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SECTION1 APPRAISAL OF SITE



DESIGN AND ACCESS STATEMENT

PROPOSED NEW HOUSE AT
62 AVENUE ROAD

St JOHN'S WOOD

LONDON NW8
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NW11 LONDON TTH

TELEPHONE 020 8458 4326
FAX NUMBER 020 8458 4322
MOBILE NUMBER 07721 598207
E-mail gjparchitects@biconnact.com

Design and Access Statement

This Design and Access Statement represents a comprehensive analysis of the of the site at 62
Avenue Road, St John's Wood, London NW8 in support of a planning application consent for a new
carefully crafted, traditional style dwelling.

The building is fully described on the accompanying drawings submitted by GJP architects Ltd,

The statement addresses the following:

The design process - explain the design principles and concepts

Amount of development - how much will be built on site.

Use - what buildings and spaces will be used for

Layout - how the buildings, private/public spaces are to be arranged on site and their relationship.
Scale - how big the buildings and spaces will be in terms of their height/ width /length.
Appearance - details of materials/architectural details.

Landscaping - treatment of private and public spaces hard and soft landscaping.

Access - access to the development to ensure equal; and convenient access to buildings and
spaces and the public transport network, and access for emergency services where relevant.



INTRODUCTION

LOCATION AND SETTING
Location and Context

The site does NOT form part of the Elsworthy Conservation Area but is on the border of the
Conservation Area.

Scale: Height.

The height of buildings varies through the conservation area. The height of the proposed houses
matches the neighbouring buildings to the north and south side of The Avenue and are not out of
scale with buildings in Avenue Road generally, enhancing the conservation area.

Scale: Massing.

By analyses, the mass of the proposed buildings is commensurate with the mass of the detached
houses in The Avenue of a similar size.

Appearance: Materials and Details.

An audit of the materials on buildings and boundaries through the conservation area establishes
what materials might be appropriate for the new houses. The same can be said for building details
by looking at the age of buildings and the materials used to establish what details might be
appropriate. The materials and traditional detailing on the proposed house enhances the
conservation area by taking its cues from the existing materials and details used in Avenue Road.

To summarise, by analysis of the existing context of Avenue Road and applying this appropriately
to the design of the proposed new house, it can be shown that the new building and landscaping
make a positive contribution and enhance the conservation area.

Google




Characteristic Details of this section of The Avenue

Although the area was developed in stages over a relatively extended period of seventy years,
there has been little subsequent alteration of building frontages. The area has also retained its
residential character, and as a result much of its traditional architectural detail and character.

The majority of original timber sash and casement windows, in a variety of styles, have been
preserved. In general, replacement windows have been of a scholarly design finished to a high
standard. There is a variety of entrance door designs, ranging from arched openings in stone, to
porches and porticoes comprising flat roofs with brackets or columns, sometimes pedimented.
Other elevation details include high quality tile cladding, stucco detailing, the use of stone banding
and decorative masonry, and intricate timber gable and window decoration. At roof level, the
detached houses are terminated by Classical parapets of low key design. Some houses have
impressive chimney stacks and pots, fine clay tiles are generally used as the roof finish.

Prevalent and Traditional Building Materials

Dark red or brown brick is the predominant material used in this part of the Conservation Area.
Other materials are employed as contrasting features and different combinations of variously
coloured brick, stone, stucco and timber are used as contrasting detail in the treatment of facades
across different parts of the Conservation Area.




USE CLASS OF THIS LOCALITY

Prevailing and Former Uses

The area has retained its status as a fashionable residential
neighbourhood with large single family dwellings set back from the tree
lined streets in substantial gardens. Although a larger number of
houses were sub-divided into flats during and in the post-war period,
they have since reverted to family houses. The area is therefore
principally residential in character, with other building uses
representing activities that are secondary or ancillary to the residential
whole.

The general absence of commercial development adds to the
neighbourhood’s quiet appeal, but the area benefits from its relative
proximity to busy commercial districts in Swiss Cottage and Finchley
Road.

Building Character and Qualities
Avenue Road

The larger detached houses on Avenue Road relate more to St John's
Wood in scale and character. Their spacious grounds are
characterised by long front forecourts and generous rear gardens. The
houses are set back from the road with strong well defined front
boundaries either with high walls or gates. The houses have differing
styles but similar form, height and size. The northern portion of Avenue
Road does NOT lie within the Conservation Area.

The upper part of Avenue Road which includes a number of detached
houses in neo-Georgian and vernacular classical styles of the inter war
and mid twentieth century

ELSWORTHY CONSERVATION AREA - INFORMATION FROM LONDON BOROUGH OF CAMDEN
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ASSESSMENT OF PARAMETERS FOR NEW BUILDING

It was thought that there would several concerns that should be

considered at the design stage. These can be summarized as follows.

(a) Impact on traffic and car parking.

Historically there has been a lot of development in this part of Avenue
Road. In recent years there has been a trend to recreate the original
large family houses. The proposed development of this single family
house would be yet another building project in this section of Avenue
Road but would, at least, retain the use of the site as a family house.
This application, the proposal is to replace a like for like use.

The open forecourt is a feature of Avenue Road and it is thought that
the open front garden should be retained as much as possible.

This large new house will have live-in staff as well as the immediate
family. There is need to allow for additional car parking over and
above the normal use. It would be undesirable to have the front
garden area full of parked cars - a bit like a car park.

It is proposed, therefare, to create a new sub floor to house sufficient
car parking for the household and its staff. This will enable the front
forecourt to be left free and open rather than full of parked cars.

(b) Style of replacement building
The present house was built in the 1930's and was for its day. A

traditional replacement building was considered the most suitable for
this locality.

(c) Adverse impact on neighbouring properties.

The replacement building would occupy very much the same
footprint of the existing property. The existing rear line of the main
house would be respected and the front line is given by the existing
footprint of the existing house.

The height of the current property is well below the neighbouring
properties and it was thought that there would be scope for the
house to be increased to the height of the neighbouring buildings.

The property to the north of the site had no windows that overlooked
79 West Heath road and it was considered appropriate that any new
building should not have windows directly overlooking 81 West
Heath road.

(d) Protection of trees

It was clear to see that there were important trees to the
neighbouring properties with 62 Avenue Road. It was seen to be
essentail that an arbiricultural analysis would be essential.

(e) Boudary treatment

The boundary is well served by a relatively high brick wall of some
1.7M in height.

It was thought that the ingress and egress crossovers would be kept
and the front boundary wall should be maintained so as to cause no
damage to the trees. It was thought that metal gates could be
incorporated to give more security to the site.

(g) Daylight and Sunlight
It was intended that any new property would lie within the general

parameters of the existing house and not to extend beyond the
general rear line of the neighbouring houses.
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OBSERVATIONS FROM SITE VISIT

The house is a detached single family property. Itis a
relatively low built house with a simple pitched roof. It is
not Listed and does not form part of a harmonious group
of houses.

The group of houses in this part of Avenue Road are not
indentical nor do they offer a rhythm of plot width or
regular roof lines to either eaves or ridge heights. They
are traditional in design and detail. Tall sash windows
are predominant.

There is a variety of individual architectural features to
neighbouring properties that do not give a uniformity of
material or design but the general feeling is that of a
English traditional house of symmetry with a central
feature entrance.

The site has two large mature trees on neighbouring
houses. The front area is well landscaped and offers a
sense of natural enclosure.

There is a low brick wall to the boundary of the main
road with brick piers each side of the two access
crossovers from Avenue Road.

-~
———
——

AVENUE ROAD
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general rear line of houses




DESIGN LED OBJECTIVES OF NEW PROPOSAL

The proposed house wll be built over the Lower Ground,
ground , first and second floor. There would be off street
car parking for two cars with cycle stores for 4 bicycles.
The forecourt area should not be treated a car park and
cars should be houses in a below ground ground
garage.

The house comprises of large family house for the
specific needs of the client and his immediate family.
There is to be accommodation for staff who live on the
premises and wil also have cars.

There is a need for a lift to all floors to make the house
sustainable for the more senior members of the pricipal
family.

The lower ground floor will have reduced scope for
natural light and thus should contain the swimming pool.

Any habitable rooms to the front will be lit from a light
well.

The rooms and spaces will far exceed the minimum
guidance for each room as set out in the design
guidance notes produced by Camden.

The new house is designed to be will set back Avenue
Road.

2 ( .003!0
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HISTORY

The site was redeveloped between WWI and WW?2 - probably in the
early 1930's. There are no records available at the local authority for
the original permission or that of the house that was built in the inter
war years.

There is no planning history shown on the Camden website for the
period

INITIAL PLANNING ANALYSIS

= The house did not lie within a Conservation Area.

« It was unlikely that the council would object to the demolition of the
existing house in principle

* The design of the replacement should be appropriate to the area. It
was thought that there was scope to increase the building by an
additional floor as the present house was low built in relation to the
height of its neighbours. Over the years the neighbouring properties
have been developed and redeveloped increasing the height of the
buildings in this part of Avenue Road.

= Siting of the proposed house in the position of the existing house was
considered in principle to be acceptable pending further detail.

* The large trees to the front and rear of the neighbouring houses
would have to be protected as there is a policy to retain trees in this
location.

« The boundary treatment would be important and details would be
required of the boundary walls and any gates.

* The surface treatment of the front forecourt area would need careful
consideration.

ELSWORTHY CONSERVATION AREA - 1914
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LANDSCAPING

The two large trees to the front boundary are to be protected during the
demolition and re-construction phases of this development.

An arboricultural report is to be obtained to set out the Method
Statement required in order to protect these trees.

The hard and soft landscaping areas currently on the site are to be
maintained during the demolition and construction phases. A report is
to be created to show the best method of protection of the surfaces
during the building process.

ACCESS

VEHICULAR AND TRANSPORT LINKS

Access to the site is to remain unchanged. The is an entrance and exit
crossover onto Avenue Road with dropped kerb that are to remain.

It is intended to retain the boundary wall for security. It is intended to
incorporate a sliding gate at the entrance to increase the sense of
security.

Emergency vehicles and service vehicles will use the existing access
points with parking off road.

PEDESTRIAN ACCESS

Access to the site is to remain unchanged. There will be a level
access to the side entrance door to allow wheelchair access to the new
property in accordance with Part M of the Building Regulatins

ELSWORTHY CONSERVATION AREA
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