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WELWYN HATFIELD BOROUGH COUNCIL

DIRECTORATE OF STRATEGY AND DEVELOPMENT

DELEGATED APPLICATION

Application No:

6/2016/0929/EM



Location:

30 Sherrardspark Road, Welwyn Garden City, AL8 7JS
Proposal: 
Conversion of existing garage and existing loft, to include insertion of front and rear dormers

Officer:  

Mr T Allington

Recommendation:
Refused
6/2016/0929/EM 

	Context

	Site and Application description
	The site comprises No.30 Sherrardspark Road, a two storey detached property of a typical red brick garden city design and which features a link-attached garage to the side.  The house is of a symmetrical design and is set back from the road with a generous landscaped front garden.

The application seeks consent for the conversion of the garage to a study with replacement of the garage door with brick infill wall and a window.  The application also proposes a loft conversion to provide second-floor accommodation comprising a fifth bedroom with an en-suite and dressing room and which would include a dormer window to both the front and the rear roof elevations.

Whilst not stated within the forms, the proposed plans show the existing fenestration to be altered at the property.

	Constraints 
	Estate Management Scheme, as defined within the Leasehold Reform Act 1967

	Relevant history
	· W6/2010/2120/EM: Construction of new driveway access and erection of new side gates. Approved 17/11/2010.

· W6/2010/0339/EM: Installation of rear rooflight. Approved 04/05/2010.

· W6/2010/0338/EM: Erection of two sheds in rear garden. Approved 04/05/2010. 
· W6/2009/2293/EM: Erection of single storey rear extension and raising part of flat roof.  Approved 07/12/2009.



	Consultations

	Neighbour representations
	Support: 0
	Object: 0
	Other: 0

	Summary of neighbour responses
	No representations received.

	Consultee responses
	No representations received.


	Relevant Policies

	 FORMCHECKBOX 
 EM1   EM3
 EM2  
Others         

	Considerations

	Design (form, size, scale, siting) and Character (impact upon amenities and values of Garden City)
	Policy EM1 of the Estate Management Scheme is relevant and concerns extensions and alterations. It seeks to preserve the unique architectural heritage of the town and its buildings and only allows extensions and alterations if they are in keeping with the design, appearance, materials and architectural detailing used in the existing building and do not have a detrimental impact on the amenities and values of the surrounding area or the residential amenity of adjoining occupiers.

No.30 is a particularly prominent property within the Welwyn Garden City EMS Area, as it is at the junction of Sherrardspark Road and Mandeville Rise, located opposite the triangular green space forming the junction and the frontage of the property can be viewed when approaching the junction along the eastern part of Sherrardspark Road (when travelling west), forming part of the entrance to this part of the EMS area.

No.30 and the immediate neighbouring properties which make up this part of the street scene do not include any dormer windows and feature clean, uninterrupted roof forms.  Whilst the principle of a dormer window to the frontage of No.30 is not objected to, as there are examples further along Sherrardspark Road, given the prominent location of the property within a key part of the EMS area, a dormer window would have to be a of a suitable design and of suitable, modest proportions.  However, the flat roof dormer proposed to the front (which would match that proposed to the rear), would measure approximately 2m in width by a height of 1.5m and the cheeks of the dormer, to each side of the glazing, would measure approximately 0.45m in width.  As such, given proportions of the proposed dormer window, the proposal would be of an excessive scale and which would be an incongruous, bulky addition to the roof, particularly with regard to the over-sized cheeks of the proposed dormer.  Whilst the rear dormer would also be of a poor standard of design, this would be to the rear of the property and so would be less prominent and less obtrusive.

Given the context of the site and its location, the scale of the proposed dormer window and its proportions would not relate and would not be in keeping with the amenities and values of the host dwelling and would not respect the establish visual amenity and the values of EMS area.  

Furthermore, it is noted that the existing property features vertically hung sliding sash windows of 4x4 window panes, with multiple vertical and horizontal glazing bars.  This is not shown or reflected in the proposed plans, as all of the existing windows are shown to be of sliding sash but of single panes. As such, the plans appear to show the replacement of the windows and EM Consent is required for this.  Although this is not included as part of the application description, if the plans were to be approved, for example, the applicant would be able to replace all of the windows in accordance with the plans.  The existing original design of the windows (it is understood that permission has been granted in the past, to replace the original timber frames with uPVC units, however the original design and form has been retained) are a key feature which contribute to the character of this property and in turn, its contribution to the EMS area and so the replacement of the windows with simplified, single pane windows would be significantly detrimental to the amenities and values of the property and the wider EMS area.

Lastly, it is noted that the proposal is also for the conversion of the existing garage.  Whilst no objection is raised to the principle of this, as this has already taken place at the adjoining garage at No. 32, further concerns are raised with regard to the proposed window, which would replace the existing garage door.  Again, the proposed plans show a plain two pane sliding sash window.  Although this has been designed to match the windows on the existing dwelling, the existing windows are relatively large and are proportionate to the large frontage of No.30.  However, it is considered that a window of this scale would be overly large for the front facade of the garage aspect of the property and a window of this scale would not be suitable in this instance, as it would appear overly large and disproportionate to this smaller, single storey element of the property and would overly dominate the frontage of the garage conversion.  As such, this aspect of the proposal is also considered to be of a poor standard of design.

In summary, the dormer window proposed to the front of No.30 would form an incongruous addition which would fail to be subordinate to front roof slope of the original dwelling and would be of inappropriate bulk and a poor standard of design which would fail to respect or relate to the established amenities and values of the EMS area.  Furthermore, the apparent replacement of all of the existing windows to the frontage of No.30 with plain, two pane windows would also result in the loss of a key characteristic of the property, again to the detriment of the character and appearance of the property and its contribution to the EMS area.  Lastly, it is considered that the window proposed as part of the proposed garage conversion would also be of an excessive, disproportionate scale.  The proposed development would detract from the character and appearance of the host dwelling and would fail to maintain and enhance the amenities and values of this part of the Garden City and is therefore not compliant with policy EM1 of the Estate Management Scheme
It is noted that Officers contacted the agent seeking amended plans to address the above concerns and to address the apparent proposal to replace all of the windows to the front of the dwelling.  However, suitable amendments could not be agreed upon and so the decision has been made on the basis of the originally submitted plans (which, as outlined above, do not reflect the design , finish and form of the existing windows and so plans appear to show the replacement of these, which is discussed above).



	Impact on neighbours
	The proposed front dormer and addition of the window to form the garage conversion would only face over the frontage of No.30 and Sherrardspark Road and the rear dormer would face down the rear garden of No.30 and so the proposed windows would not allow for any direct overlooking of neighbouring properties.  Any views from the rear dormer window towards the properties either side of No.30 would be of an oblique angle and would not be significantly different from views already afforded by first floor windows at the rear of the property.

Although the front dormer window is overly large and incongruous from a visual standpoint, as discussed above, the proposals are is not of a scale which would result in any undue overbearing impact to the neighbouring properties and given the scale and location of both dormer windows, these would not result in a significant loss of light to neighbouring properties.

Officers find that the proposed loft conversion with dormer windows and the proposed garage conversion would not result in any significantly detrimental impacts on the residential amenity of neighbouring properties and so the proposal therefore satisfies Policy EM1 in this regard.

	Landscaping issues (incl. hardstandings)
	N/A

	Any other considerations 
	None

	Conclusion

	It is considered that the proposal fails to maintain and enhance the amenities and values of the Garden City and is therefore not compliant with the Estate Management Scheme.


Reasons for Refusal: 

1.
The proposed front dormer window, by virtue of its inappropriate design, form, and excessive scale and bulk, would result in an incongruous addition that would fail to be subservient to the front roof slope of the dwelling.  The proposal would appear intrusive from Sherrardspark Road and Mandeville Rise and would therefore be of a poor standard of design which would lead to substantial harm to the amenities and values of the Welwyn Garden City Estate Management Scheme.  Accordingly, the proposal would represent a poor quality of design and would be contrary to Policy EM1 of the Welwyn Garden City Estate Management Scheme.

2.
The proposed replacement of the existing windows would result in significant harm to the character of the property and its contribution to the Estate Management  Area by way of the loss of the originally designed multi-pane sliding sash windows and replacement with inappropriate, plain two pane windows.  Additionally, owing to the excessive scale of the window proposed to the front of the garage conversion, this would appear as a disproportionate addition which would overly dominate this modest aspect of the property.  The proposed development would therefore be of a poor standard of design which would lead to substantial harm to the amenities and values of the Welwyn Garden City Estate Management Scheme.  Accordingly, the proposal would represent a poor quality of design and would be contrary to Policy EM1 of the Welwyn Garden City Estate Management Scheme.

3.
REFUSED DRAWING NUMBERS: 3771-OS1 & 3771-OS2 & 3771-E01 & 3771-P03 received and dated 11 May 2016.

Determined By:

Mrs S Smith

22 July 2016

4 of 4

[image: image1.jpg]