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1. SITE DESCRIPTION

1.1. The application property is a three-bedroom mid-terraced property on the northern side of
Haycroft Road, at its far eastern end, close to the junction with Barclay Crescent to the south
and Chelsom Close to the west with Lawrence Avenue beyond.

1.2. The property is constructed of red brick with a dual pitched tiled roof. The prevailing character
of this area is for red bricked terraced or semi-detached housing of a uniform size and design.

1.3. There are examples of hardstands in the front curtilages of a number of properties, including
the adjoining neighbouring properties.
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5.1.

RELEVANT PLANNING HISORY

None relevant

THE CURRENT APPLICATION

This application seeks planning permission for the erection of a single storey front extension
and the creation of a hardstand for two vehicles in the front curtilage adjacent to the front
boundary with the highway.

The extension would measure 2.5m deep, 7m wide, 2.6m high to the eaves and 3.4m high to
the ridge with a hipped roof containing a small area of crown roof measuring 0.7m deep and
4.6m wide.

The hardstand would measure 5m wide and 5m deep at its shortest and 5.7m deep at its
longest would be created in the front curtilage adjacent to the front boundary.

This application comes before the Planning and Development Committee because the
applicant is related to employees of Stevenage Borough Council. Therefore, in line with the
Council’s constitution, this application is being referred to the aforementioned committee for
its decision.

PUBLIC REPRESENTATIONS

Following notification of the application via letters to neighbouring properties, no comments
were received.

CONSULTATIONS
Herts County Council as Highways Authority

5.1.1 Subject to informatives, this level of development is unlikely to generate any significant

6.

movements which would ultimately lead to demonstrable harm to the highway network in
terms of free flow and capacity. Therefore, the highway authority would not wish to restrict
the grant of planning permission.

RELEVANT PLANNING POLICIES

6.1. Background to the Development Plan

6.1.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 provides that the decision

on the planning application should be in accordance with the development plan unless
material considerations indicate otherwise. For Stevenage the statutory development plan
comprises:

* The Stevenage Borough Council Local Plan 2011-2031

* Hertfordshire Waste Development Framework 2012 and Hertfordshire Waste Site
Allocations Development Plan Document (adopted 2012 and 2014); and

*  Hertfordshire Minerals Local Plan 2002 — 2016 (adopted 2007).



6.2

Central Government Advice

6.2.1 A revised National Planning Policy Framework (NPPF) was published in September 2023.

6.3

6.4

This largely reordered the policy substance of the earlier 2012 version of the NPPF albeit
with some revisions to policy. The Council are content that the policies in the Local Plan are
in conformity with the revised NPPF and that the Local Plan should be considered up to date
for the purpose of determining planning applications. The NPPF provides that proposals
which accord with an up to date development plan should be approved without delay
(para.11) and that where a planning application conflicts with an up to date development
plan, permission should not usually be granted (para.12). This indicates the weight which
should be given to an up to date development plan, reflecting the requirements of section
38(6) of the 2004 Act.

Planning Practice Guidance
The PPG contains guidance supplementing the NPPF and with which Members are fully
familiar. The PPG is a material consideration to be taken into account together with the

National Design Guide (2019) which has the same status as the PPG.

Adopted Local Plan (2019)

6.4.1 The policies set out below are relevant in the determination of this application:

6.5

6.6

Policy SP8: Good design;
Policy IT5: Parking and access;
Policy GD1: High quality design;

Supplementary Planning Documents

Parking Provision Supplementary Planning Document October 2020
Stevenage Design Guide Supplementary Planning Document January 2023.

Community Infrastructure Levy
Stevenage Borough Council adopted a Community Infrastructure Levy Charging Schedule in

2020. This allows the Council to collect a levy to fund infrastructure projects based on the
type, location and floorspace of a development.

7. APPRAISAL

7.1.1 The main issues to be considered are the impact of the proposal on the character and

appearance of the area, the impact on the amenities of neighbouring occupiers, and the car
parking provision.

7.1.2 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that all planning

7.2

applications must be determined in accordance with the Development Plan unless material
considerations indicate otherwise.

Impact on the Character and Appearance of the Area

7.2.1 Policy SP8 of the Local Plan requires new development to achieve the highest standards of

design and sustainability. Policy GD1 generally requires all forms of development to meet a
high standard of design which includes form of built development, elevational treatment and
materials along with how the development would integrate with the urban fabric, its
relationship between buildings, landscape design and relevant aspects of sustainable design.



7.2.2 Appendix C of the Stevenage Design Guide SPD 2023 provides guidance on extensions and
alterations to dwellings. The Council will consider the impact upon the appearance of the
existing property as well as the character and appearance of the area. In addition, the guide
sets out that the extension should appear subservient to the original house; smaller in width,
height and depth than the existing property, but still using the same scale and proportions.

7.2.3 Appendix C of the Design Guide SPD also stipulates that building features such as windows,
roof pitches, overhangs, gables, chimneys should all be consistent with those of the existing
property. If the roof of the main building is pitched, for example, then the extension should
have a pitched roof, at the same angle. However, this does not mean that contemporary
design will not be acceptable, providing it respects local character and does not detract from
the original building.

7.2.4 The property forms part of a terrace of four properties on the northern side of Haycroft Road,
opposite the junction with Barclay Crescent to the south. The prevailing character of the
area is small terraces of 3 to 4 dwellings all of identical size, design and materials. The
terraces in this part of Haycroft Road all have much deeper than average front gardens
(approximately 12-15m deep).

7.2.5 The proposed extension would not therefore, appear overbearing or over dominant within the
overall plot, nor against the existing dwelling. The design of the extension is acceptable, and
the use of similar materials will result in a cohesive appearance. The area of crown roof is
minimal and not considered to be detrimental to the street scene.

7.3 Impact on Neighbouring Amenities

7.3.1 Policies SP8 and GD1 of the Local Plan 2019 require development proposals to have regard
to the guidance contained within the Design Guide SPD 2023. Policy GD1 also requires that
development does not adversely impact the amenities of neighbouring occupiers. Appendix
C of the Design Guide SPD states that the Council will assess proposals for residential
extension in terms of their impacts on privacy, outlook, and natural light.

7.3.2 The proposed extension will be 2.5m deep which exceeds the requirements of the Design
Guide SPD (2023) for front extensions adjacent to a shared boundary (1.5m). This guidance
is to protect the amenities of neighbouring habitable rooms from detrimental harm to outlook
and loss of light.

7.3.3 However, in this regard, both neighbouring properties have their front entrance doors
adjacent to the shared boundaries, and in the case of No.117, they have a single door
serving their kitchen in addition to the main front door adjacent to the boundary.

7.3.4 Accordingly, the proposed extension, whilst deeper than the guidance sets out, would not
harm the outlook or impact levels of daylight and sunlight to any habitable rooms in this
instance.

7.4 Car Parking Provision

7.4.1 Policy IT5 of the Local Plan requires development proposals to comply with the parking
standards set out in the Stevenage Borough Council Parking Provision and Sustainable
Transport SPD 2020.

7.4.2 The proposed development would not alter the number of bedrooms in the dwelling.
However, the applicant proposes to install a hardstand in the front garden measuring 5m
wide and 5m deep at its shortest and 5.7m deep at its longest. This can accommodate two
vehicles which is acceptable for a three bedroom dwelling. With the imposition of a condition
to require the hardstand to constructed of porous materials or a soakaway installed, the



hardstand will be acceptable. The neighbouring property, and many others in the area have
similar front curtilage hardstands.

7.4.3 Herts County Council as Highways Authority have assessed the application and raised no

8.
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objections or concerns with regards to the dropped kerb.

CONCLUSIONS

In conclusion, the proposed development is considered to be in accordance with the
development plan taken as a whole and there are no other material considerations which
warrant a decision other than in accordance with the development plan.

RECOMMENDATIONS

That planning permission be GRANTED subject to the following conditions and informatives:

The development hereby permitted shall be carried out in accordance with the following
approved plans:

2333-P001; 2333-P002A;

REASON:- For the avoidance of doubt and in the interests of proper planning

The development hereby permitted shall be begun before the expiration of three years from
the date of this permission.

REASON:- To comply with the requirements of Section 91 of the Town and Country Planning
Act 1990 (as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).

The materials to be used in the construction of the external surfaces of the front extension
hereby permitted shall match the materials used in the construction of the original dwelling to
the satisfaction of the Local Planning Authority.

REASON:- To ensure the development has an acceptable appearance.

The proposed hardstanding shall be made of a porous material, or provision shall be made to
direct surface water run-off water from the hardstanding to a permeable or porous area or
surface within the curtilage of the dwellinghouse.

REASON:- In the interest of visual amenity and to ensure the development is sustainable
and accords with the aspirations of Class F, Part 1 of Schedule 2 to the Town and Country
Planning (General Permitted Development) Order 2015.

For the Following Reason(s):-

Planning permission has been granted for this proposal. Discussion with the applicant to
seek an acceptable solution was not necessary in this instance. The Council has therefore
acted pro-actively in line with the requirements of the National Planning Policy Framework
(paragraph 38) and in accordance with the Town and Country Planning (Development
Management Procedure) (England) Order 2015.

INFORMATIVES

Public Information on Planning Applications

Warning: all information provided on your planning application is now publicly available.
Individuals and organisations offering their services may contact you. The Council does not
endorse or approve any builders, surveyors, trades persons or other supplier, and advises
householders to obtain quotes/references, and check the legitimacy of any contractor who
contacts them before making payment.



Community Infrastructure Levy
Stevenage Borough Council adopted a Community Infrastructure Levy (CIL) Charging
Schedule at Full Council on 27 January 2020 and started implementing CIL on 01 April 2020.

This application may be liable for CIL payments and you are advised to contact the CIL
Team for clarification with regard to this. If your development is CIL liable, even if you are
granted an exemption from the levy, please be advised that it is a requirement under
Regulation 67 of The Community Infrastructure Levy Regulations 2010 (as amended) that
CIL Form 6 (Commencement Notice) must be completed, returned and acknowledged by
Stevenage Borough Council before building works start. Failure to do so will mean you risk
losing the right to payment by instalments and a surcharge will be imposed. NB, please note
that a Commencement Notice is not required for residential extensions if relief has been
granted.

Stevenage's adopted CIL Charging Schedule and further details of CIL can be found on the
Council's webpages at www.stevenage.gov.uk/CIL or by contacting the Council's CIL Team
at CIL@Stevenage.gov.uk .

Building Regulations

To obtain advice regarding current Building Regulations please contact Hertfordshire
Building Control Ltd. by emailing us at building.control@hertfordshirebc.co.uk or phoning us
on 01438 879990.

To make a building regulations application please apply through our website portal at
https://www.hertfordshirebc.co.uk/contact-us/ payment can be made online or by phoning the
above number after the application has been uploaded. Please phone Hertfordshire Building
Control for fees guidance on 01438 879990.

Hertfordshire Building Control can also be contacted by post at Hertfordshire Building Control
Ltd, 4th Floor, Campus West, Welwyn Garden City, Hertfordshire, AL8 6BX.

Once a building regulations application has been deposited with relevant drawings and fee
building work may commence. You will be advised in their acknowledgement letter of the
work stages we need to inspect but in most instances these are usually:

Excavation for foundations

Damp proof course

Concrete oversite

Insulation

Drains (when laid or tested)

Floor and Roof construction

Work relating to fire safety

Work affecting access and facilities for disabled people
Completion

Please phone Hertfordshire Building Control on 01438 879990 before 10.00am to ensure a
same day inspection (Mon - Fri).

Party Wall etc. Act 1996

Any work that affects a party wall, including foundations dug within 3.0m of a neighbouring
building, may be controllable under the Act and may require approval from the adjoining
owner(s). Party Wall Act matters are always civil matters and it is neither Stevenage
Borough Council's nor Hertfordshire Building Control Ltd's remit to control or enforce Party
Wall act matters. Please refer to the Government's explanatory booklet The Party Wall etc.
Act 1996, a copy of which is available online at
https://www.gov.uk/government/publications/the-party-wall-etc-act-1996-revised-explanatory-
booklet



5  Hertfordshire County Council as Highways Authority

Parking and Storage of materials: The applicant is advised that all areas for parking, storage,
and delivery of materials associated with the construction of this development should be
provided within the site on land which is not public highway, and the use of such areas must
not interfere with the public highway. If this is not possible, authorisation should be sought
from the Highway Authority before construction works commence. Further information is
available via the website: https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-management/highways-
development-management.aspx or by telephoning 0300 1234047.

6  Hertfordshire County Council as Highways Authority

Obstruction of public highway land: It is an offence under section 137 of the Highways Act
1980 for any person, without lawful authority or excuse, in any way to wilfully obstruct the
free passage along a highway or public right of way. If this development is likely to result in
the public highway or public right of way network becoming routinely blocked (fully or partly)
the applicant must contact the Highway Authority to obtain their permission and requirements
before construction works commence. Further information is available via the website:
http://www.hertfordshire.gov.uk/services/transtreets/highways/ or by telephoning 0300
1234047.

Hertfordshire County Council as Highways Authority

Debris and deposits on the highway: It is an offence under section 148 of the Highways Act
1980 to deposit compost, dung or other material for dressing land, or any rubbish on a made
up carriageway, or any or other debris on a highway to the interruption of any highway user.
Section 149 of the same Act gives the Highway Authority powers to remove such material at
the expense of the party responsible. Therefore, best practical means shall be taken at all
times to ensure that all vehicles leaving the site during construction of the development and
use thereafter are in a condition such as not to emit dust or deposit mud, slurry or other
debris on the highway. Further information is available by telephoning 0300 1234047.

10.BACKGROUND DOCUMENTS

1. The application file, forms, plans and supporting documents having the reference number
relating to this item.

2. Stevenage Borough Council Supplementary Planning Documents — Parking Provision
adopted October 2020 and Stevenage Design Guide adopted January 2023.

3. Stevenage Borough Local Plan 2011 — 2031 adopted 2019.
4. Hertfordshire County Council’s Local Transport Plan 4 adopted May 2019.

5. Responses to consultations with statutory undertakers and other interested parties referred
to in this report.

6. Central Government advice contained in the National Planning Policy Framework
September 2023 and Planning Practice Guidance.



