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  13/1119/FUL - Two storey side extension, single storey rear extension and alterations to roof to include second floor fenestration to front and rear and alteration to side dormer, at 71 HAREFIELD ROAD, RICKMANSWORTH, HERTFORDSHIRE, WD3 1ND for Mr Nilesh Mandalia


 (
(DCES)

	Parish:    Non-Parished  
	Ward:    Rickmansworth  

	Expiry Statutory Period:  21 August 2013  
	Officer:    Claire Westwood  

	
	

	Recommendation:  ASK   \* MERGEFORMAT That Planning Permission is granted.

	

	Reason for consideration by the Committee: The application is brought to Committee as a member of staff lives within the neighbour consultation area.


1.
Relevant Planning History
1.1
  No planning history.
2.
Site Description

2.1
 ASK   \* MERGEFORMAT The application site is located on Harefield Road, Rickmansworth.  The street scene is varied with a mixture of detached and semi-detached dwellings of varying styles and design.  There are also flats (Frogmore Court) located on the opposite side of the road.  The site is within walking distance of Rickmansworth Town Centre and The Aquadrome.
2.2
The application site contains a detached two-storey dwelling with gable ends to both its front and rear elevations and a white rendered exterior.  The dwelling is set off both flank boundaries and there is an existing detached garage located adjacent to the boundary with No. 67 (there is no No. 69).  There is an existing side dormer window in the flank elevation facing No. 75 (there is no No. 73) and there are two existing side dormer windows in the flank elevation facing No. 67.  The side dormer windows are all of a flat roofed design and are clad in white timber such that they appear prominent against the dark tiled roof.
2.3
To the front of the site there is a single vehicle access and driveway which can accommodate 3 vehicles.  To the rear of the dwelling there is a low raised deck closest to the boundary with No. 75, with the remainder of the garden largely laid to lawn.  There are no significant level changes within the site or between the site and neighbouring properties.

2.4
The neighbour to the east No. 67 is a large two-storey detached dwelling which has been substantially extended at the rear and projects beyond the rear building line of the application dwelling.  There are no existing first floor flank windows facing the application site.  No. 75 to the west is a semi-detached dwelling which is set at a slight splayed angle to the application dwelling.  Whilst No. 75 does not appear to have been previously extended, its rear elevation is set beyond the rear building line of the application dwelling.

2.5
Opposite the site is the flank elevation of No. 18 Moss Close, with a separation distance of approximately 30 metres between the two dwellings.  There is one first floor flank window at No. 18 Moss Close.
3.
Description of Proposed Development
3.1
  Planning permission is sought for a two-storey side extension (replacing existing detached garage), single storey rear extension and alterations to the roof to include front and rear fenestration at second floor level and alterations to the side dormer window facing No. 75 Harefield Road.
3.2
The proposed two-storey side extension would replace the existing detached garage and would be sited closest to the flank boundary with No. 67.  It would have a width of 2.8 metres at ground and first floor levels and would extend for the full depth of the application dwelling.  It should be noted that amended plans have been submitted during the course of the application which reduce the width of the extension by 0.2 metres in order that a 1.2 metre flank to boundary spacing is maintained at first floor level.  A pitched roof is proposed over the side extension with a height of 8.1 metres, set down minimally from the main ridge.  This would result in the loss of the two existing flat roofed side dormer windows facing No. 67.  No flank openings are proposed.  To the front elevation a garage door is proposed at ground floor level with a window at first floor level above.  A window is also proposed within the first floor rear elevation.

3.3
A single storey rear extension is proposed which would extend for the full width of the original dwelling and across the rear of the proposed two-storey side extension described above.  The extension would have a depth of 4 metres.  A sloping roof is proposed with an eaves height of approximately 2.8 metres and a maximum height of approximately 3.7 metres.  Five rooflights are proposed within the sloping roof and within the rear elevation patio doors are proposed in addition to a single door and window to serve the proposed utility room.  The submitted plans indicate that the proposed side and rear extensions would be constructed in materials to match the existing dwelling.
3.4
It is proposed to insert second floor level window within the existing front and rear gable ends, these would serve a bedroom and would be designed with angled sides to reflect the shape of the gables in which they would be inserted.  It is also proposed to alter the existing side dormer window facing No. 75.  This currently has a flat roof, however, a pitched roof would be introduced and high level glazing would replace the existing larger glazing.  Additionally, the dormer would be tiled to match the host roof slope.
3.5
The existing dwelling benefits from 3 bedrooms, as extended the property would benefit from 4 bedrooms.  An integral garage would replace the existing detached garage.

4.
Consultation
4.1
Statutory   Consultation
4.1.1
 ASK   \* MERGEFORMAT National Grid – No comments received.
4.1.2
Herts & Middlesex Wildlife Trust – No comments received.
4.2
Public Consultation
4.2.1
Number consulted:
  5
No responses received: 0
4.2.2
Site Notice: Not required.
Press notice:  ASK   \* MERGEFORMAT  Not required.  
4.2.3
Summary of Responses

  None received.  
5.
Reason for Delay
5.1
  No delay.
6.
Relevant Planning Policy, Guidance and Legislation
6.1
  

  The emerging Three Rivers Local Plan – The Core Strategy was adopted on the 17 October 2011 having been through a full public participation process and Examination in Public. Relevant policies include CP1, CP9, CP10 and CP12.
6.2
Development Management Policies Local Development Document (adopted July 2013).  Relevant Policies include DM1, DM6, DM13 and Appendices 2 and 5. 

6.3
On 27 March 2012, the framework of government guidance in the form of Planning Policy Statements and Planning Policy Guidance Notes was replaced by the National Planning Policy Framework (NPPF).  The adopted policies of Three Rivers District Council reflect the content of the NPPF.

6.4
The Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and Species Regulations 2010, the Natural Environment and Rural Communities Act 2006 and the Habitat Regulations 1994 may also be relevant.

7.
Planning Analysis
7.1
  Impact on Street Scene/Character & Appearance of Area
7.2
Policy CP12 of the Core Strategy (adopted October 2011) relates to the ‘Design of Development’ and states that the Council will expect all development proposals to (for example):

(a)
Have regard to the local context and conserve or enhance the character, amenities and quality of an area.

7.3
Appendix 2 of the Development Management Policies Local Development Document (adopted July 2013) sets out design criteria for residential development that aim to ensure that alterations and extensions do not lead to a gradual deterioration in the quality of the built environment. 
7.4
The application includes a two-storey side extension.  With regards to side extensions, guidance contained within Appendix 2 of the Development Management Policies Local Development Document (adopted July 2013) states that;

“Two storey extensions may be positioned on the flank boundary provided that the first floor element is set in by a minimum of 1.2 metres”.

7.5
The original submitted plans showed the flank elevation to be sited 1 metre from the boundary; however, amended plans have been submitted during the course of the application in order that policy compliant 1.2 metre spacing at first floor level is maintained.  As amended it is considered that sufficient spacing would be maintained around the dwelling to safeguard the character and appearance of the street scene.
7.6
The proposed roof to the side extension would be hipped in away from the flank boundary.  Whilst it is noted that the existing dwelling has gable ends to the front and rear elevations, it is not considered that the proposed roof would appear prominent or out of character given that the existing flank roofs are sloped.  It is also recognised that there is significant variation within the street scene in terms of the design and style of dwellings.  It is considered a positive improvement that the two existing flat roofed side dormer windows in that elevation would be omitted.  Subject to a condition requiring materials to match it is not considered that the two-storey side extension would result in demonstrable harm to the character or appearance of the host property or wider street scene.
7.7
With regards to single storey rear extensions, Appendix 2 of the Development Management Policies Local Development Document (adopted July 2013) states that;


“Generally, the maximum depth should be 3.6 metres, or 4 metres in the case of detached dwellings…”

7.8
The proposed single storey rear extension would have a depth of 4 metres on a detached dwelling and would therefore comply with guidance contained within the Development Management Policies Local Development Document (adopted July 2013).  The rear extension would not be visible from the street and is not considered to result in demonstrable harm to the character or appearance of the host dwelling as it would be constructed in materials to match existing.  It is noted that the extension would remain of less depth than the existing development at the neighbouring property No. 67.

7.9
It is proposed to introduce second floor fenestration within the front and rear gables.  Whilst the front glazing would be visible from the street, it would match in appearance the existing fenestration and as such it is not considered that it would result in demonstrable harm to the character or appearance of the host dwelling or street scene.
7.10
The existing side dormer facing No. 75 is a large flat roofed dormer which does not contribute positively to the character or appearance of the host dwelling.  It is considered that the proposal to alter this existing dormer, introducing a pitched roof dormer tiled to match the host dwelling, would reduce the prominence of the flank dormer window and would result in an improved appearance to the dwelling and street scene.
7.11
Impact on Neighbouring Residential Amenity
7.12
Policy CP12 of the Core Strategy (adopted October 2011) advises that development will be expected to protect residential amenity.  Development Management Policies Local Development Document (adopted July 2013) comments that all developments are expected to maintain acceptable standards of privacy for both new and existing residential buildings.  Appendix 2 goes on to state that; “Extensions should not result in loss of light to the windows of neighbouring properties nor allow overlooking”.  
7.13
The proposed two-storey side extension would be located closest to the boundary with No. 67, set 1.2 metres from the boundary with this neighbour.  No. 67 has been substantially extended and projects a considerable distance beyond the rear of the application dwelling and has no existing first floor flank openings facing the application site.  No. 67 would remain of greater depth following the proposed two-storey side extension and it is therefore not considered that the side extension would result in demonstrable harm to the residential amenities of the occupiers of No. 67 through overshadowing or loss of light.  No flank openings are proposed facing No. 67 and a condition is suggested to prevent the insertion of further openings without consent.  It is recognised that the omission of the two existing flank dormer windows would represent an improvement, reducing the potential for overlooking of this neighbouring site.
7.14
As discussed above, Appendix 2 of the Development Management Policies Local Development Document (adopted July 2013) states that;


“Generally, the maximum depth should be 3.6 metres, or 4 metres in the case of detached dwellings.  This distance may be reduced if the extension would adversely affect adjoining properties or is unduly prominent”.

7.15
The proposed single storey rear extension at 4 metres depth on a detached dwelling would comply with the guidance.  The extension would be set approximately 1 metre off the boundary with No. 75 and 1.2 metres off the boundary with No. 67.  The rear extension would be of less depth than existing ground floor development at the neighbour No. 67 and as such would not adversely affect the amenities of occupiers of this property.  Whilst the neighbour to the west No. 75 has not been extended, the dwelling is set back further within the site such that its original rear building line projects beyond the rear of the application dwelling.  As such the proposed rear extension would project approximately 2.6 metres beyond the rear of No. 75.  No. 75 is splayed at a slight angle towards the application dwelling, however, both properties are set off the shared boundary and it is not considered that the single storey rear extension would result in demonstrable harm through overshadowing or loss of light.  No flank openings are proposed.

7.16
It is proposed to introduce fenestration at second floor level within the existing front and rear gable ends.  To the rear the site adjoins the rear garden boundary of No. 5 Malm Close, however, given the separation distance (over 35 metres) between the two properties it is not considered that there would be harm from overlooking.  Whilst the relationship between No. 5 Malm Close and the application dwelling is not a strictly ‘back-to back’ relationship (No. 5 Malm Close is at a splayed angle) it is noted that the separation distance would comply with guidance within Appendix 2 of the Development Management Policies Local Development Document (adopted July 2013) which indicates that;

“…as an indicative figure, 28 metres should be achieved between the faces of single or two storey buildings backing onto each other or in other circumstances where privacy needs to be achieved…”
7.17
There is an existing large flank dormer window facing No. 75 Harefield Road.  It is proposed to slightly reduce the upper mass and bulk of the dormer through the introduction of a pitched roof.  It is also proposed to reduce the extent of glazing, with the submitted plans showing only a high level opening.  The retention of a high level opening can be secured by condition.  It is considered that the proposed changes would represent an improved relationship with the neighbouring dwelling No. 75.
7.18
Highways, Parking & Access
7.19
The existing dwelling benefits from a detached garage and driveway which can accommodate 3 vehicles.  No alterations are proposed to the access or driveway; however, the detached garage would be demolished and replaced by an integral garage within the ground floor of the proposed side extension.  Amended plans submitted during the course of the application which have reduced the width of the proposed garage such that a car may not be able to be accommodated, however, as noted above 3 driveway spaces would be retained.  The extended dwelling would benefit from 4 bedrooms.

7.20
Parking requirements for residential development are set out in Appendix 5 of the Development Management Policies Local Development Document (adopted July 2013).  The requirement for a 4 bedroom dwelling is 3 spaces.  As such following the proposed extensions and notwithstanding the restricted garage width, the property would benefit from sufficient off-street parking on the driveway to meet adopted standards.
7.21
Wildlife & Biodiversity
7.22
A Local Biodiversity Checklist has been completed by the agent and submitted with the application.  The Checklist concludes that no biodiversity survey or assessment is required in this instance.  The Local Planning Authority is not aware of any records of bats (or other protected species) within the immediate area that would necessitate further surveying work being undertaken.  The application does include alterations to the existing loft space, whilst there is existing second floor accommodation served by dormer windows, it is considered appropriate to attach an informative to advise the applicant of their responsibilities should bats be found to be present during works
8.
Recommendation
8.1
That PLANNING PERMISSION BE GRANTED subject   to the following conditions:-

 ASK   \* MERGEFORMAT 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; 02; 03 received 29/07/13; 04 received 29/07/13; 05 received 29/07/13; 06 received 29/07/13.


Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM6, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013).

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 Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C4
Notwithstanding the provisions of the Town and Country (General Permitted Development) Order 1995 (or any other revoking and re-enacting that order with or without modification), no windows/dormer windows or similar openings [other than those expressly authorised by this permission] shall be constructed in the elevations or roof slopes of any part of the extension/development hereby approved.



Reason: To safeguard the residential amenities of neighbouring properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).

C5
Before the first occupation of the building/extension hereby permitted the high level windows to the dormer facing No. 75 Harefield Road shall be installed with a minimum cill height of 1.7m above the floor level of the room in which the windows are 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 Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM1 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
8.2
Informatives

I1
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 £97 per request (or £28 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.


I2
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.


I3
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) (Amendment No.2) Order 2012.


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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