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6/2018/2820/FULL 

DCLG No: APP/C1950/W/19/3223634 

Appeal By: Mr & Mrs  Tyrer 

Site: 113 Wheatley Road Welwyn Garden City AL7 3LD 

Proposal: Change of use of amenity land to residential driveway parking for two cars, with 
new dropped kerb to highway 

Decision: Appeal Allowed with Conditions 

Decision Date: 11/06/2019 

Delegated or DMC 
Decision: 

Delegated 

Summary: The Inspector considered that the proposed driveway would, at 5m, be modest in 
length. In the context of the street scene where a number of properties have quite 
large amounts of hardstanding in their front gardens, the proposal would not 
appear incongruous. In particular, the property opposite the appeal site (127 Cole 
Green Lane) has driveways 12m in length and a number of other nearby properties 
have been created in front of grassed areas, including at 149 Cole Green Lane 
where the whole of the front garden has been changed to grasscrete hardstanding. 
The Inspector did not consider that the presence of bushes providing a little 
screening at 149 materially affected the visibility of the hardstanding at the 
property and therefore it is quite impacting upon the street scene. Furthermore, the 
appeal proposal would retain an element of grassed area in front of the dwelling 
which would soften the appearance of the driveway.         
 
The Inspector considered that current views of the grassed area in front of the 
appeal property and neighbouring properties are partially limited by the parking of 
vehicles on the eastern side of the road. The character of the local street scene is 
influenced by the presence of vehicles on the street and on driveways where they 
exist. The appellant provided photographic evidence showing that vehicles also 
park on the grassed amenity areas in front of properties. The Inspector considered 
that, in this context, a small driveway on which two vehicles would park not be out 
of character or cause harm to the existing appreciation of the area. 
 
The appeal was allowed. 
 
 
 
 



6/2018/1556/FULL 

DCLG No: APP/C1950/W/19/3223697 

Appeal By: Mr N Allegri 

Site: 11 Oaklea Welwyn AL6 0PT 

Proposal: Retention of fence and change of use from amenity to residential land 

Decision: Appeal Dismissed 

Decision Date: 11/06/2019 

Delegated or DMC 
Decision: 

Committee 

Summary: This appeal decision relates to a retrospective planning application for the change 
of use of land to residential and the retention of an 8ft fence.  The application 
proposed to reduce the height of the fence to 6ft. 
The inspector agreed that the fence “would create a jarring, harsh appearance 
along the entire length of the fence which would be incongruous and in stark 
contrast to the softer form of local boundary treatments and thus fail to comply with 
the requirements of policies D1 and D2 of the District Plan. 
 

6/2019/0154/HOUSE 

DCLG No: APP/C1950/D/19/3226209 

Appeal By: Mr G Anastasiou 

Site: 15 Northaw Road West Northaw Potters Bar EN6 4NW 

Proposal: Retention of single storey side and rear extension and first floor rear extension 
following demolition of garage 

Decision: Appeal Dismissed 

Decision Date: 12/06/2019 

Delegated or DMC 
Decision: 

Delegated 

Summary: The main issues in this appeal were whether the development represented a 
disproportionate addition to the original dwelling within the Green Belt, whether the 
proposed development was sympathetic to the character and appearance of the 
existing dwelling, as well as the wider conservation area, and whether the rear 
extension would have an unacceptable impact on the amenity of an adjoining 
neighbour. 
 
The inspector agreed with the Council’s position that the proposed extensions 
would amount to disproportionate addition to the original dwelling. In addition, he 
agreed that it is always important to consider the visual impact of extensions when 
considering whether they are proportionate and that a purely mathematical 
calculation can sometimes provide a misleading basis for the analysis of what is a 
proportionate addition. Furthermore the inspector stated that given the size of the 
single storey rear extension and it visibility from adjacent streets it has resulted in a 
perceptible loss of openness to the Green Belt.   
 
With regards to the design and character of the extensions the inspector agreed 



with the Council’s view that the very large and boxy extensions fail to reflect the 
character or scale of the original dwelling. Moreover he stated the unrelieved 
painted blockwork finish within the single storey rear extensions adds to the 
impression of an oversized and unsympathetic extension. Given the limited views 
of the single storey rear extension from the conversation area the inspector stated 
that he considered that it did not have a material effect on its character or 
appearance. 
 
The inspector took the view that although the proposed single storey extension 
would be effectively on the boundary and it has a noticeably greater depth and 
bulk than the garage which is replaced, as the neighbouring dwelling is set back 
from this boundary and has a generous garden the impact of this extension would 
not be overbearing and would not have an unacceptable impact on this neighbour. 

6/2018/2813/HOUSE 

DCLG No: APP/C1950/D/19/3224965 

Appeal By: Mr & Mrs R Roberts 

Site: The Old Manse 40 Barleycroft Road Welwyn Garden City AL8 6JU 

Proposal: Erection of single storey side and part single, part two, part first floor rear 
extensions and erection of garden wall following demolition of existing wall 

Decision: Appeal Allowed with Conditions 

Decision Date: 19/06/2019 

Delegated or DMC 
Decision: 

Delegated 

Summary: The application for this appeal proposed single storey side and part single, part 
two storey, part first floor rear extensions and the erection of a garden wall 
following the demolition of the existing wall. The extensions would be in addition to 
the existing two storey rear extension at the dwelling. The application was refused 
on the grounds that when considered cumulatively with the previous additions to 
the dwelling, the proposed extensions would fail to relate to the dwelling in a 
suitable manner and would cumulatively be out of proportion with the original 
dwelling and would have a detrimental impact upon the character and appearance 
of the building. The development would also fail to preserve or enhance the 
character and appearance of the Welwyn Garden City Conservation Area as a 
result of its size, bulk and massing.  
 
The Inspector opined that the existing extension to the dwelling has already 
materially altered the original built form of the dwelling with the two storey 
extension spanning around two thirds of the building’s width and a single storey 
wraparound element; ‘As such, this materially changed the original built form, 
which had a greater degree of articulation through a pair of two storey projections 
to either side of the rear elevation, of different depths but with the same hipped 
roof form, subordinate to the main roof’. 
 
Though the extension would add an additional 3m to the depth of the dwelling, it 
would restore the two projections in a similar relationship to each other and with 
the same roof form as in the original dwelling, an improvement to the current rear 
elevation, which is ‘largely homogenous and uninteresting compared to the 
original’. 



 
The Inspector considered that the additional depth of the extension would not be 
significant and the extensive width of the triple- fronted dwelling would help to 
offset the effects of the additional depth. 
 
The appeal was allowed.  

6/2018/1775/VAR 

DCLG No: APP/C1950/D/19/3220937 

Appeal By: Mrs A Mawer 

Site: 97 Handside Lane Welwyn Garden City AL8 6SP 

Proposal: Variation of condition 3 (details windows) on planning permission 
6/2015/2470/HOUSE 

Decision: Appeal Allowed with Conditions 

Decision Date: 21/06/2019 

Delegated or DMC 
Decision: 

Delegated 

Summary: The application sought planning permission for the erection of a two storey rear 
extension without complying with conditions attached to planning permission ref. 
6/2015/2470/HOUSE). The conditions are 1 (plan numbers) and 3 (first floor 
windows in the flank elevations of the extension to be obscure glazed and non- 
opening below a height of 1.8m above floor level).  
 
The Inspector considered that requiring the window in the northern elevation 
serving the bedroom to be obscure glazed would harm the amenities of its 
occupiers of the room and would result in unpleasant living conditions. He also 
considered that the principal view from the window would be to the blank side 
elevation of the neighbouring dwelling, though it would be possible to get an 
oblique view towards the neighbour’s rear garden, though this would not be 
intrusive. The Inspector considered that as the other window in the northern 
elevation of the dwelling serves an en suite bathroom and would permit some 
overlooking, it should be obscure glazed. This was conditioned.   
 
The window in the southern elevation is clear glazed and fixed shut below 1.8m. 
The Inspector considered that harm to neighbour amenity does not arise from this 
arrangement.   
 
The appeal was allowed. 

6/2018/0719/FULL 

DCLG No: APP/C1950/W/18/3214189 

Appeal By: Mr J Silvester 

Site: Wood Green Timber Company, Coopers Lane, Northaw, Potters, Bar EN6 4NE 

Proposal: Retention of existing racking structures with a reduced height of 4 metres and 
omitting the roofs 

Decision: Appeal Dismissed 



Decision Date: 25/06/2019 

Delegated or DMC 
Decision: 

Committee 

Summary: This appeal concerned a racking structure on a timber yard.  An unlawful 6.5 metre 
racking structure is on the site - the planning application and appeal sought to 
reduce its height to 4 metre.  The key issues were 1) whether the development is 
inappropriate development in the Green Belt; and 2) If the proposed development 
is inappropriate, whether there are any very special circumstances (VSC). 
 
The Inspector considered that, both spatially and visually, the reduced racking 
structure have a greater effect on the openness of the Green Belt compared to 
current lawful position, without racking. 
 
The appellant’s VSC contended fall-back positions which would enable timber to 
be lawfully stacking without racking in a more widespread distribution throughout 
the site to a maximum safe working height of 5m (continuing existing operations) 
or 7.6m (as a bulk store).  The appellant also advanced conditions to enable the 
Council to regain more control over the site.  This included: limiting how high and 
where timber could be stored in the site; and a limit on hours of operation. 
 
The Inspector referenced PPG advice which states that: “A condition cannot be 
imposed in order to remedy a pre-existing problem or issue not created by the 
proposed development”.  It was considered that the fall-back positions and 
conditions arise from pre-existing circumstances and are unrelated to the appeal 
proposal.  As such, the conditions would not be necessary and the fall-back 
positions would not carry significant weight.  Consequently, VSC did not exist and 
the appeal was dismissed. 

6/2018/1959/FULL 

DCLG No: APP/C1950/W/18/3218329 

Appeal By: Mr I Mitchell 

Site: 30 Astwick Avenue Hatfield AL10 9LA 

Proposal: Retention of change of use from summerhouse to single residential dwelling 

Decision: Appeal Dismissed 

Decision Date: 28/06/2019 

Delegated or DMC 
Decision: 

Delegated 

Summary: The main issues identified by the Inspector were the effect of the proposal on the 
character and appearance of the area, whether the proposal provides adequate 
living conditions for the occupants, the effect on the living conditions of 
neighbouring occupants and whether the proposal makes adequate provision for 
parking, cycle and bin storage. 
 
The Inspector noted that the building is occupied as a separate, self-contained unit 
of accommodation which can be access through the garden of number 30 or via a 
pathway at the side of the dwelling. The Inspector noted that the area was 
characterised by relatively long rear gardens and that a number of properties 
benefitted from outbuildings in rear gardens and that, in that respect the appeal 



building itself is not out of character. However, the Inspector found that the 
development represents a form of backland development that is wholly at odds 
and out of character with the established and traditional form of development in the 
area. 
 
Whilst small, the Inspector did not consider there to be any conflict between the 
size of the accommodation and the Council’s current planning policies. However, it 
was found that the position of the dwelling and its physical and functional 
relationship with neighbouring dwellings has the potential to adversely affect the 
amenities of other residents through noise, general disturbance and overlooking. 
 
The Inspector found that cycle and bin storage could be adequately 
accommodated within the space available and, whilst noting that off street parking 
for the appeal site was not available, considered the availability of on street 
parking to be sufficient. The appeal was dismissed. 

6/2018/2676/FULL 

DCLG No: APP/C1950/W/19/3220454 

Appeal By: Mr P Brennan 

Site: The Old Bell Bar Nursery, Bulls Lane, Hatfield, AL9 7BB 

Proposal: Erection of a 4-bedroom bungalow following the demolition of existing 
nursery/commercial buildings and removal of associated hardstanding/yard area 

Decision: Appeal Dismissed 

Decision Date: 01/07/2019 

Delegated or DMC 
Decision: 

Delegated 

Summary: The main issues in this appeal are whether the proposal is inappropriate 
development in the Green Belt, whether the location is suitable for residential 
development, whether a safe and suitable access can be provided and, if the 
development is inappropriate, whether the harm identified, and any other harm, is 
clearly outweighed by other considerations so as to amount to very special 
circumstances (VSC). 
 
The Inspector noted that the evidence before them indicated that the last lawful 
use of the site was as a plant nursery and that therefore it could not be considered 
to be previously developed land (PDL) and therefore the exception under 
paragraph 145(g) of the NPPF does not apply. In the circumstances, the Inspector 
found the development to be inappropriate within the Green Belt and therefore 
harmful by definition. Notwithstanding this, the Inspector also noted that in the 
event that it was demonstrated that the site would constitute PDL, the NPPF also 
requires that the development of such land within Green Belt does not have a 
greater impact on openness than the existing development. The Inspector 
considered that the proposal would not have a greater impact in spatial terms but 
that in visual terms it would. 
 
In terms of the location and access, the Inspector found that future occupants 
would be likely to be reliant on private motor vehicles in order to access even basic 
services and that this would contribute to a pattern of development that would be 
likely to cause environmental harm and increased carbon emissions. In terms of 



the access, the Inspector agreed that insufficient information had been provided to 
demonstrate that the site could be served by emergency vehicles. 
 
In terms of VSC, the Inspector attached moderate weight to the suggestion that the 
site would continue to fall into further disrepair and some limited benefit of an 
additiona unit towards housing supply and the vitality of nearby settlements. 
However these did not amount to the VSC necessary to outweigh the identified 
harms. The appeal was dismissed. 

6/2018/1462/OUTLINE 

DCLG No: APP/C1950/W/19/3223394 

Appeal By: Mr M Abbassi 

Site: 14 Great North Road Welwyn AL6 0PL 

Proposal: Outline permission for erection of one dwelling 

Decision: Appeal Dismissed 

Decision Date: 02/07/2019 

Delegated or DMC 
Decision: 

Delegated 

Summary: The main issues identified by the Inspector are whether the proposal would be 
inappropriate development in the Green Belt, the effect on openness of the Green 
Belt, whether there would be satisfactory access to the site by fire service vehicles 
and if the development is inappropriate, whether the harm identified, and any other 
harm, is clearly outweighed by other considerations so as to amount to very 
special circumstances (VSC). 
 
The Inspector noted that the proposal would not represent limited infilling in a 
village as the appeal site is characteristically outside of the village settlement and 
therefore the exception under paragraph 145(e) of the NPPF does not apply. As 
the appeal site was previously used as the rear residential garden of No.14, the 
proposal was not considered to represent limited infilling or the partial or complete 
redevelopment of previously developed land (PDL) under paragraph 145(g) of the 
NPPF. Notwithstanding this, the Inspector also noted that in the event that it was 
demonstrated that the site would constitute PDL, the NPPF also requires that the 
development of such land within Green Belt does not have a greater impact on 
openness than the existing development. The Inspector considered that the 
development would reduce openness and conflict with one of the purposes of the 
Green Belt which is to safeguard the countryside from encroachment.  
 
It was considered that issues regarding site access by fire service vehicles could 
be addressed by a condition requiring the installation of an effective sprinkler-
based fire suppression system.  
 
The Inspector attached moderate weight to making more efficient use of land by 
recycling land, an existing cross-over to utilise safe access to the highway, the 
contribution of a single new home to boost housing supply, the reasonably 
sustainable location of the proposal and economic benefits. However these 
matters did not outweigh the totality of the identified harm. It was concluded that as 
the Green Belt is an “area or asset of particular importance” under Paragraph 11d) 
and footnote 6 of the NPPF and very special circumstances do not exist, there is a 



clear reason for refusal. The appeal was dismissed 

6/2018/1933/FULL 

DCLG No: APP/C1950/W/18/3219302 

Appeal By: Mr H Jones 

Site: 1 Roe Green Close Hatfield AL10 9PD 

Proposal: Erection of 8 flats and creation of car parking and amenity space following 
demolition of existing dwellinghouse 

Decision: Appeal Dismissed 

Decision Date: 03/07/2019 

Delegated or DMC 
Decision: 

Committee 

Summary: The main issues in this appeal were the effect of the proposal on the character and 
appearance of the area, living conditions of neighbouring occupiers, whether the 
proposed amenity space was sufficient and whether satisfactory arrangements 
would be put in place to mitigate the impacts of the development on local services 
and infrastructure (S106 agreement). 
 
With regard to character and appearance the Inspector noted that the building 
would be large in terms of its footprint but that the design would be traditional but 
well proportioned and with the suitable use of materials it would assimilate with its 
setting and not appear out of scale with surrounding properties. The Inspector 
considered carefully whether the proposal would be overdominant given its context 
and noted that the Council’s design guidance does not require development to 
mirror local character. The Inspector found that whilst the scale and massing of the 
would be clearly greater than the existing bungalow, it would not be overdominant 
to its surroundings. In this regard the proposal was found to comply with relevant 
policies. 
 
In terms of the living conditions of neighbouring occupiers, the Inspector drew 
similar conclusions to the previous appeal Inspector when they found that the 
relationship between the properties would be unlikely to be materially different to a 
traditional neighbouring relationship. In particular, given that the proposal would be 
limited to 8 flats it was unlikely that noise and disturbance caused would be of a 
level sufficient to justify a refusal of planning permission. The Inspector also found 
that sufficient amenity space would be provided externally. 
 
On the final issue of infrastructure or local service needs, the Inspector agreed that 
the Council had justified its request for a planning obligation and, whilst the 
appellant had agreed to make the requested contributions, they had not provided a 
legal agreement. The Inspector advises that it is not possible for them to require 
the completion of an agreement prior to the commencement of development. 
 
The appeal was therefore dismissed, solely on the basis of a lack of a Section 106 
agreement. 
 
 

6/2018/2179/HOUSE 



DCLG No: APP/C1950/W/18/3214272 

Appeal By: Mr & Mrs  Draper 

Site: 39 Reddings Welwyn Garden City AL8 7LA 

Proposal: Erection of single storey front and rear extensions and the replacement of the 
existing roof to a raised level 

Decision: Appeal Dismissed 

Decision Date: 03/07/2019 

Delegated or DMC 
Decision: 

Delegated 

Summary: This application relates to the erection of a single storey front and rear extensions 
and the replacement of the existing roof to a raised level at no.39 Reddings, 
Welwyn Garden City. 
 
The main issues identified by the Inspector were whether the proposed 
development would preserve or enhance the character or appearance of the 
Welwyn Garden City Conservation Area and the effect of the proposed 
development on biodiversity with particular reference to bats. 
 
In terms of the effect of the development on biodiversity the Inspector 
acknowledged that no bat survey was submitted with the planning application, 
however a Preliminary Roost Assessment (the PRA) was submitted with the 
appeal. The PRA stated that a full bat roost survey would be required to ensure 
that any harm to bats could be appropriately mitigated.  The inspector was 
satisfied that a condition could be imposed to ensure that the proposal makes 
adequate provision for bats and other protected species.  
 
The Inspector however noted that the proposal would result in the appeal property 
having a pronounced asymmetric, and so unbalanced, appearance which would 
detract from the straightforward design of the adjacent dwelling.  Further to this the 
proposed front extension would use rainscreen board panels, hung vertically, 
within its design. These materials were considered not reflective of the surrounding 
and nearby dwellings within this part of the CA.  The Inspector therefore concluded 
that the proposal would fail to preserve the character and appearance of the 
Conservation Area and, therefore, would conflict with Policies D1 and D2 of the 
Welwyn Hatfield District Plan (2005). The appeal was dismissed. 

6/2018/1068/FULL 

DCLG No: APP/C1950/W/18/3217573 

Appeal By: Mr & Mrs D Highton 

Site: 16 Upland Drive Brookmans Park Hatfield AL9 6PS 

Proposal: Erection of 2 x 5 bedroom detached dwellings following demolition of 1 x dwelling 

Decision: Appeal Allowed with Conditions 

Decision Date: 03/07/2019 

Delegated or DMC 
Decision: 

Delegated 



Summary: The main issue is the effect of the proposed development on the street scene 
within Brookmans Park. The Inspector noted the diversity in the streetscene in 
terms of design and external appearance of dwellings within Upland Drive as well 
as some variety in plot widths as occupied by recent development. Therefore it 
was found that the contemporary design and external appearance of the proposed 
dwellings would not disrupt the harmony of the streetscene. The Council’s concern 
regarding the proposed positioning of the dwellings and disruption to the building 
line was noted. However it was found that the proposed dwellings would be set 
back distances that were broadly consistent with those of neighbouring properties 
and would not result in dwellings that were overly prominent in the streetscene. 
 
The Inspector also touched on concerns of local residents in respect of potential 
damage to the road during construction and found that this is a matter of civil law 
given that this is a private road. Similarly in respect of local drainage, the Inspector 
commented that they had not been provided with any evidence to substantiate the 
concerns expressed. 
 
The appeal was allowed, subject to conditions. 

 

 

 

  

   

 


