
4/01008/17/FUL - NEW 3-BED DWELLING.
THE FIRS, MEGG LANE, CHIPPERFIELD, KINGS LANGLEY, WD4 9JN.
APPLICANT:  Mr & Mrs B Strawbridge.
[Case Officer - Jason Seed]

Summary

The application is recommended for approval. Whilst it is considered that the proposal 
constitutes inappropriate development in the Green Belt, it is also considered that there are 
very special circumstances to justify approval which meets with the exception provided by 
Paragraph 87 of the National Planning Policy Framework (NPPF) and in doing so, also 
complies with Policy CS5 of the Core Strategy.

Site Description 

The application site comprises a residential garden which is situated to the immediate north-
east of The Firs, Megg Lane. The garden is considered to be part of the curtilage of this 
property. 

The site is subject to the following relevant designations: CIL2, Green Belt.

Proposal

The application seeks full planning permission for the construction of a new detached 3-
bedroom dwelling.

Referral to Committee

The application is referred to the Development Control Committee due to the contrary views of 
Chipperfield Parish Council.

Planning History

4/01260/91/4 FORMATION OF SIDE DORMERS
Granted
11/10/1991

Summary of Representations

Infrastructure Officer

Herts Property Services do not have any comments to make in relation to financial contributions 
required by the Toolkit, as this development is situated within Dacorum's CIL Zone 2 and does 
not fall within any of the CIL Reg123 exclusions.  Notwithstanding this, we reserve the right to 
seek Community Infrastructure Levy contributions towards the provision of infrastructure as 
outlined in your R123 List through the appropriate channels.

Chipperfield Parish Council

Objection on grounds of green belt and not in keeping with the Chipperfield Design Statement.

Trees and Woodlands

The proposal results in the loss of 2 mature Lawson cypress and one young/mature Blue 
Cedar.  If the Blue cedar has to be removed, I recommend a replacement tree of at least 14-
16 cm diameter at 1.5 m above ground level elsewhere in the garden.  If the applicant wishes 



to retain both trees, I recommend he submits a tree survey to include a method statement for 
tree protection.  

Hillrise Cottage, Megg Lane

As long term residents of Megg Lane, and neighbours of Mr and Mrs Strawbridge, we fully 
understand the rationale underpinning the very special circumstances surrounding the 
applicant's son's disability and the planning proposal. If the grounds for granting the application 
to build are limited to these very special circumstances we have no objection. However, should 
the grounds for approval be broader than this, we strongly object as this development on green 
belt land contravenes both national and local planning policy and would set an unacceptable 
precedent.

Considerations

Policy and Principle

As the application site is situated within the Green Belt (and outside of the village boundary of 
Chipperfield), the principle of the development is assessed against the requirements of Policy 
CS5 of the Core Strategy and the NPPF.

Policy CS5 states that the Council will apply national Green Belt policy to protect the openness 
and character of the Green Belt, local distinctiveness and the physical separation of 
settlements.

Within the Green Belt, small-scale development will be permitted including building for the uses 
defined as appropriate in national policy.

Paragraph 89 of the NPPF states that local planning authorities should regard the construction 
of new buildings as inappropriate in Green Belt. A list of exceptions to this rule are provided, 
but the proposed dwelling does not meet with any of these exceptions and would therefore be 
considered ‘inappropriate development’ and harmful to the Green Belt by definition. 

Paragraph 87 of the NPPF states that such inappropriate development should not be approved 
except in very special circumstances.

Paragraph 88 continues by stating that very special circumstances will not exist unless the 
potential harm to the Green Belt by reason of inappropriateness, and any other harm, is clearly 
outweighed by other considerations.

As such, the principle of the proposed development will only be considered acceptable if very 
special circumstances are demonstrated which meet the above test.

Harm to the Green Belt

Paragraph 88 of the NPPF states that when considering any planning application, local 
planning authorities should ensure that substantial weight is given to any harm to the Green 
Belt.

Paragraph 79 states that the fundamental aim of Green Belt policy is to prevent urban sprawl 
by keeping land permanently open; the essential characteristics of Green Belts are their 
openness and their permanence.

Paragraph 80 continues by stating that the Green Belt serves five purposes:

 to check the unrestricted sprawl of large built-up areas;



 to prevent neighbouring towns merging into one another;
 to assist in safeguarding the countryside from encroachment;
 to preserve the setting and special character of historic towns; and
 to assist in urban regeneration, by encouraging the recycling of derelict and other urban 

land.

With regards to preventing urban sprawl, it is considered that the proposal is an ‘infill’ 
development. It should also be noted that Green Belt policy does specify that an exception to 
the normal Green Belt restraint is limited in-filling in villages. The construction of a dwelling in 
the position proposed between existing properties would certainly constitute infilling. However, 
although the Councils position is that in-filling in the Green Belt is only acceptable within the 
defined settlement boundary there continues to be appeals and case-law over whether infilling 
is only acceptable within defined settlement boundaries or whether the exception should be 
more widely applied.

Recent appeals indicate Inspectors have not solely used the defined village boundary as 
determinative as to whether a site falls within the village but in addition an on the ground visual 
assessment is also required as part of the assessment.

It is the Council’s position in this case that the site falls outside the confines of the village due to 
the visual separation between the development in this area and the heart of the village and 
associated services, however, it is accepted that this judgement is open to interpretation and 
currently not clear cut.      

It is considered that the location of the site / proposal within this context of its immediate 
surrounds would not result in a form of development which creates / increases sprawl. 

Whilst this site context and the numerous surrounding buildings do limit the degree to which 
openness is compromised, the current site if free of built structures and as such, it cannot be 
argued that openness is not impacted upon.

It is felt that bullet points 2,3 and 4 will not be compromised.

The proposal is not considered to assist in urban regeneration by encouraging the recycling of 
derelict and other urban land.

As such, it is considered that the demonstrable harm to the Green Belt which would result 
should the application be approved is limited to the impact on openness and failing to assist in 
urban regeneration.

Very Special Circumstances

Section 3 of the submitted Design and Access Statement puts forward the applicant’s case for 
very special circumstances.

It is stated that the applicant’s son was born with infantile post-hemorrhagic hydrocephalus, 
and as a result, is physically handicapped. The application is accompanied by a letter which 
was sent to the applicant from the Department for work and Pensions in respect of the 
applicant’s son’s chronic condition.

The letter confirms that in respect of disabled living allowance, the applicant is entitled to a 
higher rate care component for help with personal care and mobility indefinitely.

The applicant’s son was discharged from University College Hospital London on 2nd June 



2017 after further surgery for a bowel condition, from which he is recovering from slowly. 
Coupled with this, the owner of the property he is currently occupying at Crown Walk, Hemel 
Hempstead needs to terminate his contract following the death of her husband. 

The proposed dwelling would provide the applicant’s son with a home for life which would also 
provide sufficiently for his carers at a time when the provision of affordable homes and ongoing 
financial support for disabled people is uncertain, whilst maintaining a degree of independent 
living under the watch of his family who will remain living in The Firs.

The Case Officer had questioned the applicant regarding the need for a three bedroom 
property to serve the needs of the applicant’s son. The Agent has confirmed that the applicant’s 
son needs not one but two live-in carers who both require a bedroom and a bathroom. That is 
not because they have excessive needs but because the demands of the care call for the 
carers to have their own independent space to retire to, in effect bedsitting rooms and decent 
bathrooms. 

The proposals have been designed with a good level of space standards in the ground floor of 
the proposals for mobility reasons, but also within the upper floor in interests of the comfort, 
convenience and independence of the carers. The design has the upper floor accommodation 
in the roof space, maintaining the appearance of a low profile chalet bungalow which carefully 
balances the scale with the particular need, maintaining a modest external appearance. The 
overall objective is to avoid putting carers in a small single bedroom as an overnight stop-over 
as the applicant’s son’s needs present a very challenging care plan, and in order to maintain 
the right team, the applicants have to be able to create the right package for now and into the 
future.

It is considered that these circumstances are considered to be ‘very special’ and as such, meet 
with the requirements of the NPPF and in turn, Policy CS5 of the Core Strategy.
  
To ensure that these very special circumstances are secured, it is necessary to ensure that the 
occupancy of the dwelling is restricted specifically to the applicant’s son and his immediate, 
direct and registered carers. It is considered that this matter can be adequately addressed 
through the agreement of a Unilateral Undertaking, to be submitted to and approved by the 
Council prior to the granting of planning permission.

Building Design and Materials

The proposed dwelling is considered to be of simple yet aesthetically acceptable design. The 
front elevation contains gable end walls which are considered to draw upon examples which 
are evident within the surrounding area. The gables / elevations are staggered which break-
down the built form and provide visual interest when viewed from the street scene.

Hipped roofs are provided which minimise the overall scale of the proposal whilst ensuring that 
habitable accommodation at first floor level is achievable. 

The use of brick, timber cladding and slate roof draws upon the palate which is evident within 
the local area and ensures that the proposal assimilates into the street scene.

However. it is noted that Chipperfield Parish Council have objected to the proposals because, 
in addition to Green Belt grounds, state that they consider that the proposal is not in keeping 
with the Chipperfield Design Statement (which was adopted by the Council as a 
Supplementary Planning guidance on 19th December 2001). It is considered that whilst some 
materials details have been provided, a condition requiring further details in this respect will 
provide an opportunity to secure an appropriate and high quality finish which will ensure that 
the proposal assimilates into the street scene. 



Impact on Street Scene

The proposed dwelling will be visible when viewed from Megg Lane. The properties within the 
immediate surrounding area comprise a mix of architectural styles / scales and as a result, the 
street scene is varied.

The proposed chalet bungalow is of a scale which is comparable with a number of others within 
the local area and in some cases, comparatively smaller. This results in a dwelling which 
integrates into the streetscape character in accordance with Policy CS12 of the Core Strategy. 

Impact on Trees and Landscaping

At present, the site benefits from substantial vegetative screening on its north-eastern side and 
contains 2 mature Lawson Cypress and one young/mature Blue Cedar. The Lawson Cypress 
will have to be removed to accommodate the new drive and the Blue Cedar will be close 
(approx.. 1 m away) from the proposed dwelling.

The Council’s Trees and Woodlands Officer has been consulted on the application and has 
stated that both trees have good amenity value and merit retention. 

It is noted that none of the trees at the site are covered by protection orders. However, the 
application provides an opportunity to secure tree planting and further landscaping provision at 
the site which would result in an enhanced landscape setting. As such, it is considered that the 
proposal is acceptable with regards to impact on trees and landscaping. 

Access and Impact on Highway Safety

The proposal requires the creation of a new pedestrian / vehicular access to be created off of 
Megg Lane as illustrated by the proposed Site Plan.

The Highway Authority has been consulted on the application and has not responded. 
However, this section of Megg Lane does not appear as an ‘adopted’ road on the Gazetteer of 
Hertfordshire Roads. ‘Unadopted’ roads are those roads not maintained by the Highway 
Authority as defined by Highways Act 1980. As such, an assessment of the suitability of that 
which is proposed has been undertaken by the Case Officer.
Paragraph 32 of the NPPF which states that development should only be prevented or refused 
on transport grounds where the residual cumulative impacts of development are severe.

The principle of using this section of Megg Lane as an access road is considered acceptable as 
a number of other residential properties utilise this road.

Given the low frequency of anticipated vehicular movements associated with the proposal and 
a condition which ensures that adequate visibility splays can be provided, it is considered safe 
and satisfactory means of access for the new dwelling can be provided which meets with the 
tests set out within the NPPF.

Parking

As previously stated, the proposal includes a new vehicle crossover from Megg Lane. There 
will be a new drive and parking for 3 cars to be located at the front of the dwelling provided 
adjacent to this new access. 

The site is situated within Zone 4 as defined by the Accessibility Zones for Application of Car 
Parking Standards Supplementary Planning Guidance (SPG).

Saved Appendix 5 of the Dacorum Borough Local Plan (DBLP) provides the Council’s 



maximum parking standards.

The Appendix states that for 3 bedroom properties within Zone 4, a maximum of 2.25 spaces 
should be provided. Whilst it is acknowledged that the proposed development exceeds this 
figure by 0.75, it is considered that a degree of flexibility should be applied in this regard to 
accommodate any potential on-site parking needs which may arise as a result of the applicant’s 
son’s condition and also acknowledges that both on-site carers are likely to be unrelated and 
requiring separate vehicles. 

Impact on Neighbours

The proposal site is situated adjacent to the existing property (The Firs) to the south-west, 
Merrydown to the south-east and Pippins to the north.

Given the scale of the proposal property and it’s ‘chalet-style’ design, the upper floor windows 
are limited to a ‘Velux’ style which minimise the degree of overlooking which can result and it is 
recommended that further details of the openings of these windows is secured via planning 
condition to ensure that their openings do not result in an unacceptable degree of possible 
mutual overlooking between the proposed dwelling and those within the surrounding area. 

It is also noted that the majority of the proposed rooflights will serve bathrooms so details of 
their obscuration will also be required. 

Impact on Existing Dwelling

Whilst the proposal site is considered to be a garden area related to The Firs, this area is 
located to the side (east) of the existing dwellinghouse. A rear garden depth of approx. 20m 
currently exists and will be retained.

Amenity Provision

Saved Appendix 3 of the DBLP states that all residential development is required to provide 
private open space for use by residents whether the development be houses or flats. Private 
gardens should normally be positioned to the rear of the dwelling and have an average 
minimum depth of 11.5 m.

The proposed Site Plan illustrates that a rear garden depth of approximately 10m is to be 
provided beyond the retaining wall. It is considered that the area to be provided within the 
retain wall, in combination with this 10m provision, is satisfactory.

Flood Risk

The site is situated within Flood Zone 1 and as such, has a low probability of flooding. As such, 
flood risk does not represent a constraint on the development.

Sustainability

Whilst no CS29 Checklist has been provided with the application, the submitted Design and 
Access Statement states that the building fabric will have high standards of insulation, heating 
efficiency and a low carbon footprint. South-facing solar panels are also provided.

It is considered that the above measures are acceptable and matters of sustainability will be 
further assessed through the Building Control process.

Refuse



Policy CS29 states that new development should normally provide on-site recycling facilities for 
waste.

The applicant’s Design and Access Statement states that waste storage and collection service 
access is at the side passage for wheeled containers to be brought forward to the front of the 
building on collections day.

Whilst the storage area is not specifically indicated on the proposed Site Plan, it is considered 
that there is sufficient space within the site to provide such an area and the matter will be 
further considered through the Building Control process.

No further details are requested through planning condition as conditions requiring compliance 
with other regulatory regimes will not meet the test of necessity (Planning Practice Guidance - 
Paragraph: 005 Reference ID: 21a-005-20140306).

Community Infrastructure Levy

Policy CS35 states that all development will provide or contribute to the provision of the on-site, 
local and strategic infrastructure required to support the development.

The site is situated within Charging Area 2 as defined by the Community Infrastructure Levy 
Charging Schedule. As such, residential development within this area is chargeable at a rate of 
£150 per square metre although exemptions in respect of payment may be available to the 
applicant. 

Conclusions

The application seeks full planning permission for the construction of a three bedroom 
detached dwellinghouse within the residential garden of The Firs, Megg Lane.

The application is considered to constitute inappropriate development in the Green Belt, where 
in order to meet with Green Belt policy contained within the NPPF and Core Strategy Policy 
CS5, very special circumstances will need to be demonstrated which clearly outweigh the harm 
to the Green Belt.

It is considered that the harm to the Green Belt is the proposal’s impact on openness and 
failure to assist in urban regeneration by encouraging the recycling of derelict and other urban 
land.

However, the applicant’s personal circumstances and related needs, as detailed within this 
report, are considered to clearly outweigh the harm to the Green Belt which would result. The 
occupancy of the dwelling will be limited to the applicant’s son and direct, registered carers and 
this will be secured through a legal agreement.

The proposed dwelling is of a design which enables it to assimilate into the street scene whilst 
providing sufficiently in respect of parking and amenity space and will not adversely impact 
upon surrounding properties.

As such, it is considered that the proposal complies with the National Planning Policy 
Framework and local planning policy environment and is therefore recommended for 
conditional approval, subject to the receipt of a satisfactory unilateral undertaking.

RECOMMENDATION -  That planning permission be GRANTED for the reasons referred to 



above and subject to the following conditions: 

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

Reason:  To comply with the requirements of Section 91 (1) of the Town and 
Country Planning Act 1990 as amended by Section 51 (1) of the Planning and 
Compulsory Purchase Act 2004.

2 The development hereby permitted shall be carried out in accordance with the 
following approved plans/documents:

11081-L-00-LP
11081-SK-00-01A
11081-SK-00-02B
11081-SK-00-03A
11081-SK-00-04A
DESIGN AND ACCESS STATEMENT

Reason: For the avoidance of doubt and in the interests of proper planning.

3 Prior to development commencing (excluding groundworks), details of the 
materials to be used in the construction of the external surfaces of the 
development hereby permitted have been submitted and approved in writing by 
the local planning authority.  Development shall be carried out in accordance 
with the approved details.  Please do not send materials to the council offices.  
High-resolution photographs of the samples should be provided.

Reason:  To ensure a satisfactory appearance to the development in accordance 
with Policy CS12 of the Core Strategy.

3 Prior to first occupation of the dwelling hereby approved, a plan which 
illustrates sufficient visibility splays for the access to the new dwelling shall be 
submitted to and approved in writing by the Council.

Reason:  In the interests of highway safety in accordance with Policies CS8, CS9 
and CS12 of the Core Strategy and Saved Policy 51 of the Dacorum Borough Local 
Plan.

5 Prior to the first occupation of the development hereby approved, details of all 
Velux window openings and glazing obscuration shall be submitted to and 
approved by the Local Planning Authority. Following approval, the windows 
shall be retained as approved for the lifetime of the development.

Reason: To ensure that occupier and neighbouring privacy and amenity is 
maintained in accordance with Policy CS12 of the Core Strategy.

6 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (As Amended)  (or any Order amending or 
re-enacting that Order with or without modification) no development falling 
within the following classes of the Order shall be carried out without the prior 
written approval of the local planning authority:

Schedule 2 Part 1 Classes A, B, C, D, E and F.



Part 2 Classes A, B and C.
Part 3 Class L.

Reason:  To enable the local planning authority to retain control over the 
development in the interests of safeguarding the residential and visual amenity of the 
locality and the openness of the Green Belt and to ensure that the property is 
retained with regards to the very special circumstances which have been provided in 
accordance with the National Planning Policy Framework, Policies CS5 and CS12 of 
the Core Strategy and Saved Appendix 3 of the Dacorum Borough Local Plan.

ARTICLE 35 STATEMENT

Planning permission has been granted for this proposal. The Council acted pro-
actively through early engagement with the applicant at the pre-application stage 
which lead to improvements to the scheme. The Council has therefore acted pro-
actively in line with the requirements of the Framework (paragraphs 186 and 187) 
and in accordance with the Town and Country Planning (Development Management 
Procedure) (England) (Amendment No. 2) Order 2015.  


