/ Part | — Release
Ste¥Yenage to Press

BOROUGH COUNCIL
Meeting: Planning and Development Agenda ltem:
Committee
Date: 30 May 2019
Author: Dave Rusling 01438 242270
Lead Officer: Chris Berry 01438 242257
Contact Officer: Dave Rusling 01438 242270
Application No: 19/00195/FP
Location: 3 and 4 Ditchmore Lane, Stevenage
Proposal: Variation to condition 1 (site plan) attached to planning permission
reference number 15/00080/FP to amend access and parking
layout.
Drawing Nos.: 12005wd3.10 Rev L
Applicant: Stevenage Borough Council
Date Valid: 28 March 2019
Recommendation: GRANT PLANNING PERMISSION

© Crown copyright and database rights
2019 Ordnance Survey 100024285 1

Plan for information purposes onl

1. SITE DESCRIPTION

1.1 The application site comprises Nos. 3 and 4 Ditchmore Lane including their rear curtilages
which are a pair of semi-detached properties constructed of red facing brickwork under a
brown plain tiled roof. Although currently vacant, these properties were previously used as a
residential property (No.3) and as a community mental health premises operated by
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Hertfordshire NHS foundation trust (No.4). The properties are attractive, unlisted, but
nevertheless historic buildings located within the southern end of the Old Town Conservation
Area. The properties are located on the western side of Ditchmore Lane, which at its southern
end becomes a dead end, having been truncated by Fairlands Way, but providing access to
offices, Stevenage Cricket Club and the service area of Majestic Wine, located beyond the
application site. Each of the properties has their own vehicular and pedestrian access which is
taken via Ditchmore Lane.

The land is adjoined by Nos. 5 (currently being converted to flats) and 6 (The Haven) to the
south and by the Gate Hotel to the north, a two storey property facing onto Ditchmore Lane,
with a modern three storey red brick element to the rear which has frontages onto Gates Way
and Lytton Way. To the west the site backs onto recently constructed bungalows beyond
which is Lytton Way, which is located at a lower level than the application site, separated by
grassed bank.

RELEVANT PLANNING HISTORY

Permission granted under ref 2/0107/98 in May 1998 for change of use of 4 Ditchmore Lane
from hostel for the homeless to community resource centre for mental wellbeing.

Planning permission granted under ref 12/00577/FPM in August 2013 for refurbishment of
Nos. 3, 4 and 5 to provide 2no. five bed dwellings and 1no. one bed flat; erection of 4no. two
bed and 1no. three bed bungalows; extension to No. 6 to provide homeless hostel for The
Haven; change of use of No. 4 from office to residential; associated access, car parking and
landscaping.

Conservation Area Consent granted under ref 12/00608/CA in August 2015 for demolition of
existing outbuildings and extensions to the rear of 4, 5 and 6 Ditchmore Lane 15.08.2013

Permission granted under ref 13/00417/COND in November 2013 for discharge of conditions 4
(landscaping); 8 (Tree Protection) and 18 (noise protection) attached to planning permission
12/00577/FPM.

Permission granted under ref 13/00431/COND in November 2013 for discharge of Condition
14 (Wheel Washing) attached to planning permission reference number 12/00577/FPM.

Permission granted under ref 13/00554/COND in March 2015 for discharge of Conditions 16
(Travel Plan) and 22 (External Lighting) attached to planning permission reference number
12/00577/FPM.

Consent granted under ref 13/00570/NMA in March 2013 for non-material amendment to
planning permission reference number 12/00577/FPM to alter the position of the vehicular
access and amendments to specified trees.

Consent granted under ref 14/00575/NMA in November 2014 for non-material amendment to
previously approved planning permission reference number 12/00577/FPM to amend bin store
roof construction.

Consent granted under ref15/00003/NMA in February 2015 for non-material amendment to
previously approved planning permission reference number 12/00577/FPM to amend
proposed road surface from block paving to tarmac.

Permission granted under ref 13/00391/COND in November 2013 for discharge of condition 5
(bat survey) and partial discharge of condition 3 (archaeological investigation) attached to
planning permission 12/00608/CA.



211 Permission granted under ref 13/00392/COND in November 2013 for discharge of conditions 3
(materials); 10 (means of enclosure); 21 (bat survey report) and partial discharge of condition
9 (archaeological investigation) attached to planning permission 12/00577/FPM.

212 Consent granted under ref 13/00400/NMA in October 2013 for non-material amendment to
previously approved planning permission reference number 12/00577/FPM for amended
parking bays to No.5, vehicular access bellmouth northern kerbline repositioned, and brick
wall to rear of Nos. 3 & 4 amended to close boarded fence.

2.13 Permission granted under ref 15/00080/FP at no’s 3 and 4 in April 2015 for demolition of
existing rear extensions, single garage and outbuilding; erection of two storey and single
storey rear extensions and conversion of existing properties into 3no. one bed and 3no. two
bed flats

214 Consent granted under ref 16/00230/NMA June 2016 in for Non-material amendment to
previously approved planning permission 12/00577/FPM to amend landscaping proposals to
create 2no. new parking spaces; widening of driveways; amendments to approved
fenestrations and materials; and amendments to wall finishes.

2.15 Consent granted under ref 18/00460/NMA at no’s 3 and 4 in June 2016 for non-material
amendment to previously approved planning application ref 15/00080/FP to provide an
additional parking space.

2.16 Consent granted under ref 19/00159/NMA in April 2019 for non-material amendment to
planning permission 15/00080/FP to increase the width of the rear extensions and change the
kitchen and en-suite layouts of flat no.4 and No.6. Removal of the chimney serving flat No.3.

3. THE CURRENT APPLICATION

3.1 The current application seeks planning permission to vary condition 1 (drawing numbers)
attached to planning permission 15/00080/FP in order to amend the access and parking
spaces. The reasons for the amendments as stated by the applicant are:-

° Relocating the entrance for spaces 4, 5 & 6 allows for more amenity space to the frontage of
3&4 Ditchmore Lane, improving the street scene.

° Bringing the bin stores to the side of the property allows them to be serviced from the front of
the property.

° Removal of the dilapidated wall and serrated railings between the two properties opens up the
site improving general amenity.

° Co-locating the Electrical Intakes at the rear of the site allows for easier installation and
ongoing maintenance access.

3.2 The application comes before the planning committee for determination as the applicant and
land owner is Stevenage Borough Council.

PUBLIC REPRESENTATIONS

4.1 The proposal has been publicised by way of letters to adjoining premises, press notice and a
site notice was displayed to the front of the property. At the time of drafting this report no
response had been received.
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CONSULTATIONS

Hertfordshire County Council — Highways

There are no highway issues associated with this proposal and, therefore, the Highway
Authority does not wish to restrict the grant of planning permission. However, as Parking
Authority responsible for parking provision, no doubt you will satisfy yourselves that the
parking provision for the site meets your requirements.

BEAMS (Council’s Conservation Advisor)
No comment received.
Council’s Arboriculturist

| have looked into this application and can confirm that | have no objection to the proposed
variation.

RELEVANT PLANNING POLICIES

Background to the Development Plan

In the determination of planning applications development must be in accordance with the
statutory development plan unless material considerations indicate otherwise. For Stevenage
the statutory development plan comprises:

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

» Hertfordshire Minerals Local Plan 2002 — 2016 (adopted 2007); and

* The Stevenage District Plan Second Review 2004.

The Council has now reached an advanced stage in the preparation of a new Stevenage
Borough Local Plan 2011-2031. The Plan has been used as a material consideration in the
determination of all planning applications registered on or after Wednesday 6 January 2016.
The Plan has now been through the Examination process and the Inspector's Report was
received in October 2017. This recommended approval of the Plan, subject to modifications
proposed. The Plan was previously subject to a holding direction placed upon it by the Ministry
of Housing Communities and Local Government (MHCLG), which prevented its adoption. The
holding direction on the Stevenage Borough Local Plan was lifted by MHCLG on 25 March
2019 and is now subiject to formal adoption by Stevenage Borough Council.

The National Planning Policy Framework sets out that decision-takers may give weight to
relevant policies in emerging plans according to their stage of preparation, the extent to which
there are unresolved objections to relevant policies, and their degree of consistency with
policies in the National Planning Policy Framework.

In considering the policy implications of any development proposal, the Local Planning
Authority will assess each case on its individual merits, however, bearing in mind the positive
Inspector's Report, significant weight will be afforded to policies within the emerging Local
Plan.

Central Government Advice

A revised National Planning Policy Framework (NPPF) was published in February 2019. The
NPPF sets out the Government’s planning policies for England and how these are expected to
be applied. Annex 1 of the NPPF provides guidance on how existing local plan policies which
have been prepared prior to the publication of the NPPF should be treated. Paragraph 213 of
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the NPPF applies which states that due weight should be afforded to the relevant policies in
the adopted local plan according to their degree of consistency with it.

Planning law requires that applications for planning permission must be determined in
accordance with the development plan unless material considerations indicate otherwise. The
NPPF is itself a material consideration. Given that the advice that the weight to be given to
relevant policies in the local plan will depend on their degree of consistency with the NPPF, it
will be necessary in the determination of this application to assess the consistency of the
relevant local plan policies with the NPPF. The NPPF applies a presumption in favour of
sustainable development.

In addition to the NPPF, advice in Planning Practice Guidance must also be taken into
account. It states that, where the development plan is absent, silent or the relevant policies
are out of date, paragraph 11 of the National Planning Policy Framework requires the
application to be determined in accordance with the presumption in favour of sustainable
development unless otherwise specified.

Adopted Local Plan

TWH1 - Sustainable Development;
TWS8 - Environmental Safeguards;
TW9 - Quality in Design;

EN13 - Trees in New Developments;
T15  Car Parking Strategy;

Stevenage Borough Local Plan 2011-2031 Publication Draft (Emerging Local Plan)

SP1 - Presumption for Sustainable Development;
SP2 - Sustainable Development in Stevenage;
SP7 - High Quality Homes;

SP8 - Good Design;

GD1 High Quality Design;

ITS Parking and Access

NH5 Trees and Woodlands

NH10 - Conservation Areas

Supplementary Planning Documents

Parking Provision Supplementary Planning Document January 2012.
Stevenage Design Guide 2009.
Old Town Conservation Area Management Plan — July 2012.

APPRAISAL

When considering applications of this type, local planning authorities are entitled to consider
only the question of the conditions to which planning permission should be granted and must
leave the original permission intact. In this instance, the other conditions imposed on the
originally granted planning permission for this development remain relevant, so that the only
issue for consideration in the determination of this application is how the variation of the
condition referred to above would impact on the approved scheme and whether any additional
conditions are warranted.

The main issues for consideration in the determination of this application are, therefore, the
acceptability of the changes to the scheme in respect of the visual amenities of the area,
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highway safety and car parking provision, as permitted under the original grant of planning
permission.

Impact upon the Character and Appearance of the Area

In terms of the character and appearance of the area, the site lies at the southern end of the
Old Town Conservation Area. The Conservation Area Management Plan (CAMP) for this part
of the Old Town conservation Area identifies one of the strengths being No’s 1 to 6 Ditchmore
Lane which are considered as being structures of importance and which have retained a
number of their original features. The CAMP also makes reference to the application site and
states that development on the site could make more efficient use of these low density plots
given their highly sustainable location. However, it also states that the need to retain the
original buildings in an appropriate setting should form an essential part of any future scheme.

As set out in section 2 above, this site has been developed out in part under the planning
permission granted in 2013, with the Haven being relocated to No.6 Ditchmore Lane which
has been significantly extended to the rear to provide new accommodation. Similarly, 5
bungalows have been erected to the rear of Nos 3-6, along with a new access road and
associated landscaping and car parking. Planning permission was granted in April 2015 at
no’s 3 and 4 for the demolition of existing rear extensions, single garage and outbuilding and
the erection of two storey and single storey rear extensions and conversion of existing
properties into 3no one bed and 3no two bed flats. A further amendment to this was granted in
June 2016 to provide an additional parking space.

In terms of the current proposals for Nos. 3 and 4, the main changes are to the access to three
of the spaces proposed to the front of No.4. This would now be amended to become a shared
access serving No’s 4 and 5. This has enabled the parking spaces to be moved further south,
thus allowing for a greater separation between the parking spaces proposed for No.3, thereby
allowing for a larger landscaped area to the front of these properties separating the parking
spaces. This has also enabled there to be room to plant a tree which would help to offset the
proposed loss of Sycamore trees to the rear of No.5. It is also proposed to relocate the bin
store from the rear of No.3 to the side of the property bringing these nearer to Ditchmore Lane.

The aforementioned changes are considered relatively minor in nature and are not considered
to harm the character and appearance of the area generally and would preserve the character
and appearance of the Stevenage Old Town Conservation Area. Additionally, the introduction
of a larger landscaped area to the front of the properties is welcomed.

In view of this, the changes are considered to be acceptable and would not harm the character
and appearance of the area. The introduction of replacement planting can be controlled by an
appropriately worded condition.

Highway Safety Implications

With regard to access and highway safety, the proposal involves changes to the proposed
access to the parking spaces for No.4, enlarging this in order that it can become a shared
access for both No's 4 and 5 Ditchmore Lane. The highway authority has assessed the
changes and is raising no objection in terms of proposed traffic generation created from the
new development or highway safety.

Car Parking

With regard to car parking provision, when the original scheme to re-develop the whole of 3-6
Ditchmore Lane was granted, parking provision for vehicles was provided within the site. In
total 26 spaces were approved, 16 for the residential units and 10 for the Haven. These were
considered to be acceptable in this highly sustainable location (zone 1).
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With regard specifically to numbers 3 and 4, when planning permission was granted to convert
these properties to flats, following amendments to the scheme, 6 spaces were to be provided,
3 to the front of No.3 and a further 3 to the front of No.4. The current application retains the
same number of spaces but allows for the reconfiguration of the hardstand serving both of
these parking areas.

Based on the Council’s adopted car parking standards for 1 and 2 bed flats, a total of eight
spaces would be required for the 3 one bed and 3 two bed flats, (1 space per 1 bed flat and
1.5 spaces per 2 bed flat. This would result in a total of 7.5 spaces rounded up to 8. However,
given the sustainable location, (zone 1) the requirement can be reduced to between 25% and
50% below the minimum. Consequently, between 2 and 4 spaces would be required. In view
of this, whilst 6 spaces could be deemed an overprovision, it is accepted that realistically each
property would require at least 1 space. In view of this, the re-arranged parking to serve these
units is considered to be acceptable.

In terms of cycling provision, a cycle store for 6 cycles is provided within the site to the rear of
the flats which meets with the Council’s adopted standards. Similarly, bin storage facilities are
provided within the application site to serve the flats, the revised location of which are
considered to be acceptable.

Taking into account the above assessment, the proposed parking is considered to be
acceptable.

CONCLUSIONS

It is considered that the proposal is minor in nature and would have an acceptable impact on
the character and appearance of the area and the Old Town Conservation Area within which
the site lies. Additionally, the proposed scheme would not adversely affect the operation or
safety of the local highway network and would provide a sufficient level of car parking.
Accordingly, it is recommended that planning permission be granted.

RECOMMENDATIONS

Planning permission be GRANTED subject to the following conditions:-

The development hereby permitted shall be carried out in accordance with the following
approved plans: 12005wd3. 10 Rev L, 12005 wd2.02P1, 12005 wd12005 wd2.02P12.01P1,
12005 wd2.20P1, 12005 wd2.21P1, 12005 wd2.22P1, 12005 wd2.23P2

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

The materials to be used in the construction of the external surfaces of the extensions and
external alterations to facilitate the conversion of the properties to flats hereby permitted shall
match the materials used in the construction of the original properties to the satisfaction of the
Local Planning Authority.

REASON:- To ensure the development has an acceptable appearance and to safeguard the
appearance of the Old Town Conservation Area.

Prior to the first occupation of the dwellings hereby permitted the parking spaces and turning
facilities identified on drawing 12005wd3. 10 Rev L shall be constructed, hardsurfaced and
made ready for use to serve the occupants of those properties unless otherwise agreed in
writing by the Local Planning Authority. The spaces shall be permanently retained in that form
thereafter.

REASON:- To ensure that adequate parking facilities are available within the site and that
there is no detriment to the safety of adjoining highways



No construction work relating to this permission shall be carried out on any Sunday, Public or
Bank Holiday nor at any other time except between the hours of 0730 and 1800 on Mondays
to Fridays and between the hours of 0900 and 1330 on Saturdays.

REASON: - To safeguard the amenities of the occupiers of neighbouring properties.

Notwithstanding the details shown in this application, prior to the occupation of the dwellings
hereby permitted, the treatment of all boundaries including details of any walls, fences, gates
or other means of enclosure shall be submitted to and approved in writing by the Local
Planning Authority. The approved boundary treatments shall be completed before the use
hereby permitted is first occupied and thereafter permanently retained.

REASON:- To ensure a satisfactory standard of development in the interests of amenity.

All areas for parking, delivery and storage areas associated with the construction of the
development must be provided on land which is not public highway and the use of such areas
must not interfere with the use of the public highway.

REASON:-In the interests of highway safety, amenity and free and safe flow of traffic in
accordance with the advice contained in the National Planning policy Framework.

The development hereby permitted shall not be occupied until details of the bin and cycle
stores as identified on drawing12005wd3. 10 Rev L have been submitted to and approved in
writing by the Local Planning Authority. Development shall be carried out in accordance with
the approved details and these facilities shall be provided prior to the first occupation of the
dwellings.

REASON:- To ensure the development has an acceptable appearance and to promote the
use of sustainable transport modes and reduce reliance on the private car in accordance with
Government advice contained in the National Planning Policy Framework.

On completion, the dwellings shall meet the following criteria, either:
i. with windows open for ventilation or

ii. with windows closed and with mechanical purge and background ventilation, sufficient
to comply with the current Building Regulations.

Noise Level (dB)

Daytime Noise Inside living areas < 35 LAeq (16 hours)
(07:00 - 23:00)

Night-time Noise Inside bedrooms < 32'1298 (8 hours)
(23:00 - 07:00) Amax,Fast

Where mechanical purge ventilation is required to achieve the above standards with
windows closed, this shall be designed so as to ensure that the ventilation system itself
does not produce unacceptable levels of noise within each dwelling. All schemes for
ventilation shall comply with the current edition of Approved Document F to the Building
Regulations.

The development hereby permitted shall not be occupied until there has been submitted to
and approved by the Local Planning Authority a scheme of soft and hard landscaping and
details of the treatment of all hard surfaces. The scheme shall include details of all existing
trees and hedgerows on the land and details showing all trees to be removed, or retained,
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together with details of all new planting to take place including species, size and method of
planting.
REASON:- To ensure a satisfactory appearance for the development.

All planting, seeding or turfing comprised in the approved details of landscaping shall be
carried out in the first planting and seeding seasons following the first occupation of the
building(s) or the completion of the development whichever is the sooner.

REASON:- To ensure a satisfactory appearance for the development.

All hard surfacing comprised in the approved details of landscaping shall be carried out prior to
the first occupation of the building or the completion of the development, whichever is the
sooner.

REASON:- To ensure a satisfactory appearance for the development.

Any trees or plants comprised within the scheme of landscaping, which within a period of five
years from the completion of the development die, are removed or become seriously damaged
or diseased shall be replaced in the next planting season with others of similar size and
species, unless otherwise agreed in writing by the Local Planning Authority.

REASON:- To ensure a satisfactory appearance for the development.

No tree shown retained on the approved plans, or subsequently approved landscaping
scheme, shall be cut down, uprooted or destroyed, nor shall any retained tree be topped or
lopped within five years of the completion of development without the written approval of the
Local Planning Authority.

REASON:- To ensure the protection of those trees which should be retained in the interests of
visual amenity.

No removal of trees, scrubs or hedges shall be carried out on site between 15t March and 31st
August inclusive in any year, unless searched before by a suitably qualified ornithologist.
REASON:- Nesting birds are protected from disturbance under the Wildlife and Countryside
Act 1981 (As amended).

Pro-active Statement

Planning permission has been granted for this proposal. The Council acted pro-actively through

po
to

sitive engagement with the applicant during the determination process which led to improvements
the scheme. The Council has therefore acted pro-actively in line with the requirements of the

National Planning Policy Framework (paragraphs 186 and 187) and in accordance with the Town and
Country Planning (Development Management Procedure) (England) Order 2015.

10 BACKGROUND DOCUMENTS

. The application file, forms, plans and supporting documents having the reference number relating

to this item.

. Stevenage District Plan Second Review 1991-2011.
. Emerging Stevenage Local Plan 2011-2031.

. Stevenage Borough Council Supplementary Planning Documents — Parking Provision adopted

January 2012.

. Hertfordshire County Council Local Transport Plan LTP4 2018-2031

. Central Government advice contained in the National Planning Policy Framework February 2019

and the National Planning Policy Guidance 2014, as amended.



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