
DESIGN AND ACCESS STATEMENT FOR

31 REDINGTON ROAD
HAMPSTEAD , NW3 7QY

13 OCTOBER 2022  REV PL-A



copyright © October 2022 all rights reserved | page 2   ambigram architects 31 REDINGTON ROAD | DAS

EXECUTIVE SUMMARY:

This application document has been prepared to demonstrate the design 
analysis, objectives, and proposal Introduce a new purpose-built refuse and 
cycle storage unit integrated into the front boundary wall for an existing single 
dwelling located at 31 Redington Road, NW3 7QY.

PROJECT TEAM:

APPLICANT:    RANICA & ABE KOZHIPATT 
ARCHITECT:   AMBIGRAM ARCHITECTS
PLANNING CONSULTANT:   SM PLANNING
ARBORICULTURAL CONSULTANT:  TMA CONSULTANTS

DATE: 
13 October 2022

Document Revision :

PL-A  13 October 2022

Contact details:

ambigram architects
Studio 4.11
60 Gray’s Inn
London
WC1x 8AQ

info@ambigramarchitects.com
www.ambigramarchitects.com



copyright © October 2022 all rights reserved | page 3   ambigram architects 31 REDINGTON ROAD | DAS

OUR PRACTICE|AMBIGRAM ARCHITECTS

ambigram architects is an architecture and interior design studio founded as 
a collaborative research and innovative design-led practice that celebrates 
craftsmanship, product & interior design, architecture and master planning.

Our designs draw on our wealth of expertise both in terms of architectural 
design and pragmatism to deliver outstanding residential and hospitality 
projects in the UK and internationally. We are of the opinion that the future of 
healthy cities lies in the collective contribution of well-designed buildings that 
are durable & inclusive. These essential collective building blocks will help 
cities become sustainable and ultimately provide the important ingredients 
that will balance the well-being of future urban citizens. Based in central 
London, we serve a varied client base, from families and homeowners to 
property developers and wealth managers. Our projects include private 
homes, residential developments and commercial properties within the 
hospitality sector, complex extensions, conversions, refurbishments and 
new build schemes. Our design ethos is demonstrated in our portfolio of 
completed works where we have maintained an active architectural design 
and detailing role during construction.

We have a wealth of residential design experience, working closely with clients 
on a one to one basis to working with a corporate board, and have developed 
a skill set applicable to creating high quality homes whose design furthers 
the well-being of the occupants through careful consideration of light, views, 
materials and space.  This progresses our approach to the effectiveness 
of design creating a lasting sense of homecoming. We believe the site 
specific place-making that characterises our work will combine this sense of 
homecoming with the creation of lasting memories connected to place. 

Bayham Place (Residences) Exterior 

Bayham Place (Residences) Interior 

7abc Bayham Street (Hotel) Exterior

21 Greek Street (Residences) Interior
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SITE ANALYSIS

The Site

31 Redington Road

12

GREENAW
AY GARDENS

12a

12

11

14

39

REDINGTON ROAD

2a 37
a

LB

99.4m

101.8m

43

22

37
27a

2

109.1m

Tennis Court
16

1 to 11

13

Merlin House

1

19

25

27

12

7

11

10

1615

1c

1d

1b

1a

Sta

El Sub

14

12

105.4m

14a

31

31
a

35

33

CHESTERFORD

G
ARDENS

m
1:500

0 5 10 25 50

450

350

250

150

500

400

300

200

100

90

80

70

60

50

40

30

20

10

5

0

Copyright 2021 ambigram architects ltd
Rev Date Reason for Issue ch'd

All dimensions shall be verified on site before proceeding with the
work contractor before construction and fabrication commences.

All dimensions are given in millimetres (mm) unless otherwise
noted.

Do not scale off these drawings. Dimensions govern.
NOTES

Workmanship and materials to be accordance with the relevant
current British  Standard Codes of Practice and the Local Authorities
requirements.
During construction the contractor shall be responsible for
maintaining the structure in a stable condition.
These drawings are to be read in conjunction with all other contract
documentation and other consultants documentation.
 If in doubt, ask!
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SITE AND LOCATION

SITE ANALYSIS

FIG. GOOGLE MAPS 3D VIEW

FIG. GOOGLE MAPS 3D VIEW
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The Site

31 Redington Road

The Site

31 Redington Road

The site, located at 31 Redington Road is close to the junction of Redington 
Road with Chesterfold Gardens, is a red brick and clay tiled building typical 
of the road and Redington and Frognal conservation area. The property is 
within the Hampstead area of Camden, located within 10 minutes’ walk of 
Hampstead station.
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ACCESSIBILITY

SITE ANALYSIS

KEY:

SECONDARY/ 
RESIDENTIAL STREET

PEDESTRIAN ROUTES

The Site

31 Redington Road

Redington Road is a secondary road in nature. It functions primarily as a 
residential road, with mostly pedestrian foot and domestic vehicular traffic. 
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ACCESSIBILITY

SITE ANALYSIS

The property is accessed principally via the upper ground floor, which is at 
a similar level to the street. There is a secondary access to the lower ground 
floor level of the house, which is via a steep staircase from the street through 
the front lightwell. There is no direct access to the private garden to the rear 
from the road.

SECONDARY/ 
RESIDENTIAL STREET

PEDESTRIAN ROUTES

LEVEL 
ACCESS GF

KEY:

STEPPED 
ACCESS TO 
LGF
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ACCESSIBILITY

SITE ANALYSIS

As demonstrated across, the local area of NW3 7QY has a PTAL rating of 3, 
much of central London can be accessed within a 30 - 40 minute commute 
time.

FIG. TFL WEBCAT TIME MAPPING SCREEN CAPTURE

FIG. TFL WEBCAT PTAL SCREEN CAPTURE
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REDINGTON AND FROGNAL CONSERVATION AREA

SITE ANALYSIS

FIG. SCREENSHOT FROM HTTPS://SSA.CAMDEN.GOV.UK/CONNECT/ANALYST/MOBILE/#/MAIN?MAPCFG=CAM
DENCONSERVATION&LANG=EN-GB

The Site

31 Redington Road
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REDINGTON AND FROGNAL CONSERVATION AREA

SITE ANALYSIS

The below extract has been taken from the Redington + Frognal character 
area appraisal and describes Redington road:

“Redington Road was laid out in 1875 and developed slowly starting from the 
Frognal (southern) end. It is the longest road in the Conservation Area and 
features a wide range of primarily early 20th century domestic architecture 
along its length. Whilst there is no consistent architectural style, red brickwork, 
clay tiles, dormer and sash windows are common elements to Arts and Crafts, 
Queen Anne, Edwardian, and neo-Georgian houses alike. Of particular interest 
on Redington road are Nos 2 & 4 designed by Philip Webb in 1876 in a rural 
Arts and Crafts style (listed II*); No 16 One Oak, a fine example of the work 
of Arthur H. Mackmurdo (listed); Nos 35 – 37 by Horace Field, No 39, a well 
embellised house designed by W.W Bull; No 66, The Wabe, an eclectic mix 
of styles and elements designed by for himself by the educational advisor Dr 
William Garnett and Nos. 54 & 56 (listed) by Quennell. The main stretches 
of Reddington Road are of consistent architectural styles are those sections 
designed by Quennell at Nos 41 – 49 and Nos 71 – 77. The former are typical 
examples of the Quennell / Hart Partnership between 1898 and 1914 mixing 
orange and red brickwork with gables, oriels, and occasional classical features 
to create a relaxed style loosely reminiscent of English architecture of the mid-
17th and early 18th centuries. The latter houses are in a formal neo-Georgian 
style and indicate that the northern part of the road was the latest developed.”

FIG. 2 REDINGTON ROAD

FIG. 39 REDINGTON ROAD

FIG. B - NOS 35 - 37 REDINGTON ROAD

FIG. B - NOS 54 - 56 REDINGTON ROAD
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URBAN GRAIN

SITE ANALYSIS

The Site

31 Redington Road

As demonstrated in the figure ground diagram across, the site local area is 
sparsely developed with much open space between buildings. The properties 
within the area are typically large detached or semi-detached houses.
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LAND USE

SITE ANALYSIS

KEY:

RESIDENTIAL  USE

RESIDENTIAL  OUTBUIDLINGS

The local area is residential in nature, with some examples of residential 
outbuildings located within the large gardens typical of the area.

The Site

31 Redington Road
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FLOODING

SITE ANALYSIS

The local area of NW3 7QY is not defined as being prone to flooding by the 
Environment Agency, as is not sited within any flood zone.

Selected point

Flood zone 3

Flood zone 3: areas

benefitting from flood

defences

Flood zone 2

Flood zone 1

Flood defence

Main river

Flood storage area

Flood map for planning
Your reference

Location (easting/northing)

Scale

Created

Page 2 of 2

© Environment Agency copyright and / or database rights 2021. All rights reserved. © Crown Copyright and database right 2021. Ordnance Survey licence number 100024198.

31 Redington
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PLANNING HISTORY

SITE ANALYSIS

APPLICATION REF DEVELOPMENT DESCRIPTION DECISION

2003/2943/T REAR GARDEN 1 x Leyland 
Cypress - reduce in height by 
4.5m and trim garden side.

No Objection 
to Works to 
Tree(s) in CA  
01-12-2003

2003/1081/T REAR GARDEN 1 x Dead tree - 
remove 

Approve 
Emergency 
Works (TPO)  
14-08-2003

9201370 Erection of a single storey 
glazed rear conservatory 
extension to enclose swimming 
pool as shown on drawing no 
9206/01 as revised on 10.05.93 

Grant Full 
or Outline 
Planning 
Permissn.  10-
06-1993

TP/33732 /Nw
(8 May 1957)

The erection of a studio 
extension to the lower. 
maisonette at No. 31, 
Redington Roadt Hampstead, 
as shown on drawing 
submitted.

Permission for 
Development. 
(Condition

13 September 1956 The erection of a studio 
extension to the lower. 
maisonette at No. 31, 
Redington Roadt Hampstead,

Permission 
granted

FIG. PROPOSED DRAWINGS FROM 1993 CONSENTED SWIMMING POOL ENCLOSURE.

The table below captures the recent planning history of 31 Redington Road, 
prior to the current occupants taking ownership. The images demonstrated 
across are from a single story rear extension was consented in 1993 to enclose 
the rear swimming pool.



copyright © October 2022 all rights reserved | page 16   ambigram architects 31 REDINGTON ROAD | DAS

PLANNING HISTORY PERMITTED DEVELOPMENTS

SITE ANALYSIS

6 permitted development applications and a full planning application have 
been submitted in the last year to gain consent for individual items. These 
applications have been appended to the planning history table below.

APPLICATION 
REF

DEVELOPMENT DESCRIPTION DECISION

2003/2943/T REAR GARDEN 1 x Leyland Cypress - reduce in height 

by 4.5m and trim garden side.

No Objection to 

Works to Tree(s) 

in CA

2003/1081/T REAR GARDEN 1 x Dead tree - remove Approve 

Emergency 

Works

9201370 Erection of a single storey glazed rear conservatory 

extension to enclose swimming pool as shown on 

drawing no 9206/01 as revised on 10.05.93 

Grant Full or 

Outline Planning 

Permissn.

TP/33732 /Nw

(8 May 1957)

The erection of a studio extension to the lower. 

maisonette at No. 31, Redington Road Hampstead, as 

shown on drawing submitted.

Permission for 

Development. 

(Condition

13 September 

1956

The erection of a studio extension to the lower. 

maisonette at No. 31, Redington Road Hampstead,

Permission 

granted

2021/3939/P Infilling of front canopy to form porch. Granted

2021/3940/P New window opening to side elevation. Granted

2021/3933/P Enlarged window openings at first floor. Granted

2021/3935/P Replacement and amalgamation of rear lower ground 

and upper ground floor windows.

Refused

2021/3934/P Replacement of rear lower ground and upper ground 

floor window with a single window.

Refused

2021/4522/P Replacement and enlargement of rear lower ground and 

upper ground floor windows.

Refused

2021/3941/P Installation of powder coated aluminum framed rooflight 

to the front and side facing roof slope.

Granted

2022/1422/P Continued use of the property as a single dwelling 

house, the infilling of front canopy to form porch, 

installation of new front door at basement level, and the 

installation front, side and rear rooflights on the main 

roofslope. Enclosing the swimming pool to create a plant 

room, installation of a green roof on the existing flat of 

the side extension and three rooflights. Replacement of 

windows at the rear elevation and external alternations.

Pending
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All dimensions shall be verified on site before proceeding with the
work contractor before construction and fabrication commences.

All dimensions are given in millimetres (mm) unless otherwise
noted.

Do not scale off these drawings. Dimensions govern.
NOTES

Workmanship and materials to be accordance with the relevant
current British  Standard Codes of Practice and the Local Authorities
requirements.
During construction the contractor shall be responsible for
maintaining the structure in a stable condition.
These drawings are to be read in conjunction with all other contract
documentation and other consultants documentation.
 If in doubt, ask!
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31 Redington Rd
July 2021

aa_2120
31 Redington Road

London NW3 7QY

01 SI
DE

Existing Side Elevation
Drawing 01

Proposed Side Elevation
Drawing 02

Key Plan
Drawing 03 (Scale 1:100)

Proposed new double glazed
painted timber frame windows
to match existing in material,
detailing & appearance.
Window be privacy-glazed and
fixed shut/closed, with no
openable parts over 1.7m
above finished floor level.

FIG. 2021/3940/P CONSENTED DRAWINGS
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EXISTING PROPERTY ANALYSIS

SITE ANALYSIS

31 Redington Road is located on the south side of the road. The site is located 
on a hill slope, which drops from the Pavement towards the rear of the Garden 
by approximately 6.1 meters. Because of the hillside location the property 
benefits from excellent views of the city of London, over its own private garden. 
The rear elevation of the building, which provides views to the city, benefits 
from a southern orientation affording opportunity for passive solar gain. A 
lightwell has been formed to the front of the property, which affords a good 
quality of natural light to rooms located on the north-eastern front elevation at 
lower ground level. 

N

SUN SET

SLOPE OF HILL

SLOPE OF HILL

SUN RISE

POOL

SOLAR GAIN

CITY + PRIVATE GARDEN VIEWS

LIGHTWELL

REDINGTON ROAD TRAFFIC
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EXISTING PROPERTY ANALYSIS

SITE ANALYSIS

The images and diagrams demonstrate the 6.1-meter slope from street level 
to rear of the Garden. The southwest orientation of the rear façade provides an 
excellent opportunity for natural sunlight to enter the building and the elevated 
position of the property on the hill, provides excellent views of the city from 
within the dwelling.

SECTION KEY PLAN

View from lower ground floor over garden

31 Redington front garden lightwell - demonstrating slope

29 Redington front garden lightwell - demonstrating slope
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6.1 m
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TREES

SITE ANALYSIS
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BS 5837:2012 TREE RETENTION CATEGORIES

BS5837 Root Protection Areas
Precautionary areas within which tree roots
and soil structure must be protected. All works
within these areas will require special methods
of work.

Category B
Trees of moderate quality with an estimated
remaining life expectancy of at least 20
years.

Category C
Trees of low quality with an estimated
remaining life expectancy of at least 10
years or young trees with a stem diameter
below 150mm.
Category U
Those in such a condition that the tree
cannot realistically be retained as living
trees in the context of the current land use
for longer that 10 years.

Category A
Trees of high quality with an estimated
remaining life expectancy of at least 40 years.

The original of this drawing was produced in colour -a
monochrome copy should not be relied upon.

DO NOT SCALE Use only figured dimensions
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Home owner of 31 Reddington Road

31 Redington Road, Hampstead, London,
NW3 7QY

Scale

1:250@A3
Rev
-

Drawn by

HR
Checked by

CW

26.05.22 TOPO

There is one tree within the boundary of the site (T9 as identified in the tree 
survey across). There is a large horse chestnut tree (T2) in front of the property 
located in the footpath / pavement area.
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EXISTING PROPERTY _ FRONT GARDEN + DRIVE

SITE ANALYSIS

1.

3.

4.

2.

FIG. FRONT ELEVATION DRIVEWAY - IMAGE 01 FIG. FRONT LIGHTWELL BOUNDARY WALL - IMAGE 02 FIG. EXISTING SITE PLAN - KEY PLAN

FIG. FRONT LIGHTWELL BOUNDARY WALL - IMAGE 03 FIG. FRONT LIGHTWELL BOUNDARY WALL - IMAGE 03
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EXISTING PROPERTY _ FRONT GARDEN + DRIVE

SITE ANALYSIS

1.

5.

3.4.
2.

FIG. FRONT LIGHTWELL - IMAGE 01

FIG. FRONT LIGHTWELL - IMAGE 03

FIG. FRONT LIGHTWELL FROM ABOVE - IMAGE 02

FIG. FRONT DRIVEWAY - IMAGE 04 FIG. FRONT LIGHTWELL - IMAGE 05

FIG. EXISTING SITE PLAN - KEY PLAN
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PRE APPLICATION ADVICE
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ADVICE NOTE

PRE APPLICATION ADVICE

Pre-application advice was sought in September 2021, with a meeting held 
on 22 November, an advice note was provided on 04 February 2022. The 
development proposed in the pre-app concerned:

1. Alterations to front garden, amended staircase from street to lower ground 
floor, and introduction of storage within bank.

2. Alterations to general arrangement layout.
3. Remedial works to structure and works to increase accessibility of existing 

driveway.
4. Proposed introduction of a new glazed front porch to match neighbours, 

at 29 Redington Road
5. Refurbishment of existing lower ground floor annex and increase in roof 

height to create a roof terrace, level with upper ground floor.
6. Introduction of a spiral staircase from rear garden to roof terrace of upper 

ground floor level.
7. Introduction of rooflights in annex.
8. Introduction of walkway from street to roof terrace.
9. Creation of swimming pool enclosure at the rear
10. Excavation works to extend the existing basement

The main issues considered in the pre-application advice note were: 

• Design and Heritage 
• Basement works 
• Amenity 
• Transport 
• Trees and landscaping 
• Sustainability 
• Planning Obligations 

Much of the works proposed in the pre-app are covered in planning application, 
2022/1422/P.

This application seeks consent for works to the front boundary wall only. A 
summary of the councils’ comments made in the pre-app in relation to these, 
are below and will be covered in greater detail on the following pages:

• Works to the front driveway
• Trees

1.
3.

4.

5.

6.

7.

8.

9.

FIG. PRE-APP SITE PLAN
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WORKS TO THE FRONT BOUNDARY

PRE APPLICATION ADVICE

Camden comments

The proposal includes extending the existing front driveway and amending 
the front boundary wall. This would increase the area of hardstanding to 
the front of the building. Policies SD1 and SD5 of the Redington Frognal NP 
state that front garden walls and hedges which contribute to the character 
and appearance of the area should be preserved, retained, or reinstated. 
Policy SD6 advised that where front boundary walls that have been removed 
previously, applicants are encouraged to reinstatement them. The Redington 
Frognal CAS states that front boundary treatments and vegetation contributes 
greatly to the areas quality, character, and appearance. It goes on to advise 
that further loss of front gardens to parking areas will be resisted. The 
importance of retaining and reinstating front gardens is also detailed in Home 
Improvements. Increasing the width of the hardstanding area to the front of the 
property and potentially removing the remaining element of a front boundary 
wall would not be supported by the Council. No elevation plans have been 
submitted to demonstrate how the proposal would affect the front boundary 
treatment. 

Response

The existing front boundary masonry wall is retained in this proposal. Areas of 
this wall have started to buckle and lean due to movement of the ground below 
the concrete slab footing. Works will be undertaken to repair the masonry 
boundary wall to the front.

Where the front boundary is altered to incorporate the new refuse store and 
cycle store, this will be in masonry to match the existing boundary wall. A 
green roof is proposed which will increase the amount of visible vegetation 
which the Frognal CAS states would contribute greatly to the area’s quality, 
character, and appearance.

No further alteration is proposed to the crossover or the front masonry 
boundary wall in this location.

THE WALLS ARE CRACKING AND THIS IS LIKELY TO BE RELATED TO THIS GROWING TREE. CRACK REPAIRS TO THE WALL ARE NEEDED.
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FIG. EXISTING SITE FIG. EXISTING SITE CROSSOVERFIG. PROPOSED SITE
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CROSSOVER

This application aims to retain the existing crossover with no changes, as 
suggested in the pre-app advice note.

PRE APPLICATION ADVICE

No changes proposed 
to existing crssover

NO CHANGES PROPOSED TO 

EXISTING CRSSOVER



copyright © October 2022 all rights reserved | page 26   ambigram architects 31 REDINGTON ROAD | DAS

BOUNDARY WALL ALTERATION WORKS

PRE APPLICATION ADVICE

EXISTING BRICK COLUMNS REPAIRED 

AND BUILT TALLER TO CREATE REFUSE 

AND CYCLE SHELTER

PROPOSED LOCATION OF REFUSE AND 

CYCLE STORAGE

PROPOSED LOCATION OF NEW 

METAL RAILINGS
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TREES

PRE APPLICATION ADVICE

Camden comments

It is noted that an Arboricultural report has not been submitted as part of 
the application. However, it is considered due to the proposed works, an 
Arboricultural report is likely to be required at application stage to ensure that 
the trees in the rear gardens and any neighbouring street trees are not harmed 
because of the proposed development.

Response

An Arboricultural Impact Assessment (AIA) report has been prepared by Tim 
Moya Associates to demonstrate that the proposed works will not have an 
impact on nearby trees.

T2

T1

31 Reddington Road
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Canopy spread (m)

Tree Stem

Root Protection Area (RPA)

Category A
Trees and groups of high quality with an estimated remaining life expectancy of at
least 40 years.

Category B
Trees and groups of moderate quality with an estimated remaining life expectancy
of at least 20 years.

Category C
Trees and groups of low quality with an estimated remaining life expectancy of at
least 10 years or young trees with a stem diameter below 150mm.

Category U
Those in such a condition that the tree cannot realistically be retained as living
trees in the context of the current land use for longer that 10 years.

BS5837 Root Protection Areas
Precautionary areas within which tree roots and soil structure must be protected.
All works within these areas will require special methods of work.

Group canopy extents shown in their retrospective retention category.

Root Protection Area (RPA)

T1 Unique tree identification number

G2 Unique group identification number

French drain

Existing levelGeo-textiles

Proposed level

Gravel

Proposed level

Existing level

Stem Protection Specification

Steel angle

Rawl bolt fixed
into the ground

20mm
thickness
plywood

Plywood 20mm thick.
2m height.

8mm
diameter
coach bolt

Minimum
200m

Profile View Fixing Details

Trees requiring box protection.

Existing surface below the retaining walls to remain unaffected by any development
works, thoguh this area may be used to store materials temporarily.

Existing structures to remain unaffected by any development works. However, light
works to repair/treat the external surfaces are permitted.

Pedestrian access only, if required, using scaffold boards laid upon the surface as
ground protection. No excavations to occur into the soil.

Manual works only. Existing sub-base of steps to remain in place - all works
confined to the area above this level.

Manual works only. New steps to be excavated to formation level. All exposed roots
to be retained by being wrapped in damp hessian, until the point the arboriculturist
attends site to review and record. Decisions to be taken on individual roots at this
time, as rgeards pruning or retention.

Manual works only. New wall to be constructed no deeper than any existing
sub-base level (e.g., cantilver from adjacent foundation elements).

Manual works only. Existing wall to be removed. No works beyond formation level.
Area to be re-levelled to the required level, to align with surrounding finished levels.

Manual works only. New structure to be constructed on small screw piles positioned
to avoid tree roots in excess of 25mm diameter (and smaller where feasible). This
will require prior ground investigation works that will be undertaken under oversight
by the arboriculturist, to document and agree pile positions.

Manual works only. Existing steps and sub-base to be removed. No works beyond
formation level. Area to then be back-filled with topsoil to align with adjacent soil
levels. Area to be covered with scaffold boards as ground protection, if access is
required over this area afterwards.

Brick piers to be increased in height. No works beyond the current formation level of
the piers, unless otherwise agreed with the arboriculturist following appropriate
ground investigations to search for roots.

Manual works only. Gates to be installed so that they swing from adjacent brick
piers.
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ARBORICULTURAL METHOD STATEMENT

TREE WORKS

Only the tree works specified within this report may be undertaken, after the appropriate planning
consents have been acquired and in order to implement the consent. In the event of any uncertainty
regarding tree works, the arboriculturist will be consulted and where appropriate the Local Planning
Authority.

All tree works will be undertaken, in accordance with the best-practice recommendations provided in BS
3998:2010. The statutory responsibilities as outlined in the Wildlife and Countryside Act 1981 (as
amended) and the Habitat Regulations 2010 will also be complied with.

TREE PROTECTION FENCING

The tree protection fencing and (where appropriate) ground protection, will be installed as specified
within this plan, prior to the commencement of any demolition and construction works. No plant or
materials will be delivered to site prior to the construction of the tree protective fencing other than those
required to install the tree protection fencing. On every third panel, a sign will be fixed that states “Tree
Protection Zone (CEZ). Keep out. Any incursion into this area must be agreed in advance with the
arboriculturist and Local Planning Authority.” An example of this sign is provided within this plan.

The position of the tree protection fencing must not be amended and no individual panels will be
uncoupled, without the agreement of the arboriculturist and/or Local Planning Authority.

SERVICES AND DRAINAGE

The installation of drainage runs, manholes, storage tanks, and utilities will be positioned outside the root
protection areas of retained trees. If the installation of new services and drainage runs are required within
the root protection areas (RPAs) of retained trees, all methods of working will follow the guidance within
Table 3 of BS 5837 or the National Joint Utilities Group's (NJUG) Guidelines for the planning, installation
and maintenance of utility apparatus in proximity to trees (volume 4, issue 2).

Excavation works within the RPAs of retained trees will be undertaken manually with the use of hand tools
only (under the supervision of the arboriculturist), unless otherwise agreed in advance by the
arboriculturist. It is recommended that an air lance - and if required a soil vacuum - is used, to excavate
service trenches within RPAs. If soil conditions are not suitable for this method of excavation, alternative
hand tools can be used once agreed in advance by the arboriculturist.

All roots greater than 25mm in diameter will be retained and will immediately be wrapped in hessian or
another appropriate material, to prevent desiccation and temperature fluctuations. Roots will be pushed
aside to allow for runs to be installed, where this is practical and without causing root damage.

No machinery will be permitted within the CEZ, at any time, unless agreed in advance with the
arboriculturist.

ARBORICULTURAL CLERK OF WORKS
The monitoring of activities at the Site will occur, at the following points:

- To sign-off the tree protection measures;

- To sign-off the tree works;

- At other points as specified within this Report and the TPP.

It will be the responsibility of the main contractor (or other managing individual or organisation) to
confirm the date and time of attendance, providing at least five working days of notice so that the project
arboriculturist can confirm attendance.

GENERAL PROTECTION METHODS

No fires will be permitted, within 20m of the crown of any tree or other area of vegetation that includes
hedgerows and groups of trees.

No changes in soil level will occur, within the CEZs and RPAs, without agreement in advance with the
arboriculturist.

The CEZs will at all times remain free of liquids, materials, vehicles, plant, and personnel, without
agreement in advance with the arboriculturist.

Any liquid materials spilled on site will immediately be cleared up. If liquids are spilled within 2m of any
CEZ or RPA, the incident will immediately be reported to the arboriculturist, to determine the appropriate
response.

All damage to trees and other vegetation will immediately be reported to the arboriculturist, to determine
the appropriate response.

BS 5837:2012 TREE RETENTION CATEGORIES
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DESIGN PROPOSAL
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SUMMARY

DESIGN PROPOSAL

This planning application design and access statement seeks to explain the 
rationale behind the submitted proposal for external works to 31 Redington 
Road. The alterations are summarised below:

• Remove existing driveway slab and replace with new wider driveway.
• Alter trajectory of steps from pavement to lower ground floor to reduce the 

inclination of the stairs.
• Create a new platform for refuse and cycle storage, accessed from the 

pavement.

FIG. EXISTING SITE FIG. PROPOSED SITE
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LOWER GROUND FLOOR

DESIGN PROPOSAL
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Create a new platform, using screw piles, for refuse and cycle 
storage, accessed from the pavement.
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UPPER GROUND FLOOR

DESIGN PROPOSAL
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Create a new platform for refuse and cycle storage, accessed 
from the pavement.



copyright © October 2022 all rights reserved | page 32   ambigram architects 31 REDINGTON ROAD | DAS

ROOF

DESIGN PROPOSAL
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Refuse and cycle storage with green roof.



copyright © October 2022 all rights reserved | page 33   ambigram architects 31 REDINGTON ROAD | DAS

STREET / NORTH EAST ELEVATION

DESIGN PROPOSAL

Create a new platform for refuse and 
cycle storage, accessed from the 
pavement.

Introduce new black railing 
between brick pillars.

FIG. EXISTING NORTH EAST ELEVATION FIG. PROPOSED NORTH EAST LEVATION
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STREET / NORTH EAST ELEVATION

DESIGN PROPOSAL

FIG. EXISTING NORTH EAST ELEVATION FIG. PROPOSED NORTH EAST LEVATION

*No changes proposed to front elevation of the house in this 
application
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2019/1979/P

DESIGN PROPOSAL

The design of the proposed refuse store and cycle store is influenced by that 
of the recently consented refuse store at 41 Frognal which is also located in 
the same conservation area. This decision forms a strong precedent for the 
proposed addition of a purpose-built refuse store within the streetscape. In 
the officer’s report for the application 2019/1979/P, case officer found that: 

“The binstore is small and modest in size and 
appropriate in location as a street-side structure, 
no different from many other similar binstores in 
Hampstead. It adjoins a high brick front wall of a 
neighbouring house and does not appear as a bulky or 
incongruous feature in the streetscape.”

This is similar for the circumstance of 31 Reddington, where many other 
neighbours have refuse stores located close to the road within purpose made 
brick stores adjoining a brick wall.

FIG. CONSENTED DRAWINGS

FIG. PHOTOGRAPH OF BUILT STORE

FIG. PROPOSED STORES
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FIG. SCREENSHOT OF REDINGTON AND FROGNAL CONSERVATION AREA

As demonstrated in the image across, the site of 31 Redington road is within 
0.3 miles distance of the precedent property 41 Frognal and is within the 
same Redington and Frognal conservation area designation. This sets a 
strong precedent for the proposed refuse and cycle storage unit within the 
conservation area, having been consented in the last 3 years.

2019/1979/P

DESIGN PROPOSAL

The Site

31 Redington Road

41 Frognal
0.3 Miles
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REFUSE AND CYCLE STORE FOUNDATIONS

DESIGN PROPOSAL
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work contractor before construction and fabrication commences.
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NOTES
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requirements.
During construction the contractor shall be responsible for
maintaining the structure in a stable condition.
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documentation and other consultants documentation.
 If in doubt, ask!
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As per the arboricultural impact assessment recommendations, the proposed 
refuse and cycle store shall be constructed using screw pile foundations to 
limit any potential damage to the T2 horse chestnut tree.
The platform will be constructed as a lightweight timber framed structure with 
a brick cladding to match with the front boundary wall. The store will have a 
green sedum roof above.

FIG. PROPOSED SEDUM ROOF

FIG. PROPOSED SCREW PILE
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EXISTING FRONT BOUNDARY

DESIGN PROPOSAL

The panoramic photograph below has been taken from the dropped kerb 
in front of the property. This demonstrates the variation in front boundary 
treatments between the two neighbouring properties. Number 29 has a low 
level rendered wall with black painted railing and brick piers. Number 31 has 
a low-level red brick wall with no metal guarding and brick piers.

NO. 31 REDINGTON ROADNO. 29 REDINGTON ROAD
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FRONT BOUNDARY RAILING

DESIGN PROPOSAL

It is proposed to introduce painted black metal guarding rails between 
brick piers of the front boundary wall. This will enhance safety by creating a 
compliant guarding in front of the property lightwell which has a substantial 
drop. The guarding would represent a harmonious addition to the streetscape 
where many other properties within the local area currently have black railings 
fixed to low level masonry walls on the front boundary.

FIG. PROPOSED NORTH EAST LEVATION FIG. EXISTING LOCAL STREETSCAPE

FIG. EXISTING 21 - 23 REDINGTON ROAD

Introduce new black powder 
coated railing between brick 
pillasters.
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CONCLUSION

This planning application design and access statement seeks to explain the 
rationale behind the submitted proposal for external works to 31 Redington 
Road. The alterations are summarised below:

• Introduce a new purpose-built refuse and cycle storage unit integrated 
into the front boundary wall

The application proposals will preserve and enhance the appearance and use 
of the existing building and its setting in the Conservation Area through this 
complementary and sympathetic design solution. The aim of this proposal is 
to minimise the impact on the host building while helping the owner adapt the 
property to suit their needs as a family and improve safety and access to the 
property. The application follows a previous pre-application meeting with the 
council where comments regarding impact made by the conservation and 
design officer have been considered and alternative solutions explored in this 
proposed design.

The alterations proposed are sensitive to the original building and local 
conservation area and are proportional with the building and the space 
around without infringing planning constraints on daylight, sunlight, privacy, 
and outlook for neighbouring properties.

The application is underpinned by the design team and applicants’ 
commitment to the highest standards of design, detailing and choice of 
quality materials. We therefore conclude that the proposal meets with the 
policies and objectives at local, national levels and recommend the proposal 
to the council for approval.


