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1. As yom know I have besn appaintsd by the Secretary of Stste for the Envivoament
to datermine this appesal agaicoet the decision of the Decorwm Borough Cosmcil to
refuss planaing permission for s I-storwy &ids extamsion to form additiemsl living
accommodstion at The Bobsleigh lon, Wespstesd Rosd, Sovingdon, Barts. Y have
conaidered the written represantations made by you, the Cosactl, and thone made dy
the Parish Comeil to the orisrfoal application snd those of fstersstad persons to
both the original applicatir: «~d this sppeal. I inspsctad the site on 6 Joly 1989.

2. The appeal wits Is & large dezached public house snd restassrent with acaff end
guast sccommodation, eired on the south-vast side of the B4505. The site in In 2
rural locarion outaide the duilt-up arsas opdan wvithin the Matropolitan Gresn
Balt. There 1s a car parking arex adjacent the road, with & carawan park to the
side and vear of it. Righetroft is s large deteched duslling sitvarsd 4{n its own
large gardens clome to the common boundary with the Bsheleigh Ioa.

3. At pressnt thare is an ares of hardstanding with a plsstic corrugatsd roof
<ovaring betwesn the north-eastera facsde of the Ion and the common fence boundary
with Righcroft., Thers are a oumbsr of trees standisg just within the adjacent
gardan of Bigheroft, with branches overhanging the Inn'e hardstanding avea. Ths
proposal is tO construct a 2-storey extension with living sccomsodstion adova (is &
bedroom, offica/study, bathroom, sittisg voom) and enclossd parkisg for 3 cars in
tandem below., Tha proparty has besm considersbly extended with oew staff and guest
badrooms and a lmmge sextensica. I saw on my visit that the rear curtilage has been
extended since the date of the application and now includes s sdditiomal single
storey duilding on the boundary with Higherofe.

4. Trom wy reading of the veprasentations and from wy faspattion of the site and
its survoundicgs, I consider the main {ssus in this appenl is whether the proposal
hes sufficient justification to outveigh the policy objections to inappropriate
developmmt within the Creon Belt, taking inte account the effact of the proposal
upan tha appearance of thg area, the ssenity of nafghbouring residents snd rosd
safety. . }

5. The aite is withia the lletropolitan Green Belt as defined {n the Hertfordshire
County Structure Plen 1986 Review and the Adopted Bacorum District Plan. Policy i
of the latter is thet planning persission will oot be granted, except in very
spacisl circumstancez, for development unless the Council is eatisfied thst the
proposal 1z for the purpoacs of agriculture or forestry, laisura purposes
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appropriate to the ares and which cinnot reascaably bu located wichin srhen aress;
or othar uses spproprisze to the Halropolitan Lreem Sali. Policy 18 ests Owt
plaaning critaria to he ¢ -asidered in dealing wirh spylicatioms, vhilss rolicy 19
rafars to car patking stenidards,

§. 1 consider the propossl is contracy Lo poresi Gress Bslt palicy is that It dowe
not fall withia ome of the categorias of daveloymest cafervad to abovs. Nowewar, it
is clear that the Council bave sean it i the pusc to allow davelopment im this
location, praswsably &8 ao sxcepticc €O nerwal Green Balt palicy, piven that thie i»
an existing and alzeady well-established wee. tharefors, 1 haw cousldeved whathar
it vould ba sypropriste to maks an excsption in thin cane.

7. ‘The gensral srea hss & rural chazsctar, slzhough there 1s & aeardy carsvan park
and large datachad dwelliings in large gavdens opponita, Tim progatty is an
attractive and intavestisg building emd, ia =y opiufon, 1if viewsd in teulation from
tes surroundiogs, tha extensiom han bews carafully danigaed in keeping with the
existing building. Howswar the bailding slready has & comnidavable bulk smd
promingace ou thix road frontage side and the extension would edé aet

tasigni ficantly to the wisible building masa, slbeit in su attrective Saamsr. At
the ssmm time ths Z-storey exteassios would be duilt nard wp agsiset tie sits
boundary, imsediately adjacest to which are ssveral sadast Wt mature tress which s.
presant odd to tha atirsctive sppearance of this rursl srss, In =y opfpiem, Chele
trees would inevitably be damaged during constructiom snd would sither then ba
removed or if uulnd.mldungcumtaﬁh—ihmmwm
proposed extansion. Fither of thess effects would be sadasicable.

8. The extsusion would have a side window at first floor lavel mr%
garden of Highcroft. If the extisting tree screen ware at the same time ar
removed during construction, s deares of overloohing and loee of privacy for
Highcroft's tesidentas would result., Rote sigxod f1cantly, the proposed new first
floor resr room would have s window facing slmast direccly toverds the patfo windows
of Highcroft. Some loss of privacy would be insvizabla, Although thass wisdows
could be obscurs glsred, ovarlocking from open windoms in the mummar could #til}
taka place. Such loes of ameanity and privacy would be oedasirabdla,

9. ‘The extension would edd to the living sccommodatian potantially svailabla. Om
behalf of your client you state {t would be used primarily for ataff but in my view
such & restriction, evem if deairable and necessary, woald be masuforceabla i
practical rerms, The first floor exteasfon of 75 sq m would 1n net tarws add to .:x
potential capacity and turnover af the businsss as s whole, inevitably croatisng o
parking desands. &+ the same tise, no extra parking space would be meda aveilshle.
1 have only Limit.. svidence before aa as Co tha adequacy or otharwise of the
axieting parking situacion. The boilding is said to have a gross sTea of arcund
1,000 sq @ and 3% car parking epaces. You have not diwputed the mefighbour's
contention that the business 1s sucesssful end popular and that at peak times
parking tekes place on the classified road, which is dersstrictsd sad without strest
lights. 1 conaider it vould be contrary to zoad safety to sdd to such a practice,
Sut I have oot accorded this factor undus weight.

10. Taking sll these matters into sccount, I consider an extenslion 1in the positicn
proposed would in perticuler unnecenssrily harw the asenity of the nsighbours and
the ares's sppestance and that there s insnfficient Juscificacion thermfore far
making an exception to normal Green Belt policy. I hawe considered your argumsat
that the propossl would in net terws ersable move overnight accommodation to be made
available to those using leisurefrecrestion faclltties in this part of the Creen
Balt, bur in my view such a nesd does not sutweigh the planning obiections to the
propesal. I heve taken secount of sll che other matters ratsed in the
representations, but none have been sufficfent to lead me to a Aifferent
conclusion.
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