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  09/1236/FUL AND 09/1237/LBC - Demolition of existing single-storey projection and erection of two-storey and single-storey rear extensions and new front porch at HOLLYTREE FARM, THE GREEN, SARRATT, HERTS, WD3 6BH for Mr N  Hawkins


 (
(DCES)
	Parish:    Sarratt  
	Ward:  Sarratt  

	Expiry Statutory Period:    9 October 2009  
	Officer:    Mrs K Rowley  


1.
Relevant Planning History
1.1
  06/0995/FUL – Two storey rear extension and erection of a detached garage building with attached double carport.  Withdrawn.  

1.2
07/2346/FUL and 07/2347/LBC – Demolition of existing single storey rear extension and erection of two storey rear extension and new front.  Applications refused for the following reason: 


The proposed two storey rear extension would, by reason of its design and siting, have an adverse impact on the character, form and special interest of the Listed Building contrary to Policy C8 of the Three Rivers Local Plan 1996 - 2011.


Subsequent appeals were withdrawn.

1.3
09/0928/FUL AND 09/0929/LBC - Demolition of existing single-storey projection and erection of two-storey and single-storey rear extensions and new front porch.  Applications withdrawn 13 August 2009.

2.
Detailed Description of Proposed Development
2.1
The applications are a resubmission following the withdrawal of the previous applications (09/0928/FUL and 09/0929/LBC).  The proposals exactly replicate the previous applications.  The applicant’s agent advised they were withdrawn in order to allow further discussion and comment on the Conservation Officer’s comments.

2.2
The application site is a Grade II Listed, two storey, semi-detached building located on the west side of The Green in Sarratt village.  It was built as a farmhouse in the 17th century and is comprised of red facing brick timber weatherboarding with a clay tile roof.  To the rear, the dwelling has a catslide roof with a small infill extension providing a WC.  Vehicular access is taken from The Green along the north side of the dwelling.

2.3
The dwelling is set back from the property frontage by approximately 20m and the frontage is relatively open with clear view of the property from public view along The Green.  To the rear there is an open garden area.  The garden is well screened to the south with a 2.5m high dense hedge extending along the boundary of the semi-detached properties.  To the north, the site boundary is more open with a wire mesh fence and hedge along and boundary with Paganella (formerly The Police House).  The open nature of the rear boundary allows views through to the open countryside to the rear.

2.4
The proposal seeks full planning and Listed Building Consent for the demolition of the existing single storey extension and the erection of a two storey rear extension and front porch.  The rear extension includes a double gable end projection, extending approximately 1.5m from the existing rear building line and approximately 8.8m along the width of the rear elevation.  The double gables would result in a double butterfly roof form, between the rear facing gables.  A monopitch, single storey rear extension is proposed to the rear, extending a further 1m beyond which a pitched roof porch canopy is proposed.  To the front, the only alteration would be the erection of a front pitched roof porch canopy over the existing front door. 

2.5
The proposals replicate the previous refused applications (07/2346/FUL and 07/2347/LBC) with internal changes comprising the retention of a main rear wall with a new door opening created within, and changes to the room widths which results in the retention of the position of the original staircase albeit with changes to part of this staircase including access to this staircase.
2.6
The boundary line between the application site and Hollytree Cottage is irregular, with the boundary running in line with part of the rear elevation of Hollytree Cottage before heading westwards, dividing the rear gardens. As such, windows of Hollytree Cottage look directly out over the garden of Hollytree Farm. At ground floor the window is obscure glazed. 

2.7
The Green is characterised by a varied mix of properties, many of them historically significant. Hollytree Cottage, immediately to the south was an 18th century extension to the Listed Farm House and this has previously been extended to the rear. The dwelling to the north is a more modern two storey dwelling (circa 1960s) with a flat roof attached garage built up to the side boundary with the application site. The Green is covered by the Sarratt Conservation Area and the site falls within this designation. 

3.
Consultation
3.1
  Hertfordshire County Council Archaeological Officer – previously commented on applications 07/2346/FUL and 07/2347/LBC) - Hollytree Farm is Listed as being of architectural and historical importance and dates to the 17th century.  The archaeological report concludes that the proposed development will impact primarily on a late 19th century extension. It has also recorded the standing structures sufficiently to mitigate the effects of the proposed development. 


With the above in mind, I believe that the position of the proposed development is such that it should be regarded as likely to impact on significant archaeological remains. I recommend, therefore, that the following provisions should be made, should you be minded to grant consent:


1.
the archaeological monitoring of all groundworks associated with the proposed development - including footings and service trenches


2.
a contingency for the rapid archaeological investigation of any remains encountered during the monitoring programme


3.
the analysis of the results of the archaeological work and the production of a report


I believe that these recommendations are both reasonable and necessary to provide properly for the likely archaeological implications of this development proposal. I further believe that these recommendations closely follow both the Local and County Plans’ policy for archaeological remains and the guidance provided by the Government’s PPG 16.


In this case an appropriately worded condition on any planning consent would be sufficient to provide for the level of investigation that this proposal warrants.

If planning consent is granted, then this office will be able to provide a design brief detailing our requirements for the investigation and to advise on professionally accredited archaeological contractors.


Herts Biological Records Centre (comments for 07/2346/FUL):  No objection but recommend the following informative:


All works within the roofspace must proceed with caution as bats may be present. Bats are protected from disturbance under UK and European law and if they are found all works in that area are to stop immediately and advice sought as to how to proceed from either of the following organisations:



Natural England: 01206 796666



Herts & Middx Bat Group Helpline: 01992 581442


Herts and Middlesex Wildlife Trust – previously commented on 09/0928/FUL: location of the proposed development is adjacent to an indentified Wildlife site, a long village green with semi improved neutral grassland.  The Trust wishes to seek assurances that the integrity of the Wildlife site is protected from any indirect effects associated with this development.  Recommend conditions.

Sarratt Parish Council – comments awaited but previously raised no objection.

TRDC Conservation Officer – comments as on previous 09/0928/FUL & 09/0929/LBC: Holly Tree Farmhouse is a small 17th century, timber-framed Listed Farmhouse fronting The Green. It is partly brick faced and has a simple form characteristic of its building type with the pitched roof sweeping down in a “catslide” over a rear outshut (as noted in the statutory Listing description) housing the stair and a kitchen. To the rear right, is a section of full height wall, currently timber clad.


These, along with the timber framed core are part of the special architectural and historic interest of the Listed Building – a recognisable and characteristic historic form. The early building may have had a stair or stair ladder within the two main rooms.  A catslide roofed outshut was often included or added historically to allow a stair to be accommodated independently of these rooms (as well as to provide extra space). It is an important feature indicating the development of the Listed Building. The full height wall to the right expresses the line / position of the main rear wall frame and being timber clad (or even if it had brick or rendered panels within the timber frame as is common) reflects the historic materials and structure of this timber-framed building.   


There is a small addition to the rear consisting a WC with modern window within what was a timber store that appears from the yellow stock brickwork to its right hand external wall, to be late Victorian.


The Proposals:

The main part of the application proposals is to remodel the rear of the house. The catslide roof (noted in the listing description), kitchen, staircase and its enclosure would be demolished.  The proposal would replace these important elements of the Listed Building with a pair of two storey gables. These would obliterate the catslide roof form and rear wall (as an external element of the building) and a significant part of the character of the Listed Building along with them. 


Interior features. With the demolition of the outshut, the stair and enclosure would be removed and a new stair built. The inner wall of the stair enclosure within the outshut is timber framed and unlikely to be of a late C19th date. The plans do not indicate retention of the old plank and ledge doors in the stair enclosure (not the same as more recent tongue and groove panel doors elsewhere).


The existing main roof rear slope would be affected where the proposed gabled extensions joined it.  


The left flank external (weatherboarded) North wall is timber framed beneath the timber cladding. The proposed scheme includes replacing the cladding with render. The 1992 repair work grant-aided by the District Council included removing render from this wall!   The type of render would be important in order that it did not cause problems again.


No objection is made to the addition of a front porch.


Justification of the proposals:

The Design and Access Statement with the application says the design of the extensions has been largely led by the similar two-storey rear extensions permitted to the rear of the adjoining Listed Cottage. However, the 17th century, timber framed,  Holly Tree Farmhouse is distinct in form, character and construction from the adjoining, later and entirely brick built, Holly Tree Cottage (which in any case had a different roof form). Therefore, although two storey gabled rear extensions were permitted to the cottage this is not a good argument for these also being appropriate for Holly Tree Farmhouse.


The Design and Access Statement seeks also to justify the rear extensions as not being visible from The Green and “maintaining the existing street scene”. If the building was just an unlisted building in the Conservation Area, this may be a relevant point. However, the building is a statutory Listed Building and as such it is the impact on the character of the building itself has to be the central consideration in determining the Listed Building Consent application.


Discussion:

The earliest map evidence available - the 1840 Tithe Map - indicates the outline of a rear outshut. Later OS maps carry the same outline. An assessment by Heritage Network comments (para 3.27) that the outshut is later 19th century, “although this may be a rebuilding or replacement of an earlier extension shown on the Tithe Map”. In any case, the mixture of brickwork in the North flank wall indicates that there has been some rebuild.  Nevertheless, from this and from the map evidence it is evident that an outshut and catslide have been a feature of the building for many years – and possibly prior to 1840, ie that this characteristic form has been retained.


The revised proposal is accompanied by a report from “The Historic Environment Consultancy” which concludes that the proposals should be acceptable and that they involve no alteration to historic fabric or features. However, to reach this conclusion would be to assign no value to the form of the building as Listed nor to interior features such as the existing stair and enclosure.  This report contains various questionable statements such as that “Detractors from the Special Character” (section 9) include “All windows and doors internally” In spite of stating (page 15) that one door is “a plank and ledge door of some antiquity”. The first floor windows are historic windows also part of 1992 repair work grant-aided by the District Council. Section 7 (page 39) includes the brick re-fronting of the house as being part of “Victorian Renovation” whereas the Listing description clearly states it was 18th century.  Page 42, para 13.2 states the roof was altered and replaced in the early 1970s. This is also incorrect as photos from the 1992 works show the historic roof structure. This has implications for the addition of the gable extensions. 

Importantly, the proposals would represent a damaging level of change to the character and form of the Listed Building.  The double gable walled extensions proposed to the rear of the farmhouse would fundamentally disrupt the form and character of the Listed Building – especially the extensive rear roof slope and the contrast of the outshut with the section of original (currently weatherboarded) back wall of the early house.

Recommendation

That Listed Building Consent and planning permission be refused - the proposed rear extensions and internal alterations would harm the form, character and special interest of the Listed Building and would be contrary to the Three Rivers Local Plan 1996-2011 Policy C8.

3.2
Site/Press Notice
3.2.1
  Both (Listed Building and Conservation Area).  Expires 23 September 2009.
3.3
Neighbourhood
3.3.1
Number consulted:
  17  

  

Number of responses:
  0  

No comments have been received to date in response to the Council’s consultation but a petition signed by 52 people in support of the proposals was submitted with the application.  It should be noted this petition mentions no harm to the Conservation Area but does not mention the special interest of the Listed Building.

4.
Summary of Representations
4.1
  Any comments received will be reported verbally.  
5.
Reason for Delay
5.1
  Not applicable.
6.
Relevant District Plan Provision
6.1
  Policies C1, C8, GB1, GB6, T8 and GEN3 and Appendices 2 and 3 of the Three Rivers Local Plan 1996-2011.

  
7.
Analysis
7.1
The site contains a Listed Building as well as being sited within the Metropolitan Green Belt and a Conservation Area.  Considering the previous refusals on this site on Listed Building grounds this report will firstly consider the Listed Building considerations before proceeding to the Metropolitan Green Belt, Conservation Area and other material considerations.
7.2
  The Council seeks to preserve the special character of statutorily Listed Buildings in accordance with Central Government legislation, guidance and Local Plan policy. The Town and Country Planning Listed Building and Conservation Areas Act 1990 requires the Local Planning Authority to have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.  Policy C8 of the Three Rivers Local Plan 1996-2011 requires development to be appropriate in terms of scale, form, materials and special interest of the Listed Building.
7.3
The proposed scheme is similar to that previously refused in June 2008.  Since this refusal Officers have met with the applicants and their representatives to discuss the Listed Building but essentially the Conservation Officer has remained of the view the nature and type of extensions proposed at the dwelling are unacceptable in the context of the special interest of the Listed Building.  Whilst changes have been made compared to the previous scheme these are internal alterations.  The actual form and type of extension is the same as previously refused to which the Council’s Conservation Officer has always maintained an objection.
7.4
This application has been accompanied by additional historical/heritage information supplied by the applicant.  The Conservation Officer has seen all this information and has considered the applications also in the context of all the information previously seen.  Notwithstanding, the internal changes to the proposals the Conservation Officer still raises an objection to the scheme.

7.5
The Conservation Officer has raised objection to both applications on the grounds that the development would adversely affect the integrity of the Listed Building and would be inappropriate to the form, character and special interest of the Listed Building.  The Conservation Officer states; 


“The catslide roof (noted in the listing description), kitchen, staircase and its enclosure would be demolished.  The proposal would replace these important elements of the Listed Building with a pair of two storey gables. These would obliterate the catslide roof form and rear wall (as an external element of the building) and a significant part of the character of the Listed Building along with them… With the demolition of the outshut, the stair and enclosure would be removed and a new stair built…The existing main roof rear slope would be affected where the proposed gabled extensions joined it.”  


He continues, “


“Importantly, the proposals would represent a damaging level of change to the character and form of the Listed Building.  The double gable walled extensions proposed to the rear of the farmhouse would fundamentally disrupt the form and character of the Listed Building – especially the extensive rear roof slope and the contrast of the outshut with the section of original (currently weatherboarded) back wall of the early house.”   

It is considered that the historic fabric of the building would be unduly affected by the proposals.
7.6
Although a new Historic Buildings Impact Assessment has been submitted as part of the application, the Conservation Officer contests some of the findings in the report as detailed in his comments above.  The Conservation Officer also confirms that the Listed Farm House is distinct from the adjoining cottage, in terms of form, age and character.  The justification for the development because of the recent extensions to the Cottage is not supported as the dwellings are distinctive in their own forms. For these reasons, refusal is recommended for both the full planning and Listed Building Consent applications.

7.7
Metropolitan Green Belt

A key consideration for new development in the Green Belt is whether there would be a material impact on the openness of the Green Belt.  Policy GB6 seeks to protect the Green Belt by restricting extensions that are disproportionate in size to the original dwelling.  Council Supplementary Planning Guidance suggests that extensions resulting in a cumulative increase in floorspace of over 40% compared with the original dwelling (at 1948) will normally be unacceptable.  Taking the existing built form as the original dwelling, the increase in terms of footprint would amount to approximately 41% of the total floorspace. Whilst this just exceeds the guidance threshold, it is considered that the siting of the extension (contained within the rear elevation) and the infill nature of the scheme would ensure that the development would not have a significant impact on the openness of the Green Belt.  As such there would be no material harm arising in this regard.
7.8
Conservation Area

There is no objection in respect of the impact on the character and appearance of the Conservation Area.  Asides from the front porch, which is of modest design and scale, the development would be contained to the rear of the dwelling and would not therefore be clearly visible from public view. It is considered therefore that there would be no adverse effect on the streetscene or the character and appearance of the Conservation Area.
7.9
Residential Amenity

To the rear, the two storey extension would clearly infringe on the 45 degree line, taken from the side boundary with Hollytree Cottage.  The Council applies this test to assess whether new development is likely to have an overbearing impact or whether there is likely to be a material loss of daylight/sunlight to the neighbouring dwelling.  In this instance, the windows immediately adjoining the application site are understood to serve a bathroom and WC (at ground and first floor).  As these are non-habitable rooms and the ground floor is obscure glazed in any case, any loss of light is not considered to affect the residential amenity of the occupiers. 

7.10
The boundary line indicated on the drawings shows the garden area immediately outside these rooms to be in the ownership of Hollytree Farm. This area is therefore not usable by the neighbouring residents as outdoor amenity space. Indeed, the outdoor space for Hollytree Cottage is at least 2.2m from the proposed flank elevation of the extension and due to the staggered rear building line of Hollytree Cottage, at this point the 45 degree line would not be severely infringed by the development. On balance, therefore, it is considered that the application would not unduly affect the residential amenity of neighbouring residents at Hollytree Cottage to any material degree. The extension is sited approximately 3m from the side boundary with Paganella. This property has previously been extended and with no flank windows there would be no harm arising in terms of loss of daylight/sunlight or of the extension being overbearing towards this dwelling. 

7.11
In terms of overlooking, two windows in the flank elevation of the proposed extension would front Paganella, adjoining Hollytree Farm. Whilst Appendix 2 of the Three Rivers Local Plan 1996-2011 does not endorse windows in the flank elevation at ground floor without appropriate screening, in this instance, the window would serve a kitchen (a non-habitable room) and would face out onto a blank flank wall, thereby resulting in no significant loss of privacy to this dwelling. At first floor, the window would serve an en-suite and this could be conditioned to be obscure glazed as necessary. 

7.12
Highways and Parking


Increasing the number of bedrooms from 2 to 3 would require additional car parking spaces within the curtilage of the property. The Council’s car parking standards set out in Appendix 3 of the Three Rivers Local Plan 1996-2011 would require a minimum of 2 spaces on site. Given that there ample space within the site for the parking of cars, the development is in accordance with the policy requirement set down in T8. 

7.13
Design and Access Statement 


A Design and Access Statement has been submitted.  The Statement provides a justification of the proposed design but does not address access issues in any way. It has not been prepared in accordance with the Commission for Architecture and Built Environment guidance and falls short of covering all the key topics set down in this guidance. However, as the existing access arrangements for the dwelling are to remain in-situ, for the purposes of this application, the Design and Access Statement is sufficient to assess the proposals. 

7.14
Summary

The development would form a harmful addition to the existing dwelling and would be detrimental to the character and appearance of the Listed Building. Whilst there would be no material impact on the openness of the Green Belt, the character and appearance of the Conservation Area or towards residential amenity, the resultant harm to the integrity of the building would outweigh other considerations. The application fails to comply with Policy C8 of the Three Rivers Local Plan 1996-2011 in this regard. 

8.
Recommendation
8.1
That following the completion of the consultation period the decision is delegated to the Director of Community & Environmental Services to consider any further representations received and that PERMISSION BE   REFUSED for application 09/0928/FUL for the following reason:-

R1
The proposed two storey rear extension would, by reason of its design and siting, have an adverse impact on the character, form and special interest of the Listed Building contrary to Policy C8 of the Three Rivers Local Plan 1996-2011.
8.2
That following the completion of the consultation period the decision is delegated to the Director of Community & Environmental Services to consider any further representations received and that LISTED BUILDING CONSENT BE REFUSED for application 09/0929/LBC for the following reason:-

R2
The proposed two storey rear extension would, by reason of its design and siting, have an adverse impact on the character, form and special interest of the Listed Building contrary to Policy C8 of the Three Rivers Local Plan 1996-2011.
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