
THREE RIVERS DISTRICT COUNCIL

At a meeting of the Planning   Committee held in the Penn Chamber, Three Rivers House, Northway, Rickmansworth,   on Thursday 19 January 2017   from 7.30pm to 8.22pm.
Present:
Councillors Chris Whately-Smith (Chairman), Diana Barber, Phil Brading, Marilyn Butler, Peter Getkahn, Stephen King, Chris Lloyd , David Major, Debbie Morris, Reena Ranger and Ann Shaw OBE.
An apology for absence was received from Councillor Alex Hayward.

Officers:
Joanna Bowyer, Claire Westwood, Jake Shiels, Helen Wailling.
Also in attendance: Councillor Stephen Giles-Medhurst.
About 13 members of the public.

P  C90/16
MINUTES


The Minutes of the Planning Committee meeting held on 15 December 2016 were confirmed as a correct record and were signed by the Chairman.
P  C91/16
NOTICE OF OTHER BUSINESS

There was none.
P  C92/16
DECLARATIONS OF INTEREST

Councillor David Major declared a registrable non-pecuniary interest in agenda item 7 (16/2076/OUT) as a Member of the Parish Council Planning Committee (as detailed under item 4 on the agenda) but would be entitled to stay and vote as he:
·  has an open mind about the application

·  is not bound by the views of the Parish Planning Committee and

·  can deal with the application fairly and on its merits at Committee
PC93/16   16/2040/AOD – Approval of Details: Details pursuant to Condition 18 of hybrid planning permission 16/0005/FUL comprising layout, scale, appearance and landscaping for Phase 1B (Station Approach), at STATION APPROACH, SOUTH OXHEY, HERTFORDSHIRE for Countryside Properties PLC

Councillor Chris Whately-Smith noted the issues had been discussed in detail at the previous meeting, and updates were in the report.

Councillor Debbie Morris asked how signage and management for the loading bays could be ensured. She said a time limit for the drop-off bays was inappropriate as people might then use the bays for visiting the shops and that signs should just state that vehicles should be attended. The Planning Officer said an additional informative could be added to be read in conjunction with Condition C12.

Councillor Chris Lloyd said he would like a report on the impact of parking in general in South Oxhey, after the South Oxhey redevelopment project had been completed. The Chairman suggested this could be an action for the relevant committee. He also suggested the time limit on the drop-off bays in the informative be subject to review by the relevant committee.

Councillor Ann Shaw thanked officers for their work on this application. 

Councillor Ann Shaw, seconded by Councillor Peter Getkahn, moved the recommendation in the report, with an additional informative in regard to signage, parking time and usage restrictions on the loading bays, drop-off / pick-up bays and short-stay parking. 
In accordance with Council Procedure Rule 35 (B) Mr Woollliscroft had registered to speak in favour of the application, but waived his right to speak.

On being put to the Committee the motion was declared CARRIED the voting being unanimous.
RESOLVED:

That PLANNING PERMISSION BE GRANTED subject to the following conditions:

C1
Plans

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

1281-D-1100 O

1281-D-1500 E

1281-D-1804 D

1281-D-1501 E

1281-D-1803 C

1281-D-1700 A

1281-D-1800 F

1281-D-1805 E

1281-D-1102 D

1281-D-1000

1281-D-1802 J

1281-D-1801 F

437-SQ-03

11363/5002 P3 (Drainage Strategy)

1281-D-1101 E

437-SQ-02 E

Reason: For the avoidance of doubt, in the proper interests of planning and in accordance with Policies PSP2, CP1, CP6, CP7, CP8, CP9, CP10, CP12 and CP13 of the Core Strategy (adopted October 2011), Policies DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM12 and DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013) and Policies SA4 and SA5 of the Site Allocations Local Development Document (adopted November 2014).


C2
Materials

Before any building operations above ground level hereby permitted are commenced, samples and details of the proposed external materials shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.

Reason: To prevent the development being constructed in inappropriate materials in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011).


C3
Use Classes

The ground floor of Blocks W, X, Y and Z and Unit 19 as shown on approved site plan 1281-D-1100 shall not be used other than for uses falling within Classes A1, A2, A3, A4, A5, D1, D2 and Bookmakers (Sui Generis) of the Town and Country Planning (Use Classes) Order 1987 (as amended).  

The first and second floors of Block X shall not be used other than for uses falling within Classes A1, A2, A3, A4, A5, B1, D1, D2 and Bookmakers (Sui Generis) of the Town and Country Planning (Use Classes) Order 1987 (as amended).  

Reason: To ensure the vitality of the District Centre and an appropriate mix of uses in accordance with Policies PSP2, CP1, CP6 and CP7 of the Core Strategy (adopted October 2011) and Policy SA4 of the Site Allocations Local Development Document (adopted November 2014).

C4
Hours of Operation 1

The Class A1/A2/A3/A4/A5/D1/D2/Sui Generis uses hereby permitted within Blocks W, X and Z and Unit 19 shall not operate other than between the hours of 06:00 to Midnight (inclusive) Mondays to Sundays and including National Holidays.
 

Reason: To safeguard the residential amenities of the occupiers of neighbouring properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C5
Hours of Operation 2 – Block Y
The Class A1/A2/A3/A4/A5/D1/D2/Sui Generis uses hereby permitted within Block Y shall not operate other than between the hours of 07:00 to 23:00 (inclusive) Mondays to Sundays and including National Holidays.
 

Reason: To safeguard the residential amenities of the occupiers of neighbouring properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C6
Ventilation & Extraction Equipment


No ventilation or extraction equipment shall be installed unless details of its method of construction, odour control measures, noise levels, its appearance and finish have first been submitted to and been approved in writing by the Local Planning Authority.  The equipment shall be implemented and maintained as approved. 


Reason: To safeguard the residential amenities of the occupiers of neighbouring properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C7
Boundary Details


Prior to occupation of any part of the development hereby permitted, a plan indicating the positions, design, materials and type of boundary treatment to be erected on the site shall be submitted to and approved in writing by the Local Planning Authority. The boundary treatment shall be erected prior to occupation on a phased basis in accordance with the approved details and shall be permanently maintained as such thereafter.


Reason: To ensure that appropriate boundary treatments are proposed to safeguard the amenities of neighbouring properties and the character of the locality in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011).

C8
Drainage


The development shall be carried out in accordance with the updated Drainage Strategy Statement (September 2016) and approved plan 11363/5002 P3.


Reason: To prevent flooding by ensuring the satisfactory attenuation and disposal of surface water from the site in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM8 of the Development Management Policies LDD (adopted July 2013).

C9
Energy Statement


The development shall not be occupied until the energy saving and renewable energy measures detailed within the Energy and Sustainability Statement submitted as part of the application are incorporated into the approved development. 


Reason: To ensure that the development meets the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM4 of the Development Management Policies LDD (adopted July 2013) and to ensure that the development makes as full a contribution to sustainable development as possible.

C10
Mechanical & Electrical Design


The development shall be carried out and maintained in accordance with the Mechanical and Electrical Design Report (September 2016) prior to the commencement of the approved use.

Reason: To protect adjoining occupiers and the area in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).
C11
Refuse & Recycling



The development shall not be occupied until a scheme for the separate storage and collection of waste has been submitted to and approved in writing by the Local Planning Authority.  Details shall include siting, size and appearance of refuse and recycling facilities on the premises. The scheme has been implemented on a phased basis in accordance with the approved details prior to occupation and these facilities should be retained permanently thereafter.



Reason: To ensure that satisfactory provision is made, in the interests of amenity and to ensure that the visual appearance of such provision is satisfactory in compliance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM10 of the Development Management Policies document (adopted July 2013).

C12

Parking



The dual use loading/drop-off and pick-up bays; disabled parking bays; taxi rank; short stay parking bays; and cycle racks (thereinafter the ‘spaces’) as shown on approved site plan 1281-D-1100 O shall be provided in accordance with a Management Plan which shall first be submitted to and approved in writing by the Local Planning Authority.


The Management Plan shall include details of:

· Allocation and management of all ‘spaces’.

· Details of signage. To include signage for ‘spaces’ and car park at Station Approach (to avoid vehicles entering loop road if no spaces).



The ‘spaces’ shall be made available prior to the first occupation of any building hereby permitted and shall thereafter be kept permanently available for their allocated use and shall be managed in accordance with the approved Management Plan.


Reason: To ensure adequate provision and in the interests of highway safety in accordance with Policies CP1, CP10 and CP12 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013).

Informatives


I1
General Advice:



 ASK   \* MERGEFORMAT With regard to implementing this permission, the applicant is advised as follows:


All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by formal application. Fees are £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 


There may be a requirement for the approved development to comply with the Building Regulations. The Council's Building Control section can be contacted on telephone number 01923 727132 or at the website above for more information and application forms.


Community Infrastructure Levy (CIL) - If your development is liable for CIL payments, it is a requirement under Regulation 67 (1) of The Community Infrastructure Levy Regulations 2010 (As Amended) that a Commencement Notice (Form 6) is submitted to Three Rivers District Council as the Collecting Authority no later than the day before the day on which the chargeable development is to be commenced. DO NOT start your development until the Council has acknowledged receipt of the Commencement Notice. Failure to do so will mean you will lose the right to payment by instalments (where applicable), lose any exemptions already granted, and a surcharge will be imposed.


Where possible, energy saving and water harvesting measures should be incorporated. Information on this is also available from the Council's Building Control section. Any external changes to the building which may be subsequently required should be discussed with the Council's Development Management Section prior to the commencement of work.


I2
Construction Hours:



The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays. ASK   \* MERGEFORMAT 

I3
Positive & Proactive:



The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The development maintains/improves the economic, social and environmental conditions of the District.


I4
National Grid:


Due to the presence of National Grid apparatus in proximity to the application site, the Applicant should contact National Grid before any works are carried out to ensure National Grid apparatus is not affected by any of the proposed works. Further 'Essential Guidance' can be found on the National Grid website at www.nationalgrid.com or by contacting National Grid on 0800688588.


I5
Network Rail:


Due to the proximity of Network Rail assets to the site you are advised to contact Network Rail.  Telephone no. 0203 356 2510 or Email: AssetProtectionLNEEM@networkrail.co.uk 

I6
Signage/Illumination:


The applicant is reminded that the addition of signage/illumination to units would likely require consent.


I7
CCTV:
The applicant is referred to the comments of the Crime Prevention Design Advisor who has requested that consideration is given to the provision of CCTV to cover Station Approach and the access to the pedestrian underpass.


I8
Guidance to be read in conjunction with C12:



Subject to future parking review which may indicate otherwise, it is suggested that short stay parking bays are restricted to 20 minutes waiting time; loading or unloading within loading bays should be constant; vehicles using pick-up/drop-off bays should be attended at all times.
PC94/16   
16/2076/OUT Outline Application: Erection of up to 100 new residential dwellings (appearance, landscaping, scale and layout reserved), at LAND AT FAIRWAYS FARM, INCLUDING 67 AND 69 BUCKNALLS LANE, BUCKNALLS LANE, GARSTON, WATFORD, HERTS, WD25 9NE for Bucknalls Development Ltd.

The Planning Officer reported that the Agent had submitted a letter in support of the application.  In summary the letter set out that:
· The application had been through a thorough pre-application process.

· The plans had been amended, overcoming the concerns raised by the Committee Members at the November Planning Committee. These amendments included:

- Setting the dwellings back 100m from the Waste Transfer Site resulting in the loss of 7 units;

- Increasing the level of parking to meet standards;
- Ensuring the amenity space provisions meet the standards set out in the Design Criteria.

· The agent was currently liaising with the Environment Agency (EA) and considered that the EA objections could be overcome through the submission of further information and they would therefore welcome deferral of the application to the February Committee.

· They noted that aside from the completion of the S106, the EA objection was the only outstanding area of concern.

Councillor Chris Lloyd asked if the access road would be wide enough to take two vehicles, and if there would be a footpath for pedestrians. The Planning Officer said the road would be 5.5m wide plus 2m of width for footways.

In accordance with Council Procedure Rule 35 (B) Mr Les Fox spoke against the application and Mr Ben Johnson spoke in favour of the application.

Councillor Stephen Giles-Medhurst spoke as a Ward Councillor and said the following:

· The application was contrary to the relevant policy in the current Local Plan; was 10 years premature; and went against the Council’s supply update which had been published the previous month. 

· The children already living in Bucknalls Lane were not able to attend the school of their choice due to the catchment area. Other schools were over 3 miles away. The information submitted by the County Council was based on the assumption that pupils living on the proposed development would walk to their nearest school. 
· The proposed development was over 30 minutes’ walk from the nearest Post Office and GP surgery and 20 minutes’ walk from a dentist. 

· Guidance stated there should be no more than 300 housing units off one main road. There were already more than 600 units off Bucknalls Lane. 

· The application should be refused. 

Councillor Ann Shaw said that she understood the issues put forward by Councillor Giles-Medhurst and by Mr Fox. However the application being considered was an outline application. She asked for clarification about whether the application could be refused on the issues raised, and on whether the Local Plan was being undermined. The Planning Officer said the issues raised would be relevant, however, officers did not recommend refusal on this basis in the absence of objections from County Council officers or other relevant consultees. In regard to access onto the A405, highways officers had put forward no objection to the current scheme.
The adopted Local Plan was in place but the Core Strategy had been adopted in 2011, and is an evolving document which needs to have regard to changing circumstances. 

Similar issues had been considered recently at Wharf Lane in regard to the Local Plan and Housing Supply. 

Councillor Chris Lloyd said if the main access point proposed was blocked, there should be a second access point for use in emergencies, for example by emergency vehicles. 

Councillor Chris Whately-Smith said the application only proposed an access point onto Bucknalls Lane. A major concern for residents was access, especially from the A405 rather than just Bucknalls Lane, and this had not been addressed by the applicant. 
Councillor Phil Brading expressed sympathy with the issues raised by Mr Fox. He said that in the absence of objections from the County Council, it would be very difficult to use highways or school place issues as a sign that the infrastructure was insufficient, even if Members considered that it was.
He said if the decision on the application was deferred, the additional time could be used to discuss the issues further with Hertfordshire County Council, particularly in regard to emergency access. Could Bucknalls Close provide another access point to Bucknalls Lane for emergency access?
The main issue, assuming the flood risk could be resolved, was the question of possible prematurity, based on the Local Plan. It would be helpful to know how the latest housing figures had been reached and by who. Had there been any scrutiny of these figures and did officers agree that they were accurate? How much weight should be given to them? 
Councillor Debbie Morris noted that the applicant had said they would welcome a deferral, but asked for the officers’ view. The Planning Officer advised that deferral could be recommended, for further discussions with the Environment Agency and in regard to Section 106 contributions. The officer recommendation was for refusal but officers had no objection to deferral. 

In regard to housing applications, if the Council was not able to demonstrate a five year supply of land for housing, this would be a significant consideration for an application. 

Councillor Chris Lloyd, seconded by Councillor Peter Getkahn, moved that the application be deferred, to address flooding and Section 106 contributions, and for clarification regarding housing and the points raised, in particular for consideration of a second access point. 
Members also discussed whether a site visit was necessary, but agreed that this was not necessary at this stage. 
On being put to the Committee the motion was declared CARRIED the voting being unanimous.

RESOLVED: 
That the application be deferred, to address flooding and Section 106 contributions, and for clarification regarding housing and the points raised, in particular for consideration of a second access point. 
  P  C95/16
16/2716/FUL - Demolition of existing Scout hut and construction of new building to be used for vehicle repair and sales with associated landscaping and boundary treatments at FAYER HALL SCOUT HUT, OXHEY DRIVE, SOUTH OXHEY, WATFORD, WD19 7SE for Rickmansworth Sports Cars  
The Planning Officer reported that Hertfordshire Ecology had commented and had advised that the alterations from the previous scheme would not impact on ecology.


One neighbour comment had been received objecting on grounds of

· noise and fumes;

· increase in parking and traffic advising that this is already a problem with  existing parking in the area blocking driveways;

· that the height of the building would block views of Oxhey Wood and light to neighbours;

· that it would be an eyesore;

· and commenting that a decision should not be made before reviewing all objections. 

In this regard there was an error in the report. As the consultation period had not expired, the recommendation at 8.1 on page 95 should be updated to read ‘That the decision be delegated to the Director of Community and Environmental Services to consider any representations received and that PLANNING PERMISSION BE GRANTED subject to the following conditions’.
In accordance with Council Procedure Rule 35 (B) Mr O’Shea had registered to speak in favour of the application, but waived his right to speak.

Councillor Chris Whately-Smith, seconded by Councillor Ann Shaw, moved the recommendation in the report, with the amendment at Paragraph 8.1, as stated above, ‘That the decision be delegated to the Director of Community and Environmental Services to consider any representations received and that PLANNING PERMISSION BE GRANTED subject to the following conditions’.

On being put to the Committee the motion was declared CARRIED the voting being 10 For, 0 Against and 1 Abstention.


RESOLVED: 




That the decision be delegated to the Director of Community and Environmental Services to consider any representations received and that PLANNING PERMISSION BE GRANTED subject to the following conditions:

C1
The development hereby permitted shall be begun before the expiration of three years from the date of this permission.



Reason: In pursuance of Section 91(1) of the Town and Country Planning Act 1990 and as amended by the Planning and Compulsory Purchase Act 2004.


C2
The development hereby permitted shall be carried out in accordance with the following approved plans: 

3619A/2M, 3619B/1 (Existing Elevations), 3619B/3G (Proposed Elevations), TRDC001 (Location Plan) and TRDC002 Rev C (Block Plan)


Reason: For the avoidance of doubt and in the proper interests of planning in accordance with Policies PSP2, CP1, CP2, CP3, CP6, CP8, CP9, CP10 and CP12 of the Core Strategy (adopted October 2011), Policies DM4, DM6, DM8, DM9, DM10, DM12, DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013), and Policies SA1 and SA6 of the Site Allocations LDD (adopted November 2014). 


C3
Before the above ground building operations hereby permitted are commenced, samples and details of the proposed external materials shall be submitted to and approved in writing by the Local Planning Authority and no external materials shall be used other than those approved.


Reason: To ensure that the external appearance of the development is satisfactory in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011).


C4
The use hereby permitted shall not operate other than between the hours of 08:00-18:30 Mondays to Saturday (inclusive) and 10:00-16:00 on Sundays.

Reason: To safeguard the residential amenities of the occupiers of neighbouring properties in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM9 of the Development Management Policies LDD (adopted July 2013).

C5
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of hard and soft landscaping, which shall include proposed boundary treatment details and the location of all existing trees and hedgerows affected by the proposed development, and details of those to be retained, together with a scheme detailing measures for their protection in the course of development.

All hard landscaping works required by the approved scheme shall be carried out and completed prior to the first occupation of the development hereby permitted. All soft landscaping works required by the approved scheme shall be carried out in accordance with a programme to be agreed before development commences and shall be maintained including the replacement of any trees or plants which die are removed or become seriously damaged or diseased in the next planting season with others of a similar size or species, for a period for five years from the date of the approved scheme was completed.

Reason: This condition is a pre commencement condition in the interests of visual amenity in accordance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).

C6
The development shall not be occupied until details including the siting, size and appearance of refuse and recycling facilities on the premises have been submitted to and approved in writing. The development shall not be occupied until the approved scheme has been implemented and these facilities should be retained permanently thereafter. 

Reason: To ensure that satisfactory provision is made, in the interests of amenity and to ensure that the visual appearance of such provision is satisfactory in compliance with Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Policy DM10 of the Development Management Policies LDD (adopted July 2013).

C7
No development shall commence until an Energy Statement demonstrating energy saving measures for the development to produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) requirements having regard to feasibility and viability in accordance with Policy DM4 of the Development Management Policies LDD (adopted July 2013) have been submitted to and approved in writing by the Local Planning Authority. The approved details shall be implemented prior to occupation of the development and permanently maintained thereafter.

Reason: This condition is a pre commencement condition in order to ensure that the development will meet the requirements of Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM4 of the Development Management Policies LDD (adopted July 2013) and to make as full a contribution to sustainable development principles as possible.

C8
The development hereby permitted shall not be commenced until a phasing plan to address replacement scout hut facilities has been submitted to and approved in writing by the Local Planning Authority. The plan should ensure that the replacement Scout Hut proposed under planning application reference 16/2305/FUL at Public Tennis Courts, Green Lane, Oxhey Hall is implemented and available for use within 9 months of the implementation of this permission and should include details of measures to provide temporary interim provision to ensure appropriate continuity of use. The development shall be carried out in accordance with the approved plan.
Reason: This condition is a pre commencement condition to ensure satisfactory provision in accordance with the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011), Policy DM12 of the Development Management Policies LDD (adopted July 2013) and Policy SA6 of the Site Allocations LDD (adopted November 2014).

C9
The development shall not begin until full details of all proposed construction vehicle access, movements, parking arrangements, storage of construction materials, dust control and wheel washing facilities proposed during the construction period have been submitted to and approved in writing by the Local Planning Authority. Details should be submitted in the form of a Construction Management Plan and the approved Construction Management Plan shall be adhered to throughout the construction period.

Reason: This is a pre commencement condition in order to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

C10
Prior to occupation of the use herby permitted, the proposed on-site car and cycle parking, servicing and turning areas shall be laid out, demarcated, levelled, surfaced and drained in accordance with the submitted drawing 3619A/2M and shall be permanently retained as such thereafter for that specific use.

Reason: To ensure adequate provision for parking and to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

C11
The use hereby permitted shall not accommodate vehicles for sale on site at any time beyond the extent of the display areas as indicated on 3619A/2M.

Reason: To ensure adequate provision for parking and to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011).

INFORMATIVES:


I1
With regard to implementing this permission, the applicant is advised as follows:

All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by formal application. Fees are £97 per request (or £28 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 

There may be a requirement for the approved development to comply with the Building Regulations. The Council's Building Control section can be contacted on telephone number 01923 727132 or at the website above for more information and application forms.

Community Infrastructure Levy (CIL) - If your development is liable for CIL payments, it is a requirement under Regulation 67 (1) of The Community Infrastructure Levy Regulations 2010 (As Amended) that a Commencement Notice (Form 6) is submitted to Three Rivers District Council as the Collecting Authority no later than the day before the day on which the chargeable development is to be commenced. DO NOT start your development until the Council has acknowledged receipt of the Commencement Notice. Failure to do so will mean you will lose the right to payment by instalments (where applicable), lose any exemptions already granted, and a surcharge will be imposed.

Where possible, energy saving and water harvesting measures should be incorporated. Information on this is also available from the Council's Building Control section. Any external changes to the building which may be subsequently required should be discussed with the Council's Development Management Section prior to the commencement of work.


I2
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.


I3
The applicant is advised that works should proceed with caution following the advice provided by Artemis Ecological Consulting Ltd (October 2016).

Bats are protected under domestic and European legislation where, in summary, it is an offence to deliberately capture, injure or kill a bat, intentionally or recklessly disturb a bat in a roost or deliberately disturb a bat in a way that would impair its ability to survive, breed or rear young, hibernate or migrate, or significantly affect its local distribution or abundance; damage or destroy a bat roost; possess or advertise/sell/exchange a bat; and intentionally or recklessly obstruct access to a bat roost.

If bats are found all works must stop immediately and advice sought as to how to proceed from either of the following organisations:

The UK Bat Helpline: 0845 1300 228

Natural England: 0845 6014523

Herts & Middlesex Bat Group: www.hmbg.org.uk

(As an alternative to proceeding with caution, the applicant may wish to commission an ecological consultant before works start to determine whether or not bats are present. A list of bat consultants can be obtained from Hertfordshire Ecology on 01992 555220).

Under the Wildlife and Countryside Act 1981, as amended (section 1), it is an offence to remove, damage, or destroy the nest of any wild bird while that nest is in use or being built. Planning consent for a development does not provide a defence against prosecution under this act.

Trees and scrub are likely to contain nesting birds between 1st March and 31st August inclusive. Trees and scrub are present on the application site and are assumed to contain nesting birds between the above dates, unless a recent survey has been undertaken by a competent ecologist to assess the nesting bird activity on site during this period and has shown it is absolutely certain that nesting birds are not present. 


I4
The applicant is advised that in accordance with the Highway Act 1980 best practical means shall be taken at all times to ensure that all vehicles leaving the development site during construction of the development are in condition such as not to emit dust or deposit mud, slurry or other debris on the highway. This is to minimise the impact of construction vehicles and to improve the amenity of the local area.

I5
The Local Planning Authority has been positive and proactive in its consideration of this planning application, in line with the requirements of the National Planning Policy Framework and in accordance with the Town and Country Planning (Development Management Procedure) (England) Order 2015. The Local Planning Authority suggested modifications to the development during the course of the application and the applicant submitted amendments which result in a form of development that maintains/improves the economic, social and environmental conditions of the District.
CHAIRMAN
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