WELWYN HATFIELD BOROUGH COUNCIL — DEVELOPMENT MANAGEMENT
DELEGATED REPORT

APPLICATION No: N6/2013/1626/FP
APPLICATION Site: 16 Brockswood Lane, Welwyn Garden City
NOTATION:

The site lies within the Central Welwyn Garden City Conservation Area as
designated in the Welwyn Hatfield District Plan 2005.

DESCRIPTION OF SITE:

The application site forms a mid terrace dwelling along Brockswood Road. The
property has a large rear garden and has not been extended previously. To the front
of the site, this is landscaped with vegetation.

Brockswood Lane features a range of two storey white stuccoed semi detached
houses, which reveal some Arts and Crafts influence and whose group value
becomes especially attractive when viewed looking from either end along the road.
Houses in a similar style are located at the western end of the road, together with a
single diagonally placed house, which marks the edge of the Central Welwyn Garden
City Conservation Area.

The properties are predominantly semi detached although there are two rows of
terrace dwellings and some detached dwellings interspersed.

DESCRIPTION OF PROPOSAL.:

This application seeks planning permission for the erection of a single storey and
part two storey rear extension. In addition, a vehicular access is proposed to the
front of the site to enable the front garden area to be used for car parking.

This application seeks to overcome the concerns raised in a previous application at
this site, reference N6/2013/1078/FP and has thereby altered the design of the two
storey rear extension and reduced the depth of the single storey rear extension to
the rear of the main house by 0.7m.

PLANNING HISTORY:
N6/2013/1078/FP: Erection of part single, part two storey rear extensions. Refused.
Reason;

1. The proposed extensions, by virtue of their form and design would result in
incongruous additions that fail to respect the original form and design of the
dwelling and this row of terrace properties. The proposed development would
therefore fail to sustain or enhance the character of the Central Welwyn
Garden City Conservation Area and would lead to substantial harm to the



Conservation Area where the harm is not outweighed by any public benefits.
The proposed development would therefore make no positive contribution to
local character and distinctiveness and would be contrary to the National
Planning Policy Framework and Policies GBSP2, D1 and D2 of the Welwyn
Hatfield District Plan 2005 and the Council’s Supplementary Design Guidance
(Statement of Council Policy) 2005.

SUMMARY OF POLICIES:

National Planning Policy Framework

PPS10: Planning for Sustainable Waste Management

Circular 03/09: Costs Awards in Appeals and Other Planning Proceedings

Hertfordshire Structure Plan Review 1991 — 2011:
None

Welwyn Hatfield District Plan

SD1: Sustainable Development

GBSP2: Towns and Specified Settlements
M14: Parking standards for new developments
R3: Energy Efficiency

R17: Trees, Woodland and Hedgerows

D1: Quality of Design

D2: Character and Context

D8: Landscaping

Welwyn Hatfield District Plan, Supplementary Design Guidance, February 2005

Welwyn Hatfield District Plan, Supplementary Planning Guidance, Parking
Standards, January 2004

CONSULTATIONS:
HCC Transport Programs and Strategy — No objections subject to conditions.

WHBC Landscaping and Ecology — No objections

TOWN/PARISH COUNCIL COMMENTS:
None

REPRESENTATIONS:
This application has been advertised and no representations have been received.

DISCUSSION:
The main issues are:

Character and appearance;
Residential amenity;

Parking provision and highway safety;
Sustainable development;

Protected species; and

arwnE



6. Other Material Planning Considerations

1. The site is located within the Central Welwyn Garden City Conservation Area.
Section 72 of the Listed Buildings and Conservation Areas Act (1990) states that
“special attention shall be paid to the desirability of preserving or enhancing the
character or appearance of that area.” It is now accepted case law that preserving
the character or appearance of a conservation area can be achieved not only by a
positive contribution to preservation, but also by development which leaves the
character or appearance of the area unharmed.

In terms of the National Planning Policy Framework, Chapter 12 which is concerned
with the conservation and enhancement of the historic environment, paragraph 131
of the NPPF (March, 2012) states,

‘In determining planning applications, local planning authorities should take account
of:
e The desirability of sustaining and enhancing the significance of heritage
assets and putting them to viable uses consistent with their conservation;
e The positive contribution that conservation of heritage assets can make to
sustainable communities including their economic vitality; and
e The desirability of new development making a positive contribution to local
character and distinctiveness’

The NPPF goes on to guide that ‘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. The more important the asset, the greater the
weight should be’. It is therefore clear that the objective of the policies is to maintain
and manage change to heritage assets in a way that sustains and, where
appropriate, enhances its significance. That significance is the value of a heritage
asset to this and future generation because of its heritage interest, which may be
archaeological, architectural, artistic or historic. This significance may derive not only
from its physical presence but also from its setting and this means that the wider
implications of development within the wider conservation area has to be taken into
account.

In terms of the development plan, policies GBSP2, D1 and D2 of the adopted
Welwyn Hatfield District Plan apply which seek to provide a good standard of design
in all new development and require that all new development respects and relates to
the character and context of the area in which it is to be sited. These policies are
expanded upon in the council’s Supplementary Design Guidance (SDG) which
requires that residential extensions should be complementary in design and be
subordinate in size and scale to the existing dwelling.

This application seeks to overcome the concerns raised on application reference
N6/2013/1078/FP which proposed a two storey extension and single storey
extensions. The concerns raised previously were associated with the form and
design of the extension which was considered would result in incongruous additions
that fail to respect the original form and design of the dwelling and this row of terrace
properties. Subsequently the proposal has been amended and the design of the
proposed extensions to the rear of the dwelling by continuing the cat slide roof and
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ensuring the single storey rear extension has the same depth as the first floor
element.

The proposed extensions would extend across the full width of the rear of the
dwelling and would include a two storey rear extension across part of the rear of the
original dwelling. They would substantially increase the bulk and mass of the original
dwelling. However, the design of the two storey extension would continue the
characteristic cat slide roof to the rear of the dwellings in this row of terrace
properties and include the insertion of a rear dormer window, which would reflect the
existing dormer window. This part of the proposal would therefore maintain the
original simple form and proportions of the rear of the dwelling and the symmetry
with the rear of the dwellings in this row of terrace properties, in particular No. 18,
which also has a cat slide roof which adjoins the cat slide roof of the application
property. Whilst it is appreciated that the proposed dormer window would have a
larger width than the existing rear dormer windows, given that its height and style
reflects the existing dormers and that it would be sited to the rear and not visible
from a public vantage point, it is considered that no objections are raised in this
regard.

The single storey extensions have been designed with a flat roof characteristic of the
garden city. Whilst the extension would be deeper by a further 1m than the two
storey extension, this has been reduced by 0.7m in depth from the previous
application. To insist that the applicant reduces this part of the development to the
same depth as the two storey element is not considered overly reasonable given the
design of the two storey extension would only enable a 2m rear extension. Under
permitted development, a rear extension could have a depth of up to 3m. Therefore,
whilst ideally this would not extend further into the rear of the garden than the two
storey element, it is not considered that given the above, and that it would be to the
rear of the dwelling and not visible from Brockswood Lane, to be so unduly
damaging to the character of the conservation area to warrant a refusal in this
regard.

The proposed development would be rendered to match the existing dwelling and
would have clay roof tiles to match the existing, which would be conditioned in the
event of an approval. In addition, the design of the fenestration at first floor would
reflect the existing fenestration at the dwelling. Whilst doors are proposed to the
single storey extension, these are at ground floor where a more relaxed approach
can be taken.

Overall the site is located within the Central Welwyn Garden City Conservation Area,
and the NPPF requires a high standard of design. The amendments made from the
previous scheme are of a sufficient high quality of design and have overcome those
previous concerns. The proposal would therefore preserve or enhance the character
and appearance of the Central Welwyn Garden City Conservation Area, complying
with Policies GBSP2, D1 and D2 of the District Plan and the Council’'s SDG together
with the NPPF.

2. The impact of the proposed development on the residential amenity of
neighbouring dwellings is considered in terms of the impact on neighbouring
properties access to day/sun/sky light, privacy and overshadowing. Policy D1 of the



District Plan applies which seeks to provide a good standard of design in all new
development. The Council’'s SPD on design supplements Policy D1 and expects
that residential applications for extensions and alterations should not cause loss of
light or be unduly dominant from adjoining properties, as a result of either the length
of projection, the height or the proximity of the extension.

No. 18 Brockswood Lane is the adjoining dwelling to the west of the application site.
This property has been extended with a single storey extension along the boundary
with the application site. The proposed extension would extend the same distance
as this extension. This part of the proposal would therefore not impact unduly on the
residential amenity of the occupiers of this dwelling.

With regard to the two storey extension, this would be set in from the boundary of
No. 18 by approximately 2.8m. Given its separation from the habitable window at
No. 18 which is along the boundary of the site, together with the deisgn of the
extension which continues the existing cat slide extension, it is not considered to
cause an undue overbearing impact from this window and any loss of light would be
limited.

With regard to No. 14 Brockswood Lane, this property is to the east of the application
site. That property also has a single storey rear extension which has a slightly larger
depth to the depth of the proposed single storey element. This part of the proposal
is therefore not considered to impact unduly on their residential amenity. The
proposed two storey extension would be set in from the boundary by approximately
3.5m and as a result of its depth, height and design would retain a reasonable
relationship with the occupiers of that property.

With regard to privacy, the proposed windows would look towards the rear garden
area and would have only an oblique view towards the private rear amenity areas of
the adjoining properties. This is not considered to result in an undue loss of privacy
to warrant the refusal of the application in this regard.

In conclusion, the proposed development would not unduly be overbearing, cause a
loss of light or reduce privacy to a detrimental impact to warrant the refusal of the
application. No objections are therefore raised with regard to policy D1 of the District
Plan or the Council’s SDG.

3. The site is located within zone 4. The property would be a four bedroom dwelling
once extended and in accordance with the Council’s adopted parking standards
requires 3 parking spaces to be provided. The proposal includes the front garden
area to be given over to some hardstanding and this would provide two car parking
spaces. Whilst this is 1 space under the Council’s requirement, given that the
existing property is three bedroom and currently has no parking, the development
would only serve to improve the existing situation. Therefore on this basis no
objections are raised.

With regard to highway safety, the proposed includes a new vehicular access onto
Brockswood Lane. No objections are raised with regard to this although HCCTPS
suggest conditions in the event of an approval which would include that the access is
completed in accordance with the approved plans prior to the hardstanding being



used, visibility spays and the hardstanding area to be in a durable, bound material.
In this instance, the Design and Access Statement outlines that the hardstanding
would be shingle, which would conflict with the latter suggested condition. An
alternative material would therefore be required.

4. The application has included a sustainability checklist which notes that the
proposal would be built in accordance with Building Regulation Standards. It is
considered that these provisions would be a reasonable effort to meet the
requirements of Policy R3 of the Welwyn Hatfield District Plan 2005.

5. The presence of protected species is a material consideration, in accordance
with the National Planning Policy Framework, (Biodiversity and Geological
Conservation), Natural Environment & Rural Communities (NERC) Act 2006 (section
40), Wildlife and Countryside Act 1981 as well as Circular 06/05.

In the UK the requirements of the EU Habitats Directive is implemented by the
Conservation of Habitats and Species Regulations 2010 (the Conservation
Regulations 2010). Where a European Protected Species (‘EPS’) might be affected
by a development, it is necessary to have regard to Regulation 9(5) of the
Conservation Regulations 2010, which states: “a competent authority, in exercising
any of their functions, must have regard to the requirements of the Habitats Directive
so far as they may be affected by the exercise of those functions.” The Conservation
Regulations 2010, (Regulation 41) contains the main offences for EPS animals,
however the existing site and development is such that there is not a reasonable
likelihood of EPS being present on site nor would a EPS offence be likely to occur.

It is therefore not necessary to consider the Conservation Regulations 2010 and
amended 2012 Regulations further.

6. Landscaping: The proposed development would not affect any trees of
vegetation at the site. The loss of the existing hedge to the front of the site is not
considered to impact detrimentally on the character of the area, as the frontages
along Brockswood lane are open and its removal would be more in keeping with the
character of the area. Whilst WHBC’ s Landscaping and ecology team consider
appropriate to condition details of the proposed landscaping to the front, given the
nature of the proposal, this is not considered necessary. Therefore no objections are
raised with regard to policies D8 and R17 of the District Plan.

CONCLUSION:

It is considered that the proposed development would maintain or enhance the
character and appearance of the property and surrounding area complying with the
NPPF and policies GBSP2, D1 and D2 of the District Plan.

The proposal would maintain a reasonable level of residential amenity with the
neighbouring dwellings. In addition, adequate parking would be provided on site and
there would be no impact to highway safety. Furthermore, there is not a reasonable
likelihood of EPS being present on site nor would an EPS offence be likely to occur
and the proposal would meet the requirements of Policy R3.



RECOMMENDATION: APPROVAL WITH CONDITIONS

CONDITIONS:

1.

C.2.1: Time commencement condition

REASON: In order to comply with Section 91 of the Town and Country
Planning Act (As amended)

C.13.1: The development/works shall not be started and completed other than
in accordance with

Drawing Nos. 130415.1C & 130415.6 received and dated 29 July 2013 &
130415.5F received and dated 17 September 2013

REASON: To ensure that the development is carried out in accordance with
the approved drawings and any changes must be agreed in advance in writing
by the Local Planning Authority.

Pre-development

3.

C.5.1 Materials to be agreed

REASON: To ensure a satisfactory standard of development in the interests
of visual amenity in accordance with Policies D1 and D2 of the Welwyn
Hatfield District Plan 2005.

No development shall commence until details of the surface of new parking
area hereby approved and arrangements made for surface water from the site
to be intercepted and disposed of separately so that it does not discharge into
the highway have been submitted to and agreed in writing by the Local
Planning Authority. Subsequently the development shall not be carried out
other than in accordance with the approved details unless otherwise agreed in
writing by the Local planning Authority.

Reason: To avoid the carriage of extraneous material or surface water from
the site into the highway so as to safeguard the interest of highway safety in
accordance with the National Planning Policy Framework.

Pre-occupation

5.

Before first use of the proposed on site car parking as shown on Drawing No.
130415.1C, the proposed new access onto Brockswood Lane shall be
completed in accordance with the approved plans and constructed to the
specification of the Highway Authority and the Local Planning Authority’s
satisfaction.



REASON: To ensure that the access is constructed to the current Highway
Authority's specification as required by the Local Planning Authority and to
comply with those policies of the development plan.

6. A 2m x 2m pedestrian visibility sight splay, free of obstruction between a
height of 600mm and 2m, and relative to the back of the footway shall be
provided on both sides of the vehicle access prior to its operational use and
thereafter retained.

Reason: To ensure a satisfactory standard of development in the interests of
highway safety in accordance with National Planning Policy Framework.

Post Development
7. C.7.10 — Avoidance of overlooking
REASON: To protect the residential amenity of adjoining occupiers in
accordance with Policy D1 of the Welwyn Hatfield District Plan 2005.
REASONS FOR APPROVAL
The decision has been made taking into account, where practicable and appropriate
the requirements of paragraphs 186-187 of the National Planning Policy Framework
and material planning considerations do not justify a decision contrary to the

development plan (see Officer’s report which can be viewed on the Councils website
or inspected at these offices).

INFORMATIVES:
1. INF11
2. The car parking surface shall be a bound material rather than shingle as

referred to in the Design and Access statement.

3. The highway authority require the construction of the vehicle cross-over to be
undertaken such that the works are carried out to their specification and by a
contractor who is authorised to work in the public highway. The applicant will
need to apply to the County Council Highways via either the website
http://www.hertsdirect.org/services/transtreets/highways/ or telephone 0300
1234047 to arrange this.

4, Best practical means shall be taken at all times to ensure that all vehicles
leaving the development site during construction of the development are in a
condition such as not to emit dust or deposit mud, slurry or other debris on the
highway. Reason. To minimise the impact of construction vehicles and to
improve the amenity of the local area.
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5. The applicant is advised that the storage of materials associated with this
development should take place within the site and not extend into within the
public highway without authorisation from the highway authority, Hertfordshire
County Council. If necessary further details can be obtained from the County
Council Highways via either the website
http://www.hertsdirect.org/services/transtreets/highways/ or telephone 0300
1234047 to arrange this.

Signature of author................................. Date
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