Statement of Case

For the appeal against the decision of refusal by Letchworth Garden City
Heritage Foundation for:
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66 Lawrence Avenue, Letchworth Garden City
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Date: 6" November 2024
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Introduction

This Statement of Case has been prepared by the Appellants, , who are
the homeowners of 66 Lawrence Avenue, with the input and support from

, Letchworth Garden City Heritage Foundation (hereafter LGCHF) award winning
designer, specializing in all aspects of architectural planning in Letchworth Garden City.

This document is intended to provide additional support and background information in
relation to proposed extension and frontage alterations to 66 Lawrence Avenue. Within this
Statement of Case, the Appellants address directly each of the four contraventions of the
LGCHF Modern Character Area Design Principles, which were cited when the LGCHF
Advisory Committee Review Panel refused the scheme.

To supplement their case, the Appellant has also provided examples of precedence on
Lawrence Avenue and within the local vicinity for each of the four Design Principles, all of
which were permitted in recent years.

Furthermore, the Appellant has sought letters of support from neighbours for the scheme,
which are included within this Statement of Case.

Existing Property

The existing property is a modest sized 3-bedroom home with a very small family shower
room with no bath, a separate upstairs w.c. and the third bedroom is a small box room. The
ground floor arrangement is similarly modest with a meagre kitchen and a small dining and
lounge area. The existing layout is not conducive with modern dwelling standards and
provides little scope for family expansion and entertainment. The property is in much need
of renovation, the garage is in a state of disrepair and there are extensive works required to
address some poor-quality building and design previously undertaken to the entrance of the
house. In part, it this requirement for renovation that attracted the Appellants to purchase
66 Lawrence Avenue in April 2023. Please see below photos of the existing property:



The Timeline

An application for the works was first submitted to LGCHF on 09/11/2023, after some
discussions with LGCHF and some significant alterations made to the original proposed
plans, the decision by the Heritage Advice Service was to refuse consent for the proposal on
14/03/2024. An appeal was made for consideration of the LGCHF Advisory Committee
Review Panel on 04/06/2024, which was refused on 24/09/2024.

Site Analysis & Context

The property is in a LGCHF Modern Character area to the south side of the town centre. The
rear aspect is west facing and due to the gradient of the road (higher to the South), adjacent
properties tend to shadow those further down the hill. This can be considered a benefit as it
does limit solar gain to shadowed windows.

Planning History

The current application relating to this review, LGCHF Ref: 41261, is the only application to
have been submitted to LGCHF for this property.

The Appellants

The Appellants are homeowners of 66 Lawrence Avenue. They are a young recently married
couple. is a local business owner, managing , a Letchworth based
landscape gardening company, familiar working with clients and the LGCHF making alterations
to frontages and drives. works full time as a Marketing Director for a law firm
based in London. They have lived in Letchworth for 6 years, previously residing in Welwyn
Garden City, where they were both born and raised. They look forward to starting a family
soon but are keen to have completed the majority of their property renovations before
embarking on this next stage of their lives. Throughout the process the couple have been
open and transparent with neighbours who have provided supporting statements, please see
these on pages 25 and 26. With LGCHF, have already made a number of
significant alterations to their plans and have sought to comply with as many of the LGCHF
design principles as is practically possibly. They have sought professional support and
guidance from designer who is familiar with LGCHF design principles and
practices.



Response to refusal

The first point of refusal from LGCHF is:

i. Design Principle: Depth of Extension

Due to the likely impact on the neighbouring property, 2 storey extensions shall not normally
exceed 3.6 metres from the original main rear building line. When 2 storey extensions have
an impact on neighbouring properties, a reduction in depth and/or width may be required.

Please see below 3D model of proposed rear extension provided by

a. Appellant response

The top floor of the proposed extension has been designed to match the depth of the
undisputed ground floor extension. The proposed depth matches the single-story
extension of the adjacent attached property at 64 Lawrence Avenue.

As outlined on page 4 of the LGCHF Modern Character Area Design Principles
document, ‘each case will be considered on its own merits assessing the impact of
proposals on the character and quality of the subject property and its context.
Importantly, The Principles state that ‘a high quality and considered design will be
sought.’ It is the view of the Appellant and their advisor that this uniform finish of






Extensions shall not lead to an unacceptable loss of
amenity to neighbouring occupiers. Windows in the
flank of extensions that cause overlooking shall be
avoided. As a guide, rear extensions shall also meet
the light angle guidance, as well as the maximum
depths included in these principles

The party wall property has an extensive single-story
extension and the depth of the proposal is
consistent with this at ground level. The first-floor
extension has taken into consideration the 45-
degree angle light rule as recommended. The
second storey is set back from the ground floor on
the boundary wall to avoid any feeling of
overlooking. The lowered pitch to the single story
element is less obtrusive than a pitch matching the
roof would be

Ground floor extensions up to a depth of 5 metres
from the original main rear building line of the
house may be acceptable

The undisputed ground floor extension is less than
5m from the original house and is up to the line of
the neighbours extension at 64 Lawrence Avenue

Due to the likely impact on the neighbouring
property, 2 storey extensions shall not normally
exceed 3.6 metres from the original main rear
building line. When 2 storey extensions have an
impact on neighbouring properties, a reduction in
depth and/or width may be required

The two-story element of the extension is deeper
than the recommended 3.6m however it is felt that
by having the rear of the property in one plane this
is less messy than reducing the first floor and having
to make up the difference with a small piece of tiled
or flat roof. The most affected neighbours at No. 64
have provided a letter of support for the depth of
the extension. It is also not dissimilar to other
extensions in the vicinity

The width of side extensions can greatly impact
on the original character of the home and the
street scene — particularly the vistas between

This point has been noted and the design seeks to
maintain an acceptable undisputed separation of 1
metre from the neighboring property at no. 64

Side extensions shall be consistent with the
character of the original house, utilising the
detailing and matching materials, respecting the
proportions and scale of the existing property

The proposed materials for the extension are to
match the existing as close as possible. Some
features such as the concrete gutters cannot be
replicated but attention to detail will be

Observed and guidance on garage door design and
materials has been sought from LGCHF

Roof pitches can have a substantial impact on the
appearance of a building and the street scene;
therefore all proposed roof pitches and design of
the roof and roof line shall be consistent with the
original roof design of the house, unless it can be
demonstrated that the extension does not
damage the character and quality of the existing
property and its context

The proposed extension has been designed with
roof pitches visible from the street scene that match
the main roof at 35 degrees

The area and volume of the proposed extension
shall be subservient to and in proportion with the
existing house and plot

The proposed extensions will not be detrimental to
the plot size and will be subservient to the plot and
the street scene

Ground floor extensions shall retain a 1 metre
gap to the boundary

A minimum one metre gap to the boundary has
been maintained on the detached side

To maintain the open feel and space around
detached and semi-detached dwellings, the side
walls of proposed 2 storey and first floor side
extensions shall be a minimum of 2 metres from a
boundary

The two storey element has been set back
significantly from the front elevation and no part of
the first floor extension will be less than 2m from
the notional boundary

First floor extensions smaller than the footprint of
the ground floor, can create a poorly
proportioned and unbalanced building and
generally will not be supported, unless it can be
demonstrated that it would not be detrimental to
the character and appearance of the existing
property and its surroundings/locality

The original proposal was for the first floor to be the
same width and depth of the ground floor which
would have been compliant with this Design
Principle. However, in order to achieve compliance
with other principles the design has evolved to that
which is currently presented




The second point of refusal from LGCHF is:

Design Principle: Roof Pitches

Roof pitches can have a substantial impact on the character of the original house, therefore
proposed roof pitches shall be consistent with the original roof design of the house.

Please see below diagrams of front and rear elevations, provided by

a. Appellant response

The Appellants and their advisor have ensured all roof pitches visible from the street
scene are uniform and match the existing roof pitch at 35 degrees.

They strongly contest that the roof pitch to the rear single-story element needs to be
uniform with the pitches to the front of the property for the following reasons.

The main roof has a pitch of 35 degrees, if this is adopted then it will mean that a
portion of the existing bedroom window would be lost, it would also have more
of an impact on the view from the adjacent property at 64 Lawrence Avenue.
LGCHF are generally open to single story extensions having a flat roof, however
the Appellants have preference to avoid this option due the potential security
issue that a flat roof can create.

See rear elevation diagram above. This roof pitch solution is the most
sympathetic to the original building and has the least effect on the adjacent
neighbours.

There are also numerous examples of inconsistent roof pitches to front
extensions, which is set out on page 17. It is the Appellants intention to comply
fully with the LGCHF on this design principle concerning the view from the street
scene. The Appellants agree that the look of uniformity is neat and unobtrusive.






The third point of refusal from LGCHF is:

iii. Design Principle: Porches

Porches shall complement the character of the original house and street scene, using materials
that are in keeping with the existing property and have balanced proportions and scale.

Please see below 3D model of the proposed Porch:

a. Appellant response

Lawrence Avenue and the surrounding area consists principally of ‘mirrored’ semi-
detached properties. However, over the years, the design conformity and structural
uniformity has been made redundant by the abundance of different permitted
features making up the current street scene. Please see just a few of numerous
examples on page 18 of pairs of properties that have been modified with the addition
of porches and front extensions. The presence of this large number of different styles
of porch across the entire street and neighbouring properties to 66 Lawrence Avenue
underlines that the case for uniformity between neighboring properties is
fundamentally lost.

It the Appellants view that the proposed porch is especially sympathetic to the
structure and design of the original building, matching the original roof pitch and pitch
of the gable to the front of the house. The design of the porch has been well
considered, is balanced and in proportion to the existing building. In size it is no
different to neighbouring properties. The porch is not excessively obstructive to the
hardstanding and leaves plenty of space for the parking of two cars.
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, NH Ref: 88/00053/1
Photo measurement taken from Google Earth, extension measurement 4.67m

, NH Ref: 88/00053/1
Photo measurement taken from Google Earth
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, NH Ref. No: 19/02191/FPH
Photo measurement taken from Google Earth

, NH Ref. No: 19/02191/FPH
Photo measurement taken from Google Earth, Extension measurement 4.3m
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NH Ref: 13/02056/1HH
Photo measurement taken from Google Earth
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2. Roof Pitch

, NH Ref. No: 19/02191/FPH
Photo taken with owners consent
Note: this configuration this extension is similar that proposed for 66 Lawrence Avenue

Photo taken from the road
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3. Porches

Photo taken from the road
Note: this original building design is identical to 66 Lawrence Avenue and it’s adjacent

neighbour at 68 Lawrence Avenue.

Photo taken from the road
Note: this original building design is identical to 66 Lawrence Avenue and it’s adjacent

neighbour at 68 Lawrence Avenue.

19



Photo taken from the road
Note: this original building design is identical to 66 Lawrence Avenue and it’s adjacent
neighbour at 68 Lawrence Avenue.

Photo taken from the road
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Photo taken from the road
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4. Hardstandings

Photo taken from the street

Photo taken from the street
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Photo taken from the street

Photo taken from the street
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Photo taken from the street

Photo taken from the street
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Conclusion

It is the belief of the Appellants and their advisor that the decision made by LGCHF to refuse the
proposed extension and alterations to 66 Lawrence Avenue is unjustified and not consistent
with decisions made on comparable schemes in recent years. For the many reasons given in this
statement, they request that this appeal is considered in full and against the backdrop of the
reality of the current street scene, matched with the needs of a modern and growing family
home.

This proposal is a reasonable and logical extension of the house, sympathetic to its original
character and without any harm to the street scene or the living conditions of the neighbours.
The 3D plans provided by envision a neat and well considered design finish,
unobtrusive for the neighbours and complementary to the existing building and street scene.
The plans also display a practical consideration for the allocation of parking and the overall
scheme is proportional to rear garden. The proposal meets with a vast majority of the LGCHF
design principles. The proposed extension, roof pitches, porch and hardstanding are well
considered, well designed and sympathetic to the existing building.

The proposal has taken influence from other properties in the area and as outlined in this
statement, nothing that is sought here is without precedence that has been permitted in recent
years.

As described in this statement, Lawrence Avenue has a wide variety of properties which present
a non-consistent street scene. This proposal cannot negatively alter the already non-uniform
street scene and will not materially disrupt the local group of properties which display
numerous different property features. The Appellants and their advisor strongly believe that
this appeal cannot be refused on these grounds and politely request that the current actuality
of the design and look of the existing street scene is considered.

Engagement with neighbours has been paramount to the design proposal as it is not remotely
the intention of the Appellants to cause neighbourhood friction. This is evidenced by the letters
of support from the immediate neighbours on pages 25 and 26.

It is the Appellants view, therefore, that there is no justification for the refusal of these
proposals on the grounds of the Design Principles considered within this Statement of Case. The
Appellants and their advisor respectfully invite the Independent Inspector to overturn the
decision made originally by LGCHF and subsequently upheld by the AMC and HAC.
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Letchworth Garden City
SG6 2EZ

Wednesday 29" May 2024

RE: Building plans at 66 Lawrence Avenue

Dear Sir/Madam,

Please include the following when making final decisions surrounding the building plans
at 66 Lawrence Avenue.

(our fantastic neighbours seeking permission to extend their house) have
been nothing short of open, transparent and understanding when it has come to them
sharing building plans for their home. It's been refreshing to experience such
involvement in the process; we would never expect to be involved as much as we have
been afforded thanks to

As I'm sure you are aware, we have been kept informed of all plans well in advance of
any concrete decisions that that couple have made. We were quick to meet up, and in
actual fact enjoyed talking through what the couple were seeking to do to their house.
The second story extension in particular sounds fantastic and we hope that they are
given permission due to the obvious benefits to the newlywed couple.

We have no objections whatsoever to the plans that the couple seek to do to their
house. We really hope that those involved in the decision making process consider how
sympathetic and understanding the couple have been from the outset.

We are hugely grateful to for their continued communication and updates
in regard to their plans to extend. More importantly, we feel incredibly fortunate to have
such caring, considerate and friendly neighbours.

Please feel free to contact me should you need any more information from ourselves.

All the very best.

Take care,
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