HGY/2023/2691
29 Milton Park, Hornsey, London, N6 5QB

[bookmark: _Hlk150343823]The development site lies within the Highgate Conservation Area. The special interest of Highgate Conservation Area derives from the history of the area and evolution of the original settlement. Highgate’s historical narrative is discernible in the varied sequence of built development, spanning in time from the medieval village through to its expansion in the Victorian period and its consolidation in the 20th century. 
Highgate Station was opened in 1864 by the Edgware, Highgate and London Railway (later part of the Great Northern Railway) with connections to the City at Finsbury Park. This later became the parkland walk to the north of the site when it became disused in the C20. The opening of the railway stimulated development significantly and the area saw considerable growth on planned developments from the late C19 to the 1914. 
The area in which the appeal site lies is part of the C19 development to the east of Archway Road. This part of the Conservation Area is known as ‘the Miltons’ and it is a tightly built residential suburb with a homogeneous character and a down-sloping topography from the Hornsey Lane ridge, rising again after Milton Park. This articulated topography contributes to an interesting and attractive townscape of late Victorian and early Edwardian gently curved and stepped terraces complemented by deep gardens and leafy front gardens.
Both the adjacent buildings 29 Milton Park, and are considered to contribute positively to the significance of the Highgate Conservation Area and its architectural and historic interest. These buildings are part of ‘the Milton’s’ development which were built in the late 1890s by the architect/developer John Cathles Hill (1858-1915), a prominent figure in the development of Hornsey. The architectural consistency of ‘The Miltons’ as a while and of 29-31 Milton Park, 25-27 Milton Park and 37-39 Milton Avenue themselves and with the wider streetscene is a key component this distinctive and homogenous historic area. These historic features are retained and generally in good condition. 
The urban form of the buildings and the resultant streetscene is also considered to and remains legible and intact. The street layout with its angled junctions is a response to the wider site constraints of the railway. The set of three double fronted, semi-detached houses which face northwards, 29-31 Milton Park, 25-27 Milton Park and 37-39 Milton Avenue, are part of design of the area and retain the same high-quality features: single-pane lower sash and multi-pane upper sash windows, porch timberwork, upturned eaves and the distinctive red brick frontages, with yellow stock brick sides with red brick string courses as their terraced neighbours, but are an anomalous building type to suit the angled street pattern, with gaps for gardens at each side. This different approach to the angled street pattern is likely to have originated form designing a set of semi-detached houses (No 37-39 Milton) to face onto the small planted public space to the west of the site. 
The urban grain and architectural form is therefore an important part of the areas architectural interest and historic interest. The high demand for housing and subsequent speculative development in this period, which remains in good homogenous condition, are fundamental to the development and the character and appearance of the Highgate Conservation Area and contributes to its illustrative historic interest and its architectural interest.    
The original urban grain is appreciable from the street and the three sets of semi-detached houses offer a pleasing variation on the terraces which surround it and retain a highly attractive and consistent architectural language. This is considered to positively contribute to the distinctive character of this part of the Highgate Conservation Area and its significance. 
Submitted documents  
There appear to be some inconsistencies within the proposed documents, the plans, elevations, and CGIs around the junctions to the existing buildings and at roof level. The floor plans, including the Passivhaus details (which have a specific detail for attaching to the adjoining buildings) and plans show that there is a new solid wall proposed to the Milton Road party wall, but this is thinner in depth in the elevation and the submitted CGIs (drawings  PL2.20 and pages, 6, 7, 9 and 15 of the design and access statement) do not appear to show any new wall here, but instead that the glazing lightweight attaching to the existing brickwork gable end. 
Impact of the proposed development
As set out in the previous response to application (HGY/2022/2318) and the planning inspectors decision the principle of infilling the space between 29 Milton Park and 29 Milton Road with an additional dwelling would erode the original layout and urban form of this part of the Conservation Area. This would negatively impact on the legibility and experience of its distinctive, well-preserved and homogeneous townscape and appearance and would reduce the appreciation of how this contributes to the significance of the Conservation Area and would accordingly be considered to cause less than substantial harm.   
This harm is also set out in the HGY/2022/2318 planning inspectors decision, paragraph 8, in which they stated infilling the gap would: “While a small gap would be retained, it would give the appearance of a continuous line of development that would wrap around the corner of the street, effectively merging the terraced housing in Milford Road with the appeal property in Milford Park. This would undermine the prevailing pattern of development in Milton Park where similar pairs of semi-detached dwellings are clearly separated from the terraced housing.” 
This aspect of the proposed development has not altered since the previously dismissed application. The proposed house would wrap around and infill the corner merging the housing on Milton Road and Milton Park would infill the gap between. This would undermine the pattern of development and would erode the original layout and urban form of this part of the Conservation Area where similar pairs of semi-detached dwellings are clearly separated from the terraced housing. 
Furthermore, the design, scale and landscaping would be considered to cause harm to the significance of the Highgate Conservation Area. The relatively lower height of the building, its flat-topped, stepped pyramid roof and large glazed elements contrast with the adjacent Edwardian buildings. This would draw attention to the building which would be located on a prominent corner site and would only have limited landscaping to soften this, and only to one side. 
Overall, the proposed development would cause less than substantial harm to the significance of the Highgate Conservation Area as it would negatively impact on the legibility of the pattern of development of this part of the Conservation Areas distinctive, well-preserved and homogeneous townscape. 
As the Highgate Conservation Area is a designated heritage asset great weight should be given to the asset’s conservation, and any harm caused to the significance of a designated heritage asset requires clear and convincing justification and should be weighed against public (not private) benefits. Accordingly, as the proposals are considered to cause less than harm to the significance of the Conservation Area, Conservation would not support this application. 
