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INTRODUCTION

The following report has been produced as a response to planning application (2019/2964/P) at no.4b Hampstead Hill
Gardens for the ‘Erection of a 3 storey dwellinghouse with basement following demolition of existing." The report has been
commissioned by Mr Alex Shinder of no.9 Hampstead Hill Gardens.

The application site is on the southern side of Hampstead Hill Gardens and consists of a two storey dwellinghouse dating from
1966. The house was formed from an original late 1950s single storey garage that was remodelled and extended. The site is
located in the Hamsptead Conservation Area. The series of late Victorian detached houses at nos.1-11 (odd) Hampstead Hill
Gardens, all situated in close proximity to the application site, are Grade Il listed.

This report has been compiled following a detailed site visit which included access to the rear garden of no.4a Hampstead Hill
Gardens. The Heritage Statement by Prentice Moore Heritage submitted in support of the planning application has also been
reviewed, with particular reference to the historic research and archive architectural drawings contained therein.

This report has been prepared by Hannah Walker (BA (Hons) Oxon MSc IHBC) who has extensive experience in dealing with
proposals that affect the historic environment. She has 15 years of local authority experience, including 10 years as a Senior
and then Principal Conservation & Design Officer at the London Borough of Camden and a period as a Conservation Officer at
Ashford Borough Council in Kent. She also has experience in the private sector, preparing heritage statements and appraising
the significance of historic buildings. She has trained as a historian, has a specialist qualification in historic building
conservation and is a full member of the Institute of Historic Building Conservation
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SITE LOCATION AND CONTEXT

Hampstead Hill Gardens was laid out over open fields in the 1870s, connecting Rosslyn Hill and Pond Street in a tight curved
alignment. The Ordnance Survey map of 1895 shows its historic layout with large houses lining its outer edge, fairly closely
spaced and set back behind modest front garden areas, providing a strong sense of enclosure to the road. This arrangement
has survived largely intact and when combined with the high architectural quality of the individual houses, creates a unique
townscape character, with dramatic unfolding views and a sense of anticipation as one travels around the curve. On the
southern side of the road the layout of the houses is more irregular, particularly with regard to no.4 which faces west, with its
large garden to the north and east, creating more of a sense of openness and spaciousness along this stretch of Hampstead
Hill Gardens. The relationship between the garden of no.4 and the road persisted until the late 1950s when no.4a was
constructed, thus reducing the traditional curtilage and garden setting of the house.

No.4a Hampstead Hill Gardens was built in the late 1950s by Roy Brearly on the site of the former tennis court in the rear
garden of no.4 Hamsptead Hill Gardens. A single storey garage was provided to the east of the new house. This was visually
subordinate to the house, which in itself was clearly designed to be sympathetic to the neighbours in terms of its height and
scale.

In 1966 the original single storey garage to no.4a was extended upwards to form a new two storey house, also designed by
Roy Brearly. The garage originally aligned with the rear elevation of the house but was enlarged to the south at the same
time to form additional living accommodation. However, the original plans for the building show that a subordinate
relationship was maintained with no.4q, with its parapet height following the eaves line of the house and sitting well below the
ridge height of its pitched roof.

The only other late 19t century Batterbury and Huxley house to be redeveloped during the 20t century is no.8 Hampstead Hill
Gardens. Although the architectural language of the 1970s replacement building is modern and not entirely sympathetic to
the surrounding historic buildings, the rebuild replaced an original house rather than covering over formerly open space, and
re-provided a similar sense of enclosure to, and visual and physical relationship with the road.
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2.0 SITE LOCATION AND CONTEXT

2.5 The application site is located in Sub Area 3 — Willoughby Road/Downshire Hill of the Hampstead Conservation Area. The
adopted Hampstead Conservation Area Statement describes Hampstead Hill Gardens as “An area with larger detached and
semi-detached house.” The stucco faced villas at the Pond Street end of the road date from the 1870s and were followed by
the grand detached red brick houses by Batterbury and Huxley at nos. 1-11 (odd) in the 1880s. With regard to later
development the Conservation Area Statement outlines that:

“A few small modern houses and flats have been added in recent years, which, although in marked contrast to the older villas,
do not detract from the character of the area.”

Fig 1 Statutorily listed buildings depicted on s
Historic England's map by blue triangles. The
map also shows how nos.4a and 4b have
intruded into the original side garden of no.4
Hampstead Hill Gardens.

At page 33-34 the Conservation Area Statement includes a list of buildings or features which detract from the character of the

2.6
area and would benefit from enhancement. Nos. 4a and 4b are not identified on this list.
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2.0 SITE LOCATION AND CONTEXT

2.7 Hampstead Hill Gardens is rich in terms of its heritage and nos. 1-11 (odd) are Grade Il listed, reflecting their significant
architectural and historic interest. The buildings date from 1875-1883 and are constructed of red brick in a Queen Anne style.
Together the buildings form a coherent group, unified by their consistent height, scale, form, roof profile, materials and
architectural detailing. Each building is significant in its own right but also forms part one another's mutual setting. The
relationship between the buildings and the layout of Hampstead Hill Gardens, providing a sense of enclosure in some areas
and spaciousness in others, contributes to the highly significant townscape character of the road.

Fig 2 Nos. 3,5, 7 and 9 Hampstead
Hill Gardens looking west.
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POLICY CONTEXT

There are a number of statutorily listed buildings surrounding the application site. Section 66(1) of the Planning (Listed
Buildings and Conservation Areas) Act 1990 requires that:

“In considering whether to grant planning permission or permission in principle for development which affects a listed
building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to
the desirability of preserving the building or its setting or any features of special architectural or historic interest which it
possesses.”

The site is located in the Hampstead Conservation Area. Consequently any proposals must comply with s.72(1) of the Planning
(Listed Buildings and Conservation Areas) Act 1990 which requires that:

“....special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.”

The Courts have established that the decision maker must give ‘considerable importance and weight' to the statutory duties at
s.66(1) and s.72(a) and that the finding of harm to the setting of a listed building or to a conservation area gives rise to a
strong presumption against planning permission being granted. Justice Lindblom in The Queen v Sevenoaks District Council
[2014] EWHC 1895 (Admin) stated that “Having “special regard” to the desirability of preserving the setting of a listed
building under section 66, and paying “special attention” to the desirability of preserving or enhancing the character and
appearance of a conservation area under section 72, involves more than merely giving weight to those matters in the
planning balance. “Preserving” in both contexts means doing no harm...”
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POLICY CONTEXT

The revised National Planning Policy Framework 2019 (NPPF) sets out the Government's planning policies and how these are
expected to be applied. There is a general presumption in favour of sustainable development within national planning policy
guidance. Paragraphs 189, 190, 192, 193 and 200 are relevant to this application.

Paragraph 189

In determining applications, local planning authorities should require an applicant to describe the significance of any heritage
assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’
importance and no more than is sufficient to understand the potential impact of the proposal on their significance. As a
minimum the relevant historic environment record should have been consulted and the heritage assets assessed using
appropriate expertise where necessary.

Paragraph 190

Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by
a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and
any necessary expertise. They should take this into account when considering the impact of a proposal on a heritage asset, to
avoid or minimise any conflict between the heritage asset’s conservation and any aspect of the proposal.

Paragraph 192

In determining planning applications, local planning authorities should take account of:

* the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent
with their conservation;

« the positive contribution that conservation of heritage assets can make to sustainable communities including their
economic vitality; and

» the desirability of new development making a positive contribution to local character and distinctiveness.

Paragraph 193

When considering the impact of a proposed development on the significance of a designated heritage asset, great weight
should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). This is
irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its
significance.
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3.0 POLICY CONTEXT

3.4 cont'd Paragraph 196

Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this
harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable
use.

Paragraph 200

Local planning authorities should look for opportunities for new development within Conservation Areas and World Heritage
Sites, and within the setting of heritage assets, to enhance or better reveal their significance. Proposals that preserve those
elements of the setting that make a positive contribution to the asset (or which better reveal its significance) should be
treated favourably.

3.5 Policy D1 — Design outlines the Council's commitment to securing high quality design which respects local context and
character; preserves or enhances the historic environment and heritage assets, comprises details and materials that are of
high quality and complement the local character and preserves local views.

3.6 The supporting text to Policy D1 at paragraph 7.2 contains a useful checklist against which all development will be considered,
which includes:

+ character, setting, context and the form and scale of neighbouring buildings;

* the prevailing pattern, density and scale of surrounding development;

+ the impact on existing rhythms, symmetries and uniformities in the townscape;

* the composition of elevations;

* its contribution to public realm and its impact on views and vistas; and

+ the wider historic environment and buildings, spaces and features of local historic value.
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3.0 POLICY CONTEXT

3.7 Paragraph 7.4 also contains useful and relevant guidance that highlights the importance of local distinctiveness and the
degree to which this is valued, as well as how areas and sites have evolved over time.

“"Good design takes account of its surroundings and preserves what is distinctive and valued about the local area. Careful
consideration of the characteristics of a site, features of local distinctiveness and the wider context is needed in order to
achieve high quality development which integrates into its surroundings. Character is about people and communities as well
as the physical components. How places have evolved historically and the functions they support are key to understanding
character.”

3.8 Policy D2 - Heritage outlines that the Council will seek development which preserves and where appropriate enhances
Camden's heritage assets and their settings. In relation to conservation areas the Council will require development that
preserves or enhances character or appearance and with regard to listed buildings will resist development that would cause
harm to the significance of a listed building through an effect on its setting, reflecting both the section 66 and section 72
statutory duties contained in the Planning (Listed Buildings and Conservation Areas) Act 1990.

3.9 The supporting text to policy D2 at paragraph 7.60 is also relevant with regard to setting and the potential for harm to its
value.

“The setting of a listed building is of great importance and should not be harmed by unsympathetic neighbouring
development. While the setting of a listed building may be limited to its immediate surroundings, it can often extend some
distance from it. The value of a listed building can be greatly diminished if unsympathetic development elsewhere harms its
appearance or its harmonious relationship with its surroundings. Applicants will be expected to provide sufficient information
about the proposed development and its relationship with its immediate setting, in the form of a design statement.”

The London Plan

3.10 Policy 7.8 - Heritage Assets and Archaeology of The London Plan 2011 (revised and altered 2013 and 2015) is also relevant
and requires development which affects heritage assets and their settings to conserve their significance, by being sympathetic
to their form, scale, materials and architectural detail.
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POLICY CONTEXT

Area specific policy
The Hampstead Conservation Area Statement includes a series of area specific policies relating to new development and
policies H21 and H22 are relevant to the assessment of this application.

Policy H21 - The UDP provides the context and guidance for proposals for new development with regard to appropriate land
uses. New development should be seen as an opportunity to enhance the Conservation Area and should respect the built
form and historic context of the area, local views as well as existing features such as building lines, roof lines, elevational
design, and where appropriate, architectural characteristics, detailing, profile, and materials of adjoining buildings.

Policy H22 - Hampstead has a variety of building types, ages and styles. There are striking examples of modern architecture
and design, however modern development has not always taken account of the area’s history and its context. Modern
architectural design will not be resisted per se, but it should be considerate to its context.
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4.0 ASSESSMENT OF THE IMPACT OF THE PROPOSALS

4.1 The proposals for the site includes the demolition of the existing house and its replacement with a new five storey building,
with two basement floors and three expressed above ground level. The facades would generally be of red brick, with grey
aluminium windows. The uppermost floor would be metal clad with a decorative pattern.

4.2 The current house on the site is of two storeys and replaced a single storey 1950s garage which was ancillary to the adjacent
house at no.4a Hampstead Hill Gardens. The proposed three storeys of accommodation which will be visible from the street
are considered to be entirely inappropriate within their context and fail to respect the historic evolution of the site. The
Heritage Statement by Prentice Moore submitted in support of the scheme acknowledges that “The wooden-shingle-clad low
garage was originally a subservient addition to the main building” and concludes that even in its current form and height
“....the present 4B with its zinc cladding and flat roof tends to overpower the house at 4A.”

4.3 It appears that the Heritage Statement acknowledges the need for a subordinate relationship between the application site
and no.4a. Therefore if in its present form it is considered to "overpower”, it is difficult to see how the incorporation of a
further visible storey of accommodation would not exacerbate this impact. The proposed increase in height would invert the
traditional and ancillary relationship of height and scale between no.4b and the main house at no.4a, which has been a
feature of the streetscene since the mid 20t century. The Heritage Statement depicts the original architectural plans for the
extension of the original garage to form a house in the 1960s and shows that its height was limited at that time by no.4q,
with their eaves in alignment and a flat roof to no.4b ensuring its overall height was below that of the ridge line of no.4a.

4.4 The Heritage Statement clearly identifies that “The house at 4A and the extension/house at 4B are both modest in scale, and
are significantly lower than the surrounding Batterbury & Huxley houses.” However, the author concludes that the horizontal
emphasis of the buildings adds to their 1950s/60s character and therefore “....detracts from the considered mix of 1870s/80s
houses which charactertise the northern end of Hampstead Hill Gardens.” On the contrary, their low slung appearance,
horizontal emphasis and contrasting architectural style clearly differentiate the current structures at nos.4a and 4b as later
additions to the urban grain and fabric of the area and make no effort to compete with the surrounding Victorian buildings.
Their subordinate height and scale are critical in allowing the original buildings to maintain their dominance and visual
primacy within the streetscene.

hello@fullerlong.com Studio 13, 9 Tanner Street Wellington House, 28-30 High Street,

0845 565 0281 London East Road, Cambridge Guildford Fu lle r I_O n g

fullerlong.com SE1 3LE CB1 1BH GU1 3EL



13

4.0 ASSESSMENT OF THE IMPACT OF THE PROPOSALS

4.5 Due to its height, bulk and design the proposed development is considered to have a harmful impact in fixed and unfolding
views along Hampstead Hill Gardens. The subordinate and recessive character of the current house would be replaced by a
far more dominant and assertive building which would draw attention to itself due to its height, massing, materials and
striking design at high level.

4.6 The proposed development has taken a contemporary architectural approach which ‘in principle' if handled carefully and
sympathetically can be an appropriate means of incorporating new development into sensitive historic areas. However, in
this case the convoluted modulation of the upper storey simply serves to draw attention to the height and bulk of the
proposed building. Whilst the facades at ground and 15t floor level are more conventional the upper storey is awkward in
terms of its form and profile, with a roof terrace to the front which has no precedent amongst the surrounding traditional
buildings. The upper parts of the proposed buildings are sharp and angular and contrast unfavourably with the softer profile
of the traditional hipped roofs and recessive hipped dormers which characterise the immediate historic context. Furthermore,
the proposed use of grey metal cladding to the roof fails to reflect the warm tones of the surrounding traditional weathered
red/brown clay tiles.

4.7 Whereas the northern edge of Hampstead Hill Gardens has a fairly tightly packed grain with visible vegetation restricted to
the front gardens, the south side of the road is much more open with extensive areas of soft landscaping behind the boundary
wall between the garden of no.6 and the road. At present the boundary greenery almost obscures no.4b in views westwards
and as one moves east the screening results in a feeling of spaciousness and the sense of a void to the townscape. However,
the proposed building will rise above this green screening and form a far more prominent and assertive element within the
streetscene. Looking straight at the application site from the northern pavement the large and impressive copper beech to
the rear makes a significant contribution to the amenity value of the street. As shown in the CGI of the proposed
development the proposal will almost entirely obscure this important tree and thus undermine its contribution to the visual
character of the streetscene.

Looking east towards the site the proposed development will partially obscure the flank wall of the Grade Il listed building at
no.6 which has a prominent chimneystack and decorative brickwork to its flank wall. These features were clearly designed to
be highly visible within the streetscene given the originally open garden to the north and east of no.4. Looking west from the
highest point in the curve of the road the proposed development will also obscure the attractive and prominent gabled rear
roofscape of the Grade Il listed building at no.4.

4.8
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4.0 ASSESSMENT OF THE IMPACT OF THE PROPOSALS

Fig 3 The application site looking
east towards no.6 Hampstead Hill
Gardens .

Fig 4 The application site looking west with the
rear roofscape of no.4 Hampstead Hill Gardens
visible.
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4.0 ASSESSMENT OF THE IMPACT OF THE PROPOSALS

N

Fig 5 Soft landscaping obscuring the existing building from Hampstead
Hill Gardens.
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4.0 ASSESSMENT OF THE IMPACT OF THE PROPOSALS

Figs 6 and 7 CGl of the proposed development and a photograph of the
site from the northern pavement of Hampstead Hill Gardens.
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4.0 ASSESSMENT OF THE IMPACT OF THE PROPOSALS

4.9 From the rear courtyard garden of no.4a views towards the flank wall of no.6 would change dramatically, with significantly
more bulk and massing visible from this space. The existing and proposed west elevation drawings demonstrate this impact.
Whilst this is a private viewpoint it would nonetheless erode the subordinate visual relationship between no.4a and no.6 and
detract from the established urban grain and pattern of development within this part of the conservation area.

il

SITE

Figs 8,9 and 10 Existing and proposed west elevation drawings
of the scheme and the view from the rear garden of no.4a
towards the flank wall of no.6.
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4.0 ASSESSMENT OF THE IMPACT OF THE PROPOSALS

Policy compliance

4.10 The NPPF 2019 requires that the significance of designated heritage assets, in this case the Hampstead Conservation Area
and the surrounding statutorily listed buildings, should be taken into account when considering the impact of proposed
development, so as to avoid or minimise conflict (para 190). At paragraph 193, when considering the impact of a proposed
development on significance, great weight should be given to the asset's conservation. This is irrespective of whether any
potential harm amounts to substantial harm, total loss or less than substantial harm to its significance. At paragraph 200,
the NPPF is clear that proposals that preserve those elements of setting which make a positive contribution to a heritage
asset or which better reveal its significance should be treated favourably.

4.11 The supporting text to policy D1 of the Local Plan contained at paragraph 7.2 provides a checklist of requirements that
developments will be expected to consider. As outlined below the proposed development is not considered to comply on any
of the points.

Character, setting, context and the form and scale of neighbouring buildings

Response — The proposal detracts from the sense of spaciousness that is an original feature of the southern side of
Hampstead Hill Gardens through its increased height and scale and its failure to remain visually subordinate to no.4a. The
proposal would intrude into the setting of the surrounding listed buildings as a result of its increased bulk and massing and
its assertive design.

The prevailing pattern, density and scale of surrounding development

Response — The proposal takes no account of the historic evolution of the site and the subordinate character of no.4b to the
surrounding late 19t century development, or to the original house at no.4a. The proposed building would increase the
density on the site, which was historically an infill onto open space, detracting from the pattern and grain of development on
the southern side of Hampstead Hill Gardens.
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4.0 ASSESSMENT OF THE IMPACT OF THE PROPOSALS

4.11 cont'd The impact on existing rhythms, symmetries and uniformities in the townscape

Response — Hampstead Hill Gardens has a pattern of substantial detached and semi-detached late Victorian houses. The
outer edge of the curve has a closely spaced grain and strong sense of enclosure. By contrast the southern side of the road is
more irregular, with visible soft landscaping and trees softening the townscape. The proposal will detract from this pattern
by introducing a building of significantly greater bulk and massing which competes visually with the high architectural
quality of its context and detracts from the otherwise subordinate scale of development on the site that has been a feature
since the mid 20t century.

The composition of elevations

Response — The uppermost floor of the proposed building has an awkward form and profile which draws attention to its
height and bulk, with an incongruous roof terrace that has no precedent on the surrounding traditional buildings.

Its contribution to public realm and its impact on views and vistas

Response — The proposed development would be more visually assertive within the streetscene and would be in striking
contrast to the subordinate character of the existing house, which is largely screened by existing soft landscaping in longer
views westwards along Hampstead Hill Gardens. The additional height and bulk of the proposed development would intrude
into views of the flank elevation of no.6 and the rear roofscape of no.4, both of which have architectural detailing and
articulation that was clearly intended to be visible within the streetscene.

The wider historic environment and buildings, spaces and features of local historic value

Response — The proposed development fails to take account of the key features and characteristics of the road and the
buildings which line it and consequently do not respond or contribute to the local distinctiveness of this part of the
Hampstead Conservation Area.
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4.0 ASSESSMENT OF THE IMPACT OF THE PROPOSALS

4.12 Policy D2 of the Local Plan requires development to preserve and where appropriate enhance the borough's heritage assets
and their settings. Hampstead Hill Gardens has a townscape of very high significance, reflecting the historic and architectural
value of its individual listed buildings and the combination of its unique layout, vistas, urban grain and relationship between
the houses, the street and their garden settings. The proposed development is considered to detract from the setting of these
listed buildings, both individually and as a coherent group.

4.13 The principles outlined in the supporting text to policy D1 are reflected in guidance contained within the adopted Hampstead
Conservation Area Statement which states at policy H21 that new development should be seen as an opportunity to enhance
the Conservation Area and that it should respect “.....the built form and historic context of the area, local views as well as
existing features such as building lines, roof lines, elevational design, and where appropriate, architectural characteristics,
detailing, profile, and materials of adjoining buildings.” Policy H22 is also clear that modern architectural design should be
considerate to its context. In this case the proposed development is not considered to comply with these policy requirements.
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CONCLUSION

This report has assessed in detail the character of Hampstead Hill Gardens and the contribution of its historic buildings. The
historic evolution of the site at nos.4a and 4b and its relationship with the surrounding late 19t century townscape has also
been considered.

The proposed redevelopment of no.4b is considered to detract from the setting of the surrounding listed buildings at nos.1-11
(odd) and to cause demonstrable harm to the character and appearance of the Hampstead Conservation Area due to its
height, bulk, massing, detailed design and materials which fail to respond adequately and sensitively to the surrounding
historic context. Consequently the application fails to comply with the statutory duties at s.66(1) and s.72(1) of the Planning
(Listed Buildings and Conservation Areas) Act 1990 to preserve or enhance the character or appearance of the conservation
area. The application is also contrary to policies D1 (Design) and D2 (Heritage) of the Camden Local Plan 2017
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Thank you for viewing our Heritage Statement.

If you have any queries or would like to discuss anything
further with us please don't hesitate to get in contact.
Our details can be found below.
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