HERITAGE STATEMENT – 2nd DRAFT
38 LEIGHTON ROAD NW5 2QE
The Proposal

1. The proposal is to renovate the existing derelict building with the addition of a roof extension and rear extension in order to create a three-bedroom single family house.

The Heritage Assets

2. No.38 Leighton Road is a two storey brick-built terraced house dating from the early part of the 19th century, currently vacant and in poor repair.
3. The property lies within the Kentish Town Conservation Area, first designated by the London Borough of Camden in 1985. It is part of a group comprising Nos 32-80 Leighton Road which were added into the Conservation Area in November1999. It lies within the Leighton Road Character Zones, identified as sub-areas of the Conservation Area.
4. It is identified within the Conservation Area Appraisal and Townscape Map as a building which contributes positively to the character and appearance of the Conservation Area, being part of the terrace of Nos 36-54 (even) Leighton Road. As a building which contributes positively to the Conservation Area, No.38 Leighton Road should be regarded as a non-designated heritage asset, even though it is not locally listed.
5. It lies close to the Kentish Town Archaeological Priority Area which is between Leverton Street and Kentish Town Road.
The Site, its Setting and Context

6. Leighton Road was originally a rural path connecting the 18th century Assembly House on Kentish Town Road with Maiden Lane (now York Way/Brecknock Road. It was developed in a piecemeal way from 1820 onwards with housing. 
7. Several of the earliest cottages to the west were demolished in 1903 for a new postal sorting office. This is now identified as a local landmark, and mentioned in Pevsner.
8. The western end of Leighton Road comprises, in the main, a variety of two-storey early 19th century houses on either side of the road. Here the remnants of the original development of piecemeal house plots is most clearly seen. The houses on the south side represent a continuation of this early 19th century development in pared-down late Georgian style, comprising two- and three-storey houses in brick.
9. No.38 together with its neighbours at 36 and 40 is narrow two-storey and flat fronted, set behind a front garden of only two metres depth. From No.42 east wards the houses are three storeys including semi-basements, with raised ground floors. No.38 represents the smallest and humblest type of domestic dwelling from this period, original just two rooms on the ground and first floor, possibly with a rear privy. Like several of these cottages, there is just one window to the first floor frontage. It appears that the upper floor of No.36 next door may have been rebuilt at some stage (judging from the segmental brick arches) to accommodate two windows. The front elevation of No.38 remained unaltered, including original sash windows and brick window arches.
10. Substantial alterations were made to No.38 in 1979, including a large two-storey rear extension and remodelling of the rear elevation. 
11. No. 38 also has a non-original flat roof, although it is not clear whether this dates from the 1979 works or earlier post-war bomb damage repair. No. 40 similarly has a non-original flat roof. No.36 has its original roof pitched and hipped roof form, with central valley, although it is clad in concrete tiles. Nos 36 and 38 retain their chimney stacks, although that at No.38 has been truncated. The chimney stacks of No.40, on the party wall with No.38 has been removed and capped.
12. In terms of the longer terrace comprising Nos 36-54 Leighton Road, while there is a consistent parapet line, there are existing visible roof structures, ranging from the very dominant full mansard extension at No.50 to older hipped roof structures at Nos 46 and 48. It should be noted that the first floor windows of Nos 36, 38 and 40 are positioned lower in the brickwork as they have no semi-basement.
13. No. 38 has been badly neglected for several years following the death of the previous owner, with serious water penetration internally.
14. Front and rear gardens are currently badly overgrown. The original railings to the back-edge of pavement were presumably removed during the war, and replaced with an ugly red-brick wall on top of the original footings.
15. Apart from its immediate neighbours at Nos 36 and 40, the rear of the property is enclosed by modern commercial and health service buildings to the west and south. There are very limited public views of the rear of the site. The long two-storey rear wing of No.36 effectively blocks views of No.38 from the semi-private footpath to the health centre, immediate west and south of No.36
16. Mature street trees are an important part of the character of Leighton Road. These have a major impact on the setting of the small-scale terraces house on the south side of Leighton Road, especially when in leaf, but also because of their size in winter. The Conservation Area Appraisal notes that views along Leighton Road are defined by the variety of 19th century domestic architecture, 20th century infill and street trees.
17. No.38 Leighton Road lies directly opposite the junction of Leighton Road and the wide and spacious Lady Margaret Road, which runs north. There are long views of the south side of Leighton Road from Lady Margaret Road. The Conservation Area Appraisal identifies important long views of central London, including the Post Office Tower, looking south down Lady Margaret Road.
Assessment of Significance

18. The Kentish Town Conservation Area is a designated heritage asset of major significance, and No.38 Leighton Road makes a positive, if modest, contribution to its character and appearance. As part of a terrace of early 19th century houses, the front elevation in particular makes an important contribution to the streetscape of Leighton Road, and the termination of views down Lady Margaret Road.
Policy

19. The proposals requires planning permission, and the following policies need to be considered when judging their acceptability

· National Policy Planning Framework 2012 Paragraphs 128, 129, 130, 131, 132, 134 and135.
· Camden Local Plan, adopted in July 2017

· The Kentish Town Conservation Area Appraisal and Management Strategy w adopted by the London Borough of Camden on 11th March 2011 as Supplementary Planning Guidance.
Design Concept of the Proposal

20. The Kentish Town Conservation Area Appraisal identifies roof extensions as one of a number of potential ‘threats’ to the quality of the area. The Management Strategy notes that extensions to front and side roof slopes are likely to break the important regular composition of the roof lines and so harm the appearance of the Conservation Area.

21. The design of the proposal has therefore sought to minimise the impact of the additional storey by retaining the existing front parapet line and inserting the extra storey within the existing party walls between Nos 36 and 40. The new floor of the additional roof storey has been set as low as possible to minimise the height of the new roof. The party walls to both Nos 36 and 40 are raised to reinstate chimney stacks and pots, in keeping with the original character of the houses. This, together with the high front parapet, enables the new roof to be hidden from Leighton Road.
22. No dormer or other form of window is included in the north-facing front roof slope, which is kept to the lowest possible angle. This north-facing slope is proposed to be clad in natural slate, to blend sympathetically with the original materials of the house when the roof form does become visible from longer views in Lady Margaret Road.
23. The intention overall is to retain and enhance the existing two-storey appearance of the house, representing as it does the humblest form of late Georgian domestic cottage development. A traditional mansard roof extension with front dormer(s) would be totally inappropriate for this property, and this option has not been pursued.

24. The original timber sash windows and front door are proposed to be retained and refurbished.

25. There is an opportunity to improve the frontage to the street by re-landscaping the front garden and reinstating railings to match those at No.36. The CA Appraisal notes that the reinstatement of front gardens and railings will enhance the area.

Impact of the Proposal

26. No.38 Leighton Road does not possess its original ‘butterfly’ roof form, and the existing modern flat roof has failed. It is highly desirable to replace this with a roof form that is pitched at the front and back, using traditional materials.

27.  The proposed roof extension has been set back so that it will be barely visible at eye level from the pavement on the opposite side of Leighton Road. In views up and down Leighton road it will not interrupt the existing parapet line. In any event the terrace comprising Nos.36-54 Leighton Road contains a variety of properties, parapet and roof lines, and is not a uniform architectural composition. The reinstatement of chimney stacks and pots on the two party walls will enhance the roof line.
28. The proposed roof extension is so modest that it will have minimal impact on the long views of central London from Lady Margaret Road.

29. The proposals have no adverse impact on the setting or prominence of the former postal sorting office as a local landmark.

30. The proposed rear extension, at the existing garden level, will have no impact on the character or appearance of the Conservation Area.

31. The proposal has no archaeological implications, as no excavation is envisaged apart possibly from minor underpinning..

Conclusion

32. In terms of the National Planning Policy Framework it is considered that the proposals cause minimal harm to the designated heritage asset, and are of immense benefit to the undesignated heritage asset comprising No.38 Leighton Road. The property is currently in a very poor state of repair. There is no evidence however that this is a result of ‘deliberate neglect’, falling under Paragraph 130 of NPPF. The repair and restoration of the building as a single family dwelling is a welcome benefit which will enhance the character and appearance of the Kentish Town Conservation Area, and is a matter which should be taken into account in balancing any perceived harm caused by the proposals when assessing them under Paragraph 134 of NPPF.

33. It is concluded that the degree of harm caused by the proposed roof alteration is negligible, given the context of the existing variety within terrace and the diverse roof forms nearby, and that is considerably outweighed by the positive benefits to the property itself and the appearance of the street.
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