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WELWYN HATFIELD BOROUGH COUNCIL
EXECUTIVE DIRECTOR - PLANNING, PUBLIC PROTECTION AND GOVERNANCE

DELEGATED APPLICATION

Application No: 6/2018/2813/HOUSE
Location: The Old Manse 40 Barleycroft Road Welwyn Garden City AL8 6JU
Proposal: Erection of single storey side and part single, part two, part first

floor rear extensions and erection of garden wall following demolition
of existing walll
Officer: Mr Tom Gabriel

Recommendation: Refused

6/2018/2813/HOUSE

Context

Site and The application site comprises a large detached dwelling in a wide plot on the
Application northern side of the road.

description

The application is for the erection of single storey side and part single, part two
storey, part first floor rear extensions and the erection of a garden wall following
the demolition of the existing wall.

Constraints (as CA - Conservation Area: WGC1,; - Distance: 0

defined within EM - Estate Management - Distance: 0

WHDP 2005)
Wards - Handside - Distance: 0
CP - Cycle Path (National Cycle Network) - Distance: 7.12
CP - Cycle Path (Cycle Facility / Route) - Distance: 7.12
Relevant Application Number: 6/2018/2817/EM Decision: Concurrent application

planning history Proposal: Erection of single storey side and rear extensions, first floor rear

extension, two storey rear extension, new window opening in existing side
elevation, internal alterations and alterations to driveway and garden wall

Consultations

Neighbour Support: 0 Object: 0 Other: 0
representations
Publicity Site Notice Display Date: 16 November 2018

Site Notice Expiry Date: 7 December 2018
Press Advert Display Date: 14 November 2018
Press Advert Expiry Date: 28 November 2018

Summary of None received.
neighbour
responses
Consultees and None received.
responses

Relevant Policies

NPPF




XIp1 [XID2 []GBSP1 [X] GBSP2 [X] M14
X] Supplementary Design Guidance [X] Supplementary Parking Guidance [X Interim Policy for
car parking and garage sizes

Others

SP9 — Place- making and High Quality Design
SADM11 — Layout and Amenity
SADM12 — Parking, Servicing and Refuse

SADM15 — Heritage

Main Issues

Design (form,
Size, scale, siting)
and Character
(appearance
within the
streetscene)

The extensions the subject of this application would, when considered with the
previous extensions to the dwelling, represent a significant quantum of built
form which would overwhelm and dominate the original dwelling and would
have a correspondingly damaging impact upon its character. Cumulatively, the
extensions would not be subordinated to the dwelling and would fail to relate to
the character and scale of the original building in a suitable manner. The
extensions would cumulatively be out of proportion with the original dwelling
would accordingly have a detrimental impact upon the character and
appearance of the building. The development would also fail to preserve or
enhance the character and appearance of the Welwyn Garden City
Conservation Area as a result of its size, bulk and massing. The proposed
development is therefore contrary to Policy D1 of the Welwyn Hatfield District
Plan 2005, Policies SP9, SADM11 and SADM15 of the Emerging Welwyn
Hatfield Local Plan 2016, the Supplementary Design Guidance 2005, Section
72 of the Planning (Listed Building and Conservation Areas) Act 1990 and the
provisions of the National Planning Policy Framework.

The single storey side extension would be a minor addition to the dwelling
while the rear extension would not be visible from the front of the property
except at a narrow angle: of a suitable design and with matching materials, the
extensions would accordingly not detract from the street scene.

The re-sited garden wall would not have any harmful impacts upon the
character and appearance of the property or the area either.

Impact on
neighbours

The side extension would be sited adjacent to the garage of the neighbouring
dwelling at 38 Barleycroft Road. It would accordingly have no adverse impacts
upon this dwelling. It would not impact upon the other neighbouring or
surrounding dwellings as a result of its siting in relation to them.

There is one first floor window in the flank elevation of the neighbouring
dwelling at 40a Barleycroft Road facing the application site. It is obscure
glazed. The two storey element of the rear extension would not harm the
outlook of this dwelling or appear overbearing when viewed from it as a
consequence. Loss of light and overshadowing would similarly not be issues
as a result of the siting of the dwellings with respect to each other. Though the
extension would have a first floor flank window (serving a bedroom) looking
towards 40a, it would not harm the amenities of the occupiers of 40a as it
would look onto the flank elevation with the obscure glazed window in and
would not materially overlook the private amenity area of that dwelling.
Similarly, the rear facing first floor window would not result in any material
overlooking of the neighbouring dwelling either as a result of the angles
involved.

The ground floor element of the proposed rear extension would not harm
neighbour amenity as a result of its limited extent and siting.

The first floor element of the proposed rear extension would be sited around
3.5m from the first floor flank elevation of the dwelling at 38 Barleycroft Road.
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At a depth of 2.25m over this distance, and with a roof pitching away from 38,
it would not appear overbearing or visually intrusive when viewed from the
windows in the flank or rear elevations of this dwelling.

The re- sited wall would not have an adverse impact upon the neighbouring
dwelling due to its limited nature.

Access, car Space for four cars to park within the curtilage of the dwelling would exist
parking and following the development, in compliance with the Council’'s Adopted Car
highway Parking Standards.

considerations

Landscaping None.

Issues

Any other None.

considerations

Conclusion

When considered cumulatively with the previous additions to the dwelling, the extensions the subject
of this application would fail to relate to the dwelling in a suitable manner but would cumulatively be
out of proportion with the original dwelling would accordingly have a detrimental impact upon the
character and appearance of the building. The development would also fail to preserve or enhance
the character and appearance of the Welwyn Garden City Conservation Area as a result of its size,
bulk and massing. The proposed development is therefore contrary to Policy D1 of the Welwyn
Hatfield District Plan 2005, Policies SP9, SADM11 and SADM15 of the Emerging Welwyn Hatfield
Local Plan 2016, the Supplementary Design Guidance 2005, Section 72 of the Planning (Listed
Building and Conservation Areas) Act 1990 and the provisions of the National Planning Policy
Framework.

Harm to neighbour amenity would not arise from the proposed development.
The resulting dwelling would comply with the Council’'s Adopted Car Parking Standards.
The application is however recommended for refusal for the reason discussed above.

Reasons for Refusal:

1. When considered cumulatively with the previous additions to the dwelling, the
extensions the subject of this application would fail to relate to the dwelling in a
suitable manner and would cumulatively be out of proportion with the original
dwelling and would accordingly have a detrimental impact upon the character and
appearance of the building. The development would also fail to preserve or
enhance the character and appearance of the Welwyn Garden City Conservation
Area as a result of its size, bulk and massing. The proposed development is
therefore contrary to Policy D1 of the Welwyn Hatfield District Plan 2005, Policies
SP9, SADM11 and SADM15 of the Emerging Welwyn Hatfield Local Plan 2016, the
Supplementary Design Guidance 2005, Section 72 of the Planning (Listed Building
and Conservation Areas) Act 1990 and the provisions of the National Planning
Policy Framework.

REFUSED DRAWING NUMBERS

2.
Plan Revision Details Received Date
Number Number
E.O1 Existing Roof Plan 31 October 2018
E.02 Existing Floor Plans 31 October 2018
E.O3 Existing Roof Plan and 31 October 2018
Section AA
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E.04 Existing Elevations 31 October 2018

P.03 Proposed Roof Plan and 31 October 2018
Section AA

P.02 Proposed Floor Plans 31 October 2018
P.04 Proposed Elevations 31 October 2018
E.O1 Existing Block Plan 31 October 2018
P.01 Proposed Block Plan 31 October 2018
Site Site Location Plan 31 October 2018
Location

Plan

1. POSITIVE AND PROACTIVE STATEMENT

The decision has been made taking into account, where practicable and
appropriate the requirements of paragraph 38 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 Council's
website or inspected at these offices).

Determined By:

Mr Chris Carter
21 December 2018
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