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  10/2308/FUL - Two-storey and single-storey rear extension, garage conversion, porch extension and alterations to fenestration at 15 SHIRE LANE, CHORLEYWOOD, RICKMANSWORTH HERTFORDSHIRE WD3 5NQ, for Mr and Mrs G Waller



 (
(DCES)

	Parish:  Chorleywood  
	Ward:  Chorleywood West  

	Expiry Statutory Period:    20 January 2011  
	Officer:    R Holmes  



This application has been called to Committee at the request of Chorleywood Parish Council.

1.
Relevant Planning History
1.1
  AM/850/53 – Bedroom.  

1.2
AM/998/52 - Extension to kitchen - Permitted - 21.01.1953. 

1.3
10/1753/FUL - Two-storey extension to rear and side of house - Withdrawn - 20.10.2010. This was withdrawn due to technical reasons with the submitted plans – the current application is similar although there are a few changes to this previously withdrawn scheme.
2.
Detailed Description of Proposed Development
2.1
  The application dwelling is a two-storey detached house located on the north-west side of the service road of Shire Lane. Whilst there are dwellings of a similar architectural style in close proximity, many of these have implemented extensions and alterations and differ in style and size.  

2.2
The dwelling faces mature trees on the verge between Shire Lane and the service road. The dwelling is set back from the highway by 10m. The driveway/hardstanding can accommodate a minimum of 3 vehicles and there is an integral garage. There is a blanket Tree Preservation Order (TPO290) towards the rear of the rear garden which restricts views to the dwellings beyond.

2.3
The application dwelling has implemented a two-storey side extension with a part hipped roof, part flat roof. There is a single storey rear projection which projects 2m from the main rear elevation and has a catslide roof. The application dwelling also has a two-storey flat roofed rear element. Given there are several similar examples of this projection nearby (including at number 16), it would appear that this is an original feature.

2.4
Number 14 to the north-east is a detached two-storey dwelling on a slightly lower ground level than the application dwelling. Number 14 has implemented a two-storey rear extension (planning application 01/01732/FUL) which extends approximately 1.7m further than the main rear build line of the application dwelling. Number 14 does not have any flank windows facing the application site. Between the two dwellings is a 1.6m closeboarded fence and trellis. On the case officer’s original site visit it was noted that the flank boundary to the rear consisted of a 3-4m high hedge. On a subsequent visit (to number 14) it was noted that this hedge had been cut and reduced in height to approximately 2-2.5m.

2.5
Number 16 to the south-west is a detached two-storey dwelling on a slightly higher ground level. Between the dwellings is a 2m closeboarded fence. At the rear, the flank boundary consists of a 2-3m hedge/row of conifer trees. There are no flank windows facing the application dwelling.

2.6
This application seeks full planning permission for a two-storey and single-storey rear extension, a garage conversion, a porch extension and alterations to the fenestration. Amended plans have been received which shows more accurately the relationship of both neighbouring properties.

2.7
It would be an L-shape extension, extending from the existing two-storey side projection and would replace the single storey rear projection (the ground floor element would extend 2.6m further).  The first floor would project 3.6m from the main rear elevation, the ground floor would project a further 1.2m (total depth 4.8m). Given that the two-storey side projection is set in from the rear elevation the overall depth of the extension to the rear of the ground floor element at the south-west flank elevation would be 7.8m. The first floor of the south-west flank elevation would be set in from the flank elevation as there would be a catslide roof (the bedroom here would be set in 1.5m from the flank elevation). The ground floor would be set in 2.2m from the flank boundary with number 14. The north-east flank elevation would be flush with the existing dwelling and would be set in 1.9m from the flank boundary (with number 16). 
2.8
The roof of the two-storey element would be hipped – the rear would have two pitches with a trough and would have an eaves height of 5.1m (same as the existing) and a ridge height of 7.7m, which would be 0.3m lower than the existing ridge. The south-west flank elevation would have a part catslide roof and a further hipped roof which adjoins the flat roof of the two-storey side projection. The ridge of this roof would be set down 0.15m from the main roof of the extension. The single storey element would have a hipped roof with an eaves height of 2.2m and 3.8m where it attaches to the two-storey element (the south-west flank would be part of the catslide roof).
2.9
The rear elevation would have patio doors and glazing serving a kitchen/breakfast room and a dining room at ground floor level, and at first floor level 4 windows would serve bedrooms (x3) and a landing. The south-west flank elevation would have a door serving a utility room. No windows are proposed in the north-east flank elevation of the extension, although one window would be inserted into the existing flank elevation, both serving a shower room. It is also noted two rooflights would be inserted, one in the existing roof on the north-east flank roofslope, the other on the south-west flank roofslope of the rear extension (facing in towards the trough).
2.10
There would be a canopy style porch to the front adjoining the existing front bay projection (to the same depth), with a width of 3.5m and depth of 1.55m. It would have a hipped roof with an eaves height of 2.2m and 3.5m where it attaches to the main dwelling.
2.11
The integral garage would be converted into a study with a bay window replacing the garage doors. The description states changes to fenestration and the proposed windows would be of a similar appearance to the existing but double glazed - the application form states “to match existing”.
2.12
It is also noted that the agent submitted a letter in response to neighbours’ comments and in support of the application. This letter discusses the relationship of the application dwelling and proposed extensions with both neighbouring properties and other properties nearby which have extended to a depth greater than 3.6m.
3.
Consultation
3.1
  Chorleywood Parish Council: The Committee wish to object to this application on the following grounds and wish to CALL IN, unless the Officers are minded to refuse this application. 
· Loss of Privacy

· Loss of light

· Out of character of the street scene

· Previous 3 storey applications in the area have been refused. 

3.2
Landscape Officer: No Objection. The proposals are similar, but more extensive than a previous application which was withdrawn (10/1753/FUL). The landscape comments remain relevant to this new application. There are many trees situated in the rear garden which contribute to the belt of woodland neighbouring Grovewood Close, this woodland is currently subject to Three Rivers (Grovewood Close No.1) Tree Preservation Order 1991, (TPO290). This order affords protection to all trees regardless of size or species.


Due to the potential for damage to trees from the construction phase of the development conditions are suggested. [See Trees 7.13 for further analysis], 
3.3
National Grid (GAS): No response received.

3.4
Site/Press Notice
3.4.1
Not applicable.

3.5
Neighbourhood
3.5.1
Number consulted:
  6  

  

Number of responses:
  2  
4.
Summary of Representations
4.1
  

  The following concerns to the proposal have been raised:

· Application form/plans inaccuracies – TPO trees not shown, hardstanding to front not shown, roof not described correctly. [Note: the case officer visited the site and has assessed the site and has consulted with the Landscape Officer regarding the trees. Amended plans have been received which correct the roof of the existing side projection].
· It is also noted that the proposed south west side elevation is inaccurately labelled as “existing” [Note: comment received prior to amended plans being received which corrects this].
· Loss of privacy/overlooking; plans drawn wrong.

· No natural light falling into some of the rooms. 

· The Location Plan does not correctly represent number 16’s property and shows a rear projection which is not there [Note: the agent has submitted amended plans and the officers have measured on site the closest elements of both neighbouring properties in relation to the application dwelling and has established that the section of rear elevation closest to the application dwelling is correct].
· Intrudes the 45 degree line and would be overbearing. [Note: whilst the objection letter states the inaccuracies of the plans and thus the 45 degree line, officers have taken measurements on site and this has been assessed. It is noted in the analysis that the 45 degree line is intruded from number 16, but that the catslide style of roof would reduce the bulk – see paragraph 7.8 of this report]. 
· The extension at number 14 is not shown [Note: amended plans have been submitted which show this and the relationship between numbers 14 and 15]. 

· Concerns regarding potential damage to trees. [Note: the Landscape Officer has been consulted and conditions have been suggested].

· Loss of privacy – rear windows would overlook their rear garden.

· Visual impact – overly prominent and overbearing on number 14. This is compounded by the pitched roof and the fact number 15 is on higher ground.

· Extension would give the effect of terracing and shoe-horning. [Note: the extension would not extend beyond the flanks of the existing two-storey built form, and would retain a gap to the flank boundaries which exceeds the 1.2m guideline contained in the Local Plan].

· Loss of light - block the afternoon light.

· The extension would be out of scale with the other properties. [Note: whilst it is acknowledged that the extension would extend further rearward than the immediate neighbours, the extension would be mostly to the rear and would not be readily visible from the streetscene. Furthermore, the two-storey element complies with the 3.6m guideline and the 45 degree rule from number 14 contained within the Local Plan. Reference in this letter is given to SPG3, but this relates to a 40% increase from the original house within Green Belt. The application site in not within Green Belt, and therefore an increase is taken on its own merits].

· Extension goes too far back. [Note: the two-storey element has a depth of 3.6m from the rear elevation].

· Principle that leapfrogging is acceptable [it is noted that the first floor extension meets the 3.6m guideline contained in the Local Plan, although the ground floor element does exceed this].

5.
Reason for Delay
5.1
Committee cycle (Note: the statutory expiry date is the date of the DC Committee meeting).
6.
Relevant District Plan Provision
6.1
  

  Policies GEN 3, N15, N16, D6 and Appendices 2 & 3 of the Three Rivers Local Plan 1996-2011 are relevant to this application.   
7.
Analysis
Design and Streetscene
7.1
  The Design Guidelines state that extensions should not be excessively prominent in the streetscene. Whilst the majority of the proposal would be located to the rear of the existing dwelling there would be oblique views of the south-west section of extension when viewed from the south-west section of the Shire Lane service road (between numbers 15 and 16), although the common boundary treatment between numbers 15 and 16 consisting of a 1.5-2m high hedge and trees would provide some screening. The porch and fenestration changes would be visible from the streetscene, but these would be relatively minor, would be set back from the highway by a minimum of 10m and would not project forward of the existing dwelling.

7.2
It should also be noted that the application dwelling is situated on the service road of Shire Lane, and the mature trees on the verge between Shire Lane and the service road would provide screening from the main carriageway of Shire Lane.

7.3
The two-storey element of the extension would project back 3.6m past the existing rear line of the original building, however the single storey rear element would extend 4.8m, which would not comply with the 3.6m rear extension rule contained in the Local Plan. However, it would be set in from both flank boundaries and existing boundary treatments would provide some screening (hedge approximately 2.5m high with number 14 and 2m closeboarded fence/2-3m high hedge with number 16), although it is acknowledged that vegetation in itself cannot be relied upon in terms of screening in the future.
7.4
The first floor element of the proposal would be set in 1.9m from the flank boundary with number 16 and 2.2m from the flank boundary with number 14. This would comply with the Design Guidelines as set out in Appendix 2 of The Three Rivers Local Plan 1996-2011. Therefore it is not considered that this distance would create a terracing effect upon the streetscene nor be a prominent form of development.

7.5
The extension would be constructed with materials which match the existing dwelling and consequently the development is seen as sympathetic to the existing appearance of the dwelling. It is viewed that the proposed extensions would not result in any significant adverse impact on the streetscene.
7.6
Considering the differing sizes of the dwellings within the streetscene it is not considered that the proposed extensions would appear overly prominent within the streetscene or out of character with the surrounding properties. It is considered, on balance, that the proposal would not cause demonstrable harm, and as a result, the development is viewed as acceptable. 


Impact on the neighbours – number 14
7.7
In order to measure the degree of light infringement two-storey extensions have, it is necessary to draw a 45 degree line from the joint boundary in line with the rear of the neighbouring property. The proposal would not intrude into this splay line from number 14. The extension would be set in 2.2m from the flank boundary with number 14 and the roof would be hipped away. Whilst it is acknowledged that number 14 is on a slightly lower ground level, number 14 has implemented a two-storey rear extension which extends approximately 1.7m further rearward than the existing main rear elevation of number 15. The case officer did take measurements whilst on site to confirm this and it is noted that the proposed two-storey extension would extend 1.9m further than the rear elevation of the extension at number 14. The flank elevation of number 14 is approximately 3.3m from the flank elevation of number 15, and number 14 does not have any flank windows facing the application site. Whilst a window is proposed in the existing flank elevation of number 15, this would serve a bathroom, a non-habitable room - a condition would be attached to any permission granted requiring that this window be obscure glazed and top level opening only. This would ensure that no real or perceived impacts of overlooking would occur upon number 14. The common boundary treatment consisting of a 2.5m high hedge would provide some screening – although it is noted that during the course of the application process this hedge has been lowered in height by the neighbour.

7.8
Given the site circumstances and particularly that: the flank elevation of number 14 is approximately 3.5m from the flank elevation of number 15 and the 45 degree rule would be complied with, there would be no demonstrable harm to the amenities of number 14.


Impact on the neighbours – number 16
7.9
The 45 degree line drawn from number 16 would slightly intrude the first floor of the proposed extension. However, number 16 is on a higher ground level, and this element of the proposal (which the 45 degree line intrudes) would be the catslide roof and the height of this section of roof would be 4.4m at the closest section to the boundary, rising to 5.1m at the rear elevation – this catslide roof design would mitigate this intrusion. Furthermore, the extension would be set in 1.9m from the flank boundary with number 16 and there would be approximately 3.7m between the flank elevations of numbers 15 and 16. It should also be noted that number 16 does not have any flank windows facing the application site, and also that the first floor window in the rear elevation closest to the application site is set in from their flank elevation. It is therefore considered, on balance, that any impact on this neighbour would be minimal, and does not result in a reason for refusal.

7.10
The dwelling faces mature trees on the verge between the service road and Shire Lane which would screen any overlooking to the dwellings on the opposite side of Shire Lane. The proposed development would not result in further overlooking or a loss of privacy to the surrounding dwellings. As a result, the development is viewed as acceptable. 


Traffic & Parking
7.11
The proposed development would add a bedroom to the dwelling which would result in a 5 bedroom house. The garage would be converted to a habitable room, and therefore there would be a loss of a parking space. However, there is space for three car parking spaces on the drive which meets the parking criteria contained in the Local Plan, and therefore there is no requirement for additional parking. In addition the property is located within walking distance to local amenities, bus stops and a railway station which provides an underground service to local areas and London.


Trees & Amenity space
7.12
Ample amenity space would be retained to the rear. There are many trees situated in the rear garden which contribute to the belt of woodland neighbouring Grovewood Close, this woodland is currently subject to Three Rivers (Grovewood Close No.1) Tree Preservation Order 1991, (TPO290). This order affords protection to all trees regardless of size or species. The proposed construction works do not require the removal of any trees in order to facilitate the development. However, due to the extent of the development works there does seem to be a risk of indirect damage occurring during this period. The trees should be retained and protected during the course of development and building activities on site.
7.13
It is therefore essential that all trees including the protected trees at the rear be retained and protected prior to the commencement of works on site. Details of Tree Protection Measures must be submitted including the type of fencing to be installed (ideally weld-mesh fence panels) together with illustrated plans indicating the exact location on site. The fenced off areas must be treated as sacrosanct and must not be accessed by personnel, machinery or used to store building materials during the course of construction. The Landscape Officer has stated that it is necessary to provide detailed information regarding designed areas for material storage, mixing of materials, importation and exportation of materials, positioning of soakaways, site welfare huts and amenities etc. This information can be collated and for a Method Statement, this information must also be clearly represented on a site plan. Conditions are suggested.

8.
Recommendation
8.1 That PLANNING PERMISSION BE   GRANTED subject to the following conditions:-


C1
The development hereby permitted shall be begun before the expiration of three years from the date of this permission.



REASON:  In pursuance of Section 91(1) of the Town and Country Planning Act 1990 and as amended by the Planning and Compulsory Purchase Act 2004.


C2
The development hereby permitted shall be carried out in accordance with the following approved plans: 01 Rev B, 02 Rev A, 03, 04, 05 Rev A, 06, 07 Rev B, 08 Rev B, 09 Rev A, 10 Rev C, 11 Rev E.  


REASON:  For the avoidance of doubt, in the proper interests of planning and in accordance with Policies GEN 3, N15, N16, D6 and Appendices 2 & 3 of the Three Rivers Local Plan 1996-2011.

C3
All new works and works of making good to the retained fabric shall be finished to match in size, colour, texture and profile those of the existing building.



REASON:  To ensure that the external appearance of the building is satisfactory in accordance with Policy GEN3 and Appendix 2 of the Three Rivers Local Plan 1996-2011.


C4
Before the first occupation of the building/extension hereby permitted the window in the north-east flank elevation at first floor level serving the shower room shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed.  The window shall be permanently retained in that condition thereafter.



REASON:  To safeguard the amenities of the occupiers of neighbouring residential properties in accordance with Policy GEN3 and Appendix 2 of the Three Rivers Local Plan 1996-2011.


C5
Immediately following the implementation of this permission, notwithstanding the provisions of The Town and Country Planning (General Permitted Development) Order 1995 as amended by the Town and Country Planning (General Permitted Development) (Amendment No 2) Order 2008 (or any other order revoking and re-enacting that order with or without modification), no additional windows or similar openings shall be constructed in the flank elevations or flank roof slopes of the extensions hereby permitted except for any which may be shown on the approved drawing(s).



REASON:  To safeguard the residential amenities of the occupiers of neighbouring properties in accordance with Policy GEN3 and Appendix 2 of the Three Rivers Local Plan 1996-2011.


C6
No trees, hedgerows or shrubs within the curtilage of the site, except those shown on the approved plan(s) or otherwise clearly indicated in the approved details as being removed, shall be felled, lopped or pruned, nor shall any roots be removed or pruned without the prior consent of the Local Planning Authority during development and for a period of five years after completion of the development hereby approved. Any topping or lopping approved shall be carried out in accordance with BS 3998 (Recommendations for Tree Works) 1989.  Any trees, hedgerows or shrubs removed or which die or become dangerous, damaged or diseased before the end of a period of five years after completion of the development hereby approved shall be replaced with new trees, hedging or shrub species (of such size species and in such number and position as maybe agreed in writing), before the end of the first available planting season (1st November to 31st March) following their loss or removal.



REASON:  The existing trees/hedgerows/shrubs represent an important public visual amenity in the area and to comply with Policies N15, N16, and D6 of the Three Rivers Local Plan 1996-2011 (adopted 2001).


C7
No operations (including tree felling, pruning, demolition works, soil moving, temporary access construction, or any other operation involving the use of motorised vehicles or construction machinery) shall commence on site in connection with the development hereby approved until the branch structure and trunks of all trees shown to be retained and all other trees not indicated as to be removed and their root systems have been protected from any damage during site works, in accordance with a scheme to be submitted to and approved in writing by the Local Planning Authority. This scheme shall accord with BS5837 (Trees in Relation to Construction) 2005.



The protective measures, including fencing, shall be undertaken in accordance with the approved scheme before any equipment, machinery or materials are brought on to the site for the purposes of development, and shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  Nothing shall be stored or placed within any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made, without the written consent of the local planning authority. No fires shall be lit or liquids disposed of within 10.0m of an area designated as being fenced off or otherwise protected in the approved scheme.



REASON:  In the interests of visual amenity in accordance with Policies N15, N16 and D6 of the Three Rivers Local Plan 1996 –2011.


C8
No development or other operation shall commence on site until a method statement has been submitted to and approved in writing by the Local Planning Authority.  This method statement shall include details of timetables of works, method of demolition, removal of material from the site, importation and storage of building materials on the site, details and depths of underground service routes, methods of excavation and construction methods, in particular where they lie close to trees. The construction methods to be used shall ensure the retention and protection of trees, shrubs and hedges growing on or adjacent to the site. The development shall only be implemented in accordance with the approved method statement.   



REASON:  To protect the visual amenities of the trees, area and to meet the requirements of Policies N15, N16 and D6 of the Three Rivers Local Plan 1996 – 2011.

INFORMATIVES:


I1
Given the site circumstances, including the development on adjoining site(s), and the provisions of Policies GEN 3, N15, N16, D6 and Appendices 2 & 3 of the Three Rivers Local Plan 1996-2011 (adopted 2001), the proposed residential extensions (subject to the conditions attached to this permission) would not have a significant adverse effect on the residential amenities of any neighbouring properties, or the character and appearance of the Conservation Area, or otherwise result in demonstrable harm.


I2
The applicant is encouraged to incorporate energy saving and water harvesting measures when implementing this permission. Information is available from the Council’s Building Control Section, who may be contacted on 01923 727138, and on the website www.threeriversbuildingcontrol.co.uk. Any external changes to the building which may be subsequently required should be discussed with the Council’s Development Management Section prior to the commencement of work.


I3
The applicant is advised that the Government has introduced new fees for the written discharge of conditions. Requests can be made by letter or by application form. Forms are available on our website together with further details for the new charges. The fees are payable per request and not per condition. Requests made without the appropriate fee will be returned unanswered. The fees are £85 per request (or £25 where the related permission was for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse).
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