
6. APPEALS UPDATE

A.              LODGED

4/01108/18/FHA Wyatt
NEW OUTBUILDING FOR GARAGING, STORE AND HOBBY 
ROOM
ANDROS, DUCKMORE LANE, TRING, HP23 6JP
View online application

4/01826/18/FHA McCarron
LOFT CONVERSION, VELUX ROOF WINDOW TO FRONT 
ELEVATION, TWO DORMER WINDOWS TO REAR 
ELEVATION.
36 CHARLES STREET, BERKHAMSTED, HP4 3DH
View online application

B.              WITHDRAWN

None

C.              FORTHCOMING INQUIRIES

4/00091/18/ENA Peters
APPEAL AGAINST ENFORCEMENT NOTICE - COMMERCIAL 
USE OF LAND AND METAL FRAMED BUILDING
LAND ADJ. TWO BAYS, LONG LANE, BOVINGDON, HP3 ONE
View online application

D.              FORTHCOMING HEARINGS

None

E.              DISMISSED

4/00327/18/FHA Mr D Brown

http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=225540
http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=226259
http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=224516


TWO STOREY AND SINGLE STOREY REAR EXTENSION
APRIL COTTAGE, WATER END ROAD, POTTEN END, 
BERKHAMSTED, HP4 2SG
View online application

 The main issues in this appeal are: 
a) The effect of the proposal on the living conditions of the adjoining neighbours at 
Jasmine Cottage, with particular regard to loss of outlook, and 
b) The effect of the proposal on the character and appearance of the existing property 
and on the local area. 

As a result of its small plot and limited rear garden area, I consider that the proposed 
extension, given its depth and height, would be visually overbearing for the immediate 
neighbours at Jasmine Cottage. The solid massing of the two storey development would 
also have a harmful enclosing effect for the neighbours. The harmful effect on their living 
conditions would be both from within their small rear garden area as well as from the 
rooms with rear facing windows, particularly the room at ground floor level. 

I have noted that the adjoining neighbours did not object to the proposal but the 
ownership of a property can change over time and my assessment is based on the 
planning merits of the proposals and in this regard the living conditions of both existing 
and future neighbours. 

Issue b) Character and Appearance 
Although I have noted the Council's concerns that the design would be overly 
complicated, I consider that it would add visual interest to the simplicity of the existing 
building and its semi-detached pair. Furthermore its modest scale, particularly in terms of 
overall depth and varying width as well as the lower roof would all combine to ensure that 
the proposal would be a subservient addition to the existing house and its plot and would 
not detract from its character and appearance. 

The proposal would be seen in views from the side road, Browns Spring, but given my 
findings above I do not consider that it would appear visually intrusive in the street scene 
but would respect the varied character and appearance of the local area. 

Permitted development rights were removed at the time of granting the original 
permission for the property. I have taken into account the Appellant's contention that 
much of the extension could be undertaken under permitted development rights were 
they still in place. However, there is no dispute that permission is required for the 
proposed extension and I have considered it on its planning merits. 

Conclusion 
14. I have found that the proposal would not harm the character and appearance of the 
existing property and of the local area. However my conclusion under this issue does not 
outweigh the harm I have concluded to the living conditions of the immediate neighbours, 
with particular regard to loss of outlook. 

4/00523/18/FHA Mrs Green
TWO STOREY SIDE EXTENSION

http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=224752


WINTER COTTAGE, BELL LANE, NORTHCHURCH, 
BERKHAMSTED, HP4 3RD
View online application

The main issue in this appeal is the effect of the proposal on the character and 
appearance of the existing property and on the Northchurch Conservation Area, 
including the setting of nearby listed buildings.

Although of similar scale, the appeal property and the attached cottage have a different 
pattern of fenestration and the appeal property has single storey accommodation to the 
rear, together with different siting within their respective plots. The proposal would add to 
the width of built development at the appeal property. However, given the existing 
differences between the two, I do not agree with the Council's specific concern that the 
proposal would detract from the symmetry of the cottages, and as a result detract from 
the character and appearance of the local area.  

There would be some remaining open space to the side frontage to Bell Lane, but given 
the modest size of the plot I consider that the proposed width of the proposed side 
addition over two storeys would detract from the existing open space to the side and the 
contribution that this makes to the street scene, particular given the tight form of the 
cottages on the opposite side of Bell Lane, which are built up to the street frontage. 

The building line of the existing side elevation of the appeal property together with the 
single storey extension to the rear is also broadly respected by the cottages to the 
immediate rear. This siting and the side garden to the appeal property allows filtered 
views up Bell Lane from the High Street and balances the cottages on the other side 
which are tightly grouped around the corner of the junction. Given the width of the 
proposed side addition the existing open space would be closed down, resulting in a 
cramped appearance. This would in my view detract from the relationship between the 
existing buildings as well as the street scene composition around this junction. 

I therefore conclude that the proposal would harm the significance of the designated 
heritage asset and would therefore not preserve the character or appearance of the 
Northchurch Conservation Area. For the same reasons, I also find that the proposals 
would not preserve the setting of the listed buildings on the opposite corner of Bell Lane 
with the High Street. 

The Appellant has offered a condition regarding landscaping in order to further conceal 
and filter views of the proposed extension from the public realm. However, this would not 
overcome my principal concerns as set out above. 

I have sympathy with the personal reasons for seeking the proposed extension but they 
do not outweigh the harm I have

4/03039/17/FUL Mr Alland
DEMOLITION OF PIGSTY YARD AND STORAGE BARN. 
CONSTRUCTION OF NEW BUILDING FOR STORAGE OF 
GARDEN MACHINERY AND WORKSHOP, GREENHOUSE, 
PLANTING ROOM, POTTING SHED, HOME BREWERY AND 
STORE, CREATIVE STUDIO/HOBBY ROOM AND W/C .

http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=224950


BAG END, HOGPITS BOTTOM, FLAUNDEN, HEMEL 
HEMPSTEAD, HP3 0PX
View online application

The proposal would involve the demolition of an existing pigsty yard and storage barn 
and the construction of a new outbuilding comprising of a garden machinery store and 
workshop, greenhouse planting room and potting shed, home brewery and store, 
creative studio/hobby room and w/c at the rear of the site.
Although the extension or alteration of a building is listed as acceptable in the Green 
Belt, new separate buildings within the garden area of a dwelling are not. Given the 
proposed separation distance and relationship with the dwelling, I consider that this 
proposal would represent a distinctly separate structure and cannot reasonably be 
considered as an extension or alteration to the main house. Consequently, the proposal 
would constitute inappropriate development in the Green Belt that is, by definition, 
harmful to the Green Belt and should not be permitted except in very special 
circumstances. Substantial weight is attached to this harm. 
The proposed building, by virtue of its scale, height and design, would result in an 
increase in the built form in the area which would compromise the sense of openness 
and would fail to keep the land permanently open.
I note the Council's approach in accordance with local and national guidance makes it 
clear that the impact of a development on protected species should be considered as 
part of an planning application, otherwise all relevant material considerations may not 
have been addressed in making the decision. In the absence of the protected species 
survey work and any convincing evidence to the contrary, there is a potential that the 
proposal could impact on protected species interest on the site.
No PD rights are currently available until the new dwelling has been substantially 
completed, which does not apply here.

I have concluded that the proposal would be inappropriate development and would 
therefore, by definition, be harmful to the Green Belt. I have concluded that the proposal 
would harm the openness of the Green Belt. Paragraph 144 of the revised Framework 
states that substantial weight should be given to any harm to the Green Belt. I have 
concluded the proposal would cause potential harm to the protected species on the site 
to which I attach significant weight.
Having considered all of the matters raised in support of the development, I conclude 
that, collectively, they do not outweigh the totality of the harm I have identified in relation 
to the Green Belt. I am not satisfied that any material considerations have been put 
forward of sufficient weight to outweigh the very strong public interest in protecting the 
Green Belt from inappropriate development. Accordingly, very special circumstances do 
not exist and the development would be contrary to CS Policy CS5 and the revised 
Framework.

4/03283/16/MFA Grace Mews LLC
DEMOLITION OF EXISTING BUILDINGS AND CONSTRUCTION 
OF 31  RETIREMENT APARTMENTS AND ANCILLARY 
FACILITIES INCLUDING COMMUNAL LOUNGES, GUEST 
ACCOMMODATION AND STAFF OFFICES WITH ASSOCIATED 
ACCESS, PARKING,SERVICING AND AMENITY SPACE.
SITE AT JUNCTION OF BROOK STREET AND MORTIMER 
HILL, TRING, HP23 5EE

http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=224123


View online application

1. The appeal is dismissed. 

Procedural Matter 

2. Since the appeal was submitted, the revised National Planning Policy Framework (July 
2018) has been published. Both parties have had the opportunity to comment on the new 
document and I have taken the comments received into consideration. 

Main Issue 

3. The main issue is the effect of the development on the character and appearance of 
the area. 

Reasons 

Character and Appearance 

4. The appeal site is located on the junction of Brook Street and Mortimer Hill in Tring 
and currently comprises a Petrol Filling Station (PFS) and car wash and a car garage, 
the Market Auto Centre. A car park is currently situated to the rear of and above the PFS. 
The site is located in proximity to the town centre. The area is characterised by a mix of 
uses with a number of residential dwellings, as well as a small museum, market 
buildings, commercial premises and a public house. The land levels rise from the site 
towards Mortimer Hill and Nursery Gardens.
 5. The proposed development would involve the demolition of the existing buildings on 
the site and would replace them with 31 retirement apartments, associated parking, 
vehicular and pedestrian accesses and landscaping and communal garden areas. 

6. The proposed development would introduce a building comprising varied heights, with 
the main element set on the corner of Brook Street and Mortimer Hill being four storeys 
in height, utilising rooms in the roof space, and the remaining parts of the building being 
set down at three storeys, with a two storey central element. The land levels adjoining 
the site are raised to a reasonably significant extent, with the adjacent dwellings on 
Brook Street set up on a high grassed bank, and the Nursery Gardens and Mortimer Hill 
properties set above the existing building and car park. 

7. Nevertheless, when viewed from Brook Street from the roundabout, the proposed 
development would appear substantial on the junction. I acknowledge that the existing 
building presents its tallest element on this junction and that therefore the proposed 
development reflects the existing arrangement to a degree. However, the overall height, 
scale and density of the proposed development would introduce a larger overall built 
form than the existing buildings that would appear dominant and bulky in this prominent 
location. 

8. The proposed development has been designed to reflect the ridge heights of the 
existing properties on Brook Street, located to the north of the site. Whilst the 
development would retain the height of the Brook Street properties, it would be of a 
larger overall scale given the absence of the grassed bank in this location. The 
development would therefore present a building ranging from two to four storeys fronting 

http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=220824


onto Brook Street which would be out of keeping with the adjacent modest two storey 
properties set up on the bank and would not be sufficiently visually mitigated by the 
inclusion of the two storey element which breaks up the larger primary elements. 

9. The design and proportions of the proposed development have been informed by the 
buildings along High Street, which represent attractive contributors to the main town 
area. I acknowledge that the proposed building, taken in isolation, results in an 
improvement over the existing flat roofed, commercial PFS and business. Nevertheless, 
when viewed in the wider context, the existing buildings in the surrounding area are 
predominantly modest in scale and simple in their designs. 

10. Whilst there is variety in the visual characteristics of the surrounding properties, the 
proposed development would, as a result of its design and overall scale, present a 
dominant development which would be out of character with the modest and relatively 
simple forms of buildings found along Brook Street, Mortimer Hill and Nursery Gardens. I 
acknowledge the influences that have been taken from the High Street buildings, 
however the appeal site is somewhat detached from High Street and as such the 
proposed development is incongruous within this part of Tring. 

11. The proposed building would remove a significant amount of hardstanding from the 
appeal site and would introduce landscaping to the front and rear of the site. The 
development would also set the building back in line with the adjacent dwellings on 
Brook Street and realign the elevation along Mortimer Hill. Whilst this would be a visual 
improvement and the landscaping would serve to soften the overall appearance of the 
building, it would not sufficiently mitigate the visual impact resulting from the overall 
height and scale of the proposed building. 

12. Accordingly, whilst I acknowledge the amount of time taken to amend and develop 
the proposal, I find that it fails to comply with Saved Policy 111 of the Dacorum Borough 
Local Plan 1991 – 2011 (2004) which permits buildings up to three storeys in towns 
providing that they harmonise with the character of the surrounding area, and states that 
higher buildings may be permitted provided there is no harm to the character of the area 
and the site's surroundings. The Appellant raised concerns over the relevance of this 
Policy given the date of its adoption, however I consider that it remains in accordance 
with the aims of the National Planning Policy Framework in that it seeks to ensure that 
new development is in keeping with its surroundings. 

13. The proposed development also fails to comply with Policies CS4, CS11 and CS12 
of the Dacorum Local Planning Framework Core Strategy (2013). These collectively seek 
to achieve appropriate residential development and ensure that new developments 
respect the typical densities, integrate with the streetscape character and respect 
adjoining properties in terms of the scale, height and bulk, amongst other things. These 
aims reflect the aspirations of Section 12 of the National Planning Policy Framework. 

Other Matters 

14. The appeal site is located in proximity to the Tring Conservation Area, the boundary 
of which runs along the opposite side of Brook Street, and a Listed Building, the Robin 
Hood Public House. The existing buildings do not make a positive contribution to the 
visual integrity of the adjacent Conservation Area and the Council raised no concerns in 
relation to the impact on the nearby designated heritage assets. I have no evidence 
before me that would lead me to conclude differently from this view and accordingly the 



character of the Conservation Area would not be harmed. Nevertheless, this does not 
alter my view regarding the harm to the overall character and appearance of the area for 
the above reasons. 

15. The proposed development would provide a number of benefits. Namely, the 
provision of housing for the over 55s, the provision and retention of a source of 
employment, an improved design over the existing PFS, which does not represent a 
positive visual contributor, and the introduction of landscaping. The development would 
utilise previously developed land in proximity to a number of facilities and services. 
However, collectively these benefits fail to outweigh the harm caused to the character 
and appearance of the area as a result of the overall height, scale and dominance of the 
proposed development. 

16. There have been a large number of representations received from local residents in 
relation to the proposal, at both application and appeal stage. A number of the local 
objections received raised concerns over the parking provision and road safety of the 
development. Brook Street is a main road which connects Tring to the wider settlements 
and as such it was reasonably busy at the times I visited the site. There was little on 
street parking on Brook Street itself and there is a large public car park opposite, The 
Forge, which provides a link through to the town and High Street. There was evidence of 
on-street parking along Mortimer Hill and Nursery Gardens and yellow line road markings 
were in place around the junctions. 
 17. The proposed development would close off the existing accesses, namely the 
accesses to the existing businesses off Brook Street and the car park access via 
Mortimer Hill, and would replace these with one central vehicular access plus pedestrian 
accesses onto Brook Street. The Council have raised no concerns over the level of 
parking provided or the safety of the accesses, or the use of the nearby junction. I 
understand that at different times of the day, and in term time, the level of on street 
parking and traffic levels may vary. However I have no evidence before me to 
demonstrate that the proposed development would be harmful to highway safety in terms 
of access and traffic movement, or as a result of the amount of parking that would be 
provided. I have had regard to the level of vehicular movements into and out of the site at 
present and have no reason to find that this would be exacerbated as a result of the 
development. 

18. A large number of local objections were received concerning the impact on adjoining 
residents and during my site visit I visited one of the neighbouring properties set to the 
rear on Nursery Gardens. The properties on Nursery Gardens are set higher than the 
existing buildings and sit above the site, with their rear gardens backing onto the appeal 
site. I acknowledge that the outlook from these properties would change, in some cases 
considerably, resulting in the obscuring of views across Brook Street and towards the 
main town itself. However, I have had regard to the Appellant's evidence demonstrating 
that there would be ample separation distances from the rear windows and French doors 
of the proposed development to avoid unacceptable levels of overlooking and loss of 
privacy. Aside from one window which would be obscure glazed and could be controlled 
by condition. Accordingly I do not find that there would be a significant level of harm in 
terms of overlooking and loss of privacy. 

19. The Council raised concerns over the scale of the proposed development in terms of 
having an overbearing effect on the occupiers of the dwellings on Nursery Gardens. 
Again, I acknowledge that the outlook from the rear of these properties would change as 
a result of the development, however I have had regard to the boundary treatments, the 



separation distances, the land levels and the lowered elements of the proposed building 
and I find that, despite the change in outlook the development would not be unduly 
overbearing on nearby occupiers. 

20. The objections received also raised concerns over the loss of the PFS, ATM and car 
garage business. It was clear during my site visit that the PFS was well used and there 
appeared to be a steady amount of visitors to the site. Whilst the development would 
result in the loss of an ATM I noted that there were alternative ATMs available at the 
nearby Tesco store. This store does not provide Petrol facilities however, but I have had 
regard to the nearby garages available within reasonable distances from Tring. 
Accordingly, I therefore find that the loss of the PFS would not be unacceptable. 

Conclusion 

21. For the reasons given above the proposed development would harm the character 
and appearance of the area, contrary to the development plan policies. I therefore 
conclude that the appeal should be dismissed. 

F.              ALLOWED

None


