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APPEAL BY MRS AND MR B AND T ASHCROFT
. APPLICATION NO:- 4/0084/82

1. 1 refer to this appeal, which I have been appointed to determine, against. the
decision of the Dacorum District Council to refuse planning permission for the
change of use of ground floor of cottage to form extension to public house, cottage
adjoining the Steamcoach, St Johns Road, Hemel Hempetead. I have considered the
written representations made by you, by the council and also those made by interestad

person3. I inspected the site on “onﬁag 18 October 1982 but have taﬁeﬂ accourt of
"eoroseptathns recelveu after that date. ..

2 I note that. your cllenxs plannlng appllcatlon is for the- convers1on of the -
ground floor of the cottage to kitchen and store and the first floor to dining
area and kitchen, and that their intention is that the first floor should be used
as an extension to the private living accommodation of the public house. The
council's objections to the proposals appear to relate solely to the proposed
change of use of the ground floor of the cottage. However, regardless of whether
or not planning permission may be required for the proposals for the first floor
of the cottage I do not consider that it would be appropriate for me to deal with
the proposals for the ground floor and the first floor separately, since, in my
opinion, your clients’ plans for the future use of the 2 floors are closely

. inter-related.

3, The appeal premises comprise a small 2 storey structure, formerly in resi-
dential use as a separate cottage, but now used for domestic storage purposes
only. The structure forms the end part of a building, the remainder of which
comprises the public house, The Steamcoach, operated by your clients. The premises
are situated on St Johns Road near to Hemel Hempstead town centre., To the west,
north and east of the appeal premises and public house are dwellings and a little
further to the east is a former school, now used as an annexe to the Dacorum
College of Further Education and a public hall., To the south, on the opposite

side of St Johns Road, is a cricket ground and cother open space. 5t Johns Road

is a c¢lass II road which, from my inspection, carries a sizeable volume of traffic.
The appeal premises adjoin a bend in this road and the road rises noticeably
towards the east with a further bend., To the east a section of the road has day-
time parking restrictions on both sides of the carriageway. On the south side

of the road in the vicinity of the appeal premises several lengths of the verge
have been surfaced and provide car parking spaces for public use, at right angles
to the carriageway and immediately adjoining it, The appeal premises and the
Public house are set fairly near to the road. -There is a space for perhaps 2 cars
to jark immediately in front of the public house, but otherwise it has no off-street
parking facilities.



4, The proposed changes to the appeal premises are part of your clients' plans
for the refurbishment and improvement of The Steamcoach.

~ 5. From my inspection of the appeal site and its surroundings and the

representations made, I consider that the main issue in this case is whether

or not the proposed change of use of the ground floor of the appeal premises
would be detrimental to traffic safety in the wvicinity.

6. From the representations made I am satisfied that the present car parking
facilities in the vicinity of the appeal site are inadequate to deal with the

demand from the existing uses in the area, the Further Education annexe, the

public hall, the cricket ground, the public house and those dwellings fronting

onto St Johns Road that lack private car parking space. The public house itself

has only very limited parking space available, as I have indicated., The only

car parking space nearby available for public use comprises the spaces immediately
adjoining the carriageway on the south side of St Johns Road, and the carriageway
itself. The alignment of St Johns Road is far from ideal, with marked bends and
changes of level in the vicinity of the appeal premises. In my opinion this
combination of features and circumstances creates traffic conditions on St Johns Road
hereabouts that are potentially hazardous. I consider that further increases in
traffic generation and car parking demand in this vicinity would.be very undesiriiii.

7. For your clients you contend that use of the ground floor of the appeal premises
as a kitchen, to provide an improved dining service at the public. house, would not
aggravate the existing car parking situation. You say that the proposed refurbish-
ment of the existing public house would not lead to any significant increase in the
size of the bar area and that there is a limit to the number of persons that can
.physically occupy the premises.. You contend too that use of part of the present

~bar accommodation spec1f1ca11y as a dlnlng area would reduce the car parking

' g frequlrnment for the public house as a- whole on. the ba51s of the counczl's standards,

8. I regret that I am unable to accept your conclu51ons. Although there ﬂould be
no change in the floorspace available to the public as a result of the use of part
of the ground floor of the cottage as part of the public house, the change in use
there would provide, in relative terms, a substantial increase in the space avail-
able to prepare and handle food and drink for customers in the public areas.? I
have no doubt that the proposed change of use would make possible a substantial
increase in customer turnover on the premises and thereby add significantly to
traffic generation and car parking demand in the vicinity. Given the present
traffic and car parking conditions I have no doubt that the proposed change of .,
use would be detrimental to traffic safety. Although the amount of floorspace
per customer in part of the public house would be increased by the improvement
of dining facilities I consider that the existence of such enhanced facilities
would be likely to lead to more intensive use and a higher turnover of customers
in the remainder of the public accommedation.

G I recognize that there is a need to improve the amount of space behind the
bar in the public house and that the existing kitchen facilities there are
unsatisfactory. I recognize that implementation of your clients' proposals as a
whole would enhance the private residential accommodation of the public house -

and avolid possible further deterioration in the fabric of the cottage. However,

I regret that in my opinion these considerations are not sufficient to justify

the proposed change of use of the ground floor of the cottage, given my obgectlons
to the proposed development on grounds of traffic safety.

10. During my inspection I noted that a number of dwellings are sited in very
c¢lose proximity to the public house. In my opinion an increase in the number of
customers, whether they arrive by car or on foot, would have a detrimental
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affect on the amenities of nearby residents, in terms of some increase in activity
|} and noise. I regard this as an additional consideration weighing against your clients'
| proposal to extend the public house into the cottage at ground floor level.

11, I note your clients' contention that their application has not been handled
in a satisfactory manner by the council. This is a matter over which I have no
jurisdiction. -

12. I have examined all the other matters raised on behalf of your clients, and
have considered the application in relation to the advice given in Circular 22/80,
but in my opinion these considerations do not outweigh those leading to my conclu-
sion that permission should not be granted.

13, For the above reasons, and in exercise of the powers transferred to me, I
hereby dismiss this appeal.

I am Sir

Your obedient Servant
° 4

A J J STREET

Inspector
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at . The uteamcoach, St Johns Road, Hemel dempstead description
--------------------------------------------------------- and lOCSthI"I

) of proposed

_development,

..........................................................

In pursuance of their powers under the above-mentioned Acts and the Orders and Regulations for the time
being in force thereunder, the Council! hereby refuse the development proposed by you in your application dated

......... 21 January 1982 ... ... .. .............. and received with sufficient particulars on
......... 22 January 1982 . .. ... ............... andshownon the plan(s) accompanying such
application..

’ The reasons for the Council’s decision to refuse permission for the development are:—
N

1. There ie no provision for vehicle parking within the site to meet the
standards adopted by the local planning authority and the increased
traffic likely to be mgeierated by the proposed development would be a
potential hazard on adjiaceat highways.

26/20 Designation Chief. Rlanning.Qfficer

SEE NOTES OVERLEAF
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NOTE

If the applicant wishes to have an explanation of the reasons for this decision it will be gwen
on request and a meeting arranged if necessary.

If the applicant is aggrieved by the decision of the local planning authonty to refuse
permission or approval for the proposed development, or to grant permission or approval
subject to conditions, he may appeal to the Secretary of State for the Environment, in
accordance with section 36 of the Town and Country Planning Act 1971, within six months
of receipt of this notice. (Appeals must be made on a form which is obtainable from the
Secretary of State for the Environment, Whitehall, London, S.W.1.) The Secretary of State
has power to allow alonger period for the giving of a notice of appeal but he will not normally
be prepared to exercise this power unless there are special circumstances which excuse the

delay in giving notice of appeal. The Secretary of State is not required to entertain an appeal

if it appears to him that permission for the proposed development could not have been
granted by the local planning authority, or could not have been so granted otherwise than
subject to the conditions imposed by them, having regard to the statutory requirements, to

" the provisions of the development order, and to any directions given under the ozder.

If permission to develop land is refused, or granted subject to conditions, whether by the local
planning authority or by the Secretary of State for the Environment and the owner of-the }and
claims that the land has become incapable of reasonably beneficial use in its existing state

_and cannot be rendered capable of reasonably beneficial use by the carrying out of any

development which has been or would be permitted, he may serve on the District Council
in which the land is situated, a purchase notice requiring that council to purchase his interest
in the land in accordance with the provisions of Part IX of the Town and Country Planning
Act 1971,

In certain circumstances, a claim may be made against the local planning authority for
compensation, where permission is refused or granted subject to conditions by the Secretary

. of State on appeal or on a reference of the application to him. The circumstances in which

such compensation is payable are set out in section 169 of the Town and Country Planning
Act 1971,
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