PLANNING COMMITTEE –   

  26 May
9.                 16/0451/RSP - Retrospective: Installation of solar panels to outbuilding at 85 ST GEORGES DRIVE, CARPENDERS PARK, WATFORD, HERTFORDSHIRE, WD19 5HE for Mr Richard Hewett 

 (
(DCES)

	Parish:    Watford Rural   
	Ward:    Carpenders Park  

	Expiry Statutory Period:    9 June  
	Officer:    Jake Shiels  

	
	

	Recommendation:  ASK   \* MERGEFORMAT  Retrospective Planning Permission be granted 

	

	Reason for consideration by the Committee: Application submitted by Ward

Councillor on behalf of the applicant ASK   \* MERGEFORMAT 


1.
Relevant Planning History
1.1 05/1726/CLPD - Certificate of Lawfulness Proposed Development:  Single storey rear extension: 17.01.2006 – Permitted.

1.2   05/1669/FUL - Single storey rear extension: 18.01.2006 – Permitted and implemented.
1.3 15/0152/COMP - Enforcement Enquiry: Unauthorised Solar Panels – Pending Consideration.

Enforcement Overview

On 2 July 2015 the Local Planning Authority received a complaint regarding the erection of solar panels. Following an enforcement investigation (Reference: 15/0152/COMP) it was recognised that the solar panels required planning permission when assessing them against Part 14, Class A, (b) of the Town and Country Planning Order (2015) (as amended) which states development is not permitted by Class A if “it would result in the highest part of the solar PV or solar thermal equipment being higher than the highest part of the roof (excluding any chimney)”. Having recognised this, the applicant was advised to submit a retrospective application for the solar panels. 
2.
Site Description

2.1 
The application dwelling is a detached bungalow situated on the east side of St 
Georges Drive, Carpenders Park. St Georges Drive is generally characterised 
by detached and semi-detached bungalows of a similar design. 
2.2 
The application dwelling’s exterior is painted white in colour and incorporates a 
hipped roof. 
2.3 
The frontage of the application dwelling contains a paved driveway with space 
for two vehicles. The dwelling is set back from the highway by approximately 
8m. There is moderate spacing between number 85 and the neighbour at 
number 87 with side access to rear gardens available via a side passage. The 
dwelling has extended to the rear at single storey level at a depth of 3.6m and 
the garden contains a patio, grass lawn and outbuilding. The outbuilding that is 
located to the rear of the garden adjacent to the shared boundary with 
No.16 
Compton Place contains solar panels upon the roof that are subject to 
this application and will be detailed in the next section of this report. The 
garden in its entirety measures approximately 212sqm. 
3.
Description of Proposed Development
3.1
The applicant seeks retrospective planning permission for the retention of solar panels upon the roof of an existing outbuilding. 
3.2 The solar panels are located on the flat roof of an existing outbuilding that is located to the rear of the amenity space and curtilage of the dwelling. The outbuilding is built on the shared boundary with No.16 Compton Place and set off the boundary with No.83 St Georges Drive by approximately 0.8m, spanning 9.14m in length. The outbuilding has a height of 2.5m and includes a dummy pitched roof to the front elevation. The outbuilding that the solar panels have been erected upon is attached to a garage adjacent to No.87 St Georges Drive that falls outside the dwelling’s boundary. The outbuilding has been in situ for in excess of four years.
3.3
There are 15 solar panels upon the roof, which are split in to rows of five. The solar panels are set back from the side elevation of the outbuilding facing the north and measure approximately 1.14m wide and 1.62m in length. The solar panels face the south, protrude up to 0.43m above the flat roof and are located behind the outbuilding’s dummy pitch roof that has a height of 0.58m. 
3.4
 The solar panels were implemented to power the main dwelling. 
  
4.
Consultation
4.1.1
Watford Rural Parish Council: No comments received.

4.1.2
National Grid: No comments received.

4.2
Public Consultation
4.2.1
Number consulted:    7

No responses received: 1
4.2.2
Site Notice N/A ASK   \* MERGEFORMAT 
Press notice:  ASK   \* MERGEFORMAT N/A
4.2.3 Summary of Responses
· No objection 
5.
Reason for Delay
5.1
  No delay.

6.
Relevant Planning Policy, Guidance and Legislation
6.1                The Three Rivers Local Plan:


The Core Strategy was adopted on 17 October 2011 having been through a full 
public participation process and Examination in Public. Relevant policies 
include: CP1, CP9 and CP12.

The Development Management Policies LDD was adopted on 26 July 2013 having been through a full public participation process and Examination in Public. Relevant policies include: DM1, DM5 and DM6 and Appendix 2.

6.2
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.

6.3

The Localism Act received Royal Assent on 15 November 2011. The Growth 

and Infrastructure Act achieved Royal Assent on 25 April 2013.

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.
6.5
Community Infrastructure Levy Charging Schedule (adopted February 
2015).

6.6 Online National Planning Practice Guidance.
  

  
7.
Planning Analysis
7.1
Impact on street scene and character and appearance of area:
7.1.1
Policy CP12 of the Core Strategy (adopted October 2011) advises that development should have regard to the local context and conserve or enhance the character, amenities and quality of an area.  The Design Criteria as set out in Appendix 2 of the Development Management Policies LDD (adopted July 2013) state that new development should take into consideration visual impact and that oversized, unattractive and poorly sited development can detract from the character and appearance of the area.
7.1.2
Policy DM5 of Development Management Policies LDD (adopted July 2013) when considering proposals for micro-renewables (such as, but limited to, micro-wind turbines and solar panels), assessment will take into account the following potential impacts on:

i) Residential/workspace amenity

ii) The character and visual amenity of the local area

iii) The natural, built and historic environment 

iv) The openness and visual amenity of the Green Belt

v) Other site constraints

7.1.3
The solar panels are sited upon an existing outbuilding to the rear of the property; therefore views of the solar panels are limited from the street scene. In addition to this, the dummy pitch roof upon the existing outbuilding screens any views of the solar panels from the front elevation facing St Georges Drive. The solar panels are the first of their kind within the immediate area but given their siting within the rear garden on an ancillary building, it is not considered that they would have a detrimental impact on the street scene or area.
7.1.4
The siting of the solar panels upon an existing outbuilding to the rear ensures the solar panels are approximately 17m away from the rear elevation of the main dwelling. The solar panels therefore have no impact on the character of the main dwelling or the visual amenity of the area and therefore comply with Policy DM5. 
7.2
Impact on neighbouring amenity:

7.2.1 The Design Criteria as set out in Appendix 2 of the Development Management Policies LDD (adopted July 2013) state that new development should take into consideration impacts on neighbouring properties and visual impacts generally. Oversized, unattractive and poorly sited development can result in loss of light and outlook for neighbours.

7.2.2 Policy DM5 of Development Management Policies LDD (adopted July 2013) when considering proposals for micro-renewables (such as, but limited to, micro-wind turbines and solar panels), assessment will take into account the following potential impacts on:

i) Residential/workspace amenity

ii) The character and visual amenity of the local area

iii) The natural, built and historic environment 

iv) The openness and visual amenity of the Green Belt

v) Other site constraints

7.2.3
The solar panels are screened by the dummy 
pitch roof that is located to the 
front of the outbuilding facing the west. Therefore, when facing the outbuilding 
from the front elevation the solar panels are not visible to both 87 and 83 St 
Georges Drive who adjoin the application dwelling to the north and south The 
solar panels are also at a distance from both 87 and 83 whereby they would be 
neither prominent nor overbearing to cause a loss of light or outlook. 
7.2.4
The solar panels would be visible to dwellings on Compton Place to east, whose 
gardens adjoin the application dwelling to the rear and in particular 14, 16 and 
18 Compton Place. While there would be views of the solar panels from the 
mentioned dwellings and in particular No.16 that directly adjoins the rear 
boundary of No.85, the solar panels are angled to face southwards away from 
Compton Place. In addition to this, the solar panels upon the outbuilding are 
approximately 24m away from the rear elevation of No.16 Compton Place and 
from a similar distance to No.14 and No.18. Therefore while there would be 
views of the solar panels, they are at a distance whereby they would be neither 
prominent nor overbearing to cause a loss of light or outlook to 14, 16 and 18 
Compton Place. 
7.3
Landscaping Issues:
7.3.1
No protected trees or vegetation of significant amenity value have been removed or harmed as part of the works. 

 7.4
Biodiversity:
7.4.1
A Local Biodiversity Checklist has been completed by the applicant and 
submitted with the application. The Checklist concludes that no biodiversity 
survey or assessment is required in this instance, and the Local Planning 
Authority is not aware of any protected species on this site.
7.4.2
Given the nature of the development, it is not considered that has been any 
significant impact on any protected species or wildlife, nor does the 
development compromise the integrity of the Green Infrastructure, therefore 
complying with Policies CP1 and CP9 of the Core Strategy (adopted 
October 2011) and Policy DM6 of the Development Management Policies LDD 
(adopted July 2013).
8.
Recommendation
8.1
That Retrospective PLANNING PERMISSION BE GRANTED and has effect from the date on which the development was carried out and is subject   to the following condition:


C1
The development hereby permitted shall be carried out and maintained 


in accordance with the following approved plans: Drawing no. TRDC001 


(Rear and Side Elevations), Drawing no. TRDC002 (Roof Plan), and 


Drawing no.TRDC004 (Location Plan).


Reason: For the avoidance of doubt and in the proper interests of planning and in accordance with Policies CP1, CP9 and CP12 of the Core Strategy (adopted October 2011) and Policies DM1, DM5, DM6 and Appendix 2 of the Development Management Policies LDD (adopted July 2013).
8.2 Informatives


I1

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.

