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46A Hampstead High Street, London NW3 1QG
Application Ref:  2014/5484/L
This property is listed Grade II in the Hampstead Conservation Area and is described in Historic England ref; below . The interior has  the complete FF upper part of a 1690 balustered timber stair . The half landing of which forms the 1998 entrance for the maisonette 46A over the restaurant .This is the stair to what was before C1880  a double fronted Queen Anne house 
“TQ2685NW Hampstead High Street

798-1/26/753 (North Side)

14/05/74 Nos. 45 and 46

GV II

Pair of terraced houses, possibly originally one house, with later shops built out over forecourt. Early C18, altered; late C19 shops.  3 storeys.  No.45, 2 windows; No.46, 1 window.  Brown brick with stucco front. Tiled roof.  Projecting shops altered in C20:  No.45 with grey granite half columns supporting fascia with dentil cornice and console bracket stops;  No.46 with pilasters at angles supporting enriched console bracket stops to C20 fascia.  Upper floors have slightly recessed sashes with exposed boxing;  No.45 right hand windows early C19 tripartite sashes.  Parapet.  Rear façade has segmental-arched sash windows with flush frames and exposed boxing.  INTERIOR: not inspected.

Listing NGR: TQ2640885757”

The site is between Hampstead Underground Station and Flask Walk and has a frontage with No.45, with the first floor/s set back about 3 metres from Nos. 43 and 47 which flank it on the pavement line.

The building is 3 storeys high, was possibly a single house with No.45.  This is evidenced by the red tiled roof, which has an internal gutter front to back, running through the common loft.

The front elevation is of modern masonry coursed render. The windows are mid Victorian.  There are two patterns of box sashes which may indicate that the single house was split and a pair of shops created circa 1870.

The rear elevation is (painted brick of 1730’s (approx.) much altered. The ground floor is a café whose shop front is on the building line at the front and whose rear area covers the whole of what was No.46 garden.  Taken together the  upper parts of Nos. 46A and 45A are an interesting survival of architectural  value  because the original single house design is visible and elegant .
Both café and stationer have elegant columned granite shop front piers with capitols, one Lonic and one Dozic between them in a door which once served both house above.  Nothing survives of the houses interior.
The Planning History (46 & 46A treated together)
The restaurant / café use was on the ground floor - consented in 1972 (13635R).
In 1986, a single storey rear extension covering full width of the back garden and half its depth was added (8600817).

In 1992, an application was made by McDonald’s Restaurants Ltd to extend the rear extension and convert the upper 2 floors in to a maisonette which is now 46A Hampstead High Street (9270041) granted on Appeal.

This ground floor covered the whole of No.46 rear garden and created a flat roof over the site with an access way from the side alley to the Underground Station across the rear of No.47A Hampstead High Street and across the new extension roof.  It also allowed the installation of a huge ventilator stack (7) serving the restaurant via a large plenum box (8).
This created an overlooking problem with No.47, whose rear garden is at ground level and with No.47 rooflit kitchen extension.

Condition 02 was applied to this Consent. No part of the roof extension hereby approved shall be used other than for maintenance purposes or as an access to the residential upper floors.
Reasons 02/03: to safeguard the amenities of the adjoining premises and the area generally.

Condition 5 It was approved that the roof scape would be landscaped and planted.

Reasons 05: To ensure that the landscaping is carried out within reasonable period and to maintain a reasonable standard of visual amenity in the scheme.

In 2006, the adjacent property No.45A Hampstead High Street, the maisonette over the shop at No.45, was extended at the rear and a first floor roof terrace created (2005/5583/P).

Design Constraints

· The extension of the restaurant in 1972 involved the installation of a condenser box and exhaust stack on the rear elevation.  This was retained in 1998.  This box gives a very unpleasant environment and appearance outside the main entrance of No.46A maisonette.
· The flat roof at the first floor level of No.46 creates overlooking conditions for the garden, kitchen rooflights and rear windows of No.47A. Despite the operation of Conditions quoted above, it is difficult for the resident of No.46 to avoid disturbing the privacy of No.47. The proposed terrace minimizes this .
· Views of the rear roof area of No.46A are limited.  The area enclosed by properties in Hampstead High Street, Flask Walk, Back Lane (Keil’s Cottages) is composed of a picturesque mix of 18th and 19th century houses which have limited views towards the back of No.46A Hampstead High Street. Flask Walk is entirely from small size windows, screened by the wall of No.45 extension. The impact of the new terrace and screen on this view  is negligible and almost invisible 
· 2 Keil’s Cottages has a clear view, properties to Back Lane also have a limited view, of the back of 45/46 Hampstead High Street but cannot see the proposed new terrace .
· The impact of the new terrace on the listed building is beneficial because it creates a formal garden appearance – hedged and geometrical appropriate to the ( remains of ) a 1690 Queen Anne house . It to an extent ameliorates the dire effects of the extension of 1998 and civilizes the view from No. 47A garden . 

Council’s Policy and Guidance
CS14: Any development must be sensitive to the areas heritage and unique character.
CPG1: Design /3 and /5.  Paras 5.1 and 5.24 Balconies and Terraces

CPG6/7: Amenity – overlooking, privacy and outlook. Paras 7.4 and 7.5.

Proposals

1. To amend Condition 2 of Consent 9270041 use of a specific area of roof subject to Conditions.

2. To construct outside terrace space for No.46A which will remove the desire to use the roof area which is intended for access and maintenance only.
3. To build over the unsightly ventilation equipment adjacent to the rear elevation of No.46A with an oak boarded terrace. This will be demountable to allow maintenance access to the roof and equipment below.
4. To replace the unsightly steel balustrade hand rails with misted glass frameless balustrades.

5. To site the balustrades and glass misting so as to eliminate overlooking on No.45 terrace and No.47A kitchen roof lights and garden terrace space.

6. To enhance the appearance of the rear elevation of the listed building from views from the back of Flask Walk, Kiel’s Cottages and 19-51 Back Lane.
Consultations
Sketch proposals have been sent to interested parties.  There have been consultations with the following:
1.
The freeholder of No.46 and No.46A Hampstead High Street, OM Properties Investment Ltd. The company has agreed the proposal subject to Consent. A letter from the company is attached.

2. The leaseholder of No.46, Pain Quotidien (Nathan Rivers) has no objection.

3. The tenant of No.45A maisonette has no objection. A letter signed by him is attached.

4. The tenant of No.47A has been shown the proposals and is opposed to the proposals.

Anthony Richardson
ARP Anthony Richardson & Partners Ltd
Encls.
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