure has been lessened by removing the structures on the west and east sides and of painting the lattice structure a blue colour it is now considered that this element of the proposal is acceptable. (LBEN requirement 12). 
2.17  A metal tented veranda canopy structure was removed from the east façade but is still stored on site and is proposed to be restored. Details of which will be secured by condition. (LBEN requirement 13).
2.18 Internal
2.19 Basement; The proposals for the basement are not considered acceptable for the most part although consent has already been granted to enlarge the basement, the detailed requirements of the LBEN regarding finishes are not are addressed; rooms 39 to 43 and room 45 are not shown to have timber ceilings and lime rich plaster on the walls and ceilings reinstated. Room 42 is proposed to retain the concrete floor above and the concrete stairs leading in to the basement are to remain, this is considered acceptable as removal of these structural interventions is dangerous to the building as a whole. Some service ducts have already been removed but the services will require a further LBC application. The wall in the north area needs to be rebuilt although it is not shown on the application (LBEN requirements 15-18). 
2.20 Ground Floor;  It is the intention of the applicant to use scholarly research to reinstate  a Regency style interior using lime-rich plaster and cornices, timber window cills and surrounds, shutters and shutter boxes, timber wall panelling, skirtings, plus door and associated fittings, all of which can be controlled by condition, This will comply with the LBEN. However it will not be possible to remove the concrete floor slab as removal of this structural intervention would damage the building. It is proposed to retain the historically accurate window in the north wall but the Council consider reinstating French Doors important as  although a later addition they added to the special interest of this listed building. (LBEN requirement 19-32)
2.21 Detailed conditions are required for chimney pieces and fire surrounds and some of the other work although detailed drawings for most of the work have been submitted.
2.22 First Floor As for the ground floor it is the intention of the applicant to use scholarly research to reinstate a Regency style interior using lime-rich plaster and cornices, timber window cills and surrounds, shutters and shutter boxes, timber wall panelling, skirtings, plus door and associated fittings, all of which can be controlled by condition, This will comply with the LBEN. However it will not be possible to remove the concrete floor slab as removal of this structural intervention would damage the building.  The large joinery-work window and partition in area 69 will be reinstated in materials and finishes to match surviving original work, the new partition between original rooms (formerly occupied by modern rooms 63, 64, 65 and 66) will be reinstated in lime based plaster finishes along with new ceilings, joinery and floor boarding. A new chimney piece will be installed. Details of which will be secured by condition. Lath and lime based plaster finishes to the walls and ceiling, the ceiling-cornices/borders, the joinery and floor boarding, a new window and other joinery together with a new chimney pieces within rooms 62-63. The area occupied by rooms 48 & 49 will be re-instated as one room Rooms 66 & 68 will have lime rich plaster and lath finishes and joinery and a new window and partition re-instated. Rooms 52 & 53 will have window, joinery and partition re-instated and finishes re-instead with lime rich plaster. It is now proposed to modify and retain the Winter Garden (LBEN requirement 44) although a partition is required to demark the area between the historic villa and the modern additions.

2.23 Attic Floor;    It is proposed to retain the timber staircase to the attic floor although it is removal is required by the LBEN, the applicants justify this by stating it was clearly shown as replaced in the 2003 permission, the previous one was badly damaged and that the detailed design of the staircase is traditional and sympathetic in construction and detailing to the property and it does not adversely affect the special historic and architectural interest of the property. However it is considered that this staircase does detract from the special interest of the property and should be replaced. The proposed plan to install partitions with lime based plaster in the roof space is acceptable. (LBEN requirements 33-46).
Conclusion

Although it is still regrettable that much original fabric was lost and the special architectural and historic interest harmed when the property was recently refurbished this application is a real attempt to offset some of this damage through specialist replication of the interior following scholarly historic research that will improve this special architectural and historic interest. 
Requirements of the enforcement notice that are not adequately addressed by this application will still be outstanding, these include the rooflight in the east facing west roof slope, the finishes to the basement, the creation of a wall in the north area of the basement to show the demarcation between the historic and modern parts of the property, the staircase to the attic and services will not be approved and will still be outstanding on the LBEN.   
3.0 Recommendation; That planning permission be granted for the external alterations including the new roof structure over the historic villa, external render, windows and glazed hexagonal structure over the winter garden subject to conditions.  Besides the standard conditions the following details will be required by condition;
(a) Reinstatement of  tented verandah structure on west elevation of 1840's villa rainwater goods (drawings at 1:10, specification and samples of new materials);

(b) Reinstatement of cast iron rainwater goods, (product specification and samples);

(c) Dormer windows, including front face, of 1840's villa, (drawings at 1:10 and sample of lead cladding);

(d) Infilling of the two south-eastern bay windows at basement level including the reinstatement of cast iron support columns, (drawings 1:10);

(e) Reinstatement of decorative blind boxes, (drawings at 1:5);

(f) Casement windows for dormer windows (drawings 1:10);

(g) Installation of flush conservation-type rooflight in the eastern roof pitch of the 1840's villa,;

(h) The detailed design of the enclosing walls of the Winter Garden;

(i) The detailed design of the double doors/sliding doors in the in the enclosing wall of the Winter Garden;

(j) Revised drawings for the round-arched first floor window in the east elevation of the 1860s house;

(k) Revised drawings for the ground-floor library bow French windows in the north elevation of the 1860s house;

(l) Revised drawings for the reinstatement of the French doors in the north elevation of ground floor reception room of the 1860s house.

(m)  Details of all other windows and external doors in the 1840s and 1860s section of the historic house and consented addition on north east side, in accordance with Luard Conservation Ltd. report on the condition of joinery dated February 2014 and letter dated 23 February 2015. To show where new and salvaged components are to be fitted, plus materials and finishes. Plans, sections and elevations at a scale of 1:10 plus details of head, cills and jambs at 1:2.

The following items will require method statements;

(a) Reinstatement of  tented verandah structure on west elevation of 1840's house;

(b) Reinstatement of cast iron rainwater goods;

(c) Dormer windows, including front face, of 1840's villa;

(d) Infilling of the two south-eastern bay windows at basement level including the reinstatement of cast iron support columns;

(e) Reinstatement of decorative blind boxes;

(f) Casement windows for dormer windows;

(g) Installation of flush conservation-type rooflight in the eastern roof pitch of the 1840's villa;

(h) All windows and external doors in the 1840s and 1860s section of the historic house and consented addition on north east side, in accordance with Luard Conservation Ltd. report on the condition of joinery dated February 2014 and letter dated 23 February 2015. To show how new and salvaged components are to be fitted, plus materials and finishes;

That Listed Building Consent (2014/1313/L) be part allowed and part refused; 
a)  to GRANT CONSENT  for: New roof form to grade II listed building, glazed link extension on north elevation, external alterations (with the exception of those listed as refused consent in section b), various internal alterations (with the exception of those listed as refused consent in section b).

Drawing Nos: 492/) D011-1; D011-2; D012-1, RB6 rev C; RB7 rev c; RB8 rev C; RB9 rev C; RB10 rev c; RB11 rev C; RB12 rev C; RB13-1 rev C, RB13-2rev C; RB15 rev C; RB23 rev C; RB24 rev C; RG10 rev C; RG12 rev B; RG13 rev C; RG14 15-02 rev C; RG16-1 rev C; RG 16-2 rev C; RG19 rev C; RG21 rev C; R1. 10 rev C, R1. 11 rev C, R1. 11-2 rev C; R1.12-1 rev C; R1.12-2 rev C; R1.14 rev C; R1.15 rev C; R1.16. 17, 20-1 rev C;  R1.17, lobby R1.20; R1.18,19 rev C; Observations on the building's chronology, construction history and on the proposed works of repair and restoration by Dan Cruickshank, December 2012; A supplementary report on the scope to recover and reinstate displaced window-joinery by Paul Velluet, February 2014; Report on the condition of the windows and external elements of the window frames by David Luard, February 2014; Paint Analysis Report on External Joinery by C Hassall Paint Analysis, April 2013; The Elms, Veranda - Condition Report by Eura Conservation Ltd, June 2013; Condition report: imitation book spines on the false library door at The Elms, February 2014; Specification of works to be undertaken in conjunction with the works of alteration The Elms, N6, 2013; Schedule of works of repair to be undertaken in conjunction with the works of alteration at The Elms by BJ Planning; Schedule: assessment of items set out in enforcement notice, Applicant Response, February 2014.  .
Detailed drawings, or samples of materials as appropriate, in respect of the following, shall be submitted to and approved in writing by the Council before the relevant part of the work is begun:

(a) Reinstatement of  tented veranda structure on west elevation of 1840's villa rainwater goods (drawings at 1:10, specification and samples of new materials);

(b) Reinstatement of cast iron rainwater goods, (product specification and samples);

(c) Dormer windows, including front face, of 1840's villa, (drawings at 1:10 and sample of lead cladding);

(d) Infilling of the two south-eastern bay windows at basement level including the reinstatement of cast iron support columns, (drawings 1:10);

(e) Reinstatement of decorative blind boxes, (drawings at 1:5);

(f) Casement windows for dormer windows (drawings 1:10);

(g) Installation of flush conservation-type rooflight in the eastern roof pitch of the 1840's villa,;

(h) The detailed design of the enclosing walls of the Winter Garden;

(i) The detailed design of the double doors/sliding doors in the in the enclosing wall of the Winter Garden;

(j) Revised drawings for the round-arched first floor window in the east elevation of the 1860s house;

(k) Revised drawings for the ground-floor library bow French windows in the north elevation of the 1860s house;

(l) Revised drawings for the reinstatement of the French doors in the north elevation of ground floor reception room of the 1860s house.

(m)  Details of all other windows and external doors in the 1840s and 1860s section of the historic house and consented addition on north east side, in accordance with Luard Conservation Ltd. report on the condition of joinery dated February 2014 and letter dated 23 February 2015. To show where new and salvaged components are to be fitted, plus materials and finishes. Plans, sections and elevations at a scale of 1:10 plus details of head, cills and jambs at 1:2.

(n) details of all internal joinery including timber window cills and surrounds, shutters and shutter boxes, timber wall panelling, timber mouldings, and timber skirtings, timber doors, frames and linings (and ironmongery where appropriate), timber bookcases (including leather-bound book spines where relevant), timber floor finishes including parquet (detailed drawings at 1:5, samples)

(o) Reinstatement of any historic joinery that has been salvaged (detailed drawings at 1:5)

(p) A revised design for the first-floor/attic staircase, (detailed drawings at 1:5)

(q)New floor construction and finishes, (detailed drawings at 1:10, product specification, samples)

(r) Loadbearing brick partitions and finishes (detailed drawings at 1:10)

(s) A revised design for the basement hall layout at the interface of new and historic house.

(t) A revised design for  floor  finish of ground floor hall and dressing room 

(u)Timber  stud partitions and finishes (lath and lime rich plaster) (detailed drawings at 1:10)

(v) Fireplaces including surrounds, over mantles and hearths (detailed drawings in context, product specification, photographs and/or samples;

(w) Repair and full restoration of ground floor stair hall/library door by specialist including damaged book-spine finish and reinstate with ironmongery as previously existed;

(x)Winter garden finishes including floor and stair finishes, masonry wall and ceiling finishes

 Method statement(s) in respect of the following shall be submitted to and approved in writing by the Council before the relevant part of the work is begun. 

(a) Reinstatement of  tented veranda structure on west elevation of 1840's villa rainwater goods; 

(b) Reinstatement of decorative blind boxes;

(c) Reinstatement of all windows and external doors in the 1840s and 1860s section of the historic house and consented addition on north east side, in accordance with Luard Conservation Ltd. report on the condition of joinery dated February 2014 and letter dated 23 February 2015.

(d) Installation of all internal joinery including timber window cills and surrounds, shutters and shutter boxes, timber wall panelling, timber mouldings, and timber skirtings, timber doors, frames and linings; (and ironmongery where appropriate), timber bookcases (including leather-bound book spines where relevant), timber floor finishes including parquet;

(e) Reinstatement of all other historic joinery that has been salvaged.

b)  to REFUSE CONSENT for: Replacement fenestration including windows, doors and rooflight, together with rebuilt window openings, has resulted in a loss of historic fabric, introduced inappropriate detailed design including materials and finishes and disregarded the historic development of the listed building, removal of historic partitions in the historic house, including those at first floor and basement levels separating the winter garden and basement; removal of original timber attic staircase and replacement with a new timber staircase; installation of services such as the laying of underfloor heating and associated floor coverings over historic floor finishes; replacement fenestration including windows, doors and rooflight, together with rebuilt window openings. 

Drawing Nos to be part approved/part refused: (Listed building – basement plan) 492/105 rev D – all items to be approved with exception of hall layout which omits internal east-west walls differentiating between and supporting the plan of the historic (listed) building and the basement of the new-build extensions; (Listed building – ground floor plan) 492/107 rev C – all items to be approved with exception of the replacement of the French windows with a single-sash window in Sitting Room RG.11, the marble floor finish in the Entrance Hall; (Listed building – first floor plan) 492/109 rev C – all items to be approved with the exception of the plan form and the southern end of the upper gallery, a marble finish to the entirety of the upper gallery floor, the design of the double doors to the western terrace as they as shown as side-hung (as opposed to sliding as on the drawing no 492/R1.9 rev C); (Listed building – second floor plan) 492/111 rev B – all items to be approved with the exception of the, the replacement timber staircase to the attic, the omission of partitions to the attic floor to create a number of smaller rooms, the lack of detail relating to the new steel roof structure within the attic space and roof voids; (Listed building – roof plan) (Proposed east elevation) 492/210 rev B – all items to be approved with the exception of the winter garden glazed wall enclosure and openings all replacement windows in the 1860s section of the historic house and its immediate extension to the north-east (the reference on the drawing to the windows not forming part of this application is incorrect); (Proposed south elevation) 492/211 rev B – all items to be approved with the exception of all replacement windows in the 1840s and 1860s sections of the historic house (the reference on the drawing to the windows not forming part of this application is incorrect); (Proposed west elevation) 492/212 rev B – all items to be approved with the exception of all replacement windows and external doors in the 1840s section of the historic house (the reference on the drawing to the windows not forming part of this application is incorrect), the lack of detail depicting the west elevation of the winter garden;  (Winter garden section E-W) 492/213 rev B – all items to be approved with the exception of all replacement windows in the 1840s section of the historic house, the glazed walls, the lack of structure shown on the drawing, the omission of side-hung glazed double doors on the east and west elevations at ground-floor level (discrepancies), the omission of sliding glazed double doors on the west elevation at first-floor level (discrepancy); (New extension – north elevation) 492/214 rev A – all items to be approved with exception of replacement windows in 1840s section of the historic house; (Listed building – section AA) 492/215 rev A – all items to be approved with exception of the new sash window replacing the French doors in the north wall of ground floor sitting room RG11; (Listed building – section BB) 492/216 rev A – all items to be approved with exception of the omission of partitions in the basement stair hall to reinforce the historic building from the new-build basement, the omission of a partition at first floor level at the southern end of the winter garden to define the landing passage linking the 1840s and 1860s section of the historic building, the design of the ground-floor double doors in the east elevation of the winter garden, the lack of detailed design for the glazed wall enclosure of the winter garden; (Listed building – section CC) 492/217 rev A – all items to be approved with exception of partitions in the basement stair hall, the omission of a partition at first floor level at the southern end of the winter garden, the design of the ground-floor and first-floor sliding doors in the west elevation of the winter garden (discrepancy), the lack of detailed design for the glazed wall enclosure of the winter garden, the omission of the rooflight in the easternmost pitch of the hipped roof of the 1840s section of the historic house; (Basement wine cellar RB14) 492/RB14 rev C – all items to be approved with exception of Reflective Ceiling Plan as it shows the vaulted ceiling to be sandblasted and sealed; (Basement bar & hall RB17 & RB22) 492/RB 22-1 rev C; 492/RB 22-2 rev C – all items to be approved with exception of hall layout which omits internal east-west walls differentiating between and supporting the plan of the historic (listed) building and the basement of the new-build extensions, creating an overly grand space for the basement of the listed building; (Ground floor sitting room RG11) 492/RG11-1 rev C; 492/RG11-2 rev C – all items to be approved with exception of (5); (Ground floor hall & dressing room RG14) 492/RG14,15-01 rev C – all items to be approved with exception of Reflective Ceiling Plan, and Entrance Hall Plan; (First floor upper gallery R1.9) 492/R1.9 rev C – all items to be approved with exception of the glazed walls (lack of detail provided), the lack of structure shown (eg the structural steelwork to support the glazed roof structure inserted within the fabric of the east wall of the 1840s section of the historic house), the plan form and the southern end of the upper gallery where there is no dividing partition to create an east-west corridor linking the 1840s and 1860s sections of the historic house, a marble finish to the entirety of the upper gallery floor, lack of detail on the reflective ceiling plan (which omits the lattice roof structure), the inclusion of sliding glazed doors on Elevation 4 (a discrepancy as not shown on the plan), the lack of contextual detail on Elevation 3 (including the eaves and roofline of the southern section of the historic house), the omission of detail on Elevation 4 relating to the unacceptable replacement of the round-arched landing window and the unacceptable reconstruction of a section of the east wall in modern brickwork, the absence from the drawing of the replacement rooflight in the eastern pitch of the hipped roof of the 1840s historic house; (First floor stair room R1.13) 492/R1.13 rev C – all items to be approved with exception of new timber staircase up to second floor behind new lather and lime based plaster stud wall, lack of justification for replacement of round-arched window; (First floor bedroom R1.11) 492/R1.11-1 rev C; 492/R1.11-2 rev C; (First floor dressing room) R1.14 rev C
The following specific items are considered to cause harm to the special interest of the listed building:-

- Removal of historic windows and replacement with hardwood sash windows and external doors in historic house

- Removal of historic French doors and replacement with sash window in north wall of ground floor reception room of 1840s villa

- Removal of historic bow window and French doors and replacement with incorrectly detailed bow window and French doors in ground floor library of 1840s villa

- Bricking up of internal door in east wall of ground floor library of 1840s villa providing link to winter garden

- Installation of services including laying of underfloor heating over historic floor finishes, such as ground floor hall of historic house

- Removal of east-west running partition in basement stair hall separating the historic basement from the new-build basement 

- Removal of first-floor east-west running corridor partition in 1860s link separating the historic house from the new-build winter garden

- Removal of original timber attic staircase and replacement with a new timber staircase of a different configuration and detailed design in 1840s villa 

- Retention of conservation rooflight installed with a projecting profile in eastern roof slope of 1840s villa.




