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1.0  INTRODUCTION

This  document  suppor ts  p lann ing  app l i ca t ion  and 
L is ted  Bu i ld ing  consent  fo r  p roposed works  to  No. 
11  The Grove ,  H ighgate  London N6. 

Permiss ion  i s  sought  to  make changes  to  the  top 
f loor  and  lo f t  space .  The cur ren t  top  f loor  has  a 
cen t ra l  bedroom wi th  no  access  to  the  h igh  leve l 
dormer  w indow and poor  access  to  the  lo f t  space .
Proposed a l te ra t ions  inc lude :  demol i t ion  o f  a 
modern  wa l l  to  the  cen t ra l  bedroom and a l te ra t ions 
to  the  roo f  space  to  make the  bedroom hab i tab le 
and  the  lo f t  space  more  access ib le  and  usab le .

Fig .1  Locat ion Plan

LOCATION
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2.0  HISTORICAL ANALYSIS

2.1 ALTERATIONS/  PLANNING HISTORY

The proper ty  was  cons t ruc ted  a round 1854 as  a  semi -
de tached house pa i red  w i th  No.  10  The Grove .  The bu i ld ings 
a re  bo th  Grade 2  l i s ted . 

The proper ty   was  des igned as  a  la rge  fami ly  home.  A t  some 
po in t  be tween 1967 and 1985 i t  was  conver ted  in to  a  s tudent 
hos te l  fo r  Nansen Vi l lage .  There  i s  no  record  o f  a l te ra t ions  to 
the  house pr io r  to  th is  t ime. 

In  1985 the  des igna ted  usage was  changed f rom hos te l  back 
to  s ing le  fami ly  home and the  house was  subsequent ly  so ld 
on .

Ex tens ive  renovat ions  a re  unders tood  to  have  been made a t 
th is  t ime though there  i s  no  p lann ing  o r  L is ted  bu i ld ing  record 
o f  the  work . 

The  in te rna l  jo inery  and  s ta i rcase  appear  to  be  modern  bu t 
sympathe t i c  to  the  bu i ld ing .  Some or ig ina l  door  f rames and 
pane ls  remain  where  they  a re  in  the i r  o r ig ina l  loca t ions .

More  recent  changes  have  been made inc lud ing :
•	 Changes  to  the  basement  and  i t s  re la t ionsh ip  w i th  the 

garden, 
•	 Ground f loor  l i v ing  accommodat ion  knock ing  be tween the 

l i v ing  room and what  i s  l i ke ly  to  have  been a  s tudy  in  the 
o r ig ina l  p lan . 

•	 Reins ta t ing  d iv id ing   bedroom wa l l  and  wardrobes  a t  f i r s t 
f loor  leve l

•	 There  i s  a  cur ren t  p roposa l  to  ins ta l l  under f loor  hea t ing 
in  the  ma in  l i v ing  space.

2 .2  L ISTING_ GRADE I I

The record  l i s t ing  i s  fo r  the  ex te r io r  o f  the  house on ly.

TQ2887SW THE GROVE 798-1 /5 /1614 (West  s ide)  Nos .10 
AND 11  _  GV I I

2  semi -de tached v i l l as .  c1854-5 .  Pa le  s tock  b r i cks  w i th 
s tucco  quo ins  and  dress ings .  Sha l low h ipped s la ted  roo fs 
w i th  cen t ra l  s lab  ch imney-s tack  and  pro jec t ing  b racke ted 
eaves .  2  s to reys ,  a t t i c  and  basement .  Outer  en t rance  bays 
s l igh t l y  recessed.  Pro jec t ing  por t i cos  w i th  round-arched 
en t rances  hav ing  keys tones  and impos t  bands ,  corn ices 
and  parapet  wh ich  con t inues  across  the  f ron t  o f  the  houses 
to  fo rm ba lcon ies  to  1s t  f loor  w indows.  Each w i th  a  can ted 
bay  w indow to  g round f loor  and  a rch i t raved  t r ipar t i te  sash 
w i th  corn ice  above;  a rch i t raved  sash  w i th  corn ice  above 
porches .  Arch i t raved  a t t i c  w indows w i th  con t inuous  s i l l  band. 
INTERIORS:  no t  inspec ted .

2 .3  NO.  10  THE GROVE LAYOUT

No.  10  i s  the  s is te r  house to  No.  11 .  I t  i s 
unders tood  to  be  la rge ly  unchanged f rom the 
o r ig ina l  des ign  bu t  fo r  the  convers ion  o f  the 
basement  in to  a  separa te  f la t  in  1970. 

For  the  purpose  o f  th is  p roposa l  we are  assuming 
tha t  the  layou t  o f  No.  11  was  the  same as  tha t  o f 
No.  10 .

The f loor  p lans  on  the  fo l low ing  page show the 
amended dra inage a l te ra t ions  wh ich  occur red  as 
par t  o f  th is  convers ion .  These inc lude : 

•	 moving  the  k i t chen up  to  g round f loor  and 
•	 Creat ing  a  separa te  apar tment  in  basement
•	 a new ba th room in  basement . 

The  k i t chen was  l i ke ly  to  have  been a  l ib ra ry /  s tudy 
p r io r  to  th is  change.

The f loor  o f  in te res t  here  wh ich  concerns  the 
p roposed a l te ra t ions  fo r  th is  app l i ca t ion  in  the  2nd 
f loor.  The  layou t  i s  h igh l igh ted  on  the  fa in t  p lans  on 
the  fo l low ing  page.

The 3  ma in  bedrooms are  l i ke ly  to  have  o r ig ina l l y 
been s ta f f  accommodat ion  w i th  a  ch i ld ' s  bedrooms 
o f f  the  s ta i rcase . 

The aux i l ia ry  room in  the  cen t re  o f  the  house is 
l i ke ly  to  have  been a  l i v ing  space fo r  the  s ta f f  wh ich 
gave  access  to  bo th  s ta f f  bedrooms.  I t  takes  l igh t 
f rom the  h igh  leve l  dormer  w indow w i th  a  ladder 
shown fo r  access .  The ladder  wou ld  have  heav i l y 
compromised the  use  o f  the  room.

Fig .2_  Front  E levat ion



511 The Grove, Highgate DA Her i tage StatementRichard Keep Architects

Fig .  3  _  1970s Plan of  amendments  to  No. 
10

Like ly  or ig ina l 
layout  wi th  ladder

2.0  HISTORICAL ANALYSIS
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3.1  ASSESSMENT OF SIGNIFICANCE

The p lans  be low show the  ex is t ing 
con f igura t ion  o f  the  top  f loor  and  roo f 
space . 

Wal l  co lour ing  s ign i fy  when the  wa l l  da te 
f rom.

PINK_  i nd ica tes  o r ig ina l  wa l l  l i ke ly  to  da te 
back  to  1850

ORANGE_ wa l l s  inser ted  dur ing  hos te l  use 
o r  la te r.

3 .2  CENTRAL ROOM

It  i s  assumed tha t  the  p rev ious  hos te l 
convers ion  a l te red  the  o r ig ina l  layou t  to 
max imise  the  number  o f  bedrooms and 
ba th rooms.

A new wa l l  was  inser ted  in to  the  cen t ra l 
l i v ing  space (now bedroom 6)  to  g ive  an 
add i t iona l  p r i va te  bedroom and separa te 
access  to  the  f ron t  and  rear  bedrooms. 

There  i s  no  longer  access  to  the  h igh  leve l 
w indow as  the  ladder  compromised the 
use  o f  the  room.  As  a  resu l t  there  i s  no 
ven t i la t ion  to  th is  bedroom,  no  v iew and 
an  inaccess ib le  w indow mak ing  the  room 
imprac t i ca l .

The  or ig ina l  layou t  o f  the  house may have 
been sa t i s fac to ry  fo r  i t s  use  when des igned 
bu t  i t  i s  cer ta in ly  no t  fo r  modern  day  l i v ing

BED 5BED 4

Fig .  4_  Exist ing Second F loor  S igni f icance

BED 6

BED 3
SHOWER

BATH

STAIR

A A

3.0  EXISTING CONDITION

Fig .  5_  Exist ing Lof t  S igni f icance

VOID

ATTIC

BALCONY

REDUNDANT 
WATER 
TANKS

hatch  to 
ba lcony

Dormer 
Window

A A
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3.0  EXISTING CONDITION

BED 3 STAIR

Fig .  9_  Exist ing Sect ion A-A Signi f icance

BALCONY ATTIC
REDUNDANT 
WATER 
TANKS

3.3  BATHROOM

Bathroom was subd iv ided  to  c rea te  2   ba th rooms 
be t te r  su i t ing  the  hos te l  use .  The casement  w indow 
to  the  f ron t  has  been sp l i t  be tween the  two ba th -
rooms

An open ing  was  c rea ted  in  the  s t ruc tu ra l  wa l l  to 
c rea te  a  new shower  w i th  wardrobes  in  Bedroom 3 .

3 .4  LOFT

Lof t  access  i s  cur ren t l y  p rov ided  by  a  ha tch  in  the 
new cor r idor  be tween bedrooms 3  and  4  w i th  a 
ha tch  and a  d rop  down ladder

The ar rangement  i s  such  tha t  the  ladder  has  to  be 
ra ised  o r  lowered  whenever  users  need to  wa lk  pas t 
i t .  Th is  makes  the  p rocess  o f  access ing  the  roo f 
very  awkward  and presents  a  f i re  hazard  to  bed-
room .

The lo f t  i s  a  co ld  roo f  w i th  insu la t ion  a t  ce i l i ng 
leve l .  There  i s  no  insu la t ion  be tween the  lo f t  space 
and bedroom 6 .

There  i s  a  s t ruc tu re  in  the  roo f  wh ich  p rev ious ly 
spread the  we igh t  o f  water  tanks  be tween the  s t ruc -
tu ra l  wa l l s .  The  house now has  a  modern  heat ing 
sys tem render ing  th is  space  redundant .  Th is  space 
cou ld  now be  be t te r  used.

Fig .  6_  No access to  ba lcony or  window

Fig.  7_   Ex is t ing void  space f rom balcony

Fig .  8_  Spl i t  bathroom window
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3.0  EXISTING CONDITION

Fig .  12_  Corr idor  wi th  ce i l ing hatch Fig .  13_  Redundant  water  tanks in  lo f t F ig .  14_  Lof t  hatch to  ba lcony 

F ig .  10_  Sta i r  wel l  a t  top f loor

Fig .  11_  View down sta i r  wel l

3.5  STAIRWELL

The s ta i r  we l l  i s  qu i te  dark  in  sp i te  o f  the  nor th 
fac ing  w indows.  The l igh t  has  been reduced by  the 
new bu i ld ing  on  the  ad jacent  p roper ty  to  the  nor th . 

The  app l i can ts  wou ld  l i ke  to  ins ta l l  a  roo f l igh t  a t 
the  top  to  b r ing  more  day l igh t  down to  g round f loor 
leve l ,  reduc ing  the  need fo r  a r t i f i c ia l  l i gh t ing  on  a l l 
f l oo rs . 
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4.0  IMPACT ASSESSMENT

BED 5BED 4

Fig .15_ Exist ing Second F loor  Impact

BED 6

BED 3
SHOWER

BATH

STAIR

1
2

3

4.1  SCHEDULE OF ALTERATIONS

1
Remova l  o f  ex is t ing  modern  wa l l

2
Remova l  o f  ex is t ing  door  and  f rame.  Frame to  be 
re loca ted  in  o r ig ina l  open ing  to  ba th rooms and 
ex is t ing  door  to  be  reused fo r  bedroom 3 .

3
New open ing  in  b r i ck  wa l l  w i th  new door  f rame to 
match  ex is t ing  modern  door  f rames.

4
Remova l  o f  ex is t ing  bu lkhead aga ins t  par ty  wa l l .

5
Remova l  o f  ex is t ing  p las te r  and  amendments  to  t im-
ber  wa l l  beh ind  as  requ i red  by  S t ruc tu ra l  Eng ineer.

6
Remova l  o f  f loor  jo is ts  in  cen t ra l  room on ly.  Ma in 
t imber  s t ruc tu re  to  be  re ta ined .

7_  Roof  reconf igured  to  a l low new roo f l igh t  over 
cen t re  o f  s ta i rcase .
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Fig .  17_  Exist ing Lof t  Level  Impact

VOID
ATTIC

BED 3 STAIR

BALCONY

Fig .  16_  Exist ing Sect ion A-A Impact
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4.2  IMPACT ASSESSMENT

Whi ls t  some o f  the  e lements  we are  p ropos ing  to 
a l te r  may  be  o r ig ina l  fabr ic  the i r  loss  i s  no t  s ign i f i -
can t  to  the  bu i ld ing  as  a  who le . 

More  so  the  changes  we are  p ropos ing  w i l l  improve 
the  cur ren t  layou t  enab l ing   the  midd le  room to 
func t ion   p roper ly  as  a  bedroom and make be t te r 
use  o f  the  roo f  space

The new roo f l igh t  over  the  s ta i rwe l l  w i l l  requ i re 
some amendment  to  the  t imber  roo f  s t ruc tu re 
though th is  w i l l  no t  be  de t r imenta l  to  the  house 
genera l l y  and  w i l l  no t  be  v is ib le  f rom the  s t ree t  o r 
gardens . 

Bu t  i t  w i l l  p rov ide  more  day l igh t  to  the  ma in  s ta i r -
we l l  improv ing  the  impac t  o f  the  s ta i rcase  when 
en te r ing  the  house.

4 .0  IMPACT ASSESSMENT



1111 The Grove, Highgate DA Her i tage StatementRichard Keep Architects

5.0  PROPOSAL

The proposa ls  c rea te  a  new bedroom su i te  w i th   a 
ma in  s leep ing  a rea  a t  2nd  f loor  leve l  and  d ress ing 
room ensu i te  a t  lo f t  leve l  accessed by  a  se t  o f  'H i t 
and  Miss '  s ta i rs .

5 .1  SECOND FLOOR CHANGES

The secondary  modern  wa l l  c rea t ing  the  cor r idor 
be tween bedrooms is  removed and space g iven 
back  to  the  cen t ra l  bedroom 6 . 

The door  to  bedroom 3  wou ld  be  b locked up  and the 
a rch i t rav ing  re tu rned to  the  o r ig ina l  door  open ing 
be tween the  s ta i rwe l l  and  the  ba th rooms.  The door 
wou ld  be  reused in  i t s  new loca t ion  ad jacent  to  the 
ba th rooms.

New 'h i t  and  miss '  s ta i r  ins ta l led  where  the  ha tch 
cur ren t l y  i s  w i th  wardrobe beneath . 

The  ba th rooms are  p lanned to  be  re f i t ted  w i th  ou t 
any  s ign i f i can t  changes  to  the  s t ruc tu re  o f  the 
house.  The modern  wa l l  separa t ing  the  2  ba th rooms 
is  p roposed to  be  a l te red  s l igh t l y. 

The  ex is t ing  jo is ts  be tween the  cen t ra l  room 
s t ruc tu ra l  wa l l s  a re  p roposed to  be  s t reng thened 
and lowered  to  max imise  the  ce i l i ng  he igh t  cen t ra l l y 
in  the  lo f t .  The  ce i l ing  he igh t  be low the  lowered 
jo is ts  w i l l  be  2 .4m.

Ex is t ing  jo is ts  wou ld  be  s t reng thened as  requ i red 
w i thou t  chang ing  ce i l ings  e lsewhere .

Fig .19_ 'H i t  and Miss '  s ta i r

BED 5BED 4

Fig .  18_  Proposed Second F loor

BED 6

BED 3 SHOWER

BATH

New Roof l igh t 
Over

'H i t  and  Miss '  s ta i r

Hatch  New Bu i ld

Or ig ina l  door  f rame re ins ta l led

Open ing  b locked up

New open ing  us ing  ex is t ing  door

Amendments  to  modern  wa l l
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5.0  PROPOSAL

Fig .  20_  Proposed Lof t  leve l

VOID

WC

SHOWER
ROOFLIGHT

STORAGE

SINK

DRESSING

STORAGE

Hatch  New Bu i ld

5 .2  UPPER LEVEL

The new s ta i r  g ives  access  to  the  upper  leve l  to 
a l low the  w indow to  be  operab le  fo r  the  bedroom.

Eaves  cupboards  a re  accessed f rom th is  leve l  to 
p rov ide  more  access ib le  s to rage.

The new ensu i te  inc ludes :  
•	 s ink  in  the  ex is t ing  dormer  max imis ing  the 

v iews ou t  over  the  Heath . 
•	 a sea t ing  a rea  /  d ress ing  a rea
•	 A la rge  separa te  WC bor rowing  day l igh t  f rom 

the  new roo f l igh t
•	 A la rge  wa lk  in  shower  aga in  bor rowing  day l igh t 

f rom new roo f l igh t

The p las te r  work  on  the  t russ  f lank ing  the  dormer 
i s  p roposed to  be  removed to  open the  space up  to 
the  room be low w i th  g lass  ba lus t rade  ins ta l led  on 
the  vo id  s ide .  A new g lass  ba lus t rade  wou ld  a lso 
run  beh ind  the  dormer  w indow ba lcony  to  the  vo id 
be low.

The bu lkhead on  the  par ty  wa l l  s ide  o f  th is  ba lcony 
i s  p roposed to  be  removed to  open up  the  vo id .  The 
s t ruc tu re  beh ind  w i l l  be  assessed when opened up 
and re ta ined  i f  requ i red .

The ra f te rs  a re  p roposed to  be  insu la ted  and 
p las te rboarded to  p rov ide  a  c lean  in te rna l  f in ish . 
See 5 .4  fo r  fu r ther  ana lys is .

Vent i la t ion  to  the  ba th room area  above wou ld  be 
mechan ica l  and  ven ted  th rough the  new roo f l igh t 
cons t ruc t ion  to  min imise  condensat ion  bu i ld  up  and 
to  avo id  fu r ther  penet ra t ions  in  the  ex is t ing  roo f . 

Dra inage f rom the  new shower  and  WC in  the  roo f 
space  w i l l  run  above the  jo is ts  and  drop  down in  to 
the  ex is t ing  s tack  in  the  Nor th  Eas t  corner.
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Fig .  22_  Proposed Sect ion A-A

BED 6

DRESSING SHOWER

STAIR

ROOFLIGHT
New window f rom roo f l igh t  to  shower

5 .3  ROOFLIGHT 

The app l i ca t ion  a lso  p roposes  to  pu t  a  new roo f l igh t 
over  the  cen t re  o f  the  ex is t ing  s ta i rcase  to  b r ing 
more  l igh t  down to  g round f loor  leve l  and  in  to  the 
s ta i r  we l l  genera l l y. 

The  new roo f l igh t  wou ld  p ro t rude  up  f rom the 
ex is t ing  s lop ing  roo f  bu t  such  tha t  i t  wou ld  no t  be 
v is ib le  f rom The Grove  (see  F ig .  21) . 

The  roo f l igh t  wou ld  be  lead  c lad  to  match  ex is t ing 
dormer.

5 .0  PROPOSAL

Lead c lad  roo f l igh t  no t  v is ib le 

Jo is ts  lowered  and s t reng thened in  cen t ra l 
sec t ion  on ly

Glass  ba lus t rade

Fig .  21_  New roof l ight  not  v is ib le  f rom street

Ex is t ing  jo is ts  s t reng thened
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Fig .  23_  Roof  insulat ion deta i l

5.4  ROOF TREATMENT

The changes  to  the  roo f  s t ruc tu re  wou ld  be  in  l i ne 
w i th  H is to r i c  Eng land  Document  Energy  'E f f i c iency 
and H is to r i c  bu i ld ings_ Insu la t ing  P i tched Roofs  a t 
Raf te r  leve l '  g iv ing  gu idance on  insu la t ing  p i t ched 
roo fs .

We are  p ropos ing  a  par t  ' co ld  roo f '  and  par t  'warm 
roo f '  a r rangement  as  ind ica ted  in  F ig .  24

Warm roof
100mm PIR insu la t ion  wou ld  be  inser ted  be tween 
the  ex is t ing  150mm jo is ts  w i th  any  per imeter  gaps 
sea led .  
A 50mm min  gap be tween the  insu la t ion  and  sark ing 
w i l l  a l low the  roo f  to  con t inue  to  be  ven ted  as  i t 
cu r ren t l y  i s  bu t  improv ing  the  therma l  p ro tec t ion .  
See F ig .  23 .

Cold roof
The ex is t ing  co ld  roo f  a r rangement  wou ld  remain 
a round the  per imeter  o f  the  roo f .  The  50mm gap 
above the  warm roo f  wou ld  be  l inked  to  the  co ld 
roo f  sec t ions  on  bo th  s ides  to  a l low f ree  movement 
o f  a i r  and  d ispe l  condensat ion  bu i ld  up .

The ins ide  o f  the  jo is ts  wou ld  be  f in ished in 
p las te rboard .

5 .0  PROPOSAL

100mm PIR insu la t ion  sea led  a t 
per imeter

Fig .  24_  Roof  insulat ion st ra tegy sect ion

50mm min .  ven t i la t ion  gap

Ex is t ing  sark ing

Counter  ba t tens

Ex is t ing  s la tes

P las te rboard

COLD ROOF

COLD ROOF WARM ROOF

Vent i la t ion  gap  over  apex

New insu la t ion
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The proposa ls  w i l l  g rea t l y  improve  the  energy 
e f f i c iency  o f  the  house.  They  w i l l  a l low the  cen t ra l 
top  f loor  room to  become a  hab i tab le  space  wh i le 
improv ing  the  amen i t ies  w i th  an  ensu i te  and 
dress ing  a rea .  Th is  move a lso  makes  the  lo f t  more 
access ib le  fo r  s to rage.

To  ach ieve  th is ,  m inor  a l te ra t ions  a re  requ i red  to 
o r ig ina l  fabr ic .  These are  no t  s ign i f i can t  e lements 
o f  the  house bu t  a l low the  poor ly  a r ranged des ign 
o f  th is  a rea  to  be  cor rec ted .  The changes  w i l l 
improve  the  energy  e f i c iency  and func t iona l i t y  o f 
the  house. 

The one or ig ina l  door  l i n ing  we propose to  change 
w i l l  be  reused in  i t s  new loca t ion  and  i t s  f rame in 
i t s  o r ig ina l  pos i t ion  o f f  the  s ta i rcase .

The new roo f l igh t  w i l l  improve  the  ex is t ing  s ta i rcase  
and  reduce need fo r  a r t i f i c ia l  l i gh t .

6 .0  SUMMARY


