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Combined Heritage Design and Access Statement

For the erection of a timber orangery

At

St Johns Lodge
Harley Road
Swiss Cottage
London

NW3 3BY

On behalf of

Mr Clarke



This Design and Access statement has been prepared as part of a Planning Householder
Application to construct a timber orangery at St Johns Lodge, Harley Road, Swiss Cottage.

The Site and Surroundings

St Johns Lodge is a 3 storey (with basement) property subdivided into four self contained
flats.

The property is of brick construction with a tiled roof, set within 1200 square metres of
domestic curtilage. It is located on the north east side of Harley Road at the junction with
Kind Henry’s Road.

The boundaries to the property comprise high walling and mature trees.

There are residential properties to the south, east and west of the application site. The
London Marriott Hotel Regents Park is to the north.

St Johns Lodge does lies within the boundaries of The Elsworthy Conservation Area,
designated in 1973 and later extended in 1985 and 1991.



The above is a map (courtesy of Camden Council) showing the boundaries of Elsworthy
Conservation Area. The location of St Johns Lodge is highlighted red.
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The above is a map (courtesy of Historic England) showing the listed buildings that are
closest to the application site. St Johns Lodge is highlighted red. As the heritage assets are
some distance away the proposed orangery will not impact on the setting of the listed
buildings.

Planning History

No applicable planning history.



The Proposal
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The above is a photograph of the north east elevation of St Johns Lodge and the location of
the proposed orangery.

The orangery will be located over the French doors to the right hand side. No new openings
are to be formed as the existing French doors will allow access into the proposed orangery.

Due the difference in finished floor level of the property and ground level the proposal will
also incorporate steps from the garden into the orangery. The orangery will be built onto

brick columns.

The proposal is outlined in the drawing below.
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The proposed works will have a positive effect on the aesthetics of the property. High
quality, thoughtful architecture will complement the host dwelling.

The materials will blend in with the existing property and the design detailing is in keeping
with and in proportion to that of the host dwelling.

The proposed works do not adversely affect any important architectural or historic features
of the property. Nor do they adversely affect the buildings setting. The extension is in scale
with the host dwelling, being subservient to the main dwelling. The materials ensure that
the proposals will blend naturally with the host dwelling.

The choice of materials complements the original dwelling; it does not harm or detract from
the original structure of the building but will improve its appearance.

Materials
Existing
Walls — Brick
Roof —Tile

Doors/Windows — Timber

Proposed
Wall/Base — To Match

Roof — Flat roof — single ply membrane — Sarnafil — incorporating a glazed lantern rooflight .

Doors and Windows — Timber

Compatibility:
The proposed design has been chosen is to ensure it is subordinate to the host elevation
and not be to the detriment of the host property, the setting of the property or the area in

which the property is situated.

The design materials are appropriate for this style of development.

Landscaping

No landscaping proposed



Access

No special access arrangements have been made. The proposal is confined to a domestic
dwelling and therefore no provision has been made for any disabled or public access.

Impact on neighbouring properties

The proposed extension is located to the north east elevation of the property and will have
no impact on the amenities currently enjoyed by the neighbouring properties.

Sustainable Development

The proposed works will be constructed of timber sourced from sustainable and renewable
forests, so the construction method of the works is highly sustainable itself. Furthermore,
the provision of the new works will improve the practicality, adaptability and longevity of
the main house, providing improved and modernised living space for the present and future
occupiers. This will help to maintain the appeal of this property as practical accommodation
into the future.



Policy Considerations

National Planning Policy Context

The National Planning Policy Framework (NPPF) was introduced in March 2012 to streamline
planning policy at the national level. At the heart of the NPPF is the presumption in favour of
sustainable development — the “golden thread” running through the plan making a decision
making process. The pursuit of sustainable development includes seeking improvements in
the quality of the built environment, natural and historic environment through the gains
obtained through the planning system.

The NPPF sets out how Local Planning Authorities should plan positively for the conservation
and enjoyment of the historic environment.

12.Achieving well-designed places

124. The creation of high quality buildings and places is fundamental to what the planning
and development process should achieve. Good design is a key aspect of sustainable
development, creates better places in which to live and work and helps make development
acceptable to communities. Being clear about design expectations, and how these will be
tested, is essential for achieving this. So too is effective engagement between applicants,
communities, local planning authorities and other interests throughout the process.

125. Plans should, at the most appropriate level, set out a clear design vision and
expectations, so that applicants have as much certainty as possible about what is likely to be
acceptable. Design policies should be developed with local communities so they reflect local
aspirations, and are grounded in an understanding and evaluation of each area’s defining
characteristics. Neighbourhood plans can play an important role in identifying the special
qualities of each area and explaining how this should be reflected in development.

126. To provide maximum clarity about design expectations at an early stage, plans or
supplementary planning documents should use visual tools such as design guides and codes.
These provide a framework for creating distinctive places, with a consistent and high quality
standard of design. However their level of detail and degree of prescription should be
tailored to the circumstances in each place, and should allow a suitable degree of variety
where this would be justified.

127. Planning policies and decisions should ensure that developments:

a) will function well and add to the overall quality of the area, not just for the short term but
over the lifetime of the development;



b) are visually attractive as a result of good architecture, layout and appropriate and
effective landscaping;

c) are sympathetic to local character and history, including the surrounding built
environment and landscape setting, while not preventing or discouraging appropriate
innovation or change (such as increased densities);

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces,
building types and materials to create attractive, welcoming and distinctive places to live,
work and visit;

e) optimise the potential of the site to accommodate and sustain an appropriate amount
and mix of development (including green and other public space) and support local facilities
and transport networks; and

f) create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users46; and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion
and resilience.

128. Design quality should be considered throughout the evolution and assessment of
individual proposals. Early discussion between applicants, the local planning authority and
local community about the design and style of emerging schemes is important for clarifying
expectations and reconciling local and commercial interests.

Applicants should work closely with those affected by their proposals to evolve designs that
take account of the views of the community. Applications that can demonstrate early,
proactive and effective engagement with the community should be looked on more
favourably than those that cannot.

129. Local planning authorities should ensure that they have access to, and make
appropriate use of, tools and processes for assessing and improving the design of
development. These include workshops to engage the local community, design advice and
review arrangements, and assessment frameworks such as Building for Life47. These are of
most benefit if used as early as possible in the evolution of schemes, and are particularly
important for significant projects such as large scale housing and mixed use developments.
In assessing applications, local planning authorities should have regard to the outcome from
these processes, including any recommendations made by design review panels.

130. Permission should be refused for development of poor design that fails to take the
opportunities available for improving the character and quality of an area and the

way it functions, taking into account any local design standards or style guides in

plans or supplementary planning documents. Conversely, where the design of a
development accords with clear expectations in plan policies, design should not be
used by the decision-maker as a valid reason to object to development. Local

planning authorities should also seek to ensure that the quality of approved
development is not materially diminished between permission and completion, as a
result of changes being made to the permitted scheme (for example through



changes to approved details such as the materials used).

131. In determining applications, great weight should be given to outstanding or
innovative designs which promote high levels of sustainability, or help raise the
standard of design more generally in an area, so long as they fit in with the overall
form and layout of their surroundings.

132. The quality and character of places can suffer when advertisements are poorly
sited and designed. A separate consent process within the planning system

controls the display of advertisements, which should be operated in a way which is
simple, efficient and effective. Advertisements should be subject to control only in
the interests of amenity and public safety, taking account of cumulative impacts.

Conserving and enhancing the historic environment

184. Heritage assets range from sites and buildings of local historic value to those of the
highest significance, such as World Heritage Sites which are internationally recognised to be
of Outstanding Universal Value61. These assets are an irreplaceable resource, and should be
conserved in a manner appropriate to their significance, so that they can be enjoyed for their
contribution to the quality of life of existing and future generations62.

185. Plans should set out a positive strategy for the conservation and enjoyment of the
historic environment, including heritage assets most at risk through neglect, decay or other
threats. This strategy should take into account:

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

b) the wider social, cultural, economic and environmental benefits that conservation of the
historic environment can bring;

c) the desirability of new development making a positive contribution to local character and
distinctiveness; and

d) opportunities to draw on the contribution made by the historic environment to the
character of a place.

186. When considering the designation of conservation areas, local planning authorities
should ensure that an area justifies such status because of its special architectural or historic
interest, and that the concept of conservation is not devalued through the designation of
areas that lack special interest.

187. Local planning authorities should maintain or have access to a historic environment
record. This should contain up-to-date evidence about the historic environment in their area
and be used to:

a) assess the significance of heritage assets and the contribution they make to their
environment; and



b) predict the likelihood that currently unidentified heritage assets, particularly sites of
historic and archaeological interest, will be discovered in the future.

188. Local planning authorities should make information about the historic environment,
gathered as part of policy-making or development management, publicly accessible.

Proposals affecting heritage assets

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.
Where a site on which development is proposed includes, or has the potential to include,
heritage assets with archaeological interest, local planning authorities should require
developers to submit an appropriate desk-based assessment and, where necessary, a field
evaluation.

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.

191. Where there is evidence of deliberate neglect of, or damage to, a heritage asset, the
deteriorated state of the heritage asset should not be taken into account in any decision.

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

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

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

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

Considering potential impacts

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.



194. Any harm to, or loss of, the significance of a designated heritage asset (from its
alteration or destruction, or from development within its setting), should require clear and
convincing justification. Substantial harm to or loss of:

a) grade Il listed buildings, or grade Il registered parks or gardens, should be exceptional; b)
assets of the highest significance, notably scheduled monuments, protected wreck sites,
registered battlefields, grade | and I1* listed buildings, grade | and I1* registered parks and
gardens, and World Heritage Sites, should be wholly exceptional63.

195. Where a proposed development will lead to substantial harm to (or total loss of
significance of) a designated heritage asset, local planning authorities should refuse consent,
unless it can be demonstrated that the substantial harm or total loss is necessary to achieve
substantial public benefits that outweigh that harm or loss, or all of the following apply: a)
the nature of the heritage asset prevents all reasonable uses of the site; and b) no viable use
of the heritage asset itself can be found in the medium term through appropriate marketing
that will enable its conservation; and c) conservation by grant-funding or some form of not
for profit, charitable or public ownership is demonstrably not possible; and d) the harm or
loss is outweighed by the benefit of bringing the site back into use.

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.

197. The effect of an application on the significance of a non-designated heritage asset
should be taken into account in determining the application. In weighing applications that
directly or indirectly affect non-designated heritage assets, a balanced judgement will be
required having regard to the scale of any harm or loss and the significance of the heritage
asset.

198. Local planning authorities should not permit the loss of the whole or part of a heritage
asset without taking all reasonable steps to ensure the new development will proceed after
the loss has occurred.

199. Local planning authorities should require developers to record and advance
understanding of the significance of any heritage assets to be lost (wholly or in part) in a
manner proportionate to their importance and the impact, and to make this evidence (and
any archive generated) publicly accessible64. However, the ability to record evidence of our
past should not be a factor in deciding whether such loss should be permitted.

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.

201. Not all elements of a Conservation Area or World Heritage Site will necessarily
contribute to its significance. Loss of a building (or other element) which makes a positive
contribution to the significance of the Conservation Area or World Heritage Site should be



treated either as substantial harm under paragraph 195 or less than substantial harm under
paragraph 196, as appropriate, taking into account the relative significance of the element
affected and its contribution to the significance of the Conservation Area or World Heritage
Site as a whole.

202. Local planning authorities should assess whether the benefits of a proposal for
enabling development, which would otherwise conflict with planning policies but which
would secure the future conservation of a heritage asset, outweigh the disbenefits of
departing from those policies.

Camden Planning Policy

Policy A1 Managing the impact of development

The Council will seek to protect the quality of life of occupiers and neighbours.

We will grant permission for development unless this causes unacceptable harm to amenity.
We will:

a. seek to ensure that the amenity of communities, occupiers and

neighbours is protected;

b. seek to ensure development contributes towards strong and successful communities by
balancing the needs of development with the needs and characteristics of local areas and
communities;

c. resist development that fails to adequately assess and address transport impacts affecting
communities, occupiers, neighbours and the existing transport network; and

d. require mitigation measures where necessary.
The factors we will consider include:

e. visual privacy, outlook;

f. sunlight, daylight and overshadowing;

g. artificial lighting levels;

h. transport impacts, including the use of Transport Assessments, Travel Plans and Delivery
and Servicing Management Plans;

i. impacts of the construction phase, including the use of Construction Management Plans;
j. noise and vibration levels;
k. odour, fumes and dust;

I. microclimate;



m. contaminated land; and

n. impact upon water and wastewater infrastructure

Policy D1 Design

The Council will seek to secure high quality design in development. The Council will require
that development:

a. respects local context and character;

b. preserves or enhances the historic environment and heritage assets in accordance with
Policy D2 Heritage;

c. is sustainable in design and construction, incorporating best practice in resource
management and climate change mitigation and adaptation;

d. is of sustainable and durable construction and adaptable to different activities and land
uses;

e. comprises details and materials that are of high quality and complement the local
character;

f. integrates well with the surrounding streets and open spaces, improving movement
through the site and wider area with direct, accessible and easily recognisable routes and
contributes positively to the street frontage;

g. is inclusive and accessible for all;

h. promotes health;

i. is secure and designed to minimise crime and antisocial behaviour;

j. responds to natural features and preserves gardens and other open space;

k. incorporates high quality landscape design (including public art, where appropriate) and
maximises opportunities for greening for example through planting of trees and other soft
landscaping,

l. incorporates outdoor amenity space;

m. preserves strategic and local views;

n. for housing, provides a high standard of accommodation; and
o. carefully integrates building services equipment.

The Council will resist development of poor design that fails to take the opportunities
available for improving the character and quality of an area and the way it functions



Policy D2 Heritage

The Council will preserve and, where appropriate, enhance Camden’s rich and diverse
heritage assets and their settings, including conservation areas, listed buildings,
archaeological remains, scheduled ancient monuments and historic parks and gardens and
locally listed heritage assets.

Designated heritage assets

Designed heritage assets include conservation areas and listed buildings.

The Council will not permit the loss of or substantial harm to a designated heritage asset,
including conservation areas and Listed Buildings, unless it can be demonstrated that the
substantial harm or loss is necessary to achieve substantial public benefits that outweigh
that harm or loss, or all of the following apply:

a. the nature of the heritage asset prevents all reasonable uses of the site;

b. no viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation;

c. conservation by grant-funding or some form of charitable or public ownership is
demonstrably not possible; and

d. the harm or loss is outweighed by the benefit of bringing the site back into use.

The Council will not permit development that results in harm that is less than substantial to
the significance of a designated heritage asset unless the public benefits of the proposal
convincingly outweigh that harm.

Conservation areas

Conservation areas are designated heritage assets and this section should be read in
conjunction with the section above headed ‘designated heritage assets’. In order to maintain
the character of Camden’s conservation areas, the Council will take account of conservation
area statements, appraisals and management strategies when assessing applications within
conservation areas.

The Council will:

e. require that development within conservation areas preserves or, where possible,
enhances the character or appearance of the area;

f. resist the total or substantial demolition of an unlisted building that makes a positive
contribution to the character or appearance of a conservation area;

g. resist development outside of a conservation area that causes harm to the character or
appearance of that conservation area; and



h. preserve trees and garden spaces which contribute to the character and appearance of a
conservation area or which provide a setting for Camden’s architectural heritage.



The aim in making the proposed alteration is to conserve the house as a family home for the
21st Century.

The proposed orangery will:-
- be aesthetically pleasing;
- cause minimal harm;

We believe that the proposed works satisfy the requirements set out in the planning
policies. The proposals will not detract from the host dwelling nor the surrounding area.
They will enhance the property by virtue of good design and detailing and the sympathetic
use of materials.

The proposed works will result in an improvement in the quality of the residential amenity
for the applicant and will not impact negatively on the visual appearance of the site or
residential amenity of neighbouring properties. The proposed extension is well
proportioned in comparison with the host dwelling and sits comfortably within the site.

The application property is a family home; the character and setting of the property will not
be harmed by the proposed works, only improved. The addition of the new structure would
enhance the elevation of the property and help to ensure the preservation of the property
in its present form as a family home.

The proposal is in keeping with the character of the building, the timber, lightweight glazed
appearance being typical of small scale residential extensions. The materials used are
chosen carefully to compliment the host dwelling and will therefore not appear visually
intrusive in the landscape.

This relatively small one storey proposal with its timber and glazed appearance has been
chosen in part, so as not to adversely affect the amenity of the occupants of any
neighbouring property.

The proposal will not have any significant adverse effect on the fabric of the host dwelling
and the wider area. The scale, size and sympathetic choice of materials as well as the high
guality design ensure that the proposal would not be detrimental to the character of the
host dwelling nor the surrounding area.

The design has been carefully considered to respect the existing building and its setting. Itis
perceived to be of minimal impact whilst providing significant improvements to meet client
expectations.

We consider the proposed orangery has sufficient integrity to contribute to the amenity St
Johns Lodge without detracting away from the beauty and character or conflicting visually
or technically to the existing property.



Conclusion

As the owner of this property Mr Clarke is keen to make certain changes to enhance their
enjoyment of this area. The applicant also wants to ensure that when the work is
completed, the finished project must be both high quality and allowing light into the existing
area. Mr Clarke is also keen to avoid having a structure that did not respect & reflect the
current building design. It was also important to design a structure that would have the

minimum impact upon their neighbours. In conclusion we feel that the brief has been fully
met.



