Part I
Main author: Emily Stainer
Executive Member: Councillor S. Boulton
Brookmans Park and Little Heath
WELWYN HATFIELD BOROUGH COUNCIL
DEVELOPMENT MANAGEMENT COMMITTEE – 20 JULY 2021
REPORT OF THE CORPORATE DIRECTOR (PUBLIC PROTECTION, PLANNING
AND GOVERNANCE)
6/2021/1222/HOUSE
17 CRANMER CLOSE, LITTLE HEATH, POTTERS BAR, EN6 1LB
ERECTION OF A PART TWO STOREY, PART SINGLE STOREY SIDE AND REAR
EXTENSION AND ENHANCEMENT OF FRONT AND REAR GARDENS FOLLOWING
THE DEMOLITION OF THE EXISTING SINGLE STOREY SIDE GARAGE AND
STORE
APPLICANT: COUNCILLOR J. BOULTON
1

Site Description

1.1

Cranmer Close is located in Little Heath, which forms the northern extent of the
town of Potters Bar. The application site is located at the southern end of the culde-sac and comprises a detached dwelling with a front and rear garden. The rear
boundary of the site borders an area of landscaped amenity land which acts as a
buffer between Cranmer Close and the flats on Heathfield Close.

1.2

The application dwelling is two storey in nature and is situated in a row of three
similarly designed dwellings, though their characters have been altered as the
dwellings either side have both been extended at first floor. The wider area is
residential in character, predominantly featuring two storey detached properties
in spacious plots.

2

The Proposal

2.1

This application seeks planning permission for the erection of a part two storey,
part single storey side and rear extension, the refurbishment of the front façade
of the building and enhancements to the existing front and rear garden. The
proposal also involves the demolition of the existing single storey garage/store
which is located to the side of the dwelling.

2.2

The proposed two storey side extension would measure approximately 3.3m in
width at ground floor level and 2.3m in width at first floor level. It would feature a
lean-to roof which would continue as a canopy across the front of the building.
The side extension would adjoin a rear extension wrapping around the south
west corner of the existing property. The part two storey, part single storey rear
extension would measure approximately 1.7m in depth from the existing rear wall
of the dwelling. The two storey element would measure approximately 6.5m in
width and would feature a gable roof, whilst the single storey element would be
approximately 4.5m in width and finished with a flat roof.

3

Reason for Committee Consideration

3.1

This application is presented to the Development Management Committee
because the applicant is a Member of the Borough Council.

4

Relevant Planning History
None

5

Relevant Planning Policy

5.1

National Planning Policy Framework (NPPF)

5.2

Welwyn Hatfield District Plan 2005 (District Plan)

5.3

Draft Local Plan Proposed Submission 2016 (Emerging Local Plan)

5.4

Supplementary Design Guidance 2005 (SDG)

5.5

Supplementary Planning Guidance, Parking Standards 2004 (SPG)

5.6

Interim Policy for Car Parking Standards and Garage Sizes 2014 (Interim Car
Parking Policy)

6

Site Designation

6.1

The site lies within the specified settlement of Little Heath as designated in the
Welwyn Hatfield District Plan 2005.

7

Representations Received

7.1

The application was advertised by means of a site notice and neighbour
notification letters. No representations have been received.

8

Consultations Received

8.1

No response was received from Hertfordshire Ecology.

9

Town/Parish Council Representations

9.1

North Mymms Parish Council have confirmed they have no comments on the
proposal.

10

Analysis

10.1

The main planning issues to be considered in the determination of this
application are:
1. Quality of design and impact on the character of the area
2. Residential amenity
3. Highway and parking considerations

1. Quality of design and impact on the character of the area
10.2

District Plan Policies D1 and D2 aim to ensure a high quality of design and to
ensure that development respects and relates to the character and context of the
locality, maintaining and where possible enhancing the character of the existing
area. These policies are expanded upon in the Council’s Supplementary Design
Guidance (SDG) which requires the impact of a development to be assessed
giving regard to the bulk, scale and design of the proposal and how it harmonises
with the existing building and area.

10.3

These objectives are broadly consistent with the Council’s Emerging Local Plan
and the aims of the National Planning Policy Framework 2019 (NPPF). NPPF
Paragraph 124 advises that the creation of high quality buildings and places is
fundamental to what the planning and development process should achieve and
that good design is a key aspect of sustainable development. At paragraph 127,
the NPPF further advises that decisions should ensure developments will
function well, be visually attractive, sympathetic to local character and establish a
strong sense of place.

10.4

The existing dwelling is a two storey detached property located at the southern
end of Cranmer Close. It does not appear to have been extended previously, but
there is a detached garage/store located to the west of the property. The existing
garage/store building measures approximately 2.35m in height, 9.5m in depth
and 2.6m in width and is built up against the side boundary with 20 Cranmer
Close. The garage is visible from the street scene given its location to the side of
the dwelling.

10.5

The existing property has a simple linear form, featuring a pitched roof and two
gable ends. The dwelling is finished in a mixture of facing brickwork and white
render with a concrete tiled roof. Other dwellings within Cranmer Close are
finished in similar materials, although many have been extended and altered over
time which has resulted in a degree of variation. Nonetheless, the original 1960’s
design and character is still prevalent on the road.

10.6

The proposed development would involve the addition of a part two storey, part
single storey side and rear extension, as well as minor alterations to the front of
the property and the front and rear gardens.

10.7

The two storey side extension has been amended during the application process
to be set in from the side boundary by at least 1m. This is in line with the
Council’s SDG which states that all multi-storey, two-storey and first floor side
extensions must maintain a minimum distance of 1m between the extension and
the adjoining flank boundary. This spacing would be reflective of the relationship
between other dwellings on Cranmer Close and would prevent the property from
appearing cramped within its plot.

10.8

The SDG also includes guidance that residential extensions should complement
and reflect the design and character of the dwelling and be subordinate in scale.
Whilst the two storey side and rear extension would not be set down from the
ridgeline of the existing dwelling, the first floor side addition would be of a limited
width and the two storey rear extension of a modest depth. The extensions would
also be designed to integrate well with the overall architectural design of the
building by virtue of the proposed roof forms, fenestration and materials. For

these reasons, the extensions would not appear unduly dominant or significantly
alter the character of the property as a detached dwelling on a spacious plot.
10.9

The single storey side extension would be subordinate in scale to the host
dwelling. Whilst the lean-to roof over the side extension, which continues as a
canopy across the front of the building, is a departure from the character of the
original dwelling which featured a flat roofed canopy, it would not have an
unacceptable impact upon the character and appearance of the dwelling and
surrounding area as similar features are visible on neighbouring properties on the
road. The single storey rear extension would be finished with a flat roof and
would be of a modest depth that is in keeping with the character with the
appearance of the main property.

10.10 The proposed brickwork, render and roof tiles would be of a colour and texture to
match the existing dwelling, which can be secured by way of planning condition.
10.11 The proposed alterations to the frontage of the property would be minor and
would retain an appropriate balance of hard and soft landscaping, therefore no
objections are raised to these works. The changes to the rear garden would also
be acceptable.
10.12 In summary, the design of the proposal would be of a good quality and would
respect and relate to the general character of the area and the surrounding
dwellings. The development is considered on balance to accord with Policies D1
and D2 of the District Plan, the SDG and the NPPF.
2. Residential amenity
10.13 With regard to the impact on the amenity of adjoining neighbours, Policy D1 of
the District Plan and the Supplementary Design Guidance state that any
extension should not cause loss of light or appear unduly dominant from an
adjoining property or result in a detrimental loss of privacy. Furthermore,
guidance in paragraph 17 of the NPPF sets out to always seek to secure high
quality design and good standard of amenity for all existing and future occupiers
of land and buildings.
10.14 Due to the location of the proposed works, the neighbouring occupiers which are
most likely to be affected by the proposal are those either side of the dwelling, 15
and 20 Cranmer Close. No neighbour comments have been received regarding
the proposal.
10.15 A site visit was made by the case officer on the 20th May 2021, but only from
public vantage points due to the restrictions in place as a result of the
Coronavirus pandemic (COVID-19). A suitable level of information has been
acquired in which to make a full and thorough assessment by use of the case
officer’s photographs taken from the street scene and photos supplied by the
applicant. The specific merits of this case means that a full and complete
assessment can be made in respect of this particular application.
10.16 15 Cranmer Close is located to the east of the application site and comprises a
two storey detached dwelling. The property has previously been extended via the
addition of a two storey side and rear extension. The proposed two storey side
extension which is the subject of this application would be located to the opposite
side of the dwelling to this neighbour, therefore it would have a limited impact on

the occupiers of 15 Cranmer Close. The two storey rear extension would
maintain a separation distance of approximately 5.5m from the common
boundary at first floor. By virtue of its separation distance, modest depth and roof
which would be pitched away from the boundary, it would not appear
unacceptably overdominant or result in a loss of light to habitable windows or any
private amenity space at 15 Cranmer Close. The modest height of the single
storey rear extension and flat roof would also prevent undue harm from
occurring.
10.17 20 Cranmer Close is located to the west of the application site and has also been
extended previously by virtue of a two storey side and rear extension. The
eastern elevation of this property is located closest to the application site and
features a blank flank wall with no doors or windows, limiting direct views of the
proposed side extension. The proposed two storey side/rear extension would be
positioned approximately 1m away from the boundary with 20 Cranmer Close
and would project beyond the rear elevation of the existing dwelling by
approximately 1.7m. Whilst this additional built form would be visible from the
rear windows of the neighbouring dwelling and its rear garden, given the limited
depth of the extension and the separation distance which would be maintained, it
would not appear unduly dominant or result in a significant loss of light to
habitable rooms or amenity space.
10.18 No side windows are proposed at first floor as part of the proposal. The new
windows and doors in the front and rear of the extensions would result in a
similar relationship to that which currently exists and are considered to be
acceptable in an established residential area. There are therefore no concerns
raised in this regard.
10.19 The flats located on Heathfield Close are situated approximately 40m away from
the rear boundary of the application site, which is a sufficient distance to prevent
any significant impact on neighbouring occupiers.
10.20 For the above reasons, the proposal complies with Policy D1 of the Welwyn
Hatfield District Plan 2005, the Council’s Supplementary Design Guidance and
the National Planning Policy Framework.
3. Highways and parking considerations
10.21 In terms of parking, paragraph 105 of the NPPF states that if setting local parking
standards authorities should take into account the accessibility of the
development, the type, mix and use of the development, availability of public
transport, local car ownership levels and the overall need to reduce the use of
high emission vehicles.
10.22 Policy M14 of the District Plan 2005 and the Parking Standards Supplementary
Planning Guidance (SPG) use maximum standards and are not consistent with
the NPPF and are therefore afforded less weight. In light of the above, the
Council have produced an interim Policy for Car Parking Standards that states
that parking provision will be assessed on a case by case basis and the existing
maximum parking standards within the SPG should be taken as guidance only.
This means that higher or lower car parking standards than those set out in the
SPG can be proposed and determined on a case by case basis taking into
account the relevant circumstances of the proposal, its size context and its wider
surroundings.

10.23 The number of bedrooms at the property would be increased from three to five as
a result of the proposal. The existing garage would also be demolished. The
Council’s parking guidance SPG recommends that in parking zone 4, dwellings
with four of more bedrooms should provide three on-site parking spaces. The
application site currently benefits from a driveway which can accommodate
approximately two vehicles as well as a single garage.
10.24 The proposed floor plan indicates three parking spaces within the frontage of the
site which would meet the guideline parking standards contained with the SPG.
10.25 Whilst two of the spaces would be easily accessible as they are located
perpendicular to the vehicular crossover, the third parking space is positioned
parallel, which would likely make it difficult to manoeuvre in and out of the space.
Nonetheless, the property also benefits from a sufficient frontage comprising of
soft landscaping, where if necessary additional parking spaces could be provided
in future.
10.26 Furthermore, the site is located in a sustainable location which is approximately
1.2 miles away from Potters Bar railway station and the town centre, which is a
reasonable distance for walking or cycling. There are also bus stops located
within a 5 minute walk of the application site on Church Road, Great North Road
and Hawkshead Road, all of which provide alternative modes of travel to using a
private motor vehicle.
10.27 In summary, the proposal would provide an acceptable level of on-site car
parking and therefore no objections are raised in regards to Policy M14 of the
District Plan; the SPG Parking Standards; the Council’s Interim Policy for Car
Parking Standards; and the NPPF.
11

Conclusion

11.1

Subject to the suggested conditions the proposal would have no significant
adverse impact upon the character and appearance of the area, adjoining
neighbouring amenity or parking. Accordingly and for the reasons given, the
proposal is recommended for approval.

12

Recommendation

12.1

It is recommended that planning permission be approved subject to the following
conditions:
PRIOR TO ABOVE GROUND DEVELOPMENT
1. The brickwork, roof tile, bond, mortar, windows, detailing, guttering, soffits and
other external decorations of the approved extension/alterations must match
the existing dwelling/building in relation to colour and texture.
REASON: To ensure a satisfactory standard of development in the interests of
visual amenity in accordance with Policies D1 and D2 of the Welwyn Hatfield
District Plan 2005 and the National Planning Policy Framework

DRAWING NUMBERS
2. The development/works shall not be started and completed other than in
accordance with the approved plans and details:
Plan
Number

Revision
Number

Details

Received Date

010

A

Location and Site Plan

20 April 2021

223

A

Existing and Proposed East
Elevation

6 July 2021

222

A

Existing and Proposed West
Elevation

6 July 2021

011

A

Proposed Block Plan

6 July 2021

100

Existing Ground Floor Plan

15 April 2021

101

Existing First Floor Plan

15 April 2021

102

Existing Roof Plan

15 April 2021

220

A

Existing and Proposed North
Elevations

25 June 2021

221

A

Existing and Proposed South
Elevations

25 June 2021

200

A

Proposed Ground Floor Plan

25 June 2021

201

A

Proposed First Floor Plan

25 June 2021

202

A

Proposed Roof Plan

25 June 2021

POSITIVE AND PROACTIVE STATEMENT
The decision has been made taking into account, where practicable and
appropriate the requirements of paragraph 38 of the National Planning Policy
Framework and material planning considerations do not justify a decision
contrary to the development plan.
INFORMATIVES
1. This permission does not convey any consent which may be required under
any legislation other than the Town and Country Planning Acts. Any
permission required under the Building Regulations or under any other Act,
must be obtained from the relevant authority or body e.g. Fire Officer, Health
and Safety Executive, Environment Agency (water interest etc.) Neither does
this permission negate or override any private covenants or legal interest
(easements or wayleaves) which may affect the land.
2. The granting of this permission does not convey or imply any consent to build
upon or access from any land not within the ownership of the applicant.
3. The applicant is advised to take account the provisions of The Party Wall Act
1996 insofar as the carrying out of development affecting or in close proximity
to a shared boundary.

4. Any damage to the grass verges caused by the development/works hereby
approved is the responsibility of the applicant and must be re-instated to their
original condition, within one month of the completion of the
development/works. If damage to the verges are not repaired then the Council
and/or Highway Authority will take appropriate enforcement action to remedy
any harm caused.
5. In addition, and separate to your planning permission, for the majority of
schemes, you are required by law to appoint a building regulator who will
inspect your property at various stages during the course of your building
project. This is to ensure it is compliant with the Building Regulations and the
Building Act 1984.
The checks the building regulator will carry out include, but are not limited to,
the structure, foundations, fire precautions and escape routes, electrical and
plumbing compliance and other issues such as drainage and insulation. The
objective of these checks is to ensure that your building is safe to live in,
accessible and environmentally sustainable.
Once all build stages are checked and the works are finished, a Completion
Certificate is issued confirming that these objectives have been met. You will
also need the Completion Certificate, should you sell the property, as it will
confirm to future owners that the work has been carried out in compliance with
the Regulations.
As the owner of the property, you are responsible for Building Regulations
compliance so we would urge you to decide which regulator to use, as
opposed to leaving your builder or architect to make the choice. This is so that
you can be sure the building regulator is truly independent and working to
protect you from any breach or omission during the works.
Hertfordshire Building Control Limited are a Company wholly owned by eight
local authorities in Hertfordshire including Welwyn Hatfield Borough Council.
Please contact them on 01438 879990 or at
buildingcontrol@hertfordshirebc.co.uk to discuss the process and all that is
involved. Or alternatively refer to the Homeowner Information section on their
website at www.hertfordshirebc.co.uk.

Emily Stainer (Development Management)
Date: 1 July 2021

