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WELWYN HATFIELD BOROUGH COUNCIL 
ESTATE MANAGEMENT APPEAL PANEL – 15 JUNE 2017 
REPORT OF THE EXECUTIVE DIRECTOR (PUBLIC PROTECTION, PLANNING 
AND GOVERNANCE) 
 
6/2016/2444/EM 

81 BUSHEY LEY, WELWYN GARDEN CITY, AL7 3HF 

CONVERSION OF LOFT WITH INSTALLATION OF DORMER TO THE REAR AND 
ROOF LIGHTS TO FRONT ELEVATIONS 

APPLICANT: Mr S Brunyee 

(Panshanger) 

1 Background 

1.1 This is an appeal against the refusal of Estate Management Consent for the 
conversion of the loft and the installation of a rear facing dormer and roof 
lights to the front elevation. The application was refused for the following 
reasons:  

1. ‘The rear dormer window is unacceptable by virtue of its extent, siting 
and dominant appearance on the rear roofslope of the dwelling which 
is overtly visible from the street scene of Bushey Ley and Dodwood. 
The dormer would result in a visually discordant and incongruous 
feature that would be detrimental to the appearance of the streetscene, 
failing to maintain and enhance the amenities and values of the Garden 
City in accordance with Policy EM1 of the Estate Management 
Scheme.’ 

 
2. ‘By virtue of the proposed number, siting and appearance of the roof 

lights they would form an uncharacteristic addition to the front roof 
slope of the property that, given the visibility of the front roof slope this 
would be detrimental to the character and appearance of the 
application property and the street scene. The proposal would fail to 
maintain and enhance the values and amenities of Welwyn Garden 
City contrary to Policy EM1 of the Estate Management Scheme.’ 

 
2 Site Description 

2.1 The application site is located to south-east of Welwyn Garden City and 
comprises of an end of terrace, two storey property. The appeal property 
fronts Bushey Ley, however it is sited on a corner plot with a small cul-de sac, 
Dodwood. The immediate street scene is residential in character with 
properties similar in size and design to the appeal property.  

 



2.2 It should be noted that the area appears relatively unchanged with no 
alterations readily visible within the public realm. The terraced row of 
properties in which the appeal property is sited, retain their original character 
and are consistent in terms of appearance with other rows of terraces in the 
street scene.  

 
3 The Proposal 

3.1  The original application sought Estate Management consent for the 
conversion of the loft, installation of a rear facing dormer and roof lights to the 
front elevation.   

4 Estate Management History 

4.1 W6/2003/0327/EM – Formation of a Vehicle Hardstanding – Granted 4th 
August 2003 

 
5 Policy 

5.1 Estate Management Scheme Policies (October 2008): 

5.2 EM1 – Extensions and Alterations  

6  Discussion 
 
6.1 This is an appeal against the refusal for Estate Management Consent. The 

appellant’s Appeal Statement is attached at Appendix 1 and the delegated 
officer’s report for application reference 6/2016/2444/EM, is attached at 
Appendix 2.  

 
6.2  The key issue in the determination of this appeal is the impact of the 

development on the amenities and values of the surrounding area. The impact 
on the residential amenity of adjoining occupiers is judged to be acceptable.  

 
6.3 Policy EM1 of the Estate Management Scheme (EMS) refers to proposals for 

extensions and alterations, the policy clearly states that extensions and 
alterations to existing properties will only be allowed if they are in keeping with 
the design, appearance, materials and architectural detailing used in the 
existing building and do not have a detrimental impact on the amenities and 
values of the surrounding area or the residential amenity of adjoining 
occupiers.  

 
6.4 Additionally in order to be able to manage the large amount of requests for 

roof alterations and energy efficiency measures, following public consultation 
the Council has approved a Policy approach within the Welwyn Garden Estate 
Management Scheme Areas to deal with roof alterations and this is as 
follows: 

 

 Estate Management Consent will only be granted for energy efficiency 



measures and other roof alterations where they are sited on the rear or 
side roof slope and are sited to minimise the effect on the external 
appearance of the building. 
 

 Estate Management Consent will only be granted if the proposed 
alteration, when viewed from any surrounding public vantage point does 
not have a detrimental impact on the character and appearance of the 
street scene and the wider amenities and values of the area. 
 

 Exceptions to this Policy approach will apply where, in the judgement of 
the case officer the architectural design and style of an individual property 
or the wider character of the area means that an alteration on a principal 
roof slope of a property would not have a detrimental impact on the 
character and appearance of the street scene and wider amenities and 
values of the area. 

 

 In all cases the decision maker will continue to weigh the environmental 
benefits of energy efficiency measures against the visual impact. 

 
This above approach applies to the installation of new chimneys, roof lights, 
dormer windows, Solar PV, Thermal equipment, wind turbines, flues, sun 
pipes, aerials and antennas and any other alterations to the roof of a property 
covered by the Estate Management Scheme. 

 
6.5 The appeal dwelling is located on a prominent corner plot with Bushey Ley 

and Dodwood, with front and rear elevations readily visible from public 
vantage points. The main issue is the impact of the dormer window on the 
appearance of the terrace of properties, which are visible from Bushey Ley 
and Dodwood and the wider street scene.  

 
6.6 The proposed dormer window by virtue of its size and scale, would extend 

across the majority of the rear roof slope, leaving nominal verges to the side 
of the dormer window of 0.1 and 0.2m.  As a result the rear dormer would 
dominate the rear roof slope and would be readily visible having a detrimental 
impact on the character and appearance of the street scene and the overall 
values and amenities of the Garden City. 

 
6.7 No dormer windows could be seen to properties within the terrace row, nor 

could they be seen to other properties on Bushey Ley or nearby cul-de sacs. 
Therefore the area maintains uniformity and the original architectural detailing, 
symmetry and character of the area has been retained.  

 
6.8 Whilst the appellant references No’s 50, 56 and 68 located on Great Ganett, 

as these properties feature rear facing dormer windows, these are located on 
a different street approximately 250m away and are not visible nor are they 
immediately close to the host site. It is not considered that these properties 
set a precedent within Bushey Ley or nearby cul-de sacs and it is re-iterated 
that the character of Bushey Ley and the surrounding cul-de sacs still retain 
the original garden city layout with no interruptions to the roof slopes, 
therefore retaining the original and intended character of the area.     



 
6.9 With regards to the front facing roof lights, these are not a typical feature 

within the street scene of Bushey Ley or the surrounding area. The main issue 
is the impact of roof lights on the appearance of the terrace of properties 
which are visible from Bushey Ley. The roof lights would be highly visible and 
dominant within the street scene. Due to the unaltered roof forms to properties 
in the area, the introduction of front facing roof lights is a discordant element 
and would appear incongruous, causing harm to the value and amenity of the 
surrounding area and therefore would not be acceptable within the Estate 
Management Area.   

 
6.10 Whilst the appellant suggests the removal of the front facing roof lights which 

would be a positive benefit to the scheme. Nonetheless, no alterations are 
proposed to the dormer window, which harms the values and amenities of the 
Garden City as outlined above.  

 
7 Conclusion  
 
7.1 The majority of Welwyn Garden City consists of carefully designed layouts, 

with formal and symmetrical patterns where design and detailing of properties 
have been carefully planned. Properties have been constructed in groups 
replicating architectural detailing and it is this architectural integrity that 
officers seek to protect.  

 
7.2 The proposed alterations fail to be in accordance with the roof alteration 

approach as explained above, as the rear dormer window by virtue of its 
extent, siting and dominant appearance on the rear roof slope is readily visible 
from the street scene of both Bushey Ley and Dodwood. The dormer would 
result in a visually discordant and incongruous feature that would be 
detrimental to the appearance of the street scene. Additionally the proposed 
number, siting and appearance of the roof lights would form a discordant 
addition to the front roof slope of the property.  As such the proposal would fail 
to maintain and enhance the amenities and values of the Garden City in 
accordance with Policy EM1 of the Estate Management Scheme.  

 
8 Recommendation 
 
8.1 That Members uphold the delegated decision and dismiss the appeal 
 
 
Rachael Collard (Development Management) 
Date 30 May 2017 
 
Background Information 
Appendix 1: Appellants grounds of appeal 
Appendix 2: Original delegated officer’s report 
 



 


