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11/2258/FUL – Two storey side and rear extension, single storey front and rear extensions, porch extension and new pitched roof above study, installation of rooflights and alterations to fenestration at 24 GROVEWOOD CLOSE, CHORLEYWOOD, HERTS, WD3 5PX for Mrs Deena Sharkey
  

 (
(DCES)

	Parish:  Chorleywood   

  
	Ward:  Chorleywood West

	Expiry Statutory Period:  17 January 2012  

  
	Officer:  Suzanne McGinty  



This application is brought before the Planning Committee as it has been called in by three Councillors.
1.
Relevant Planning History
1.1
CH/202/78 - Double garage, living room – Permitted - 21.04.1978.
1.2
CH/1675/81 -  Conservatory – Permitted - 13.11.1981.
1.3
8/474/91 - Erection of conservatory at rear - Permitted - 12.08.1991.
1.4
04/0880/FUL - Single storey rear extension – Permitted - 26.07.2004.
2.
Detailed Description of Proposed Development
2.1
Site Description: The application site contains a two storey detached dwelling.  Grovewood Close predominantly consists of detached dwellings which vary greatly in architectural design.  The site slopes gently upwards to the rear; the rear amenity space is set on higher ground to that of the dwelling.  The dwelling is set back from the road and set in from both of the flank boundaries.  An attached garage has been constructed along the south west boundary which is set back from the front elevation of the dwelling and extends beyond the rear line of the dwelling.  The dwelling has been extended at ground floor level to the front and rear.
2.2
The neighbouring dwelling to the north east (No.23) consists of a detached dwelling which is set back from the foremost point of the application dwelling.  To the rear No.23 has a single storey rear extension.  The neighbouring dwelling to the south west (No.25) also consists of a detached dwelling which has a similar front building line to that of the application dwelling.  No.25 extends beyond the rear elevation of the application dwelling at ground and first floor level.  The two storey level has a similar building line to that of the application dwelling’s single storey rear extension.  The properties to the rear are set on higher ground.  
2.3
Proposed development: The existing garage would be removed and replaced with a two storey side extension to be constructed along the south west elevation of the dwelling.  The side extension would have a width of 2.9m and would have a maximum depth of 12m at ground floor level and 10.6m at first floor level.  The ground floor would extend beyond the front elevation by 1.7m and the first floor level would be set back from the front elevation by 0.2m.  The two storey element would have a pitched roof with a height to match the original dwelling.  The ground floor front projection would have a hipped roof with a height of 3.7m.  
2.4
The two storey side extension would extend beyond the rear line of the dwelling to form part of the two storey rear extension.  The two storey rear extension would have a maximum depth of 3.5m.  The north east element would have a stepped design with depths of 1.4m and 2.3m.  The two storey extension would have a maximum width of 12.6m.  It would have a double pitched roof with a ridge height to match the original dwelling and a flat roof element in between which would match the eaves height of the dwelling.  The shallower sections of the extension would have a flat roof which would match the eaves height of the original dwelling.  
2.5
A single storey rear extension would be constructed to the rear of the two storey extension in line with the north east elevation.  It would have a depth of 4.4m, width of 4.7m and height of 3.5m with a crown roof design.  The single storey front porch extension would have a depth of 1.8m to match the existing front projection and width of 2.5m.  It would have a crown roof with a height of 3.3m which would also extend over the existing single storey front projection.  Fenestration would be inserted within the front, sides and rear elevations of the development, including rooflights.  

2.6
The plans have been amended removing two rooflights located within the north east roof form of the single storey rear extension. 
3.
Consultation

3.1
Chorleywood Parish Council – The Committee had concerns with this application on the following grounds:
· Concerned with potential overlooking

· Obscured glass is required

· Restricted opening is required, although understand ventilation is required. 

3.2
Landscape Officer -  Made the following comments:

‘All woodland trees situated in the rear garden are currently subject to a TPO: Three Rivers (Grovewood Close No.1) Tree Preservation Order 1991, (TPO290). This is known as a ‘Woodland Order’, which affords protection to all trees regardless of size and species.


This scheme does not seek the removal of any trees in order to facilitate the proposed development works. There are no trees in the vicinity which will be affected by the demolition or construction activity either. However there are areas of hedgerows on both boundary treatments which must be taken into account and all precaution should be taken to avoid damage.


A Method Statement accompanied the application, detailing many stages of demolition to construction, I support the contents but would suggest that the demolition be implemented by means of ‘top down, pull back’ fashion, to ensure direct and even indirect damage is not incurred.


There is sufficient space at the front of the property and immediately behind to accommodate the designated areas for material storage and mixing areas. There should be no requirement to section off the rear garden with tree protective fencing, but still it must be added that the rear half of the rear garden must be treated as sacrosanct and must not be utilized for material storage.’

3.3
Herts Biological Records Centre – No comments received. 
3.4
Herts and Middlesex Wildlife Trust – No comments received.  
3.5
Herts Archaeology – The proposed development is unlikely to have an impact on significant archaeological deposits, structures or features. 
3.6
National Grid – No comments received.
3.7
Site/Press Notice
3.7.1
Site Notice Expired:    26 December 2011

Press Notice Expired: 23 December 2011
3.8
Neighbourhood
3.8.1
Number consulted:

18

Number of responses:
2  
  
4.
Summary of Representations
4.1.1 Rooflights in the north east elevation would result in overlooking, light pollution and noise disturbance.  Request more detailed plans with the actual dimensions to clearly indicate the overall size of the property. A retaining wall may be required between No.23 and No.24.  The site should be properly secured during demolition to ensure dust and debris is retained.  Requests notice of when works are to commence.  Mutual agreement with No.24 for the replacement boundary treatment following the removal of the garage.  Works are to be carried out in accordance with the Party Wall Act.

Officer comments:  Amended plans have been received removing the side rooflights within the north east elevation of the single storey rear extension.  The plans have been drawn to a scale of 1:50 which is sufficient to make an informed assessment of the application.  The drawings also contain a number of dimensions.  Party Wall issues and are not a material planning consideration and the safe enclosure of the site prior to demolition and the potential requirement for the erection of a retaining wall is a Building Control matter.  

  

  
5.
Reason for Delay
5.1
  Committee cycle.
6.
Relevant District Plan Provision
6.1
Local Development Framework –


The Three Rivers Local Development Framework is currently being drawn up. The Core Strategy was adopted on 17 October 2011 having been through a full public participation process and Examination in Public.  Policies CP1, CP9 and CP12 are relevant to this application.
6.2
Three Rivers Local Plan 1996 – 2011 (Adopted 2001)


The following saved policies taken from the Three Rivers Local Plan 1996-2011 are relevant to this application. The Three Rivers Local Plan 1996-2011 was adopted in July 2001 having been through a full public participation process and a Public Inquiry. The policies below were saved and confirmed by Government Office for the East of England on 14th September 2007:

  Policies GEN3, N1, N3, N15, N16, D6 and Appendix 2 of the Local Plan are relevant to this application.

6.3
The principles set out in the relevant Government Guidance note: Planning Policy Statement 1.

6.4
The Local Planning Authority acknowledges the draft policy changes contained in the draft National Planning Policy Framework. However, it is noted that the National Planning Policy Framework is currently only in Draft. It therefore has limited weight. 


Because it has limited weight, the Local Planning Authority do not intend to rely on the provisions of the Draft National Planning Policy Framework at this time; instead the policies contained in the Adopted Local Plan and Adopted Core Strategy of the Local Development Framework will be referred to.

6.5
The Regional Spatial Strategy relevant to Three Rivers District is the East of England Plan adopted by the East of England Regional Assembly on 12 May 2008. 

6.6
The Localism Act received Royal Assent on 15 November 2011.
7.
Analysis
7.1
Design and Access Statement
7.1.1
The application was accompanied with a Method statement for demolition and it has been agreed that the proposal constitutes an extension to the original dwelling.  Thus, a Design and Access Statement is not required. 
7.2
Street scene 
7.2.1
The proposed side extension would be set in from the side boundary by 1.2m which is in accordance with the Design Guidelines of the Local Plan.  The proximity of the extension to the side boundary would also provide sufficient spacing as to prevent a cramped feature within the street scene.  The first floor level of the side extension would be set back from the existing front gable projection so that this remains as a prominent feature and thus respects the architectural merits of the original building.  The set back nature of the first floor level would respect the building line of No.25 and would prevent it from creating an obtrusive feature within the street scene.  The single storey front extension would be set back a sufficient distance from the front boundary to prevent it from creating an intrusive form of development within the street scene.  
7.2.2
No.25 has a substantial flank elevation which would serve to partially obscure the view of the side elevation of the two storey side/rear extension.  The north east elevation of the rear extension would be stepped so that the deepest section would be set in from the side elevation and would not be readily visible from public view points.  As such, the two storey rear extension would not result in any demonstrable harm to the visual amenities of the street scene. 
7.2.3
The depth of the ground floor north east elevation would be substantial, due to the combination of the depth of the existing front extension and proposed single storey rear extension.  However, the front extension is existing and the single storey rear extension would not be visible from public vantage points.  Thus, it would not result in any material harm to the visual amenities of the street scene or character of the area.

7.2.4
The roof form of the porch extension would result in the removal of an existing incongruous parapet wall, thus, creating a positive addition to the street scene.  The street scene is architecturally diverse and the size of the buildings varies greatly within the close.  The proposed development would therefore not create a prominent or incongruous feature and would not result in any demonstrable harm to the visual amenities of the street scene. 

7.3
Impact on neighbours 

7.3.1
The south west elevation of the two storey rear/side extension, the deepest section, would not intrude the 45 degree splay line taken from the rear elevation of No.25 at the boundary. No.25 has a similar building line to that of the existing single storey rear extension and the proposed two storey rear/side extension would be set in 1.2m from the south west boundary.  As such, it would not result in any significant loss of light or impact on the visual amenities of No.25.  No.25 contains two first floor windows on the flank elevation facing the application site.  These windows are obscure glazed.  As they already have a view of built form, thus, the two storey side extension would not result in any material harm.   
7.3.2
The north east elevation of the two storey rear extension has been designed to prevent intrusion of the 45 degree splay line taken from the rear elevation of No.23 at the boundary. The north east elevation would have a stepped first floor level so that the deepest section would be set in from the common boundary with No.23.  Furthermore, as the extension would be constructed in line with the north east elevation of the original building it would be set in from the common boundary.  This separation would prevent the two storey rear extension from resulting in any unacceptable levels of loss of light or material harm to the visual amenities of No.23.
7.3.3
The proposed single storey rear extension would have a depth of 4.4m which is above the 3.6m maximum as set out in the Design Guidelines.  It would also be attached to the rear of an existing rear extension so that it would extend approximately 7m beyond the original rear elevation of the dwelling.  Although this exceeds the maximum depth for rear extensions as detailed in the Design Guidelines of the Local Plan it would not result in any demonstrable harm to the residential amenities of the adjacent neighbouring dwellings.  The single storey rear extension would be set in from the south west boundary so would not result in any harm to the residential amenities of No.25.  It would also be set in approximately 1.4m from the common boundary with No.23.  No.23 also has a single storey rear extension which has a similar depth to the existing rear extension and is set in approximately 1m from the common boundary.  Thus, the separation between the two properties and hipped roof design of the extension would prevent any significant loss of light or material harm to the visual amenities of No.23.  Thus, on balance, the proposed single storey rear extension is considered acceptable.  
7.3.4
The proposal would result in the alteration to the roof form of the existing front extension.  As the proposed crown roof would be hipped away from the common boundary it would not result in any demonstrable harm to No.23.  The proposed ground floor front extension to the south west would not be substantial in depth and would not result in any loss of light or impact on the visual amenities of No.25. 
7.4
Privacy 
7.4.1
The fenestration to be inserted within the front and rear elevations of the development would not result in any unacceptable levels of overlooking into the neighbouring properties.  No first floor side windows are proposed and the rooflight to be inserted in the side elevation of the two storey side/rear extension would be conditioned to have a cill height of 1.7m above floor level to prevent overlooking.  

7.4.2
The existing boundary treatment would prevent overlooking from the ground floor side window to be inserted within the south west elevation of the single storey rear extension.  The rooflights that were proposed to be inserted within the north east elevation of the single storey rear extension have been removed.  Thus, no unacceptable levels of overlooking would result from the proposed development.  

7.4.3
A condition is proposed requesting details regarding replacement boundary treatment following the removal of the existing garage.  

7.5
Parking and Amenity Space Provision

7.5.1
The development would create a four bedroom dwelling and would result in the loss of one parking space through the removal of the garage.  The front amenity space could accommodate three cars which is sufficient to serve a four bedroom dwelling.  There is ample amenity space to comfortably accommodate the proposed extension and serve a four bedroom dwelling.  

7.6
Trees

7.6.1
All woodland trees situated in the rear garden are currently subject to a TPO: Three Rivers (Grovewood Close No.1) Tree Preservation Order 1991, (TPO290). This is known as a ‘Woodland Order’, which affords protection to all trees regardless of size and species.  No trees would be affected by the proposal and the Landscape Officer did not raise any objections with regards to the works.
7.7
Wildlife
7.7.1
Bats are a European Protected Species legally protected by the Wildlife and Countryside Act 1981 and the Conservation of Habitats and Species Regulations 2010.  If Bats are present it is illegal to deliberately kill, injure, capture or disturb them, or to damage, destroy or obstruct their roosts.  

7.7.2
Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local Planning Authorities to have regard to the purpose of conserving biodiversity. This is further emphasised by regulation 3(4) of the Habitat Regulations 1994 which state that Councils must have regard to the strict protection for certain species required by the EC Habitats Directive.  The Habitats Directive places a legal duty on all public bodies to have regard to the habitats directive when carrying out their functions.
7.7.3
Herts Biological Records Centre and Herts and Middlesex Wildlife Trust were both consulted with regards to this application but no comments were received.  The protection of biodiversity and protected species is a material planning consideration in the assessment of this application. Due to the nature of the development it is considered necessary that an informative, requiring a precautionary approach to the development of the proposal, be attached to any planning permission.

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:



CHM/3166/A1 SHEET 3 REV A, CHM/3166/A1 SHEET 4 REV A, TRDC001, CHM/3166/A1 SHEET 1, CHM/3166/A1 SHEET 2, CHM/3166/A2 SHEET 5.


Reason:  For avoidance of doubt, in the proper interests of planning and to protect the visual amenities of the street scene and residential amenities of the neighbouring dwellings in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Saved Policies GEN3, N1, N3, N15, N16, D6 and Appendices 2 and 3 of the Three Rivers Local Plan.

C3
Unless specified on the approved plans, all new works or making good to the retained fabric shall be finished to match in size, colour, texture and profile those of the existing building unless otherwise agreed in writing by the Local Planning Authority.



Reason: To ensure that the external appearance of the building is satisfactory in accordance with Policy CP12 of the Core Strategy (adopted October 2011) and Saved Policy GEN3 and Appendix 2 of the Three Rivers Local Plan 1996 - 2011.


C4
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, no windows/dormer windows or similar openings [other than those expressly authorised by this permission] shall be constructed in the side elevations or roof slopes of the extension/development hereby approved.



Reason: To safeguard the residential amenities of neighbouring properties in accordance with Policy CP12 of the Core Strategy (adopted October 2011) and Saved Policy GEN3 and Appendix 2 of the Three Rivers Local Plan 1996 - 2011.

C5
Before the first occupation of the building/extension hereby permitted the rooflight within the side elevation of the two storey side/rear extension shall be set with a cill height at 1.7m above the floor level of the room in which the window is installed.  The rooflight shall be permanently retained in that condition thereafter.



Reason: To safeguard the residential amenities of neighbouring properties in accordance with Policy CP12 of the Core Strategy (adopted October 2011) and Saved Policy GEN3 and Appendix 2 of the Three Rivers Local Plan 1996 - 2011.

C6
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a plan indicating the positions, design, materials and type of boundary treatment to be erected along the south west boundary. The boundary treatment shall be erected prior to occupation and carried out in accordance with the approved details. 



Reason: To safeguard the visual amenities of neighbouring properties and the character of the locality in accordance with Policy CP12 of the Core Strategy (adopted October 2011) and Saved Policy GEN3 and Appendix 2 of the Three Rivers Local Plan 1996 – 2011.


C7
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 (1989) ‘Recommendations for tree works’. 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 October to 31st March) following their loss or removal.



Reason: The existing trees/hedgerows/shrubs represent an important public visual amenity in the area and should be protected in accordance with the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Saved Policies N15, N16 and D6 of the Three Rivers Local Plan 1996 - 2011.

C8
The development hereby approved shall be carried out in full accordance with the submitted Method Statement dated November 2011. 



Reason: To protect the visual amenities of the trees, area and to meet the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Saved Policies N15, N16 and D6 of the Three Rivers Local Plan 1996 - 2011.

INFORMATIVES:


I1
Given the site circumstances and subject to the conditions attached to this permission, the proposed development would be in compliance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Saved Policies GEN3, N1, N3, N15, N16, D6 and Appendices 2 and 3 of the Three Rivers Local Plan and would not have a significant adverse effect on the visual amenities of the street scene or the residential amenities of any neighbouring properties to such an extent to justify the refusal of planning permission, or otherwise result in demonstrable harm.


I2
With regard to implementing this permission, the applicant is advised as follows:



All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by application form; the relevant form is available on the Council's website (www.threerivers.gov.uk). Fees are £85 per request (or £25 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 



There may be a requirement for the approved development to comply with the Building Regulations. The Council's Building Control section can be contacted on telephone number 01923 727132 or at the website above for more information and application forms.



Where possible, energy saving and water harvesting measures should be incorporated. Information on this is also available from the Council’s Building Control section. 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 reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.


I4
All works within or to existing roof spaces must proceed with caution as bats may be present. Bats are protected from disturbance under UK & 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



UK Bat Helpline 0845 1300228



(As an alternative to proceeding with caution, the applicant may wish to commission an ecological consultant before works start to determine whether or not bats are present. A list of bat consultants can be obtained from the Herts Biological Records Centre on 01992 555220).
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