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  15/2479/FUL - Variation of condition 2 (plan numbers) of planning permission 13/1963/FUL (Demolition of existing dwelling and erection of detached two-storey dwelling with additional accommodation at second floor and basement levels.  Improvement of existing access and associated ancillary works) to include alterations to elevations, addition of central gable to front and addition and alteration to roof lanterns at 31 BEDFORD ROAD, MOOR PARK, HA6 2AY for Mr and Mrs Ahuja


 (
(DCES)

	Parish: Non-Parished  
	Ward:   Moor Park and Eastbury   

	Expiry Statutory Period:   04 January 2016  
	Officer:   Amy Atkins  

	
	

	Recommendation:  ASK   \* MERGEFORMAT That Planning Permission be granted subject to conditions.

	

	This application is brought before the Committee as the applicant is related to a Councillor.


1.
Relevant Planning History
1.1
15/1906/PREAPP – Proposed dormer to front roofslope. Closed. Officer recommended that given the location of the dormer on the front elevation, it is considered that the dormer window would appear prominent in terms of the character of the dwelling.

1.2
15/1749/DIS - Discharge of Condition 3 (materials) pursuant to planning permission 13/1963/FUL. Determined.
1.3
14/0506/DIS - Discharge of Conditions 3 (materials), 10 (air source heat pump) and 13 (hard and soft landscaping) pursuant to planning application 13/1963/FUL. Determined.
1.4
13/1963/FUL - Demolition of existing dwelling and erection of detached two-storey dwelling with additional accommodation at second floor and basement levels. Improvement of existing access and associated ancillary works. Permitted. Implemented.
1.5

99/01458/FUL - Infill of existing car port to provide habitable room.  Permitted.

1.6
8/784/74 - Existing garage into living room new carport and garage. Permitted.

1.7
W/3627/71 - House and Triple Garage.  Permitted.

2.
Site Description

2.1
The application site is located on Bedford Road within the Moor Park Conservation Area.  
2.2
Bedford Road is a residential street characterised by large detached individually designed dwellings on generous sized plots.  The site is located beyond the junction with Ormonde Road and it is noted that there is no direct vehicular access from Bedford Road to Batchworth Lane, with access via Wolsey Road, Russell Road or Astons Road.
2.3
Consent (13/1963/FUL) has previously been granted for a three storey dwelling with basement level and works have commenced. The dwelling as previously permitted would be set back approximately 18m from the road and would have a maximum width of 17.7m and maximum depth of 21.5m at ground floor level and 16m at first floor level. The plans show a central portico over the main entrance supported by stone columns with a small balcony provided over it. The previously approved plans indicate that in terms of materials, the dwelling would be constructed in soft stock facing brick with contrasting brick detail, simulated stone detailing, plain roof tiles to the pitched roof, timber windows and doors and glazed balcony screens. 

2.4
No. 29 is located to the north of the application site.  The dwelling at No. 29 is a detached two-storey dwelling with deep single storey rear projection closest to the boundary with No. 27. There is a dense vegetation screen between the application dwelling and No. 29 at the front of the sites, however, the rear boundary is a standard timber height fence closest to the dwellings. There is an existing first floor rear balcony visible at No. 29.

2.5
No. 31b is located to the south of the site and is largely screened at the front and rear by existing vegetation along the front and rear shared boundaries.  The main two-storey dwelling at No. 31b is splayed to face the application dwelling, such that the rear elevation of No. 31b is set away from the shared boundary.

3.
Description of Proposed Development

3.1
This application seeks full planning permission to vary condition 2 (Plan numbers) of planning permission 13/1963/FUL to include alterations to elevations, addition of central gable to front and addition and alteration to roof lanterns.
3.2
An additional central gable feature is proposed to the front elevation between the existing gable features with a maximum height of 8.4m. A round window is proposed to this gable. 
3.3
To the rear elevation, one Juliette balcony at first floor level would be replaced with a three casement window. 
3.4
One additional roof lanterns is proposed to the rear projection at ground floor level. 

3.5
Two additional high level roof lanterns are proposed on the rear elevation, set down from the main ridge.
3.6
One additional roof light is proposed to on the rear projecting gable facing the north.

3.7
The lightwell on the south elevation would be altered to be one continuous lightwell rather than two lightwells. No increase in size is proposed. 

3.8
On the north elevation at ground floor level, one additional single door is proposed and one window would be relocated and enlarged. On the south elevation at ground floor level one window is proposed to be removed and one is proposed to be enlarged.
4.
Consultation
4.1
Statutory   Consultation

4.1.1 National Grid (Gas): “National Grid has no objections to the above proposal which is in close proximity to a High Voltage Transmission Overhead Line – ZC.”
4.1.2 Moor Park (1958) Ltd: “The Directors of Moor Park (1958) Limited would wish to raise the following comments on the application proposals as follows:-
We consider that the proposed new "gablet" feature on the front elevation is a sufficiently low key roof feature to be an acceptable addition to the approved replacement dwelling.  It is also far superior to the front dormer that was proposed in a recent preapp. 

We consider that all of the other modifications listed in the latest application have no material bearing on the original approval and therefore wish to raise no further comments.”
4.1.3 Conservation Officer: No response received.

4.2
Public Consultation
4.2.1
Number consulted: 8
4.2.2
Site Notice posted 21/12/2015 - 11/01/2016.
  ASK   \* MERGEFORMAT 
Press notice published 24/12/2015 - 14/01/2016.
4.2.3 Number of responses received: 0
5.
Relevant Planning Policy, Guidance and Legislation
5.1
  The   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 Policies CP1, CP9, CP10 and CP12.
The Development Management Policies Local Development Document (LDD) was adopted on 26 July 2013 after the Inspector concluded that it was sound following Examination in Public which took place in March 2013. Relevant policies include DM1, DM3, DM6, DM13 and Appendices 2 and 5.

5.2
National Planning Policy Framework (NPPF)


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 application has been considered against the policies of the Core Strategy (adopted October 2011) and the Development Management Policies Local Development Document (adopted July 2013) and the Site Allocations Local Development Document (adopted November 2014) as well as government guidance. The policies of Three Rivers District Council reflect the content of the NPPF.

5.3
Other


Moor Park Conservation Area Appraisal (2006).

The Localism Act received Royal Assent on 15 November 2011. The growth and Infrastructure Act achieved Royal Assent on 25 April 2013.


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.

6.
Planning Analysis
6.1
Design and Impact on the Conservation Area and Street Scene
6.1.1
Policy CP12 of the Core Strategy (adopted October 2011) expects all development proposals to have regard to the local context and conserve or enhance the character, amenities and quality of an area. Policy DM3 of the Development Management Policies LDD (adopted July 2013) states that within Conservation Areas development will only be permitted if the proposal is of a design and scale that preserves or enhances the character or appearance of the area.
6.1.2
The proposed gable to the front elevation would be positioned between two front facing gable features, therefore this aspect of the proposal would not appear out of character or prominent in relation to the host dwelling. As part of the application, Moor Park (1958) Ltd were consulted and commented that the “new ‘gablet’ feature on the front elevation is sufficiently low key”. As a result the proposed gable feature would not appear out of character in the Conservation Area. 
6.1.3
The proposed alterations to elevations include; the replacement of one Juliette balcony to the rear elevation with a window, alterations to the light well on the south elevation, one additional ground floor door and the relocation and enlargement of one window on the north elevation and the removal of one window and enlargement of another window at ground floor level on the south elevation. The design of the proposed alterations would be in keeping with those granted under permission 13/1963/FUL and as a result would not appear prominent or out of character in the streetscene and in the Conservation Area.
6.1.4
The alterations to roof lanterns proposed include one additional roof lantern to the single storey rear projection, two additional high level roof lanterns on the rear elevation of the two storey rear projection and one additional roof light on the rear projection facing north. All alterations to roof lanterns are to the rear of the property and are therefore no visible from Bedford Road. As a result the proposed alterations to the roof lanterns and additional roof light would not appear prominent within the streetscene or appear out of character within the Conservation Area.   
6.1.5
In summary, subject to the alterations being completed in materials to match the host dwelling, it is not considered that the proposal would result in demonstrable harm to the character or appearance of the host dwelling, street scene or Conservation Area so as to justify refusal of planning permission and the development would be acceptable in accordance with Policies CP1 and CP12 of the Core Strategy and Policies DM1, DM3 and Appendix 2 of the Development Management Policies document. 
6.2
  Impact on Neighbours

6.2.1
Policy CP12 of the Core Strategy states that development should ‘protect residential amenities by taking into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space’. Policy DM1 and Appendix 2 of the Development Management Policies document set out that development should not result in loss of light to the windows of neighbouring properties nor allow overlooking, and should not be excessively prominent in relation to adjacent properties. 
6.2.2
The additional central gable feature proposed to the front elevation would sit between two front facing gable features and would not project forward of these. The ridge height of the central gable feature would be set down from both the main ridge height and the existing forward facing gable features and as a result would not result in demonstrable harm through overshadowing, loss of light or overlooking. 
6.2.3
The alterations to elevations include changes to the openings on the flank elevations. No objection is raised to the ground floor openings given the separation distance and existing boundary treatments. One Juliette boundary would be removed and replaced with a three casement window on the rear elevation. No additional perceived overlooking would occur as a consequence of this alteration and views would be directed towards to the rear amenity space. The scale, size and positioning of the alterations to elevations proposed would not allow for significant overlooking towards neighbouring properties or appear significantly overbearing. 
6.2.4
The alterations to roof lanterns and rooflights would not adversely affect neighbouring amenity or increase perceived overlooking in comparison to those lanterns and roof lights granted under 13/1963/FUL.
6.2.5
In summary, it is not considered that proposed development would result demonstrable harm to neighbouring amenity and the development would be acceptable in accordance with Policies CP1 and CP12 of the Core Strategy and Policy DM1 and Appendix 2 of the Development Management Policies LDD. 
6.3
  Parking and Access
6.3.1
Core Strategy Policy CP10 states that development should make adequate provision for car and other vehicle parking. Policy DM13 and Appendix 5 of the Development Management Policies document set out requirements for parking provision. 
6.3.2
No alterations are proposed to the existing access and driveway arrangements as granted under 13/1963/FUL and sufficient parking would therefore be maintained to meet adopted standards.
6.4
  Trees and Landscaping

6.4.1
Policy DM6 of the Development Management Policies LDD (adopted July 2013) states that development proposals on sites which contain existing trees and hedgerows will be expected to retain as many trees and hedgerows as possible, particularly those of local amenity or nature conservation value. Policy DM6 further states that development proposals should demonstrate that existing trees, hedgerows and woodlands will be safeguarded and managed during and after development.

6.4.2
There are no TPO’s on the site; however the application site is part of the Moor Park Estate Conservation Area, which protects all trees. Relevant conditions were attached to 13/1963/FUL and are updated as appropriate. 
6.5
  Biodiversity

6.5.1
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. 

6.5.2
The protection of biodiversity and protected species is a material planning consideration in the assessment of this application in accordance with Policy CP9 of the Core Strategy and Policy DM6 of the Development Management Policies document. National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications where biodiversity may be affected prior to the determination of a planning application. A Biodiversity Checklist has been submitted with the application and states that no protected species or biodiversity interests will be affected as a result of the application. The site is not in or located adjacent to a designated wildlife site and the Local Planning Authority is not aware of any records of protected species within the immediate area that would necessitate further surveying work being undertaken. 
7.
Recommendation
7.1
That subject to no new material considerations being raised, PLANNING PERMISSION BE GRANTED subject to the following conditions:-


C1
The development hereby permitted shall be carried out in accordance with the following approved plans: 1182/ P2/ 1, 1182/ P2/ 2, 1182/ P2/ 3, 1182/P2/4


Reason: For the avoidance of doubt and in the proper interests of planning and in the interests of the visual amenities of the locality and residential amenity of neighbouring occupiers and to safeguard the character and appearance of the Conservation Area, in accordance with Policies CP1, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM1, DM3, DM6, DM13 and Appendices 2 and 5 of the Development Management Policies LDD (adopted July 2013) and the Moor Park Conservation Area Appraisal (2006).
C2
All new works or making good to the retained fabric shall be finished in materials as agreed under LPA reference 15/1749/DIS.
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).

C3
Immediately following the implementation of this permission, notwithstanding the provisions of the Town and Country (General Permitted Development) Order 2015 (or any other revoking and re-enacting that order with or without modification) no development within the following Classes of Schedule 2 of the Order shall take place.

Part 1

Class A - enlargement, improvement or other alteration to the dwelling

Class B - enlargement consisting of an addition to the roof

Class C - alteration to the roof

Class D - erection of a porch

No development of any of the above classes shall be constructed or placed on any part of the land subject of this permission.

Reason: To ensure adequate planning control over further development having regard to the limitations of the site and neighbouring properties and in the interests of the visual amenities of the site and the area in general, 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
Before the first occupation of the building/extension hereby permitted the window(s) in the first floor flank elevations; shall be fitted with purpose made obscured glazing and shall be top level opening only at 1.7m above the floor level of the room in which the window is installed.  The windows 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).

C5
The cill height of the flank rooflights, hereby permitted, shall be set 1.7m above second floor level and be permanently maintained thereafter.

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).

C6
The proposed building(s) shall be built to the ground levels and heights as shown on the approved drawings or lower. If the indicated existing heights and levels of the neighbouring properties should prove to be erroneous, then the heights of the proposed buildings as constructed shall be no higher than the relative height difference(s) between the heights of the neighbouring properties as shown on the approved drawings and the proposed buildings(s).

Reason: To ensure that the proposed development is built to the heights relative to adjoining properties as shown on the approved drawings, or lower, in the interests of visual amenity and to meet the requirements of 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).

C7 
The development hereby permitted shall be implemented in accordance with the details of the submitted C-Plan Energy and Sustainability Statement.  The approved details shall be implemented prior to the first occupation of the development and permanently maintained thereafter, unless otherwise agreed in writing by the Local Planning Authority.

Reason: To ensure that the development meets the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM4 of the Development Management Policies LDD (adopted July 2013) and to make as full a contribution to sustainable development principles as possible.

C8 
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 (2010) '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 (1 October to 31 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 Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C9 
Tree Protection Measures must be retained on site in accordance with 'Tree Protection Plan Rev A' approved pursuant to 13/1963/FUL for the duration of the works. 
The protective measures shall be maintained until all equipment, machinery and surplus materials have been removed from the site.  Nothing shall be stored or placed within any area fenced in accordance with this condition and the ground levels within those areas shall not be altered, nor shall any excavation be made, without the written consent of the Local Planning Authority. No fires shall be lit or liquids disposed of within 10.0m of an area designated as being fenced off or otherwise protected in the approved scheme.

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 Policy DM6 of the Development Management Policies LDD (adopted July 2013).


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) Order 2015. The development maintains/improves the economic, social and environmental conditions of the District.
