2021/0828/L & 2021/0540/P: The Apothecary House, 47 Highgate West Hill
Highgate Conservation Area Advisory Committee objected in the following terms when these two applications were lodged:

"Highgate CAAC wishes to object to this application for an ancillary timber building in the garden of the Grade II* listed Apothecary's House. We dispute the assertion made in the heritage statement that the building would only be 'very marginally visible' from the street and would have no deleterious effects on the setting on the adjacent 44 and 45 West Hill also listed. It is an unnecessary and damaging intrusion in the curtilage of one excellent listed building and in the setting of two others. This group of buildings is of outstanding quality and must be fully protected."

We have now seen the covering letter dated 21 April 2021 from hgh and their attached responses to objections to these applications; and their letter dated 25 August 2021. We have also looked at application nos. 2007/4406/L & 2008/3101/P.

HCAAC responds to the additional information provided by hgh as follows:

1.
We note the first floor plan dwg no GLH/LD/0011/C submitted with application no. 2008/3101/P shows a screening of medium to large trees in front of the approved new extension presumably intended to screen the new extension from public view from Highgate West Hill. The current application, 2021/0540/P shows a row of small shrubs  in front of the extension and three small to medium sized trees closer to the boundary. There does not appear to have been any applications in the interim for removal of any trees.
2.
We note that at some point in time the garden wall to Highgate West Hill has been rebuilt consisting of a low brick wall with railings above. This design denotes that that portion of the wall, between the wall next to The Gatehouse as far as the garden gate (at the corner with the access road to nos. 45, 46 & 46a) was required to be designed as a front garden wall. The railings are covered with Clematis Armandii which has grown densely up to around 600mm above the top of the railings. Such vegetation should be regarded as ephemeral and cannot be used to redesignate a front garden to a back garden. If the applicant wishes to build a high wall along part or all of the street frontage then an application would need to be made.
3.
We also note that the ivy and other climbing plants on the higher wall to the private access road extend to up to a metre above the brick wall. Ivy is pernicious when it comes to brickwork and so it is more than likely it should to be removed.
4.
We therefore conclude the submitted verified images should be ignored.

5.
We conclude that the Clematis growing over the railings should be ignored. The intention to have an open aspect through railings should be retained. The proposed outbuilding would be seen from the public realm and would be considered an outbuilding viewed from the Conservation Area which would cause harm.
6.
We also conclude that the ivy to the higher section of wall will be removed and as the proposed building would be higher than the wall, it would be seen from the public realm and from the private access road to the group of Grade II * listed buildings.
7.           The Council is obliged to fulfil the statutory duty imposed by section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990.  As set out in the Court of Appeal’s decision in the Barnwell Manor case, that duty requires “considerable importance and weight” to be given by decision-makers to the desirability of preserving the setting of all listed buildings.

 

8.           In summary, the proposal to build an outbuilding would have an adverse impact on and therefore cause significant harm to the settings of nos. 45, 46 & 47 Highgate West Hill all of which are Grade II * listed buildings.  In the proper exercise of its statutory duty, the Council is bound to refuse the application.  

