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Proposal(s)

Replacement of all boundary walls including side boundaries with 77 Avenue Road and 38 Queen's
Grove (following demolition of existing walls) and erection of generator and sub-station to rear garden
and bin store to front garden (both adjoining Queen's Grove).

REILIuINEHHEUIIC) MM Grant conditional planning permission subject to s106 legal agreement

Application Type: Householder application




Conditions or Reasons
for Refusal:

Informatives:

Refer to Draft Decision Notice

Consultations

Adjoining Occupiers:

No. notified 00 No. of responses 00 No. of objections | 00

Summary of consultation
responses:

A site notice was displayed from 09/09/20 to 03/10/20.

No comments have been received.

CAAC/Local groups*

comments:
*Please Specify

Elsworthy Residents Committee — object

It seems perverse to consider allowing the pavement in Queens Grove to be
reduced by moving the position of the brick wall 500 mm. This at a time
when Camden, and indeed all over the country, pavements are being
widened to allow greater numbers of pedestrians to pass freely on the
footpath.

In order to protect the valuable trees there could be breaks in the brick wall
and railings around the trees. The introduction of access gates for the bin
store etc that open out onto the pavement of Queens Grove will be a hazard
as has proved already elsewhere locally. They are left open for the bin
collection, the bins are then left on the pavement and the doors remain open
until it is remembered to come out, put the bins away and close them. All
this will be out of sight for the occupants of the property but will be
dangerous and an eyesore for those passing by, especially if the width of the
footpath has been reduced. Please remember that the black and white tiled
road sign ‘Queen’s Grove’ (No doubt not saved when the wall was
demolished) should be replaced on the new wall.

Officer's comment: The application has been revised and the bin store
amended so that the doors would not open onto the pavement but rather
would open onto the front garden. An email was sent to the Elsworthy
Resident’s Committee advising of this revision and the following additional
comment was received.

I’'m glad my comment regarding the hazard of the bin store has been
understood and an effort has been made to effect a solution.

However | still object to the pavement being narrowed by moving the wall
out and the bins will still sit on the narrowed pavement, unseen from the
house, being unsightly and blocking passage for passers-by until taken back
in through the gate. | suggest that the bin store be incorporated in the front
driveway.

Officer’'s comment: The reason for the location of the bin store on the side is
to minimise its visual impact when viewed from principal rooms. The side
elevation houses secondary accommodation where the view is not so
important. It is understood that the bins would be taken out through the
vehicular gates and placed on Avenue Road. However, should the bins be




put out onto Queens Grove it is noted that this road is no different from any
other street in the borough in that on waste collection days all bins are put
out on to the public highway, emptied and then taken back in again. There
is no reason to suggest the application site will be any different from any
other property and even more so with a house such as this where staff will
be present to ensure these matters are dealt with in a timely manner.

The Council’s transport team, highway engineering and the Council’s
Structures Manager have reviewed the proposal. The existing footway is
quite wide (approximately 3.6 meters). Even with the loss of 0.5m this will
still leave the footway at a comfortable width for the number of pedestrians
who use this footway.

The erection of road signs is not a planning matter.




Site Description

The application site is located on the corner of Avenue Road and Queen’s Grove. Planning
permission was granted 28/03/2012 (planning ref: 2011/2388/P) for a two storey dwelling with lower
ground floor and basement. Construction of this is nearing completion.

The site is not located in a conservation area but the St John’s Wood Conservation Area lies to the
south-west of 38 and 37a Queen’s Grove and the corner of the Elsworthy Conservation Area lies to

the east of the junction of Elsworthy Road with Avenue Road diagonally opposite the site.
Relevant Histor

2011/2388/P: Erection of single-family dwellinghouse comprising basement, lower ground, ground,
first and second floor level, erection of a new boundary wall, hard and soft landscaping and
associated works (following demolition of existing building). Granted Subject to a Section 106 Legal
Agreement 28/03/2012

2019/1366/P: Variation of condition 1 (approved plans) of planning permission 2011/2388/P dated
28/03/2012 (for erection of single-family dwellinghouse comprising basement, lower ground, ground,
first and second floor level, erection of a new boundary wall, hard and soft landscaping and
associated works (following demolition of existing building)), namely changes to detailed design and
materials on all elevations including stone balustrade at roof level, stone finish to central bay and
replacement of sash window with garage door (all to front elevation) including relocation of car lift;
replacement of 2 storey bay on Queen's Grove elevation with single storey structure with terrace
above; alterations to footprint and location of basement including additional lightwell and relocation of
garden lightwell; replacement of orangery with contemporary pavilion with flat roof; new French doors
to side elevation (north elevation); and erection of pergola in rear garden. Granted Subject to a
Section 106 Legal Agreement 06/04/2020

Relevant policies

NPPF 2019

The London Plan March 2016, consolidated with alterations since 2011
Intend to Publish London Plan 2019

Camden Local Plan 2017

Policy A1 Managing the impact of development

Policy A3 Biodiversity

Policy A4 Noise and vibration

Policy D1 Design

Policy D2 Heritage

Policy T1 Prioritising walking, cycling and public transport
Policy T3 Transport infrastructure

Camden Planning Guidance
Design (adopted March 2019)
Amenity (adopted March 2018)
Transport (adopted March 2019)
Trees (March 2019)




Assessment

1. Proposal

1.1. The application seeks amendments to the approved boundary treatment along Avenue
Road and Queen’s Grove and also the replacement of the boundary treatment at the rear
with no. 38 Queen’s Grove and the side boundary with 77 Avenue Road. The proposal also
includes the erection of a brick building to house an emergency generator and sub-station
to the rear garden and a bin store to front garden. In detail, the following is proposed:

e Erection of a new boundary wall on the Avenue Road frontage with stone piers and
timber clad gates. This is an amendment to the boundary treatment previously
approved under planning reference 2011/2388/P as amended by 2019/1366/P.

e Erection of a new boundary wall on the Queen’s Grove frontage. This would be
moved 0.5m further out to safeguard the existing mature (TPO) trees (and their
roots) along Queen’s Grove and would include timber louvred access doors for the
substation housing and two pedestrian access gates at either end of the frontage.

¢ Replacement of the boundary treatment where the site abuts adjoining properties
consisting of erection of a new brick boundary wall at the rear with no. 38 Queen’s
Grove and new side wall with no. 77 Avenue Road; and

e Provision of a brick housing for a generator and substation and brick bin store in the
garden curtilage.

Assessment
1.2. The main issues for assessment are design, amenity, transport and trees.
1.3. Design

1.4. The approved boundary treatment to Avenue Road would be amended and the vehicle gate
flanked by a large pedestrian gate would be replaced by a vehicle gate flanked by two
narrower pedestrian gates. The material of the approved piers on either side of the vehicle
and pedestrian gates would be amended from brick to Portland stone. This would match the
detailing of the main house. The height of the wall would be increased in height (by a
maximum of 0.5m) close to the corner with Queen’s Grove. The changes to the appearance
of the Avenue Road boundary are considered minor and would be sympathetic to the host
property and the streetscape.

1.5. The height of the approved Queen’s Grove boundary would be increase by approximately
0.89m and would range in height from approx. 2.8m to 3m (the approved wall ranged in
height from approx. 1.9m to 2.24m. While this is a significant increase in height, the height
of the existing wall and trellis (now demolished) was 2.67m and therefore the increase in
height would be relatively small when compared to the pre-existing wall and trellis.
Furthermore, the proposed building housing the substation and generator would sit just
below the height of the wall. Therefore if the wall were lower, the substation would be
visible. The height of the wall is therefore necessary to ensure sure there is no adverse
visual impact from the proposed sub-station and to safeguard the visual appearance of the
local area. In this context, the height of the boundary wall is considered acceptable.

1.6. The boundary walls would be constructed from red handmade brick to match the main
house. This would ensure consistency between the two elements.

1.7. The submission states that the existing walls with the neighbouring properties (n0.38 &




1.8.

1.9.

1.10.

1.11.

1.12.

1.13.

1.14.

1.15.

no.77) are structurally unsound with large cracks. The proposal seeks to demolish the
existing walls with trellis and rebuild, raising the wall height to just below the existing trellis
height. This would provide a more secure boundary between adjoining properties and
provides aesthetic consistency between all four boundary lines. The replacement boundary
walls are therefore considered acceptable.

The generator and substation enclosure will be below the proposed boundary wall height so
will not be visible from the street level. The detail design of the generator and substation
enclosure is considered acceptable. The substation would be accessed from the Queen’s
Grove footway with doors which open onto the pavement. This is a requirement of UKPN.
The double doors would be for any large plant that may be needed at any given time in the
future and the single door would be for maintenance access. The Council’s planning
guidance advises that while doors that open onto footways are generally resisted an
exception is made for doors required for electricity sub-stations. Therefore, in this instance
the doors opening onto the footway are considered acceptable. The bin store would be a
relatively small enclosure positioned next to the side boundary wall and would not be visible
from the public realm.

Amenity

The height of the proposed walls between the application site and the neighbouring
properties to the rear and the side (n0.38 & no.77) would be the same height as the existing
wall with trellis. Therefore there would be minimal impact on neighbouring amenity in terms
of daylight and sunlight or overbearing. The increase in the height of the boundary wall to
Queen’s Grove would likewise have minimal impact on neighbouring amenity as this wall is
adjacent to the pavement and road. Likewise there would be no impact on neighbouring
amenity from the bin store or the building housing the generator and sub-station.

Noise

The application proposes a brick building to house an electricity substation and emergency
generator adjacent to the boundary wall with Queen’s Gove. A noise report has been
submitted to support the application and has been reviewed by the Council’s noise officer.
The lowest background noise level was 36dB. The Council’s noise policy states that
emergency equipment such as generators which are only to be used for a short period of
time will be required to meet the noise criteria of no more than 10dB above the background
level (L90 15 minutes). During standby periods, emergency equipment will be required to
meet the usual criteria for plant and machinery. The noise report confirms that mitigation will
be required to comply with the Council’s noise criteria. A condition will be included to ensure
the mitigation recommendations of the noise report are implemented. Further noise
conditions will ensure that the equipment does not breach the Council’s noise thresholds
and will restrict the operation and testing of the emergency generator to protect
neighbouring amenity.

Transport

The proposal was revised to omit the bin store doors opening onto the footway. The
Council’s planning guidance advises that while doors that open onto footways are generally
resisted an exception is made for doors required for electricity sub-stations.

The application seeks to move the boundary wall adjacent to Queen’s Grove 0.5m further
towards the existing footway to safeguard the existing mature (TPO) trees and their roots.
This would involve the narrowing of the existing footway. The Council’s transport team,
highway engineering and the Council’s Structures Manager have reviewed the proposal.
The existing footway is quite wide (approximately 3.6 meters). Even with the loss of 0.5m
this will still leave the footway at a comfortable width for the number of pedestrians who use
this footway. Therefore the loss of 0.5m of footway is considered acceptable in this




1.16.

1.17.

1.18.

1.19.

1.20.
1.21.

1.22.

instance.

Highways have confirmed a stopping up order will be required. The current cost for
processing the order is: £27,307.00. This would be secured by legal agreement.

The footway directly adjacent to the site is likely to sustain damage because of building the
boundary wall. It is noted that a highways contribution (£56,000) was secured as part of the
previous application (2011/2388/P) and no work has been implemented. Therefore these
funds would still be available to be spent on the highway reinstatement and no further
highways contribution would be required.

Trees

No trees are proposed to be removed in order to facilitate development. The arboricultural
method statement is considered sufficient to demonstrate that the trees to be retained will
be adequately protected in accordance with BS5837:2012. A condition will be included to
require the works would be undertaken under the supervision and monitoring of the retained
project arboriculturalist in consultation with the Council’s Tree and Landscape Officer.

Conclusion
Grant conditional planning permission subject to s106 legal agreement
Heads of terms:

e Highways contribution

e Stopping up order

DISCLAIMER

The decision to refer an application to Planning Committee lies with the Director of
Regeneration and Planning. Following the Members Briefing panel on Monday 23" November
2020, nominated members will advise whether they consider this application should be

reported to the Planning Committee. For further information, please go to
www.camden.gov.uk and search for ‘Members Briefing’.
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