APPEALS UPDATE

A. LODGED

4/00069/16/FUL  BRAYBEECH HOMES LTD
CONSTRUCTION OF SIX FOUR BED DWELLINGS
LAND REAR OF 27-33 GROVE ROAD, TRING
View online application

4/01629/16/OUT  SWIERK
OUTLINE APPLICATION FOR THE DEMOLITION OF THE EXISTING
DWELLING (11 COVERT CLOSE) AND THE DEVELOPMENT OF A BLOCK
CONTAINING 6 FLATS (4 X 2-BEDROOM, 2 X 3-BEDROOM) PLUS PARKING
AND COMMUNAL AMENITY SPACE.
THE CHILTERNS, 11 COVERT CLOSE, NORTHCHURCH, BERKHAMSTED,
HP4 3SR
View online application

4/04008/15/FUL MR & MRS M GLASSER
CONSTRUCTION OF NEW DWELLING ADJOINING EXISTING MOTOR
HOUSE (REVISED SCHEME)
THE OLD COWHOUSE, 7 TRING ROAD, WILSTONE, TRING, HP234NU
View online application

B. WITHDRAWN

None

C. FORTHCOMING INQUIRIES

4/00488/16/ENA MR A MATHERS
APPEAL AGAINST ENFORCEMENT NOTICE, CONVERSION OF ONE
DWELLINGHOUSE TO SEVEN FLATS
1 AIREDALE, HEMEL HEMPSTEAD, HP2 5TP
View online application

4/02187/15/FUL CASH
CHANGE OF USE OF LAND TO A RESIDENTIAL CARAVAN SITE FOR 8
GYPSY FAMILIES - EACH WITH TWO CARAVANS WITH CONSTRUCTION
OF A UTILITY BUILDING AND ASSOCIATED HARD STANDING.
LAND WEST OF THE BOBSLEIGH HOTEL, HEMPSTEAD ROAD,
BOVINGDON, HEMEL HEMPSTEAD, HP3
View online application


http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=217581
http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=219159
http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=217401
http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=218008
http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=215561

4/02222/16/ENA  RUSS
CHANGE OF USE FROM ANCILLARY PARKING TO CAR SALES / CAR
WASH.
LAND OPPOSITE 127 HEMPSTEAD ROAD, WD4 8AL
View online application

D. FORTHCOMING HEARINGS

None

E. DISMISSED

4/00538/16/FHA Mr S Thomas
GROUND FLOOR SIDE EXTENSION
8A THE GREEN, POTTEN END, BERKHAMSTED, HP4 2QH
View online application

The main issue is the effect of the single storey extension on the appearance of the parent building,
the character of the street scene and the setting of the adjoining conservation area.

The Inspector considered that the proposed single storey front / side extension to the bungalow
would result in a complicated and uncoordinated front elevation which would result in the front
elevation appearing confused and out of balance. Whilst accepting that the bungalow has no great
architectural value, nevertheless he considered that the appeal property, by virtue of standing in a
relatively wide plot and being the only bungalow on this side of The Green is a distinctive part of the
street scene. As a consequence he was satisfied that the proposed change in its appearance has the
potential to harm both the street scene and, most importantly, the setting of the conservation area.
He noted that the high hedge to the frontage would screen the extension from both the street scene
and the conservation area but that it could not be relied upon as a permanent feature and a condition
requiring its retention would be neither reasonable or enforceable.

4/03464/15/FUL Rivergate Homes Limited
CONSTRUCTION OF ONE 3-BED DWELLING
LAND REAR OF 126-132 GEORGE STREET, BERKHAMSTED,
HP4 2EJ
View online application

Decision

1. The appeal is dismissed.

Main Issues

2. From all the representations submitted, and my inspection of the site, the main issues are:

(i) The impact on the living conditions of the occupiers of the neighbouring properties with particular
regards to the loss of light, outlook and privacy,

(i) The effect of the development on highway safety, and

(iii) The effect of the development on the character and appearance of the area including the
Berkhamsted Conservation Area.


http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=219753
http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=218058
http://www.dacorum.gov.uk/planonline/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=216895

Reasons

Living conditions of the occupiers of the neighbouring properties

3. The appeal site is located in the rear gardens of 126-132 George Street (Nos. 126-132) within the
Berkhamsted Conservation Area (the CA).

4. Policy CS12 of the Dacorum Core Strategy 2013 (the Core Strategy) seeks to ensure that
development demonstrates a high quality design that protect the amenity of neighbouring properties
by avoiding visual intrusion, loss of daylight, sunlight and privacy.

5. The proposed two storey dwelling would be located about 7.5m from the main living room and
bedroom windows on the front elevation of the properties at 1 and 2 William Street (Nos. 1 and 2)
directly opposite the appeal site. The Council have no set separation standards in this situation.

6. The properties at Nos. 1 and 2 currently have uninterrupted views over the gardens at the rear of
the properties on George Street that provides space and light between the properties. Evidence
provided by local residents shows that the 25 degree line from the mid-point of ground level windows
of Nos. 1 and 2 would be breached.

7. The appellant argues that a similar relationship already exists between the existing properties
along William Street. | viewed the appeal site from inside Nos. 1 and 2 and | am not persuaded by
the appellant's arguments. While | accept that the 25 degree assessment is only guidance, given the
modest size of the windows at Nos. 1 and 2, the height of the proposed dwelling, the distance
between the properties and the orientation of the buildings, the proposed dwelling would dominate
the views from the rooms severely restricting the outlook and available light for these windows. This
would reduce the amount of daylight and, to a more limited extent, sunlight reaching the main
habitable rooms at Nos. 1 and 2, and introduce a dominant and enclosing structure in close
proximity.

8. | consider, however, that the distance involved and the relationship between proposed and
existing properties would be sufficient to ensure that an acceptable level of privacy would be
maintained for the occupiers of the neighbouring properties.

9. Notwithstanding that | find no harm as regards privacy, | conclude that the proposed dwelling
would cause harm to the living conditions of the occupiers of the neighbouring properties with regard
to outlook and light. It would, therefore, be contrary to Policy CS12 of the Core Strategy for the
reasons set out above.

Effect of the development on highway safety

10. Policy CS12 of the Core Strategy seeks to ensure that new development proposals provide a
safe and satisfactory means of access for all users and provide sufficient parking.

11. William Street is a short unmade road with width of approximately 3m, bounded by grass verges,
with no parking restrictions and no footpath provision. It is evident from my site visit (which took place
on a weekday morning) that there is very limited off-street parking in the area with parking on both
sides of William Street and George Street.

12. The proposed dwelling would be served by two tandem car parking spaces of limited width. | note
the appellant's and Council's comments that the number of spaces would be in accordance with the
Council's residential car parking guidelines for the proposed dwelling. However, the access
arrangements and turning area for the parking spaces would be restricted by the width of the road
and the unrestricted on road parking in the immediate vicinity of the appeal site. No swept path
analysis or other similar evidence has been submitted by the appellant to show that the car parking
spaces for the proposed dwelling would work in such restricted circumstances.

13. No. 132 George Street currently has two parking spaces, comprising a single prefabricated
garage and concrete hard standing alongside it. The proposal would effectively provide only one
replacement off-street parking space for No. 132. The new access for this parking space would
potentially result in the loss of further off-street parking along William Street. Overall, | consider that
the increased pressure on, and loss of off-street parking in this instance, is not considered to be
acceptable.

14. Paragraph 32 of the National Planning Policy Framework (the Framework) states that decisions
should only be prevented or refused on transport grounds where the residual impacts of
development are severe. In view of the scale of development and the evidence before me, it is
evident that the impact of the development on highway efficiency would not be severe. However,
paragraphs 32 and 35 of the Framework go on to state that decisions should also take into account
whether safe and suitable access to the site can be achieved for all people. | consider that this
cannot be achieved in this case due to the restricted width of the road, proposed parking
arrangements and the loss of on-street parking in the area. The increased competition for scarce
spaces would be likely to result in unnecessary travel, with motorists driving around nearby



residential streets looking for available spaces and with attention diverted towards finding
somewhere to park rather than on road conditions. These factors lead me to conclude that there
would be significant harmful road safety implications arising from the proposal.

15. | note the appellant's comments about the parking arrangements and that the Council raised no
highway objections. However, | have assessed not just the numerical provision but the local
prevailing circumstances, and | consider that their findings would not outweigh the site's significant
shortcomings | have identified in this case.

16. Consequently, | conclude that the proposal would have a detrimental effect on highway safety.
The proposal would therefore be contrary to Policy CS12 of the Core Strategy for the reasons set out
above. In addition, it would not comply with paragraphs 32 and 35 of the Framework, which seeks to
ensure that a safe and suitable access to the site can be achieved for all people.

Character and appearance of the area

17. Policies CS11 and CS12 of the Core Strategy seek to ensure that new development is well
designed and integrated with the existing properties and the character of the streetscape and the
surrounding area. Policy CS27 seeks to ensure that development will positively conserve and
enhance the appearance of conservation areas and the setting of designated and undesignated
assets.

18. The appeal site is located in a mature well-established residential area, alongside a short terrace
of mid-20th century two storey dwellings set close to the road. These are identified in the
Berkhamsted Conservation Area Appraisal 2014 as modern houses with no special interest. Two
sets of semi-detached properties are located on the opposite side of the road, with two of the
properties at No. 3 and 4 being identified as locally listed buildings. The blank gable end of the two
storey terrace properties on George Street are situated tight to either side of the entrance to the
road. Whilst the road provides some sight of the canal towards its end, it is nonetheless typically
characterised by a sense of enclosure as a result of the buildings to the road edge, boundaries and
trees.

19. The proposal would entail the construction of a two storey detached dwelling. The scale,
proportion and massing of the proposed dwelling would be similar to the adjacent properties in
William Street. The appeal site is comparable in size to the plots in William Street, although it is not
as large as the nearby generous garden plots on George Street. | do not consider that the appeal
site would lead to an inappropriate density in this context. The Council state that the proposed
private amenity space for this development would be adequate and | have no reason to form a
contrary view on this matter. | therefore consider that the appeal proposal and its site would not
appear cramped or contrived.

20. The front elevation of the proposed dwelling would be positioned on a similar front building line
with the adjacent properties. Whilst the proposed roof ridgeline of the dwelling would be slightly
higher than the adjacent properties at Nos.5-8, with the proposed traditional form and detailing, the
dwelling would not appear visually intrusive or overly prominent. The proposed features are similar to
those on properties in the area and would have enough detailing to sit comfortably and retain the
sense of place and identity of the area. | therefore do not consider that the detached design and
layout of the dwelling would appear significantly at odds with the neighbouring terraced and semi-
detached properties.

21. The loss of the trees and green space on the site has been raised by a number of local residents.
However, an arboricultural assessment has been submitted that shows the three trees to be lost
have limited value. The proposed scheme includes replacement tree planting and the remaining
trees to be retained could be protected by appropriate conditions.

22. | consider that the proposed development would not be out of keeping with the street scene and
the surrounding area. | find that the appeal scheme would be sufficiently modest such that the
proposal would preserve the character and appearance of the CA. The proposal would preserve the
setting of the adjacent locally listed buildings.

23. | therefore conclude that the development accords with Policies CS11, CS12 and CS27 of the
Core Strategy, which seek amongst other things, to ensure that new development is well designed
and integrated with the existing properties and the surrounding area and will positively conserve and
enhance the appearance of conservation areas.

Conclusion
24. Notwithstanding my findings on the character and appearance of the area, this does not outweigh
the harm | have identified to the living conditions of the occupiers of the neighbouring properties with



particular regards to the loss of light and outlook and highway safety. For the reasons given above,
and having regard to all other matters raised, | conclude that the appeal should be dismissed.

F. ALLOWED

None



